Annual PHA Plan U.S. Department of Housing and Urban Development OMB No. 2577-0226

(Standard PHAs and
Troubled PHAS)

Office of Public and Indian Housing Expires: 02/29/2016

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

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

Definitions.

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

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

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

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

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

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

PHA Information.

Al

PHA Name: Southern Nevada Regional Housing Authority (SNRHA) PHA Code: NV018

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

PHA Plan for Fiscal Year Beginning: (MM/YYYY): 10/2016

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

Number of Public Housing (PH) Units 2755 Number of Housing Choice Vouchers (HCVs) 11,013 Total Combined Units/Vouchers 13,768
PHA Plan Submission Type: [] Annual Submission XRevised Annual Submission FY2017 AMENDMENT-01

Availability of Information.

SUMMARY OF RESIDENT/STAFFE/PUBLIC CONSULTATION AND INPUT

The involvement of the residents, staff, and the general public is an important part of the planning process. Since
many aspects of the Authority’s operations have a direct effect on both, it is important to involve all stakeholders
in strategic planning processes. Meetings with the Resident Advisory Board (RAB) were held to review the plan
and solicit input. A complete list of attendees at each meeting is available upon request.

The Amendment-01 final draft was placed on public display beginning 9/12/2016 coinciding with the first
advertisement of the Public Hearing. A copy of the PHA Plan and associated documents were/are available to view
a copy on our website www.snvrha.org, Welcome Page, scroll down to Agency Plans section and click on “click
here for all Agency Plans” and scroll down to the pdf icon for this plan.

The Plan and Addendums will also be available at all Public Housing Community Offices as well as in the main
lobby areas of SNRHA Administrative Offices located at:

- Howard Cannon Center at 340 North 11" Street, Las Vegas, NV 89101.

- W.F. Cotrell Admin Building at 5390 East Flamingo Rd., Las Vegas, NV 89122.

- Housing Programs at 380 North Maryland Pkwy., Las Vegas, NV 89101.

The comment period ended with a Public Hearing held at the Howard Cannon Center Board Chambers located at
340 North 11" Street, Las Vegas, NV 89101 on October 31, 2016 at 5:30pm. The written comments either received
in writing prior to the Public Hearing or received at the Public Hearing are included under:

Amendment-01 Attachment — B6
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] PHA Consortia: (Check box if submitting a Joint PHA Plan and complete table below) Not Applicable

Program(s) not in the No. of Units in Each Program

Participating PHAs PHA Code Program(s) in the Consortia C i
onsortia PH HCV

Lead PHA:

Annual Plan Elements

B.1

Revision of PHA Plan Elements.

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

<
=z

Statement of Housing Needs and Strategy for Addressing Housing Needs
Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions.
Financial Resources.

Rent Determination.

Operation and Management. FY2017 AMENDMENT-01
Grievance Procedures.

Homeownership Programs.

Community Service and Self-Sufficiency Programs.

Safety and Crime Prevention.

Pet Policy.

Asset Management.

[0 X Substantial Deviation.

[0 X significant Amendment/Modification

OO0OXOOX KKXX
MMXOXXOOOOO

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

Statement of Housing Needs and Strategy for Addressing Housing Needs : All Statistical Data has been updated, however, at
this time the Strategy for Addressing Housing Needs remains the same. See Attachment Bla

Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions: AMP number was updated to reflect
the correct AMP number for Vera Johnson B. All Revisions to the ACOP and Administrative Plan are included in attachment.
See Attachment B1b

Financial Resources: All statistical Data has been updated, however, the Financial Resources remain the same.
See Attachment Blc

Rent Determination: Adjustments were made to the Payment Standards and SNRHA Minimum Rent was clarified to include
an explanation of the minimum rent hardship exception. See Attachment B1d

Operation and Management: All Statistical Data has been updated, updates made as shown. FY2017 AMENDMENT-01
See Attachment Ble

Grievance Procedures: No Changes Have been made to the existing Grievance Procedures. See Attachment B1f

Homeownership Programs: Correction to AMP number has been made in the existing Homeownership Policies. See
Attachment Blg
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B.1 Community Service and Self-Sufficiency Programs: All Statistical and Provider Data has been updated. See Attachment B1h
(Cont.)

Safety and Crime Prevention: No changes have been made to the current Safety and Crime Prevention Policies.
See Attachment B1i

Pet Policy: No changes have been made to the current Pet Policy. See Attachment B1]j

Asset Management: No Changes have been made to the current Asset Management Plan. See Attachment B1k

Substantial Deviation: No changes have been made to the Substantial Deviation criteria. See Attachment B1I

Significant Amendment/Modification: No changes have been made to the Significant Amendment/Modification criteria.
See Attachment B1l

(c) The PHA must submit its Deconcentration Policy for Field Office review.
See Attachment B1lb

B.2
New Activities.

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

Hope VI or Choice Neighborhoods.

Mixed Finance Modernization or Development.

Demolition and/or Disposition.

Designated Housing for Elderly and/or Disabled Families.

Conversion of Public Housing to Tenant-Based Assistance.

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

Occupancy by Police Officers.

Non-Smoking Policies.

Project-Based Vouchers.

Units with Approved Vacancies for Modernization.

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

OXOXOOXROXKXXX <
XOXOXXOXOOOO z

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

Hope VI or Choice Neighborhoods: SNRHA is planning to apply for Hope VI Revitalization or CNI grant in the Plan year.
See Attachment B2a

Mixed Finance Modernization or Development: Please refer to Demolition and/or Disposition for proposed SNRHA Mixed
Finance or Development Plans. See Attachment B2b

Demolition and/or Disposition: As a result of the Authority’s extensive redevelopment activities, several of the Authority’s
family developments are included as considerations for demolition and/or disposition. See Attachment B2b

Designated Housing for Elderly and/or Disabled Families: Currently, Harry Levy Gardens (NV208), James Down Towers
(NV2-12), Espinoza Terrace (NV13-02), Lubertha Johnson (NV18-21), Rose Gardens (NV18-20), and Arthur Sartini Plaza
(NV2-21) are covered under an existing Allocation Plan as designated for the elderly only. SNRHA may consider pursuing this
designation for Arthur Sartini Annex (a portion of AMP402, consisting of 39 units) and Schaffer Heights (a portion of
AMP404, consisting of 75 units). See Attachment B2c

Conversion of Public Housing to Tenant-Based Assistance: There have been no changes to this plan for the upcoming fiscal
year.

Conversion of Public Housing to Project-Based Assistance under RAD: The SNRHA continues with its efforts to convert more
public housing assistance under the RAD Program. See Attachment B2d
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B.2
(Cont) | Occupancy by Over-Income Families: There have been no changes to this Policy. At this time SNRHA does not admit families
who are over income at time of initial lease up.

Occupancy by Police Officers: There have been no changes to this Policy.

Non-Smoking Policies: Language has been added to the Policy giving SNRHA the ability to designate additional properties as
Non-Smoking. See Attachment B2e

Project-Based Vouchers: No changes have been made to this Policy.

Units with Approved Vacancies for Modernization: Statuses have been updated, but no new units have been added to the list.
See Attachment B2f

Other Capital Grant Programs: SNRHA is aware of these available grants but is not planning to apply at this time. We will be
considering in the near future.

B.3 Civil Rights Certification.
Form HUD-50077, PHA Certifications of Compliance with the PHA Plans and Related Regulations, must be submitted by the PHA as an electronic
attachment to the PHA Plan.

See Attachment B3

B.4 Most Recent Fiscal Year Audit.
(a) Were there any findings in the most recent FY Audit?

Y N
0 X

(b) If yes, please describe:
See Attachment B4

B.5 Progress Report.

Provide a description of the PHA’s progress in meeting its Mission and Goals described in the PHA 5-Year and Annual Plan.
See Attachment B5

B.6 Resident Advisory Board (RAB) Comments.

(a) Did the RAB(s) provide comments to the PHA Plan?

Y N
X O
(c) If yes, comments must be submitted by the PHA as an attachment to the PHA Plan. PHAs must also include a narrative describing their
analysis of the RAB recommendations and the decisions made on these recommendations.

FY2017 Amendment-01 See Attachment B6

B.7 Certification by State or Local Officials.

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

FY2017 Amendment-01 See Attachment B7

B.8 Troubled PHA.

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

OOX

(b) If yes, please describe:
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C. Statement of Capital Improvements. Required for all PHAs completing this form that administer public housing and
receive funding from the Capital Fund Program (CFP).
Capital Improvements. Include a reference here to the most recent HUD-approved 5-Year Action Plan (HUD-50075.2) and the date that it was
Cc1 approved by HUD.

Even though the new Capital fund Rule effective November 25, 2013 decouples the Capital Fund forms from the larger
PHA Plan submission; the SNRHA will complete and submit the Capital fund Program Annual Statement/Performance
and Evaluation Report, form HUD-50075.1, for each current and open CFP grant as part of their Agency Plan Annual
Plan process. See Attachment C

HUD Form-50075.2 approved by HUD on 12/22/2015.
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Statement of Housing Needs and Strategy for Addressing Housing Needs

A. Housing Needs of Families in the Jurisdiction by Family Type

Housing Needs of Families in the Jurisdiction
by Family Type
Family Type Overall [Affordability| Supply Quality Accessibility Size Location
Income <= 30%
of AMI 13,290 5 5 4 3 3 4
Income >30%
but <=50% of 11,503 5 5 4 3 3 4
AMI
Income >50%
but <80% of 16,433 5 4 3 3 3 3
AMI
Elderly 11,322 5 5 4 5 3 4
Families with
Disabilities 7,543 > > 4 > 3 4
White 17,745 4 4 3 2 2 3
Black 6,214 4 4 3 2 2 3
Hispanic 9,976 4 4 3 2 2 3
Race/Ethnicity

What sources of information did the PHA use to conduct this analysis? (Check all that apply; all
materials must be made available for public inspection.)

e Consolidated Plan of the Jurisdiction/s. Indicate year: 2006-2010

o U.S. Census data: the Comprehensive Housing Affordability Strategy
(“CHAS”) dataset

B. Housing Needs of Families on the Public Housing and Section 8 Tenant- Based
Assistance Waiting Lists

State the housing needs of the families on the PHA’s waiting list/s. Complete one table for each

type of PHA-wide waiting list administered by the PHA. PHA may provide separate tables for

site-based or sub-jurisdictional public housing waiting list at their option.

Section 8
# of families | % of total families [ Annual Turnover

Waiting list total 801

Extremely low income <=30% AMI 153 19.1%
Very low income (>30% but <=50% AMI) 52 6.4%
Low income (>50% but <80% AMI) 8 1%
Families with children (<=17) 359 44.8%
Elderly families (62+) 107 13.3%
Families with Disabilities 62 7.7%
White 170 21.4%
Black 599 74.7%
Asian 43 .04%
American Indian/Alaskan Native 8 1%
Native Hawaiian/Other Pacific Islander 6 .07%
Hispanic or Latino 100 12.5%

SNRHA FY2017 Annual Plan - Statement of Housing Needs Page 1 of 3



Statement of Housing Needs and Strategy for Addressing Housing Needs

SSNRHA has closed the waiting list for the past 90 months. SNRHA plans to open the waiting
list for Non-Elderly Disabled target funding population only.

Public Housing

# of families | % of total families | Annual Turnover

Waiting list total 8467

Extremely low income <=30% AMI 8141 96.1%
Very low income (>30% but <=50% AMI) 286 3.4%
Low income (>50% but <80% AMI) 40 .05%
Families with children 5075 59.9%
Elderly families 398 4.7%
Families with Disabilities 1846 21.8%
White 2527 29.8%
Black 4879 57.6%
Asian 146 1.7%
American Indian/Alaskan Native 148 1.7%
Native Hawaiian/Other Pacific Islander 108 1.3%
Hispanic or Latino 1453 17.2%
PHA

Characteristics by Bedroom Size (PH Only)

0BR 0 0%
1BR 2894 34.2%
2BR 2629 31.1%
3BR 2382 28.1%
4 BR 562 6.6%
5BR 0 0.0%

The SNRHA Public Housing wait list is currently closed.

Designated Housing
# of families | % of total families | Annual Turnover

Waiting list total 1709

Extremely low income <=30% AMI 1610 94.2%

Very low income (>30% but <=50% AMI) 87 5.1%

Low income (>50% but <80% AMI 4 0.2%

Families with children 0 0

Elderly families 966 56.5%
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Statement of Housing Needs and Strategy for Addressing Housing Needs

Families with Disabilities 776 45.4%
White 730 42.7%
Black 671 39.3%
Asian 97 5.7%
American Indian/Alaskan Native 30 1.8%
Native Hawaiian/Other Pacific Islander 22 1.3%
Hispanic 264 15.4%
PHA

Characteristics by Bedroom Size (PH Only)

1BR 1532 89.5%
2 BR 180 10.5%
3BR 0 0.0%
4 BR 0 0.0%
5 BR 0 0.0%

The SNRHA Designated wait list is currently closed.

Attached are the Executive Summary of Preliminary Costs forms HUD-52828 from the March 2013
Physical Needs Assessment (PNA) conducted by The Nelrod Company.

Modernization, Replacement Housing and other developments funds will be utilized to implement plan
revisions. The PNA report will be reviewed and updated at least every five years.

The entire PNA report prepared by The Nelrod Company is available upon request.
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Physical Needs Assessment

U.S. Department of Housing

OMB Approval No.

Capital Fund Financing Program/ and Urban Development (exp.)
Operating Fund Financing Program Office of Public and Indian Housing HUD-52828
PNA Summary
Public Reporting Burden for this collection of information is estimated to average 16 hours per response, including the time for reviewing instructions, searching existing
data sources, gathering and maintaining the data needed, and completing and reviewing the collection of information. Response to this collection of information is
mandatory to obtain a benefit. The information requested does not lend itself to confidentiality. HUD may not conduct or sponsor, and an applicant is not required to
respond to a collection of information unless it displays a currently valid OMB control number.
HAName HA Number
Southern Nevada Regional HA NV018
Development / AMP Development / AMP Immediate Years 1-5 Years 6-10 Years 11-15 | Years 16-20 Total Per Unit
Name Number Need
Affordable Housing Affordable Housing $ 7,265,282.66 [$ 5,015,084.52 | $ 10,246,684.85 [$ 8,289,124.36 | $ 11,563,903.45 [ $ 42,380,079.85 | $ 56,356.49
Aida Brents Gardens NV018002301 $ - $ 181,133.55 | $ 322,804.05 | $ 248,344.30 | $ 316,581.70 | $ 1,068,863.60 | $ 44,535.98
Archie Grant Park NV018002302 $ 241,580.27 | $ 692,216.63 | $ 1,037,11236 | $ 829,896.82 | $ 1,902,787.78 | $ 4,703,593.86 | $ 37,628.75
Arthur D. Sartini Plaza NV018002303 $ 13,34409 ($ 1,806,73591 |$ 1570,518.87 |$ 1,629,368.96 | $ 2,473,243.72 |$ 7,493,211.54 | $ 28,931.32
Ernie Cragin Terrace NV018002304 $ - $ 27,602.28 | $ 202,630.14 | $ 999,798.56 | $ 326,399.92 |$ 1556,43091 | $ 38,910.77
Harry Levy Gardens NV018002306 $ - $ 43,487.09 [ $ 636,148.07 [$ 1,181,210.80 | $ 1,630,432.70 [$ 3,491,278.65 | $ 23,275.19
James Down Towers NV018002307 $ - $ 3,345,065.23 | $ 339,947.40 | $ 1,313,972.04 | $ 927,127.40 | $ 5,926,112.07 | $ 29,630.56
Marble Manor NV018002308 $ - $ 5587,559.48 |$ 4,620,714.78 [$ 2,498,093.63 | $ 2,261,287.01 | $ 14,967,654.89 [ $ 63,692.15
Sherman Gardens Annex NV018002309 $ 1,625,099.06 |$ 2,340,503.87 | $ 4,968,664.23 | $ 3,053,219.84 | $ 1,610,198.01 | $ 13,597,685.02 | $ 78,147.62
Scattered Sites / MROP NV018002311 $ - $ 2,209,85856 | $ 3,435,313.93 | $ 2,278,794.05 | $ 2,244,779.06 | $ 10,168,745.60 | $ 62,770.03
Sherman Gardens NV018002312 $ - $ 181594651 % 1,569,133.15($ 3,654417.15|$ 1,761,77591 |$ 8,801,272.72 | $ 62,866.23
Vera Johnson Manor A NV018002313 $ 217,300.00 | $ 3,966,386.30 | $ 154,533.10 | $ 652,543.29 | $ 2,688,44856 | $  7,679,211.25 [ $ 109,703.02
Vera Johnson Manor B NV018002314 $ 886,816.05 | $ 2,502,055.34 | $ 1,403,349.29 |$ 2,753,996.40 [ $ 4,392,496.84 | $ 11,938,713.92 | $ 106,595.66
Rose Garden Sr Citizen NV018007001 $ 3,108,000.00 |$ 5,801,516.37 [ $ 776,067.95 | $ 847,466.84 | $ 1,109,020.65 | $ 11,642,071.81 [ $ 97,017.27
Art Espinoza Terrace NV018013002 $ 67,281.49 |$ 1,436,103.85 [ $ 692,658.09 | $ 1,419,417.15|$ 2,233,176.62 |$ 5,848,637.20 | $ 58,486.37
Hampton Court Apts NV018013005 $ 105,355.91 | $ 916,809.46 | $ 873,892.42 |$ 1,882,940.49 |$ 1,618,093.93 |$ 5,397,092.21 [ $ 53,970.92
Hullum Homes NV018013007 $ 213,103.71 |$ 1,197,979.50 | $ 937,132.60 | $ 284,111.17 |$ 1,372,481.67 | $ 4,004,808.66 | $ 67,878.11
Biegger Estates NV018013008 $ 230,142.90 |$ 2,960,597.00 [ $ 1,463,289.85 |$ 2,659,497.99 |$ 1,846,119.85|$ 9,159,647.60 | $ 76,971.83
Schaffer Heights NV018013009 $ 10,122.94 [ $ 972,771.18 | $ 732,625.71 | $ 645,142.43 |$ 1,706,851.80 | $ 4,067,514.05 [ $ 54,233.52
Jones Gardens NV018013010 $ 195,792.10 | $ 2,205,774.10 |$ 1,741,013.01 [$ 1,418,231.20|$ 1,478,11941 |$ 7,038,929.82 [ $ 78,210.33
Scattered Sites NV018013016 $ 291,850.02 | $ 3,543,21258 |$ 2,493,180.78 | $ 2,576,865.98 [ $ 1,948,150.13 | $ 10,853,259.49 | $ 83,486.61
John W. Simmons Manor NV018013020 $ 1,119.89 |$ 1,176,988.89 | $ 951,385.01 | $ 815,130.85 [$ 1,072,961.26 | $ 4,017,585.90 | $ 65,862.06
Totals $ 14,472,191.08 | $ 49,745,388.24 | $ 41,168,799.63 | $ 41,931,584.27 | $ 48,484,437.40 | $ 195,802,400.62 | $ 59,388.05
Affordable Housing| $  7,265,282.66 | $ 5,015,084.52 | $ 10,246,684.85 |$ 8,289,124.36 | $ 11,563,903.45 | $ 42,380,079.85
Public Housing| $  7,206,908.43 | $ 44,730,303.69 [ $ 30,922,114.79 | $ 33,642,459.93 | $ 36,920,533.94 | $ 153,422,320.77
| diat per
Category mmeciate Years 1-5 Years 6-10 Years 11-15 | Years 16-20 Total Unit/BIldg/
Need .
Site/CA
Total Preliminary Esimated Cost $ - $ - $ - $ - $ - $ -
Component Imn':Iee(il(;slte Years 1-5 Years 6-10 Years 11-15 | Years 16-20 Total Per Unit

Windows $ - $ 6,407,031.45|$ 4,876,723.22 ($ 1,394,131.20 |$ 1,184,028.10 | $ 13,861,913.97 | $ 3,825.03
Roofs $ 119462119 |$% 438,985.99 | $ - $ 383,394.80 | $ 2,586,196.30 | $ 4,603,198.29 | $ 1,270.20
Kitchen $ 2,504,710.24 [$ 6,480,681.42 |$ 6,222,853.24 [$ 4,334,155.47 | $  6,820,616.61 [ $ 26,363,016.98 | $ 7,274.56
Bathroom $ 127336254 |$% 2995084.96 |$ 5,309914.82 |$ 1,693597.79 |$ 3,536,113.28 [ $ 14,808,073.40 | $ 4,086.11
Walls $ 5332.02($ 1,988,005.10 |$ 2,808,702.69 |$ 3,071,343.68 |$ 7,382,610.30 [ $ 15,255,993.79 | $ 4,209.71
Total Preliminary Esimated Cost $ 4,978,026.00 | $ 18,309,788.93 | $ 19,218,193.97 | $ 10,876,622.94 | $ 21,509,564.58 | $ 74,892,196.43 | $ 20,665.62

The NelRod Company
March 19, 2013




Strateqy for Addressing Housing Needs

Below is a brief description of SNRHA’s strategy for addressing the housing needs of families in
the jurisdiction and on the waiting list in the upcoming year:

(1) Strategies:

Need: Shortage of affordable housing for all eligible populations

Strategyl.

Maximize the number of affordable units available to the PHA within its

current resources by:

Strategy 2:

Employ effective maintenance and management policies to minimize the
number of public housing units off-line

Reduce turnover time for vacated public housing units

Reduce time to renovate public housing units

Seek replacement of public housing units lost to the inventory through mixed
finance development

Seek replacement of public housing units lost to the inventory through
section 8 replacement housing resources

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

Undertake measures to ensure access to affordable housing among families
assisted by the PHA, regardless of unit size required

Maintain or increase section 8 lease-up rates by marketing the program to
owners, particularly those outside of areas of minority and poverty
concentration

Maintain or increase section 8 lease-up rates by effectively screening Section

8 applicants to increase owner acceptance of program

Participate in the Consolidated Plan development process to ensure
coordination with broader community strategies

Increase the number of affordable housing units by:
Apply for additional section 8 units should they become available
Leverage affordable housing resources in the community through the
creation of mixed - finance housing
Pursue housing resources other than public housing or Section 8 tenant-based
assistance.

Need: Specific Family Types: Families at or below 30% of median

Strategy 1:

Target available assistance to families at or below 30 % of AMI

Exceed HUD federal targeting requirements for families at or below 30% of
AMI in public housing

Exceed HUD federal targeting requirements for families at or below 30% of
AMI in tenant-based section 8 assistance

Employ admissions preferences aimed at families with economic hardships
Adopt rent policies to support and encourage work

Need: Specific Family Types: Families at or below 50% of median

Strategy 1:

Target available assistance to families at or below 50% of AMI
Employ admissions preferences aimed at families who are working
Adopt rent policies to support and encourage work
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Strateqy for Addressing Housing Needs

Need: Specific Family Types: The Elderly

Strategy 1: Target available assistance to the elderly:
o Seek designation of public housing for the elderly
e Apply for special-purpose vouchers targeted to the elderly, should they
become available

Need: Specific Family Types: Families with Disabilities

Strategy 1: Target available assistance to Families with Disabilities:
e Seek designation of public housing for families with disabilities

e Carry out the modifications needed in public housing based on the section
504 Needs Assessment for Public Housing

e Apply for special-purpose vouchers targeted to families with disabilities,
should they become available

o Affirmatively market to local non-profit agencies that assist families with
disabilities

Need: Specific Family Types: Races or ethnicities with disproportionate housing needs

Strategy 1: Increase awareness of PHA resources among families of races and
ethnicities with disproportionate needs:
o Affirmatively market to races/ethnicities shown to have disproportionate
housing needs
e Continuing implementation of the Limited English Proficiency Plan in
conjunction with SNRHA’s Affirmative Marketing Plan to ensure all eligible
applicants/participants have equal access to all programs and services.
Strategy 2: Conduct activities to affirmatively further fair housing
e Counsel section 8 tenants as to location of units outside of areas of poverty or
minority concentration and assist them to locate those units
e Market the section 8 program to owners outside of areas of poverty /minority
concentrations
e Develop marketing tools such as flyers and brochures to educate eligible
applicants of available programs and resources.
e Participate in community activities that are likely to be attended by person who
are LEP and minorities to promote programs and services.
e Develop a strong Public relations system which shall include radio and television
appearances.

Other Housing Needs & Strategies: (list needs and strategies below)

2 Reasons for Selecting Strategies
Of the factors listed below, select all that influenced the PHA'’s selection of the strategies
it will pursue:

e Funding constraints

e Staffing constraints

o Limited availability of sites for assisted housing

e Extent to which particular housing needs are met by other organizations in the
community

e Evidence of housing needs as demonstrated in the Consolidated Plan and other
information available to the PHA
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Strateqy for Addressing Housing Needs

Influence of the housing market on PHA programs

Community priorities regarding housing assistance

Results of consultation with local or state government

Results of consultation with residents and the Resident Advisory Board
Results of consultation with advocacy groups

The Authority has reviewed data utilized in the Housing Needs Assessment, incorporated new
data where available, and has found no significant changes in the housing needs in Southern
Nevada.

The Authority continues to incorporate an assessment of specific need when considering any
significant modernization, revitalization, or development initiatives. The Authority shall also
increase the percentage of fully accessible units for disabled tenants as well as develop and
implement a strong Affirmative Fair Marketing Plan. This Plan shall include Limited English
Proficiency (LEP) strategies to ensure LEP persons have full access to housing, including
homeowners and other services. All activities remain consistent with the City of Las Vegas, City
of North Las Vegas, Clark County and City of Henderson Consolidation Plans.
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Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions :

A. Public Housing (PH)

(i) Eligibility

a.  SNRHA verifies eligibility for admission to public housing as follows:

e SNRHA pulls applicants from its waiting list based on historical data relating
to the number of future vacancies and percentage of withdrawn applicants
that are pulled to ensure an adequate pool of certified eligible applicants are
always available for units as they become vacant and available. When
applicants are pulled, all verification of preferences and other eligibility
requirements are completed as well as a full application

b.  SNRHA uses the following non-income (screening) factors to establish eligibility for
admission to public housing
e Criminal or Drug-related activity
e Requesting criminal records from FBI, local law and State law enforcement
agencies for screening purposes.
e Rental history

c.  SNRHA checks to ensure no bad debt is owed to any other housing authority, by use
of the EIV System:
o Reviewing for current housing assistance and/or past terminations of
assistance or debts owed.

(if) Waiting List Organization

a. SNRHA uses the following methods to organize its public housing waiting list
Community-wide list
e Site-based waiting lists for designated communities through centralized
system as described in the ACOP

b. Interested persons may apply for admission to public housing at the following
location:
¢ PHA main administrative offices or by downloading an application from its
website and mailing in the application.

c. SNRHA plans to operate up to seven (7) site-based waiting lists in the coming year.
All of the site-based wait lists were previously HUD approved. Families may be on
all open lists for which they qualify.

d.  Interested persons may obtain more information about and sign up to be on the site-
based waiting lists at the following location:
e PHA main administrative offices

(iii) Assignment

Applicants ordinarily are given two vacant unit choices before they are withdrawn from
the wait list. The exception to this policy would be if the applicant was offered an
incorrect unit for their needs or in the case of a reasonable accommodations request.
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Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions :

(iv) Admissions Preferences

a. Income targeting:

o SNRHA plans to exceed the federal targeting requirements by targeting more
than 40% of all new admissions to public housing to families at or below
30%.

b. Transfer policies:
Transfers take precedence over new admissions in the following instances:
e Emergencies (including VAWA)
e Medical justification
o Administrative reasons determined by the PHA (e.g., to permit
modernization work, community safety)

C. Preferences
SNRHA have established the following preferences for admission to public housing
(other than date and time of application):

Former Federal preferences:
o Federally declared disasters

Other preferences: (select below)
e Working families and those unable to work because of age or disability
Veterans and veterans’ families
Residents who live and/or work in the jurisdiction
Those enrolled currently in educational, training, or upward mobility
programs
Other preference(s) (list below)
Disabled Veteran
Family of a deceased veteran
Homeless Referral preference

The SNRHA does use income targeting preferences for unit offers,

(v) Occupancy

a. Applicants and residents can use the following reference materials to obtain
information about the rules of occupancy of public housing:
e The PHA-resident lease
e The PHA’s Admissions and Continued Occupancy policy
e PHA briefing seminars or written materials

b. Residents must notify the SNRHA of changes in family composition in the following
circumstance:

e In writing within 10 calendar days, anytime a change in income or family
composition occurs.
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Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions :

(vi) Deconcentration and Income Mixing

a. The SNRHA conducted an analysis of its family (general occupancy) developments
to determine concentrations of poverty to indicate the need for measures to promote
deconcentration of poverty or income mixing.

b. The SNRHA adopted the following changes to its admissions policies based on the
results of the required analysis of the need to promote deconcentration of poverty or
to assure income mixing:

Did the SNRHA adopted the following changes to other policies based on the results of
the required analysis the need for deconcentration of poverty and income mixing? YES

If the answer to ¢ was yes, how would you describe these changes? (select all that apply)

Additional affirmative marketing

Actions to improve the marketability of certain developments

f. Based on the results of the required analysis, the SNRHA will make special efforts to

attract or retain higher-income families in the following developments:

Sherman Gardens

Villa Capri

Marble Manor Annex
Vera Johnson -B

Vera Johnson Manor —A
Hampton Court

Hullum Homes

Biegger Estates

Jones Gardens

AMP 408 (NV 214)

AMP 408 (NV 215)

AMP 407 (NV 203b)
AMP 411 (NV 222b)
AMP 406 (NV 222a)
AMP 404 (NV 1305)
AMP 407 (NV 1307)
AMP 406 (NV 1308)
AMP 407 (NV 1310)

g. Based on the results of the required analysis, SNRHA will make special efforts to

assure access for lower-income families for the following developments:
AMP 408 (NV214 & NV215), AMP 407 (NV203b), AMP 411 (NV222b),
AMP 406 (NV222a), AMP 404 (NV1305), AMP 407 (NV1307), AMP 406

(NV1308) & AMP 407 (NV1310)

B. Housing Choice Voucher (HCV)
Exemptions: PHAs that do not administer HCV are not required to complete sub-component
3B. Unless otherwise specified, all questions in this section apply only to the tenant-based
section 8 assistance program (vouchers, and until completely merged into the voucher
program, certificates).

(i)

Eligibility

SNRHA conducts screening to determine criminal and drug-related activity, more
extensively than required by law or regulations.

SNRHA request criminal records from local law enforcement agencies for screening

purposes. This includes FBI access from the FBI for screening purposes.

SNRHA shall provide the current address and if known prior address and landlord.

Project-Based Voucher Program. After one year participants are eligible to receive a
tenant based voucher “if” funding is available and they have given a proper (60 days)

notice to their manager and have no pending evictions for unpaid debts.

SNRHA FY2017 Annual Plan — Deconcentration & Other Policies that Govern Eligibility, Selection and
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Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions :

Applications for admissions are done through the PHA’s Main office via telephone.
(i) Search Time

SNRHA will give extensions on standard 60-day period to search for a unit, in the event
the applicant can demonstrate an effort to find housing at the discretion of the PHA and
as a reasonable accommodation for disabled applicants. Additionally, SNRHA shall issue
vouchers to disabled participants for 90 days for their initial search. The SNRHA may
extend an additional 30 days as a reasonable accommaodation.

Income targeting
¢ SNRHA does not plan to exceed the federal targeting requirements by
targeting more than 75% of all new admissions to the section 8 program to
families at or below 30% of median area income

Preferences
SNRHA have established preferences for admission to section 8 tenant-based
assistance. The weighted value is in the order listed with none having equal weights.

Former Federal preferences

Federally declared disasters
e Foster youth aging out of the foster care system
o FUP/VASH referrals

The SNRHA does employ admissions preferences in the following order of priority.
None have equal weight:

o Involuntary Displacement —Federally declared disasters

o Foster Youth Aging Out of the Foster Care System —limited to 10 per year

e Family Unification referrals

o Working preference which includes elderly and disabled and those applicants

enrolled in a training program.
e Veteran Preferences
e Resident Preferences

Among applicants on the waiting list with equal preference status, they are then
selected by date and time of their applications.

SNRHA does employ preferences for residents who live and/or work in the
jurisdiction and it has been approved by HUD.

Relationship of preferences to income targeting requirements: This is not applicable.

(i)  Special Purpose Section 8 Assistance Programs

The documents or other reference materials are the policies governing eligibility,
selection, and admissions to any special-purpose section 8 program administered by the
PHA contained within the Section 8 Administrative Plan and HCV Briefing Packets

The SNRHA announces the availability of any special funding using public notices in all
local newspapers as well as via faxes to organizations that service low-income families,
including seniors and disabled.
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Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions :

A. Public Housing (PH)

(i) Eligibility

a.  SNRHA verifies eligibility for admission to public housing as follows:

e SNRHA pulls applicants from its waiting list based on historical data relating
to the number of future vacancies and percentage of withdrawn applicants
that are pulled to ensure an adequate pool of certified eligible applicants are
always available for units as they become vacant and available. When
applicants are pulled, all verification of preferences and other eligibility
requirements are completed as well as a full application

b.  SNRHA uses the following non-income (screening) factors to establish eligibility for
admission to public housing
e Criminal or Drug-related activity
e Requesting criminal records from FBI, local law and State law enforcement
agencies for screening purposes.
e Rental history

c.  SNRHA checks to ensure no bad debt is owed to any other housing authority, by use
of the EIV System:
o Reviewing for current housing assistance and/or past terminations of
assistance or debts owed.

(if) Waiting List Organization

a. SNRHA uses the following methods to organize its public housing waiting list
Community-wide list
e Site-based waiting lists for designated communities through centralized
system as described in the ACOP

b. Interested persons may apply for admission to public housing at the following
location:
¢ PHA main administrative offices or by downloading an application from its
website and mailing in the application.

c. SNRHA plans to operate up to seven (7) site-based waiting lists in the coming year.
All of the site-based wait lists were previously HUD approved. Families may be on
all open lists for which they qualify.

d.  Interested persons may obtain more information about and sign up to be on the site-
based waiting lists at the following location:
e PHA main administrative offices

(iii) Assignment

Applicants ordinarily are given two vacant unit choices before they are withdrawn from
the wait list. The exception to this policy would be if the applicant was offered an
incorrect unit for their needs or in the case of a reasonable accommodations request.
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Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions :

(iv) Admissions Preferences

a. Income targeting:

o SNRHA plans to exceed the federal targeting requirements by targeting more
than 40% of all new admissions to public housing to families at or below
30%.

b. Transfer policies:
Transfers take precedence over new admissions in the following instances:
e Emergencies (including VAWA)
e Medical justification
o Administrative reasons determined by the PHA (e.g., to permit
modernization work, community safety)

C. Preferences
SNRHA have established the following preferences for admission to public housing
(other than date and time of application):

Former Federal preferences:
o Federally declared disasters

Other preferences: (select below)
e Working families and those unable to work because of age or disability
Veterans and veterans’ families
Residents who live and/or work in the jurisdiction
Those enrolled currently in educational, training, or upward mobility
programs
Other preference(s) (list below)
Disabled Veteran
Family of a deceased veteran
Homeless Referral preference

The SNRHA does use income targeting preferences for unit offers,

(v) Occupancy

a. Applicants and residents can use the following reference materials to obtain
information about the rules of occupancy of public housing:
e The PHA-resident lease
e The PHA’s Admissions and Continued Occupancy policy
e PHA briefing seminars or written materials

b. Residents must notify the SNRHA of changes in family composition in the following
circumstance:

e In writing within 10 calendar days, anytime a change in income or family
composition occurs.
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Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions :

(vi) Deconcentration and Income Mixing

a. The SNRHA conducted an analysis of its family (general occupancy) developments
to determine concentrations of poverty to indicate the need for measures to promote
deconcentration of poverty or income mixing.

b. The SNRHA adopted the following changes to its admissions policies based on the
results of the required analysis of the need to promote deconcentration of poverty or
to assure income mixing:

Did the SNRHA adopted the following changes to other policies based on the results of
the required analysis the need for deconcentration of poverty and income mixing? YES

If the answer to ¢ was yes, how would you describe these changes? (select all that apply)

Additional affirmative marketing

Actions to improve the marketability of certain developments

f. Based on the results of the required analysis, the SNRHA will make special efforts to

attract or retain higher-income families in the following developments:

Sherman Gardens

Villa Capri

Marble Manor Annex
Vera Johnson -B

Vera Johnson Manor —A
Hampton Court

Hullum Homes

Biegger Estates

Jones Gardens

AMP 408 (NV 214)

AMP 408 (NV 215)

AMP 407 (NV 203b)
AMP 411 (NV 222b)
AMP 406 (NV 222a)
AMP 404 (NV 1305)
AMP 407 (NV 1307)
AMP 406 (NV 1308)
AMP 407 (NV 1310)

g. Based on the results of the required analysis, SNRHA will make special efforts to

assure access for lower-income families for the following developments:
AMP 408 (NV214 & NV215), AMP 407 (NV203b), AMP 411 (NV222b),
AMP 406 (NV222a), AMP 404 (NV1305), AMP 407 (NV1307), AMP 406

(NV1308) & AMP 407 (NV1310)

B. Housing Choice Voucher (HCV)
Exemptions: PHAs that do not administer HCV are not required to complete sub-component
3B. Unless otherwise specified, all questions in this section apply only to the tenant-based
section 8 assistance program (vouchers, and until completely merged into the voucher
program, certificates).

(i)

Eligibility

SNRHA conducts screening to determine criminal and drug-related activity, more
extensively than required by law or regulations.

SNRHA request criminal records from local law enforcement agencies for screening

purposes. This includes FBI access from the FBI for screening purposes.

SNRHA shall provide the current address and if known prior address and landlord.

Project-Based Voucher Program. After one year participants are eligible to receive a
tenant based voucher “if” funding is available and they have given a proper (60 days)

notice to their manager and have no pending evictions for unpaid debts.
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Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions :

Applications for admissions are done through the PHA’s Main office via telephone.
(i) Search Time

SNRHA will give extensions on standard 60-day period to search for a unit, in the event
the applicant can demonstrate an effort to find housing at the discretion of the PHA and
as a reasonable accommodation for disabled applicants. Additionally, SNRHA shall issue
vouchers to disabled participants for 90 days for their initial search. The SNRHA may
extend an additional 30 days as a reasonable accommaodation.

Income targeting
¢ SNRHA does not plan to exceed the federal targeting requirements by
targeting more than 75% of all new admissions to the section 8 program to
families at or below 30% of median area income

Preferences
SNRHA have established preferences for admission to section 8 tenant-based
assistance. The weighted value is in the order listed with none having equal weights.

Former Federal preferences

Federally declared disasters
e Foster youth aging out of the foster care system
o FUP/VASH referrals

The SNRHA does employ admissions preferences in the following order of priority.
None have equal weight:

o Involuntary Displacement —Federally declared disasters

o Foster Youth Aging Out of the Foster Care System —limited to 10 per year

e Family Unification referrals

o Working preference which includes elderly and disabled and those applicants

enrolled in a training program.
e Veteran Preferences
e Resident Preferences

Among applicants on the waiting list with equal preference status, they are then
selected by date and time of their applications.

SNRHA does employ preferences for residents who live and/or work in the
jurisdiction and it has been approved by HUD.

Relationship of preferences to income targeting requirements: This is not applicable.

(i)  Special Purpose Section 8 Assistance Programs

The documents or other reference materials are the policies governing eligibility,
selection, and admissions to any special-purpose section 8 program administered by the
PHA contained within the Section 8 Administrative Plan and HCV Briefing Packets

The SNRHA announces the availability of any special funding using public notices in all
local newspapers as well as via faxes to organizations that service low-income families,
including seniors and disabled.
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ENCOURAGING PARTICIPATION IN AREAS WITHOUT LOW INCOME OR MINORITY
CONCENTRATION

SNRHA is committed to providing its Section 8 participants with the broadest possible range of
housing choices. At the briefing, families are encouraged to search for housing in non-impacted
areas and informed that SNRHA will provide assistance to families who wish to do so. Non-
impacted area is defined as census tracks within Clark County that are neither poverty-impacted

areas nor areas of racial concentration identified by the Clark County and the HUD voluntary
compliance agreement (VCA) as such.

SNRHA has areas of poverty and minority concentration clearly delineated in order to provide
families with information and encouragement in seeking housing opportunities outside highly
concentrated areas. SNRHA encourages participation by owners of units outside of areas of
poverty and minority concentration. SNRHA will also continue to be members of the NV
Apartment Association and use media and other educational forums to promote the Housing
Choice Program throughout all communities. This outreach includes developing partnerships
with agencies that represent the disabled population within our communities.

SNRHA has developed and provides all participants with its deconcentration map that show
various areas and information about facilities and services in neighboring areas such as schools,
transportation, and supportive and social services.

SNRHA will investigate and analyze when Voucher holders are experiencing difficulties
locating or obtaining housing units outside areas of concentration. A report of where families are
currently leased vs. where families are moving will be maintained for SEMAP reporting
purposes, which address deconcentration efforts of SNRHA.

The assistance provided to such families includes:

e Providing families with a search record form to gather and record information

e Direct contact with landlords

e Counseling with the family

e Providing information about services in various non-impacted areas

e Meeting with neighborhood groups to promote understanding

e Formal or informal discussions with landlord groups

e Formal or informal discussions with social service agencies

SNRHA shall provide all applicants at their briefing an explanation of portability under the
Housing Choice Voucher Program, including in the packet shall be a listing of the names and
phone numbers of contact persons at neighboring housing authorities.

ASSISTANCE TO FAMILIES WHO CLAIM DISCRIMINATION

SNRHA will give participants a copy of HUD form 903 to file a complaint.

(See Chapter 2 regarding Fair Housing and Reasonable Accommodation)

© Copyright 2012 Nan McKay & Associates, Inc. page 7-10 Admin plan June 2015
Unlimited copies may be made for internal use.
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. MIXED POPULATION UNIT

A mixed population community is a public housing community, or portion of a community
that was reserved for elderly families and disabled families at its inception (and has retained
that character).

In accordance with the 1992 Housing Act, elderly families whose head spouse or sole
member is at least 62 years of age, and disabled families whose head, co-head or spouse or
sole member is a person with disabilities, will receive equal preference to such units.

No limit will be established on the number of elderly or disabled families that may
occupy a mixed population property. All other SNRHA preferences will be applied.

K. GENERAL OCCUPANCY UNITS

General occupancy units are designed to house all populations of eligible families. In
accordance with the SNRHA occupancy standards, eligible families not needing units
designed with special features or units designed for special populations will be admitted to
the SNRHA general occupancy units.

The SNRHA will use its local preference system as stated in this chapter for admission of
eligible families to its general occupancy units.

L. DECONCENTRATION OF POVERTY AND INCOME-MIXING

The SNRHA admission policy is designed to provide for de-concentration of poverty and
income mixing by bringing higher income tenants into lower income communities and lower
income tenants into higher income communities.

Gross annual income is used for income limits at admission and for income-mixing
purposes.

Skipping of a family on the waiting list specifically to reach another family with a lower or
higher income is not to be considered an adverse action to the family. Such skipping will be
uniformly applied until the target threshold is met.

The SNRHA will gather data and analyze, at least annually, the tenant characteristics of its
public housing stock, including information regarding tenant incomes, to assist in the
SNRHA de-concentration efforts.

The SNRHA will use the gathered tenant income information in its assessment of its public
housing developments to determine the appropriate designation to be assigned to the
community for the purpose of assisting the SNRHA in its de-concentration goals.

If the SNRHA annual review of tenant incomes indicates that there has been a significant
change in the tenant income characteristics of a particular community, the SNRHA will
evaluate the changes. The SNRHA will determine whether, based on the SNRHA
methodology of choice, the community needs to be re-designated as a higher or lower income
community or whether the SNRHA has met the de-concentration goals and the community
needs no particular designation.

4-9 ACOP Revised 2015
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Deconcentration and Income-Mixing Goals

Admission policies related to the de-concentration efforts of the SNRHA do not impose
specific quotas. Therefore, the SNRHA will not set specific quotas, but will strive to achieve
de-concentration and income mixing in its developments.

The SNRHA income-mixing goal is a long-range goal and may not be achieved in the first
year of implementation. The SNRHA will use its annual analysis of its public housing stock
and tenant incomes to provide benchmarks for the SNRHA.

The SNRHA income-mixing goal, in conjunction with the requirement to achieve income
targeting, will be achieved via unit offer procedures described in Section P of this

chapter.

Community Designation Methodology
Aggregate Average Method

The SNRHA will review the annual resident income of all family sites to develop an average
annual income, which will be used as a baseline. Developments with an average annual
income above that baseline will be considered higher income developments, and developments
with an average annual income below the baseline will be considered

lower income developments.

Upon analyzing its findings the SNRHA will apply the policies, measures and incentives listed
in Section P of this chapter to bring higher income families into lower income developments.

SNRHA Incentives for Higher Income Families
Covered in Section P of this Chapter.

M. REMOVAL FROM WAITING LIST AND PURGING [24 CFR 960.204(a)

The waiting list will be purged at least bi-annually by a mailing to all applicants to ensure
that the waiting list is current and accurate. The mailing will ask for current information
and confirmation of continued interest.

If an applicant fails to respond within 14 calendar days, s/he will be removed from the
waiting list. If a letter is returned by the Post Office, the applicant will be removed without
further notice and the envelope and letter will be maintained in the file. Failure to respond
will result in removal from all waiting lists.

If an applicant is removed from the waiting list for failure to respond, they will not be
entitled to reinstatement unless a person with a disability requests a reasonable
accommodation for being unable to reply within the prescribed period.

Notices will be made available in accessible format upon the request of a person with a
disability. An extension to reply to the purge notification will be considered as an
accommodation if requested by a person with a disability.

The SNRHA allows a grace period of 7 calendar days after completion of the purge

4-10 ACOP Revised 2015
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Financial Resources

New financial data was generated and incorporated into the Assessment of Financial Resources.
Refer to the template for information.

Financial Resources:
Planned Sources and Uses

Sources Planned $ Planned Uses
1. Federal Grants (FY2016)

a) Public Housing Operating Fund $13,429,096 | Estimated for 2016

b) Public Housing Capital Fund $3,861,882 | 2016 Allocation

b.1) RHF — Second 5-YR Increment $90,131 | 2016 Allocation

c) HOPE VI Revitalization

d) HOPE VI Demolition

e) Annual Contributions for Section 8 $104,587,699 | Estimated for 2016
Tenant-Based Assistance

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

g) Resident Opportunity and Self- $697,609
Sufficiency Grants

h) Community Development Block Grant

i) HOME

Other Federal Grants (list below)

EEY 15— CEP NV39P018501-15 $3,397,133 | Revised 2015 Allocation.

FFY 15— CFP NV39R018501-15 $336,496 | 2015 Allocation

FFY 15 — CFP NV39R018502-15 $173,119 | 2015 Allocation

FFY 14 — CFP NV39P018501-14 $3,497,989 | PH CFP
FFY 14 — CFP NV39R018501-14 $410,238 | CFP RHF-1* 5YR Increment.
FFY 14 — CFP NV39R018502-14 $170,192 | CFP RHF-2" 5YR Increment.
FFY 13 - CFP NV39P018501-13 $3,666,347 | PH CFP

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

3. Public Housing Dwelling Rental Income $5,772,418

4. Other income (list below)

Interest on general fund investments $63,800
Non-dwelling rental income $0
Other Income $296,945
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Financial Resources

Financial Resources:

Planned Sources and Uses

Sources Planned $ Planned Uses
Management Fee (internal) $5,370,218

5. Non-federal sources (list below)

Homeownership Proceeds (as of $4,306,060 | Homeownership to be used for
09/30/ 2015) new development

Disposition Proceeds $1,408,968 | Proceed from sale of PHA units

to be used for new development
of PHA units

Revised Total Resources

$146,166,123

Operations, Resident Programs
and Capital needs and
Replacement Housing

SNRHA FY2017AP - Financial Resources
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SOUTHERN NEVADA REGIONAL HOUSING AUTHORITY
Assessment of Financial Resources

The assessment of financial resources is intended to describe the major sources and uses of funds
available for the achievement of goals and objectives outlined in the Five Year Plan or
supporting operational documents and plans. Some of the resources are restrictive in the use as
defined in regulation or law and this information is available within the applicable regulations for
each program or activity. To generate this Assessment of Financial Resources, information was
taken from the following sources:

FY 2016 Public Housing Operating Budget (FYE 09/30/16)
FY 2016 Central Office Cost Center (FYE 09/30/16)
FY 2016 Housing Choice Voucher Program Budget (FYE 09/30/16)
FY 2016 Affordable Housing Budget (FYE 09/30/16)
FY 216 Neighborhood Stabilization Program (FYE 09/30/16)
FFY 2016 Capital Fund Program Budget & Replacement Housing Factor Il

The following charts summarize the financial health of the Authority. Generally, operating
funds are for the current fiscal year (PHA FYE 09/30/16) and special revenue funds are for the
current federal fiscal year. The PHA is assuming that operating revenue for FY 2016 will remain
constant.

SUMMARY OF INCOME — AGENCY-WIDE
FiscaL YEAR ENDING SEPTEMBER 30, 2016

@ $19,562,259

%\ @ $7,701,890

O $4,551,207
B $1,431,247

B $113,220,829

@ AMPS @CCOoC W Section 8
BmNSP O Affordable

Based on FY 2016, operating budgets total $146,467,432. The Low Income Public Housing
Program Asset Management Projects (AMPS) account for 13% and the Central Office Cost
Center account for 5%, the Housing Choice Voucher Program accounts for 77%, the Affordable
Housing Program accounts for 3%, and the Neighborhood Stabilization Program accounts for
1% of the agency’s operating revenue. Sources of income for each program are detailed in the
following charts and are based on FY 2016 program budgets.
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BREAKDOWN OF INCOME SOURCES — Low RENT PuBLIC HOUSING PROGRAM - AMPS
FiscaL YEAR ENDING SEPTEMBER 30, 2016

0 $5,772,418

B $296,945
O $13,429,096

ORental Income  @Other Income  @Operating Susidy

Rental Income represents 30% of total LIPH receipts, Other Income (Includes amount from
Interest for Other Programs) represents 1% of total LIPH receipts, and Operating Subsidy from
HUD represents 69% of total LIPH —AMPS receipts.

BREAKDOWN OF INCOME SOURCES — CENTRAL OFFICE COST CENTER (CCOC)
FISCAL YEAR ENDING SEPTEMBER 30, 2016

0 $1,462,552

0 $314,859
%

| $201,762_/

0 $5,700,218
OManagement Fees B Other Income
D Fee for Svr OFrontline Fees

Management Fees Income represents 74% of total Central Office Cost Center (CCOC) receipt,
Other Income (includes interest income and other income) represents 3% of total CCOC receipts,
Fee for Service income totals 4%, and Frontline income represents 19% of total CCOC receipts.

BREAKDOWN OF INCOME SOURCES — HOUSING CHOICE VOUCHER PROGRAM
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FiscaL YEAR ENDING SEPTEMBER 30, 2016

O $8,463,130
O $170,000

O $104,587,699

OAdmin Fee  OOther Income @HAP Subsidy

Administrative Fees represent 7% of total Housing Choice Voucher Program receipts, Other
Income represents less than 1% of total Housing Choice Voucher receipts, and HAP Subsidy
from HUD represents 92% of total Housing Choice Voucher Program receipts.

BREAKDOWN OF INCOME SOURCES — AFFORDABLE HOUSING PROGRAM
FiscaL YEAR ENDING SEPTEMBER 30, 2016

O $62,969

0 $513,569

B $1,431,247

B Dwelling Income ONon-Dwelling Income OOther Income

Dwelling Income represents 87% of total Affordable Housing receipts, Non-Dwelling Income
represents 11% of total Affordable Housing receipts, and Other Income represents 1% of total
Affordable Housing receipts.

BREAKDOWN OF INCOME SOURCES — NEIGHBORHOOD STABILIZATION PROGRAM
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FiscAL YEAR ENDING SEPTEMBER 30, 2016

B $1,431,247

@ Dwelling Income

Dwelling Income represents 100% of total Neighborhood Stabilization Program’s receipts.

INCOME FROM SPECIAL REVENUE FUNDS

O $90,132

O $3,861,882

BCPF FFY 2016 ORHF2

All special revenue funds are from HUD FFY 2016 and are awarded during the PHA’s FY 2016 based on
budgets submitted with this plan. Of special revenue funds, the Capital Fund Program represents 298%

of funding; the Replacement Housing Factor Il represents 2%. Total special revenue funds are $3,952,014
resulting in total agency income for FY 2016 of $150,419,446.

Estimated Expenditures — Public Housing Program-AMPS
FiscaL YEAR ENDING SEPTEMBER 30, 2016
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o $0 W $325,200
O $2,349,152

O $488,650, O $7,198,332

m $3,262,174\§
Q \\ B $406,867

0 $4,558,468
| $2,147,200
O Admin B Tenant Svcs B Utilities
@ Maint Sal B Maint Mat & Contract  @Protective
O General oNonroutine B Asset Mgt Fee

Estimated Expenditures — Central Office Cost Center-COCC
FISCAL YEAR ENDING SEPTEMBER 30, 2016

$10,300 O $211,308
- $21’959l $152,625° '
O $95,000
| $92,987
B $520,467
O $6,179,693
O Admin B Tenant Svcs B Utilities @ Maint Sal & Mat
B Maint Contract O Protective O General O Nonroutine

Estimated Expenditures — Housing Choice Voucher Program
FISCAL YEAR ENDING SEPTEMBER 30, 2016
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® $196,907 ~ O $35,000

@ $1,000

O $8,250,817
OAdmin @ Supportive Svcs OUtilities @ Maint Sal & Mat
B Maint Contracts B Proct Svr B General O Nonroutine

The above Housing Choice Voucher Program expenditures do not include $104,587,699 in HAP
Payments that should be included under the General Expense line above.

Estimated Expenditures — Affordable Housing Program
FiscAL YEAR ENDING SEPTEMBER 30, 2016

O $181,485
O $1,433,985

0/ @ $43,044

O $45,000
B $429,390

V..

0 $74,100 __——— Q\ 0 $532,410
N O $745,425
B $1,039,129
O Admin B Tenant Svcs O Utilities
O Maint Sal B Maint Mat & Contracts O Protective
B General ONon-Routine @ Debt Service

The above Affordable Housing expenditures are based on the FY 2016 budget.

Estimated Expenditures — NEIGHBORHOOD STABILIZATION Program
FiSCAL YEAR ENDING SEPTEMBER 30, 2016
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O $181,485

o
O $45,000 $1,433,985
=]
. $429,390\\©/ $43,044
o $74,100_7. Q\ 0O $532,410
_ O $745,425
B $1,039,129

o Admin B Tenant Svcs O Utilities
O Maint Sal B Maint Mat & Contracts O Protective
B General ONon-Routine @ Debt Service

The above Neighborhood Stabilization Program expenditures are based on the FY 2016 budget.

SNRHA FY2017 Assessment of Financial Resources
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Rent Determination

Public Housing

Q) Income Based Rent Policies
The SNRHA has the following income based rent setting policy/ies for public housing
using, including discretionary (that is, not required by statute or regulation) income
disregards and exclusions:

e SNRHA will not employ any discretionary rent-setting policies for income
based rent in public housing. Income-based rents are set at the higher of 30%
of adjusted monthly income, 10% of unadjusted monthly income, the welfare
rent, or minimum rent (less HUD mandatory deductions and exclusions).

Minimum Rent
e The SNRHA has set the minimum rent at $50.00 and have not adopted any
discretionary minimum rent hardship exemption policies.

Rents set at less than 30% than adjusted income
e The SNRHA does not plan to change rents at a fixed amount or percentage
less than 30% of adjusted income, or have ceiling rents.

The SNRHA does not have nor plan to have ceiling rents.

Rent re-determinations:

e SNRHA requires tenants to report changes in income or family composition,
between income reexaminations, anytime the family experiences an income
increase, such that the changes result in an adjustment to rent.

The SNRHA does not plan to implement individual savings accounts for residents (ISAs)
as an alternative to the required 12 month disallowance of earned income and phasing in
of rent increases in the next year.

(i) Flat Rents

The SNRHA uses the following sources, to establish comparability, in setting the market-
based flat rents:
e Anamount no less than 80% of the applicable FMR established under 8 (¢)
of the U.S. Housing Act of 1937, in accordance with HUD Notice PIH 2014-
07.

(iii)  Section 8 Tenant-Based Assistance
Exemptions: PHAs that do not administer Section 8 tenant-based assistance are not
required to complete sub-component 4B. Unless otherwise specified, all questions in this
section apply only to the tenant-based section 8 assistance program (vouchers, and until
completely merged into the voucher program, certificates).

Payment Standards
Describe the voucher payment standards and policies.

The SNRHA’s payment standards are at 107% of FMR.

SNRHA FY2017AP — Rent Determination Page 1 of 2



Rent Determination

If the payment standard is lower than FMR, why has the PHA selected this standard?
(select all that apply) Not applicable

If the payment standard is higher than FMR, why has the PHA chosen this level?
This payment standard was chosen in order to alleviate an undue burden to the families
due to HUD’s changes in the bedroom size utility allowance.

SNRHA reviews Payment Standards annually.

The SNRHA consider in its assessment of the adequacy of its payment standard by
reviewing both success rates of assisted families and rent burdens of assisted families.

(iv) Minimum Rent

The minimum rent (TTP) for SNRHA is $50.00. The total tenant payment is the
greater of:

30% of the adjusted monthly income

10% of the monthly income

The minimum rent as established by SNRHA

The total tenant payment does not include charges for excess utility consumption
or other charges.

The SNRHA recognizes that in some instances even the minimum rent may
create a financial hardship for families. The SNRHA will review all relevant
circumstances brought to the SNRHA's attention regarding financial hardship as
it applies to minimum rent. The following section states that the SNRHA’s
procedures and policies in regard to minimum rent financial hardship as set
forth by the QHWRA.

SNRHA FY2017AP — Rent Determination Page 2 of 2



Ble



SOUTHERN NEVADA REGIONAL
HOUSING AUTHORITY

Amendment-01
to FY 2017 Annual Plan

PUBLIC COMMENT PERIOD
September 12, 2016 through October 31, 2016

Proposed Changes to the Current Agency Plan

Housing Choice Voucher ADMIN Plan
Chapter 8 - Housing Quality Standards and Rent Reasonableness Determinations
and Chapterl7- Project Based Vouchers
(\Various Pages)

(Please see attached)

Admissions and Continued Occupancy Policy (ACOP)
Chapter 16 - Project Based VVouchers
(Various Pages)

NOTE: If you are unable to read or understand this document please immediately
call 702-922-7006 or TTY 702-987-1898 for a free interpretation/translation

NOTA: Si no puede leer o entender este documento, por favor inmediatamente comuniquese
al 702-922-7006 o TTY 702-987-1898 para una apropiada interpretacion/traduccion gratuita.
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Housing Programs — Administrative Plan
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Phase Il - Chapters 8 & 17
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SNRHA Policy

Both the family and the owner will be given reasonable notice of all
inspections. Except in the case of a life threatening emergency, reasonable
notice is considered to be not less than 48 hours. Inspections may be
scheduled between 8:00 a.m. and 5:00 p.m. “Generally” inspections will be
conducted on business days only. In the case of a life threatening emergency
(See_Section 8-1.C. LIFE THREATENING CONDITIONS), SNRHA will
give as much notice as possible, given the nature of the emergency. Notice
shall not be provided for fraud investigations.

8 10 | Added

Inspection Results and Re-inspections

If any HQS violations are identified, the owner or his/her representative will be
notified of the deficiencies on-site with a written notice to follow no later than the
next business day. This notice shall provide a time frame of 15 calendar days to
correct violations.

8-11.F. INSPECTION RESULTS AND REINSPECTIONS FOR UNITS UNDER
HAP CONTRACT

Notification of Corrective Actions

8 13 Added The owner and the family will be notified in writing of the results of all inspections.

When an inspection identifies HQS failures, SNRHA will determine (1) whether or
not the failure is a life threatening condition and (2) whether the family or owner is
responsible (See Section 8-1.C. LIFE THREATENING CONDITIONS).

Updated: 8-15-2016 @ 10:04am Page 1 of 14
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When failures that are not life threatening are identified, SNRHA will send the owner
and the family a written notification of the inspection results within 1 business day of
the inspection. The written notice will specify who is responsible for correcting the
violation, and the time frame within which the failure must be corrected. Generally
not more than 30 calendar days will be allowed for the correction, unless an extension
for good cause is determined by the Section—8Manager HQS Supervisor or HP

Management.

8 13 Changed

The notice of inspection results will inform the owner that if life threatening
conditions are not corrected within 24 hours, and non-life threatening conditions are
not corrected within the specified-thme-frame 30 calendar days (or any PHA-approved
extension), the owner’s HAP will be abated in accordance with SNRHA policy (see

8-11.G.).
8 13& Changed )

14 Likewise, in the case of family caused deficiencies, the notice will inform the family
that if corrections are not made within the-specified-thme-frame 30 calendar days (or
any PHA-approved extension, if applicable) the family’s assistance will be terminated
in accordance with PHA policy (see Chapter 12).

During any abatement period the family continues to be responsible for its share of
the rent and will be issued (within three (3) business days) a voucher to move. The
owner must not seek payment from the family for abated amounts and may not use
the abatement as cause for eviction. Payment will resume effective on the calendar
8 15 Added day the unit passes inspection and the tenant still resides in the unit. The landlord is
not entitled to any back rent from SNRHA for units that have been abated due to a
failed HQS. The maximum amount of time that HAP may be abated is 30 calendar

days.

Updated: 8-15-2016 @ 10:04am Page 2 of 14
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SNRHA must decide how long any abatement period will continue before the HAP
contract will be terminated.

SNRHA Policy

The maximum length of time that HAP may be abated is 30 calendar days. However,
if the owner completes corrections and notifies SNRHA before the termination of the
HAP contract, SNRHA may rescind the termination notice if:

Manual
Changes
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(1) the family still resides in the unit and wishes to remain in the unit and
(2) the unit passes inspection. Reasonable notice of HAP contract termination
by SNRHA is at least 30 calendar days.

If the owner does not make the necessary corrections by the end of the abatement

15, 16, period, SNRHA will send a notice of HAP termination to the owner and a notice to
8 17 & | Changed the family that the HAP contract is being terminated and the family must move in
18 order to continue to receive assistance. The notice will be mailed the 1st day of the

abatement period. Once the termination goes into effect, SNRHA will not rescind it.

Example 1:

July 1% - Unit failed inspection

July 16™ - Unit is re-inspected and fails. The HAP is placed in Abatement for 30
calendar days and the HAP Contract is cancelled (Owner/Agent and Participant

notified) effective August 31st.

The participant will be issued a moving packet within five (5) calendar days from the
date of the cancellation notice

The owner/agent must notify SNRHA by August 15" (end of the Abatement period),

Updated: 8-15-2016 @ 10:04am Page 3 of 14
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of deficiencies corrected and request a re-inspection.

If the unit passes inspection, the HAP payment will be reinstated and the participant
will have the option to remain in the unit or continue the moving process and the
contract cancellation date of August 31* will stand.

If the owner/agent does not notify SNRHA for the re-inspection, the HAP payments
will not be reinstated, the HAP contract will be cancelled as of August 31st, and the
family must vacate the unit as of this date and will be responsible for the full contract
rent to the owner/agent.

See Example 2 on the next page:

Example 2:

July 28™ - Unit fails inspection. A Notice of Default is immediately issued with a re-
inspection date for August 12™. (The Notice of Default will also notify the
owner/agent of a contract termination date of September 30™ if all unit deficiencies
are not corrected.) Any extensions for the re-inspection date must be received within
seven (7) calendar days of the original date of the Notice of Default.

August 4™ — SNRHA has received the Owner/Agent’s request for an extension for re-
inspection date. The request is granted. The owner/agent receives up to 15 additional
calendar days from the date of the original re-inspection date (August 12" + 15 days
= August 27™) for the re-inspection.

August 27" — Unit is re-inspected and fails. The unit will be placed in abatement (30
days from August 27" = September 26™) and the Notice of Cancellation of Contract
will be issued to the owner/agent confirming the cancellation date of September 30"
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(the last day of the month after the 30 day abatement period.) In addition, the
participant will be issued a moving packet within five (5) calendar days from the date
of the Notice of Cancellation of Contract.

The owner/agent must notify SNRHA by September 26™ (end of the Abatement
period) of deficiencies corrected and request a re-inspection.

If the unit passes inspection, the HAP payment will be reinstated and the participant
will have the option to: 1) remain in the unit or 2) continue the moving process and
the contract cancellation date of September 30" will stand.

If the unit fails inspection or if the owner/agent does not notify SNRHA for a re-
inspection, the HAP payments will not be reinstated and the HAP contract will be
cancelled as of September 30". If the participant remains in the unit after September
30" the participant will be responsible for the full contract rent to the owner/agent.

Families that reside in units, that have been abated, will be issued a voucher and will
have the option to move even if the assisted unit passes inspection (the third and final

inspection.)

Normally the maximum length of time that a HAP may be abated is 30 calendar days.
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SNRHA-owned Units [24 CFR 983.51(e) ard-, _983.59, and Notice PIH 2015-05]

A SNRHA-owned unit may be assisted under the PBV program only if the HUD
field office or HUD-approved independent entity reviews the selection process and
determines SNRHA-owned units were appropriately selected based on the selection
procedures specified in SNRHA’s administrative plan. If SNRHA selects a proposal
for housing that is owned or controlled by SNRHA, SNRHA must identify the entity
that will review the SNRHA proposal selection process and perform specific
functions with respect to rent determinations and inspections.

In the case of SNRHA-owned units, the term of the HAP contract and any HAP
contract renewal must be agreed upon by the PHA and a HUD-approved independent
entity (such as a licensed, state-certified appraiser.) In addition, an independent entity
must determine the rent to owner, the redetermined rent to owner, and reasonable
rent. Housing Quality Standards (HQS) inspections must also be conducted by an

independent entity. —the—initial-contractrent-must-be-approved-by-an—independent
v ol by ol | e icor.

17 6 Changed

Project Based Annual Inspections [24 CFR 983.103(d)]

At least annually during the term of the HAP contract, SNRHA must inspect a
random sample, consisting of at least 20 percent of the contract units in each building
to determine if the contract units and the premises are maintained in accordance with
HQS. Turnover inspections are not counted toward meeting this annual inspection
17 14 | Changed | requirement.

If more than 20 percent of the annual sample of inspected contract units in a
building fails the initial inspection, SNRHA must reinspect 100 percent of the
contract units in the building.
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17-1V.B. AGREEMENT TO ENTER INTO HAP CONTRACT

In order to offer PBV assistance in rehabilitated or newly constructed units,
SNRHA must enter into an agreement to enter into HAP contract (Agreement) with
the owner of the property. The Agreement must be in the form required by HUD [24
17 15 Added CFR 983.152(ab)].

The PHA may not enter into an Agreement if commencement of construction or
rehabilitation has commenced after proposal submission [24 CFR 983.152(c)].
Construction begins when excavation or site preparation (including clearing of the
land) begins for the housing. Rehabilitation begins with the physical commencement
of rehabilitation activity on the housing.

SNRHA Policy
SNRHA will establish and manage separate waiting lists for individual projects or
buildings that are receiving PBV assistance. SNRHA currently has waiting lists for
the following PBV projects:

e Juan Garcia

e Coronado

¢ Landsman (Rental Assistance Demonstration [RAD] Program)

[ ]

Vera Johnson B (Rental Assistance Demonstration [RAD]

SNRHA will also establish and manage separate waiting lists for the following
Rental Assistance Demonstration (RAD) Program conversion to PBV assistance
properties:

e Biegger Estates (Rental Assistance Demonstration [RAD] Program)
¢ Rose Gardens (Rental Assistance Demonstration [RAD] Program)

17 25 Changed 17-VI.F. OWNER SELECTION OF +FENANTSRESIDENTS
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SNRHA Policy
SNRHA will inform owners of their responsibility to screen prospective
| tepantsresidents, and will provide owners with the required known name and address

17 27 Changed information, at the time of the turnover HQS inspection or before. SNRHA will not
provide any additional information to the owner, such as tenancy history, criminal
history, etc.

Form of Lease [24 CFR 983.256(b)]

The tenant and the owner must enter into a written lease agreement that is signed

by both parties. If an owner uses a standard lease form for rental units to unassisted
tenantsresidents in the locality or premises, the same lease must be used for assisted
tenantsresidents, except that the lease must include a HUD-required tenancy
addendum. The tenancy addendum must include, word-for-word, all provisions
17 28 | Changed | required by HUD.
If the owner does not use a standard lease form for rental to unassisted
| tepantsresidents, the owner may use another form of lease, such as a SNRHA model
lease. SNRHA may review the owner’s lease form to determine if the lease complies
with state and local law. If SNRHA determines that the lease does not comply with
state or local law, SNRHA may decline to approve the tenancy.

Security Deposits [24 CFR 983.258]

17 29 Changed The owner may collect a security deposit from the tenant. SNRHA may prohibit
security deposits in excess of private market practice, or in excess of amounts charged
| by the owner to unassisted tenantsresidents.
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SNRHA Policy
SNRHA will make utility reimbursements to the family.

According to HUD’s Final Rule dated March 8, 2016, entitled “Streamlining
Administrative Regulations for Public Housing/Housing Choice VVoucher Final Rule,”
the PHA may elect to establish policies regarding the frequency of utility
reimbursement payments (URP) for payments made to the family,

1. The PHA will have the option of making URPs not less than each calendar-

38 & year quarter for reimbursements. In the event a family leaves the program in

17 39 Added advance of its next quarterly reimbursement, the PHA would be required to
reimburse the family for a prorated share of the applicable reimbursement.
PHAs exercising this option must have a hardship policy in place for
participants.

2. If the PHA elects to pay the utility supplier directly, the PHA must notify the
family of the amount paid to the utility supplier.

At this time, SNRHA will continue issuing monthly checks for utility reimbursement.

Other Charges by Owner

The owner may not charge extra amounts for items customarily included in rent in
17 39 | Changed | the locality or provided at no additional cost to unsubsidized terantsresidents in the
premises.

RENTAL ASSISTANCE DEMONSTRATION (RAD) PROGRAM:
SNRHA will administer a HUD, RAD (Rental Assistance Demonstration)

program, at-the +known-as-Landsman-Gardens-in-Henderson,-Nevada.
7

39 to

42 Changed

At the time of the RAD award the tenants-residents are temporarily housed at
other public housing and market units.

| Fenants—Residents of record of the Landsman—designated SNRHA RAD
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propertyies at the time of award will have the right of return to the property once
construction and rehabilitation are completed.  Fenants-Residents will be offered
units in accordance with their family composition at the time of reentry.

Units not occupied by returning terantsresidents will be occupied in accordance
with the Administrative Plan eligibility, admission, and selection policies for the
Project Based programs in Housing Choice VVoucher (Section 8) program.

Existing tenantsresidents are not subject to re-screening, income eligibility or
income targeting provisions in order to return-te-Landsman.

Existing terantsresidents who have been temporarily transferred, whose accounts
reflect a security deposit will have the security deposit transferred at RAD closing,
except in the case of the deposit being applied for unpaid rent or tenant caused
damage. Tenant is responsible for payment of any remaining security deposit due.

Tenant monthly rent increases of greater than 10% or $25 purely as a result of
conversion will be phased in over 3 years or extended up to 5 years by the PHA.
Increases will automatically be applied on the first day of the month of the effective
date of recertification.

Renewal of Lease: Under current regulations at 24 CFR 982.257 (b)(c), upon
lease expiration, SNRHA shall renew all leases unless cause exist.

FenantsResidents occupying the RAD, Project Based Conversion property
{Landsman} may be eligible to receive a Section 8 voucher after 1 year of occupancy
if regular tenant based vouchers are available and an appropriate 60—-day written
notice is provided to management. Tenant and tenant’s household must be in good
standing and meet eligibility requirements for the PHA’s; HCV (See—Section 8)
program prior to being issued a voucher. which-shat-income—criminal-background

Updated: 8-15-2016 @ 10:04am Page 10 of 14
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If the families are currently enrolled in PH Family Self-Sufficiency (FSS) after
the RAD conversion, SNRHA shall enroll them in its HCV FSS program. Resident
under RAD not enrolled in PH FSS at the time of conversion will not be eligible to
participate in the program.

Residents shall have the right to establish and operate a resident organization and
be eligible for participation funding.

Resident Procedural Rights [PIH-2012-32 (HA), REV-2]:

The following items must be incorporated into both the Section 8 Administrative
Plan and the Project Owner’s lease, which includes the required tenancy addendum,
as appropriate. Evidence of such incorporation may be requested by HUD for
purposes of monitoring the program.

Termination Notification:

HUD s incorporating additional termination notification requirements to comply
with section 6 of the Act for public housing projects that convert assistance under
RAD. In addition to the requlations at 24 CFR 8§ 983.257 related to Project Owner
termination of tenancy and eviction

(which MTW agencies may not alter) the termination procedure for RAD
conversions to PBV will require that PHAS provide adequate written notice of
termination of the lease which shall not be less than:

a. A reasonable period of time, but not to exceed 30 days:
i. If the health or safety of other tenants, PHA employees, or persons
residing in the immediate vicinity of the premises is threatened; or
ii. In the event of any drug-related or violent criminal activity or any
felony conviction;
b. 14 days in the case of nonpayment of rent; and
c. 30 days in any other case, except that if a State or local law provides for a
shorter period of time, such shorter period shall apply.
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Grievance Process:

Pursuant to requirements in the RAD Statute, HUD s establishing additional
procedural rights to comply with section 6 of the Act. For issues related to tenancy
and termination of assistance, PBV program rules require the Project Owner to
provide an opportunity for an informal hearing, as outlined in 24 CFR § 982.555.
RAD will specify alternative requirements for 24 CFR 8§ 982.555(b) in part, which
outlines when informal hearings are not required, to require that:

a. In addition to reasons that require an opportunity for an informal hearing
given in 24 CFR 8§ 982.555(a)(1)(i)-(vi),26 an opportunity for an informal
hearing must be given to residents for any dispute that a resident may have
with respect to a Project Owner action in accordance with the individual’s
lease or the contract administrator in accordance with RAD PBV
requirements that adversely affect the resident’s rights, obligations, welfare,
or status.

i. For any hearing required under 24 CFR 8§ 982.555(a)(1)(i)-(vi), the
contract administrator will perform the hearing, as is the current
standard in the program. The hearing officer must be selected in
accordance with 24 CFR § 982.555(e)(4)(i).

ii. For any additional hearings required under RAD, the Project Owner
will perform the hearing.

b. There is no right to an informal hearing for class grievances or to disputes
between residents not involving the Project Owner or contract
administrator.

c. The Project Owner gives residents notice of their ability to request an
informal hearing as outlined in 24 CFR § 982.555(c)(1) for informal
hearings that will address circumstances that fall outside of the scope of 24
CFR §982.555(a)(1)(i)-(vi).

d. The Project Owner provides opportunity for an informal hearing before an
gviction.

Current PBV program rules require that hearing procedures must be outlined in
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‘ Earned Income Disregard (EID)- [24 CFR 5.617]:

FenantsResidents who are employed and are currently receiving the EID
exclusion at the time of conversion will continue to receive the EID exclusion after
conversion, in accordance with regulations at 24 CFR § 960.255. After conversion, no
| other tenantsresidents will be eligible to receive the EID. If a tenant receiving the EID
exclusion undergoes a break in employment, ceases to use the EID exclusion, or the
EID exclusion expires in accordance with 24 CFR §960.255, the tenant will no longer
receive the EID exclusion and the Owner will no longer be subject to the provisions
| of 24 CFR 8960.255. Furthermore, terantsresidents whose EID ceases or expires after
conversion shall not be subject to the rent phase-in provision, as described in Section
1.7.B.3; instead, the rent will automatically be adjusted to the appropriate rent level
based upon tenant income at that time.

Changes to
Forms/
Brochures
Changes to
SOP

Earned Income Disregard (EID)

With HUD’s Final Rule dated March 8, 2016, entitled “Streamlining
Administrative Regulations for Public Housing/Housing Choice VVoucher Final Rule,”
the requirements changed that families maintain continual employment in order to
obtain EID benefits over a straight 24-month period. The Final Rule removes this
requirement for continuous employment and benefits now applies for a straight 24
month period, with a clear start and end date, irrespective of whether a family
maintains continual employment during the 24 months period. SNRHA shall not
track start and stop time of employments but shall track start date, the 12-month date
(on which the amount of the disregard may change from 100 percent to not less than
50% of earned income) and the 24-month end date. For families enrolled prior to the
effective date of this regulation (March 8, 2016) the previous requirement shall
continue.
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If the annual inspection date is within 90 calendar days of a special inspection, as long as all
items are inspected that are included in an annual inspection, the special inspection will be
categorized as an annual inspection, and all annual inspection procedures will be followed.

Quality Control Inspections 24CFR 982.405 (b)

HUD requires that a sample of units be re-inspected by a supervisor or other qualified individual
to ensure that HQS are being enforced correctly and uniformly by all inspectors. Quality Control
inspections will be performed by HQS Supervisor, Associate Deputy Directors (ADD), or
assigned Senior OS for the number of units required by SEMAP. The purpose of Quality Control
inspections is to ascertain that each inspector is conducting accurate and complete inspections,
and to ensure that there is consistency among inspectors in application of the HQS.

The sampling of files will include recently completed inspections within the previous month of
the date they are inspected), a cross-section of neighborhoods, and a cross-section of inspectors.

Reasonable Accommodation: Additional Bedrooms

SNRHA will include a review of actual bedroom use as part of the annual inspections for
additional rooms for medical equipment and live-in aides to confirm the continued need for a
reasonable accommodation.

Inspection of PHA-owned Units [24 CFR 982.352(b)]

SNRHA must obtain the services of an independent entity to perform all HQS inspections in
cases where an HCV family is receiving assistance in a SNRHA-owned unit. A SNRHA-owned
unit is defined as a unit that is owned by the PHA that administers the assistance under the
consolidated ACC (including a unit owned by an entity substantially controlled by the PHA).
The independent agency must communicate the results of each inspection to the family and
SNRHA. The independent agency must be approved by HUD, and may be the unit of general
local government for SNRHA jurisdiction (unless SNRHA is itself the unit of general local
government or an agency of such government).

Inspection Costs

SNRHA may not charge the family or owner for unit inspections [24 CFR 982.405(e)]. In the
case of inspections of SNRHA-owned units, SNRHA may compensate the independent agency
from ongoing administrative fee for inspections performed. SNRHA and the independent agency
may not charge the family any fee or charge for the inspection [24 CFR.982.352(b)].

Notice and Scheduling

The family must allow SNRHA to inspect the unit at reasonable times with reasonable notice
[24 CFR 982.551(d)].

SNRHA Policy

Both the family and the owner will be given reasonable notice of all inspections. Except
in the case of a life threatening emergency, reasonable notice is considered to be not less
than 48 hours. Inspections may be scheduled between 8:00 a.m. and 5:00 p.m.
“Generally” inspections will be conducted on business days only. In the case of a life
threatening emergency (See Section 8-1.C. LIFE THREATENING CONDITIONS),
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SNRHA will give as much notice as possible, given the nature of the emergency. Notice
shall not be provided for fraud investigations.

Owner and Family Inspection Attendance

HUD permits SNRHA to set policy regarding family and owner presence at the time of
inspection [HCV GB p. 10-27].

SNRHA Policy

At initial inspection of a vacant unit, SNRHA will inspect the unit in the presence of the

owner or owner's representative. The presence of a family representative is permitted, but
is not required.

8-11.B. INITIAL HQS INSPECTION [24 CFR 982.401(a)]
Timing of Initial Inspections

HUD requires the unit to pass HQS before the effective date of the lease and HAP Contract.
HUD requires PHA with fewer than 1,250 budgeted units to complete the initial inspection,
determine whether the unit satisfies HQS, and notify the owner and the family of the
determination within 15 calendar days of submission of the Request for Tenancy Approval
(RFTA). For PHAs with 1,250 or more budgeted units, to the extent practicable such inspection
and determination must be completed within 15 calendar days. The 15 calendar day period is
suspended for any period during which the unit is not available for inspection [982.305(b)(2)].

SNRHA Policy

SNRHA will complete the initial inspection, determine whether the unit satisfies HQS,
and notify the owner and the family of the determination within 15 calendar days of
submission of the Request for Tenancy Approval (RFTA).

SNRHA shall accept (in accordance with HUD Federal Register 35974, dated June 25,
2014) inspections completed for HOME funds and LIHTC programs as initial
inspections. Documents must be maintained in each file. The inspection must have a
written cover indicating pass or fail and the effective date of the inspection. These shall
be used only for new developments with HOME or LIHTC fund attached to the funding.

Inspection Results and Re-inspections
SNRHA Policy

If any HQS violations are identified, the owner or his/her representative will be notified
of the deficiencies on-site with a written notice to follow no later than the next business
day. This notice shall provide a time frame of 15 calendar days to correct violations. If
requested by the owner, the time frame for correcting the deficiencies may be extended
by SNRHA for good cause. A supervisor must approve all extensions. SNRHA will re-
inspect the unit within 3 business days of the date the owner notifies SNRHA that the
required corrections have been made.

If the time period for correcting the deficiencies (or any SNRHA-approved extension) has
elapsed, or the unit fails HQS at the time of the re-inspection, SNRHA will notify the
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make the necessary repairs. If the annual inspection has been scheduled or is due within
90 calendar days of the date the special inspection is scheduled, SNRHA may elect to
conduct a full annual inspection.

Non-HQS Special Inspections may be scheduled without notice to verify fraudulent
activities and/or other occupancy complaints.

8-11.LE. QUALITY CONTROL INSPECTIONS [24 CFR 982.405(b); HCV GB, p. 10-32]

HUD requires SNRHA supervisor or other qualified person to conduct quality control
inspections of a sample of units to ensure that each inspector is conducting accurate and
complete inspections and that there is consistency in the application of the HQS.

The Inspection Supervisor or designee will conduct the quality control inspections by randomly
selecting units that have been inspected within the previous month.

The unit sample must include only units that have been inspected within the preceding month.
The selected sample will include (1) each type of inspection (initial, annual, and special), (2)
inspections completed by each inspector, and (3) units from a cross-section of neighborhoods.
Quality control inspections will be logged in a manner that is reviewable and retained for
SEMAP confirmation.

8-11.F. INSPECTION RESULTS AND REINSPECTIONS FOR UNITS UNDER HAP
CONTRACT

Notification of Corrective Actions

The owner and the family will be notified in writing of the results of all inspections. When an
inspection identifies HQS failures, SNRHA will determine (1) whether or not the failure is a life
threatening condition and (2) whether the family or owner is responsible (See Section 8-1.C.
LIFE THREATENING CONDITIONS).

SNRHA Policy

When life threatening conditions are identified, SNRHA will immediately notify both
parties by telephone, facsimile, or email. The notice will specify who is responsible for
correcting the violation. The corrective actions must be taken within 24 hours of
SNRHA'’s notice. A notification shall also be sent via certified mail and faxed, if a faxed
number is available.

When failures that are not life threatening are identified, SNRHA will send the owner and
the family a written notification of the inspection results within 1 business day of the
inspection. The written notice will specify who is responsible for correcting the violation,
and the time frame within which the failure must be corrected. Generally not more than
30 calendar days will be allowed for the correction, unless an extension for good cause is
determined by the HQS Supervisor or HP Management.

The notice of inspection results will inform the owner that if life threatening conditions
are not corrected within 24 hours, and non-life threatening conditions are not corrected
within 30 calendar days (or any PHA-approved extension), the owner’s HAP will be
abated in accordance with SNRHA policy (see 8-11.G.). Likewise, in the case of family
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caused deficiencies, the notice will inform the family that if corrections are not made
within 30 calendar days (or any PHA-approved extension, if applicable) the family’s
assistance will be terminated in accordance with PHA policy (see Chapter 12).

Extensions

For conditions that are life-threatening, SNRHA cannot grant an extension to the 24 hour
corrective action period. For conditions that are not life-threatening, SNRHA may grant an
exception to the required time frames for correcting the violation, if SNRHA determines that an
extension is appropriate [24 CFR 982.404].

SNRHA Policy

Extensions will be granted in cases where SNRHA has determined that the owner has
made a good faith effort to correct the deficiencies but was unable to for reasons beyond
the owner’s control. Reasons may include, but are not limited to:

e A repair cannot be completed because required parts or services are not
available.

e A repair cannot be completed because of weather conditions.

e A reasonable accommodation is needed because the family includes a
person with disabilities.

The length of the extension will be determined on a case by case basis, but will not
exceed 60 calendar days, except in the case of delays caused by weather conditions. In
the case of weather conditions, extensions may be continued until the weather has
improved sufficiently to make repairs possible. The necessary repairs must be made
within 15 calendar days, once the weather conditions have subsided. All requests for
extensions must be submitted in writing to the Inspections Department and approved by
the Housing Quality Standards (HQS) Supervisor and/or Housing Programs (HP)
Management.

Re-inspections
SNRHA Policy

SNRHA will conduct a re-inspection immediately following the end of the corrective
period, or any SNRHA approved extension.

The family and owner will be given reasonable notice of the re-inspection appointment. If
the deficiencies have not been corrected by the time of the re-inspection, SNRHA will
send a notice of abatement to the owner, or in the case of family caused violations, a
notice of termination to the family, in accordance with SNRHA policies. If SNRHA is
unable to gain entry to the unit in order to conduct the scheduled re-inspection, SNRHA
will consider the family to have violated its obligation to make the unit available for
inspection. This may result in termination of the family’s assistance in accordance with
Chapter 12.
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8-11.G. ENFORCING OWNER COMPLIANCE [24 CFR 982.405;982.453]

If the owner fails to maintain the dwelling unit in accordance with HQS (as stated above in 8-
1.B), SNRHA must take prompt and vigorous action to enforce the owner obligations.

HAP Abatement

If an owner fails to correct HQS deficiencies by the time specified by SNRHA, HUD requires
SNRHA to abate housing assistance payments “no later” than the first of the month following the
specified correction period (including any approved extension) [24 CFR 985.3(f)].

No retroactive payments will be made to the owner for the period of time the rent was abated.
SNRHA Policy

SNRHA will make all HAP abatements effective from the date of the second default
notice if repairs are not made no later than the day/time of the scheduled re-inspection,
unless there is an approved written extension by SNRHA management staff prior to the
due date. SNRHA will inspect abated units within three (3) business days of the owner's
notification that the work has been completed if the contract has not been cancelled.

During any abatement period the family continues to be responsible for its share of the
rent and will be issued (within three (3) business days) a voucher to move. The owner
must not seek payment from the family for abated amounts and may not use the
abatement as cause for eviction. Payment will resume effective on the calendar day the
unit passes inspection and the tenant still resides in the unit. The landlord is not entitled
to any back rent from SNRHA for units that have been abated due to a failed HQS. The
maximum amount of time that HAP may be abated is 30 calendar days.

HAP Contract Termination

SNRHA must decide how long any abatement period will continue before the HAP contract will
be terminated.

SNRHA Policy

The maximum length of time that HAP may be abated is 30 calendar days. However, if
the owner completes corrections and notifies SNRHA before the termination of the HAP
contract, SNRHA may rescind the termination notice if:

(1) the family still resides in the unit and wishes to remain in the unit and
(2) the unit passes inspection. Reasonable notice of HAP contract termination by
SNRHA is at least 30 calendar days.

If the owner does not make the necessary corrections by the end of the abatement period,
SNRHA will send a notice of HAP termination to the owner and a notice to the family
that the HAP contract is being terminated and the family must move in order to continue
to receive assistance. The notice will be mailed the 1st day of the abatement period.
Once the termination goes into effect, SNRHA will not rescind it.
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Example 1:
July 1% - Unit failed inspection

July 16" - Unit is re-inspected and fails. The HAP is placed in Abatement for 30 calendar days
and the HAP Contract is cancelled (Owner/Agent and Participant notified) effective August 31st.

The participant will be issued a moving packet within five (5) calendar days from the date of the
cancellation notice

The owner/agent must notify SNRHA by August 15™ (end of the Abatement period), of
deficiencies corrected and request a re-inspection.

If the unit passes inspection, the HAP payment will be reinstated and the participant will have
the option to remain in the unit or continue the moving process and the contract cancellation date
of August 31% will stand.

If the owner/agent does not notify SNRHA for the re-inspection, the HAP payments will not be
reinstated, the HAP contract will be cancelled as of August 31st, and the family must vacate the
unit as of this date and will be responsible for the full contract rent to the owner/agent.

See Example 2 on the next page:
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Example 2:

July 28" - Unit fails inspection. A Notice of Default is immediately issued with a re-inspection
date for August 12™. (The Notice of Default will also notify the owner/agent of a contract
termination date of September 30" if all unit deficiencies are not corrected.) Any extensions for
the re-inspection date must be received within seven (7) calendar days of the original date of the
Notice of Default.

August 4™ — SNRHA has received the Owner/Agent’s request for an extension for re-inspection
date. The request is granted. The owner/agent receives up to 15 additional calendar days from
the date of the original re-inspection date (August 12 + 15 days = August 27™) for the re-
inspection.

August 27" — Unit is re-inspected and fails. The unit will be placed in abatement (30 days from
August 27™ = September 26™) and the Notice of Cancellation of Contract will be issued to the
owner/agent confirming the cancellation date of September 30" (the last day of the month after
the 30 day abatement period.) In addition, the participant will be issued a moving packet within
five (5) calendar days from the date of the Notice of Cancellation of Contract.

The owner/agent must notify SNRHA by September 26" (end of the Abatement period) of
deficiencies corrected and request a re-inspection.

If the unit passes inspection, the HAP payment will be reinstated and the participant will have
the option to: 1) remain in the unit or 2) continue the moving process and the contract
cancellation date of September 30" will stand.

If the unit fails inspection or if the owner/agent does not notify SNRHA for a re-inspection, the
HAP payments will not be reinstated and the HAP contract will be cancelled as of September
30™. If the participant remains in the unit after September 30", the participant will be
responsible for the full contract rent to the owner/agent.
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Families that reside in units, that have been abated, will be issued a voucher and will have
the option to move even if the assisted unit passes inspection (the third and final
inspection.)

Normally the maximum length of time that a HAP may be abated is 30 calendar days.

8-11.H. ENFORCING FAMILY COMPLIANCE WITH HQS [24 CFR 982.404(b)]

Families are responsible for correcting any HQS violations listed in paragraph 8.1.D. If the
family fails to correct a violation within the period allowed by SNRHA (and any written
extensions), SNRHA will terminate the family’s assistance, according to the policies described in
Chapter 12.

If the owner carries out a repair for which the family is responsible under the lease, the owner
may bill the family for the cost of the repairs.

PART I1l: RENT REASONABLENESS [24 CFR 982.507]

8-111.A. OVERVIEW

No HAP contract can be approved until SNRHA has determined that the rent for the unit is
reasonable. The purpose of the rent reasonableness test is to ensure that a fair rent is paid for
each unit rented under the HCV program.

HUD regulations define a reasonable rent as one that does not exceed the rent charged for
comparable, unassisted units in the same market area. HUD also requires that owners not charge
more for assisted units than for comparable unassisted units on the premises. This part explains
the method used to determine whether a unit’s rent is reasonable.

SNRHA-owned Units [24 CFR 982.352(b)]

In cases where an HCV family is receiving assistance in a SNRHA-owned unit, SNRHA must
obtain the services of an independent entity to determine rent reasonableness in accordance with
program requirements, and to assist the family in negotiating the contract rent when the family
requests assistance. A SNRHA-owned unit is defined as a unit that is owned by SNRHA that
administers the assistance under the consolidated ACC (including a unit owned by an entity
substantially controlled by SNRHA). The independent agency must communicate the results of
the rent reasonableness determination to the family and SNRHA. The independent agency must
be approved by HUD, and may be the unit of general local government for SNRHA jurisdiction
(unless SNRHA is itself the unit of general local government or an agency of such government).
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SNRHA may periodically advertise that it is accepting proposals, in the following
newspapers and trade journals:

Las Vegas Review Journal/Sun
El Mundo
Las Vegas Asian Journal

In addition to, or in place of advertising, SNRHA may also directly contact specific owners that
have already been selected for Federal, state, or local housing assistance based on a previously
held competition, to inform them of available PBV assistance.

Proposals will be reviewed on a first-come first-served basis. SNRHA will evaluate each
proposal on its merits using the following factors:

e Extent to which the project furthers the SNRHA goal of deconcentrating poverty and
expanding housing and economic opportunities; and

e Extent to which the proposal complements other local activities such as the
redevelopment of a public housing site under the HOPE VI program, the HOME
program, CDBG activities, other development activities in a HUD-designated Enterprise
Zone, Economic Community, or Renewal Community.

SNRHA-owned Units [24 CFR 983.51(e), 983.59, and Notice PIH 2015-05]

A SNRHA-owned unit may be assisted under the PBV program only if the HUD field office or
HUD-approved independent entity reviews the selection process and determines SNRHA-owned
units were appropriately selected based on the selection procedures specified in SNRHA’s
administrative plan. If SNRHA selects a proposal for housing that is owned or controlled by
SNRHA, SNRHA must identify the entity that will review the SNRHA proposal selection
process and perform specific functions with respect to rent determinations and inspections.

In the case of SNRHA-owned units, the term of the HAP contract and any HAP contract renewal

must be agreed upon by the PHA and a HUD-approved independent entity (such as a licensed,

state-certified appraiser.) In addition, an independent entity must determine the rent to owner,

the redetermined rent to owner, and reasonable rent. Housing Quality Standards (HQS)
| inspections must also be conducted by an independent entity.

If the SNRHA selects a proposal for housing that is owned or controlled by the PHA, the PHA
must identify the entity that will review the PHA proposal selection process and perform specific
functions with respect to rent determination and inspections.

Noncompetitive selections must also be reviewed to ensure that the selection was done properly
particularly in regards to low-income housing tax credit (LIHTC) project applications not
receiving the benefit of a commitment of PBV’s by the PHA and that the comparable
competition was held with three years of the project selection.

Prior to the submitting a proposal for PHA-owned units, the PHA must determine if there is any
entity that is approvable by HUD and will be willing to perform required duties. In addition,
housing quality standards inspections must be conducted by an independent entity.

The independent entity that performs these program services may be the unit of general local
government for SNRHA'’s jurisdiction (unless SNRHA is itself the unit of general local
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17-111.C. HOUSING ACCESSIBILITY FOR PERSONS WITH DISABILITIES

The housing must comply with program accessibility requirements of section 504 of the
Rehabilitation Act of 1973 (29 U.S.C. 794) and implementing regulations at 24 CFR part 8.
SNRHA must ensure that the percentage of accessible dwelling units complies with the
requirements of section 504 of the Rehabilitation Act of 1973 (29 U.S.C. 794), as implemented
by HUD's regulations at 24 CFR 8, subpart C.

Housing first occupied after March 13, 1991, must comply with design and construction
requirements of the Fair Housing Amendments Act of 1988 and implementing regulations at 24
CFR 100.205, as applicable. (24 CFR 983.102)

17-111.D. INSPECTING UNITS
Pre-selection Inspection [24 CFR 983.103(a)]

SNRHA must examine the proposed site before the proposal selection date. If the units to be
assisted already exist, SNRHA must inspect all the units before the proposal selection date, and
must determine whether the units substantially comply with HQS. To qualify as existing
housing, units must substantially comply with HQS on the proposal selection date. However,
SNRHA may not execute the HAP contract until the units fully comply with HQS.

Pre-HAP Contract Inspections [24 CFR 983.103(b)]

SNRHA must inspect each contract unit before execution of the HAP contract. SNRHA may not
enter into a HAP contract covering a unit until the unit fully complies with HQS.

Turnover Inspections [24 CFR 983.103(c)]

Before providing assistance to a new family in a contract unit, SNRHA must inspect the unit.
SNRHA may not provide assistance on behalf of the family until the unit fully complies with
HQS.

Project Based Annual Inspections [24 CFR 983.103(d)]

At least annually during the term of the HAP contract, SNRHA must inspect a random sample,
consisting of at least 20 percent of the contract units in each building to determine if the contract
units and the premises are maintained in accordance with HQS. Turnover inspections are not
counted toward meeting this annual inspection requirement.

If more than 20 percent of the annual sample of inspected contract units in a building fails the
| initial inspection, SNRHA must reinspect 100 percent of the contract units in the building.

Other Inspections [24 CFR 983.103(e)]

SNRHA must inspect contract units whenever needed to determine that the contract units comply
with HQS and that the owner is providing maintenance, utilities, and other services in
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accordance with the HAP contract. SNRHA must take into account complaints and any other
information coming to its attention in scheduling inspections.

SNRHA must conduct follow-up inspections needed to determine if the owner (or, if applicable,
the family) has corrected an HQS violation, and must conduct inspections to determine the basis
for exercise of contractual and other remedies for owner or family violation of HQS.

In conducting SNRHA supervisory quality control HQS inspections, SNRHA should include a
representative sample of both tenant-based and project-based units.

Inspecting SNRHA-owned Units [24 CFR 983.103(f)]

In the case of SNRHA-owned units, the inspections must be performed by an independent

agency designated by SNRHA and approved by HUD. The independent entity must furnish a

copy of each inspection report to SNRHA and to the HUD field office where the project is

located. SNRHA must take all necessary actions in response to inspection reports from the

independent agency, including exercise of contractual remedies for violation of the HAP contract
| by the SNRHA-owner.

PART IV: REHABILITATED AND NEWLY CONSTRUCTED UNITS

17-1V.A. OVERVIEW [24 CFR 983.151]

There are specific requirements that apply to PBV assistance for newly constructed or
rehabilitated housing that do not apply to PBV assistance in existing housing. This part describes
the requirements unique to this type of assistance.

Housing selected for this type of assistance may not at a later date be selected for PBV assistance
as existing housing.

17-1V.B. AGREEMENT TO ENTER INTO HAP CONTRACT

In order to offer PBV assistance in rehabilitated or newly constructed units, SNRHA must enter
into an agreement to enter into HAP contract (Agreement) with the owner of the property. The
| Agreement must be in the form required by HUD [24 CFR 983.152(b)].

The PHA may not enter into an Agreement if commencement of construction or rehabilitation
has commenced after proposal submission [24 CFR 983.152(c)]. Construction begins when
excavation or site preparation (including clearing of the land) begins for the housing.
Rehabilitation begins with the physical commencement of rehabilitation activity on the housing.

In the Agreement the owner agrees to develop the PBV contract units to comply with HQS, and
SNRHA agrees that upon timely completion of such development in accordance with the terms
of the Agreement, SNRHA will enter into a HAP contract with the owner for the contract units
[24 CFR 983.152(b)].

Content of the Agreement [24 CFR 983.152(c)]

At a minimum, the Agreement must describe the following features of the housing to be
developed and assisted under the PBV program:
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17-V1.B. ELIGIBILITY FOR PBV ASSISTANCE [24 CFR 983.251(a) and (b)]

SNRHA may select families for the PBV program from those who are participants in SNRHA'’s
tenant-based voucher program and from those who have applied for admission to the voucher
program. For voucher participants, eligibility was determined at original admission to the
voucher program and does not need to be redetermined at the commencement of PBV assistance.
For all others, eligibility for admission must be determined at the commencement of PBV
assistance.

Applicants for PBV assistance must meet the same eligibility requirements as applicants for the
tenant-based voucher program. Applicants must qualify as a family as defined by HUD and
SNRHA, have income at or below HUD-specified income limits, and qualify on the basis of
citizenship or the eligible immigration status of family members [24 CFR 982.201(a) and 24
CFR 983.2(a)]. In addition, an applicant family must provide social security information for
family members [24 CFR 5.216 and 5.218] and consent to SNRHA'’s collection and use of
family information regarding income, expenses, and family composition [24 CFR 5.230]. An
applicant family must also meet HUD requirements related to current or past criminal activity.

SNRHA Policy

SNRHA will determine an applicant family’s eligibility for the PBV program in
accordance with the policies in Chapter 3.

In-Place Families [24 CFR 983.251(b)]

An eligible family residing in a proposed PBV contract unit on the date the proposal is selected
by SNRHA is considered an “in-place family.” These families are afforded protection from
displacement under the PBV rule. If a unit to be placed under contract (either an existing unit or
a unit requiring rehabilitation) is occupied by an eligible family on the date the proposal is
selected, the in-place family must be placed on SNRHA’s waiting list. Once the family’s
continued eligibility is determined (SNRHA may deny assistance to an in-place family for the
grounds specified in 24 CFR 982.552 and 982.553), the family must be given an absolute
selection preference and SNRHA must refer these families to the project owner for an
appropriately sized PBV unit in the project. Admission of eligible in-place families is not subject
to income targeting requirements.

This regulatory protection from displacement does not apply to families that are not eligible to
participate in the program on the proposal selection date.

17-V1.C. ORGANIZATION OF THE WAITING LIST [24 CFR 983.251(c)]

SNRHA may establish a separate waiting list for PBV units or it may use the same waiting list
for both tenant-based and PBV assistance. SNRHA may also merge the PBV waiting list with a
waiting list for other assisted housing programs offered by SNRHA. If SNRHA chooses to offer
a separate waiting list for PBV assistance, SNRHA must offer to place applicants who are listed
on the tenant-based waiting list on the waiting list for PBV assistance.
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If SNRHA decides to establish a separate PBV waiting list, SNRHA may use a single waiting list
for SNRHA'’s whole PBV program, or it may establish separate waiting lists for PBV units in
particular projects or buildings or for sets of such units.

SNRHA Policy

SNRHA will establish and manage separate waiting lists for individual projects or
buildings that are receiving PBV assistance. SNRHA currently has waiting lists for the
following PBV projects:

Juan Garcia

Coronado

Landsman (Rental Assistance Demonstration [RAD] Program)

Vera Johnson B (Rental Assistance Demonstration [RAD] Program)
SNRHA will also establish and manage separate waiting lists for the following Rental
Assistance Demonstration (RAD) Program conversion to PBV assistance properties:

Biegger Estates (Rental Assistance Demonstration [RAD] Program)

Rose Gardens (Rental Assistance Demonstration [RAD] Program)

17-V1.D. SELECTION FROM THE WAITING LIST [24 CFR 983.251(c)]

Applicants who will occupy units with PBV assistance must be selected from SNRHA’s waiting
list. SNRHA may establish selection criteria or preferences for occupancy of particular PBV
units. SNRHA may place families referred by the PBV owner on its PBV waiting list.

Income Targeting [24 CFR 983.251(c)(6)]

At least 75 percent of the families admitted to SNRHA’s tenant-based and project-based voucher
programs during SNRHA'’s fiscal year from the waiting list must be extremely-low income
families. The income targeting requirement applies to the total of admissions to both programs.

Units with Accessibility Features [24 CFR 983.251(c)(7)]

When selecting families to occupy PBV units that have special accessibility features for persons
with disabilities, SNRHA must first refer families who require such features to the owner.

Preferences [24 CFR 983.251(d)]

SNRHA may use the same selection preferences that are used for the tenant-based voucher
program, establish selection criteria or preferences for the PBV program as a whole, or for
occupancy of particular PBV developments or units. SNRHA must provide an absolute selection
preference for eligible in-place families as described in Section 17-V1.B. above.

Although SNRHA is prohibited from granting preferences to persons with a specific disability,
SNRHA may give preference to disabled families who need services offered at a particular
project or site if the preference is limited to families (including individuals):

e With disabilities that significantly interfere with their ability to obtain and maintain
themselves in housing;
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e Who, without appropriate supportive services, will not be able to obtain or maintain
themselves in housing; and

e For whom such services cannot be provided in a non-segregated setting.

In advertising such a project, the owner may advertise the project as offering services for a
particular type of disability; however, the project must be open to all otherwise eligible disabled
persons who may benefit from services provided in the project. In these projects, disabled
residents may not be required to accept the particular services offered as a condition of
occupancy.

If SNRHA has projects with more than 25 percent of the units receiving project-based assistance
because those projects include “excepted units” (units specifically made available for elderly or
disabled families, or families receiving supportive services), SNRHA must give preference to
such families when referring families to these units [24 CFR 983.261(b)].

SNRHA Policy

SNRHA will provide a selection preference when required by the regulation (e.g.,
eligible in-place families, qualifying families for “excepted units,” mobility impaired
persons for accessible units). SNRHA will not offer any additional preferences for the
PBV program or for particular PBV projects or units.

17-VI1.E. OFFER OF PBV ASSISTANCE
Refusal of Offer [24 CFR 983.251(e)(3)]

SNRHA is prohibited from taking any of the following actions against a family who has applied
for, received, or refused an offer of PBV assistance:

e Refuse to list the applicant on the waiting list for tenant-based voucher assistance;
e Deny any admission preference for which the applicant qualifies;

e Change the applicant’s place on the waiting list based on preference, date, and time of
application, or other factors affecting selection under SNRHA'’s selection policy;

e Remove the applicant from the tenant-based voucher waiting list.
Disapproval by Landlord [24 CFR 983.251(e)(2)]

If a PBV owner rejects a family for admission to the owner’s units, such rejection may not affect
the family’s position on the tenant-based voucher waiting list.

Acceptance of Offer [24 CFR 983.252]
Family Briefing

When a family accepts an offer for PBV assistance, SNRHA must give the family an oral
briefing. The briefing must include information on how the program works and the
responsibilities of the family and owner. In addition to the oral briefing, SNRHA must provide a
briefing packet that explains how SNRHA determines the total tenant payment for a family, the
family obligations under the program, and applicable fair housing information.
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SNRHA Policy

If any contract units have been vacant for 120 calendar days, SNRHA will give notice to
the owner that the HAP contract will be amended to reduce the number of contract units
that have been vacant for this period. SNRHA will provide the notice to the owner within
10 business days of the 120™ day of the vacancy. The amendment to the HAP contract
will be effective the first day of the month following the date of SNRHA’s notice.

17-V1.G. TENANT SCREENING [24 CFR 983.255]
SNRHA Responsibility

SNRHA is not responsible or liable to the owner or any other person for the family’s behavior or
suitability for tenancy. However, SNRHA may opt to screen applicants for family behavior or
suitability for tenancy and may deny applicants based on such screening.

SNRHA Policy

SNRHA will not conduct screening to determine a PBV applicant family’s suitability for
tenancy. SNRHA shall screen for program eligibility. The management must determine
tenancy screening requirements.

SNRHA must provide the owner with an applicant family’s current and prior address (as shown
in SNRHA records) and the name and address (if known by SNRHA) of the family’s current
landlord and any prior landlords.

In addition, SNRHA may offer the owner other information SNRHA may have about a family,
including information about the tenancy history of family members or about drug trafficking and
criminal activity by family members. SNRHA must provide applicant

families a description of SNRHA policy on providing information to owners, and SNRHA must
give the same types of information to all owners.

SNRHA Policy

SNRHA will inform owners of their responsibility to screen prospective residents, and
will provide owners with the required known name and address information, at the time
of the turnover HQS inspection or before. SNRHA will not provide any additional
information to the owner, such as tenancy history, criminal history, etc.

Owner Responsibility

The owner is responsible for screening and selection of the family to occupy the owner’s unit.
When screening families the owner may consider a family’s background with respect to the
following factors:

e Payment of rent and utility bills;
e Caring for a unit and premises;

e Respecting the rights of other residents to the peaceful enjoyment of their housing;
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e Drug-related criminal activity or other criminal activity that is a threat to the health, safety, or
property of others; and

e Compliance with other essential conditions of tenancy.

PART VII: OCCUPANCY

17-VI1.A. OVERVIEW

After an applicant has been selected from the waiting list, determined eligible by SNRHA,
referred to an owner and determined suitable by the owner, the family will sign the lease and
occupancy of the unit will begin.

17-VI1.B. LEASE [24 CFR 983.256]

The tenant must have legal capacity to enter a lease under state and local law. Legal capacity
means that the tenant is bound by the terms of the lease and may enforce the terms of the lease
against the owner.

Form of Lease [24 CFR 983.256(b)]

The tenant and the owner must enter into a written lease agreement that is signed by both parties.
If an owner uses a standard lease form for rental units to unassisted residents in the locality or
premises, the same lease must be used for assisted residents, except that the lease must include a
HUD-required tenancy addendum. The tenancy addendum must include, word-for-word, all
provisions required by HUD.

If the owner does not use a standard lease form for rental to unassisted residents, the owner may
use another form of lease, such as a SNRHA model lease. SNRHA may review the owner’s lease
form to determine if the lease complies with state and local law. If SNRHA determines

that the lease does not comply with state or local law, SNRHA may decline to approve the
tenancy.

SNRHA Policy

SNRHA will not review the owner’s lease for compliance with state or local law.
Lease Requirements [24 CFR 983.256(c)]
The lease for a PBV unit must specify all of the following information:

e The names of the owner and the tenant;

e The unit rented (address, apartment number, if any, and any other information needed to
identify the leased contract unit);

e The term of the lease (initial term and any provision for renewal);

e The amount of the tenant rent to owner, which is subject to change during the term of the
lease in accordance with HUD requirements;
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e A specification of the services, maintenance, equipment, and utilities that will be provide by
the owner; and

e The amount of any charges for food, furniture, or supportive services.
Tenancy Addendum [24 CFR 983.256(d)]
The tenancy addendum in the lease must state:

e The program tenancy requirements;

e The composition of the household as approved by SNRHA (the names of family members
and any SNRHA-approved live-in aide);

e All provisions in the HUD-required tenancy addendum must be included in the lease. The
terms of the tenancy addendum prevail over other provisions of the lease.

Initial Term and Lease Renewal [24 CFR 983.256(f) and 983.257(b)]

The initial lease term must be for at least one year. Upon expiration of the lease, an owner may
renew the lease, refuse to renew the lease for “good cause,” or refuse to renew the lease without
good cause. If the owner refuses to renew the lease without good cause, SNRHA must provide
the family with a tenant-based voucher and remove the unit from the PBV HAP contract.

Changes in the Lease [24 CFR 983.256(e)]

If the tenant and owner agree to any change in the lease, the change must be in writing, and the
owner must immediately give SNRHA a copy of all changes.

The owner must notify SNRHA in advance of any proposed change in the lease regarding the
allocation of tenant and owner responsibilities for utilities. Such changes may only be made if
approved by SNRHA and in accordance with the terms of the lease relating to its amendment.
SNRHA must redetermine reasonable rent, in accordance with program requirements, based on
any change in the allocation of the responsibility for utilities between the

owner and the tenant. The redetermined reasonable rent will be used in calculation of the rent to
owner from the effective date of the change.

Owner Termination of Tenancy [24 CFR 983.257]

With two exceptions, the owner of a PBV unit may terminate tenancy for the same reasons an
owner may in the tenant-based voucher program (see Section 12-111.B. and 24 CFR 982.310). In
the PBV program, terminating tenancy for “good cause” does not include doing so for a business
or economic reason, or a desire to use the unit for personal or family use or other non-residential
purpose.

Non-Compliance with Supportive Services Requirement [24 CFR 983.257(c)]

If a family is living in a project-based unit that is excepted from the 25 percent per project cap on
project-basing because of participation in a supportive services program (e.g., Family Self-
Sufficiency), and the family fails to complete its supportive services requirement without good
cause, such failure is grounds for lease termination by the owner.
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Tenant Absence from the Unit [24 CFR 983.256(g) and 982.312(a)]

The owner may specify in the lease a maximum period of tenant absence from the unit that is
shorter than the maximum period permitted by SNRHA policy. According to program
requirements, the family’s assistance must be terminated if they are absent from the unit for more
than 180 consecutive calendar days.

Security Deposits [24 CFR 983.258]

The owner may collect a security deposit from the tenant. SNRHA may prohibit security
deposits in excess of private market practice, or in excess of amounts charged by the owner to
unassisted residents.

SNRHA Policy

SNRHA will allow the owner to collect a security deposit amount the owner determines
is appropriate.

When the tenant moves out of a contract unit, the owner, subject to state and local law, may use
the security deposit, including any interest on the deposit, in accordance with the lease, as
reimbursement for any unpaid tenant rent, damages to the unit, or other amounts owed by the
tenant under the lease.

The owner must give the tenant a written list of all items charged against the security deposit and
the amount of each item. After deducting the amount used to reimburse the owner, the owner
must promptly refund the full amount of the balance to the tenant.

If the security deposit does not cover the amount owed by the tenant under the lease, the owner
may seek to collect the balance from the tenant. SNRHA has no liability or responsibility for
payment of any amount owed by the family to the owner.

17-VI11.C. MOVES
Overcrowded, Under-Occupied, and Accessible Units [24 CFR 983.259]

If SNRHA determines that a family is occupying a wrong size unit, based on SNRHA’s subsidy
standards, or a unit with accessibility features that the family does not require, and the unit is
needed by a family that does require the features, SNRHA must promptly notify the family and
the owner of this determination, and SNRHA must offer the family the opportunity to receive
continued housing assistance in another unit.

SNRHA Policy

SNRHA will notify the family and the owner of the family’s need to move based on the
occupancy of a wrong-size or accessible unit within 10 business days of SNRHA'’s
determination. SNRHA will offer the family the following types of continued assistance
in the following order, based on the availability of assistance:

PBYV assistance in the same building or project;
PBV assistance in another project; and
Tenant-based voucher assistance
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The owner must submit a request for vacancy payments in the form and manner required by
SNRHA and must provide any information or substantiation required by SNRHA to determine
the amount of any vacancy payment.

SNRHA Policy

If an owner’s HAP contract calls for vacancy payments to be made, and the owner wishes
to receive vacancy payments, the owner must have properly notified SNRHA of the
vacancy in accordance with the policy in Section 17-VI.F regarding filling vacancies.

In order for a vacancy payment request to be considered, it must be made within 10
business days of the end of the period for which the owner is requesting the vacancy
payment. The request must include the required owner certifications and SNRHA may
require the owner to provide documentation to support the request. If the owner does not
provide the information requested by SNRHA within 10 business days of SNRHA'’s
request, no vacancy payments will be made.

17-1X.C. TENANT RENT TO OWNER [24 CFR 983.353]

The tenant rent is the portion of the rent to owner paid by the family. The amount of tenant rent
is determined by SNRHA in accordance with HUD requirements. Any changes in the amount of
tenant rent will be effective on the date stated in SNRHA notice to the family and owner.

The family is responsible for paying the tenant rent (total tenant payment minus the utility
allowance). The amount of the tenant rent determined by SNRHA is the maximum amount the
owner may charge the family for rental of a contract unit. The tenant rent covers all housing
services, maintenance, equipment, and utilities to be provided by the owner. The owner may not
demand or accept any rent payment from the tenant in excess of the tenant rent as determined by
SNRHA. The owner must immediately return any excess payment to the tenant.

Tenant and SNRHA Responsibilities

The family is not responsible for the portion of rent to owner that is covered by the housing
assistance payment and the owner may not terminate the tenancy of an assisted family for DF
nonpayment by SNRHA.

Likewise, SNRHA is responsible only for making the housing assistance payment to the owner
in accordance with the HAP contract. SNRHA is not responsible for paying the tenant’s portion
of rent, or any other claim by the owner, including damage to the unit. SNRHA may not use
housing assistance payments or other program funds (including administrative fee reserves) to
pay any part of the tenant rent or other claim by the owner.

Utility Reimbursements [24 CFR 982.514(b)]

If the amount of the utility allowance exceeds the total tenant payment, SNRHA must pay the
amount of such excess to the tenant as a reimbursement for tenant-paid utilities, and the tenant
rent to the owner must be zero.

SNRHA may pay the utility reimbursement directly to the family or to the utility supplier on
behalf of the family. If SNRHA chooses to pay the utility supplier directly, SNRHA must notify
the family of the amount paid to the utility supplier.
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SNRHA Policy
SNRHA will make utility reimbursements to the family.

According to HUD’s Final Rule dated March 8, 2016, entitled “Streamlining Administrative
Regulations for Public Housing/Housing Choice VVoucher Final Rule,” the PHA may elect to
establish policies regarding the frequency of utility reimbursement payments (URP) for
payments made to the family,

1. The PHA will have the option of making URPs not less than each calendar-year quarter
for reimbursements. In the event a family leaves the program in advance of its next
quarterly reimbursement, the PHA would be required to reimburse the family for a
prorated share of the applicable reimbursement. PHAS exercising this option must have a
hardship policy in place for participants.

2. If the PHA elects to pay the utility supplier directly, the PHA must notify the family of
the amount paid to the utility supplier.

At this time, SNRHA will continue issuing monthly checks for utility reimbursement.

17-1X.D. OTHER FEES AND CHARGES [24 CFR 983.354]
Meals and Supportive Services

With the exception of PBV assistance in assisted living developments, the owner may not require
the tenant to pay charges for meals or supportive services. Non-payment of such charges is not
grounds for termination of tenancy.

In assisted living developments receiving PBV assistance, the owner may charge for meals or
supportive services. These charges may not be included in the rent to owner, nor may the value
of meals and supportive services be included in the calculation of the reasonable rent. However,
non-payment of such charges is grounds for termination of the lease by the owner in an assisted
living development.

Other Charges by Owner

The owner may not charge extra amounts for items customarily included in rent in the locality or
provided at no additional cost to unsubsidized residents in the premises.

RENTAL ASSISTANCE DEMONSTRATION (RAD) PROGRAM:
SNRHA will administer a HUD, RAD (Rental Assistance Demonstration) program. .

At the time of the RAD award the residents are temporarily housed at other public housing and
market units.

Residents of record of the designated SNRHA RAD properties at the time of award will have the
right of return to the property once construction and rehabilitation are completed.  Residents
will be offered units in accordance with their family composition at the time of reentry.
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Units not occupied by returning residents will be occupied in accordance with the Administrative
Plan eligibility, admission, and selection policies for the Project Based programs in Housing
Choice Voucher (Section 8) program.

Existing residents are not subject to re-screening, income eligibility or income targeting
provisions in order to return.

Existing residents who have been temporarily transferred, whose accounts reflect a security
deposit will have the security deposit transferred at RAD closing, except in the case of the
deposit being applied for unpaid rent or tenant caused damage. Tenant is responsible for
payment of any remaining security deposit due.

Tenant monthly rent increases of greater than 10% or $25 purely as a result of conversion will be
phased in over 3 years or extended up to 5 years by the PHA. Increases will automatically be
applied on the first day of the month of the effective date of recertification.

Renewal of Lease: Under current regulations at 24 CFR 982.257 (b)(c), upon lease expiration,
SNRHA shall renew all leases unless cause exist.

Residents occupying the RAD, Project Based Conversion property may be eligible to receive a
Section 8 voucher after 1 year of occupancy if regular tenant based vouchers are available and an
appropriate 60-day written notice is provided to management. Tenant and tenant’s household
must be in good standing and meet eligibility requirements for the PHA’s HCV (Section 8)
program prior to being issued a voucher.

If the families are currently enrolled in PH Family Self-Sufficiency (FSS) after the RAD
conversion, SNRHA shall enroll them in its HCV FSS program. Resident under RAD not
enrolled in PH FSS at the time of conversion will not be eligible to participate in the program.
Residents shall have the right to establish and operate a resident organization and be eligible for
participation funding.

Resident Procedural Rights [PIH-2012-32 (HA), REV-2]:

The following items must be incorporated into both the Section 8 Administrative Plan and the
Project Owner’s lease, which includes the required tenancy addendum, as appropriate. Evidence
of such incorporation may be requested by HUD for purposes of monitoring the program.

Termination Notification:
HUD is incorporating additional termination notification requirements to comply with section 6
of the Act for public housing projects that convert assistance under RAD. In addition to the
regulations at 24 CFR § 983.257 related to Project Owner termination of tenancy and eviction
(which MTW agencies may not alter) the termination procedure for RAD conversions to PBV
will require that PHAS provide adequate written notice of termination of the lease which shall
not be less than:
a. A reasonable period of time, but not to exceed 30 days:
i. If the health or safety of other tenants, PHA employees, or persons residing in
the immediate vicinity of the premises is threatened; or
ii. In the event of any drug-related or violent criminal activity or any felony
conviction;
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b. 14 days in the case of nonpayment of rent; and
c. 30 days in any other case, except that if a State or local law provides for a shorter
period of time, such shorter period shall apply.

Grievance Process:

Pursuant to requirements in the RAD Statute, HUD is establishing additional procedural rights to
comply with section 6 of the Act. For issues related to tenancy and termination of assistance,
PBV program rules require the Project Owner to provide an opportunity for an informal hearing,
as outlined in 24 CFR § 982.555. RAD will specify alternative requirements for 24 CFR §
982.555(b) in part, which outlines when informal hearings are not required, to require that:

a. In addition to reasons that require an opportunity for an informal hearing given in 24
CFR §982.555(a)(1)(i)-(vi),26 an opportunity for an informal hearing must be given to
residents for any dispute that a resident may have with respect to a Project Owner
action in accordance with the individual’s lease or the contract administrator in
accordance with RAD PBYV requirements that adversely affect the resident’s rights,
obligations, welfare, or status.

i. For any hearing required under 24 CFR 8 982.555(a)(1)(i)-(vi), the contract
administrator will perform the hearing, as is the current standard in the
program. The hearing officer must be selected in accordance with 24 CFR §
982.555(e)(4)(i).

ii. For any additional hearings required under RAD, the Project Owner will
perform the hearing.

b. There is no right to an informal hearing for class grievances or to disputes between
residents not involving the Project Owner or contract administrator.

c. The Project Owner gives residents notice of their ability to request an informal hearing
as outlined in 24 CFR § 982.555(c)(1) for informal hearings that will address
circumstances that fall outside of the scope of 24 CFR § 982.555(a)(1)(i)-(Vvi).

d. The Project Owner provides opportunity for an informal hearing before an eviction.

Current PBV program rules require that hearing procedures must be outlined in the PHA'’s
Section 8 Administrative Plan.

Earned Income Disregard (EID) [24 CFR 5.617]:

Residents who are employed and are currently receiving the EID exclusion at the time of
conversion will continue to receive the EID exclusion after conversion, in accordance with
regulations at 24 CFR § 960.255. After conversion, no other residents will be eligible to receive
the EID. If a tenant receiving the EID exclusion undergoes a break in employment, ceases to use
the EID exclusion, or the EID exclusion expires in accordance with 24 CFR 8960.255, the tenant
will no longer receive the EID exclusion and the Owner will no longer be subject to the
provisions of 24 CFR 8960.255. Furthermore, residents whose EID ceases or expires after
conversion shall not be subject to the rent phase-in provision, as described in Section 1.7.B.3;
instead, the rent will automatically be adjusted to the appropriate rent level based upon tenant
income at that time.

Earned Income Disregard (EID)
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With HUD’s Final Rule dated March 8, 2016, entitled “Streamlining Administrative Regulations
for Public Housing/Housing Choice VVoucher Final Rule,” the requirements changed that families
maintain continual employment in order to obtain EID benefits over a straight 24-month period.
The Final Rule removes this requirement for continuous employment and benefits now applies
for a straight 24 month period, with a clear start and end date, irrespective of whether a family
maintains continual employment during the 24 months period. SNRHA shall not track start and
stop time of employments but shall track start date, the 12-month date (on which the amount of
the disregard may change from 100 percent to not less than 50% of earned income) and the 24-
month end date. For families enrolled prior to the effective date of this regulation (March 8,
2016) the previous requirement shall continue.
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PUBLIC HOUSING — ADMISSIONS AND CONTINUED OCCUPANCY (ACOP)

Agency Plan 2017-2021 Amendment 01
Proposed Changes Chapter 16

Chapter

Page

Added,

Removed,

or
Updated

Summary of Change or Addition

16

All

Changed

Entire document - where occurs change “tenant” word to “resident” word i.e. tenant resident

16

Changed

SNRHA-owned Units [24 CFR 983.51(e) ard-, 983.59, and Notice PIH 2015-05]

A SNRHA-owned unit may be assisted under the PBV program only if the HUD field office or
HUD-approved independent entity reviews the selection process and determines SNRHA-owned
units were appropriately selected based on the selection procedures specified in SNRHA’s
administrative plan. If SNRHA selects a proposal for housing that is owned or controlled by SNRHA,
SNRHA must identify the entity that will review the SNRHA proposal selection process and
perform specific functions with respect to rent determinations and inspections.

In the case of SNRHA-owned units, the term of the HAP contract and any HAP contract renewal must
be agreed upon by the PHA and a HUD-approved independent entity (such as a licensed, state-
certified appraiser.) In addition, an independent entity must determine the rent to owner, the
redetermined rent to owner, and reasonable rent. Housing Quality Standards (HQS) inspections

must also be conducted by an independent entity. —the—initial-contractrent—must-be—approved—by
an independent entity based on an appraisal by a licensed, state-certified appraiser.

If the SBRHA SNRHA selects a proposal for housing that is owned or controlled by the PHA, the PHA
must identify the entity that will review the PHA proposal selection process and perform specific
functions with respect to rent determination and inspections.

16

15

Added

Project Based Annual Inspections [24 CFR 983.103(d)]
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Agency Plan 2017-2021 Amendment 01
Proposed Changes Chapter 16

16

16

Added

16-1V.B. AGREEMENT TO ENTER INTO HAP CONTRACT

In order to offer PBV assistance in rehabilitated or newly constructed units, SNRHA must enter
into an agreement to enter into HAP contract (Agreement) with the owner of the property. The
Agreement must be in the form required by HUD [24 CFR 983.152(ab)].

The PHA may not enter into an Agreement if commencement of construction or rehabilitation has
commenced after proposal submission [24 CFR 983.152(c)]. Construction begins when excavation or
site preparation (including clearing of the land) begins for the housing. Rehabilitation begins with the
physical commencement of rehabilitation activity on the housing.

16

26

Changed

16-VI.F. OWNER SELECTION OF FENANTSRESIDENTS

16

28

Changed

SNRHA Policy

SNRHA will inform owners of their responsibility to screen prospective terants-residents, and will
provide owners with the required known name and address information, at the time of the turnover
HQS inspection or before. SNRHA will not provide any additional information to the owner, such as
tenancy history, criminal history, etc.

16

29

Changed

Form of Lease [24 CFR 983.256(b)]

The tenant and the owner must enter into a written lease agreement that is signed by both parties. If
an owner uses a standard lease form for rental units to unassisted tenants-residents in the locality or
premises, the same lease must be used for assisted tepants-residents, except that the lease must include
a HUD-required tenancy addendum. The tenancy addendum must include, word-for-word, all
provisions required by HUD.

If the owner does not use a standard lease form for rental to unassisted tenants-residents, the owner
may use another form of lease, such as a SNRHA model lease. SNRHA may review the owner’s lease
form to determine if the lease complies with state and local law. If SNRHA determines that the lease
does not comply with state or local law, SNRHA may decline to approve the tenancy.
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Security Deposits [24 CFR 983.258]

The owner may collect a security deposit from the tenant. SNRHA may prohibit security deposits in
excess of private market practice, or in excess of amounts charged by the owner to unassisted terants
residents.

16 30 Changed

SNRHA Policy
SNRHA will make utility reimbursements to the family.

According to HUD’s Final Rule dated March 8, 2016, entitled “Streamlining Administrative
Requlations for Public Housing/Housing Choice VVoucher Final Rule,” the PHA may elect to establish
policies regarding the frequency of utility reimbursement payments (URP) for payments made to the

family,

39 & 1. The PHA will have the option of making URPs not less than each calendar- year quarter for

16 40 Added reimbursements. In the event a family leaves the program in advance of its next quarterly
reimbursement, the PHA would be required to reimburse the family for a prorated share of
the applicable reimbursement. PHAs exercising this option must have a hardship policy in
place for participants.

2. If the PHA elects to pay the utility supplier directly, the PHA must notify the family of the
amount paid to the utility supplier.

At this time, SNRHA will continue issuing monthly checks for utility reimbursement.

Other Charges by Owner

16 40 Changed The owner may not charge extra amounts for items customarily included in rent in
the locality or provided at no additional cost to unsubsidized tenants-residents in the premises.
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RENTAL ASSISTANCE DEMONSTRATION (RAD) PROGRAM:
The SNRHA will administer a HUD, RAD (Rental Assistance Demonstration) program at multiple
properties as approved by HUD.

At the time of the RAD award the terants residents are temporarily housed at other public housing and
market units.

16 40 Changed Fenants-Residents of record of the designated SNRHA RAD properties at the time of award will have
the right of return to the property once construction and rehabilitation are completed. Fenants
Residents will be offered units in accordance with their family composition at the time of reentry.

Units not occupied by returning residents will be occupied in accordance with the Administrative Plan
eligibility, admission, and selection policies for the Project Based programs in Housing Choice
Voucher (Section 8) program.

Existing tenants residents are not subject to re-screening, income eligibility or income targeting
provisions in order to return to a RAD property. Consequently, current households will be
grandfathered for conditions that occurred prior to conversion but will be subject to any ongoing
eligibility requirements for actions that occur after conversion.

Existing tenants residents who have been temporarily transferred, whose accounts reflect a security
deposit will have the security deposit transferred at RAD closing, except in the case of the deposit
being applied for unpaid rent or tenant caused damage. Tenant is responsible for payment of any
remaining security deposit due.

16 41 Changed

TFenant-Resident monthly rent increases of greater than 10% or $25 purely as a result of conversion will
be phased in over 3 years or extended up to 5 years by the PHA. Increases will automatically be
applied on the first day of the month of the effective date of recertification.

Renewal of Lease: Under current regulations at 24 CFR 982.257 (b)(c), upon lease expiration,
SNRHA shall renew all leases unless cause exist.
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Fenants Residents occupying the RAD, Project Based Conversion property may be eligible to receive a
Section 8 voucher after 1 year of occupancy if regular tenant based vouchers are available and an
appropriate 60 day written notice is provided to management. Tenant and tenant’s household must be
in good standing and meet eligibility requirements for the PHA’s, HCV (See Section 8) program prior

to being issued a voucher. which—shal-ncome—criminal-background—checks—and—income—Himits
reguirements.

Resident Procedural Rights [PIH-2012-32 (HA), REV-2]:
The following items must be incorporated into both the Section 8 Administrative Plan and the Project

16 4l Added Owner’s lease, which includes the required tenancy addendum, as appropriate. Evidence of such
incorporation may be requested by HUD for purposes of monitoring the program.
Termination Notification:
HUD is incorporating additional termination notification requirements to comply with section 6 of the
Act for public housing projects that convert assistance under RAD. In addition to the requlations at 24
CER § 983.257 related to Project Owner termination of tenancy and eviction
(which MTW agencies may not alter) the termination procedure for RAD conversions to PBV will
require that PHAS provide adequate written notice of termination of the lease which shall not be less

41 & than:
16 42 Added a. A reasonable period of time, but not to exceed 30 days:

i. If the health or safety of other tenants, PHA employees, or persons residing in the
immediate vicinity of the premises is threatened; or
ii. In the event of any drug-related or violent criminal activity or any felony conviction;
b. 14 days in the case of nonpayment of rent; and
c. 30 days in any other case, except that if a State or local law provides for a shorter period of
time, such shorter period shall apply.
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42 &
16 43 Added

Grievance Process:

Pursuant to requirements in the RAD Statute, HUD is establishing additional procedural rights to
comply with section 6 of the Act. For issues related to tenancy and termination of assistance, PBV
program rules require the Project Owner to provide an opportunity for an informal hearing, as outlined
in 24 CFR § 982.555. RAD will specify alternative requirements for 24 CFR § 982.555(b) in part,
which outlines when informal hearings are not required, to require that:

a. In addition to reasons that require an opportunity for an informal hearing given in 24 CFR §
982.555(a)(1)(i)-(vi),26 an opportunity for an informal hearing must be given to residents for
any dispute that a resident may have with respect to a Project Owner action in accordance
with the individual’s lease or the contract administrator in accordance with RAD PBV
requirements that adversely affect the resident’s rights, obligations, welfare, or status.

I. For any hearing required under 24 CFR 8§ 982.555(a)(1)(i)-(vi), the contract
administrator will perform the hearing, as is the current standard in the program. The
hearing officer must be selected in accordance with 24 CFR 8§ 982.555(e)(4)(i).

ii. For any additional hearings required under RAD, the Project Owner will perform the
hearing.

b. There is no right to an informal hearing for class grievances or to disputes between residents
not involving the Project Owner or contract administrator.

c. The Project Owner gives residents notice of their ability to request an informal hearing as
outlined in 24 CFR § 982.555(c)(1) for informal hearings that will address circumstances
that fall outside of the scope of 24 CFR § 982.555(a)(1)(i)-(vi).

d. The Project Owner provides opportunity for an informal hearing before an eviction.

Current PBV program rules require that hearing procedures must be outlined in the PHA’s Section 8
Administrative Plan.
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16

42 &
43

Removed
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Earned Income Disregard (EID) - [24 CER 5.617]:

Fenants-Residents who are employed and are currently receiving the EID exclusion at the time of
conversion will continue to receive the EID exclusion after conversion, in accordance with regulations
at 24CFR 960.255. After conversion, no other tenants residents will be eligible to receive the EID. If a
tenant receiving the EID exclusion undergoes a break in employment, ceases to use the EID exclusion,
16 43 Changed or the EID exclusion expires in accordance with 24 CFR 960.255, the tenant will no longer receive the
EID exclusion and the owner will no longer be subject to the provisions of 24 CFR 960.255. Further,
tenants residents who’s EID ceases or expires after conversion shall not be subject to the rent phase-in
provision, as described in Section 1.7.B.3; instead, the rent will automatically be adjusted to the
appropriate level based upon tenant income at that time.

With HUD’s Final Rule dated March 8, 2016, entitled “Streamlining Administrative Regulations for
Public Housing/Housing Choice Voucher Final Rule,” the requirements changed that families maintain
continual employment in order to obtain EID benefits over a straight 24-month period. The Final Rule
138 removes this requirement for continuous empl_ovment gnd benefits now applie§ for a s_trai_qht 24 m_onth
16 a4 Added period, with a clear start and end date, irrespective of whether a family maintains continual
employment during the 24 months period. SNRHA shall not track start and stop time of employments
but shall track start date, the 12-month date (on which the amount of the disregard may change from
100 percent to not less than 50% of earned income) and the 24-month end date. For families enrolled
prior to the effective date of this regulation (March 8, 2016) the previous requirement shall continue.
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SNRHA-owned Units [24 CFR 983.51(e) , 983.59], and Notice PIH 2015-05

A SNRHA-owned unit may be assisted under the PBV program only if the HUD field office or
HUD-approved independent entity reviews the selection process and determines that the
SNRHA-owned units were appropriately selected based on the selection procedures specified in
the SNRHA administrative plan. If the SNRHA selects a proposal for housing that is owned or
controlled by the SNRHA, the SNRHA must identify the entity that will review the SNRHA
proposal selection process and perform specific functions with respect to rent determinations and
inspections.

In the case of SNRHA-owned units, the term of the HAP contract and any HAP contract renewal

must be agreed upon by the PHA and a HUD-approved independent entity (such as a licensed,

state-certified appraiser.) In addition, an independent entity must determine the rent to owner,

the redetermined rent to owner, and reasonable rent. Housing Quality Standards (HQS)
| inspections must also be conducted by an independent entity.

If the SNRHA selects a proposal for housing that is owned or controlled by the PHA, the PHA
must identify the entity that will review the PHA proposal selection process and perform specific
functions with respect to rent determination and inspections.

Noncompetitive selections must also be reviewed to ensure that the selection was done properly
particularly in regards to low-income housing tax credit (LIHTC) project applications not
receiving the benefit of a commitment of PBV’s by the PHA and that the comparable
competition was held with three years of the project selection.

Prior to the submitting a proposal for PHA-owned units, the PHA must determine if there is any
entity that is approvable by HUD and will be willing to perform required duties. In addition,
housing quality standards inspections must be conducted by an independent entity.

The independent entity that performs these program services may be the unit of general local
government for the SNRHA jurisdiction (unless the SNRHA is itself the unit of general local
government or an agency of such government) or another HUD-approved public or private
independent entity.

SNRHA Policy

The SNRHA may submit a proposal for project-based housing that is owned or controlled
by the SNRHA. If the proposal for SNRHA-owned housing is selected, the SNRHA will
use another entity to review the SNRHA selection and to administer the PBV program.
The SNRHA will obtain HUD approval of entity prior to selecting the proposal for
SNRHA-owned housing.

The SNRHA may only compensate the independent entity and appraiser from SNRHA ongoing
administrative fee income (including amounts credited to the administrative fee reserve). The

SNRHA may not use other program receipts to compensate the independent entity and appraiser
for their services. The SNRHA, independent entity, and appraiser may not charge the family any
fee for the appraisal or the services provided by the independent entity.

SNRHA Notice of Owner Selection [24 CFR 983.51(d)]

© Copyright 2012 Nan McKay & Associates, Inc. page 16-7 ACOP 2016
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The SNRHA must examine the proposed site before the proposal selection date. If the units to be
assisted already exist, the SNRHA must inspect all the units before the proposal selection date,
and must determine whether the units substantially comply with HQS. To qualify as existing
housing, units must substantially comply with HQS on the proposal selection date. However, the
SNRHA may not execute the HAP contract until the units fully comply with HQS.

Pre-HAP Contract Inspections [24 CFR 983.103(b)]

The SNRHA must inspect each contract unit before execution of the HAP contract. The SNRHA
may not enter into a HAP contract covering a unit until the unit fully complies with HQS.

Turnover Inspections [24 CFR 983.103(c)]

Before providing assistance to a new family in a contract unit, the SNRHA must inspect the unit.
The SNRHA may not provide assistance on behalf of the family until the unit fully complies
with HQS.

Project Based Annual Inspections [24 CFR 983.103(d)]

At least annually during the term of the HAP contract, the SNRHA must inspect a random
sample, consisting of at least 20 percent of the contract units in each building to determine if the
contract units and the premises are maintained in accordance with HQS. Turnover inspections
are not counted toward meeting this annual inspection requirement.

If more than 20 percent of the annual sample of inspected contract units in a building fails the
initial inspection, the SNRHA must reinspect 100 percent of the contract units in the building.

Other Inspections [24 CFR 983.103(e)]

The SNRHA must inspect contract units whenever needed to determine that the contract units
comply with HQS and that the owner is providing maintenance, utilities, and other services in
accordance with the HAP contract. The SNRHA must take into account complaints and any
other information coming to its attention in scheduling inspections.

The SNRHA must conduct follow-up inspections needed to determine if the owner (or, if
applicable, the family) has corrected an HQS violation, and must conduct inspections to
determine the basis for exercise of contractual and other remedies for owner or family violation
of HQS.

In conducting SNRHA supervisory quality control HQS inspections, the SNRHA should include
a representative sample of both resident-based and project-based units.

Inspecting SNRHA-owned Units [24 CFR 983.103(f)]

In the case of SNRHA-owned units, the inspections must be performed by an independent
agency designated by the SNRHA and approved by HUD. The independent entity must furnish a
copy of each inspection report to the SNRHA and to the HUD field office where the project is
located. The SNRHA must take all necessary actions in response to inspection reports from the
independent agency, including exercise of contractual remedies for violation of the HAP contract
by the SNRHA-owner.

PART IV: REHABILITATED AND NEWLY CONSTRUCTED UNITS
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Unlimited copies may be made for internal use.



=

EQUAL HOUZING
OFFORTUNITY

16-1V.A. OVERVIEW [24 CFR 983.151]

There are specific requirements that apply to PBV assistance for newly constructed or
rehabilitated housing that do not apply to PBV assistance in existing housing. This part describes
the requirements unique to this type of assistance.

Housing selected for this type of assistance may not at a later date be selected for PBV assistance
as existing housing.

16-1V.B. AGREEMENT TO ENTER INTO HAP CONTRACT

In order to offer PBV assistance in rehabilitated or newly constructed units, the SNRHA must
enter into an agreement to enter into HAP contract (Agreement) with the owner of the property.
The Agreement must be in the form required by HUD [24 CFR 983.152(b)].

The PHA may not enter into an Agreement if commencement of construction or rehabilitation
has commenced after proposal submission [24 CFR 983.152(c)]. Construction begins when
excavation or site preparation (including clearing of the land) begins for the housing.
Rehabilitation begins with the physical commencement of rehabilitation activity on the housing.

In the Agreement the owner agrees to develop the PBV contract units to comply with HQS, and
the SNRHA agrees that upon timely completion of such development in accordance with the
terms of the Agreement, the SNRHA will enter into a HAP contract with the owner for the
contract units [24 CFR 983.152(b)].

Content of the Agreement [24 CFR 983.152(c)]

At a minimum, the Agreement must describe the following features of the housing to be
developed and assisted under the PBV program:

e Site and the location of the contract units;
e Number of contract units by area (size) and number of bedrooms and bathrooms;

e Services, maintenance, or equipment to be supplied by the owner without charges in addition
to the rent;

e Utilities available to the contract units, including a specification of utility services to be paid
by the owner and utility services to be paid by the resident;

e An indication of whether or not the design and construction requirements of the Fair Housing
Act and section 504 of the Rehabilitation Act of 1973 apply to units under the Agreement. If
applicable, any required work item resulting from these requirements must be included in the
description of work to be performed under the Agreement;

e Estimated initial rents to owner for the contract units;

e Description of the work to be performed under the Agreement. For rehabilitated units, the
description must include the rehabilitation work write up and, where determined necessary
by the SNRHA, specifications and plans. For new construction units, the description must
include the working drawings and specifications.
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SNRHA Policy

The SNRHA will provide a selection preference when required by the regulation (e.g.,
eligible in-place families, qualifying families for “excepted units,” mobility impaired
persons for accessible units). The SNRHA will not offer any additional preferences for
the PBV program or for particular PBV projects or units.

16-VI.E. OFFER OF PBV ASSISTANCE
Refusal of Offer [24 CFR 983.251(e)(3)]

The SNRHA is prohibited from taking any of the following actions against a family who has
applied for, received, or refused an offer of PBV assistance:

e Refuse to list the applicant on the waiting list for resident-based voucher assistance;
e Deny any admission preference for which the applicant qualifies;

e Change the applicant’s place on the waiting list based on preference, date, and time of
application, or other factors affecting selection under the SNRHA'’s selection policy;

e Remove the applicant from the resident-based voucher waiting list.
Disapproval by Landlord [24 CFR 983.251(e)(2)]

If a PBV owner rejects a family for admission to the owner’s units, such rejection may not affect
the family’s position on the resident-based voucher waiting list.

Acceptance of Offer [24 CFR 983.252]
Family Briefing

When a family accepts an offer for PBV assistance, the SNRHA must give the family an oral
briefing. The briefing must include information on how the program works and the
responsibilities of the family and owner. In addition to the oral briefing, the SNRHA must
provide a briefing packet that explains how the SNRHA determines the total resident payment
for a family, the family obligations under the program, and applicable fair housing information.

Persons with Disabilities

If an applicant family’s head or spouse is disabled, the SNRHA must assure effective
communication, in accordance with 24 CFR 8.6, in conducting the oral briefing and in providing
the written information packet. This may include making alternative formats available (see
Chapter 2). In addition, the SNRHA must have a mechanism for referring a family that includes
a member with mobility impairment to an appropriate accessible PBV unit.

Persons with Limited English Proficiency

The SNRHA should take reasonable steps to assure meaningful access by persons with limited
English proficiency in accordance with Title VI of the Civil Rights Act of 1964 and Executive
Order 13166 (see Chapter 2).

16-VI.F. OWNER SELECTION OF RESIDENTS

© Copyright 2012 Nan McKay & Associates, Inc. page 16-26 ACOP 2016
Unlimited copies may be made for internal use.



=

EQUAL HOUZING
OFFORTUNITY

SNRHA Policy

The SNRHA will not conduct screening to determine a PBV applicant family’s suitability
for tenancy. SNRHA shall screen for program eligibility. The management must
determine tenancy screening requirements.

The SNRHA must provide the owner with an applicant family’s current and prior address (as
shown in SNRHA records) and the name and address (if known by the SNRHA) of the family’s
current landlord and any prior landlords.

In addition, the SNRHA may offer the owner other information the SNRHA may have about a
family, including information about the tenancy history of family members or about drug
trafficking and criminal activity by family members. The SNRHA must provide applicant

families a description of the SNRHA policy on providing information to owners, and the
SNRHA must give the same types of information to all owners.

SNRHA Policy

The SNRHA will inform owners of their responsibility to screen prospective residents,
and will provide owners with the required known name and address information, at the
time of the turnover HQS inspection or before. The SNRHA will not provide any
additional information to the owner, such as tenancy history, criminal history, etc.

Owner Responsibility

The owner is responsible for screening and selection of the family to occupy the owner’s unit.
When screening families the owner may consider a family’s background with respect to the
following factors:

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

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

e Compliance with other essential conditions of tenancy.

PART VII: OCCUPANCY

16-VII.A. OVERVIEW

After an applicant has been selected from the waiting list, determined eligible by the SNRHA,
referred to an owner and determined suitable by the owner, the family will sign the lease and
occupancy of the unit will begin.

16-VI11.B. LEASE [24 CFR 983.256]
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The resident must have legal capacity to enter a lease under state and local law. Legal capacity
means that the resident is bound by the terms of the lease and may enforce the terms of the lease
against the owner.

Form of Lease [24 CFR 983.256(b)]

The resident and the owner must enter into a written lease agreement that is signed by both
parties. If an owner uses a standard lease form for rental units to unassisted residents in the
locality or premises, the same lease must be used for assisted-residents, except that the lease must
include a HUD-required tenancy addendum. The tenancy addendum must include, word-for-
word, all provisions required by HUD.

If the owner does not use a standard lease form for rental to unassisted residents, the owner may
use another form of lease, such as a SNRHA model lease. The SNRHA may review the owner’s
lease form to determine if the lease complies with state and local law. If the SNRHA determines

that the lease does not comply with state or local law, the SNRHA may decline to approve the
tenancy.

SNRHA Policy

The SNRHA will not review the owner’s lease for compliance with state or local law.
Lease Requirements [24 CFR 983.256(c)]
The lease for a PBV unit must specify all of the following information:
e The names of the owner and the resident;

e The unit rented (address, apartment number, if any, and any other information needed to
identify the leased contract unit);

e The term of the lease (initial term and any provision for renewal);

e The amount of the resident rent to owner, which is subject to change during the term of the
lease in accordance with HUD requirements;

e A specification of the services, maintenance, equipment, and utilities that will be provide by
the owner; and

e The amount of any charges for food, furniture, or supportive services.
Tenancy Addendum [24 CFR 983.256(d)]

The tenancy addendum in the lease must state:

e The program tenancy requirements;

e The composition of the household as approved by the SNRHA (the names of family
members and any SNRHA-approved live-in aide);

e All provisions in the HUD-required tenancy addendum must be included in the lease. The
terms of the tenancy addendum prevail over other provisions of the lease.

Initial Term and Lease Renewal [24 CFR 983.256(f) and 983.257(b)]
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The initial lease term must be for at least one year. Upon expiration of the lease, an owner may
renew the lease, refuse to renew the lease for “good cause,” or refuse to renew the lease without
good cause. If the owner refuses to renew the lease without good cause, the SNRHA must
provide the family with a resident-based voucher and remove the unit from the PBV HAP
contract.

Changes in the Lease [24 CFR 983.256(e)]

If the resident and owner agree to any change in the lease, the change must be in writing, and the
owner must immediately give the SNRHA a copy of all changes.

The owner must notify the SNRHA in advance of any proposed change in the lease regarding the
allocation of resident and owner responsibilities for utilities. Such changes may only be made if
approved by the SNRHA and in accordance with the terms of the lease relating to its
amendment. The SNRHA must redetermine reasonable rent, in accordance with program
requirements, based on an