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Reasonable Accommodation [24 CFR 982.552(c)(2)(iv)]   

12-II.E.  TERMINATING THE ASSISTANCE OF DOMESTIC VIOLENCE, DATING 
VIOLENCE, OR STALKING VICTIMS AND PERPETRATORS [PUB.L. 113-114] 
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AHA Confidentiality Requirements 

 

12-II.F. TERMINATION NOTICE [HCV GB, P. 15-7] 
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Notice of Termination Based on Citizenship Status [24 CFR 5.514 (c) and (d)] 

12-II.G. HOW TERMINATION OF ASSISTANCE AFFECTS THE HAP CONTRACT AND 
LEASE 

  

 

PART III: TERMINATION OF TENANCY BY THE OWNER 

12-III.A. OVERVIEW 

12-III.B. GROUNDS FOR OWNER TERMINATION OF TENANCY [24 CFR 982.310 
AND FORM HUD-52641-A, TENANCY ADDENDUM] 
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Serious or Repeated Lease Violations 

Violation of Federal, State, or Local Law 

Criminal Activity or Alcohol Abuse 

covered person
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Evidence of Criminal Activity 

Other Good Cause  

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

12-III.C. EVICTION [24 CFR 982.310(E) AND (F) AND FORM HUD-52641-A, TENANCY 
ADDENDUM] 
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12-III.D. DECIDING WHETHER TO TERMINATE TENANCY [24 CFR 982.310(H)]  
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12-III.E. EFFECT OF TERMINATION OF TENAN SSISTANCE  
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EXHIBIT 12-1: STATEMENT OF FAMILY OBLIGATIONS 
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CHAPTER 13 

OWNERS 

INTRODUCTION 

PART I. OWNERS IN THE HCV PROGRAM 

13-I.A. OWNER RECRUITMENT AND RETENTION [HCV GB, PP. 2-4 TO 2-6] 

Recruitment 
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Retention 

13-I.B. BASIC HCV PROGRAM REQUIREMENTS 
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13-I.C. OWNER RESPONSIBILITIES [24 CFR 982.452] 

13-I.D. OWNER QUALIFICATIONS 
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Owners Barred from Participation [24 CFR 982.306(a) and (b)] 

Leasing to Relatives [24 CFR 982.306(d), HCV GB HAP Contracts PG. 4, HCV GB p. 
11-2] 

Conflict of Interest [24 CFR 982.161, HCV GB HAP Contracts PG. 4; HCV GB p. 8-
19]



 

Administrative Plan  Chapter 13-6 June 2023December 2022 

 

Owner Actions That May Result in Disapproval of a Tenancy Request [24 CFR 
982.306(c)] 
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Legal Ownership of Unit 

13-I.E. NON-DISCRIMINATION [HAP CONTRACT  FORM HUD-52641] 
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PART II. HAP CONTRACTS 

13-II.A. OVERVIEW 

13-II.B. HAP CONTRACT CONTENTS 

contract information
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13-II.C. HAP CONTRACT PAYMENTS 

General 
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Owner Certification of Compliance 

Late HAP Payments [24 CFR 982.451(a)(5)] 
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Termination of HAP Payments 

13-II.D. BREACH OF HAP CONTRACT [24 CFR 982.453] 
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13-II.E. HAP CONTRACT TERM AND TERMINATIONS 
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13-II.F. CHANGE IN OWNERSHIP / ASSIGNMENT OF THE HAP CONTRACT [HUD-
52641] 
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PART III. HCV OWNERS AND THE MTW LANDLORD COHORT 

13-III.A. MTW ACTIVITIES 

13-III.B. VACANCY LOSS  

Vacancy Loss Payment Amount 
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Timing of Vacancy Loss Payment 

13-III.C. OTHER LANDLORD INCENTIVES  

Landlord Incentives 

First-time Rental Incentive 

Accessible Unit Incentive 

HQS Incentive 

Returning Landlord Incentive 

Landlord Incentive Payment Restriction  

 

Timing of Landlord Incentive Payment 
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CHAPTER 14 

PROGRAM INTEGRITY 

INTRODUCTION 

PART I:  PREVENTING, DETECTING, AND INVESTIGATING ERRORS AND 
PROGRAM ABUSE 

14-I.A. PREVENTING ERRORS AND PROGRAM ABUSE 

 

Things 
You Should Know (HUD-1140-OIG)

error
rogram abuse or fraud
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14-I.B. DETECTING ERRORS AND PROGRAM ABUSE  

Quality Control and Analysis of Data 

Independent Audits and HUD Monitoring 

Individual Reporting of Possible Errors and Program Abuse  

14-I.C. INVESTIGATING ERRORS AND PROGRAM ABUSE 

When the AHA Will Investigate 
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Consent to Release of Information [24 CFR 982.516]  

Analysis and Findings 

Preponderance of the evidence

Consideration of Remedies 

Notice and Appeals  
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PART II: CORRECTIVE MEASURES AND PENALTIES 

14-II.A. SUBSIDY UNDER- OR OVERPAYMENTS 

 

Corrections 

Reimbursement 

14-II.B. FAMILY-CAUSED ERRORS AND PROGRAM ABUSE 

Family Reimbursement to AHA [HCV GB pp. 22-12 to 22-13] 

AHA Reimbursement to Family [HCV GB p. 22-12] 

 

Prohibited Actions  



 

Administrative Plan  Chapter 14-5 June 2023December 2022 

 

Penalties for Program Abuse 

14-II.C. OWNER-CAUSED ERROR OR PROGRAM ABUSE 
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Owner Reimbursement to the AHA 

Prohibited Owner Actions  

Remedies and Penalties 
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14-II.D. AHA-CAUSED ERRORS OR PROGRAM ABUSE 

Repayment to the AHA 

AHA Reimbursement to Family or Owner 

Prohibited Activities  

14-II.E. CRIMINAL PROSECUTION 
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14-II.F . FRAUD AND PROGRAM ABUSE RECOVERIES 
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CHAPTER 15 

PROGRAM ADMINISTRATION 

INTRODUCTION 

PART I: ADMINISTRATIVE FEE AND HOUSING ASSISTANCE PAYMENT 
RESERVES [24 CFR 982.155][MTW OPERATING NOTICE] 

Funds Fungibility  
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Administrative Fee Reserves 
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Housing Assistance Payment Reserves 

PART II: SETTING PROGRAM STANDARDS AND SCHEDULES 

15-II.A. OVERVIEW  

Payment Standards

Utility Allowances

15-II.B. PAYMENT STANDARDS [24 CFR 982.503; HCV GB PAYMENT STANDARDS, 
CHAPTER 7; MTW OPERATIONS NOTICE] 
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Updating Payment Standards  

Funding Availability

 

Rent Burden of Participating Families:

Quality of Units Selected
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Changes in Rent to Owner

Unit Availability:

Lease-up Time and Success Rate

. 

  

Exception Payment Standards for Families and Participants Not Included in MTW 
Activities [982.503(c)] 

Unit-by-Unit Exceptions [24 CFR 982.505] 
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"Success Rate" Payment Standard Amounts for Families and Participants Not 
Included in MTW Activities [24 CFR 982.503(e)] 

Decreases in the Payment Standard Below the Basic Range for Families and 
Participants Not Included in MTW [24 CFR 982.503(d)] 

15-II.C. UTILITY ALLOWANCES [24 CFR 982.517] 
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HCV Guidebook Utility Allowances

 

Air Conditioning 

Reasonable Accommodation  

Utility Allowance Revisions  
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15-II.D. CALIFORNIA UTILITY ALLOWANCE CALCULATOR FOR ENERGY 
EFFICIENT PROJECTS RECEIVING LOW INCOME HOUSING TAX CREDITS 

Background 
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Justification 

Review of Process for Setting Utility Allowances Under Low Income Housing Tax 
Credit Program and Potential Utilization for Housing Choice Vouchers Used in 
Qualified Tax Credit Properties 
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Assessment of California Utility Allowance Calculator (CUAC) Model 

Assessment of Owner/Developer Requirements 
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California Association of Building Energy Consultants (

http://www.cabec.org/ceperosterall.php

Additional Requirements for Projects Recently Placed In Service  
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CUAC Schedule 

Updating Project-Specific Utility Allowance 
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PART III: INFORMAL REVIEWS AND HEARINGS 

15-III.A. OVERVIEW 

15-III.B. INFORMAL REVIEWS  

Decisions Subject to Informal Review  

not
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Notice to the Applicant [24 CFR 982.554(a)] 

Scheduling an Informal Review 

Informal Review Procedures [24 CFR 982.554(b)] 

Informal Review Decision [24 CFR 982.554(b)] 
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15-III.C. INFORMAL HEARINGS FOR PARTICIPANTS [24 CFR 982.555] 

Decisions Subject to Informal Hearing 
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Informal Hearing Procedures 

Notice to the Family [24 CFR 982.555(c)] 
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Scheduling an Informal Hearing [24 CFR 982.555(d)] 
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Pre-Hearing Right to Discovery [24 CFR 982.555(e)] 

documents

 [24 CFR 982.555(e)(3)] 

Recording of the Hearing 

Informal Hearing Officer [24 CFR 982.555(e)(4)] 

Attendance at the Informal Hearing 
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Conduct at Hearings 

Evidence [24 CFR 982.555(e)(5)] 

Oral evidence

Documentary evidence

Demonstrative evidence

Real evidence

Hearsay Evidence
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He  [24 CFR 982.555(e)(6)] 

AHA Notice to the Family
 

Discovery: 

AHA Evidence to Support the AHA Decision

Validity of Grounds for Termination of Assistance (when applicable)

Hearing information: 

Background

Summary of the Evidence
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Findings of Fact:
Preponderance of the evidence

Conclusions:

Order: 

AHA Notice of Final Decision [24 CFR 982.555(f)] 

15-III.D. HEARING AND APPEAL PROVISIONS FOR NON-CITIZENS [24 CFR 5.514] 
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Notice of Denial or Termination of Assistance [24 CFR 5.514(d)] 

USCIS Appeal Process [24 CFR 5.514(e)] 
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Informal Hearing Procedures for Applicants [24 CFR 5.514(f)] 

Informal Hearing Officer

Evidence 

Representation and Interpretive Services 

Recording of the Hearing 
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Hearing Decision 

Retention of Documents [24 CFR 5.514(h)] 

 

PART IV: OWNER OR FAMILY DEBTS TO THE AHA 

15-IV.A. OVERVIEW 

15-IV.B. REPAYMENT POLICY 

Owner Debts to the AHA 
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Family Debts to the AHA 

Repayment Agreement [24 CFR 792.103, PIH Notice 2018-18] 

epayment agreement

Repayment Agreement Guidelines 

Payment Requirement Terms for Overpaid Rental Assistance  

Down Payment Requirement 
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Payment Thresholds 

 

 

Execution of the Agreement 

 

Due Dates 

Non-Payment 

No Offer of Repayment Agreement 

PART V: RECORD KEEPING  

15-V.A. OVERVIEW 
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15-V.B. RECORD RETENTION [24 CFR 982.158] 

15-V.C. RECORDS MANAGEMENT 
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Privacy Act Requirements [24 CFR 5.212 and Form-9886] 

Upfront Income Verification (UIV) Records 

Enterprise Income Verification (EIV) System Security Procedures 
for Upfront Income Verification Data

Criminal Records  
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Medical/Disability Records  

PART VI: REPORTING AND RECORD KEEPING FOR CHILDREN WITH 
ENVIRONMENTAL INTERVENTION BLOOD LEAD LEVEL 

15-VI.A. OVERVIEW 

15-VI.B. REPORTING REQUIREMENT [24 CFR 35.1225(E)] 

15-VI.C. DATA COLLECTION AND RECORD KEEPING [24 CFR 35.1225(F)] 
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do not

 

PART VII:  REPORTING REQUIREMENTS OF VIOLENCE AGAINST WOMEN 
REAUTHORIZATION ACT OF 201322 (VAWA) 

15-VII.A. NOTIFICATION TO PARTICIPANTS [PUB. L.  113-4]  

15-VII.B. NOTIFICATION TO APPLICANTS  

15-VII.C. NOTIFICATION TO OWNERS AND MANAGERS [PUB.L.  113-4]  

PART VIII: SPECIAL HOUSING TYPES [24 CFR 982 SUBPART M] 

15-VIII.A. OVERVIEW 
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CHAPTER 16 

PROJECT-BASED VOUCHERS 

INTRODUCTION 
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PART I: GENERAL REQUIREMENTS 

16-I.A. OVERVIEW [24 CFR 983.5] 

16-I.B. TENANT-BASED VS. PROJECT-BASED VOUCHER ASSISTANCE  
[24 CFR 983.2] 

16-I.C. RELOCATION REQUIREMENTS [24 CFR 983.7] 
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16-I.D. EQUAL OPPORTUNITY REQUIREMENTS [24 CFR 983.8] 

PART II:  PBV OWNER PROPOSALS 

16-II.A.  OVERVIEW 

16-II.B. OWNER PROPOSAL SELECTION PROCEDURES [24 CFR 983.51] 
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Solicitation and Selection of PBV Proposals [24 CFR 983.51(b) and (c)] 

Alameda Journal/Bay Area Newsgroup 

Alameda Sun 
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 Alameda Journal/ Bay Area Newsgroup 

 Alameda Sun 
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Alameda Journal/ Bay Area Newsgroup 

Alameda Sun 
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AHA-owned Units [24 CFR 983.51(e) and 983.59] 

AHA Notice of Owner Selection [24 CFR 983.51(d)] 
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16-II.C. HOUSING TYPE [24 CFR 983.52] 

 

16-II.D. PROHIBITION OF ASSISTANCE FOR CERTAIN UNITS 

Ineligible Housing Types [24 CFR 983.53]

 

Subsidized Housing [24 CFR 983.54]
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Other Ineligible Housing Types

16-II.E. SUBSIDY LAYERING REQUIREMENTS [24 CFR 983.55] 

16-II.F. CAP ON NUMBER OF PBV UNITS IN EACH PROJECT  

25 Unit or 25 Percent per Project Cap [24 CFR 983.56(a) as amended by HERA and 
HOTMA] 
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Exceptions to Project Cap [24 CFR 983.56(b) as amended by HERA and HOTMA] 

excepted units

qualifying families

Supportive Services  
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Promoting Partially-Assisted Projects [24 CFR 983.56(c) as amended by HERA and 
HOTMA]

16-II.G. SITE SELECTION STANDARDS  

Compliance with PBV Goals, Civil Rights Requirements, and HQS Site Standards
[24 CFR 983.57(b)]
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Existing and Rehabilitated Housing Site and Neighborhood Standards [24 CFR 
983.57(d)] 



 

Administrative Plan  Chapter 16-13 December 2022June 2023 

 

New Construction Site and Neighborhood Standards [24 CFR 983.57(e)] 

16-II.H. ENVIRONMENTAL REVIEW [24 CFR 983.58] 

responsible entity
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PART III: DWELLING UNITS 

16-III.A. OVERVIEW 

16-III.B. HOUSING QUALITY STANDARDS [24 CFR 983.101] 

Lead-based Paint [24 CFR 983.101(c)]

16-III.C. HOUSING ACCESSIBILITY FOR PERSONS WITH DISABILITIES 
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16-III.D. INSPECTING UNITS 

Pre-selection Inspection [24 CFR 983.103(a)]

 

 

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

Turnover Inspections [24 CFR 983.103(c)]

Annual Inspections [24 CFR 983.103(d)] 

Other Inspections [24 CFR 983.103(e)] 
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Inspecting AHA-owned Units [24 CFR 983.103(f)] 

PART IV: REHABILITATED AND NEWLY CONSTRUCTED UNITS  

16-IV.A. OVERVIEW [24 CFR 983.151] 

16-IV.B. AGREEMENT TO ENTER INTO HAP CONTRACT  

Content of the Agreement [24 CFR 983.152(c)] 
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Execution of the AHAP [24 CFR 983.153]

16-IV.C. CONDUCT OF DEVELOPMENT WORK  

Labor Standards [24 CFR 983.154(b)] 

Equal Opportunity [24 CFR 983.154(c)]

Owner Disclosure [24 CFR 983.154(d) and (e)] 

16-IV.D. COMPLETION OF HOUSING 
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Evidence of Completion [24 CFR 983.155(b)] 

AHA Acceptance of Completed Units [24 CFR 983.156]

PART V: HOUSING ASSISTANCE PAYMENTS CONTRACT (HAP) 

16-V.A. OVERVIEW 

16-V.B. HAP CONTRACT REQUIREMENTS 

Contract Information [24 CFR 983.203] 
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Execution of the HAP Contract [24 CFR 983.204] 

Term of HAP Contract [24 CFR 983.205] 
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Termination by AHA [24 CFR 983.205(c)] 

Termination by Owner [24 CFR 983.205(d)] 

Remedies for HQS Violations [24 CFR 983.207(b)] 

16-V.C. AMENDMENTS TO THE HAP CONTRACT 

Substitution of Contract Units [24 CFR 983.207(a)]
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Addition of Contract Units [24 CFR 983. 207(b)]

16-V.D. HAP CONTRACT YEAR, ANNIVERSARY AND EXPIRATION DATES [24 CFR 
983.207(C) AND 983.302(E)] 

16-V.E. OWNER RESPONSIBILITIES UNDER THE HAP [24 CFR 983.209] 
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16-V.F. ADDITIONAL HAP REQUIREMENTS 

Housing Quality and Design Requirements [24 CFR 983.101(e) and 983.207(a)] 

Vacancy Payments [24 CFR 983.352(b)] 

PART VI: SELECTION OF PBV PROGRAM PARTICIPANTS 

16-VI.A. OVERVIEW 
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16-VI.B. ELIGIBILITY FOR PBV ASSISTANCE [24 CFR 983.251(A) AND (B)] 

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

Tenant Referrals to PBV Units 
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16-VI.C. ORGANIZATION OF THE WAITING LIST [24 CFR 983.251(C)] 

16-VI.D. SELECTION FROM THE WAITING LIST [24 CFR 983.251(C)] 
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Income Targeting [24 CFR 983.251(c)(6)] 

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

 

Preferences [24 CFR 983.251(d)] 



 

Administrative Plan  Chapter 16-26 December 2022June 2023 

 

16-VI.E.  OFFER OF PBV ASSISTANCE 

Refusal of Offer [24 CFR 983.251(e)(3)] 

Disapproval by Landlord [24 CFR 983.251(e)(2)] 

Acceptance of Offer [24 CFR 983.252] 

Family Briefing 

Persons with Disabilities 

Persons with Limited English Proficiency 
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16-VI.F. OWNER SELECTION OF TENANTS  

Leasing [24 CFR 983.253(a)] 

Filling Vacancies [24 CFR 983.254(a)] 

 

Reduction in HAP Contract Units Due to Vacancies [24 CFR 983.254(b)] 
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16-VI.G. TENANT SCREENING [24 CFR 983.255] 

AHA Responsibility 

Owner Responsibility

PART VII: OCCUPANCY 
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16-VII.A. OVERVIEW 

16-VII.B. LEASE [24 CFR 983.256] 

Legal 
capacity

Form of Lease [24 CFR 983.256(b)]

 

Lease Requirements [24 CFR 983.256(c)]

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

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

Owner Termination of Tenancy [24 CFR 983.257] 

Tenant Absence from the Unit [24 CFR 983.256(g) and 982.312(a)] 

Security Deposits [24 CFR 983.258]
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16-VII.C. MOVES 

Overcrowded, Under-Occupied, and Accessible Units [24 CFR 983.259]
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Family Right to Move [24 CFR 983.260] 

Family Break-Up 
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16-VII.D. EXCEPTIONS TO THE OCCUPANCY CAP [24 CFR 983.262 AS AMENDED 
BY HERA AND HOTMA] FOR CONTRACTS EXECUTED PRIOR TO MTW 
DESIGNATION 
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PART VIII: DETERMINING RENT TO OWNER 

16-VIII.A. OVERVIEW 

 

16-VIII.B. RENT LIMITS [24 CFR 983.301] 
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Certain Tax Credit Units [24 CFR 983.301(c)] 

Definitions

 qualified census tract 

Tax credit rent

Use of FMRs, Exception Payment Standards, and Utility Allowances [24 CFR 
983.301(f)] 

Redetermination of Rent [24 CFR 983.302] 
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Rent Increase 

Rent Decrease 

Notice of Rent Change

AHA-owned Units [24 CFR 983.301(g)] 

16-VIII.C. REASONABLE RENT [24 CFR 983.303] 

When Rent Reasonable Determinations are Required 
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How to Determine Reasonable Rent 

Comparability Analysis 

AHA-owned Units 

Owner Certification of Reasonable Rent 

16-VIII.D. EFFECT OF OTHER SUBSIDY AND RENT CONTROL 
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Other Subsidy [24 CFR 983.301 and 983.304] 

Combining Subsidy 

Rent Control [24 CFR 983.305] 

PART IX: PAYMENTS TO OWNER 

16-IX.A. HOUSING ASSISTANCE PAYMENTS [24 CFR 983.351] 
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16-IX.B. VACANCY PAYMENTS [24 CFR 983.352] 



 

Administrative Plan  Chapter 16-40 December 2022June 2023 

 

16-IX.C. TENANT RENT TO OWNER [24 CFR 983.353] 

 

Tenant and AHA Responsibilities 

Utility Reimbursements 

16-IX.D. OTHER FEES AND CHARGES [24 CFR 983.354] 

Meals and Supportive Services 
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Other Charges by Owner 
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CHAPTER 17  

FAMILY SELF-SUFFICIENCY PROGRAM 

INTRODUCTION 
 

PART I. OVERVIEW OF THE PROGRAM 

17-I.A. OVERVIEW  
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17-I.B PURPOSE (24 CFR 984.101) 

17-I.C. NON-DISCRIMINATION (24 CFR 5.105) 

 

17-I.D. G. PROGRAM COORDINATING COMMITTEE (24 CFR 984.202)  
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PART II. RECRUITMENT AND ELIGIBILITY 

 

17-II.A.D. ESTIMATE OF PARTICIPATING FAMILIES (24 CFR 984.201) 
 

17-II.B.E.RECRUITMENT (24 CFR 984.201)  
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17-II.C. ELIGIBILITY (24 CFR 984.201)   
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17-II.D. HEAD OF FSS FAMILY LEAVES ASSISTED UNIT  

 

 

PROGRAM COORDINATING COMMITTEE (24 CFR 984.202)  
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17-II.E. H. APPLICATION AND SELECTION PROCESS (24 CFR 984.203) 
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PART III: CONTRACT OF PARTICIPATION AND PROGRAM PARTICIPATION 

17-III.A. I.ASSESSMENT AND INDIVIDUAL TRAINING AND SERVICES PLAN (ITSP) 
(24 CFR 984.303 (b)(2)) 

 

17-III.B.J. CASE MANAGEMENT 
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17-III.C.K. CONTRACT OF PARTICIPATION (24 CFR 984.303) 
 

*
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(for 
purposes of the FSS program only)

h) Contract of Participation Extension

good cause
Good Cause

o

o

o
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17-III.D.L. TERMINATION OF CONTRACT OF PARTICIPATION (24 CFR 984.303 (H)) 

Termination of the Contract of Participation Reasons 
 

Hearing Procedures 

PART IV. ESCROW ACCOUNT 



 

Administrative Plan  Chapter 17-11 May 2023December 2022 

 

17-IV.A.M. ESCROW ACCOUNT IMPLEMENTATION (24 CFR 984.305) 
 

Establishing Escrow Account

Forfeiture of Escrow Account
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17-IV.BN. ESCROW DISBURSEMENTS (24 CFR 984.305 (c))  

Partial Disbursement of Escrow Account Funds to FSS Participant

Qualifications for partial Disbursements
a.

  

b.

c.

f.

a)o
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b)o

o

17-IV.C DISBURSEMENT OF ESCROW IN CASES OF CONTRACT TERMINATION 

o

o

o

o

 
 

  

 

 

  
 

 DISBURSEMENT OF ESCROW IN CASES OF CONTRACT TERMINATION 
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PART V. PORTABILITY  

17-V.AO. PORTABILITY OVERVIEW (24 CFR 984.306)  
 

17-V.B. OUTGOING PORTABILITY
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a.

b.

a.

b.
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17-V.C. INCOMING PORTABILITY

a.

b.
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CHAPTER 18 

HUD-VASH PROGRAM 

INTRODUCTION

 

PART I. OVERVIEW OF THE PROGRAM 

18-I.A.  OVERVIEW 
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18-I.B.  RESPONSIBILITIES UNDER PROGRAM 

PART II. ELIGIBILITY AND ADMISSION 

18-II.A. ELIGIBILITY 
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must
must

not

only

new after

18-II.B. ACCEPTABLE DOCUMENTATION:  
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18-II.C. INCOME TARGETING: 

PART III. CONTINUED OCCUPANCY 

18-III. A. LEASING 

18-III. B. UNIT INSPECTIONS 

18-III. C. PORTABILITY AND TRANSFERS  

always



 

Administrative Plan  Chapter 18-5 May 2023December 2022 

 

PORTABILITY WITHIN CATCHMENT AREA OF INITIAL VAMC OR CBOC  

PORTABILITY BEYOND CATCHMENT AREA OF INITIAL VAMC OR CBOC 

PORTABILITY WHEN CASE MANAGEMENT IS NO LONGER REQUIRED  
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18-III. D. FAMILY BREAK-UP  

 

PART IV. TERMINATION 

may

not

PART V. MORE INFORMATION 
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HUD-VASH OPERATING REQUIREMENTS

HUD-VASH QUESTIONS AND ANSWERS 

HUD-VASH REFERENCE GUIDE 

 
HUD-VASH 101 WEBINAR HUD-VASH 101 SLIDES

 

HUD-VASH BEST PRACTICES - VERSION 1.0
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CHAPTER 19 

EMERGENCY HOUSING VOUCHERS/ STABILITY VOUCHERS 
Effective July 21, 2021 

 

INTRODUCTION 

 

PART I.  OVERVIEW OF THE PROGRAM 

19-I.A.  OVERVIEW OF EMERGENCY HOUSING VOUCHERS (EHV) 
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19-I.B.  OVERVIEW OF STABILITY VOUCHERS (SV) 

19-I.CB.  FUNDING AND USES OF FUNDING 

ADMINISTRATIVE FEES 

On-going monthly administrative fee

Preliminary Fee
Placement Fee/Expedited Issuance Reporting Fee

Service Fee

QUALIFIED ACTIVITIES FOR ONE-TIME ADMINISTRATIVE FEES FOR EHV 

Each EHV household shall be eligible for up to $3500 of services; choice and 
 

1) Housing Search Assistance if unavailable through the CoC 

2) Security Deposit if unavailable through the CoC 
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Owner-related Uses

4) Other Eligible Uses 

 

QUALIFIED ACTIVITIES FOR ONE-TIME SPECIAL FEES FOR SV 

Owner incentive
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2) Security Deposit if unavailable through the CoC 

3) Application Fees 

19-I.DC.  RESPONSIBILITIES UNDER PROGRAM 

PART II. ELIGIBILITY AND ADMISSION 

19-II.A. ELIGIBILITY 
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19-II.B. DENIAL OF ASSISTANCE 

19-II.C. REFERRAL TO PROGRAM 

19-II.D. PREFERENCES 
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19-II.E. VERIFICATIONS AND CORRECTION OF OMISSIONS AND ERRORS 

 

19-II.F. HOUSING SEARCH 

19-II.G. VOUCHER ISSUANCE 

Voucher Term, 
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Extensions, and Suspensions Extensions of Voucher Term

19-II.H. PORTABILITY  

PART III. CONTINUED OCCUPANCY 

19-III.A. APPLICABILITY OF ALL REQUIREMENTS FOR CONTINUE OCCUPANCY 

PART IV.  TERMINATION AND REISSUANCE 

19-IV.A. REISSUANCE 

19-IV.B. TERMINATION  

19-IV.C. TERMINATION OF ASSISTANCE DUE TO UNDER FUNDING EHV 
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GLOSSARY 

 
A. ACRONYMS USED IN SUBSIDIZED HOUSING

AAF

ACC  

CFR 

ELI

FICA  

FMR

FY  

FYE  

GR

HAP  

HQS  

HUD 

IRA  

MSA 

MTW   

PHA   

PMSA 

PS  
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QC  

RFTA  

SRO

SSMA 

TR

TTP

UA  

URP

VAWA  

B. GLOSSARY OF TERMS IN SUBSIDIZED HOUSING

1937 ACT.  

ADMINISTRATIVE PLAN. 

 

ABSORPTION. 

ACC RESERVE ACCOUNT (FORMERLY "PROJECT RESERVE"). 

 

ADA. 

ADJUSTED INCOME.

ADMINISTRATIVE FEE. 

ADMINISTRATIVE FEE RESERVE (Formerly "Operating reserve"). 

 

ADMISSION.
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ANNUAL BUDGET AUTHORITY. 

ANNUAL CONTRIBUTIONS CONTRACT (ACC).

ANNUAL INCOME.

ANNUAL INCOME AFTER ALLOWANCES.

APPLICANT. 

ASSETS.

ASSISTED TENANT.

BUDGET AUTHORITY. 

 

CERTIFICATE. 

CERTIFICATE PROGRAM.  

CHILD CARE EXPENSES.

CO-HEAD. 

 

CONGREGATE HOUSING. 
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CONSOLIDATED ANNUAL CONTRIBUTIONS CONTRACT. 

CONTIGUOUS MSA.
 

CONTINUOUSLY ASSISTED. 

 

CONTRACT.

CONTRACT RENT.

COOPERATIVE. 

COVERED FAMILIES. 

DATING VIOLENCE.

DEPENDENT.

DISABILITY ASSISTANCE EXPENSE.
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DISABLED FAMILY.

DISABLED PERSON. 

DISPLACED PERSON/FAMILY. 

DOMESTIC VIOLENCE.  

DOMICILE. 
 

DRUG-RELATED CRIMINAL ACTIVITY. 

 

DRUG TRAFFICKING. 

 

ECONOMIC SELF-SUFFICIENCY PROGRAM. 

ELDERLY FAMILY.

 

ELDERLY HOUSEHOLD.

ELDERLY PERSON.
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ELIGIBILITY INCOME.

ELIGIBLE FAMILY .

EXCEPTIONAL MEDICAL OR OTHER EXPENSES.

EXCEPTION RENT. 
 

EXCESS MEDICAL EXPENSES.

EXTREMELY LOW-INCOME FAMILY.

FAIR HOUSING ACT. 

FAIR MARKET RENT (FMR).

 Federal 
Register.

FAMILY. 

FAMILY OF VETERAN OR SERVICE PERSON.
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FAMILY RENT TO OWNER. 
 

FAMILY SELF-SUFFICIENCY PROGRAM (FSS PROGRAM). 

FAMILY SHARE.

FAMILY UNIT SIZE.
 

FMR/EXCEPTION RENT. 

 

FOSTER CHILD CARE PAYMENT.

FULL-TIME STUDENT.

FUNDING INCREMENT. 
 

GROSS FAMILY CONTRIBUTION.
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GROSS RENT.

GROUP HOME.

HAP CONTRACT.  

HEAD OF HOUSEHOLD. 

HOUSING AGENCY. 

HOUSING AND COMMUNITY DEVELOPMENT ACT OF 1974.

 

HOUSING ASSISTANCE PAYMENT.

HOUSING ASSISTANCE PAYMENTS CONTRACT.

HOUSING QUALITY STANDARDS (HQS). 

HUD.  

HUD REQUIREMENTS. 

IMMEDIATE FAMILY MEMBER
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IMPUTED ASSET.

IMPUTED INCOME.

IMPUTED WELFARE INCOME. 

 

INCOME.

INCOME FOR ELIGIBILITY.

INITIAL PHA.

INITIAL PAYMENT STANDARD.

INITIAL RENT TO OWNER.

INTEREST REDUCTION SUBSIDIES.

JURISDICTION. 

LANDLORD.

LEASE.

LEASE ADDENDUM.
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LIVE-IN AIDE. 

 

LOCAL PREFERENCE. 
 

LOW-INCOME FAMILY.  

MANUFACTURED HOME. 

MEDICAL EXPENSES.

MINOR.

MIXED FAMILY.

MONTHLY ADJUSTED INCOME.

MONTHLY INCOME.

MOVING TO WORK (MTW).  

NATIONAL. 

NEAR-ELDERLY FAMILY.
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NECESSARY SUPPORTIVE SERVICES.

NEGATIVE RENT.

NET FAMILY ASSETS.

NET FAMILY CONTRIBUTION.

NON CITIZEN.

OCCUPANCY STANDARDS. [Now referred to as Subsidy Standards] 

 

OWNER.

PARTICIPANT.

PAYMENT STANDARD.  

PERSON WITH DISABILITIES.
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PHA PLAN

PORTABILITY. 

PREMISES. 

PROCESSING ENTITY.  

 

PROGRAM.

PROGRAM RECEIPTS
 

PUBLIC ASSISTANCE.

PUBLIC HOUSING AGENCY (PHA).

REASONABLE RENT.

 

RECEIVING PHA. 
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RECERTIFICATION.

REGULAR TENANCY.

REMAINING MEMBER OF TENANT FAMILY.

RENT TO OWNER.

RESIDENCY PREFERENCE

RESIDENCY PREFERENCE AREA

RESPONSIBLE ENTITY.

SECRETARY.

SECTION 8. 
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SECURITY DEPOSIT.

SERVICE PERSON.

SHARED HOUSING.

SINGLE PERSON.

SINGLE ROOM OCCUPANCY (SRO) HOUSING

SPECIAL ADMISSION.

SPECIAL HOUSING TYPES.

SPECIFIED WELFARE BENEFIT REDUCTION. 

SPOUSE.

STALKING.  

SUBSIDIZED PROJECT.
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SUBSIDY STANDARDS.

SUBSTANDARD UNIT.

SUSPENSION/TOLLING.

TENANCY ADDENDUM.

TENANT. 

TENANT RENT.

TOTAL TENANT PAYMENT (TTP).

UNIT.

UTILITIES.

UTILITY ALLOWANCE.
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UTILITY REIMBURSEMENT.

UTILITY REIMBURSEMENT PAYMENT.

VACANCY LOSS PAYMENTS.

VERY LOW INCOME FAMILY.

VETERAN. 

VIOLENT CRIMINAL ACTIVITY. 

VOUCHER (rental voucher). 

VOUCHER HOLDER.

VOUCHER PROGRAM. 

WAITING LIST. 
 

WAITING LIST ADMISSION.
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WELFARE ASSISTANCE.

WELFARE-TO-WORK (WTW) FAMILIES.

C. GLOSSARY OF TERMS USED IN THE NONCITIZENS RULE 

CHILD. 

CITIZEN. 

EVIDENCE OF CITIZENSHIP OR ELIGIBLE STATUS. 

HEAD OF HOUSEHOLD. 

HUD.

INS. 

MIXED FAMILY. 

NATIONAL. 

NONCITIZEN. 

PHA.  

RESPONSIBLE ENTITY. 

  

SECTION 214. 
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SPOUSE. 

 



    

 

To: Honorable Chair and Members of the Board of Commissioners 
 

From:  
  

Sylvia Martinez, Director of Housing Development  

Date:  
  

June 21, 2023  

Re: Approve a Predevelopment Loan NTE $4 million from Capital 
Impact for The Poplar (2615 Eagle Avenue) and Authorize the 
Executive Director to negotiate and Execute all Loan Documents.  

BACKGROUND 
The Housing Authority of the City of Alameda (AHA) purchased the property at 2615 
Eagle Avenue in April 2022 in order to develop the site as affordable housing.  AHA 
anticipates that the site will serve 40-50 families, with up to 25% supportive housing 
units if required by funding sources. 
  
To date, AHA has advanced funding to purchase the property and conduct necessary 
due diligence for the purchase, for a total of $2,750,000.  At present, AHA has no long-
term financing commitment to this project beyond the option to ground lease valued at 
$2.5 million to Island City Development in April 2022. 
  
The Poplar development is moving more slowly due to the acceleration of other pipeline 
projects (such as North Housing and Poppy Place/hotel conversion).  Additional funding 
applications for this project require a more established design and development 
scheme, planned for late 2023.  Further, some of the derelict buildings on the site 
should be demolished to provide better security.  The anticipated cost of design and 
demolition is at least $750,000 over the next 12 months and currently, a source to cover 
these costs is not available, as the AHA Reserve Policy is at capacity.  Predevelopment 
funding in 2023 would allow The Poplar to target its main funding applications in mid-to-
late 2024.  
 
DISCUSSION 
Staff received a predevelopment loan term sheet with very favorable terms from Capital 
Impact Partners (attached), a  Community Development Financial Institution.  This loan 
can provide complete repayment of AHA's current and future predevelopment 
investments into this development, and any fees and carrying costs would be recovered 
by the future development.  The term of the loan is up to 5 years and can be prepaid at 
any time.  The predevelopment loan can be sized up to 150% of the appraised value of 



the land and would be secured with a first trust deed on the property.  The staff 
estimates a loan of between $3,750,000 and $4,000,000.  The uses of this loan would 
be to repay all of AHA’s current outlay for acquisition and due diligence, and then to 
fund design, entitlement, and demolition costs that can prepare the site for the new 
development and provide readiness for funding applications.   
 
FISCAL IMPACT 
The recommended approval of this loan allows AHA’s current short-term commitments 
to this development to be carried by a third party, which will allow AHA to fund other 
short-term obligations of the North Housing Master Plan infrastructure (see related 
agenda item this month). Carrying costs and fees will be included in the loan and 
anticipated to be recovered by the future development at the 2615 Eagle Avenue site. 
  
Because of the philanthropic source of Capital Impact’s funding, the interest rate for this 
loan is at 2%, which is an extremely low rate for working capital funding.  
 
CEQA 
Not applicable  
 
RECOMMENDATION 
Approve a Predevelopment Loan NTE $4 million from Capital Impact for The Poplar 
(2615 Eagle Avenue) and Authorize the Executive Director to negotiate and Execute all 
Loan Documents.  
 
ATTACHMENTS 
1. Att 1 The Poplar Term Sheet 05.15.23 
 
Respectfully submitted, 

 
Sylvia Martinez, Director of Housing Development 













    

 

To: Honorable Chair and Members of the Board of Commissioners 
 

From:  
  

Sylvia Martinez, Director of Housing Development  

Date:  
  

June 21, 2023  

Re: Authorize the Executive Director To Fund North Housing Master 
Plan Costs of $4,000,000 with Short to Midterm Use of Reserves, 
Agency Funds, and MTW Funds.  

BACKGROUND 
The Housing Authority of the City of Alameda (AHA) is leading the development of the 
12-acre North Housing parcel redevelopment at the former Alameda Naval Air Station 
(NAS), formerly known as Coast Guard Housing, under a homeless accommodation 
conveyance, alongside partners Alameda Point Collaborative (APC) and Building 
Futures. The North Housing parcel was successfully transferred to Housing Authority 
ownership on May 30, 2019. The Board approved the Agency’s Vision for the North 
Housing site at its August 2019 meeting. On August 17, 2020, the Planning Board 
approved the Development Plan, and on September 15, 2020, the City Council 
approved the Tentative Map. 
  
 The Housing Authority of the City of Alameda (AHA) is the master developer of North 
Housing, and is responsible for site preparation, demolition, and infrastructure. On 
behalf of all 12 acres, AHA has undertaken demolition of existing buildings and 
entitlement approvals, and incurred holding costs for security, fencing, and landscaping. 
  
 In addition, AHA has supported Island City Development (ICD) in its active 
development of approximately 3 acres (Block A), which is the first phase of North 
Housing, with a total of 155 apartments, to be built in three separate projects. ICD is the 
developer of the three projects and has received options to ground lease for the three 
projects: Estuary I, Estuary II, and Linnet Corner. ICD has also received Reserve Policy 
permanent loan commitments totaling $12,938,000 for these three projects, and a 
$7,500,000 predevelopment loan. ICD has used the predevelopment loan to pay for 
AHA’s demolition, site preparation, and other holding costs.      Like Rosefield Village 
and other projects, it was anticipated that the predevelopment loan will be rolled into the 
permanent commitment as each project begins construction. 
  
Please see previous Board reports for project details.  



 
DISCUSSION 
Because many of the initial costs were shared among all 12 acres, the $7,500,000 
predevelopment loan to ICD was used for all demolition and entitlement work and is 
nearly expended.  A significant portion of the expenditures were actually undertaken on 
behalf of the nine acres that are still part of the AHA Master Plan, not the Block A 
projects that are being developed by ICD.   The Block A buildings plan to start 
construction in early 2024, if current funding applications are successful. To avoid the 
wet season in early 2024, AHA plans to undertake soil stabilization work for Block A in 
the summer of 2023.  AHA will be reimbursed for the Block A work from ICD first 
through its predevelopment loan, and then as part of each separate project’s financial 
package. 
  
At this juncture, the early site preparation, entitlement, holding, and design costs need 
to start to be properly allocated to each project on a fair and equitable basis. Staff has 
discussed the potential split alternatives with its financial, audit, and legal consultants, 
and has determined to use the ‘unit share’ of the proposed 586 units in the 12-acre site 
development plan. So, for instance, the Estuary I project of 45 apartments will have a 
pro rata share of 45/586 or 7.68% of the shared costs. 
  
 The attached chart shows the different pro rata share of currently incurred costs for the 
three separate Block A projects (Estuary I, Estuary II, and Linnet Corner), as well as a 
“Master Plan’ share which is attributable to the 9 remaining acres that have incurred 
costs but do not have planned project activities. As can be seen from the chart, the 
remaining Master Plan share is the largest allocation. The Master Plan costs (9 acres) 
are currently AHA’s responsibility, as they have not been assigned to specific projects 
and are planned to be developed in the future.  ICD is not yet involved in those 
additional parcels and projects. 
  
The remaining Master Plan share of approximately $4,000,000 is not currently 
considered in the 2022 Reserve Policy or other funding plan. It was anticipated that 
these costs will be covered by future development, but given the current pipeline, such 
remaining developments may not come about for the next 5 to 15 years. 
  
The remaining costs to be used at North Housing (9 acres) will be provided from an 
internal agency loan of approximately $4,000,000. A small cushion has been added for 
ongoing holding costs over time to round to $4,000,000. Staff is recommending a blend 
of short-term and longer-term sources to offset the $4m of costs allocated to Blocks B-D 
in the master plan budget held by AHA. The sources of this loan could be a mixture of 
available funds, including: 
  
 Internal Loan -  Sample Funding Sources: 

1. Repayments of up to $1,800,000 to Agency expenditures from the initial 
purchase and due diligence on Poplar/2615 Eagle Avenue (see related report on 
a predevelopment loan on this month’s agenda).  



2. Prior year (2022-23) Cash Flow of $1,200,000. This funding has accrued but is 
not currently dedicated in the AHA Reserve Policy. 

3. Short to midterm MTW fund use of $1,000,000. MTW loan funds can support 
affordable housing development and are contemplated in the AHA General Plan.  

 
The $4,000,000 internal loan for AHA will partially re-pay the existing ICD 
predevelopment loan of $7,500,000.  ICD will then have the capacity to cover time-
sensitive Block A costs. The internal AHA loan will cover the existing predevelopment 
costs for Blocks B-D. 
  
AHA's Master Plan Timing: 
The master plan infrastructure and soil stabilization work are best done in dry weather, 
as rain can cause serious delays and extra costs. Staff recommends that the work begin 
in August 2023, to be completed by November 2023. Staff will bring the contracts for 
this work to the Board for approval in July 2023. (The GC is already selected so this 
should not be an extensive process.) 
  
Staff estimates that the funding plan term for the Master Plan costs of $4,000,000 must 
be for a minimum of 5 years but may stretch to 15 years or more. Utilizing short-term 
avenues, such as the liquidity of an additional predevelopment loan is possible, but AHA 
would incur interest costs and would need to provide progress reports on what might be 
a slow-moving site. 
  
 Alternatively, an internal or MTW loan could be repaid by developer fees, additional 
cash flow from AHA operations, or other new sources in the next five years. No interest 
would need to be charged, and there would be no reporting beyond the Board review. 
  
The long term solution is to charge the future projects on the nine acres (Blocks B-D) for 
these costs. This alternative has a timing issue. The future projects that will generate 
431 additional units at North Housing will eventually be able to carry these costs are 
fairly far down the horizon at this juncture, and there is a short-term need for this capital 
now.  
 
FISCAL IMPACT 
Bringing forward three projects on one-fourth of the acreage at North Housing at one 
time, as well as the overall demolition and entitlement activities on all 12 acres, has 
been an ambitious proposal. Nevertheless, the combination of activities has already 
garnered cost savings in entitlement, design, and site preparation. Now that one or 
more of the projects is moving forward, the larger costs of preparing the Block A site 
must be covered. 
  
 The internal loan proposed in this funding plan can be repaid from future developer 
fees or agency cash flow that the Board approves for use via the Reserve Policy. 
However, in compliance with Board policy and directives in previous actions, AHA is 
turning its cash reserves into investments in the provision of new affordable homes in 



the City of Alameda. This creates a long-term change in the available reserve balances 
at the agency. For instance, once Poppy Place (Webster Street Hotel Conversion) and 
the Block A developments have broken ground, the reserve balance will drop to about 
45% of its current size. 
  
 A comparison of the current balance, 12/31/2023 projected balance, and 12/31/2024 
projected balance is below: 
  
  

 
 
AHA anticipates investing over $20 million dollars in North Housing Block A and Poppy 
Place (Webster Hotel) developments over the next 18-24 months.  The 2024 estimate 
assumes that the cash balance at the agency is being reserved for operations\liquidity 
and preservation activities, as the funds initially proposed for housing production will 
have been invested in current developments by that time. This means that certain 
projects, including The Poplar (2615 Eagle) and major recapitalizations of current 
properties need to find outside financing to move forward. For this reason, they are 
shown as ‘secondary’ priorities in the  attached presentation.  The Reserve Policy 
investments are long-term loans from AHA, and remain on its balance books as long-
term assets, in addition to creating much needed affordable homes in the community.   
  
 
CEQA 
Not Applicable.  
 
RECOMMENDATION 
 Authorize the Executive Director To Fund North Housing Master Plan Costs of 
$4,000,000 with Short to Midterm Use of Reserves, Agency Funds, and MTW Funds.  
 
ATTACHMENTS 
1. Att 1_Summary of Costs Incurred and Proposed Pro Rata Shares 
2. Att 2_NH Master Plan Funding Presentation 
 
Respectfully submitted, 



 
Sylvia Martinez, Director of Housing Development 



Att 1
Summary of Costs Incurred and Proposed Pro Rata Shares

Description Spent To Date

Demolition and 12-acre Site Development Plan Costs $4,200,000
Block A Predevelopment Costs - only split among Block A projects $1,750,000
Land Carrying Costs $550,000

6,500,000$          
By Project
Estuary I - pro rata share of demo and site development costs $325,000
Estuary I - pro rata share of Block A predevelopment costs $590,000
Estuary I - pro rata share of land carrying costs $45,000

$960,000
Estuary II - pro rata share of demo and site development costs $330,000
Estuary II - pro rata share of Block A predevelopment costs $590,000
Estuary II - pro rata share of land carrying costs $45,000

$965,000
Linnet Corner - pro rata share of demo and site development costs $460,000
Linnet Corner - pro rata share of Block A predevelopment costs $590,000
Linnet Corner - pro rata share of land carrying costs $60,000

$1,110,000
Demolition and 12-acre Site Development Plan Costs - remaining 9-acre/431 units' share $3,065,000
Land Carrying Costs - remaining 9-acre/431 units' share $400,000

$3,465,000

6,500,000$          
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