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EXECUTIVE SUMMARY

MTW Demonstration Program

The Moving to Work (MTW) Demonstration Program provides a unique opportunity for
the Oakland Housing Authority (OHA) to explore and test out new and innovative
methods of delivering housing and supportive services to low-income residents of
Oakland. OHA and HUD executed an MTW Agreement on March 31, 2004, which
defined the areas and parameters of OHA's flexibility under MTW. In order to tailor the
demonstration program to Oakland, OHA has named our program “Making
Transitions Work” (MTW).

MTW Annual Plan for FY 2006

Each year OHA will develop an Annual MTW Plan to provide an overview of OHA and its
programs and to describe the MTW initiatives and program or policy changes planned
for that year. In the initial year, OHA began to investigate a number of policy proposals
for possible implementation in subsequent years. The upcoming year will see the
planning process substantially realized, and the Authority implement an MTW agenda.

MTW Activities Planned for FY 2006

In this, the first full year under MTW, analysis is under way on a wide variety of policy
initiatives. OHA anticipates drawing from this analysis to make a number of significant
changes to its administrative functions and tenant programs. As OHA is committed to
encourage stakeholder involvement in the development of new policies and programs,
the Authority will hold Resident Advisory Board and public meetings during the year to
gather input from residents and the general public

Recognizing that situations may arise that could alter the scale and scope of OHA's
approach, the Authority shall explore and potentially pursue MTW activities during the
year, including:

Budget
Utilize MTW budget flexibility authority.
Explore and possibly revise investment policies.

Rent Simplification
Adopt and implement policies to simplify public housing and Section 8 rent
determinations.



Rent Reform
Explore and possibly adopt new Public Housing rent setting policies.
Explore and possibly adopt new Section 8 rent policies.

Inspection Reform
Explore and possibly adopt new Public Housing inspection protocols.
Explore and possibly adopt new Section 8 inspection protocols.

Evaluation
- Explore, possibly adopt and implement performance measures to replace
portions of HUD’s PHAS system.
Explore, possibly adopt and implement performance measures to replace
portions of HUD's SEMAP system.

Administrative Reform
Explore, possibly adopt and implement methods to simplify and streamline the
procurement process.
Explore, possibly adopt and implement methods to simplify the wage-rate
monitoring process.
Explore the feasibility of adopting alternative methods of reporting on Capital
Improvements.

Development
- Explore, possibly adopt and implement local policies for the project-basing of
Section 8.
Explore, possibly adopt and implement a simplified demolition and/or disposition
approval process with HUD.
Create alternative methods to develop affordable housing, replace public housing
and coordinate development activities with the City of Oakland.



INTRODUCTION

A. Purpose

This MTW Annual Plan for FY 2006 provides OHA residents, the public and the U.S.
Department of Housing and Urban Development (HUD) with the following:

Baseline information on existing OHA programs.

Areas of policy in which changes are likely to occur to these programs during the
fiscal year ending June 30, 2006;

Information on the adopted OHA Budget for FY 2006 for the period of July 1,
2005 through June 30, 2006.

B. Contents of the MTW Annual Plan - Year 2

The basic format for this plan is defined by the MTW Agreement between HUD
and OHA. Each of the following sections provides information on current and
planned programs, policies, and issues. If changes to these policies are proposed
in the future, a detailed comparison between the existing policy or rule and the
proposed policy will be provided to all interested parties and will be fully
considered along with any comments by the Board of Commissioners prior to
adoption. Notice of any resulting policy changes will be provided to HUD and will
be included in succeeding MTW Annual Plans.

C. Public Process

The Oakland Housing Authority is committed to ensuring that the community is
involved in developing the MTW Annual Plan and the ensuing policy changes.

On March 30, 2005, the Resident Advisory Board (RAB) met to review the Annual
Plan. The RAB continues to be an important part of OHA's planning process as it
considers policy initiatives from the resident perspective. RAB Members
participated in a section-by-section review of the Plan. Their review and
comments can be found as Attachment A.

On March 31, 2005, the Authority invited community stakeholders (legal
advocates, representatives from the Mayor’s and local council members offices,
community-based organizations, development partners and others) to a public
meeting. During this meeting, opportunities under MTW and the MTW Annual
Plan were discussed. The concepts were well received and many stakeholders



expressed an interest in continuing to be involved in the process. Minutes from
the meeting can be found as Attachment B.

Comments made during the RAB and Public meetings have been considered in
the preparation of the Annual Plan. The Authority is planning to develop several
task forces to develop new policies under the MTW program for which the
community stakeholders will be invited to participate.

On April 13, 2005, OHA met with local HUD officials from the San Francisco
Regional Office to provide a brief review of MTW activity. Abt Associates, our
MTW monitor was also present at this meeting to discuss their role and MTW
Annual Plan approval process.

The approved MTW Annual Plan is posted on OHA’s website at
www.oakha.org/mtw.html.



http://www.oakha.org/mtw.html

SECTION |

HOUSEHOLDS SERVED

This section describes the number and characteristics of households being served by
the Oakland Housing Authority (OHA) and the number and characteristics of those on
OHA waiting lists at the beginning of the fiscal year. This section projects any changes
to the totals during the fiscal year, provides an explanation for the anticipated changes
and proposed actions under MTW.

A. Number and Characteristics of Households Being Served at the

Beginning of the Fiscal Year on July 1, 2005

1.

Unit Size
(as of 4/6/05)
Bedrooms 0] 1 2 3 4 5 6+ Total
Units 414 3491 4581 4724 | 768 99 13 14,090
2. Family Type
(as of 4/6/05)
. Non-Elderly
Family Elderly Disabled Total
Units 8,359 2,542 3,189 14,090

3. Income Group

(as of 4/6/05

AVERAGE

PROGRAM INCOME
Public Housing $15,328
Section 8 $13,835
Average $14,136

Published 2005 Area Median Income (AMI) Levels for Oakland, CA

(as of 4/6/05)

Family 30%b of 50%b of 80%b of
Size AMI AMI AMI
One $17,400 $29,000 $46,350
Two $19,850 $33,100 $53,000
Three $22,350 $37,250 $59,600
Four $24,850 $41,400 $66,250
Five $26,850 $44,700 $71,550
Six $28,800 $48,000 $76,850
Seven $30,800 $51,350 $82,150
Eight $32,800 $54,650 $87,450




Number of Families by Income Level
(as of 4/6/05

Family| 0% - 30% | 31% - 50% | 51% - 80% | Over80% | L ..
Size of AMI of AMI of AMI of AMI
One 3,538 271 50 6 3,865
Two 2,785 540 181 9 3,515
Three 2,400 612 149 10 3,171
Four 1,520 341 75 1 1,937
Five 785 131 29 0 945
Other 546 103 8 0 657
Total 11,574 1,998 492 26 14,090
* AMI = Area Median Income
4. Housing Type
(as of 4/6/05
Type of Public All
Unit Housing Section 8 il
2,861 11,229 14,090
5. Race and Ethnicity of Head of Household
Race (as of 4/6/05)
White Black Asian Natl_v € Other Total
American
813 10,765 2,434 67 11 14,090
Origin (as of 4/6/05
Hispanic
395

Number and Characteristics of Applicants on Waiting Lists at the
Beginning of the Fiscal Year on July 1, 2005

The Authority’s last Conventional Public Housing wait list opening was in the
Spring of 2003. There are more than 3,000 applicants remaining on the wait list.
With the limited number of available public housing units, there will be no need
to open the Conventional Public Housing wait list this year. Site-based wait lists
are being used at OHA’s HOPE VI sites, and the Authority will consider
establishing additional site-based walit lists.

OHA expects to maintain a 97 percent to 100 percent utilization rate in the
Section 8 program throughout FY 2006. OHA is likely to open its wait list this
year, however the Authority expects to call few families from the Section 8 wait
list over the next year.



1. Unit Size (Wait List)
(as of 4/6/05)
un-
Bedrooms 0] 1 2 3 4 5 Total
Known
Units 436 | 2,208 | 1,790 | 708 395 213 337 6,087
2. Family Type (Wait List)
(as of 4/6/05)
. Non-Elderly
Family Elderly Disabled Total
Units 4,393 627 1,067 6,087
3. Income Group (Wait List)
(as of 4/6/05
AVERAGE
PROGRAM INCOME
Public Housing $17,074
Section 8 $13,362
Mod Rehab $11,724
Average $14,776

Published 2005 Area Median Income (AMI)
Levels for Oakland, CA

(as of 4/6/05)

Family 30%b of 50%b of 80%b of
Size AMI AMI AMI
One $17,400 $29,000 $46,350
Two $19,850 $33,100 $53,000
Three $22,350 $37,250 $59,600
Four $24,850 $41,400 $66,250
Five $26,850 $44,700 $71,550
Six $28,800 $48,000 $76,850
Seven $30,800 $51,350 $82,150
Eight $32,800 $54,650 $87,450




Number of Families by Income Level

(Wait List)

(as of 4/6/05)

Family 0% - 30% | 319 - 50% | 51%0 - 80% | Over 80% Total

Size of AMI of AMI of AMI of AMI
One 2,084 531 89 4 2,708
Two 1,330 315 97 0 1,742
Three 527 240 88 0 855
Four 290 108 28 0 426
Five 157 75 15 0 247
Other 83 20 6 0 109
Total 4,471 1,289 323 4 6,087

* AMI = Area Median Income
4. Number of Families by Wait List
(as of 4/6/05)
HF:Jlijzlilr(]:g Section 8 R'\élr?gb Total
3,098 1,200 1,789 6,087

5. Race and Ethnicity of Head of Household (Wait List)

Race (as of 4/6/05)
White Black Asian Natl_v € Pacific Total
American | Islander
567 4,095 1,414 11 0 6,087

Origin (as of 4/6/05)
Hispanic
289

Number Projected to be Served at the End of the Fiscal Year on June

30, 2006
(as of 4/6/05)
Vouchers Rroject-Based Mod Rehab Pulele Total
Certificates Housing
UNITS| 10,547 52 499 3,023 14,121

Narrative Discussion / Explanation of Change and Proposed Actions

1. Public Housing

In FY 2006, OHA will reoccupy 142 units of newly modernized public housing
with the completion of Lockwood Gardens development, and 45 units with
the completion of Mandela Gateway HOPE VI development. These changes
will increase the number projected to be served by the end of FY 2006.
Meanwhile, six of the Authority’s scattered sites will be vacated for



modernization, thus reducing available public housing stock by 48 units. In
total, OHA will increase the number of available units by 139 in FY
2006.

The number projected to be served at the end of FY 2006 (Section I, C) was
derived by taking the Authority’s projected year-end housing stock (see
Section 111, B) and assuming 97 percent occupancy.

. Section 8

The Authority expects its Section 8 program to be at a 96.5 percent utilization
rate at the end of FY 2005 (for an annual rate of 97.5 percent) and to
maintain a 97 percent to 100 percent utilization rate throughout FY 2006. The
Authority does not expect any significant changes in its Section 8 program
over the coming fiscal year.



SECTION 11
OCCUPANCY AND RENT PoLICIES

This section provides information on occupancy policies governing eligibility, selection,
admissions, assignment and occupancy of families, including the admissions policy for
deconcentration of lower-income families and rent policies. The Oakland Housing
Authority’s Public Housing Admissions and Continued Occupancy Policy
(ACOP), Section 8 Administrative Plan and the Verification Procedures are
attached as Attachment I1-A, Attachment I1-B and Attachment 11-C respectively.
Proposed and potential areas of policy revisions under MTW are described in this
section.

A. Occupancy Policies
1. Eligibility

a. Public Housing
OHA wiill review its current public housing occupancy policies, but
anticipates no significant changes to be made this year.

b. Section 8
The Authority will examine changing its income targeting requirements
within the parameters allowed by MTW.

2. Selection

a. Public Housing
OHA will review its current public housing Tenant Selection and
Assignment Plan (TSAP), but anticipates no significant changes to the
existing selection preferences this year.

Public housing units at OHA’s mixed-finance HOPE VI developments are
occupied by means of site-based waiting lists. The Authority’s HOPE VI
developments with site-based waiting lists, either in place or anticipated to
be in place this year, include:

Chestnut and Linden Court HOPE VI

Mandela Gateway HOPE VI

Coliseum Gardens HOPE VI Off-site — Foothill Family Apartments
Coliseum Gardens HOPE VI Primary Site — Coliseum Gardens Phase |

OHA will consider establishing additional site-based waiting lists.



b. Section 8
OHA will continue to experiment with site-based wait lists for its Section 8
project-based voucher program. The Authority will explore utilizing
separate wait lists for various programs/sites and may allow skipping on
its wait lists to select families by income and unit size. The Authority may
alter its local preferences.

3. Admissions

a. Public Housing
The Authority will review existing public housing admissions policies, but
anticipates no significant changes this year. OHA has updated the
Admissions and Continued Occupancy Policy to include income verification
protocols as required by HUD.

b. Section 8
The Authority will consider increasing its upper income limit for program
eligibility from 50 percent of AMI to 80 percent. OHA has updated the
Administrative Plan to include income verification protocols as required by
HUD.

4. Assignment

a. Public Housing
The Authority will review its current public housing Tenant Selection and
Assignment Plan, but anticipates no significant changes to the existing
assignment policies this year.

5. Occupancy

a. Public Housing
The Authority will review existing public housing occupancy policies, but
anticipates no significant changes this year.

b. Section 8
OHA has changed its subsidy standards to be consistent with fair housing
guidelines on family size and composition. The new subsidy standards will
be phased in for participant families starting July 1, 2005 upon first entry,
at reexaminations, or when moving.



6. Deconcentration

a. Public Housing
The Authority has three general occupancy public housing developments
covered by the deconcentration rule. Currently, none of these
developments have average incomes between 85 percent and 115 percent
of the average incomes of all such developments. The Authority will
continue to analyze these developments according to the deconcentration
rule.

b. Section 8
The Authority may examine changing its income targeting requirements
from the current mandate of 75 percent of new contracts at 30 percent or
less of area median income. The Authority also may examine utilizing
differing payment standards or subsidies for families in areas with
differing rental costs as well as for those who port out to other housing
authorities. OHA may consider altering all elements of its portability
policies, including the ability to port and the subsidy provided to families
who port from the Authority’s jurisdiction.

Rent Policies

Rent policies in the ACOP, Section 8 Administrative Plan and the Verification
Procedures remain unchanged from last year, excepting two items which will be
instituted by adopting Attachment A.

In the first of the two items, the Authority will not include imputed interest
derived from assets valued at less than $10,000 in the calculation of tenants’
income. The Authority had included imputed interest derived from asset valued
in excess $5,000 (see Attachment I1-C, pg. 11).

Secondly, Section 9.2 of OHA’s ACOP has been rewritten to more clearly describe
the Authority’s responsibilities when families choose to pay a flat rent. This
change specifically obligates the Authority to verify family composition, verify
community service requirements, and conduct an annual inspection. These are
not new obligations, though they had not previously been described in the ACOP.
The change in Section 9.2 will have no impacts on current policy (see
Attachment I1-A, pg. 47).

a. Public Housing
OHA will review all existing rent policies, and consider various changes
that simplify the reexamination process, encourage self-sufficiency,



promote economic growth, provide stability to senior households and
persons with disabilities, and enhance administrative efficiencies.

. Section 8

OHA will explore changing aspects of its method of calculating and
providing subsidies (e.g., income exclusions and deductions, reporting
requirements, the possibility of providing a flat subsidy, the possibility of
providing a different subsidy to ports, etc.). The Authority may also
examine any proposed changes to ensure they continue to promote
programs such as Section 8 homeownership and FSS.



CHANGES IN HOUSING STOCK

SECTION 111

This section describes the number of public housing and Section 8 units provided by

OHA at the beginning of the fiscal year and the number projected to be available at the
end of the fiscal year. An explanation of projected changes and proposed actions under
MTW are also included.

A. Number of Housing Units at the Beginning of the Fiscal Year on
July 1, 2005
(as of 4/6/05
PROJECT BASED MOD PUBLIC
TYPE OF UNIT |VOUCHER|  CERTIFICATES REHAB HOUSING TOTAL
TOTAL 10,874 54 514 2,977 14,419
B. Number of Housing Units Projected for the End of the Fiscal Year on
June 30, 2006
(as of 4/6/05
PROJECT BASED MOD PUBLIC
TYPE OF UNIT |VOUCHER |  CERTIFICATES REHAB HOUSING TOTAL
TOTAL 10,874 54 514 3,116 14,558
C. Explanation of Projected Changes and Proposed Actions

1. Public Housing

OHA expects two of its HOPE VI projects to return a total of 187 units of
public housing to use in FY 2006. The Authority will reoccupy 142 units of
newly modernized public housing at Lockwood Gardens, which represents
the third and final phase of this HOPE VI development. 45 units of newly
built public housing will be reoccupied at Coliseum Gardens.

Meanwhile, six of the Authority’s scattered sites will be vacated for
modernization. This will reduce the available public housing stock by 48
units. In total, OHA will have an addition 139 units available in FY 2006.

The full Coliseum Gardens HOPE VI project will eventually produce 178
replacement public housing units, an additional 314 affordable rental units
and 28 homeownership units. Of those 178 public housing units, 21 units
will have been reoccupied “off-site” prior to the start of FY 2006 at Foothill
Family Apartments. OHA’s Developer(s)/Partner(s) will use a private
company to manage and maintain these units in accordance with a HUD-
approved Management Plan. Former residents of Coliseum Gardens will be




offered first priority to return to these units. After that, a site-based
waiting list will be used to occupy public housing units.

. Section 8

OHA does not anticipate making any changes to the size of the Section 8
program during the fiscal year. The distribution between Moderate
Rehabilitation and Voucher units may vary if there are any opt-outs during
the fiscal year.



SECTION 1V

SOURCES AND AMOUNTS OF FUNDING

This section describes the sources and amounts of funding included in the consolidated
MTW budget statement, the sources and amounts of funding outside the consolidated

MTW budget.

A. Source and Amount of Funding Included in the Consolidated MTW

Budget

Under MTW, OHA has consolidated the Public Housing Program, the Capital Fund
Program, and the Section 8 Housing Choice Voucher Program funding into one
unified budget. Following is the FY 2006 budget that was adopted by the OHA
Board of Commissioners on April 25, 2005.

(as of 4/6/05)

FY 2005 FY 2006

SOtiNEs Forecast Budget
Dwelling Rental Income* $9,320,000 $9,800,000
Public Housing Operating Subsidy Block Grant? $10,814,000 $9,664,000
Capital Fund Block Grant $8,462,000 $7,887,000
Housing Choice Voucher Block Grant® $142,230,000 $140,100,000
Housing Choice Voucher Project Reserve* $11,018,000 $0
Other Income $135,000 $235,000
Investment Income $415,000 $363,000

Total Consolidated MTW Revenue

$182,394,000

$168,049,000

Notes:

1. Increase in Dwelling Rental Income due to the re-occupancy of 142 units at Lockwood Gardens.

2. Funding for Public Housing Block Grant was 98.1 percent in FY 2005, a shortfall of $209,000. In
FY 2006 OHA expects to receive only 89.0 percent of the $10,857,900 the Authority is eligible
for, which amounts to a shortfall of $1,194,000.

3. The Housing Choice Voucher Program is now funded on a calendar year basis. Due to HUD
shortfalls, for the first half of FY 2006 (Jul-Dec 2005) OHA will receive 96 percent of eligible
funding. Based on the current HUD funding climate, OHA assumes that funding will not improve for
the months Jan-Jun 2006. It is anticipated that OHA’s FY 2006 overall funding shortfall for this
program will be $5,864,000. This block grant includes funding for designated and mainstream
vouchers.

4. As an MTW Authority, OHA elected to receive our Housing Choice Voucher funding as a block
grant. With this election, OHA is eligible for a one-time draw down of $11,018,000 from the
project reserve account held by HUD for the Authority. The draw down to OHA has been
requested, but the Authority has yet to receive the funds.




B.

Source and Amount of Special Purpose Funding Outside the

Consolidated MTW Budget

(as of 4/6/05)

SOURCE FY 2005 Forecast | FY 2006 Budget
Moderate Rehab Subsidy $3,664,000 $3,682,000
Moderate Rehab Investment Income $35,000 $35,000
Moderate Rehab Other Income $0 $3,000
Shelter Plus Care Subsidy $2,347,000 $2,371,000
Shelter Plus Care Investment Income $2,000 $2,000
HOPE VI Grants® $7,900,000 $12,000,000
Prior FY2005 Capital Fund? $12,027,000 $0
ROSS Homeownership Grant $0 $171,000
Local Fund Rental Income $107,000 $100,000
Local Fund Investment Income $295,000 $280,000
Local Fund Other Income $166,000 $166,000
Total $26,543,000 $18,810,000

Notes:
1. Funding is for Coliseum Gardens HOPE VI Project
2. It is anticipated that all prior FY 2005 funding will be utilized and grants will be closed out.

Total Revenue Budget
(as of 4/6/05)

FY 2005 FY 2006

SOURCE: Forecast Budget
Consolidated MTW Revenue $182,394,000 $168,049,000
Special Purpose Funding not included in MTW $26,543,000 $18,810,000
Total Revenue | $208,937,000 | $186,859,000

Explanation of Projected Changes and Proposed Actions
1. Effect of Federal Budget Shortfall

Federal budget cutbacks in public housing subsidy and capital fund revenue
may require the Oakland Housing Authority to reduce staff and continue to
defer maintenance as well as limit the amount of scattered site
improvements. The reduction in the Sec 8 Housing Choice Voucher block
grant may force the Authority to reduce the number of families it can assist
as well as reduce staff to keep costs in line with revenue sources.

2. Investment Policy
Utilizing MTW authority, OHA will continue to explore the adoption of

investment policies consistent with California State law to replace HUD
investment policies. The primary goal is to allow OHA the flexibility to invest



its financial resources productively and efficiently, without a duplication of
regulations.

Advance Local Fund Reserves

OHA may continue to loan monies for public housing activities from the Local
Fund reserves to fund projects consistent with the goals of the agency such
as land acquisition, public housing redevelopment and capital improvements.
Such loans are to be repaid from future years consolidated public housing
funds. Interest may be charged at the prevailing investment rate.



SECTION V

USES OF FUNDS

This section reflects FY 2005 forecasted expenditures, FY 2006 budgeted expenditures,
and the net change to the reserves for the Consolidated MTW and Special Purpose
Programs. This section will also indicate the adequacy of the reserves and any proposed
actions

A.

Fiscal Year Expenditures

(as of 4/6/05)

CONSOLIDATED MTW P 2000 A 0008
Forecast Budget
Line Item:

Administration & General* $20,683,000 $21,924,000
Tenant Services $346,000 $390,000
Utilities $2,564,000 $2,583,000
Maintenance & Contracts $7,341,000 $8,326,000
Police Services $1,399,000 $1,614,000
Housing Assistance Payments? $129,896,000 $130,545,000
Capital Projects® $8,462,000 $6,288,000
Capital Equipment $402,000 $528,000

Total Consolidated MTW Expenditures

$171,093,000

$172,198,000

Special Purpose PROGRAMS

Line Item:

Administration & General* $1,225,000 $1,640,000
Housing Assistance Payments* $5,435,000 $5,519,000
Tenant Services $214,000 $214,000
Utilities $5,000 $5,000
Maintenance & Contracts $45,000 $56,000
Police Services $13,000 $26,000
HOPE VI Projects $7,900,000 $11,265,000
Prior FY 2005 Capital Fund Projects® $12,027,000 $0
Capital Equipment $150,000 $7,000
Local Fund Investment in HOPE VI Projects $3,035,000 $5,414,000
Local Fund Investment in Capital Projects® $796,000 $896,000

Total Special Purpose Expenditures $30,845,000 $25,042,000

TOTAL USES OF FUNDS

Consolidated MTW

$171,093,000

$172,198,000

Special Purpose not included in MTW

$30,845,000

$25,042,000

Total Expenditures

$201,938,000

$197,240,000

Notes:
Administration and General includes administration salaries and fringe benefits, insurance, interest, and

1.

orobd

out-going portability administrative fee payments.
Section 8 Housing Choice Voucher HAP payments.

A detailed list of capital project expenditures for FY ‘06 is located in Section VI, Item B.
Section 8 Moderate Rehab and Shelter Plus Care HAP payments.
It is anticipated that the balance of prior FY ‘05 funding will be utilized and the grants will be closed out.



Net Change in Reserves

(as of 4/6/05)

CONSOLIDATED MTW

FY 2005
Forecast

FY 2006
Budget

Total Revenue

$182,394,000

$168,049,000

Total Expenditures

$171,093,000

$172,198,000

Total Net Change To Reserves $11,301,000 ($4,149,000)
SPECIAL PURPOSE PROGRAMS FY 2005 FY 2006
Forecast Budget
Total Revenue $26,543,000 $18,810,000
Total Expenditures $30,845,000 $25,042,000

Total Net Change To Reserves

($4,302,000)

($6,232,000)

ALL PROGRAMS

FY 2005
Forecast

FY 2006
Budget

Total Revenue

$208,937,000

$186,859,000

Total Expenditures

$201,938,000

$197,240,000

Total Net Change To Reserves $6,999,000 | ($10,381,000)
Adequacy of Reserves
(as of 4/6/05)
FY 2005 FY 2006
Forecast Budget
Housing Choice Voucher Project Reserves $11,018,000 $6,869,000
Section 8 and Local Fund Administrative Fee $15.528,000 $9.296,000
Reserves
Total Reserves $26,546,000 | $16,165,000

Notes:

The forecasted reserve balance of $26,526,000 at the fiscal year end 2005 is adequate to cover the
fiscal year end 2006 deficit of ($10,381,000). The deficit is primarily attributable to the following

factors:

1. HUD funding shortfall in the Public Housing Operating Subsidy Block Grant ($1,194,000);
2. HUD funding shortfall in the Section 8 Housing Choice Voucher Block Grant ($5,864,000);
3. The Oakland Housing Authority’s commitment to invest $5,414,000 of reserves to cover costs of the

Coliseum Gardens HOPE VI Project;

4. Proposed investment of $896,000 in locally owned non-federal housing stock.

The deficit in the Consolidated MTW budget, ($4,149,000), will be covered by the Housing Choice
Voucher Project Reserves. The deficit in the Special Purpose Program budget, ($6,232,000), will be
covered by the Section 8 Admin Fee and Local Fund Reserves.




SECTION VI
CAPITAL PLANNING

This section describes OHA’s major capital needs and projects, estimated costs and
proposed timetables for addressing these needs. This section also identifies planned
capital expenditures, demolition and disposition requests and homeownership activities
during the fiscal year ending June 30, 2006 and proposed actions under MTW.

In 1993, capital funds peaked for OHA at $10.8 million. Since then, the Authority has
seen inadequate appropriations, typically receiving less than $9 million per year. (In
2004 the Authority received only $8.4 million.) This short-fall (averaging $1.2 million a
year over the past eleven years) has resulted in the need to defer property
improvements and rehabilitations.

To assess the condition of its housing stock following years of limited funding, OHA is
currently engaged in a comprehensive physical needs assessment of all sites. This
assessment will provide the Authority with an up-dated description of existing
conditions, needed and anticipated repairs, and cost estimates. Using this report, the
Authority will be able to set priorities for the use of funds for capital improvements at
the remaining scattered sites. Phase | of the assessment identified over $16,000,000 of
immediate repairs at 90 of the 254 scattered housing sites

A. Major Capital Needs and Projects, Estimated Costs and Proposed
Timetables

1. Complete modernization of Lockwood Gardens Phase 111 (142 units);
$20,125,000 budget, construction schedule 10/03 — 8/05.

2. 1805 Harrison Street - Complete Office/Commercial Improvements for
improved customer service, security, confidentiality, and efficiency;
$500,000 budget, construction schedule 7/05-12/05.

3. Complete Phase Il of the Physical Needs Assessment;
$150,000 budget.

4. 1242 95™ Ave (6 units) - Complete Non-Federally Funded Sixplex Renovation;
$600,000 budget, construction schedule 6/05-10/05;

5. Complete A/E Design and Renovation projects totaling $6,216,200 in capital
improvements for the following:

0 1424 50™ Ave (4 units);

$408,900 budget, construction schedule 1/06-6/06.
0 1445 50™ Ave (6 units);

$730,700 budget, construction schedule 1/06-6/06.
o 2011 7™ Ave, (6 units);

$831,200 budget, construction schedule 3/06-7/06.



0 2919 E.16™ Street (12 units);
$1,629,000 budget, construction schedule 5/06-11/06.
o 2170 E. 28" Street (11 units);
$1,438,200 budget, construction schedule 5/06-11/06.
o 2056 35" Ave. (9 units);
$1,178,200 budget, construction schedule 6/06-12/06.
6. Complete fire repair of 1236 E. 17™ Street (10 units),
$1,250,000 budget, construction budget, construction schedule 6/06 — 11/06.
7. 1180 25™ Avenue - Service Center Parking Lot Design/Build Project;
$750,000 budget, construction schedule 6/05-9/05.
8. Complete the following three (3) Non-Federally Funded Single Family Home
Renovation projects:
o 1263 95™ Avenue; $150,000 budget, construction schedule 3/06 — 6/06.
o 1168 78™ Avenue; $125,000 budget, construction schedule 3/06 — 6/06.
o 1240 77" Avenue; $120,000 budget, construction schedule 3/06 — 6/06.
9. 2509 77™ Avenue (22 Units) Complete A/E Design and plan for Renovations;
$2,178,500 budget, design schedule 10/05 — 4/06.
10. 3025 MLK (7 units) — Complete A/E Design and plan for Renovations;
$643,800 - $1,520,100 budget, design schedule 5/05 — 7/05.

The OHA plans additional revitalization and redevelopment activities related to
public housing. The OHA intends to redevelop the Tassafaronga public housing
site either with funding from the HOPE VI program, or through a similar mixed
finance development process. Specifically, the OHA plans to submit a HOPE VI
revitalization plan in response to the FY 2005 HOPE VI Notice of Funding
Availability (NOFA). The revitalization of Tassafaronga Village will include
applications to HUD for a HOPE VI revitalization grant, and subsequently for the
following HUD approvals of a Relocation Plan, and a Demolition and Disposition
Plan.

OHA has also undertaken an analysis of our scattered site program, beginning
with a physical needs assessment, and comparing the estimated cost of needed
repairs to the capital funding stream that is estimated to be available from HUD.
The Authority experiences a chronic shortfall in the capital funding available from
HUD when compared to the need.

OHA is considering alternate solutions to the backlog of deferred maintenance in
our scattered sites. One approach may be to leverage the capital fund with a
mixed finance approach, such as that utilized in the HOPE VI program. OHA
could place scattered site units in a rental partnership and take advantage of the
opportunity to leverage private investment to renew, reconfigure or redevelop
these sites. Another approach may be to issue bonds backed by the future
stream of capital funds in order to accelerate the renovation of scattered site



units. OHA has also procured bond counsel to work with the Coliseum Gardens
project and any capital fund bonding that the OHA undertakes.

Capital Expenditures

The following information is for planned actual cash flow expenditures during FY
2006:
- Lockwood Gardens Phase 111 - $2,012,500 (90% complete);

1805 Harrison Street — Office Improvements - $500,000;

Complete Phase 111 of the Physical Needs Assessment - $150,000;

1242 95" Ave. Non-Federally Funded Sixplex - $600,000;

1424 50™ Ave. - $408,900;

1445 50™ Ave. - $730,700;

2011 7™ Ave. - $664,960 (80% complete);

2919 E. 16" Street - $407,250 (25% complete);

2170 E. 28" Street - $359,550 (25% complete);

2056 35™ Ave. - $117820 (10% complete);

1236 E. 17" Street — $125,000 (10% complete);

1180 25™ Ave. Service Center Parking Lot - $562,500 (75% of budget);
1263 95" Ave. Non-Federally Funded Single Family Home - $112,500 (75%
complete);

1168 78" Ave. Non-Federally Funded Single Family Home - $93,750 (75%
complete);

1240 77" Ave. Non-Federally Funded Single Family Home - $90,000 (75%
complete);

2509 77" Ave. — $217,850 (10% of project budget);

3025 MLK - $30,400 (2% of project budget).

Planned Demolition and Disposition Requests

OHA will explore ways of simplifying the demolition and/or disposition approval
process with HUD to see if the extensive time and effort needed to complete and
submit repetitive information can be reduced or eliminated.

The Authority may submit Demolition and Disposition Applications to HUD Special
Applications Center partial or complete demolition of the following developments:

624 Apgar Street (5 units);

3025 Martin Luther King Jr. Boulevard (7 units);
2509 77™ Avenue (22 units); and

Tassafaronga (945 84™ Avenue) (87 units);
1236 East 17" Street (10 units).



Such plans will be dependent on developing replacement strategies.

Planned Homeownership Activities

OHA will continue its Section 8 homeownership program. Currently, over 300
families are in various phases of homeownership counseling, and four
households have purchased homes using the Section 8 Homeownership program.
An additional household is expected to close prior to the end of FY 2005 pending
completion of construction. The Authority may make changes to its
homeownership program in response to other proposed changes under the MTW
program (e.g., changes in the method of calculating subsidy).

In the first quarter of FY 2006, OHA (through its development partner Bridge
Housing Corporation) is scheduled to break ground on 14 new townhomes.
These townhomes will complete the Mandela Gateway HOPE VI development,
and will be sold to first-time home-buyers by December, 2006.

At the Coliseum Gardens HOPE VI development, OHA plans to complete the pre-
development phase for 28 townhomes and break ground during the third quarter
of 2006. Approximately 20 percent of the ownership units at Coliseum Gardens
are expected to be affordable for first time homebuyers.

In March 2005 the Authority received notice of award for a $500,000 HUD grant:
Resident Opportunities for Self Sufficiency (ROSS HSS) Homeownership
Supportive Services. The ROSS HSS funds allow the Authority to deliver
homeownership training, a $3,000 match for IDA savings and self-sufficiency
supportive services to assist 30 public housing residents with home purchase.
ROSS HSS funds also allow the Authority to provide a Housing Choice Voucher,
to be used for home purchase only, for each of the 30 public housing
participants who complete their individual family plan and qualify for a home
purchase loan with a lender. During FY 2006, the Authority will hire the HSS
Coordinator, establish contracts with all sub-contractors and recruit up to 70
families to be assessed for enrollment into the program and build upon current
self-sufficiency activities.



SECTION VI
MANAGEMENT INFORMATION
FOR PUBLIC HOUSING UNITS

This section provides information on OHA management performance indicators for
public housing units under OHA management at the beginning of the fiscal year on July

1, 2005.
A. Vacancy Rates
1. Vacancy Rates by Public Housing Site at the Beginning of the Fiscal
Year on July 1, 2005
See Attachment VII-A-1
2. Issues and Proposed Actions

OHA will have approximately a 2.7 percent routine (non-modernization) public
housing vacancy rate at the beginning of the Fiscal Year for reoccupancy. With
this limited number of routine vacancies, the Authority will continue to
increase efficiencies in its leasing process to ensure that vacant units are
leased to eligible families in the shortest period of time. Currently, 396 units
are undergoing comprehensive modernization.

3. Target Rates by Property at End of Fiscal Year on June 30, 2006
The Authority’s target will be less than 2 percent vacancy for all public
housing sites by the end of the fiscal year on June 30, 2005.

B. Rent Collections

1. Percentage of Rents Uncollected at Beginning of Fiscal Year on
July 1, 2005
The percentage of rents uncollected at the beginning of the fiscal year on
July 1, 2005 is expected to be less than 3.5 percent.

2. Issues and Proposed Actions

OHA will continue to analyze tenant accounts on a monthly basis. To preserve
the tenancy, the Authority will continue to work with public housing families
to help them develop better rent payment practices. In some cases



repayment agreements will be considered as an alternative to eviction for
failure to pay rent.

. Targeted Percentage of Rents Uncollected at End of Fiscal Year on

June 30, 2006

The targeted percentage of rents uncollected at the end of the fiscal year on
June 30, 2005 is less than 3 percent.

C. Work Orders

1.

2.

Response Rates at Beginning of Fiscal Year on July 1, 2005

a. Percentage of Emergency Work Orders Within 24 Hours
100 percent of all Emergency Work Orders are planned to be
responded to within 24 hours.

b. Percentage of Regular Work Orders Within 30 days
90 percent of Regular Work Orders are planned to be completed within
30 days or scheduled in a program for completion.

Issues and Proposed Actions

The current backlog of outstanding work orders is over 1,800. Due to
persistently inadequate operating funding (see Section VI, Capital Planning),
OHA must look for other efficiencies to begin reducing this backlog.

The Authority has plans to improve operations in its Facilities Management
department by improving on-site logistics. By expanding and reorganizing the
OHA vehicle parking facilities, the Authority expects to reduce staff time spent
at the department headquarters during the beginning and end of the work
day. This should significantly improve departmental productivity by increasing
staff time working in the field. OHA therefore anticipates a reduction in the
number of outstanding work orders.

. Target Rates at End of Fiscal Year on June 30, 2006

95 percent of Regular Work Orders are planned to be completed, or
scheduled in a program for completion, within 30 days



Inspections
1. Description of Inspection Strategy

OHA will continue to inspect at all available public housing units and buildings
on an annual basis. Units and buildings that are vacant and undergoing
comprehensive modernization through capital improvement renovations or
HOPE VI will not be inspected until they are ready for re-occupancy.

2. Percentage of Planned Inspections this Fiscal Year

OHA will target 100 percent of all units and buildings that are occupied or are
available for occupancy. Units and buildings that are vacant and undergoing
comprehensive modernization through capital improvement renovations or
HOPE VI will not be inspected until they are ready for re-occupancy.

Utilities

OHA intends to exercise its authority to establish energy and utility management
policies and energy auditing protocols and frequencies in lieu of the HUD
requirement that energy audits be performed every five years.

Security — Issues and Proposed Actions

The Oakland Police Department (OPD) is the primary law enforcement agency in
the city including Authority-owned properties. The Oakland Housing Authority
Police Department (OHAPD) is able to leverage the resources of a much larger
municipal police agency. OHAPD Officers do not respond to emergency 911 calls
or conduct lengthy investigations, and therefore are able to focus their time on
community issues raised by Authority tenants and residents in neighborhoods
surrounding Authority properties.

OHAPD officers have assisted with program integrity including investigating
potential fraud in the Section 8 and public housing programs. OHAPD will
continue to focus attention on crime related and other community issues which
affect public housing tenants and Section 8 participants.

During the next year, OHAPD will focus on the following goals and objectives:

Employ pro-active measures toward reducing crime on and around Authority-
owned properties;

Conduct regular crime analysis on calls for service to determine trends as well
as types of calls OHAPD is receiving and adjust workload assessments and
officer deployment accordingly;



Continue to investigate fraud in the Section 8 and public housing programs;
Increase resident involvement through community meetings and resident
patrols;

Continue to create safety brochures for public housing residents, Section 8
participants and Authority employees;

Maintain national accreditation through the Commission on Accreditation for
Law Enforcement Agencies (CALEA);

Continue Police Athletic League (PAL) activities which includes camping trips
and other outings with youth;

Conduct emergency action plan drills and demonstrations at all Authority
service facilities; and

Conduct resident surveys and utilize the survey result information when
developing patrol strategies.



SECTION VI I
MANAGEMENT INFORMATION
FOR SECTION 8 UNITS

This section provides information on OHA management performance indicators for
administering the Section 8 Program at the beginning of the fiscal year on July 1, 2005,
notes issues and proposed actions that will affect the indicators and provides OHA’s
projected targets for the indicators for the end of the fiscal year on June 30, 2006.

A. Leasing Information

1. Percentage of Section 8 Units Under Lease at the Beginning of the
Fiscal Year on July 1, 2005

The Authority projects that 96.5 percent of Section 8 units will be
under lease at the beginning of the fiscal year on July 1, 2005.

2. Percentage of Section 8 Units Projected to be Under Lease at the
End of the Fiscal Year on June 30, 2006

The Authority projects that 97 percent — 100 percent of Section 8 units will be
under lease at the end of the fiscal year on June 30, 2006.

3. Plans Regarding:

a. Rent Reasonableness
OHA is unlikely to make any changes in this area. However,
OHA may examine changes in response to changes it makes in
areas such as subsidy provision or in response to program
funding changes.

b. Expanding Housing Opportunities
OHA will continue its outreach activities. The Authority hopes to
utilize the City of Oakland’s affordable housing RFP process as a
competitive mechanism to issue new project-based vouchers and
is likely to propose additional changes to the project-based
program over the coming yeatr.

The Authority may also expand eligible housing types under the
program to include assisted living facilities and communities.
OHA may examine and change its income targeting
requirements. The Authority also may examine utilizing differing
payment standards or subsidies for families in areas with



B.

4.

differing rental costs as well as for those who port out to other
housing authorities.

OHA may consider altering all elements of its portability policies,
including the ability to port and the subsidy provided to families
who port from the Authority’s jurisdiction. The Authority is likely
to propose changes to the project-based program over the
coming year.

Deconcentration of Low-Income Families

OHA may examine and change its income targeting
requirements. The Authority also may examine utilizing differing
payment standards or subsidies for families in areas with
differing rental costs as well as for those who port out to other
communities. The Authority will consider altering all elements of
its portability policies and the subsidy provided to families who
port from the Authority’s jurisdiction.

Issues and Proposed Actions

OHA will develop updated and effective reporting and monitoring
systems in response to any program changes it makes. The Authority
will explore methods of streamlining both the reporting requirements it
has for Section 8 clients and what is reported to HUD. The Authority
will explore block granting its Section 8 program.

Inspection Strategy

1.

Description of Inspection Strategy:

a.

Planned Inspections Completed (%6 this FY) by Category:

1. Annual HQS Inspections
Currently, 100 percent. However, OHA may develop an
alternative inspection methodology that would require
less frequent inspections.

2. Pre-contract HQS Inspections
100 percent

3. HQS Quality Control Inspections
Currently, OHA maintains a quality control schedule in
accord with the standards set forth under HUD’s SEMAP
guidelines. However, the Authority may develop an



alternative inspection methodology that would require a
different number of quality control inspections.

b. HQS Enforcement

100 percent in cases of complaints and failed inspection
items. However, the Authority may develop an
alternative inspection methodology that would allow
some items to be cross-certified by the Section 8 client
and owner without a follow-up physical inspection by
the Authority.



SECTION I X
RESIDENT PROGRAMS

This section describes the community and supportive services programs available to
OHA public housing residents and Section 8 participants. This section also describes
issues and proposed actions for resident programs during this fiscal year.

A.

Description of Programs and Activities

This section describes the community and supportive services programs available
to OHA public housing residents and Section 8 participants. This section also
describes issues and proposed actions for resident programs during this fiscal
year.

The Oakland Housing Authority mission includes the aim to support public
housing resident and Section 8 participant self-sufficiency, civic involvement and
economic development. Specifically, the Authority supports this endeavor
through the following methods:

Provide resource information, referral and enrollment assistance to
community based services;

Distribute and post job training and employment opportunities;

Provide on-site orientations and workshops facilitated by partner agencies;
Coordinate para-professional job training programs targeting seniors and
young adults;

Facilitate the HOPE VI and Section 8 Homeownership programs;

Increase the number of participants in the Section 8 Family Self Sufficiency
(FSS) program;

Increase Section 3 job opportunities and training;

Recruit and assist Section 3 resident businesses to obtain work on Authority
contracts;

Refer residents/clients to entrepreneurial training and support programs;
Coordinate resident/client leadership training for participation in citywide civic
activities;

Oversee HOPE VI Community and Supportive Services as provided by
community based organizations;

Provide staff support to resident community groups and resident councils;
Staff the Resident Advisory Board;

Organize site based resident programs and activities; and,

Work in partnership with community-based organizations to ensure that
Section 8 participants and public housing residents have equal access to self-
sufficiency services and opportunities.



Issues and Proposed Actions

OHA programs and services will continue to assist residents and Section 8
participants to obtain employment, completion of education goals, completion of
savings programs, civic participation, heightened awareness and improved
lifestyle toward positive mental and physical health, participation in life
enrichment activities and homeownership. While the Authority and its partners
have experienced reduced resources, Authority staff continues to provide
resident programs and activities through the creative reorganization of services
and programs, fund raising, and the establishment of new and unique
community partnerships.

The primary issue that affects resident programs is the reduction in service
funding and ensuring that Authority clients have the essential skills to compete in
the ever-changing job market. To address this challenge, the Authority will
consider and may adopt the following program enhancements:

Identify and provide information for Section 8 participants and public housing
residents to transition from governmental subsidies.

Provide information and resources for Section 8 participants and public
housing residents to develop career paths.

Support Section 8 participants and public housing residents in becoming
homeowners via the Section 8, HOPE VI, ROSS Homeownership and
Supportive Services for Public Housing Residents, IDEA and other local
Homeownership programs.

Increase the number of participants in the Section 8 FSS program.

OHA is considering expanding the MOMS (Maximizing Opportunities for
Mothers to Succeed) program from one to two sites.

Develop a public housing self-sufficiency incentive program.

Provide regular training for Authority staff through non-profit resources to
increase staff knowledge of workforce development, home-ownership and
social service program skill sets.

Enhance and support partnerships with community-based organizations that
provide in-home supportive services.

Utilize Resident Leadership Volunteers as community sources for information
referral regarding workforce development, self-sufficiency and social service
programs.

Co-author funding proposals (non-government) with community based
organizations and faith-based partners (also utilizing the Authority’s non-
profit foundation).



SECTION X
OTHER INFORMATION REQUIRED BY HUD

This section provides documentation to HUD that OHA has complied with specific
requirements of the MTW Agreement. Attached therefore are the following items:

A. Board Resolutions
1. Board Resolution adopting the FY 2006 MTW Annual Plan;

B. Required Certifications and Other Submissions from which OHA is Not
Exempted by the MTW Agreement

None
C. Submissions required for the Receipt of Funds

Form HUD-52723, Calculation of PFS Operating Subsidy

Form HUD-52722-A, Calculation of Allowable Utilities Expense Level

Form HUD-52673, Estimate of Total Required Annual Contributions

Form HUD-52663, Requisition for Partial Payment of Annual Contributions
Employee Allocation Certification



VII-A-I

Attachment A

Attachment B

Attachment 11-A

Attachment 11-B

Attachment 11-C

ATTACHMENTS

Vacancy Rates by Public Housing Site at the Beginning of
the Fiscal Year on July 1, 2005

Review and Comments on the Annual Plan by the
Resident Advisory Board

Minutes of the Public Meeting held to review the Annual
Plan
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VII-A-1 Vacancy Rates by Public Housing Site at the Beginning
of the Fiscal Year on July 1, 2005
(as of 4/6/05)
SITE | ADDRESS VACANT TOTAL | VACANCY

UNITS UNITS RATE
101 | 755 ALCATRAZ AVE 0 10 0%
102 | 624 APGAR ST 0 5 0%
103 | 6309 BAKER ST 0 6 0%
104 | 5805 CANNING ST 0 4 0%
105 | 5825 CANNING ST 0 14 0%
106 | 3839 CLARKE ST 0 5 0%
107 | 5914 COLBY ST 0 6 0%
108 | 85 GARLAND AVE 0 3 0%
109 | 2933 MLK, JR. WAY 1 12 8%
110 | 3025 MLK, JR. WAY 3 7 43%
111 | 5125 MLK, JR. WAY 0 8 0%
112 | 5661 MLK, JR. WAY 0 4 0%
113 | 1621 HARRISON ST 5 101 5%
114 | 4520 MONTGOMERY ST 0 4 0%
115 | 3855 SHAFTER AVE 0 4 0%
116 | 5120 SHAFTER AVE 0 7 0%
117 | 4203 TERRACE ST 0 4 0%
118 | 869 WALKER AVE 0 4 0%
119 | 3901 WEBSTER ST 0 14 0%
120 | 4825 WEBSTER ST 0 8 0%
121 | 2922 WEST ST 0 3 0%
122 | 3017 WEST ST 0 8 0%
123 | 3217 WEST ST 1 6 17%
124 | 2530 9TH AVE 0 15 0%
126 | 541 29TH ST 0 5 0%
127 | 565 29TH ST 0 7 0%
128 | 678 29TH ST 0 3 0%
129 | 675 30TH ST 0 5 0%
130 | 522 32ND ST 0 4 0%
131 | 537 32ND ST 0 12 0%
133 | 873 32ND ST 0 12 0%
134 | 716 34TH ST 0 4 0%
135 | 729 34TH ST 0 3 0%
136 | 944 34TH ST 0 4 0%
137 | 454 36TH ST 0 4 0%
138 | 554 37TH ST 1 9 11%
139 | 727 37TH ST 2 8 25%
140 | 866 37TH ST 0 5 0%
141 | 725 39TH ST 2 5 40%
142 | 950 40TH ST 0 27 0%




VII-A-I

Vacancy Rates by Public Housing Site at the Beginning
of the Fiscal Year on July 1, 2005

(as of 4/6/05)

SITE | ADDRESS VACANT TOTAL | VACANCY
UNITS UNITS RATE
143 | 768 41ST ST 0 7 0%
144 | 881 41ST ST 0 4 0%
145 717 43RD ST 1 4 25%
146 | 945 44TH ST 0 5 0%
147 | 565 45TH ST 0 6 0%
148 | 880 45TH ST 0 6 0%
149 | 557 46TH ST 0 6 0%
151 | 933 46TH ST 0 5 0%
152 | 582 48TH ST 1 10 10%
153 | 365 49TH ST 1 24 4%
154 | 827 52ND ST 1 5 20%
155 | 656 53RD ST 0 14 0%
156 | 680 55TH ST 0 4 0%
157 | 648 57TH ST 0 5 0%
158 | 584 58TH ST 1 12 8%
159 | 533 59TH ST 0 9 0%
160 | 810 60TH ST 0 4 0%
161 | 837 60TH ST 0 4 0%
162 | 972 61ST ST 0 4 0%
163 | 368 62ND ST 0 5 0%
164 | 920 62ND ST 0 4 0%
165 | 1037 62ND ST 1 10 10%
166 | 1126 62ND ST 0 16 0%
168 | 594 63RD ST 0 4 0%
169 | 987 63RD ST 0 5 0%
170 ] 1039 63RD ST 0 5 0%
171 ] 570 16TH ST 4 75 5%
1721 620 17TH ST 2 77 3%
173 | 2001 MACARTHUR BLVD 0 30 0%
174 ] 1110 64TH AVE 2 100 2%
175 ] 945 84TH AVE 1 87 1%
201 | 6916 ARTHUR ST 1 6 17%
202 | 4531 BOND ST 0 6 0%
203 | 5944 BROMLEY AVE 0 4 0%
204 | 5945 BROMLEY AVE 0 4 0%
205 | 9615 E ST 0 5 0%
206 | 5730 ELIZABETH ST 1 20 5%
207 | 1061 ELMHURST AVE 0 5 0%
208 | 7107 FAVOR ST 1 4 25%
209 | 6921 FRESNO ST 0 5 0%
210 | 6121 HARMON AVE 0 3 0%




VII-A-I

Vacancy Rates by Public Housing Site at the Beginning
of the Fiscal Year on July 1, 2005

(as of 4/6/05)

SITE | ADDRESS VACANT TOTAL | VACANCY
UNITS UNITS RATE
211 | 6229 HAYES ST 0 6 0%
212 | 6130 HILTON ST 0 8 0%
213 | 7204 HOLLY ST 0 3 0%
214 | 7209 HOLLY ST 0 5 0%
215 | 1430 SEMINARY AVE 1 10 10%
217 | 1465 SEMINARY AVE 0 8 0%
218 | 1915 SEMINARY AVE 0 18 0%
219 | 2139 SEMINARY AVE 2 12 17%
221 | 10221 STANLEY AVE 0 6 0%
222 | 1737 E 15TH ST 0 6 0%
223 | 1921 E 15TH ST 0 7 0%
224 | 2919 E 16TH ST 1 12 8%
225 | 3012 E 16TH ST 0 5 0%
226 | 610 E 18TH ST 0 12 0%
227 | 1815 28TH AVE 0 11 0%
228 | 1500 38TH AVE 1 4 25%
229 | 1726 38TH AVE 0 6 0%
230 | 1853 38TH AVE 1 15 7%
231 | 1422 47TH AVE 0 7 0%
232 | 1424 50TH AVE 0 4 0%
233 | 1445 50TH AVE 0 6 0%
234 | 1458 52ND AVE 0 4 0%
235 | 1599 54TH AVE 0 4 0%
236 | 1723 62ND AVE 0 4 0%
237 | 3366 62ND AVE 0 6 0%
238 | 1449 73RD AVE 0 3 0%
240 | 2311 98TH AVE 0 8 0%
241 | 2315 98TH AVE 0 8 0%
301 | 906 MANDELA PKWY 9 390 2%
302 | 1657 10TH ST 6 154 4%
303 | 1263 65TH AVE 145 372 39%
304 | 3352 ARKANSAS ST 1 14 7%
307 | 1120 BELLA VISTA AVE 0 5 0%
308 | 9514 BIRCH ST 0 10 0%
311 | 6722 OLMSTEAD ST 178 178 100%
313 | 9703 CHERRY ST 0 4 0%
316 | 4908 CONGRESS AVE 0 4 0%
317 | 5009 CONGRESS AVE 0 3 0%
318 | 2468 COOLIDGE AVE 0 5 0%
319 | 4516 FAIRFAX AVE 0 4 0%
320 | 676 FAIRMOUNT AVE 0 6 0%




VII-A-I

Vacancy Rates by Public Housing Site at the Beginning
of the Fiscal Year on July 1, 2005

(as of 4/6/05)

SITE | ADDRESS VACANT TOTAL | VACANCY
UNITS UNITS RATE
321 | 1127 FOOTHILL BLVD 0 11 0%
322 | 3634 FOOTHILL BLVD 0 16 0%
323 | 3244 GALINDO ST 0 3 0%
324 | 2961 GEORGIA ST 1 4 25%
325 | 320 HADDON ROAD 0 4 0%
326 | 2126 HIGH ST 0 9 0%
327 | 9233 HILLSIDE ST 0 4 0%
328 | 7000 LACEY AVE 0 6 0%
331 | 3590 LINCOLN AVE 0 4 0%
332 | 3228 LOGAN ST 0 4 0%
333 | 3291 LYNDE ST 0 8 0%
336 | 1323 MACARTHUR BLVD 0 7 0%
337 | 5018 MELROSE AVE 1 4 25%
338 | 2202 MITCHELL ST 0 7 0%
339 | 7510 NEY AVE 0 10 0%
340 | 7636 NEY AVE 0 6 0%
343 | 2943 NICOL AVE 1 6 17%
344 | 421 OAKLAND AVE 0 8 0%
346 | 59 PEARL ST 0 12 0%
347 | 3532 PIERSON ST 0 5 0%
348 | 3102 PLEITNER AVE 0 4 0%
349 | 8021 PLYMOUTH ST 0 4 0%
350 | 9427 PLYMOUTH ST 0 4 0%
351 | 9746 PLYMOUTH ST 0 3 0%
352 | 3265 PRENTISS ST 0 4 0%
353 | 734 RAND AVE 0 5 0%
354 | 2451 RENWICK ST 0 4 0%
355 | 2995 SCHOOL ST 0 5 0%
356 | 6238 SEMINARY AVE 0 4 0%
357 | 9224 SUNNYSIDE ST 1 10 10%
358 | 9320 SUNNYSIDE ST 0 6 0%
359 | 9510 SUNNYSIDE ST 0 16 0%
361 | 9711 SUNNYSIDE ST 0 5 0%
362 | 4737 YGNACIO AVE 0 6 0%
363 | 5250 YGNACIO AVE 0 4 0%
364 | 2011 7TH AVE 0 6 0%
365 | 2529 9TH AVE 0 4 0%
366 | 1608 11TH AVE 2 20 10%
367 | 2021 11TH AVE 0 4 0%
368 | 2511 11TH AVE 0 4 0%
369 | 2607 12TH AVE 0 4 0%




VII-A-I

Vacancy Rates by Public Housing Site at the Beginning
of the Fiscal Year on July 1, 2005

(as of 4/6/05)

SITE

ADDRESS

VACANT
UNITS

TOTAL
UNITS

VACANCY
RATE

370

1128 E 15TH ST

0

7

0%
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1944 16TH AVE

0
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0%
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1227 E 17TH ST

o

©
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373

1236 E 17TH ST
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o

=
o

100%

374

2102 E 17TH ST

0%

375

2284 E 17TH ST

0%

376

3314 E 17TH ST

0%

377

3000 E 18TH ST

0%

378

1632 E 19TH ST

0%
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2246 E 19TH ST

0%

381

2247 E 19TH ST

0%
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2272 E 19TH ST
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383

1716 E 20TH ST
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2146 E 24TH ST
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2353 E 24TH ST
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2023 24TH AVE

17%
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2218 24TH AVE

0%
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1305 E 25TH ST
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407

2003 E 25TH ST
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2030 E 25TH ST
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2630 E 25TH ST
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2110 25TH AVE
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2032 E 26TH ST
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VII-A-I

Vacancy Rates by Public Housing Site at the Beginning
of the Fiscal Year on July 1, 2005

(as of 4/6/05)

SITE

ADDRESS

VACANT
UNITS

TOTAL
UNITS

VACANCY
RATE

412

2435 26TH AVE
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413

2474 26TH AVE
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414

2711 26TH AVE

0%

415

2402 E 27TH ST

0%

416

2155 E 28TH ST

(G20 Kool E-N N

0%

417

2170 E 28TH ST

0%

418

1324 E 32ND ST

0%
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1248 E 34TH ST

10%

420

2056 35TH AVE

0%

421

2558 35TH AVE

0%

422

2820 35TH AVE

0%

423

2115 38TH AVE

0%

424

2181 48TH AVE

0%

425

2228 48TH AVE

0%

426

3330 72ND AVE

0%

427

3350 72ND AVE
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0%

428

2509 77TH AVE

N
N

N
N
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430

1486 77TH AVE

0%

431

1644 81ST AVE

0%

432

1763 82ND AVE

0%

433

2349 83RD AVE

0%

434

1639 84TH AVE
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0%

436

2261 84TH AVE

[ERN
N

0%

437

1730 85TH AVE

0%

438

2329 85TH AVE

0%

439

2325 86TH AVE

0%

440

1711 88TH AVE

0%

441

1815 88TH AVE

0%

442

2416 88TH AVE

0%

443

1739 89TH AVE

0%

444

2238 90TH AVE

17%

446

1521 92ND AVE

0%

447

1733 92ND AVE

0%

448

2230 94TH AVE

50%

449

2425 94TH AVE

0%

450

1928 96TH AVE

0%

451

2308 96TH AVE

0%

452

3716 ALLENDALE AVE

0%

453

4068 ALLENDALE AVE

0%

454

4100 ALLENDALE AVE

0%

455

3302 BROOKDALE AVE
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VII-A-I

Vacancy Rates by Public Housing Site at the Beginning
of the Fiscal Year on July 1, 2005

(as of 4/6/05)

SITE | ADDRESS VACANT TOTAL | VACANCY
UNITS UNITS RATE
456 | 3500 BRUCE ST 0 8 0%
457 | 9008 CHERRY ST 0 4 0%
458 | 9024 CHERRY ST 0 3 0%
459 | 8330 BANCROFT AVE 0 8 0%
460 | 9232 BANCROFT AVE 1 9 11%
461 | 1900 COMMERCE WAY 0 5 0%
462 | 4903 CONGRESS AVE 0 3 0%
463 | 6656 LAIRD AVE 0 8 0%
464 | 6631 LAIRD AVE 0 6 0%
465 | 4005 LYON AVE 0 6 0%
466 | 4118 LYON AVE 1 8 13%
467 | 7908 NEY AVE 0 6 0%
468 | 7950 NEY AVE 0 10 0%
469 | 1088 WEST GRAND AVE 0 45 0%
470 | 1089 26TH STREET 0 38 0%
471 | Mandela E. Block 0 33 0%
472 | Mandela W. Block 0 13 0%
614 | 3311 VIOLA ST 0 1 0%
615 | 1715 67TH AVE 0 1 0%
616 | 6645 BRANN ST 0 1 0%
617 | 2282 83RD AVE 0 1 0%
618 | 2157 38TH AVE 0 1 0%
619 | 5378 WALNUT ST 0 1 0%
Sub Total 427 3308 13%
Units Unaval_lable and O.ff-l_'me for 355 3308 11%
Comprehensive Modernization
TOTAL VACANCIES 72 2953 2%




MTW Annual Plan Fiscal Year 2006 Page 44



Attachment A

Resident Advisory Board - Review and Comments on the Annual Plan
Wednesday, March 30, 2005

29 RAB Members in Attendance

Annual Plan

Subject Discussed

RAB Questions/Input

Review
Executive National political and financial | The RAB supported the
Director environment for public housing | Executive’s explanation and
Comments and Section 8 programs Vision under MTW.

Funding levels for 05 and 06
Delays in Federal funding
approval

The need to be flexible and
creative in the use of funding
as an MTW agency

Review of the
Budget
Director of Finance

Detailed description of the
funding cycles, the known and
anticipated funding cuts
Explanation of the merging of
the Operating Subsidy and the
Capital fund

Anticipation of receipt of the
one time Housing Choice
Voucher Reserve fund
allocation

Potential impact on resident
housing services

The RAB supported the
Authority’s MTW Financial plan.

The RAB asked several questions
that were discussed by staff
including:

What is the Local Fund
Investment?

On page 19-Local fund: How can
OHA loan money for projects
when there is a decrease in
funds?

What is capital equipment?

Does the Reserve payment have
to be repaid to HUD?

Can OHA sell properties?

Will we use reserves to make up
the deficit?

Can we collaborate with other
institutions such as banks?

Do we have partnerships with
developers that are building
properties we can buy into?

Capital Planning
Director of Facilities
Management

Summary of achievements with
site improvements including
major rehabs

Description of the 18 month
capital improvements plan for
large sites

The RAB supported the Capital
Improvements plan, with
comment that more dollars are
needed to improve additional
sites.




Attachment A
Resident Advisory Board - Review and Comments on the Annual Plan
Wednesday, March 30, 2005

Capital Planning | - Explanation of the physical Other questions addressed by
continued needs assessment staff:
Will the rehabbed properties
include new landscaping?
Will any of the current families
need to be relocated? How will
this be done?
When families move out of
capital funded rehabbed sites,
will they have first choice to
move back in?
Do we put aside dollars for
problem areas?
Is the work order call system
working?
Occupancy and - Description of process changes | The RAB supported the
Rent Policies to reduce housing manager Occupancy and rent policies
Director of Housing office hours to increase field under MTW.
Management time
Explanation of the rent - The RAB was asked if they would
simplification process support elderly and disabled re-
Explanation of the potential certifications to be amended to
simplification/changes to the every 3 years:
annual re-certification process | - The majority of the RAB
supported this potential change
Several RAB members asked that
the change ensure there be no
dramatic rent increases at the
3year exam for this population.
Changes in the - Summary provided on the The RAB supported the changes
Section 8 current project based made in the 2005/2006 MTW
Program assistance programs including | Annual Plan.
Director of Leased the HOPE VI efforts at Mandela
Housing - Update provided on the use of |- Several RAB members voiced
project based waiting lists concern regarding the impact of
Explanation of the changes in the subsidy standard changes
subsidy standards and who taking place this fiscal year.
this change would impact - Additional questions addressed
Summary was provided on by staff included:
detail effects of the federal - What is Mod Rehab?
budget shortfall on the Section | - Can you take vouchers anywhere
8 program and then return to Oakland?
An update of the Section 8 - If a person has 5 or 6 children,
Homeownership program was will you cut that family’s subsidy?
provided




Attachment A

Resident Advisory Board - Review and Comments on the Annual Plan
Wednesday, March 30, 2005

Planned
Development
Activities
Director of
Development

Update was provided on the
HOPE VI programs at Mandela
and Coliseum

Explanation was provided on
the leverage opportunities
afforded to the Authority under
HOPE VI

The RAB supported the planned
development activities under
the 05 06 MTW Annual Plan.

Additional questions addressed
by staff:

How do we teach residents to
approach congress to stop
budget cuts?

Are you creating new units, and
if so, how will you subsidize
them?

Parking is horrendous at senior
sites, are you building new
parking?

Public Comments

No public comments were
made at the RAB meeting.




MTW Annual Plan Fiscal Year 2006 Page 48



Attachment B
Public Meeting - Summary of Presentations and
Comments on the Annual Plan
Thursday, March 31, 2005

MEETING CONVENED AT 6:08 P.M.

Oakland Housing Authority staff in attendance:

Jon Gresley, Sharon H. Cossey, Rod Roche, Stephen Knight, Tim Jones, Joseph
Villarreal, Carol Duplessis, Phil Neville, David Lipsetz, Nicole Thompson, Marianne
Foster, Chanta Ourm, Rick Rubio, Patricia Ison.

Public members who signed the attendance sheet:
80 Section 8 participants
25 public housing residents
1 Bay Area Legal Aid staff

Translation was provided in Spanish, Khmer, Cantonese, Viethamese and Mandarin by
the following staff:

Rick Rubio OHA Employee

Jennie Ly Unity Council

Chris Shaw Unity Council

Agnes Mann Asian Mental Health Services

Chantha Oum OHA Employee
Debbie Chang OHA Employee

Summary:

Staff presented the purpose of the public meeting and the agenda format. Thirty (30)
copies of the Annual Plan were made available for review, all were acquired. Attendees
were asked to sign a form to request an additional copy.

Significant attention was made to ensure that translators had the opportunity to
thoroughly translate all of the information provided during the meeting.

Authority staff presented summaries of the minor changes to the policies and
procedures in the 2005 /2006 MTW Annual Plan. Questions were taken from the public
following each presenter’s comments.
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Comments from the Executive Director
The Executive Director welcomed and thanked everyone for attending the meeting. He
gave a brief overview of the MTW Annual Plan and changes to the Agency budget.

Request for Questions and Comments:
No comments offered by the public.

Capital Improvements

The Director of Facilities Management spoke about the achievements and goals in the
both the Facilities and Maintenance Divisions and how the department planned to
function with the budget cuts. He gave a breakdown of employees and the amount of
backlogged work orders that have not been completed, and the efforts to reconcile the
backlog despite the decrease in resources.

Request for questions and comments:
No comments offered by the public.

Budget
The Director of Finance spoke about the agency budget deficit and its potential impact

that could result in the reduction of services. He presented figures detailing the funding
allocation from HUD for the OHA fiscal year 2006 operating budget.

Request for questions and comments:
No comments offered by the public.

Leased Housing Program

The Director of Lease Housing spoke about the effect of funding reductions on the
Housing Choice subsidy program. A detailed explanation was provided regarding the
pending change in subsidy standards, including the “phased approach” for rolling the
change out to current participants. It was noted that about 2,000 of the 11,000 current
households would be directly impacted by this change.

Request for questions and comments:

Several questions were raised to clarify the subsidy standard change. Members of the
public who were section 8 participants used their personal household situations as
the basis for these questions. Staff responded to
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various inquiries, reiterating that Section 8 participations could receive individual
assistance by contacting their Housing Representative.

Copies of the letter of notice sent out to all households regarding the change in
Family Unit Size Calculations was distributed during the meeting.

Question: “Is the Section 8 program phasing out?”

Response: “No, not at this moment. The Federal government is currently changing the
way the program operates.

Question: “Will the public be provided an opportunity to review the final draft of the
MTW Annual Plan?”

Response: Yes. The revised draft will be available on the OHA web site by Friday, April
8th. Instructions for written responses will be included on the web site.

Occupancy and Rent Policies
The Director of Housing Management provided an overview of the potential
simplifications/changes in rent structure and the re-certification process.

Request for questions and comments:
No comments offered by the public.

Additional Questions:

“What is being done about all the burglaries in Lockwood Gardens?”
“Could someone change the lock in Harrison Tower unit 1207?"

Response:

The OHA Chief of Police and Resident and Communities Services staff telephone
numbers were provided for Section 8 clients/public housing residents with any
additional personal questions.

The Board of Commissioner meeting of April 13, 2005 was announced.

The MTW 2005 2006 Public Meeting was adjourned at 8:47 p.m.
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PURPOSE OF THE POLICY

(24 CFR 960.201)

The purpose of this Admissions and Continued Occupancy Policy is to
establish administrative guidelines consistent with HUD requirements
and local objectives. The Policy covers both admissions and continued
participation in the public housing program.

The Oakland Housing Authority (OHA) is responsible for complying with
all changes in HUD regulations pertaining to these programs. If such
changes conflict with this Policy, HUD regulations will have precedence.
The original Policy and any changes must be approved by the Board of
Commissioners of the OHA or the Executive Director and a copy
provided to HUD.
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OAKLAND HOUSING AUTHORITY
PUBLIC HOUSING
ADMISSIONS AND CONTINUED OCCUPANCY POLICY

1.0 EQUAL OPPORTUNITY

1.1 FAIR HOUSING

It is the policy of the Oakland Housing Authority (OHA) to fully comply
with all Federal, State and local nondiscrimination laws; the American with
Disabilities Act; and the U.S. Department of Housing and Urban
Development regulations governing Fair Housing and Equal Opportunity.
The citations, for ease of reference are contained in Appendix 9 of this
document.

This Authority shall not discriminate with respect to age, handicap,
disability, race, color, creed, gender, familial status, national or ethnic
origin, in the acceptance of applications, in the leasing of rental housing or
related facilities (including land) or in the provision of housing assistance
for any project or projects under its jurisdiction (covered by an Annual
Contributions Contract under the United States housing Act of 1937), or in
the use or occupancy thereof.

To further its commitment to full compliance with applicable Civil Rights
laws, the Housing authority will provide federal/state/local information to
participants regarding “discrimination” and any recourse available to them
if they are victims of discrimination. Such information will be made
available during the family briefing session at the time of admission.

In accordance with Section 504 of the Rehabilitation Act of 1973, as
amended, no other wise qualified individual with handicaps shall, solely by
reason of his/her handicap, be excluded from the participation in, be
denied the benefit of, or be subjected to discrimination under any program
or activity of the Oakland Housing Authority. The Housing Authority will
take appropriate measures to ensure that the individual with handicaps
shall have equal access to available services, programs, and activities
offered. Such appropriate measures include, but are not limited to:

1. provision of telecommunication devices for the deaf;
2. provision of sign language interpreters, as requested;



3. provision of readers and amanuenses, as requested;
4. utilization of barrier-free meeting places;
5. provision of a discrimination complaint procedure.

No person shall be excluded from participation in or be denied the benefits of,
or otherwise subjected to discrimination as defined by applicable laws.

Accordingly, OHA will assist any family that believes they have suffered illegal
discrimination by providing them copies of the appropriate housing
discrimination forms. The Authority will also assist families in completing the
forms, if requested. The address of the nearest Department of Housing and
Urban Development (HUD) office of Fair Housing and Equal opportunity will also
be provided as well as the State Department of Fair Employment and Housing.

1.2 REASONABLE ACCOMMODATION

The Authority will reasonably accommodate special needs of individuals with
disabilities. An individual with a disability is defined in Section 223 of the Social
Security Act or in Section 102(7) of the Development Disability Services and
Facility Construction Amendments of 1970.

The OHA will pay for the approved modification costs, if necessary. However, if
another party agrees to pay for the modifications, OHA will assist in securing
those resources.

Any request for an accommodation that would cause a tenant to materially
violate essential lease terms will not be approved, i.e., allowing nonpayment of
rent, destruction of property, disturbing the peaceful enjoyment of others, etc.

OHA will not permit these policies to be subverted to do personal or political
favors and will not offer units in an order different from that prescribed by this
policy, since doing so violates the policy, Federal law, and the civil rights of the
other families on the waiting list (24 CFR 906.204(a)(3)(ii) j).

1. Facilities and programs used by residents must be accessible to a person
in a wheelchair. Application and management offices, hearing rooms,
community centers, day care centers, laundry facilities, craft and game
rooms and so on must be usable by residents with a full range of
disabilities. If none of these facilities are already accessible (and located
on accessible routes), some must be made so, subject to the undue
financial and administrative burden test (24 CFR 8.20 and 8.21).

2. Documents used by applicants and tenants will be made available in
formats accessible for those with vision or hearing impairments (24 CFR



8.6). Equally important, the documents will be written simply and clearly
to enable applicants with learning or cognitive disabilities to understand
as much as possible. Unless prohibited by local law, documents may be
translated into languages other than English as needed.

Some aspects of eligibility, rent computation, applicant screening,
reasonable accommodations, and lease compliance are complicated, but
OHA will present examples to help applicants and residents understand
the issues involved. In writing materials for applicants and tenants, OHA
staff will keep in mind that mental retardation, learning disabilities and
cognitive disabilities may affect the applicant’s ability to read or
understand- so rules and benefits may have to be explained verbally,
perhaps more than once (24 CFR 8.6).

At the point of initial contact with all applicants, OHA staff will ask
whether they need some form of communication other than plain
language paperwork. Alternative forms of communication might include:
sign language interpretation, having materials explained orally by staff,
either in person or by phone; large type materials; information on tape,
having someone (friend, relative or advocate) accompany the applicant to
receive, interpret and explain housing materials; permitting applicants to
file applications by mail; and permitting alternative sites for application
taking (24 CFR 8.6).

Some applicants will not be able to read (or to read English), so intake
staff must be prepared to read and explain anything that they would
normally hand to an applicant to be read or filled out. Applicants who
read or understand little English may furnish an interpreter who can
explain what is going on. OHA is not required to pay the costs associated
with having a foreign language interpreter (as they are for a sign
language interpreter for the hearing impaired because the Fair Housing
law makes no such requirement (24 CFR 8.6).

At a minimum, OHA will prepare the following information in plain-
language accessible formats:

= Marketing, promotional and information materials

= Information about the application process

= How rents and utility allowances are determined

= All form letters and notices to applicants and residents

= General statement about reasonable accommodation

= Orientation materials for new tenants

= The lease and house rules, if any

= Guidance or instructions about care of the housing unit

= Information about opening, updating or closing the waiting list



= All information related to applicant’s rights (to informal hearings, etc.)

1.3 SERVICES FOR NON-ENGLISH SPEAKING APPLICANTS
AND PARTICIPANTS

The Oakland Housing Authority will make every effort to have bilingual
staff, or access to people who speak languages other than English, to
assist non-English speaking families.

1.4 OUTREACH

OHA is committed to providing safe and decent housing to all eligible individuals
and families. Community outreach, during the open application period, is a
means of ensuring unrestricted participation.

In order for eligible families to be aware of the various public housing programs
and availability, the Authority will publish advertisements in newspapers of
general circulation, ethnic and gender focused publications, and other
appropriate resources.

Further, OHA will distribute fact sheets to the broadcasting media and initiate
personal contacts with news media.

The status of housing availability may be shared with other community service
providers to inform them of eligibility requirements and guidelines so that
proper referrals to the Authority will be made.

Marketing and informational materials will be subject to the following:

(a) Marketing materials will comply with Fair Housing Act requirements
on wording, logo, size of type, etc. (24 CFR 109.30(a);

(b) Marketing will describe the housing units, application process,
waiting list and preference structure accurately;

(c) Marketing will use clear and easy to understand terms and will use
more than strictly English-language print media;

(d) Agencies that serve and advocate for potentially qualified applicants
least likely to apply (e.g. the disabled) will be contacted to ensure
that accessible/adaptable units are offered to applicants who need
their features;



(e) Marketing materials will make clear who is eligible: low income
individuals and families; working and non-working people; and
people with both physical and mental disabilities; and

()  OHA will be clear about its responsibility to provide reasonable
accommodations to people with disabilities.

1.5 RIGHT TO PRIVACY

All adult members of both applicant and tenant households are required to sign
HUD form 9886, Authorization for Release of Information and Privacy Act
Notice. This notice states how family information will be released and includes
the Federal Privacy Act Statement. Any request for applicant or tenant
information will not be released unless there is a signed release of information
request from the applicant or tenant.

1.6 INFORMATION AVAILABLE FOR REVIEW
In each of its offices, the Oakland Housing Authority will post in a conspicuous
place and at a height easily read by all persons including persons with mobility

disabilities, or have available for review, the following information:

Information Available for Review:

A. Statement of Policies and Procedures governing Admission and
Continued Occupancy;
B. A listing of all the developments by name, address, number of

units, units designed with special accommodations, address of all
project offices, office hours, telephone numbers, TDD numbers, and
Resident Facilities and operation hours;

Excess Utility Charges;

Utility Allowance Schedule;

Current Schedule of Routine Maintenance Charges;

Flat Rents for all Dwelling Units;

Dwelling Lease; and

Grievance Procedure.

IOMmMOO

Information That Will Be Posted:

A. A list of the information available for review and instructions on how
the information can be accessed. (All information will be available
on-site)

B. Notice of the status of the waiting list (opened or closed);



Income Limits for Admission;

Fair Housing Poster;

Equal Opportunity in Employment Poster; and
Any current Oakland Housing Authority Notices.

nmoo

2.0 ELIGIBILITY FOR ADMISSION

2.1 APPLICATIONS

Applications are taken to compile a waiting list. Due to the demand for housing
in the Oakland Housing Authority’s jurisdiction, the Oakland Housing Authority
will only accept applications when the waiting list is nearing the end.

Families wishing to apply for the Public Housing program will be required to
complete an application for housing assistance.

Completed applications will be accepted for all applicants and the Oakland
Housing Authority will verify the information.

Persons with disabilities who require a reasonable accommodation in
completing an application may call the Oakland Housing Authority to make
special arrangement. A Telecommunication Device for the Deaf (TDD) is
available. The TDD telephone number is (510) 832-0633.

The Oakland Housing Authority will notify the family in writing of the date and
time of placement (and if applicable their lottery number), on the waiting list.

The second phase in the determination of eligibility, is the verification of
eligibility information. The Oakland Housing Authority will validate all
preferences, eligibility, suitability and selection factors based on materials
collected within sixty (60) days of admission to determine the family’s eligibility
for entrance into the Public Housing Program.

The applicant may at any time report changes in their applicant status including
changes in family composition, income, or preference factors. The Oakland
Housing Authority will update their place on the waiting list.

2.2 PROCESSING APPLICATIONS FOR ADMISSION

1. OHA will accept and process applications in accordance with applicable
HUD Regulations and OHA’s Procedure on Taking Applications and Initial
Processing. OHA will work on the assumption that the facts certified to by



the applicant in the preliminary application are correct, although all those
facts will be subject to verification later in the application process.

2. Interviews and Verification Process

As applicants approach the top of the waiting list, they will be contacted and
requested to come to the OHA Eligibility Office for an interview to complete their
applicant file. Applicants who fail to attend their scheduled interview or who
cannot be contacted to schedule an interview will have their applications
withdrawn, subject to reasonable accommodations for people with disabilities.

(a) The following items will be verified according to OHA’s Procedure on
Verification, to determine qualification for admission to OHA’s
housing:

(M Family composition and type (Elderly/Disabled/Near
Elderly/Non-Elderly)

(i) Annual Income

(iii) Assets and Asset Income

(iv) Deductions from Income

(v) Preferences

(vi) Social Security Numbers of all Family Members Age 6+

(vii) Income Used In Applicant Screening

(viii) Citizenship or Eligible Immigration Status of All Family
Members

(b) Third party written verification is the preferred form of
documentation to substantiate applicant or resident claims. When
it is not possible to obtain third party written verification, OHA may
also use (1) phone verifications with the results recorded in the file,
dated, and signed by OHA staff, (2) review of documents, and, if no
other form of verification is available, (3) applicant certification.
Applicants must cooperate fully in obtaining or providing the
necessary verifications.

(c) Verification of eligible immigration status shall be carried out
pursuant to 24 CFR Sec. 5.5. Citizens are permitted to certify to
their status.

3. Applicants reporting zero income will be asked to complete a family

expense form. The form will ask applicants to document how much they
spend on food, transportation, health care, child care, debts, household
items, etc. and what source of income is for these expenses. The form is
designed to capture regular cash and non-cash contributions to the family
from persons outside the household. (If a “zero income” is admitted, re-
determinations of income will be performed every 60 days. See Section
3. C, Periodic Reexaminations, of this policy.)



4. OHA’s records with respect to applications for admission to any low-
income housing assisted under the United States housing Act of 1937, as
amended, shall indicate the date and time of receipt; for each application;
the applicant’s race and ethnicity, the determination by OHA as to
eligibility or ineligibility of the applicant; when eligible, the unit size(s) for
which eligible, the preference, if any; and the date, location,
identification, and circumstances of each vacancy offered and accepted or
rejected. 24 CFR Sec. 85.42

2.3 ELIGIBILITY REQUIREMENTS

It is OHA'’s policy to admit only qualified applicants. The term “qualified” refers
to applicants who are eligible and able to meet the applicant selection
standards. This term is taken from the 504 regs: 24 CFR 8.3. Definition of
qualified individuals with handicaps. Eligibility is a term having specific
meaning under the Housing Act of 1937.

There are five eligibility requirements for admission to public housing:

(1) qualifies as a Family;

(2) has an income within the income limits;

(3) meets citizenship/eligible immigrant criteria;

(4) provides documentation of Social Security numbers (24 CFR
5.216); and

(5) signs consent authorization documents.

In addition to eligibility criteria, families must also meet the Oakland Housing
Authority screening criteria.

2.4 ELIGIBILITY CRITERIA

A. Family Status.

1. “Family” means: (24 CFR Sec. 5 and 960)

(1) one or more adult persons with a child or children,
including an emancipated minor as defined in Section
7002 of the California Civil Code; or

(2) two or more adult persons sharing residency whose
income and resources are available to meet the family’s
needs and who are either related by blood, marriage or
operation of law, or have evidenced a stable family
relationship. This includes multi-generational and other
family compositions; or



(3) asingle person 62 years of age or over; or

(4) asingle disabled person; or

(5) the remaining member of a tenant family; or

(6) single persons who otherwise are eligible; or

(7) any person who is pregnant or is in the process of
securing legal custody of any individual who has not
attained the age of 18 years.

There may also be considered as part of a family other persons who will live
regularly as part of the family group (including members of the family
temporarily absent, for example students or members of the military) and
whose income and resources are available for use in meeting the living
expenses of the group. Lodgers may not be included in the family. The
definition of “Family” does not exclude a person living alone during the
temporary absence of a family member who will later live regularly as a part of
the family, including:

a. Children temporarily absent from the home due to placement
in foster care are considered family members.

b. 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 limits.

2. An elderly family means: (24 CFR Sec. 5.403)

a. A family whose head, spouse, or sole member is a person
who is at lest 62 years of age;

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

c. 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 (42 USC 143.7a(b)(3) means:

a. 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;

b. Two or more persons, who are at least 50 years of age but
below the age of 62 living together; or



c. One 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.

A disabled family means: (24 CFR Sec. 5.403)

a. A family whose head, spouse, or sole member is a person
with disabilities;

b. Two or more persons with disabilities living together; or

c. One or more persons with disabilities living with one or more
live-in aides.

B. Income Eligibility (24 CFR 5.609)

1.

The applicant’s household income must not exceed the
income limits of occupancy at the time of admission. (See
Appendix 1 for income limits.)

A family may not be admitted to the public housing program
from another assisted housing program (e.g., tenant-based
Section 8) or from a public housing program operated by
another housing authority without meeting the income
requirements of the Oakland Housing Authority.

If the Oakland Housing Authority acquires a property for
federal public housing purposes, the families living there must
be eligible for public housing in order to remain as public
housing tenants.

Income limit restrictions do not apply to families transferring
within the Public Housing Program.

C. Citizenship/Eligibility Status

1.

To be eligible each member of the family must be a citizen,
national, or a non-citizen who has eligible immigration status
under one of the categories set forth in Section 214 of the
Housing and Community Development Act of 1980 (see 42
U.S.C. 1436a(a)).

Family Eligibility for Assistance



A family shall not be eligible for assistance unless every
member of the family residing in the unit is determined to
have eligible status, with the exceptions noted below.

= Despite the ineligibility of one or more family members, a
mixed family may be eligible for one of three types of
assistance. (See Section 7.6 for calculating rents under
the non-citizen rule).

= A family without any eligible members and receiving
assistance on June 19, 1955, may be eligible for temporary
deferral of termination of assistance.

D. Employee Applicants/Clients

An employee of the Authority or a relative of an OHA employee who
is also a client is entitled to the same rights and shall be expected
to satisfy the same requirements as any other client with similar
status.

Employee relative is defined as the employee’s mother or father,
stepmother or stepfather, sister or brother (including half-brother
or half-sister or stepbrother or stepsister), spouse, child (including
adopted and stepchild), grandparents (including step
grandparents), mother-in-law and father-in-law.

No employee shall handle matters related to his/her own case or to
the case(s) of member(s) of his/her family.

In order to ensure that the Authority is made aware each time an
employee or relative of an employee applies for housing, each
applicant shall be required to declare whether he/she is an OHA
employee or is related to an OHA employee. This declaration shall
be made on a form prescribed by the Chief of Eligibility.

Anytime action is taken or a decision is made which affects the
client status of an OHA employee or a relative of an OHA employee
in any way, all related paperwork must be received and signed by
the Department Director before the action or decision becomes
effective.

Each initial determination of eligibility and each selection to a
program of an OHA employee or a relative of an OHA employee
shall be forwarded to the Executive Director for review and final
approval. A certification of the Department Director shall



accompany the file to the Executive Director/Deputy Executive
Director stating that all determinations and actions taken have been
reviewed by the Department Director and are in accordance with all
applicable policies and procedures.

2.5 SUITABILITY

A.

Applicant families will be evaluated to determine whether, based on
their recent behavior, such behavior could reasonably be expected
to result in noncompliance with the public housing lease. The
Oakland Housing Authority looks at past conduct as an indicator of
future conduct. Emphasis will be placed on whether a family’s
admission could reasonably be expected to have a detrimental
effect on the development, environment, other tenants, Oakland
Housing Authority employees, or other people residing in the
immediate vicinity of the property. Otherwise, eligible families will
be denied admission if they fail to meet the suitability criteria.

The Oakland Housing Authority will consider objective and
reasonable aspects of the family’s background, including the
following:

(1) History of meeting financial obligations, especially rent (24
CFR 960.205(b(i);

(2) Ability to maintain (or with assistance would have the ability
to maintain) their housing in a decent and safe condition
based on living or housekeeping habits and whether such
habits could adversely affect the , safety, or welfare of other
tenants (24 CFR 8.2);

(3) History of criminal activity by any household member
involving crimes of physical violence against persons or
property and any other criminal activity including controlled
substance-related criminal activity that would adversely affect
the health, safety, or well being of other tenants or staff or
cause damage to the property ( 24 CFR 960.205 (b)(3) and
The Anti-Drug Act of 1988);

(4) History of disturbing neighbors or destruction of property
(24CFR 960.205 (b)(D);

(5) Having committed fraud in connection with any Federal
housing assistance program, including the intentional



misrepresentation of information related to their housing
application or benefits derived there from;

(6) History of abusing alcohol in a way that may interfere with
the health and safety of other residents; (24 CFR 960);

(7) Successful completion of OHA required orientation.

C. The Oakland Housing Authority will ask applicants to provide
information demonstrating their ability to comply with the essential
elements of the lease. The Oakland Housing authority will evaluate
the information provided. The information requested may include,
but may not be limited to, the following:

(1) A credit check of the head, spouse and co-head;
(2) A rental history check of all adult family members;

(3) A criminal background check of all adult household members,
including live-in aides to identify applicants who have been
convicted of:

= aviolent felony; or
= a controlled substance or alcohol-related offense

This check will be made through State or Local law
enforcement or court records in those cases where the
household member has lived in the local jurisdiction for the
last three years. Where the individual has lived outside the
local area, the Oakland Housing Authority may contact law
enforcement agencies where the individual lived or request a
check through the FBI's National Crime Information Center
(NCIC);

(4) A home visit. The home visit provides the opportunity for the
family to demonstrate their ability to maintain their home in a
safe and sanitary condition; and

(5) A check of the State’s lifetime sex offender registration
program for each adult household member. No individual
registered with this program will be admitted to public
housing.

2.6 GROUNDS FOR DENIAL



The Oakland Housing authority, after considering mitigating circumstances,
reserves the right to deny assistance to applicants who:

A.

Do not meet any one or more of the eligibility criteria (24CFR 5.403) (24
CFR 5.603) (24 CFR 5.5);

Do not supply information or documentation required by the application
process;

Have failed to respond to a written request for information or a request to
declare their continued interest in the program;

Have a history of not meeting financial obligations, especially rent (24
CFR 960.205 (b)(1)

Do not have the ability to maintain (with assistance) their housing in a
decent and safe condition where such habits could adversely affect the
heath, safety, or welfare of other tenants (24 CFR 8.2);

Have a history of criminal activity by any household member involving
crimes of physical violence against persons or property and any other
criminal activity including controlled substance-related criminal activity
that would adversely affect the health, safety, or well being of other
tenants or staff or cause damage to the property (24 CFR 960.205(b)(3)
and (The Anti-Drug Act of 1988);

Have a history of disturbing neighbors or destruction of property (24 CFR
960.205(b)(2);

Currently owes rent or other amounts to any housing authority in
connection with their public housing or Section 8 programs (24CFR
960.205(b);

Have committed fraud, bribery or any other corruption in connection with
any Federal housing assistance program, including the intentional
misrepresentation of information related to their housing application or
benefits derived there from;

Were evicted from assisted housing within three years of the projected
date of admission because of drug-related criminal activity involving the
personal use or possession for personal use (24 CFR 960.205);



K. Were evicted from housing as a result of poor housekeeping. The “home
visit” considers cleanliness and care of rooms, appliances, and
accessories. The “home visit” may also consider any evidence of criminal
activity; and

L. Are illegally using a controlled substance or are abusing alcohol in away
that may interfere with the health, safety, or right to peaceful enjoyment
of the premises by other residents. The Oakland Housing Authority may
waive this requirement if (24 CFR 960):

(1) The person demonstrates to the Oakland Housing Authority’s
satisfaction that the person is no longer engaging in drug-related
criminal activity or abuse of alcohol;

(2) Has successfully completed a supervised drug or alcohol
rehabilitation program;

(3) Has otherwise been rehabilitated successfully; or

(4) Is participating in a supervised drug or alcohol rehabilitation
program.

M. Have engaged in or threatened abusive or violent behavior towards any
Oakland Housing Authority staff or residents;

N. Have a household member who has been evicted from public housing;

O. Have a family household member who has been terminated under the
certificate or voucher program;

P. Denied for Life: If any family member has been convicted of
manufacturing or producing methamphetamine (speed) in a public
housing development or in a Section 8 assisted property;

Q. Denied for Life: Has a lifetime registration under a State sex offender
registration program.

2.7 NOTIFICATION OF NEGATIVE ACTIONS

If the Oakland Housing Authority determines that an applicant does not meet
the criteria for receiving public housing assistance, the Oakland Housing
Authority will provide the applicant with a written notice of the determination.
The notice must contain a brief statement of the reason(s) for the decision and



state that the applicant may request an informal review of the decision within 10
business days of the denial. The notice sent by the Oakland Housing Authority
will describe how to obtain the informal review (24 CFR 950.207(a).

Applicants known to have a disability that are determined eligible but fail to
meet the Applicant Selection Criteria, will be offered an opportunity for a second
meeting to have their cases examined to determine whether mitigating
circumstances, or reasonable accommodations will make it possible for them to
be housed in accordance with the Screening Procedures.

2.8 INFORMAL REVIEW

The informal review may be conducted by any person designated by the
Oakland Housing Authority, other than a person who made or approved the
decision under review or subordinate of this person. The applicant must be
given the opportunity to present written or oral objections to the Oakland
Housing Authority’s decision. The Oakland Housing Authority must notify the
applicant of the final decision within 14 calendar days after the informal review,
including a brief statement of the reasons for the final decision (24 CFR
950.207(a)).

2.9 OCCUPANCY GUIDELINES

1. Units shall be occupied by families of the appropriate size. This policy
maintains the usefulness of the units, while preserving them from both
excessive wear and tear and under-utilization. It is also fully compliant

with HUD rules related to Occupancy Standards.

Minimum and Maximum Number-of-Persons-Per Unit Standard

Number of Bedrooms Min.Persons/Unit Max. Persons/Unit
(Largest Size) (Smallest Size)
0 BR 1 1
1 BR 1 2
2 BR 2 4
3 BR 3 6
4 BR 4 8
5 BR 5 10

The following principles govern the size of unit for which a family will qualify.
Generally, two people are expected to share each bedroom, except that units
will be so assigned that:



(a) The maximum occupancy standards will not be exceeded. This may
cause different generations and genders to share a bedroom.

(b) Exceptions to the largest permissible unit size may be made in case
of
reasonable accommodations for a person with disabilities.

(c) In determining bedroom size, the Oakland Housing Authority will
include the presence of children to be born to a pregnant woman,
children who are in the process of being adopted, children whose
custody is being obtained, children who are temporarily away at
school, or children who are temporarily in foster-care.

(d) A single head of household parent shall not be required to share a
bedroom with his/her child, although they may do so at the request
of the family.

(e) Alive-in attendant may be assigned a bedroom. Single elderly or
disabled residents with live-in attendants will be assigned one or
two bedroom units.

The Local Housing Code of two persons per bedroom will be used as the
standard for the smallest unit a family may be offered. Individual
housing units with very small or very large bedrooms or other specific
situations that inhibit or encourage lower or higher levels of occupancy
may be permitted to establish lower or higher occupancy levels. The OHA
must make the case that such occupancy levels will not have the effect of
discriminating on the basis of familial status.

The largest unit size that a family may be offered would provide no more
than one bedroom per family member, taking into account family size and
composition.

When a family applies for housing, and each year when the waiting list is
updated, some families will qualify for more than one unit size. Both at
application and at update, the applicant family must choose the waiting
sublist corresponding to one of the unit sizes for which they qualify.
Factors that might affect the family’s decision could include cultural
standards, length of time the family would have to wait for smaller vs.
larger units, and the age, relationship and gender of family members.
Based on the family’s choice, they will be placed on the appropriate
waiting sublist by unit size.



The family decides which size unit they wish to be listed for
(corresponding to the smallest, largest or a unit in between, for which

they qualify).

2.10 CHOICE OF A UNIT

The Housing Authority will determine the number of offers, from one to three,
an applicant will receive depending upon the number of available vacant units.
If an applicant rejects two offers of housing, at different locations, their
application shall be removed. They shall be given written notification that their
application has been removed and the reason for its removal.

2.11 APPLICANTS WITH OWING BALANCES

A former conventional public housing resident who applies owing an
outstanding Conventional/Section 8 balance that is four or less years,
consisting of rent and/or miscellaneous charges, will not be selected for housing
until that balance is paid, according to contractual arrangements between the
applicant and the authority.

Eligible families who apply for Conventional/Section 8 housing with an
outstanding balance of more than four years will be notified of the prior debt
without interruption to their application process and will be encouraged to pay
this owing balance.

3.0 MANAGING THE WAITING LIST

3.1 OPENING AND CLOSING THE WAITING LIST

Opening and closing of the waiting list will be announced with a public notice
stating when applications for public housing will be accepted and when the
waiting list will be closed. The public notice will state where, when, and how to
apply. The notice and waiting list, information will be published in a local
newspaper of general circulation, distributed to community and faith-based
organizations and made available on the OHA’s general information line. The
public notice will state who may apply.

The notice will include the Fair Housing logo and slogan and will be in
compliance with Fair Housing requirements.

Decisions about closing the waiting list will be based on the number of
applications available for a particular size and type of unit, the number of



applicants who qualify for a preference, and the ability of OHA to house an
applicant in an appropriate unit within a reasonable period of time (between
twelve and eighteen months). A decision to close the waiting lists, restricting
intake, or opening the waiting lists will be publicly announced.

During the period when the waiting list is closed, OHA will not maintain a list of
individuals who wish to be notified when the waiting list is re-opened.

3.2 ORGANIZATION OF THE WAITING LIST

The waiting list will be maintained in accordance with the following
guidelines:

A. The Oakland Housing Authority will maintain a community-wide
waiting list, and up to 8 site-based waiting lists for HOPE VI
Developments and selected newly modernized sites. Families may be
on more than one list simultaneously.

Interested persons may apply for admission to public housing for all
PHA-managed sites at 1619 Harrison St.

Interested persons may apply for admission to public housing for all
non PHA-managed sites at the management offices of those
developments.

B. The application will be a permanent file;

C. All applications will be maintained in order of bedroom size, preference,
and then in order of date, time of application, or lottery number.

3.3 PURGING THE WAITING LIST

The Oakland Housing Authority will update and purge its waiting list every
two years to ensure that the pool of applicants reasonably represents the
interested families for whom the Oakland Housing Authority has current
information, i.e. applicant’s address, family composition, income category,
and preferences.

3.4 REMOVAL OF APPLICANTS FROM THE WAITING LIST

The Oakland Housing Authority will not remove an applicant’s name from
the waiting list unless:



A. The applicant requests in writing that the name be removed;

B. The applicant fails to respond to a written request for information or
a request to declare their continued interest in the program; or

C. The applicant does not meet either the eligibility or suitability
criteria for the program.

Any applicant whose name is being removed from the waiting list will be
notified by the Oakland Housing Authority, in writing, that they have ten (10)
calendar days from the date of the written correspondence to present
mitigating circumstances or request an informal review. The letter will also
indicate that their name will, be removed from the waiting list if they fail to
respond within the timeframe specified. The Oakland Housing Authority’s
system of removing applicant names from the waiting list will not violate the
rights of persons with disabilities. If an applicant claims that their failure to
respond to a request for information or updates was caused by a disability, the
Oakland Housing Authority will verify that there is in fact a disability and the
disability caused the failure to respond, and provide a reasonable
accommodation. An example of a reasonable accommodation would be to
reinstate the applicant on the waiting list based on the date and time of the
original application, or by their lottery number.

Applicants who do not respond within the timeframe specified due to
circumstances beyond their control (i.e., hospitalization or because they were
temporarily away from home) will have their circumstances for not responding
considered on a case -by -case basis. If the applicant can provide sufficient
proof that they are living at the address where the notice was sent but were
unable to respond due to a medical condition or because they were temporarily
out of the area, OHA staff will take into consideration their circumstances and
restore their name and place on the waiting list if such action is justified.

4.0 TENANT SELECTION AND ASSIGNMENT

4.1 SELECTION FROM THE WAITING LIST/SPECIAL
ADMISSIONS

The Oakland Housing Authority shall follow the statutory requirement that
at least 40% of newly admitted families in any fiscal year be families
whose annual income is at or below 30% of the area median income.



If there are not enough eligible families on the waiting list the Authority
will conduct outreach on a non-discriminatory basis to attract eligible
families to reach the statutory requirement.

The Housing Authority may admit an applicant for participation in the
program either as a special admission or as a waiting list admission.

If HUD awards funding that is targeted for families with specific

characteristics or families living in specific units, the Oakland Housing
Authority will use the assistance for those families.

4.2 PREFERENCES

The Oakland Housing Authority will select families from the waiting list
based on the following preferences:

(1) A Veterans Preference (as required by state law);
(2) A Residency Preference (for persons living or working in Oakland);

(3) A Non-subsidized Preference (for persons not receiving project or
tenant based Section 8 or Public Housing);

(4) A preference for the Elderly/Disabled over other singles; and

Applicants to the public housing conventional program, within the above
preferences, will be sorted into two categories. The categories are:

Category 1 — Self Sufficient — At least fifty percent of household income from
gainful employment or minimum of twenty hours of work per week, or
participation in job training or educational programs and those who are elderly
or disabled; and

Category 2 — Non Self-Sufficient

(5) A date and time, or lottery number if a number of applications are
received at the same time, preference (tiebreaker when all else is
equal).

For applicants to the public housing conventional program, within the
above preferences, the list will be sorted into two categories. The
categories are:



Category 1 Working: At least 50% of household income from
gainful employment or a minimum of 20 hours
of work per week or engaged, and in good
standing, in an approved CalWORKS activity and
those who are elderly and disabled;

Cateqgory 2 Not working

Fifty-percent of the applicants will be pulled from each of the two
categories.

Buildings Designed for the Elderly and Disabled: Preferences will be given
to elderly and disabled families. If there are no elderly or disabled families on
the list, preference will then be given to near-elderly families. If there are no
near-elderly families on the waiting list, units will be offered to families who
qualify for the appropriate bedroom size using these priorities. All such families
will be selected from the waiting list using the preferences as outlined above.

Buildings Designated as Senior-Only Housing: The Oakland Housing
Authority has designated 5 developments as senior-only. (See Appendix 2 for a
list of senior-only sites). In filling vacancies in these developments, first
priority will be given to elderly families. If there are no elderly families on the
list, the next priority will be given to the near-elderly. Using these priorities,
families will be selected from the waiting list using the preferences as outlined
above.

Accessible Units: Accessible units will be first offered to families who may
benefit from the accessible features. Applicants for these units will be selected
utilizing the same preference system as outlined above. If there are no
applicants who would benefit from the accessible features, the units will be
offered to other applicants in the order that their names come to the top of the
waiting list. Such applicants, however, must sign a release form stating they
will accept a transfer (at their own expense) if, at a future time, a family
requiring an accessible feature applies. Any family required to transfer will be
given a 30-day notice.

4.3 ASSIGNMENT OF BEDROOM SIZES

The following guidelines will determine each family’s unit size without
overcrowding or over-housing:

| Number of Bedrooms \ Number of \ Persons




Minimum Maximum
0 1 1
1 1 1
2 2 4
3 3 6
4 4 8
5 5 10

These standards are based on the assumption that each bedroom wiill
accommodate no more than two (2) persons.

In determining bedroom size, the Oakland Housing Authority will include the
presence of children to be born to a pregnant woman, children who are in the
process of being adopted, children whose custody is being obtained, children
who are temporarily away at school, or children who are temporarily in foster-
care.

In addition, the following considerations may be taken in determining bedroom
size:

A. Children of the same sex will share a bedroom. Note: Two children
of opposite sex are not required to share a bedroom although they
may do so at the request of the family.

B. Persons of different generations, persons of the opposite sex (other
than spouses) and unrelated adults will not be required to share a
bedroom.

C. Foster- adults and/or foster-children will not be required to share a

bedroom with family members.
D. Live-in aides will get a separate bedroom.
Exceptions to normal bedroom size standards include the following:

A. Units larger than assigned through the above guidelines — A family
may request a larger unit size than the guidelines allow. The
Oakland housing Authority will allow the larger size unit if the family
provides a verified medical need that the family needs to be housed
in a larger unit.

B. If there are no families on the waiting list for a larger size, smaller
families may be housed if they sign a release form stating they will




transfer (at the family’s own expense) to the appropriate size unit
when an eligible family needing the larger unit applies. The family
transferring will be given a 30-day notice before being required to
move.

C. Larger units may be offered in order to improve the marketing of a
development suffering a high vacancy rate.

4.4 DECONCENTRATION POLICY AND INCENTIVES

The Oakland Housing Authority has 3 general occupancy (family) public
housing developments covered by the deconcentration rule. None of
these covered developments have average incomes above or below 85%
to 115% of the average incomes of all such developments. The Oakland
Housing Authority will analyze developments on a regular basis according
to the deconcentration rule.

4.5 OFFER OF A UNIT

When the Oakland Housing Authority discovers that a unit in a
development is available, we will contact the first family on the waiting list
who has the highest priority for this type of unit. The family will be
offered the opportunity to view the unit. After the opportunity to view the
unit, the family will accept or reject the unit. The OHA’s policies on
“Choice of Unit” for new applicants is outlined in Section 2.10 and for
tenants requiring a transfer in Section 10.6

4.6 REJECTION OF UNIT

If the family rejects with good cause any unit offered, they will not lose
their place on the waiting list. Good cause includes reasons related to
health, proximity to work, school, and childcare (for those working or
going to school).

4.7 ACCEPTANCE OF UNIT

Prior to signing the lease all families (head of household) and other adult
family members will be required to attend the Lease and Occupancy
Orientation when they are initially accepted for occupancy. The family will
not be housed if they have not attended the orientation. Applicants who
provide prior notice of an inability to attend the orientation will be
rescheduled. Failure of an applicant to attend the orientation, without
good cause, may result in the cancellation of the occupancy process.



The head of household and co-applicant will be required to execute the
lease prior to admission. The family will pay a security deposit at the time
of lease signing. The security deposit is $250.00. The family has a choice
of paying the entire security deposit at the time the lease is signed; or
they can choose to pay $50.00 upon signing the lease. The remaining
$200 will be paid over the next ten months at $20 per month.

In the event there are costs attributable to the family for bringing the first
unit into condition for re-renting, the family shall be billed for these
charges.

5.0 DETERMINATION OF FAMILY INCOME

“Total Family Income” is “Annual Income” as defined by Federal Regulations
(See 5.609-611 QHWRA) which are attached hereto as Appendix 3.

“Adjusted Income” is “Annual Income” less allowances as defined by Federal
Regulations, which are attached hereto as Appendix 4.

5.1 INCOME AND ASSETS

To determine annual income the OHA counts the income of all family
members. Once the annual income is determined, the OHA subtracts all
allowable deductions as allowances to determine the TTP (Total Tenant
payment).

All sources of income must be verified in writing by the individuals’
representatives, or from organizations providing such income. In addition,
the applicant or participant will be required to sign a Consent for Release
of Information form to be used in obtaining verifications of any and all
sources of income and assets, (including wage or benefit information from
the California Employment Department).

Following are examples of income sources:

=  Written statements from employers, the Social Security Administration,
pension administrators, TANF, General Assistance, Unemployment
benefits, social Security Disability, State Disability, Workers’
Compensation, severance payments, insurance payments, alimony,
child support and regular contributions from family members not
residing within the household may be used to verify an
applicant’s/tenant’s income.



= All regular pay, special pay, and allowances of a member of the Armed
Forces (whether or not living in the dwelling) who is head of the family
or spouse, or who is considered a member of the family is counted
toward determination of eligibility and continued occupancy. Excluded
from such consideration is special pay to a family member of the Armed
Forces who is exposed to hostile fire.

= For self-employed applicants, the provision of income tax records or a
summarized book of accounts reflecting the gross and net income from
a business or profession must be provided by the applicant. For this
purpose, expenditures for business expansion or amortization of capital
indebtedness and an allowance for the depreciation of capital assets
shall not be deducted to determine the net income. Such applicants
shall also be required to sign the Consent for Release of Information
form.

= Determination of Income shall reflect the gross and not the adjusted
income after deductions for taxes, Social Security, pension
contributions, etc. In addition, wages shall include tips, overtime pay,
bonuses, commissions, etc.

= Documentation shall also be required from the applicant’s bank, fund
manager, real estate manager, of all assets, of the value thereof and
interest thereon, and of the dividends, or other net income derived
from such capital indebtedness and an allowance for depreciation of
capital assets shall not be deducted to determine the net income from
real or personal property.

= TANF Income. If the amount of welfare is reduced due to an act of
fraud by a family member or because of any family member’s failure to
comply with requirements to participate in an economic self-sufficiency
program or work activity, the amount of rent required to be paid by the
family will not be decreased. In such cases the amount of income
attributable to the family will include what the family would have
received had they complied with the welfare requirements and/or had
not committed an act of fraud.

If the amount of the welfare assistance is reduced as a result of a lifetime

time limit, the reduced amount is the amount that shall be counted as
income.

5.2 INCOME EXCLUSIONS



Annual income does not include casual or sporadic gifts, amounts
specifically for or in reimbursement of the cost of medical expenses, or
lump sum additions to family assets such as inheritances, insurance
payments, or settlements for personal or property losses.

Annual income does not include payments received for the care of
foster children or foster adults.

Annual income does not include modest amounts (not exceeding $200
per month) received by a resident as a stipend for performing a service
to the OHA on a part-time basis that enhances the quality of life in the
development. No resident may receive more than one such stipend
during the same period of time.

Annual income does not include amounts received by a participant in
other public assistance programs that are specifically for
reimbursement of out-of-pocket expenses incurred solely to allow
participation in a specific program (e.g., special equipment, clothing,
transportation, child care, etc.).

Annual income does not include the income of a live- in aide.

Annual income does not include special pay to a family member serving
the Armed Forces who is exposed to hostile fire.

Annual income does not include the full amount of student financial
assistance paid directly to the student or the educational institution.

Annual Income does not include incremental earnings and benefits from
participation in a state or local employment-training program.

Amounts excluded by the provision must be received under
employment training programs with clearly defined goals and
objectives and are excluded only during participation in the program.

For family members who enrolled in certain training programs prior to
10/1/99, the earnings and benefits resulting from the participation in
employment training and supportive services programs. Such
employment training and supportive service programs which are funded
by the Federal, State or local government; are operated or
administered by a public agency; and have the objective to assist
participants in acquiring employment skKills.

Income received from these programs are excluded only for the period
during which the family member participates in a program described in
this section, plus 18 months from the date the family member begins



the first job acquired after completion of such program. If the family
member is terminated from employment with good cause, the exclusion
period shall end.

Earnings and benefits means the incremental earnings and benefits
resulting from a qualifying employment training program or subsequent
job.

The incremental earnings due to employment during the 12-month
period following date of hire shall be excluded. This exclusion will not
apply for any family who concurrently is eligible for exclusions stated
above. Additionally, this exclusion is only available to:

= Families whose income increases as a result of employment of a
family member who was previously unemployed for one or more
years; or

= Families whose income increases during the participation of a family
member in any family self-sufficiency program; or

= Families who are or were, within 6 months, assisted under a State
TANF program.

5.3 DEDUCTIONS FROM INCOME

HUD has six allowable deductions from Annual Income:

Dependent Allowance: $480 for each family member (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.

Elderly/Disabled Allowance: $400 per family for families whose
head or spouse is 62 or over or disabled.

For families with an elderly, disabled, or persons with disabilities head
of household or spouse, there shall be a deduction of any unreimbursed
medical expenses exceeding 3% of the tenant’s or applicant’s gross
annual income.

For families, there shall be a deduction for reasonable child care
expenses (other than reimbursed expenses) for children under the age
of 13 when such care is necessary to enable the parent(s) to attend
school full-time, full-time vocational training or employment.
Reasonable expenses are those that do not exceed average child care
expenses as determined by the OHA’S survey of local child care costs.



= Any earned income of minors in the family under the age of 18.

Deductions, as mentioned above, from the gross Annual income shall
result in an Adjusted Annual Income. Such adjusted annual Income shall
be calculated on a monthly basis and the 30% factor applied, which shall
result in the monthly TTP. In instances where a tenant is required to pay
for utilities (gas, electric, water, garbage or sewer), an adjustment shall
be made in the TTP in accordance with the utility allowance schedule.
The resulting figure shall be called the Tenant Rent.

6.0 VERIFICATION

The Oakland Housing Authority will verify information related to waiting list
preferences, eligibility, admission, and level of benefits prior to admission.
Periodically during occupancy, items related to eligibility and rent determination
shall also be reviewed and verified. Income, assets, and expenses will be
verified, as well as disability status, need for a live-in aide and other reasonable
accommodations; full time student status of family members 18 years of age
and older; Social Security numbers; and citizenship/eligible non-citizen status.
Age and relationship will only be verified in those instances where needed to
make a determination of level of assistance.

6.1 ACCEPTABLE VERIFICATION

Age, relationship, U.S. citizenship, and Social Security numbers will
generally be verified with documentation provided by the family. For
citizenship, the appropriate documentation will be required.

Other information will be verified by third party verification. This type of
verification includes written documentation. This verification may also be
direct contact with the source, in person or by telephone. It may also be a
report generated by a request from the Oakland Housing Authority or
automatically by another government agency, i.e., the Social Security
Administration. Verification forms and reports received will be retained in
the applicant/tenant file. Oral third party documentation will include the
same information as if the documentation had been written, i.e., name,
date of contact, amount received, etc.



When third party verification cannot be obtained, the Oakland Housing
Authority will accept notarized documentation received from the
applicant/tenant.

6.2 VERIFICATION OF CITIZENSHIP OR ELIGIBLE
NONCITIZEN STATUS

The Oakland Housing Authority will check the citizenship/eligible
noncitizen status of each family member regardless of age.

Prior to being admitted, or at the first re-examination, all citizens and
nationals will be required to sign a declaration under penalty of perjury.
They will be required to show proof of their status by such means as birth
certificate, military ID or military DD 214 forms.

Prior to being admitted, or at the first re-examination, all eligible
noncitizens must sign a declaration of their status and a verification
consent form and provide their original INS documentation. The Oakland
Housing authority will make a copy of the individual’s INS documentation
and place the copy in the file. The Oakland Housing Authority will also
verify their status through the INS SAVE system. If the INS SAVE system
cannot confirm eligibility, the Oakland Housing Authority will mail
information to the INS so a manual check can be made of INS records.

If no family member is determined to be eligible under this Section, the
family’s admission will be denied.

The family’s assistance will not be denied, delayed, reduced or terminated
because of a delay in the process of determining eligible status under this
Section, except to the extent that the delay is caused by the family.

A family admitted to public housing may request that the Oakland Housing
Authority provide for an Informal Hearing after the family has notification
of an INS decision on their citizenship status on appeal, or in lieu of a
request of an appeal to the INS. This request must be made by the
participant family within 30 days of receipt of the Notice of Denial or
Termination of Assistance, or within 30 days of receipt of the INS appeal
decision.

For the participant families, the Informal Hearing process in Section 2.8
above will be utilized with the exception that the participant family will
have up to 30 days upon receipt of the Notice of Denial or Termination of
Assistance, or of the INS appeal decision.



6.3 VERIFICATION OF SOCIAL SECURITY NUMBERS

Prior to admission, each family member who has a Social Security Number
and who is at least six years of age must provide verification of his or her
Social Security Number. New family members at least six years of age
must provide this verification prior to being added to the lease. Heads of
household must provide this verification for the children at the first regular
re-examination after turning six.

The best verification of the Social Security Number is the original Social
Security card. If the card is not available, the Oakland Housing Authority
will accept letters from Social Security that establish and state the
number. Documentation from other governmental agencies will be
accepted that establish and state the number. Driver’s license, military
ID, passports, or other official documents that establish and state the
number are also acceptable.

If an individual states that they do not have a Social Security Number,
they will be required to sign a statement to that effect. The Oakland
Housing Authority will not require an individual who does not have a Social
Security Number to obtain a Social Security Number.

If a member of an applicant family indicates that they have a Social
Security Number, but cannot readily verify it, the family cannot be
assisted until verification is provided.

If a member of a tenant family indicates that they have a Social Security
Number, but they cannot readily verify it, they shall be asked to certify to
this fact and will be given up to 60 days to provide the verification. If the
individual is at least 62 years of age, they will be given 120 days to
provide the verification. If the individual fails to provide the verification
within the time allowed, the family will be denied assistance or will have
their assistance terminated.

6.4 TIMING OF VERIFICATION

Verification information must be dated within ninety (90) days of
certification or re-examination. If the verification is older than this, the
source will be contacted and asked to provide information regarding any
changes.



When an interim re-examination is conducted, the Housing Authority will
verify and update those elements reported to have changed.

6.5 FREQUENCY OF OBTAINING VERIFICATION

For each family member, citizenship/eligible noncitizen status will be
verified only once. This verification will be obtained prior to admission. If
the status of any family member was not determined prior to admission,
verification of their status will be obtained at the next regular re-
examination. Prior to a new member joining the family, their
citizenship/eligible noncitizen status will be verified.

For each family member age 6 and above, verification of the Social
Security Number will be obtained only once. This verification will be
accomplished prior to admission. When a family member who did not
have a Social Security Number at admission receives a Social Security
Number, that number will be verified at the next regular re-examination.
Likewise, when a child turns six, their verification will be obtained at the
next regular re-examination.

7.0 DETERMINATION OF TOTAL TENANT PAYMENT
AND
TENANT RENT

7.1 FAMILY CHOICE

At admission and each year in preparation for their annual re-examination,
each family is given the choice of having their rent determined under the
formula method or having their rent set at the flat rent amount.

A. Families who opt for the flat rent will be required to go through the
income re-examination process every three years, rather than
annually.

B. Families who opt for the flat rent may request to have a re-

examination and return to the formula- based method no more than
two times a year, unless they experience a financial hardship.
Families can change their rent payment method for any of the
following reasons:

(1) The family’s income has decreased.



(2) The family’s circumstances have changed increasing their
expenses for child care, medical care, etc.

(3) Other circumstances creating a hardship on the family such
that the formula method would be more financially feasible
for the family.

C. Families who opt for the formula method who, due to an increase in
income, find themselves paying more than the flat rent for the unit
they occupy can switch rent calculation methods.

7.2 FORMULA METHOD

The total tenant payment is 30% of the household’s adjusted monthly
income.

The family will pay the greater of the total tenant payment or the
minimum rent of $25.00. If 30% of the household’s adjusted monthly
income is greater than the flat rent for the unit they occupy the family has
the option to request that their rent calculation method be switched from
the formula method to the flat rent system. It is the responsibility of the
household to request a change in their family’s rent calculation method.
However, at the time of the annual re-examinations families will be
reminded of their ability to choose between an income-based rent or a flat
rent.

In the case of a family who has qualified for the “limit to rent increase”
referenced in Appendix 5, upon the expiration of the 12-month period, an
additional rent benefit accrues to the family. If the family member
continues to be employed, for the 12-month period following the 12-
month period of disallowance, the rent increases will be capped at 50
percent of the rent increase the family would have otherwise received.

7.3 SELF-SUFFICIENCY INCENTIVES

The OHA will not increase the annual income of an eligible family as a
result of increased income due to employment during the 12-month period
beginning on the date which the employment is commenced in accordance
with federal regulations (See Appendix 5).

7.4 ESCROW PROGRAMS



Families who qualify for the “self-sufficiency incentive” described in
Section 7.3 (See also Appendix 5) may participate in an escrow program
(Individual Savings Account Program) and have their rent increased as if
no limit existed. However, rather than the extra money going to pay the
rent, the funds would go into an escrow account for the family on the
same basis as if the limit had existed. The Oakland Housing authority will
place the funds in an interest bearing account and will credit the family
with the interest income. The Authority will provide the family with a
report on the status of the account at least annually. Any balance in a
family’s individual savings account when the family moves out is the
property of the family unless the family is not in compliance with the
lease.

Escrow account money can only be withdrawn for:

= Purchasing a home;

= Paying education costs of family members;

= Moving out of public or assisted housing; or

= Paying any other expense authorized by the Housing Authority for the
purpose of promoting the resident’s economic self-sufficiency.

7.5 MINIMUM RENT

The Oakland Housing Authority will maintain the minimum rent of $25 for
both the Public Housing and Section 8 Programs. In accordance with
Federal law, five exceptions to the minimum rent will be utilized for
financial hardship (Sec. 507 QHWRA).

A. A hardship exists in the following circumstances:

(1) The family has lost eligibility for or is awaiting an eligibility
determination for a Federal, State or local assistance
program, including a family that includes a member who is an
alien lawfully admitted for permanent residence under the
Immigration and Naturalization Act who would be entitled to
public benefits but for Title IV of the Personal Responsibility
and Work Reconciliation Act of 1996;

(2) The family would be evicted as a result of the imposition of
the minimum rent;

(3) The income of the family has decreased because of changed
circumstance, including loss of employment;

(4) A death in the family has occurred; and



(5) Other situations as may be determined by the agency.

B. No hardship. If the Housing Authority determines there is no
qualifying hardship, the minimum rent will be reinstated, including
requiring back payment of minimum rent for the time of
suspension.

C. End of hardship. Housing Managers will monitor those families
paying no rent on a monthly basis to verify if the hardship situation
has subsided.

D. Appeals. The family may use the grievance procedure to appeal
the Housing Authority’s determination regarding the hardship. No
escrow deposit will be required in order to access the grievance
procedure.

7.6 FLAT RENT

The flat rent is based on the value of the unit and designed so that it does
not discourage families working toward economic self-sufficiency. A flat
rent is not based upon income nor does the flat rent change due to
changes in the tenant’s income. Each tenant may decide annually whether
to pay the flat rent or an income-based rent.

Setting Flat Rents

In response to market trends, the Oakland Housing Authority reviews all
of its public housing sites and conducts an analysis of over 6,000
subsidized rentals throughout the City of Oakland to complete a study
upon which to base a revised flat rent schedule.

The flat rent schedule will be periodically reviewed and adjusted
accordingly based on market trends.

The original intent of the flat rent revision process was to revise the
current flat rent schedule, in compliance with federal requirements, while
giving consideration to the location and condition of the units.

However, with the exception of the Montclair and Rockridge areas, where
rents are inordinately higher, there were no substantial variations of rent
rates throughout the rest of the City of Oakland. There were few public
housing units located in these areas. Therefore, the Montclair and
Rockridge areas were excluded from the market analysis, and the original



intent to establish different rent rates for separate locations could not be
substantiated due to the limited variation in rent rates throughout the
remaining areas of the City.

Additionally, the study was structured to support a flat rent based on the
condition of the unit in comparison to like units in the private market.
Even though less than 1 percent of the Authority’s housing stock are
single-family dwellings, a separate comparative analysis to private market
single-family dwellings was conducted.

In compliance with federal requirements, the highest flat rents we could
established for public housing units in the best condition is 100 % of the
market average for units of similar age size and condition. Flat rents for
OHA units of lesser quality would be based on a percentage of the market
average creating a tiered system of flat rents.

Basing the flat rent on a percentage of market rents would allow for the
agency’s ongoing modernization efforts. When mod work is completed on
what once was a non-modernized site, the flat rents could be increased
from one tier to the next.

The subsequent results of this study substantiate the need to revise the
current flat rent schedule for all bedroom sizes.

As part of this study, all public housing sites were rated relevant to the
following criteria:

Condition of the unit

Condition of the neighborhood

Proximity to school & public transportation
Curb appeal

Amenities

* & & o o

They were then given an overall rating of Excellent, Good, Fair or Poor. A
majority of the Authority’s public housing units received ratings at ends of
the spectrum. They were either modernized and received a rating of
Excellent or not modernized and received a rating of poor. There were
very few sites in between.

In addition to rating all public housing sites, more than 6,000 Section 8
contract rents for apartments, and single-family dwellings of all bedroom
sizes were analyzed.



It should be noted that before a Section 8 contract rent is approved, a
rent reasonableness test is conducted. This test involves comparing the
requested rent for a pending Section 8 rental to three unassisted rental
units in the immediate vicinity of like size and condition. If the requested
rent is determined reasonable, it is approved.

The Section 8 rents included in the market analysis represent rental units
located in all areas of the City of Oakland absent the Montclair and
Rockridge areas. As previously stated the Section 8 rentals in these areas
were excluded due to the extremely high rent rates and the limited
number of public housing units located in these areas.

Average rents were established for apartments and single-family
dwellings of all bedroom sizes. There was a noticeable difference in the
rent rates for all bedroom sizes between apartments and single-family
dwellings. Overall, the single-family dwellings received higher rents than
apartments of the same bedroom size. However the average margin did
not exceed 15 percent for any bedroom size. These figures are considered
to be a fair representation of the average market rents. The revised flat
rent schedule was based on these rates.

*Title 24 of the Code of Federal Regulations, part 960.253 (b) provides
that the flat rent is based on the market rent. The market rent is the rent
charged for comparable units in the private, unassisted rental market at
which the PHA could lease the public housing unit after preparation for
occupancy. In determining the flat rent, a PHA must consider:

¢ The location, quality, and the size, type and age of the unit; and
¢ Any amenities, housing services, maintenance, and utilities provided
by the PHA.

The PHA must use a reasonable method to determine flat rent and must
keep records that document this method. The PHA records must show
how the PHA determines flat rents in accordance with its method and
document flat rents offered to families.

The method used to establish the revised flat rent schedule complies with
these federal requirements.



Flat rents for all modernized and well-conditioned public housing sites,
both apartments and single-family, will be set at 100 percent of the
market average for apartments.

Flat rents for non-modernized apartments will be set at 80 percent of the
market average.

Modernized and well-conditioned sites, both apartments and single-family

dwellings, will be set at 100 percent of the market average. The schedule
of flat rents is located in Appendix 7.

7.7 RENT FOR FAMILIES UNDER THE NONCITIZEN RULE

A mixed family will receive full continuation of assistance if all of the
following conditions are met:

A. The family was receiving assistance on June 19, 1995;

B. The family was granted continuation of assistance before November
29, 1996;

C. The family’s head or spouse has eligible immigration status; and

D. The family does not include any person who does not have eligible
status other than the head of household, the spouse of the head of
household, any parent of the head or spouse, or any child (under
the age of 18) of the head or spouse.

If a mixed family qualifies for prorated assistance but decided not to accept it,
or if the family has no eligible members, the family may be eligible for
temporary deferral of termination of assistance to permit the family additional
time for the orderly transition of some or all of its members to locate other
affordable housing. Under this provision, the family receives full assistance. If
assistance is granted under this provision prior to November 29, 1996, it may
last not longer than three (3) years. If granted after that date, the maximum
period of time for assistance under the provision is eighteen (18) months. The
Oakland Housing Authority will grant each family a period of six (6) months to
find suitable affordable housing. If the family cannot find suitable affordable
housing, the Oakland Housing Authority will provide additional search periods
up to the maximum time allowable.



Suitable housing means housing that is not substandard and is of appropriate
size for the family. Affordable housing means that it can be rented for an
amount not exceeding the amount the family pays for rent, plus utilities, plus
25%.

The family’s assistance is prorated in the following manner:

A. Determine the 95™ percentile of gross rents (tenant rent plus utility
allowance) for the Oakland Housing Authority. The 95™ percentile
is called the maximum rent.

B. Subtract the family’s total tenant payment from the maximum rent.
The resulting number is called the maximum subsidy.

C. Divide the maximum subsidy by the number of family members and
multiply the result times the number of eligible family members.
This yields the prorated subsidy.

D. Subtract the prorated subsidy from the maximum rent to find the
prorated total tenant payment. From this amount subtract the full
utility allowance to obtain the prorated tenant rent.

7.8 UTILITY ALLOWANCE

The Oakland Housing Authority has a utility allowance for all check-
metered utilities and for all tenant-paid utilities. The allowance will be
based on a reasonable consumption of utilities by an energy-conservative
household of modest circumstances consistent with the requirements of a
safe, sanitary, and healthful environment. In setting the allowance, the
Oakland Housing Authority will review the actual consumption of tenant
families as well as changes made or anticipated due to modernization
(weatherization efforts, installation of energy-efficient appliances, etc.).
Allowances will be evaluated at least annually as well as any time utility
rate changes by 10% or more since the last revision of the allowances
(See Appendix 8 for current schedule of allowance for tenant purchased
utilities).

The utility allowance will be subtracted from the family’s formula and flat
rent amount in order to determine the amount of the tenant’s rent. The
tenant rent is the amount the family owes each month to the Oakland
Housing Authority. Any utility cost above the allowance is the
responsibility of the tenant. Any savings resulting from utility costs below
the amount of the allowance belongs to the tenant.



For Oakland Housing Authority paid utilities, the Oakland Housing
Authority will monitor the utility consumption of each household. Any
consumption in excess of the allowance established by the Oakland
Housing Authority will be billed to the tenant monthly.

Utility allowance revisions based on rate changes shall be effective
retroactively to the first day of the month following the month in which the
last rate change took place. Revisions based on changes in consumption
or other reasons shall become effective at each family’s next annual re-
examination.

Families with high utility costs are encouraged to contact the Oakland
Housing Authority for an energy analysis. The analysis may identify
problems with the dwelling unit that once corrected will reduce energy
costs. The analysis can also assist the family in identifying ways they can
reduce their costs.

7.9 RENT PAYMENT

Rent and other charges are due and payable on the first day of the month.
All rents should be paid through the Union Bank system. Reasonable
accommodations for this requirement will be made for persons with
disabilities.

If the rent is not paid by the seventh of the month, a “14-day Notice to
Vacate” will be issued to the tenant.

INSPECTIONS

The Oakland Housing Authority will inspect all units to ensure that they meet
federal and local Housing Quality Standards (HQS). Units will be inspected at
least annually, and at other times as needed, to determine if the units meet
HQS (Sec. 530 QHWRA).

The Oakland Housing Authority performs the following types of inspections.

8.1 MOVE-IN INSPECTIONS

The Oakland Housing Authority and an adult member of the family will
inspect the unit prior to signing the lease. Both parties will sign a written



statement of the condition of the unit. A copy of the signed inspection
will be given to the family and the original will be placed in the tenant file.

8.2 ANNUAL INSPECTIONS

The Oakland Housing Authority will inspect each public housing unit
annually to ensure that each unit meets HQS. Work orders will be
submitted and completed to correct any deficiencies (Sec. 530 QHWRA).
Tenants are given a 60-day notice prior to the date of inspection.

8.3 NOTICE OF INSPECTION

For inspections defined as preventative maintenance inspections, special
inspections, and housekeeping inspections the Oakland Housing Authority
will give the tenant at least forty-eight hours written notice.

If a resident is not home when the inspector arrives, the OHA will enter
the resident’s unit with the inspector. If the resident’s unit is entered,
the OHA will leave a notice informing the resident of the time, date, and
reason that their unit had been inspected.

8.4 PREVENTATIVE MAINTENANCE INSPECTIONS

This inspection is intended to keep items in good repair. It checks
weatherization; the condition of the smoke detectors, water heaters,
furnaces, automatic thermostats and water temperatures; checks for
leaks; and provides an opportunity to change furnace filters and provide
other minor servicing that extends the life and energy efficiency of the
unit and its equipment.

8.5 SPECIAL INSPECTIONS

A special inspection may be scheduled to enable HUD or others to inspect
a sample of the housing stock maintained by the Oakland Housing
Authority. Residents will get a 48-hour written notice before a special
inspection will occur.

8.6 HOUSEKEEPING INSPECTIONS

Generally, at the time of annual re-examination, or at other times as
necessary, the Oakland Housing Authority will conduct a housekeeping



inspection to ensure the family is maintaining the unit in a safe and
sanitary condition.

8.7 EMERGENCY INSPECTIONS

If any employee and/or agent of the Oakland Housing Authority have
reason to believe that an emergency exists within the housing unit, the
unit can be entered without notice. The person(s) that enters the unit
will leave a written notice to the resident that indicates the date and time
the unit was entered and the reason why it was necessary to enter the
unit.

8.8 PRE-MOVE-OUT INSPECTIONS

When a tenant gives notice that they intend to move, the Oakland
Housing Authority will offer to schedule a pre-move-out inspection with
the family. The inspection allows the Oakland Housing Authority to help
the family identify any problems which, if left uncorrected, could lead to
vacate charges. This inspection is a courtesy to the family and has been
found to be helpful both in reducing costs to the family and in enabling
the Oakland Housing Authority to ready units more quickly for the future
occupants.

8.9 MOVE-OUT INSPECTIONS

The Oakland Housing Authority conducts the move-out inspection after
the tenant vacates to assess the condition of the unit and determine
responsibility for any needed repairs. When possible, the tenant is
notified of the inspection and is encouraged to be present. This
inspection becomes the basis for claims that may be assessed against the
security deposit.

9.0 RECERTIFICATIONS

At least annually, the Oakland Housing authority will conduct a re-examination
of family income and circumstances except those paying flat rents, for whom
re-examinations of income will occur every three years (24 CFR Sec.
960.209(a). The results of the re-examination determines:

1) The rent the family will pay; and
2) Whether the family is housed in the correct unit size.



9.1 GENERAL

To assure that tenancy in HUD-aided housing units is restricted to
families meeting the eligibility requirements for continued occupancy, and
that such families are charged appropriate rents, the eligibility status and
the family income of each tenant is to be periodically re-examined and
redetermined. The re-examinations for all families (including elderly) are
to be conducted once every twelve (12) months, except the length of
time between re-examinations of income may be shortened to no less
than six (6) months or may be extended to not more than eighteen (18)
months, “for new move-ins, at the Oakland Housing Authority’s
discretion,” if necessary, to fit an established re-examination schedule.

The Oakland Housing Authority will send a notification letter to the family
letting them know that it is time for their annual re-examination, giving
them the option of selecting either the flat rent or formula method, and
scheduling an appointment if they are currently paying a formula rent. If
the family thinks they may want to switch from a flat rent to a formula
rent, they should request an appointment. At the appointment, the
family can make their final decision regarding which rent method they wiill
choose. The letter also includes, for those families paying the formula
method, forms for the family to complete in preparation for the interview.
The letter includes instructions permitting the family to reschedule the
interview if necessary. The letter tells families who may need to make
alternate arrangements due to a disability that they may contact staff to
request an accommodation of their needs.

9.2 FLAT RENTS

Each year prior to their anniversary date, Oakland Housing Authority will
send a re-examination letter to a family offering the choice between a flat
or formula rent. At the appointment, the Oakland Housing Authority may
assist the family in identifying the rent method that would be most
advantageous for the family. The Authority will estimate the family’s rent
using the standard calculation, and provide the flat rent schedule for the
family to use in comparing the two rents. If the family wishes to select
the flat rent method without meeting with the Oakland Housing Authority
representative, they may make the selection on the form and return the
form to the Oakland Housing Authority. In such case, the Oakland
Housing Authority will cancel the appointment.



Annual Recertification for Families who have Selected Flat Rent:

If the family selects a flat rent, the Authority is required to do the
following on an annual basis:

1.Verify family composition
2. Verify community service requirements
3. Annual Inspection

9.3 THE FORMULA METHOD

During the annual interview, the family will provide all information
regarding income, assets, expenses, and other information necessary to
determine the family’s share of rent. The family will sign the HUD
consent form and other forms that later will be mailed to the sources that
will verify the family circumstances.

Upon receipt of verification, the Oakland Housing Authority will determine
the family’s annual income and will calculate their rent.

9.4 INTERIM RE-EXAMINATIONS

No rent adjustments are to be effected between dates of periodic re-
examination or pre-scheduled re-examinations, except as provided in
sub-paragraphs “A” and “B” below.

In addition to submitting such information as may be required at the time
of periodic re-examination (or special re-examination) of eligibility and re-
determination of Family Income, tenants are required to report the
following defined changes in family circumstances:

A. Loss of lessee through death, divorce, or other continuing
circumstances, or addition to the household by any person
who (by marriage, remarriage, or otherwise) in accordance
with Authority policy should become the lessee. Failure to
report the occurrence of such changes within ten (10) days
will require a retroactive rent change when applicable.

B. Any tenant who reports a change in family circumstances
(such as a decrease in income) shall be given an interim
income re-examination and if, upon verification, it is
determined the existing Gross Rent exceeds the Gross Rent
payable on the current Family Income, in accordance with the



Schedule of Rents, an appropriate adjustment of rent shall be
effected. In the event rent is decreased in accordance with
this provision, the tenant must report all changes in family
circumstances such as an increase in income) which occurs
prior to the next regular re-examination and the Gross Rent
will be appropriately adjusted.

In order to add a household member other than through birth or
adoption (including a live-in aide), the family must request that the
new member be added to the lease. Before adding the new
member to the lease, the individual must complete an application
form stating their income, assets, and all other information required
of an applicant. The individual must provide their Social Security
Number if they have one and must verify their citizenship/eligible
immigrant status. Their housing will not be delayed due to delays
in verifying eligible immigrant status other than delays caused by
the family. The new family member will go through the screening
process similar to the process for applicants. The Oakland Housing
Authority will determine the eligibility of the individual before
adding them to the lease. If the individual is found to be ineligible
or does not pass the screening criteria, they will be advised in
writing and given the opportunity for an informal review. If they
are found to be eligible and do pass the screening criteria, their
name will be added to the lease. At the same time, if the family’s
rent is being determined under the formula method, the family’s
annual income will be recalculated taking into account the
circumstances of the new family member. The effective date of the
new rent will be in accordance with Section 9.6.

9.5 SPECIAL RE-EXAMINATIONS

If at the time of admissions or re-examination, a family is clearly of low
income, but it is not possible to make an estimate of Family Income for
the next 12-month period with any degree of accuracy because:

A. A tenant is unemployed and there are not anticipated
prospects of employment;

B. The conditions of employment and/or receipt of income are so
unstable as to invalidate usual and normal standards for
determination.



A special re-examination shall be scheduled for a specified time (either 30,60,
90, or 120 days, depending upon the staff member’s estimate of time required
for the family circumstances to stabilize.

If, at the time of such special re-examination, it is still not possible to make a
reasonable estimate of Family Income, special re-examinations shall continue
to be scheduled and conducted until such a reasonable estimate of Family
Income can be made for the next 12 months.

Families whose past employment has been sporadic or who are on welfare,
then work, then are employed, should be given special re-examinations. If
such as an income pattern is expected to continue, a reasonable 12-months
estimate of their income may be based upon past income and present rate of
income.

When it is not possible to estimate Family Income with any reasonable degree
of accuracy for the next 12 months and a special re-examination is scheduled,
the family’s rate of income, based on the income expected to be received by
the family from the date of the current determination to the date of the special
re-examination, is to be projected for a 12-month period for rent purposes even
though it is known that income in such amount or from such sources will not
continue for that period. Special re-examinations must be clearly set for a
definite time and controls established to assure compliance.

9.6 EFFECTIVE DATE OF RENT CHANGES DUE TO
INTERIM OR SPECIAL RE-EXAMINATIONS

Increases in rent are to be made effective the first of the second month
following that in which the change occurred (retroactively if necessary).

Decreases in rent are to be made effective first of the month following
that in which the change was reported (24 CFR Sec.966.4(c) and (0)).

No decreases or increase in rent will be made until all the facts have been
verified.

New Re-examination Date Following Income Disregard: When a family
begins participating in a job training program or working following a job
training program and their income is disregarded in accordance with HUD
requirements, the date for their next regular re-examination shall be
permanently adjusted to be 12 months following the date that the income
disregard began.



9.7 RE-EXAMINATION PROCEDURES

@)

(b)

©)

(d)

©

®

At the time of re-examination, all adult members of the
household will be required to sign an application for continued
occupancy and other forms required by HUD.

Employment, income, allowances, Social Security Numbers,
and such other data as is deemed necessary will be verified,
and all verified finds will be documented and filed in the
resident’s folder. A credit check will be run on each family at
recertification to help detect any unreported income, family
members not reported on the lease, etc. (24 CFR Sec.
960.206).

Verified information will be analyzed and a determination
made with respect to:

0] Eligibility of the resident as a family or as the
remaining member of a family;

(i) Unit size required for the family (using the
Occupancy Guidelines); and

(iii) Rent the family should pay.

Residents with a history of employment whose regular re-
examination takes place at a time that they are not employed
will have income anticipated based on their past and
anticipated employment. Residents with seasonal or part-
time employment of a cyclical nature will be asked for third
party documentation of the circumstances of their
employment including start and ending dates.

Income shall be computed in accordance with the definitions
and procedures set forth in Federal regulations and this policy
(24 CFR Sec 5).

Families failing to respond to the initial re-examination
appointment will be issued a final appointment within the
same month. Failure to respond to the final request will
result in the family being sent a notice of lease violation and
referred to the Housing Manager for failure to comply with the
terms and conditions of occupancy required by the lease.
Failure to comply will result in termination of the lease (24
CFR Sec. 966.4 (c)(2)).



9.8 ACTION FOLLOWING RE-EXAMINATION

@

(b)

If there is any change in rent or in family composition, the
lease will be amended, or a new lease will be executed, or a
Notice of Rent Adjustment will be issued. (24 CFR Sec. 966.4

(©)&(0)).

If any change in the unit size is required, the resident will be
placed on a transfer list in accordance with the transfer
criteria described above in this policy and moved to an
appropriate unit when one becomes available (24 CFR Sec.
966.4(c)(3)).

10.0 UNIT TRANSFERS

10.1 APPROVAL OF TRANSFER OF TENANTS

Transfer of a family from one OHA unit to another shall be approved when:

A.
B

The family is eligible for continued occupancy, and
The tenant family is in good standing and when at least one of the
following conditions exists:

)

2)

The Authority will transfer the affected family(s) to an
appropriate size unit, if available. The decision to continue to
offer housing to the family(s) transferred as a result of a fire
will be based on the investigation of the cause of the fire, by
an appropriate authority. The Authority will consider as part
of its decision to continue to offer housing such pertinent
facts as:

(a) Was the fire the result of negligence on the part of the
tenant family or guest, and

(b) Will the family assume responsibility for damages and
agree to make restitution to the Authority for the cost
of repairing such damages.

The unit is unsuitable to the tenant for medical reasons and
the Authority has units of appropriate size and suitability such
that a transfer may reasonably be expected to provide relief
for the medical needs of the tenant. The Authority may
certify that the resident’s medical condition is of such severity



that a transfer will provide long-standing and permanent
medical relief and specifically states how a transfer will affect
the medical condition of the resident. Transfers for medical
reasons will be considered if the resident’s medical condition
is considered to be of a permanent, chronic, or long-standing
nature.

(3) The unit size or accommodations are not appropriate for the
tenant family and either a larger, smaller or accessible unit is
required for the family in accordance with occupancy
standards.

(4) The Authority has need, at the discretion of the Executive
Director or his designee, to transfer the tenant family.

(5) The tenant agrees, in writing, to be responsible for the cost of
all repairs, beyond normal wear and tear, to the unit from
which the tenant is being transferred. The tenant will not be
charged for the cost of any repairs/replacements that are
clearly not the responsibility of the tenant.

10.2DOCUMENTATION

When the transfer is at the request of the family, the family may be
required to provide third party verification of the need for the transfer.

10.3 ESTABLISHEMENT OF TRANSFER WAITING LISTS

A transfer waiting list shall be maintained by the Authority. Such list shall
be updated each month as a result of the month’s Re-examination
process. Listed below is the order of priority from which transfer will be
made:

A. Transfers required because a dwelling unit is not habitable
(fires and other emergencies) shall be given first priority.

B. Priority medical (as approved by the Executive Director or
his/her designee).

C. Severely overcrowded and over-housed (defined as two
bedrooms too small or too large for the family) in accordance
with occupancy standards in Section 4. Between those
under-housed and over-housed, the Authority will use its



discretion in the order of transfers for best management of
the transfer process.

D. Other (includes one bedroom too large or small) in
accordance with occupancy standards in Section 4.

All transfers within the various priority groups shall be made based on the date
the transfer request was placed on the transfer list.

The above order of priority may be superseded if the authority determines that
other transfers must take place to facilitate modernization activities or other
rehabilitation activities. The relocation cost for moving to another unit,
including charges for utility connections, will be paid by the Authority.

The decision as to when a transfer shall take place is at the sole discretion of
the Authority and considerations such as the number of families on the
Authority’s waiting lists, total number of vacant units, fiscal impact, and the
Authority’s ability to continue to serve eligible residents of Oakland will be
evaluated.

10.4 COST OF THE FAMILY’S MOVE

The cost of the transfer generally will be borne by the family in the
following circumstances:

A. When the transfer is made at the request of the family or by
others on behalf of the family (i.e., by the police);

B. When the transfer is needed to move the family to an
appropriately sized unit, either larger or smaller;

C. When the transfer is necessitated because a family with
disabilities needs the accessible unit into which the
transferring family moved (the family without disabilities
signed a statement to this effect prior to accepting the
accessible unit); or

D. When the transfer is needed because action or inaction by the
family caused the unit to be unsafe or uninhabitable.

The cost of the transfer will be borne by the Oakland Housing Authority in the
following circumstances:



A. When the transfer is needed in order to carry out
rehabilitation activities;

B. When action or inaction by the Oakland Housing Authority has
caused the unit to be unsafe or inhabitable; or

C. When a resident is transferred to a unit that reasonably

accommodates their documented disability.

The responsibility for moving costs in other circumstances will be determined
on a case by case basis.

10.5

TRANSFER POLICY RIGHTS OF THE OAKLAND
HOUSING AUTHORITY

The provisions listed above are to be used as a guide to insure fair and
impartial means of assigning units for transfers. It is not intended that
this policy will create a property right or any other type of right for a
tenant to transfer or refuse to transfer.

10.6 CHOICE OF UNIT

A tenant approved for transfer may reject or refuse to promptly occupy
suitable units at two different locations, and still be entitled to the next
available suitable unit (except in the cases described below). If the
tenant approved for transfer rejects an offer for a justifiable reason as
stated in sub-paragraphs “A” and “B” below, he or she shall retain his or
her place on the eligible list and the offer shall not count as one of the
three to which the tenant approved for transfer is entitled.

A. If the tenant approved for transfer is willing to accept the unit
offered but is unable to move at the time of the offer and
presents to the satisfaction of the Authority, clear evidence of
his or her inability to move, the applicant or the tenant
approved for transfer shall retain his or her place on the
eligible list and be offered the next succeeding vacancy of the
appropriate size.

B. If a tenant approved for transfer presents to the satisfaction
of the Authority, clear evidence that acceptance of a given
offer of a suitable vacancy will result in undue hardship or



handicap not related to consideration of race, creed, color,
sex or national origin, such as inaccessibility to source of
employment, children’s day care and the like, the applicant or
the tenant approved for transfer shall retain his or her place
on the eligible list and be offered the next succeeding vacancy
of the appropriate size.

If a tenant approved for transfer rejects three offers of housing (not including
rejections for acceptable justification as outlined in “A” and “B” above) their
application shall be removed from the transfer waiting list. They shall be given
notification that their application has been removed and the reason for its
removal.

Tenants who are required to be transferred for the following reasons shall be
given one offer (not including rejection for acceptable justification as outlined in
“A” and “B” above).

= An emergency;

= Transfer to a unit that reasonably accommodates a family member’s
disability; and

= Because the family is grossly over-housed or under-housed.
Refusal to accept a transfer by any tenant who may be required to move in

compliance with occupancy standards contained in Section 4 or because their
dwelling unit is not habitable shall be grounds for termination of their lease.

11.0 COMMUNITY SERVICE REQUIREMENT

11.1 GENERAL
In order to be eligible for continued occupancy, in HOPE VI
developments, each adult family member, age 18 and older, must

either:

(1) Contribute eight hours per month of community service
(not including political activities); or

(2) Participate in an economic self-sufficiency program; or

(3) Perform eight hours per month of combined activities
unless they are exempt from this requirement.



11.2 EXEMPTIONS

The following adult family members of tenant families are exempt
from this requirement:

A. Family members who are 62 or older.

B. Family members who are blind or disabled as defined under
216(1)(1) or 1614 of the Social Security Act (42 U.S.C.
416(1)(1) and who certify that because of this disability they
are unable to comply with the community service
requirements.

C. Family members who are the primary care giver for someone
who is blind or disabled as set forth in paragraph B above.

D. Family members engaged in work activity.

E. Family members who are exempt from work activity under
Part A Title IV of the Social Security Act or under any other
State welfare program.

F. Family members receiving assistance, benefits or services
under a State program funded under Part A Title IV of the
Social Security Act or under any other State welfare program,
including welfare-to-work and who are in compliance with
that program.

11.3 NOTIFICATION OF THE REQUIREMENT

The Oakland Housing Authority shall identify, through the Authority’s
mainframe computer system, all adult family members who are apparently not
exempt from the community service requirement.

The Oakland Housing Authority shall notify by mail all such family members of
the community service requirement and of the categories of individuals who are
exempt from the requirement. The notification will provide the opportunity for
family members to claim and explain an exempt status. The Oakland Housing
Authority may verify such exemptions.

The notification will advise families that their community service obligation will
begin upon the effective date of their first annual re-examination on or after
July 1, 2001.




For families paying a flat rent, the obligation begins on the date their annual re-
examination would have been effective had an annual re-examination taken
place. The notification will also advise them that failure to comply with the
community service requirement will result in ineligibility for continued
occupancy at the time of any subsequent annual re-examination.

11.4

11.5

VOLUNTEER OPPORTUNITIES

Definitions: Community service includes performing work or duties
in the public benefit that serve to improve the quality of life and/or
enhance resident self-sufficiency, and/or increase the self-
responsibility of the resident within the community.

An economic self-sufficiency program is one that is designed to
encourage, assist, train or facilitate the economic independence of
participants and their families or to provide work for participants.
These programs may include programs for job training, work
placement, basic skills training, education, English proficiency, Work
fare, financial or household management, apprenticeship, and any
program necessary to ready a participant to work (such as a
substance abuse or mental health treatment).

Positions: The Oakland Housing Authority will coordinate with
social service agencies and other sources in identifying a list of
volunteer community service positions.

The Oakland Housing Authority may also create volunteer positions
such as resident patrols, site monitoring and litter patrols, and
record keeping for volunteers.

THE PROCESS

At the first annual re-examination on or after July 1, 2001, and
each annual re-examination thereafter, the Oakland Housing
Authority will do the following:

A. Provide a list of volunteer opportunities to the family
members.
B. Provide information about obtaining suitable volunteer

positions.



C. Provide information on the Authority’s Lifeskills
Workshops for training in communications skills.

D. Provide a volunteer time sheet to the family member.
Instructions for the time sheet require the individual to
complete the form and have a supervisor date and sign
for each period of work.

E. Assign family members to a Resident Services
Coordinator who will assist the family members in
identifying appropriate volunteer positions and in
meeting their responsibilities. The Resident Services
Coordinator will track the family member’s progress
monthly and will meet with the family member as
needed to best encourage compliance.

F. Thirty (30) days before the family’s next lease
anniversary date, the Resident Services Coordinator will
advise the Housing Manager, in writing, whether each
applicable adult family member is in compliance with
the community service requirement. Documentation of
the service requirement performance or exemption will
be maintained by the Housing Manager in the tenant
file.

11.6 NOTIFICATION OF NON-COMPLIANCE WITH

11.7

COMMUNITY SERVICE REQUIREMENT

The Oakland Housing Authority will notify any family found to be in
noncompliance with the community service requirement of the following:

A.

The family member(s) has been determined to be in
noncompliance;

That the determination is subject to the grievance procedure; and
That, unless the family member(s) enter into an agreement to

comply within 30 days, the lease may not be renewed or may be
terminated;

OPPORTUNITY FOR CURE



The Oakland Housing Authority will offer the family member(s) the opportunity
to enter into an agreement prior to the anniversary of the lease. The
agreement shall state that the family member(s) agrees to enter into an
economic self-sufficiency program agrees to contribute to community service
for as many hours as needed to comply with the requirement over the past 12-
month period. The cure shall occur over the 12-month period beginning with
the date of the agreement and the resident shall at the same time stay current
with that year’s community service requirement. The first hours a resident
earns go toward the current commitment until the current year’s commitment
is made. Upon completion of the current years required hours, any additional
community service hours will be counted toward the non-compliant year’s total
hours until that obligation is completed.

The Resident Services Coordinator will assist the family member in identifying
volunteer opportunities and will track compliance on a monthly basis.

If any applicable family member does not accept the terms of the agreement,
does not fulfill their obligation to participate in an economic self-sufficiency
program or falls behind in their obligation under the agreement to perform
community service, the Oakland Housing Authority shall take action to
terminate the lease.

11.8 PROHIBITION AGAINST REPLACEMENT OF AGENCY

EMPLOYEES
In implementing the service requirement, the Oakland Housing Authority may
not substitute community service or self-sufficiency activities performed by
residents for work ordinarily performed by its employees, or replace a job at
any location where residents perform activities to satisfy the service
requirement.

11.9 NON-DISCRIMINATION AND EQUAL OPPORTUNITY

In implementing the service requirement, the Oakland Housing Authority will
comply with all non-discrimination and equal opportunity requirements.

12.0 MAINTENANCE PAYBACK AGREEMENTS

When a resident owes the Oakland Housing Authority maintenance charges and
is unable to pay the balance by the due date, the resident may request that the
Oakland Housing Authority allow them to enter into a Repayment Agreement.
The Oakland Housing Authority has the sole discretion of whether to accept
such an agreement. Failure to comply with terms of the Repayment Agreement
may subject the resident to eviction procedures. If a resident moves out of the



conventional program before they have repaid their maintenance charges they
will not be able to receive subsidized housing in the future until the debt is paid

off.
13.0

13.1

PET POLICY

GENERAL

The following policy regarding ownership of pets by public housing
residents is in accordance with HUD regulations 24 CFR Part 960
which stipulates specific conditions for ownership of pets in public
housing. This regulation states:

“A resident of a dwelling unit in public housing, as that term
is used in 24 CFR Part 960.703, may own one or more
common household pets or have one or more common
household pets present in the dwelling unit of such resident,
subject to the reasonable requirements of the public housing
agency, if the resident maintains each pet:

(1) Responsibly;
(2) In accordance with applicable State and local public
health, animal control, and animal anti-cruelty laws and

regulations; and

(3) In accordance with the policies established in the public
housing agency plan for the agency.”

The following will be enforced by the Oakland Housing Authority in regards to
the ownership of pets by residents living in Authority-owned public housing.

13.2

13.3

EXCLUSIONS

This policy does not apply to animals that are used to assist
persons with disabilities. Assistive animals are allowed in all public
housing families with no restrictions other than those imposed on
all tenants to maintain their units and associated facilities in a
decent, safe and sanitary manner and to refrain from disturbing
their neighbors.

PET AGREEMENT



13.4

Prior to accepting a pet for residency, the resident pet owner must
sign a “Pet Agreement” with their Housing Manager. At the time
the Pet Agreement is executed, the resident must provide proof of
the pet’s good health and suitability under the standards set forth
under the following “Guidelines.”

GUIDELINES

Residents of Authority-owned public housing are allowed to own
one or more common household domestic animals as a pet such as
a dog, a cat, birds or fish in accordance with the following
guidelines:

Dogs

* Maximum number — one (1)

= Maximum adult weight — 25 pounds

= Must be housebroken

= Must be spayed or neutered (no pet offspring are allowed)

= Must have all required vaccinations

= Must be licensed

= Must be kept on a leash at all times while outside the unit and
not allowed to run free

= Shall not be tied to any fixed object outside the unit such as
stairs, fence, etc.

= Pit bulls or any dog cross-bred with a pit bull are not allowed

Cats

= Maximum number — one (1)

= Maximum adult weight — 20 pounds

= Must be litter box trained

Must be spayed or neutered (no pet offspring are allowed)
Must have all required vaccinations

Birds

= Maximum number — two (2)
= Must be maintained inside a cage at all times

Fish

= Maximum aquarium size — 20 gallons
= Must be maintained on an approved stand



Pocket Pets (lizard, small snakes (less than 12” lonq), turtle, mice,

hamster, gerbil)

* Maximum number — two (2)
= Must be maintained inside a cage or appropriate container at all
times and not allowed to roam free inside or outside the unit.

No other kinds of pets may be kept by residents on Authority — owned public
housing sites. Residents may only keep an authorized pet and are not allowed
to keep another person’s pet. No pet is allowed temporarily on the site with the
exception of those assisting the disabled.

13.5

13.6

PET DEPOSIT

The resident shall pay a pet deposit of $250 per unit which shall be
made at the time of move-in or at the time the pet is acquired. The
Authority will work with each resident to pay the pet deposit in
installments if the resident requests to do so.

The pet deposit will be used to pay the cost of repair for damages
caused by the pet upon vacancy.

If damages occur requiring repair during tenancy, the resident will
be billed and payment will be due the first day of the second month
following completion of the repair. For example, if repairs made in
January, then the resident’s payment is due the first of March.

If no pet-related damages occur, the pet deposit will be refunded
when the resident disposes of the pet or moves from the unit. The
pet deposit will not be used to pay rent or for repairs not related to
the pet.

PET OWNERSHIP RULES

A. Dogs and Cats

(1) Pets shall be maintained within the resident’s unit.
When outside, the pet shall be kept on a leash or in a
cage and kept under the control of the resident at all
times. Under no circumstance shall any dog or cat be
allowed to roam free in any common area or tied to any
fixed object outside the unit such as stairs, fence, etc.



2)

3)

4)

Q)

(6)

Q)

All animal waste or litter from cat litter boxes shall be
picked up immediately by the pet owner and disposed
of in a sealed plastic trash bag and placed in a trash
bin. Pet waste, including cat litter, shall not be
disposed of by flushing down the toilet. Charges for
unclogging toilets or clean up of common area required
because of attributable pet nuisance shall be billed to
and paid by the resident pet owner.

No pet owner shall permit the pet to commit a nuisance
in any other part of the exterior or interior common
area. The resident pet owner must immediately clean
any dirt tracked through the common area, including
hallways and stairways, by his/her pet.

Pet owners shall keep their pets under control at all
times. Pet owners assume sole responsibility for
liability arising from any injury sustained by any person
attributable to their pet and agree to hold the Oakland
Housing Authority harmless in such proceedings.

Resident pet owners agree to control the noise, activity
and odor of his/her pet such that does not constitute a
nuisance to other residents. Failure to control pet
noise, activity and odor may be reported to the SPCA or
other appropriate authority and the pet may be
removed from the premises at the resident’s expense.

Any pet which causes bodily injury to any resident,
guest or Authority representative shall immediately and
permanently be removed from the premises without
prior notification.

No pet shall be left unattended in any unit for longer
than
12 hours.

All resident pet owners shall provide adequate care,
nutrition, exercise and medical attention for his/her pet.
Pets which appear to be poorly cared for or which are
left unattended for longer than 12 hours will be
reported to the SPCA or other appropriate authority and



)

€C))

(10)

(11)

will be removed from the premises at the pet owner’s
expense.

In the event of a resident’s sudden illness that leads to
incapacity, the resident pet owner agrees that the
Oakland Housing Authority shall have discretion with
respect to the provision of care to the pet consistent
with federal guidelines and at the expense of the
resident pet owner unless written instructions with
respect to such are provided in advance by the resident
to the Housing Manager and all care shall be at the
resident’'s expense.

The resident pet owner agrees that, in the event of the
resident’s death, management shall have discretion to
dispose of the pet consistent with local SPCA guidelines
unless written instructions with respect to such disposal
are provided in advance to the rental office.

Resident pet owners acknowledge that the other
residents may have chemical sensitivities or allergies
related to pets or are easily frightened by such animals.
The resident agrees to exercise common sense and
courtesy with respect to other resident’s right to
peaceful and quiet enjoyment of the premises.

The Oakland Housing Authority may require the
removal of a pet from the premises on a temporary or
permanent basis after notification for the following
causes:

= Creation of a nuisance;

= EXcessive pet noise or odor;

= Unruly or dangerous behavior;

= Excessive damage to the resident’s apartment
and/or common areas;

= Repeated problems with flea infestation or vermin;

= Failure of the resident to provide for adequate care
for a pet;

= Leaving a pet unattended for more than 12 hours;

= Failure of the resident to provide adequate and
appropriate vaccination of a pet;

= Resident’s serious illness and/or death;

» Failure to observe any other rule in this policy.



13.7

(12)

(13)
Birds
€Y
(2)

3)

Fish

@

2)

Resident agrees to maintain pet in healthy condition
and provide the Oakland Housing Authority with
documentation of appropriate license and vaccinations
upon move-in of the pet and at each annual re-
examination thereafter.

Pet Agreement reviewed annually.

Must be kept in a cage at all times.

Waste must be disposed of in a sealed plastic trash bag
and placed in a trash bin.

Noise at a level which disturbs the comfort and peaceful
enjoyment of others is not permitted.

The aquarium shall not exceed 20 gallons and shall be
placed on an approved stand in a safe location inside
the unit.

Water damage to walls, floors or the ceiling of the unit
below caused by breakage or spillage of or from the
aquarium shall be the responsibility of the pet owner
who shall be billed for repair costs.

Pocket Pets (lizard, small snakes, turtle, mice, hamster,
gerbil)

@

Must be maintained inside a cage or appropriate
container at all times and not be allowed to roam free
inside or outside the unit.

NOTIFICATION POLICY



In the event that the resident violates the pet rules, the Oakland
Housing Authority shall provide notice of such violation as follows:

A. Creation of a Nuisance

)

2)

3)

The owner of any pet which creates a nuisance
upon the grounds or by excessive noise, odor or
unruly behavior shall be notified of such nuisance
in writing by the Housing Manager and shall be
given no more than five (5) days to initiate
corrective action depending on circumstances.

Consistent with local and state ordinances, the
Oakland Housing Authority shall take appropriate
steps to remove a pet from the premises in the
event that the pet owner fails to correct such a
nuisance within the five-day compliance period,
depending on circumstances.

OHA will verify nuisance complaints and resident
will be given an opportunity to respond.

B. Dangerous Behavior

€Y)

2

3)

Any pet that physically threatens and/or harms a
resident, guest, Authority representative or other
person on the premises shall be considered
dangerous.

The Oakland Housing Authority shall provide
written notification to the resident pet owner of
dangerous behavior and the pet owner shall have
no more than five (5) days to correct the animal’s
behavior or remove the pet from the premises.

Consistent with local and state ordinances, the
Oakland Housing Authority shall take appropriate
steps to remove a pet from the premises in the
event that the pet owner fails to correct the



dangerous behavior of his/her pet within the five-
day compliance period.

(4) Any pet which causes physical harm to any
resident, guest, Authority representative or other
person on the premises shall be immediately
removed by the Oakland Housing Authority
without prior notification.

The resident’s signature upon this Pet Agreement shall constitute
permission for the Oakland Housing Authority to take action in the vent of
bodily harm or injury caused by his/her pet.

14.0 TERMINATION

14.1 TERMINATION BY TENANT

The tenant may terminate the lease at any time upon submitting a 30-day
written notice. If the tenant vacates prior to the end of the thirty (30) days,
they will be responsible for rent through the end of the notice period or until
the unit is re-rented, whichever occurs first.

A public housing lease may be terminated with less than 30-days notice where
the health and safety of persons residing in the immediate vicinity of the
premises is threatened, and in the case of drug-related crime, violent crime, or
any felony conviction. A 14-day notice is still required for cases of nonpayment
of rent, a thirty-day notice is required in all other cases (Sec. 575(b) QHWRA).

14.2 TERMINATION BY THE HOUSING AUTHORITY

The Oakland Housing Authority will not renew the lease of any family that is not
in compliance with the community service requirement. If they do not
voluntarily leave the property, eviction proceedings will begin.

The Oakland Housing Authority will terminate the lease for serious or repeated
violations of material lease terms. Such violations include but are not limited to
the following:

A. Nonpayment of rent or other charges;

B. A history of late rental payments;



M.

Failure to provide timely and accurate information regarding family
composition, income circumstances, or other information related to
eligibility or rent;

Failure to allow inspection of the unit;

Failure to maintain the unit in a safe and sanitary manner;

Assignment or subletting of the premises;

Use of the premises for purposes other than as a dwelling unit
(other than for housing authority approved resident businesses);

Destruction of property;

Acts of destruction, defacement, or removal of any part of the
premises or failure to cause guests to refrain from such acts;

Any criminal activity on the property or drug-related criminal
activity on or off the premises. This includes but is not limited to
the manufacture of methamphetamine on the premises of the
Oakland Housing Authority;

Non-compliance with Non-Citizen Rule requirements;
Permitting persons not on the lease to reside in the unit more than
fourteen (14) days each year without the prior written approval of

the Housing Authority; and

Other good cause.

The Oakland Housing Authority will take immediate action to evict any
household that includes an individual who is subject to a lifetime registration
requirement under a State sex offender registration program.

14.3

ABANDONMENT

The Oakland Housing Authority will consider a unit to be abandoned when a
resident has both fallen behind in rent AND has clearly indicated by words or
action an intention not to continue living in the unit.

When a unit has been abandoned, the Oakland Housing Authority will comply
with Sections 1980 and 1990 of the California Civil Code.



14.4 RETURN OF SECURITY DEPOSIT

After a family moves out, the Oakland Housing Authority will return the security
deposit within three weeks after the tenant moves or give the family a written
statement of why all or part of the security deposit is being kept. The rental
unit must be restored to the same conditions as when the family moved in,
except for normal wear and tear. Deposits will not be used to cover normal
wear and tear or damage that existed when the family moved in.

The Oakland Housing Authority will be considered in compliance with the above
if the required payment, statement, or both, are deposited in the U.S. Mail with
first class postage paid within 18 days.

15.0 GRIEVANCE POLICY

This Grievance Procedure is intended to assure that Oakland Housing Authority
tenants are afforded an opportunity for a hearing if the tenant disputes any
OHA action or failure to act involving the tenant's lease with the OHA or other
OHA rules or regulations which adversely affects the individual tenant's rights,
duties, welfare, or status. The Grievance Procedure is not intended as a forum
for initiating or negotiating policy changes with the Authority management of
Commission. Issues of a policy nature may be addressed directly to the
Management of the Authority whose decisions may be appealed to the OHA
Board of Commissioners. The Board of Commissioners meets monthly and is
open to the public. Please contact your District Office for meeting time and
location.

1. DEFINITIONS
A. OHA - Housing Authority of the City of Oakland.
B. Tenant - adult person (or persons) (other than a live-in aide):

1. Who resides in the unit, and who executed the lease with the OHA as
lessee of the dwelling unit, or if no such person now resides in the unit,

2. Who resides in the unit, and who is the remaining head of household of
the tenant family residing in the dwelling unit.

C. Grievance - Except as noted below, any dispute which:

1. a tenant may have with respect to an OHA action or failure to act in
accordance with the individual tenant's lease or OHA regulations which



adversely affect the individual tenant's rights, duties, welfare or status,
and

2. a tenant declares in writing to be a grievance.
Exclusions:
a. Disputes between tenants.
b. Class grievances.

c. Any grievance concerning a termination of tenancy or eviction that
involved:

(1) Any criminal activity that threatens the health, safety or right to
peaceful enjoyment of the premises of other residents or
employees of the PHA, or

(2) Any drug-related criminal activity on or near such premises.

D. Grievant - Any tenant whose grievance is presented in writing to the OHA
office in accordance with 3 and 4a below, and whose dispute is grievable under
this procedure (see 2c¢).

2. INFORMAL SETTLEMENT OF GRIEVANCE

Any grievance shall be personally presented within the time specified by written
notice from the OHA, or, if no such time is specified, within thirty (30) days of
the OHA action or failure to act giving rise to the dispute. The grievance must
be presented in writing on a pre-printed form supplied by the OHA or in any
other written form chosen by the tenant or orally. The presentation of the
grievance shall be made to the OHA district office with jurisdiction for the
apartment in which the grievant resides. An attempt will be made to settle the
grievance informally, by discussion and without a hearing. A summary of the
discussion shall be prepared within five (5) work days. One copy shall be given
to the grievant and one retained in OHA's tenant file. The summary shall
specify:

A. The names of the participants.

B. Dates of meeting.



The nature of the proposed disposition of the grievance and the specific
reason therefore, and

The procedures by which a hearing under paragraph 4 below may be
obtained if the grievant is not satisfied.

OBTAINING A HEARING

. Request for Hearing

The grievant shall submit an oral or written request for a hearing to the
district office within ten (10) days after receipt of the summary of
discussion pursuant to paragraph 3 above. The written/oral request shall

specify:

(1) The reason for the grievance, and

(2) The action or relief sought.

The grievance must be stated in terms specifying how the OHA's action or
failure to act adversely affects the tenant's rights, duties, welfare, or

status in violation of the tenant's lease or other OHA rules or regulations.

. Hearing Officer

Grievances shall be presented before a Hearing Officer appointed by the
Executive Director of the OHA. The Hearing Officer may be an officer or
employee of the OHA, but shall not be involved in the process of

determining whether eviction notices shall be issued in particular cases.

. Failure to Request a Hearing

If the grievant does not request a hearing in accordance with this
paragraph, then the disposition of the grievance specified in the summary
of the informal discussion under Section 3 above shall become final,
provided, that failure to request a hearing shall not constitute a waiver by
the grievant of his/her right thereafter to contest the OHA's action in
disposing of the grievance in an appropriate judicial proceeding.

.Hearing Prerequisite

All grievances shall be personally presented orally or in writing (on a pre-
printed form supplied by the OHA or in any other written form chosen by
the tenant) pursuant to the informal procedure prescribed in Section 3



4.

above as a condition precedent to a hearing under this section, provided,
that if the grievant shall show good cause why s/he failed to proceed in
accordance with Section 3 above to the hearing officer, the provisions of
this sub-section may be waived by the hearing officer or hearing panel.

. Escrow Deposit

Before a hearing is scheduled in any grievance involving the amount of
rent which the OHA claims is due, the grievant shall pay to the OHA an
amount equal to the amount of all the rent due and payable as of the first
of the month preceding the month in which the act or failure to act took
place. The grievant shall, thereafter, deposit the same amount of the
monthly rent in an independently supervised escrow account monthly
until the grievance is resolved by decision of the hearing officer or
hearing panel. OHA may require proof that such deposits are being
made. Unless this requirement is waived by the OHA, the failure to make
such payments shall result in a termination of the grievant's right to
grieve under this procedure. Failure to make the above-designated
payment shall not constitute a waiver of any right the grievant may have
to contest the OHA's disposition of the grievance in an appropriate judicial
proceeding.

. Scheduling of Hearings

Upon grievant's compliance with paragraphs a, d, and e of this section, a
hearing shall be promptly scheduled by the hearing officer for a time and
place reasonably convenient to both the grievant and the OHA. A written
notification specifying the time, place, and the procedure governing the
hearing shall be delivered to the grievant and the appropriate OHA
official.

PROCEDURES GOVERNING THE FORMAL HEARING

The hearing officer shall comply with Part 6, SCOPE OF JURISDICTION OF THE
HEARING OFFICER, below.

A. Due Process

The grievant shall be afforded a fair hearing providing the basic
safeguards of due process which shall include:

(1) The opportunity to examine before the hearing and, at the
expense of the grievant, to copy all documents, records, and
regulations of the OHA that are relevant to the adverse



action. Any document not so made available after request
therefore by the grievant may not be relied on by the OHA at
the hearing;

(2) The right to be represented by counsel or other person
chosen as his/her representative;

(3) The right to a private or public hearing according to the
grievant's preference;

(4) The right to present evidence and arguments in support of
his/he grievance, to controvert evidence relied on by the
OHA, and to confront and cross-examine all witnesses on
whose testimony or information the OHA relies; and

(5) A decision based solely and exclusively upon the facts
presented at the hearing.

B. Prior Determination on the Same Issue is Binding

The hearing officer may render a decision without proceeding with a
hearing if the hearing officer determines that the issue has been
previously decided in another proceeding.

C. Failure to Appear

If the grievant or the OHA fails to appear at a scheduled hearing, the
hearing officer may make a determination to postpone the hearing for a
period not to exceed five (5) work days or may make a determination
that the party has waived his/her right to a hearing. Both the grievant
and the OHA shall be notified of the determination by the hearing officer
or hearing panel, provided that a determination that the grievant has
waived his/her right to a hearing shall not constitute a waiver of any right
the grievant may have to contest the OHA's disposition of the grievance
in an appropriate judicial proceeding.

D. The grievant or the OHA may arrange, in advance, and at the expense of
the party making the arrangement, for a transcript of the hearing. Any
interested person not a party to the grievance may purchase a copy of
such transcript with all names and identifying references deleted.

5. SCOPE OF JURISDICTION OF THE HEARING OFFICER



A. The grievant must first make a showing of entitlement to the relief sought
and thereafter the OHA must sustain the burden of justifying the OHA
action or failure to act against which the grievance is directed.

B. The relief sought by the grievant must be relevant to the aggrieved act or
failure to act and must not be inconsistent with:

(1) Local, State, or Federal law;
(2) Tenant's lease;
(3) OHA rules or regulations;

(4) The OHA's Annual Contributions Contract with the Federal
Government; or

(5) Federal regulations applicable to OHA.

C. The hearing shall be conducted informally by the hearing officer and oral
or documentary evidence pertinent to the facts and issues raised by the
complaint may be received without regard to admissibility under the rules
of evidence applicable to judicial proceedings. The hearing officer shall
require the OHA, the grievant, council, and other participants or
spectators to conduct themselves in an orderly fashion. Failure to comply
with the directions of the hearing officer to remain orderly may result in
exclusion from the proceedings or in a decision adverse to the interests of
the disorderly party and granting or denial of the relief sought, as
appropriate.

D. The hearing officer will conduct a hearing in order to determine whether
the OHA's action or failure to act is consistent with the tenant's lease with
the OHA or with other applicable OHA rules or regulations, and whether
the OHA is justified in proceeding with its action.

6. DECISION OF THE HEARING OFFICER

A. The hearing officer shall prepare a written decision together with the
reasons therefore, within five (5) work days after the hearing. A copy of
the decision shall be sent to the grievant and the OHA. The OHA shall
retain a copy of the decision in the tenant's file. A copy of such decision,
with all names and identifying references deleted, shall also be
maintained on file by the OHA and made available for inspection by a
prospective grievant, his/her representative, or the hearing officer.



B. The decision of the hearing officer in favor of the grievant must specify
which provision of the tenant's lease or other regulation has been
violated. The remedy granted by the hearing officer may not violate:

(1) Local, State, or Federal law;
(2) Tenant's lease;
(3) OHA rules or regulations;

(4) The OHA's Annual Contributions Contract with the Federal
Government; or

(5) Federal regulations applicable to the OHA.

C. The decision of the hearing officer shall be binding on the OHA which shall
take all actions or refrain from any action, necessary to carry out the
decision unless the OHA Board of Commissioners determines within a
reasonable time and promptly notifies the grievant of its determination
that

(1) The grievance does not concern OHA action or failure to act in
accordance with or involving the grievant's lease or OHA regulations,
which adversely affect the grievant's rights, duties, welfare or status;

(2) The decision of the hearing officer is contrary to applicable Federal,
State or local law, HUD regulations, or requirements of the annual
contributions contract between HUD and the OHA.

D. A decision by the hearing officer, hearing panel, or Board of
Commissioners in favor of the OHA or which denies the relief requested
by the grievant in whole or in part, shall not constitute a waiver of, nor
affect in any manner whatever, any rights the grievant may have to a
trial de novo or judicial review in any judicial proceedings, which may
thereafter be brought in the matter. (In other words, if the tenant loses,
he or she can still go to court.)

7. OHA EVICTION ACTIONS

If a tenant has requested a hearing in accordance with Section 4 above on a
complaint involving an OHA Notice of Termination of Tenancy, and the hearing
officer upholds the OHA's action to terminate the tenancy, the OHA may
commence an appropriate eviction action against him/her and s/he may be



required to pay court costs and attorney fees if the tenant fails to vacate the
unit immediately.



16.0 GLOSSARY

50058 Form: The HUD form that housing authorities are required to complete
for each assisted household in public housing to record information used in the
certification and re-certification process and, at the option of the housing
authority, for interim re-examinations.

1937 Housing Act: The United States Housing Act of 1937 (42 U.S.C. 1437 et
seq.) (24 CFR 5.100).

Adjusted Annual Income: The amount of household income, after
deductions for specified allowances, on which tenant rent is based (24 CFR
5.611).

Admission: The point when the family becomes a participant in the program.

Adult: A household member who is 18 years or older or who is the head of the
household, or spouse, or co-head.

Allowances: Amounts deducted from the household’s annual income in
determining adjusted annual income (the income amount used in the rent
calculation), allowances are given for elderly families, dependents, medical
expenses for elderly families, disability expenses, and child care expenses for
children under 13 years of age.

Annual Income: all amounts, monetary or not, that:

A. Go to (or on behalf of) family head or spouse (even if temporarily
absent) or to any other family member; or

B. Are anticipated to be received from a source outside the family
during the 12-month period following admission or annual re-
examination effective date; and

C. Are not specifically excluded from annual income. Annual Income
also includes amounts derived (during the 12-month period) from
assets to which any member of the family has access (1937
Housing Act; 24 CFR 5.509).

Applicant (applicant family): A person or family that has applied for
admission to a program but is not yet a participant in the program (24 CFR
5.403).



Assets: The value of equity in savings, checking, IRA, and Keogh accounts,
real property, stocks, bonds, and other forms of capital investment. The value
of necessary items of personal property such as furniture and automobiles are
not counted as assets (Also see “net family assets.”)

Asset Income: Income received from assets held by family members. If
assets total more than $5,000, income from the assets is “imputed” and the
greater of actual asset income and imputed asset income is counted in annual
income (See “imputed asset income” below.)

Certification: The examination of a household’s income, expenses, and family
composition to determine the family’s eligibility for program participation and to
calculate the family share of rent.

Child: For purposes of citizenship regulations, a member of the family other
than the family head or spouse who is under 18 years of age (24C FR
5.504(b)).

Child Care Expenses: Amounts anticipated to be paid by the family for the
care of children under 13 years of age during the period for which annual
income is computed, but only where such care is necessary to enable a family
member to actively seek employment, be gainfully employed, or to further his
or her education and only to the extent such amounts are not reimbursed. The
amount deducted shall reflect reasonable charges for child care. In the case of
child care necessary to permit employment, the amount deducted shall not
exceed the amount of employment income that is included in annual income
(24 CFR 5.603(d)).

Citizen: A citizen or national of the United States (24 CFR 5.504(b)).

Consent Form: Any consent form approved by HUD to be signed by
assistance applicants and participants for the purpose of obtaining income
information from employers and SWICAs, return information from the Social
Security Administration, and return information for unearned income from the
Internal Revenue Service. The consent forms may authorize the collection of
other information from assistance applicants or participant to determine
eligibility or level of benefits (24 CFR 5.214).

Contract Rent: “Contract Rent” means the rent charged a tenant for the use
of the dwelling accommodation and equipment, services, and reasonable
amounts of utilities determined in accordance with the Authority’s schedule of
allowances for utilities supplied by the Authority. Contract rent does not



include charges for utility consumption in excess of the Authority’s schedule of
allowances for utility consumption or other miscellaneous charges.

Decent, Safe. And Sanitary: Housing is decent, safe and sanitary if it
satisfies the applicable housing quality standards.

Department: The Department of Housing and Urban Development (HUD).

Dependent: A member of the family (except foster children and foster
adults), other than the family head or spouse, who is under 18 years of age or
is a person with a disability or is a full-time student (24 CFR 5.603(d)).

Dependent Allowance: An amount, equal to $480 multiplied by the number
of dependents, that is deducted from the household’s annual income in
determining adjusted annual income.

Disability Assistance Expenses: Reasonable expenses that are anticipated,
during the period for which annual income is computed, for attendant care and
auxiliary apparatus for a disabled family member and that are necessary to
enable a family member (including the disabled member) to be employed,
provided that the expenses are neither paid to a member of the family nor
reimbursed by an outside source (24 CFR 5.503(d)).

Disabled Family: 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 (24CFR
5.403(b)) (Also see “person with disabilities.”)

Disabled Person: See “Person with Disabilities.

Drug-Related Criminal Activity: Drug trafficking or the illegal use, or
possession for personal use, of a controlled substance as defined in Section 102
of the Controlled Substances Act (21 U.S.C. 802).

Drug trafficking: The illegal manufacture, sale or distribution, or the
possession with intent to manufacture, sell or distribute, of a controlled
substance.

Elderly Family: 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 (24 CFR 5.403).



Elderly Family Allowance: For elderly families, an allowance of $400 is
deducted from the household’s annual income in determining adjusted annual
income.

Elderly Person: a person who is at least 62 years of age (1937 Housing Act).

Emancipated Minor: A person under the age of 18 years is an emancipated
minor if any of the following conditions are satisfied (California Civil Code,
Section 7002):

(a) The person has entered into a valid marriage, whether or not the
marriage has been dissolved.

(b) The person is on active duty with the armed forces of the United
States.

(c) The person has received a declaration of emancipation pursuant to
Section 7122 of the California Civil Code.

Extremely Low-income families: Those families whose incomes do not
exceed 30% of the median income for the area, as determined by the Secretary
with adjustments for smaller and larger families.

Fair Housing Act: Title VIII of the Civil Rights Act of 1968, as amended by
the Fair Housing Amendments Act of 1988 (42U.S.C. 3601 et seq.). (25
CFR5.100).

Family: “Family” means (1) two or more adult persons sharing residency
whose income and resources are available to meet the family’s needs and who
are either related by blood, marriage, or operation of law, or have evidenced a
stable family relationship, (2) a single person 62 years of age or over, (3) a
single disabled person, (4) the remaining member of a tenant family, (5) single
persons who otherwise are eligible, and (6) any person who is pregnant or is in
the process of securing legal custody of any individual who has not attained the
age of 18 years. There may also be considered as part of a family other
persons who will live regularly as a part of the family group (including members
of the family temporarily absent) and whose income and resources are
available for use in meeting the living expenses of the group. Lodgers may not
be included in the family. The definition of “Family” does not exclude a person
living alone during the temporary absence of a family member who will later
live regularly as a part of the family.

Family Income: “Family Income” means adjusted income as defined in the
Federal Regulations dated May 21, 1984, page 21485 and attached hereto as
Appendix 4.



Family Members: Family members include all household members except
live-in aides, foster children and foster adults. All family members permanently
reside in the unit, though they may be temporarily absent. All family members
are listed on the form HUD 50058.

Family of Veteran: A “Family” as defined above that includes a “Veteran” as
either:

A. A current member sharing residency, or
B. A deceased member, or
C. A permanently absent member because of hospitalization,

separation, desertion, or divorce, provided that, (1) if the veteran
or serviceperson was the head of the household, as appropriate,
has not remarried, and (2) the family contains one or more persons
for whose support s/he is legally responsible.

Family Self-Sufficiency Program (FSS Program): The program established
by a housing authority to promote self-sufficiency among participating families,
including the coordination of supportive services (24 CFR 984.103(b)).

Family Unit Size: The appropriate number of bedrooms for a family as
determined by housing authority standards.

Flat Rent: A rent amount the family may choose to pay in lieu of having their
rent determined under the formula method. The flat rent is established by the
housing authority set at the lesser of the market value for the unit or the cost
to operate the unit. Families selecting the flat rent option have their income
evaluated once every three years, rather than annually.

Formula Method: A means of calculating a family’s rent based on 10% of
their monthly income, 30% of their adjusted monthly income, the welfare rent,
or the minimum rent. Under this method, the family’s income is evaluated at
least annually.

Full-Time Student: A person who is carrying a subject load that is considered
full-time for day students under the standards and practices of the educational
institution attended. An educational institution includes a vocational school
with a diploma or certificate program, as well as an institution offering a college
degree (24 CFR 5.603(d)).

Gross Rent: “Gross Rent” means contract rent plus the Authority’s estimate of
the cost to the tenant of reasonable quantities of utilities determined in



accordance with the Authority” schedule of allowances for such utilities, where
such utilities are purchased by the tenant and not included in the contract rent.

Hate Crime: “Hate Crime” means actual or threatened physical violence or
intimidation that is directed against a person or his/her property and that is
based on the person’s race, color, religion, sex, national origin, handicap, or
familial status.

The Authority must determine that the hate crime involved occurred recently or
is of a continuing nature. The Authority will require appropriate documentation
for verification purposes.

Head of Household: The adult member of the family who is the head of the
household for purposes of determining income eligibility and rent (24 CFR
5.504(b)).

Housing Quality Standards (HQS): HUD’s minimum quality standards for
housing.

Imputed Income: For households with net family assets of more than
$5,000, the amount calculated by multiplying net family assets by a HUD -
specified percentage. If imputed income is more than actual income from
assets, the imputed amount is used as income from assets in determining
annual income.

In-Kind Payments: Contributions other than cash made to the family or to a
family member in exchange for services provided or for the general support of
the family (e.g., groceries provided on a weekly basis, baby sitting provided on
a regular basis). Providers of in-kind payments must provide notarized
documentation to support payment.

Interim (examination): A re-examination of a family income, expenses, and
household composition conducted between the regular annual recertification
when a change in a household’s circumstances warrants such a re-examination.

Lease: A written agreement between the housing authority and tenant for the
leasing of a dwelling unit to the tenant.

Live-In Aide: A person who resides with one or more elderly persons., near-
elderly persons, or persons with disabilities and who:

A. Is determined to be essential to the care and well-being of he
persons;



B. Is not obligated for the support of the persons; and

C. Would not be living in the unit except to provide the necessary
supportive services (24 CFR 5.403(b)).

Low-Income Families: Those families whose incomes do not exceed 80% of
the median income for the area, as determined by the Secretary with
adjustments for smaller and larger families, except that the Secretary may
establish income ceilings higher or lower than 80% of the median for the area
on the basis of the Secretary’s findings that such variations are necessary
because of prevailing

levels of construction costs or unusually high or low family incomes (1937 Act).

Medical Expenses: Medical expenses (of all family members of an elderly or
disabled family), including medical insurance premiums, that are anticipated
during the period for which annual income is computed and that are not
covered by insurance (24 CFR 5.603(d)). These expenses include, but are not
limited to, prescription and non-prescription drugs, costs for doctors, dentists,
therapists, medical facilities, care for a service animal, transportation for
medical purposes.

Minimum Rent: A payment of at least $25.00 plus utilities.

Mixed Family: A family whose members include those with citizenship or
eligible immigration status and those without citizenship or eligible immigration
status (24 CFR 5.504(b)).

Monthly Adjusted Income: One twelfth of adjusted income (24 CFR
5.603(d)).

Monthly Income: One twelfth of annual income (24 CFR 5.6039(d)).

Multi-generational Family: Family comprised of various generations who
may or may not be related by blood.

National: A person who owes permanent allegiance to the United States, for
example, as a result of birth in a United States territory.

Near-Elderly Family: 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; two or more
persons, who are at least 50 years of age but below the age of 62, living
together; or one 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 (24 CFR 5.403(b)).



Net Family Assets:

A. Net cash value after deducting reasonable costs that would be
incurred in disposition of real property, savings, stocks, bonds, and
other forms of capital investment, excluding interests in Indian trust
land and excluding equity accounts in HUD homeownership
programs. The value of necessary items of personal property such
as furniture and automobiles shall be excluded.

B. In cases where a trust fund has been established and the trust is
not revocable by, or under the control of, any member of the family
or household, the value of the trust fund will not be considered an
asset so long as the fund continues to be held in trust. Any income
distributed from the trust funds shall be counted when determining
annual income.

C. In determining net family assets, housing authorities or owners, as
applicable, shall include the value of any business or family assets
disposed of by an applicant or tenant for less than fair market value
(including a disposition in trust, but not in a foreclosure or
bankruptcy sale) during the two years preceding the date of
application for the program or re-examination, as applicable, in
excess of the consideration received thereof. In the case of a
disposition as part of a separation or divorce settlement, the
disposition will not be considered to be for less than fair market
value if the applicant or tenant receives important consideration not
measurable in dollar terms (24 CFR 5.603(d)).

Non-Citizen: A person who is neither a citizen nor national of the United
States (24 CFR 5.504(b)).

Non-Citizens Rule: Effective June 19, 1995, applicants for federal housing
assistance must be United States citizens, nationals, or certain categories of
eligible non-citizens. Evidence of eligible immigration status must be submitted
at application, re-exam, or if evidence of eligible immigration status is not
evident, persons are only required to submit evidence of eligible immigration
status one time during continuously assisted occupancy.

Occupancy Standards: To avoid overcrowding or wasted space, dwellings are
to be assigned in accordance with the minimum and maximum standards set
forth in Section four (4) of the Occupancy Policy. When it is found that the size
of the dwelling is no longer suitable for the family, in accordance with these
standards, the family will be required to move to a dwelling of appropriate size.
These minimum and maximum standards may be waived when necessary to



make temporary use of available vacant units or to house families in urgent

need.

Participant (participant family): A family that has been admitted to the
Authority’s program and is currently assisted in the program.

Person with Disabilities: A person who:

A.

Has a disability is defined in Section 223 of the Social Security Act,
which states:

“Inability to engage in any substantial, gainful activity by reason of
any medically determinable physical or mental impairment that can
be expected to result in death or that has lasted or can be expected
to last for a continuous period of not less than 12 months, or

In the case of an individual who attained the age of 55 and is blind
and unable by reason of such blindness to engage in substantial,
gainful activity requiring skills or ability comparable to those of any
gainful activity in which he has previously engaged with some
regularity and over a substantial period time.”

Is determined, pursuant to regulations issued by the Secretary, to
have a physical, mental, or emotional impairment that:

(1) Is expected to be of long-continued and indefinite duration;

(2) Substantially impedes his or her ability to live independently;
and

(3) Is of such a nature that such ability could be improved by
more suitable housing conditions; or

Has a developmental disability as defined in Section 102(7) of the
Developmental Disabilities Assistance and bill of Rights Act, which
states:

“Severe chronic disability that:

(1) Is attributable to a mental or physical impairment or
combination of mental and physical impairments;

(2) Is manifested before the person attains age 22;



(3) Is likely to continue indefinitely;

(4) Results in substantial functional limitations in three or more of
the following areas of major life activity: (1) self care, (2)
receptive and responsive language, (3) learning, (4) mobility,
(5) self-direction, (6) capacity for independent living, and (7)
economic self-sufficiency; and

(5) Reflects the person’s need for a combination and sequence of
special, interdisciplinary, or generic care, treatment, or other
services that are of lifelong or extended duration and are
individually planned and coordinated.”

This definition does not exclude persons who have the disease
of acquired immunodeficiency syndrome (1937 Act).

No individual shall be considered to be a person with disabilities for purposes of
Eligibility solely based on any dug or alcohol dependence.

Premises: The building or complex in which the dwelling is located, including
common areas and grounds.

Proration of Assistance: The reduction in a family’s housing assistance
payment to reflect the proration of family members in a mixed family who are
eligible for assistance (24 CFR 5.520).

Public Housing Agency (PHA): Any State, county, municipality, or other
governmental entity or public body (or agency or instrumentality thereof) which
iIs authorized to engage in or assist in the development or operation of low-
income housing under the 1937 Housing Act (24 CFR 5.100).

Recertification: The annual re-examination of a family’s income, expenses,
and composition to determine the family’s rent, appropriate unit size, and
continued occupancy.

Remaining member of a Tenant Family: a member of the family listed on
the lease who continues to live in the public housing dwelling after all other
family members have left (Handbook 7565.1 REV-2,3-5b).

Rent: “Rent” means gross rent as defined in the glossary.
Self-Declaration: A type of verification statement by the tenant as to the

amount and source of income, expenses, or family composition. Self-
declaration is acceptable source of income, expenses, or family composition.



Self-declaration is acceptable verification only when third-party verification or
documentation cannot be obtained.

Self-Sufficiency Incentive: The OHA will not increase the annual income of
an eligible family as a result of increased income due to employment during the
12-month period beginning on the date which the employment is commended
in accordance with federal regulations (See Appendix 5).

Single Person: Someone living alone or intending to live alone who does not
qualify as an elderly person, a person with disabilities, a displaced person.

Spouse: “spouse” means the husband or wife of the head of household.

State Wage Information Collection Agency (SWICA): The State agency
receiving quarterly wage reports from employers in the State or an alternative
system that has been determined by the Secretary of labor to be as effective
and timely in providing employment-related income and eligibility information
(24 CFR 5.214).

Temporary Assistance to Needy Families (TANF): The program that
replaced the Assistance to Families with Dependent Children (AFDC) that
provides financial assistance to needy families who meet program eligibility
criteria. Benefits are limited to a specified time period.

Tenant: The person or family renting or occupying an assisted dwelling unit
(24 CFR 5.504(b)).

Tenant Rent: The amount available monthly by the family as rent to the
Authority. Where all utilities except telephone) and other essential housing
services as supplied by the housing authority or owner, tenant rent equals total
tenant payment. Where some or all utilities (except telephone) and other
essential housing services are supplied by the housing authority and the cost
thereof is not included in the amount paid as rent, tenant rent equals total
tenant payment less the utility allowance (24 CFR 5.603)d)).

Third-Party (verification): Written or oral confirmation of a family’s income,
expenses, or household composition provided by a source outside the
household.

Total Family Income: “Total Family Income” is “Annual Income” as defined
by Federal Regulations and is attached hereto as Appendix 3.



Utilities: “Utilities” means water, electricity, gas, other heating, refrigeration
and cooking fuels, trash collection, and sewage services. Telephone service
and cable television are not included as a utility.

Utility Allowance; If the cost of utilities (except telephone) and other housing
services for an assisted unit is not included in the tenant rent but is the
responsibility of the family occupying the unit, the utility allowance is an
amount equal to the estimate made by the Authority of the monthly cost of a
reasonable consumption of such utilities and other services for the unit by an
energy-conservative household of modest circumstances consistent with the
requirements of a safe, sanitary, and healthful living environment (34 CFR
5.603).

Utility Reimbursement: The amount, if any, by which the utility allowance
for the unit, if applicable exceeds the total tenant payment for the family
occupying the unit.

Verification: The process of obtaining statements from individuals who can
attest to the accuracy of the amounts of income, expenses, or household
member status e.g., employers, public assistance agency staff, doctors).

The three types of verification are:

(1) Third-party verification, either written or oral, obtained from
employers, public assistance agencies, schools, etc.

(2) Documentation, such as a copy of a birth certificate or bank
statement.

(3) Family certification or declaration (only used when third-party or
documentation verification is not available).

Very Low-Income Families: Low-income families whose incomes do not
exceed 50% of the median family income for the area, as determined by the
Secretary with adjustments for smaller and larger families, except that the
Secretary may establish income ceilings higher or lower than 50% of the
median for the area on the basis of the Secretary’s findings that such variations
are necessary because of unusually high or low family incomes. Such ceilings
shall be established in consultation with the Secretary of Agriculture for any
rural area, as defined in Section 520 of the Housing Act of 1949, taking into
account the subsidy characteristics and types of programs to which such
ceilings apply (1937 Act).



Veteran: “Veteran” means a person who has served in the active military
service of the united States at any time and who shall have been discharged or
released there from under conditions other than dishonorable.

Violent Criminal Activity: Any illegal 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.

Welfare Assistance: Welfare or other payments to families or individuals,
based on need, that are made under programs funded by Federal, State or local
governments (24 CFR 5.603(d)).
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CFR
FSS
HA
HCDA
HQS
HUD
INS
NAHA
NOFA
OMB
PHA
QHWRA

SSA

ACRONYMS

Code of Federal Regulations

Family Self-Sufficiency (Program)

Housing Authority

Housing and Community Development Act

Housing Quality Standards

Department of Housing and Urban Development
(U.S.) Immigration and Naturalization Service
National Affordable Housing Act (Cranston-Gonzalez)
Notice of Funding Availability

(U.S.) Office of Management and Budget

Public Housing Agency

Quality Housing and Work Responsibility Act of 1998

Social Security Administration



Income Limits for Public Housing

APPENDIX 1

02/06/02

HOUSEHOLD SIZE

VERY LOW INCOME

LOW INCOME

1 PERSON $26,100 $40,600
2 PERSON $29,800 $46,400
3 PERSON $33,550 $52,200
4 PERSON $37,250 $58,000
5 PERSON $40,250 $62,650
6 PERSON $43,200 $67,300
7 PERSON $46,200 $71,900
8 PERSON $49,150 $76,550




APPENDIX 2
Sites Designhated as Senior-Only

The following Oakland Housing Authority sites have been designated for seniors
(62 years of age or older):

Oak Grove North
Oak Grove South
Adel Court

Palo Vista Gardens
1621 Harrison Street

No residents will be relocated as part of this designation. Near-elderly
residents (50 years of age or older) may be placed at elderly-designated sites
at the discretion of the Oakland Housing Authority.

Disabled applicants, who are not elderly, will be offered housing in family
developments.



APPENDIX 3

Definition of Annual Income and Income Exclusions

Sec. 5.609 Annual Income.
Annual income means all amounts, monetary or not, which:

@)

(b)

€y
2

3)
4)

Go to, or on behalf of, the family head or spouse (even if
temporarily absent) or to any other family member; or

Are anticipated to be received from a source outside the family
during the 12-month period following admission or annual
reexamination effective date; and

Which are not specifically excluded in paragraph (c) of this section.
Annual income also means amounts derived (during the 12-month
period) from assets to which any member of the family has access.

Annual income includes, but is not limited to:

€

)

3)

4)

The full amount, before any payroll deductions, of wages and
salaries, overtime pay, commissions, fees, tips and bonuses, and
other compensation for personal services;

The net income from the operation of a business or profession.
Expenditures for business expansion or amortization of capital
indebtedness shall not be used as deductions in determining net
income. An allowance for depreciation of assets used in a business
or profession may be deducted, based on straight-line depreciation,
as provided in Internal Revenue Service regulations. Any
withdrawal of cash or assets from the operation of a business or
profession will be included in income, except to the extent the
withdrawal is reimbursement of cash or assets invested in the
operation by the family;

Interest, dividends, and other net income of any kind from real or
personal property. Expenditures for amortization of capital
indebtedness shall not be used as deductions in determining net
income. An allowance for depreciation is permitted only as
authorized in paragraph (b) (2) of this section. Any withdrawal of
cash or assets from an investment will be included in income,
except to the extent the withdrawal is reimbursement of cash or
assets invested by the family. Where the family has net family
assets in excess of $5,000, annual income shall include the greater
of the actual income derived from all net family assets or a
percentage of the value of such assets based on the current
passbook savings rate, as determined by HUD;

The full amount of periodic amounts received from Social Security,
annuities, insurance policies, retirement funds, pensions, disability
or death benefits, and other similar types of periodic receipts,
including a lump-sum amount or prospective monthly amounts for



©

®)

(6)

)

€©))

the delayed start of a periodic amount (except as provided in

paragraph (c) (14) of this section);

Payments in lieu of earnings, such as unemployment and disability

compensation, workers' compensation and severance pay (except

as provided in paragraph (c) (3) of this section);

Welfare assistance. If the welfare assistance payment includes an

amount specifically designated for shelter and utilities that is

subject to adjustment by the welfare assistance agency in

accordance with the actual cost of shelter and utilities, the amount

of welfare assistance income to be included as income shall consist

of:

O] The amount of the allowance or grant exclusive of the amount
specifically designated for shelter or utilities; plus

(i)  The maximum amounts that the welfare assistance agency
could in fact allow the family for shelter and utilities. If the
family's welfare assistance is ratably reduced from the
standard of need by applying a percentage, the amount
calculated under this paragraph (b) (6) (ii) shall be the
amount resulting from one application of the percentage;

Periodic and determinable allowances, such as alimony and child

support payments, and regular contributions or gifts received from

organizations or from persons not residing in the dwelling;

All regular pay, special pay and allowances of a member of the

Armed Forces (except as provided in paragraph (c) (7) of this

section).

Annual income does not include the following:

€
2

3)

4)

5)
(6)

Q)

Income from employment of children (including foster children)
under the age of 18 years;

Payments received for the care of foster children or foster adults
(usually persons with disabilities, unrelated to the tenant family,
who are unable to live alone);

Lump-sum additions to family assets, such as inheritances,
insurance payments (including payments under health and accident
insurance and workers' compensation), capital gains and settlement
for personal or property losses (except as provided in paragraph (b)
(5) of this section);

Amounts received by the families that are specifically for or in
reimbursement of, the cost of medical expenses for any family
member;

Income of a live-in aide, as defined in Sec. 5.403;

The full amount of student financial assistance paid directly to the
student or to the educational institution;

The special pays to a family member serving in the Armed Forces
who is exposed to hostile fire;



€©))

€C))
(10)

(11)

(13)

0)

Q)

iii)

(@iv)

V)

Amounts received under training programs funded by HUD;
Amounts received by a person with a disability that are
disregarded for a limited time for purposes of Supplemental
Security 