
URBAN FRONTIER LLC HOME UNITS

 TENANT SELECTION POLICY

NOTE:  CONFLICT OF INTEREST

No owner, developer or sponsor of a project assisted with HOME funds (or officer, employee, agent or consultant of the owner, developer or sponsor) may occupy a HOME-assisted affordable housing unit in a project.  This includes themselves or those with whom they have household or business ties, during their tenure or for one year thereafter.

This provision does not apply to an employee or agent of the owner or developer of a rental housing project who occupies a HOME assisted unit as the project manager or maintenance worker, if the employee or agent is otherwise qualified.

APPLICATION 

Urban Frontier LLC owns 8 one-bedroom units funded with HOME funds.  Six are reserved for tenants earning no more than 60% of median income in Pulaski County, and two are reserved for tenants earning no more than 50% of median income in Pulaski County when they move in. 

Applications will be accepted from anyone who wishes to apply for residency and who believes they meet HUD financial guidelines.  Applications will be submitted in the standard Urban Frontier form provided.  The applicant shall pay an application fee set to cover the cost of the criminal background check. The applicant shall cover his or her own costs, if any, of getting the credit report.  Based on the information on the application, applicants will be notified they appear eligible and will be placed on the waiting list, or they will be notified they are not eligible, the reason why, and the steps necessary to appeal the decision.  If there is no waiting list, eligible applicants will be offered a non-negotiable lease in the standard Urban Frontier form.  All initial leases will be for one year, unless another time frame is agreed.  

Applicants will be selected for residency on a first-come, first-serve basis.  An applicant will be offered an available unit or rejected before the unit is offered to the next applicant on the waiting list.  Applicants may reject two (2) units, before their name is removed from the waiting list

MINIMUM AND MAXIMUM INCOME LIMITS FOR OCCUPANCY

Minimum Requirement:

Applicants must show total household income equal to 3 times the monthly rent, unless they are able to provide a credible monthly budget demonstrating low enough living, debt service and other expenses, as well as sufficient stability of income source, to provide assurance that they will be able to cover normal expected living expenses at a lower income level.  In no case will applicants be accepted who are unable to demonstrate household income equal to at least 2 times the monthly rent.  Applicants who currently have a Section 8 voucher or other form of tenant-based assistance are not subject to the foregoing, but must demonstrate sufficient household income to provide assurance that they can cover the portion of their rent which is not covered by assistance, and if requested, a monthly budget demonstrating ability to cover their reasonable expected expenses. 

Maximum Requirement:

The maximum allowable gross income before taxes for 2016 is based on household size as follows:

	
	50% Median Income Units
	60% Median Income Units

	1 Person
	$22,000
	$26,400

	2 Person
	$25,150
	$30,180


The maximum is normally changed yearly by HUD. 

SCREENING CRITERIA
· Positive identification with a picture will be required.  The apartments may only be rented to US Citizens or permanent residents. 
· The apartments may not be rented to full time students.  This is defined as 9 or more hours per semester for undergraduates or 6 or more hours per semester for graduate students.  If there are two adult applicants, one of the applicants may be a full time student. 

· Dogs are not permitted in the T.H. Miller House or in the larger apartment on 13th Street.  Dogs are permitted in the other HOME funded units in the owner’s discretion.

· All tenants must agree that they will not smoke in the units, and otherwise agree with standard lease terms. 

· No lease term less than one year is permitted. 

· A complete and accurate application listing a current and at least one previous rental reference with phone numbers will be required.  If the applicant is employed, the employer reference and phone number is also required.  

· Credit history will be reviewed.  Tenants are required to provide a recent credit report in readable electronic form from at least one national credit rating agency.  Negative credit can be grounds for denying an application. Negative credit is defined as:

1. Bankruptcy reported within 1 year of date of application

2. Bankruptcy reported prior to 1 year from the date of the application and negative information reported following the bankruptcy within the last 3 years

3. Involuntarily repossession within the last three (3) years

4. More than three (3) non-medical collection accounts in the last three (3) years

5. Debts of more than one months’ rent referred to collection

6. Debt service obligations that could impact Applicant’s ability to pay agreed rent. 

· Criminal history will be reviewed.  Tenants are required to allow the Landlord to conduct a criminal background check:

1. Any applicant currently using illegal drugs or possessing illegal drugs shall be denied.

2. Any Tenant reporting a conviction by any court of competent jurisdiction for the illegal manufacture or distribution of a controlled substance shall be denied, unless the Tenant can demonstrate rehabilitation, to the Landlord’s satisfaction.

3. Any individual, with a criminal history which may constitute a direct threat to the health and safety of an individual, or whose tenancy may pose a threat to the complex, or the property of others, shall be denied, unless the Tenant can demonstrate rehabilitation, to the Landlord’s satisfaction.  Examples include, but are not limited to: conviction for rape, arson, child molestation, felony assault or other serious crimes against people or property.

INCOME AND ASSET VERIFICATION – ONGOING COMPLIANCE

· Applicants shall be required to complete all the forms the Landlord may require to establish that they meet the income and asset criteria to qualify for housing funded by HOME funds. Income determinations and calculations for the HOME Program are the same as for the Section 8 program.  All tenants must complete annual updates disclosing their income and assets as a condition of their lease. 

· All income from all sources received by the household head (even if the household head is temporarily absent) and all income received by each additional member of the household who is not a dependent shall be included in annual income.  Specific income sources are excluded by HUD regulations and/or federal statute.  The household’s income sources will be examined for these exclusions.  In addition, all net income derived from assets for the 12-month period following the effective date of any determination of income is included.

· All sources of income will be verified prior to placement in the unit.

REJECTION POLICY

· Applicants may be rejected if:

1. They are ineligible as defined in HUD Manual 4350.3 paragraph 2.7, or as defined by the HOME program requirements, or do not meet the criteria specified in the screening criteria.

2. Household size is not appropriate for the size of unit available

3. Applicant does not meet the screening criteria

4. Applicant is unable or unwilling to disclose information necessary to establish eligibility or fails to complete the application properly

5. The available unit was rented to another tenant who completed the screening and leasing process more quickly than the Applicant. 

· If an application is rejected due to negative credit, criminal history or other information being reported you may:

1) Contact the company that supplied the information to discuss your application.

2) Contact the reporting agency to identify who is reporting unfavorable information.

3) Correct any incorrect information through the reporting agent as per their policy.

4) Upon receipt of the correct information, your application will be re-evaluated for the next available unit.

5) If your application has been denied and you feel that you qualify as a resident despite the steps above you may appeal by letter to management.

6) In the letter you should explain the reasons you believe your application should be approved and request a review of your file.  Within 7 working days of receipt of your letter, your application file will be reviewed and you will be notified of the outcome.

OCCUPANCY STANDARDS

The following table shows the minimum and maximum household size for unit occupancy.  Occupancy by more than two persons per unit will not be allowed, but exceptions can be made if necessary to meet the special circumstances or special needs of a particular household.  Maximum income requirements shall be met in all cases. All units are one bedroom units.  
Occupancy Standards Table

	UNIT SIZE
	MINIMUM
	MAXIMUM

	one bedroom
	1
	2


PLACEMENTS FROM THE WAITING LIST

Households will be placed on a first-come first-serve basis.  Households will be placed into the first available vacancy when their name comes to the top of the waiting list for that unit size.  We do not provide any handicapped accessible units.
NONDISCRIMINATION AGAINST RENTAL ASSISTANCE SUBSIDY HOLDERS

The project will not refuse to lease HOME-assisted units to a Section 8 voucher holder, or to the holder of a comparable document evidencing participation in a HOME tenant-based rental assistance program because of the status of the prospective tenant as a holder of such voucher, or comparable HOME tenant-based assistance document.

FAIR HOUSING

No person shall be discriminated against based on race, color, creed, religion, sex, national origin, age, familial status, sexual orientation or handicap.  This applies to accepting and processing applications, selecting tenants from among eligible applicants, assigning units and certifying and recertifying eligibility for assistance.
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