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TNHA administers a Low Rent housing program for eligible participants in accordance with the following policies and procedures. 

1. GENERAL PROVISIONS  

1.1. 
Non-discrimination laws.  TNHA complies with nondiscrimination provisions applicable to the housing authority under the Native American Housing Assistance and Self-Determination Act of 1996, including Title VIII of the Civil Rights act of 1968 (the Fair Housing Act) and 29 U.S.C. 794 (the Rehabilitation Act), the Age Discrimination Act of 1975, and HUD regulations.

1.2
Statement of nondiscrimination.  The program is administered on a nondiscriminatory basis, without regard to race, color, creed, national origin, marital status, sex or handicap. Preference for Alaska Native and American Indian applicants will be provided in accordance with Appendix H hereto.  

1.3
Privacy policy.  TNHA recognizes the privacy interests of individuals reflected in the Privacy Act of 1974, 5 United States Code 552A, and the Alaska State Constitution, Article 1, Section 22, and accordingly will endeavor to protect the privacy of individuals for whom TNHA maintains records. 

1.3.1 
TNHA will not disclose personal information contained in its program records by means of communication to any third party, unless the individual to whom such information pertains requests or consents to such disclosure or TNHA is authorized by law to disclose the information. 

1.3.2  
Information provided to auditors, attorneys and agents of TNHA, and to granting agencies of TNHA shall not be considered a disclosure of information.  TNHA may provide information to the tribe responsible for the area in which the individual resides or seeks to reside, or to the tribe for which the individual is enrolled, provided that the tribe agrees to maintain confidentiality to the same extent as TNHA.  

1.3.3 
The names and identities of individuals currently or formerly residing in TNHA housing are not considered confidential.  However, TNHA will not release or provide tenant lists unless (1) the request is for an appropriate, noncommercial purpose and (2) the Executive Director authorizes the release in writing.  

1.3.4 
The following information gathered by TNHA in order to administer the program and this Admissions and Occupancy policy is generally considered to be protected:  




-Information concerning ongoing program eligibility;

-Information about applicable allowances and deductions;

-Tenant rent payments;

-Current and past family assets;

-Outstanding indebtedness as a result of prior participation in other federally-subsidized housing programs.

1.3.5 
TNHA will not solicit personal information unless it is reasonably relevant to the responsibilities of TNHA in carrying out the Low Rent program. 

1.3.6 
Disclosure of fraud, misrepresentation, lease violations, or criminal conduct committed by a resident or applicant for housing is not prohibited by this section, provided that such disclosure does not violate federal regulations protecting criminal history information obtained from confidential databases. TNHA may, without violation of this section, report or divulge credit information of a tenant resulting from the tenant's participation in TNHA programs.  

1.4 
Program objectives.  TNHA will implement the Low Rent program with the goal of providing decent, safe, sanitary and affordable housing of a modest nature to participant households.

1.4.1
Continuous efforts will be made to inform eligible families and individuals of the availability of housing programs.  Information will include the procedures by which interested families may request additional information and assistance.  Newspapers, television, radio, tribes, community groups and human services agencies may be used to solicit public interest and to provide program information. 

1.4.2
Additional outreach methods will be employed if TNHA determines that eligible families are not being reached.  

1.5
Fraud, misrepresentation, or withholding.  Misrepresenting or omitting material information in the course of application, admission or occupancy may result in the denial or termination of housing assistance from TNHA, plus civil or criminal penalties available under state and federal law.  TNHA may establish periods of disqualification (from 1 - 10 years) for applicants or participants who commit fraud, misrepresentation, or whose non-cooperation or noncompliance with program requirements establishes fraud or misrepresentation on a "more likely than not" basis. As used in this policy, “misrepresentation” includes the omission of facts material to a decision, action, or determination of TNHA, such as program eligibility or admission.

2.  
ADMISSIONS
2.1
Applications.  Applicants must apply specifically to the Low Rent program on forms provided by TNHA for that purpose.  

2.2
Processing of Applications, Eligibility, and the Wait List.  Refer to Part I, Section 3, pages _*_ of this Policy, for information regarding application processing. 

2.3
Determinations related to child custody.  If an applicant does not have full physical custody of the applicant’s child, and is seeking to exclude from or include the child in family composition, TNHA will determine whether the child will be counted as part of the applicant family based on the following circumstances:  

2.3.1
TNHA will consider physical custody, and the amount of time the child has spent with the applicant.

2.3.2
If the child does not currently reside with the applicant, TNHA may consider the child as part of the applicant’s family if the evidence shows that the child would reside with the applicant if the applicant were admitted to assisted housing.

2.3.3
If the child has recently lived with the applicant, and the applicant seeks to exclude the child from the family composition, TNHA may consider the child as part of the applicant’s family absent any evidence of a substantial change in circumstances independent of the applicant’s desire to qualify for TNHA housing.  

2.3.4
The same child cannot be counted more than once (i.e. to make two separate individual applicants each qualify as a “family”).

2.4
Ability to live independently with or without accommodation.  A family shall not be admitted to the Low Rent program unless the applicant:

2.4.1 
is capable of living independently; or

2.4.2 
is capable of living independently with available resources; and

2.4.3
has the legal capacity to bind themselves to a fully enforceable lease and to abide by its terms.  

2.5
Definitions of Family; income standards.    The applicant must meet the definition of Family and Low Income Family set out in Appendix A, Appendix B, and Part I, Section 2.1.  Any admission of individuals who are over-income must meet the standards adopted by TNHA’s Board of Commissioners in compliance with federal law.  Refer to Part I, Section 2.3.6.   A family that cannot afford North Slope Borough Fair Market rent may be referred to TNHA’s Low Rent program for application processing and income eligibility review.     

2.6
Other admission standards and requirements.    Current participants in federally subsidized housing programs must relinquish their participation in order to be eligible for TNHA’s Low Rent program

2.6.1
The Low Rent applicant must be able to demonstrate ability to meet tenant obligations required under the Uniform Landlord Tenant Act and the Low Rent lease.  The financial obligations of the Low Rent program require ability to pay tenant rent and required utilities.  Refer to Part I, Sections 2.6. - 2.6.4, for tenant screening standards and Appendix I hereto (minimum financial eligibility for Low Rent).  Note:  The screening standards for the Mutual Help program and Low Rent overlap.  A person who meets screening standards for Mutual Help will usually meet the standards for Low Rent.  However meeting Low Rent screening standards does not mean that the tenant is eligible for Mutual Help.

2.6.2
For disclosure and verification of Social Security numbers, refer to Part I, Section 2.4, page * of this policy.  

2.7
Selection.  Vacancies will be filled by through a two-step process.  First, TNHA will identify wait-listed applicants who meet occupancy standards and unit characteristics (Section 2.12 below).  Unit characteristics include features designed for elderly families or disabled families.  Elderly Families will receive preference for housing units designated for the elderly.  Families with one or more persons with a disability will receive a preference for housing units with appropriate disability access or similar features.   Once the pool of applicants matching the unit characteristics is determined, any applicable preferences will be applied in accordance with Appendix H and 2.8 below.  

2.8
Admission preferences. TNHA will provide a ranking point preference for eligible applicants who match unit characteristics and who:  

2.8.1
Have been on the wait list continuously for 2 or more years (730 consecutive days); or
2.8.2
At the time of selection establish that they:

2.8.2.1
Are living in housing that falls materially below local standards of habitability and decency; or 

2.8.2.2
Are homeless, or are living in a shelter or other transient facility customarily used by or designed for dislocated or homeless individuals or families, such as motels, hotels, or temporary shelters for victims of domestic violence or homeless families. “Homeless” for purposes of this policy includes applicants who have no stable and permanent place of residence, and who move from home to home (relative to relative) primarily for reasons of crowding and not because of their conduct or behavior, and who have moved home to home more than twice in 12 months.  The frequency of moves, and the reasons for the moves, must be verifiable by third parties.  The applicant must provide references and the names of families the applicant has stayed with, for purposes of verification.  


2.9
Applying preferences. 

2.9.1
One ranking point is available under 2.8.1, and one ranking point is available under 2.8.2.  (Subcategories 2.8.2.1 and 2.8.2.2 are mutually exclusive.  If an applicant arguably qualifies for both 2.8.2.1 and 2.8.2.2, s/he will receive only one ranking point).  Where an applicant qualifies for points under both 2.8.1 and 2.8.2, two preference points are available. 

2.9.2 
The applicant with the higher number of preferences will be selected. Among applicants with the same number of preference points, the applicant with the earliest application date will be selected.   Where no applicant qualifies for preference, the applicant with the oldest application date shall be selected. 

2.9.3 
Preferences under 2.8 may be used to break a tie among elderly or disabled families eligible for units with special features. 

2.10
Applying for a preference.  Applicants must certify in writing that they qualify for a preference and provide any additional information required by TNHA on forms provided for that purpose.  

2.10.1 
Eligibility for preference 2.8.1 (over 2 years on wait list) is determined by staff review of the application date.  Usually no additional information from the applicant is required.  

2.10.2 
Applicants claiming preference under 2.8.2.1 (substandard housing) must complete the required information regarding their living situation at the time of application or through later written update of the application.  Once an applicant’s qualification for substandard housing preference has been verified, TNHA may but is not required to obtain re-verification until the time of selection.  

2.10.3
Application or eligibility for preference under 2.8.2.2 (homelessness) must be established at or near the time of selection.   Applicants will be given general notice, through posting and through the application form, that if they are homeless or living in shelter housing, they may apply for a preference under 2.8.2.2, and that they are solely responsible for requesting and submitting the relevant preference information. 

2.11
Disputed preference qualifications.  If TNHA determines than an applicant who has requested preference under 2.8.2 does not meet TNHA’s criteria, TNHA will provide written notice of its decision.  

2.11.1 
The notice must contain a brief statement of the reasons for the determination, and

2.11.2
State that the applicant has the right to meet with the TNHA's designee to review the decision.

2.12      Unit Size Standards
2.12.1
Unit size standards shall, whenever possible, be satisfied when selecting families for admission or when considering transfers.

2.12.2
The standards are as follows:

            Number of Bedrooms
  Minimum Persons
Maximum Persons


__________________________________________________________


0
1
 2


1

1
 2



2
2
 4


3
3
 6


4
5
 8


5
7
10

2.12.3
Units shall be assigned in such a manner that no more than two persons, and that no persons of the opposite sex, other than husband and wife or individuals with a marital type relationship, occupy the same bedroom.  This condition may be waived (A) to allow one child under four (4) years of age to occupy his/her parent's or parents' bedroom, or (B) to permit two children of the opposite sex both under age six (6) to occupy a bedroom, provided, however, that such waiver does not permit overcrowding. 

3.         INCOME AND PAYMENT CALCULATIONS
3.1 
Total Tenant Payment. The total tenant payment is set by the following formula, rounded to the nearest dollar:

3.1.1   Thirty percent (30%) of the adjusted monthly income.  

3.1.2  
Other, reduced percentage established by the Board of Commissioners due to excessive utilities or other costs of particular units.  Reduced percentages are based on specific circumstances relevant to the location of the unit, do not apply once the tenant family transfers or moves from such location, and may be changed by 30 days written notice.  At the time of adoption of this policy, units located on Ahgeak Street in Browerville are subject to a reduced percentage of 15%, due to the costs of water delivery.  This reduction shall not apply to any unit on Ahgeak Street once it is connected to the utilidor system.  

3.2
Tenant Rent.  The tenant rent, or amount payable monthly by the family as rent to TNHA, shall be equal to the total tenant payment less any applicable utility allowance available in accordance with Appendix I hereto.    
3.3
Adjusted Income.  Income and allowable deductions from income to obtain Adjusted Income are detailed in Appendix E. 

3.4 
Income averaging or estimating.  

3.4.1 
The calculation of the family’s income may be based on a three (3) year income average where, because the family’s income is substantially seasonal or sporadic, such an average would produce the most accurate figure for anticipated total income.

3.4.2
If it is not feasible to anticipate a level of income over a twelve (12) month period, the income anticipated for a shorter period may be annualized, subject to a redetermination at the end of the shorter period.

3.5
Verification of income.  All information that may affect the eligibility determination or the calculation of rent is subject to verification by TNHA.  Failure by an applicant or participant to cooperate with the verification process authorizes denial or termination of assistance.  

3.5.1
TNHA obtains written verification of information from third parties.  Where appropriate, direct inspections or sight verifications may be used in lieu of third party verification.  

3.5.2
In general, TNHA shall not base any admission decision, or determination or redetermination of payment, on any verification that is or may be more than sixty (60) days old.

3.5.3
The applicant or participant may be required to produce complete tax returns, check stubs, receipts, canceled checks, bank statements, business records, birth certificates, I.D. cards, Social Security cards, and any other available evidence of family composition, income, assets, and expenses.

3.5.4 
An applicant or participant may be required to authorize, in writing, past and present employers, past and present landlords, governmental agencies, financial institutions, pension fund administrators, schools, babysitters, customers, and others to release information related to income, assets, expenses, family composition, and other relevant information to TNHA. 

3.5.5
TNHA may require additional verifications and additional meetings with the applicant or participant where necessary to obtain accurate and reliable information related to income, assets, expenses, family composition, and any other matter relevant to admission or occupancy.

4.  
OCCUPANCY  

4.1 
Use of premises.  Violation of the following requirements authorizes termination of the lease. 

4.1.2
Primary residence - prohibition on subleasing.  Tenants are required to use the Low Rent unit as their primary place of residence and may not under any conditions sublease the unit, notwithstanding any state law to the contrary.  

4.1.3
No other residence.  Eligibility is based on need.  Any tenant who has ownership, use or control of another residence is disqualified from this program. 

4.2 
Temporarily Absent Family members.  

4.2.1
Reporting and consent for absences.  Tenants are required to report, in advance, any absences from the unit that exceed seven (7) days.  TNHA’s written consent is required for any absence that exceeds 30 days.  TNHA will consider the unit abandoned if the tenant is absent from the unit in excess of seven (7) days and has not reported the absence to TNHA in advance, or if the tenant has reported the absence, but does not return within a reasonable time after the expected or approved absence has expired.  TNHA will terminate the lease and take possession of the unit upon an apparent abandonment.   Where abandonment is unclear, TNHA may secure the unit and provide notice to the tenant of intent to terminate, on a specified date, unless the tenant cures the breach of the lease prior to that deadline.  

4.2.2
Absences that automatically violate primary residency requirement.  A tenant who is absent for more than 60 consecutive days without TNHA’s written authorization is automatically deemed to have violated the primary residence requirement of Section 4.1.  In addition, nonconsecutive absences exceeding 90 days in any calendar year that are not authorized by TNHA in writing are likewise deemed to be automatic violations of the primary residency requirement.   This rule establishes what is primary residency, only, and does not prevent TNHA from terminating a lease for shorter absences, where the circumstances indicate that the tenant is violating or plans to violate Section 4.1, where the tenant has failed to provide notice as required by 4.2.1, where the tenant has failed to protect the unit, or has taken other actions inconsistent with the lease, URLTA, or the principal occupancy obligation.      

4.2.3
Absence of one of two adult tenants.  Where two adults have signed the lease, either adult may be absent for reasonable periods of time, so long as the absences are consistent with the absent tenant remaining a permanent member of the household.  However, a substantial change in family size that appears to be of indefinite or long-term duration may result in re-assignment of the remaining adult member and other family members to a unit of appropriate size.  

4.2.4
Changes in family composition resulting from removal of children.  In a single parent or two-parent household where the children are taken out of the parent(s)’ custody by government authority, and such change reduces the size of the family such that the family would no longer be eligible for the current unit, TNHA may assign the family to a smaller unit (as permitted by the transfer provisions of the lease and Section 9 of this policy) based on change in family composition.  If from review of the circumstances it appears that the child or children are likely to be returned to the home within a reasonable period of time (6 months or less) TNHA may delay transfer, subject to periodic verification that the children are likely to return.   The situation will be reevaluated not less than once every 90 days. This provision for change in family size does not change TNHA’s ability to terminate a lease for other reasons, including lease violations.  

4.3
Guests and visitors.  

4.3.1
General.  Tenants are permitted to have guests in their units for up to two weeks.  To ensure security in the project and compliance with this Policy, tenants are required to report all guests to TNHA.  Tenants who permit visitors to stay longer than two weeks, or who fail to timely report visitors, are subject to lease termination.  

4.3.2
Exceptions to the two-week rule.

4.3.2.1
Minors who are family members, not living in the unit, may visit for up to 90 days per year without being considered a member of the household as long as (1) they have written permission of TNHA to stay longer than two weeks, and (2) the head of household still claims them as temporary members.

4.3.2.2
Minors and students who were part of the family, but who now live away from the home during the school year, are not considered members of the household, may visit for up to 150 days per year without being considered a member of the household as long as they have written permission of TNHA to stay longer than two weeks.

4.3.2.3
In a joint custody arrangement, if the minor is in the household less than 184 days per year, the minor will be considered to be an eligible visitor and not a family member.

4.3.3
Inclusion of visitor’s income in household income.  At TNHA’s election, any person who visits or stays with the tenant household for longer than 30 consecutive days, or for more than 60 days total in any 52 week period, may be deemed a permanent member of the household for purposes of income reporting and household income calculations.  They are not entitled to the benefits of a tenant, however, unless they are a signatory on the lease.  TNHA may in its discretion require an adult household member to sign the lease.  

4.3.4
Criminal history standards.  TNHA reserves the right to deny admission, entry, and daytime or overnight visits by any individual who fails to meet the criminal history standards applied by TNHA.  In addition, if a family seeks to be admitted to TNHA housing by omitting or removing an ineligible individual from household composition, TNHA may, as a condition of admission or continuing occupancy, require as a permanent lease condition that such ineligible individual not visit, reside in, or enter the premises. 

4.3.5
Financial obligations.  TNHA may refuse to grant tenant or occupancy rights to an adult household member who has an outstanding balance owed to TNHA arising out of prior participation in assisted housing.  To enforce financial standards for admission TNHA may as a condition of admission or continuing occupancy of the family, require as a permanent lease condition that such ineligible individual not reside in or occupy the premises at any time.  

4.4 
Occupancy of Care Attendants
4.4.1
When necessary, families may have care attendants live with them in their units.

4.4.2
TNHA will consider a person to be a care attendant only if the person:

4.4.2.1
Is determined to be medically necessary to the care and well being of a family member and this is verified by a medical care provider;

4.4.2.2
Is not obligated to support the family member; and

4.4.2.3
Would not be living in the unit except to provide supportive services.

4.4.3
A care attendant will not be listed on the lease and cannot become a remaining family member for continued occupancy purposes.  The care attendant shall have no right to remain in occupancy if the tenant leaves or terminates the lease.

4.4.4
The income of a care attendant will not be counted in determining the family’s income.

4.4.5
A care attendant’s family members may reside in the unit provided it does not increase the subsidy cost if any additional bedroom and the presence of the attendant’s family does not overcrowd the unit.

4.4.6
The care attendant is not responsible for rent to the unit and will not be required to sign the lease.  The care attendant may be required to sign agreements relating to conditions of occupancy, such as agreements not to admit an ineligible family member.  See for example 4.3.4 and 4.3.5 above.  

4.5
Occupancy obligations.  All tenants are required to use the premises, including all facilities, appliances, and equipment, in a reasonable, proper, and non-abusive manner.   The tenant shall be responsible for any abuse or damage to the unit resulting from visitors, guests, and household members.  As used in this policy, excessive wear and tear on a unit is considered to be damage or abuse attributable to the tenant.  

4.5.1
Insuring loss or damage to personal belongings.   TNHA does not maintain insurance covering tenant’s property or belongings.  Tenants are exclusively responsible for obtaining and maintaining renter’s insurance.  

4.5.2
Loss or damage due to casualty loss or accident.  TNHA insures its buildings against losses from fire or other casualty.  In the event that repairs are required, TNHA will notify tenants whether they may continue to reside in the premises pending completion of work.  If they are required to move out, TNHA will advise of the arrangements TNHA has made (if any) for substitute housing, and the estimated time needed to complete repairs.  TNHA's maintenance of insurance to cover risk areas shall in no way limit its right to take reasonable preventative action to protect the project environment, neighboring families, and TNHA property.  

4.5.3  
Pattern of excessive wear and tear.  Tenants are liable for excessive wear and tear to the unit they occupy.   Excessive wear and tear may result from overcrowding, Ahard@ use, negligent or uncontrolled activities of children or guests, failure to maintain utilities, excessive partying, negligence or carelessness, poor housekeeping, and similar habits and practices that do not amount to active abuse.  TNHA may terminate a tenancy when a pattern of excessive wear and tear is revealed by inspection.  TNHA may also require that as a condition of remaining in a unit, the tenant enter into a plan for improved housekeeping, controlling guests, keeping quiet hours, and similar lease conditions.  

4.6
Breaches of the Lease.   TNHA may terminate the lease for any material violation of its terms, including:

4.6.1
Failure to cooperate with reasonable requests to verify information for the purpose of eligibility determination or reexamination, whether annual or interim;

4.6.2
Failure to allow TNHA access to the unit under the Lease terms or state law;

4.6.3
Failure to occupy the unit;

4.6.4
Failure to pay for or supply utilities as required by the lease, and cut-off of utilities for nonpayment or other reasons;

4.6.5
Misrepresentation or withholding of material information in applying for admission or in connection with any subsequent reexamination of income and family composition; 

4.6.7
Any other material failure to comply with any of the tenant’s obligations as set forth in this Policy, in the Low Rent lease, or in any other relevant policy of TNHA, including:

-excessive noise, partying, failure to observe quiet hours

-criminal activity on or off the premises

-violation of guest/visitor policy

-nonpayment of rent or other charges

-excessive wear and tear 

-fire hazards

-failure to control guests, minors, or other family members

-unreasonably disturbing other tenants 

-violent conduct of any kind

-intoxication 
-subleasing or taking boarders

-violation of posted tenant rules.











4.7
TNHA Termination of Lease Agreement.   Termination of the Lease shall be in accordance with the terms of the Lease and applicable law.   TNHA will terminate the Lease only for serious or repeated violations, and for reasons not related to violations but authorized by this policy or applicable law, such as converting rental units to other purposes, demolition, or disposition.  The general termination procedure for breach of the Lease is stated below.  

4.7.1
Notice of breach. When a breach of the Lease has been identified, TNHA will advise the Tenant of the noncompliance, and provide written notification identifying the breach.  Generally the Tenant will be given an opportunity to identify any extenuating circumstances, plus an opportunity to enter into a written or informal plan of action to correct the breach. Serious violations need not be repeated in order to justify immediate termination, however.  

4.7.2
Notice of termination. If TNHA determines that the breach is serious or that the Tenant is unlikely to respond to other notice, or that the Tenant, having entered into a plan of action has failed to comply with that plan, TNHA will issue a Notice of Termination. 

4.7.3
The notice of termination shall:

4.7.3.1
State the reasons for termination;

4.7.3.2
Inform the tenant of his/her right to reply;

4.7.3.3
Inform the Tenant of any right to file a grievance under TNHA’s policy, and, 

4.7.3.4
Be served by personal delivery or by certified mail, return receipt requested.  The Notice may also be posted on the residence, or mailed regular mail, in cases where the Tenant has failed or refused to claim mail, is not to be found, appears to be out of town, or is otherwise unavailable.  

4.7.3.5
The Notice may require the tenant to attend a mandatory conference to discuss the noncompliance, to sign a plan of action, or to take other action demonstrating a positive intent to promptly comply with the lease.  
4.7.4
Notice to quit. If the Lease terminates as a result of the Tenants’ failure to cure the noncompliance after Notice of Termination, TNHA may issue a separate Notice to Quit.  TNHA may also combine the Notice to Quit and the Notice of Termination in the same notice. 

4.7.5
Incurable breaches of Lease. Certain breaches of the Lease are of a nature so serious and damaging to the community or premises that TNHA will not offer a plan of action to the Tenant prior to termination.  These include, but are not limited to, the following:

-Criminal activity, such as bootlegging, drug-related criminal activity; crimes involving abuse of minors; 

-Violence, such as assault, use or threats of physical or deadly force; use, discharge, or assaultive display of weapons in and around the project; 

-Maintaining conditions which present an unreasonable risk to the health or safety of occupants, the project, or the community, including: maintaining fire risks, discharging pollutants, discharging or maintaining unsanitary waste or sewage, repeated utilities cutoff, uncontrolled partying, allowing use of the premises by vagrants, guests, or minors, failing to maintain security measures, and similar negligence.   

4.8
Voluntary Terminations.    Tenants may terminate participation by providing not less than 30 days notice of termination to TNHA.  If TNHA has violated a material provision of the lease, or applicable provisions of the Uniform Landlord Tenant Act, the Tenant may terminate on shorter notice as authorized by the Lease or URLTA.  Absent material breach by TNHA, no move-out or voluntary termination or move-out shall be effective until (1) 30 days after TNHA receives written notice of the termination, or (2) TNHA is able to re-rent the premises, whichever occurs first. 


5.  
INCOME EXAMINATIONS AND REEXAMINATIONS
5.1 
General requirements.  TNHA will examine household income and family composition prior to admission and periodically thereafter.   Reexaminations will occur at such times and schedules as TNHA, in its sole discretion, shall determine.  Reexaminations shall occur not less than once every three years, and may occur more frequently, depending on multiple factors.  

5.2 
Fraud, misrepresentation, noncooperation.  If TNHA determines that data supplied by the tenant or family is false, misleading, or contains a material omission, TNHA may terminate the Lease and adjust the tenant rent retroactively. 

5.3
Changes in household income or family composition.   In response to information received from the family or other reasonable source indicating that a change or potential change in the family’s income or other relevant circumstances has occurred, TNHA may require the tenant family to participate in interim reexaminations of income.  Such changes may include:  

5.3.1
Changes affecting family status, such as the loss of a family member through death, divorce, or other circumstances, or the addition of a family member that in turn affects the determination of the monthly rent.

5.3.2
Changes affecting income, including:

5.3.2.1
The loss or addition of principal income recipient or wage earner of the household;

5.3.2.2
Additional exemptions;

5.3.2.3
Retirement;

5.3.2.4
Unemployment exceeding sixty (60) days.

5.3.2.5
Re-employment that is (1) of indefinite term; (2) of a definite term that exceeds 60 days, or (3) initially has a term of less than 60 days, but in fact exceeds 60 days.  

5.4
Notice and Timing.  TNHA will make best efforts to notify tenants of the dates of reexamination, and the deadlines by which recertification papers must be returned.  TNHA may randomly select families for reexamination, in order to insure the integrity of TNHA’s new policy of reexamining income every 3 years rather than annually.  For purposes of random income review, a household will be excluded from selection if it has undergone reexamination within the past 6 months.   A family selected for random reexamination is required to comply with TNHA’s notice in the same manner and subject to the same remedies for noncompliance, as for periodic or interim reexaminations. 

5.5
Tenant’s ongoing obligation to report.  The tenant is required to report all changes in income or all specified changes in family circumstances as they occur.

5.6
When changes will go into effect for Interim examinations.   
5.6.1
Increases in Tenant Rent are effective the first day of the second calendar month following the month in which the changed circumstance occurred.

5.6.2
Decreasestc \l4 "
Decreases in Tenant Rent between periodic reexaminations are effective the first day of the month following the month during which the changed circumstance was verified.  

5.7
When changes go into effect for Annual examinations.  Increases or decreases in Tenant Rent shall go into effect on the first day of the month after TNHA has given the Tenant at least 30 days notice of the change.

5.8
Adjustments Due to Errors.  When clear errors or mistakes are made, TNHA adjusts Tenant Rent in a manner designed to discourage misrepresentation and to encourage diligent Tenant and TNHA action.  

5.8.1
Retroactive adjustments.tc \l3 "5.8.1
Retroactive adjustments.  Adjustments to Tenant Rent shall be retroactive to the first day of the affected month when there is:

5.8.1.1
an error due to mistake or misrepresentation by the Tenant or his/her family member, where the corrected determination results in an increased payment;

5.8.1.2
a good faith error which, when promptly brought to TNHA's attention using due diligence, results in substantially decreased rent.

5.8.2
Prospective adjustment.tc \l3 "5.8.2
Prospective adjustment.  An adjustment in Tenant Rent shall be effective the first day of the second month following the date an error is found if the error was not the fault of the Tenant and the corrected determination results in higher Tenant Rent.    

5.8.3
Housing Authority errors.tc \l3 "5.8.3
Housing Authority errors.   TNHA will not calculate retroactive increases if an income change was reported in a timely manner with sufficient verification provided and TNHA failed to make the appropriate adjustment.  The term (error) does not include an estimate or projection of Adjusted Income due to fluctuations or lack of information which is made in accordance with the Lease and this policy, but which turns out to be inaccurate.

5.9
Failure to Report Income Changes.  If it is found at the time of reexamination or otherwise that the Tenant or tenant household failed to fully report changes in circumstances as they occurred and that such changes would have required the household to pay higher monthly rent, TNHA will notify the Tenant of the increased payment, including any accrued late charges, retroactive to the first of the month in which the changes occurred.  The amount shall be due and payable thirty (30) days from the date of the notice to the tenant stating the amount owed.  The Tenant shall not receive the benefit of 5.6.1 where the Tenant fails to report changes.

5.10
Failure to Report with Extenuating Circumstances.tc \l2 "
Failure to Report with Extenuating Circumstances.  The Sr. Occupancy Specialist may authorize a homebuyer to enter into a Collection Agreement (Section 6 below) under the following circumstances:

5.10.1
The failure to report income changes was not an intentional misrepresentation of income;

5.10.2
The household currently does not have the funds available to repay the debt; and,

5.10.3
The debt is greater than the family’s adjusted monthly income.

6.  
COLLECTION AGREEMENTS 

6.1 
General.   Tenants who fail to pay or are unable to pay Tenant Rent or who incur debt or charges for abuse, damages or replacements, are required to take prompt remedial action by paying their debt to TNHA in full.   If the Tenant is unable to meet financial obligations, and the past-due debt exceeds two month’s rent, the Tenant may be required to enter into a Collection Agreement as a condition of continuing the Lease.    

6.2 
Contents of a Collection Agreement.     Tenant may be required to make installment payments, provide an APFD assignment, and/or make lump sum payments on a specific schedule, as TNHA shall determine. 

6.3
Timing. The tc \l3 "Timing. The Collection Agreement shall provide for payment of the debt as promptly as possible, and shall in no event exceed 12 months’ duration.  

6.4
Application of Collection Agreement payments.tc \l3 "6.4
Application of Collection Agreement payments.  Payments made by a Tenant with a Collection Agreement shall be made in the following order:

6.4.1
Current Tenant Rent;

6.4.2
Unpaid Rent and other charges that are past-due and not included in the Collection Agreement;

6.4.3
Collection Agreement Balance.  

6.5
Interest.   TNHA does not charge interest in its standard Collection Agreement.  However, in a particular case TNHA may require the Tenant to pay interest of not more than the legal pre-judgment interest rate, as an encouragement for prompt pay-off and as partial compensation to TNHA for the burden of addressing a pattern of Tenant nonpayment or broken promises.  Post-default interest rates may be included in the standard agreement at TNHA’s election.  

7.  
SECURITY DEPOSITS

7.1
Security Deposit Required.   TNHA requires payment of a Tenant Security Deposit as a condition of admission.  The security deposit is established at a minimum of $125, or one month’s rent, whichever is higher.   

7.2
Application of the Security Deposit.  The security deposit shall be refunded to the tenant at the termination of the tenancy, minus:  

7.2.1
Charges for damages beyond ordinary wear and tear,

7.2.2
Unpaid rent, or other authorized charges,

7.2.3
Unpaid utilities.

7.3
Timing.  In cases of standard termination, within fourteen (14) days of the date of termination, TNHA will mail or deliver to the tenant the balance of the deposit and a statement of deductions taken from the deposit, if any.  If the Tenant moves out or abandons the premises without proper notice, TNHA will return the balance of the security deposit and statement of deductions, if any, within 30 days after the tenancy is terminated, the Tenant delivers possession to TNHA, or TNHA learns that the premises are abandoned. 

8.
INSPECTIONS
8.1
Move-in Inspection.  An inspection of the unit shall be completed with the Tenant or his/her representative present at or near the time of move in.  The condition of the unit will be documented, and work orders will be prepared to correct any deficiencies.  The Tenant will be given a copy of the inspection report. 

8.2  
Periodic inspections.  TNHA staff will inspect occupied units at least once a year. Additional inspections may be required where TNHA has reason to believe that the tenant is not maintaining the unit in a decent, safe, and sanitary condition; may have abused or damaged the unit, is not occupying the unit as required, and any other reason permitted by law.  

8.2.1
Interim inspections.  Where TNHA determines that the Tenant is not meeting the Tenant’s obligations, TNHA shall take appropriate action to enforce the lease, including Notice of Violation, Notice of Termination/Notice to Quit, follow-up inspections, imposition of additional lease conditions, or counseling, as deemed appropriate by TNHA. 

8.3
Move Out Inspections.  Inspections shall be completed prior to Tenant move-out, whenever feasible, with Tenant or his/her representative present. An inspection report and work order shall be prepared detailing the conditions in the unit which require repair, the work necessary to complete the repairs, and when available and ascertainable, the estimated costs of such repair.  Damages to the unit beyond ordinary wear and tear shall be charged to the tenant.

9.  
TRANSFERS
9.1
Required Unit Transfers.  TNHA’s transfer of a family from one dwelling unit to another for the purpose of complying with occupancy standards takes priority over new admissions.

9.2
Procedure for required transfers.  After TNHA determines that a transfer is required due to a change in family composition (either larger or smaller), the family will be notified of their obligation to transfer.  Failure to comply with transfer requirements will result in termination of the Lease.  

9.2.1
Notice.  TNHA will provide the Tenant with not less than thirty (30) days’ notice of the Tenant’s obligation to transfer to a unit of the appropriate size.  The notice must be provided at least 30 days before the first day of the month in which the Tenant will be required to move.  If the Tenant objects to the transfer, Tenant must respond within the 30 days following Tenant’s receipt of the notice.  

9.2.2
Transfer effective date.  TNHA will advise the Tenant in writing of the date that the new unit will first be available for move in, and if different, the date by which the Tenant must move into the new unit.  Such notice will provide not less than 14 days advance notice of the deadline by which the Tenant must move.  The 30-day notice of 9.2.1, and the 14-day notice of 9.2.2, may run concurrently.  

9.2.3
Early move-in.  If the new unit is available prior to expiration of the 14 or 30 day notice, the Tenant may voluntarily move in prior to expiration of the required notice period(s).  However, no family will be required to move prior to the expiration of the notice period. 

9.2.4
Transfer costs.  The Tenant is exclusively responsible for paying costs of moving. Any charges for damages, abuse, cleaning, or excessive wear and tear shall be charged to the Tenant’s account.  Failure to pay such charges will result in termination of the Lease and deduction of the balance, if any, from the security deposit, with the Tenant liable for any remaining amounts past due.      

9.3
Non-mandatory Transfers
9.3.1
TNHA may request a voluntary transfer in its discretion, for reasons in the best interest of the housing authority, the project, or the Tenant family.  

9.3.2
The Tenant may request a transfer for good cause, such as employment, proximity to schools, family, access to public transportation, medical services, or other valid need.  Such requests may be granted in the discretion of the Sr. Occupancy Specialist.  

9.3.3
The following conditions apply to all requested transfers: 

9.3.3.1
The Tenant must move within the time period scheduled by TNHA, which will be not less than seventy-two (72) hours.

9.3.3.2
The Tenant must agree to pay charges assessed as the result of dwelling unit repairs, other than normal wear and tear, no later than 30 days after TNHA has notified the Tenant of the charges due. 

9.3.3.3
The Tenant shall be exclusively responsible for costs of moving.  

9.3.3.4
The Security Deposit of the Tenant will be the same amount as for the original lease.

9.3.3.5
TNHA may offer move-out benefits to Tenants who are requested by TNHA to transfer voluntarily, subject to the written approval of the Executive Director.   Such benefits must be reasonably required to induce the move-out, and shall not exceed the value of the benefit received by TNHA as a result of the move.   

10.  
PETS
10.1
Pets Prohibited.  Except as specifically provided by the Lease, pets are prohibited.   A family with pets may be denied admission, or evicted, for violation of this policy.  Assistive or supportive animals that are required as a result of handicap or disability may be permitted in accordance with applicable law.  

10.2
Grandfather clause.  This policy withdraws the older TNHA policy permitting tenants in single family detached dwellings to have pets.  A tenant who resides in good standing in a TNHA single family detached dwelling at the time of approval of this policy, [** INSERT DATE**] and who owns a pet or pets, may keep the individual pets owned at the time of this change.  However, the pets may not be replaced or increased without violating this policy.  

10.3
Standards.  Authorization to have pets does not in any way affect TNHA’s ability to limit or prohibit pet ownership where pet ownership has resulted in abuse, damage, or neglect of premises; has created health, sanitation, or odor problems, or safety issues affecting the tenants, neighbors, or community.    

11. RESIDENT EMPLOYEES
11.1
Employees of TNHA who are required, as a condition of employment, to reside in TNHA’s unit, are not granted the same rights as eligible tenants under this policy, and are not subject to the same admission and application requirements.  Other lease provisions and laws may apply.  

11.2
The employee’s rent will be at a flat monthly rate, unrelated to the employee’s income.

11.3
Employees may apply for TNHA programs, but must qualify and be selected on the same basis as any other applicant, and shall not use their employment-related influence, contacts or knowledge, if any, to unfairly obtain or seek to obtain admission to a TNHA unit.  

12. DISASTER VICTIMS
12.1
Disaster victims may apply directly to TNHA for housing assistance or be referred to TNHA by a federal, state, local, or private emergency organization.  

12.2
TNHA will make reasonable efforts to expedite processing of the application and eligibility determinations.  

12.3
Any victims admitted to TNHA units due to a disaster must fully document their eligibility to remain in TNHA housing. 

12.4
Once the verification and evaluation are completed, TNHA may in its discretion sign a lease with the family, thereby making them tenants. If no lease is signed the victim’s right of occupancy may be terminated at the will of TNHA, with 10 days notice or such shorter period as may be permitted by law.  

13. 
LEAD-BASED PAINT
13.1
TNHA will maintain records regarding:

13.1.1
Which units, common areas, and exteriors have been tested for lead;

13.1.2
The results of the testing;

13.1.3
The condition of painted surfaces by location, in or on the unit, including interior, common areas, and exterior surfaces;

13.1.4
Any abatement activities;

13.1.5
Establishing that the exterior, interior, and common areas of TNHA owned units have been tested or treated in accordance with the standards prescribed and that such unit(s) is not required to be re‑tested or re‑treated.

.  

13.3
TNHA shall report information regarding lead testing in accordance with HUD requirements, as applicable, as well as information regarding lead abatement, and TNHA’s compliance with all applicable laws governing lead-based paint.  

14.  TEMPORARY RELOCATION OF TENANT FAMILIES

14.1
Temporary move-out.  From time to time, TNHA may require tenants to relocate in order that TNHA may complete work on its units.  TNHA will temporarily relocate the family to a suitable unit owned or rented by TNHA.  

14.2 
Reimbursement of actual costs.  TNHA may reimburse the tenant for reasonable out-of-pocket expenses incurred in connection with the relocation, such as telephone and cable transfer charges.  

14.3 
Rent and utilities.  During the temporary relocation, the tenant will continue to be responsible for rent.   Tenant shall comply with all occupancy standards (no abuse, removal of waste, safe and decent condition) and any rules or regulations of the relocation unit.  TNHA shall notify the tenant whether the relocation unit’s utilities will be placed in the tenants’ name, or placed in TNHA’s name subject to reimbursement by tenant, and whether utilities for the original unit will be placed in TNHA’s or TNHA’s contractor’s name.  Where the tenant family is required to place utilities in its name and the applicable utility provider refuses to do so as a result of prior delinquencies or other violations, the tenant shall promptly cure the delinquency or other violation.  Failure to become eligible to place utilities in the tenant’s name shall serve as grounds for termination.  
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