
























SECTION 8 HOUSING CHOIICE VOUCHERS 
ADMISISTRATIVE PLAN 

 

PROPOSED CHANGES SUMMARY 
 
Chapter 2 
ELIGIBILITY FOR ADMISSION 
 
B. Family Composition 
 
Joint Custody of Children

Children who are subject to a joint custody agreement but live with one parent at least 50% of the 
time will be considered members of the household.  The days do not have to run consecutively.   
 
The change is from 51% to 50%. 
 

D. Mandatory Social Security Numbers  

Add Language

All members of applicant and participant household, regardless of age, must disclose and provide 
documentation verifying their Social Security Numbers.  Assistance to any participant/applicant  who 
does not disclose a valid SSN must be terminated.   
 
Remove Language

Persons who have not been issued a Social Security Number must sign a certification that they have 
never been issued a Social Security Number. 
 

Chapter 5 
SUBSIDY STANDARDS 
 

A. Determining Family Unit (Voucher) Size 
 
Add Language 
 
Separate bedrooms should be allocated for person of the opposite sex (other than adults who have a 
spousal relationship.) 
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Chapter 2

ELIGIBILITY FOR ADMISSION

[24 CFR Part 5, Subparts B, D & E; Part 982, Subpart E]

INTRODUCTION

This Chapter defines both HUD's and the HA's criteria for admission and denial of admission to the program. The
policy of this HA is to strive for objectivity and consistency in applying these criteria to evaluate the eligibility of
families who apply. The HA staff will review all information provided by the family carefully and without regard to
factors other than those defined in this Chapter. Families will be provided the opportunity to explain their
circumstances, to furnish additional information, if needed, and to receive an explanation of the basis for any
decision made by the HA pertaining to their eligibility.

A. ELIGIBILITY FACTORS [982.201(b)]

To be eligible for participation, an applicant must meet HUD's criteria, as well as any permissible additional criteria
established by the HA.

The HUD eligibility criteria are:

An applicant must be a "family".

An applicant must be within the appropriate Income Limits.

An applicant must furnish Social Security Numbers for all family members age six and older.

An applicant must furnish declaration of Citizenship or Eligible Immigrant Status and verification where
required.

At least one member of the applicant family must be either a US Citizen or have eligible
immigration status before the HA may provide any financial assistance.

Reasons for denial of admission are addressed in the “Denial or Termination of Assistance” chapter. These reasons
for denial constitute additional admission criteria.

The Family's initial eligibility for placement on the waiting list will be made in accordance with the preliminary
eligibility factors.

Evidence of Citizenship/Eligible Immigrant Status will not be verified until the family is selected from the waiting
list for final eligibility processing for issuance of a voucher, unless the PHA determines that such eligibility is in
question, whether or not the family is at or near the top of the waiting list.
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B. FAMILY COMPOSITION [24 CFR 5.403, 982.201]

The applicant must qualify as a Family. A Family may be a single person or a group of persons.

A “family” includes a family with or without children. A group of persons consisting of two or more elderly or
disabled persons living together, or one or more elderly or disabled persons living with one or more live-in aides is a
family. The HA determines if any other group of persons qualifies as a “family”.

A single person family may be:

An elderly person

A person with a disability

Individuals may not be considered disabled for eligibility purposes solely on the basis of any drug
or alcohol dependence.

Any other single person

A child who is temporarily away from home because of placement in foster care is considered a member of the
family. This provision only pertains to the child’s temporary absence from the home and is not intended to
artificially enlarge the space available for other family members.

Single Person

A single person or a person who lives alone or intends to live alone and who does not qualify as an elderly person,
disabled person or remaining member of a tenant family.

Head of Household

The head of household is the adult member of the household, age 18 or over, who is designated by the family as
head, is wholly or partly responsible for paying the rent, and has the legal capacity to enter into a lease under
State/local law. Emancipated minors who qualify under State law will be recognized as head of household.

Spouse of Head

Spouse means the husband or wife of the head.

For proper application of the Non-Citizens Rule, the definition of spouse is: the marriage partner who, in order to
dissolve the relationship, would have to be divorced. The term "spouse" does not apply to boyfriends, girlfriends,
significant others, or co-heads.

Co-Head

An individual in the household who is equally responsible for the lease with the Head of Household. A family may
have a spouse or co-head, but not both. A co-head never qualifies as a dependent.
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Live-in Attendants

A Family may include a live-in aide provided that such live-in aide:

Is determined by the HA to be essential to the care and well being of an elderly person, a near-elderly (50-
61) person, or a person with disabilities,

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

Would not be living in the unit except to provide care for the person(s).

A live-in aide is treated differently than family members:

Income of the live-in aide will not be counted for purposes of determining eligibility or level of benefits.

Live-in aides are not subject to Non-Citizen Rule requirements.

Live-in aides may not be considered as a remaining member of the tenant family.

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

A Live-in Aide may only reside in the unit with the approval of the HA. Written verification will be required from a
reliable, knowledgeable professional, such as a doctor, social worker, or caseworker. The verification provider must
certify that a live-in aide is needed for the care of the family member who is elderly, near elderly, or disabled.

The HA will approve a live-in aide if needed as a reasonable accommodation to make the program accessible to and
usable by the family member with a disability. Approval of a live-in aide for reasonable accommodation will be in
accordance with CFR 24 Part 8 and the reasonable accommodations section in Chapter 1 of this administrative plan.

Verification must include the hours the care will be provided.

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

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

The person commits drug-related criminal activity or violent criminal activity;

The person currently owes rent or other amounts to the HA or to another HA in connection with Section 8
or public housing assistance under the 1937 Act; or

The person falls under any criteria established for the denial of assistance under the Program. (see Denial or
Termination of Assistance chapter)
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Split Households Prior to Voucher Issuance

When a family on the waiting list splits into two otherwise eligible families due to divorce or legal separation, and
the new families both claim the same placement on the waiting list, and there is no court determination, the HA will
make the decision taking into consideration the following factors:

Which family member applied as head of household.

Which family unit retains the children or any disabled or elderly members.

Restrictions that were in place at the time the family applied.

Role of domestic violence in the split.

Recommendations of social service agencies or qualified professionals such as children's protective
services.

Documentation of these factors is the responsibility of the applicant families. If either or both of the families do not
provide the documentation, they may be denied placement on the waiting list for failure to supply information
requested by the HA.

In cases where domestic violence played a role, the standard used for verification will be the same as that required
for the "displaced due to domestic violence" preference.

Multiple Families in the Same Household

When families apply which consist of two families living together, (such as a mother and father, and a daughter with
her own husband or children), if they apply as a family unit, they will be treated as a family unit.

Joint Custody of Children

Children who are subject to a joint custody agreement but live with one parent at least 50% of the time will be
considered members of the household. "50% of the time" is defined as 183 days of the year, which do not have to run
consecutively.

When both parents are on the Waiting List and both are trying to claim the child, the parent whose address is listed in
the school records will be allowed to claim the school-age child as a dependent.

C. INCOME LIMITATIONS [24 CFR 982.201, 982.353]

To be eligible for assistance, an applicant must:

Have an Annual Income at the time of admission that does not exceed the very low-income limits for
occupancy established by HUD.

To be income eligible the applicant must be a family in the very low-income category, which is a family whose
income does not exceed 50 percent of the area median income. The HA will not admit families whose income
exceeds 50 percent of the area median income except those families included in 24 CFR 982.201(b).
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To be income eligible the family may be under the low-income limit in any of the following categories: [24 CFR
982.201(b)

A very low-income family.
A low-income family that is continuously assisted under the 1937 Housing Act. An applicant is
continuously assisted if the family has received assistance under any 1937 Housing Act program within 120
days of voucher issuance. Programs include any housing federally assisted under the 1937 Housing Act.

A low-income family physically displaced by rental rehabilitation activity under 24 CFR part 511.

A low-income non-purchasing family residing in a HOPE 1 or HOPE 2 project.

A low-income non-purchasing family residing in a project subject to a home-ownership programs under 24
CFR 248.173.

A low-income family or moderate-income family that is displaced as a result of the prepayment of a
mortgage or voluntary termination of mortgage insurance contracts under 24 CFR 248.165.

A low-income family that qualifies for Voucher assistance as a non-purchasing family residing in a project
subject to a resident home ownership program

To determine if the family is income-eligible, the HA compares the Annual Income of the family to the applicable
income limit for the family's size.

Families whose Annual Income exceeds the income limit will be denied admission and offered an informal review.

Portability: For initial lease-up at admission, families who exercise portability must be within the applicable income
limit for the jurisdiction of the receiving HA in which they want to live.

D. MANDATORY SOCIAL SECURITY NUMBERS [24 CFR 5.216, 5.218]

Families are required to provide verification of Social Security Numbers for all family members age 6 and older
prior to admission, if they have been issued a number by the Social Security Administration. This requirement also
applies to persons joining the family after admission to the program.

Failure to furnish verification of social security numbers is grounds for denial or termination of assistance.

Persons who disclose their Social Security Number but cannot provide verification must sign a certification and
provide verification within 60 days. Elderly persons must provide verification within 120 days.

All members of applicant and participant household, regardless of age, must disclose and provide documentation
verifying their Social Security Numbers. Assistance to any participant/applicant who does not disclose a valid SSN
must be terminated.

E. CITIZENSHIP/ELIGIBLE IMMIGRATION STATUS [24 CFR Part 5, Subpart E]

In order to receive assistance, a family member must be a U.S. citizen or eligible immigrant. Individuals who are
neither may elect not to contend their status. Eligible immigrants are persons who are in one of the immigrant
categories as specified by HUD.
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For the Citizenship/Eligible Immigration requirement, the status of each member of the family is considered
individually before the family's status is defined.

Mixed Families. A family is eligible for assistance as long as at least one member is a citizen or eligible immigrant.
Families that include eligible and ineligible individuals are called "mixed." Such applicant families will be given
notice that their assistance will be pro-rated and that they may request a hearing if they contest this determination.

All members ineligible. Applicant families that include non-eligible members are ineligible for assistance. Such
families will be denied admission and offered an opportunity for a hearing.

Non-citizen Students. Defined by HUD in the non-citizen regulations at 24 CFR 5.522. Not eligible for assistance.

Illegal Aliens. Not eligible for assistance.

Appeals. For this eligibility requirement only, the applicant is entitled to a hearing exactly like those provided for
participants.

Verification of Status Before Admission

The HA will not provide assistance to families prior to the verification of citizenship/eligible immigration status of
the family pursuant to this section.

F. OTHER CRITERIA FOR ADMISSIONS [24 CFR 982.552(b)]

A family will not be admitted to the program if any member of the family has been evicted from federally assisted
housing for serious violation of the lease within the past three years.

A family will be denied admission to the program if any member of the family fails to sign and submit consent forms
for obtaining information required by the PHA, including Form HUD-9886.

The HA will apply the following criteria, in addition to the HUD eligibility criteria (see “Denial or Termination of
Assistance” chapter), as grounds for denial of admission to the program:

The family must not have violated any family obligation during a previous participation in Section 8,
Public Housing or other HUD Housing Program for three years prior to final eligibility determination.

The HA will make an exception, if the family member who violated the family obligation is not a
current member of the household on the application.

The family must pay any outstanding debt owed the HA or another HA as a result of prior participation in
any federal housing program. For debts owed Auburn Housing Authority, no repayment agreement will be
accepted.

The family must be in good standing regarding any current payment agreement made with another HA for a
previous debt incurred, before this HA will allow participation in its Section 8 program.

If any applicant deliberately misrepresents the information on which eligibility or tenant rent is established,
the HA may deny assistance and may refer the family file/record to the proper authorities for appropriate
disposition. (See Program Integrity Addendum).

G. DENIAL OF ADMISSION FOR DRUG-RELATED AND/OR OTHER CRIMINAL ACTIVITY
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Administration

All screening procedures shall be administered fairly and in such a way as not to discriminate on the basis
of race, color, nationality, religion, sex, sexual orientation, familial status, disability or against other
legally protected groups, and not to violate right to privacy.

To the maximum extent possible, the AHA will involve other community and governmental entities in the
promotion and enforcement of this policy.

HUD Definitions

"Drug-related criminal activity" is the illegal manufacture, sale, distribution, use, or possession with intent
to manufacture, sell, distribute or use a controlled substance (as defined in section 102 of the Controlled
Substances Act (21 U.S.C. 802)).

Drug-related criminal activity means on or off the premises, not just on or near the premises.

"Covered person" means an applicant, any member of the applicant’s household, a guest, or another
person under the applicant’s control.

"Criminal activity" includes any criminal activity that threatens the health, safety or right to peaceful
enjoyment of the applicant’s housing premises by other residents or employees of the AHA.

"Drug" means a controlled substance as defined in section 102 of the Controlled Substances Act (21
U.S.C. 802).

"Guest" for purposes of this Chapter, means a person temporarily staying in the unit with the consent of a
tenant or other member of the household who has express or implied authority to so consent on behalf of
the tenant.

"Household" means the family and AHA-approved live-in aide.

. "Other person under the tenant’s control," for the purposes of the definition of "covered person", means
that the person, although not staying as a guest (as defined above) in the unit is, or was at the time of the
activity in question, on the premises (as defined in this section) because of an invitation from the tenant or
other member of the household who has express or implied authority to so consent on behalf of the tenant.

"Premises" means the building or complex or development in which the Housing Choice Voucher unit is
located, including common areas and grounds.

"Violent criminal activity" means any criminal activity that has as one of its elements the use, attempted
use, or threatened use of physical force substantial enough to cause, or be reasonably likely to cause,
serious bodily injury or property damage.

Screening for Drug Abuse and Other Criminal Activity

The AHA will check criminal history for all adults in the household to determine whether any member of
the family has engaged in violent or drug-related criminal activity.

The AHA will check criminal history for all adults in the household to determine whether any member of
the family is subject to a lifetime sex offender registration requirement.
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The AHA has contracted with the Maine State Bureau of Identification and the Auburn Police Department
an FBI approved channeling agent, to process and funnel requests in order to obtain National Crime
Information Center (NCIC) data for the purpose of accessing FBI criminal records.
The AHA will do a name and social security number check only through its local law enforcement agency
to access limited information from the NCIC.

Standard for Violation

Persons evicted from public housing, Indian housing, Section 23, or any Section 8 program because of
drug-related criminal activity are ineligible for admission to Housing Choice Voucher (HCV) Program
for a three-year period beginning on the effective date of such eviction.

The AHA will admit, at its sole discretion, the household if the AHA determines:

The person demonstrates successful completion of a rehabilitation program approved by the AHA,
or

The circumstances leading to the eviction no longer exist. For example, the individual involved in
drugs is no longer in the household because the person has died or is imprisoned.

No member of the applicant's family may have engaged in drug related or violent criminal activity within
the past three years.

The AHA will deny participation in the program to applicants where the AHA determines there is
reasonable cause to believe that the person is illegally using a controlled substance or engages in drug-
related or other criminal activity. The same will apply if it is determined that the person abuses alcohol in
a way that may interfere with the health, safety or right to peaceful enjoyment of the premises by other
residents. This includes cases where the AHA determines that there is a pattern of illegal use of controlled
substances or a pattern of alcohol abuse.

The AHA will consider the use of a controlled substance or alcohol to be a pattern if there is more than
one incident during the previous six months.

"Engaged in or engaging in or recent history of" drug-related criminal activity means any act within the
past three years by applicants or participants, household members, or guests which involved drug-related
criminal activity including, without limitation, drug-related criminal activity, possession and/or use of
narcotic paraphernalia, which did or did not result in the arrest and/or conviction of the applicant or
participant, household members, or guests.

"Engaged in or engaging in or recent history of" criminal activity means any act within the past three years
by applicants or participants, household members, or guests which involved criminal activity that would
threaten the health, safety or right to peaceful enjoyment of the public housing premises by other residents
or employees of the AHA, which did or did not result in the arrest and/or conviction of the applicant or
participant, household members, or guests.

In evaluating evidence of negative past behavior, the AHA will give fair consideration to the seriousness
of the activity with respect to how it would affect other residents, and/or likelihood of favorable conduct
in the future which could be supported by evidence of rehabilitation.

The AHA will consider waiving the requirement regarding drug-related criminal activity if:
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The person demonstrates successful completion of a credible rehabilitation program approved by the
AHA; or

The person demonstrates consistent participation in professional rehabilitation for two of the past three
years; or

The individual involved in drug-related criminal activity is no longer in the household because the
person is incarcerated.

The AHA may permit eligibility for the Housing Choice Voucher and impose conditions that the involved
family member(s) does not reside in the unit. The AHA will consider evidence that the person is no longer
in the household such as divorce decree/incarceration/death/copy of a new lease with the owner's
telephone number and address/or other substantiating evidence.

Permanent Denial of Admission

The AHA will permanently deny admission to the HCV Program persons convicted of manufacturing or
producing methamphetamine on the premises of the assisted housing project in violation of any Federal or
State law. "Premises" is defined as the building or complex in which the dwelling unit is located,
including common areas and grounds. The AHA will not waive this requirement.

Prohibition on Persons Subject to Lifetime Sex Offender Registration Requirement

The AHA will deny admission to HCV Program to any family in which a family member is subject to a
lifetime sex offender registration requirement. This provision will not be waived. The AHA shall perform
necessary criminal history background checks in the State where the housing is located and in any other
States where household members are known to have resided.

Other criminal activity

"Other criminal activity" means a history of criminal activity involving crimes of actual or threatened
violence to persons or property, or a history of other criminal acts, conduct or behavior which would
adversely affect the health, safety, or welfare of other residents.

For the purposes of this policy, this is construed to mean that a member of the current family has been
arrested or convicted of any criminal or drug-related criminal activity within the past thirty-six months.

HUD defines violent criminal activity as any criminal activity that has as one of its elements the use,
attempted use, or threatened use of physical force against a person or property, and the activity is being
engaged in by any family member.

Applicants and/or their household members who have been convicted of criminal sexual conduct,
including but not limited to sexual assault, incest, statutory sexual seduction, open and gross lewdness, or
child abuse, and are required by law to register as a sex offender will be prohibited from participation in
the public housing program.

No family member may have engaged in or threatened abusive or violent behavior toward AHA personnel
at any time.
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No family member may have committed fraud, bribery, or any other corrupt or criminal act in connection
with any federal housing program in the last thirty-six months.

Even if a person has served time in jail and has now been released on probation, that person cannot be
admitted into the HCV Program unless three years has passed since the completion of probation.

If the only sentence was probation, three years must have elapsed, without incident, since completion of
probation, in order to be considered eligible for HCV Program.

. A person who is released from jail with no probation requirement would have to operate on the outside for
three years with no further evidence of the prohibited activities in order to be considered eligible for
admission.

A person who has been convicted of any crime involving bodily injury would not be considered for
admission until three years has passed since full repaying of the social debt, including probation.

Evidence

The AHA must have evidence of the violation.

"Preponderance of evidence" is defined as evidence which is of greater weight or more convincing than
the evidence which is offered in opposition to it; that is, evidence which as a whole shows that the fact
sought to be proved is more probable than not. The intent is not to prove criminal liability, but to establish
that the act(s) occurred.

Preponderance of evidence is not to be determined by the number of witnesses, but by the greater
weight of all evidence.

"Credible evidence" may be obtained from police and/or court records. Testimony from neighbors, when
combined with other factual evidence, can be considered credible evidence. Other credible evidence
includes documentation of drug raids or arrest warrants, evidence gathered by AHA inspectors and/or
investigators.

The AHA may pursue fact-finding efforts as needed to obtain credible evidence.

Obtaining Information From Drug Abuse Treatment Centers

The AHA will:

Request for certain household members. The AHA shall submit a request to a drug abuse treatment
facility only with respect to each proposed household member:

Whose criminal record indicates prior arrest or conviction for any criminal activity that may be
a basis for denial of admission; or

Whose prior tenancy records indicate that the proposed household member:

Engaged in the destruction of property;

Engaged in violent activity against another person; or

Interfered with the right of peaceful enjoyment of the premises of other residents.
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The written consent form shall authorize the AHA to receive information from the drug abuse treatment
facility stating only whether the facility has reasonable cause to believe that the applicant is currently
engaging in the illegal use of a controlled substance.

The AHA will maintain such information received from a drug abuse treatment facility in a manner that
respects its confidentiality.

Such confidential information will be reviewed by the AHA staff, who will make a decision as to the
outcome of the review.

Such confidential information will not be misused or improperly disseminated and will be destroyed not
later than 5 business days after the date on which the AHA gives final approval for admission.

If the application is denied, the information will be destroyed within 10 business days following the date
on which the statute of limitations for commencement of a civil action from the applicant based upon the
denial of admission has expired.

Confidentiality of Criminal Records

The AHA will ensure that any criminal record received is maintained confidentially, not misused or
improperly disseminated, and destroyed once the purpose for which it was requested is accomplished.

All criminal reports, while needed by Rental Programs Manager, Occupancy Staff or designee, for
screening for criminal behavior, will be housed in a locked file with access restricted to individuals
responsible for such screening.

Misuse of the above information by any employee will be grounds for termination of employment.
Penalties for misuse are contained in Personnel Policies.

If the family is determined eligible for the Housing Choice Voucher Program, the AHA's copy of the
criminal report shall be shredded as soon as the information is no longer needed for eligibility or
continued assistance determination.

If the family's assistance is denied or terminated, the criminal record information shall be shredded
immediately upon completion of the review or hearing procedures and a final decision has been made.

The AHA will document in the family's file that the family was denied admission or the tenancy was
terminated due to findings in the Criminal History Report

Disclosure of Criminal Records to Family

Before the AHA takes any adverse action based on a criminal conviction record, the applicant and subject
of record will be provided with a copy of the criminal record and an opportunity to dispute the record.
Applicants will be provided an opportunity to dispute the record at an informal hearing. Tenants may
contest such records at the grievance hearing or court hearing in the case of evictions.

Hearings (See Chapter titled "Complaints and Appeals")

If information is revealed that would cause the AHA to deny admission to the household and the person
disputes the information, s/he shall be given an opportunity for an informal hearing according to the
AHA's hearing procedures outlined in the Complaint and Appeals.
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H. TENANT SCREENING [24 CFR 982.307)]

The HA will take into consideration any of the criteria for admission described in the "Denial or Termination of
Assistance" chapter.

The HA will not screen family behavior or suitability for tenancy. The HA will not be liable or responsible to the
owner or other persons for the family’s behavior or the family’s conduct in tenancy.

The owner is responsible for screening and selection of the family to occupy the owner’s unit. The owner is
responsible for screening families based on their tenancy histories, including such factor as: [24 CFR 982.307(a)(3)]

Payment of rent and utility bills

Caring for a unit and premises

Respecting the rights of other residents to the peaceful enjoyment of their housing

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

Compliance with other essential conditions of tenancy

Upon request, the HA will give the owner:

The family's current and prior address as shown in the HA's records; and

The name and address (if known by the HA) of the landlord at the family's current and prior address.

The HA will advise families how to file a complaint if they have been discriminated against by an owner. The HA
will advise the family to make a Fair Housing complaint. The HA may also report the owner to HUD (Fair
Housing/Equal Opportunity) or the local Fair Housing Organization.

I. CHANGES IN ELIGIBILITY PRIOR TO EFFECTIVE DATE OF THE CONTRACT

Changes that occur during the period between issuance of a voucher and lease up may affect the family's eligibility or
share of the rental payment. Changes must be reported prior to execution of the lease, addendum to lease and HAP
Contract. Failure to report changes may result in termination from the program.

J. INELIGIBLE FAMILIES

Families who are determined to be ineligible will be notified in writing of the reason for denial and given an
opportunity to request an informal review, or an informal hearing if they were denied due to non-citizen status. See
"Complaints and Appeals" chapter for additional information about reviews and hearings.
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K. PROHIBITED ADMISSIONS CRITERIA [982.202(b)]

Admission to the program may not be based on where the family lives before admission to the program. However,
families who do not reside in HA’s jurisdiction at the time of application must lease up in the HA jurisdiction for 12
months prior to eligibility for portability.

Admission to the program may not be based on:

Where a family lives prior to admission to the program.

Where the family will live with assistance under the program.

Discrimination because members of the family are unwed parents, recipients of public assistance, or
children born out of wedlock.

Discrimination because a family includes children.

Whether a family decides to participate in a family self sufficiency program; or

Other reasons as listed in the "Statement of Policies and Objectives" chapter under the Fair Housing and
Reasonable Accommodations sections.

L. INCOME TARGETING [982.201(b)(2)]

In each fiscal year, at least 75 percent of the HA’s new admissions to the Section 8 program must have incomes
that do not exceed 30% (extremely low income) of the area median income as published by HUD, with
adjustments for smaller and larger families.

If necessary to meet the statutory requirement that 75 percent of new admissions be extremely low income, the
HA retains the right to skip higher income families on the waiting list to reach those extremely low applicants.

When requested, HUD may approve different targeting requirements for the HA, if providing tenant-based
assistance for a preservation prepayment or an owner opt out would interfere with the HA’s income targeting
requirements.
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Chapter 5

SUBSIDY STANDARDS

[24 CFR 982.54(d)(9)]

INTRODUCTION

HUD guidelines require that HA's establish subsidy standards for the determination of family unit size, and that such
standards provide for a minimum commitment of subsidy while avoiding overcrowding. The standards used for the
unit size selected by the family must be within the minimum unit size requirements of HUD's Housing Quality
Standards. This Chapter explains the subsidy standards which will be used to determine the voucher size for various
sized families when they are selected from the waiting list, as well as the HA's procedures when a family's size
changes, or a family selects a unit size that is different from the voucher.

A. DETERMINING FAMILY UNIT (VOUCHER) SIZE [24 CFR 982.402]

1. The HA does not determine who shares a bedroom/sleeping room, but there must be at least one
person per bedroom on the voucher. The HA's subsidy standards for determining voucher size shall
be applied in a manner consistent with Fair Housing guidelines.

2. All standards in this section relate to the number of bedrooms on the voucher, not the family's
actual living arrangements.

3. The unit size on the voucher remains the same as long as the family composition remains the same,
regardless of the actual unit size rented.

4. One bedroom will generally be assigned for each two family members. Consideration will be
given for medical reasons and the presence of a live-in aide

5. Generally, the HA assigns one bedroom to two people within the following guidelines:

a. Head of household or head or house hold with a spouse will have a separate bedroom.

b. Adults who have a spousal relationship shall share a bedroom. This includes a head of
household in a spousal relationship.

c. Space will not be provided for a family member, other than a spouse, who will be absent most
of the time, such as a member who is away in the military.

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

e. Live-in attendants will generally be provided a separate bedroom. No additional bedrooms are
provided for the attendant’s family.

f. Space may be provided for a minor child who is away at school, but who lives with the family
during school recesses, as long as the school records list that residence as the child's principal
address.
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g. Space will be provided for children temporarily away (less than 180 days) from the household
because of placement in foster care.

h. A single pregnant woman with no other household members must be treated as a two person
family.

i. Separate bedrooms should be allocated for person of the opposite sex (other than adults who
have a sposal relationship and children younger than 3 years of age.)

GUIDELINES FOR DETERMINING VOUCHER SIZE

Voucher Size Persons in Household Persons in Household

(Minimum #) (Maximum #)

0 Bedroom 1 1

1 Bedroom 1 2

2 Bedrooms 2 4

3 Bedrooms 4 6

4 Bedrooms 6 8

5 Bedrooms 8 10

6 Bedrooms 10 12

B. EXCEPTIONS TO SUBSIDY STANDARDS (24 CFR 982.403(a) & (b)

1. The HA will grant an exception upon request as an accommodation for persons with disabilities.
Circumstances may dictate a larger size than the subsidy standards permit when persons cannot share a
bedroom because of a need, such as a:

a. Verified medical or health reason such as medical equipment; or

b. Elderly persons or persons with disabilities who may require a live-in attendant.

2. Request for Exceptions to Subsidy Standards

a. The family may request a larger sized voucher than indicated by the HA’s subsidy standards. Such
request must be made in writing within 14 calendar days of the HA’s determination of bedroom
size. The request must explain the need or justification for a larger bedroom. Documentation
verifying the need or justification will be required as appropriate.

b. Requests based on health related reasons must be verified by a doctor, medical professional, or
social service professional competent to render the opinion and knowledgeable about the person’s
situation.

3. HA Error
If the HA errs in the bedroom size designation, the family will be issued a voucher of the appropriate
size.
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4. Changes for Applicants
The voucher size is determined prior to the briefing by comparing the family composition to the HA
subsidy standards. If an applicant requires a change in the voucher size, the above referenced
guidelines will apply.

5. Changes for Participants
a. The members of the family residing in the unit must be approved by the HA. The family must

obtain approval of any additional family member before the new member occupies the unit except
for additions by birth, adoption, or court-awarded custody, in which case the family must inform
the HA within 14 calendar days. The above referenced guidelines will apply.

b. The housing authority will not add any household member other than additions by birth, adoption,
court-ordered custody, or marriage which would result in a larger unit size except as allowed in
other sections of paragraph B.

6. Under-Housed and Over-Housed Families
a. If a unit does not meet HQS space standards* due to an increase in family size, (unit too small), the

HA will issue a new voucher of the appropriate size at the time of their next regularly scheduled
annual reexamination, or at the time of a move, whichever comes first, provided funds are
available and lease obligations have been fulfilled. In cases where the family composition grossly
exceeds space standards for the current unit, a voucher will be issued immediately and the family
will have 60 days to find a suitable unit before assistance is terminated.

b. Those requiring a smaller bedroom size will be given notice that assistance will be downsized at
the next annual reexamination, or at the time of a move, whichever happens first.

C. FAMILY CHOICE OF UNIT SIZE SELECTED [24 CFR 982.402(c)

1. The Familiy will assign individual bedrooms as an internal family matter. The housing authority
will not determine who, shale share a bedroom

2. Size of unit occupied by family.

a. The family may lease an otherwise acceptable dwelling unit with fewer bedrooms than the
family unit size. However, the dwelling unit must meet the applicable HQS space
requirements.

b. The family may lease an otherwise acceptable dwelling unit with more bedrooms than the
family unit size.

c. There are three criteria to consider:

i. Subsidy Limitation: The family unit size as determined for a family under the HA
subsidy standard for a family assisted in the voucher program is based on the HA's
adopted payment standards. The payment standard for a family shall be the lower of:

1. The payment standard amount for the family unit size, as stated on the
voucher; or

2. The payment standard amount for the unit size rented by the family.
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ii. Utility Allowance: The Utility Allowance used to calculate the gross rent is based on
the actual size of the unit the family selects, regardless of the size authorized on the
family's voucher.

iii. Housing Quality Standards: The standards allow two persons per living/sleeping
room and permit maximum occupancy levels (assuming a living room is used as a
living/sleeping area) as shown in the table below. The levels may be exceeded if a
room in addition to bedrooms and living room, such as a den or family room, is used
for sleeping.

*HQS GUIDELINES FOR UNIT SIZE SELECTED

Unit Size Maximum Number in Household
0 Bedroom 1
1 Bedroom 4
2 Bedrooms 6
3 Bedrooms 8
4 Bedrooms 10
5 Bedrooms 12
6 Bedrooms 14

3. Transfer Waiting List

a. When a change in family composition requires a larger voucher size and no funds are
available, the family will be placed on a Transfer List.

b. Families will be selected from the Transfer List before families are selected from the applicant
waiting list. This assures that families who are already on the program are in the appropriate
sized units.

c. Families will be selected from this list, when there is available funding, in the following
sequence:

i. A participant family (whose family composition has been approved by the HA) who
requires a change in voucher size because they are living in a unit which is
overcrowded according to Housing Quality Standards.

ii. A participant family (whose family composition has been approved by the HA) who
requires a change in voucher size under the subsidy standards, but not under Housing
Quality Standards.

iii. All others who require a transfer as determined by the HA.



Chapter 21

VIOLENCE AGAINST WOMEN ACT (VAWA) PROVISION RE: DENIAL OR TERMINATION
OF ASSISTANCE

INTRODUCTION

An applicant or family that is or has been a victim of domestic violence, dating violence, or stalking, as
defined below, will not be denied participation or terminated, if the victim of such violence other wise
qualifies for assistance.

“Domestic Violence” has the same meaning given the term in section 40002 of the Violence Against
Women Act of 1994;

“Dating Violence” has the same meaning given the term in section 4002 of the Violence Against Women
Act of 1994;

“Stalking” means: to follow, pursue, or repeatedly commit acts with the intent to kill, injure, harass, or
intimidate; or to place under surveillance with the intent to kill, injure, harass, or intimidate another person;
and, in the course of, or as a result of, such following, pursuit, surveillance, or repeatedly committed acts,
to place a person in reasonable fear of the death of, or serious bodily injury to, or to cause substantial
emotional harm to; that person; or a member of the immediate family of that person; or the spouse or
intimate partner of that person.

“Immediate Family Member” means, with respect to a person a spouse, parent, brother or sister, or child of
that person, or an individual to whom that person stands in loco parentis; or any other person living in the
household of that person and related to that person by blood and/or marriage.

1. Nothing in this Section shall be construed to supersede any provision of any Federal, State, or
local law that provides greater protection than this section for victims of domestic violence, dating
violence, or stalking.

All information provided to an owner, manager, or Auburn Housing Authority pursuant to this Section,
including the fact that an individual is a victim of domestic violence, dating violence, or stalking; shall be
retained in confidence by Auburn Housing Authority; and shall neither be, entered into any shared
database; nor provided to any related entity; except to the extent that disclosure is requested or consented to
by the individual in writing, required for use in an eviction proceeding, or otherwise required by applicable
law.

A. INCIDENTS OF DOMESTIC VIOLENCE, DATING VIOLENCE, OR STALKING

In responding to an incident or incidents of actual or threatened domestic violence, dating violence, or
stalking, Auburn Housing Authority may request that an individual certify via a HUD approved
certification form that the individual is a victim of domestic violence, dating violence, or stalking; and that
the incident or incidents in question are bona fide incidents of such actual or threatened abuse; and meet the
requirements set forth above. Such certification shall include the name of the perpetrator.

The individual shall provide such certification within 14 business days of the date that the participant
receives the written request for certification from the owner, manager, or public housing agency.

If the individual does not provide the certification within the 14 business days set forth above, nothing in
this Section may be construed to limit the authority of a landlord to evict, or Auburn Housing Authority to
terminate the Section 8 voucher for, any tenant or lawful occupant that commits violations of the Section 8
program. Auburn Housing Authority may extend the 14-day deadline at its sole discretion.

An individual may satisfy the certification requirement above by:



providing Auburn Housing Authority with documentation signed by an employee, agent, or volunteer of a
victim service provider, an attorney, or a medical professional, from whom the victim has sought assistance
in addressing domestic violence, dating violence, sexual assault, or stalking, or the effects of the abuse, in
which the professional attests under the penalty of perjury (28 U.S.C. 1746) to the professional’s belief that
the incident or incident in questions are:

bona fide incidents of abuse; and

the victim of domestic violence, dating violence, or stalking has signed or attested
to the documentation; or

producing a Federal, State, tribal, territorial, or local police court record.

Nothing in this subsection shall be construed to require Auburn Housing Authority to demand that an
individual produce official documentation or physical proof of the individual’s status as a victim of
domestic violence, dating violence, sexual assault, or stalking in order to receive any of the benefits
provided in this section. At its discretion, Auburn Housing Authority may provide benefits to an individual
based solely on the individual’s statement or other corroborating evidence.
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Project-Based Voucher (PBV) Assistance

22.1 General

On October 13, 2005, HUD published the final rule for the Project-based voucher program. This
rule can be found at 24 CFR Part 983.

All regulations governing the tenant-based Housing Choice Voucher Program (HCVP) program,
found at 24 CFR 982, are applicable to the PBV program, with the exception of those sections
listed at Parts 983.2(b) and (c) and described in Attachment A to this PBV administrative plan.

The PBV has two components:

New Construction/Rehabilitation, referred to as “Development” PBV (for units that will
be newly constructed or rehabilitated) and “Existing” PBV (for occupied or ready to be
occupied units approved after inspection as HQS Compliant)

This administrative plan establishes AUBURN PHA’s PBV policies and procedures for each
area of program operation required by 24 CFR Part 983. It also includes discussion about many
other important areas of PBV program administration that will assist Authority Staff to undertake
careful and accurate administration of this valuable Section 8 program component. This plan has
been designed to closely mirror the structure of 24 CFR Part 983. Key AUBURN PHA PBV
policy considerations, as they may be amended from time to time, are and will in the future be
included in AUBURN PHA’s Annual PHA Plan.

This plan does not apply to the former project-based certificate (PBC) program. Units under the
PBC program are subject to the provisions of 24 CFR Part 983 codified as of May 1, 2001, with
the exception of the term of renewal, discussed in the October 13, 2005 final rule at 983.10. This
section limits extension of PBC HAP contracts to an aggregate term of 15 years. Since all new
project-basing of Section 8 Rental Assistance must be through the PBV program, and the
Authority has never utilized either program before, the PBC rules are not applicable to Contract
Administration duties at the Auburn Housing Authority.
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PHA Discretion to operate a PBV Program (983.5(c) and Maximum Amount of PBV

assistance (983.6 (a))

AUBURN PHA wishes to exercise its discretionary authority to operate a Project Based Voucher
component under the October 13, 2005 final rule and regulations found at 24 CFR Part 983. The
option to set-aside up to 20% of HCVP budget authority (983.6(a)) will permit AUBURN PHA
to develop and maintain long-term safe, decent and affordable housing that is accessible to its
Section 8 applicants and program participants. AUBURN PHA has not set a specific goal for the
amount of its budget authority that it will dedicate to its PBV program; however, in any given
calendar year, AUBURN PHA reserves the right to utilize up to 20% of its budget authority for
its PBV program.

22.2 Selection of PBV Owner Proposals

22.2.1 Two approved methods for proposal selection (983.51(b)(1) and (2))

The final rule establishes two methods that a PHA can use to select owner proposals. These
methods are found at 983.51(b)(1) and (2).

1. 983.51(b)(1) permits the PHA to publicly issue a competitive request for PBV proposals.

2. 983.51(b)(2) permits the PHA to select proposals that have successfully competed for
housing assistance under a federal, state, or local government housing assistance, community
development, or supportive services program, provided the proposal has been selected in
accordance with such program’s competitive selection requirements within three years of the
PBV proposal selection date, and in the case of competitive selections that the earlier proposal
did not involve any firm commitment that the project would receive PBV assistance prior to
approval of occupancy. An example of such a non-competitive proposal could be, for instance,
the non-competitive selection of a project applying for an allocation of Federal Low Income
Housing Tax Credits (LIHTC’s) for a proposed new construction or existing substantial
rehabilitation effort where the property will be affordability-use restricted for at least a ten-year
term. In this way, the Authority may provide needed rental assistance support to such proposals
targeted towards the creation of project-based affordable housing opportunities already identified
by the community as meeting a specific public purpose.

AUBURN PHA reserves the right to use both methods of PBV proposal selection.
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22.2.2 Public notice of AUBURN PHA request for PBV proposals (983.51(c))

Public notice is required for competitive PBV proposals that will be selected under 983.51(b)(1).

The AUBURN PHA utilizes local newspapers and trade journals to publish all major
announcements and all key documents for its entire complement of housing and community
development programs and activities. Key areas of public notification for which AUBURN PHA
utilizes this method include, but are not limited to: Notifications of Funding Availability (NOFA)
and Requests for Proposals (RFP); and notification of assisted unit availability (opening of
waiting lists, for instance).

AUBURN PHA will announce all PBV NOFAs and any subsequent modifications to these PBV
NOFAs in a local newspaper of choice.

22.2.2.1 Public announcement of “Existing” PBV Competitive Allocation NOFAs

“Fixed date-due” NOFAs will be announced at least four weeks in advance of the prescribed
due date. NOFAs for “rolling” applications will be announced at least three weeks in advance
of the initial application acceptance date. Any modification(s) to an “existing” PBV NOFA will
be announced on the website and will indicate an effective date of the modification(s) including,
in the case of “rolling” applications, the date at which AUBURN PHA will no longer accept
additional applications.

AUBURN PHA reserves the right to implement more than one “existing” PBV initiative at a
time. In this instance, the specific NOFA requirements of each initiative will be publicly
announced as described above.

22.2.2.2 Public announcement of “Development” PBV NOFAs

The Maine State Housing Authority (MSHA) administers the State of Maine’s (LIHTC)
program, the HOME program, and several other federal and state funded development programs
and solicits proposals and awards funds for these and other state development programs based on
publicly announced competitive selection criteria established for each of them. These
solicitations are referred to as MSHA’s LIHTC Affordable Housing Funding rounds. MSHA
also partners with other federal, state, and local agencies to administer several development and
rental assistance programs and initiatives. On occasion, the Auburn PHA may choose to
coordinate its NOFA issuance with competitive funding announcements for development or
rental assistance to be provided by MSHA and/or their partnership agencies as described above.
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Selection of publicly solicited PBV proposals (983.51(b)(1) )

22.2.2.3 “Existing” PBV proposals

Each NOFA, its respective proposal application and review criteria will be posted in the public
announcement pages of a local newspaper of choice. The AUBURN PHA will screen all
applications for competitive “existing” PBV proposals and make all proposal selections. It will
consult with the Auburn PHA Board of Commissioners prior to making a final commitment of
PBV funds for each project. For “rolling” NOFA’s, the Auburn PHA will announce within a
local newspaper of choice the date it will stop accepting these competitive PBV proposals. The
proposals will be reviewed on a rolling basis as they are received unless otherwise stated in the
NOFA’s proposal selection requirements.

Awards will be contingent upon: 1) the availability of voucher and budget authority at the time
the project is projected to be ready for occupancy; and, 2) the proposal’s consistency with the
published review criteria.

22.2.2.4 Competitive “Development” PBV proposals linked to MSHA-administered affordable
housing funding rounds

Each respective NOFA for competitive funding programs will indicate if AUBURN PHA
“development” PBVs will be made available to any applicant that requests PBVs and
successfully competes for the applicable development funds. The NOFA will indicate the
maximum number of PBVs that could be made available for successful MSHA funding
applicants and will emphasize that the proposal must be otherwise compliant with all PBV
requirements.
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22.2.2.5 “Development” PBV proposals for any future initiative

Awards of PBV assistance for any future development initiative that AUBURN PHA may elect
to implement will be made by AUBURN PHA and/or a publicly announced partner agency
designated by AUBURN PHA for this purpose.

22.2.2.6 Written notification of PBV selection to owner

Once an application has been screened and selected for PBV assistance on either the “existing”
or “development” component, the Auburn PHA will issue a notice of “conditional reservation”
of PBV assistance to the owner/project sponsor. This letter will advise the owner/project
sponsor of all further requirements that must be satisfied prior to executing the Agreement to
Enter Into a Housing Assistance Payments (AHAP) contract (in the case of “development”
projects), or the Housing Assistance Payments Program (HAP) contract ( in the case of
“existing” projects.) Examples of these requirements could include, but are not limited to,
satisfactory completion of the subsidy layering review (SLR), the environmental review (ER),
approval of the owner’s tenant selection plan, and final inspection of the units for HQS
compliance. The letter will advise the owner/project sponsor that failure to complete all
requirements for approval by HUD (where required) and AUBURN PHA will mean that
AUBURN PHA will not be able to provide PBV assistance to the project. (See further discussion
in Section 22.4.1).

22.2.3 Selection of PBV proposals previously selected through a non-PBV competition

(983.51(b)(2))

At its option and on a case-by-case basis, AUBURN PHA may entertain requests to attach PBV
assistance to units previously selected by a non-PBV competition, in accordance with the
requirement of 983.51(b)(2)), under the following circumstances:

• Adequate PBV voucher and budget authority is projected to be available when the units
are ready for occupancy;

• The request meets a compelling need and is otherwise consistent with AUBURN PHA’s
long-term affordable housing goals;

• The project is otherwise in compliance with all HUD and AUBURN PHA PBV
requirements.

• Number of units requested and target population is consistent with current AUBURN
PHA PBV NOFA requirements

The owner/project sponsor must initiate a written request for PBV assistance to AUBURN PHA
accompanied by a letter from the “selection agency” that competitively selected the project for
housing assistance under a federal, state or local government program. This letter, submitted on
the “selection agency’s” letterhead and signed by an authorized official, must include the
following information:
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1. Date of the proposal selection;

2. A certification that the proposal was competitively selected by the agency in full
compliance with all publicly advertised selection requirements;

3. A statement that proposal selection did not involve a firm commitment that the
project would receive PBV assistance.

4. A copy of the NOFA or other similar solicitation for affordable housing assistance
that the owner/project sponsor responded to; and,

5. A description of the housing program for which the applicant successfully competed,
noting any special deed restrictions and/or special considerations such as tenant
selection preferences.

When AUBURN PHA receives the “selection agency” letter, it will request that the
owner/project sponsor fill out a AUBURN PHA PBV application, and subsequently determine if
a reservation of PBV can and will be made.

22.2.4 Public notice of AUBURN PHA PBV owner/project sponsor selection (983.51(d))

Once AUBURN PHA has received all required HUD approvals to proceed to AHAP or HAP, as
applicable, and all other program requirements have been met, AUBURN PHA will publicly
announce the selection of owner proposals in the local newspaper of choice.

22.2.5 PHA-owned units (983.51(e))

The final rule permits PBV assistance to be attached to PHA-owned or controlled units. It
expands the definition of PHA-owned housing to include “agents” of the PHA who hold a direct
or indirect interest in the building in which the PBVs will be located. Therefore, any proposal
for PBV housing in which the AUBURN PHA has a direct or indirect interest must be
considered PHA-owned housing.

All PHA-owned proposals must be approved by MSHA after AUBURN PHA has granted its
preliminary approval.

AUBURN PHA will employ the following selection process for any PHA-owned housing:
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22.2.5.1 “Existing” PBV PHA-owned unit proposals:

22.2.5.1.1 “Rolling” NOFAs

Where AUBURN PHA’s competitive “existing” NOFA provides for proposals to be submitted
on a rolling basis, AUBURN PHA will review the proposal(s) as they are received and make
awards based upon its published criteria. Any rolling “existing” PHA-owned proposal selected
by AUBURN PHA will be forwarded to MSHA for its review and approval as the third-party
selection agent. When making the approval request, AUBURN PHA will forward to MSHA 1)
the owner/project sponsor application and all attachments; 2) the NOFA under which the
proposal was submitted, ; and 3) the selection criteria used by AUBURN PHA to make its
determination.

22.2.5.1.2 “Fixed Due-Date” NOFAs

When AUBURN PHA’s “existing” NOFA provides for a “fixed due-date”, AUBURN PHA will
forward to MSHA as the designated third-party selection agent a list of all applications received
and a list of all applications selected in addition to items 1-3 above.

22.2.5.2 “Development” PBV PHA-owned unit proposals

These proposals will have been selected according to the published criteria announced by
AUBURN PHA’s published selection criteria to be included within any competitive NOFA for
new development proposals. A program description, a funding competition description for each
program, the proposal evaluation by Auburn PHA professional staff and/or board members, and
selection criteria for each program are provided in Attachment B. If MSHA requires additional
information to demonstrate that these projects have been selected in accordance with the
respective development program’s competitive selection criteria, the AUBURN PHA will
provide the additional requested information. Once MSHA approval to proceed has been
received, AUBURN PHA will issue the owner a written notification of PBV selection contingent
upon the project meeting all PBV requirements.

22.2.5.3 Rents and inspections in PHA-owned PBV units (983.59(b)(1) and (2) and

983.103(f)

For both “existing” and “development” PHA-owned PBV units all inspections and
determinations of reasonable rent made by the Auburn PHA must be reviewed and confirmed as
reasonable by either MSHA’s Asset Management Branch or an alternative responsible
independent entity (such as a neighboring PHA) already performing Contract Administration
(CA) duties for other project-based Section 8 programs by HUD. This step is necessary to
prevent a conflict of interest. Further, the initial contract rent must be based upon an appraisal
performed by a licensed, state-certified appraiser. Furthermore, to prevent even the appearance
of a conflict of interest, it shall be the policy of the AUBURN PHA not to award any PHA
owned or affiliated project participating in the PBV program contract rents in excess of those
being charged for comparable HCVP units receiving subsidy in Auburn.
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22.2.6 Housing type - high rise elevator project for families with children (983.53(b))

A high-rise elevated building is defined by HUD as any building with 5 or more stories with an
elevator. The final rule prohibits attaching PBV assistance to a high-rise elevator project that
may be occupied by families with children unless the PHA initially determines there is no
practical alternative (e.g., as a reasonable accommodation for a household member who is
mobility impaired), and HUD approves such a finding. The PHA may make this determination
on a project-by-project basis. Prior to approving any such proposals, AUBURN PHA will
consult with the Manchester, ME HUD office to ascertain what type of documentation would be
required to potentially support such PBV projects based upon each project’s particular
demographics.

22.2.7 Subsidy layering review (SLR) - prohibition of excess public assistance

(983.55)

SLRs must be completed and approved by HUD for all “existing” and “development” PBV
projects that utilize other publicly supported housing funds including, but not limited to,
LIHTC’s.

The SLR is “intended to prevent excessive public assistance for the housing by combining
(layering) housing assistance subsidy under the PBV program with other governmental housing
assistance from federal, state, or local agencies, including assistance such as tax concessions or
tax credits.” HUD indicates in the preamble to the final rule that it will issue additional guidance
on the requirements for processing SLR requests. If necessary, this section of the PBV
administrative plan will be amended to conform to any new HUD SLR requirements.

22.2.7.1 SLR submission process

1. The applicant must submit to AUBURN PHA all the information required by the HUD
mandated SLR checklist found in Attachment C.

2. AUBURN PHA must review the SLR package prepared by the applicant for completeness
and consistency with program requirements.

3. If it appears complete and acceptable, AUBURN PHA must forward the SLR package to
HUD’s Manchester office and if directed by same to the Boston Area HUD Office having
jurisdiction over Public and Indian Housing (PIH) programs. This office will also review the
material, and, if found acceptable, submit it to HUD Headquarters for final review and
approval.
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Because of the multiple reviews involved in completing a SLR review (AUBURN PHA, HUD
Boston and HUD Headquarters), AUBURN PHA will advise applicants that a final award of
PBVs cannot be made until this review is completed and approved by HUD.

22.2.8 Exceeding the 25% cap on number of PBV units in a building (983.56)

In general, no more than 25% of the units in a building may receive PBV assistance. Two
categories of housing are automatically exempt from this requirement:

1. Units in a single-family building, defined as any building with 1-4 units;

2. Units that will house elderly and/or disabled households for the term of the HAP
contract.

An additional category of units referred to as “excepted” units are also exempt from the 25%
cap. They are defined as follows:

3. Units that will house a qualifying family, defined by HUD as a household where at
least one member will receive at least one supportive service for the term of the
HAP contract.

22.2.8.1 Elderly and disabled households

AUBURN PHA may support PBV units targeted to elderly and/or disabled households in both
competitive and non-competitive variants. At the AUBURN PHA’s discretion, it may require
that services targeted to the needs of the elderly and/or disabled are provided on a regular basis
by qualified providers, and/or that the elderly units be part of an assisted living project, as
defined by Section 983.3(b) of the final rule.

22.2.8.2 Families receiving supportive services (983.56)

AUBURN PHA may support PBV units targeted to families receiving supportive services,
including those projects where the number of PBV units requested will exceed the 25% building
cap. The types of services that AUBURN PHA will deem eligible to qualify a project to meet
HUD’s definition of “excepted” units include, but are not limited to:

1) Household Training (e.g.: homemaking, parenting skills, money management);

2) Job Training (preparation and counseling, job development and placement, follow-up
assistance after job placement);

3) Services and Resources (appropriate to assist families to achieve economic independence and
self-sufficiency);



Auburn Housing Authority HCV Adm Plan15

4) Counseling for parents and other kinship relations caring for children with needs
(programs for families adopting children from State of ME social service programs and
agencies);

5) Remedial Education (education for the completion of secondary or post-secondary
education);

6) Substance Abuse Treatment (counseling and treatment for substance abuse).

It is not necessary that the services be provided on site or by the project sponsor if the Auburn
PHA has approved the services.

22.2.8.2.1 Extent to which services must be provided in “Exception” PBV Projects

A family must have at least one member receiving at least one “qualifying” supportive service.
Every participating family occupying an “excepted” unit in a PBV supportive services project
must sign a AUBURN PHA-developed “PBV Contract of Family Participation.” This contract
will establish a minimum period of time of no less than one year in which the family is expected
to participate in one or more services and achieve certain goals during the term of the contract.

A household occupying an “excepted” unit cannot be required to participate in medical or
disability-related services other than drug and alcohol treatment in the case of abusers as a
condition of occupancy, although such services may be offered. (983.56(b)(2)(B))

The family may continue in occupancy in the “excepted” unit after they have successfully
completed their supportive services contractual obligations. In this instance, the units will
continue to count as “excepted” units for as long as the family eligibly resides in the unit.

22.2.8.2.2 AUBURN PHA monitoring family receipt of services (983.56.(b)(2)(ii)(C) )

As required by the final rule, AUBURN PHA will monitor the tenants’ continued receipt of
supportive services on an annual basis.

As part of the PBV application process for Exception Projects, each owner/project sponsor must
articulate key program goals and core performance indicators in their PBV application. The
owner/project sponsor will be required to describe how participant households will be monitored
for compliance with their PBV Contract of Family Participation. During each

12-month cycle of the family’s contract, the owner/project sponsor will be expected to maintain
on-going evidence of the family’s participation in their service program and maintain agreed
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upon data for inclusion in an annual performance report (PBV-APR) to be submitted to
AUBURN PHA.

22.2.8.2.3 Termination of family for failure to fulfill service obligation

Failure by the family residing in an “excepted” unit to fulfill its service obligation, without good
cause, will result in termination of the tenant from the PBV program and termination of the unit
from the PBV program unless it is re-occupied by another “qualifying family.”

At the Auburn PHA’s request, the owner/project sponsor will be required to attend any tenant
termination hearing and provide documentation supporting the owner’s determination that the
tenant failed to comply with their PBV Contract of Family Participation.

22.2.9 Site selection standards (983.57)

Every PBV owner applicant must demonstrate that their project is consistent with HUD’s
statutory goal of “deconcentrating poverty and expanding housing and economic opportunities.”
AUBURN PHA will assess each application in this regard based on the following HUD-
mandated criteria:

1. HUD Designated Zone Whether the census tract in which the proposal will be located is in
a HUD-designated Enterprise Zone, Economic Community, or Renewal Community.

2. Public Housing Demolition Whether a PBV development will be located in a census tract
where the concentration of assisted units will be or has decreased as a result of public housing
demolition.

3. Significant Revitalization Whether the census tract in which the proposed PBV
development will be located is undergoing significant revitalization.

4. Public Investment Whether state, local, or federal dollars have been invested in the area that
has assisted in the achievement of the statutory requirement.

5. New Market Rate Units Whether new market-rate units are being developed in the same
census tract where the proposed PBV development will be located and the likelihood that such
market-rate units will positively impact the poverty rate in the area.

6. Decline in Poverty Rate If the poverty rate in the area where the proposed PBV
development will be located is greater than 20 percent, the PHA should consider whether in the
past five years there has been an overall decline in the poverty rate.

7. Education and Economic Opportunities Whether there are meaningful opportunities for
educational and economic advancements in the census tract where the proposed PBV
development will be located.
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Every AUBURN PHA PBV applicant must demonstrate to AUBURN PHA that their project
satisfies the twin goals of deconcentrating poverty and expanding housing and economic
opportunity regardless of the project’s poverty rate as defined by the most recent census data.
AUBURN PHA will make its assessment of an applicant’s project’s compliance with achieving
these goal based on the totality of the applicant’s response, taking into consideration the target
population to be served (i.e. family, elderly, disabled, populations needing supportive services).

HUD’s aforementioned criteria require the applicant to discuss each factor as it relates to the
project’s actual census tract. AUBURN PHA will only consider information about activity in
neighboring census tracts if the information about the actual census tract demonstrates that
HUD’s goals of deconcentrating poverty and expanding housing and economic activity are being
achieved in the actual tract.

AUBURN PHA will also further assess each proposal to determine if it achieves the following
AUBURN PHA Section 8 Administrative Plan objectives:

• Development and maintenance of an adequate supply of safe, decent housing that is
affordable and accessible to residents with a range of income levels and household needs;

• Assurance that ME residents with long-term support needs have access to appropriate
services and accessible community housing options;

• Assurance of full and fair access to housing for all residents.

22.2.10 Environmental review (ER) (983.58)

Every PBV project is subject to HUD environmental review requirements. Prior to execution of
an AHAP (for “development” PBV projects) or a HAP (for “existing” PBV projects), the owner
must present evidence that the environmental review has been performed by a HUD designated
“responsible entity” (such as MSHA’s Development Division in the case of LIHTC projects),
where applicable, categorically excluded from review under the National Environmental Policy
Act (NEPA).



Auburn Housing Authority HCV Adm Plan18

22.3 Dwelling Units

22.3.1 Additional AUBURN PHA quality and design requirements (983.101.(e)

All AUBURN PHA PBV units must meet an inspection grade of B+ or higher in order to be
eligible for initial PBV assistance. AUBURN PHA grading standards can be found in the PHA
Administrative Plan. All PBV units must maintain a B grade or higher status throughout the
term of the HAP contract and have any deficiencies found through unit annual inspections that
would bring such apartment out of compliance corrected within thirty days and re-inspected to
assure compliance with HUD’s Housing Quality Standards.

22.3.2 Annual inspections (983.103(d))

The final rule permits PHAs to annually re-inspect at least 20% of all PBV units per HAP.
AUBURN PHA may choose to exercise this option if it feels it necessary to assure that our
housing quality inspection minimum standard of a B grade is maintained in each PBV unit.

22.3.3 Remedies for HQS violations (983.207(b)(2))

If PBV units are not maintained in accordance with AUBURN PHA PBV HQS standards (or
other HAP requirements), the Auburn Housing Authority may exercise any of its remedies under
the HAP contract, including termination of assistance, abatement or reduction of HAP payment,
reduction of contract units and/or termination of the HAP contract.

22.4 Requirements for Rehabilitated and Newly Constructed Units

Prior to ANY demolition and/or construction, all “development” PBV units require the
owner/project sponsor to enter into an Agreement to Enter Into a Housing Assistance Payment
(AHAP) contract with the AUBURN PHA.

22.4.1 Requirements that must be satisfied prior to AHAP execution

It is imperative that each PBV developer understands that an AHAP cannot be executed, and NO
construction, demolition or work on the land can begin until the following actions are completed
and approved by HUD (where applicable) and AUBURN PHA:

1. A subsidy layering review (SLR) for any project that has any other housing assistance from
federal, state or local agencies, including tax concessions and tax credits. HUD, or an agency
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designated by HUD, must perform and approve the SLR. NB: Any developer worried about
the potential conflict between the SLR approval process and MSHA’s tax credit requirement
for expending a percentage of tax credit funds by a certain date should contact AUBURN
PHA to discuss this situation immediately.

2. An environmental review (ER) performed by the “responsible entity” (RE) designated by the
city/town or state, or a certification by the RE that a review is not required. In the case of
MSHA LIHTC transaction, the required environmental review for the award of such credits
shall meet this requirement.

3. If a PHA-owned property, MSHA must approve the selection of the environmental review
proposal and perform the inspection or hire a contractor from its approved EV contractor list
to do so. In addition, MSHA must make the final determination of rent reasonableness based
upon a review of materials provided by the PHA.

4. If a high-rise elevated building that will house families with children, HUD must approve the
site based on criteria that indicate “there is no practical alternative” for family housing in the
community.

5. In-place tenants must be determined Section 8 eligible and appropriately housed in
accordance with AUBURN PHA’s subsidy standards for the HCVP. The unit cannot be
assisted with PBV assistance if the tenant is not eligible and would have to be displaced,
unless the tenant agrees to move and the owner is prepared to relocate the tenant household at
the owner’s expense, in a comparable unit located in the same or nearby building.

6. The owner must provide various certifications and provide the required attachments prior to
AHAP execution.

7. If the unit is located in a high poverty census tract (20% or greater), AUBURN PHA requires
that the applicant demonstrate before the AHAP can be signed that their project is consistent
with HUD’s statutory goal of “deconcentrating poverty and expanding housing and economic
opportunities.” The seven required HUD criteria that must be addressed can be found in
Section 22.2.9 of AUBURN PHA’s PBV Administrative Plan. AUBURN PHA will make its
assessment of the project’s compliance with these criteria based on the totality of the
applicant’s response. A project that cannot demonstrate compliance with these criteria will
not be permitted to enter into AHAP.

Several of these requirements may conflict with other publicly funded housing programs.
However, HUD has made clear that PBV requirements supersede other program requirements,
even if these other programs are HUD-funded.
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Failure to complete these steps in accordance with HUD’s criteria and timeline and to obtain the
required approvals means that the proposal cannot receive PBV assistance.

22.4.2 Required mandatory meeting with owner/project sponsor for “development”

PBV projects

In the written notification of “conditional reservation” of PBV assistance to applicants for
“development” PBV (see Section 22.2.2.9), AUBURN PHA informs the owner/project sponsor
that they must attend a mandatory meeting with the Executive Director of the AUBURN PHA
and applicable staff to discuss all key AHAP and HAP requirements. It is the owner/sponsor’s
responsibility to contact the Auburn Housing Authority upon receipt of this letter to set a date
and time for such discussion. Each project has its own set of particular issues to be understood
and worked out in advance of AHAP and/or HAP. These mandatory meetings are essential to
assuring that the development process runs as smoothly as possible and that all stakeholders
understand these key requirements from the day of notification of PBV selection.

The owner/sponsor is encouraged to bring the management agent for the property to this
meeting. Owner/sponsors who have previously developed AUBURN PHA PBV units are still
required to attend this meeting for all new projects. Because there are almost always different
stakeholders involved in each respective development project, this meeting allows key staff from
each agency to meet one another before any work commences and to focus on issues specific to
the project.

22.4.3 Prompt execution of AHAP (983.153(c))

The final rule states that the AHAP must be executed promptly after PHA notice of proposal
selection to the selected owner. AUBURN PHA will comply with this requirement immediately
upon receipt of HUD’s ER clearance letter and HUD approval of the SLR and any other criteria
that require HUD approval.

22.4.4 Additional AHAP requirements for Auburn PHA and PBV New Construction
Applications

HUD AHAP Boilerplate

Part 1, Form HUD 52531-A; AHAP will be utilized for new construction projects.

Auburn PHA AHAP Contract Number

The Auburn PHA is required to assign a contract number to the AHAP which will be the same
number used for the HAP contract.
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AHAP Effective Date

The effective date of the AHAP may either be the date of execution or a subsequent date. Under
no circumstances may the effective date precede the AHAP execution date.

Other significant dates:

• Date for commencement of work must be on or after the AHAP effective date and be a
realistic date based on likely possible delays.

• Time for completion of work should be based on estimated completion date, with some
cushion provided for unforeseeable delays. The AUBURN PHA may extend the
completion date if all work is not completed by the date indicated for reasonable cause
acceptable to their office.

Contents of the AHAP:

• Exhibit A - The Auburn PHA must maintain in its files the property owner’s application
letter, the AUBURN PHA’s PBV reservation letter and the Internal PBV Processing
Memo to File stating that the complete application is available for viewing at the office of
the AUBURN PHA during normal business hours.

• Exhibit B - The Auburn PHA must include the owner’s narrative description of the work
to be completed that contains: 1) a certification that currently the project does not
substantially comply with HQS and additional AUBURN PHA or local government
inspection standards and requires the described work in order to be compliant; 2) A
certification that the owners and other principals are not on the US General Services
Administration list of parties excluded from federal procurement and non-procurement
programs; 3) A Memo to File stating that the work write-up for rehabilitation, or if new
construction, the specifications and plans, may be viewed at the office of the AUBURN
PHA as selection agency.

• Exhibit C - This is prepared by the Auburn PHA and includes:

1. AHAP contract number;

2. Project address;

3. Number of units by bedroom distribution;

4. Size of the units, square footage, and the number of bathrooms

in each unit;
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5. Utilities and services to be provided by the owner at no

additional cost outside of the contract rent.

6. Estimated gross rents that cannot exceed 110% of the

published FMR or the HUD approved Exception Rent (ER), minus

any allowance for tenant-paid utilities.

• Exhibit D - A copy of the Housing Assistance Payments (HAP) contract, Form
HUD52530 A, that will be executed when the units are complete and accepted for
occupancy by the Auburn Local Government and MSHA; completed with owner name,
contract number, (the same one used for the AHAP) and Exhibit B of the HAP contract
which lists the services, maintenance and utilities to be provided by the owner at no
additional cost outside of the contract rent.

• Exhibit E -If the work is to be completed in stages and brought under HAP in stages, this
exhibit should indicate, by unit number, when each stage will be completed and ready for
HAP.

• Exhibit F -The architect's certification as explained in the AHAP.

• Exhibit G - If PBV will be attached to nine or more units in the project, the Davis-Bacon
(D B) Wage Rate Schedule, available online at http://www.access.gpo.gov/davisbacon
will be exhibit G.

Each page of all exhibits must include: 1) the project name; 2) address; 3)contract number, and
4) exhibit letter.

All construction must be completed within the time specified in the AHAP (including any
extensions approved by the Auburn PHA). Only when all work has been completed and the
units pass AUBURN PHA’s HQS inspection and are accepted for occupancy, will the owner and
the Auburn PHA be authorized to execute the HAP contract.

With the exception of Davis-Bacon monitoring discussed below, monitoring of Section 3
compliance in part II of the AHAP involves informing the owner of the contractual obligations
contained in Part 2 of the AHAP and, where applicable, keeping a copy of owner certifications of
compliance in the project file.
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22.4.4.1 Davis-Bacon (D-B)

Projects that will have nine or more units assisted with PBV are subject to D-B prevailing wage
provisions for PBV. Even if there is HOME money in a project and it would ordinarily not be
subject to D-B until 12 or more units are receiving assistance, the PBV award requires D-B
compliance at nine units. The General Contractor (GC) is responsible for compliance with D-B
for all employees on the site.

If D-B provisions apply to the project, the owner is responsible for ensuring that the appropriate
language is contained in the construction contract(s). If another entity has not been identified to
monitor D-B compliance by AUBURN PHA, MSHA, a future partner agency or a “selection
agency” per Section 22.2.3 of this plan, it is the responsibility of the Auburn PHA to monitor this
compliance who may may request MSHA assistance in meeting this obligation. Attachment D
provides a complete overview of the Davis Bacon monitoring responsibilities.

22.5 Housing Assistance Payments Contract

22.5.1 Identifying “Excepted” units (983.203((h))

If PBV will be attached to more than 25% of the units in a multifamily building, the “excepted
units” that will be set aside for the qualifying families must be identified.

For example: In a building with a total of 8 units, it is permissible to provide PBV assistance to
all 8 units (100%). In this instance, at least 6 of the units must be identified as “excepted units”
and be occupied exclusively by elderly or disabled households or households that will receive
services in accordance with Section 22.2.8 of this PBV administrative plan. The remaining two
units fall within the 25% limit and do not need to be (but may be) occupied by one of these
qualifying families.

22.5.2 Term of HAP contract and effective date of first payment (983.205(a))

The HAP contract may be executed for a term of up to fifteen years based on the owner’s request
and AUBURN PHA approval. Under no circumstances may an assisted lease be made effective,
or subsidy payments begin, prior to the effective date of the HAP contract.

22.5.3 HAP contract extensions (983.205(b))

Within one year of expiration of the initial HAP contract, AUBURN PHA may agree to extend
the contract for an additional term of up to fifteen years. Any extension of the term must be on
the form and subject to the conditions prescribed by HUD at the time of the extension.
Subsequent extensions are subject to the same limitation.
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In all instances, an updated rent reasonableness test will need to be performed at the time of
contract extension.

Factors to consider if contract extension is requested

AUBURN PHA will consider several factors in its decision whether to extend an expiring PBV
HAP contract, including but not limited to:

• Owner compliance with HQS and consistent maintenance of the B or higher inspection
grade.

• Rate of tenant turnover. A high rate (more than 25% annually), may indicate tenant
dissatisfaction with the unit or owner.

• Timeliness of owner reporting of vacancies in order to minimize the time the unit remains
vacant.

• Length of unit vacancies.
• Ease of re-leasing units at turnover.
• Owner’s overall compliance with the HAP contract provisions.

AUBURN PHA will permit a HAP contract extension for a unit that may be vacant at the time
the contract expires provided the vacancy is recent and the project has not experienced a high
rate of turnover during the contract term.

22.5.4 Wrong unit size for in-place family at time of contract extension request
(983.253(b) and 983.259)

If an in-place family’s bedroom needs have changed at the time of contract extension and the
family is under-housed or over-housed and is no longer eligible for that particular unit size, the
HAP contract may not be extended for that unit unless the family vacates the unit. In this case,
the family must either be offered another PBV unit of an appropriate size, if available and
nearby, or be issued a portable replacement voucher at least 120 days prior to the HAP expiration
date. If the family fails to use the voucher during its initial and any extended term, the voucher
will expire, and the family will be responsible for the full gross rent of the unit.

In instances where the family size changes within 120 days of the HAP contract expiration, the
same requirements previously stated apply. In these cases the HAP contract can be extended for
the duration of the voucher (and any extensions), or for the time it takes for the tenant to re-
locate to another PBV unit.

22.5.5 Termination of the HAP contract by owner because of rent reduction (983.205(d))

If the Auburn PHA (with MSHA concurrence in the case of PHA controlled units) performs a
rent reasonableness test that results in a reduced amount below the contract rent, the owner may
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elect to terminate the HAP contract and the tenant must be offered the next available tenant-
based voucher.

22.5.6 HAP contract amendment to add or substitute contract units (983.206(a)

and (b)

22.5.6.1 Substituting contract units (983.206(a))

AUBURN PHA will permit the owner to substitute a different unit with the same number of
bedrooms in the same project for a previously covered contract unit provided the owner has
otherwise acceptably performed all requirements under the HAP contract and the substitution
does not violate the 25% cap.

22.5.6.2 Amendment to add contract units (983.206(b))

AUBURN PHA may permit additional PBV units to be added to the PBV HAP contract
provided it has adequate voucher and budget authority at the time the request is received, and:

1. The total number of units in the building that will receive PBV assistance, or other project-
based assistance, will not exceed 25% of the number of dwelling units (assisted or
unassisted) in the building.

2. The HAP can be amended during the three-year period immediately following the execution
date of the HAP contract.

3. The owner has otherwise acceptably performed all requirements under the HAP contract.

4. Addition of unit is consistent with any AUBURN PHA publicly stated target population
requirements (i.e. elderly, disabled, homeless, family, etc.) for PBV units at the time the
request is made.

22.5.7 HQS and rent reasonableness requirements prior to contract extension

Prior to the extension term, the following actions must occur:

1. All units must be inspected for HQS compliance at a minimum inspection grade of B.

2. A rent reasonableness test for each unit must be performed by the Auburn PHA.

3. The units must be determined to be eligibly occupied and size appropriate for the in-
place family.

4. In the case of PHA-owned units, MSHA, or another chosen third-party responsible entity
(such as a neighboring PHA) must grant final approval of the Auburn PHA’s
determination of rent reasonableness and conduct physical inspections to insure
compliance with HUD HQS requirements.
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22.5.8 Termination of assistance

22.5.8.1 Reduction of unit(s) from HAP contract for tenant-caused program violations

If a tenant family is terminated by the Auburn PHA for program violations during the term of the
HAP contract, both the owner and participant family will be notified by letter that assistance will
be terminated effective one calendar month from the date of the notice. The AUBURN PHA
tenant based HCVP program termination appeal procedures apply to tenants of PBV units. In the
event the termination is upheld but the tenant remains in place, the subsidy may be moved to
another available unit of the same size and quality in the same project (with no increase in the
total number of units to be assisted) if requested by the owner. If no eligible unit is available or
if the owner does not request a unit replacement, the HAP must be reduced by that one unit. At
such time as the unit becomes vacant, the owner can request that the unit be restored to the HAP
contract and if adequate voucher and budget authority is available, AUBURN PHA may reinstate
the unit.

22.5.8.2 HAP contract options when tenants become ineligible through no fault of tenant
household

Families that become ineligible through no fault of the family, such as when an increase in
household income results in 30% of its adjusted monthly income being equal to or greater than
the gross rent for the unit, may remain in the unit paying the full rental amount. A family may
remain in place (as a tenant in good standing) and pay the full rental amount without assistance
indefinitely. The PBV contract, however, must be reduced by one unit through execution of a
HAP amendment.

If the project is partially assisted the owner may request to substitute another same-size
comparable unit for the ineligibly occupied one. If no such request is made by the owner, the
HAP contract will be reduced by one unit.

Both the owner/project sponsor and the tenant will be notified by letter that the contract for the
unit will be terminated effective one month from the date of notification.

If a family remains in place paying the full rent and subsequently becomes income eligible, the
unit may be restored to the HAP contract if:

1. Adequate voucher and budget authority is available; and

2. The family has been re-determined program eligible; and

3. The owner did not substitute a different unit when the HAP contract for the ineligibly
occupied unit was terminated.
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Unlike the HCVP, the PBV program does not provide for a six-month zero subsidy window for
participants in PBV units. The only way an over-income tenant who subsequently experiences a
reduction in income could be reinstated to the PBV program is if the tenant stays in the
terminated unit paying full rent, as described above, and the owner did not substitute another
unit.

22.6 Occupancy

22.6.1 Determining in-place tenant eligibility (983.251)

When PBV applications are selected (both “existing” and “development”) and include units that
are currently occupied at the time of selection, both the owner and the Auburn PHA must take
the following steps:

22.6.1.1 Owner/Project sponsor responsibility

The owner sponsor must send all in-place tenants a letter explaining that the owner’s units have
been selected for PBV assistance and that if the tenants are determined program eligible
(including being appropriately housed according to Auburn PHA’s occupancy standards), they
will be eligible to receive PBV assistance. The owner’s letter must emphasize that any tenant
found ineligible will not be displaced. The Auburn PHA will provide the owner with the details
about program eligibility and relocation requirements. At the owner’s request, the Auburn PHA
will assist the owner in composing this letter.

22.6.1.2 Auburn PHA responsibility

Once the owner’s in-place tenant letter has been sent, the Auburn PHA will send to these tenants
a modified HCVP pre-application that seeks information about each tenant’s household
composition. This information will assist them in determining whether or not the household is
occupying the appropriate number of bedrooms. Once the information is received, the
AUBURN PHA will inform the owner about its unit size determinations.

Because of time delays in getting the various HUD approvals (when required) completed, the
Auburn PHA will not perform the final tenant eligibility determination for any in-place tenant
until the unit(s) has been otherwise approved for PBV assistance (e.g. passed HQS, and found to
have met other applicable HUD requirements). Final eligibility includes the determination that
the in-place household is appropriately housed with the correct number of bedrooms.
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22.6.2 In-place non-eligible households (983.251(b)(2))

22.6.2.1 Over-housed and under-housed in-place households

Where there exists an in-place non-eligible, over- or under-housed household, that occupied unit
cannot be brought onto the program unless the owner, at his expense, finds a suitable
replacement unit acceptable to that household.

22.6.2.2 Change in household composition between preliminary determination of

eligibility and HAP contract

If the household’s composition changes after having been preliminarily determined program
eligible (see Section 22.6.1), and the unit is ready to come under an executed PBV HAP,
AUBURN PHA will issue the family a tenant-based voucher if adequate voucher and budget
authority is available. Once the tenant has vacated the unit, it may be placed under HAP. If this
authority is not available, the unit cannot be brought onto the program at that time.

22.6.2.3 Unit substitution

If the unit is located in a partially assisted building and not more than 25% of the units receive
PBV assistance, the owner may substitute another unit of the same size for the ineligibly
occupied unit.

22.6.3 Selection from PHA waiting list (983.251(c))

AUBURN PHA will maintain a site-specific waiting list for each respective PBV project.

22.6.3.1 Notification of all HCVP applicants

All applicants on the AUBURN PHA tenant-based or regular PHA Project waiting lists who
qualify for occupancy in a project selected for PBV assistance must be notified of the
opportunity to also be listed on individual PBV project waiting lists and provided with a number
to call if they choose to apply for this program at a later date. In the case of elderly or disabled
occupancy-restricted buildings, however, such applicants must also meet applicable requirements
(i.e. age or certified disability status, as applicable).

22.6.3.2 Referrals to PBV site-specific waiting lists

It is the responsibility of PBV owners and project sponsors to refer applicants to the site specific
waiting list for their respective project. AUBURN PHA will fund PBV projects based upon the
owner’s/project sponsor’s representation (supported with documentation) of the need for PBV
housing in the project’s community.
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If PBV units are not promptly filled because of lack of referrals from local social service or
housing assistance agencies, the Auburn PHA must arrange to meet with the owner/project
sponsor to emphasize their responsibility to make a suitable number of referrals or risk contract
termination for failure to demonstrate a need for PBV assistance.

22.6.3.3 Site-specific waiting list information available upon request at the AUBURN PHA
Offices

Each project-specific PBV project waiting list must include the following information.

1. Name of the project;

2. Location of project;

3. Number of bedrooms in the project;

4. Accessible unit availability;

5. Any special preference and/or occupancy considerations such as elderly, disabled,

supportive services.

22.6.4 Listing in-place eligible households on both the site-specific and master HCVP

waiting list (983.251(b)(2)

For existing properties with tenants in place who have received PBV allocations, all in-place
households must be simultaneously listed on the Auburn PHA’s portable HCVP waiting list and
the site specific waiting list for the building in which they reside. These households must receive
an absolute selection preference for the PBV on the site specific list. If the unit is not
appropriately sized for the in-place household but another unit in the building is, the owner must
offer this unit to the household before accepting any referrals from the general Auburn PHA’s
HCVP waiting list. It is the tenant’s option to accept the owner’s offer of the appropriately sized
unit.

22.6.5 Timing of referrals for “Development” and “Existing” PBV projects

Tenants for vacant PBV units will be selected by the owner from Auburn PHA referrals from the
site-specific waiting list.

22.6.5.1 For “Development” PBV projects

Approximately 60 days before the anticipated HAP execution date, AUBURN PHA will add the
name of the new project to its list of previously established site specific PBV project waiting lists
maintained in its offices for public inspection and review. At that time, all in-place tenants must
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be included on this list. The owner/project sponsor and the Auburn PHA can also begin referring
other prospective applicants to the list. The owner/project sponsor can begin requesting
applicant referrals to fill vacant units as soon as the list is established.

22.6.5.2 For “Existing” projects

Simultaneous with approving the HAP for an “existing” PBV project, AUBURN PHA will add
the name of the new project to its list of site-specific waiting lists on its website and the
owner/project sponsor can begin making applicant referrals to the list. At that time, the
AUBURN PHA will send referrals to the owners for all vacant units.

In all instances, the AUBURN PHA will refer more applicants than there are units available in
order to assure the units are filled as quickly as possible and to provide the owner with a
reasonable pool of potentially acceptable applicants based on the owner’s AUBURN PHA-
approved tenant selection criteria.

Referred applicants who lose contact with the AUBURN PHA or owner/project sponsor or fail to
respond to requests for additional information for a period greater than two weeks will be
deemed to have refused a potential offer of a unit. The AUBURN PHA cannot require the owner
to hold a unit vacant while it attempts to locate the applicant.

22.6.6 Owner’s written tenant selection plan

Prior to AHAP or HAP execution, as applicable (for either development or existing projects)
each owner/sponsor or their authorized management agent must submit a tenant selection plan
for approval by AUBURN PHA and the AUBURN PHA. Failure to present an acceptable
selection plan will result in AUBURN PHA’s withdrawal of the offer to provide PBV assistance
to the project.

Each tenant selection plan should address, at a minimum, the following criteria:

1. The screening criteria and methods used to screen.

2. The owner/project sponsor’s certification that both assisted and unassisted tenants will
be screened using the same screening criteria and methods.

3. If a credit check will be part of the screening, the minimum acceptable score.

4. A statement that the owner/project sponsor will return to the AUBURN PHA a copy of
the applicant referral list that shows the date and time that each referred applicant
contacted the owner/project sponsor and the final status of the contact.

5. A statement that all applicants that pass the owner/project sponsor’s screening will be
referred back to the AUBURN PHA as potentially acceptable tenants for a future
vacancy.
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6. A statement that owner/project sponsor’s denials will be in writing to the applicant
listing the reason(s) for the denial with a copy to the AUBURN PHA.

For items 2-3 above, the owner/project sponsor may propose to provide the prospective assisted
tenant with more latitude than unassisted tenants in recognition that the subsidy will improve the
household’s finances. Additionally, the owner can propose use of differing screening criteria
where required by other federal program funds in use in the project. AUBURN PHA will
determine if these criteria are approvable.

22.6.7 Timing of owner’s tenant selection and AUBURN PHA verification of tenant’s
Section 8 eligibility

When the owner selects from the list of referrals provided by the AUBURN PHA in accordance
with its approved written tenant selection plan, the owner does not have to screen the referrals in
the order of placement on the AUBURN PHA waiting list. Rather, the owner should screen
prospective applicants based on the order in which the applicant contacts the owner, comes to see
the unit and completes the owner’s selection requirements.

The AUBURN PHA will typically not verify Section 8 eligibility for applicants referenced by
the owner to the PBV waiting list until after the owner has selected the tenant(s). The Auburn
PHA, however, may waive this requirement on its own authority and conduct the eligibility
screening for such owner-referred applicants if consistent with its other HCVP screening
process. Because Section 8 verification of eligibility can require considerable staff time to
complete for large projects, and the owner of such project may make more referrals than there
are units available, AUBURN PHA may on its own authority determine that it is may not be an
appropriate use of staff time for larger projects of over twenty units to complete the Section 8
eligibility screening until the applicant has been offered a unit by the owner.

22.6.8 AUBURN PHA notification to applicants about the PBV unit selection process

The AUBURN PHA must clearly outline the admissions process in the selection/referral letter
that is sent to the applicant. This information should include information about any special
features in the project and any selection preferences, where applicable. The owner should be
encouraged to offer additional information about the project, including pictures, which the
AUBURN PHA can include in its mailing to the applicants.

Examples of special preferences could include:

1. The project is one in which both initial and continued PBV eligibility will be contingent
upon the family’s willingness to participate in a program of supportive services;

2. A preference to disabled applicants who can demonstrate a need for specific services;
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3. A preference to applicants living in institutions or at risk of institutionalization; or

4. The units are limited to those applicants who are eligible for assisted living.

Many projects will contain both preference and non-preference units.

22.6.8.1 Pre-qualifying for certain preference units

In some instances, it is appropriate to require that applicants pre-qualify for a preference
in order to avoid issuing selection letters to applicants who would not otherwise be
eligible and delaying the lease-up of the unit. AUBURN PHA will identify these units
before the selection process begins. In these instances, upon receipt of an application for
units in these projects - where the household size meets the preference units’ bedroom
size - the AUBURN PHA must send to these applicants a letter acknowledging receipt of
their application and advising them that if they meet the preference standard, they will
receive priority consideration for selection before all other applicants. Applicants who
wish to be considered for these units must submit documentation to pre-qualify their
eligibility for this priority consideration. The AUBURN PHA letter to the applicant must
include:

1. a description of the preference criteria for priority consideration;

2. a description listing what documentation is required to verify eligibility for this
consideration;

3. a list of entities appropriate to verify the applicant’s eligibility for the priority
consideration.

When making selections for these units, applicants who have been pre-qualified will be
selected before all other applicants.

Because referrals are generally made to the owner without the AUBURN PHA first determining
Section 8 eligibility, both the owner and the applicants must be notified in writing by the
AUBURN PHA that among those owner-referred applicants that meet the owner’s selection
criteria, the first applicant that contacts the owner and is approved by the owner, who is
subsequently determined eligible by the AUBURN PHA, will be offered the unit.

22.6.10 Applicant right to appeal an owner denial

If an owner denies a unit to a referred applicant, the owner must send a written notice to the
applicant clearly stating the reason(s) for denial. The owner must provide a copy of this denial
letter to the AUBURN PHA and must advise the applicant of any appeal rights to the owner.
The applicant may request that the AUBURN PHA review the owner’s denial to verify that
compliance with the owner’s approved written tenant selection plan.
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22.6.11 AUBURN PHA briefing of applicants selected to occupy a PBV unit

All applicants selected to occupy the PBV units must be briefed on program benefits and
responsibilities. The oral briefing must include a description of how the PBV program works
and family and owner responsibilities. Each briefed family must receive a packet that
contains:1) Information on how the AUBURN PHA determines the total tenant payment for the
family; 2) family obligations under the program; 3) applicable fair housing information; and, 4)
information about continued program eligibility if household composition changes and unit size
is no longer suitable.

If the family head or spouse is a person with a disability, the AUBURN PHA must take
appropriate steps to insure effective communication in accordance with 24 CFR 8.6 in
conducting the oral briefing and in providing the written information packet, including
appropriate, alternative formats.

22.6.12 Filling accessible units

The owner/project sponsor must make every effort to refer eligible households that would benefit
from the unit’s accessibility features to the AUBURN PHA’s site-specific waiting list before
AUBURN PHA will permit the AUBURN PHA to lease such a unit to a non-handicapped
applicant. Owners must list accessible units with the appropriate Disability and Handicapped
assistance social service agencies of the state of ME. Both the owner and the AUBURN PHA
should also notify all privately run local and regional disability organizations of accessible PBV
unit availability.

22.6.13 Removal of applicant from site-specific list

Rejection by an applicant of the largest bedroom size in the project for which they are eligible
will result in removal of the applicant’s name from that project’s waiting list. For instance, an
applicant that refuses a one-bedroom unit in a project will not be referred to a smaller unit (0BR,
ESRO, SRO) in that same project. The AUBURN PHA must notify the applicant of this removal
in the initial selection letter, or a subsequent letter, before the removal occurs.
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22.6.14 Student status

An SRO PBV unit may be occupied by a student who is also receiving assistance under Title IV
of the Social Security Act, enrolled in a job training program receiving assistance under the Job
Training Partnership Act, or under other similar federal, state, or local laws.

An SRO PBV unit may not be occupied by a full-time student except as described above.

A full-time student is defined by the IRS as taking 12 credit hours a semester or attending school
full-time 5 months per year at an educational institution with regular facilities other than a
correspondence or night school.

Student status is required to be monitored on a tax year basis; thus, an applicant would not be
eligible if the person had been a full-time student for five months of the calendar year even if
they had graduated prior to being referred to a PBV unit. The AUBURN PHA should adjust
tenant certification procedures to consider student status according to this interpretation.

In addition, apart from the previous selection criteria discussed, higher education students who
are part of participant households are also subject to income scrutiny per 24 CFR 982.552.

22.6.15 Applicant responsibility for updating information

Applicants will be placed on each PBV waiting list by the date and time the application is
received. Applicants for any site-specific PBV project that are not already on the HCVP waiting
list will be automatically listed on the HCVP waiting list. If the applicant’s household
composition is not appropriate for the project’s unit size disposition, the AUBURN PHA will not
place the applicant on that project’s waiting list. It is the applicant’s responsibility to follow up
with the AUBURN PHA to verify that they were placed on each respective list for which they
applied.

It is the applicant’s responsibility to make any requests for changes on the waiting lists they have
applied to, if such changes would be necessitated by a change in the applicant’s family size
and/or composition or mailing address. Failure by the applicant to maintain up-to-date
information with the AUBURN PHA may adversely affect their position on some or all site-
specific lists.



Auburn Housing Authority HCV Adm Plan35

22.6.16 AUBURN PHA denial of eligibility for PBV applicant

The AUBURN PHA is responsible for defending its decisions pertaining to the applicant’s
eligibility for PBV assistance. The AUBURN PHA HCVP appeal procedures will be utilized
and shall be the same as currently in effect for the HCVP as set forth in the Auburn PHA
Administrative Plan.

22.6.17 Preferences

22.6.17.1 Regional residency preference

A regional residency preference will be applied as a ranking preference to all PBV applicants.
Applicants may apply to units outside of their region, but they will not be selected until all
applicants with a residency preference have been exhausted.

22.6.17.2 Limited local residency preference

To further the creation of permanently affordable rental housing, AUBURN PHA may agree to
establish a limited local residency preference for up to 50% of the PBV units developed pursuant
to certain PBV development projects only in those communities where the local housing
authority does not have its own Section 8 vouchers available for such PBV projects (or the
community does not have a LHA) and the project would not otherwise be approved by the city
or town without a local residency preference. The owner will be required to submit evidence
from the city or town that these conditions have been met prior to AUBURN PHA consideration
of a local residency preference.

22.6.17.3 Elimination of singles preference for SRO units

Due to the difficulties inherent in maintaining occupancy in SRO units, AUBURN PHA retains
the administrative discretion to permit the admission of single-person households that are not
elderly or disabled for these units provided all other eligibility criteria are met; however, the
elimination of the single’s preference does not apply to full-time students.

22.6.17.4 Preference for certain disability projects

AUBURN PHA may agree to provide a preference for projects serving persons with disabilities
who live in institutions or are at risk of institutionalization.
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22.6.17.5 Preference for disabled households needing services (983.251(d))

AUBURN PHA may support projects that require preference be given to disabled households
that need services offered at a particular project in accordance with the following HUD
conditions and criteria:

1. Preference cannot be granted to persons with a specific disability.

2. The project sponsor must document that the applicant has a disability that significantly
interferes with their ability to obtain and maintain themselves in housing; and,

3. Who, without appropriate services, will not be able to obtain or maintain themselves in
housing; and,

4. For whom such services cannot be provided in a non-segregated setting (i.e. a tenant-
based voucher for an independently selected unit would not meet the needs of the
applicant).

5. Disabled residents shall not be required to accept the particular services offered at the
project.

6. In advertising the 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
persons with disabilities who may benefit from the services provided.

22.6.17.6 Who determines tenant eligibility?

The owner/project sponsor must identify in their application which professional organization
and/or independent individual(s) will make the assessment that a disabled applicant meets the
HUD criteria listed in Section 22.6.17.5 (2-4). Such professionals could include licensed
medical, psychological or allied mental health and/or human services professionals. Whomever
the owner/project sponsor selects to make the assessment must sign a certification form that
either attests to or rejects each applicant’s need for services in accordance with Section 22.6.17.5
(2-4).

Applicant eligibility will be made by the owner/project sponsor. The AUBURN PHA will
periodically monitor the project sponsor’s applicant selection determinations for compliance with
their AUBURN PHA-approved selection plan.

22.6.17.7 Applicant referrals:

All disabled applicant referrals to these units will be made from the project’s site specific waiting
list (983.251(c)(3)) maintained by the AUBURN PHA. All applicants referred to the project
must receive information prepared by the owner/project sponsor that describes the project’s
services and explains the preference criteria for tenant selection. The owner/project sponsor
must send all applicant referrals written notification of their selection determination, with a copy
to the AUBURN PHA.
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22.6.17.8 Applicant right to appeal denial of PBV unit based on failure to

demonstrate need for services offered

Any applicant denied preference consideration for a project providing services must be offered
the right to appeal the decision made by the owner/project sponsor. The owner/project sponsor
must include in their PBV application to AUBURN PHA the specific criteria they will use to
assess an applicant’s need for services and a sample letter that they will use to notify both the
applicant and the AUBURN PHA that they have been determined ineligible.

22.6.17.9 Preference for families eligible to receive supportive services where 25% or less
than a building’s units will have PBV

AUBURN PHA may allow a preference for families that can demonstrate they need the same
types of supportive services allowed for “excepted units” (see Sections 22.2.8 and 22.5.1) in a
project. However, these families cannot be required to sign a PBV Contract of Family
Participation as a condition of occupancy and cannot be terminated from the PBV program for
failure to participate in and/or complete a service program.

22.6.17.10 Other preferences

AUBURN PHA may establish other tenant selection preferences for its PBV projects, provided
these preferences support AUBURN PHA’s mission, as stated in its most current HUD-approved
PHA Plan and Consolidated Plan.

22.6.18 Overcrowded, under-occupied, and accessible units (983.259)

22.6.18.1 Under-housed

Should a change in family size or composition cause a family to become under-housed to the
point of causing the unit to be non-compliant with HQS space requirements and there is either an
available appropriately sized PBV unit or a tenant-based voucher available for the family, it must
relocate with assistance or be terminated from the program. If there is no voucher available to
issue to the family or an available comparable PBV unit to which the family may relocate, the
family will remain in place without penalty to the owner until the family can relocate with
assistance.

22.6.18.2 Adding a family member

If a request from the family to add another member that is not by birth, adoption, or court order
would cause the family to breach HQS space requirements, such request must be denied by the
owner and the AUBURN PHA. If such family has been in good standing for at least one year at
the time of the request to add a member, then the request may be approved if the AUBURN PHA
has a tenant-based voucher to issue to the family or there is an available PBV unit of appropriate
size for the new family composition in the building.
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22.6.18.3 Over-housed

If a family becomes over-housed due to a change of family size or composition after the first
year of tenancy, the family must relocate at their expense to a smaller PBV unit or accept a
voucher to relocate. If there is no appropriately sized comparable PBV unit or voucher available
for the family, it may remain in place with no reduction in the contract rent until such time as
there is either a voucher or appropriately sized unit available. If the family has failed to move
with assistance within two months to a suitably sized PBV unit, or moved within the voucher
term limit (and any approved extensions) the family must be terminated from the program. If the
project is partially assisted, the owner may request to substitute another comparable unit for the
one that is ineligibly occupied.

22.6.18.4 Reasonable time to relocate if over/under-housed

If a suitably sized comparable PBV unit is located in the same or nearby building the tenant will
have two months to relocate at the tenant’s expense.

If no suitably sized comparable PBV unit is available, the tenant will be issued a voucher and
have the maximum time permitted on the voucher to relocate, including any extensions granted
for reasonable accommodation or mitigating circumstances.

22.6.18.5 Inappropriately housed in an accessible unit

The AUBURN PHA must utilize a lease addendum that requires an inappropriately housed
family to move from an accessible unit when a family that needs the accessibility features is
identified for the unit.

In order to minimize loss of income to a project, an accessible unit may be leased to a family that
does not require the unit’s special features under the following circumstances: 1) it has been
vacant for at least 45 days, and, 2) both the AUBURN PHA and the owner/project sponsor have
exhausted their respective outreach sources to identify a family that would benefit from the unit’s
accessible features. Because such a family is inappropriately housed, they must be required to
sign a lease addendum prior to initial occupancy agreeing to move from the unit. If there is a
suitable PBV unit available within the project, the inappropriately housed family must be offered
the opportunity to move to that unit. If there is no PBV unit available, the AUBURN PHA will
issue an available tenant-based voucher to the family.

22.6.18.5.1 Reasonable time to relocate from an accessible unit if accessible features are
not required by tenant

1. If there is a suitable PBV unit within the same or nearby building, the family must relocate
within 45 days. The AUBURN PHA will be authorized to pay for this move from its
administrative fee.
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2. See 22.6.18.4 for relocation requirement when a tenant-based voucher is issued. The
AUBURN PHA will be authorized to pay for this move from its administrative fee.

If the family fails to relocate with assistance either to an appropriate PBV unit or within the
voucher term limit (and any approved extensions), the family must be terminated from the
program. If there is no unit or voucher available, the family will remain in the accessible unit
without penalty until such time as one or the other becomes available to the family.

22.6.19 Requirement for “remaining member(s)” of an “excepted unit” (983.261(d)

As discussed in Section 22.2.8 of this plan, the three household types that can qualify a unit as an
“excepted” unit include: 1) elderly, 2) disabled, and 3) households where one or more members
participate in a program of supportive services under the terms of a PBV Contract of Family
Participation.

In each instance, any remaining family member(s) of “excepted” units that no longer qualifies
for “excepted unit” status must vacate the unit within a reasonable period of time in order that
the PBV unit can be used for the intended “qualifying” household type. The AUBURN PHA
will issue a tenant-based voucher to the remaining family member(s) (exclusive of any live-in
aide), provided they continue to be otherwise program eligible. They must vacate the unit at
their expense within AUBURN PHA’s established voucher term and any approved extensions.
Exceptions may be permitted for reasonable accommodation or mitigating circumstances.

Failure to move with tenant-based voucher assistance will result in program termination. If the
household remains in place after the voucher expires, it will be responsible for the full contract
rent.

Termination of PBV contract if remaining family member(s) fail to vacate the “excepted”
unit by the expiration of the mobile voucher term

If the remaining family fails to vacate the PBV unit within the established time, the unit must be
removed from the HAP contract unless the project is partially assisted, and it is possible for the
HAP contract to be amended to substitute a different unit of the same bedroom size in the
project, or the owner terminates the lease and evicts the family.

22.6.20 Family right to move (opt out) with tenant-based assistance (983.260)

At the end of one full year of assisted tenancy in a PBV unit, a participant in good standing may
request a tenant-based HCVP voucher and move to a unit of their choice with continued
assistance. The participant must give the owner advance written notice of intent to vacate with a
copy to the AUBURN PHA in accordance with the lease. If the AUBURN PHA does not have
available voucher and budget authority the tenant may request placement on the AUBURN
PHA’s PBV “opt out” waiting list. The participant may not be placed on this list until they have
been in the unit for a full year as a tenant in good standing. When a voucher becomes available,
names will be selected from this list in chronological order after any inappropriately housed or



Auburn Housing Authority HCV Adm Plan40

wrong-size unit families have been provided with the first the opportunity to move with
assistance. Opt- out families must be given the next available HCVP vouchers before any other
HCVP waiting list applicants.

22.6.20.1 Term of opt-out voucher

PBV participants that request an opt-out tenant-based voucher to relocate will be issued an
available voucher for a 60 day term. If the family has not located a program eligible unit in their
PBV building to which it can relocate with assistance at expiration of the voucher term, it must
wait until its next annual lease anniversary before again becoming eligible to request a tenant-
based voucher, unless the tenant and owner/project sponsor agree to mutually terminate the lease
prior to the next anniversary date and the AUBURN PHA has available voucher and budget
authority. Because of the time involved in filling PBV units and the need for an owner to have
some control over vacancy loss, the opt-out voucher will not be extended beyond 60 days except
for reasonable accommodation or mitigating circumstances acceptable to the AUBURN PHA.

22.6.21 Synchronizing the annual PBV tenant eligibility recertification with LIHTC
and/or HOME eligibility recertification requirements

If possible and where applicable, AUBURN PHA will synchronize the PBV tenant rent
recertification with the LIHTC and/or HOME program to avoid both the confusion associated
with and the difficulties iMEerent in requiring a tenant to undergo more than one eligibility
recertification per year.

22.7 Rent to Owner

With the exception of rents for units with other subsidy discussed in Section 22.7.2, at the initial
HAP contract the maximum gross rent will be set at the lesser of: 1) 110% of the applicable
FMR or the HUD-approved exception rent; 2) the reasonable rent, or, 3) the owner requested
rent.

22.7.1 Rent in Low Income Housing Tax Credit (LIHTC) units (983.301(c) )

In accordance with PBV program revisions published in the Federal Register on November
19, 2007, the LIHTC maximum rent shall not serve as a cap on rents in PBV projects
utilizing LIHTC’s. Accordingly, the rent for these units cannot exceed the lowest of:

1. An amount determined by the AUBURN PHA, not to exceed 110% of the applicable fair
market rent (or any previously approved exception payment standard) for the unit
bedroom size, minus any utility allowance;

2. The reasonable rent; or

3. The requested rent by the owner.
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22.7.1.1 LIHTC and rent reasonableness consideration

LIHTC units are to be considered “assisted” units for purposes of rent comparability and may
not be used for rent reasonableness determinations.

22.7.2 Rents for units with other subsidy (983.304)

The rent for the following units cannot exceed the subsidized rent (basic rent) as determined in
accordance with requirements for the applicable federal programs:

(i) An insured or non-insured Section 236 project;

(ii) A formerly insured or non-insured Section 236 project that continued to receive
Interest Reduction Payment following a decoupling action;

(iii) A Section 221(d)(3) below market interest rate (BMIR) project;

(iv) A Section 515 project of the Rural Housing Service;

(v) Any other type of federally subsidized project specified by HUD.

22.7.3 Rents in HOME units

High HOME household rents are limited by the high HOME rent formula established by HUD.
Rents for Low HOME-eligible households can be established up to the maximum PBV. The rent
must still be determined rent reasonable for similar unassisted units in the same or nearby
building.

At initial occupancy, all PBV/HOME units must be occupied by Low HOME households having
incomes at or below 50% of AMI; the project is permitted to collect whatever rent the PBV
program will permit. If the initial PBV/HOME household income increases to between 51% and
80% of AMI, the unit can no longer be considered a Low HOME unit and the project is
ineligible to collect rent above the HOME program limits. Projects often can correct
HOME/PBV confusion by using another eligible unit as the required HOME unit. AUBURN
PHA HOME staff is available for guidance and clarification.

22.7.4 Rent reasonableness

The AUBURN PHA must perform a rent reasonableness test on all contracted units, and have
such determination verified as reasonable by a chosen outside 3rd party responsible entity (such
as a neighboring PHA) as preparation for executing the initial PBV HAP and under the following
circumstances:
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1. When the owner requests a rent adjustment;

2. When the owner requests to substitute an assisted unit;

3. If there is a change in the allocation of responsibility for utilities;

4. If there is a 5% or greater reduction in the HUD published FMR; and/or

5. At time of any contract extension.

The contract rent may be adjusted up or down as indicated by the results of the rent
reasonableness test. This requirement means that there may be occasions when a PBV rent must
be reduced because of verified decreases in rent levels for comparable unassisted units in the
PBV community.

22.7.5 Rent increases (983.302(b)(2)

Each year at the HAP contract anniversary date, the owner may be granted a rent adjustment up
to the limits discussed in Section 22.7.4 based on the published FMR or any HUD exception
rent. Any owner request for a rent increase automatically requires the AUBURN PHA to
perform a rent reasonableness review to be verified by the previously determined responsible 3rd

party public entity (such as a neighboring PHA)

The owner must request the increase in writing at least 60 days prior to the HAP contract
anniversary date. If the request is made less than 60 days prior to the HAP anniversary date, it
may delay the effective date of the AUBURN PHA-approved rent adjustment. Adjustments may
not be applied retroactively. Requests from owners received after the HAP anniversary date, if
approved by the AUBURN PHA, will be effective on the first of the month following the date
the request is received by the AUBURN PHA. A late rent adjustment request will not adversely
affect the dates of future adjustments.

22.7.6 Rent decreases (983.302(c))

Rent decreases go into effect either at the anniversary date of the HAP (if the owner requested a
rent re-determination and rent needs to be lowered) or on the first of the month following a re-
determination for reasons stated in Section 22.7.4.

22.7.7 Request to use a building-specific or local housing authority utility allowance

At the request of the owner, AUBURN PHA may at its own discretion agree to allow use of
either a building specific utility allowance or the local housing authority utility allowance used in
the HCVP program.
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22.8 Payment to Owner

22.8.1 Vacancy payments during the term of the PBV HAP contract (983.352(2))

AUBURN PHA will permit a maximum vacancy payment up to 60 days excluding a payment for
units that are vacant at the time of the initial HAP. The following requirements must be satisfied
in order for a vacancy payment to be made:

A. Prompt notification of vacancy to AUBURN PHA

The owner must promptly notify the AUBURN PHA of any pending vacancy immediately upon
receiving notice from a tenant of intent to vacate the unit. In the event of a vacancy that occurs
without notice to the owner, the owner must notify the AUBURN PHA immediately upon
learning of the vacancy not later than the first missed rent payment by the tenant family. The
owner may keep the HAP payable for the month when the family moves out (“move out month”)
provided the vacancy is not the owner’s fault.

B. Continued compliance with HQS and all other program requirements

The owner has taken all steps necessary to prevent vacancy loss from occurring including
keeping the unit compliant with HQS.

C. Requirements for owner’s written request for vacancy payment

Requests for vacancy payments must be in writing to the AUBURN PHA and must be made
during the first month of a new lease-up or in the 30 days subsequent to the 60-day vacancy
period, whichever comes first. Payment may only be made when the vacancy period has
elapsed. The owner’s written request must include the following information:

1. A statement that the family has vacated and the date the family moved out, to the best of the
owner’s knowledge;

2. The owner certification that the vacancy was not the fault of the owner and that the unit was
vacant during the period for which payment is claimed;

3. A certification that the owner took all reasonable action to minimize the likelihood and length
of the vacancy;

4. Any other additional information that the AUBURN PHA determines appropriate to verify
that the owner is entitled to the payment.

D. Vacancy payment amount
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The payment for each month of the maximum two-month period will be determined by the
AUBURN PHA. This amount cannot exceed the monthly rent to the owner under the assisted
lease minus any portion of the rental payment received by the owner, including amounts
available from the tenant’s security deposit.

E. Prompt request for applicant referrals to fill vacant unit

If referrals are not promptly requested by the owner or applicants screened promptly upon
responding to a referral, the owner will not be eligible to receive a vacancy payment.

F. Frequency of vacancies and relationship to HAP extensions

The AUBURN PHA will consider the frequency and nature of vacancy requests when deciding
whether or not to renew an expiring PBV HAP contract.
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22.9 ATTACHMENT A- 24 CFR 982 Regulations That DO NOT Apply to PBV

Project-based-voucher regulations at 24 CFR 983.2(b) and (c) state that all tenant
based voucher regulations at 24 CFR 982 apply to the PBV program with the
certain exceptions.

The following is a list of the parts of the tenant-based rule that do not apply to the
PBV program WITH NOTED EXCEPTIONS (i.e. these particular sections DO
apply and are displayed in italics).

1. GENERAL provisions of 24 CFR 982 that DO NOT

apply:
• Voucher issuance
• Portability
• Special housing types like shared housing, cooperative housing,

manufactured home space rental and the homeownership option.

2. SPECIFIC provisions of 24 CFR 982 that DO NOT

apply:

2.1 SUBPART E: ADMISSION TO TENANT BASED PROGRAM

These two sections do not apply:

982.202(b)(2): prohibition on basing selection where family will

live

982.204(d) prohibition on basing selection on family or unit

size
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2.2 SUBPART G: LEASING A UNIT

Nothing in Subpart G applies except for:

(i) 982.310 Owner termination of tenancy applies; but, to the extent it differs
from 24 CFR 983.257, the latter governs (i.e. good cause definition is more
restricted on PBV; termination from an “excepted” unit for failure to
complete a supportive services requirement is permitted on PBV)

(ii) 982.312 Absence from unit applies, but to the extent if differs from 24
CFR 983.256(g), the latter governs (i.e. HAP contract is not terminated if
family is absent for longer than maximum period permitted on PBV).

(iii) 982.316 Live-in aid applies.

2.3 SUBPART H: WHERE FAMILY CAN LIVE AND MOVE

Nothing in Subpart H applies.

2.4 SUBPART I: DWELLING UNIT: HQS, SUBSIDY STANDARDS,
INSPECTION AND MAINTENACE

These sections do not apply:

982.401(j) Lead based paint performance. (Lead based paint requirements @
983.101( c )(2) apply instead. These requirements are stricter. Except for
SRO, ESRO or units in a building that has been designated exclusively for
occupancy by the elderly and/or persons with a disability, all units receiving
PBV assistance must be in compliance with the ME lead law during the term
of the contract, regardless of the age of the occupants. Compliance is
satisfied by submission of a current valid Letter of Compliance issued by a
Maine licensed lead paint inspector or a building permit that verifies
construction after December 31, 1977. Letters of Compliance issued prior to
July 1, 1988 do not satisfy current federal lead regulations and are not
acceptable for participation in the PBV program.)
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982.402 (a)(3) Family unit size

982.402( c )Effect of family unit size, maximum subsidy

982.402(d) Size of unit occupied by family.

982.403 Terminating HAP contract when unit is too small

982.405(a) HQS Inspections

982.406 Enforcement of HQS.

2.5 SUBPART J: HAP CONTRACT AND OWNER RESPONSIBILITY

This one section does not apply:

982.455 Automatic termination of HAP contract.

2.6 SUBPART K: RENT AND HOUSING ASSISTANCE PAYMENT

Nothing in Subpart K applies except for:

(i) 982.503 Payment standard schedule; however, provisions authorizing a
higher payment standard for reasonable accommodation does not apply.

(ii) 982.516 Family Income and Composition, regular and interim
examinations

(iii) 982.517 Utility Allowance Schedule.

2.7 SUBPART M: SPECIAL HOUSING TYPES

982.603 SRO Lease and HAP contract

982.607 Congregate Housing Lease and HAP contract

982.611 Group Home Lease and HAP contract

982.613 (c)(2) Payment standard for person in Group Home
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982.615 through 618 Shared Housing

982.619 Cooperative Housing

982.622 through 624 Manufactured home space rental

982.625 through 641 Homeownership option
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Low Income Housing Tax Credits (LIHTC)

LIHTC Description

The Low Income Housing Tax Credit program is a federal program overseen by
the U.S. Department of the Treasury through the Internal Revenue Service (IRS).
The program is administered in all 50 states by state allocating agencies. The tax
credit program was first implemented in 1987 and has supported the construction
or rehabilitation of over 1.5 million rental units since that time. Each allocating
agency receives a certain amount of credit annually to award to eligible projects.
The allocating agency in Maine is the MSHA. The sponsor of a rental project
submitted for a tax credit allocation has the ability to sell the credits to an investor
and use the sale to generate equity for the project.

The tax credit program supports the construction or rehabilitation of multifamily
rental housing for individuals or households whose incomes are less than 60% of
area median income. Rents in tax credit projects are established to be affordable to
such households. MSHA monitors the projects regularly to verify physical
stability and ensure that the proper income levels are being served.

LIHTC Funding Competitions

Each state is required to publish selection criteria for projects annually in a public
document called the Qualified Allocation Plan. In accordance with this
requirement, MSHA publishes its selection criteria and holds funding
competitions each year to award the credit. Other rental sources such as HOME
funds are sometimes made available during the same competitions.

LIHTC Evaluation and Selection Criteria

During its funding competitions, MSHA selects tax credit projects based on criteria
such as: appropriateness of site; design and proposed scope of work; overall cost
and amount of subsidy; target income levels; capacity of development team;
marketability and feasibility of a project.
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LIHTC Selection Team

Projects seeking LIHTC alone or in combination with other MSHA rental
resources are reviewed and underwritten by the LIHTC staff with the support
approved contractors.

HOME Investment Partnerships Program (HOME)

HOME Description

HOME is a federally-funded program that assists in the production and
preservation of affordable housing for low and moderate-income families and
individuals. The program funds a broad range of activities including new
construction and acquisition and rehabilitation of existing properties.

The MSHA makes HOME funding available through administration of a NOFA
through which for-profit and non-profit developers are eligible to apply for
funding. All rental projects are awarded funds on a competitive basis.

HOME Evaluation and Selection Criteria

A number of selection criteria are taken into consideration when determining
which projects will receive funding. An applicant must demonstrate that the
project has: a strong overall concept, competent development team, suitable site
and design, and is financially feasible. The scope of rehabilitation or construction
is a factor, as well as the total development cost for properties included in the
proposal. There must be a demonstrated need for the project in the target
neighborhood and evidence of local support. Furthermore, a project’s readiness to
proceed and the developer’s form of site control are evaluated during a project’s
review.
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22.11 ATTACHMENT C-Subsidy Layering Review Checklist for Projects Using
Section 8 PBV

____Project Name and Location:

____Narrative Description of Project, including:

___Total number of units

___Type of unit, bedroom distribution

___Portion and type of units receiving assistance, compliance with

partial assistance requirements

____Sources of Funds:

___Each Source Listed Separately with Details

___Principal

___Interest Rate

___Amortization Term

____Uses of Funds:

___Detailed Breakdown of Project Costs, including hard and soft cost
items

____Commitment Letters from All Sources of Financing Disclosing Significant

Terms

____Tax Credit Allocation Commitment from State Housing Finance Agency
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___Amount of Credits Reserved, or

___IRS Form 8609

____Historic Tax Credits (as applicable)

___Amount of Credit

____Equity Investment Commitment Letter

___Amount of Investment

___Equity Contribution Schedule showing amount and timing

____Bridge Loan Details (as applicable)

____Appraisal Report establishing the “as is” value of the property before
construction or rehabilitation, and without consideration of any financial
implications of tax credits or project-based assistance.

____Operating Proforma showing projected project income, expenses and cash
flow for at least fifteen years out

____PHA Approval of PBA Voucher Assistance for Project

____Standard Disclosure and Perjury Statement, Identity of Interest Statement
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___Form HUD-2880

____Initial Contract Rents

___PHA letter confirming gross contract rents with applicable tenant
utility allowances
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22.12 Attachment D-Davis-Bacon Requirements

www.access.gpo.gov/davisbacon

Monitoring D-B consists of downloading the current wage and fringe benefit
rates from the above-referenced web address for all trades people and apprentices
who will be employed by the GC, and all subcontractors, and establishing a D-B
enforcement file. If these requirements are applicable each week the GC is
responsible for submitting to the MSHA a certified wage report, preferably on
Form WH-347. All the wage reports and any other documents pertinent to the D-
B compliance must be kept in the D-B enforcement file.

In the event that a complaint of non-compliance with D-B is lodged with the
HUD Labor Relations Office (LRO), it will request a complete copy of the
enforcement file as part of its investigation, so it is important that this file always
be kept current. Should the MSHA interviews with employees indicate a
possible problem with reported versus actual wages paid, they must

first bring this to the attention of the GC in writing. If the apparent discrepancy
is not resolved to the satisfaction of MSHA, they must report it in writing to the
LRO, with a copy to AUBURN PHA. A copy of the discrepancy letter mailed to
the GC, along with a copy of any response, must accompany the report.

The LRO does not require that the GC use form WH-347, provided that all the
same information is included on the GC's own form. If the GC elects not to use
WH-347, which has the certification language on the back, then the GC must
either use the Payroll Certification form WH-348, or attach to the

payroll report a copy of the back of WH-347 or use the exact word for word
language that it contains to certify the payroll separately. (Forms are

available at www.hudclips.org/subscriber/html/forms.htm)

The payroll report(s) must list all employees, both those directly employed by the
GC and all those working for subcontractors. If form WH-347 is not used by the
GC, the format used must contain all the information listed on that form. These
reports should be numbered sequentially starting with number One (1) for the
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first week of construction and continuing each week until the project is
completed and accepted for HAP execution by the AUBURN PHA. This
sequential numbering relieves the GC of the responsibility to submit a "no work"
payroll for any period of temporary work stoppage.

At the start of construction MSHA must visit the site and insure that the poster-
Notice to Employees - (form WH-1321) and the-Project Wage Rate Sheet- are
prominently displayed in a place where all employees are likely to see them and
where they are protected from the elements. MSHA should interview a
representative number of employees of each contractor on-site at this initial visit
using form HUD-11 to confirm wage rates, fringe benefits and overtime over 40
hours.

Periodically during the course of the construction, MSHA should visit the site to
monitor that the work is being done in a manner that will insure compliance with
HQS and to interview some employees to insure that they are receiving the
amounts shown on the certified weekly payroll(s). Again,

MSHA may request AUBURN PHA assistance with these tasks.

At completion of the work, and certification by the owner that it was completed
in accordance with HQS and all the AHAP requirements and that the owner
complied with labor and equal opportunity requirements, the AUBURN PHA
may accept the units for HAP contract. In addition to these required
documentations, the AUBURN PHA must get a copy of the certificate of
occupancy and if applicable the lead compliance documentation. Upon final
HQS inspection by the AUBURN PHA to insure that all the PBV units are in
compliance with HQS and additional AUBURN PHA standards, the HAP
contract may be executed. In a rehab project where there are in-place tenants or
returning from temporary relocation tenants, these must be certified as program
eligible prior to HAP execution.
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____________________________________________________________________________________________________________________________________________________________________
Page 1 of 7 form HUD-50075.2 (4/2008)

Part I: Summary
PHA Name/Number: Auburn Housing Authority
ME007

Locality (City/County & State): Auburn, Androscoggin
County, Maine

Original 5-Year Plan Revision No: 1

A.
Development Number and
Name

ME007000001

Work Statement
for Year 1
FFY 2011

Work Statement for Year 2
FFY 2012

Work Statement for Year 3
FFY 2013

Work Statement for Year 4
FFY 2014

Work Statement for Year 5
FFY 2015

B. Physical Improvements
Subtotal

Annual Statement 196,473.00 196,473.00 196,473.00 196,473.00

C. Management Improvements 7,000.00 7,000.00 7,000.00 7,000.00
D. PHA-Wide Non-dwelling

Structures and Equipment
2,000.00 2,000.00 2,000.00 2,000.00

E. Administration 25,808.00 25,808.00 25,808.00 25,808.00
F. Other
G. Operations/Audit 26,808.00 26,808.00 26,808.00 26,808.00
H. Demolition
I. Development
J. Capital Fund Financing –

Debt Service
K. Total CFP Funds 258,089.00 258,089.00 258,089.00 258,089.00
L. Total Non-CFP Funds
M. Grand Total 258,089.00 258,089.00 258,089.00 258,089.00
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____________________________________________________________________________________________________________________________________________________________________
Page 2 of 7 form HUD-50075.2 (4/2008)

Part I: Summary (Continuation)

PHA Name/Number Locality (City/county & State) Original 5-Year Plan Revision No: 1

A.
Development Number
and Name

Work
Statement for

Year 1
FFY 2011

Work Statement for Year 2
FFY 2012

Work Statement for Year 3
FFY 2013

Work Statement for Year 4
FFY 2014

Work Statement for Year 5
FFY 2015

Annual
Statement
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____________________________________________________________________________________________________________________________________________________________________
Page 3 of 7 form HUD-50075.2 (4/2008)

Part II: Supporting Pages – Physical Needs Work Statement(s)
Work

Statement for
Year 1 FFY

2011

Work Statement for Year: 2
FFY 2012

Work Statement for Year: 3
FFY 2013

Development
Number/Name

General Description of
Major Work Categories

Quantity Estimated Cost Development
Number/Name

General Description of
Major Work Categories

Quantity Estimated Cost

See ME007000001 - 1460 ME007000001 - 1460
Annual Replace Natural Gas

Water Heater - T.H.
1 20,000.00 Replace Fire Alarm

System - T.H.
1 75,463.00

Statement Refurbish Elevator Cabs
- T.H.

2 16,010.00 Re-Caulk Doors,
Windows, and Control
Joints - T.H.

45,000.00

Replace Generator -
T.H.

1 40,000.00 Convert 5BR Units to
4BR on Vacancy - F.D

1 4,000.00

Convert 5BR Units to
4BR on Vacancy - F.D.

1 4,000.00 Refurbish Kitchens as
Needed - F.D.

4 28,010.00

Upgrade Heating - M.E. 15,000.00
Refurb Kitchens - M.E. 11 42,463.00
Repl Toilets & Pump
Station - M.E.

11 6,500.00

Repl Toilets-Units - L.S. 10 5,000.00

Replace Comm Area
Toilets - L.S.

1,000.00

ME007000001 - 1450 ME007000001 - 1450
Upgrade Exterior
Lighting - F.D.

30,000.00 Seal Pavement and Fill
Cracks - All

30,000.00

ME007000001 - 1465.1 ME007000001 - 1465.1
Repl Stoves - M.E. 11 5,500.00 Repl Appl as Needed-All 2,000.00
Repl Refrigerators - L.S. 10 6,000.00

ME007000001 - 1430 ME007000001 - 1430
A& E Cost-Cap Projects 5,000.00 A& E Cost-Cap Projects 12,000.00
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Subtotal of Estimated Cost $196,473.00 Subtotal of Estimated Cost $196,473.00
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____________________________________________________________________________________________________________________________________________________________________
Page 5 of 7 form HUD-50075.2 (4/2008)

Part II: Supporting Pages – Physical Needs Work Statement(s)
Work

Statement for
Year 1 FFY

2010

Work Statement for Year: 4
FFY 2014

Work Statement for Year: 5
FFY 2015

Development
Number/Name

General Description of
Major Work Categories

Quantity Estimated Cost Development
Number/Name

General Description of
Major Work Categories

Quantity Estimated Cost

See ME007000001 - 1460 ME007000001 - 1460
Annual Refurbish Kitchens as

Needed - F.D.
10 70,000.00 Convert Boilers to Gas -

L.S.
2 20,000.00

Statement Refurbish Kitchens as
Needed - B.V.

8 56,000.00 Replace Roofs - B.V. 101,000.00

Refurbish Burners and
Boilers - T.H.

21,000.00

ME007000001 - 1430 ME007000001 - 1430
A& E Cost-Cap Projects 9,473.00 A& E Cost-Cap Projects 15,473.00

ME007000001 - 1450 ME007000001 - 1450
Replace Dumpster
Screens - All

10,000.00 Re-Pave Walks & Repl
Benches - T.H.

15,000.00

Remove Trees - T.H. 5,000.00
ME007000001 - 1465.1 ME007000001 - 1465.1
Replace Stoves - F.D. 50 30,000.00 Repl Refrigerators -F.D. 50 30,000.00

Repl Stoves - B.V. 20 10,000.00

Subtotal of Estimated Cost $196,473.00 Subtotal of Estimated Cost $196,473.00
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Page 6 of 7 form HUD-50075.2 (4/2008)

Part III: Supporting Pages – Management Needs Work Statement(s)
Work

Statement for
Year 1 FFY

2010

Work Statement for Year: 2
FFY: 2012

Work Statement for Year: 3
FFY: 2013

Development Number/Name
General Description of Major Work Categories

Estimated Cost Development Number/Name
General Description of Major Work Categories

Estimated Cost

See ME007000001 ME007000001
Annual

Statement 1406 - Operations 25,808.00 1406 - Operations 25,808.00

1408 - Mgmt Improve - Security 2,000.00 1408 - Mgmt Improve - Security 2,000.00

1408 - Software/Training 5,000.00 1408 - Software/Training 5,000.00

1410 - Administration 25,808.00 1410 - Administration 25,808.00

1411 - Audit 1,000.00 1411 - Audit 1,000.00

1475 - Replace Equip as Needed 2,000.00 1475 - Replace Computer Hardware 2,000.00

1502 - Contingency 1502 - Contingency

Subtotal of Estimated Cost $61,616.00 Subtotal of Estimated Cost $61,616.00
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Part III: Supporting Pages – Management Needs Work Statement(s)
Work

Statement for
Year 1 FFY

2010

Work Statement for Year: 4
FFY: 2014

Work Statement for Year: 5
FFY: 2015

Development Number/Name
General Description of Major Work Categories

Estimated Cost Development Number/Name
General Description of Major Work Categories

Estimated Cost

See ME007000001 ME007000001
Annual

Statement 1406 - Operations 25,808.00 1406 - Operations 25,808.00

1408 - Mgmt Improve - Security 2,000.00 1408 - Mgmt Improve - Security 2,000.00

1408 - Software/Training 5,000.00 1408 - Software/Training 5,000.00

1410 - Administration 25,808.00 1410 - Administration 25,808.00

1411 - Audit 1,000.00 1411 - Audit 1,000.00

1475 - Replace Equip as Needed 2,000.00 1475 - Replace Equip as Needed 2,000.00

1502 - Contingency 1502 - Contingency

Subtotal of Estimated Cost $61,616.00 Subtotal of Estimated Cost $61,616.00










































































