TENANT SELECTION PLAN

Kateri House

PURPOSE:  To explain how applicants will be selected for vacant units as they become available at the above properties unless specifically addressed in the Management Plan.

PROVISIONS:

Applications shall be selected for processing as follows:

A. Applicants whose gross household income is at or below 50% of the area median income as determined annually by HUD for the Seattle-Everett PMSA, adjusted for household size.  

B. A Local Preference shall be given to Applicants whose gross household income is at or below 30% of the area median income as determined annually by HUD for the Seattle-Everett PMSA, adjusted for household size and who are currently in homeless programs; paying more than 50% of their income toward rent; or who are at risk of displacement.  

Priority vs. Eligibility and Suitability:  The fact that an applicant qualifies for a Local Preference does not mean automatic qualification for admission as a suitable resident.  Priority establishes an order of selection for processing, but they do not play a part in determining eligibility or suitability.  Priority holders must be otherwise eligible AND suitable for occupancy as defined in the Suitability Criteria.


Discrimination Prohibited:  There shall be no discrimination in the selection or assignment of applicants on the basis of race, color, religion, national origin, sex, sexual orientation, marital status, age, veteran status, family status, handicap, or the presence of any sensory, mental or physical disability.

Opening and Closing of Waiting lists:  Kateri House’s waiting list is continually open.  Only by resolution of the Kateri Housing Association Board will the waiting list be closed.

 At least 30 business days' notice prior to closing the list will be given. 

Income Range

Applicants must have an Annual Income at the time of admission that does not exceed the Very Low Income Limits (50% AMI) established by HUD.

In compliance with the Quality Housing and Work Responsibility Act of 1998 (QHWRA), residents will be selected from the wait list so that no less than 40% of available units in any project fiscal year are leased to new tenants who are below 30% of the Area Median Income.     
In chronological order, eligible applicants will be selected from the waiting list whose incomes are at or below the extremely low-income limit to fill the first 40% of expected vacancies in the property.  Once this target has been reached, applicants will be selected in waiting list order.
The primary use of these criteria is to allow more socially and economically integrated communities through efforts of de-concentration of very low-income families and income-mixing.  

Annual Income is the anticipated total income from all sources to be received by the family head and spouse (even if temporarily absent) and by each additional member of the family, including all net income derived from assets for the twelve (12) month period following the effective date of initial determination or reexamination of income exclusive of income that is temporary, non-recurring, or sporadic and exclusive of certain other types of income also as defined in HUD’s Handbook 4350.3.
In accordance with HUD’s student eligibility rule issued in 2006, any financial assistance (in excess of amounts received for tuition) that an applicant receives under the higher Education Act of 1965 from private sources, or an institution of higher education, shall be considered income to that applicant, except for those over the age of 23 with dependent children.  Parental income shall be considered income to student applicants, except for those ages 24 or older; under age 24 and a veteran or married or with a dependent child; and who can show independence from his/her parents.  To establish independence the student applicant must show:  he/she is of “legal contract age” under state law; has established a household separate from parents or legal guardians for at least one year before applying; and not claimed as dependent on parents or guardians tax returns.
Marketing

Marketing strategies will be used to attract a broad cross-section of the eligible population without regard to race, color, religion, sex, or national origin in accordance with the Affirmative Fair Housing Marketing Plan.  Additional efforts will be made to reach those families with incomes at or below 30% of the area median income, through advertising, resources provided by Community Psychiatric Center, and community agencies that service this population.

Application
Applicant must submit a completed application and cooperate in the application process. All adult members of the household must sign the HUD Form 9887 and 9887a, Authorization for the Release of Information, as well as the application form and all supplemental forms required by HUD. Failure of the applicant to complete the various elements of the application process will result in cancellation of the application.  

Eligibility  

In compliance with federal statute and HUD’s regulation, Kateri House is required to determine whether applicants are eligible to occupy subsidized units and receive housing assistance.  
Applicants must be at least 18 years of age and be a person with a disability.

Applicants must provide a Social Security Number or certify that they do not have one.

In order to receive HUD housing assistance, a family member must be a U.S. citizen or eligible immigrant.  Eligible immigrants are persons who are in one of the immigrant categories as specified by HUD.  For further guidance on the Section 214 review, see Manual Section L 12.8-2.

Applicants must not owe a debt to SHA or another public housing authority stemming from participation in any housing program.    

Applicants must not be subject to HUD-required denials of admission based on criminal history.  

Suitability

All applicants will be subject to a background check.  They will be screened to see if they can meet the essential lease requirements, which are:

a) Two years recent successful tenant history.  In accordance with HUD Notice H 2002-22, any applicant who was evicted in the last three years from federally assisted housing for drug-related criminal activity shall be denied admission.  If the applicant has successfully completed an approved, supervised drug rehabilitation program; or circumstances leading to the eviction no longer exist, the household may be considered for admission.

b) No criminal record of drugs or violent related crimes.  In accordance with HUD Notice H 2002-22, any applicant currently engaged in illegal use of drugs or for which there is reasonable cause to believe that the applicant’s illegal use or pattern of illegal use of a drug may interfere with the health, safety, and right to peaceful enjoyment of the property by other residents shall be denied admission.

c) No criminal record of sexual offenses.

d) Two years of sobriety.
Suitability screening applies to all members of the household.  The assessment is made on the basis of current and past behavior.  Judgment based on individual attributes and previous behavior, not attributes of a group.  An applicant may not be excluded from participation in affordable housing programs simply because of characteristics or behavior of a group or class of which the applicant may be a member.  The denial of admission must be based on individual attributes or previous behavior, which demonstrates that an applicant presents an unreasonable risk to the community or other residents or in some other material way, fails to meet suitability criteria.

Rejected Applicants

Applicants will be notified in writing if their application is denied based on a determination that an applicant is not eligible or suitable for the housing requested. The notification will indicate the reasons for the denial, and shall inform the applicant of his or her right to:

a) Submit in writing further information or documentation supporting a claim of suitability or eligibility, within two weeks of the date of notification, and/or 

b) Submit a written request for a meeting with the Senior Property Manager or other staff who was not involved in the initial decision to deny admission, within two weeks of the date of notification.

The applicant will be advised of the final decision on eligibility in writing within 5 business days following the meeting with the Senior Property Manager or other staff. 

Waiting Lists

There is a site-specific wait list for Kateri House.  The wait list shall be ordered by priority and date / time of application.   Refusal of an offer for a unit will result in the applicant being dropped from the waiting list.

Applicants to be progressed from a waiting list are pulled in preference order according to date of application.  

Purge of Waiting List

Annually, all applicants on the wait list will be sent a letter regarding their continued interest in housing.  Applicants must respond to the letter to express their continued interest or their application will be dropped from the wait list.  Applicants may be reinstated back to the wait list on a case-by-case basis for good cause only.  Good cause would be:  applicant was temporarily out of the area and did not receive the mail; applicant experienced a medical emergency; special verifiable circumstances that prevented mail from being received.   

Occupancy Standard

Applicant will be referred to and housed based on one person per unit, single occupancy. 

Unit Transfers

Unit transfers are not allowed except when a medical reason or a need for an accessible unit, certified by a doctor, exists.  Such unit transfers will take priority over applicants on the waiting list for available units.


RESPONSIBILITY:  The Seattle Housing Authority’s Senior Property Manager and Property Manager shall have the responsibility for the implementation of the Tenant Selection Plan including explanation of the policy and related procedures to applicants, residents, other staff, and the general public.  
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