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TENANT SELECTION PLAN

INTRODUCTION

Development Description

The Development name, number of units, maximum rents for the units, and the availability of Section 8
rental assistance for specific units at the Development (the “Assisted Units”) are described in this Tenant
Selection Plan or “TSP” in Exhibit 1, “Program Information Sheet”.

. The Owner and the Agent

The name, address, and telephone number of the Owner of the Development (the

“Owner”), the name, address, telephone number, and location of the management office of the Owner’s
Management Agent (the “Agent”), and the Owner’s agent for service of process, if any, are described in
Exhibit 2, “Owner-Agent Disclosure”.

Purpose of the Tenant Selection Plan

This Tenant Selection Plan (the “Tenant Selection Plan” or the “TSP”) describes the eligibility
requirements for admission to the Development, the procedures to be followed in selecting tenants for
the dwelling units in the Development, and the occupancy policies for the Development. The purpose of
this TSP is to assure that all persons have an equal opportunity to apply for the Development, that there
is a fair and equitable selection process for the housing, that there are fair and reasonable procedures
that govern occupancy of the Development, and that admissions and occupancy practices are consistent
with the requirements of the programs that provide financing for the Development.

. Tenant Type, Unit Type and Rent Structure

See Exhibit 1, “Program Information Sheet” for the specific tenant types, unit types and rent structures
for the Development.

FAIR HOUSING AND EQUAL OPPORTUNITY POLICIES

Nondiscrimination

It is the policy of the Owner and the Agent to comply fully with all applicable federal, state and local non-
discrimination laws, including Title VI of the Civil Rights Act of 1964 and the implementing regulations at
24 CFR Part 1; Section 3 of the Housing and Community Development Act of 1968, as amended,;
Executive Order 11063 on Equal Opportunity in Housing and the implementing regulations at 24 CFR Part
107; Section 504 of the Rehabilitation Act of 1973 and the implementing regulations at 24 CFR Part 8; the
Age Discrimination Act of 1975 and the implementing regulations at 24 CFR Part 146; the Fair Housing
Act as amended and the implementing regulations at 24 CFR Parts 100, et seq; the Americans with
Disabilities Act.

The Owner and the Agent will not, based on race, color, national origin, sex, age, disability, religion,
familial status, sexual orientation, or gender identity (including lesbian, gay, bisexual, or transgender
(LGBT)), military status, ancestry, or marital status (for specific details, see Exhibit 24, “State Specific
Protected Classes”):



l. Deny to any family the opportunity to apply for housing, nor deny to any qualified applicant the
opportunity to lease housing suitable to its needs.

2. Provide housing which is different from that provided to others.

3. Subject a person to segregation or disparate treatment.

4, Restrict a person's access to any benefit enjoyed by others in connection with the housing
program.

5. Treat a person differently in determining eligibility or other requirements for admission.

o

Deny a person access to the same level of services.
7. Deny a person the opportunity to participate in a planning or advisory group which is an integral
part of the housing program.

In compliance with HUD's Final Rule “Equal Access to Housing in HUD Programs Regardless of Sexual
Orientation or Gender Identity,” it is our policy to ensure that this housing is open to all eligible
individuals and families regardless of actual or perceived sexual orientation, gender identity, or marital
status.

The Agent shall affirmatively market to minorities and persons with disabilities as specified in its
Affirmative Fair Housing Marketing Plan (AFHMP). The Agent shall not discriminate based on race,
national origin or another protected characteristic resulting from consideration of an applicant’s limited
ability to read, write, speak, or understand English, or persons with limited English proficiency (“LEP”),
either using language-related criteria, or through a failure to provide housing-related language assistance
services to persons with LEP as required.

B. Section 504 Policies

To assure compliance with Section 504 of the Rehabilitation Act (“Section 504”), the Fair Housing Act, and
the applicable provisions of the Americans with Disabilities Act (the “ADA”), the Agent maintains a Section
504 Policy, attached to the TSP as Exhibit 3, “Section 504 Policy”.

The Section 504 Policy describes the Development’s policies for assuring:

l. Accessible communications and other compliance requirements of Section 504; e.g., the hearing
impaired.

2. Procedures for making reasonable modifications in rules, policies, practices, and services when
necessary to afford a qualified individual applicant or resident with disabilities an equal
opportunity to use and enjoy a dwelling and participate in the housing, programs, and services
available at the Development.

POAH Communities LLC does not discriminate based on disability status in the admission or access to, or
treatment or employment in, its federally assisted programs and activities.

The person named below has been designated to coordinate compliance with the nondiscrimination
requirements contained in the Department of Housing and Urban Development’s regulations
implementing Section 504 (24 CFR, part 8 dated June 2, 1988.

Section 504 Coordinator

POAH Communities LLC

2 Oliver Street, Suite 500

Boston, MA 02109

Telephone: 877-489-0101 TTY: 7-1-1
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C. Language Assistance Policies

A Language Assistance Plan for the Development is attached to the TSP. The purpose of a language
assistance plan is to ensure meaningful access to the housing and services available at the Development
by people of limited English-speaking proficiency and the hearing impaired in compliance with Title VI of
the 1964 Civil Rights Act. See Exhibit 4, “Language Assistance Policy”.

D. Privacy Policy

Information in tenant files is considered confidential unless otherwise required by law or legal process.
Owners must dispose of all files and records in a manner that will prevent any unauthorized access to
personal information., e.g., pulverize, shred, etc.

Unless otherwise required by local, state, or federal law or regulation, the terms of Owner’s financing, or
by legal process, the Agent will not disclose any personal information contained in its records to any
person or agency unless the individual about whom information is requested gives written consent to
such disclosure. A Release of Information Form will be required from the individual. See Exhibit 5,
“Release of Information Form”. All requested information will be administered as reflected in the policy.
All residents whose personal information is protected by court order, including but not limited to a
restraining order, will be asked to provide a copy of such court order to the on-site Property Manager.

A Community Impact Service Coordinator (CIC) is an employee of the Agent or under contract to serve in
the CIC role for the Agent. As such, the CIC is authorized to access the tenant files and related electronic
tenant information, as a tool for purposes relating to the execution of their job. All Agent employees and
contracted CICs are required to keep confidential and secure all tenant information subject to the
following paragraph. The Agent cannot release specific tenant data to anyone without prior written
consent by resident or applicant, utilizing one of the available consent forms provided by the Agent.

This policy in no way limits the Agent’s ability to collect such information as it may need to determine
eligibility, calculate rent, or determine a household’s suitability for tenancy and continued occupancy.
This policy is not intended to preclude the cooperation of the Agent with local, state, or federal
investigations into fraud or criminal activity. With proper identification, the Agent is permitted to advise
the investigating officer whether a person is a tenant, how long a person has been a tenant, and answer
other questions related to the investigation. The Agent will not make files, forms, or documents available
to the investigating officer unless a court order (subpoena or warrant) for such action is provided.

All information provided to Agent related to an individual’s status as a victim of domestic violence,
dating violence or stalking shall be retained in confidence, and shall neither be entered into any shared
database nor provided to any entity unless disclosure is:

l. Requested or consented to by the individual in writing.
2. Required for use in an eviction proceeding.
3. Otherwise required by applicable law.

If disclosure of such information is ever required for use in an eviction proceeding or is otherwise
required by applicable law, the Agent will inform the individual before the disclosure occurs so that the
safety risks can be identified. If disclosure of the information will place the individual’s safety at risk, the
Agent will work with the individual to determine whether there are alternative to disclosure.”
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ELIGIBILITY REQUIREMENTS

Income

The owner/agent shall obtain income verifications in compliance with requirements set forth by
the Department of Housing and Urban Development (HUD), which may include Streamlined
Verification, Streamlined Certification or Means-tested verification.

Affordable Housing Units

a. The annual income of affordable applicant households must not exceed the amounts set forth
in the Program Information Sheet, as they may be adjusted from time to time. The applicable
income limits for this Development are listed in Exhibit 1, “Program Information Sheet”.

b. Applicants without rent subsidy must show proof of gross income at least two times the
amount of the monthly rent to qualify.

Market Units

a. Applicants must show proof of gross income at least two times the amount of the monthly rent
to qualify.

b. The only exceptions to the minimum income requirement are households with a current rental
assistance voucher and households applying for a rent-assisted unit in the Development.

Occupancy Requirements

The unit must have enough space to accommodate the household. Occupancy standards must comply
with federal, state, and local occupancy standards, and/or laws in connection with occupancy
requirements, fair housing, and civil rights laws, as well as landlord-tenant laws and zoning restrictions.
Acceptable occupancy standards are defined as follows:

Generally, no more than two people and no less than one person will be permitted to occupy a
bedroom.

One Bedroom — One to two persons

Two Bedroom — Two to four persons

Three Bedroom — Three to six persons

Four Bedroom — Four to eight persons
However, the following factors should also be considered:

a. The household’s need for a larger unit as a reasonable accommodation.

b. Balancing the need to avoid overcrowding with the need to avoid underutilization of the space
and unnecessary subsidy.

For determining the unit size for which a household may be eligible; the following will be counted

as members of the household:

= Fulltime household members

= Unborn children

= Children in the process of being adopted.

= Children whose custody is being determined.

= Foster children

= Children temporarily in a foster home

= Children in joint custody fifty percent (50%) of the year or more
= Children away at school but home for recess

= Livein aides



Foster adults

Note: Proof of Custody/Guardianship will be required for all household members that are

minor children. Acceptable proof of custody documents include;

o Birth Certificate, or

o A lLegal document from a court is required, which may state Guardianship Petition
Approval or Guardian of Person or Estate which shows that the resident/applicant has
either custody or guardianship of minor children.

o A household may be required to provide proof of custody of related or unrelated
occupants to be considered for a change in unit size.

C. Disclosure of Social Security Numbers (SSN)

l. Applicants do not need to disclose or provide verification of an SSN to be placed on the waiting list;
however, applicants must disclose an SSN and provide adequate documentation to verify each SSN
for all non-exempt household members before they can be housed.

This rule applies to all household members including live-in aides, foster children, and foster adults.
Adequate documentation includes a Social Security card issued by the Social Security
Administration (SSA) or other acceptable evidence of the SSN such as:

Original Social Security card;

Driver’s license with SSN;

Identification card issued by a federal, State, or local agency, a medical insurance provider, or
an employer or trade union;

Earnings statements on payroll stubs;

Bank statement;

Form 1099;

Benefit award letter;

Retirement benefit letter;

Life insurance policy;

Court records.

If the applicant cannot provide any of the above, the applicant will advise the owner/agent.
The owner/agent may accept self-certification of SSN and at least one third-party document,
such as a bank statement, utility or cell phone bill, benefit letter, etc., that contains the name
of the individual. When none of the other accepted methods is available and if verifying an
individual’s SSN using this method, the owner/agent must document why the other SSN
documentation was not available. If the resident’s SSN becomes verified in EIV, then no further
verification is required. If the resident’s SSN fails the SSA identity match, then the owner/agent
must obtain a valid SSN card issued by the SSA or an original document issued by a federal or
state government agency that contains the name of the individual and the SSN of the
individual, along with other identifying information of the individual. The resident family’s
assistance must be terminated if they fail to provide the required documentation.

2. Exceptions to Disclosure of Social Security Number

The Social Security Number requirements do not apply to:

POAH Communities Tenant Selection Plan Posted 5/31/2024

Individuals aged 62 or older as of January 31, 2010, whose initial determination of eligibility
was begun before January 31, 2010.

Individuals who do not contend eligible immigration status.

A child under the age of 6 years added to the applicant family within the 6-month period prior
to the household’s date of admission. The household will have a maximum of 90-days after the
date of admission to provide the Social Security Number and adequate documentation that the



Social Security Number is valid. An additional 90 days may be granted under certain
circumstances. If the household does not provide the Social Security Number and adequate
documentation to verify the Social Security Number within the prescribed timeframe, HUD
requires that the owner/agent terminate tenancy.

= A minor under the age of 6 years being added to the household after move-in. The household
will have a maximum of 90-days after adding the child to provide the Social Security Number
and adequate documentation that the Social Security Number is valid. An additional 90 days
may be granted under certain circumstances. If the household does not provide the Social
Security Number and adequate documentation to verify the Social Security Number within the
prescribed timeframe, HUD requires that the owner/agent terminate tenancy.

®  Foster children or adults when:
I. The foster agency will not provide the SSN or adequate documentation to verify the SSN;

and

2. HUD approves.

If, at the time a unit becomes available, all non-exempt household members have not provided
adequate documentation necessary to verify Social Security Numbers, the next eligible applicant
family must be offered the available unit.

All non-exempt household members have ninety (90) days-from the date they are first notified that
a unit is available-to provide documentation necessary to verify the Social Security Numbers.
During this 90-day period, the household may retain its place on the waiting list but will not be
considered again until the required documentation is provided.

If, after ninety (90) days, the applicant family is unable to disclose/verify the Social Security
Numbers of all non-exempt household members, the household will be determined ineligible and
removed from the waiting list.

The applicant family may apply again, after obtaining the appropriate documentation. The
applicant family will be placed on the waiting list based on the date and time the new Pre-
Application or Application is received.

3. Secondary Verification of the Social Security Number

The Social Security Number provided will be compared to the information recorded in the Social
Security Administration database through HUD’s Enterprise Income Verification System (EIV) to
ensure that the Social Security Number, birth date and last name match.

If EIV returns an error that cannot be explained or resolved, assistance and/or tenancy may be
terminated, and any improper payment must be returned to HUD.

If an applicant/resident deliberately provides an inaccurate Social Security Number, the
owner/agent and/or HUD may pursue additional penalties due to attempted fraud.

D. Citizenship and Immigration Status — Section 8 only

l. Assistance in any federally subsidized unit described on the Program Information Sheet is limited to
citizens and nationals of the United States, and non-citizens with eligible immigration status. A
student who holds a non- citizen visa and their non-citizen family members are not eligible for
admission. Students with a non-citizen visa who have citizen family members that will reside in the
unit are eligible for admission with pro-rated rental assistance. To qualify for admission to an
assisted unit, all members of each applicant household must;

POAH Communities Tenant Selection Plan Posted 5/31/2024 10



" Declare citizenship or immigration status;

®  Complete verification and consent forms, as appropriate, to document eligible status; and

= Provide documentation of citizenship or immigration status or sign a declaration that the
individual does not claim eligible status prior to occupancy.

A mixed family consisting of one or more eligible household members and one or more ineligible
household members may qualify for admission to an assisted unit and receive pro-rated assistance.
A household with no eligible members is not eligible for admission to an assisted unit.

2. Prohibition of Assistance to Noncitizen Students
Noncitizen students and their noncitizen families may not receive assistance. Noncitizen students
are not eligible for continuation of assistance or temporary deferral of termination of assistance. A
noncitizen student is defined as an individual who is as follows:
= Aresident of another country to which the individual intends to return;
®=  Abona fide student pursuing a course of study in the United States; and
= Aperson admitted to the United States solely for the purpose of pursuing a course of study as

indicated on an F-1 or M-1 student visa.

This prohibition applies to the noncitizen student’s noncitizen spouse and noncitizen children.
However, spouses and children who are U.S. citizens may receive assistance. For example, a family
that includes a noncitizen student married to a U.S. citizen is a mixed family.

E. Asset Restriction — Section 8 Only including PBRA RAD & 202/8

The following Section 8 Asset Restrictions are considered when determining eligibility of families applying
for Section 8 Housing Assistance.

Note: Asset Restrictions apply only to families applying for Section 8 Assistance. This rule does not apply
to existing residents currently receiving Section 8 assistance.

l. Restrictions Based on Net Assets — Asset Cap: Section 8 Only

Agent must deny admission of an applicant family if the net family assets (as defined in 24 CFR §
5.618) exceed $100,000. This “cap” may be adjusted annually in accordance with the Consumer
Price Index for Urban Wage Earners and Clerical Workers. In addition, the Agent must enforce the
asset limitation at initial certification for families who lost their assistance because they failed to
recertify timely or began to pay market rent, remained in the unit, and then lost income, once
again requiring assistance.

The following assets will be excluded from the calculation when determining the net cash value of

assets. The cash value of:

= ABLE Account;

®  Amounts recovered in any civil action or settlement based on a claim of malpractice,
negligence, or other breach of duty that resulted in a member of the family being disabled;

®  Value of any Coverdell Education Savings Account or any qualified tuition program under
Section 529;

= Family Self Sufficiency (FSS) Accounts;

®  |nterest in Indian trust land;

®  |rrevocable Trust;

®  Necessary Personal Property;

®  Non-necessary Personal Property if the net cash value of all Non-necessary Personal Property
does not exceed HUD’s Asset Threshold ($50,000 in 2024 but subject to annual adjustment);
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Revocable Trusts when no one in the family (living in the unit) controls the trust;

Retirement Accounts as defined by the IRS;

Real property when the family does not have legal authority to sell such property;

Equity in property for which a family receives HCV homeownership assistance from a PHA;
Equity in a manufactured home where the family receives Section 8 tenant-based assistance;
Other assets as announced by HUD through Federal Register Notice.

2. Home Ownership — Real Property Rule: Section 8 Only including PBRA RAD, 202/8

Per
fam
fam

requirements in Section 104 of HOTMA, 24 CFR 5.618 creates a restriction on the eligibility of a
ily to receive assistance if the family owns real property that is suitable for occupancy by the
ily as a residence.

Agent must deny admission of an applicant family if the family has a present ownership interest in,
legal right to reside in, and the effective legal authority to sell the real property (based on laws of
the state or locality in which the property is located) that is suitable for occupancy by the family as
a residence. This includes, but is not limited to a home, condominium, townhome, duplex, mobile
home, etc.

This restriction does not apply if:

F. Students

The property is jointly owned by a member of the family and at least one non-household
member who does not live with the family, if the person resides in the jointly owned property;
The property is not large enough for the size of the family;

If there are any disabled family members, the home does not provide for the disability-related
needs. (e.g., physical accessibility requirements, disability-related need for additional
bedrooms, proximity to accessible transportation, etc.);

The property is currently offered for sale. Under this proposed rule, to demonstrate that a
family is offering property for sale, the owner/agent may require that the family provide
evidence that the property has been listed for sale;

The property is considered unsafe to reside in when the property’s physical condition poses a
risk to the family’s health and safety and the condition of the property cannot be easily
remedied;

The family may not reside in the property under State or local laws of the jurisdiction where
the property is located;

The property is owned by a survivor of a VAWA crime (domestic violence, dating violence,
sexual assault, stalking) and such status prevents access to or use of the home or is there a
possibility that the survivor could be in imminent danger if the survivor attempted to access
the home;

The property is located so that the distance or commuting time between the property and the
family’s place of work or a family member’s educational institution would create a hardship for
the family. (e.g., the distance or commuting time between the property and the family’s place
of work or school would be a hardship to the family, as determined by the owner/agent);

The property is a manufactured home for which the family is receiving Section 8 tenant-based
assistance;

The family receives homeownership assistance from a PHA;

The property part of an irrevocable trust.

l. Eligibility of Students Enrolled at an Institute for Higher Education for Section 8, including PBRA,
RAD, 202/8, and HOME.
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Student eligibility is determined at move in/initial certification and at each annual certification.
Student eligibility may also be reviewed at interim certification if student status has changed since
the last certification. All students are required to report any change in their student status.

A student who is otherwise eligible and meets screening requirements is eligible for assistance if
the student meets the criteria indicated below. Section 8 assistance shall be provided to any
individual who is enrolled as either a part-time or full-time student at an institution of higher
education for the purpose of obtaining a degree, certificate, or other program leading to a
recognized educational credential; when the student:

1. Is not living with his or her parents who are receiving Section 8 assistance;

2. Isindividually eligible to receive Section 8 assistance and has parents who are income eligible
to receive Section 8 assistance;

3. Is a graduate or professional student;

4. s a veteran of the United States military or is an active member of the United States military;

5. Is married;

6. Has a dependent other than a spouse (e.g., dependent child);

7. s at least 24 years of age;

8. Is a person with disabilities, as such term is defined in section 3(b)(3)(E) of the 1937 Act and

was receiving assistance under section 8 of the 1937 Act as of November 30, 2005;

9. s classified as Vulnerable Youth; A student meets HUD’s definition of a vulnerable youth
when:
a. The individual is an orphan, in foster care, or a ward of the court or was an orphan, in
foster care, or a ward of the court at any time when the individual was 13 years of age of
older;
b. The individual is, or was immediately prior to attaining the age of majority, an
emancipated minor or in legal guardianship as determined by a court of competent
jurisdiction in the individual’s State of legal residence;
¢. The individual has been verified during the school year in which the application is
submitted as either an unaccompanied youth who is a homeless child or youth (as such
terms are defined in section 725 of the McKinney-Vento Homeless Assistance Act) (42
U.S.C. 11431 et seq.), or as unaccompanied, at risk of homelessness, and self-supporting,
by
= Alocal educational agency homeless liaison, designated pursuant to the McKinney-
Vento Homeless Assistance Act;

®  The director of a program funded under the Runaway and Homeless Youth Act or a
designee of the director;

®  The director of a program funded under subtitle B of title IV of the McKinney-Vento
Homeless Assistance Act (relating to emergency shelter grants) or a designee of the
director; or

®  Afinancial aid administrator; or

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

If a student does not meet the eligibility criteria above, but can prove independence from parents
under HUD rules, then the student would meet HUD’s student eligibility criteria. Please see
property staff if you need additional information about proving independence from parents.

If an ineligible student applies for or is a member of an existing household receiving Section 8
assistance, the assistance for the household will not be prorated but will be terminated.

2. Eligibility for Low Income Housing Tax Credit Units
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A household that consists entirely of full-time students is not eligible for occupancy in a unit that is
assisted with Low Income Housing Tax Credits pursuant to Section 42 of the Internal Revenue Code
unless:

= A member of the household receives assistance under Title IV of the Social Security Act (TANF);

= A member of the household is enrolled in a job-training program receiving assistance under
the Job Training Partnership Act or under other similar Federal, State or Local Laws;

=  The entire household is comprised of a Head of Household who is a single parent with minor
child(ren); the parent is not a dependent and the minor child(ren) are not listed as dependents
(as defined in IRC Section 152) on any other third-party tax return, other than a parent of the
minor child(ren) in the household; or

=  The entire household is comprised of individuals who are married that are eligible to file or file
a joint tax return.

G. Suitability for Admission

Each applicant household must document that the family meets the suitability criteria of the
Development. The Agent will verify the suitability by using the qualifying procedures and verification
standards described in this TSP. Therefore, an applicant will be suitable for admission if qualifying
procedures and verification indicates that the applicant will:

l.
2.
3.

4.

Pay the rent for the unit on a regular and timely basis.

Refrain from causing damage to the unit or the Development.

Refrain from disturbing neighbors in the Development and in the neighborhood, and refrain from
interfering with the responsibilities of the Agent.

Refrain from engaging in unlawful activity, including illegal possession oruse of drugs, sexual
offenses, and physical abuse of another individual. This includes any possession or use of
marijuana, including medical uses.

H. Live-In Aides

Live-In Aide may occupy a unit with an eligible household. The household will be assigned to a unit
based on occupancy standards for a household that includes the Live-In Aide. A Live-In Aide is any
person (including a relative of a member of the household) who resides with one or more elderly
persons, near-elderly persons, or persons with disabilities, and who:

a. Is determined to be essential to the care and well-being of the person(s);
b. Is not obligated for the support of the person(s); and
C. Would not be living in the unit except to provide the necessary supportive services.

Prior to moving in, all Live-In Aides will be processed under the same qualifying procedure and
meet the same qualifying criteria set forth in this TSP except for meeting the credit criteria and
showing the ability to pay rent. A written verification will be obtained from a third-party Physician
or other professional responsible for evaluating and/or treating the resident that establishes the
need for such care.

If the household member requiring assistance dies, the Live-In Aide shall vacate the apartment
within 10 days of said household member’s death. If the household member requiring assistance
moves out, the Live-In Aide shall vacate the unit no later than said household member’s departure
date. Upon the termination of the Live-in Aide’s services for any other reason, the Live- In Aide
shall vacate the apartment within 24 hours.

The aide must sign a Live-in Aide Agreement attached to this TSP. See Exhibit 6, “Live-In Aide
Agreement”.
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Sole Residence Requirements

l. The unit will be the household’s ONLY residence.

2. An applicant or occupant may not receive rental assistance for more than one unit at the same
time. An applicant can be eligible for occupancy only if all other rental assistance is terminated at
the time the household occupies an assisted unit at the Development. If an applicant is scheduled
to occupy a new unit before the previous unit assistance is terminated, the applicant will be
required to pay market rent for the new unit until the assistance in the first unit has terminated.

PREFERENCES, PRIORITIES, AND TARGETING FOR ADMISSION

Certain preferences are assigned to applicants to provide housing opportunities for households with
special circumstances. Applicants with preferences are selected from the waiting list earlier than those
who do not have a preference. Preferences affect only the order of applicants on the waiting list and do
not make an applicant eligible who otherwise is not eligible for admission based on the qualification
criteria set forth in this plan. Priority and ranking order of the preferences applicable to the Development
are defined in Exhibit 8, “Preference Form”.

Having multiple preferences does not add weight to the applicant’s position on the Waiting List.
Applicants with multiple preferences will be ranked according to the highest preference as defined in
Exhibit 8, “Preference Form”.

If it is determined that an applicant does not meet the criteria for receiving a preference, the applicant
will promptly receive written notice of this determination. The notice will contain a brief statement of the
reasons for the determination and will offer the family an opportunity for a conference with the Agent as
described in Section Xl of this TSP. The applicant will remain on the waiting list, but the preference will be
removed. This action may change the applicant’s position on the waiting list.

All preferences apply to this Development unless specified by unmarked selection.
Existing Tenant Preferences
Current tenants are placed on the waiting list with a preference in the following situations:

Required for Federally Assisted Housing Programs

I. Ahousehold member requests an emergency transfer for domestic violence, dating violence, sexual
assault, or stalking (VAWA).

2. Ahousehold requiring a unit transfer as a reasonable accommodation for a disability or medical

reasons.

A household member requests a unit transfer for harassment based on protected status.

4. There is a change in household size or family composition that necessitates a unit of a different size,
in accordance with the occupancy standards defined in this plan.

5. The household occupies an accessible unit, no household member needs the features of the unit,
and there is another applicant or resident family with a household member needing the features of
the unit.

6. If the Development includes units that are not Assisted Units and the household no longer qualifies
for rental assistance, the Agent may require the household to move to an unassisted unit (only if
marked).

w
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Voluntary Unit Transfers Adopted by Owner

I. Ahousehold requests a transfer due to a change in family size and the household would be eligible
for a larger or smaller unit based on the occupancy standards defined in this Plan.

B. Statutory and HUD Regulatory Preferences

Applicants who have been displaced by government action or a presidentially declared disaster.

C. State and Local Preferences

Additional preferences based on state or local requirements are described in Exhibit 8, “Preference
Form”.

D. Owner Adopted Preferences

[]

The Owner has adopted the following additional preferences, which are subordinate to the
statutory, HUD Regulatory, and any state and local preferences described above. See Exhibit 8,
“Preference Form”, for priority and ranking of the Owner Adopted Preferences checked below.

VAWA Relocation from another POAH-Owned Development

Working, Elderly or Disabled Applicants for Project-Based Section 8 Units (only if marked):
Applicant households will be given a preference for units covered by the Development’s Section 8
contract if a head of household, spouse, or co-head is:

e Continuously employed for 90 days prior to application with a minimum of 15 hours per week,
e 62 orolder, or
e Disabled

Section 651 Title VI-D Preferences for Elderly, Nonelderly Disabled, and Near Elderly Disabled
Applicants (only if marked): Section 651 of Title VI-D permits an Owner to give preference
(priority) to elderly familiesif the project was originally developed to serve the elderly and (2) it is a
“covered Section 8 housing project.” “Covered Section 8 housing projects” are projects that were
constructed or substantially rehabilitated pursuant to assistance provided under section 8(b)(2) of
the United States Housing Act of 1937, as in effect before October 1, 1983, that are assisted under
a contract for assistance under such section. Owners of qualifying developments may elect a
preference for elderly families and a set-aside for nonelderly disabled families over other disabled
applicants.

Number of units designated for elderly families (head of household, co- head, or spouse is
at least 62 years of age)

] owner has established a preference for near-elderly disabled families (head, spouse, or

sole member is a person with disabilities who is 50 to 61 years of age) to fill the units
designated for elderly families when there is an insufficient number of elderly families.

Number of units set aside for nonelderly disabled families (head of household, co-head, or
spouse is disabled and 18 to 49 years of age)

[] owner has established a preference for near-elderly disabled families (head, spouse, or
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sole member is a person with disabilities who is 50 to 61 years of age) to fill the units
designated for nonelderly disabled families when there is an insufficient number of
nonelderly disabled families.

[] Section 658 Title VI-D Elderly Restriction (only if marked): Owners of qualifying Section 236,
Section 221(d)(3) BMIR, and Section 202 developments may restrict occupancy to elderly families
in accordance with the rules and standards in effect at the inception of the development.

Victims of Domestic Violence, Dating Violence and Stalking (only if marked): Preference will be
given to applicants who can provide documentation from an agency such as a federal, state, tribal,
territorial, or local police record, court record or documentation signed and attested to by a victim,
service provider, attorney, or medical personnel that they have been displaced by domestic
violence, dating violence, sexual assault or stalking or need to move from their present housing
because of domestic violence. The term ‘domestic violence’ includes acts or threats of violence,
not including acts of self-defense, committed by a current or former spouse of the victim, by a
person with whom the victim shares a child in common, by a person who cohabitating with or has
cohabitated with the victim, by a person who is or has been in a continuing social relationship of a
romantic or intimate nature with the victim, by a person similarly situated to a spouse of the victim
under the domestic or family violence laws of the jurisdiction, or by any other person against a
victim who is protected from that person’s acts under the domestic or family violence laws of the
jurisdiction.

The Agentwill give preferencetoanapplicantwho has beena victim of domesticviolence, dating
violence, sexual assaultor stalkingif the applicant otherwise qualifies for assistance oradmission. These
VAWA Protectionsare available equally to all individuals regardless of sex, gender identity or sexual
orientation.

In addition, VAWA protections are provided to affiliated persons which includes:

1. Aspouse, parent, brother, sister, or child of the victim, or a person to whom the victim stands
in place of a parent or guardian; or

2. Anyindividual, resident/applicant, or lawful occupant living in the household of that individual.

E. Other Preferences

Other Preference

F. Preference Exceptions
Relocation and/or Unit Transfers:
Management must give priority to current households:
I.  When their units are designated for rehabilitation
2. For current households residing in a unit within the Development that has been designated as

uninhabitable by federal, state, local municipalities, or Management due to fire, flood, or other
natural disaster.
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G. Priorities for Special Use Units
Priorities that apply to this Development are indicated by a check mark next to the preferences below:

[] Accessible Units: Units with accessibility features will be offered to the first family on the waiting
list that includes a household member needing the features of the unit. If the family determines
the accessible unit is not appropriate for the household’s needs, the household’s name will be
returned to its place on the Development Waiting List, as applicable.

If there are no applicants on the waiting list with household members needing the features of the
accessible unit, the unit will be rented to the next family on the waiting list. In such circumstances,
the family must agree in the lease to move to the next available non-accessible unit of the proper
size at the Development in the event a tenant or applicant household requires the accessibility
features of the unit.

[] Direct Referral Units: The development receives housing subsidies for specified units. Applicants
for these units require direct referral for admission by the source of the subsidy (or the source’s
designee). The source or designee agency is responsible for determining eligibility based on the
applicable guidelines for the program.

[] Project-Based Voucher (PBV) Units: The development has specific units covered by a Housing
Assistance Payments (HAP) contract with a local or regional Public Housing Agency (PHA). The
waiting lists for applicants for these units will be handled as selected below.

] PHA maintains waiting list of eligible households. Whenever vacancy in a contracted unit
occurs, the Agent shall inform the PHA, which shall refer eligible applicant(s) on its waiting
list for the appropriate bedroom size to the Agent. The Agent will determine applicant
eligibility based on the guidelines for applicable programs.

1] Agent maintains waiting list of eligible households. Whenever vacancy in a contracted unit
occurs, the Agent shall select applicants from the in-house waiting list for the appropriate
bedroom size unit. The Agent will determine applicant eligibility based on the guidelines for
applicable programs, and then send the applicant to the PHA to apply for the voucher.

H. HUD Project-Based Section 8 Mandatory Income Targeting (for Section 8 Assisted Units Only)

The Agent may only lease assisted units to families whose income does not exceed fifty percent (50%) of
the area median income (“very low income”) at the time of admission, unless:

®  The assisted units were available for occupancy under a Section 8 HAP Contract effective
before October 1, 1981, and are being leased on or after that date, in which case the assisted
units may be leased to families whose income exceeds very low income but does not exceed
eighty percent (80%) of the area median income (“low income”) at the time of admission,
provided that the Agent has used its best efforts to lease the minimum number of units
specified in the HAP Contract to families whose income does not exceed very low income (See
HUD Handbook 4350.3 REV-1, Section 3-7 (B); or

= Written permission is obtained from HUD pursuant to 24 CFR 5.653(d)(3) as noted below to
lease a portion of the assisted units to families whose income exceeds very low income but
does not exceed low income at the time of admission. In addition to the 50% area median
threshold, HUD mandates that if the Development is receiving project based Section 8 housing
assistance payments as noted below, the Agent shall make at least forty percent (40%) of the
assisted units (i.e. those units in the Development for which the owner receives project-based
Section 8 housing assistance payments) that become available in each of the Development’s
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fiscal year available for leasing to families whose income does not exceed thirty percent (30%)
of the area median income (“extremely low income”) at the time of admission (the “Mandatory
Income Targeting”). In carrying out this requirement, the Agent shall obtain the Income Limits
for Section 8 Programs published by HUD periodically. The Agent should periodically review the
composition of admissions to confirm that the 40% target shall be met for that fiscal year. If
this periodic review reveals those admissions of extremely low-income applicants are below
the 40% requirement; the Agent shall use one of the methods specified below to ensure that
the requirement is met by the end of the fiscal year.

l. The Agent has chosen to admit only extremely low-income families until the 40% target is met. In
chronological order, the Agent shall select eligible applicants from the waiting list whose incomes
are at or below the extremely low-income limit to fill the first 40% of expected vacancies in the
property. Once this target has been reached, admit applicants in waiting list order.

2.  The number of units included in this target will be determined at the beginning of each calendar
year as reflected on Exhibit 9, “Extremely Low-Income Computation Worksheet”.

3. Marketing to comply with this income target will include at a minimum advertising in the locality
and outreach to local organizations serving extremely low-income families for no less than 30 days.

4.  The Agent will maintain records that demonstrate reasonable steps were taken to fill these units
with extremely low-income tenants, including, but not limited to, a software-generated “Sec-8
Income Targeting” report.

V. MARKETING AND WAITING LIST APPLICATIONS

A. Marketing

l. Marketing of the Development shall be consistent with the fair housing and civil rights
requirements described in Section Il of this TSP and the Affirmative Fair Housing Marketing Plan in
effect.

B. Waiting List Applications

The applicant may be on multiple waiting lists when waiting for more than one unit size. Applicants are
accepted based on preliminary eligibility from the Waiting List Application (if used) or Application (if
Waiting List Applications are not used).

This Development uses the following method to add households on to the Waiting List:
Waiting List Applications are used at this Development.
O Waiting List Applications are NOT used at this Development. Applications only are used.

Note: The use of Waiting List Applications is a Development-by-Development decision. Typically, large
Developments and or Developments with large waiting lists use Waiting List Applications. All properties
require an application prior to move in.

l. Individuals inquiring about occupancy at the Development will be encouraged to complete a
Waiting List Application. This form is attached to this TSP. See Exhibit 10 “Waiting List Application
and Notices of Waiting List Application Acceptance and Rejection”.

2. The Agent will review all Waiting List Applications to determine preliminary eligibility for
occupancy in the Development. Waiting List Applications that meet the income eligibility and
occupancy requirements described in Section lll of this TSP will be placed on the waiting list in the
manner described in Section VI(C). Being placed on the waiting list in no way assures the future
application will be approved.
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VI.

3. Applicant households with Waiting List Applications accepted for the waiting list will be notified in
writing that the Waiting List Application was placed on the waiting list. The notice will advise the
household that placement on the waiting list is not an offer of housing, and that the family will be
contacted for screening and verification of eligibility when an appropriate unit becomes available
for occupancy. The notice will also advise the household that the Waiting List Application may be
supplemented by the family based on changes to household income, household composition,
eligibility for preferences, and other factors affecting eligibility.

4.  Applicant households who are determined to be ineligible based on the Waiting List Application
will be notified that the Waiting List Application is rejected. The notice will offer the family an
opportunity for a conference with the Agent as described in Section XI of this TSP.

CREATING AND MAINTAINING THE WAITING LIST

The following guidelines have been established to ensure applicants are appropriately and fairly selected
for the next available unit.

Applicants will be placed on the Development waiting list based on the following procedures:

Data Included on the Waiting List

The waiting list will include the following information:

I.  The date and time of the Waiting List Application (if used) or Application (if Waiting List
Applications are not used);

The requested unit size;

The number of people in the household;

Information about household income.

Information about the household’s need for a unit with accessibility features;

Information about whether a household may qualify for a selection preference, such as an
applicant that has been displaced by a government action or a presidentially declared disaster. See
Exhibit 8, “Preference Form” and consult with the Agent;

ok wbd

Voluntary information about the ethnicity, race, gender, and disability of the applicant are collected as
part of the application as required by the United States Department of Housing and Urban Development
(HUD). The information will not be included on the waiting list, will be separately maintained, and will
have no bearing on the acceptance of any application.

. Organization of the Waiting List

Potential tenants who have completed Waiting List Applications are placed in order on the waiting list
based on:

l. Date and time of application;
2. Requested bedroom size;
3. Household eligibility for preferences, special needs unit priority, and income targeting.

The Agent may establish separate waiting lists based on such factors as unit size. When an applicant is
eligible for placement on more than one waiting list, the applicant may request to be placed on all
waiting lists for which the household qualifies.
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C. Maintaining and Updating the Waiting List

I.  All changes to the waiting list, including changes based on supplementaryinformation submitted by
an applicant, will be notated on the list with the date and time of the change. Applicant must
notify Agent of any change in writing.

2.  Staff will not skip over a household that has reached the top of the list and has indicated a need for
certain unit accommodations because of disability. The household will be given the opportunity to
accept a standard unit or remain at the top of the list until an accessible unit becomes available.
Families who have a member who needs the accessibility feature of the unit take priority to occupy
accessible units over families with no disabled household members.

3. An applicant can be on more than one waiting list. If a waiting list applicant is offered a unit and
declines, that applicant will be removed from that offered unit waiting list and their application on
the other waiting list will be dropped to the bottom. This process will not apply to applicants with “a
need for certain unit accommodations because of disability.”

For example: Jane is part of a three-member household. She indicates on her application that her first
choice is a three-bedroom unit, and her second choice is a two-bedroom unit. Her application
comes up to the top of the two-bedroom unit waiting list. She is offered a two-bedroom unit and
declines. At this point her application is removed from the two-bedroom unit waiting list and her
application position on the three-bedroom waiting list is dropped to the bottom.

4. The Agent will update the waiting list on an annual basis and in some cases as often as monthly.
The list will be updated by contacting each applicant in writing, inquiring about the applicant’s
continued interest in the Development, and offering each applicant an opportunity to update their
application. If an applicant does not respond to the letter within 14 days, the household will be
removed from the waiting list.

5. Applications will be removed from the waiting list in the following additional situations:

®  The applicant head of household withdraws the application in writing;

= The applicant refuses an offer of a unit at the Development within five business days from date
of offer;

®  The applicant fails to respond to an offer of a unit within five business days from date of offer;

= Additional information indicates that the applicant is no longer eligible;

= Correspondence sent to the last address provided by the applicant is returned as
undeliverable.

6. If an application is removed from the waiting list in error, the applicant will be reinstated to the
original position on the waiting list.

D. Closing and Opening the Waiting List

The Agent will monitor the vacancies at their Developments and their waiting lists regularly to ensure
that there are enough applicants to fill the vacancies. When the waiting list has sufficient applications to
fill anticipated vacancies for at least twelve months, the Owner may choose to close the waiting list.

I.  Closing waiting lists.

a. The waiting list may be closed for one or more-unit sizes when the average wait is excessive
(e.g., one year or more).
b. When the Agent closes the waiting list, the Agent will:
= advise potential applicants that the waiting list is closed and refuse to take additional
Waiting List Applications or applications.
=  publish a notice to that effect in the publications listed in the Development’s current
Affirmative Fair Housing Marketing Plan. The notice will state the reasons for the Owner’s
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2.

refusal to accept additional applications.
= post a written Waiting List Closed Notice in the Leasing Office.

Opening waiting lists.

a. When the Agent agrees to accept applications again, the notice of this action will be
announced in the same publications and in the same manner as the notification that the
waiting list was closed. The notifications will be extensive, and the rules for applying and the
order in which applications will be processed will be stated. (See VI. Creating and Maintaining
the Waiting List)

b. Advertisements will include where and when to apply and will conform to the advertising and
outreach activities described in the Development’s current Affirmative Fair Housing Marketing
Plan.

c. A written Waiting List Open Notice will be posted in the Leasing Office.

VIlI. APPLICATION PROCEDURE

A. Contacting Applicant Households; Interviews

Applicants will be selected for applications based on the position of the Waiting List Application on
the waiting list. Approximately 90 days prior to unit availability, the Agent will attempt to contact
an applicant household to schedule an interview at the management office to complete a written
application or to electronically complete the application through a secured applicant portal. The
contact will be by telephone and by a written “Notice of Interview” (See Exhibit 12). Applicants will
be advised that failure to attend a scheduled interview or complete the online application process
will result in the withdrawal of the Application. Applicants must contact the Management Office in
advance to reschedule interviews.

For Direct Referral/SRN/811 Units, Agent must request a referral of an applicant from applicable
Wait List Manager. If Agent does not receive a response from the applicant within five business
days as stated in the SRN Agreement, the applicant will forfeit the opportunity to apply for the
offered unit and Agent will request the next referral from the Wait List Manager.

B. Written Applications

2.

Applications shall be distributed and accepted in any of the following ways: In Person, by Mail, by
Fax, by Email and Online.

All applicants must complete an application in writing or by digital means. See Exhibit 13,
“Application”.

The application must be completed by the head of household and signed by all adult household
members 18 or older and legally emancipated minors. All individuals who will occupy the unit as a
member of the household or as a Live-In Aide must be listed on the application.

Assistance will be provided to any applicants who might have difficulty completing the Application.
This assistance might take the form of answering questions about the Application, helping
applicants who might have literacy, vision, or language problems and, in general, making it possible
for interested parties to apply for housing.

The Application and Agent will explain qualifying procedures to the applicant.

Applicants may voluntarily withdraw an application in writing at any time. Upon withdrawal of an
application, the household will be removed from the waiting list and provided with a Notice of
Withdrawn Application. See Exhibit 14, “Notice of Withdrawn Application”. The notice will offer
the family an opportunity for a conference with the Agent as described in Section Xl of this TSP.
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C. Completion of the Application

VIII.

An application will be considered complete when the contents of the application form are complete and
signed, and the applicant submits all the documentation required to establish eligibility for admission.
Completion of an application does not constitute an offer of housing. To complete the final application,
the applicant must:

l. Submit current documentation of eligibility for any preferences, including need for an accessible

unit;

Submit current documentation of age;

Submit current documentation of household composition;

Submit current documentation of SSN for all household members;

Submit current documentation of income and assets;

Sign all required Release of Information and applicable consent forms, including HUD Forms 9887

and 9887-A (required for Section 8 units);

7. Certify whether a household member disposed of any assets at less than fair market value during
the two years preceding the certification;

8. Provide landlord references for the three-year period preceding the final application;

9. Provide all other documentation requested by the Agent.

Application is complete only when all required documentation has been completed and submitted to the

Agent.

ok wN

Failure to Attend Interviews and Complete Applications

l. Failure without good cause to attend interviews, or to respond to correspondence and notices to
process and complete the application, may result in withdrawal of an application and removal from
the waiting list.

a. Examples of good cause for failing to attend interviews or completing an application may
include:
e Circumstances beyond the applicant’s control;
e Hospitalization of the applicant or a household member; or
e To provide reasonable accommodations for persons with disabilities.

2. If the application is withdrawn, a Notice of Withdrawn application will be sent to Applicant. See
Exhibit 14, “Notice of Withdrawn Application”. The notice will offer the family an opportunity for a
conference with the Agent as described in Section Xl of the TSP.

3. For Direct Referral/SRN/811 Units, Management will send an email to the Wait List Manager that
the applicant did not respond.

QUALIFYING PROCEDURES AND DETERMINING QUALIFICATION FOR ADMISSION

At the time of the final application, the Agent will complete the qualification procedure and determine if
the applicant is suitable as a tenant of the Development. Sources of information regarding suitability for
admission will include the content of the application and related documents, Exhibit 16, “Landlord
References”, credit reports (See Sec. VIII C), information in the public record including newspaper
articles, court records and criminal history records and the use of a national screening company.
Screening reports will be completed when an application rises to the top of the Waiting List and move-in
is likely within 120 days.
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Toqualify,allapplicants must, at a minimum:

I. Beincome eligible;

2. Have at least one family member who is a U.S. citizen or has eligible immigration status;

3. Pass criminal background screening, however, the Agent willnotconsider criminal activitydirectly
relatingtodomesticviolence,sexualviolence,datingviolenceor stalking, engagedinbyamemberofa
tenant’shouseholdoranyguestorother person under the tenant’s control, if the tenant or an
immediate member of the tenant’s family is the victim or threatened victim of that abuse;

4, Have no outstanding debt to previous landlord; unless such rental and employmenthistoryis
directly relatedtothesituationofdomesticviolencesexual violence, datingviolence, or stalkingor would
jeopardize the safety ofthe applicantor the applicant’s children;

5. Have no evictions or judgements for possession within the last 5 years.

6. Meet all other qualification criteria set forth in the TSP.

The application of the qualifying procedures, and the use of criminal history in determining an applicant’s
ability to meet the essential requirements of tenancy under the qualifying procedures, shall be subject to
standards set forth in the HUD Office of General Counsel Guidance on Application of Fair Housing Act
Standards to the Use of Criminal Records by Providers of Housing and Real Estate-Related Transactions
dated April 4, 2016, as such standards may be updated, revised, supplemented or replaced. Pursuant to
such Guidance, the Agent may not reject an applicant for failure to meet the requirements of tenancy
under the Qualifying Procedures solely because of one or more prior arrests (without any conviction),
since the fact of the arrest is not proof of past unlawful conduct and does not establish that criminal
conduct occurred. A record of arrest may trigger an investigation by the Agent into whether disqualifying
conduct occurred. Police reports detailing the circumstances of the arrest, witness statements,
conviction records and other relevant documentation may be utilized to make such a determination. The
application may be put on hold until the court concludes judgement.

NOTE: Pursuant to the Violence Against Women Reauthorization Act of 2013 (42 U.S.C. 14043e-11) and
regulations promulgated in accordance therewith at 24 CFR Part 5, Subpart L, admission to the
development shall not be denied on the basis that the applicant or household member is or has been a
victim of domestic violence, dating violence, sexual assault or stalking, as defined in the
aforementioned regulations, if the applicant or household member otherwise qualifies for admission.

A. Safety and Security.

An application will be rejected if qualifying procedure indicates that any member of the applicant
household:

. Was evicted from federally assisted housing by reason of drug-related criminal activity within the
past five years.
2. Is currently engaged in the illegal use of drugs. This includes use of marijuana for medical purposes.
= The Controlled Substances Act (CSA), 21 U.S.C. Section 801 Et. Seq. categorizes marijuana as a
Schedule 1 substance and therefore the manufacture, distribution, or possession of marijuana
is a federal criminal offense. Because the CSA prohibits all forms of marijuana use, the use of
“medical marijuana” is illegal under federal law even if it is permitted under state law.
Regarding questions concerning the use of marijuana in Multifamily assisted properties in
states that have decriminalized the use of marijuana, the controlling authority is Section 577 of
the Quality Housing and Work Responsibility Act of 1998 (QHWRA), P.L. 105-276 (October 21,
1998), 42 U.S.C Section 13662.
3. Illegally uses or shows a pattern of illegal use of a drug that may threaten the health, safety, or
right to peaceful enjoyment of other residents.
4.  Abuses or shows a pattern of abuse of alcohol that may threaten the health, safety, or right to
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peaceful enjoyment of other residents.
5. Engaged in any violent behavior, violent criminal activity, drug-related criminal activity, or any
other criminal activity that would adversely affect the health, safety, or right to peaceful
enjoyment of other residents, the Owner’s employees, the Agent’s employees, or persons residing
in the immediate vicinity of the Development. This criminal activity includes but is not limited to a
felony conviction, a violent crime against another person or a crime that included the use of a
deadly weapon.
Is subject to a lifetime registration requirement under a state sex offender registration program.
7. See Exhibit 24, “Criminal Screening Matrix” for additional information regarding criminal history
acceptance.

o

In carrying out the selection of tenants under the Plan, and in a manner consistent with the guidance
with respect to the use of criminal history, the Agent will consider mitigating factors that rebut the
presumption that an applicant shall be unable to meet the requirements of tenancy. Mitigating factors
may include a showing of rehabilitation or rehabilitating efforts and must be balanced against the
potentially disqualifying behavior or circumstances. In considering both the disqualifying behavior and
mitigating factors, the Agent shall determine if there is a reasonable risk that the applicant shall be
unable to meet the essential requirements of tenancy. Among the factors that should be considered are:

l. The severity of the potentially disqualifying conduct.

2. The amount of time that has elapsed since the occurrence of such conduct.

3. The degree of danger, if any, to the health, safety, and security of others orto the security of the
property of others or to the physical conditions of the Development and its common areas if the
conduct recurred.

4, The disruption, inconvenience, or financial impact that recurrence would cause the housing
provider.

5. The likelihood that the applicant’s behavior will be substantially improved in the future.

B. Rental History

l. Past three years of rental history will be examined to determine the applicant will not damage the
unit or the common areas of the Development, disturb the neighbors, interfere with management,
or fail to comply with the terms of the lease, the House Rules, or the rules of the financing
programs for the Development. However, the Agent may not consider negative rental history
directly relating from domesticviolence, sexual violence, dating violence or stalking, engagedin by a
member of a tenant’s household or any guest or other personunderthetenant’scontrol ifthetenant
oranimmediate memberofthe tenant’s family was the victim or threatened victim of that abuse.

2. Applicants who owe their present or previous landlord a balance from a present or prior
occupancy will not be considered for admission until the account is paid in full. Reasonable
assurance must be obtained that contributing causes for nonpayment of rent during the present or
prior occupancy have been sufficiently changed to enable the household to pay rent and other
expenses relating to the occupancy of the unit. If an applicant contests any reference, the burden
of proof lies with the applicant.

3. Applicants who owe funds or judgment debts to any utility company or cannot obtain utility
connections will be rejected.

4.  Applicants who have been legally evicted from a residence within 5 years of applying will be
rejected.

a. If the applicant or household member paid at least 50% of his/her household’s monthly
income for rent each month during a tenancy but was unable to pay the full rent, an eviction
for non-payment of the balance shall not disqualify such individual from housing pursuant to
this paragraph.

5. If the applicant or any member of the applicant household fails to disclose rental history fully and
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accurately, the application may be denied based on the applicant’s "misrepresentation of
information.”

Note: The Agent will consider proof of payment of balances to utility companies and landlords in lieu of
rejecting an application.

C. Credit History

I.  Applicant will not be responsible for payment of the cost of a credit report.

2.  The Agent will examine the applicant’s credit history to determine if there is a history of
deficiencies in overall credit in the past 36 months which indicates a probability that the applicant
will fail to pay rent for the unit and other expenses relating to occupancy of the unit including
apartment utilities not paid by the landlord.

3. In applying this criteria, the Agent will consider such factors as whether the applicant’s credit
report and other verification indicates a consistent, severe, recent, or repeated history of non-
payment of housing related costs, the age, size and number of debts, whether the credit history
resulted from disability or iliness, or high rent burdens or other factors that indicate the applicant
is likely to pay rent and occupancy-related charges in the future.

a. The Agent may not consider negative credit history directly relatingfromdomesticviolence,
sexualviolence, datingviolenceorstalking,bya memberofatenant’shouseholdoranyguestor
otherpersonunderthetenant’s control,ifthetenantoranimmediatememberofthetenant’s
familywasthevictim or threatened victim of that abuse.

4, Medical expense obligations and outstanding educational loans will not be considered.

When there is a bankruptcy listed on the credit file, and the bankruptcy has been discharged and

additional positive credit has been established, the bankruptcy will not disqualify the applicant.

6. A mortgage foreclosure will not automatically disqualify the applicant. However, there must be
satisfactory verifiable rent payment or previous mortgage payment history to override the
foreclosure disqualification.

7. If the applicant or household members assuming part of the rent obligation are unable to provide
a favorable prior landlord reference, the credit report of the applicant or household member may
be used to determine the applicant's ability to pay rent.

a. Insuch circumstances, a bad credit history may be used as the basis of rejection, but the
applicant may provide evidence of mitigating circumstances, which may include:

* A representative payer or reliable third party who would take responsibility for payment.

¢ Evidence that such poor credit was a result of a disability that is now under control.

¢ Evidence that credit problems were the result of other circumstances that no longer exist
and there is reason to believe that the applicant will now pay the rent promptly and in full.

8. Lack of credit history, as opposed to poor credit history, is not sufficient justification to reject an
applicant.

9. If an applicant is denied admission based on a credit report, the written notification of denial will
be in accordance with the Fair Credit Reporting Act. See Exhibit 11, “Notice of Rejected
Application”.

L

D. Enterprise Income Verification (EIV) Existing Tenant Search (Section 8 programs only)

The Existing Tenant Search Report allows the Agent to use HUD’s Enterprise Income Verification System
(EIV) to determine if the applicant or any member of the applicant household is currently receiving HUD
assistance. If necessary, the Agent will follow up with the respective Public Housing Agency (PHA) or
Owner/Agent of the Development at the other location to confirm the individual’s program participation
status before admission. The Agent will take this opportunity to coordinate move-out and move-in dates
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with the PHA or Owner/Agent of the development at the other location. Nothing prohibits a HUD
housing assistance recipient from applying to this Development; however, the applicant must move out
of the current Development and/or forfeit any voucher before HUD assistance on this Development will
begin (please also see Sole Residence Requirements in Section Ill). Special consideration applies to some
dependents where members of two households share 50% custody.

E. Methods of Verification

The owner/agent shall obtain verifications in compliance with requirements set forth by the Department
of Housing and Urban Development. After the preliminary eligibility determination, no decision to
approve an application shall be made until information provided on the application form and during
subsequent interviews has been collected and any necessary follow-up interviews have been performed.

All information relative to the following items must be verified as described in these
procedures. Verifications will be attempted as follows:

l. Means-tested Verification (also known as Safe Harbor). PHAs/MFH When verifying income at
Move-in/Initial Certification, Annual Recertification and Interim Recertification, the owner/agent
may determine a family’s annual income, including income from assets, prior to the application of
any deductions based on income determinations made within the previous 12-month period, using
income determinations from the following types of means-tested federal public assistance
programs:

B The Temporary Assistance for Needy Families block grant (42 U.S.C. 601, et seq.).

= Medicaid (42 U.S.C. 1396 et seq.).

= The Supplemental Nutrition Assistance Program (42 U.S.C. 2011 et seq.).

®  The Earned Income Tax Credit (26 U.S.C. 32).

= The Low-Income Housing Tax Credit (26 U.S.C. 42).

®  The Special Supplemental Nutrition Program for Woman, Infants, and Children (42 U.S.C.
1786).

= Supplemental Security Income (42 U.S.C. 1381 et seq.).

®  QOther programs administered by the Secretary.

®  HUD’s Public & Indian Housing Program using HUD form 50058;

= HUD’s Multifamily Housing Programs using HUD form 50059;

®  The Treasury’s Low Income Housing Tax Credit Program (26 U.S.C. 42) TIC.

" Other means-tested forms of federal public assistance for which HUD has established.

® a3 memorandum of understanding.

= Other federal benefit determinations made by other means-tested federal programs that the
Secretary determines to have comparable reliability and announces through a Federal Register
notice.

a. The Means-tested verification must state the family size, must be for the entire family (i.e., the
family members listed in the documentation must match the family’s composition in the
assisted unit, except for non-family members), and must state the amount of the family’s
Annual Income. The Annual Income need not be broken down by family member or income

type.

b. Annual income includes income earned from assets, therefore when using Means-tested
Verification (also known as Safe Harbor) to verify a family’s income, the owner/agent will not
inquire about a family’s net family assets, nor about the income earned from those assets. For
any applicants applying for HUD’s Section 8 assistance, the owner/agent will confirm that:
®  The net cash value of all family assets does not exceed HUD's current Asset Cap; and
= That no member of the applicant family owns real property suitable for occupancy (See the
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explanation of the Real Property Rule as explained in this document).

c. The Means-tested Verification (Safe Harbor) must show that the family’s income determination
was made within the 12 months prior to the receipt of the verification by the owner/agent. The
Means-tested Verification (also known as Safe Harbor) documentation will be considered
acceptable if any of the following dates fall into the 12-month period prior to the receipt of the
documentation by the owner/agent.
®  |ncome determination effective date;
®  Program administrator’s signature date;
= Family’s signature date;
= Report effective date; or
®  Other report-specific dates that verify the income determination date.

d. The only information that owner/agents are permitted to use to determine income under this
Means-tested Verification (also known as Safe Harbor) is the total income determination made
by the federal means-test program administrator. Other federal programs may provide
additional information about income inclusions and exclusions in their documentation;
however, these determinations and any other information will not be considered by the
owner/agent for purposes of the Means-tested Verification (also known as Safe Harbor)
provision. Owner/agents are not permitted to mix and match Safe Harbor income
determinations and other income verifications.;

e. The owner/agent will not use Means-tested Verification (Safe Harbor) when:
®  The family wishes to use a Childcare Deduction when childcare enables a member to work;
B The family wishes to use the Attendant Care & Auxiliary Apparatus Expense Deduction;
= Any member of the family is participating in HUD’s Family Self-Sufficiency (FSS) program.

2. Upfront Income Verification (UIV) using HUD’s Enterprise Income Verification (EIV) system.
=  EIV may be used as the sole verification of Social Security income.

3. Upfront Income Verification (UIV) using non-EIV resources.
= e.g., Work Number, web-based state benefits system, etc.

4, Written, third-party verification from the source, also known as “tenant-provided verification”. An
original or authentic document generated by a third-party source dated within 120 days of the date
received by the owner/agent. (e.g., resident provided bank statement). For fixed-income sources, a
statement for the appropriate benefit year is acceptable documentation. Owner/agents may also
accept third-party verification directly from the verification source. For example, owner/agents
may (but are not required to) obtain verification of disability directly from a medical care provider
(e.g., physician, physical therapist, etc.) or may accept a letter provided by the provider to the
resident.

5. EIV with Self-Certification (Employment or Unemployment Income). The EIV Income Report may be
used to verify and calculate income if the family self-certifies that the amount is accurate and
representative of current income. The family will be provided with the information from EIV.

6. A Written Third-party Verification Form (as appropriate).

7. Oral verification. When verifying information over the telephone or via the internet, it is important
to be certain that the person is the party he or she claims to be. When verifying information by
phone, the owner must record and include in the tenant’s file the following information:

a. Third-party’s name, position, and contact information;
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b. Information reported by the third party;
c. Name of the person who conducted the telephone/internet interview; and
d. Date and time of the call.

8. Family Self-Certification. In the absence of any of the above or as provided in HUD guidance,
notarized or witnessed self-certification from the household member Except when accepted based
on HUD guidance (e.g., Streamlining, Assets Disposed, etc.), when the owner/agent accepts Family
Self-Certification, the tenant file will be documented, when appropriate, to show that staff
attempted other acceptable verification before relying on family self-certification.

F. Streamlined Determination of Income, Streamlined Verification of Assets & Streamlined
Certification for Fixed Income Families

The owner/agent has implemented the following Streamlining processes.
. Streamlined Certification for Fixed Income Families.

When 90% or more of the total annual income is derived from a fixed income source (e.g., Social
Security, Pension, Annuity), at move-in and at least every three years, owner/agents will verify the
cash value of assets that are not specifically excluded, any fixed income amounts and the amount
of any income that is not fixed. In Year 2 and in Year 3, the owner/agent will apply Streamlined
Determination of Fixed Income and Streamlined Verification of Assets. The owner/agent will also
accept self-certification of amounts that are not fixed, or the owner/agent will use the amount of
income that is not fixed o