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EXECUTIVE SUMMARY 
 

 
The Municipality of Cabo Rojo has developed its Five Year Plan 2010-2014 and Annual Plan 
2010-2011 as part of the comprehensive planning process to address all aspects of its 
operation. This plan provides details of the following PHA’s current programs: Housing 
Choice Voucher Program and Homeownership Program. 
 
The Five-Year PHA Plan describes the agency’s mission and the long-term plan for 
achieving that mission over the subsequent five years. The Annual Plan provides details 
about the PHA’s current programs and the resident population served, as well as the PHA’s 
strategy for addressing the housing needs of currently assisted families and the larger 
community. It also includes the policies concerning the functions for which the PHA has the 
discretion to establish the procedures of the program and strategies to meet local housing 
needs. It provides statements about: financial resources, policies that govern eligibility, 
selection and admission, rent determination policies, operation and management 
organization, homeownership program, and a statement of the PHA’s progress against the 
goals and objectives established in the 5-Year Plan for the period 2005-2009. 
 
The Municipality continues to evaluate the goals and strategies that have been established so 
that it can better meet the demand of housing. Through the participation of the community 
residents, the PHA has prioritized its activities to develop these plans. 
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PHA 5-Year and Annual 
Plan 

U.S. Department of Housing and Urban 
Development 
Office of Public and Indian Housing 

OMB No. 2577-0226 
Expires 4/30/2011  

 
1.0 
 

PHA Information 
PHA Name:     Municipality of Cabo Rojo                                                    PHA Code: RQ061 
PHA Type:       Small                   High Performing                            Standard                     

 HCV (Section 8) 
PHA Fiscal Year Beginning: (MM/YYYY):    07/2010   
 

2.0 
 

Inventory (based on ACC units at time of FY beginning in 1.0 above) 
Number of PH units: __________                            Number of HCV units:    107______ 
  

3.0 
 

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

4.0 
 

PHA Consortia                                      PHA Consortia: (Check box if submitting a joint Plan 
and complete table below.) 

No. of Units in 
Each Program Participating PHAs  PHA  

Code 

Program(s) 
Included in the 
Consortia 

Programs Not in 
the Consortia PH HCV 

PHA 1:       
PHA 2:      

 

PHA 3:      
5.0 
 

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

5.1 Mission.  State the PHA’s Mission for serving the needs of low-income, very low-income, and 
extremely low income families in the PHA’s jurisdiction for the next five years: 
 

The mission of the PHA is the same as that of the Department of Housing and Urban 
Development: To promote adequate and affordable housing, economic opportunity and a 
suitable living environment free from discrimination. 

 
 

5.2 
 

Goals and Objectives.  Identify the PHA’s quantifiable goals and objectives that will enable the 
PHA to serve the needs of low-income and very low-income, and extremely low-income families 
for the next five years.  Include a report on the progress the PHA has made in meeting the goals 
and objectives described in the previous 5-Year Plan.  
 

The goals and objectives listed below are derived from HUD’s strategic goals and objectives. 
 

HUD Strategic Goal: Increase the availability of decent, safe and affordable housing. 
PHA Goal: Expand the supply of assisted housing. 

Objective:   Apply for additional rental vouchers, as they become available. 
Progress:   The Municipality of Cabo Rojo continues searching for opportunities to 

apply for additional rental voucher. 
 

PHA Goal: Improve the quality of assisted housing. 
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Objective:   Improve Voucher Management (SEMAP score) 
Progress:  The Section 8 Program of the Municipality of Cabo Rojo obtained a 

High Performance classification in the SEMAP for the fiscal year 
ended 6/30/2009. This is the second time the municipality achieved this 
classification. This provides competitive advantage to the PHA.  

 
The Section 8 staff will continue attending trainings to be in 
compliance with new program regulations. A trained staff is a key 
element to have administrative capacity that reduce the need of 
consultant services and reduce the administrative costs. 

 
        Objective:  Increase customer satisfaction: Enforce Housing Quality Standards 

  Progress:  The PHA continues enforcing the housing quality standards to ensure 
that the assisted housing units are “decent, safe, and sanitary”. All 
landlords are oriented, personally or through seminars, about the 
Section 8 requirements. 

 
PHA Goal: Increase assisted housing choices. 

Objective:   Conduct outreach efforts to potential voucher landlords. 
Progress:   The PHA has established an Owner Outreach Program to comply with 

24 CFR.982-54 & 982.1531. Some of the efforts the PHA has been 
making to encourage owners to participate in the program are:  

1. The PHA maintains a list of interested landlords and a list of 
available units, both of which are updated frequently, that are 
made available to applicants and participants.   

2. The PHA schedule meetings with landlords to maintain them 
informed about the Section 8 Program.  

3. Annually, a notice is posted on bulletin boards and internet 
(www.ciudadcaborojo.net), and an announcement is broadcasted 
through the Municipality’s TV program (hosted on WORA TV- 
Channel 5) encouraging the participation of landlords in the 
Section 8 Program.  

                             
                          Objective: Implement voucher homeownership program. 

              Progress: On 2006, the Municipality of Cabo Rojo submitted a Homeownership 
Administrative Plan to HUD and on 2007 it was accepted.  It is the first 
step to help families in the Municipality to achieve the dream of 
homeownership and build financial stability. The PHA had contacted 
some financial institutions to help educate more families about the 
financial responsibilities and how to go step by step through the home 
buying process. The following are examples of some meetings 
scheduled by our PHA to promote the Homeownership Program: 

1. First Orientation Meeting of the Homeownership Program (April 
11, 2008) 

2. Protect your family from lead in your home (July 16, 2008) 
3. Public Hearings about the PHA Plans (annually)  
4. Seminar on Budget Management and Home Expenses (February 

18, 2009) 
5. First Housing Fair (May 4, 2009) 
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Our PHA will schedule the next meetings and is also planning the 
second Housing Fair. At this moment, the PHA has not closed any 
homeownership case and that is because the income status of the 
participant families. Most of them depend on food stamps, childcare 
supports and other governmental assistance. For the next housing fair, 
the PHA will encourage governmental agencies, universities, and other 
employment related agencies to help participant families to acquire a 
job or complete an academic grade to help them acquire a job. 

 
    HUD Strategic Goal: Improve community quality of life and economic vitality 

PHA Goal: Provide an improved living environment. 
Objectives: Implement measures to deconcentrate poverty by bringing higher 

income public housing households into lower income developments. 
Progress: The PHA continues implementing measures to deconcentrate poverty 

by promoting the Owners Outreach Program which encourage program 
participation by owners of units located outside areas of poverty to 
allow more choices and better housing opportunities for families.   

 
 The PHA periodically evaluates the distribution of assisted families to 
identify areas within the jurisdiction where owner outreach should be 
targeted. 

 
Encouraging private owners to rent their units to economically 
disadvantaged families by promoting the direct deposit payment system 
to offering timely assistance payments. This system was established in 
our PHA on the year 2007. Approximately 60% received their 
payments through it. Also, we are orientating owners that who lease 
housing units through the Section 8 Program are exempt to pay the 
"Contribución Especial Estatal Temporal sobre Propiedad Inmueble", 
established by Law #7 of March 9, 2009, known as "Ley Especial 
Declarando Estado de Emergencia Fiscal y Estableciendo el 
Plan Integral de Estabilización Fiscal para Salvar el Crédito de Puerto 
Rico". 
 
Promote freedom of housing choice to extremely low income families 
within our community. 

 
HUD Strategic Goal: Promote self-sufficiency and asset development of families and  
individuals. 

            PHA Goal:        Promote self-sufficiency and asset development of assisted households. 
Objectives: Provide or attract supportive services to improve assistance recipient’s 

employability: Make alliances with public and private organizations to 
provide supportive educational services to tenants. 

Progress:   As part of the Homeownership Program implementation process, the 
PHA has been contacting housing counseling services to help more 
families about the financial responsibilities of the home buying process. 
This will include alliances with public and private organizations to 
provide supportive educational services to tenants. 
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HUD Strategic Goal: Ensure Equal Opportunity in Housing for all Americans. 
             PHA Goal: Ensure equal opportunity and affirmatively further fair housing. 

Objectives: Undertake affirmative measures to ensure access to assisted housing 
regardless of race, color, religion, national origin, sex, familial status, 
and disability. The PHA will continue publishing notices indicating that 
housing vouchers are available regardless of race, color, religion, 
national origin, sex, familial status and disability. 

               Progress: Section 8 applicants, participants and landlords are oriented in order to 
comply with Equal Housing Opportunities and laws.                     
Affirmative measures are taken to ensure access to assisted housing 
regardless of race, color, religion, national origin, sex, familial status 
and disability. 

 
Other PHA Goals and objectives: 

     PHA Goal:      Upfront Income Verification (UIV) Policy, use and monitoring income 
discrepancies and elimination of subsidy payment errors. This goal was 
incorporated as part of the PHA’s implementation of Rental Housing 
Integrity Improvement Project (RHIIP) Initiative related activities 
(Notice 2003-34-HA). 

Objectives: Use of the Upfront Income Verification (UIV) System as a strategy to 
reduce income and rent errors from unreported income, and increase 
accuracy and efficiency in determining family eligibility and 
computing rent calculations. 

    Progress: The PHA continues using the Enterprise Income Verification (EIV) 
System, as an Upfront Income Verification (UIV) tool, to increase 
accuracy and efficiency in determining family eligibility and 
computing rent calculations. 

 
The Municipality of Cabo Rojo continues to evaluate the goals and strategies that have been 
established so that it can better meet the demand of housing.   

 

6.0 
 
 
 
 
 

PHA Plan Update 
 
(a) Identify all PHA Plan elements that have been revised by the PHA since its last Annual Plan 

submission:  
 

1. Housing Needs 
 
The housing needs section was updated with the information included on Chapters 3 & 
4 of the Consolidated Plan of the Municipality of Cabo Rojo, 2009-2013. Also, the 
housing needs of families on the waiting list were updated as of February 8, 2010. 
 

2. Eligibility, Selection, and Admission Policies 
 

The PHA reviewed the Administrative Plan to include the changes made by 24 CFR 
5.216, 24 CFR 5.218 and the new verification requirements in accordance with the 
Final Rule: Refinement of Income and Rent Determinations in Public and Assisted 
Housing Programs: Implementation of the Enterprise Income Verification System 
Amendments, effective on January 31, 2010, as published at 74 FR 68924 on 
December 29, 2009 (Vol. 74 No. 248). The following parts of Chapter 4: Eligibility for  
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Admission of the Administrative Plan were added:  
a. Section B- Mandatory Social Security Numbers 

(1) Disclosure and verification of Social Security and Employer 
Identification Numbers (74 FR 68924, Vol. 74 No. 248 & 24 CFR 
5.216) 

(2) Disclosure required of assistance applicants 
(3) Individuals without an assigned SSN  
(4) Acceptable Evidence of the SSN  
(5) Penalties for failing to disclose and verify Social Security and Employer 

Identification Numbers Sec. 5.218.  
 

The Section G: Other Criteria for Admission, on the mentioned chapter, was revised to 
include the regulation about alcohol abusers (24 CFR 982.553). 
 
On Chapter 6: Policy on Applicant Selection from the waiting list, Section F was 
revised to include the requirements of copy of the certificate of birth, as established by 
new regulations on Law Num. 191 “Ley para prohibir la retención, archivo y custodia 
de copias certificadas  de certificados de nacimiento a entidades públicas y privadas”, 
of December 22, 2009. 

 
Chapter 9: Verification Procedures, was revised to include the following: 

 
a. During the orientation process applicants and  participants will receive a copy 

of the pamphlet What You Should Know About Enterprise Income Verification 
(EIV) (provided by HUD on February 2010, as part of the Rental Housing 
Integrity Improvement Project). 

 
b. The process to verify the social security benefits was updated as established on  

Notice PIH 2010-3: Guidance-Verification of Social Security Numbers (SSNs), 
Social Security (SS) and Supplemental Security Income (SSI) Benefits, issued 
on January 20, 2010. 

 
c. A new section about procedures to dispute EIV Records (24 CFR parts 16.8 & 

16.9) was included. 
 

d. Section H: Verification of Eligibility, was revised to add the requirements of 
copy of the certificate of birth, as established by new regulations on Law Num. 
191 “Ley para prohibir la retención, archivo y custodia de copias certificadas  
de certificados de nacimiento a entidades públicas y privadas”, of December 
22, 2009. 

 
Chapter 23.A: Crime by Family Members, was revised to included alcohol abusers 
regulations (24 CFR 982.553).  
 
On Chapter 23.B Prohibition of Sex Offenders, the website of the Puerto Rico 
Criminal Justice System of Information, which provides a list of sex offenders, was 
updated to http://www.gobierno.pr/sijc/inicio.  Also, as recommended on Notice PIH 
2009-35: State Lifetime Sex Offender Registration, issued on September 9, 2009, the 
PHA will ask households at each recertification/reexamination whether any member is 
subject to a lifetime registration requirement under a state sex offender registration 
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program. (Ref. Notice PIH 2009-35: State Lifetime Sex Offender Registration, issued 
on September 9,2009). 
 

3. Financial Resources  
 

The financial resources that are anticipated to be available to the PHA was based on a 
letter sent by the Housing and Urban Development (HUD) about the Housing 
Assistance Payments (HAP) renewal funding allocations for the Housing Choice 
Voucher Program (HCVP) on February 2010. The funding allocations identified herein 
are based on the requirements of the Consolidated Appropriations Act, 2010, Public 
Law 111-117, hereinafter referred to as the “2010 Act”. 
 

4. Homeownership Program 
 

The Homeownership Administrative Plan was revised on the following sections: 
 

a. Section A: Eligibility Requirements (24 CFR 982.627)- The 
employment requirements was detailed. 

b. Section B: Application Process- It describes the process to complete 
applications, the attachments and the review procedure. 

c. Section H. Continued Assistance (24 CFR 982.633)- It includes the 
process the PHA will take when the family reports changes in eligibility 
requirements. 

 
5. Progress in meeting the mission and goals [See Section 10.0 (a)] 
 
6. Criteria for substantial deviation and significant amendments 

 
The PHA provides a definition for “significant amendment” and “substantial 
deviation/modification”, based on the PHA Plan Desk Guide (09/20/01) published on 
HUD web site (http://www.hud.gov/offices/pih/pha/policy/pha-plan-guide.pdf). (See 
attachment A-8 for a summary of the substantial deviation and significant 
amendments). 
 

7. Other information requested by HUD: 
a. Resident Advisory Board consultation process (See attachment A-7) 
b. Membership of Resident Advisory Board (See attachment A-7) 
c. VAWA (See attachment A-6) 
 

 
(b) Identify the specific location(s) where the public may obtain copies of the 5-Year and Annual 

PHA Plan.  For a complete list of PHA Plan elements, see Section 6.0 of the instructions. 
 
The 5-Year and Annual Plan copies will be available at the main office of the PHA, 
located on Betances Street #28, City Hall Building Santos E. Padilla Ferrer, Federal 
Programs Office, Cabo Rojo, P.R. 00623 
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7.0 
 
 

Hope VI, Mixed Finance Modernization or Development, Demolition and/or Disposition, 
Conversion of Public Housing, Homeownership Programs, and Project-based Vouchers.  
Include statements related to these programs as applicable. 
 
Homeownership Program 
 
The Municipality of Cabo Rojo implemented a Homeownership Program in accordance with the 
Quality Housing and Work Responsibility Act of 1998. One of the major objectives of the 
Municipality of Cabo Rojo is to create maximum opportunities to both low and very low income 
families to become first-time homeowners and will attempt the necessary procedures to promote 
that program within its housing program.  
 
On 2006, the Municipality of Cabo Rojo submitted a Homeownership Plan to HUD. On February 
20, 2007 our municipality received a letter from HUD, congratulating us because the submittal of 
the Homeownership Administrative Plan is the first step to help families in the Municipality of 
Cabo Rojo achieve the dream of homeownership and build financial stability.  
 
Our PHA has been scheduling meetings to provide orientation to Section 8 participants about this 
program. By establishing a Section 8 Homeownership Program, the PHA has been contacting 
some housing counseling services to help educate more families of the financial responsibilities of 
homeownership. These programs coupled with the local banks can help families go step by step 
through the home buying process. 
 
The total family that will be serve through this program will be limited to 20%, as established on 
24 CFR Parts 5, 903 and 982. At this moment, the PHA has not closed any homeownership case. 
This is because the income status of the participant families. Most of them depend on food stamps, 
childcare supports and other governmental assistance. 
 
The Municipality of Cabo Rojo has established the following eligibility criteria (24 CFR 982.627) 
for participation in its Section 8 Homeownership Program (Ref. Section 8 Housing Choice 
voucher Homeownership Program, June 2006 Revision, pages 3-5): 
 

The family must meet all the requirements listed below before the commencement of 
homeownership assistance: 
 
1.  The family must be eligible for the Housing Choice Voucher Program. [24 CFR 

982.627 (a)]. 
2.  The family must be in “good standing”. 

The PHA defines a family participant to be in “good standing” as: 
a. Having no outstanding debts to the Municipality of Cabo Rojo or any 

other Housing Authority. 
b. Having no outstanding debts with any municipality and/or any 

government institutions. 
 

3. The family must qualify as a FTH, or may be a cooperative member as defined by 
HUD. [24 CFR 982.627 (a)]. 
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4. The head of household, spouse or adult family member must meet the federal 
minimum income requirement. Whereby, they must have a gross annual income equal 
to the federal minimum wage multiplied by 2000, based on the income of adult family 
members who will own the home.  Unless the family is elderly or disabled, income 
from welfare assistance will not be counted toward this requirement. [24 CFR 982.627 
(c)]. 

 
a. The applicant head of household, spouse, or adult that will be on the mortgage 

document is required to document full-time (no less than 30 hours per week), 
continuous employment for a period of no less than 12 months prior to 
application. 

b. The applicant head of household, spouse or co-head must remain continuously 
employed (no less than 30 hours per week) while participating in the program. 

c. For eligibility purposes, continuos employment is defined as: “ No gap in 
employment lasting more than four weeks total during the past year”. 

d. Part-time employment by both parties, totaling over 30 hours per week, does 
not constitute full-time employment by either party. 

 
5. As previously stated, the family must meet the federal minimum employment, which 

is defined as follows: 
a- Except in the case of elderly and disabled families one or more adults 

in the family who will own the home must be currently employed full 
time and must have been continuously employed for one year prior to 
homeownership assistance.  The Municipality of Cabo Rojo (PHA) 
will also consider whether and to what extent an employment 
interruption is considered permissible, satisfying, employment 
requirement. Interruptions of less than 60 days will count as 
continuous employment during the year. The Municipality of Cabo 
Rojo will also consider successive employments during the one-year 
period and self-employment a business. [24 CFR 982.627 (d)]. 

b- HUD regulations define “full-time employment” as not less than an 
average of 30 hours per week. [24 CFR 982.627 (d)(2)(i)]. 

c- The federal minimum employment requirement does not apply to 
elderly or disabled families. [24 CFR 982.627 (d)(3)]. 

 
6. Any family member who has previously defaulted on a mortgage obtained through 

homeownership program option and/or any other federal subsidized mortgage 
program is barred from receiving future homeownership assistance. [24CFR 982.627 
(e)]. 

 
7. Must attend and satisfactorily successfully complete a minimum of 10 hours of the 

PHA’s pre-assistance homeownership and housing counseling program the maximum 
will be a case by case in accordance to the families needs. [24 CFR 982.982.630 (a)]. 

 
8. Must complete the pre-qualification process with the identified entity. [24 CFR 

982.627 (c) (3) & 24 CFR 982.632]. 
 

9. Applicants for and new participants in the Section 8 HCVP shall be ineligible for 
participation in the Section 8 Homeownership Program until completion of an initial 
Section 8 lease term and the participant’s first annual recertification in the Section 8 
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HCVP. Nothing in this provision will preclude Section 8 participants that have 
completed an initial lease term in another jurisdiction from participating in the Section 
8 Homeownership Program. 

 
The  PHA will undertake the following actions to implement the program this year: 
 

1. Promote the Homeownership Program among participating families. 
2. Outreach the preliminary eligible of participating families in order to market the 

program. 
3. The PHA will schedule several meetings with tenants and owners in which the Section 

8 staff will provide to them orientation about the Homeownership Program. 
4.   The PHA will contact some of the housing counseling services to help educate more 

families about the financial responsibilities of homeownership. These programs will 
help go step by step through the home buying process. 

5.    The PHA will coordinate several meetings with local institutions (“private and 
governmental”) that can help us offer the best alternatives on the home buying process 
to participating families. 

 
The PHA has demonstrated its capacity to administer the program by: 

1. Establishing a minimum homeowner down payment requirement of at least 3 percent 
of purchase price and requiring that at least 1 percent of the purchase price comes 
from the family’s resources. 

 
2. Requiring that financing for purchase of a home under its Section 8 homeownership 

will be provided, insured or guaranteed by the state or Federal government; comply 
with secondary mortgage market underwriting requirements; or comply with generally 
accepted private sector underwriting standards. 

 
8.0 
 

Capital Improvements.  Please complete Parts 8.1 through 8.3, as applicable. 
 

8.1 

 

Capital Fund Program Annual Statement/Performance and Evaluation Report.  As part of 
the PHA 5-Year and Annual Plan, annually complete and submit the Capital Fund Program 
Annual Statement/Performance and Evaluation Report, form 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, 
PHAs must complete and submit the Capital Fund Program Five-Year Action Plan, form HUD-
50075.2, and subsequent annual updates (on a rolling basis, e.g., drop current year, and add latest 
year for a five year period).  Large capital items must be included in the Five-Year Action Plan.  
 

8.3 
 
 

Capital Fund Financing Program (CFFP).   
 Check if the PHA proposes to use any portion of its Capital Fund Program (CFP)/Replacement 

Housing Factor (RHF) to repay debt incurred to finance capital improvements. 
 

9.0 
 
 
 
 
 

Housing Needs.  Based on information provided by the applicable Consolidated Plan, information 
provided by HUD, and other generally available data, make a reasonable effort to identify the 
housing needs of the low-income, very low-income, and extremely low-income families who 
reside in the jurisdiction served by the PHA, including elderly families, families with disabilities, 
and households of various races and ethnic groups, and other families who are on the public 
housing and Section 8 tenant-based assistance waiting lists. The identification of housing needs 
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must address issues of affordability, supply, quality, accessibility, size of units, and location.  
 

A- Statement of Housing Needs  
(Information included on Chapter 3 & 4 of the Consolidated Plan of the Autonomous 
Municipal Government of Cabo Rojo, 2009-2013) 
 

Chapter 3 
 
3.1 HOUSING 
 
The following section is based on the 2000 U.S. Census data, The 2000 
Comprehensive Housing Affordability Strategy CHAS Databook as provided by 
HUD, local studies and other reliable sources. 
 
The purpose of this Housing and Homeless Needs Assessment is to provide an 
estimate of housing needs projected for 2012.  It is important to establish that the data 
used for the analysis was collected more than 9 years ago and that this condition can 
lead to errors in the assessment.  It is the intention of the Municipality to revise the 
Plan when the new census data become available in 2011.   
 
Housing needs represent the human or "demand" side of the City’s housing 
environment.  Together with the following "Housing Market Analysis" section of the 
plan, a comprehensive analysis is put forth with the goal of guiding subsequent plans 
and policies.  This Housing Needs Assessment begins with an analysis of affordability 
based on family incomes and an explanation of housing assistance, including 
eligibility criteria and the various housing programs available. The Needs Assessment 
then focuses on households in need of assistance and projections for the extremely 
low-income to moderate income population. Finally, specific housing problems, such 
as cost burden, substandard housing and overcrowding, are discussed. 
 
3.1.1 Estimated Number and Type of Housing with Need for the 2008-2012 
period 
 
To determine the housing needs in the Municipality we used the Chas Data Available 
for Cabo Rojo.  A formula was used that considered the following:  

 Renters and owners units with housing problems 
 Housing units with cost burden (housing units in which the householder is 

paying more than 50% of its income in mortgage or rent.) 
 

According to the CHAS data the estimated number of Housing with need for the 2009-
2013 period is 17,061 units.   
Table 2A shows the estimated number and types of families with housing need for the 
5 year period of this plan. 
The following CHAS data book table shows the estimated number of families with 
housing need (Cost Burden, Severe Cost Burden, Overcrowding) for the following 
groups (Extremely low, low, moderate, middle income, renters, owners, elderly, single 
persons, and large families.) 
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Any housing problems: cost burden greater than 30% of income and/or overcrowding 
and/or without complete kitchen or plumbing facilities. 
Other housing problems: overcrowding (1.01 or more persons per room) and/or 
without complete kitchen or plumbing facilities.  
Elderly households: 1 or 2 person household, either person 62 years old or older.  
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Renter: Data do not include renters living on boats, RVs or vans. This excludes 
approximately 25,000 households nationwide. 
Cost Burden:Cost burden is the fraction of a household's total gross income spent on 
housing costs. For renters, housing costs include rent paid by the tenant plus utilities. 
For owners, housing costs include mortgage payment, taxes, insurance, and utilities. 

 
Analysis of CHAS Data 
 
CHAS data shows that in Cabo Rojo there is need across all income groups and type of 
families.   To understand the CHAS data it is necessary to define the following terms: 

 Elderly: A one or two person household in which the head of the household or 
spouse is at least 62 years of age. 

 Small Related: A household of 2 to 4 persons that includes at least one person 
related to the householder by blood, marriage, or adoption. 

 Large Related: A household of 5 or more persons that includes at least one person 
related to the householder by blood, marriage, or adoption. 

 Other: A household of one or more persons that does not meet the definition of a 
small related, large related, elderly, or special needs population household.  This 
category includes all households with only unrelated individuals present except 
those qualifying as elderly or special needs population households. 

As to renter households, most definitely the “large related” families stand out with 76.5% 
of the families with housing problems, followed by the small related with 48.9% and 
elderly with 37.7%.  All income groups show need for rental housing programs.  The 
Municipality shall promote rental programs that promote the creation or retention of 
adequate housing units. 
As to owner occupied households, most definitely the “large related” families stand out 
with 65.8% of the families with housing problems, followed by “small related” and “other 
households” with 39.4% and 38.4% respectively.  Housing rehabilitation activities should 
be focused on families with the most need.  Taking in consideration CHAS data all groups 
should be considered of high priority. 
The following tables show the total housing need for renters and owners, taking into 
consideration the size and the income of the households: 

 
Renter Households 

Household Income Elderl
y 

Small 
Relat

ed 

Large 
Related 

All 
Other 

Total 
Renters 

Housing Need -30 
MFI 72 305 144 79 600 
Housing Need 30-50 
MFI 72 198 74 22 366 
Housing need 50-80 
MFI 48 175 59 19 301 
Housing need 80+ 
MFI 18 254 97 84 453 
Total Households 210 932 374 204 1,720 
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Owner Households 

 
Household Income Elderl

y 
Small 

Related 
Large 

Related 
All 

Others 
Total 

Owners 

Housing Need -30 
MFI 369 525 156 229 1279 
Housing Need 30-50 
MFI 358 438 111 57 963 
Housing need 50-80 
MFI 262 604 192 80 1,139 
Housing need 80+ 
MFI 219 1096 507 210 2,026 
Total Households 1,208 2.663 966 576 5,407 

 
 
The following graph shows the Housing need by category (Renters and Owners) for 
the 2009-2013 period: 
 

Cabo Rojo Housing Needs 2009-2013

76%

24%

Renters
Owners

 
 
 

Extremely Low Income Characteristics 
 
Extremely low-income households have incomes at or below 30 percent of the area 
median.  The total number of extremely low income households with housing need is 
3,085 (928 renters, 2,157 owners).  According to the CHAS Data the type of rental families 
with most need among the extremely low income are the large families (87.8%) followed 
by the Small Related (70.9%) and the all others with 45.7%.  Regarding the owners the 
data shows that the most need is among the large families (82.1%) followed by the Small 
Related (66%) and the Elderly with 51.7%. 
 
The following table shows the groups with more need within the extremely low income: 
 

Groups with More Need 
Extremely Low Income 

Renters Owners 
Large Families Large Families 
Small Related Small Related 
All Others Elderly 
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Low Income Characteristics 
 
Low-income households have incomes between 30 and 50 percent of the area median. The 
total number of low income households with housing need is 2,508 (538 renters, 1,970 
owners).  According to the CHAS Data the type of rental families with most need among 
the low income are the large families (100%) followed by the “all other” (73.3%) and 
Small Related with 65.3%.  Regarding the owners the data shows that the most need is 
among the large families (76.6%) followed by the “small related” (56.4%) and the “all 
other” with 51.4%. 
 
The following table shows the groups with more need within the low income: 

 
 

Groups with More Need 
Low Income 

Renters Owners 
Large Families Large Families 
All Others Small Related 
Small Related All Others 

 
 

Moderate income Characteristics 
 
Moderate-income households have incomes between 50 and 80 percent of area median. 
The total number of moderate income households with housing need is 3,163 (626 renters, 
2,537 owners).  According to the CHAS Data the type of rental families with most need 
among the moderate income are the large families (62.8%) followed by the Small Related 
(57.4%) and the elderly with 34.8%.  Regarding the owners the data shows that the most 
need is among the large families (75%) followed by the small families (50.4%) and the “all 
others” with 33.3%. 
 
The following table shows the groups with more need within the moderate income: 

 
 

Groups with More Need 
Moderate Income 

Renters Owners 
Large Families Large Families 
Small Related Small Related 
Elderly All others 

 
Middle Income Characteristics 
 
Middle-income households have incomes above 80 percent of the area median.  The total 
number of middle income households with housing need is 8,286 (1,442 renters, 6,844 
owners). According to the CHAS Data the type of rental families with most need among 
the middle income are the large families (61.8%) followed by the Small Related (29.2%) 
and the “all others” with 29.1%.  Regarding the owners the data shows that the most need 
is among the large families (57.8%) followed by the all others (30.4%) and the small 
related with 27.5%. 
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The following table shows the groups with more need within the moderate income: 

 
Groups with More Need 

Moderate Income 
Renters Owners 
Large Families Large Families 
Small Related All Others 
All Others Small Related 

 
 

Persons with Impediments 
 
The following CHAS databook table shows the estimated need of the families with 
impediments (Cost Burden, Severe Cost Burden, Overcrowding) for the following groups 
(Extremely low, low, moderate, middle income, renters, owners, elderly, single persons, 
and large families.) 
 
CHAS data shows that in Cabo Rojo there is need across all income groups and type of 
elderly and persons with impediments families.  As to renter households, most definitely 
the low income stands out with 78.7% of the families with housing problems, followed by 
the very low income (68.3%) and the moderate income (63.1%).  As to owner occupied 
households, most definitely the very income families stand out with 66.4% of the families 
with housing problems, followed by low income with 50.3% and the moderate with 40.3%.    
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Extra Elderly: 1 or 2 Member households, either person 75 years or older= Frail Elderly  
 
Elderly: 1 or 2 Member Households, either person 62 to 74 years= Elderly 
 
Mobility or Self Care Limitations: This includes all households where one or more persons 
has 1) a long-lasting condition that substantially limits one or more basic physical activity, 
such as walking, climbing stairs, reaching, lifting, or carrying and/or 2) a physical, mental, 
or emotional condition lasting more than 6 months that creates difficulty with dressing, 
bathing, or getting around inside the home= Persons with impediments 
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Persons with HIV/AIDS 
 
People with HIV/AIDS face serious challenges in finding and maintaining housing.  Many 
have low incomes and require a variety of support services in order to cope with the effects 
of their illness. In addition to their physical health care needs, people with HIV/AIDS often 
experience difficulties such as homelessness, mental illness, chemical dependency, 
incarceration, or lack of documentation. Many feel stigmatized by their illness and worry 
about discrimination when seeking housing or other services. These difficulties are 
compounded in the Municipality of Cabo Rojo, where the housing market is relatively 
tight.   
 
Persons living with HIV/AIDS have a variety of housing and service needs. Those who 
have extremely low incomes can access mainstream resources that are available to 
everyone in the community, including Housing Authority housing assistance programs and 
service systems addressing homelessness, mental illness, and substance abuse. The 
community-wide housing continuum includes emergency shelter, transitional housing, 
permanent housing and specialized care.  Cabo Rojo is eligible to receive HOPWA TBRA 
funds from the State Balance to attend the housing need of people living with HIV/AIDS.   
Unfortunately these funds  have not been requested.  
 
A study made by Harvard University (Enhancing Care Initiative) reflected that the total 
cumulative cases of HIV/AIDS were of 166.  According to the study the principal 
transmission modes are: 

o injecting drug use (45.5% males, 35.6% females)  

o heterosexual contact (19% males, 64% females)  

o men who have sex with men (25.3%). 

This population has a fatality ration of 64%.  Despite this high fatality rate, the number of 
cases as well as the fatality rate has declined in recent years.  It is necessary to note that a 
decline in AIDS cases does not necessarily correspond to a decline in the prevalence of 
HIV infection.    According to the study there is an estimate of 10 HIV cases per identified 
AIDS cases. 
There are no specific statistics of the HIV/AIDS Population housing need.  In order to 
estimate the housing need of the HIV/AIDS population in Cabo Rojo we used the 
following formula: 
 
Total HIV/AIDS Population 
 Less: Persons served with HOPWA TBRA+Chronic Homeless Served by Shelters  
 Results= HIV/AIDS Housing Need  
 
The following is the result of our analysis: 

Total HIV/AIDS Population 166 
Less:     HOPWA TBRA Assistance 0 

Chronic Homeless Served by 
Shelters 

0 

HIV/AIDS Housing Need 166 
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For the purpose of this plan the housing need for HIV/AIDS is 166 units. 
The need for services for this population, adopted for the purpose of this plan, as defined 
by the Harvard University study are: 

 Economic support (70.8%) 
 Short and long-term housing (50%) 
 Psychological services (40.1%) 
 Medication (34%) 
 Medical treatment (37.7%). 

 
3.1.2 Type of Housing Need 
 
This section presents an estimate of the families in need of housing for extremely low 
income, low income, moderate income, middle income, renters and owners, elderly 
persons, single persons, large families, persons with HIV/AIDS and their families, and 
persons with disabilities.  Because of the homogeneous ethnicity of Puerto Ricans, racial 
data is not collected and thus has not been taken into consideration for the purposes of this 
Plan.  Also identified in this section are the definitions of “standard condition” and 
“substandard condition but suitable for rehabilitation”.  In order to provide for a better 
understanding of the data presented, these definitions are presented at the beginning, rather 
than at the end, of the section. 
 
The Census Bureau categorized the housing conditions as Sound, Deteriorating, 
Dilapidated, and Inadequate Original Construction.  These categories are defined as 
follows: 

 Sound:  having no defects or only slight defects of a type normally corrected in the 
course of regular maintenance.  These defects do not affect the weather tightness of 
the living quarters nor do they endanger the safety or health of the occupants. 

 Deteriorating:  Have intermediate defects that require fixing beyond the scope of 
routine maintenance.  Intermediate defects indicate a need for fixing so that the 
rooms can continue to provide adequate protection. 

 Dilapidated:  no longer provides safe and adequate shelter.  It has one or more 
critical defects, such as broken or missing materials over a large area of the 
foundation, exterior walls, roof, floors, etc. 

 Inadequate Original Construction:  unit is built largely of makeshift of scrap 
materials, or has no foundation with walls resting directly on the ground, or has a 
dirt floor.  Also shacks, huts, sheds, tents, and similar buildings unsuitable for 
residential use, but used as a place of residence. 

For the purposes of this Plan and in conformity with 24 CFR Part 91, Standard Condition 
is equivalent to units that sound; Substandard Condition but Suitable for Rehabilitation is 
equivalent to deteriorating and/or dilapidated and Substandard Condition is equivalent to 
inadequate original construction. 
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3.1.3 Racial and Ethnic Group with disproportionately greater needs 
 
No racial or ethnic group has disproportionately greater need in comparison to the needs of 
the different categories as a whole.  Thus no strategies have been developed to provide 
equal access based on racial or ethnic origin. 
 
3.2 Homeless 
 
The Most recent study undertaken by the Puerto Rico Department of the Families and the 
Municipality of Cabo Rojo, indicated that they are 26 homeless persons in the City.  Of 
those 19% are considered chronic homeless. 
 
3.2.1 Nature and extent of Homelessness 
 
The municipal government of Cabo Rojo in coordination with the Department of Families 
and non profit organization undertook a point in time survey to determine the number of 
homeless and their related needs.  The highlights of the findings of this study are: 

 A total of 26 persons were identified, including the homeless persons who did not 
wish to be interviewed.   

 Of this total 65% (17) were living on the streets and 4% (1) was living in a shelter.   

 Of these 58% (15) were men, while 42% (11) were women.   

 11.53% (3 out of the 26 interviewed homeless), were women with children.   

 65% (17 out of 26) of the interviewed homeless are adults who are alone.     

 The average age of the homeless that were interviewed is 47 years old.  

 15% (4) of the homeless were born in the United States while the other 58% (15) 
were born in Puerto Rico.  27% (7) did not indicate where they were born.   

 The main reasons for becoming homeless were economic problems (27%), family 
problems (19%), alcoholism (12%), no home (8%), health problems (4%), other 
(4%), and 27% did not answer.   

 Regarding unemployment none of the homeless that were interviewed obtained a 
job after entering a shelter.   

 Benefits received by the interviewed are nutritional assistance (62%), economic 
assistance (8%), social security (4%), medical services (2%), none (19%) and 19% 
did not answer.  

 The services that the interviewed receive at the present time are food (46%), 
personal hygiene articles and shower (19%), none (11%), mental health problems 
(8%), transitional housing (4%), other (4%); 30% did not answer.   

 19% has been homeless on the streets four times or more for the past 3 years.   
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Most of the homeless persons are found in the urban areas of the Municipality. 
Sheltered and unsheltered homeless persons 
According to the homeless census performed 1 of the homeless persons are sheltered while 
the remaining 25 are living in the street.   
 
3.2.2 Characteristic and needs of extremely low-income and low-income individuals / 
families with children threatened by homelessness 
 
An additional factor, in trying to understand the possible extent of homeless in the 
municipality of Cabo Rojo, is the amount of extremely low-income and low-income 
families that have cost burden, or a severe cost burden.  The following table prepares using 
CHAS data summarizes the number of families at risk of becoming homeless: 
 
 
 
 
 
 
 
 
 
 
On looking specifically at families at risk of became homeless owner and renter 
households we find that 1,656 severe cost burden.  Based on their possibility of became 
homeless the renters paying more than 50% should be attended by the City.  This group 
has the latent potential of becoming homeless and their needs must be addressed before the 
find themselves on the street.    
 
3.2.3 Homeless Facilities and Services Needs  
 
The municipal government coordinates its homeless shelter and prevention efforts with the 
following not-for-profit organizations and municipal entities: 

 Citizen affairs Office 
 Elderly Affairs Office 
 Casita del Sagrado Corazón de Jesús, Corp 
 

The only non profit organization that provided direct services to the homeless in Cabo 
Rojo is Casita del Sagrado Corazón de Jesús, Corp. This is a non profit organization that 
during program year 2009 will provide food, personal hygiene, counseling, psychological 
support, health clinics and other services to the homeless people.  The organization 
operates with funds contributed by the general public, private for profit organizations, 
religious institutions and the municipality. 
 
The following tables show the shelters and organizations that provide services to all that 
municipalities that are members of the south/southeast coalition: 
 
 
 
 
 

INCOME LEVEL RENTERS OWNERS 

Extremely low 382 738 

Low Income 111 425 

Total 493 1163 
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  Total Beds 
Provider Name Facility Name  

Casa Julia de Burgos Casa Julia de Burgos 12 
Casa Renuevo de Amor Para Ti 
Mujer, In 

Casa Renuevo de Amor 
Para Ti 

30 
Hogar Clara Lair, Inc. Hogar Clara Lair 12 
Hogar Hijas de Jairo Hogar Hijas de Jairo 21 
Hogar Nueva Mujer Hogar Nueva Mujer 22 

Total  97 
 

Emergency Shelter for Mixed Populations 

 
Provider 

Name Casa 

Facility Name 

Casa Julia de Burgos 

Total Beds  

14 

Total  14 

 
Emergency Shelter for Single Individuals  

  Individual 
Provider Name Facility Name Beds 

Albergue La Providencia Albergue La 
Providencia 

12 
Amor a Puertas Abiertas Amor a Puertas 

Abiertas 
8 

Casa Del Peregrino Casa Del Peregrino 16 
Centro Clinico Centro Clinico 10 
COSSMA Rayo de Esperanza 16 
En Jehova Seran Provistos En Jehova Seran 

Provistos 
6 

FUNDESCO Los Peregrinos 27 
Hogar Jesus Hogar Jesus 10 
Hogar Maria del Carmen Hogar Maria del 

Carmen 
3 

Hogar Resurreccion Hogar Resurreccion 12 
Hogar San Miguel Hogar San Miguel 14 
Municipality of Mayaguez San Gabriel 6 
Municipio de San 
Sebastian 

Centro Para 
Deambulates 

8 
O.B.R.A.S., Inc. Hogar RUT 5 

Total  153 
 

Emergency Shelter for Youth (Under 18 yrs.) 
 

  Total Beds 
Provider Name Facility Name  

Casa de la Bondad Battered Woman 
Shelter 

23 
Casa San Gerardo Casa San Gerardo 10 

Total  33 
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Transitional Housing for Families   

  Family Family 
Provider Name Facility Name Units Beds 

Casa Julia de Burgos Casa Julia de Burgos 1 2 
FUNDESCO La Piedad 24 40 

Total  25 42 

Transitional Housing for Single Individuals 
  Total Beds 
Provider Name Facility Name  

CORDA de Puerto Rico CORDA de Puerto Rico 28 
Cristo Mi Fortaleza Cristo Mi Fortaleza 50 
Estancia Corazon Hogar de Adultos 14 
Hogar Crea Aguadilla Hogar Crea Aguadilla 3 
Hogar Crea Manati Hogar Crea Manati 5 
Hogar CREA Yabucoa Hogar CREA Yabucoa 50 
Hogar Crea, Inc. Playa de Ponce 20 
Hogar en Jehova Seran 
Provistos 

Hogar en Jehova Seran 
Provistos 

5 
Hogar Ernestina Rodgriguez Hogar Ernestina 

Rodgriguez 
38 

Hogar Fortaleza del Caido Hogar Fortaleza del Caido 12 
Hogar Luz de Vida, Inc. Hogar Luz de Vida, Inc. 9 
Hogar Nueva Vida Hogar Nueva Vida 8 
Hogar Nueva Vida Hogar Nueva Vida 50 
Hogar Nuevo Pacto Hogar Nuevo Pacto 120 
Hogar San Jose Hogar San Jose 8 
La Tierra Prometida La Tierra Prometida 30 
Logros de Puerto Rico Logros de Puerto Rico 28 
Mision Refugio Mision Refugio 50 
Mission Alpha & Omega Mission Alpha & Omega 16 
Teen Challenge Aguadilla Teen Challenge Aguadilla 6 

Total  550 
 

Transitional Housing for Youth (Under 18 yrs.) 
Provider Name 

Hogar Regazo de 

Paz Hogar Santa 

Maria Eufrasia 

Facility Name 

Hogar Regazo de 

Paz Hogar Santa 

Total Beds 

15 
16 

Total  31 

 
Permanent Supportive Housing for Mixed Populations  

  Total Beds 
Provider Name Facility Name  

FUNDESCO Villas del Peregrino 60 

Total  60 
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Permanent Supportive Housing for Single Individuals  

  Total Beds 
Provider Name Facility Name  

Estancia Corazon, Inc. Comunidad Belen 9 
FUNDESCO Remanzo de Esperanza 26 
Hogar Maria del Carmen Hogar Maria del Carmen 2 
La Tierra Prometida La Tierra Prometida 15 

Total  52 
 

 
 3.2.4 Racial and ethnic group distribution  
 

No racial or ethnic group has disproportionately greater need in comparison to the 
needs of the different categories as a whole.  Thus no strategies have been 
developed to provide equal access based on racial or ethnic origin. 
 
3.2.5 Homeless Strategy 
 
The Municipality of Cabo Rojo homeless strategy is coordinated through the 
Continuum of Care Western Coalition, which is part of the South-Southeast Puerto 
Rico Continuum of Care Strategy.  For planning and strategy purposes, Continuum 
of Care strategy will adhere to the following: 
 

 Emergency shelters should be viewed only as a short-term stay for 
individuals in the general population and perhaps some individual victims 
of domestic violence who should be provided appropriate services to move 
to transitional or permanent housing as quickly as possible. Some 
emergency shelters may include some safe-havens for severely mentally ill 
persons. No other persons within the special needs population should be 
housed in emergency shelters.  Emergency shelters should house no more 
than 25 persons. 

 Transitional Housing for Chronic Substance Abusers –Individuals who are 
substance abusers may need transitional housing for the initial recovery 
period only. They should be provided with the appropriate services to move 
into permanent housing with support services or market housing.  

 Transitional housing is not appropriate for most severely mentally ill 
persons (including those dually diagnosed) or persons with HIV/AIDS. 
They should be placed in supportive permanent housing as quickly as 
possible. 

 Victims of domestic violence might be placed initially in transitional 
housing only for stabilization and then referred to market housing as 



 

_______________________________________________________________________________ 
                                                                                                        Page 28 of 83                                                     form HUD-50075 (4/2008) 

 

quickly as possible. 

 Most intact general population families need to be placed as quickly as 
possible into transitional or permanent housing.  

 The housing needs for special populations in families are generally small 
because these persons (such as the mentally ill) generally lose their families 
before becoming homeless. Emergency shelters and transitional housing are 
not appropriate for this subpopulation or persons with HIV/AIDS; they 
should be in permanent supportive housing. 

The Municipality and the western coalition are interested in establishing a 
transitional housing project.   Funds will be requested for the construction of a 
transitional housing project that will operate under the Shelter Plus Care Activity.  
The main objective of this project is built on the intention of connecting housing 
and services in order to ensure the stability of housing for this population.  If funds 
are awarded and the project is completed the facility will be administrated by a non 
profit organization. 
 
Services planned to be provided in the shelter will include: 
 

 Shelter  
 meals 
 clothing  
 medical assistance  
 hospital care 
 drug counseling  
 detox 
 child care 
 mental health 
 occupational training   
 transportation 

 
In addition, the Municipality will continue the implementation of the Homeless 
Management Information System (HMIS). 
 
These parameters are consistent with the Continuum of Care Planning Cycle as 
defined by HUD.  The following is a decription of the continuum of care process to 
be followed by the State during the 5-year period of the Consolidated Plan.  
  
3.2.6 Strategy for helping extremely low and low income individual at risk of 
became homeless 
 
At-Risk Populations exist due to eviction, lack of adequate housing, loss of 
employment, absence of affordable shelter, reduction in subsidy levels or volume, 
increases in medical care costs as well as emotional factors such as drugs, alcohol 
and other conditions, which afflict the special needs population. The diseases of 
alcoholism, addiction or mental illness have often, though not always, play a role in 
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the downward spiral for the homeless.  The plight of families and individuals at 
extreme risk of being homeless or unsheltered is consistent with the high cost of 
maintaining a housing unit and a depressed economy.  
 
Prevention of the causes of initial, prolonged or repetitive homelessness will make 
a significant impact on ending the condition.  Prevention often can be achieved 
through social service intervention or some form of immediate financial help to 
serve as a safety net for individual or family resources. Preventive and crisis 
intervention services can assist individuals and families resolve crisis housing 
issues in ways that will prevent homelessness.  One of the services available to 
persons and families at risk of became homelessness is housing rehabilitation.  
Funding for housing rehabilitation will reduce the burden of maintaining an 
affordable housing unit thus prevents homelessness.  
 
In addition to households experiencing homelessness, those who currently have 
housing but are at imminent risk of homelessness must also be considered in 
addressing homeless needs. Two of the best measures of households that have the 
potential to become homeless are income and housing costs.  Renter households 
with extremely low incomes (less than 30% MFI) and high housing costs (50% or 
more of income) are at an imminent risk of homelessness.  According to HUD 
CHAS data, there were 604 renter households and 737 owner households earning 
less than 30% MFI and paying more than 50% of their income towards housing 
costs in Cabo Rojo. 
 
Further subpopulations vulnerable to homelessness include people leaving 
institutions, victims of domestic violence, non-elderly, low-income, single-person 
households and members of families living in overcrowded, unstable conditions. 
However, insufficient data is available to estimate the number of such 
subpopulations living in Cabo Rojo. 
 
3.3 SPECIAL NEEDS 
 
3.3.1 Estimated number of persons in need of supportive housing  
 
The following section describes the characteristics of the estimated number of 
persons in need of supportive housing. 
 
Elderly Population 
 
Elderly population for the purpose of this plan is defined as those between 65 and 
75 years of age.  
 
Today, puertoricans are living longer and more independently than at any time in 
the past. These older residents represent an integral component and important 
resource within the communities. Their health and standard of living provides 
opportunities for leisure activities, second careers, and volunteer service. Improved 
health and programs, such as Social Security, Medicare and pension plans, have 
made it possible for older people to remain independent. However, the 
appropriateness and availability of health care, goods, services, and housing options 
can be barriers to their continued residence in their communities.  Older people 
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have diverse needs, including specialized housing and supportive services.  
 
The amount of elderly people in Cabo Rojo increased considerably in the past years 
and it is expected to continue to grow.  According to the last figures of the 2000 
Census, the group of 65 years of age or more was of 6,456 which represent a 14% 
of the total population. 
 
Frail Elderly Population 
 
Frail Elderly population for the purpose of this plan is defined as those above 75 
years of age.   Again CHAS data shows the estimated need of the frail elderly 
population.  Regarding the housing need the group with most need is the low 
income frail elderly renters.  As to owner occupied households the extremely low 
income elder families are the one with more need.  The total number of frail elderly 
population in need is 2,735. 
 
HIV/AIDS Population 
 
HIV/AIDS estimated population in need of supportive housing is described in 
section 3.1.1 
 
Persons with impediments 
 
Persons with impediments estimated population in need of supportive housing is 
described in section 3.1.1 
 
Persons with alcohol and drug addiction 
 
The population of persons with alcohol and drug addiction in Cabo Rojo is diverse 
and presents multiple needs.  According to ASSMCA there are 529 drug users and 
51 alcohols users registered for services. 
There are not-for-profit organizations that provide services to persons with 
addiction to drugs and alcohol.  Services provided include continuum of care, 
rehabilitation, and medical treatment, among others. 
 
Within the needs identified for this population are detox services, supportive 
services, permanent housing and transitory shelter.  The latter must include support 
services for continuum of care.  Likewise, it is vitally important to provide 
orientation and counseling services in order to furnish families of addicts with the 
tools to support rehabilitation.  Needs identified include the creation and 
implementation of rehabilitation through employment training programs and 
employment placement.   
 
Public Housing Need 
 
The public housing need was calculated using the data from the public housing and 
section 8 waiting lists and the CHAS Data.  Based on this data it is estimated that 
there is a need of approximately 1,466 public housing units.  
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Battered and Abused women 
 
The need of the battered and abused women was calculated using the data provided 
by the Puerto Rico Department of the family that estimated this population in 154 
women. 
 
 
3.4 Lead Based Paint 
 
3.4.1 Estimated number of housing units with Lead Based Paint Hazards 

 
The issue of lead poisoning and lead’s effects on health of the children of Puerto 
Rico has been recognized as a major problem.  Harmful effect of lead poisoning in 
children, at the most serious levels, include coma, convulsions end even death.  At 
lower levels, lead affects the central nervous system, kidneys and blood producing 
organs and results in decreased intelligence and behavioral problems.  In addition, 
metabolic disturbances, diminished growth and gastrointestinal discomfort are 
caused by lead poisoning.  Lead poisoning is the number one environmental 
hazard-affecting children in the United States. 
 
To protect families from exposure to lead contained within paint, dust, and soil, 
Congress passed the Residential Lead-Based Paint Hazard Reduction Act of 1992, 
also know as Title X.  Section 1018 of this law directed the Department of Housing 
and Urban Development (HUD) and the Environmental Protection Agency (EPA) 
to require the disclosure of known information on lead-based paint and lead-based 
hazards before the sale or rental of "target" housing built before 1978. 
 
It is impossible to determine how many housing units contain lead paint in Cabo 
Rojo.  It is known than pre 1979 housing units are considered at risk of containing 
lead based paint.  According to the 2000 census a total of 20,169 units are at risk in 
the Municipality of Cabo Rojo.  
 
To estimate Cabo Rojo’s potential lead based paint hazards we used a formula and 
methodology established by the U.S. Environmental Protection Agency.  Although 
the numbers that follow are the worst-case scenarios it will help to identify and 
narrow the scope of the potential lead hazard over the next five years.  The 
methodology included four major elements two of them addressed the magnitude of 
the potential problem and two addressed the potential severity by age and poverty 
status.  For this document we will use only three of the elements because the data 
for estimate the fourth element is not available. 
 
Number of housing units with possible lead based paint 
 
This element considers the possible presence of lead based paint based on the age 
of the housing unit.  The element provides a risk factor based on the age of the unit.  
Since older units is most likely to contains lead based paint the factor give more 
weight to those units constructed before 1940 and less weight to those constructed 
in the 1970's.  The weight factors are as follow: 
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Number of housing units built before 1940 by .9 = Number of potential 
units with lead hazard 
 
Number of housing units built 1940-1959 by .8 =   Number of potential 

units with lead hazard 
 
  Number of housing units built 1960-1979 by .62  = Number of potential 

units with lead hazard 
 
 
Lead Based Hazards Estimates 
 
Approximately 5,627 housing units has a potential risk of containing lead based 
paint. 
 

Total Units with Lead Based Paint Risk 

Year Built Housing Units Factor 
Potential Units 

with Lead 

Before 1940 384 0.90 346 

1940-1959 1,263 0.80 1,010 

1960-1979 6,889 0.62 4,271 

Total 8,536  5,627 

 
Chapter 4 

 
4. Housing and Market Analysis (91.210) 
 
Housing activity, along with employment, labor force, taxes and exports are the major 
indicators in measuring economic performance.   The following section describes the 
Municipality of Cabo Rojo market including the housing inventory and the availability of 
housing affordable housing for low and moderate-income households. The description of 
the local housing inventory includes private sector owner and renter housing, as well as 
public and assisted housing and housing for the homeless and for people with special 
needs.  
 
 
 4.1 General Characteristics 
 

The market analysis is based on data from the 2000 census, as well as public 
hearings and various forms of consultations with individual residents, local 
governments, community groups and housing providers. This section will be 
updated when significant data becomes available or at such time that a study is 
commissioned to update existing information.  To develop the analysis the PCensus 
SF1 and SF3 (due to data aggregation some non statistical significant discrepancies 
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may results from the use of this data) database were used.   
 
4.1.1 Significant characteristics of the Housing Market 
 
Housing is a key component of the Consolidated Plan. Quality, affordable housing 
throughout the city is necessary to assure stable households, livable neighborhoods 
and a healthy economy.  A variety of housing types is needed to meet the 
requirements of households of different sizes, ages and characteristics. 
 
This section of the plan describes the city housing inventory and the availability of 
housing affordable housing for low and moderate-income households. The 
description of the local housing inventory includes private sector owner and renter 
housing, as well as public and assisted housing and housing for the homeless and 
for people with special needs.  
  
Adequate housing and neighborhood are not, in any definitive perception, an issue 
of option for everyone in Puerto Rico.  Housing alternatives are influenced by the 
same social values, patterns and policies that form the urban environment.  Many 
confront a serious problem when facing basics such as where one eats, sleeps, and 
is sheltered.  Cabo Rojo is one of the main internal tourism destinations in Puerto 
Rico.  Due to this fact there is a lack of affordable rental and owner housing.  Due 
to the high revenue that seasonal tourism produces most of the new units produced 
are directed to this market.  This situation has an effect on the price of the rental 
and owner housing.   
 
The following chart shows the average value of the owner housing in Cabo Rojo 
compared to Puerto Rico and the surrounding municipalities: 
 

$80,112

$90,713

$84,565

$74,000

$76,000

$78,000

$80,000

$82,000

$84,000

$86,000

$88,000

$90,000

$92,000

Cabo Rojo Puerto Rico Surrounding Municipalities

Average Value Owned Housing

 
 

The classification of housing as “adequate” or “substandard” is comparatively 
subjective.  Since the level of quality of much of our worst housing is far better 
than that which commonly exists in much of the world, the issue of housing 
condition is culturally variable.  Nevertheless, housing characterized by structural 
defects, inadequate plumbing, sanitation, or lead paint easily digestible by children 
poses a threat to the health and safety of those who live in it. 
 
By providing subsidized housing, the government attempts to alleviate the housing 
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pressure that is felt most acutely by the poor.  However, the reality is that public 
housing has never been very successful in Puerto Rico.  Private home ownership, 
throughout our history, has been perceived as the backbone of ideal life and a 
balanced social order.  
  
This situation has led to the approval of legislation and programs directed to home 
ownership through loan guarantees, direct subsidies and these funds.  This has 
provided an alternative to public housing and has helped improve neighborhoods. 
Not surprisingly, the problematical variety of housing is concentrated more among 
those who lack economic resources, groups subject to discrimination, and non-
entitlement municipalities, in short, among people who have “the least social 
choice”.  Census data clearly indicates a direct relationship between income, on the 
one side, and housing quality and the ability to acquire affordable housing, on the 
other. 
 
Rental Housing Characteristics 
 
Approximately 15 percent (3,545 units) of the Municipality’s occupied housing 
units for 2000 were “renter-occupied”.   This number is significantly low in 
comparison to the Puerto Rico and the surrounding Municipalities.  But on the 
other side there is an 18% of the housing stock that is available for seasonal, 
recreational or occasional use.  This number is 6 time the Puerto Rico Average.  
Renter-occupied dwellings ranged are mostly located in the downtown and the 
Joyuda.  (See map) 
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Approximately 26.4 percent of all rental housing units are three bedrooms units followed 
by the five bedrooms units with 19.90%. A very important aspect of the rental population 
is that approximately 29% of all renters spend over 30% of their income for rental. 
 
Owner-Occupied Housing Units Characteristics 
The majority of the occupied housing units in the municipality (59% compared to 15% 
percent) are owner occupied.   The following map shows the owner occupied housing units 
of the Municipality: 
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The highest number of owner occupied units are located at Miradero, Pueblo and Bajura 
Wards.  Approximately 24.5% of the homeowners spend over 30% of their income in 
mortgage payment compared to 29% for the renters.  In addition, the home ownership rate 
is lower in Cabo Rojo than what it is Island-wide (65% vs. 59%). 
 

Age of Housing 

The following table shows the occupied housing units in Cabo Rojo and the year they were 
build: 

Year Built Number of Units % 
1999 to March 
2000 

611 3.57% 

Built 1995 to 1998 2,147 12.55% 
1990 to 1994 1,922 11.23% 
Built 1980 to 1989 3,898 22.78% 
1970 to 1979 4,822 28.18% 
Built 1960 to 1969 2,067 12.08% 
1950 to 1959 971 5.67% 
Built 1940 to 1949 292 1.71% 
1939 or earlier 384 2.24% 
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As the table shows the most of the housing stock (51%) in Cabo Rojo was built between 
1970 and 1990 and more than 78% of the units were built after 1970.  The older homes, 
particularly those built before 1950, are most likely to be characterized by varying degrees 
of deterioration.  They are also more prone to pose health hazards related to the earlier, 
widespread use of lead-based paint.  The concentration of older housing occurs in the 
downtown area of the Municipality. 
 
From the findings regarding population trends, it can be inferred that most new housing is 
to be developed in rural or coastal areas.   
 

Supply 

From 1990 to 2000 the total housing stock was increased by approximately 4,680 units, 
reflecting an overall increase of 20.18 percent.  By year 2000, the total housing stock in 
Cabo Rojo had increased to a total of 23,182.   Of this total, 6,068 were vacant, thus 
17,114 were occupied by owners or renters.  
 
Demand 
 
During the foregoing 10 years, demand for housing in Puerto Rico has reached record 
levels.  This is due primarily to the following factors: a) natural population growth, b) a 
low interest rate, c) improvements in infrastructure, and d) public policies and laws which 
encourage the construction of social interest housing.  The same factors described above 
are applicable to the Municipality. 
Demand, which is high for all income levels, can be divided into three income groups: $0-
70,000 (out of market or in need of subsidy), $70,000-150,000, and $150,000+.  The 
income limit for the out-of-market units is defined in the public policy established by the 
Puerto Rico Department of Housing.  The following table illustrates total demand by 
income group: 
 

TOTAL HOUSING DEMAND BY INCOME GROUP 
Unit Price Estimated Demand Percent of Total 
$0 - 70,000 4,114 50% 
$70,000 - 150,000 3,330 41% 
$150,000 + 715 9% 

 

This table demonstrates that the demand for housing below $70,000 (subsidized) is the 
highest among the three groups, followed by the middle income housing (41%), and the 
high cost units. 
 
Housing Conditions 

As previously stated, “Standard Condition” is equivalent to “sound”, “Substandard 
Condition but Suitable for Rehabilitation” is equivalent to “deteriorating” and/or 
“dilapidated”.  “Substandard Condition” is equivalent to “inadequate original 
construction”.  
The quantity of substandard housing units in Cabo Rojo CHAS Data was used.  CHAS 
database defined substandard condition as units with a cost burden greater than 30% of 
income and/or overcrowding and/or without complete kitchen or plumbing facilities. 
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The following tables show the total housing need due to housing condition for renters and 
owners, taking into consideration the size and the income of the households: 
 

Renter Households 
 

Household Income Elderl
y 

Small 
Related 

Large 
Related 

All 
Other 

Total 
Renters 

Housing Need -30 
MFI 72 305 144 79 600 
Housing Need 30-50 
MFI 72 198 74 22 366 
Housing need 50-80 
MFI 48 175 59 19 301 
Housing need 80+ 
MFI 18 254 97 84 453 
Total Households 210 932 374 204 1,720 

 
 

Owner Households 
 

Household Income Elderl
y 

Small 
Related 

Large 
Related 

All 
Others 

Total 
Owners 

Housing Need -30 
MFI 369 525 156 229 1279 
Housing Need 30-50 
MFI 358 438 111 57 963 
Housing need 50-80 
MFI 262 604 192 80 1,139 
Housing need 80+ 
MFI 219 1096 507 210 2,026 
Total Households 1,208 2.663 966 576 5,407 

 
Cost of Housing 
 
In 2000, the average value of owner-occupied housing units in Cabo Rojo was $80,112.  
Although this number appears to be low in comparison to the Puerto Rico Average 
($90,713) it doesn’t mean that housing units are more affordable in Cabo Rojo.   As 
explained before in this section most of the new units produced are directed to the seasonal 
tourism market and not to the local market.  Due to the fact that the units dedicated to 
seasonal tourism are not occupied for census purposes the average value for Cabo Rojo 
appears to be low.   
 
4.1.2 Housing Stock Available for Special Population 
 
Persons with Disabilities Housing Stock 
 
According to the CHAS database census there are 5,439 housing units occupied by persons 
with impediments.  The majority of these units are occupied by owners 3,909 (71.86%).   
Section 3.1.1 of this plan describes the housing needs of the persons with disabilities. 
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4.1.3 Areas of Low income and Minority Concentration 
 
For the purposes of this Plan, a “concentration of low income population” is an area where 
more than 51% of the population is below the low-income limit.  According to the most 
recent low and moderate income data a total of 40,127 persons are considered low income 
representing 41.3% of the total population.  Low income person are located in the northern 
and southern sectors of the Municipality.  The following map shows the areas of LMI 
Concentration: 
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4.1.4- HIV AIDS  
 
There are no specific statistics of the HIV/AIDS Population housing need.  In order 
to estimate the housing need of the HIV/AIDS population in Cabo Rojo we used 
the following formula: 
 
 Total HIV/AIDS Population 
 Less: Persons served with HOPWA TBRA+Chronic Homeless Served by Shelters  
 Results= HIV/AIDS Housing Need  

 
 The following is the result of our analysis: 
 

Total HIV/AIDS Population 166 
Less:     HOPWA TBRA Assistance 0 

Chronic Homeless Served by 
Shelters 

0 

HIV/AIDS Housing Need 166 
 
 For the purpose of this plan the housing need for HIV/AIDS is 166 units. 
 

4.1.4 Areas of Minority Concentration 
 
Due to the race and ethnic composition of the population of Puerto Rico all its 
citizens are considered minority.  It can be assumed for the purpose of this plan that 
100% of the residents of Cabo Rojo are minority. 

 
4.2 PUBLIC AND ASSISTED HOUSING 
 
The purpose of the public housing needs assessment, as required by the U.S. 
Department of Housing and Urban Development (HUD), is to provide an estimate 
of the public housing need and detail a strategy on how the need will be addressed.  
 
4.2.1 Description of the number and condition of Public Housing Units 
 
The following section describes the public housing inventory operated by PRPHA 
and the City, the waiting lists for public housing, and a summary of the five-year 
plan for housing choice vouchers.  
 
Public Housing Units and their Condition 
 
There is one public housing projects with 156 units in the Municipality of Cabo 
Rojo.  ZETA Enterprises, Inc is the contractor hired by the Public Housing 
Administration to serve as the private administrator for this project.  The 
Municipality works with the Administrator to provide services to attend the need of 
the Public Housing residents.  The public housing administrator responsibilities 
include maintenance and conservation of public spaces at each project, collection of 
the contracted rent, and counseling and training of the Board of Residents at each 
development.   
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According to the latest PRPHA PHA plan the condition of the Public Housing in 
Cabo Rojo is adequate. 
 
4.2.3 Section 8 Units  
 
In Cabo Rojo both the Municipality and the Puerto Rico Department of Housing 
provide tenant based rental assistance through the housing choice voucher program.  
The characteristics of the Section 8 participants in Cabo Rojo are the following: 

 Nearly 51 percent of section 8 families in Cabo Rojo are occupied by 
households with average annual household incomes of $5,000, that is, 
below 30 percent of the federal poverty level; 

 Average monthly total tenant payment is $100 per month, including 
utilities; 

 Households with children represent the largest group served by tenant based 
rental assistance with 67 percent (49% are Female Headed Household with 
Children) of the total number of section 8 families. 

 More than half of the Section 8 participants occupy three bedrooms units. 
 Approximately 18% of all households have been residing in Section 8 for 

more than 10 years. 
 
4.2.3 Public housing expected to be lost from the inventory 
 
According to the Multifamily Assistance and Section 8 Contracts Database no units 
are expected to be lost from the public housing inventory. 
 
4.2.4 Non-Public housing expected to be lost from the inventory  
 
No units are expected to be lost from the non-public housing inventory. 

 
4.2.5 Assisted Housing 
 
The Municipality of Cabo Rojo has several projects and individual housing units 
assisted through federal programs that total 186.  The following table describes 
each project, the number of assisted units, the project administrator, and the type of 
program.  Information regarding these units is contained in the following table: 

 

 
 

HUD ID 
Number:  Project Name:  Project 

Address:  
Project 
City:  

Project 
State:  

Project 
ZIP Code:  

Total Number 
of Units:  

Total Low-
Income Units:  

PRA199202
0  

SAN 
FRANCISCO 

VILLAGE  

STATE ROAD 
#312 KM 8  

CABO 
ROJO  PR  00936  84  84  

PRA199302
5  

SAN 
FRANCISCO 

COURT  

STATE ROAD 
#312 KM 8  

CABO 
ROJO  PR  00936  78  78  

PRA200003
0  

MARIE 
GARDENS  

3001 MARIE 
GDN  

CABO 
ROJO  PR  00623  24   

     Total 186  
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4.2.6- 504 Assessment 
 
Both the Puerto Rico Public Housing Authority and the Municipality of Cabo Rojo comply 
with the section 504 requirements.  The PRPHA provide persons with disabilities with 
housing units that are accessible.  Regarding the section 8 program operated by the City, 
the administration promotes reasonable accommodation for persons with disabilities. 
 
4.2.7- Strategies for improving Public housing conditions 
 
The improvement of the public housing units in Cabo Rojo is under the responsibilities of 
the PRPHA.  According to the most recent PRPHA Plan the only project in Cabo Rojo is 
not included in the five year capital improvement plan. 
 
 

B. Housing Needs of Families on the Waiting List 
 

 
The Waiting List was updated on February 8, 2010 using the procedures established on the 
Housing Choice Voucher Program Guidebook (Chapter 4: Waiting List and Selection of 
Participants, page 4-5), 24 CFR 982.204 and the Administrative Plan (Chapter 6: Policy of 
Applicant Selection from the Waiting List, Section J, pages 6.16 to 6.17). As established on 
Chapter 6 of the Administrative Plan, the PHA mailed a letter to applicant’s last known address 
requesting information regarding their continued interest in maintaining a place on the waiting 
list. The purpose of updating the Waiting List is to ensure that it is current and accurate.  
 
The Waiting List was entered into a new database created by the Municipality’s Information 

Waiting list type: (select one) 
   X    Section 8 tenant-based assistance 
         Public Housing 
         Combined Section 8 and Public Housing 
         Public Housing Site-Based or sub-jurisdictional waiting list (optional) 
                If used, identify which development/sub jurisdiction: 
 # of families % of total families(1) Annual Turnover 
Waiting list total 189   
Extremely low income 
(<=30% AMI) 

185 98%  

Very low income (>30% but 
<=50% AMI) 

3 1.5%  

Low income (>50% but 
<80% AMI) 

1 0.5%  

Families with children 136 72%  
Elderly families 11 6%  
Families with disabilities 9 5%  
    
Race/ethnicity    
Race/ethnicity    
Race/ethnicity    
Race/ethnicity    
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Technology Office to storage and manages applicants’ information. The creation of this 
database was part of the Corrective Action Plan for the Section Eight Management Assessment 
Program (SEMAP) for fiscal year ended on 6/30/07. Our PHA has been using it since February 
2008.  
 
As part of the quality control procedures, the database system has a login form with password 
to ensure the proper use of the information. It has the following features: (a) search menu with 
dropdown list, that facilitate the search for applicant’s information, (b) main form, that shows 
all applicant’s information, comments and preference, (c) notes and comment form to register 
additional information, and (d) reports menu, which facilitate the gathering of different reports.  
 

 
  

 

9.1  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Strategy for Addressing Housing Needs.  Provide a brief description of the PHA’s strategy for 
addressing the housing needs of families in the jurisdiction and on the waiting list in the upcoming 
year.  Note:  Small, Section 8 only, and High Performing PHAs complete only for Annual 
Plan submission with the 5-Year Plan. 
 
Need: Shortage of affordable housing for all eligible populations 
 

1. Maximize the number of affordable units available to the PHA within its current 
resources by: 

a. Maintain or increase section 8 lease-up rates by establishing payment 
standards that will enable families to rent throughout the jurisdiction. 

b. Undertake measures to ensure access to affordable housing among families 
assisted by the PHA, regardless of unit size required. The PHA will identify 
housing units based on the size needs of the families. 

c. Maintain or increase section 8 lease-up rates by marketing the program to 
owners, particularly those outside of areas of minority and poverty 
concentration. The PHA will publish notices to promote owners participation 
in the program. At least one meeting will be conducted to inform potential 
owners of rental opportunities. 

d. Maintain or increase section 8 lease-up rates by effectively screening Section 8 
applicants to increase owner acceptance of program. 

 
2. Increase the number of affordable housing units by: 

a. Apply for additional section 8 units as they become available. 
 
Need: Specific Family Types: Families at or below 30% of median 
 

1. Target available assistance to families at or below 30% of AMI 
a. Exceed HUD federal targeting requirements for families at or below 30% of 

AMI in tenant-based section 8 assistance. 
 

Need: Specific Family Types: Families at or below 50% of median 
 
1. Target available assistance to families at or below 50% of AMI 

a. Adopt rent policies to support and encourage work. 
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Need: Specific Family Types: The Elderly 
 
1.     Target available assistance to the elderly: 

a. Apply for special-purpose vouchers targeted to the elderly, should they become 
available. 

 
Need: Specific Family Types: Families with Disabilities 

1. Target available assistance to Families with Disabilities 
a. Apply for special-purpose vouchers targeted to families with disabilities, should 

they become available. 
 
Need: Specific Family Types: Races or ethnicities with disproportionate housing needs 

1. Conduct activities to affirmatively further fair housing 
a. Counsel section 8 tenants about location of units outside of areas of poverty or 

minority concentration and assist them to locate those units. 
b. Market the Section 8 Program to owners outside of areas of poverty/minority 

concentrations. 
 

 
10.0 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Additional Information.  Describe the following, as well as any additional information HUD has 
requested.   
 
(a)  Progress in Meeting Mission and Goals.  Provide a brief statement of the PHA’s progress in 
meeting the mission and goals described in the 5- Year Plan.  
  

The Municipality of Cabo Rojo will continue to carry out its mission of promote adequate 
and affordable housing, economic opportunity and a suitable living environment free from 
discrimination. Successful program design and implementation has resulted in efficient 
use of funds. Our PHA reached the High Performance classification in the SEMAP for the 
fiscal year ended 06/30/2009, for the second time. Steps are being taken to continue 
improving our overall performance and maintain the High Performance classification. 
 
The municipality’s efforts to progress in meeting it mission and goals are the followings: 
 
PHA Goal: Expand the supply of assisted housing 
 
The Municipality of Cabo Rojo continues searching for opportunities to apply for 
additional rental voucher if they become available. Also, in order to expand the supply 
assisted housing, the PHA has developed a marketing program to increase landlord 
participation. 

 
PHA Goal:  Improve the quality of assisted housing 
 
The PHA continues to take steps to maintain and improve the quality of assisted housing 
by creating a supportive environment for the program participants and landlords to discuss 
and resolve issues of mutual concern. Through the ongoing work of the Section 8 
Inspector, assisted units are regularly inspected and necessary repairs communicated to 
landlords in order to maintain safe and suitable housing for program participants. The 
PHA staff will continue participating in trainings provided by HUD and other agencies.  
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 In order to provide opportunities for an improved living environment to its Section 8 
program participants, the PHA encourages the deconcentration of low income housing 
throughout the region. Program briefing materials include maps that indicate areas of 
concentration and information the municipality’s jurisdiction.   
 
PHA Goal: Increase assisted housing choices 
 
In the year 2006, the PHA submitted to HUD the Homeownership Administrative Plan and 
after it approval on year 2007 the PHA has been scheduling seminars and meetings with 
the Section 8 participants to implement this housing option. 
 
HUD Strategic Goal:  Improve community quality of life and economic vitality 
 
The PHA continues implementing measures to deconcentrate poverty by promoting the 
Owners Outreach Program which encourages program participation by owners of units 
located outside areas of poverty to allow more choices and better housing opportunities for 
families. 
 
The PHA periodically evaluates the distribution of assisted families to identify areas within 
the jurisdiction where owner outreach should be targeted. 

 
HUD Strategic Goal:  Promote self-sufficiency and asset development of families and 
individuals 

 
The PHA will continue the implementation of the Homeownership Program. The PHA will 
continue contacting housing counseling service agencies to help educate more families 
about the financial responsibilities of the home buying process. This will include alliances 
with public and private organizations to provide supportive educational services to tenants. 

 
HUD Strategic Goal:  Ensure Equal Opportunity in Housing for all Americans 

 
All Section 8 applicants, participants and landlords are oriented in order to comply with 
Equal Housing Opportunities and laws. Affirmative measures are taken to ensure access to 
assisted housing regardless of race, color, religion, national origin, sex, familial status and 
disability. Every year the PHA collaborated with the Federal Programs Office in the 
elaboration of the Analysis of Impediments for Affirmative Furthering Fair Housing for 
the Municipality of Cabo Rojo. It has the purpose of meet the provisions outlined in 
Section 808 (e) (5) of the Fair Housing Act which requires administering housing and 
urban development programs in a manner to affirmatively further fair housing. Provisions 
to affirmatively further fair housing (AFFH) are principal and long-standing components 
of HUD’s housing and community development programs.  

 
Other PHA Goals: UIV Policy, use and monitoring income discrepancies and 
elimination of subsidy payment errors  
 
The PHA continues using the Enterprise Income Verification (EIV) System, as an Up-front 
Income Verification (UIV) tool, to increase accuracy and efficiency in determining family 
eligibility and computing rent calculations. Annually, the system users attend EIV 
trainings. 
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(b)  Significant Amendment and Substantial Deviation/Modification.  Provide the PHA’s 
definition of “significant amendment” and “substantial deviation/modification” 
 

As established by the PHA Plan Desk Guide (09/20/01) published on HUD web site 
(http://www.hud.gov/offices/pih/pha/policy/pha-plan-guide.pdf), HUD has afforded PHAs local 
discretion in defining the terms “significant amendment” and “substantial deviation.” In the 
Final Rule for the PHA Plan, HUD indicated that these terms should be defined at the local 
level as part of the public participation in the PHA Plan process. The PHA must state the basic 
criteria for the definitions in its annual plan, and must provide its definition of significant 
amendment and substantial deviation/modification in the PHA template. 
 
The PHA defines “Significant Amendment” as any elimination of established goal or a revision 
to goals and objectives that would alter the original intent of the original goals and objectives. It 
also includes: changes on PHA policies, additions of new activities not included in the current 
PHA Plan and any change with regard the homeownership program. 
 
The PHA defines “Substantial Deviation or Modification” as same as above related to goals and 
objectives. All changes to the PHA’s Annual Plan must be consulted with the Resident 
Advisory Board (RAB) (as defined in 24 CFR 903.13), must provide for a review of the 
amendments/modifications by the public during a 45-day public review period (as defined in 24 
CFR 903.17). 
 

 
 

11.0 
 
 
 
 
 

Required Submission for HUD Field Office Review.   In addition to the PHA Plan template 
(HUD-50075), PHAs must submit the following documents.  Items (a) through (g) may be 
submitted with signature by mail or electronically with scanned signatures, but electronic 
submission is encouraged.  Items (h) through (i) must be attached electronically with the PHA 
Plan.  Note:  Faxed copies of these documents will not be accepted by the Field Office. 
 
(a)  Form HUD-50077, PHA Certifications of Compliance with the PHA Plans and Related 

Regulations (which includes all  certifications relating to Civil Rights) 
(b)  Form HUD-50070, Certification for a Drug-Free Workplace (PHAs receiving CFP grants 
only) 
(c)  Form HUD-50071, Certification of Payments to Influence Federal Transactions (PHAs 
receiving CFP grants only) 
(d)  Form SF-LLL, Disclosure of Lobbying Activities (PHAs receiving CFP grants only) 
(e)  Form SF-LLL-A, Disclosure of Lobbying Activities Continuation Sheet (PHAs receiving CFP 
grants only) 
(f)  Resident Advisory Board (RAB) comments.  Comments received from the RAB must be 

submitted by the PHA as an attachment to the PHA 
Plan.  PHAs must also include a narrative describing their analysis of the recommendations and 
the decisions made on these recommendations. 

(g)  Challenged Elements 
(h)  Form HUD-50075.1, Capital Fund Program Annual Statement/Performance and Evaluation 
Report (PHAs receiving CFP grants only) 
(i)  Form HUD-50075.2, Capital Fund Program Five-Year Action Plan (PHAs receiving CFP 

grants only) 
  



 

_______________________________________________________________________________ 
                                                                                                        Page 47 of 83                                                     form HUD-50075 (4/2008) 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ATTACHMENTS 
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A-1 Statement of PHA’s Deconcentration and other Policies that Govern Eligibility, 
Selection, and Admissions 

 
 

1. The PHA’s Deconcentration Policy is included on the Administrative Plan, Chapter 
3: Outreach Procedures, Section C, pages 3.2 - 3.3. 

 
2. Other Policies that govern eligibility, selection and admissions are included on 

Chapters 4, 5 & 6 of the Administrative Plan. 
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A-2 Statement of Financial Resources 
[24 CFR Part 903.7 9 (b)] 

 
List the financial resources that are anticipated to be available to the PHA for the support of the 
Federal public housing and tenant based Section 8 assistance programs administered by the 
PHA during the Plan year.  Note: the table assumes that Federal public housing or tenant based 
Section 8 assistance grant funds are expended on eligible purposes; therefore, uses of these 
funds need not to be state.  For other funds, indicate the use for those funds as one of the 
following categories: public housing operations, public housing capital improvements, public 
housing safety/security, public housing supportive services, Section 8 tenant based assistance, 
Section 8 supportive services or other. 

Financial Resources: 
Planned Sources and Uses 

Sources Planned $ Planned Uses 
1. Federal Grants (FY 200  grants)   
a) Public Housing Operational Fund   
b) Public Housing Capital Fund    
c) HOPE VI Revitalization   
d) HOPE VI Demolition   
e) Annual Contributions for Section 8 
Tenant-Based Assistance 

$489,901.00 $489,901.00 

f) Public Housing Drug Elimination 
Program (including any Technical 
Assistance funds) 

  

g) Resident Opportunity and Self-
Sufficiency Grants   

  

h) Community Development Block 
Grant 

  

i) HOME   
Other Federal Grants (list below)   
Fair Share Allocation Incremental 
Vouchers 

  

2. Prior Year Federal Grants (un 
obligated funds only) (list below) 

  

   
   
   
3. Public Housing Dwelling Rental 
Income 

  

   
   
   
4. Other Income (list below)   
   
5. Non Federal sources (list below)   

   
Total Resources $489,901.00 $489,901.00 
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A-3 Statement of the PHA’s Rent Determination 

 
1.   Payments Standards 

a. The PHA’s payment standard is 90% of FMR. 
b. Payment Standards are reevaluated annually to ensure adequacy. 
c. The PHA considers rent burdens of assisted families in its adequacy of its 

payment standards. 
 

2.   Minimum Rent 
a. The PHA’s minimum rent is $50. 
b. The PHA has established a Minimum Rent Hardship Exemption Policy 

(included on the Administrative Plan Revision on March 2007, Chapter 8: 
Policy on Absences from the Assisted Unit and Income Determination for 
Calculation of Total Tenant Payment, Section D, page 8.19-8.20). 

 
3.   The PHA’s Rent Determination Policy is included on the Administrative Plan, 

Chapter 14: Owner Payment and Utility Allowance. 
 
A-4 Statement of the PHA’s Management Organization, and a Listing of the Programs 
Administered by the PHA 

 
1.  The PHA’s Management and Organization Structure is included on the 

Administrative Plan, Chapter 2: Organization Structure. 
2.  HUD Programs under PHA Management: 

 
Program Name Units or Families 

Served at Year 
Beginning  

Expected 
Turnover 

Public Housing N/A N/A 
Section 8 Vouchers 107 107 
Section 8 Certificates N/A N/A 
Section 8 Mod Rehab N/A  
Special Purpose Section 
8 Certificates/Vouchers 
(list individually) 

N/A N/A 

Public Housing Drug 
Elimination Program 
(PHDEP) 

N/A N/A 

   
   
Other Federal 
Programs(list 
individually) 

N/A N/A 

   
 

A-5 Grievance Procedures 
1. The Grievances Procedures are included on the Administrative Plan, Chapter 19: 

Complaints and Appeals, pages 19.1-19.8. 
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A-6  Violence Againts Women Act (VAWA)  
 
 

1. PHA Policy for VAWA  
(As included in the Administrative Plan, Chapter 25: Protection to Victims of Abuse. References: Notices PIH 
2006-23, 2006-42 and 2007-5; and the Violence Against Women and Justice Department Reauthorization Act of 
2005 (VAWA 2005, 42 U.S.C. 13925) 

 
The criminal activity directly relating to domestic violence, dating violence, or stalking, 
engaged in by a member of a tenant’s household or any guest or other person under the tenant’s 
control, shall not be cause for termination of assistance, tenancy, or occupancy rights if the 
tenant or an immediate member of the tenant’s family is the victim or threatened victim of that 
abuse. An incident or incidents of actual or threatened domestic violence, dating violence, or 
stalking will not be construed as serious or repeated violations of the lease by the victim or 
threatened victim of that violence and will not be “good cause” for termination of the 
assistance, tenancy, or occupancy rights of a victim of such violence. 
 

Domestic Violence: Includes felony or misdemeanor crimes of violence committed by 
a current or former spouse of the victim, by a person with whom the victim share a child 
in common, by a person who is cohabitated with or has cohabited with the victim as a 
spouse, by a person similarly situated to a spouse of the victim under the domestic or 
family violence laws of the jurisdiction receiving grant monies, or by any other person 
against an adult or youth victim who is protected from that person’s acts under the 
domestic or family violence laws of the jurisdiction. 
 
Dating Violence: Violence committed by a person:  
 

(A) who is or has been in a social relationship of a romantic or intimate nature 
with the victim; and  
(B) where the existence of such a relationship shall be determined based on a 
consideration of the following factors:  

(i) the length of the relationship;  
(ii) the type of relationship; and  
(iii) the frequency of interaction between the persons involved in the 
relationship.  

 
Stalking: to follow, pursue, or repeatedly commit acts with the intent to kill, injure, 
harass, or intimidate; or to place under surveillance with the intent to kill, injure, harass, 
or intimidate another person; and in the course of, or as a result of, such following, 
pursuit, surveillance, or repeatedly committed acts, to place a person in reasonable fear 
of the death of, or serious bodily injury to, or to cause substantial emotional harm to (i) 
that person; (ii) a member of the immediate family of that person; or (iii) the spouse or 
intimate partner of that person. 
 
Immediate Family Member: a spouse, parent, brother or sister, or child of the person, 
or an individual to whom that person stands in loco parentis (in place of a parent); or 
any other person living in the household of that person and related to that person by 
blood or marriage. 
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The Municipality of Cabo Rojo may request a tenant to certify that the individual is a victim of 
domestic violence, dating violence or stalking and that the incidence(s) of threatened or actual 
abuse are bona fide in determining whether the protections afforded to such individuals under 
VAWA are applicable. The Municipality of Cabo Rojo may request in writing that an 
individual complete, sign and submit, within 14 business days of the request, a HUD-approved 
certification form (Form HUD 50066). On the form, the individual certifies that he/she is a 
victim of domestic violence, dating violence, or stalking, and that the incident or incidences in 
question are bona fide incidences of such actual or threatened abuse. On the certification form, 
the individual shall provide the name of the perpetrator. 
 
In lieu of a certification form, or in addition to the certification form, a tenant may  provide to 
the PHA and the owners: 
 
 (1) A Federal, State, tribal, territorial, or local police record or court record;  
 
(2) Documentation signed and attested to by an employee, agent or volunteer of a victim 

service provider, an attorney or a medical professional, from whom the victim has sought 
assistance in addressing domestic violence, dating violence or stalking, or the effects of 
abuse, in which the professional attests under penalty of perjury (28 U.S.C. 1746) to the 
professional’s belief that the incident or incidents in question are bona fide incidents of 
abuse, and the victim of domestic violence, or stalking has signed or attested to the 
documentation. 

 
The PHA is not required to demand that an individual produce official documentation or 
physical proof of an individual’s status as a victim of domestic violence, dating violence, 
sexual assault, or stalking in order to receive the protections of VAWA. The PHA, at its 
discretion, may provide assistance to an individual based solely upon the individual’s statement 
or other corroborating evidence. 
 
The PHA should be mindful that the delivery of the certification form to the tenant in response 
to an incident via mail may place the victim at risk, e.g., the abuser may monitor the mail. 
Therefore, the PHA may require that the tenant come into the office to pick up the certification 
form and is encouraged to work with tenants to make delivery arrangements that do not place 
the tenant at risk. 
 
If the individual does not provide the Form HUD 50066 or the information that may be 
provided in lieu of the certification by the 14th business day or any extension of that date 
provided by the PHA, none of the protections afforded to the victim of domestic violence, 
dating violence or stalking by sections 606 or 607 will apply. The PHA would therefore be free 
to terminate assistance, in the circumstances authorized by otherwise applicable law and lease 
provisions, without regard to the amendments made by Sections 606 and 607. 
 
NOTICE AND CONFIDENTIALITY:  
 
The PHA must notify tenants of their rights under VAWA and the right to confidentiality. The 
PHA may make the certification form (Form 50066) available to all eligible families at the time 
of admission.  
 
As part of the briefing packet [24 CFR 982.301 (b)] (See Chapter 10, Section A) the family is 
provided with a copy of the HUD tenancy Addendum, which provide orientation about the 
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protection to victims of abuse. Also, owners are orientated about their rights and obligation 
under VAWA.  
 
The PHA will posted a VAWA notice in the office’s bulletin board and request that a tenant 
come into the office to pick up the form if the tenant believes the VAWA protections apply. 
 
All information provided to the Municipality of Cabo Rojo relating to the incident(s) of 
domestic violence, including the fact that an individual is a victim of domestic violence, dating 
violence, or stalking, must be retained in confidence and must neither be entered into any 
shared database nor provided to a related entity, except to the extent that the disclosure is (i) 
requested or consented by the individual in writing; (ii) required for use in an eviction 
proceeding or termination of assistance; or, (iii) otherwise required by applicable law.  
 
Protections for Victims of Abuse  
 
The new requirements of VAWA 2005 are:  
 

•   An incident or incidents of actual or threatened domestic violence, dating violence, or 
stalking will not be construed as serious or repeated violations of the lease or other 
“good cause” for termination of the assistance, tenancy, or occupancy rights of a victim 
of abuse. (Section 8(o)(7)(C) of the U.S. Housing Act of 1937.)  

 
•   Criminal activity directly relating to abuse, engaged in by a member of a tenant’s 

household or any guest or other person under the tenant’s control, shall not be cause for 
termination of assistance, tenancy, or occupancy rights if the tenant or an immediate 
member of the tenant’s family is the victim or threatened victim of that abuse. (Section 
8(o)(7)(D)(i) of the U.S. Housing Act of 1937.)  

 
•  Notwithstanding the VAWA restrictions on admission, occupancy, or terminations of 

occupancy or assistance, or any Federal, State or local law to the contrary, a PHA may 
terminate assistance to or an owner or manager may “bifurcate” a lease, or otherwise 
remove a household member from a lease, without regard to whether a household 
member is a signatory to the lease, in order to evict, remove, terminate occupancy 
rights, or terminate assistance to any individual who is a tenant or lawful occupant and 
who engages in criminal acts of physical violence against family members or others. 
This action may be taken without evicting, removing, terminating assistance to, or 
otherwise penalizing the victim of the violence who is also a tenant or lawful occupant. 
Such eviction, removal, termination of occupancy rights, or termination of assistance 
shall be effected in accordance with the procedures prescribed by Federal, State, and 
local law for the termination of leases or assistance under the housing choice voucher 
program. (Section 8(o)(7)(D)(ii) of the U.S. Housing Act of 1937.)  

 
•    Nothing in Section 8(o)(7)(D)(i) may be construed to limit the authority of a public 

housing agency, owner, or manager, when notified, to honor court orders addressing 
rights of access or control of the property, including civil protection orders issued to 
protect the victim and issued to address the distribution or possession of property 
among the household members in cases where a family breaks up. (Section 
8(o)(7)(D)(iii) of the U.S. Housing Act of 1937.)  
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•    Nothing in Section 8(o)(7)(D)(i) limits any otherwise available authority of an owner or 
manager to evict or the public housing agency to terminate assistance to a tenant for any 
violation of a lease not premised on the act or acts of violence in question against the 
tenant or a member of the tenant’s household, provided that the owner, manager, or 
public housing agency does not subject an individual who is or has been a victim of 
domestic violence, dating violence, or stalking to a more demanding standard than other 
tenants in determining whether to evict or terminate. (Section 8(o)(7)(D)(iv) of the U.S. 
Housing Act of 1937.)  

 
•    Nothing in Section 8(o)(7)(D)(i) may be construed to limit the authority of an owner or 

manager to evict, or the public housing agency to terminate assistance, to any tenant if 
the owner, manager, or public housing agency can demonstrate an actual and imminent 
threat to other tenants or those employed at or providing service to the property if the 
tenant is not evicted or terminated from assistance. (Section 8(o)(7)(D)(v) of the U.S. 
Housing Act of 1937.)  

 
•    Nothing in Section 8(o)(7)(D)(i) shall be construed to supersede any provision of any 

Federal, State, or local law that provides greater protection than Section 8(o)(7)(D)(i) 
for victims of domestic violence, dating violence, or stalking. (Section 8(o)(7)(D)(vi) of 
the U.S. Housing Act of 1937.)  

 
 
Portability to Protect Victims of Abuse 
 
The family may receive a voucher and move in violation of the lease under the portability 
procedures if the family has complied with all other obligations of the voucher program and has 
moved out of the assisted dwelling unit in order to protect the health or safety of an individual 
who is or has been the victim of domestic violence, dating violence, or stalking and who 
reasonably believed he or she was imminently threatened by harm from further violence if he 
or she remained in the assisted dwelling unit.  
 
If the circumstances described above exist, the PHA may allow a family to move under 
portability procedures if the only basis for the denial is that the family is violating the lease 
agreement. The PHA may request that the family provide the HUD-approved certification form 
(form HUD-50066), or other acceptable documentation in order to verify the family’s claim 
that the request to move is prompted by incidences of abuse in the unit. 
 
 
2. Other services provided by the Municipality of Cabo Rojo to comply with 

VAWA 
a. The PHA published a notice about VAWA on the website of the municipality of 

Cabo Rojo. It can be access at http://ciudadcaborojo.net/seccion8doc.htm . The 
notice provides a basic overview of VAWA and changes relating to rental assistance 
Program participants and landlords. More detailed information about VAWA may 
be found online at http://www.gpoaccess.gov/plaws/index.html  under “VAWA” or 
Public Law 109-162.  
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b. When a participant signs a lease contract, he or she signs form HUD 52641: Tenancy 
Addendum. Through this document the participant is oriented about the protections for 
victims of abuse. 

c. The Municipality of Cabo Rojo will also provide a list of phones and places were women that 
are victim of domestic violence, dating violence, sexual assault, or stalking, can receive 
orientation and help in this matter.  

d. In addition, through the Office of “Programa de Ayuda al Empleado” (PAE), the 
Municipality provide the following services to persons victim of domestic violence: 

(1) Community service 
(2) Personal, individual and familiar counseling 
(3) Coordination of services with governmental offices. 
(4) Home visits 
(5) Legal counseling  
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A-7 Additional Information  
[24 CFR Part 903.13, 903.15] 

 
(11) Membership of the Resident Advisory Boards of Boards 

 
The following participants are members of the Resident Advisory Board: 
 
Olga I. Rivera Borges 
President 
Calle Ángel Franco #18 
Cabo Rojo, P.R. 00623 
 
Aisha Laracuente Cardona 
Vice-President 
HC-01 Box 6485 
Cabo Rojo, P.R. 00623 
 
Lissette Ojeda Asencio 
Secretary 
Callejón Fagundo #6 
Cabo Rojo, P.R. 00623 
 
Sandra I. Seda Colón 
Treasurer 
P.O. Box 217 
Cabo Rojo, P.R. 00623 
 
Haydee J. Vega Rosas 
Vocal 
Calle Rossy #45 Altos 
Cabo Rojo, P.R. 00623 
 
Edwin Mercado Ruiz 
Vocal 
Calle Rossy #84 
Esquina Muñoz Rivera 
Cabo Rojo, P.R. 00623 
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(2)   Resident Membership on PHA Governing Board 

The governing board of each PHA is required to have at least one member who is directly assisted by the PHA, 
unless the PHA meets certain exemption criteria.  Regulations governing the resident board member are found at 
24 CFR Part 964, Subpart E. 

  
 The Municipality of Cabo Rojo doesn’t have a PHA governing board, since 

the mayor is the Executive Director of the PHA. 
 

a. Does the PHA governing board include at least one member who is directly assisted by the 
PHA this year?   

 
  Yes   No:   

 
If yes, complete the following: 
 

Name of Resident Member of the PHA Governing Board: 
 

Method of Selection: 
   Appointment  

The term of appointment is (include the date term expires):  
 

   Election by Residents (if checked, complete next section--Description of 
Resident Election Process) 

 
Description of Resident Election Process 
Nomination of candidates for place on the ballot: (select all that apply) 

 Candidates were nominated by resident and assisted family organizations 
 Candidates could be nominated by any adult recipient of PHA assistance 
 Self-nomination:  Candidates registered with the PHA and requested a place on 

ballot 
 Other: (describe) 

 
Eligible candidates: (select one) 

 Any recipient of PHA assistance 
 Any head of household receiving PHA assistance 
 Any adult recipient of PHA assistance  
 Any adult member of a resident or assisted family organization 
 Other (list) 

 
Eligible voters: (select all that apply) 

 All adult recipients of PHA assistance (public housing and section 8 tenant-
based assistance) 

 Representatives of all PHA resident and assisted family organizations 
 Other (list) 

 
 b. If the PHA governing board does not have at least one member who is directly assisted by 

the PHA, why not? 
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 The PHA is located in a State that requires the members of a governing board to 
be salaried and serve on a full time basis 

 The PHA has less than 300 public housing units, has provided reasonable notice 
to the resident advisory board of the opportunity to serve on the governing 
board, and has not been notified by any resident of their interest to participate in 
the Board. 

  Other (explain):  
 

The Mayor of the Municipality of Cabo Rojo, was elected to administer the 
Municipal Government and is the Executive Director of the PHA. 

 
 Date of next term expiration of a governing board member: 06/30/2011      
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(3) Public Hearing Announcement 
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(4) Public Hearing Summary 
 

 
Date: February 18, 2010 
Hour:  9:00 A.M. 
Location:  Legislature Room Ramón Emeterio Betances, 3rd  floor of the City Hall Santos 

E. Padilla Ferrer, located in Betances Street #28, Cabo Rojo, P.R. 
Participants: 

Hon. Jorge Morales –Vice Mayor 
Yoemir Rodríguez- Director of the Federal Programs Office 
Evelyn Ramírez- Section 8 Coordinator 
José R. Toro- Section 8 Inspector 
Sherlly A. Cruz Zapata- Administrative Assistant 
Jonathan Morel- Section 8 Accountant 
Tomy Vargas- Office Worker 
Rafael Morales- Director of the Information Systems Office 
Elsie Martínez- Administrative Assistant from the Municipality’s Press Office 
Section 8 tenants, owners (list of attendance included), applicants and general 
public 

 
 
1- At 8:30 a.m. the registration process began. It was in charge of Sherlly A. Cruz, 

Administrative Assistant, and Tomy Vargas, Office Worker.  
 
2- At 9:10 a.m. José R. Toro, Section 8 Inspector, offered a formal greeting to all 

public hearing participants. Rafael Morales, Director of the Information Systems 
Office, made an invocation. The Section 8 Inspector presented the following staff: 
Hon. Jorge Morales, Vice-Mayor, Yoemir Rodríguez, Director of the Federal 
Programs Office, and Evelyn Ramírez, Section 8 Coordinator. Each of them offered 
an introduction message. 

 
3- The Section 8 Coordinator explained that the meeting has the purpose to perform the 

PHA Five Year Plan 2010-2014 and Annual Plan 2010-2011 Public Hearings, 
required by HUD, as established by the Code of Federal Regulations (24 CFR 903).  
She read the public hearing announcement as published in Primera Hora newspaper 
on December 10, 2009.  

 
4- Each part of the PHA plans mentioned, that will be submitted to the Housing and 

Urban Development (HUD) as established by the Section 8 of the Quality Housing 
and Work Responsibility Act of 1998 and the Code of Federal Regulations (24 CFR 
982), were discussed in details by the Section 8 Coordinator.  

 
5- In summary, the following aspects were emphasized in the public hearings: 

 
a- The Section 8 Coordinator offered a brief orientation about the Section 8 

Program, mission, goals and objectives. She mentioned the housing needs of 
the families in the Municipality of Cabo Rojo. Also, she provided a 
description of the Section 8 Program. 
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b- The Section 8 Inspector orientated tenants and owners about the 
Homeownership Program and what actions the PHA will undertake to 
implement the program this year.  He also provided a brief orientation about 
the importance of the inspection process and the lead based paint 
regulations. 

 
c-  Sherlly A. Cruz, Administrative Assistant, who is one of the users of EIV, 

provided a description of the Enterprise Income Verification System (EIV) 
and emphasized the importance that tenants must provide correct income 
information to the PHA. She explained the uses of EIV and the new system 
modules. Also, offered details of the housing needs of families in the waiting 
list. 

 
d- The Section 8 Coordinator presented the Resident Advisor Board and 

explained what it is and its functions, roles and responsibilities. A 
certification form was provided to each resident advisory board to be 
completed and included with the PHA plans. 

 
e- Public hearing attendants were orientated about the following: new 

regulations about social security identification number, alcohol abusers (24 
CFR 982.553), and Violence Against Women Act (VAWA). 

 
6- Tenants and owners received instructions to complete the comments sheet. The 

Section 8 Coordinator mentioned that it has the purpose to ensure that the families’ 
needs are being addressed and comments will be sent to HUD. Those who want to 
offer comments on front, were informed that they would be assigned a number in 
order to develop the process in an organized manner.  

 
7- The followings are questions made by tenants and the answers given to them: 

 
a- Aisha Laracuente, tenant and Vice-President of the Resident Advisor Board, 

ask if it’s possible that the Section 8 Program offer assistance to pay water, 
sewer and electricity bills. The Section 8 Coordinator mentioned her that the 
program takes into consideration the total housing costs that include both the 
rent to the owner and any additional utility costs that the family will need to 
pay. Annually, the program performed a utilities survey to complete a Utility 
Allowance Table. When calculating the housing assistance payment the 
utility allowance is included. 

 
b- Jacinto Cruz, owner, ask if the Section 8 Program had identified potential 

families that qualify to participate under the Homeownership Program. The 
Section 8 Coordinator, mentioned him that at present there is no family that 
qualify under that program, but the office is coordinating the Second 
Housing and Employment Fair, that will be focused to orientate participants 
to complete an academic grade and help them to find a job. That is an 
important step to help them to comply with the income requirement under 
the Homeownership Program. Also, the Federal Programs Director 
orientated him about the programs efforts the program is making to help 
families to be homeowners. 
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c- After answering all questions and there were no additional question or 
comment, the public hearing ended at 11:15 a.m.   

 
 
Prepared by: 
 
Evelyn Ramírez Martínez 

            Section 8Coordinator 
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(5) Lists of Attendance to the Public Hearing 
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_______________________________________________________________________________ 
                                                                                                        Page 65 of 83                                                     form HUD-50075 (4/2008) 

 

 
 



 

_______________________________________________________________________________ 
                                                                                                        Page 66 of 83                                                     form HUD-50075 (4/2008) 
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(6) Public Hearing’s Comments Sheet 
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(7) Public Hearing’s Comments 
 
The following are comments made by the Public Hearing’s attendants: 
(Copy of the original comments sheet forms were included in the Attachment A-9 Other Documents and 
Certifications) 
 

a. “I’m grateful of the Section 8 Program, but I have a Down Syndrome daughter and 
I can’t work or have a job of 30 hours. That is the reason I could never qualify to be 
homeowner. My daughter health is variable. The Public Hearing was interesting 
and very well illustrated. The staff is nice and efficient. Thanks.”- Brunilda Vélez 
Cardona, Section 8 Participant (Head of Household) 

 
b. “Program should help us to find a job.”-Carol Rivera Velázquez, Section 8 

Participant (Head of Household) 
 

c. “Program should help us to find a job.”- Lissette Ojeda Asencio, Section 8 
Participant (Head of Household and Secretary of the Resident Advisor Board) 

 
d. “I’m very pleased with the staff and with the benefits offered by the program. My 

suggestion would be that the program help participants in some manner to find a 
job, but it was proposed for the next meeting. Thanks.”- Blanca R. López Alicea, 
Section 8 Participant (Head of Household) 

 
e. “Congratulations to the Section 8 Program, because it staff is distinguished by their 

willingness to help us to progress. Thanks.” – Jeannette Pagán Pabón, Section 
Participant (Head of Household) 

 
f. “I would like that the program evaluates, with the actual government, some 

measure that establish a subsidy for the electricity service, because the new law of 
public housing not take into consideration us. It could be done for this group of 
participants”.- Aisha Laracuente Cardona (Head of Household and Vice-President 
of the Resident Advisor Board) 

 
g. “For me, there should be available some special assistance for persons with no 

income to pay water and electricity bills.”- Jeannette Arroyo Padilla, Section 8 
Participant (Head of Household) 

 
h. “The orientation was interesting. I would like an increase in the housing voucher, 

because rents in Puerto Rico increased. I would like to receive help for water and 
electricity expenses”. –Marta Olivo, Section 8 Participant (Head of Household) 
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(8) PHA Consideration to Public Hearing’s Comments 
 

 
a. The PHA must ensure that all individuals, including those with disabilities, will 

receive equal opportunity to participate in program services and activities in the 
most appropriate setting. In order to comply with the non-discrimination and equal 
opportunity requirements (Ref. Section 504 of the Rehabilitation Act of 1973, Title 
VI of the 1964 Civil Rights Act, Age of Discrimination Act of 1975, Title II of the 
Americans with Disabilities Act (ADA), HUD Notice PIH 95-48, and others), the 
PHA is required to make the Housing Choice Voucher Program available and 
accessible to all eligible families. All public hearings attendants were orientated 
about all the Homeownership Program eligibility requirements. The 
Homeownership Administrative Plan (Revised on February 2010) of the 
Municipality of Cabo Rojo, Section A. Eligibility Requirements) established the 
following: 

 
The head of household, spouse or adult family member must meet the federal 
minimum income requirement. Whereby, they must have a gross annual 
income equal to the federal minimum wage multiplied by 2000, based on the 
income of adult family members who will own the home.  Unless the family 
is elderly or disabled, income from welfare assistance will not be counted 
toward this requirement. [24 CFR 982.627 (c)]. 
 
As previously stated, the family must meet the federal minimum employment, 
which is defined as follows: except in the case of elderly and disabled 
families one or more adults in the family who will own the home must be 
currently employed full time and must have been continuously employed for 
one year prior to homeownership assistance.  
 

b. The Section 8 Office is planning the 2nd Housing and Employment Fair to be held 
on May 2010. Through this activity the PHA will encourage the participation of 
universities, academic institutions, employment organizations, and other agencies 
that can help families and general public to obtain an academic grade and find a job. 
This is an important step to motivate family to comply with one of the 
Homeownership Program requirements. 

 
c. The PHA continues scheduling orientations regarding the Homeownership Program 

that will be offered during this year. 
 

d. The PHA will continue attending trainings in order to provide participants and 
homeowners with the most complete and accurate information. 

 
e. In term of the water and electricity expenses, the program takes into consideration 

the total housing costs that include both the rent to the owner and any additional 
utility costs that the family will need to pay. Annually, the program performed a 
utilities survey to complete a Utility Allowance Table. When calculating the 
housing assistance payment the utility allowance is included. In other side, local 
government signed Law 69 on August 11, 2009 (Ley Especial de Justicia Tarifaria 
de Utilidades para Residenciales Públicos) with the purpose of establish a fix bill 
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amount for water and electricity services to help only families who live in public 
housing (Caceríos), to contribute to alleviate the economic crisis of the country. It is 
important to mention that after the public hearing date, the Vocero newspaper 
published a new subject: “Tarifa Fija de Agua para Todos” in which mentioned 
that the Autoridad de Acueductos y Alcantarillados (AAA) is proposing to establish a 
fix bill amount of water service to all clients (Ref. Vocero newspaper online edition, 
http://www.vocero.com/index.php?option=com_content&view=article&id=875:tarif
a-fija-de-agua-para-todos&catid=32:negocios&Itemid=11). 

  
f. In the Housing Choice Voucher Program, the voucher size is determined taking into 

consideration the family composition. As established on the Federal Register (Vol. 
74, No. 188 / Wednesday, September 30, 2009), the Fair Market Rent (FMR) is the 
basis for determining the ‘‘payment standard amount’’ used to calculate the 
maximum monthly subsidy for an assisted family (see 24 CFR 982.503). In general, 
the FMR for an area is the amount that would be needed to pay the gross rent 
(shelter rent plus utilities) of privately owned, decent, and safe rental housing of a 
modest (non-luxury) nature with suitable amenities. In addition, all rents subsidized 
under the Housing Choice Voucher program must meet reasonable rent standards. 
The interim rule published on October 2, 2000 (65 FR 58870), established 50th 
percentile FMRs for certain areas. In other side, is important to mention, that during 
this year will be the process of Census 2010 and it is important that forms are 
completed correctly to reflect the increase on rents.  
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(9) Public Hearing’s Photos 
 

 
 Public Hearing registration process. 

 

     
 

Hon. Jorge Morales, Vice-Mayor, and Yoemir Rodríguez, Director of the  
Federal Programs Office, offering a welcome message. 

 

     
 

Evelyn Ramírez, Section 8 Coordinator, offering a message and reading the public hearing’s  
newspaper announcement. 
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José R. Toro, Section 8 Inspector, providing an orientation about the  

Homeownership Program, and lead based paint. 
 
 

 
Sherlly A. Cruz, Administrative Assistant, explaining the EIV System. 

 

 
The Section 8 Coordinator presenting the member of the  

Resident Advisor Board (Haydeé Vega was absent)  
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(10) Resident Advisory Boards Certifications 
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A-8 Summary of Substantial Deviations and Amendments 
       [24 CFR Part 903.7(r)] 

 
 

1. Significant Amendment to the Annual Plan 
 

The significant amendments to the Annual Plan made by the PHA were made on the 
eligibility, selections and policies, in terms of the use of mandatory social security 
number, the regulation of alcohol abusers, the process to verify the social security 
benefits and the procedures to dispute enterprise income verification (EIV) records. 
(For details see number 2 of Section 6.0 in this Plan) 

 
2. Substancial Deviation or Modification from the 5-Year Plan 

 
The PHA will continue with the implementation of the Homeownership Program. It 
will schedule several meetings with Section 8 participants to provide orientation 
about the house buying process. 
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A-9 Challenged Elements 
 

 

There were no elements of the Five Year Plan 2010-2014 or Annual Plan 2010-2011 

that were challenged by the resident advisory board. 
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A-10  Other Documents and Certifications 
(Separate Hard Copy Submissions to Local HUD Field Office) 
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1. Certification by State or Local Official of PHA Plans 
Consistency with the Consolidated Plan 
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2. PHA Certifications of Compliance with the PHA and Related 

Regulations 
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3. Civil Right Certification 
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ADMINISTRATIVE PLAN FOR THE
SECTION 8 HOUSING CHOICE VOUCHER

HOMEOWNERSHIP PROGRAM

Homeownership Option: General (24 CFR 982.625)

Executive Summary

According to the Final Rule (24 CFR Parts 5, 903 and 982–October 18, 2002)
homeownership assistance offers a new option for families who receive Section 8 tenant–
based assistance. The PHA (Public Housing Agency) may use Housing Choice Voucher
assistance for homeownership purposes rather than for rental assistance.

The PHA will provide homeownership assistance through monthly payments
directly to the family or the lender (Payments will be entitled to both: family and lender).
Two options are available for this assistance: monthly homeownership assistance
payment on behalf of a family, and to provide homeownership assistance for the family
in the form of a single grant to be used toward the down payment required in connection
with the purchase of the home. Until HUD publishes the regulations for down payment
assistance, only monthly homeownership assistance is available.

The Homeownership Program of the Municipality of Cabo Rojo has the following
priority objectives:

� Provide assistance on the process of purchasing a home to the participant families,
using their Section 8 voucher.

� Promote social and economic benefits for the homeowners. It is a key component
of families moving to achieve economic independence and moving to self-
sufficiency. The objective is to reduce the dependency of low-income families on
welfare assistance and federal, state or local subsidies.

� Provide decent, safe and affordable housing, encouraging families to maintain
their own properties in the best condition.

For HUD definitions to any term used in this Administrative Plan, please refer to
24 CFR 982.4.

The PHA will take into account the appropriate changes in order to implement the
Homeownership Program, whereby it will consider the following:

1- Assistance will be provided for:

a. First time homeowners, (FTH, means that no member of the
household has had an ownership interest in any residence
during the three (3) years preceding commencement of
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homeownership assistance. A single person or displaced
homemaker who while married owned a home with a spouse or
resided in a home owned by a spouse is considered a FTH for
purpose of the Section 8 Homeownership Program.) (24 CFR
982.4).

b. Family that owns or is acquiring shares in a cooperative. (24
CFR 982.4).

2- The program will be offered to newly admitted families or existing
participants in the Section 8 Housing Choice Voucher Program
(HCVP). The newly admitted families will be eligible as long as
they are in “good standing” and have completed the required 1st

year lease contract.

3- The total family that will be serve through this program will be
limited to a maximum of 20% initially.

4- Participation in the Section 8 Homeownership Program is
voluntary.

Down Payment (24 CFR 982.625 (g) (1))

Families are required to remit a down payment to the financial institution
that is at least three percent (3%) of the sale price or the standard generally
accepted by the industry. One percent (1%) of the down payment must come
from the family’s own resources.

A. Eligibility Requirements (24 CFR 982.627)

The family must meet all the requirements listed below before the
commencement of homeownership assistance:

1- The family must be eligible for the Housing Choice Voucher
Program. [24 CFR 982.627 (a)].

2- The family must be in “good standing”.

The PHA defines a family participant to be in “good standing” as:

a. Having no outstanding debts to the Municipality of Cabo Rojo
or any other Housing Authority.

b. Having no outstanding debts with any municipality and/or any
government institutions.

3- The family must qualify as a FTH, or may be a cooperative
member as defined by HUD. [24 CFR 982.627 (a)].
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4- The head of household, spouse or adult family member must meet
the federal minimum income requirement. Whereby, they must
have a gross annual income equal to the federal minimum wage
multiplied by 2000, based on the income of adult family members
who will own the home. Unless the family is elderly or disabled,
income from welfare assistance will not be counted toward this
requirement. [24 CFR 982.627 (c)].

a. The applicant head of household, spouse, or adult that will
be on the mortgage document is required to document full-
time (no less than 30 hours per week), continuous
employment for a period of no less than 12 months prior to
application.

b. The applicant head of household, spouse or co-head must
remain continuously employed (no less than 30 hours per
week) while participating in the program.

c. For eligibility purposes, continuos employment is defined
as: “ No gap in employment lasting more than four weeks
total during the past year”.

d. Part-time employment by both parties, totaling over 30
hours per week, does not constitute full-time employment
by either party.

5- As previously stated, the family must meet the federal minimum
employment, which is defined as follows:

a- Except in the case of elderly and disabled families
one or more adults in the family who will own the
home must be currently employed full time and must
have been continuously employed for one year prior
to homeownership assistance. The Municipality of
Cabo Rojo (PHA) will also consider whether and to
what extent an employment interruption is considered
permissible, satisfying, employment requirement.
Interruptions of less than 60 days will count as
continuous employment during the year. The
Municipality of Cabo Rojo will also consider
successive employments during the one-year period
and self-employment a business. [24 CFR 982.627
(d)].

b- HUD regulations define “full-time employment” as
not less than an average of 30 hours per week. [24
CFR 982.627 (d)(2)(i)].

c- The federal minimum employment requirement does
not apply to elderly or disabled families. [24 CFR
982.627 (d)(3)].
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6- Any family member who has previously defaulted on a mortgage
obtained through homeownership program option and/or any other
federal subsidized mortgage program is barred from receiving
future homeownership assistance. [24CFR 982.627 (e)].

7- Must attend and satisfactorily successfully complete a minimum of
10 hours of the PHA’s pre-assistance homeownership and housing
counseling program the maximum will be a case by case in
accordance to the families needs. [24 CFR 982.982.630 (a)].

8- Must complete the pre-qualification process with the identified
entity. [24 CFR 982.627 (c) (3) & 24 CFR 982.632].

9- Applicants for and new participants in the Section 8 HCVP shall
be ineligible for participation in the Section 8 Homeownership
Program until completion of an initial Section 8 lease term and the
participant’s first annual recertification in the Section 8 HCVP.
Nothing in this provision will preclude Section 8 participants that
have completed an initial lease term in another jurisdiction from
participating in the Section 8 Homeownership Program.

B. Application Process

Applicants may contact the HCV Program Coordinator to receive
information about HCV Homeownership Program and a Homeownership
Application.

1. Application Form

An applicant must complete and submit the Homeownership
Application to the HCV Program Coordinator for review. The
application includes information on income, assets, obligations,
and family composition.

Application Attachments

1. Documentation of attendance to the pre-assistance homeownership
and housing counseling program.

2. A current bank statement verifying $1,000 in savings designated
toward the one percent (1%) of personal funds down payment
requirement. Applicants must document a three percent (3%) down
payment with the mortgage lender prior to closing.

3. An Employment Verification.

4. A signed Homeownership Landlord Verification.
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5. If applicable, a verification of disability, if not on file.

6. The applicant must document household composition for all
individuals who will reside in the household.

Application Review

Upon receipt of a HCV Homeownership Application, the HCV
Program Coordinator determines whether an applicant meets the eligibility
criteria for the program. The application review will include:

1. Evaluation of family composition and HCV rental status.

2. Review of income, savings, and disability documentation.

3. Evaluation of employment history.

The Program Coordinator will review the file for discrepancies or
omissions. If, in the course of a loan application, a loan originator, or other
third party, document income not previously reported to the PHA, the PHA
will conduct an interim reexamination of income. Should the reexamination
result in a debt or proposed repayment agreement, the PHA shall retain sole
discretion to withdraw the Certificate of Eligibility subject to the outcome of
any grievance procedure related to the income discrepancy. The participant
family must remain on the HCV program for an additional year, in good
standing, before the PHA may re-issue a Certificate of Eligibility.

C. Eligible Units (24 CFR 982.628)

The unit must meet all of the following requirements:

1. The unit must meet HUD’s “Eligible Housing” requirements.
The unit may not be any of the following:

a. A public housing or Indian housing unit;
b. A unit receiving Section 8 project-based

assistance;
c. A nursing home, board and care home, or

facility providing continual psychiatric, medical
or nursing services;

d. A college or other school dormitory;
e. On the grounds of penal, reformatory, medical,

mental, similar public or private institution.

2. The unit already existed or under construction at the time the
family was determined eligible for homeownership
assistance.

3. The unit is a one-unit property or a single dwelling unit in a
cooperative or condominium.
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4. The unit has been inspected by the inspector of the
Municipality of Cabo Rojo and meets HUD HQS.

5. An independent inspector designed by the family has
inspected the unit.

a. The unit has been inspected and meets HUD Housing
Quality Standards.

The Municipality of Cabo Rojo will not approve the seller of the unit if it
has been informed by HUD or otherwise if that the seller of the home is debarred,
suspended, or subject to a limited denial of participation.

D. Finding and Financing a Home (24 CFR 982.629)

Families that meet the eligibility criteria and complete the pre-
qualification process will then be issued a voucher to locate a home. Pre-
qualification will be conducted by referral state or federal and/or banking
institutions (financial institutions).

Eligible families will be given an initial time frame of 90 days to locate a
home, secure financing and purchasing. Extensions may be given in 30-day
intervals to complete the purchasing process up to an additional 90 days. The
time frame allotted to locate a home, secure financing and purchasing may not
exceed a maximum of 180 days. Within the 90 days period, the family must notify
to the PHA the progress or actions taken to seek finance. The notification must be
in letter format and submitted personally or by mail to our office.

Families may select homes to purchase that exist at the time eligibility is
determined or a unit that is under construction.

If the family fails to find a home to purchase within the allotted time
frame, the homeownership voucher will be rescinded and the family will be
issued a voucher to lease a unit.

E. Homeownership Counseling Requirement (24 CFR 982.630)

Before commencement of homeownership assistance, the family must
attend and satisfactorily complete the pre-assistance homeownership and housing
counseling program. The family must complete a minimum homeownership
counseling time of ten (10) hours. Such counseling shall be consistent with HUD-
approved housing counseling. The Municipality of Cabo Rojo will determine the
additional hours that must be attended by a family based on their needs.

The counseling program must address minimum issues such as:

1. How to locate a home
2. Budgeting and Money Management
3. Credit Counseling
4. How to negotiate the purchase price
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5. Locating and combining federal, state and local aids on the
homeownership effort

6. How to acquire financing and loans pre-approvals
7. Securing a Home
8. Home Maintenance
9. Purchasing adequate Home Insurance
10. Information about Fair Housing

The PHA will make alliances with public and private organizations to
provide additional supportive educational services to families.

F. Inspection and Contract (24 CFR 982.631)

The PHA may not commence monthly homeownership assistance
payments for the family until the PHA has inspected the unit and has determined
that the unit passes Housing Quality Standards.

The unit must also be inspected by an independent professional inspector
selected and paid by the family.

The Municipality of Cabo Rojo will adhere to the following:

� Home Inspections

Two home inspections are required:

(1) Housing Quality Standards (under the Housing
Choice Voucher Program) by PHA;

(2) Inspection by an independent professional
Inspector/Adjuster qualified to report on property
conditions including major building systems and
components. The family must pay all costs for the
inspection. This inspection includes:

• Major building components
• Building systems
• Appliances
• Other structural component

(3) The independent inspection must cover major
systems and components including:

� Foundation and structure
� Housing interior and exterior
� Roofing, plumbing, electrical and heating

systems (if applicable)

(4) The independent inspector-adjuster may not be an
employee of the Municipality of Cabo Rojo
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contractor or other person under the control of the
Municipality.

• Inspection Certification

Upon completion of the inspection, the inspector will
provide the PHA and the family with copies of its report.
The PHA shall have the discretion to disapprove the unit
for assistance under the homeownership option because of
the inspection report.

� Contract of Sale

Prior to execution of the offer to purchase or sales contract, the
family must provide the financing type and/or terms for the PHA
for approval.

The family must provide a copy of the contract of sale in
accordance with Section 982.627(a) (7).

The contract of sale must:

(1) Specify the price and other terms of sale by the
seller to the purchaser.

(2) Provide that the purchase will arrange for pre-
purchase inspection of the dwelling unit by an
independent inspector selected by the purchaser.

(3) Provide that the purchaser is not obligated to
purchase the unit unless the inspection is
satisfactory to the purchaser and the PHA.

(4) Provide that the purchaser is not obligated to pay
for any necessary repairs.

(5) Contain a certification from the seller that the seller
has not been debarred, suspended or subject to a
limited denial of participation under 24 CFR part
24.

(6) Specify that if any pre-purchase repairs are
necessary, the seller will be responsible of making
the corrections to qualify the home under the
Homeownership Program.

� PHA Disapproval of Seller

The PHA may deny approval of a seller for any reason provided
for disapproval of an owner in Sec. 982.306 (c) and stated on the
Administrative Plan for the HCVP of the Municipality of Cabo
Rojo.
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G. Financing Requirements (24 CFR 982.632)

The Municipality of Cabo Rojo will provide homeownership assistance
payments on a monthly basis (after closing) to help family meet mortgage
payments and home expenses. The following types of financing are prohibited
and will not be approved:

1. Balloon payments mortgage.

2. Variable interest notes.

3. Private seller financing.

4. Financing a home through other part not authorized by the
Commissioners of Financing Institutions of Puerto Rico.

In first instance, the lending institution should submit to the
Municipality of Cabo Rojo the Good Faith Estimate for the
option to purchase contract, in order to determine the
affordability of the family’s proposed financing. In making
such determination, the Municipality may take into account
other family expenses, including but not limited to child
care, unreimbursed medical expenses, education and
training expenses and the like. Once completed the loan
application, copy of the Settlement Statement should be
presented to the Municipality for final approval.

5. If a mortgage is not FHA-insured, the PHA will require the lender
to comply with secondary mortgage market underwriting
requirements on comply with the generally accepted private sector
underwriting standards such as those consistent with that of
HUD/FHA, Ginnie Mae, Fannie Mae, Freddie Mac, or other
private lending institution.

H. Continued Assistance (24 CFR 982.633)

Homeownership assistance may only be paid while the family is residing
in the home. The family or lender is not required to refund homeownership
assistance for the month when the family moves out.

The family must comply with the following obligations:

1. The family must attend and complete ongoing homeownership and
housing counseling.

2. The family must comply with terms of the mortgage securing debt
incurred to purchase the home, or any refinancing of such debt.
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3. The family may not convey or transfer ownership of the home,
except for purposes of financing, refinancing, or pending
settlement of the estate of a deceased family member. Use and
occupancy of the home are subject to 24 CFR 982.551 (h) and (i).

a. Upon death of a family member who holds, in whole or
in part, title to the home, homeownership assistance
may continue pending settlement of the decedent’s
estate, notwithstanding transfer of title by operation of
law to the decedent’s executor or legal representative,
so long as the home is solely occupied by remaining
family members in accordance with Sec. 982.551 (h).

4. The family must supply information to the PHA or HUD as
specified in 24 CFR 982.551 (b). The family must further supply
any information required by the Municipality or HUD concerning
any mortgage or other debt incurred to purchase the home and any
refinancing of such debt, sale or transfer of any interest in the
home, or homeownership expenses.

5. The family must notify the PHA before moving out of the house.

6. The PHA must be notified if the family defaults on the mortgage
used to purchase the home. The family must report the PHA if
they are 7 days late payment.

7. No family member may have any ownership interest in any other
residential property during the time the family is receiving
homeownership assistance under this subpart.

8. Before commencement of homeownership assistance, the family
must execute statement in which the family agrees to comply with
all family obligations under the homeownership option. The HA
staff will explain any or all clauses which the homebuyer(s), may
not understand.

9. The family must comply with the obligation of a participant family
described in 982.551. However, the following provisions do not
apply to assistance under the homeownership option: 982.551(c),
(d), (e), (f), (g) and (j).

The family must agree to:

1. Comply with the terms of mortgage

2. Use and occupy unit as the family’s only residence

3. Report changes in family composition

4. Complete annual recertification
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5. No subletting or leasing

6. Supply information concerning refinancing such debt, payment of
debt, sale or transfer of any interest in home

7. Provide notice of move-out

8. Provide Notice of default

9. Prohibition on ownership interest on second residence

10. During time family receives homeownership assistance, no
member reported in the certification may have any interest in any
other residential property

11. At annual recertification, the family must document that they are
current with mortgage, insurance and taxes

12. Participate in post-purchase counseling sharing their experiences
on the process to encourage others.

13. Comply with any additional PHA requirements for continuation of
homeownership assistance

Changes in Income Eligibility

The PHA may adjust a family’s homeownership assistance based upon
changes in family income. The effective change shall occur 30 days after the
month in which a reexamination of income occurred.

Participation in the Homeownership Program shall continue until such
time as the assistance payment amounts to zero for a period of six consecutive
months. At that time the family will no longer be eligible and the HAP will be
terminated. However, should the family go to zero HAP, for 180 consecutive
days, the PHA reserves the right to extend the period past 180 days, should there
be documented extenuating circumstances for an extension to time period. Such
documented extenuating circumstances include but is not limited to:

1. Death in the family

2. Loss of employment or income due to no fault of the family

3. Documentation of a medical or financial hardship beyond the
control of the family for a member of the assisted household
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I. Maximum Term of Homeownership Assistance (24 CFR 982.634)

Except in the case of elderly or disabled families, the maximum term of
homeownership assistance is:

- 15 years, if the initial mortgage incurred to finance purchase of the
home has a term of 20 years or longer or 10 years in all other
cases.

- If, during the course of homeownership assistance, the family
ceases to qualify as a disabled or elderly family, the maximum
term becomes applicable from the date homeownership assistance
commence. However, such family must be provided at least 6
months of homeownership assistance after the maximum term
becomes applicable (provided the family is otherwise eligible to
receive homeownership assistance in accordance with this part.)

The elderly exception only applies if the family qualified as elderly at the
start of homeownership assistance. The disabled exception applies, if at any time
during receipt the Homeownership assistance, the family qualifies as disabled.

If the family receives homeownership assistance for different homes, or
from different PHA’s, the total is subject to the maximum term described in (H)
(1).

J. Homeownership Assistance Payments and Homeownership Expense
(24 CFR 982.635)

While the family is residing in the home, the PHA will pay by check a
monthly homeownership assistance mortgage payment on behalf of the family
and/or the lender that is equal to the lower of:

- The Payment Standard minus Total Tenant Payment, or

- The family’s monthly Homeownership expense minus the Total
Tenant Payment.

Determining the amount of the Homeownership Assistance Payment
(HOP), the Municipality will use the same Payment Standard schedule, Payment
Standard amounts, and subsidy standard pursuant to 982.402 and 982.503 for
homeownership options as for the Housing Choice Voucher Program as described
in our Administrative Plan.

Some homeownership expenses are allowances or standards determined
by the PHA in accordance with HUD regulations. These allowances are used in
determination expenses for all homeownership families and are not based on the
condition of the home. The following homeownership expenses will be allowed:
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(a) Principal and interest on initial mortgage debt, any
refinancing of such debt and any mortgage insurance
premium incurred to finance purchase of the home;

(b) Real estate taxes and public assessments on the home;

(c) Hazard insurance;

(d) Allowances for utilities (Currently in use by the PHA in its
Housing Choice Voucher Program);

(e) Allowances for routine maintenance costs;

(f) Principal and interest mortgage debt incurred to finance
costs for major repairs, replacements or improvements for
the home. If a member of the family is a person with
disabilities, such debt may include debt incurred by the
family to finance costs needed to make the home accessible
for such person, if the PHA determines that allowance of
such costs as homeownership expenses as needed as a
reasonable accommodation so that the homeownership
option is readily accessible to and usable by such person, in
accordance with part 8 of this title;

(g) Allowances for major repairs and replacements;

(h) The cooperative charge or the maintenance and operating
costs assessed by the homeowners association, applies only
to Condos and Coops.

(i) The family pays expenses not covered by HOP.

Payment to Family or Lender

The PHA will provide the lender with notice of amount of the
housing assistance payment prior to close of the case and will pay the
Municipality contribution towards the family’s homeowner expense
directly to the family, unless otherwise required by the lender. The family
will be responsible to submit the entire mortgage payment to the lender
unless the lender requires direct payment of the Municipality of Cabo
Rojo’s contribution.

K. Portability (24 CFR 982.636, Notice PIH 2004-12 & 2005-28)

The family may select an existing or under construction home within the
PHA jurisdiction as stated in the Administrative Plan or may exercise portability
if the receiving PHA is approving units under a homeownership program and is
accepting new homeownership families. The following must be met before the
Municipality of Cabo Rojo will approve portability for a homeownership family
participant:
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1. The receiving PHA may absorb families into their programs or bill the
initial PHA.

2. The receiving PHA is responsible for providing counseling sessions.
3. The homeownership policies of the receiving PHA shall prevail.

If a family decides to move out of the PHA’s jurisdiction for purposes of
homeownership assistance, the family must obtain the initial PHA approval. The
PHA may deny permission to move if the PHA does not have sufficient funding
for continued assistance [24 CFR 982.314 (e)(1)].

L. Denial or termination (24 CFR 982.638)

A family’s homeownership assistance may be terminated if the family
fails to comply with its responsibilities, through their actions or their failure to act
under Section 8 Program, Housing Authority homeownership policies, or if the
family defaults on the mortgage. Except as otherwise approved by the PHA, the
family may not convey or transfer the home to any entity or person. The
Municipality reserves the right not to allow the family to participate in the tenant-
based Housing Choice Voucher Program.

The PHA must deny its permission, if:

(1) The family defaulted on an FHA-insured mortgage; and
(2) The family fails to demonstrate that:

(i) The family has conveyed, or will convey, title to the home, as
required by HUD, to HUD or HUD's designee; and

(ii) The family has moved, or will move, from the home within
the period established or approved by HUD.

M. Procedure for termination of Homeownership Assistance

A participant in the Section 8 Homeownership Program shall be entitled to
the same termination notice and informal hearing procedures set forth in the
Administrative Plan of the Municipality of Cabo Rojo Housing Choice Voucher
Program.

N. On-going Administrative Fees (24 CFR 682.639)

The PHA will continue to schedule and conduct the annual recertification
for homeownership participants. Annual HQS inspections may be required by
PHA. The PHA shall be entitled to ongoing voucher administrative fees as
described in 24 CFR 982.152(b) for each month that homeownership assistance
on behalf of the family.
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O. Utility Allowance

The PHA will use its Housing Choice Voucher Program utility allowance
schedule.

P. Credit Requirements

In compliance with the Fair Credit Act, the lending institution will
determine credit worthiness of the participant. In case the participant is unable to
meet this initial criterion he/she will be referred to credit counseling and then
reconsidered for the program.

Q. Reaching maximum term of Homeownership Assistance

Once the family is reaching the maximum term of Homeownership
assistance, the Municipality will notify 90 days before the date of such
occurrence, that no further assistance will be disbursed to the family once the date
of termination arrives.

R. Recapture of Homeownership Assistance (24 CFR 982.625)

A PHA shall not impose or enforce any requirement for the recapture of
voucher homeownership assistance on the sale or refinancing of a home
purchased with assistance under the homeownership option.

S. Waiver or Modification of Homeownership Policies.

The Municipality of Cabo Rojo shall have the discretion to waive or
modify any provision of the Section 8 Homeownership program or policies not
governed by statute or regulation for good cause or to comply with changes in
HUD regulations or directives.
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1. STATEMENT OF POLICIES AND OBJECTIVES

The Section 8 Program was created by the Housing and Community Development Act of

1974 and amended by the Housing and Community Development Act of 1981, the

Housing and Urban-Rural Recovery Act of 1983, the Technical Amendments Act of

1984, the Housing and Community Development Act of 1987, and the Cranston-

Gonzalez National Affordable Housing Act of 1990. the Section Voucher Programs

Conforming Rule (24CFR Parts 882, 887, 982, and 983). The Section 8 Moderate

Rehabilitation Program was established through the Housing and Community

Development Amendment of 1978.

Administration of the Housing Programs and the functions and responsibilities of the

PHA staff shall be in compliance with the Personnel Policy of the PHA, and the Equal

Opportunity Plan.

All applicable Federal, State and Local housing laws will be followed and the PHA will

comply with Fair Housing Regulations.

A. Goals and Objective

The overall plan for the Section 8 Housing Choice Program is designed to achieve

four major objectives:

1. To provide improved living conditions for very low-income families

while maintaining their rent payments at an affordable level.

2. To promote freedom of housing choice and spatial deconcentration of

lower income and minority families.

3. To provide decent, safe and sanitary housing for eligible participants.
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4. To provide an incentive to private property owners to rent to lower

income families by offering timely assistance payments and protection

against unpaid rent, damages, and vacancy loss.

The purpose of the Administrative Plan is to establish policies for operating the

program in accordance to Federal regulation for the Section 8 Housing Choice

Program.

The Plan covers both admission and continued participation in this program.

The PHA is responsible for complying with all subsequent changes in HUD

regulations pertaining to this program. If such changes conflict with this plan,

HUD regulations will have precedence.

B. Fair Housing Policy 24 CFR 982.54(d) (6)

It is the policy of the Housing Authority of the Municipality of Cabo Rojo

(hereinafter referred to as the PHA) to comply fully with all Federal, State, and

Local nondiscrimination laws and in accordance with the rules and regulations

governing Fair Housing and Equal Opportunity in housing and employment.

Specifically, the PHA shall not on account of race, color, sex, religion, creed,

national or ethnic origin, age, family or individual the opportunity to apply for or

receive assistance under HUD’s Section 8 Housing Choice Program, within the

requirements and regulations of the HUD regulations.

To further its commitment to full compliance with applicable Civil Rights laws,

the PHA will provide Federal/State/local information to Voucher holders

regarding “discrimination” and any resource available to them should they feel

they have been the victim of discrimination. Such information will be made
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available during the family briefing session and all applicable Fair Housing

Information and Discrimination Complaint Forms will be made a part of the

Voucher holder’s packet.

The PHA subscribes to HUD’s “open-housing” policy and, as such, will maintain

lists of available housing submitted by owners in all neighborhoods within the

PHA’s jurisdiction to ensure “greater mobility and housing choice” to low-income

households served by this agency. (See EOHP incorporated to this Management

Plan).

Except as otherwise provided in 24 CFR 8.21 (c) (l), 8.24(a), 8.25, and 8.31. no

individual with disabilities shall be denied the benefits of. he excluded from

participation in, or otherwise be subjected to discrimination because the PHA’S

facilities are inaccessible to or unusable by persons with disabilities.

Posters and housing information are displayed in locations throughout the PHA’s

office in such a manner as to be easily readable from a wheelchair.

C. Privacy Rights

Applicants will be required to sign the Federal Privacy Act Statement in

conjunction with the HUD 50058 form which states under what conditions HUD

will release tenant and owner information.

The PHA’s policy regarding release of information is:

• To release pertinent client information only in accordance with the signed

“blanket” release on the application form.

• To release no information without the signed client release on the Individual

request for information.
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• To release information on amounts owed to the PHA for claims paid and not

reimbursed by the client where there is no current Repayment Agreement in

effect.

• To release information on amounts owed to the PHA for prior overpayment of

assistance where there is no current Repayment Agreement in effect.

Requests for information must be accompanied by a written release request signed

by the applicant in order for the PHA to release any information involving an

applicant or participant, unless disclosure is authorized under Federal or State

Law.

The PHA’ practices and procedures are designed to safeguard the privacy of

applicants and program participant. All applicant and participant files will

be stored in a secure location which is easy to be accessed by authorized staff.

The staff person who is utilizing a file is responsible for its security. Files will

never be left unattended or placed in common areas.

PHA staff will not discuss family information contained in files unless there is a

business reason to do so. Inappropriate discussion of family information, or

improper disclosure of family information by staff will result in disciplinary

action.

D. Local Objectives

The Section 8 Department is charged with meeting these objectives through

housing assistance programs available from the Department of Housing and

Urban Development.

There is an undeniable need for low-income and very-low income housing
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assistance within the jurisdiction of the PHA, as evidenced by waiting lists for

various housing programs.

There is also a need for quality housing units available for program participants.

There is not an abundance of affordable housing for low income participants

within our jurisdiction.

We approach the administration of the program with a positive attitude. We have

established realistic and attainable goals and have given particular thought to the

numbers of families who can he expected to need and want to move to better

housing.

In establishing our goals, the PHA has given special consideration to the likely

availability of existing housing and has attempted to set realistic numbers based

on need.

By setting attainable goals, the PHA hopes to achieve these by the nature of the

goals themselves.

Not overburdening the market, not forcing the program, but providing a vehicle

for those who have a need and those who the units to come together in a manner

beneficial to each

The strategy is to achieve the attainable goals in the simplest manner possible, at

the least expense, while complying with the Section 8 requirements and

regulations.

E. Service Policy /Accommodations

This policy is applicable to all situations described in this Administrative Plan

when a family initiates contact with PHA; when PHA initiates contact with a

family; including when a family applies; and when PHA schedules or reschedules
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appointments of any kind.

It is the policy of PHA to be service-oriented in the administration of our housing

programs and to exercise and demonstrate a high level of professionalism while

providing housing services to participant families within its jurisdiction.

PHA's policies and practices will be designed to provide assurances that all

persons with disabilities will be provided reasonable accommodation so that they

may fully access and utilize the Section 8 Program and related services. The

availability of specific accommodations will be made known by providing notice

of the availability of reasonable accommodations to applicants and participants

during the normal course of business correspondence.

Requests for reasonable accommodations from persons with disabilities will be

granted upon verification that they meet the need presented by the disability. Such

accommodations include use of a personal advocate, or reader, provision of an

interpreter for hearing impaired persons, and accessible office space.

All requests for accommodations will be verified with a reliable knowledgeable

professional.

A list of accessible units available for rental to Section 8 recipients will be

provided when requested.

F. Rules and Regulations

All issues not addressed in this document related to tenants and participants are

governed by HUD Handbooks 7420.7, 7420.3, and 4350.3; Federal regulations;

HUD Memos and Notices; and guidelines or other applicable law.
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G. Reference

The Public Housing Authority is referred to as “PHA” throughout this document.

Monitoring Program Performance

Reports will be maintained for:

• Monitoring funding availability, to ensure the PHA is at maximum

lease-up but not over leased

• Tracking outstanding Vouchers for expiration

• Timeliness of annual activities

• Numbers of failed inspections and abatements

• Claim payments made

• Number and reason for moves and terminations of assistance

• Number of new vouchers issued

• Repayment of amounts owed the PHA

In order to ensure quality control, supervisory staff audits the following functions:

5% of reexamination

100% of new application

5% of the HQS inspections completed by each inspector (performed
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during the 3 months preceding reinspection and to be drawn to represent a

cross section of neighborhoods and the work of a cross section of

inspectors)

100% of claims processed

H. TRANSLATION OF DOCUMENTS

To the extent that it is feasible to translate documents into other languages

used by PHA clients, the following factors will be considered:

� Number of applicants and participants who do not speak English and who

speak another language.

� Per client cost of translation.

� Evaluation of the need for translation by the bilingual staff and by agencies

that work with non-English speaking clients.

� The availability of other organizations to translate documents, letters and

forms.

� Availability of bilingual staff to explain English language documents to

clients.

� We will explain in Spanish all requested documents to those participants who

does not to read.
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2. ORGANIZATIONAL STRUCTURE

The Section 8 Office will have the major responsibility and authority in the

implementation of the Section 8 Housing Program. This office will work in close

coordination with the Housing and Community Department, the Planning and Budget

Office, and Office of Finance of the Municipal Government of Cabo Rojo.

The duties and responsibilities of Section 8 Office maybe summarized as follows:

• Office of the Director has overall responsibility for insuring compliance

with federal regulations, coordinating the implementation of tenant

Policy, Affirmative Marketing Plan and for directing the day to day

activities design to meet program goals and objectives.

• Housing Inspection Unit is responsible for insuring the housing units meet

the Section 8 Quality Standards.

• Technical and Social Service Staff is the primary point to contact with

applicants for orientation and determination of eligibility. Provides

information, orientation to applicants based on their needs and

circumstances. Execute special investigations in the re-examination of

family income and execution of contracts.

• Fiscal Unit - maintains accounting books, records and reports in

accordance with the Department’s and HUD requirements.

The Section 8 Office has the following job descriptions for each Technical and

Administrative Staff to perform the work required by the Section 8 Housing Program and

Housing Voucher Program.
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A. Director

Administrative Responsibility

Reports directly to the Mayor. Supervise the Section 8 Office Staff Coordinate

with fiscal unit on financial matters.

Functional Responsibility

Has overall responsibility for compliance with the Administrative Plan,

coordinate with Affirmative Plan, coordination with Affirmative Marketing Plan,

Tenant Policy, Section 8 Office requirements and pertinent Department of

Housing Policies. Is responsible for meeting program goals and objectives.

Specific Duties

• Directs technical and administrative work of the Section 8 Existing

Housing Program and Housing Voucher Program.

• Prepares program goals and work plans for staff

• Responsible for staff supervision.

• Prepares monthly performance reports.

• Prepares narrative and statistical reports in accordance with HUD

regulations.

• Responsible for assuring compliance with HUD regulations in

program implementation.
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• Organize, assigns and supervises work performed by program

personnel.

• Negotiates contracts with owners and tenants.

• Evaluates grievances presented by owners and tenants.

• Meets regularly with the Mayor to apprise him of program

progress and problems.

B. Secretary

Administrative Responsibility

Report directly to the Director. Coordinates with Technical Staff and Housing

Inspection Staff.

Functional Responsibility

Responsible for maintaining files, current and up to date.

Specific Duties

• Keep files in order.

• Type owner, rental contracts, letters, orders, requisitions and

reimbursements vouchers for Section 8 Office.

• Answer and channel telephone calls.
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• Perform other duties related to Section 8 Existing Housing

Program and Housing Voucher Program.

C. Housing Inspection Unit (1)

Housing Inspector

Administrative Responsibility

Report to the Director.

Functional Responsibility

Responsible for insuring that all Housing Units under the program meet Section 8

Housing Quality Standards, and for complying with all other inspection

requirements as specified by HUD and or local Law.

Specific Duties

• Inspects Housing Units prior to execution of contracts.

• Certifies the Housing Units are in compliance with HQS.

• Brief tenants on housekeeping rules.

• Conducts annual inspections of Housing Units at time of re

examination.

• Analyzes and reports on current rent reasonableness.

• Report monthly to the Program Director on results of inspections.
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D. Technical Support Unit Housing Technician (1)

Interviewer / Investigator

Administrative Responsibility

Report to the Program Supervisor coordinates with other housing staff

Functional Responsibility

Responsible for initiating and maintaining contact with the client and applicant,

eligibility verification and follow-up. Responsible for maintaining current updated

files on available housing units and providing information to clients.

Specific Duties

• Interviews applicants and completes application for Section 8

assistance.

• Verifies eligibility of families to ensure compliance with

program eligibility criteria.

• Prepares ease reports.

• Prepares weekly activity reports.

• Conducts annual family re-examinations

• Verifies family income.
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• Participates in negotiation of contracts with owners.

• Maintains files with current listings of available housing units.

Periodically contacts with Realtors owners, lessees, etc., to

update rental housing market information in coordination with

Housing Inspector.

• Provides individual information to clients concerning

available housing.

E. Fiscal Unit Accountant (1)

Administrative Responsibility

Report to the Supervisor of the Municipality’s Fiscal Unit. Coordinate with the

Program Director of the Section 8 Office.

Functional Responsibility

Has overall responsibility for insuring that all books, records and reports are

maintained in accordance with HUD requirements and generally accepted

accounting standards.

Specific Duties

Maintains accounting books in accordance with Section 8- Existing Housing

Program and/or Housing Voucher Program.

• Informs Program Director of the status of the program’s finance.

• Prepares requisitions for program funds.
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• Prepares and submits the necessary reports on program finances.

Prepares annually Section 8 application (especially Form HUD

52672 and HUD 52673).

• Maintain record of the rental payment to the owners. (HAP

register)

• Coordinates with the technical staff and Housing Inspection about

change in address, income, family composition and other

information of the tenant and owner.

• Prepares the financial reports at the end of the fiscal year.

• Perform other duties as required by tile Program Director.
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3. OUTREACH PROCEDURES

A. PRIVACY RIGHTS [24CFR 982.551]

All information relating to a participant or applicant family is confidential. PHA's

policy regarding release of information is in accordance with State and local laws

that may restrict the release of family information. PHA staff will not discuss

family information contained in its files unless there is a business reason to do so.

PHA will furnish prospective owners with the family's current address, as shown

in PHA's records and, if known to PHA, the name and address of the landlord for

the family's current and prior address. At a prospective owner's request, PHA will

also furnish information about the family's rental history, or any history of drug

trafficking.

PHA's practices and procedures are designed to safeguard the privacy of

applicants and program participants. All applicant and participant files will be

stored in a secure location, which is only accessible by authorized staff.

B. Family Outreach

The PHA will continue to publicize and disseminate information, as needed,

concerning the availability and nature of housing assistance for very low income

families and the low income eligible families (see Chapter on Eligibility for

Admission).

Upon execution of an Annual Contributions Contract (ACC) for additional units,

the PHA will make known to the public through publication in a newspaper of

general circulation, minority media, and other suitable means the availability and

nature of housing assistance for Very Low Income families and Low Income

eligible families, unless waiting list is closed.
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Notice Requirements

The Notice must:

1. Advise families that applications will be taken at the designated

office;

2. Briefly describe the Section 8 Program;

3. State that occupants/applicants for Housing must specifically apply for

the Section 8 Program.

To reach persons who cannot reed the newspapers, the PHA will distribute fact

sheets to the broadcasting media. Personal contacts with the news media and with

community service personnel, as well as public service announcements, will be

made when this outreach is required.

C. OWNER OUTREACH [24 CFR.982-54, 982.1531]

The PHA Owner Outreach Program includes the following efforts to encourage

owners to participate in the program and to ensure greater mobility to and housing

choice in very low-poverty areas:

• PHA will maintain a list of interested landlords and a list of

available units, both of which are updated frequently. These lists

are made available to applicants and participants. The PHA should

update this list on an ongoing basis.

• PHA will encourage owners of decent, safe and sanitary housing

units to lease to Section 8 families in accordance with the Equal

Opportunity Housing Plan.
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• The staff of PHA will initiate personal contact with private

property owners and managers by conducting formal and informal

discussions and meetings.

• PHA contacts real estate agents and property managers to market

the program and encourage their participation. In addition, printed

material is provided to inform owners and managers of the

program.

• PHA will make a concerted effort to contact and encourage local

property owners with units specially designed or adapted for

persons with disabilities, and those who may be willing to adapt

units, to participate in the program.

• PHA will encourage program participation by owners of units

located outside areas of poverty. This will allow more choices and

better housing opportunities for families.

PHA periodically evaluates the distribution of assisted families to identify areas

within the jurisdiction where owner outreach should be targeted.
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4- ELIGIBILITY FOR ADMISSION

PHA staff will carefully review all information provided by the family and without

regard to factors other than those defined in this chapter. Families will be provided the

opportunity to explain their circumstances, furnish additional information if needed, and

receive an explanation of the basis for any decision made by PHA pertaining to their

eligibility.

A. ELIGIBILITY FACTORS

To be eligible for participation, an applicant must meet the following criteria.

1. An applicant must be a "family" as defined in paragraph VI.B.

2. An applicant must be within the appropriate Income Limits.

3. An applicant must provide documentation of Social Security Numbers

for all family members.

4. Each member of the applicant household must declare citizenship or

immigration status. Non-citizens must provide verification of their

status.

5. No member of the household may have been evicted from public

housing, Indian housing, Section 23, Section 236 or any Section 8

program for drug-related criminal activity or any negative eviction for

five (5) years prior to the date of application.

6. The head of household must be 21 years of age or an emancipated

minor.
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B. Mandatory Social Security Numbers

Disclosure and verification of Social Security and Employer

Identification Numbers ( 74 FR 68924, Vol. 74 No. 248 & 24 CFR

5.216)

The requirements of this section apply to applicants and participants as

described in this section, except that this section is inapplicable to

individuals who do not contend eligible immigration status under subpart

E of this part (see Sec. 5.508).

Disclosure required of assistance applicants

Each assistance applicant must submit the following information to the

processing entity when the assistance applicant's eligibility under the

program involved is being determined.

(1) The complete and accurate SSN assigned to the assistance

applicant and to each member of the assistance applicant's

household; and

(2) The documentation referred to in paragraph (g)(1) of this

section to verify each such SSN.

The 24 CFR 5.216, established exemptions for the following individuals:

a. Those individuals who do not contend to have eligible

immigration status (individuals who may be unlawfully present

in the United States). These individuals in most instances

would not be eligible for a SSN.

1. A family that consists of a single household member

(including a pregnant individual) who does not have

eligible immigration status is not eligible for housing

assistance and cannot be housed.

2. A family that consists of two or more household

members and at least one household member that has
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eligible immigration status, is classified as a mixed

family, and is eligible for prorated assistance in

accordance with 24 CFR 5.520. The PHA may not

deny assistance to mixed families due to nondisclosure

of an SSN by an individual who does not contend to

have eligible immigration status.

b. Existing program participants as of January 31, 2010, who

have previously disclosed their SSN and HUD has determined

the SSN to be valid.

c. Existing program participants as of January 31, 2010, who are

62 years of age or older, and had not previously disclosed a

valid SSN. This exemption continues even if the individual

moves to a new assisted unit.

Disclosure required of participants

Initial disclosure

(1) Each participant, except those ages 62 or older as of January 31,

2010, whose initial determination of eligibility was begun before

January 31, 2010, must submit the information described in

paragraph (e)(1)(ii) of this section, if the participant has:

a. Not previously disclosed a SSN;

b. Previously disclosed a SSN that HUD or the SSA

determined was invalid; or

c. Been issued a new SSN.

(2) Each participant subject to the disclosure requirements under

paragraph (e)(1)(i) of this section must submit the following

information to the processing entity at the next interim or

regularly scheduled reexamination or recertification of family

composition or income, or other reexamination or recertification
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for the program involved:

a. The complete and accurate SSN assigned to the

participant and to each member of the participant's

household; and

b. The documentation referred to in paragraph (g)(1) of this

section to verify each such SSN.

Subsequent disclosure

Once a participant has disclosed and the processing entity has verified each

SSN, the following rules apply:

(1) Addition of new household member who is at least 6 years of age

or under the age of 6 and has an assigned SSN. When the

participant requests to add a new household member who is at

least 6 years of age, or is under the age of 6 and has an assigned

SSN, the participant must provide the following to the processing

entity at the time of the request, or at the time of processing the

interim reexamination or recertification of family composition

that includes the new member(s):

a. The complete and accurate SSN assigned to each new

member; and

b. The documentation referred to in paragraph (g)(1) of this

section to verify the SSN for each new member.

(2) Addition of new household member who is under the age of 6

and has no assigned SSN.

(3) When a participant requests to add a new household member

who is under the age of 6 and has not been assigned a SSN, the

participant shall be required to provide the complete and accurate

SSN assigned to each new child and the documentation referred
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to in paragraph (g)(1) of this section to verify the SSN for each

new child within 90 calendar days of the child being added to the

household.

(4) The processing entity shall grant an extension of one additional

90-day period if the processing entity, in its discretion,

determines that the participant's failure to comply was due to

circumstances that could not have reasonably been foreseen and

were outside the control of the participant. During the period that

the processing entity is awaiting documentation of a SSN, the

processing entity shall include the child as part of the assisted

household and the child shall be entitled to all the benefits of

being a household member. If, upon expiration of the provided

time period, the participant fails to produce a SSN, the

processing entity shall follow the provisions of Sec. 5.218.

(3) Assignment of new SSN. If the participant or any member of the

participant's household has been assigned a new SSN, the

participant must submit the following to the processing entity at

either the time of receipt of the new SSN; at the next interim or

regularly scheduled reexamination or recertification of family

composition or income, or other reexamination or recertification;

or at such earlier time specified by the processing entity:

a. The complete and accurate SSN assigned to the

participant or household member involved; and

b. The documentation referred to in paragraph (g)(1) of this

section to verify the SSN of each individual.
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Individuals without an assigned SSN:

Citizens and lawfully present noncitizens who state that they have not been assigned a

SSN by the SSA, should make such declaration in writing and under penalties of

perjury to the PHA. The PHA should maintain the declaration in the tenant file.

An individual who has never been issued a SSN card or has lost their SSN card, may

complete Form SS-5 – Application for a Social Security Card to request an original or

replacement SSN card, or change information on his/her SSA record. The form is

available online at www.socialsecurity.gov, or can be obtained at the local SSA

office.

Acceptable Evidence of the SSN

(Ref. Notice PIH 2010-3-HA, issued on January 31, 2010)

1. The original Social Security Number card issued by the Social Security

Administration (SSA) or

2. An original SSA-issued document, which contains the name and SSN of the

individual; or

3. An original document issued by a federal, state, or local government agency,

which contains the name and SSN of the individual

Penalties for failing to disclose and verify Social Security and Employer

Identification Numbers Sec. 5.218.

1. Denial of eligibility of assistance applicants and individual owner applicants. The

processing entity must deny the eligibility of an assistance applicant or individual

owner applicant in accordance with the provisions governing the program

involved, if the assistance or individual owner applicant does not meet the

applicable SSN disclosure, documentation, and verification requirements as

specified in Sec. 5.216.



MUNICIPALITY OF CABO ROJO (RQ061)
ADMINISTRATIVE PLAN

4. 7

2. Denial of eligibility of entity applicants. The processing entity must deny the

eligibility of an entity applicant in accordance with the provisions governing the

program involved; if:

(a) The entity applicant does not meet the EIN disclosure,

documentation, and verification requirements specified in Sec.

5.216; or

(b) Any of the officials of the entity applicant referred to in Sec.

5.216(d) does not meet the applicable SSN disclosure, and

documentation and verification requirements specified in Sec.

5.216.

3. Termination of assistance or termination of tenancy of participants.

(a) The processing entity must terminate the assistance or terminate the

tenancy, or both, of a participant and the participant's household, in

accordance with the provisions governing the program involved, if

the participant does not meet the applicable SSN disclosure,

documentation, and verification requirements specified in Sec.

5.216.

(b) The processing entity may defer termination and provide the

participant with an additional 90 calendar days to disclose a SSN,

but only if the processing entity, in its discretion, determines that:

(i) The failure to meet these requirements was due to

circumstances that could not have reasonably been foreseen

and were outside the control of the participant; and

(ii) There is a reasonable likelihood that the participant will

be able to disclose a SSN by the deadline.

(a) Failure of the participant to disclose a SSN by the deadline specified

in paragraph (c)(2) of this section will result in termination of the

assistance or tenancy, or both, of the participant and the participant's

household.
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C. FAMILY COMPOSITION [24 CFR 5.403,982.2011]

The applicant must qualify as a family. A family is defined as:

1. A family with or without children. Such a family is defined as a group

of people related by blood, marriage, adoption or affinity that live

together in a stable family relationship.

• Children temporarily absent from the home due to placement in

foster care are considered family members.

• Unborn children and children in the process of being adopted

are considered family members for the purpose of determining

bedroom size but are not considered family members for

determining income limit.

2. An elderly family, which is:

A family whose head, spouse, or sole member is a person who is at least

62 years of age;

Two or more persons who are at least 62 years of age living together; or

• One or more persons who are at least 62 years of age living with

one or more live-in aides.

3. A near-elderly family, which is:

• A family whose head, spouse, or sole member is a person who is at

least 50 years of age but below the age of 62;
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• Two or more persons, who are at least 50, years of age but below

the age of 62, living together; or

• Two or more persons, who are at least 50, years of age but below

the age of 62, living with one or more live-in aides.

4. A disabled family, which is:

• A family whose head, spouse, or sole member is a person with

disabilities; Two or more persons with disabilities living together;

or

• One or more persons with disabilities living with one or more live-

in aides.

A displaced family, which is a family in which each member, or

whose sole member, has been displaced by governmental action, or

whose dwelling has been extensively damaged or destroyed as a

result of a disaster declared or otherwise formally recognized

pursuant to Federal disaster relief laws.

5. A remaining member of a tenant family.

6. A single person who is not an elderly or displaced person, a person

with disabilities, or the remaining member of a tenant family.

All family members are subject to HUD rules regarding income and

allowances.

A family may include a live-in aide provided that the live-in aide:
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• Is determined to be essential to the care and well-being of an

elderly person, a near-elderly person, or a person with a disability;

• Is not obligated for the support of the person(s); and

• Would not be living in the unit except to provide care for the

person(s). A live-in aide is treated differently than family

members:

• Income of the live-in aide will not be counted for purposes of

determining eligibility or level of benefits;

• Live-in aide is not subject to Non-Citizen Rule requirements; and

• Live-in aide will not be considered as a remaining member of the

applicant or participant family.

A live-in aide may only reside in the unit with the prior written

approval of PHA and owner. Written verification will be required from

the doctor providing the particular care. The verification must

specifically state that a live-in aide is essential for the daily care of the

family member who is elderly, near-elderly or disabled. Live-in aide

must provide proof of certification and qualifications. Certifications

and qualifications must be from an accredited institution. This

certification must be verified and approved by PHA.

Relatives are not automatically excluded from being live-in aides, but

they must meet all of the elements of the definition described above.

The Owner of the assisted unit cannot serve as live-in aide.

The live-in aide's family members may also reside in the unit with
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PHA's and owners prior written approval. The presence of the live-in

aide's family members must not overcrowd the unit.

At any time, PHA may refuse to approve a particular person as a live-

in aide or may withdraw such approval if the person:

• Commits fraud, bribery, or any other corrupt or criminal act in

connection with any federal housing program;

• Commits drug-related criminal activity or violent criminal

activity;

• Currently owes rent or other amounts to PHA or to another PHA in

connection with Section 8 or public housing assistance under the

1937 Act; or

• Does not qualify under the eligibility criteria described in this

Plan.

D. INCOME LIMITATIONS [24 CFR.982.2Ol, 982.353]

In order to be eligible for assistance, an applicant must be either a:

• Very low income family, as defined by the very low income limits

published by HUD in the Federal Register ; or

• Low income family in any of the following categories:

- Continuously assisted under the 1937 Housing Act. An

applicant is continuously assisted if the family has received

assistance under any 1937 Housing Act Program within 60
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days prior to Voucher issuance. The Program includes Public

Housing, all Section 8 programs, and all other federally

subsidized rental programs.

- Physically displaced by rental rehabilitation activity under 24

CFR Part 511

- Non-purchasing family residing in a HOPE 1 or HOPE 2

project.

- Non-purchasing family residing in a project subject to a

homeownership program under 24 CR 248.173.

- Displaced as a result of the prepayment of a mortgage or

voluntary termination of a mortgage insurance contract under

24 CFR 248.165.

To determine if the family is income eligible, PHA compares the annual income

of the family to the applicable income limit for the family's size. Families whose

annual income exceeds the income limit will be denied admission, notified of the

denial and offered an informal review.

To be income eligible for portability, the family must be income-eligible in the

area where the family initially leases a unit under the voucher programs.

The initial PHA must determine whether the family is income-eligible in the area

where the family wants to lease a unit.

When PHA is unable to determine annual income using current information

because the family reports little to no income or because income fluctuates, the

PHA may average past actual income received or earned within the last 12
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months before the determination date to calculate annual income. The PHA may

also request the family to provide documentation of current income. If the family

can provide acceptable documentation dated either within the 60-day period

preceding the determination date or the 60-day period following the request date,

the processing entity may use this documentation to determine annual income.

E. SUITABILITY OF FAMILY [24 CFR.982.307]

PHA may take into consideration any of the grounds for denial of admission but

may not otherwise screen for factors which relate to the suitability of the applicant

family as participants. It is the responsibility of the owner to screen the applicant

as to their suitability for tenancy.

PHA will advise families how to file a Fair Housing complaint, if they believe

that the owner has discriminated against them. PHA may also report the owner to

HUD's Office of Fair Housing/Equal Opportunity or the local fair housing

organization.

PHA will recommend those prospective owners screen tenants for suitability.

F. Eligibility Restrictions Regarding Non-citizens

1- Eligibility for assistance or continued assistance under the Section 8 program,

is contingent upon a family’s submission of documentation either declaring U.S.

citizenship or eligible immigration status. The PHA requires both current tenants

and applicants to submit the required citizenship or eligible immigration

documentation for every household member in order to receive or continue to

receive housing assistance. Documentation is required of all new admissions at

the time an application is processed by the Housing Authority.

Documentation for legal immigrant status must be provided annually. Any current
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tenant who has not already provided documentation will be required to document

citizenship or immigration status at the next re-examination. Whenever a new

family member is added, documentation must be provided before the new

member can be added to the lease.

2- Proof of Citizenship will take the following form:

a. For families claiming U.S. citizenship, each applicant or participant

family member will sign the citizenship declaration form and present

appropriate documentation (such as U.S. passport, resident alien card,

social security card or other appropriate documentation), which will

become a permanent part of the tenant file. Adults will be required to sign

on behalf of all children under the age of eighteen years.

b. Non citizens age 62 years or older who are current participants or

applicants will be required to sign a declaration of eligible immigration

status and proof of age.

c. Participants and applicants who are non-citizens declaring eligible

immigration status must:

(1) sign a declaration of eligible immigration status;

(2) provide the required U.S. Immigration and Naturalization

Service documents, such as Alien Registration Receipt Card,

Arrival/Departure Record Temporary Resident Card, Immigration

and Naturalization Service (INS) receipt in the event of any lost or

missing cards listed above and

(3) sign a verification consent form.
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The PHA has the right to deny, terminate or adjust housing assistance if members

of any household are found to be non-citizens with ineligible immigration status

however, this determination will not take place until all appeal right requested

have been exercised by the household. The PHA may grant time extensions to

provide appropriate information, provided that the household shows a diligent

effort in obtaining immigration status documents.

3. The PHA may not make assistance available to a family applying for assistance

until at least the eligibility of one family member has been established, and

assistance must be prorated based on the number of individuals in the family for

whom eligibility has been affirmatively established.

4. The PHA may not delay, deny, reduce or terminate eligibility of an individual

for assistance on the basis of the immigration status of the individual. The family

will not be penalized for delays on the part of those entities which must verify

eligible immigration status.

5. Continued assistance provided to an eligible mixed family after November 29,

1996 will be prorated based on the percentage of family member that are eligible

for assistance.

6. The PHA is required to suspend assistance to a family for a period of at least 24

month upon determining that the family has knowingly permitted an ineligible

individual to reside on a permanent basis in the family unit. This provision does

not apply if the ineligible individual has already been considered in calculating

any prorating of assistance for the family.

7. If the PHA discovers that citizenship information provided is expired,

fraudulent, or otherwise invalid, it will notify the family or individual of the

results of these findings. The family or individual will then have 30 days from the

date of the notification to file an appeal with the INS to correct the problem The
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family or individual must provide the Housing Authority a copy of the appeal

request to the INS which will become a permanent item in the tenant file. The

PHA can extend this 30 day appeal period at it sole discretion if good cause is

found.

8. Any applicant or participant family affected by those provisions has the right to

an informal hearing provided the family notifies the PHA within 30 days of the

action or decision the family wishes to appeal. All appeals will be conducted in

accordance with the provisions Of the PHA’S Informal Hearing Procedures.

9. In accordance with federal rules, mixed families who were participants in the

PHA’s Section 8 program on June 19, 1995, are permitted to receive continued

assistance provided that either the head of household of spouse haves eligible

immigration status and any ineligible family members are either the head, spouse,

parents, “or ‘children of the head or spouse.

10. Families who were participants in the PHA’s Section 8 Program on June 19,

1995 but became ineligible for housing assistance because there ate no family

members

With eligible immigration status may be given a temporary deferral of assistance

to transfer to other housing the discretion of the Housing Authority. If the

temporary assistance is provided, it will be offered in six month increments and

never for longer than a total of 18 months. The maximum period for deferrals

granted prior to November 29, 1996 will be three years.

11. Families that no longer qualify for housing assistance due to their citizenship

status may apply for prorated assistance to decrease the level of housing

assistance provided to the household based on the ratio of eligible and ineligible

persons in the household.
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12. Rental housing assistance is prohibited to non-citizen students and their

families. None of the provisions of the rules related to prorated assistance,

continued assistance or temporary deferral of termination of assistance applies to

non-citizen students. This prohibition does not include citizen spouses and their

children.

G. Other Criteria for Admission

Other criteria must be met for an applicant to be eligible for assistance under the

PHA Section 8 Program:

• Family must have paid any outstanding debt owed to any PHA on

any previous tenancy for Public Housing or Section 8 program or

must have enter a repayment agreement.

• Family must have left any previous tenancy under the Section 8

Program without being in violation of a family obligation under its

Housing Voucher within the past five years.

• Family members did not engage in drug-related criminal activity,

alcohol abuse or any violent criminal activity one year prior to the

PHA written notice of it decision to deny or terminate assistance.

Initial screening will be limited to the evaluation of the criminal record

background certificate provided by Puerto Rico Police Department.

Drug-related activity means:

• The felonious manufacture, sale or distribution, or the possession

with intent to manufacture, sell or distribute, a controlled

substance(as defined in the Controlled Substance Act);
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• The felonious use or possession of a controlled substance occurred

one year before the date the PHA provides notice to an applicant

or participant of the PHA’s determination to deny admission or

terminate assistance.

Violent Criminal Activity means:

A felonious criminal activity that has as one of its elements the use, attempted

use, or threatened use of physical force against the person or property of another.

At any time, the PHA may deny or terminate assistance because of drug related

activity or violent criminal activity. Such conduct must have occurred one year

before the date that the PHA provides notice to the family of the decision to deny

or terminate assistance.

The PHA may not deny or terminate assistance for use or possession of drugs by

a member if such member can demonstrate that she/he:

(1) Has an addiction to a controlled substance, has a record of such an

impairment, or is regarded as having such an impairment; and

(2) Has recovered from such addiction and does not currently use or possess

controlled substances.

The PHA may require such member to submit evidence of successful completion

of a treatment program as a condition to being allowed to reside in the unit.

In determining whether to deny or terminate assistance based on drug-related

activity or violent criminal activity, the PHA may deny or terminate assistance if

the preponderance of evidence indicates that a family member has engaged in
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such activity, regardless of whether the family member has been arrested or

convicted.

Preponderance of the evidence means that the evidence as a whole, shows that the

fact sought to be proved (drug or violent criminal activity) is more probable than

not.

The PHA may deny assistance if any member of the family has ever been

evicted from public housing or by Section 8 owners for engaging in drug or

violent criminal activity

Credible evidence on drug related activity or violent criminal activity would be

provided by police or court. Testimony from neighbors, combines with other

credible evidence should be used toward determining whether the criminal act

occurrence was more probable than not.

H. CHANGES IN ELIGIBILITY PRIOR TO ISSUANCE

Changes that occur during the period between placement on the waiting list and

issuance of a Voucher may affect the family's eligibility or Total Tenant Payment.

If applicants are found to be ineligible, they will be notified in writing of their

ineligible status and their right to an informal review.

I. FINAL DETERMINATION AND NOTIFICATION OF

ELIGIBILITY

After the verification process is complete, PHA will make a final determination of

eligibility. This decision is based upon information provided by the family, the

verification completed by PHA, and the current eligibility criteria. PHA will

notify the family in writing as to their eligibility for the Section 8 Program. If the

family is determined to be eligible, PHA will schedule a briefing and mail an
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application update for re-certification. During the briefing, the applicant is issued

a Voucher and the informational packet is provided and reviewed.

J. NOTIFICATION TO INELIGIBLE FAMILIES

Families who are determined to be ineligible will be notified in writing within 10

business days of the reason for denial of assistance. This notification will include

the opportunity to request, within 10 business days of notification, an informal

review. If they were denied due to non-citizen status they are entitled to an

informal hearing. See Part VII for information about reviews and hearings.

K. GUIDANCE ON COLLEGE STUDENT ADMISSION

In order to be eligible for program assistance, an applicant must meet income

eligibility requirements, as established by Section 3(a)(1) and 8(o)(4) of the U.S.

Housing Act of 1937 and implementing regulations at 24 CFR 960.201 and

982.201.

Determining of Eligibility of “Full-time” College Students of Non-

parental/guardian Households.

A full-time student is defined as a person who is attending school or vocational

training on a full-time basis (24 CFR 5.603).

The student must be legal age or emancipated minor under the state law.

The student must be income eligible for admission to the Housing Choice

Voucher Program (24 CFR 960.201 & 982.201).

Each college student within a household must provide a written/signed

certification that the student does or does not anticipate receiving financial
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support from the student’s parent(s) or guardian(s) and the amount of support.

The college student must have established a household separate from his/her

parents or legal guardians for at least one year prior to applying to voucher

program.

The college student must not be claimed as a dependent by parent(s) or legal

guardian(s) on their Internal Revenue Services (IRS) and local tax return.

Verification of Eligibility of “Full-time” College Students

The PHA must obtain proof of age such as valid driver’s license, identification

card issued by a federal, state or local agency, identification issued by a medical

insurance company, birth certificate, or other form of identification.

The PHA should obtain evidence of separate households by reviewing/verifying

the address information that predates the student’s application by a minimum of

one year.

In order to verify if the college student is not claimed as a dependent by parent(s)

or legal guardian(s) on their tax return, the PHA may verify a copy of the college

student’s Form 1040EZ, 1040, or 1040 tax returns for the prior years.

The college student must supply any information that the PHA determines is

necessary for the administration of the voucher program (24 CFR 960.259 and

982.551).In accordance with the Section 224 of the FY 2005 Appropriations Act,

the portion of any athletic scholarship assistance available for housing costs

should be verified by the PHA with the third party income source and included in

the determination of family adjusted income.



MUNICIPALITY OF CABO ROJO (RQ061)
ADMINISTRATIVE PLAN

4. 22

The PHA may deny housing assistance to persons receiving athletic scholarship

assistance. However, it may only do so for those persons receiving an athletic

scholarship with a specified amount available for housing costs or one that allows

for a portion of the scholarship to be used towards housing costs. The specified

amount or portion of the athletic scholarship available for housing costs must

exceed $5,000 annually for the PHA to deny the student admission. Deviations

from the standard threshold ($5,000) must also be documented in the tenant’s file

and consistently applied among applicants and participants.
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5. ADMISSION POLICY

The policy of the PHA is to ensure at all families who express an interest in housing

assistance are given an equal opportunity to apply, and treated in a fair and consistence

manner. This Chapter describes the policies and procedures for completing an initial

application for assistance, placement and denial of placement on the waiting list, and

limitation on how may apply. The primary purpose of the intake function is to gather

information about the family, but the PHA will also utilize this process to provide

information to the family so that an accurate and timely decision of eligibility can be

made. Applicants will be place on the waiting list in accordance with this Plan.

A. Application Process

Families wishing to apply for any of the PHA’s programs should fill out an

application when waiting list is open.

Applications will be taken to compile a waiting list. Taking into account available

funding for a period of one year prior to issuance of voucher, the PHA may

decide to reopen the waiting list or to close it (suspend the taking of applications).

(see Chapter on “Policy on Applicant Selection from Waiting List”).

The PHA may take applications on an “open enrollment’ basis considering the

circumstances described above.

The application process consists of two phases: a preliminary application (referred

to as a Pre-Application) and a final or “full application” procedure.

A Pre-Application will be filled by each applicant. If the PHA makes a

preliminary determination of eligibility, the PHA places the applicant’s name and

other information (see Chapter on “Policy on Applicant Selection from Waiting

List, Contents of Waiting List) on the Waiting List. Information provided by the
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applicant in the Pre-Application stage will not be verified until the applicant

comes to the top of the waiting list and the PHA is ready to issue a voucher. At

such time a Full Application procedure will take place, by which the PHA verifies

the information provided by the applicant in the Pre-Application stage.

B. Pre-Application Procedure

The PHA will utilize a basic pre-application form. The information is to be filled

out directly by the client when the Waiting List is opened.

The purpose of the Pre-application is to preliminarily assess family eligibility or

ineligibility and to determine placement on the waiting list.

The Pre-application will contain the following information:

• Names and ages of all household members

• Sex and relationship of members

• Address (es) and telephone number(s)

• Amount and source of all income and assets

• Information on handicaps and disabilities of family members

• Information related to selection preferences

Once the application is complete, the PHA staff who is thoroughly acquainted

with the eligibility criteria will assess the applicant’s eligibility or ineligibility as a

Section 8 participant.

The information on the form will not be verified until the client has been selected

from the application pool for final processing. Final eligibility will be determined

when the full application process is completed and verified.

Applicants are responsible for informing the PHA of changes in family
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circumstances (including income) and are responsible for responding to requests

from the PHA to update Pre-applications. Refusal to provide information may

result in the applicant being denied assistance.

C. Notification of Family Status

Based on the information on the application, if the family is preliminarily

determined eligible, the applicant will be informed on the probable date their

name will be reached to receive a Voucher. The PHA communication will in no

way lead applicants to believe that the estimated date of Voucher issuance is

exact, but will stress that the estimated date of Voucher issuance is subject to

several factors that are beyond the PHA’s control (for example: preference

determination, turnover, funding, etc.)

This information with respect to eligibility (and time period to receive a

Voucher) will be out in writing and given to the applicant at the interview or

mailed to the applicant.

D. Completion of a Full Application

Applicants on the waiting list will be requested to fill out a full application when

the PHA estimates that a Voucher can be issued within 120 days.

The family will complete the application on their own whenever possible, using

the Personal Declaration Form as the basis for the full application.

Families will be interviewed upon completion of the full application at a

scheduled interview.
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E. Requirement to Attend Scheduled Meeting

It is the applicant’s responsibility to reschedule the interview if they mess the

appointment. The allowable time period to reschedule appointments is 15

calendar days.

If the applicant does not reschedule and misses two scheduled meetings, the PHA

has the right to reject the application.

Rejection of the application means that the family will be removed from the

waiting list and must reapply when waiting list is opened. Applicants will be

notified in writing if the application is rejected for this reason.

The person who signed the Pre-Application is the person required to attend the

interview and sign the Full Application Form. All adult family members who plan

to reside in the assisted unit should attend the interview. Exceptions are made for

the severely handicapped.

If an applicant claims he/she did not receive the Notice requesting the applicant to

attend an interview, the PHA will determine whether the Notice was returned to

the PHA.

If the Notice was not returned to the PHA, the applicant will he assumed to have

received it unless they can prove otherwise.

If the Notice was returned to the PHA and the applicant can provide evidence that

he/she s was living at the address to which the Notice was sent, the applicant will

be reinstated with the date and time of the application in effect at the time the

Notice as sent.
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F. Verification of Information in the Full Application Form

Information provided by the applicant will be verified including information on

family composition, income, assets, allowances, deductions, preference status, full

time student status, and other factors relating to eligibility determination before

the applicant is issued a Voucher.

All adult members must sign the blanket authorization and Applicant/Tenant

Certification Form in order for the application to be considered complete.

Third party verifications in writing (sent by mail) are preferred. Oral third party

verifications are acceptable if they are properly documented.

If third party verification is impossible, the PHA will use documents provided by

applicants. Documents will be photocopied when not prohibited by law. When

documents cannot be photocopied, staff certification forms noting document

viewed will be used by recording the source of information, the information

obtained, and signed and dated by the staff person who viewed the document.

If the PHA determines at the interview that more information or verification is

needed, the family will be given or sent a request for more information letter,

requesting to provide the information within 15 calendar days.

If there is no response, after 15 calendar days, a second letter requesting more

information will be sent with an additional 15 calendar day response period.

If there is no response to the second letter requesting more information, an

ineligibility letter will be sent.

If an applicant claims he/she did not receive the letter requesting more information,
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the PHA will determine whether the letter was returned to the PHA.

If the letter was not returned to the PHA, the applicant will be assumed to have

received the letter unless they can prove otherwise.

If the letter was returned to the PHA and the applicant can provide evidence that

he/she was living at the address to which the letter was sent, the applicant will be

reinstated with the date and time of the application in effect at the time the letter

was sent.

G. Final Determination and Notification of Eligibility

After the verification process is completed, the PHA makes its final determination

or eligibility, based on the same factors as preliminary eligibility, but with verified

data at this point in time.

The household is not actually eligible for Voucher issuance until this final

determination has been made, even thought\ they may have been preliminary

determined eligible and may have been listed on the waiting list.

Because HUD can make changes in rules and regulations, it is necessary to make a

final eligibility determination. Also, family circumstance may have changed

between initial Pre-application and final eligibility determination.

H. Denial of Assistance

Families who are denied assistance due to ineligible status or other reason will be

notified promptly of such denial in writing. Such notice must include a brief

statement of the reasons for the decision; must state that the applicant may request

an informal review of the decision and must describe the procedures for obtaining

the informal review.
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If an applicant is denied admission, he/she is eligible to reapply for the program.

The applicant place (order) on the waiting list will be determined as in the case of

new applicants.

In accordance with 24CFR 8 82.210, the PHA is not required to assist families

under any of the following circumstances:

(1) If family violates any family obligations under the program (see 24 CFR

982.551)

(2) If any member of the family has ever been evicted from public housing

(3) If any PHA has ever terminated assistance under the voucher program for any

member of the family.

(4) If any member of the family commits drug-related criminal activity, or violent

criminal activity (see Chapter on “Admission Policy; “D. Other Criteria for

Admission”).

(5) If any member of the family commits fraud, bribery or any other corrupt or

criminal act in connection with any federal housing program.

(6) If the family currently owes rent or other amounts to the PHA or to another

PHA in connection with Section 8 or public housing assistance under the 1937

Act.

(7) If the family has not reimbursed any PHA for amounts paid to an owner under

a HAP contract for rent, damages to the unit, or other amounts owed by the

family under the lease.
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(8) If the family has engaged in or threatened abusive or violent behavior toward

PHA personnel.

(9) If any family member engages in drug-related activity or violent criminal

activity (see Chapter on “Eligibility for Admission”; D. Other Criteria for

Admission).

No Payment Agreement of amounts due by the applicant/participant to the PHA

will be accepted. If the applicant repays in full prior to final eligibility

determination, he/she will not be denied admission.

See 24 CFR part 5 for a statement of circumstances in which the PHA must deny

or terminate assistance because a family member does not establish citizenship or

eligible immigration status, and the applicable informal hearing procedures.

PHA Discretion to Consider Circumstances

In deciding whether to deny or terminate assistance because of action or failure to

act by members of the family, the PHA has discretion to consider all of the

circumstances in each case, including the seriousness of the case, the extent of

participation or culpability of individual family members, and the effects of denial

or termination of assistance on other family members who were not involved in

the action or failure.

The PHA may impose, as a condition of continued assistance for other family

members, a requirement that family members who participated in or were

culpable for the action or failure will not reside in the unit. The PHA may permit

the other members of a participant family to continue receiving assistance.
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I. Denial of Preferences

If the PHA denies a preference claimed by the applicant, the PHA will notify the

applicant of the reasons for denial and will offer the applicant an opportunity for

an informal review.

The informal review must be conducted by a person or persons other than the one

who made or approved the decision denying the preference or a subordinate of

such person or persons.
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6. POLICY ON APPLICANT SELECTION FROM THE WAITING

LIST

It is the PHA’s objective to ensure that the families are placed in the proper order on the

waiting list so that an offer of assistance is not delayed to any family, or made to any

family prematurely.

By maintaining an accurate waiting list, the PHA will he able to perform the activities

which ensure that an adequate pool of qualified applicants will he available so that

program funds are used in a timely manner.

A. Application Pool

An application pool will be maintained in accordance with the following factors:

1. The application will be a permanent file.

2. Applications will be maintained in order of preference. Applications

equal in preference will be maintained by a sequence of date and time of

receipt. When date and time sequence thus to establish a preference, a

lottery method will be used to establish such preference.

3. All applications must meet the “Low Income” or “Very Low Income”

eligibility requirements established by HUD (as defined in 24 CFR 982.20

1). Any exceptions to these requirements must have been previously

approved by the HUD Field Office.

B. Applicant Status

An applicant does not have a right or entitlement to be listed on tile PHA waiting

list, to any particular position on the waiting list, or to admission to the programs.
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The preceding sentence does not affect or prejudice any right to bring a judicial

action challenging and PHA violation of a constitutional or statutory requirement.

C. Waiting List Preferences

Preference Categories:

Except Special Admissions, participants most be selected from the PHA Waiting

List. Eligible applicants are entitled to be placed on the Section 8 Waiting List

and receive preference in selection for Vouchers if they meet certain preferences.

Local Preferences:

According to the Quality and Work Responsibility Act of 1998, federal references

as we know them have been eliminated and the local preferences based on the

needs of the people will prevail. So as to comply with federal law, the

Municipality has agreed to give preference for selection of families on the waiting

list based on the following order:

1. Residents in the Municipality of Cabo Rojo

2. Involuntary Displacement including:

• Disaster

• Victims of domestic violence

• Homelessness

3. Handicapped persons or family with handicapped member

4. Single Head of Household with one or more dependents

5. Lack of adequate housing as the primary factor in the separation of

children from their families.

6. Elderly persons or family with elderly member
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Definition and Verification of Preferences

a. Residents in the Municipality of Cabo Rojo.

b. Involuntary Displacement

Involuntarily Displaced applicants are applicants who are involuntarily

displaced and lack a standard, permanent replacement housing (as defined in

24 CFR 950.305 (a) (2)) or will (within no more than six months from the date

of preference certification or verification) vacate housing as a result of:

(i) A disaster (fire, flood, earthquake, hurricane, etc.)

(ii)Federal, state and local government action related to code enforcement,

or public improvement or development.

(iii) Action of housing owner which is beyond an applicant’s ability to

control, occurs despite the applicant having met all previous conditions

of occupancy, and is other than a rent increase. No preference will be

given if reason to vacate is to comply with HUD policies for the

occupancy of under-occupied or overcrowded units, or to accept a

transfer to another Unit in accordance with a court decree or with

policies under a HUD-approved desegregation plan. If the owner is an

immediate family relative and there has been no previous rental

agreement and the applicant has been part of the owner’s family

immediately prior-to application, the applicant will not be considered

involuntarily displaced.

(iv) HUD disposition of multifamily rental project.

(v) Domestic violence which cause the applicant to vacate the unit or to
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live in a unit with a person who engages in such conduct. The PHA

shall determine that such violence is recent and of a continuing nature

and shall ask the applicant to certify that the person engaging in

violent conduct will not reside with the applicant unless the PHA has

given advance written approval. If family is admitted, the PHA may

deny or terminate assistance for breach of this certification. An

applicant who lives in a violent neighborhood or is fearful of other

violence outside the household is not considered involuntarily

displaced.

(vi) Avoiding Reprisals taken against family members who provided

information on Criminal Activities to a law enforcement agency and,

based on a threat assessment, the law enforcement agency

recommends re-housing to avoid or minimize a risk of Violence taken

as a reprisal for providing such information.

These preferences will only be granted if specially-targeted funds are

assigned for this purpose.

(vii) Inaccessibility of unit to a member of the family who has mobility or

other impairment that makes the person unable to use critical elements

of the unit, if the owner is not legally obligated to make the change to

the Unit that would make critical elements of the unit accessible to the

disabled person as a reasonable accommodation.

(viii) Hate Crimes (actual or threatened physical violence or intimidation

that is directed against a person or his or her property and that is

based on the persons race, color, religion, sex, national origin,

handicap or familial status) committed against one or more members

of the family if the family vacated the unit as a result of such crime

or the fear associated “with such crime, which has destroyed the

applicant’s peaceful enjoyment of the unit.
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Verification of Involuntarily Displacement:

(i) Disaster - Certification from a unit of government or social service

agency that applicant has been or will be displaced as a result of a

disaster that results in the un-inhabitability of an applicant’s unit

(ii) Federal, State or Local Government Action - Certification from a unit

of government that an applicant has been or will be displaced by

activity carried on by an agency of the United States or by any State or

local governmental body or agency in connection with code

enforcement or a public improvement or development program.

(iii) Action of owner - Certification from an owner or owner’s agent that

an applicant had or has to vacate a unit by a date certain because of

owner action.

(iv) Action by HUD - Certification by HUD with respect to the

disposition.

(v) Domestic Violence - Certification of displacement because of domestic

violence from the local police department, social services agency, or

court of competent jurisdiction, or a clergyman, physician or public or

private facility that provides shelter or counseling to victim of

domestic violence.

(vi) Avoiding Reprisals - A threat assessment by a law enforcement

agency.

(vii) Inaccessibility - Certification by a health care professional that a

family member has a mobility or other impairment that makes critical
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elements of the unit inaccessible, and statement by the owner that it is

unable to make necessary changes to the unit to make it accessible.

(viii) Hate Crimes - Certification by a law enforcement agency or other

reliable information.

C. Disabled person or “person with disabilities” means:

(i) a person with a disability, as defined in 42 U.S.C. 423;

(ii) is determined to have a physical, mental, or emotional impairment

that:

(a) is expected to be of long-continued and indefinite duration;

(b) substantially impedes his or her ability to live independently,

and

(c) is of such a nature that the ability to live independently could be

improved by more suitable housing Conditions; or has a

developmental disability as defined in 42 U.S.C. 6001

(iii) Does not exclude persons who have the AIDS syndrome or any

conditions arising from such syndrome

(iv) For purposes of qualifying for low-income housing, does not include a

person whose disability is based solely on any drug or alcohol

dependence; and

(v) Means “individual with handicaps”, as defined in 24 CFR 8.3. That is,

a person with a physical or mental impairment that substantially limits

one or more major life activities has a record of such an impairment;

or is regarded a having such an impairment.
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Physical or mental impairment includes:

1) Any physiological disorder or condition, cosmetic disfigurement, or

anatomical loss affecting ‘one or more of the following body systems:

neurological; musculoskeletal; special sense organs; respiratory,

including speech organs; cardiovascular; reproductive; digestive;

genital-urinary; hermic and lymphatic; skin; arid endocrine; or

2) Any mental or psychological disorder, such as mental retardation, organic

brain syndrome, emotional’ or -mental illness, and specific learning’

disabilities. The term “physical ‘or mental impairment” includes but ‘is

not limited to such discuses Wand conditions as orthopedic, visual,

speech and hearing impairments, cerebral palsy, autism, epilepsy,

muscular dystrophy, multiple sclerosis, cancer, heart disease, diabetes,

mental retardation, emotional illness, drug addiction and alcoholism:

“Major Life Activities” means functions such as caring for one self,

performing manual tasks, walking; seeing, hearing, speaking; breathing,

learning and working:

“Has a Record of Such an Impairment” means has a history of, or has been

misclassified as having a mental or physical impairment that ‘substantially

limits’ one or more major life activities

“Is Regarded as Having Such an Impairment” means:

1) Has a physical or mental impairment that does not substantially limit one

or more major life activities but that is treated by a recipient us

constituting such a limitation;
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2) Has a physical or mental impairment that’ substantially limits one or

more major life activities only as a result of the attitudes of others

toward such impairment; or

3) Has none of the mentioned impairments but is treated by a recipient as

having such an impairment.

“Recipient” means any private or public agency or person to which Federal

financial assistance is extended for any program cit activity directly or

through another recipient.

d. Single Parent with Child or Children

A preference will be given to single parents (mother or father) who have

legal custody of a child or children.

Applicant may qualify as a single parent when living with mate, provided

the applicant provides the PHA with evidence of sufficient weight to

establish the income eligibility requirements established by the PHA.

Verification of the child’s custody should be made by asking the applicant

to provide a court document containing the sentence which granted the

applicant custody over child or children.

PHA May Not Give Preference if Applicant was Evicted Because of

Drug-Related Criminal Activity on Past ‘Three Years

The PHA may not give a preference to an applicant if any member of the

family has been evicted from assisted housing under the Housing Act of

1937 during the past three years because of drug-related criminal activity.

The PHA may grant an exception to such family if the responsible member
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has successfully completed a rehabilitation program approved by the PHA.

If the PHA determines that the evicted person clearly did not participate in

or know about the drug-related criminal activity; or if the PHA determines

that the person no longer participates in any drug-related Criminal activity.

The Municipality will further comply with Federal Regulations which state

that not less than 75% of new families must have incomes at or below 30%

of the area median income within the Municipality fiscal year.

E. Lack of adequate housing as the primary factor in the separation of children

from their families (Substandard Housing)

A preference because of “substandard housing” will be given to families

living in a unit which:

1. Is dilapidated (does not provide safe, adequate shelter and its present

condition endangers the health, safety and well-being of a family or has

one or more critical defects or a combination of intermediate defects in

sufficient number or extent to require considerable repair or rebuilding.

Defects may involve original construction or may result from continued

neglect, lack of repair or serious damage to the structure):

2. Does not have a toilet in unit.

3. Does not have electricity; or

4. Has been declared unfit for habitation by a government agency.

Preference status must also be given to “Homeless Families”.

They are considered to be living in substandard housing.
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A “homeless family” includes:

1. any person or family that lacks a fixed, regular and adequate

night time residence; and

2. any person or family that has a primary nighttime residence that is:

(i) a supervised publicly or privately operated shelter designed to provide

temporary living accommodations (including welfare hotels,

congregate shelters and transitional housing);

(ii) an institution that provides a temporary residence for individuals

intended to be institutionalized; or

(iii) a public or private place not designed for, or ordinarily used as, a

regular sleeping accommodation for human beings.

A “homeless family” does not include any person imprisoned or

otherwise detained pursuant to an Act of Congress or a State law.

Verification of Substandard Housing

(i) Certification, in a form prescribed by the Secretary, from a unit or

agency of government or from an applicant’s present landlord that the

applicant’s unit is “substandard housing” (as described in this section).

(ii) In the case of a “Homeless Family” (as described in this section),

Certification, in a form prescribed by the Secretary, of this status from

a public or private facility that provides shelter for such individuals, or

from the local police department or social services agency.
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F. Elderly means at least 62 years.

In order to comply with Verification of elderly status (62 or more years), a

copy of the birth certificate will be required by the PHA(Ref. Law Num. 191

“Ley para prohibir la retención, archivo y custodia de copias certificadas de

certificados de nacimiento a entidades públicas y privadas”, of December

22, 2009). Disabled status will be verified as established by the PHA of the

list of documents’ required to verify eligibility Involuntarily displaced status

will be verified as explained in item #1 of this Section (Involuntary

Displacement)

Informing Applicants About Preferences

The PHA must inform all applicants about available preferences and must give

applicants an opportunity to show that they qualify for available preferences.

If the PHA determines that said notification to all applicants on the waiting list is

impracticable because of the length of the list, the PHA that provide this

notification to fewer than all applicants on the list at any given time. The PHA

must, however, have notified a sufficient number of applicants at any given time

that, on the basis of the entity’s determination ‘of the number of applicants on the

waiting list who already claim a preference and the anticipated number of

admissions

(i) There is aim adequate pool of applicants who ate likely to qualify for a

preference; and

(ii) It is unlikely that, on the basis of the PHA’s framework for applying

the preference.
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Initial Determination on Qualification for a Local Preference

At the time of application, initial determination of an applicant’s entitlement

to a local preference may be made on the basis of the certification provided by

the applicant. The applicant will be placed off the waiting list according to the

information provided by him as to his qualification for the local preferences

such information will not be verified at the time of the preliminary

application.

Verification of Preference Prior to Admission

Before admitting an applicant on the basis of a:

Local preference, the PHA must require the applicant to provide the document’s

outlined above to verify that the applicant qualifies for local preference because of

the applicant’s current status.

If the applicant’s preference can not be verified, the applicant will be replaced in

order on the waiting list without the local preference or given a 10% exception.

The applicant will also be notified of the preference denial and given the

opportunity for an informal hearing. (See chapter on Complaints and Appeals).

Effect of a Change in Circumstances

Applicant circumstances may change while awaiting a Voucher offer. These

changes may affect entitlement to a preference. Applicants are required to notify

the PHA in writing when circumstances change. Whenever applicants claim a

different preference, they will be placed on the waiting list in the order of their

claimed preference.

However, to be finally determined eligible, applicants must still meet the
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preference category (ies) cited at the time that a full application is completed.

D. Order of Selection

Among applicants with equal Preference Category, the wailing list will be

organized by the date and time applications arc received by the PHA. The time of

an application will be assigned by lottery method among all applications received

at the office either by mail or in person on a given date.

The order of admission from the Waiting List may not be based on family size, or

on the family unit size for which the family qualifies under the PHA occupancy

policies.

If the PHA does not have sufficient funds to subsidize the family unit size of the

family at the top of the waiting list, the PHA may not skip the top family to admit

an applicant with a smaller family unit size. Instead, the family at the top of the

waiting list will be admitted when sufficient funds are available.

E. PHA Limitations on Local Preferences

(i) The PHA may limit the number of applicants that may qualify for any Local

Preference.

(ii) The Local Preference limit only applies to admission of an applicant from the

Waiting List. A Special Admission (explained below) is not counted against

the Local Preference limit.

(iii) The Local Preference limit does not apply when an applicant is given

admission under Portability Procedures. The admission of a portability family

by a receiving PHA does not count against the receiving PHA Local
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Preference limit.

F. Contents of Waiting List

The waiting list will provide the following information on apparently eligible

households an active Pre-Application:

1) Applicant name:

2) Family unit size (number of bedrooms for which family qualifies under

PHA occupancy standards);

3) Date and time of application;

4) Qualification for Local Preference;

5) Qualification for any ranking preference; and

6) Racial or ethnic designation of head of household.

G. Procedure for Removing Applicant Names From Waiting List

Failure to respond to PHA’s request for information or updates in the time

provided will be sufficient ground for the applicant’s removal from the waiting

list unless family / health / work emergency is verified by the PHA.

A PHA decision to withdraw from the waiting list the name of an applicant

family that include person with disabilities is subject to reasonable

accommodation in accordance with 24 CFR part 8. If the applicant did not

respond to the PHA request for information or updates because of the family

member’s disability, the PHA must reinstate the applicant in the family’s former

position on the Waiting list An extension may be considered an accommodation if

requested in advance by the applicant with disability.
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H. Procedure for Reopening the Waiting List

When the PHA reopens a waiting list, the PHA must give Public Notice (in local

newspaper of general circulation and also by minority media that families may

apply for tenant-based assistance The notice must state any limitation on who may

apply for available slots, and where and when to apply Generally application will

be received at the PHA general office. The notice must comply with HUD fair

housing requirements.

The PHA may adopt criteria defining what families may apply for assistance

under a public notice.

If the waiting list is reopened, the PITA must accept applications from families for

whom the list is open unless there is good causes or not accepting the

applications, such as denial of assistance because of action or inactive by

members of the family, for the grounds stated in 24 CFR 982.552.

Applications should be submitted in person at the PH A during business hours

specified in the Public Notice.

The application must be dated, time-stamped and referred to the PHA’s Office

where tenant selection and assignment is processed.

Applications are dated in accordance with the procedures outlined in the Equal

Opportunity Housing Plan. Generally, applications are dated and time-stamped

when they are received by the PHA.

Among applicants with equal preference status, the waiting list will be organized

by the date and time applications are received by the PHA the time of an

application will be assigned by lottery method among all applications received at

the office either by mail or in person on a given date.
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Individuals who have a physical impairment which would prevent them from

making application in person may call the Intake Department to make special

arrangements to complete their pre- application.

I. Procedure for Closing the Waiting List

Applications are to be accepted from families specified on the Public Notice,

unless the PHA determines that the existing list contains an adequate pool for use

of available program funding.

Even if the PHA is not otherwise accepting additional applications, the PHA must

accept applications from applicant who claim a preference unless the PHA

determines that the waiting list already contains an adequate pool of applicants

who are likely to qualify for a preference.

Families with unexpected housing needs (emergencies) during the period in which

the waiting list is closed will be assisted by referring them to Public Housing

shelters in order to effectively resolve the situation.

J. Updating the Waiting List

The PHA will periodically update the waiting list, to ensure that it is current and

accurate. One of the ways this will be done is to require applicants to contact the

PHA once each year to remain current on the list.

Another method the PHA may utilize, at their option, is to mail a letter to the

applicant’s last known address requesting information regarding their continued

interest in maintaining a place on the waiting list.

If the applicant did not notify the PHA of a move as required, the PHA will not be
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responsible for the applicant’s failure to receive the update request.

The request letter will include a deadline date by which applicants must contact

the PHA to inform of their continued interest, by mail or in person.

If the PHA fails to receive the applicant notice by the deadline date, using either

method, the applicant’s name will be removed from the waiting list. -

Applicants will be given 15 calendar days to return the notice of continued

interest. The PHA does not accept responsibility for mail delays.

If a letter from the PHA to the applicant is returned by the Post Office with out a

forwarding address, the applicant will be removed from the waiting list without

further notice. The envelope and letter will be filed If said letter is returned with a

forwarding address, if will be re-mailed by the PHA to the address indicated.

K. Special admission (non-waiting list): Assistance targeted by HUD

When HUD awards funding to a PHA program which is the targeted for families

living in specified units the PHA must use the assistance for the families living in

those units. The PHA must admit said families under a Special Admission

procedure.

Special Admission is given to families that are not on the waiting list, or without

considering the family’s position on the waiting list. The PHA must maintain

records showing that a family was admitted with HUD-targeted assistance.

Special admission families need not to qualify for any preference. They are not

counted against the limit of local preference admissions. The PHA must maintain

a separate record of these admissions
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L. Finalizing the Determination

All completed and verified applications will be added to an “Eligible To Be

Notified List”. Families in such list will be called for briefing and issuance of

voucher in accordance with the policies herein provided.

A statistical report will be prepared by the Section 8 staff on a monthly basis, to

ensure that the low or very low income requirement is met, that the number of

vouchers issued is sufficient to maintain contracts for the number of units

authorized.

M. Quality Control Procedure

To ensure a proper management of the information of families on the waiting list

the PHA created a database program which will organize the applicants according

to preference priority. A user name and password will be required as a security

measure. The information stored on the database will be the participants name,

social security number, family composition, income and preferences if applicable.

This program is capable of printing various reports which will facilitate the

selections from the waiting list.
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7- SUBSIDY STANDARDS

This Part describes the subsidy standards used to determine the Voucher size issued to

families when they are selected from the waiting list, as well as PHA's procedures when a

family's size changes, or a family selects a unit size that is different from the family's

Voucher. All units are subject to PHA approval.

A. DETERMINING VOUCHER SIZE [24 CFR 982.402]

PHA's subsidy standards used to determine Voucher size should be applied in a

manner consistent with Fair Housing guidelines. PHA does not determine who

shares a bedroom or sleeping room, but the family must include at least one

person per bedroom. All standards in this section relate to the number of

bedrooms on the Voucher, not the family's actual living arrangements. The unit

size on the Voucher remains the same as long as the family composition remains

the same, regardless of the actual unit size rented.

The following requirements apply when the PHA determines family unit size:

• The Subsidy standards must provide for the smallest number of bedroom

needed to house a family without overcrowding.

• The subsidy standards must be consistent with space requirements under

the housing quality standards (24CFR982.401 (d)).

• Separate bedrooms should be allocated for persons of the opposite sex

(other than adults who have a spousal relationship and children under 3

years of age).

• Foster children will be included when determining unit size if they are

expected to be in the unit for more than six months.
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• Space will be provided for a child who is away at school or a spouse

who is away in the military.

• Single persons shall be provided a one-bedroom Voucher.

• A family that consists of a pregnant woman (with no other persons)

will be treated as a two- person family [24 CFR 982.402(5)].

• Adults of the same sex may share a bedroom.

• Children of same sex should share a bedroom.

• Children of opposite sex may share the bedroom until one of the

children reaches age 6.

• Non-custodial parent not eligible for additional bedroom size.

• Unborn children will be included in the size of households.

• Persons with verifiable medical needs or other extenuating

circumstances could be provided a lager unit.

• Children under the age of 3 may share a bedroom with a parent.

• A live-in attendant will generally be provided a separate bedroom.

• Units will be assigned so that a minimum of one person will occupy

each bedroom.

• Families will not be required to use rooms other than bedrooms for

sleeping purposes in the voucher size determination.
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GUIDELINES FOR DETERMINING VOUCHER SIZE

Voucher Size Persons in Household Persons in Household

(Minimum #) (Maximum #)

Efficiency 0 1 1

1 Bedroom 1 2

2 Bedroom 2 4

3 Bedroom 3 6

4 Bedroom 5 8

5 Bedroom 6 10

The standards are administrated to result in the pattern of issuance as showed in

the fallowing table.
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B. Exceptions to Subsidy Standards [24 CFR 982.403(A) & (B)]

PHA shall grant exceptions to the subsidy standards if PHA determines that the

exceptions are justified by the relationship age, sex, health or disability of family

members, or other individual circumstances.

PHA will grant an exception upon request as an accommodation for persons with

disabilities. Circumstances may dictate a larger size than the subsidy standards

permit when persons cannot share a bedroom because of a verified medical or

health reason.

A family may request a larger sized Voucher than indicated by PHA's subsidy

standards. Such request must be made in writing within 10 business days of

PHA's determination of voucher size. The request must explain the need or

justification for a larger voucher size. Documentation verifying the need or

justification will be required as appropriate. Requests based on health related

reasons must be verified by a doctor or medical professional.

Changes in Household Composition

The Voucher size is determined prior to the briefing by comparing the family

composition to PHA subsidy standards. If an applicant requires a Change in the

Voucher size, the above referenced guidelines will apply

The family obligations require the family to request PHA approval to add any

other family member as an occupant of the unit and to inform PHA of the birth,

adoption or court-awarded custody of a child or any changes in the household

composition, related or non-related. The family must request prior approval of

additional household members in writing within ten (10) business days. If the

family does not obtain prior written approval from PHA, any person the family

has permitted to move in will be considered an unauthorized household member.
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The PHA will consider the request according to the conditions outlined in this

Plan and determine whether or not the request will be granted. The necessity for

an exception to unit size standards must be verified and documented by the PHA.

The granting of the exceptions shall be at the discretion of PHA.

Other special circumstances that may dictate a larger size than the Occupancy

Standards include, but are not limited to:

- Spouses who, because of verified medical reason, cannot share a

bedroom;

- An elderly, handicapped, or disabled person who requires a live-in

attendant;

- Children of the same sex with more than 10 years of age difference;

- Different generations.

Change in Unit Size

Availability is a factor to consider when a change in family size or composition

requires the issuance of another size of Voucher. If the Voucher that is needed is

unavailable at the time of occurrence of the change, the family will be placed on

the Transfer List.

Families will be selected from the Transfer List before families are selected from

the Waiting List. This assures that families who are already on the program are

housed properly whenever possible.

The factors mentioned in this Chapter should be used as a guide to determine whether
and when the bedroom size should be changed. If an unusual situation occurs, which is
not covered in this policy, the case should be taken to the Supervisor, who will review the
situation considering the individual circumstances and the verification provided by the
participant.
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8. POLICY ON ABSENCES FROM THE ASSISTED UNIT AND

INCOME DETERMINATION FOR CALCULATION OF TOTAL

TENANT PAYMENT

A. Absence from the Assisted Unit

Absence means that no family member is residing in the unit.

If the family has to leave the household for more than 180 consecutive calendar

days in any circumstances, the housing assistance payments to the family will be

terminated. The owner must reimburse the PHA for any housing assistance

payment for the period after the termination.

In case of a one parent home, if a child or children are taken away by the Social

Services agency, the PHA will try to find out from the agency if the children will

be returned to the assisted unit, and how long would it take to return them. The

parent will retain his/her eligibility as a remaining member of the tenant family.

She/he may have to be issued a different size or Voucher. To determine whether

and when the size of the unit should be changed, the case should be taken to the

Program Director, who will use an approximate time of 180 consecutive calendar

days as a guide, depending on the individual circumstances and verification

provided.

If the single parent leaves the household and adult is brought in to take care of the

child or children while the parent is away, the family will not be terminated as

long as it continues to meet the definition of family. A change in family

composition will take place if the stay is longer than the visitors provision defined

in the Lease (typically 14 days).
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Families must report in writing to the PHA any absence from the household of

more than 30 consecutive calendar days.

1. Spouse

If the husband or wife leaves the household for more than 180 consecutive

calendar days and the family declares him/her permanently absent in writing, they

will be determined permanently absent and will be removed from the lease.

If the husband or wife leaves the household for a period of less than 180

consecutive days, the family member will be determined Temporarily Absent

unless one of the situations below occurs (which will make it a Permanent

Absence):

• If the husband or wife initiates and/or obtains a divorce or legal

separation, the person who leaves the household will be considered

permanently absent. If the spouse living is the one who will take care of

the child or children and such spouse provides notice to the PHA before

vacating the unit, the PHA will consider the situation and make a

determination as to who will retain the Certificate or Voucher.

• There has been a protective court order issued against the spouse who left.

• The remaining husband or wife declares the spouse who left permanently

absent and provides proof to that effect. Such proof will consist of one or

more of the following items, provided they mention the current address of

the spouse who left: utility and phone bills, valid driver’s license,

employment verification, verification by social service agency, or

participant’s current landlord. A notarized statement by the remaining

husband or wife will be accepted if no other proof can be provided.
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If the spouse is incarcerated, a document from the Court or prison should be

obtained as to the expected period of incarceration.

2. Adult Child

If an adult child goes into the military and leaves the household, such adult child

will be declared Permanently Absent.

A student (other than husband or wife) who attends school away from home but

lives with the family during school recesses maybe declared Permanently Absent

(income not counted; not included on lease; not counted for determining

Certificate/Voucher size) or Temporarily Absent (income counted, on lease,

counted for Voucher size), at the Family’s Option.

If the adult child leaves the household for more than 180 consecutive calendar

days of the re-certification period and the family declares such adult child

permanently absent in writing, they will be declared permanently absent and will

be removed from the lease.

If the adult child leaves the household for less than 180 consecutive days, such

adult child will be declared Temporarily Absent unless one of the situations below

occurs:

• If a protective order has been issued by a court against the adult child who

has left.

• The head of household declares the adult child permanently absent and

provides proof to that effect, which will consist of one or more of the

following items which show the current address such adult child: utility
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and phone bills, valid driver’s license, employment verification,

verification by social service agency, or participant’s current landlord. A

notarized statement by the head of household will be accepted if no other

evidence can be provided.

If the adult child is incarcerated, a document from the Court or prison should be

obtained as to the expected period of incarceration.

3. Adult Family Members Other than Spouse

This includes other persons who were declared to be members of the family, such

as members living in an espousal relationship. If one of such other adults leaves

the household for more than 180 consecutive calendar days of the re-certification

period and the family declares such member permanently absent in writing, such

adult will be declared permanently absent and will be removed from the lease.

If such adult leaves the household for less than 180 consecutive calendar days,

he/she will be declared temporarily absent unless one of the situations below

occurs:

• A court issued a protective order against the adult who left.

• The head of household declared such other adult permanently absent and

provides proof to that effect, which will consist of one or more of the

following items which show the current address of the adult declared

permanently absent: utility and phone bills, valid driver’s license,

employment verification, verification by social service agency, or

participant’s current landlord. A notarized statement by the head of

household will be accepted if no other evidence can be provided.
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If such other adult is incarcerated, a document from the Court or prison should be

obtained as to the expected period of incarceration.

4. Joint Custody of Children

In case of child or children who are subject to a joint custody agreement and live

in the assisted unit, a document from the court indicating the nature of the

agreement should be submitted to the PHA.

For example, the document should indicate that the child’s primary domicile is

with the mother, and that he/she resides there 60% of the time, residing with the

father 40% of the time.

Children who are subject to a joint custody agreement but live in the assisted unit

at least 60% of the time will be considered members of the household. “60% of

the time” is defined as 219 days of the year, which do not have to run

consecutively.

5. Sole Member of Household

If the sole member of the household has to leave the assisted unit for more than 90

days, he/she will be terminated from the program unless he/she requests an

extension by submitting documentation from a reliable medical source that she/he

will return within a total of 180 consecutive calendar days.

If the sole member has to leave the unit to go to a hospital or nursing home,

advice from a reliable medical source will be obtained as to the likelihood and

timing of their return. If such medical source determines that sole member will be

permanently confined to a nursing home, said member will be considered

permanently absent.
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6. Visitors

If an adult “visitor” stays in the unit for more than 30 days per year, they will be

considered a member of the household. Minors may visit for up to 90 consecutive

days per year without being considered a member of the household as long as they

have written permission of the owner/manager to stay longer than 30 days and the

head of household still claims them as temporary members.

Minors and college students who were part of the family but who now live away

from home during the school year and are not considered members of the

household may visit for up to 150 calendar days per year without being

considered a member or the household as long as they have written permission of

the owner/manager to stay longer than 30 days.

In addition, in a joint custody arrangement, if the minor is in the household less

than 183 days per year, the minor will be considered to be an eligible visitor and

not a family member.

7. Reporting to Owner

The additional person, whether a family member or a visitor, should be reported

to the owner/manager. In the case of the minor staying longer than 30 days, as

described above, written permission must be obtained from the owner, allowing

them to continue in residence as a visitor.

8. Reporting to the PHA

The family will need to declare a member as permanently or temporarily absent in

writing to the PHA. The PHA will advise the family at that time, or at

reexamination, what the options are and how it might affect the Total Tenant

Payment or the Voucher size.
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B. Temporarily Absent Family Members’ Income

Income of temporarily absent family members is counted.

Is the spouse or the head of household is temporarily absent, his/her entire income

is counted, whether or not she/he is on the lease.

If the spouse is temporarily absent and in the military, all military pay and

allowances (except hazardous duty pay when exposed to hostile fire) is counted as

income and any other military income excluded under a regulation (such as Desert

Storm income).

C. Income Determination for Calculation of Total Tenant Payment

The accurate calculation of Annual Income and Adjusted Income will ensure that

families are not paying more or less money for rent than their obligation under the

Regulations. This Chapter defines the allowable deductions from Annual Income

and how the presence or absence of household members may affect the Total

Tenant Payment (TTP). Income and TTP are calculated in accordance with

24CFR Part 813 and further instructions set forth in HUD Notices, Memoranda

and Addenda. The formula for the calculation of TTP is specific and not subject

to interpretation. The PHA’s policies in this Chapter address those areas which

allow the PHA discretion to define terms and to develop standards in order to

assure consistent application of the various factors that relate to the determination

of TTP. The following definitions are going to be used with this chapter.

Income: The types of money which are to be used as income for purposes of

calculating the TTP are defined by HUD in federal regulations. In accordance



MUNICIPALITY OF CABO ROJO (RQ061)
ADMINISTRATIVE PLAN

8. 8

with this definition, income from all sources of each member of the household is

counted.

Annual income is defined as gross amount of income anticipated to he received by

during the 12 months after certification or re-certification. Gross income is the

amount of income prior to any HUD allowable expenses or deductions, and does

not include which has been excluded by HUD. Annual income is used to

determine whether or not applicants are within the applicable income limits.

Adjusted Income is defined as the Annual income minus any HUD allowable

deductions. HUD has five allowable deductions from Annual Income:

1. Dependent allowance: $480 each for family members (other than

the head or spouse), who are minors, and for family members who

are 18 and older who are full - time students or who are disabled.

2. “Elderly” allowance: $400 for families whose head or spouse is 62

or over or disabled.

3. Allowable medical expenses for all family members are deducted

for “elderly” families:

4. Child care expenses for children under 13 are deducted when child

care; is necessary to allow an adult member to work or attend

school.

..

5 Expenses for attendant care or auxiliary apparatus for persons with

disabilities if needed to enable the individual on an adult family

member to work.
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“Minimum Rent” and Minimum Family Contribution

Minimum family contribution in the voucher program is $50. (See Minimum Rent

Harship Exemption Policy in Section D of this chapter).

The Total Tenant Payment is calculated in accordance with 24 CFR Part 813.

Averaging Income

There are two ways to figure income when the income is not anticipated to be

received for a full year:

• Annualizing current income (and subsequently conducting an

interim reexamination if income changes); or

• Averaging known sources of income that vary to compute an annual

income

(no interim adjustment if income remains what was

calculated).

The PHA will use the annualizing current income method for all families unless

there are known sources of income which can be used to anticipate income.

Last year’s income could be analyzed to determine the amount of income to be

anticipated when it cannot be clearly verified.

If the last three months’ of income are representative of the income which may be

anticipated for the next year, such as overtime worked when the employer cannot

anticipate how much overtime the family member will have over the next year,

the last three months may be used to anticipate the income.
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If the last three months’ of income are not representative of the income which

may be anticipated for the next year, such as overtime worked only at Christmas,

the overtime worked for the entire year will be used to anticipate income.

If the anticipated income from the employer shows a raise in pay which is to

occur midyear (such as 4 months from the last effective re-certification date),

income is to be calculated at the old rate for period it would be received (such as 4

months in the example above) and at the new rate for the specified period (such as

8 months in the example).

If there are bonuses to be anticipated, but the employer does not know how much

the bonus will be, the bonus from last year, if any, will be used for calculation

purposes.

If, by averaging, a reasonable estimate can be made, that estimate is used instead

of changing the HAP every month.

At reexamination, the PHA can use last year’s income, if the income cannot be

anticipated for the coming year, and average.

Minimum Income

There is no minimum income requirement, but the staff should use good

interviewing skills to determine whether there actually is income, but it is not

being reported.

Families may not be required to apply for welfare, but it may be suggested to

them.



MUNICIPALITY OF CABO ROJO (RQ061)
ADMINISTRATIVE PLAN

8. 11

Families who report zero income should be required to fill out the Statement

which lists the anticipated expenses of the family and certification of no income

every 30 days.

Income of Person Permanently Confined to Nursing Home

If a family member is permanently confined to the hospital or nursing home, and

there is a family member left in the household, the PHA will exclude the income

of the person permanently confined to the nursing home and give the tenant no

medical deductions paid on behalf of the confined family member.

For determination as to whether the person is confined to a nursing home on a

temporary or permanent basis, see the definition of Temporarily/Permanently

Absent in this Plan.

Regular Contributions and Gifts

Regular contributions and gifts received from persons outside the household area

counted as income.

This includes rent and utility payments paid on behalf of the family and other cash

non-cash contributions provided on a regular basis.

If the family’s expenses exceed its known income, the PHA will question the

family about contributions and gifts.
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Alimony and Child Support

Regular alimony and child support payments are counted as income.

If the child support is not received on a regular basis, the PHA must count the

amount of child support in the divorce decree or separation agreement unless the

PHA verifies that the income is not provided.

In order to calculate with any other amount than the amount in the award, the

PHA must obtain a certification from the tenant as to how much is being received

on an annual basis, plus they must have documentation in the file that the family

has filed with the agency responsible for enforcing the payments.

Lump Sum Receipts

Lump-sum additions to Family assets, such as inheritances, insurance payments

(including payments under health and accident insurance and worker’s

compensation), capital gains and settlement for personal or property losses are not

included in income.

Lump-sum payments caused by delays in processing periodic payments

(unemployment, welfare assistance or social security benefits) are counted as

income.

Treatment of accumulated periodic payments because the income was deferred

due to a dispute is handled no differently than periodic payments which are

deferred because of processing problems.

The PHA will develop a calculation method which calculated prospectively. The

PHA may calculate retroactively with the director’s approval.
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Prospective Calculation:

If the lump sum amount is received and reported so that it results in an interim

adjustment, it will be calculated as follows:

• The entire lump sum payment will be added to the rest of the annual

income at the interim;

• The PHA will determine the percent of the year the interim represented (3

months would be 25% of the year, leaving a 75% balance);

• At the next annual re-certification, the PHA will take 75% of the lump

sum and add to the rest of the annual income;

• The lump sum will be used in the same method for any interims which

occur prior to the next annual re-certification.

If the family does not report the lump-sum payment in a timely manner, the lump

sum amount will be calculated retroactively in this way:

• The PHA will calculate the lump-sum retroactively, going back to the date

the lump-sum payment was to be considered, as long as that date is not

prior to program participation.

• In the lump-sum payment started 5 months ago, for example, the entire

lump-sum amount is added to the Annual Income in effect 5 months ago

and the Total Tenant Payment and Tenant Rent are recalculated. The new

Tenant Rent is taken times the number of months that had elapsed until the

current calculation and the difference between what was paid and what
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should have been paid is determined.

• At the PHA’s option, the tenant will enter into a Repayment Agreement or

require that the entire amount be repaid at this time unless the entire

payment represented an onerous burden on the family.

Attorney Fees

Attorney fees may be deducted from lump sum payments when computing annual

income when:

• The attorney’s efforts have recovered a lump-sum compensation for the

wrongful reduction or denial of a periodic payment, and

• The recovery does not include an additional amount in full satisfaction of

the attorney fees.

In these situations, the tenant does not actually recover the entire amount of the

past due periodic payment because she/he must pay the attorney fees.

This situation does not include those in which an amount is withheld from funds

otherwise due the tenant to satisfy legitimate financial obligations unrelated to

obtaining the income.
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Contributions to Retirement Funds

Contributions to company retirement/pension funds are handled in this manner:

• While an individual is employed, count only amounts the family can

withdraw without retiring or terminating employment.

• After retirement or termination of employment, count any amount the

employee elects to receive as a lump sum.

Grant and Scholarships

Educational scholarships include various educational entitlements, grants, work-

study programs, and financial aid packages. They also include amounts received

by veterans for educational purposes.

The PHA will determine the purpose of the grant or scholarship from the financial

aid office or other scholarship source.

The PHA will not verify how the student actually uses the funds that are provided.

None of the “expense” categories have to be defined because there is no

verification of expenses.

Where the source does not designate which part of the grant or scholarship is used

for “attendance costs” and which part for living expenses, the PHA may adopt any

reasonable method to determine the portion of the scholarship to count as income.

The method adopted will not in income for attendance costs being counted.

Student loans will not be considered income even if part of the loan if being used

for general living expenses.
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If a member (student) is attending school away from home, the family may

remove the person’s income completely, whether from scholarship or any other

source.

Child Care

Child care will not be given for attending a private school, rather than a public

school However if the private school also provides day care or after-school care,

in addition to regular school hours for school-age children, the after-hours care

can be counted as child care, as long as the family is eligible for child care.

Child care cannot be given if there is an adult household member capable or

caring for the child who can provide the child care because they are not working

or attending school, except in the case of Voucher holders under the Family Self-

Sufficiency programs.

Examples of those adult members who would be considered unable to care for the

child include:

• The adult member in a documented child abuse situation;

• A medically disabled or older person unable to take care of a small

child, determined by doctor’s statement.

The following aspects are used to determinate the reasonableness standard for

child care:

• Child Care to Work: The maximum child care allowed will be bused

on the amount earned of the person enabled to work. The “person

enabled to work” will be the adult member of the household who earns

the least amount of income from working.
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• Child Care for School: The PHA will compare the number of hours the

family member is attending school and base the reasonableness

standard on the number of hours attending school (with the addition of

some travel time to and from school) versus the number of hours

claimed fro child care.

• Rate of Expense: The PHA will survey the local day care providers in

the area/community to determine a reasonableness standard. The

determination will be made only on a reasonable HOURLY rate.

If the child care provider is an unlicensed individual, the individual must provide

their Social Security Number and a notarized statement of the amount that is

being charged.

Medical Expense

When it is unclear in the HUD rules as to whether or not to allow an item as a

medical expense, IRS Publication 502 will be used as a guide.

The PHA will allow as medical expense the actual out-of-pocket amounts which

are owed and anticipated to be paid by the family during the reexamination

period. Expenses from the previous year may be analyzed to determine the

amount to anticipate when other verification is not available.

Non prescription medicines must be doctor recommended with a specific do sage

and a period of time in order to be considered as a medical expense.

Acupressure, acupuncture and related herbal medicines, and chiropractic services

will be considered allowable medical expenses.
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Assets Disposed of for Less than Fair Market Value

The PHA must count assets disposed of for less than fair market value during the

two years preceding certification or re-examination The PHA will count the

difference between the market value and the actual payment received in

calculating total assets.

Assets disposed of as a result of foreclosure or bankruptcies are hot considered to

be assets disposed of for less than fair market value. Assets disposed of as a result

of a divorce or separation are not considered to be assets disposed of for less than

fair market value.

The PHA’s minimum threshold for counting assets disposed of for less than Fair

Market value is $5,000. If the total value of assets disposed of within a one year

period is less than $5000, they will not be considered an asset.

Contributions to Retirement Funds - Assets

Contributions to company retirement/pension funds are handled as follows:

1. While an individual is employed, count as assets only amounts the

family can withdraw without retiring or terminating employment.

2. After retirement or termination of employment, count any amount the

employee elects to receive as a lump sum.
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D. Minimum Rent Hardship Exemption (24 CFR 5.630)*

The Municipality of Cabo Rojo recognizes that in some circumstances even the
minimum rent may create a financial hardship for families. The PHA will review
all relevant circumstances brought to the PHA’s attention regarding financial
hardship as it applies to the minimum rent. The following section states the
PHA’s policies in regard to minimum rent financial hardship as set forth by the
Quality Housing and Work Responsibility Act of 1998. HUD has defined
circumstances under which a hardship can be claimed (24 CFR 5.630).

Criteria for Hardship Exemption

In order for a family to qualify for hardship exemption, the family’s
circumstances must fall under one of the following HUD criteria:

1. When the family has lost eligibility or is awaiting an eligibility
determination for federal, state, or local assistance.

2. When the family would be evicted as a result of the imposition of the
minimum rent requirement.

3. When the income of the family has decreased because of changed
circumstances, including loss of employment.

4. When a death has occurred in the family.
5. Other circumstances as determined by the Municipality of Cabo Rojo.

Suspension of Minimum Rent

The PHA will grant the minimum rent suspension to all families who request it,
effective the first of the following month. The minimum rent will be suspended
until the PHA determines whether the hardship meets the criteria for exemption
and whether it is temporary or long-term.

“Temporary” means verified to last less than 90 days.

“Permanent” means lasting 90 or more days.

“Suspension” means that the PHA must not use the minimum rent calculation
until the PHA has made this decision.

During the minimum rent suspension period, the family will not be required to
pay the minimum rent, and the housing assistance payment (HAP) will be
increased accordingly.

If the PHA determines that there is no qualifying hardship, the PHA will reinstate
the minimum rent, including payment for minimum rent from the time of
suspension. The PHA will determine whether a repayment agreement is feasible
in accordance with its repayment policy.
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Temporary Hardship Suspension

If the PHA determines that the hardship is temporary, the minimum rent will not
be imposed for a period of 90 days from the date of the family’s request unless the
family reports that the temporary hardship no longer exists. At the end of the
temporary suspension period, the minimum rent will be imposed retroactively to
the time of suspension. The Municipality of Cabo Rojo will offer the family a
reasonable repayment agreement.

Long-Term Duration Hardship Exemption [24 CFR 5.630 (b)(2)(iii)B)]

If the PHA determines that there is a qualifying long-term financial hardship, the
PHA must exempt the family from the minimum rent requirements for as long as
the hardship continues. Such exemption shall apply from the beginning of the
month following the family’s request for a hardship exemption until the end of the
qualifying financial hardship.

*Minimum Rent Hardship Exemption was included in the Administrative Plan Revision of March 2007.
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9. VERIFICATION PROCEDURES

HUD regulations require that the factors of eligibility and Total Tenant Payment

be verified by the PHA. Applicants and program participants must furnish

proof of their statements whenever required by the PHA, and the information

they provide must be true and complete. The PHA’s verification requirements

are designed to maintain program integrity. This Chapter explains the PHA’s

procedures and standards for verification of preference, income, assets,

allowable deductions, family status, and when there are changes in family

member The PHA will ensure that proper authorization from the family is

always obtained before making verification inquiries

A. General Policy

The PHA shall verify family income, family composition, status of full time

students, value of assets, factors allowing a preference, and other factors relating

to eligibility determinations before an applicant is issued a Voucher.

B. Methods of Verifications

1. Third Party Verification

Third party verification is considered to be the most effective means of verifying

information provided by the family. Verification forms will be sent by mail to the

appropriate third party with a request that the form be returned via mail. It is the

intent of the Authority that the form shall never pass through the hands of the

applicant/participant.

In the event that third party written verification is not possible due to an unwilling

by the source to respond or the event that the information is not returned within a
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four(4) week period, staff will be advised to note the file accordingly and then to

proceed with the third party oral verification.

The PHA will not accept verification delivered by the family except computerized

printouts from the following agencies:

• Social Security Administration

• Veterans Administration

• Welfare Assistance

•. Unemployment Compensation Board

• Municipalities

• Child Support Enforcement Agencies

Oral verification will be effectuated through a phone call to the source or via an

“in person” meeting. When third party oral verification is used, staff will be

required to complete a form noting who they spoke with, the date of the

conversation, and the nature (facts provided) of the conversation: If provided by

telephone, the PHA must originate the call

The PHA will not allow tenants to “hand carry” or bring back from the source to

be considered third party verifications. Third party verifications will be mailed

directly to the third party source.

When the PHA uses oral third party verification, a Person Contacted form will be

filled out by the staff person.

2. Review of Documents

In the event neither third party written or oral verification is possible, staff will

request the applicant/participant to bring in actual documents at the time of the

application.



MUNICIPALITY OF CABO ROJO (RQ061)
ADMINISTRATIVE PLAN

9. 3

All documents, excluding government checks, will be photocopied and retained in

the applicant file.

Where “review of documents” occurs and forms cannot be photocopied, staff

viewing document(s) will be required to complete a Document Viewed form.

The PHA will accept the following documents from the family provided that the

document is such that tampering would be easily noted:

• Printed wage stubs

• Computer print-outs from the employer

• Signed letters (provided that the information is confirmed by

phone)

• Other documents noted in this Chapter as acceptable verification

The PHA will accept faxed documents. If third-party verification is received after

documents have been accepted as provisional verification, and there is a

discrepancy, the PHA will utilize the third party verification.

3. Applicant Certification/Self-Declaration(s)

When verification cannot be effectuated by either form of third party verification

nor review of documents, applicants will be required to submit a notarized

statement.

Notarized statements are only to be used as a last resort, when the other forms of

verification are impossible to obtain. A non-notarized tenant statement as a form

of verification is not acceptable.

No government checks will be photocopied. The Document Viewed from will be

used to record the verification.
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4. Upfront Income Verification (UIV) Policy

Overview

UIV is the verification of income, before or during a reexamination, through an

independent source that systematically and uniformly maintains income

information in computerized form for a large number of individuals. UIV

replaces, to the maximum extend possible, the more time-consuming and less

accurate third party verification process.

HUD’s UIV systems provides PHA with information supplied from State Wage

Information Collection Agencies (SWICA), employers and the Social Security

Administration (SSA). Income information is provided through a data matching

process for the households covered by a 50058 form submitted to HUD.

The UIV is HUD’s Key Strategy in reducing income and rent errors from

unreported income. The primary objective of this tool is to increase accuracy and

efficiency in determining family eligibility and computing rent calculations. It

also removes the barriers to verify tenant-reported income.

Verification Orientation

Section 8 Program participants must be orientated about the UIV tools that will be

used as part of the annual activities, such as re-certifications and interims, to

verify income information. PHA will request the family to fill the HUD Form

9886: Authorization for Release of Information/Privacy Act. During the interview

process the family will be orientate about how that income verification tool works

and will receive a copy of the pamphlet What You Should Know About EIV

(provided by HUD on February 2010, as part of the Rental Housing Integrity

Improvement Project).
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The staff who conduct the interview process must emphasize the importance of

fully disclosing income by informing participants before disclosure that the PHA

have access to income information through HUD’s UIV tools, such as social

security benefits, wages, employment information, new hire information and

unemployment compensation.

The PHA is using the following UIV’s tool: the Enterprise Income Verification

(EIV) System.

Enterprise Income Verification (EIV) System (Federal Register, Vol. 70 No.

138, 07/20/05, & Vol.74 No. 16, 1/27/2009)

The purpose of the EIV System is to make integrated income data available from

one source, via the internet, to improve income verification during required

income reexaminations. It provides information about wages, employer, new hire

information, unemployment compensation, and Social Security Administration

(SSA) benefit information through a data matching process for households

covered by a HUD Form 50058. The EIV System helps identify households that

may have potentially under reported annual household income.

As an UIV’s tool, provides income discrepancy reports to identify families who

may have substantially underreported household income. Income information will

only be displayed for individuals whose identity verification status is “verified”

(tenant SSN, last name and date of birth combination has been verified by SSA.
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EIV User Roles

1. User Administrator- Has the ability to request access for staff, assign roles

and developments to users, modify user roles and assignments, certify

users for continued system access every calendar quarter, and remove

assigned roles.

2. Security Administrator- Has the ability to monitor staff access to system.

3. PHA Occupancy-Voucher- Has the ability to view income data of only

Section 8 tenants.

PHA should have at least one occupancy user for each program that the PHA

administers. The Occupancy user roles should only be assigned to staff who needs

to have access to income data (need-to-know basis). Users who are no longer

with the agency or whose duties no longer require access should not be certified.

Income Details Reports

The EIV Income Details Reports will include information for all household

members. The print out of that report should be included in tenant file folder with

re-exam documents.

PHA may not disclose (or re-disclose) UIV data to any third parties (UIV data is

property of the Federal Government and protected by Federal Privacy Act). PHA

may provide UIV data to the individual (only) whom the record pertains. UIV

data of minors may be provided to the minor’s parent or guardian.
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Acceptable Verification

PHA must use EIV System, as an UIV tool, to comply with 24 CFR

960.259(a)(1), which requires PHA to obtain and document in the family file third

party verification of the following factors or document or in the file why third

party verification was not available:

I. reported family annual income

2. value of assets

3. expenses related to deductions from annual income

4. other factors that affect the determination of adjusted income or

income-based rent.

In an event that third party verification is not available, the PHA must document

the tenant file as to why third party verification was not available. Below are

some examples of acceptable file documentation:

1. New admission, information is not available in UIV

2. New tenant, information not available in UIV

3. Current tenant, information not available in UIV due to change in re-

examination date

4. Current tenant, information not available in UIV due to discrepancy

with name, date of birth, or social security number in SSA file

5. Current tenant, information not available in UIV, reason unknown

The following are acceptable verifications:

1. UIV + Current tenant provided documents; or

2. UIV + Current tenant provided documents + Written third party

verification (Required when tenant disputes UIV data or PHA requires

additional information); or

3. UIV + Current tenant provided documents + Lower levels of verifications
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Documents provided by tenants shouldn’t be older than 60 days from the reexamination

date.

Income Discrepancies

If there any discrepancies between the UIV data and the information provided by

family members, the PHA will discuss it with the participant and document it.

The PHA may obtain additional documents from tenants and/or third party (if

necessary).

Statutory and regulatory requirements prohibit PHA from taking any adverse

actions against participants solely based on computer matching information.

As stated on Federal Privacy Act 5 U.S.C. 552a, in order to protect

any individual whose records are used in a matching program, no

recipient agency, non-federal agency, or source agency may suspend,

terminate, reduce or make a final denial of any financial assistance

or payment under a federal benefit program to such individual, or

take other adverse action against such individual, as a result of

information produced by such matching program, until the agency

has independently verified the information”.

PHA may not suspend, terminate, reduce, or make a final denial of assistance to

any tenant as a result of information produced by UIV tools, until:

1. Tenant has received a notice from the PHA about the discrepancies

and has been offered the opportunity to reply;

2. Either the notice period provided in applicable regulations of the

program or 30 days, whichever is later, has expired.
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In most cases, it is anticipated that PHA will resolve income discrepancies with

participants. (See 24 CFR 5.236).

In those cases, where there is undisclosed income the PHA will consider the

following aspects:

• Repayments agreements

• Thresholds for legal action related to fraud

• Interim reexamination thresholds

Procedures for Dispute EIV Records (24 CFR parts 16.8 & 16.9)

Information reported by third parties to the National Directory of New Hires may

be incorrect due to employer or State Workforce Agency reporting errors. HUD

and the PHA cannot change information reported in the EIV system since the

information originates from the following third party sources: the U.S.

Department of Health and Human Services (HHS) and the Social Security

Administration (SSA).

Below are the procedures the tenant should follow to have information corrected

by the third party source:

1. If the tenant disputes employment and/or earning information, the PHA

should email, fax or mail a letter requesting third party verification from

the employer. As established on 24 CFR 5.236(b) the PHA is required to

obtain written 3rd party verification of disputed information obtained from

a computer matching program.
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2. If a participant disputes the employment and wage information reported in

EIV, he or she should contact the employer directly in writing to dispute

the employment and/or wage information and request that the employer

correct erroneous information. If employer resolution is not possible, the

program participant should contact the local State Workforce Agency

(SWA) for assistance.

3. If a participant disputes this information, he or she should contact the

SWA directly, in writing to dispute the unemployment benefit

information, and request that the SWA correct erroneous information.

4. Social Security benefit information reported in EIV originates from the

SSA. If a program participant disputes this information, he or she should

contact the SSA at (800) 772-1213 or visit the local SSA office.

Once the third party source corrects its records and re-submits to the databases

which HUD matches against, EIV will be updated when HUD matches against the

updated databases.

Availability of Income Information

The availability of income information in HUD systems is dependent upon data

quality and timely submission of HUD Form 50058 to the Public and Indian

Housing Information Center (PIC). PHA must ensure that data entered on HUD

Form 50058 is accurate and complete. If the family’s HUD Form 50058 is not

successfully submitted to PlC, income information will not be available in HUD

income verification systems.

While the EIV will be excellent tools for highlighting potential income errors,

PHA will still has the responsibility to:
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• Compare the information provided by systems with participant-

provided information.

• Resolve income discrepancies promptly to determine accurate tenant

rents based on all available information.

In addition, PHA will be responsible for:

• Maintaining a current form HUD-9886 in each HCV participant’s file.

• Ensuring that UIV data is stored in places that are physically secure

from access by unauthorized persons.

C. Release of Information

At the application stage, families will be asked to sign appropriate verification

forms, as well as a blanket authorization. Each member so requested to consent to

the release of information will be provided with a copy of the appropriate forms

for their review and signature. Each and every verification form will contain the

appropriate family members’ signature as proof of:

• Their consent to the “third party” for release of specified

information: and

• Evidence of their understanding of the type/nature of information

being sought.

Family refusal to cooperate with the HUD prescribed verification system will

result in the termination of the household’s application and will result in

ineligibility status.
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D. Computer Matching

Where allowed by HUD and/or other State or local agencies, computer matching

will be done.

E. Items to be Verified

• All Income unless specifically excluded by the regulations;

• Current Assets (for those assets disposed of for less than fair

market value in preceding two years, verification will simply be a

“self certification”);

• Full Time Student Status (as defined by the institution for persons

carrying equivalent of what school considers to be full-time for

“day” students) -includes High School students who are 18 or

over;

• Total Medical Expenses for “elderly” families only whose head or

spouse is 62 years of age or older or handicapped or disabled

according to the HUD definition;

• Child Care Expenses where it allows an adult family member to be

gainfully employed or to further their education;

• Handicapped Assistance Expenses to include only those costs

associated with attendant care or auxiliary apparatus which allows

an adult family member to be gainfully employed;

• Family requesting a larger unit than applicable under the PHA’s

occupancy standards only where family can show that larger unit is
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needed for “medical purposes” or other extenuating circumstances;

• Persons requesting “preference” status, based upon preferences

approved in the applicable policies pertaining to the various

programs,

• Zero-Income Status of household will be verified initially and

every 30 days thereafter. Families alleging to have no income will

be required to execute verification forms to determine that the

more obvious forms of income such as unemployment benefits,

AFDC, etc. are not being received by the household. The responses

of these types of sources will then serve as third party independent

verification.

• U. S. citizenship/eligible immigrant status

F. Minimum Income

There is no minimum income requirement, but the staff should use good

interviewing skills to determine whether there actually is income, but it is not

being reported.

Families with zero income will be required to report to the PHA every 30

days.

G. Acceptable Forms of Verification

Specific information must be obtained on verifications to verify the

information received be the applicant. The following verification information

will be considered acceptable by the PHA in the order listed:
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1. Employment Income

Any verification form MUST request the employer to specify the:

• Frequency of pay

• Effective date of the last pay increase; and

• Probability and effective date of any increase during

the next 12 months.

Acceptable forms of verification include (in this order):

• Employment verification form completed by the

employer.

• Check stubs or earning statements showing employees gross

pay per pay period, frequency of pay, and year to date

earnings.

• W-2 forms if applicant has had the same job for at least two

years and pay increases can be accurately projected.

• Notarized statements, affidavits or income tax returns signed

by the applicant describing self-employment and amount of

income or income from tips and other gratuities.

2. Social Security, Pensions and Disability Income

a. The PHA must use the Enterprise Income Verification

(EIV) System to verify Social Security benefits.

The PHA should not refer applicants or participants of

HUD rental assistance programs to local Social Security
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Administration (SSA) offices to obtain verification of the

amount of their social security benefits. Furthermore,

effective January 31, 2010, the PHA is required to use the

EIV system as a third party source to verify tenant income

information during all mandatory annual and interim

reexaminations of family income and composition, in

accordance with 24 CFR 5.236 and HUD administrative

guidance.

If EIV does not contain SS benefit information of

applicants for HUD's rental assistance programs, the PHA

should ask applicants to provide a copy of their SS benefit

letter, dated within the last 60 calendar days, for each

household member that receives SS. The PHA should not

send applicants to SSA offices if they do not have this

information. Instead:

(a) The PHA should orientate the applicant to request a

benefit verification letter from SSA's website,

Social Security Online, at www.socialsecurity.gov.

This service is free and SSA will send the letter to

the applicant within 10 business days.

(b) The PHA should ask the applicant to request a

Proof of Income Letter from SSA’s toll-free number

(800-772-1213).

If benefit information is not available in the EIV

system, the PHA should follow steps (a) and (b)

mentioned in the previous paragraph. It is possible for

EIV to not display SS benefit information although the

individual has been receiving benefits for years. EIV
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displays only benefit information that has been received

by SSA.

Photocopies of social security checks or bank

statements are not acceptable forms of verification for

SS benefits because the dollar amount listed may not be

the gross benefit amount.

(Ref. Notice PIH 2010-3: Guidance-Verification of

Social Security Numbers (SSNs), Social Security (SS)

and Supplemental Security Income (SSI) Benefits,

issued on January 20, 2010).

3. Unemployment Compensation

a. Verification form completed by the unemployment

compensation agency (and a copy of their first check or stub,

if available).

b. Records from unemployment office stating payment dates

and amounts.

c. Award letter from the unemployment compensation agency

4. Alimony or Child Support Payments

a. Copy of a separation or settlement agreement or a divorce

decree stating amount and type of support and payment

schedules.
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b. A letter from the person paying the support.

c. Copy of latest check. PHA must record the date, amount, and

number of the check.

d. Applicant’s notarized statement or affidavit of amount

received or that support payments are not being received and

the likelihood of support payments being received in the

future.

If payments are irregular:

a. Copy of separation or settlement agreement or a divorce decree

stating amount and type of support and payment schedules.

b. Statement from agency responsible for enforcing payment to show

that family has filed and a printout from the court of payments

made.

c. Applicant’s notarized statement or affidavit of amount received.

5. Net Income from a Business

The following documents show income for the prior years. PHA’s must

consult with tenants and use this data to estimate income for the next 12

months.

a. IRS Tax Return, Form 1040, including any:

Schedule C (Small Business)



MUNICIPALITY OF CABO ROJO (RQ061)
ADMINISTRATIVE PLAN

9. 18

Schedule E (Rental Property Income)

Schedule F (Farm Income)

b. An accountant’s calculation of depreciation expense, computed

using straight-line depreciation rules. (Required when accelerated

depreciation was used on the tax return or financial statement)

c. Audited or unaudited financial statement(s) of the business.

d. Loan application listing income derived from the business during

the previous 12 months.

e. Applicant’s notarized statement or affidavit as to net income

realized from the business during previous years.

For a Child Care Business

If a person is no longer providing child care, differences in handwriting

between a document the tenant provided, signed by the person they are

providing child care for and the statement they provide from the same

person stating they do not baby-sit for them anymore, will be observed.

An employment verification may be requested. For either verifications

must specify the child care provider’s name, the name of the adult whose

children arc being cared for, their address, and phone, the names of the

children cared for, the frequency (number of times the baby-sitting

occurs), the rate of pay, and the typical yearly amount, including school

and vacation periods.

6. Recurring Gifts

a. Notarized statement or affidavit signed by the person providing the
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assistance. Must give the purpose, dates and value of gifts.

b. Applicant’s notarized statement or affidavit that provides the

required information.

7. Scholarships, Grants, and Veterans Administration Benefits for

Education

a. Benefactor’s written confirmation of amount and purpose of

assistance with a breakdown which includes the amount of the

grant for the student’s tuition, fees, books, equipment, supplies,

materials, transportation, and miscellaneous personal expense.

b. Statement from school showing amount of grant for costs of

attendance figured into grant or scholarship, hand carried by

applicant.

8. Family Assets Now Held

For non-liquid assets, collect enough information to determine the

current cash value minus the net amount the family would receive

if the asset were converted to cash.

a. Verification forms, letters, or documents from a financial

institution, broker, etc.

b. Passbooks, checking account statements, certificates of

deposit, bonds, or financial statements completed by a

financial institution or broker.

c. Quotes from a stockbroker or realty agent as to net amount
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family would receive if they liquidated securities or real

estate.

d. Real estate tax statements if tax authority uses

approximately market value.

e. Copies of closing documents showing the selling price, the

distribution of the sales proceeds and the net amount to the

borrower.

f. Appraisals of personal property held as an investment.

g. Applicant’s notarized statements or signed affidavits

describing assets or cash held at the applicant’s home or in

deposit boxes.

9. Saving Account Interest Income and Dividends

a. Account statements, passbooks, certificates of deposit, etc.,

if they show enough information and are signed by the

financial institution.

b. Broker’s quarterly statements showing value of stocks or

bonds and the earnings credited the applicant.

10. Interest income from Sale of Real Property Pursuant to a Purchase

Money Mortgage, Installment Sales Contract, or Similar

Arrangement

a. A letter from an accountant, attorney, real estate broker, the

buyer, or a financial institution stating interest due for next

12 months. (A copy of the check paid by the buyer to the
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applicant is NOT sufficient since appropriate breakdown of

interest and principal is not included).

b. Amortization schedule showing interest for the 12 months

following the effective date of the certification or re-

certification.

11. Rental Income from Property Owned by Applicant

(PHAs must adjust these amounts for changes expected during the

next 12 months).

a. Copies of latest rent checks, leases, or utility bills.

b. Documentation of applicant’s income and expenses in

renting the property (tax statements, insurance premiums,

receipts for reasonable maintenance and utilities, bank

statements or amortization schedules showing monthly

interest expense).

c. Lessee’s written statement identifying monthly payments

due the applicant and applicant’s affidavit as to net income

realized.

12. Full-Time Student Status

a Written verification from the registrar’s office or appropriate

school official.

b. School records indicating enrollment for sufficient number

of credits to be considered a full-time student by the school.
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13. Child Care Expenses

a. Written verification from the person who receives the

payments will be requested. If the childcare provider is an

individual, they must provide their Social Security Number

and a notarized statement of the amount they are charging

the tenants for their services.

b. Verifications must specify the child care provider’s name,

address, and phone, the names of the children cared for,

and the frequency (number of times the baby-sitting

occurs), the rate of pay and the typical yearly amount,

including school and vacation periods.

c. Applicants certification as to whether any of those

payments have been or will be reimbursed by outside

sources.

14. Medical Expenses (Elderly, Handicapped)

a. Written verification by a doctor, hospital, or clinic

personnel, dentist, pharmacist, etc., of:

• the estimated medical costs to be

incurred by the applicant and or regular

payments due on medical bills; and

• extent to which those expenses will

be reimbursed by insurance or a government

agency.
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b. The insurance company’s or employer’s written

confirmation of health insurance premiums to be paid by

the applicant.

c. Social Security Administration’s written confirmation of

Medicare premiums to be paid by the applicant over the

next 12 months.

d. For attendant care:

• Doctor’s certification that states the

assistance of an attendant is medically necessary.

• Attendant’s written

confirmation of hours of care provided and amount

and frequency of payments received from the family

(or copies of canceled checks the family used to

make those payments).

• Applicants certification as to whether any of

those payments have been or will be reimbursed by

outside sources.

e. Receipts, canceled checks, or pay stubs that indicate health

insurance premium costs, etc. that verify medical and

insurance expenses also likely to be incurred in the next 12

months.

f. Copies of payment agreement with medical facilities or

canceled checks that verify payments made on outstanding

medical bills that will continue overall or part of the next 12
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months.

g. Receipts or other record of medical expenses incurred during

the past 12 months that can be used to anticipate future

medical expenses. PHA may use this approach for “general

medical expenses” such as non-prescription drugs and regular

visits to doctors or dentists, but not for one-time, non

recurring expenses from the previous year.

15. Medical Need for Larger Unit

A reliable medical source must certify that such arrangements are

medically necessary.

16. Assistance to Handicapped

a. Attendant Care

• Attendant’s written certification as to: amount

received from the applicant/tenant; frequency of

receipt; hours of care provided; and/or copies of

canceled checks applicant/tenant used to make those

payments.

• Certifications required in Paragraph B below.

b. Auxiliary Apparatus

• Receipts for purchases of or evidence of monthly

payments for auxiliary apparatus.
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• In the case where the handicapped person is

employed, a statement from the employer that the

auxiliary apparatus is necessary for employment.

c. In All Cases

• Written certification from a doctor or a

rehabilitation agency that the handicapped person

requires the services of an attendant of the use of

auxiliary apparatus to permit the handicapped

person to be employed or to function sufficiently

independently to enable another family member to

be employed.

• Family’s written certification as to whether they

receive reimbursement for any of the expenses in

paragraph 1 and 2 above and the amount of any

reimbursement received.
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H. Verification of Eligibility

The following types of verification will be acceptable as methods to

document tenant’s statements regarding family status. It is to be noted

that the PHA in accordance with 24CFR Part 882 dated July 3, 1995

recognizes that any single person may now qualify as a statutory

family, the near elderly designation is not necessary to confer single

person program eligibility.

- To verify blood relationship, use driver’s license or work ID to

verify name.

- For marriage, use legal certificate of marriage to verity

relationship.

- For stable family relationship, use these types of proof:

• Joint bank accounts, purchases or loans

• Prior or current lease or rental agreements showing

cohabitation

• Credit report showing residence and joint financial

activity

There must be verification that the person exists in the household, so

birth certificates or some proof that the person is the person must be

submitted.

Verification for adults would include one of these forms:

• Copy of Certificate of Birth (Ref. Law Num. 191 of

December 22, 2009)

• Church issued baptismal certificate

• Legal driver’s license
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• US military discharge

• US passport

• Voter’s registration

• Company ID

• Health and Human Services ID

• Social Security ID

• Department of Motor Vehicles ID

Verification for minor would include one of these forms:

• Copy of Certificate of Birth (Ref. Law Num. 191 of

December 22, 2009)

• Adoption papers

• Custody agreement

• Health and Human Services ID

• School records

• Department of Motor Vehicles ID

Verification of divorce status would be accomplished by viewing a

copy of the divorce decree, signed by a Court Officer.

Verification of a separation would be a copy of court-ordered

maintenance.

Verification of guardianship would be:

• Court-ordered assignment

• Notarized declaration of parent

• Verification from social services agency

• School records
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It is possible to have what appear to be two families in the same

household (such as mother and father and daughter with her own

family). However, they have applied as one family, so they are one

family as long as they claim to be a family and meet the family

definition.
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10- Briefing to Families and Vouchers Issuance

PHA's objectives are to ensure that families selected to participate in the Section 8

program are successful in leasing a suitable house, and that they have sufficient

knowledge to derive maximum benefit from the program and to comply with program

requirements. When families are determined eligible, PHA will conduct a mandatory

briefing to ensure that families know how the program works. The briefing will provide a

broad description of owner and family responsibilities, PHA procedures, and information

on how to lease a unit. The family will also receive a briefing packet, which provides

more detailed information about the program, including the benefits of moving outside

areas of poverty concentration. This part describes how briefings will be conducted and

the information that will be provided to families.

Initial Applicant Briefing

A full HUD-required briefing will be conducted for applicant families who are

determined to be eligible for assistance. The briefing will be conducted in group and/or

individual meetings. Families who attend a group briefing but need individual assistance

will be referred to a Housing Counselor. Briefings will be conducted in Spanish, but may

also be conducted in English if necessary.

PHA will not issue a Voucher to a family unless the household representative (head of

household, co-head or spouse) has attended a briefing and signed the Voucher.

Applicants who provide prior notice of inability to attend a briefing will automatically be

scheduled for the next briefing. Applicants who fail to attend two scheduled briefings

without prior notification and approval of PHA may be denied admission based on failure

to supply information needed for certification. If required as reasonable accommodation

and upon request by the family, PHA will conduct individual briefings for families with

disabilities at their home.
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A. Orientation

1. Purpose of the Orientation

The purpose of the orientation is to go over the Voucher holders

Information Packet in order to fully inform the participant about the

program to make his/her capable of discussing the program with potential

participating owners.

2. Briefing Attendance Requirement

All families are required to attend the briefing when they are initially

issued a Voucher. No Voucher will be awarded unless the head or spouse

has attended a briefing. The briefing will be provided through home visits

when required due to physical disability of the head of household or

spouse.

Failure to attend a scheduled briefing will result in the family’s application

being held for the next briefing notification. Applicants who provide prior

notice of an inability to attend a briefing will be rescheduled for the next

available briefing.

Failure of an applicant to participate in two scheduled briefings shall result

in withdrawal of his/her application. The applicant will be notified of such

withdrawal and determination of ineligibility and of his/her right to an

informal review.

3. Nature of time Briefing

Orientation of Voucher holders is typically handled on a group basis by a Section

8 staff member. When individual briefings are required due to special

circumstances, they are conducted by a Section 8 staff person. After the group
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orientation is conducted the families will be given the opportunity to ask

questions. Individual interviews after the group briefing will be given upon

request by the family.

Briefing Packet [24 CFR 982.301(b)]

The documents and information provided in the briefing packets will comply with

all HUD requirements. PHA also includes other information and/or materials not

required by HUD.

The family is provided with the following information and materials:

• A description of how the program works.

• Family and owner responsibilities.

• Term of the Voucher and PHA policy for requesting extensions to

the term of the Voucher or suspensions of the Voucher.

• Where the family may lease a unit, including renting a unit inside

or outside the PHA jurisdiction.

• Description of the method used to calculate the Housing

Assistance Payment and information on Payment Standards and

utility allowance.

• Copy of the application and information on how tenant rent is

calculated.

• Explanation of how the maximum allowable rent is determined,

including procedures for determining rent reasonableness.
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• Guidance and materials to assist the family in selecting a unit.

Explanation of the portability option. Information about where the

family may lease a unit inside or outside the PHA jurisdiction.

• Sample of the HUD tenancy addendum.

• Request for Lease Approval form and a description of the

procedure for requesting approval for a unit.

• PHA policy on providing information about families to prospective

owners.

• Subsidy standards, including when and how exceptions are made,

and how unit size listed on Voucher relates to the unit size

selected.

• HUD brochure, "A Good Place to Live" on how to select an

apartment that complies with HQS.

• HUD brochure on lead-based paint and information about where

blood level testing is available.

• Information on Federal, State, and local equal opportunity laws,

including the pamphlet "Fair Housing: It's Your Right." PHA will

also include information on reporting suspected discrimination and

the phone numbers of the Local Fair Housing Agency and the

HUD enforcement office.

• A list of landlords or other parties willing to lease to assisted

families or help in the housing search. In addition, a list of

available housing units in all neighborhoods submitted by owners

as available upon request at PHA's front desk. If the family is
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currently living in a high poverty census tract in the PHA’s

jurisdiction, the briefing must also encourage participation in areas

without low income or minority concentration.

• If the family includes a person with disabilities, notice that PHA

will provide assistance in locating accessible units and a list of

available accessible units known to PHA.

• Family Obligations under the program.

Grounds for termination of assistance because of family action or

failure to act.

• PHA informal hearing procedures, including when PHA is

required to offer an informal hearing and how to request the

hearing.

• Owner/tenant handbook, sample HQS inspection checklist, and

sample HAP contract.

• Procedures for notifying PHA and/or HUD of program abuses such

as side payments, extra charges, violations of tenant rights, and

owner failure to repair.

• Requirements for reporting Changes that occur between

certifications.
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Other Information to be Provided at the Briefing [24 CFR 982.301]

The person conducting the briefing will also describe how the program works and

the relationship between the family and the owner, the family and PHA, and PHA

and the owner.

The briefing emphasizes:

• Family and owner responsibilities.

• Where a family may lease a unit inside and outside its jurisdiction

(portability).

• Advantages to moving to an area with a low concentration of low-

income families.

• Explanation of rent restrictions established by the Fair Market

Rent.

• Choosing an apartment carefully.

• Amount of the Security Deposit

Household Obligations under the Section 8 Program

Generally, under the Section 8 Program, the relationship between tenant

and landlord are the same as in the private housing market. However, once

a household receives a Section 8 Voucher, she/he has the following

additional obligations:

• Turn in proper forms to the PHA within the Voucher
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period so that the unit may be approved;

• Keep appointments set by the PHA for determination of

continued eligibility;

• Notify the PHA in a timely manner of changes in

household composition and certain types of changes in

income;

• Notify the PHA in writing prior to moving from their unit.

• Other obligations of the family, as specified under

Termination of Assistance.

Security Deposit Requirements

The owner may collect a security deposit from the tenant. The PHA prohibits

security deposits in excess of private market practice, or in excess of amounts

charged by the owner to unassisted tenants.

B. TERM OF VOUCHER [24 CFR 982.303,982.54]

During the briefing session, each household will be issued a Voucher (valid for 60

calendar days), which represents a contractual agreement between PHA and the

family and specifies the rights and responsibilities of each party. It does not

constitute admission to the program, which occurs when the lease and contract

become effective. The family is responsible for searching a unit. If the family

finds a unit, and the owner is willing to lease it under the program, the family may

request PHA approval to lease the unit. Although the screening and selection of

tenants will remain a function of the owner, at any moment the Puerto Rico

Department of Housing also may elect to screen applicants in accordance with

any HUD requirements. (QHWRA §545: §8(o)(6)(B). The PHA has the discretion
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to permit a family to submit more than one request at time. The family must

submit to the PHA a Request for Lease Approval and a Copy of the Proposed

Lease during the term of the voucher.

Expirations

The Voucher is valid for a period of 60 calendar days from the date of issuance.

The family must submit a Request for Lease Approval within the 60-day period

unless an extension has been granted by PHA.

If the Voucher expires and is not extended by PHA, or expires after an extension,

the family will be denied assistance. The family will not be entitled to a review or

hearing. If the family is currently assisted, it may remain as a participant in the

unit if there is an assisted lease/contract in effect.

Suspension of the Term of the Voucher

When a Request for Lease Approval (RFLA) is received, the term of the Voucher

will be suspended until a lease and contract have been executed for the unit or

PHA determines that leasing the unit is not feasible. An RFLA cannot be

suspended for more than sixty (60) days. If the unit cannot be leased, PHA will

Change the expiration date on the Voucher and provide the family the same

number of search days which remained in the term on the date the RFLA was

submitted.

Extensions

The family must submit a Request for Lease Approval and a Copy of the

Proposed Lease within the 60 day period, unless an extension has been granted by

the PHA.
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The PHA, at its discretion, may grant family one or more extensions of the initial

term. The initial term plus any extensions may not exceed a total period of 120

calendar days from the beginning of the initial term. Any extension of the term is

granted by PHA written notice to the family.

If the family needs and requests an extension of the initial voucher term as a

reasonable accommodation, in accordance with 24 CFR part 8, to make the

program accessible to an usable by a family member with a disability:

• The PHA must extend the term of the voucher up to 120

days calendar from the beginning of the initial term;

• The HUD field office may approve an additional extension

of the term.

C. Assistance to Families Who Claim Discrimination

Fair Housing Laws and anti-discrimination

The PHA must complies with Title VI of the Civil Rights Act of 1964, the Age

Discrimination Act of 1975, Executive Order 11063, Section 504 of the

Rehabilitation Act of 1973 and Title of the Americans with Disabilities Act.

Families may claim that illegal discrimination because of race, color, religion,

sex, national origin, age, familial status or disability prevents the family from

finding or leasing a suitable unit with assistance under the program.

The PHA must provide the family with the HUD Discrimination Complaint Form

and will direct the family to report suspected discrimination to HUD. If HUD Fair

Housing makes a finding of discrimination against an owner, the PHA may

restrict the owner from future participation.
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The “take-one, take-all” provision is permanently repealed. This provision

required that an owner who entered into a Section 8 housing assistance payment’

(HAP) contract on behalf of any tenant in a multifamily housing project could not

refuse to lease otherwise affordable units in all multifamily projects of the owner

if the reason for the refusal was that the family was a certificate or voucher

holder. Thus no discrimination can be claimed using said provision
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11- REQUEST FOR TENANCY APPROVAL AND CONTRACT

EXECUTION

After families are issued a Voucher, they may search for a unit anywhere within the

jurisdiction of PHA. Applicant’s must submit to the PHA prior to the expiration of the

voucher a Request for Lease Approval Form, signed by both (owner and voucher holder)

and a copy of the proposed lease which is not to be executed by either party until the

PHA approval. The family must find an eligible unit under the program rules with an

owner/landlord who is willing to enter into a Housing Assistance Payments (HAP)

contract with PHA. This part defines the types of eligible housing and PHA policy

regarding initial inspections, lease requirements, owner disapproval, and the processing

of Requests for Tenancy Approval (RFTA).

A. INFORMATION TO OWNERS [24 CFR 982.307,982.54]

PHA will provide prospective owners with the address of the applicant and the

names and addresses of the current and previous landlords, if known. PHA will

make an exception to this requirement if the family's whereabouts must be

protected due to domestic abuse or witness protection.

PHA will inform owners that it is the responsibility of the landlord to determine

the suitability of prospective tenants. Owners will be encouraged to screen

applicants for rent payment history, eviction history, damage to units, and other

factors related to the family's suitability as a tenant.

PHA will provide the following information if requested regarding a family's

tenancy history for the past three years based on documentation in its possession:

• Eviction history

• Damage to rental units

• Other aspects of tenancy history; including complaints from
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neighbors or landlords

• Drug related criminal activity by family members

The information will be provided orally and/or in writing. Only the Executive

Director or designee may authorize release of this information. PHA's policy on

providing information to owners is included in the briefing packet and will apply

uniformly to all families and owners.

B. REQUEST FOR TENANCY APPROVAL [24 CFR 982.305]

The RFTA and a copy of the proposed Lease must be submitted by the family

during the term of the Voucher.

PHA will require a voided RFTA prior to issuance of another RFTA.

Approval of RFTA

PHA will review the RFTA to determine whether or not it is approval. The PHA

may not give approval for the family to lease a unit or execute a HAP contract

until the PHA has determined that all the following program requirements are

met:

• Unit is an eligible type of housing.

• Unit meets HUD's Housing Quality Standards (and any additional

criteria as identified in this Administrative Plan).

• Rent is reasonable (see Part XII).

Owner is approval, and there are no conflicts of interest
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• Owner is represented by an agent to act on his or her behalf, then both

the owner and agent will be required to sign the RFTA, HUD contract,

and lease agreement, subsequently making them both responsible for

fulfilling the provisions of the HUD contract and lease agreement.

• After receiving the family’s Request for Approval to lease a unit the

PHA must promptly notify the family and owner weather the assisted

tenancy is approved.

• If the PHA gives approval for the family to lease a unit, the owner and

the PHA shall proceed to execute the HAP contact.

Actions Before Lease Term

All of the following must always be completed before of the lease term:

(1) The PHA has inspected the unit and has determined that the unit satisfies

the HQS;

(2) The landlord and the tenant have executed the lease, and

(3) The PHA has approved leasing of the unit in accordance with program

requirements.

When HAP Contract is Executed

The PHA must use best effort to execute the HAP contract before the beginning

of the lease term The PHA contract must be executed no later than 60 calendar

days from the beginning of the lease term.

The PHA may not pay any housing assistance payment to the owner until the
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HAP contract has been executed.

If the HAP contract is executed during the period of 60 calendar days from the

beginning of the lease term, the PHA will pay housing assistance payments after

the execution of the HAP contract (in accordance with the term of the HAP

contract), to cover the portion of the lease term before execution of the HAP

contract (a maximum of 60 days).

Any HAP contract executed after the 60 day period is void, and the PHA may not

pay any housing assistance payment to the owner.

C. SEPARATE AGREEMENTS

Separate agreements are not necessarily illegal side agreements. Families and

owners will be advised of the prohibition of illegal side payments for additional

rent, or for items normally included in the rent of unassisted families, or for items

not shown on the approved lease.

Owners and families may execute separate agreements for services, appliances

(other than range and refrigerator) and other items that are not included in the

lease if the agreement is in writing and approved by PHA.

Any appliances, services or other items routinely provided to unassisted families

as part of the lease (such as air conditioning, dishwasher or garage) or are

permanently installed in the unit, cannot be put under separate agreement and

must be included in the lease. For there to be a separate agreement, the family

must have the option of not utilizing the service, appliance or other item. Non-

payment of these agreements cannot be cause for eviction.

If the family and owner have come to a written agreement on the amount of

allowable charges for a specific item, so long as those charges are reasonable and
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not a substitute for higher rent, PHA will not disapprove such charges as part of

the owner/tenant agreement to lease the unit.

All agreements for special items or services must be attached to the lease

approved by PHA. If agreements are entered into at later date, they must be

approved by PHA and attached to the lease.

D. RENT LIMITATIONS

Prior to execution of a HAP contract. PHA must approve the Rent to Owner. (See

Part XII, "Rent Reasonableness").

PHA must also determine whether the tenant rent meets HUD's affordability

standard. As described above, assistance will be approved only if:

• The initial rent to owner exceeds the payment standard but the total

tenant payment is within 40% of the family's adjusted monthly

income.

• The gross rent (rent to owner plus tenant paid utilities) is at or
below the payment standard

Disapproval of Owner by PHA

The PHA must not approve a unit if the PHA has been informed (by HUD or

otherwise that the owner is debarred suspended, or subject to a limited denial of

participation under 24 CFR part 24.

When directed by HUD, the PHA must not approve a unit if:

(1) The federal government has instituted an administrative or judicial

action against the owner for violation of the Fair Housing Act or other
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federal equal opportunity requirements and such action is pending, or

(2) A court or administrative agency has determined that the owner

violated the Fair Housing Act or other federal equal opportunity

requirements.

In its discretion, the PHA may deny approval to lease a unit from the owner for

any of the following reasons:

(1) The owner has violated obligations under a housing assistance

payment contract under section 8 of the 1937 Act (42 U.S.C. 14371).

(2) The PHA may refuse to enter into new Section 8 HAP contract with

owners who refuse or have history of refusing to evict families for drug

related problems or any violent criminal activity or for activity that

threatens the health, safety or right of peaceful enjoyment of the premises

by tenants, PHA employees or owners employees or the residences by

neighbors.

(3) The owner has committed fraud, bribery or any other corrupt or

criminal act in connection wish any federal housing program.

(4) The owner has engaged in drug trafficking (the illegal manufacture,

sale or distribution or the possession with intent to manufacture, sell or

distribute, of a controlled substance as defined in section 102 of the

controlled Substances Act (21 U. S. C. 802).

(5) The owner has a history or practice of non compliance with the HQS

for units leased under the tenant based programs, or with applicable

housing standards for units leased with project-based Section 8 assistance

or leased under any other federal housing programs.
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(6) The owner has a history or practice of renting units that fail to meet

State or local housing codes; or

(7) The owner has not paid State or local real estate taxes, fines or

assessments.

The PHA must not approve a unit if the owner is the parent, child, grandparent,

grand-child, sister, or brother of any member of the family, unless the PHA

determines that approving the unit would provide reasonable accommodation for

a family member who is a person with disabilities.

Nothing in this rule is intended to give any owner any right to participate in the

program. For purpose of this section “owner” include a principal or other

interested party.

E. POLICY ON DENIAL OR TERMINATION OF ASSISTANCE

PHA may deny assistance for an applicant or terminate assistance for a participant

under the programs because of the family’s actions or failure to acts as describes

in 24 CFR 982.552 and 982.553. The following provisions do not affect denial or

terminations of assistance for the grounds others than action or failure to act by

the family.

Denial of assistance for applicants means any all the followings:

1. Denying listing on the PHA waiting list, denying or withdrawing a

voucher refusing to enter into a HAP contract or approve a lease, and

refusing to process or provide assistance under portability procedures.

Termination of assistance means any or all of the followings:

2. Refusing to enter into a HAP contract or approve a lease, terminating
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housing assistance payments under an outstanding HAP contract, and

refusing to process or provide assistance under portability procedures.

This section does not limit or affect exercise of the PHA rights and remedies

against the owner under the Hap contract, including termination, suspension or

reduction of housing assistance payments, or termination of the HAP contract.

F. Grounds for Denial or Termination of Assistance

The PHA may at any time deny program assistance for applicant, or terminate

program assistance for a participant, for any of the following grounds:

1. If the family violates any family obligations under the program (See 24

CFR 982.551).

2. If any members of the family has ever been evicted for public housing.

3. If an PHA has ever terminated assistance under the voucher program

for any member of the family.

4. If any member of the family commits drugs-related criminal activity, or

violent criminal activity (See 24 CFR 982.553).

5. If any member of the family commits fraud, bribery or any other

corrupt or criminal act in connection with any federal housing program.

6. If the family currently owes rent or other amounts to the PHA or to

another PHA in connection with Section 8 or Public Housing

Assistance under the 1937 Act.
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7. If the family has not reimburse any PHA for amounts paid to an owner

a HAP contract for rent, damages to the unit, or other amounts owed by

the family under the lease.

8. If the family reaches an agreement with the PHA to paid amount owed

to an PHA or amounts paid to an owner by PHA. (The PHA, at its

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

pay amounts owed to an PHA or amounts paid to an owner by an PHA.

The PHA may prescribe the term of the agreement).

9. If the family has engaged in or threatened abusive or violent behavior

toward PHA personnel.

“Abusive or violent behavior toward PHA personnel” included verbal

as well as physical abuse or violence. Use of expletives that are

generally considered insulting, racial epithets, or other languages,

written or oral that is customarily used to insult or intimate, may be

cause for termination or denial.

“Threatening” refers to oral or writing threats or physical gestures that

communicate an intent to abuse or commit violence.

PHA Discretion to Consider Circumstances

In deciding whether to deny or terminate assistance because of action or failure to

act by members of the family, the PHA has discretion to consider all of the

circumstances in each case, including the seriousness of the case, the extend of

participation or culpability of individual family members, and the effects of denial

or termination of assistance on other family members who were involved in the

action or failure.
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The PHA may impose, as a condition of continued assistance for other family

members, a requirements that family members who participate or were culpable

for the action or failure will not reside in the unit. The PHA may permit the other

members of a participant family to continue receiving assistance.

The PHA must deny or terminate assistance if any member of the family fails to

sign and summit consents forms for obtaining information in accordance with

24CFR part 760 and 24 CFR part 813.
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12- HOUSING QUALITY STANDARDS AND INSPECTIONS

Housing Quality Standards (HQS) are the HUD minimum quality standards for tenant-

based programs. HQS standards are required both at initial occupancy and at least

annually during the term of the lease. HQS standards apply to the building and premises,

as well as the unit. Newly leased units must pass the HQS inspection before the

beginning date of the assisted lease and HAP contract. PHA will inspect each unit under

contract at least annually. PHA will also perform a quality control inspection of at least

five percent of all units under contract annually to maintain PHA's required standards and

to ensure consistency.

These minimum Standards may be enhanced by the PHA, provided that by doing so, the

PHA does not overly restrict the number of units available for lease under the program

The use of the tern “HQS” in this Administrative Plan refers to the combination of both

HUD and PHA requirements. This Chapter describes the PHA’s procedures for

performing HQS and other types of inspections, and standards for the timeliness of

repairs. It also explains the responsibilities of the owner and family and the consequences

of non-compliance with HQS requirements for both families and owners.

A. General Purpose

The PHA is required by HUD regulations to inspect the unit to ensure that it is

“decent, safe, and sanitary” according to Housing Quality Standards.

The PHA has adopted additional local requirements of acceptability defined

below.

No unit will be initially placed on the Section 8 Housing Choice Voucher

Program unless these standards are met. Units must also meet the Housing

Quality Standards as long as the family is on the program.
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There are five types of inspections the PHA will perform:

1. Initial/Move—in: Conducted upon receipt of Request For Lease

Approval.

2. Annual: Must be conducted within 12 months of the anniversary date.

3. Special/Complaint: At request of owner family or an agency or

third—party.

4. Move-Out/Vacate: At landlord or tenant request or it a claim is to he

submitted for contracts effective before 10/2/95 only.

5. Quality Control: A quality control inspection will be conducted for

live percent of all units which have been inspected.

The Housing Quality Standards take precedence over local housing codes and

other pertinent codes.

B. Acceptability Criteria and Exceptions to HQS

The PHA adheres to the acceptability criteria in the program regulations and

HUD Inspection Booklet with the following exceptions:

• One smoke detector per unit per floor and one in common hail in

uppermost floor of a two or more story structure will be required.

The standard for bedrooms for Fair Market Rent purposes only (not to

determine sleeping rooms) is:

1. A bedroom must have a floor area of not less than 70 square feet.

2. The minimum bedroom ceiling height must not be less than seven (7)

feet six (6) inches unless the room is under a slopping roof Rooms under

sloping roofs must slope to no lower than five (5) feet.
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3. Access to any required exit of a room or suite of rooms designated as

bedrooms for these purposes must be provided without passing through

a bathroom, toilet room or another bedroom.

4. At least one smoke detector must be installed in every multiple

dwelling unit. The detector must be installed on the ceiling and at least

four inches from any wall or on a wall located from four to twelve

includes from the ceiling, and within 15 feet of all rooms used for

sleeping purposes. There must be at least one detector for each level on

which a room used for sleeping purposes is located.

5. Every room used exclusively as a bedroom shall have access to at least

one bathroom without passing through another room used exclusively as

a bedroom.

6. Each bedroom must provide natural ventilation through a window,

skylight, transom or other opening.

7. Partitions separating rooms used for bedrooms from other rooms must

be of one hour-fire-rated construction.

C. Inspections

The PHA conducts an inspection in accordance with Housing Quality

Standards at least annually, up to 90 days prior to the anniversary month of

the contract. Special inspections may be scheduled between anniversary dates.

HQS deficiencies which cause a unit to fail must be corrected by the landlord

unless it is a fail which the tenant is responsible. The family is only

responsible for breaches of HQS which are caused by:

• Non-payment of utilities paid by the family,
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• Not providing of failing to maintain, appliances not provided by the

owner, and

• Damages to the unit or premises caused by a household member or

guest beyond normal wear and tear.

• The family must allow the PHA to inspect the unit at reasonable times

with reasonable notice. 24 CFR 982.51(d).

• Inspections will be conducted on business days only.

• Reasonable hours to conduct an inspection are between 9:00 a.m. and

5:00 p.m.

• The PHA will notify the family in writing at least three days prior to

the inspection

Inspection: The family and owner will be notified of the date and time of the

inspection appointment by mail. If the family is unable to be present, they must

reschedule the appointment so that the inspection is completed within five days.

If the family does not contact the PHA to reschedule the inspection, or if the

family misses two inspection appointments, the PHA will consider the family to

have violated a Family Obligation and their assistance will be terminated in

accordance with the termination procedures in the Plan.

Reinspection: The family and owner are mailed a notice of the inspection

appointment by mail. If the family is not at home for the reinspection

appointment, a card will be left at the unit and another appointment is

automatically scheduled. The appointment letter contains a warning of abatement
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(in the case of owner responsibility), and a notice of the owner’s responsibility to

notify the family.

The family is also notified that it is a family obligation to allow the PHA to

inspect the unit. If the family was responsible for a breach of HQS identified in

Chapter 15, “Denial or Termination of Assistance,” they will be advised of their

responsibility to correct.

D. GUIDELINES/TYPES OF INSPECTIONS [24 CFR 982.401, 982.405]

Efforts will be made at all times to encourage owners to provide housing above

HQS minimum standards.

All utilities must be in service and appliances in the unit at the initial inspection.

If the utilities are not in service at the time of inspection, the Housing Counselors

will notify the tenant or owner (whoever is responsible for the utilities according

to the RFLA) to have the utilities turned on. The owner and tenant will both

certify that the utilities are on.

If the unit fails the HQS inspection, the family and owner will be advised to notify

PHA once repairs are completed. The owner will be given up to 30 calendar days

to correct the deficiencies identified depending on the amount and complexity of

work to be done.

When the inspection has been completed, the owner and the family will be

informed in writing of any items which failed to meet HQS standards and must be

repaired or replaced and of the date on which PHA will re-inspect to certify

completion of the required work.

Any repairs not completed will cause abatement in Housing Assistance Payment.

The inspection letter will stipulate the last day the unit qualified for payment. The
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Housing Assistance Payment will be prorated appropriately.

Time Standards for Repair

1. Emergency items which endanger the family's health or safety must be

corrected within 24 hours of notification. (24CFR 982.401 (a)).

a. The following items are considered to be of an emergency nature and

must be corrected by the owner or tenant (whoever is responsible) within

24 hours of notice by the inspector. This is not means to be an exclusive

list, and other items may constitute an emergency at the discretion of the

inspector if they appear to present an immediate threat to the health or

safety of the family.

• Lack of security for the unit

• Waterlogged ceiling in imminent danger of falling

• Major plumbing leaks or flooding

• Natural gas leak or fumes

• Electrical problem which could result in shock or fire

• Utilities not in services

• No running hot water

• Broken glass where someone could be injured

• Obstacle which prevent tenant’s entrance or exit

• Lack of functioning toilet

The PHA may give a short extension (not more than 24 additional hours)

whenever the responsible party cannot be notified or it is impossible to

effect the repair within the 24-hour period. In those cases where there is

leaking gas or potential of fire or other threat to public safety, and the

responsible party cannot be notified or it is impossible to effect the repair,

proper authorities will be notified by the PHA.
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If the emergency item(s) are not corrected in the time period required by

the PHA, and the owner is responsible, the housing assistance payment

will be abated and the HAP contract will be terminated.

If the emergency repair item(s) are not corrected in the time period

required by the PHA, and it is an HQS breach which is a family obligation

the PHA will terminate the assistance to the family and the owner’s

payment will not be abated for the breach of HQS.

For non-emergency items, repairs must be made within 30 days calendar.

For major repairs, the Housing Counselor may approve an extension beyond 30

days calendar.

E. Consequences if Owner is Responsible (Non-Emergency Items)

When it has been determined that a unit on the program fails to meet Housing

Quality Standards, and the owner is responsible for completing the necessary

repair(s) in the time period specified by the PHA, the assistance payment to the

owner will be abated.

Abatement

A Notice of Abatement will be sent to the owner, and the full amount of

assistance will be abated effective on the first of the month following such a

notice.

If the owner makes repairs during the abatement period, payment will resume on

the first of the month following the unit passing inspection. The family and

owner will be notified of the re-inspection date.
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No retroactive payments will be made to the owner for the period of time the rent

was abated and the unit did not comply with HQS. The notice of abatement states

that the tenant is not responsible for the PHA’s portion of rent that is abated.

Extensions

The PHA may grant an extension in lieu of abatement in the following cases:

• Owner has a good history of HQS compliance.

• There is an unavoidable delay in completing repairs due to difficulties in

obtaining parts or contracting for services.

• The repairs must be delayed due to climate conditions.

The extension will be made for a period of time not to exceed 60 days calendar.

At the end of that time, the PHA will begin the abatement or termination of

assistance for tenant caused damage.

Termination of Contract

If the owner is responsible for repairs, and fails to correct all the deficiencies cited

prior to the end of the abated rental period, the owner will be sent a HAP Contract

Proposed Termination notice. Prior to the effective date of the termination, the

abatement will remain in effect.

If repairs are completed before the effective termination date, the termination may

be rescinded by the PHA if the tenant chooses to remain in the unit. Only one

Housing Quality Standards inspection will be conducted after the termination

notice is issued.
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F. Determination of Responsibility 24 CFR 982.4O4 &982.54(d) (14)

Certain deficiencies are considered the responsibility of the family, such as:

• Tenant-paid utilities not in service.

• Failure to provide or maintain family-supplied appliances

• Damage to the unit or premises caused by a household member or

guest beyond normal wear and tear

“Normal wear and tear” is defined as items which could not be charged

against the tenant’s security deposit under state law or court practice.

The owner is responsible for all other HQS violations.

The owner is responsible for vermin infestation even if caused by the family’s

living habits. However, if such infestation is serious and repeated, it may be

considered a lease violation and the owner may evict for serious or repeated

violation of the lease. The PHA may terminate the family’s assistance on that

basis.

The inspector will make a determination of owner or family responsibility

during the inspection. The owner or tenant may appeal this determination to a

mediator within ten days of the inspection.

If the family is responsible but the owner carries out the repairs, the owner

must bill the family for the cost of the repairs and the family’s file will be

noted.
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G. Consequences if Family is Responsible

If non-emergency violations of HQS are determined to be the responsibility of the

family, the PHA will require the family make any repair(s) or corrections within

30 days calendar. If the repair(s) or correction(s) are not made in this time period,

the PHA will terminate assistance to the family. Extensions in these cases must

be approved by the Section 8 Program Director. The owner’s rent will not be

abated for items which are the family’s responsibility.

If the tenant is responsible and corrections are not made, the HAP Contract will

terminate when assistance is terminated.

H. Initial HQS Inspection

The Initial Inspection will be conducted to:

1. Determine if the unit and property meet the HQS defined in this Plan.

2. Document the current condition of the unit as a basis to evaluate whether

the future condition of the unit exceeds normal wear and tear.

3. Document the information to be used for determination of rent-

reasonableness.

If the unit fails the initial Housing Quality Standards inspection, the family and

owner will be advised to notify the PHA once repairs are completed.

On an initial inspection, the owner will be given up to 30 days calendar to correct

the items noted as Fail, at the Inspector’s discretion, depending on the amount and

complexity of work to be done.
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The owner will be allowed up to two re-inspections for repair work to be

completed.

If the time period given by the Inspector to correct the repairs has elapsed, or the

maximum number of failed re-inspections has occurred, the family must select

another unit.

In order for a HAP Contract to be executed for the first of a given month, the unit

must pass inspection by the 20th of the preceding month. This is to allow time for

preparation of lease and contract paperwork, as well as preparation of an owner

HAP check for the new contract.

I. Annual HOS Inspection

Rent Increases

The PHA will conduct an inspection using the Housing Quality Standards and

other standards approved in this Administrative Plan at least annually, prior to

the anniversary month of the contract. Rent increase requests in the Voucher

Program will not be approved if the unit is in a failed condition.

J. Special Complaint Inspections

If at any time the family or owner notifies the PHA that the unit does not

meet Housing Quality Standards, the PHA will conduct an inspection.

The PHA may also conduct a special inspection based on information from

third parties such as neighbors or public officials. The PHA will inspect only

the items which were reported, but if the Inspector notices additional

deficiencies that would cause the unit to fail HQS, the responsible party will

be required to make the necessary repairs.
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If the anniversary date is within 90 days of a special inspection, the special

inspection will be categorized as annual and all annual procedures will be

followed.

K. Quality Control Inspections

Quality Control inspections will be performed by the Section 8 Program

Director on at least five percent of the units of each inspector. The 5% sample

will be drawn from recently completed HQS inspection (performed during 3

months preceding the inspection). The purpose of Quality Control inspections

is to ascertain that each inspector is conducting accurate and complete

inspections, and to ensure that there is consistency among inspectors in

application of the HQS.

Initial HQS Inspection Deadline

The PHA must conduct initial HQS inspections within 45 days of the owner’s

inspection request. SEMAP evaluation must incorporate this PHA

performance standard.

L. Housing Quality Standards Complaints

General Policy

The units have to be inspected at least annually, using Housing Quality

Standards.

If the tenant or owner complains that the unit does not meet Housing Quality

Standards, the PHA will conduct an inspection.

The staff has to inspect only the items that the tenant or owner are
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complaining about, but if other fail items are noticed during the inspection, the

staff must also note those items and require the owner to repair the failed

items.

HQS fails must be corrected by the owner, even if they were caused by the

family. Fall items such as a knob missing off a tenant’s stove or electricity

that doesn’t work because the utilities were shut off because the tenant didn’t

pay the bill also must be corrected by the owner.

The owner must be given time to correct the failed items. There are three

guidelines to use:

1. If the item endangers the family’s health or safety (using the

emergency item list above), the owner must be given 24 hours to

correct the violation.

2. For serious fails, there will be a five (5) daytime limit for repairs.

3. For less serious failures, the owner must be given up to 30 days to

correct the item(s).

If the owner fails to correct failed items, after she/he has been given a

reasonable time to correct the items, the payment must be abated or that HAP

Contract must be terminated.

Emergency Repair Items

The following items are to be considered of an emergency nature and are to be

corrected by the owner within 24 hours of notice by the Inspector:

• No electricity or running water

• Major plumbing leaks or flooding (such as from sewer stoppage or

backup)
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• Any electrical outlet, switch, stationary light fixture, fuse box or

circuit breaker that smokes, sparks or short circuits, creating a fire

hazard.

• Broken lock on first floor windows or doors accessible to the

outside of the dwelling unit.

• Uninhabitable units due to fire, storms, destroyed or vandalized

property that prevents a tenant from using time bathroom or

kitchen or from entering the dwelling unit.

Five Day Fails

• Obstacle which prevents tenant’s access to unit such as vicious

animals or landlord lockouts.

• Missing or non-working stove or refrigerator

• Collapsed ceiling

HAP Contract Termination

If the owner fails to correct all the items cited within thirty days, the Contract

will be terminated.

Once the HAP Contract is terminated (with a thirty days notice prior to the

first of the month), it will not be reinstated. The tenant will be given a new

Voucher to move (even if they caused the Housing Quality Standards

violation).

When the Housing Assistance Payments Contract of the Voucher Subsidy

Contract is terminated for Housing Quality Standards violation(s), and the

termination notice runs out, it cannot be reinstated. If repairs are done before
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the effective termination date, the termination can be rescinded if the tenant

chooses to do so.

After the HAP Contract notice has been given, only one more Housing

Quality Standards inspection will be conducted.

If the item which caused the unit to fail has been corrected during this

termination period and the inspector notes additional new findings at that

inspection, the HAP Contract termination will be rescinded and the landlord

will be notified of the new findings with new time-frames according to the

Administrative Plan

Responsibility of the Family to Allow Inspection

The PHA must be allowed to inspect the unit at reasonable times with

reasonable notice. The family is notified of the inspection appointment by

mail or phone. If the family is not able to be at home, the family must call to

reschedule the inspection or make arrangements to have an adult family

representative or the landlord present.

If the family misses the inspection appointment and does to arrange for the

representative or the landlord to be there, one more inspection (or re-

inspection) appointment will be scheduled. If the family misses two inspection

appointments, the PHA will consider the family to have violated a family

obligation and their assistance will be terminated, following the termination of

assistance procedures.
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13. LEASE APPROVAL AND HAP/VOUCHER CONTRACT
EXECUTION

A. Documents Submitted

The PHA shall require the owner to use a sample lease provided by the PHA.

The family shall be required to turn in the Lease and Request for Lease Approval

prior to the expiration of the Voucher.

Owners must provide their current address of residence or business (not Post

Office box). Families may lease properties owned by relatives. Where this occurs,

it will be compared to the subsidized unit address.

Owners must also submit proof of ownership of the property on the notarized

Affidavit of Ownership form. The Management Company’s name, if applicable,

will be noted on the Affidavit and on the Dwelling Unit Inspection Booklet.

At the PHA’s discretion, additional proof will be required of owners.

B. Fair Market Rent Limitations and Payment Standard

The Gross Rent for a Voucher Program unit shall not exceed the Fair Market Rent

(FMR) applicable for such unit on the date of lease approval. For the voucher

program the Payment Standard is equivalent to the 90% of the FMR.

Process for Establishing and Revising Payment Standards

Payment Standard means the maximum monthly subsidy for a family. In the

voucher program, such subsidy should range from 90 percent to 110 percent of

the current FMR/exception rent limit. That is, the PHA may adopt a payment
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standard up to the FMR exception rent limit (see period publications on FMR

exception rent limit in the Federal Register, in accordance with 24 CFR Part 88).

Voucher Payment Standard Schedule

The PHA must adopt a Payment Standard Schedule that establishes payment

standards for the PHA voucher program. For each Fair Market Rent (FMR) Area

and for each Exception Rent Area, the PHA must establish voucher payment

standard amounts by unit size (i.e., zero bedroom, one-bedroom, etc.). The

payment standard for each unit size may not be:

(a) More than the current FMR exception rent limit; or

(b) Less than 90 percent of the current FMR exception rent limit,

unless approved by HUD.

A Voucher Payment Standard Schedule is a list of payment standard amounts

used to calculate the assistance payment for each unit size in a FMR area. The

schedule for an FMR Area includes payment standard amounts for any HUD-

approved Exception Rent Area in the FMR Area.

The schedule establishes a single payment standard amount, not to exceed the

current FMR/exception rent limit and not to be less than 80% of the current FMR

exception rent limit, unless approved by the PHA.

Within the limits described above, the PHA, at its discretion, may adjust annually

the amounts of the standard payments, if necessary to assure continued

affordability of units in the PHA jurisdiction.
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C. Lease Approval/Disapproval

After the PHA has reviewed the Request for Lease Approval and Lease, certified

and documented rent reasonableness, conducted an inspection and the passed the

unit, checked the unit against the Fair Market Rent and found it to be less or

approved and Exception Rent, the PHA approves the lease.

If the PHA determines that the lease cannot be approved for any reason, the

landlord and the family will be notified and the reasons provided.

If the lease does not meet the PHA’s requirements, the PHA will explain the

problems to the owner and suggest how they may be corrected by a specific date.

This period will generally be within 15 calendar days (this does not include HQS

approval or disapproval which will only be done after the owner is given a

reasonable period to make the repairs).

If the proposed Gross Rent exceeds the FMR, the PHA will discuss with the

landlord the possibility of either reducing the Contract Rent or including some or

all of the utilities in the Contract Rent or, if the unit is determined to be rent

reasonable and Exception Rent authority is available, will grant an Exception

Rent.

If the owner accepts the offer of a revised rent, the PHA will continue processing

the Request for Lease Approval and Lease.

If the owner does not agree on the contract rent, after the PHA has tried and failed

to negotiate a reviewed rent, the PHA will inform the tenant that the lease is

disapproved. The tenant should continue to locate eligible housing if his/her

Voucher is still valid.
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If the unit fails inspection, the PHA will provide the landlord with a detailed list

of items that must be corrected and provide the landlord a reasonable period of

time to make the repairs.

D. HAP Contract Execution

Prior to HAP Contract execution, the PHA will reconfirm the family’s

composition and critical information about income and allowances.

The information regarding changes will be verified and the Total Tenant Payment

will be recalculated.

When the lease approval process is completed, the PHA will notify the landlord

and the family of the lease approval or disapproval.

If the lease is approved, the PHA will prepare the HAP Contract.

To prepare the documents, the PHA will compute the Total Tenant Payment,

Tenant Rent, Utility Reimbursement (if any), the Housing Assistance Payment,

and the Security Deposit.

Once the leasing documents are prepared, the PHA will get the documents

executed by the family, owner, and the PHA, as appropriate, and send appropriate

copies to each party.

The PHA may offer a Signature Briefing, especially where new owners are

involved, to be attended by the owner and tenant, where responsibilities of both

parties will be discussed prior to signing of the lease and contract.
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E. Cash Management Procedure to Minimize the Time Elapsing between the

Transfer of Funds from the U. S. Treasury and the Disbursements

The PHA must make housing assistance payments (HAP) to the owner in

accordance with the terms of the HAP contract. The payments are to be made

monthly, at the beginning of each month, during the lease term and while the

family is residing in the unit. (Ref. 24 CFR 982.451 & Housing Choice Voucher

Program Guidebook 7420.10 G, Chapter 11: HAP Contracts).

Any payment adjustments should be made as establish on the Section 8 Housing

Choice Program Administrative Plan (Chapter 16: Interim Re-Certification) of the

Municipality of Cabo Rojo.

The Section 8 Office prepares the disbursement vouchers and sends them to the

Finance Office, for the corresponding signatures, on or before the 20th day of each

month for the following month housing payments. The disbursement vouchers

establish the amount that will be paid on behalf of the owners and tenants. After

they are signed, the data is entered into a computer system.

When the U.S. Treasure deposited the funds on the program account, the deposit

transaction is confirmed by fax with the bank’s authorized person, an official

receipt is made to recognize it and then the checks are printed.

A new document called pickup or mailing check register is set to record the date

of payment. The office will ask by mail whether the owners and tenants want to

receive the check through mail or pick up it at the Finance Office. Those who

choose to pick the check at the municipality: will have to do it in the time frame

established by the office. After the second failure to comply with this time frame,

automatically the check will be mailed with all other rent and negative rent

payments.
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14- OWNER RENTS, RENT REASONABLENESS, AND PAYMENT

STANDARDS

PHA is responsible for ensuring that the rents charged by owners are reasonable based

upon objective comparable in the rental market. PHA will not approve the lease or

execute a payments contract until it has determined that the unit meets the minimum HQS

and that the rent is reasonable. PHA will determine rent reasonableness at initial lease-up,

before any increases in rent to owner, and at other times as described in this section. PHA

will provide the owner with information concerning rent adjustments.

This part explains PHA's procedures for determination of rent-reasonableness, payments

to owners, adjustments to the Payment Standards, and rent adjustments.

A. RENT REASONABLENESS DETERMINATIONS [24 CFR 982.503]

PHA will not approve a lease until PHA determines that the initial rent to owner

is a reasonable rent. PHA will re-determine rent reasonableness whenever an

owner requests a regular or special contract rent adjustment for the program or

any increase in the rent for a Voucher unit. PHA must also re-determine rent

reasonableness if: (1) there is a 5% decrease in the published FMR in effect 60

days before the contract anniversary (for the unit size rented by the family) as

compared with the FMR in effect one year before the contract anniversary; and

(2) if directed by HUD); and (3) based on a need identified by PHA's auditing

system.

PHA may elect to re-determine rent reasonableness at any other time. At all times

during the assisted tenancy, the rent to owner may not exceed the reasonable rent

as most recently determined or re-determined by PHA.

PHA will determine and document on a case-by-case basis that the approved rent:
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• Is reasonable in comparison to rent for other comparable, unassisted units

in the market; and

• Does not exceed rents currently charged by the same owner for an

equivalent assisted or unassisted unit in the same building or complex.

At least three (3) comparable units will be used for each rent determination, one

of which must be from the first category above if possible. All comparable must

be based on the rent that the unit would command if leased in the current market.

Leased in the current market means that the unit has been leased within the last

365 days.

The data for other unassisted units will be gathered from newspapers, realtors,

professional associations, inquiries of owners, market surveys, internet, knocking

on doors of units in the neighborhood of assisted unit and asking questions and

other available sources.

The market areas for rent reasonableness are indicated by zip code and census

tract (subdivisions or neighborhoods) within PHA's jurisdiction. Subject units

within a defined housing market area will be compared to similar units within the

same area.

The PHA must determine whether the rent to owner is a reasonable rent in

comparison to rent for other comparable unassisted units. To make this

determination, the PHA must consider:

• Size
• Number of Bedrooms
• Facilities
• Location
• Number of Bathrooms
• Quality
• Amenities
• Date Built
• Unit Type
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• Management and Maintenance Services
• Utilities

The PHA maintains a notebook which includes data on unassisted units for use by

staff in making rent reasonableness determinations. The data is updated on an

ongoing basis and purged when it is more than twelve months old.

Data on comparable will be entered into the PHA computer module used to assist

in comparison of units, and the computer will be used to select the most

comparable of all units in the database. A rent comparison and rent

reasonableness determination will be made using the units selected from the

database.

PHA will update information in the computer database periodically and will not

use information that is more than twelve (12) months old when making rent

reasonableness determinations.

At least three (3) comparable of unassisted units will be used for each rent

determination. All comparable must be based on the rent that the unit would

command if leased in the current market. A form with the comparison units will

be included in the tenant file. Leased in the current market means that the unit

has been leased within the last 365 days.

PHA reserves the right to conduct rent reasonableness determinations on units

assisted under the program at any time. in such instances, owners will be

informed of the re-determination, and notification in accordance with the HAP

Contract will be made for any change in approved rent.

Note: Actually, the PHA determines the rent reasonableness in accordance

with the Fair Market Rent established by HUD in the jurisdiction.
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B. VOUCHER PROGRAM PAYMENT STANDARDS [24 CFR 887.351 &

24CFR 982.503]

The Payment Standard is used to calculate the housing assistance payment for a

family. The Payment Standard is set by PHA between 90% and 110% of the

HUD-published FMR for the PHA jurisdiction as established by QWHRA. The

PHA will review the appropriateness of the Payment Standard annually when the

FMR is published in determining whether a change is needed, PHA will ensure

that the Payment Standard is within 90% to 110% of the new FMR.

Adjustments to Payment Standards [24 CFR 887.209, 887.351]

Payment Standards may be adjusted to increase Housing Assistance Payments in

order to keep families rents affordable. PHA will not raise the Payment Standards

so high that the number of families that can be assisted under available funding is

substantially reduced, nor will PHA raise Standards if the need is solely to make

high end units available to voucher holders.

PHA will consider some or all of the circumstances described below in

determining whether an adjustment should be made to the Payment Standard:

Availability of Suitable Vacant Units Below the Payment Standard: PHA will

review its rent reasonableness and vacancy rate data to determine whether there is

an ample supply of vacant units below the Payment Standard in areas without

minority and/or poverty concentration.

Quality of Units Selected: PHA will review the quality of units selected by

participant families before determining any change to the Payment Standard to

ensure that Payment Standard increases are only made when needed to reach the

mid-range of the market.
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Financial Feasibility: Before increasing the Payment Standard, the PHA may

review the budget and the project reserve to determine the impact projected

subsidy increases would have on funding available for the program and number of

families served. For this purpose, PHA will compare the number of families who

could be served under a higher Payment Standard with the number assisted under

current Payment Standards and will perform annual review at time of annual

budget report.

File Documentation: A file will be retained by PHA for at least three years to

document the analysis and findings to justify whether or not the Payment

Standard was changed.

C. EXCEPTION PAYMENT STANDARDS [982.503]

PHA may request HUD approval to establish a Payment Standard that is higher

than 110% of the FMR or lower than 90% of the FMR for a designated area of the

city. The PHA will submit a request for a lower payment standard if it determines

that a lower payment standard is justifiable based on market data from that area

and establishing a lower standard would enable PHA to provide housing

assistance to more families.

PHA will request a higher (exception) payment standard for all units, or all units

of a given size, within a designated area of the city if it determines that a higher

Payment Standard is needed to help families obtain housing outside areas of high

poverty.

D. PAYMENT STANDARDS FOR A FAMILY [24 CFR 982.505]

Regular Re-examination

If the payment standard decreases during the HAP Contract term, the Payment
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Standard for the family is the higher of: (1) the Payment Standard at the beginning

of the lease minus any amount by which the initial rent to owner has decreased; or

(2) the Payment Standard at the current or most recent annual exam. If a Change

in family size or composition occurs affecting the voucher size, the ability to use

the initial Payment Standard is lost.

Interim Examination

If after the beginning of the term of the lease, the family has a change in income,

family size or composition that would require or allow for an interim adjustment

based on PHA's interim policy, PHA will not apply any change in payment

standard until the date of the next regular reexamination.

Moves

If the family moves into a different unit prior to its next re-certification and PHA

has had a change in the payment standard, the new payment standard will be used.

The applicable payment standard will be that which is the lower of either the

voucher size issued or the unit size selected at the time of the move.

E. RENT ADJUSTMENTS [24 CFR 982.519]

PHA will notify owners of their right to request a rent adjustment 120 days

calendar in advance of the anniversary date.

The approval or disapproval decision regarding the adjustment will be based on

HUD-required calculations and a rent reasonableness determination.

Owners must request the rent increase in writing. Any increase will be effective

the later of: (1) the anniversary date of the Contract; or (2) at least 60 days after

the owner's request is received. To be honored, requests must be received at least
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60 days prior to the next anniversary date. Rent adjustments requested by

landlords will be processed as indicated in Section 982.509, Federal Register,

April 30, 1998, page 23863.

Special Adjustments [24 CFR 982.52]

An owner with a unit under contract in the regular Voucher Program may request

a special adjustment based on substantial and general increases in real property

taxes, special government assessments, or costs of utilities. The rent requested

must be found to be reasonable and must be approved by HUD.
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15- ANNUAL ACTIVITIES

There are three (3) activities the PHA conducts on an annual basis. These activities will
be coordinated whenever possible:

• Annual Re-certification of Income

• Annual HQS Inspection

• Contract Rent Increase by Owner

The PHA maintains a listing of units under contract by month to ensure systematic

reviews of contract rent, allowances for utilities and other services, and housing quality in

accordance with the requirement of annual reexamination. Monetary changes will take

effect in the next rental payment.

Requests from families for reviews and/or inspections of units are handled in a timely

manner. If the quality control check of files reveals a need for a special review, one is

promptly performed. Files which have been marked “unstable” because of fluctuating

family circumstances are reviewed regularly until the situation stabilizes.

The PHA will have a standard of quality control checking at least 5% of the files for units

under contact.

A. Annual Re-Certification

Families will be requested to provide information on income, assets, allowances

and deductions, and family composition at least annually.

Each participant whose initial determination of eligibility was before the effective

date of the final rule (January 27, 2009) must submit their Social Security

Number at the next interim or regularly scheduled reexamination or

recertification. [Final Rule, Federal Register Vol. 74 No. 16, 01/27/09].

Annual re-certifications for mid-month move-ins (e.g. September 15th) will be

conducted no later than the following year by the first of the move-in month (e.g.
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September 1st.).

When families move to another dwelling unit, an annual re-certification will be

scheduled.

Income limits will not be used as a test for continued eligibility at re-certification.

If, instead, the family comes into the PHA’s office to report a change which

results in an increase or decrease, other that in response to an annual re-

certification, it will be considered an interim adjustment.

1. Reexamination Notice to the Family

The PHA will maintain a reexamination tracking system and at least 90 days in

advance of the scheduled annual reexamination effective date, the PHA will

give a packet of documents to the family. Documents included in the packet

include:

• The application form

• Instruction sheet

• Blanket authorization and certifications to the family with

verification forms documenting income from prior year

• Asset forms

• School attendance form

• Medical/children handicap assistance forms

• Additional forms, if necessary, from the information returned

If the family does not respond to the initial notice within 15 calendar days, the

PHA will send a follow up letter, requesting the family to come into the office.

If the family does not respond to the follow up letter within 15 calendar days,
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the PHA will send a Termination of Assistance Notice, giving the family 14

business days to request an Informal Hearing.

If the family responds to the Termination Notice within the fourteen business

days by contacting the PHA, an Informal Hearing will be scheduled and

conducted by the PHA.

If the family does not contact the PHA within the time period for the Informal

Hearing request, the PHA will send the Termination of HAP Contract with a 30

day notice, prior to the first of the month. Notice to the tenant and owner.

2. Verification of Information Provided

The PHA will send out third party verifications wherever possible. If third party

verifications are not returned within a four week period, documents provided by

the tenant may be used for verification.

3. Changes in Tenant Rent

When the information is analyzed, all necessary documents are prepared and

signed by the tenant, and all other requirements have been met, the PHA will

recalculate the tenant’s portion of rent.

The PHA will notify both the owner and tenant of its determination and of the

new rent to be paid by the tenant (and new Housing Assistance Payment to be

by the PHA) if applicable.

If there is a rent increase, the new rent portion will go into effect following a

full thirty day notice prior to the first of the month. (If there has been

misrepresentation by the tenant, or if the tenant caused a delay in the

reexamination processing, there may be an increase in rent made retroactively).
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If there is a rent decrease, it will be effective on the scheduled effective

reexamination date (unless the family has caused a delay in reexamination

processing).

B. Annual HQS Inspection

Annual inspection requirements are described in the HQS chapter.

C. Rent Increase by Owner

Owners may not give rent increases in the Voucher Program prior to the end of

the first term of the lease. As of the expiration of the first term of the lease, rent

increases may be effective with a 60 day notice to the family and a copy to the

PHA.

The PHA will advise the family as to whether the rent is reasonable and shall

assist in the negotiation of the rent with the owner if requested by the family.

Documentation on comparable rents (at the level of the Voucher Program) will be

maintained in Rent Reasonableness Books.

As part of the rent reasonableness documentation, the PHA will require the owner

to provide a rent roll of units which shall consist of at the minimum, the

apartment number, the bedroom size, the contract rent, and the utilities included

in the rent. This shall be required in all buildings of two or more units. It shall be

required at lease-up and every time the owner notifies the tenant of an increase in

rent.

The PHA does not elect to approve all Voucher Program rent increases to Owner.
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16- INTERIM RE-CERTIFICATION

HUD requires program participants to report all changes in household

composition occurred between annual reexaminations within five (5) business

days from the day of occurrence. This includes additions due to birth, adoption

and court—awarded custody. The family must obtain PHA approval prior to all

other additions to the household.

The U.S. citizenship/eligible immigrant status of additional family members must

be declared and verified as required at the first interim or regular re-certification

alien moving into the unit.

Changes in family income will be reported by the participant family. Family’s

income must include income of all family members, including members not

related by blood or marriage. If a new member is added, family income must

include any income of the additional family member. The PHA must conduct a

reexamination or determine such additional income, and must make appropriate

adjustments in the housing assistance payment.

At any time, the PHA may conduct the interim reexamination of family income

and composition.

At any time the family may request the interim determination of family income or

composition because of any change since the last determination. The PHA must

make the interim determination within a reasonable time after the family request.

A resident’s monthly contribution to rent will not be decreased where a decreased

in income is the result of noncompliance with the conditions of public assistance,

or where public assistance is decreased due to an act of fraud by a member of a

covered family. Neither a reduction of public assistance due to the expiration of a

time limit for a family, nor inability to obtain a job after complying with welfare
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work requirements, is considered non-compliance with the condition of public

assistance. These requirements will not apply until the PHA receives written

notice from the relevant welfare or public assistance agency specifying that a

family’s benefits have been reduced because of noncompliance with economic

self-sufficiency program or work activities requirements, or fraud and the level of

the reduction. The family may seek an administrative hearing for review of the

PHA determination of family income, or the calculation of the family rent or

housing assistance payment, in accordance with HUD requirements. The PHA

must give the family written notice of the decision not to decrease the resident’s

monthly contribution to rent, with a brief explanation of the basis for its decision.

The PHA’s responsibilities for re-examining family income and composition are

specified in 24CFR part 5, subpart F.

A. Family Reporting of Change

Total Tenant Payment or Tenant Rent may be changed in addition to the

reasons listed above if there is a change in the rent to owner which

causes a change in Total Tenant Payment or Tenant Rent.

Other Interim Reporting Requirements:

a. For families with zero income, reporting is scheduled every 30

days.

b. For families where an error was made at admission or

reexamination (family will not be charged retroactively for errors

made by the PHA’s personnel).

c. For families whose rent has been based on false or incomplete

information supplied by applicant.
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B. Interim Re-examination Policy

When a participating family, due to unforeseen or temporary events,

requests an adjustment in the family contribution, the documents

submitted or the reasons will be verified by the Director.

The common reasons for a family to make this request are:

1. Loss of income or job.

2. Medical expenses(applies to elderly or disabled family only),

childcare cost

3. Increase or reduction of family composition.

Interim recertification of income and change of family composition will be

conducted by the housing staff within a responsible time after the family

has made such request. When a tenant family informs any change not

related to their annual re- examination, a form designated for the intake of

this information by the Municipality, would be prepared and signed by the

family.

After the interview, the following forms/documents are requested:

1. Signed consent to release information ( if applicable)

2. Signed verification of income form ( if applicable)

3. Change in family composition

4. Certification from the Labor Department if any member claims to

be unemployed

5. Good Conduct Certification from the Police State Department

6. Any other document considered pertinent to accomplish the

recertification process.
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Upon filling out the recertification form, the PHA will request the

aforementioned documents and scheduled a date with the participant

family. This will allow the family to comply with the documents and the

verification of information process in accordance with the 24 CFR part 5,

Subpart F, Section 982.516.

The existing condition will be analyzed including a new computation of

tenant rent in accordance with the federal regulations. A notification letter

will be sent to landlord and tenant informing the changes (if applicable)

and the date effectiveness.

C. Timely Reporting

1. Standard for Timely Reporting of Changes

The standard for reporting changes for interims (other than

changes in family composition which are described below) in a

timely manner is for the family to report the change by the end of

the month in which the changes occurs.

If the tenant does not bring or mail the required information with

him/her to the interview, she/he is asked to return with the

documentation as soon as possible during that month. In addition,

third party verification is sent out, verifying the change.

If the tenant does not return by the end of the month, the Total

Tenant Payment is calculated when the verification is received, and

it will be considered “untimely reporting” by the tenant.

However, if the change occurs within the last five working days of

the month and the tenant cannot report it until after the first of the
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next month, the change can be made effective on the first of the

month following the change, with the Supervisor’s approval. The

exception can only be considered when the change is reported

within five days after the day of the change.

The staff will make a note on the file when the tenant calls to

report the change. If the tenant calls and the file was noted within

the time-frames specified, it will be considered timely reporting.

The tenant will be advised to complete the papers within five

working days. The staff will allow 15 calendar days for collection

of all information.

In this case, any decrease can be made retroactive to the first of the

month following the change. The tenant will be given the

customary 30 days notice (prior to the first of the month) for an

increase.

The tenant will be required to sign a third party verification form,

unless third party verification is impossible to obtain.

If the tenant does not return within the 15 calendar days, the Total

Tenant Payment is calculated when either the third party

verification or the document is received, and it will be considered

“untimely reporting” by the tenant.

If the tenant does not comply with these procedures, the decrease

cannot be retroactive to the first of the month.

2. Procedures when Changes are Reported in a Timely Manner

The PHA will notify the family and the owner of any change in the
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Housing Assistance Payment to be effective according to the

following:

• The family will always be given a 30 day notice prior to the

first of the month for a rent increase. Increases in the tenant

rent are to be made effective upon thirty days notice, prior

to the first of the month, so that the change is always

effective on the first of the month, rather than some date

within the month.

• Decreases in the tenant rent are to be made effective the

first of the month following that in which the change was

reported. However, no downward rent adjustments are to be

processed until all the facts have been verified, even if a

retroactive adjustment results.

The change may be based on the documentation the tenant brought

to the interview, followed up by the third party verification sent to

the third party. Verbal confirmation by the tenant will not be

acceptable.

If the tenant does not bring the information to the interview, the

tenant will be requested to return with the documentation as soon

as possible during that month.

Tenants may not waive the 30 day written notice for an increase.

3. Procedures when the Changes are not Reported in a Timely Manner

If the family does not report the change by the end of the month in

which the change occurred or within the grace period described in
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Section 1, the family will be determined to have caused an

unreasonable delay in the interim reexamination processing.

• Increased Tenant Rent: The change will be effective

retroactive to the date it would have been effective, had it

been reported on a timely basis.

• Decreased Tenant Rent: The change will be effective on

the first of the month following completion of processing

by the PHA (not on a retroactive basis).

Deviation from normal effective dates is justified because of the

tenant’s failure to supply the required report.

The calculation is the same even if there was a change three or four

years ago that the tenant did not report and should have. The

change is retroactive to the original date even if they have been

changing jobs every six months and have not reported their job

income at reexamination.

A history has to be established to determine how much money the

tenant owes the PHA.

If the tenant does not come in during the month the change

occurred and comes in at the beginning of the following month, the

decrease cannot be retroactive to the first of the month, since the

change occurred and was reported after the first of the month

(except for the circumstances of the change occurring on the last

day of the month, as described in Section 1).
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4. Procedures when Changes are not Processed by the PHA in a

Timely Manner

“Processed in a timely manner” means that the change is effective

on the date it would have been effective when the tenant reported

the change in a timely manner.

If the change cannot be made effective on those dates allowed for

timely reporting (including the retroactive requirements described

above), using the required notice periods, the change is not

processed by the PHA in a timely manner.

If the changes are not processed by the PHA staff in a timely

manner, an increase will be effective within the required thirty

days notice prior to the first of the month after completion of

processing by the PHA.

If the changes resulted in a decrease, an overpayment by the tenant

will be calculated retroactively to the date it should have been

effective and check will be sent to the tenant.

5. Timing of Next Annual Re-certification

In the event there is an interim adjustment completed, the next

regular reexamination will be scheduled within a year from the last

effective date of the annual re-examination of family contribution.

6. Changes in Family Composition

All changes in family composition must be reported within 15

calendar days of its occurrence.
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If an appropriate size voucher (same type of assistance they

currently have) is available and the family member has been

determined permanently absent (in accordance with policy

regarding absence contained in this Administrative Plan) the

change shall be made effective immediately for the voucher holder,

the change shall be implemented at the next annual re-certification.

Otherwise, the family will be placed on a transfer list and will be

offered a voucher when they reach the top of the transfer list and a

voucher is available.
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17- FAMILY MOVES

A. Family Moves

A participant family may move to a new unit with continued tenant-based

assistance if:

1. The lease for the old unit terminated because:

a. PHA terminated it because of owner’s breach of contract; or

b. Lease was terminated by mutual agreement of owner and

tenant.

2. The owner has given the tenant a notice to vacate, or has

commenced an action to evict the tenant, or has obtained a court

judgment or other process allowing the owner to evict the tenant.

3. The tenant has given notice of lease termination (if the tenant has

a right to terminate the lease on notice to the owner, for owner

breach or otherwise).

In the cases stated above, the PHA will give permission to move, offering the

participant a new voucher, as long as:

a. The family has not violated the family obligations listed in the

HUD regulations;

b. The family does not owe this PHA or another PHA;

c. The family has not moved under portability within the last 12

month period.
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d. The family has not incurred in any of the grounds for denial or

termination of assistance (see 24 CFR 982.552).

e. The PHA have sufficient funding for continued assistance.

The Voucher will be issued when the family is ready to move from the

unit, even if the verifications are not complete, except in the case of

changes in family composition.

If the family founds a new unit, it will be considered a new move, which

means that another reexamination will be conducted and a new inspection

effective date will be set up, even if the last reexamination was conducted

less than 12 month ago. The family will be provided a moving packet

when a voucher is issued.

B. Notice that Family Wants to Move

Families are required to give 30 days notice to the owner only after the

first term of the lease in order to be considered in compliance with the

lease. If a family gives improper notice or no notice to the owner, a

voucher must still be issued unless the family has violated a family

obligation or there is another reason to deny assistance (See ground for

Denial of Assistance, Chapter 10).

During the first term, families may enter into a mutual rescission of the

lease with the owner and be in compliance with the lease. Therefore, if

they do not give “proper notice” under the lease, it will be considered a

lease violation.

If the family gives notice to the owner, the family must provide a copy of

the notice to the PHA.
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Violation of the lease is not a violation of the family’s assistance.

Therefore, no notice during the first term does not jeopardize their

assistance and another voucher would be issued, unless they have violated

a family obligation or there is another reason to deny assistance, as long as

the family has notified the PHA in writing of their intention to vacate the

unit.

If the family vacates the unit without notice to the PHA, it will be a

violation of family obligation and the family’s assistance will be

terminated.

If the family vacates the unit without proper notice in writing to the owner,

and does notify the PHA, the family will be responsible for any vacancy

loss incurred by the PHA (see below).

Briefing sessions emphasize the family’s responsibility to give the owner

and the PHA proper written notice of any intent to move.

The family must provide the PHA with written notice prior to vacating the

unit.

Family Mobility and Portability

The PHA has the following policy in accordance with established existing

Federal Regulation.

Initial PHA Responsibilities Under QHWRA

The Family Information Packet includes an explanation of how portability

woks with specific procedure which the family will need to follow in order

to be allowed to port out.
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Income eligibility of the family will be determined in accordance with

established Federal Regulations as well as identify the receiving PHA if

more of one PHA has jurisdiction. The family will be advised as to the low

and when to contact the receiving PHA.

Receiving PHA Responsibilities Under QWHRA

The receiving PHA must perform all regular PHA functions and

responsibilities as required by existing HUD regulations. Always use Part

II of HUD form 52665 to report information pertaining to the family to

initial PHA such as:

1. Initial billing an subsequent changes

2. Family leaves the program

Billing Issues Under Portability

The receiving PHA must meet the initial billing deadline by completing

Part II of HUD 52665 and attach it to HUD 50058 within 10 working days

as established by QHWRA. Form 52665 will automatically requisition

monthly amount due for each subsequent month. The initial PHA must

make payments within 30 days calendar following receipt of said form

unless each PHA agreed to a different schedule.

C. Policy on Family Break-Up

1. Split Household Prior Voucher Issuance

When a family on the waiting list splits into two otherwise

eligible families due to divorce or separation, and the new

families both claim the same placement on the waiting list, and
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there is no court determination, the PHA may consider the

following factors when taking its decision:

a. Which family member applied as head of household.

b. Which family unit retains the children or any disabled or

elderly members.

c. Restrictions that were in place at the time the family

applied.

d. Role of domestic violence in the split.

e. Recommendations of social service agencies or qualified

professionals such as children’s protective services.

Documentation of these factors is the responsibility of the

applicant families. If either or both of the families do not

provide the documentation, they may be denied placement on

the waiting list for failure to supply information requested by

the PHA.

2. Split Household Post Voucher Issuance

The voucher may be retained by either household, if there is

mutual consent. If a court determines the disposition of

property between members of the assisted family in a divorce

or separation under a settlement or judicial decree, the PHA is

bound by the court’s determination of which family member

continues to receive assistance in the program.



MUNICIPALITY OF CABO ROJO (RQ061)
ADMINISTRATIVE PLAN

17. 6

The PHA has discretion to determine which members of an

assisted family continues to receive assistance if the family

breaks up and becomes more than one household.

The PHA may consider the following factors when deciding

what members, if any, would continue to be assisted:

a. The desires of the parties involved.

b. Which party retains the dependent children.

c. To whom the Voucher was issued, if not jointly.

d. Who stays in the unit.

e. The role of domestic violence in the split. The person

engaging is such violent conduct will not be eligible for

continued assistance.

Documentation proving these factors is the responsibility of the

applicant families. If either or both of the families do not

provide the documentation, the PHA will terminate assistance

on the basis of failure to provide information necessary for a

re-certification.

Where the breakup of the family also results in a reduction of

the size of the voucher, the family will be required to move to a

smaller unit if the current landlord is unwilling to accept the

rent level of the smaller sized voucher.
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D. Evictions

In the case of eviction, the owner must also give the tenant a notice to

move.

However, the termination of the tenancy by the owner must be in

accordance with the terms of the lease and contract.

• The owner can institute court action pursuant to the local law;

• The owner can try to obtain the consent and signature of the tenant

if the owner wants to dissolve the lease.

Other actions may result in the tenant leaving such as:

• The owner may choose not to make repairs required by

the Housing Quality Standards.

• The unit becomes overcrowded or under-occupied

The tenant is issued another voucher to move to another unit, unless there

are grounds to deny or terminate assistance (See Termination of

Assistance Section).

If the tenant locates another unit, the annual re-certification procedures are

followed.

E. Owner Notice to Move

Owners may give tenants notice strictly in accordance with the Lease

Addendum provisions (incorporated into the Sample Lease used by the
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PHA).

Owners are required to follow eviction procedures consistent with their

contract and must comply with the requirements of Federal, and local law.

F. Family Misrepresentation

If the family has committed fraud in connection with the Section 8

Existing Housing Program, the PHA may terminate assistance and cancel

the Contract.

In addition, if the family has misrepresented income, assets, or allowances

and deductions which would have caused them to pay more, the PHA will

make every effort to recover any overpayments made as a result of tenant

fraud or abuse.

G. Owner Misrepresentation

If the landlord has committed fraud or misrepresentation in connection

with the Section 8 Existing Program, the PHA will terminate the contract

and review the circumstances and family’s involvement to determine if it

is eligible for re-certification, in which case the family will be relocated to

another unit with continued assistance.

The PHA will make every effort to recover any overpayments made as a

result of landlord fraud or abuse.

If the owner has committed fraud, the PHA may bar the owner from

participation in the program. The period of time will be determined by the

PHA, depending on the seriousness of the offense.
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If the PHA suspects either a participant or an owner has committed fraud

with regard to the program, the PHA may, at the discretion of the Program

Director, refer the matter to local or Federal law enforcement agents.

H. Change in Ownership

The PHA will process a change of ownership only upon the written

request of the new owner and only if accompanied by a copy of the

Closing Statement showing the transfer of title and the Employee

Identification Number of the corporation or the Social Security if the

owner is an individual, not a corporation.

The PHA must receive a written request by the owner in order to make

changes regarding who is to receive the PHA’s rent payment and the

address at which payment is to be sent by completing Transfer or

Ownership documents provided to the PHA.

The PHA will update its files and records to reflect the new information

received.

I. Obligations of the Family

The Family must:

a. Supply such certification, release, information or documentation

as the PHA and HUD determines to be necessary, including

submission of required evidence of citizenship or eligible alien

status, and submissions required for an annual or interim

reexamination of family income and composition.

b. Allow the PHA to inspect the dwelling unit at reasonable times
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and after reasonable notice.

c. Notify the PHA before vacated, unless the owner stated in

writing that there were no damages and the inspection was not

necessary.

d. Use the dwelling unit solely for residence by the Family, and as

the Family’s principal place of residence.

The Family must not:

a. Own or have any interest in the dwelling unit where the

following is applicable: other than in a manufactured home

assisted under 24 CFR Subpart F. If the Owner is a cooperative,

the Family may be a member of the cooperative).

b. Commit any fraud in connection with the Section 8 Existing

Housing Voucher Program.

c. Receive housing assistance under the Section 8 Existing Housing

Voucher Program while occupying, or receiving housing

assistance for occupancy of, any other unit assisted under any

Federal housing assistance program (including any Section 8

program).

d. Sublease or assign the Lease or transfer the unit.

J. Negative Rents Tenants

As stated above, negative rent tenants may remain on the program for one

year from the effective date they went to -$0- assistance.
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If the family’s Total Tenant Payment is sufficient to pay the fill gross rent

and one year has elapsed since the PHA’s last HAP payment was made,

the family’s assistance is terminated.

There are no expiration dates on leases. There is no new lease and contract

at reexamination time unless the owner offers the tenant a new lease.

However, if the owner wants a rent increase during this year and the rent

increase would cause the PHA to resume HAP payments, or if at

reexamination time, the tenant had a loss of income and there would be a

HAP payment, the payments would be resumed.

If payments are resumed, there would be an interim adjustment and a

Notice or Rent adjustment would be sent out, listing the new amounts.

The tenant will be notified of their rights to remain on the program at -$0-

assistance for another year.
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18. MOVE-OUT INSPECTIONS AND ELIMINATION OF PAYMENTS
FOR OWNER CLAIMS AND VACANCY LOSS

A. Move Out Inspections

Move-out inspections are done after the tenant moves out of the unit and should

not be done while the tenant is still cleaning the unit except when the tenant will

remain in the unit and the HAP Contract will be canceled.

The owner or the owner’s representative will be required to attend the move-out

inspection. The owner will be notified as to when the inspection will take place.

The PHA will encourage the owner to notify the tenant of the inspection date.

The owner must call or write the PHA and require a move-out Inspection, stating

there are damages to the unit, for the PHA to conduct a move-out inspection. The

PHA nevertheless, is no longer responsible for damages.

B. Elimination of Payments for Owner Claims and Vacancy Loss

The PHA eliminated the right of the owner to claim reimbursement for damages

or other amounts owed by the tenant under the lease. The owner must look to the

tenant for payment of any damages.

Payments will not be made after the month of move-out.
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19. COMPLAINTS AND APPEALS

This chapter describes the policies, procedures and standards to be used when

families disagree with a PHA decision. It is the PHA policy to ensure that all

families have the benefit of complete protection due to them under law.

A. Informal Review for Applicants

Informal Review Required

The PHA must give an applicant for participation prompt written Notice

of a decision denying assistance to the applicant. Said notice must contain:

(1) A brief statement of the reasons for the PHA decision;

(2) A statement that the applicant may request an informal review

of the decision if he/she disagrees with the decision;

(3) A description on how to obtain the informal review; and

(4) Time frame for requesting the informal reviewed.

The informal review consists of one of the following:

(1) An informal meeting with an Official Examiner designated by

the PHA, which is a person other than the person who made or

approved the decision under review or a subordinate of such

person; or

(2) A procedure by which an Official Examiner reviews the objections

submitted by the applicant in writing, during the time frame
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provided below.

Requests for informal reviews must be submitted in writing, within 15

calendar days from the date of receipt of Notice denying assistance.

Denial of assistance include any or all of the following:

• Denying housing assistance payments under voucher

programs

• Denying listing on the PHA waiting list

• Denying or withdrawing a voucher

• Refusing to enter into a HAP contract

• Refusing to approve a lease

• Refusing to process or provide assistance under Portability

Procedures

The term “applicant” includes:

Voucher holders who do not have an effective lease and contract under

the Voucher Program. Generally, people are considered “applicants” until

there is an effective lease and subsidy contract, at which time they become

“participants”.

The PHA must notify the applicant of the PHA final decision after the

informal review takes place. Said notice should include a brief statement

of the reasons by the final decision.
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Informal Review Not Required

The PHA is not required to provide the applicant an opportunity for an

informal review for any of the following:

• Discretionary administrative determinations by the PHA;

• General policy issues or class grievances;

• A determination of the unit size;

• An PHA determination not approve a unit or lease;

• An PHA determination not to approve an extension of

suspension of the voucher term;

• An PHA determination that unit selected by applicant is

not in compliance with HQS;

• A PHA determination that unit is not in compliance with

HQS because of family size or composition.

B. Informal Hearing for Participants

Informal Hearing Required

The PHA must give a participant family an opportunity for an informal

hearing to consider whether the following PHA decisions are in

accordance with the law, HUD regulations and PHA policies:

• A determination of the family’s adjusted income, and the

use of such income to compute the assistance payments**.

• A determination of the appropriate utility allowance (if

any) for tenant-paid utilities from the PHA utility

allowance schedule**.
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• A determination of the family unit size**

• A determination to terminate assistance because of the

family’s action or failure to act (see 24 CFR 982.552)*

• A determination to terminate assistance because of absence

for longer than the maximum period permitted under PHA

policy and HUD rules*.

*In these cases the PHA must provide written notice to the family

establishing. Said notice must state:

1. That the family may ask for an explanation of the PHA

determination, and

2. If the family does not agree with the determination, they

may request an informal hearing over the decision.

** In these cases, the informal hearing must be conducted before

termination of assistance payments. In such cases, the PHA must also give

the family prompt written notice that the family may request an informal

hearing. The notice must:

1) contain a brief statement of the reasons for the decision;

2) state if the family does not agree with the decision, the

family may request an informal hearing on the decision,

and

3) state time frame for requesting the informal hearing

Participants are families who have an effective lease or contract and are

currently participating in the Voucher Program.
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Informal Hearing Not Required

The PHA is not required to provide a participant family an informal

hearing in any of the following:

• Discretionary administrative determination by the PHA;

• General policy issues or class grievances;

• Establishment of the schedule of utility allowances;

• Determination not to grant an extension or suspension of

voucher term;

• Determination that assisted unit is not in compliance with

HQS (However, the PHA must provide the opportunity for

an informal hearing for a decision to terminate assistance

for any of the following breaches of the HQS caused by the

family : failure to pay utilities which are to be paid by the

tenant; failure to provide and maintain appliances that are

to be provided by tenant; damages caused to unit or

premises by members or guests other than wear and tear;

failure to correct life threatening HQS breach within 24

hours of occurrence or failure to correct ordinary damages

within 30 calendar days or within an extended period

approved by the PHA);

• Determination that unit is not in compliance with HQS

because of family size;

• Determination by the PHA to exercise or not to exercise
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any right or remedy against the owner under a HAP

contract.

C. Hearing Procedures

Expeditious Hearing Process

Hearings for participants must proceed in a reasonably expeditious manner

upon the request of the family.

Discovery of evidence by family

The family must be given the opportunity to examine before the hearing

any PHA documents that are directly relevant to the hearing. The family

must be allowed to copy any such document at the family’s expense. If the

PHA does not make the document available for examination, the PHA

may not rely on the document at the hearing.

Discovery by PHA

The PHA must be given the opportunity to examine at PHA offices before

the hearing any family documents that are directly relevant to the hearing.

The PHA must be allowed to copy any such document at the PHA’s

expense. If the family does not make the documents available, the family

may not rely on the document at the hearing.

The term “document” includes records and regulations.
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Representation of the family

At its own expense, the family may be represented by a lawyer or other

representative.

Hearing officer

The hearing may be conducted by any person or persons designated by the

PHA, other than a person who made or approved the decision under

review or a subordinate of this person.

The hearing officer may regulate the conduct on the hearing in accordance

with the PHA hearing procedures.

Evidence

The PHA and the family must have the opportunity to present evidence

and may question any witnesses. Evidence may be considered without

regard to admissibility under the rules of evidence applicable to judicial

procedures.

Issuance of Decision

The person who conducts the hearing must issue a written decision stating

briefly the reasons for the decision. Determinations of facts relating to the

individual circumstances of the family shall be based on a preponderance

of the evidence presented at the hearing. A copy of the hearing decision

shall be furnished to the family within 15 calendar days from the hearing

date.

All requests for a review, supporting documentation, and a copy of the
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final decision will be retained in the family’s file.

Effect of decision

The PHA is not bound by any hearing decision:

(i)Concerning a matter for which the PHA is not required to

provide an informal hearing or that otherwise exceeds the authority

of the person conducting the hearing under the PHA hearing

procedures.

(ii)Contrary to HUD regulations or requirements or otherwise

contrary to federal or local law.

If the PHA determines that it is not bound by a hearing decision, the PHA

must promptly notify the family of the determination, and of the reasons

for the determination.
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20. MISSED APPOINTMENTS

An applicant or tenant who fails to keep an appointment without notifying the PHA shall

be sent a notice of termination of assistance for failure to supply such certification,

release, information or documentation as the PHA or HUD determines to be necessary or

failure to allow the PHA to inspect the dwelling unit at reasonable times and after

reasonable notice.

A. Process when Appointment(s) are Missed

For most of the functions above, the family will be given two appointments.

1. If the family does not show up or call to reschedule the appointment(s)

required within 15 calendar days, the PHA will begin termination

procedures. The applicant or tenant will be given an opportunity for an

informal review or hearing, as appropriate.

2. If the Hearing Officer makes a determination in favor of the tenant, an

appointment for the function for which the hearing is being held will

be scheduled.

3. If the tenant has missed three appointments, assistance will be

terminated with the 30 day notice to the family specified in this

section.

4. When only two appointments have been scheduled and missed, if the

tenant appeals termination letter for the missed appointment scheduled

after the hearing, an informal hearing with the supervisor present must

be scheduled. At that hearing, the tenant must submit acceptable

documentation or evidence showing why she/he could not appear for
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the rescheduled appointment.

5. If the documentation /evidence shows that the tenant could have

reasonably been expected to attend, another appointment will not be

scheduled.

6. If the documentation/evidence shows that the tenant could not have

reasonably been expected to attend (in the hospital, for example, with

documented evidence of such), a final appointment for the applicable

function will be scheduled.

No more than three appointments will be granted.

If the missed appointed was for a participant, the termination will be effective

upon the first of the second month following the missed appointment (30 days

notice).
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21- REPAYMENT AGREEMENT

A. Repayment Agreement General Conditions

Repayment Agreements may be executed in certain cases in which families owe

the PHA money. Execution may be made if the family is in compliance with its

obligations, as imposed by the PHA in this Plan and the HUD’s regulations.

Repayment Agreements will never be entered into for less than $100. In the case

of a debt of $100 or less, payment will only be acceptable as a lump sum.

Repayment Agreements will never be entered into if the balance exceeds $3,000.

The family may pay any amount owed above the $3,000 limit, to qualify for a

Repayment Agreement.

The following are examples of situations eligible for Repayment Agreements: if a

tenant did not report a change in a timely manner that was supposed to be

reported, the PHA will calculate a retroactive payment that can be paid through a

Repayment Agreement; if the tenant owes the PHA for money paid to an owner

for a special claim.

In such cases, the Repayment Agreements will be set up as follows:

Minimum Payment Retro Amount Max Term

50%due at the execution of the

Repayment Agreement

$ l00-$500 12 months

30%due at the execution of the

Repayment Agreement

$ 50l-$l,000 18 months

20%due at the execution of the

Repayment Agreement

$1,001 -$3,000 24 months
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The initial payment shall be the greatest initial payment possible. Such payment will

never be for less than the minimum payment, unless it has been classified as a

hardship case by the Section 8 Director.

It will be considered a hardship case if the total payment to pay exceeds 50% of

the family’s income per month or if the family cannot pay the initial payment. In

such cases, the Repayment Agreement terms may reduce the initial payment

below the Minimum Payment or may extend the maximum term of payment.

Such term will not be extended to more than 24 months. The Section 8 Division

Director must approve the qualification as a hardship case.

B. Violation of Family Obligation or Fraud

Whether a family will be allowed to enter into a Repayment Agreement with the

PHA depends on whether the PHA considered the family in violation of an

obligation and whether the PHA considered the violation fraud, gross

irresponsibility, or whether the family owes the PHA money for some other

reason, such as a claim the PHA paid out.

Fraud or gross irresponsibility are considered violations of the family’s

obligations. If the PHA determines that a family committed fraud or gross

irresponsibility, the PHA may require repayment of the entire amount in full

and/or have their assistance terminated. In no case the PHA is obliged to enter

into a Repayment Agreement. If the family’s assistance is terminated and

repayment hasn’t been made, the money will still be considered to be owed and

the PHA may still take action to collect such amounts.

The family’s failure to supply the information requested by the PHA at

certification or recertification may be considered a violation of the family’s

obligation. Such violation may cause assistance to be terminated.
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In determining whether the family violated the obligation to supply information,

the PHA will determine whether the family supplied the information willingly. If

the family supplied the information willingly and the amount is under $3,000, the

PHA, in making its consideration as to whether or not there was a violation of the

family’s obligation, will look upon the willingness of the tenant to provide the

information regarding the prior violation favorably.

If they refuse to sign or do not qualify for a Repayment Agreement for changes

they were required to report and didn’t the PHA shall terminate assistance, as long

as the amount was verified. The PHA may also consider local prosecution and, if

the amount is excessive, forwarding the case to the Regional Inspector General

for investigation.

The tenant will be given an opportunity for informal hearing prior to the

termination of assistance.

C. Cases Other than Family Obligation Violation or Fraud

In cases other than willful intent to fraud and/or violation of a family obligation,

where money is owed, the tenant may be allowed to enter into a Repayment

Agreement to pay the PHA back over a period of time if the total amount owed is

less than $3,000.00, plus the initial deposit, and enter into a Repayment

Agreement for the balance.

There is a total dollar amount limit of $3,000 in order for the PHA to agree to

enter into a Repayment Agreement. If the total owed is under $3,000.00 (and the

amount owed is not for fraud as defined above) the PHA will set up monthly

payments on the Repayment Agreement according to the total amount to be

repaid, identified in Section 23 A. If the tenant enters into a Repayment

Agreement and does not pay, the termination of assistance procedures identified

in Section 18 go into effect (but only if the tenant wants another voucher to
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move).

D. Ability to Move to Another Unit with Continued Assistance

If the family is current on the Repayment Agreement, they will be allowed to

move to another unit with continued assistance. If they are not current on their

Repayment Agreement, they will be required to pay in full before being issued a

Voucher.

E. Retroactive Rent

Prior to establish a Repayment Agreement, the PHA must calculate the

retroactive rent to determine the amount of tenant rent overpayment as a result of

intentional/unintentional misrepresentation of household income. Retroactive

rents are determined by recalculating the correct tenant rent based on omitted

income during previous reexaminations.

The PHA will go back to the latest reexamination and calculate the retroactive

rent from that date. If the participant was receiving the unreported income for

more than one year, the PHA should go back to the last two reexaminations. Due

to different circumstances in each case, the merit of each case will be viewed and

actions will be taken accordingly. The PHA will correct the tenant records and

ensure accurate rent payment, prospectively.

F. Retroactive Repayment of Housing Assistance Payment (HAP) by Owners

If an owner is paid HAP for any month in which she or he is not eligible to

receive HAP, the PHA must notify the owner in writing of the ineligible HAP and

require the owner to repay the PHA within 30 days.

If the owner does not repay the PHA within 30 days, the PHA must deduct the
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amount owed to the PHA from any amounts due to the owner under any other

HAP contract. If there no other HAP contract with the owner, the PHA must seek

remedy through judicial proceedings.
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22. Conflict of Interest (24 CFR Sec. 982.161)

(a) Neither the PHA nor any of its contractors or subcontractors may enter into

any contract or arrangement in connection with the tenant-based programs in

which any of the following classes of persons has any interest, direct or

indirect, during tenure or for one year thereafter:

(1) Any present or former member or officer of the PHA (except a

participant commissioner);

(2) Any employee of the PHA, or any contractor, subcontractor or agent

of the PHA, who formulates policy or who influences decisions with

respect to the programs;

(3) Any public official, member of a governing body, or State or local

legislator, who exercises functions or responsibilities with respect to

the programs; or

(4) Any member of the Congress of the United States.

(b) Any member of the classes described in paragraph (a) of this section must

disclose their interest or prospective interest to the PHA and HUD.

(c) The conflict of interest prohibition under this section may be waived by the

HUD field office for good cause.



MUNICIPALITY OF CABO ROJO (RQ061)
ADMINISTRATIVE PLAN

23. 1

23.A Crime by Family Members

Sec. 982.553

(a) At any time, the PHA may deny assistance to an applicant, or terminate assistance to a

participant family if any member of the family commits:

(1) Drug-related criminal activity;

(2) Violent criminal activity; or

(3) Alcohol abuse

(b) If the PHA seeks to deny or terminate assistance because of illegal use, or possession

for personal use, of a controlled substance, such use or possession must have occurred

within one year before the date that the PHA provides notice to the family of the PHA

determination to deny or terminate assistance. The PHA may not deny or terminate

assistance for such use or possession by a family member, if the family member can

demonstrate that he or she:

(1) Has an addiction to a controlled substance, has a record of such an

impairment, or is regarded as having such an impairment; and

(2) Is recovering, or has recovered from, such addiction and does not currently

use or possess controlled substances. The PHA may require a family member

who has engaged in the illegal use of drugs to submit evidence of participation

in, or successful completion of, a treatment program as a condition to being

allowed to reside in the unit.

(c) Evidence of criminal activity. In determining whether to deny or terminate

assistance based on drug-related criminal activity or violent criminal activity, the

PHA may deny or terminate assistance if the preponderance of evidence indicates

that a family member has engaged in such activity, regardless of whether the

family member has been arrested or convicted.
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(d) The PHA may deny admission or terminate assistance of alcohol abusers if the

PHA determines that it has reasonable cause to believe that a household member’s

abuse or pattern of abuse of alcohol may threaten the health, safety, or right to

peaceful enjoyment of the premises by other residents.

23.B Prohibition of Sex Offenders

Sec. 982.553, 5.903 &5.905

The Municipality of Cabo Rojo has established standards that prohibit admission to the

program if any member of the household is subject to a lifetime registration under a State

sex offender registration program (24 CFR 982.553 (2)). The Municipality of Cabo Rojo

(RQ061) will screen the family by performing a criminal history background check

necessary to determine whether any household member is subject to a lifetime sex

offender registration requirement in the State where the dwelling unit is located and in

other States where the household members are known to have resided. The screening is to

be carried-out through the Puerto Rico Police Department, which issues a Certificate of

Conduct.

In addition, if necessary the Municipality of Cabo Rojo may use the following web sites

as other sources of information for screening:

(1) http://www.gobierno.pr/sijc/inicio - Web Site of the Puerto Rico Criminal Justice

System of Information, which provides a list of sex offenders in Puerto Rico.

(2) http://www.nsopr.gov- Sex Offender Public Website of the United States

Department of Justice.

A notice will be posted in the bulletin board informing the prohibition of admission of

any household member that is subject to lifetime sex offender registration.
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On the annual recertification/reexamination documents the PHA included a question

asking whether the tenant or any member of the tenant ’s household is subject to a

lifetime state sex offender registration program in any state. (Ref. Notice PIH 2009-35

HA, State Lifetime Sex Offender Registration, issued on September 9, 2009).

The Municipality of Cabo Rojo will deny admission if any member of the household is

subject to a lifetime registration requirement under a State sex offender registration

program. Sex offenders, not subject to lifetime registration, will be denied assistance for

the entire period they are subject to registration as sex offenders.

If the PHA intends to deny assistance based on criminal record information or sex

offender registration information obtained from a State or local agency, then, prior to

denial of admission, the PHA must:

(1) Notify the household of the proposed action to be based on the information.

(2) Provide the applicant and subject of the record with a copy of the information

and an opportunity to dispute the accuracy and relevancy of the information.
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24. Code of Ethics

It is essential that officials and employees in the public service adhere to the highest

principals of honestly, integrity, impartiality and conduct in order to guarantee the proper

functioning of government. The avoidance of improper conduct and conflict of interest

by public servants is indispensable to the maintenance of these principals. Consequently,

it is the purpose of the Code of Ethics to establish standards of ethical conduct applicable

to all officials and employees of the Executive Branch of the Commonwealth of Puerto

Rico, including public corporation, municipal government and the agencies under the

jurisdiction of the Executive Branch, and to establish, moreover, certain norms for the

actions of former public servants of all three branches of government (Executive,

Legislative and Judicial).

The PHA in order to promote and preserve integrity of its public officials and institutions

will comply with the Government (Act. No 12 of July 24, 1985) State and Federal Ethics

Law and amendments incorporated to date.
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25. Protection to Victims of Abuse

[Notices PIH 2006-23, 2006-42 and 2007-5; and the Violence Against Women

and Justice Department Reauthorization Act of 2005 (VAWA 2005, 42 U.S.C.

13925)].

The criminal activity directly relating to domestic violence, dating violence, or

stalking, engaged in by a member of a tenant’s household or any guest or other

person under the tenant’s control, shall not be cause for termination of assistance,

tenancy, or occupancy rights if the tenant or an immediate member of the tenant’s

family is the victim or threatened victim of that abuse. An incident or incidents of

actual or threatened domestic violence, dating violence, or stalking will not be

construed as serious or repeated violations of the lease by the victim or threatened

victim of that violence and will not be “good cause” for termination of the

assistance, tenancy, or occupancy rights of a victim of such violence.

Domestic Violence: Includes felony or misdemeanor crimes of violence

committed by a current or former spouse of the victim, by a person with

whom the victim share a child in common, by a person who is cohabitated

with or has cohabited with the victim as a spouse, by a person similarly

situated to a spouse of the victim under the domestic or family violence

laws of the jurisdiction receiving grant monies, or by any other person

against an adult or youth victim who is protected from that person’s acts

under the domestic or family violence laws of the jurisdiction.

Dating Violence: Violence committed by a person:

(A) who is or has been in a social relationship of a romantic or

intimate nature with the victim; and

(B) where the existence of such a relationship shall be determined
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based on a consideration of the following factors:

(i) the length of the relationship;

(ii) the type of relationship; and

(iii) the frequency of interaction between the persons

involved in the relationship.

Stalking: to follow, pursue, or repeatedly commit acts with the intent to

kill, injure, harass, or intimidate; or to place under surveillance with the

intent to kill, injure, harass, or intimidate another person; and in the course

of, or as a result of, such following, pursuit, surveillance, or repeatedly

committed acts, to place a person in reasonable fear of the death of, or

serious bodily injury to, or to cause substantial emotional harm to (i) that

person; (ii) a member of the immediate family of that person; or (iii) the

spouse or intimate partner of that person.

Immediate Family Member: a spouse, parent, brother or sister, or child

of the person, or an individual to whom that person stands in loco parentis

(in place of a parent); or any other person living in the household of that

person and related to that person by blood or marriage.

The Municipality of Cabo Rojo may request a tenant to certify that the individual

is a victim of domestic violence, dating violence or stalking and that the

incidence(s) of threatened or actual abuse are bona fide in determining whether

the protections afforded to such individuals under VAWA are applicable. The

Municipality of Cabo Rojo may request in writing that an individual complete,

sign and submit, within 14 business days of the request, a HUD-approved

certification form (Form HUD 50066). On the form, the individual certifies that

he/she is a victim of domestic violence, dating violence, or stalking, and that the

incident or incidences in question are bona fide incidences of such actual or

threatened abuse. On the certification form, the individual shall provide the name
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of the perpetrator.

In lieu of a certification form, or in addition to the certification form, a tenant may

provide to the PHA and the owners:

(1) A Federal, State, tribal, territorial, or local police record or court record;

(2) Documentation signed and attested to by an employee, agent or volunteer of a

victim service provider, an attorney or a medical professional, from whom the

victim has sought assistance in addressing domestic violence, dating violence

or stalking, or the effects of abuse, in which the professional attests under

penalty of perjury (28 U.S.C. 1746) to the professional’s belief that the

incident or incidents in question are bona fide incidents of abuse, and the

victim of domestic violence, or stalking has signed or attested to the

documentation.

The PHA is not required to demand that an individual produce official

documentation or physical proof of an individual’s status as a victim of domestic

violence, dating violence, sexual assault, or stalking in order to receive the

protections of VAWA. The PHA, at its discretion, may provide assistance to an

individual based solely upon the individual’s statement or other corroborating

evidence.

The PHA should be mindful that the delivery of the certification form to the

tenant in response to an incident via mail may place the victim at risk, e.g., the

abuser may monitor the mail. Therefore, the PHA may require that the tenant

come into the office to pick up the certification form and is encouraged to work

with tenants to make delivery arrangements that do not place the tenant at risk.

If the individual does not provide the Form HUD 50066 or the information that

may be provided in lieu of the certification by the 14th business day or any
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extension of that date provided by the PHA, none of the protections afforded to

the victim of domestic violence, dating violence or stalking by sections 606 or

607 will apply. The PHA would therefore be free to terminate assistance, in the

circumstances authorized by otherwise applicable law and lease provisions,

without regard to the amendments made by Sections 606 and 607.

NOTICE AND CONFIDENTIALITY:

The PHA must notify tenants of their rights under VAWA and the right to

confidentiality.

The PHA may make the certification form (Form 50066) available to all eligible

families at the time of admission.

As part of the briefing packet [24 CFR 982.301 (b)] (See Chapter 10, Section A)

the family is provided with a copy of the HUD tenancy Addendum, which provide

orientation about the protection to victims of abuse. Also, owners are orientate

about their rights and obligation under VAWA.

The PHA will posted a VAWA notice in the office’s bulletin board and request

that a tenant come into the office to pick up the form if the tenant believes the

VAWA protections apply.

All information provided to the Municipality of Cabo Rojo relating to the

incident(s) of domestic violence, including the fact that an individual is a victim

of domestic violence, dating violence, or stalking, must be retained in confidence

and must neither be entered into any shared database nor provided to a related

entity, except to the extent that the disclosure is (i) requested or consented by the

individual in writing; (ii) required for use in an eviction proceeding or termination
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of assistance; or, (iii) otherwise required by applicable law.

Protections for Victims of Abuse

The new requirements of VAWA 2005 are:

• An incident or incidents of actual or threatened domestic violence, dating

violence, or stalking will not be construed as serious or repeated violations

of the lease or other “good cause” for termination of the assistance,

tenancy, or occupancy rights of a victim of abuse. (Section 8(o)(7)(C) of

the U.S. Housing Act of 1937.)

• Criminal activity directly relating to abuse, engaged in by a member of a

tenant’s household or any guest or other person under the tenant’s control,

shall not be cause for termination of assistance, tenancy, or occupancy

rights if the tenant or an immediate member of the tenant’s family is the

victim or threatened victim of that abuse. (Section 8(o)(7)(D)(i) of the

U.S. Housing Act of 1937.)

• Notwithstanding the VAWA restrictions on admission, occupancy, or

terminations of occupancy or assistance, or any Federal, State or local law

to the contrary, a PHA may terminate assistance to or an owner or

manager may “bifurcate” a lease, or otherwise remove a household

member from a lease, without regard to whether a household member is a

signatory to the lease, in order to evict, remove, terminate occupancy

rights, or terminate assistance to any individual who is a tenant or lawful

occupant and who engages in criminal acts of physical violence against

family members or others. This action may be taken without evicting,

removing, terminating assistance to, or otherwise penalizing the victim of

the violence who is also a tenant or lawful occupant. Such eviction,

removal, termination of occupancy rights, or termination of assistance
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shall be effected in accordance with the procedures prescribed by Federal,

State, and local law for the termination of leases or assistance under the

housing choice voucher program. (Section 8(o)(7)(D)(ii) of the U.S.

Housing Act of 1937.)

• Nothing in Section 8(o)(7)(D)(i) may be construed to limit the authority of

a public housing agency, owner, or manager, when notified, to honor court

orders addressing rights of access or control of the property, including

civil protection orders issued to protect the victim and issued to address

the distribution or possession of property among the household members

in cases where a family breaks up. (Section 8(o)(7)(D)(iii) of the U.S.

Housing Act of 1937.)

• Nothing in Section 8(o)(7)(D)(i) limits any otherwise available authority

of an owner or manager to evict or the public housing agency to terminate

assistance to a tenant for any violation of a lease not premised on the act

or acts of violence in question against the tenant or a member of the

tenant’s household, provided that the owner, manager, or public housing

agency does not subject an individual who is or has been a victim of

domestic violence, dating violence, or stalking to a more demanding

standard than other tenants in determining whether to evict or terminate.

(Section 8(o)(7)(D)(iv) of the U.S. Housing Act of 1937.)

• Nothing in Section 8(o)(7)(D)(i) may be construed to limit the authority of

an owner or manager to evict, or the public housing agency to terminate

assistance, to any tenant if the owner, manager, or public housing agency

can demonstrate an actual and imminent threat to other tenants or those

employed at or providing service to the property if the tenant is not evicted

or terminated from assistance. (Section 8(o)(7)(D)(v) of the U.S. Housing

Act of 1937.)
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• Nothing in Section 8(o)(7)(D)(i) shall be construed to supersede any

provision of any Federal, State, or local law that provides greater

protection than Section 8(o)(7)(D)(i) for victims of domestic violence,

dating violence, or stalking. (Section 8(o)(7)(D)(vi) of the U.S. Housing

Act of 1937.)

Portability to Protect Victims of Abuse

The family may receive a voucher and move in violation of the lease under the

portability procedures if the family has complied with all other obligations of the

voucher program and has moved out of the assisted dwelling unit in order to

protect the health or safety of an individual who is or has been the victim of

domestic violence, dating violence, or stalking and who reasonably believed he or

she was imminently threatened by harm from further violence if he or she

remained in the assisted dwelling unit.

If the circumstances described above exist, the PHA may allow a family to move

under portability procedures if the only basis for the denial is that the family is

violating the lease agreement. The PHA may request that the family provide the

HUD-approved certification form (form HUD-50066), or other acceptable

documentation in order to verify the family’s claim that the request to move is

prompted by incidences of abuse in the unit.
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26. QUALITY CONTROL PROCEDURES

[24 CFR 985, HCVP Handbook 7420/10G, Chap. 1 & 22]

The Municipality of Cabo Rojo has established quality control procedures to ensure an

accurate tracking and monitoring system to be in compliance with all 14 Section Eight

Management Assessment Program (SEMAP) Indicators. The quality control procedures

will help to identify individual errors or omissions, and take actions necessary to prevent

the recurrence of problems identified.

The PHA will take the following steps to document the tracking and monitoring process

for each SEMAP Indicator:

Indicator 1- Selection from the Waiting List

1. A Quality Control form is completed when applicants reach the top of the Waiting

list (copy attached #1).

2. Admission Process- The Supervisor will complete a monitoring form after

randomly selecting and auditing ten percent (10%) of all new admissions each

month (copy attached#2) to verify that at least 98% of the applicants and

admissions were selected from the waiting list, in accordance with the policies

and met the criteria that determined their places on the waiting list and their order

of selection.

Indicator 2- Rent Reasonableness

1. Supervisor will conduct a ten percent (10%) audit each month, of newly leased

units, rent increase request, and participant’s moves to assure units meet rent

reasonableness.

2. An audit form will be completed after each monthly review and placed in SEMAP

documentation file (copy attached #3).
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3. The PHA will certify that it follows its written method to determine reasonable

rent and that based on the quality control sample of tenant files results the

determination is that the rent is reasonable for at least 98% of the files.

Indicator 3- Determination of Adjusted Income

1. The Supervisor will conduct a monthly review of participants’ files to determine

if the admissions and reexamination process requirements were met.

2. The PHA will report that for at least 90% of the families the PHA obtains and

uses third party verification of reported family income, the value of assets totaling

more than $5,000, expenses related to income deductions, and other factors

affecting the amount of assistance, and /or that if tenants files are documented to

show why third party verification is not possible. Also, that the PHA properly

attributes and calculates deductions for any medical, child care and/or disability

assistance expenses.

3. The PHA must assure that the EIV system is always used with all Section 8

Program participants.

4. An Audit form will be completed for ten percent (10%) of randomly selected files

(copy attached #4)

Indicator 4- Utility Allowance Schedule

1. The Supervisor will assign the task of update the utility allowance schedule by the

Program Assistants not later than July 1st of the each year on a rotation basis.

Tasks will be completed by September 30th with an effective date of October 1st,

to coincide with the implementation of the new Fair Market Rents.

2. Statement to determine utility up-date activities will be completed annually (copy

attached#5).

3. The PHA must certify that the utility rate data within the last 12 months was

reviewed and utility allowance schedule adjusted if a change of 10% or more in a

utility rate since the last time the utility allowance schedule was revised.
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Indicator 5-HQS Quality Control Inspections

1. The Supervisor will randomly select five percent (5%) of all inspections

conducted by Inspector, and conduct Quality Control Inspections monthly, or

will select a sample for the fiscal year that adheres to the minimum sample size

requirements outlined in the regulations for the SEMAP. (See 24 CFR 985.2).

2. The sample should represent a cross section of neighborhoods.

3. An audit sheet will be completed to document unit inspected. Quality Control

Inspections must be completed within three (3) months of a regular HQS

Inspection (copy attached #6).

Indicator 6- HQS Enforcement

1. Supervisor will monitor HQS inspections and determine any cited life-threatening

HQS deficiencies are corrected within 24 hours from the inspection and all other

cited HQS deficiencies are corrected within no more than 30 calendar days from

the inspection or within any Housing Authority approved extension. In addition,

if HQS deficiencies are not corrected in a timely manner, whether the Housing

Authority abates housing assistance payments beginning no later than the first of

the month following the specified correction period, or terminates the HAP

contract or, for family-caused defects, takes prompt and vigorous actions to

enforce family HQS compliance.

2. Separate logs will be completed based on status of unit inspection. One (1) log for

emergency items and one (1) for non-emergencies will be completed for each unit

that fails a HQS Inspection to monitor that required actions are completed within

the appropriate time. Each Housing Authority Representative will log and review

all failed inspections to ensure scheduled re-inspections, and abatements are

completed on time (copies attached #7 and #8).
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3. The Supervisor will randomly select ten percent (10%) of the inspections listed on

each of the enforcement logs and conduct an audit (copy attached #9).

Indicator 7- Expanding Housing Opportunities

1. Supervisor randomly selects the designated number of cases to be sampled for the

month and must take the following steps:

a. Review case file to determine if participants elected to move to areas

outside of poverty of minority concentration.

b. The PHA must maintain documentation that shows that it took actions to

encourage participation by owners outside areas of poverty and minority

concentration.

c. Review briefing packet to determine if staff included maps that show

various areas with housing opportunities outside areas of poverty of

minority concentration both within its jurisdiction and neighboring its

jurisdiction; had assembled information about job opportunities, schools,

transportation and other services in these areas; and can demonstrate that it

uses the maps and area characteristics information when briefing rental

voucher holders about the full range of areas where they may look for

housing.

d. Determine that the information packet for rental voucher holders contains

either a list of owners who are willing to lease or a current list of other

organizations that operate outside areas of poverty of minority

concentration.

e. Review to determine that the information packet included an explanation

of how portability works and included a list of portability contact persons

for neighboring housing agencies, with the name, address and telephone

number of each, for use by families who move under portability.

f. Analyze whether rental voucher holders have experienced difficulties in

finding housing outside areas of poverty or minority concentration. The

analysis should determine whether it is appropriate to seek approval of
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exceptional payment standard amounts in any part of your jurisdiction

(HUD approval needed).

g. For the de-concentration bonus (if applicable), document whether half or

more of all assisted families with children resided in low-poverty census

tracts.

Indicator 8- Fair Market Limit/Payment Standards

1. Supervisor will review ten percent (10%) of newly leased participants and annual

re-examination to ensure that the correct payment standard has been used.

2. The PHA must certify that the payment schedule contains payment standards that

do not exceed 110% of the current applicable published FMRs and that are not

less than 90% of the current applicable published FMR (unless a higher or lower

payment standard was approved by HUD).

3. An audit sheet will be completed to document compliance (copy attached #10).

Indicator 9- Annual Re-Examinations

1. This indicator is monitored and verified by HUD using MTCS data. A monthly

PIC/MTCS computer generated listing of all participants for whom annual

reexaminations are due. The Program Assistant assigned will complete a log sheet

of their assigned participants. At the end of each month, a copy of each log sheet

is submitted to the supervisor for review to ensure that re-examinations are being

completed on time (copy attached #11).

2. The Supervisor will randomly select ten percent (10%) of annual re-examination

listed on log and pull and audit participants file to ensure the accuracy of the re-

examination log. The sampler will represent an equal portion of files completed

by each Program Assistant (copy attached #12). Certify completed annual re-

examinations thru MTCS/PIC Report. Report will be printed to correct PIC data

errors.
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Indicator 10- Correct Tenant Rent Calculations

1. This indicator is verified by HUD MTCS/PIC data. Program Assistants will be

given access to PIC for correction of errors.

2. Supervisor will conduct audit on ten percent (10%) of files. The review will

include a recalculation of tenant rent (copy attached #13).

Indicator 11- Pre-Contract HQS Inspection

1. This indicator is verified by MTCS/PIC data. HQS initial Inspection Log will be

completed by each Inspector to ensure a unit has passed the HQS inspection

before a HAP Contract is executed. Completed logs will be placed in participant’s

file for review. Supervisor will randomly select and review ten percent (10%) of

the inspections/contracts listed on log to insure accuracy (copies attached #14 &

#15).

Indicator 12- Annual HQS Inspections

1. A monthly PIC/MTCS computer generated listing of all participants for whom

annual HQS inspections are due. The Housing Inspector will maintain a log for

weekly review as completed (copy attached).

2. The Supervisor will conduct monthly unit audit to insure the accuracy of the

inspections recorded on the log will be randomly selected and reviewed. An audit

report will be completed (copy attached #17).

3. The PHA must ensure that each unit under contract is inspected at least annually.
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Indicator 13- Lease –Up

1. HUD verifies this indicator through the PIC system.

2. An updated utilization report will be printed from PIC to verify and resolve any

discrepancies between internal leasing numbers and those reported by MTCS.

3. Supervisor will perform monthly review of lease-up activities and complete

Lease-up log (copy attached #18).

Indicator 14- FSS Enrollment and Escrow Accounts

1. The Municipality of Cabo Rojo has not established a Family Self Sufficiency

(FSS) Program, as a result this indicator is not applicable.

During the PHA fiscal year, the PHA must track their own performance on the SEMAP indicators

and the concentration bonus indicator (if applicable). Within 60days of the end of the PHA fiscal

year, the PHA must complete and submit form HUD-52648, SEMAP Certification to HUD. The

Certification must attest the results of quality control review the PHA performed on four

indicators: selection from the waiting list, rent reasonableness, determination of adjusted income;

and HQS enforcement. [Housing Choice Voucher Program Guidebook 7420/10G, (Chapter

1, pages 1-10 to 1-11)].

All supporting SEMAP documentation should be filed with each Indicator clearly marked

per file/divider. Each indicator placed within the drawers should be labeled on the folder

tab. Copies of documents reviewed for each indicator are to be maintained in the folder to

support compliance to that indicator.

To maintain the program integrity, the following procedures are established for taking

corrective actions when errors and omissions are identified:

1. The staff member responsible for making the error should be responsible for

correcting the error.

2. The staff should be provided with deadlines for correcting the errors.
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3. Corrections should be reviewed by the Supervisor for accuracy.

4. If the overall errors exceed the acceptable level, the PHA must determine the

cause of the errors and identify whether changes in operating policies and

procedures need to be made to resolve the problem.
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27. DEBT OWED TO PHAS AND TERMINATIONS (AS OF

JANUARY 25,2010)

[50982 FR Vol. 74 No. 190, October 2, 2009, 24 CFR 982.552 & 24 CFR

960.203]

The U.S. Department of Housing and Urban Development maintains a national repository

of debts owed to Public Housing Agencies (PHAs) or Section 8 landlords and adverse

information of former participants who have voluntarily or involuntarily terminated

participation in one of the above-listed HUD rental assistance programs. This

information is maintained within HUD’s Enterprise Income Verification (EIV) system,

which is used by Public Housing Agencies (PHAs) and their management agents to

verify employment and income information of program participants, as well as, to reduce

administrative and rental assistance payment errors. The EIV system is designed to assist

PHAs and HUD in ensuring that families are eligible to participate in HUD rental

assistance programs and determining the correct amount of rental assistance a family is

eligible for. All PHAs are required to use this system in accordance with HUD

regulations at 24 CFR 5.233.

HUD requires PHAs to report certain information at the conclusion of the family

participation in a HUD rental assistance program. As part of the orientation process,

tenants and applicants will receive a notice about the collection of debts and adverse

termination information. (Each adult household member must sign this form).

HUD will collect the following information about each member of the household (family

composition):

1. Full Name; and

2. Date of Birth; and

3. Social Security Number
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The following adverse information is collected once the family participation in the

housing program has ended, whether voluntarily or involuntarily move out of an assisted

unit:

1. Amount of any balance the individual owe the PHA or Section 8 landlord (up

to $500,000) and explanation for balance owed (i.e. unpaid rent or other

charges such as damages, utility charges, etc.); and

2. Whether or not the individual has entered into a repayment agreement for the

amount that the individual owe the PHA; and

3. Whether or not the individual have defaulted on a repayment agreement; and

4. Whether or not the individual have filed for bankruptcy; and

5. The negative reason(s) for the individual end of participation or in the housing

program or any negative status as of the end of participation date (i.e.

abandoned unit, fraud, lease violations, criminal activity, etc.).

This information will be available to HUD employees, PHA employees, and contractors

of HUD and PHAs.

The PHA will have access to this information during the time of application for rental

assistance and reexamination of family income and composition for existing participants.

The PHA will be able to access this information to determine a family’s suitability for

rental assistance, and avoid providing limited Federal housing assistance to families who

have previously been unable to comply with HUD program requirements. If the reported

information is accurate, your current rental assistance may be terminated and your future

request for HUD rental assistance may be denied for a period of up to ten years from the

date you moved out of an assisted unit or were terminated from a HUD rental assistance

program.

Debt owed and termination information will be maintained in EIV for a period of up to

ten (10) years from the end of participation date.



27.4

Tenants rights

In accordance with the Federal Privacy Act of 1974, as amended (5 USC 552a) and HUD

regulations pertaining to its implementation of the Federal Privacy Act of 1974 (24 CFR

Part 16), the tenant has the following rights:

1. To have access to his or her records maintained by HUD.

2. To have an administrative review of HUD’s initial denial of the request to

have access to his or her records maintained by HUD.

3. To have incorrect information in records corrected upon written request.

4. To file an appeal request of an initial adverse determination on correction or

amendment of record request within 30 calendar days after the issuance of the

written denial.

5. To have his or her record disclosed to a third party upon receipt of a written

and signed request.

Disputing the debt or termination information reported

If the individual disagree with the reported information, he or she should contact the

PHA, who has reported this information, in writing. The PHA’s name, address, and

telephone numbers are listed on the Debts Owed and Termination Report. The individual

has the right to request and obtain a copy of this report from the PHA and inform the

PHA why dispute the information and provide any documentation that supports the

dispute. Disputes must be made within three years from the end of participation date.

Otherwise the debt and termination information is presumed correct. Only the PHA who

reported the adverse information can delete or correct the record.

The filing of bankruptcy will not result in the removal of debt owed or termination

information from HUD’s EIV system. However, if the individual included this debt in

his or her bankruptcy filing and/or this debt has been discharged by the bankruptcy court,

the record will be updated to include the bankruptcy indicator, when the individual
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provides the PHA with documentation of the bankruptcy status.

The PHA will notify the individual in writing of its action regarding the dispute within 30

days of receiving the written dispute. If the PHA determines that the disputed

information is incorrect, the PHA will update or delete the record. If the PHA determines

that the disputed information is correct, the PHA will provide an explanation as to why

the information is correct.

EIV USER RESPONSIBILITIES

The PHA’s user with the assigned Program Administrator role on EIV have the following

responsibilities:

1. Delete families from the master list of End of Participations (EOP) who do not

owe a debt or have not been terminated for an adverse reason

2. Enter debt owed and termination information within a reasonable time frame (90

days from EOP date)

3. Ensure that information entered is complete and accurate

4. Upon notice and confirmation of erroneous information, delete information

Before enter debt and termination information into EIV, the Program Administrator EIV

user must ensure that the PHA:

1. Notify the individual(s) of the debt owed to the PHA, and

2. Provided the individual(s) with at least 60 days to present evidence that all or part

of such debt is not owed or legally enforceable

3. Consider any evidence presented by the individual(s) and determined that the

amount of the debt owed to the PHA is owed and legally enforceable

Termination Reason to be reported

1. Failure to pay retroactive rent*

2. Failure to pay rent*

3. Failure to pay other charges*

4. Failure to complete annual reexam



27.6

5. Criminal activity - Drugs

6. Criminal activity-Sex Offender

7. Criminal activity - Violent

8. Criminal activity - Other

9. Lease violations

10. Unit abandoned/vacated with no notice

11. Failure to pay rent to S8 landlord*

12. Failure to pay other charges to S8 landlord*

13. Non-compliance with program requirements

14. Failure to report income

15. Family Evicted

*EIV user must select a Failure to Pay reason when entering a debt owed amount


