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Annual PHA Plan 
(Standard PHAs and 
Troubled PHAs) 

U.S. Department of Housing and Urban Development 
Office of Public and Indian Housing 

OMB No. 2577-0226 
Expires:  03/31/2024  

 
 
Purpose.  The 5-Year and Annual PHA Plans provide a ready source for interested parties to locate basic PHA policies, rules, and requirements concerning the 
PHA’s operations, programs, and services, including changes to these policies, and informs HUD, families served by the PHA, and members of the public of 
the PHA’s mission, goals and objectives for serving the needs of low- income, very low- income, and extremely low- income families.     
 
Applicability.  The Form HUD-50075-ST is to be completed annually by STANDARD PHAs or TROUBLED PHAs.  PHAs that meet the 
definition of a High Performer PHA, Small PHA, HCV-Only PHA or Qualified PHA do not need to submit this form.  
 
Definitions.   
 
(1) High-Performer PHA – A PHA that owns or manages more than 550 combined public housing units and housing choice vouchers, and was designated as 

a high performer on both the most recent Public Housing Assessment System (PHAS) and Section Eight Management Assessment Program (SEMAP) 
assessments if administering both programs, or PHAS if only administering public housing. 

(2) Small PHA - A PHA that is not designated as PHAS or SEMAP troubled, that owns or manages less than 250 public housing units and any number of 
vouchers where the total combined units exceed 550. 

(3) Housing Choice Voucher (HCV) Only PHA - A PHA that administers more than 550 HCVs, was not designated as troubled in its most recent SEMAP 
assessment and does not own or manage public housing.   

(4) Standard PHA - A PHA that owns or manages 250 or more public housing units and any number of vouchers where the total combined units exceed 550, 
and that was designated as a standard performer in the most recent PHAS or SEMAP assessments. 

(5) Troubled PHA - A PHA that achieves an overall PHAS or SEMAP score of less than 60 percent. 
(6) Qualified PHA - A PHA with 550 or fewer public housing dwelling units and/or housing choice vouchers combined and is not PHAS or SEMAP 

troubled.   
 

 
A.  

 
PHA Information. 
 

 
A.1 

 
PHA Name:  _____Housing Authority of the City of Milwaukee______________________________ PHA Code: __WI002_____________ 
PHA Type:    Standard PHA    Troubled PHA      
PHA Plan for Fiscal Year Beginning: (MM/YYYY): __01/2024____________  
PHA Inventory (Based on Annual Contributions Contract (ACC) units at time of FY beginning, above)  
Number of Public Housing (PH) Units _2,330__________ Number of Housing Choice Vouchers (HCVs) __7,692__________ 
Total Combined Units/Vouchers ___10,022______________ 
PHA Plan Submission Type:  Annual Submission                      Revised Annual Submission  
 
Availability of Information. PHAs must have the elements listed below readily available to the public.  A PHA must identify the specific 
location(s) where the proposed PHA Plan, PHA Plan Elements, and all information relevant to the public hearing and proposed PHA Plan are 
available for inspection by the public.  At a minimum, PHAs must post PHA Plans, including updates, at each Asset Management Project (AMP) 
and main office or central office of the PHA.  PHAs are strongly encouraged to post complete PHA Plans on their official website.  PHAs are also 
encouraged to provide each resident council a copy of their PHA Plans.   
 
The Housing Authority of the City of Milwaukee has posted a copy of its 2020 to 2024 5-Year Agency Plan, and the 2022 and 
2023 Annual PHA Plan, and the draft of the 2024 Annual PHA Plan on its website, http://www.hacm.org/ for public review.  In 
addition, a copy is located at HACM’s main office at 809 N. Broadway, 3rd Floor, Milwaukee, WI 53202. 
 

 PHA Consortia: (Check box if submitting a Joint PHA Plan and complete table below)   

Participating PHAs PHA Code Program(s) in the Consortia Program(s) not in the 
Consortia 

No. of Units in Each Program 

PH HCV 
Lead PHA:                                                    
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B. 
 

 
Plan Elements 
 

 
B.1 

 
Revision of Existing PHA Plan Elements.   
 
(a)  Have the following PHA Plan elements been revised by the PHA? 
 
Y    N  

    Statement of Housing Needs and Strategy for Addressing Housing Needs   
    Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions.     
    Financial Resources.  
    Rent Determination.   
    Operation and Management.   
    Grievance Procedures.   
    Homeownership Programs.   
    Community Service and Self-Sufficiency Programs.   
     Safety and Crime Prevention.   
     Pet Policy.  
    Asset Management.   
    Substantial Deviation.   
    Significant Amendment/Modification 

 
       

 
(b)  If the PHA answered yes for any element, describe the revisions for each revised element(s): 
 
Statement of Housing Needs and Strategy for Addressing Housing Needs:  Waitlist information was updated to July 2023 info. 
Deconcentration and Other Policies that Govern Eligibility, Selection and Admission:  Updated for information regarding any revisions to the 
ACOP and Administrative Plan and have attached a Deconcentration Policy. Additional attachment summarizing the changes. 
Financial Resources:  This info has been updated based on most current information. 
Grievance Procedures: This info has been updated as part of the Resident Handbook. 
Homeownership Program:   Updated for 2023 outcomes 
Comnunity Service and Self-Sufficiency Plan:  Minor edits to Choice Neighborhood Case Management, Jobs Plus, and Youthbuild sections 
Safety and Crime Prevention:   Minor edits for VAWA training in 2023 or 2024 
 
 
(c)  The PHA must submit its Deconcentration Policy for Field Office review.        
 

 
B.2 

 
 

 
New Activities.  
 
(a)  Does the PHA intend to undertake any new activities related to the following in the PHA’s current Fiscal Year?  
 
 Y    N    

    Hope VI or Choice Neighborhoods.   
    Mixed Finance Modernization or Development.   
    Demolition and/or Disposition.   
    Designated Housing for Elderly and/or Disabled Families.   
    Conversion of Public Housing to Tenant-Based Assistance. 
    Conversion of Public Housing to Project-Based Rental Assistance or Project-Based Vouchers under RAD.    
    Occupancy by Over-Income Families.   
    Occupancy by Police Officers.   
    Non-Smoking Policies.   
    Project-Based Vouchers.  
    Units with Approved Vacancies for Modernization.  
    Other Capital Grant Programs (i.e., Capital Fund Community Facilities Grants or Emergency Safety and Security Grants).  

 
 
 
(b) If any of these activities are planned for the current Fiscal Year, describe the activities.  For new demolition activities, describe any public 
housing development or portion thereof, owned by the PHA for which the PHA has applied or will apply for demolition and/or disposition approval 
under section 18 of the 1937 Act under the separate demolition/disposition approval process. If using Project-Based Vouchers (PBVs), provide the 
projected number of project-based units and general locations, and describe how project basing would be consistent with the PHA Plan. 
 
 

 
B.3 

Progress Report.  
 
Provide a description of the PHA’s progress in meeting its Mission and Goals described in the PHA 5-Year and Annual Plan. 
 

Attachment C 

Attachment J 
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B.4 

 
Capital Improvements. Include a reference here to the most recent HUD-approved 5-Year Action Plan in EPIC and the date that it was approved. 
 
See reference in detail below 

 
B.5 

 
Most Recent Fiscal Year Audit.   
 
(a) Were there any findings in the most recent FY Audit?   
 
Y    N    

     
 

(b) If yes, please describe:   See description in detail on page 63. 
 

C. Other Document and/or Certification Requirements. 
 

C.1 
 
Resident Advisory Board (RAB) Comments.    
 
(a)  Did the RAB(s) have comments to the PHA Plan? 
 
Y     N    

           Attachment D 
 
 

(b) If yes, comments must be submitted by the PHA as an attachment to the PHA Plan.  PHAs must also include a narrative describing their 
analysis of the RAB recommendations and the decisions made on these recommendations. 

 
 

C.2 
 
Certification by State or Local Officials.      Attachment E 
 
Form HUD 50077-SL, Certification by State or Local Officials of PHA Plans Consistency with the Consolidated Plan, must be submitted by the 
PHA as an electronic attachment to the PHA Plan. 
 

 
C.3 

 
Civil Rights Certification/ Certification Listing Policies and Programs that the PHA has Revised since Submission of its Last Annual Plan.  
 
Form HUD-50077-ST-HCV-HP, PHA Certifications of Compliance with PHA Plan, Civil Rights, and Related Laws and Regulations Including PHA Plan 
Elements that Have Changed, must be submitted by the PHA as an electronic attachment to the PHA Plan.  Attachment F 
 

 
C.4 

 
Challenged Elements. If any element of the PHA Plan is challenged, a PHA must include such information as an attachment with a description of 
any challenges to Plan elements, the source of the challenge, and the PHA’s response to the public.   Attachment G 
 

(a) Did the public challenge any elements of the Plan? 
 
Y     N    

     
 

                  If yes, include Challenged Elements.  
 

 
C.5 

 
Troubled PHA.   
(a)  Does the PHA have any current Memorandum of Agreement, Performance Improvement Plan, or Recovery Plan in place? 
Y     N   N/A    

         
 
(b)  If yes, please describe:  See page 64 of 68. 
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D.  

 
Affirmatively Furthering Fair Housing (AFFH).  

 
D.1 

 
Affirmatively Furthering Fair Housing (AFFH). 
 
Provide a statement of the PHA’s strategies and actions to achieve fair housing goals outlined in an accepted Assessment of Fair Housing 
(AFH) consistent with 24 CFR § 5.154(d)(5). Use the chart provided below.  (PHAs should add as many goals as necessary to overcome fair 
housing issues and contributing factors.)  Until such time as the PHA is required to submit an AFH, the PHA is not obligated to complete 
this chart.  The PHA will fulfill, nevertheless, the requirements at 24 CFR § 903.7(o) enacted prior to August 17, 2015. See Instructions for 
further detail on completing this item.  
 

Fair Housing Goal: 
Describe fair housing strategies and actions to achieve the goal  
 
 
 
 

 

Fair Housing Goal: 
Describe fair housing strategies and actions to achieve the goal  
 
 
 
 

 

Fair Housing Goal: 
Describe fair housing strategies and actions to achieve the goal  
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Attachment 
 
B.  Annual Plan Elements 

B.1 Revision of PHA Plan Elements. 
 
Statement of Housing Needs and Strategy for Addressing Housing Needs 
 
HACM will continue to focus on finding ways to meet the affordable housing needs of City of Milwaukee residents, 
including families, elderly, disabled individuals, and minorities with disproportionate housing needs.   In the area of 
shortage of affordable housing, HACM will work to maximize the number of affordable units available by reducing 
turnover time for vacant housing units and minimize the number of units offline due to routine maintenance or renovation 
work and will seek to replace units lost to the inventory through mixed finance development and Section 8 replacement 
housing resources.  HACM will work to improve and maintain Section 8 lease up rates by establishing payment standards 
that are beneficial to families in the City, by effectively screening applicants to increase owner acceptance of the program 
and by marketing the Section 8 program to owners, particularly those outside areas of minority and poverty concentration.  
HACM will participate in the Consolidated Plan development process to ensure coordination with broader community 
strategies.  HACM will also attempt to increase the number of affordable units by considering applying for Section 8 
vouchers as they become available, by leveraging resources in the community through the creation of mixed finance 
housing and through other non-public housing or Section 8-based assistance.  HACM will continue to work with the 
Continuum of Care in addressing the housing needs of Milwaukee’s homeless residents.  In an effort to meet the growing 
needs of families with disabilities, HACM will carry out modifications based on a Section 504 Needs Assessment and will 
continue its work with Independence First to expand homeownership opportunities for families with disabilities.  HACM 
will also conduct activities that affirmatively further fair housing by marketing to racial and ethnic minorities with 
disproportionate housing needs, counseling Section 8 tenants as to location of units outside of areas of poverty or minority 
concentration and marketing the Section 8 program to owners outside of areas of poverty and minority concentration. 
 
Below are the statuses of waiting lists as of July 2023.   Please note that HACM has combined the two general occupancy 
wait lists (one that was previously for “family” developments and one that was previously for “highrise/midrise” 
developments) into one “Public Housing General Occupancy” waitlist.   With the lapse of HACM’s previous designated 
housing plan, these are both considered public housing general occupancy and the 2 waiting lists are treated as one 
consolidated general occupancy wait lists when wait list pulls are conducted.    
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Housing Needs of Families on the Waiting List 

 
Waiting list type: (select one) 

      Section 8 tenant-based assistance  
      Public Housing (general occupancy) 
      Combined Section 8 and Public Housing 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/sub jurisdiction: 
 # of families % of total families  Annual Turnover  

 
Waiting list total 20,142  500-600 
Extremely low income <=30% 
AMI 

16,683 82.8%  

Very low income 
(>30% but <=50% AMI) 

2,851 14.2%  

Low income 
(>50% but <80% AMI) 

516 2.6%  

Families with children 6,839 34.0%  

Elderly families (62+) 1,095 5.4%  
Families with Disabilities 6.223 30.9%  
Race - White  3,666 18.2%  
Race – Black  16,851 83.7%  
Race – Asian/Other 1,023 5.1%  
Ethnicity – Hispanic 1,846 9.2%  
 
 
 
 
 
Characteristics by Bedroom 
Size (Public Housing Only) 

   

1BR 13,109 65.1%  
2 BR 3,615 17.9%  
3 BR 2,305 11.4%  
4 BR 939 4.7%  
5 BR 149 0.7%  
5+ BR 25 0.1%  
 Is the waiting list closed (select one)?   No    Yes   
If yes:  
HOW LONG HAS IT BEEN CLOSED (# OF MONTHS)? OPENED IN DEC 2021 

Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 
Does the PHA permit specific categories of families onto the waiting list, even if generally closed? 

  No    Yes (See ACOP) 
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Housing Needs of Families on the Waiting List 

 
Waiting list type: (select one) 

      Section 8 tenant-based assistance (Housing Choice Vouchers) 
      Public Housing  
      Combined Section 8 and Public Housing 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/subjurisdiction:  

 # of families % of total families  Annual Turnover  
 

Waiting list total 11,966             600 
Extremely low income 
<=30% AMI 9,647 80.6%  

Very low income 
(>30% but <=50% 
AMI) 

1,972 16.5% 
 

Low income 
(>50% but <80% AMI) 286 2.4%  

Families with children 5,219 43.6%  
Elderly families 658 5.5%  
Families with 
Disabilities 2,939 24.6%  

Race-White 2,577 21.5%  
Race-Black 9,660 80.7%  
Race-Asian/Other 708 5.9%  
Ethnicity – Hispanic 1,278 10.7%  
 
Characteristics by 
Bedroom Size (Public 
Housing Only) 

   

1BR Not applicable   
2 BR Not applicable   
3 BR Not applicable   
4 BR Not applicable   
5 BR Not applicable   
5+ BR Not applicable   
 Is the waiting list closed (select one)?   No    Yes   
If yes: How long has it been closed (# of months)? Opened in Dec 2021 
Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 
Does the PHA permit specific categories of families onto the waiting list, even if generally closed?   No  

  Yes (See Administrative Plan) 
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Housing Needs of Families on the Waiting List 

 
Waiting list type: (select one) 

      Section 8 tenant-based assistance  
      Public Housing  
      Project-Based Section 8 Site-Based (Cherry Court) 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/subjurisdiction: 
 # of families % of total families  Annual Turnover  

 
Waiting list total 2,905  

 

Extremely low income 
<=30% AMI 2,635 90.7%  

Very low income 
(>30% but <=50% 
AMI) 

211 7.3% 
 

Low income 
(>50% but <80% AMI) 44 1.5%  

Families with children 105 3.6%  
Elderly families 269 9.3%  
Families with 
Disabilities 1,775 61.1%  

Race-White 597 20.6%  
Race - Black 2,343 80.7%  
Race—Asian/Other 145 5.0%  
Ethnicity – Hispanic 214 7.4%  

 
Characteristics by 
Bedroom Size (Public 
Housing Only) 

   

1BR 2,905 100.0%  
2 BR N/A   
3 BR N/A   
4 BR N/A   
5 BR N/A   
5+ BR N/A   
 Is the waiting list closed (select one)?   No    Yes   
If yes: How long has it been closed (# of months)  -Opened in September 2020 
Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 
Does the PHA permit specific categories of families onto the waiting list, even if generally closed?   No  

  Yes 
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Housing Needs of Families on the Waiting List 
 
Waiting list type: (select one) 

      Section 8 tenant-based assistance  
      Public Housing  
      Project-Based Section 8 Site-Based (Highland Gardens) 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/subjurisdiction: 
 # of families % of total families  Annual Turnover  

 
Waiting list total 4,520  

 

Extremely low income 
<=30% AMI 4.080 90.3%  

Very low income 
(>30% but <=50% 
AMI) 

363 8.0% 
 

Low income 
(>50% but <80% AMI) 58 1.3%  

Families with children 676 15.0%  
Elderly families 468 10.4%  
Families with 
Disabilities 2,568 56.8%  

Race -White 934 20.7%  
Race -Black 3,623 80.2%  
Race -Asian/Other 241 5.3%  
Ethnicity – Hispanic 359 7.9%  

 
Characteristics by 
Bedroom Size (Public 
Housing Only) 

   

1BR 3,731 82.5%  
2 BR 789 17.5%  
3 BR N/A   
4 BR N/A   
5 BR N/A   
5+ BR N/A   
 Is the waiting list closed (select one)?   No    Yes   
If yes:  
How long has it been closed (# of months)  Opened in September 2020 
Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 
Does the PHA permit specific categories of families onto the waiting list, even if generally closed?   No  

  Yes 
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Housing Needs of Families on the Waiting List 

 
Waiting list type: (select one) 

      Section 8 tenant-based assistance  
      Public Housing  
      Project-Based Section 8 Site-Based (Convent Hill) 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/subjurisdiction: 
 # of families % of total families  Annual Turnover  

 
Waiting list total 4,431  

 

Extremely low income 
<=30% AMI 3,922 88.5%  

Very low income 
(>30% but <=50% 
AMI) 

408 9.2% 
 

Low income 
(>50% but <80% AMI) 85 1.9%  

Families with children 108 2.4%  
Elderly families 734 16.6%  
Families with 
Disabilities 2,859 64.5%  

Race -White 1,191 26.9%  
Race - Black 3.286 74.2%  
Race -Asian/Other 253 5.7%  
Ethnicity- Hispanic 387 8.7%  
 
Characteristics by 
Bedroom Size (Public 
Housing Only) 

   

1BR 4,431 100.0%  
2 BR N/A   
3 BR N/A   
4 BR N/A   
5 BR N/A   
5+ BR N/A   
 Is the waiting list closed (select one)?   No    Yes   
If yes:  
How long has it been closed (# of months)  Opened in September 2020 
Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 
Does the PHA permit specific categories of families onto the waiting list, even if generally closed?   No  

  Yes 
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Housing Needs of Families on the Waiting List  

Waiting list type: (select one) 
      Section 8 tenant-based assistance  
      Public Housing  
      Project-Based Section 8 Site-Based (Lapham Park) 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/subjurisdiction: 
 # of families % of total families  Annual Turnover  

 
Waiting list total 2,935  

 

Extremely low income 
<=30% AMI 2,628 89.5%  

Very low income 
(>30% but <=50% 
AMI) 

243 8.3% 
 

Low income 
(>50% but <80% AMI) 48 1.6%  

Families with children 416 14.2%  
Elderly families 274 9.3%  
Families with 
Disabilities 1,597 54.4%  

Race -White 613 20.9%  
Race--Black 2,372 80.8%  
Race -Asian/Other 153 5.2%  
Ethnicity- Hispanic 222 7.6%  
 
Characteristics by 
Bedroom Size (Public 
Housing Only) 

   

1BR 2,448 83.4%  
2 BR 487 16.6%  
3 BR N/A   
4 BR N/A   
5 BR N/A   
5+ BR N/A   
 Is the waiting list closed (select one)?   No    Yes   
If yes: How long has it been closed (# of months)  Opened in September 2020 
Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 
Does the PHA permit specific categories of families onto the waiting list, even if generally closed?   No  

  Yes 
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Housing Needs of Families on the Waiting List  

Waiting list type: (select one) 
      Section 8 tenant-based assistance  
      Public Housing  
      Project-Based Section 8 Site-Based (Olga Village) 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/subjurisdiction: 
 # of families % of total families  Annual Turnover  

 
Waiting list total 4,144  

 

Extremely low income 
<=30% AMI 3,711 89.6%  

Very low income 
(>30% but <=50% 
AMI) 

344 8.3% 
 

Low income 
(>50% but <80% AMI) 70 1.7%  

Families with children 462 11.2%  
Elderly families 527 12.7%  
Families with 
Disabilities 2,593 62.6%  

Race -White 1,088 26.3%  
Race--Black 3,096 74.7%  
Race -Asian/Other 245 5.9%  
Ethnicity- Hispanic 470 11.3%  
 
Characteristics by 
Bedroom Size (Public 
Housing Only) 

   

1BR 3,575 86.3%  
2 BR 569 13.7%  
3 BR N/A   
4 BR N/A   
5 BR N/A   
5+ BR N/A   
 Is the waiting list closed (select one)?   No    Yes   
If yes: How long has it been closed (# of months)  Opened in September 2020 
Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 
Does the PHA permit specific categories of families onto the waiting list, even if generally closed?   No  

  Yes 
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Housing Needs of Families on the Waiting List  

Waiting list type: (select one) 
      Section 8 tenant-based assistance  
      Public Housing  
      Project-Based Section 8 Site-Based (Holton Terrace) 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/subjurisdiction: 
 # of families % of total families  Annual Turnover  

 
Waiting list total 2,601  

 

Extremely low income 
<=30% AMI 2,373 91.2%  

Very low income 
(>30% but <=50% 
AMI) 

190 7.3% 
 

Low income 
(>50% but <80% AMI) 29 1.1%  

Families with children 91 3.5%  
Elderly families 222 8.5%  
Families with 
Disabilities 1,591 61.2%  

Race -White 606 23.3%  
Race--Black 2,038 78.4%  
Race -Asian/Other 137 5.3%  
Ethnicity- Hispanic 210 8.1%  
 
Characteristics by 
Bedroom Size (Public 
Housing Only) 

   

1BR 2,601 100%  
2 BR N/A   
3 BR N/A   
4 BR N/A   
5 BR N/A   
5+ BR N/A   
 Is the waiting list closed (select one)?   No    Yes   
If yes: How long has it been closed (# of months)  Opened in September 2020 
Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 
Does the PHA permit specific categories of families onto the waiting list, even if generally closed?   No  

  Yes 
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Housing Needs of Families on the Waiting List  

Waiting list type: (select one) 
      Section 8 tenant-based assistance  
      Public Housing  
      Project-Based Section 8 Site-Based (Merrill Park) 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/subjurisdiction: 
 # of families % of total families  Annual Turnover  

 
Waiting list total 2,438 

 
 

 

Extremely low income 
<=30% AMI 2,218 91.0%  

Very low income 
(>30% but <=50% 
AMI) 

184 7.5% 
 

Low income 
(>50% but <80% AMI) 28 1.1%  

Families with children 85 3.5%  
Elderly families 218 8.9%  
Families with 
Disabilities 1,479 60.7%  

Race -White 536 22.0%  
Race--Black 1,943 79.7%  
Race -Asian/Other 130 5.3%  
Ethnicity- Hispanic 195 8.0%  
 
Characteristics by 
Bedroom Size (Public 
Housing Only) 

   

1BR 2,438 100%  
2 BR N/A   
3 BR N/A   
4 BR N/A   
5 BR N/A   
5+ BR N/A   
 Is the waiting list closed (select one)?   No    Yes   
If yes: How long has it been closed (# of months)  Opened in September 2020 
Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 
Does the PHA permit specific categories of families onto the waiting list, even if generally closed?   No  

  Yes 
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Housing Needs of Families on the Waiting List  

Waiting list type: (select one) 
      Section 8 tenant-based assistance  
      Public Housing  
      Project-Based Section 8 Site-Based (Becher Court) 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/subjurisdiction: 
 # of families % of total families  Annual Turnover  

 
Waiting list total 4,012  

 

Extremely low income 
<=30% AMI 3,601 89.8%  

Very low income 
(>30% but <=50% 
AMI) 

334 8.3% 
 

Low income 
(>50% but <80% AMI) 59 1.5%  

Families with children 690 17.2%  
Elderly families 393 9.8%  
Families with 
Disabilities 2,390 59.6%  

Race -White 1,143 28.5%  
Race--Black 2,093 72.4%  
Race -Asian/Other 240 6.0%  
Ethnicity- Hispanic 504 12.6%  
 
Characteristics by 
Bedroom Size (Public 
Housing Only) 

   

1BR 3,158 78.7%  
2 BR 854 21.3%  
3 BR N/A   
4 BR N/A   
5 BR N/A   
5+ BR N/A   
 Is the waiting list closed (select one)?   No    Yes   
If yes: How long has it been closed (# of months)  Opened in September 2020 
Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 
Does the PHA permit specific categories of families onto the waiting list, even if generally closed?   No  

  Yes 
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Housing Needs of Families on the Waiting List  

Waiting list type: (select one) 
      Section 8 tenant-based assistance  
      Public Housing  
      Project-Based Section 8 Site-Based (Scattered Sites) 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/subjurisdiction: 
 # of families % of total families  Annual Turnover  

 
Waiting list total 11,783  

 

Extremely low income 
<=30% AMI 9,632 81.7%  

Very low income 
(>30% but <=50% 
AMI) 

1,897 16.1% 
 

Low income 
(>50% but <80% AMI) 205 1.7%  

Families with children 10,669 90.6%  
Elderly families 119 1.0%  
Families with 
Disabilities 1,639 13.9%  

Race -White 1,943 16.5%  
Race--Black 10,177 86.4%  
Race -Asian/Other 609 5.2%  
Ethnicity- Hispanic 1,170 9.9%  
 
Characteristics by 
Bedroom Size (Public 
Housing Only) 

   

1BR N/A   
2 BR 6,962 59.1%  
3 BR 3,722 31.6%  
4 BR 955 8.1%  
5 BR 144 1.2%  
5+ BR N/A   
 Is the waiting list closed (select one)?   No    Yes   
If yes: How long has it been closed (# of months)  Opened in September 2020 
Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 
Does the PHA permit specific categories of families onto the waiting list, even if generally closed?   No  

  Yes 
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Housing Needs of Families on the Waiting List  

Waiting list type: (select one) 
      Section 8 tenant-based assistance  
      Public Housing  
      Project-Based Section 8 Site-Based (Victory Manor) 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/subjurisdiction: 
 # of families % of total families  Annual Turnover  

 
Waiting list total 3,993  

 

Extremely low income 
<=30% AMI 3,335 83.5%  

Very low income 
(>30% but <=50% 
AMI) 

525 13.1% 
 

Low income 
(>50% but <80% AMI) 107 2.7%  

Families with children 254 6.4%  
Elderly families 389 9.7%  
Families with 
Disabilities 1,504 37.7%  

Race -White 568 14.2%  
Race--Black 3,502 87.7%  
Race -Asian/Other 243 6.1%  
Ethnicity- Hispanic 262 6.6%  
 
Characteristics by 
Bedroom Size (Public 
Housing Only) 

   

1BR 3,993 100%  
2 BR N/A   
3 BR N/A   
4 BR N/A   
5 BR N/A   
5+ BR N/A   
 Is the waiting list closed (select one)?   No    Yes   
If yes: How long has it been closed (# of months)  Opened in September 2020 
Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 
Does the PHA permit specific categories of families onto the waiting list, even if generally closed?   No  

  Yes 
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Housing Needs of Families on the Waiting List  

Waiting list type: (select one) 
      Section 8 tenant-based assistance  
      Public Housing  
      Project-Based Section 8 Site-Based (Westlawn Gardens Midrise) 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/subjurisdiction: 
 # of families % of total families  Annual Turnover  

 
Waiting list total 4,243  

 

Extremely low income 
<=30% AMI 3,782 89.1%  

Very low income 
(>30% but <=50% 
AMI) 

374 8.8% 
 

Low income 
(>50% but <80% AMI) 62 1.5%  

Families with children 202 4.8%  
Elderly families 709 16.7%  
Families with 
Disabilities 2,590 61.0%  

Race -White 674 15.9%  
Race--Black 3,636 85.7%  
Race -Asian/Other 211 5.0%  
Ethnicity- Hispanic 228 5.4%  
 
Characteristics by 
Bedroom Size (Public 
Housing Only) 

   

1BR 4,243 100%  
2 BR N/A   
3 BR N/A   
4 BR N/A   
5 BR N/A   
5+ BR N/A   
 Is the waiting list closed (select one)?   No    Yes   
If yes: How long has it been closed (# of months)  Opened in September 2020 
Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 
Does the PHA permit specific categories of families onto the waiting list, even if generally closed?   No  

  Yes 
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Housing Needs of Families on the Waiting List  

Waiting list type: (select one) 
      Section 8 tenant-based assistance  
      Public Housing  
      Project-Based Section 8 Site-Based (Westlawn Gardens) 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/subjurisdiction: 
 # of families % of total families  Annual Turnover  

 
Waiting list total 18,924  

 

Extremely low income 
<=30% AMI 15,474 81.8%  

Very low income 
(>30% but <=50% 
AMI) 

2,902 15.3% 
 

Low income 
(>50% but <80% AMI) 453 2.4%  

Families with children 9,956 52.6%  
Elderly families 437 2.3%  
Families with 
Disabilities 3,307 17.5%  

Race -White 2,756 14.6%  
Race--Black 16,685 88.2%  
Race -Asian/Other 973 5.1%  
Ethnicity- Hispanic 1,604 8.5%  
 
Characteristics by 
Bedroom Size (Public 
Housing Only) 

   

1BR 8,489 44.9%  
2 BR 5,942 31.4%  
3 BR 3,374 17.8%  
4 BR 934 4.9%  
5 BR 185 1.0%  
5+ BR N/A   
 Is the waiting list closed (select one)?   No    Yes   
If yes: How long has it been closed (# of months)  Opened in September 2020 
Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 
Does the PHA permit specific categories of families onto the waiting list, even if generally closed?   No  

  Yes 
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Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions  
 
Detailed language regarding deconcentration and policies that govern eligibility, selection and admissions for both the low 
rent and Section 8 programs can be found in the Admissions and Continued Occupancy Policy (ACOP) for public housing 
and the Section 8 Administrative Plan.  Both documents are available upon request at all administrative offices and 
housing development locations and on our website at www.hacm.org. 
 
For many years, HACM used the templates and guidance from The Schiff Group, a technical assistance consultant that 
works with public housing authorities (PHAs) for developing changes to its ACOP and Section 8 Administrative Plan.   
 
In 2022, HACM decided to transition to using templates and guidance from another respected national consulting and 
technical assistance firm, Nan McKay, for its ACOP and Administrative Plan. 
 
This has meant that HACM’s plans have a brand new format for both the ACOP and Administrative Plan.   These 
templates have more detail regarding the regulatory basis of the policies, and therefore are longer than the previous one.    
 
A full reading of both plans is recommended for a complete understanding of HACM’s policies and procedures. 
 
 
UPDATE  (APRIL 2023):  On March 13, 2023, HUD released PIH Notice 2023-03, “Supplemental Guidance for 
Implementation of Section 103; Limitation on Public Housing Tenancy for Over-Income Families under the Housing 
Opportunity Through Modernization Act of 2016 (HOTMA).”  HUD made the new provisions effective March 16, 2023, 
with full implementation by June 14, 2023 so that Public Housing Authorities can update necessary changes to their 
Annual Plan and Admissions and Continued Occupancy Policy and obtain appropriate approvals if a significant 
amendment. 
 
This notice provided guidance on HUD’s limitations on continued occupancy in public housing for over-income families.   
Over-income families are families over 120% of area median income.  Public Housing Authorities must choose one of 
two options to follow for over-income families. 
 
According to the statute, after a household’s income has exceeded the over-income limit for 24 consecutive months (the 
“grace period”), a public housing agency (PHA) must: 
 

(1) Terminate the household’s public housing tenancy within six months; or  
 

(2) Charge the household an alternative non-public housing rent (“alternative rent”). The alternative rent must equal 
the greater of the Fair Market Rent (FMR) or the amount of monthly subsidy provided for the unit as determined 
by the amount of Operating and Capital Funds apportioned to a unit.  If this option is selected, the household 
would become a Non-Public Housing Over-Income (NPHOI) family, sign a new lease, and have some different 
requirements from public housing households. 
 

HACM will implement the option to terminate the tenancy of public housing households that are over-income for 24 
consecutive months. 
 
 
UPDATE (JULY 2023):  
Please see the attached summary of changes to the ACOP and Admin Plan proposed for 2024. 
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Updated (July 2023) 
 
Financial Resources:    
 

Financial Resources: 
Planned Sources and Uses 

Sources Planned Amount Planned Uses (for Non-Federal 
funds) 

1.  Federal Grants   
a.  Public Housing Operating Subsidy 

(estimated) 
$6,473,459  

b. Public Housing Capital Fund (estimated) $8,098,245  
c. HOPE VI Revitalization   
d. HOPE VI Demolition   
e. Annual Contributions for Section 8 

Tenant-Based Assistance (estimated) 
$35,191,049 

 
 

f. Public Housing Drug Elimination 
Program (including any technical 
assistance funds) 

  

g. Resident Opportunity and Self-
Sufficiency grants 

  

h.  Community Development Block Grant   
i. Recovery Act Capital Funds   

Other Federal Grants (list below):   
2015 Choice Neighborhood Implementation $668,427  
   

2.  Prior Year Federal Grants (unobligated 
funds only –list below) 

  

Capital Fund Program (CFP) 2019 $444,536  
Capital Fund Program (CFP) 2020 $46,024  
Capital Fund Program (CFP) 2022 $910,202  
Capital Fund Program (CFP)    
Capital Fund Program (CFP)    
   

3.  Public Housing Dwelling Rental Income $8,861,865  
   

4.  Other Income (list below):   
Section 32 Sales -0- Homeownership 
Investment income $2,500 Operations 
Miscellaneous income $488,176 Operations 
   

5.  Non-Federal Sources (list below)   
HACM-owned Housing $8,193,809 Operations 
Investment income $109,600 Operations 
Miscellaneous $2,541,206 Operations 
   
Total Resources $72,029,098  

 
 
  

D R A
 F T



 

 
 

      Page 22 of 67                              form HUD-50075-ST (03/31/2024) 

 
Rent Determination 
 
No changes.   Detailed language regarding rent determination for both the low rent and Section 8 programs can be found 
in the Admissions and Continued Occupancy Policy (ACOP) and the Section 8 Administrative Plan.  Both documents are 
available upon request at all administrative offices and housing development locations. 
 
Operation and Management 
 
The following is a list of many of HACM’s public housing management and maintenance policy documents, manuals and 
handbooks that contain HACM’s rules, standards, and policies that govern maintenance and management of public 
housing, and the polices governing Section 8 management: 

• HACM Admissions and Continued Occupancy Policy (ACOP) 
• HACM Section 8 Administrative Plan 
• HACM Employee Handbook 
• HACM Procurement Policy 
• HACM Deconcentration Policy 
• HACM Snow Plan 
• HACM Eviction Resource Guide 
• HACM Emergency Preparedness Handbook 
• HACM Pest Control Extermination Notice to Residents 
• HACM Resident Handbook 
• HACM Assistance Animal Policy 

 
Grievance Procedures 
 
 HACM’s Grievance Procedures are provided to assure that any Housing Authority public housing resident has the 
opportunity for a hearing if that resident disputes within a reasonable time any HACM action or failure to act which 
involves that resident’s lease with the HACM or any HACM regulations which adversely affect that individual resident’s 
rights, duties, welfare, or status.  The policy document is available upon request at all administrative offices and public 
housing development locations.   
 
In 2023, there are two proposed changes to the Grievance Procedures:  (1) To allow more time for a resident to request a 
grievance hearing, from 5 days after an adverse action by HACM to 10 days after an adverse action; and (2) To add 
procedures allowing for virtual Grievance Hearings if both parties agree to it.      
 
The Housing Choice Voucher program (Section 8 rent assistance) gives participant families an opportunity for an 
informal hearing to consider whether rent assistance program decisions relating to the individual circumstances of a 
participant family are in accordance with the law, HUD regulations, and RAP policies.  The informal hearing is detailed in 
Chapter 16 Part III (Informal Reviews and Hearings) of the Section 8 Administrative Plan. 
 
Homeownership Programs 
 

Section 32 Homeownership:  HACM has approval from HUD to administer a Section 32 Homeownership program.  
Under a Section 32 program, a public housing authority (PHA) may sell all or a portion of a public housing 
development to eligible public housing residents or eligible non-public housing individuals.   Eligible persons would 
be those who are low income, with an income under 80% of Area Median Income.   Eligible participants must be a 
first-time home buyer, must have earned income of at least $15,000/year, must attend homeownership counseling 
classes and must not owe child support or any state or local authority.  Additional information regarding the 
homeownership program is available at all administrative offices and housing development offices. 

 
In August 2008, HUD approved an amendment to the Section 32 plan to include sale of an additional 40 units from its 
scattered sites inventory (including AMPs WI002000010P, WI002000016P, WI002000060P, WI002000061P, and 
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WI002000063P).  As of 7/5/2023, 30 of those units had been sold, leaving authorization to potentially sell 10 more 
units under its current plan with HUD.   
 
However, at this time, HACM has decided to put the Section 32 homeownership program on hold due to the fact that 
the scattered site inventory is currently fully leased and due to the community’s need for more affordable rental 
properties in the Milwaukee metropolitan area.   
 
Section 8(y) Homeownership Program:   HACM also administers a Section 8(y) Homeownership Program.  The 
Section 8(y) program assists HACM Housing Choice Voucher program participants in converting their housing 
voucher towards a mortgage payment instead of a rent payment. For non-disabled households, one or more adult 
members must be employed 30 hours or more per week and the minimum gross income requirement is $15,000 per 
year.  The employment requirement does not apply to a disabled or elderly family, but the family must have a gross 
annual income equal to the Federal minimum wage multiplied by 2000, based on the income of adult family members 
who will own the home.  At the current minimum wage of $7.25/hour, the minimum gross income for disabled and 
senior households is $14,500.  Other eligibility requirements are described in Chapter 15, Part VII of the 
Administrative Plan.  Since December 11, 2001, 273 vouchers have been converted from rental to ownership.   
 
Westlawn Choice Neighborhoods Implementation (CNI):  As part of the Choice Neighborhood Implementation 
grant, HACM has included 50 Homeownership units to be sold to eligible participants as part of the overall housing 
master plan.   

 
Community Service and Self-Sufficiency Programs 
 
HACM has more than 30 years’ experience in building innovative and award-winning partnerships with economic 
development and supportive service agencies.  HACM’s approach to community and supportive services programming 
has produced positive results for residents.   
 
HACM’s programming has received numerous awards and recognition from a wide variety of organizations in recent 
years, including: 
• The “Innovations in American Government Award” from the Ford Foundation and Harvard University’s JFK School 

of Government, for HACM’s service-enriched programming at the Lapham Park elderly high-rise in 2000 (finalist) 
and for the Central City Cyberschool in 2001 (semi-finalist); 

• Three Awards of Merit from NAHRO for HACM’s family self-sufficiency program, its drug abatement partnership 
with local police, and the Lapham Park high-rise programming;  

• “Best Practice Awards” from the U.S. Departments of Housing and Urban Development and Health and Human 
Services, for its enhanced services to elderly residents and its self-sufficiency programming at Hillside Terrace;  

• The 2004 National Social Advocacy Award from the American Planning Association and the 2007 Award for 
Municipal Excellence (Gold) for large cities from the National League of Cities for HACM’s Lapham Park elderly 
high-rise programming; and  

• The 2005 World Leadership Award in the category of “Housing” presented in a ceremony at the Royal Courts of 
Justice in London, UK. 

• The 2015 Bright Ideas recognition from the Ash Center for Democratic Governance and Innovation at the J.F. 
Kennedy School of Government, Harvard University, for the HACM Education Initiative. 

 
HACM partners with a number of community organizations to provide services for residents that assist and support them 
and their families.  Services that are available for public housing residents include: 
 

Day Care:   HACM has three licensed day care/Head Start providers on-site in our housing developments 
(Tomorrow’s Future Early Childhood Center at Hillside, Day Care Services for Children at Parklawn, and Silver 
Spring Neighborhood Center at Westlawn Gardens).   
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Youth Services: Youth-serving agencies are on-site in two developments (a Boys & Girls Club at Hillside and the 
Silver Spring Neighborhood Center at Westlawn Gardens).   These agencies provide a comprehensive array of 
recreational, educational and leadership programs for youth, both after-school and during the summer. 
 
Education:  HACM has two schools on-site in HACM housing developments.  The Central City Cyberschool is a 
public charter school (chartered by the City of Milwaukee) that serves up to 400 students in grades K4 to 8th grade and 
is located at the Parklawn development.  During the 2019-20 school year, the Cyberschool also started a high school 
program in Parklawn and so now serves children from K4 to 12th grade.  In addition, the Browning Elementary School 
is a Milwaukee Public School (MPS) that serves children in grades K4 through the 5th grade and is attached to the 
Silver Spring Neighborhood Center (SSNC) in Westlawn Gardens. 
 
HACM Educational Initiative:  Since 2005, the HACM Education Initiative has sought to improve school 
attendance and educational achievement among youth in two public housing developments:  Highland Homes and 
Scattered Sites. The Education Specialist works with the children to ensure they attend school every day, links them to 
community learning centers and tutoring programs, and helps reduce barriers to their success in school. The Education 
Specialist also works one-on-one with parents to develop an educational achievement plan for each child. 
 
Adult Education:  HACM partners with community organizations to provide GED preparation and adult basic 
education training on-site in two developments.  Milwaukee Area Technical College (MATC) provides GED and 
adult basic skills training at Hillside Terrace and Literacy Services of Wisconsin provides such services at Westlawn 
Gardens through the Silver Spring Neighborhood Center.  HACM also partners with the Adult Learning Center for 
adult basic education. 
 
Scholarships:  Public housing residents are eligible to apply for scholarships for higher education of up to $2000 per 
year from HACM.  
 
Healthcare:   HACM currently has two health clinics located in its housing developments.   Located on the 2nd floor 
of the Hillside Family Resource Center, the Progressive Community Health Center’s Hillside clinic is a federally 
qualified health center that provides a variety of primary care health care services to low-income families and 
individuals in Milwaukee.  The University of Wisconsin-Milwaukee School of Nursing operates a clinic in the Silver 
Spring Neighborhood Center at Westlawn that provides health information and wellness services.  Services at both 
clinics are available to residents free or on a sliding fee scale. 

Services for Seniors and Persons with Disabilities:  Since 1993, HACM has partnered with a nonprofit organization 
to serve residents in our highrise developments who may be elderly or who may have a disability and need assistance 
with service coordination. Formerly, HACM’s partner was SET Ministry from 1993 to 2017, then UNISON from 
2017-2018, and now Lutheran Social Services of Wisconsin and Upper Michigan (LSS) which provides service 
coordination services for residents in highrise developments.   Every year, more than 1,300 residents in Milwaukee’s 
highrise housing are assisted by social workers that assist residents by assessing their needs, assessing eligibility for 
programs and services that are needed by the resident, and linking the resident into those services.    

Senior Meal Program:  For seniors 60 and older, the Milwaukee County Department on Aging has 27 meal sites that 
serve a hot lunch Monday through Friday at 11:30 a.m.  Four meal sites are currently located in HACM highrise 
developments in their community rooms (Arlington Court, College Court, Convent Hill and Lapham Park). 
 
Neighborhood Network Centers: HACM currently has six Neighborhood Network Centers (community computer 
centers) located at: 
 Townhomes at Carver Park     650 W. Reservoir Ave. 
 Hillside Terrace       1452 N. 7th Street 
 Highland Gardens      1818 W. Juneau Ave. 
 Cherry Court       1525 N. 24th Street 
 Convent Hill       455 E. Ogden Ave. 
 Westlawn Gardens (in Silver Spring Neighborhood Center) 5460 N. 64th Street 
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Each Neighborhood Network Center offers computers and internet access for the community so that households can 
access information to assist with job search, school, social services and other information needed by residents.   While 
center hours were very limited during COVID, HACM has developed a calendar of open lab dates and times for 2023 
and 2024 for these computer labs. 
 
Family Self Sufficiency (FSS) program:  HACM has a Family Self-Sufficiency Program (FSS) that serves both 
public housing households as well as participant households in the voucher program (including the Housing Choice 
Voucher, Project-based Voucher, and other vouchers), serving a goal of 100 households.   The FSS Case Manager 
works with these participants to review the program goals and requirements, sign the participation contract, and 
develop and implement their individualized plan.  Increases in earned income that impact rent may result in the rent 
increase deposited into an FSS escrow account for the resident.   The FSS Case Managers work with any residents 
who request assistance or are referred by their managers.  They will first conduct an individualized assessment to help 
a resident identify their interests, skills, goals, barriers, and needs.  The resident and the Case Manager will then plot 
out a strategy to help the resident find a job or obtain a better job.  The Case Manager will also refer the resident to 
other services available in the community that are needed to help them with job search, such as G.E.D. preparation 
courses, driver’s education, resume assistance, interview skills, job training, and other skills to help employability 
 
In 2022, HUD approved changes to the regulatory guidance for the FSS program.   In 2022, HACM evaluated and 
made changes to its FSS Action Plan and policies to ensure compliance with the new HUD regulations over FSS. 
 
Choice Neighborhood Case Managers:   For most of the Choice Neighborhood Initiative grant program at 
Westlawn Gardens from 2016 to September 2023, HACM had a number of case managers funded through the CNI 
grant. These case managers assisted CNI households before, during and after relocation in all supportive service needs 
of the household, related to education, employment and healthcare.   While the grant is ending in September 2023, 
HACM will continue to sustain some case management at Westlawn Gardens for residents that need employment 
assistance or connection to other resources and social services.    
  
Jobs Plus (Hillside Works!): Under the 4-year Jobs Plus grant from HUD for Hillside Terrace, HACM is 
implementing a Jobs Plus model at Hillside Terrace.   At Hillside, the model is called Hillside Works! 
 
The three core elements of the Jobs Plus program are:   
1. Employment-Related Services—Assessment, case management, linkages to services (Job Coaches) 
2. Community Supports for Work—Saturate communities with work-related messages and to mobilize resident 

networks and create a culture of work (Community Coaches) 
3. Financial Incentives to Work –Participants that enroll are granted 100% disregard of increased earnings from 

work in their rent calculations after enrollment during the grant period. 
 

The Jobs Plus grant program at Hillside Terrace will be completed and ending in the latter half of 2023. 
 
TANF Agencies:  HACM case managers work closely with the TANF agencies in Milwaukee (W-2 agencies in 
Wisconsin) that serve residents eligible for such services:  ROSS Innovative Employment Solutions, America Works 
of Wisconsin, UMOS and Maximus.   
 
Employ Milwaukee:  HACM is a close partner with Employ Milwaukee, the local workforce investment agency, and 
has a Memorandum of Agreement with the agency.  Residents are referred to and utilize the One-Stop Job Centers 
operated by Employ Milwaukee and also take advantage of job training opportunities if the residents are eligible for 
WIOA training (Workforce Innovation and Opportunity Act).   
 
Section 3: In compliance with regulations, HACM makes every effort to hire internally and to require contractors to 
hire public housing residents and other Section 3 persons to the greatest extent feasible.  In addition, HACM ensures 
that prime contractors awarded Section 3 covered contracts subcontract with Section 3 business entities to the greatest 
extent feasible.  In January 2014, HACM created a Section 3 Coordinator position to assist in ensuring compliance 
with the Section 3 regulations. 
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In August 2014, HACM entered into a Voluntary Compliance Agreement (VCA) with the U.S. Department of 
Housing and Urban Development (HUD) regarding Section 3.   HUD and HACM entered into this VCA for the 
purpose of improving HACM’s policies, procedures and compliance with Section 3.   As part of the VCA, HACM 
developed a revised Section 3 Plan.   In late 2018, HACM completed its VCA agreement with HUD. 
 
HACM helps to link public housing residents and other Section 3 persons with training and employment opportunities 
whenever possible and does significant outreach to residents to notify them about the availability of such 
opportunities, through monthly resident meetings, quarterly resident employment newsletters, and through their case 
managers.  HACM leverages training through community resources, such as the Employ Milwaukee (WIOA 
training), Wisconsin Regional Training Partnership, Milwaukee Area Technical College, and the Milwaukee 
Community Service Corps.  The training provided by these agencies helps residents compete successfully for 
employment in the building trades.  
 
In September 2020, HUD issued a final rule to revise the regulations that govern Section 3.  During 2022, HACM 
revised its Section 3 Plan and policies to be in compliance with the new Section 3 regulations and is continuing to 
educate contractors and residents on the new regulations. 
 
Job Training:  After the assessment by the Resident Employment Case Manager, HACM may refer residents to job 
training through a number of community agencies, including but not limited to:  Employ Milwaukee (WIA training), 
Wisconsin Regional Training Partnership (WRTP)/Big Step, Milwaukee Area Technical College (MATC), 4Cs (Child 
care training), and other training programs.   
 
@Promise Program:   HACM also operates a program to train residents in administrative skills through a program 
called the @ Promise Program, administered by HACM’s Human Resources Department.   Selected residents attend a 
short-term job skills boot camp training and afterwards are hired by HACM for a two-year part-time job.   At the same 
time, they are offered financial assistance towards their college degree or an Administrative Specialist Associates 
Degree. 
 
Youthbuild:  For a number of years, HACM has partnered with Employ Milwaukee (formerly the Milwaukee Area 
Workforce Investment Board) in their Milwaukee Builds program.  Under that program, HACM trains a crew of 
YouthBuild participants in the construction trades with a focus on young adults living in public housing or in the rent 
assistance program.   Through YouthBuild, members can receive hands-on construction training and work on 
preparing for their GED.   The average number of participants trained by HACM per year is 10-12 participants.    
 
In addition, HACM has had a long-term partnership with the Milwaukee Community Services Corps (MCSC), which 
provides training and job opportunities for young adults ages 18-24 who are interested in construction work but lack 
job experience.  MCSC was established in 1991 as an Urban Corps Expansion Site and has HUD Step-Up 
designation.  HACM has worked closely with MCSC since 1992 to provide training and job opportunities for at-risk 
young adults.   
 
In 2024,  HACM will end its participation in the Employ Milwaukee YouthBuild training program due to the lack of 
vacant scattered sites housing inventory in need of significant repairs for participants to use for on-the-job 
construction training worksite.   We will continue to refer individuals interested in the construction trades to the 
remaining Employ Milwaukee training sites (e.g., Milwaukee Christian Center) and WRTP/Big Step.   HACM may 
also incorporate additional training for HACM residents in maintenance repairs as part of the @ Promise program.   
 
Financial Literacy program/Individual Development Accounts (IDAs):    Since 1989, Wisconsin Women’s 
Business Initiative Corporation (WWBIC) has been offering quality business education, technical assistance, and 
access to capital to women, minorities, and low-income individuals pursuing entrepreneurship and business 
development as a means of self-sufficiency and economic independence. WWBIC trains, counsels, advises and 
mentors start-up entrepreneurs, small businesses and micro-businesses throughout Wisconsin. WWBIC offers a 
number of classes on how to start a business, and WWBIC has also been a leader in microcredit in Wisconsin, helping 
to provide access to capital to women, people of color and low income individuals. 
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WWBIC also offers other programs, such as their personal money management program, Make Your Money Talk, a 
training covering such topics as creating a personal budget, developing a savings plan, and dealing with past and 
future credit.  Graduates of the program can open an Individual Development Account (IDA), a special savings 
account where WWBIC will match the participant’s savings $4 for every $1 saved, with a maximum account level of 
$500 in actual participant savings and total with match of $2000.  The IDA’s can be used to start a small business, 
purchase a first home, or further a person’s education.   

 
Safety and Crime Prevention: 
 
Annually, the Housing Authority’s Public Safety section responded to about 10,000 or more calls for service from 
residents.  While the majority of these calls were responding to alarms (building alarms, fire and smoke alarms, and 
medical pull-cord alarms in our developments) or for quality of life issues (noise, neighbor disputes, vandalism, etc.), 
these calls also included a number of complaints about drugs, gun offenses, loitering/prowling, and battery and/or 
domestic violence.   
 
To reduce crime and maintain safety in public housing developments, the Housing Authority of the City of Milwaukee 
(HACM) created a Public Safety section in the early 1990s.  The mission of HACM’s Public Safety is to enhance the 
quality of life for residents living in public housing, by working cooperatively with residents, staff, the public and other 
law enforcement agencies to preserve the peace, reduce crime and provide for a safe, drug-free environment in which to 
live, work and raise families.  
 
The Public Safety Department has a staff of 20 full-time employees who provide service 24 hours, 365 days a year.  
Public Safety Dispatchers staff a communication center 24 hours a day.  In addition to fielding calls for Public Safety, the 
Communication Center answers calls for emergency maintenance and other Housing Authority services.  Public Safety 
Department responds to more than 10,000 calls for service annually, including building and fire/smoke alarms.  Public 
Safety Specialists patrol developments on foot, bicycles, and marked motor vehicles.    Specialists also monitor building 
surveillance equipment and respond to medical and burglar alarms. Public Safety staff works closely with residents to 
ensure their safety concerns are addressed.  Public Safety Officers attend each of the monthly Resident Organization 
meetings, and officers have daily contact with Housing Authority managers and residents. Residents, managers, and 
Public Safety Officers discuss any crime and safety concerns within their developments.  Crime prevention measures and 
intervention strategies are discussed and implemented.  Residents are encouraged to call Public Safety to report problems 
or suspicious activities as soon as they are observed.  
 
Public Safety has issued “no trespassing orders” to individuals that bar them from all Housing Authority property. These 
no-trespass orders are issued to persons that participate in illegal activities or create disturbances in HACM housing 
developments. 
 
Public Safety works closely with the Milwaukee Police Department regarding drug activity at the housing developments. 
Staff respond to drug complaints from residents and investigate any complaints. If Public Safety staff can substantiate the 
complaint, they will obtain “intelligence” for MPD so that a search warrant can be obtained. The intelligence gathered by 
the investigators include physical descriptions of the drug dealers, aliases used, hours of operation, level of sophistication 
of the operation, weapons used, descriptions of cars (dealers and customers), types of customers, and types of drugs sold. 
MPD uses this information to obtain a search warrant, and search warrants are executed jointly between MPD and Public 
Safety. At the time the warrants are executed, MPD secures the units, makes the arrests and secures all the evidence. 
Public Safety enters the unit once the unit has been secured, photographs all the evidence seized, and documents all 
persons who are arrested, and immediately serves them with a no trespass notice, banning them from all of HACM’s 
developments and property. This information is then used to begin “One Strike, You’re Out” eviction proceedings which 
removes illegal drug users and dealers from public housing occupancy.  This initiative received a City of Milwaukee, 
Innovation in City Government award in 1998, and was selected as a 1998 Merit Award winner by the National 
Association of Housing and Redevelopment Officials. 
 
The vast majority of Public Safety’s work is responding to service calls from residents. Public Safety tracks all service 
calls received, aggregating them into key indicators which provide a standard measure of residents’ concerns. These 
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service call indicators provide feedback about concerns that are being address and which are escalating, requiring other 
interventions. The quality of life problems that are precursors to drug, gang and serious criminal activity are unabated 
noise complaints, loitering, disorderly conduct, panhandling, vandalism and trespassing. Public Safety responds 
aggressively to these complaints so that quality of life issues do not escalate into the more serious problems of domestic 
violence, prostitution, drug activity, gang activity and robberies.  
 
Public Safety is responsible for patrolling the interior of the high-rise/mid-rise developments, parking lots, common areas 
and community buildings. High visibility of Public Safety is maintained through uniforms and marked vehicles which 
provide a visual deterrent to criminal behavior. Public Safety Specialists are used to patrol crime “hot spots.”  In 1999, 
Public Safety received the authority to issue city of Milwaukee parking tickets to vehicles parked illegally on HACM 
property. This added authority permits HACM to enforce parking regulations by keeping nuisance vehicles out of parking 
lots, and keeping fire lanes open for emergency vehicles. 
 
The Chief of Public Safety is responsible for coordinating HACM’s Public Safety efforts with those of other law 
enforcement agencies. As such, the Chief of Public Safety meets and communicates regularly with the Milwaukee Police 
Department, shares intelligence information relative to violent crime, drug, or gang activity, and at times, HACM is 
involved in the coordination of the execution of search warrants by MPD. 
 
In addition, Public Safety staff meets regularly with the Milwaukee Police Department and other area law enforcement 
agencies to exchange information and work cooperatively to provide a safe, secure, and enjoyable environment for all 
residents.  Public Safety staff attend monthly meetings with Police officials and Probation & Parole staff at each district.  
The Chief of Public Safety is a member of the Homicide Review Commission which meets monthly and was created by 
Mayor Barrett to try and find ways to reduce homicides.  The Chief of Public Safety is also a member of the Milwaukee 
County Law Enforcement Executives Association (MCLEEA) which meets monthly.  The primary purpose of MCLEEA 
is to foster cooperation among Law Enforcement Administrators within Milwaukee County. 
 
The Housing Authority’s Public Safety staff has an excellent working relationship with other law enforcement agencies 
and has signed Memorandums of Agreement (MOAs) with the Milwaukee Police Department (MPD), Milwaukee 
Sheriff’s Department, U.S. Attorney General’s Office Department of Justice Eastern District of Wisconsin, the Federal 
Bureau of Investigation (FBI), Drug Enforcement Agency (DEA), U.S. Marshal Service, and the State of Wisconsin 
Department of Corrections – Probation and Parole.  
 
The Violence Against Women Act (VAWA) requires PHAs to describe any goals, objectives, policies, or programs that 
enable the PHA to serve the needs of victims of domestic violence, dating violence, sexual assault, or stalking. 

 
The Housing Authority of the City of Milwaukee (HACM) is committed to full compliance with the Violence Against 
Women Act (VAWA) (1994, 2005 Reauthorization, 2008 Conforming Amendments, and 2013 Reauthorization).  It is our 
objective to work with others to prevent the types of victimization covered by VAWA to the greatest extent possible and 
to affirmatively further fair housing.   

 
After the 2005 Reauthorization of VAWA, HACM staff and legal counsel consulted with victim advocates in the drafting, 
revising, and implementation of policy language changes.  At that time, HACM worked with advocates from Task Force 
on Family Violence, American Civil Liberties Union and Legal Action of Wisconsin to incorporate the provisions of 
VAWA into its Low Rent lease, Admissions and Continued Occupancy Policy (ACOP), Resident Handbook and Section 
8 Administrative Plan.  The HACM Board of Commissioners adopted the provisions of VAWA at its September 19, 2007 
meeting.    

 
HACM has continued to review and update its provisions related to VAWA in both the ACOP and the Section 8 
Administrative Plan, based on changes in law and regulations.   In 2018, changes were made to adopt an Emergency 
Transfer Policy” and to make related changes in both ACOP and the Section 8 Administrative Plan. 

 
In addition to the review and amendment of VAWA language in our policies, HACM also recently made modifications to 
the Notice of Occupancy Rights under VAWA, and will continue to offer the Notice, along with the certification form and 
the “You Are Not Alone” pamphlet put out by the Milwaukee Commission on Domestic Violence and Sexual Assault or 

D R A
 F T



 

 
 

      Page 29 of 67                              form HUD-50075-ST (03/31/2024) 

similar information, to all applicants at the time of eligibility and suitability review for housing, to those who are denied 
assistance, at the time an individual  is admitted, and with any notification of eviction or notice of termination of 
assistance.  Additionally, HACM sends a notice regarding VAWA rights to all property owners participating in the 
Housing Choice Voucher program. 

 
HACM collaborates and makes referrals to a number of public and nonprofit agencies that provide activities, services and 
programs to assist and support victims of domestic violence (many of them listed in the “You Are Not Alone” brochure), 
including 24-hour crisis help lines, shelters, counseling services, child abuse services, and medical and legal support.    

 
During 2015, HACM provided updated training for staff and various partners, including:  those responsible for 
determining an applicant’s eligibility for housing; those at the housing developments responsible for overseeing resident 
continued occupancy; Housing Choice Voucher staff; social workers and case managers; and public safety staff involved 
in intervention.  The training provided staff with guidance on the provisions of VAWA; how to obtain information needed 
from the applicant/resident who is seeking protection under VAWA; and on resources and services available in the 
Milwaukee area for victims of such violence.  Resident Advisory Board members and other key resident leaders also 
received training on how to help victims get connected with services when an actual or threatened domestic abuse incident 
occurs.  In 2017, HACM trained property managers and others managers on updated VAWA forms and policies. 

 
HACM will be providing additional training in late 2023 or 2024 for property management, rent assistance, public safety, 
and other staff that interact with residents to refresh and update knowledge of VAWA regulations, forms and policies. 
 
Pet Policy 
 
No changes from previous year.   Residents of public housing highrise general occupancy developments are permitted to 
keep pets with written permission from HACM.  The privilege may be revoked at any time subject to HACM’s grievance 
procedure if the animal becomes destructive, a nuisance, or a health or safety hazard to the other residents. For other 
general occupancy public housing developments, dogs and cats are permitted only in the scattered sites that are single-
family homes as opposed to rowhouses or duplexes.  Details of the HACM pet policy are available at all administrative 
offices and housing development offices. 
 
Asset Management 
 
The HACM will continue to maintain compliance with the Asset Based Management regulations. The continued 
underfunding in operating subsidy and increasing cost of operations due to the pandemic and current economic conditions, 
resulted in an operating deficit for most of the AMP units. We will continue to evaluate the impact of the Resiliency Plan 
implemented in 2015 on the delivery of services and the long-term fiscal sustainability of the AMPs. Automated 
information systems are in place to provide executive management and property managers with online-real time reports 
that can be used to effectively manage the AMPs. In addition, management will continue to conduct operational reviews 
in some of our core business processes to increase efficiency and reduce operating cost.  
 
The HACM will continue to use 25% Capital fund Program (CFP) to supplement operating subsidy and will request 
waiver to use CFP to pay for public safety operations. CFP will also be used for comprehensive employee training and 
development, eligible resident services activities, eligible resident self-sufficiency programs, and continued 
implementation of Section 3 opportunities. HACM expects to use CFP and other private and federal grants for 
construction of new units, major rehabilitation, energy efficiency, and to address long-term deferred maintenance items on 
the properties. In conjunction with the planned conversion under the Rental Administration Demonstration (RAD) 
program, HACM will evaluate the fiscal and physical viability of each AMP under the Public Housing Portfolio for 
effective repositioning.  
 
Substantial Deviation/Significant Amendment 
 
No Changes from previous year. 
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HACM may amend or modify any policy, rule, regulation, or other aspect of the 5-year and/or Annual Plan.   
 
The Quality Housing and Work Responsibility Act of 1998 does not require an annual update of the 5-Year Plan, but does 
require that public housing authorities explain any “substantial deviation” from the 5-Year Plans in their Annual Plans.   A 
substantial deviation can include: 
 

a) A change or changes to the 5-year goals or objectives that are substantial but do not rise to the level of a 
“significant amendment” (such as the modification or elimination of a specific objective or minor program while 
retaining the overall strategic goal and accomplishing it through other objectives). 
 

b) Additions of a Capital Fund project or non-emergency work items that are not included in the current Annual 
Statement or 5-year Action Plan in an amount less than $1,000,000; 

 
c) Or changes in the use of replacement reserve funds under the Capital Fund program in an amount less than 

$1,000,000; 
 
As part of the Rental Assistance Demonstration (RAD), the Housing Authority of the City of Milwaukee is redefining the 
definition of a substantial deviation from the PHA Plan to exclude the following RAD-specific items:  
 

a) The decision to convert to either Project Based Rental Assistance or Project Based Voucher Assistance; 
 

b) Changes to the Capital Fund Budget produced as a result of each approved RAD Conversion, regardless of 
whether the proposed conversion will include use of additional Capital Funds; 
 

c) Changes to the construction and rehabilitation plan for each approved RAD conversion; and 
 

d) Changes to the financing structure for each approved RAD conversion. 
 
A “significant amendment or modification” to its 5-Year plan and/or Annual Plan is a change in policy that significantly 
and materially alters HACM’s stated mission, goals, objectives and activities as stated in the Plan.  If a change is 
considered a significant amendment or modification to the 5-Year Plan or to the Annual Plan, it must undergo a public 
process that includes consultation with the Resident Advisory Board; public notice and public comment period; a public 
hearing, and approval by HACM’s Board of Commissioners; and submission to and approval by HUD. 
 
Significant amendments are defined as including the following: 
 

a) A change that materially revises the agency’s mission, goals, or objectives; 
 
b) Material changes to rent or admissions policies or organization of the waiting list;  
 
c) Additions of a Capital Fund project or non-emergency work items that are not included in the current Annual 

Statement or 5-year Action Plan in an amount equal to or greater than $1,000,000, excluding projects arising out 
of federally-declared major disasters; acts of God beyond the control of the Authority, such as earthquakes, fires, 
and storm damage; civil unrest; or another unforeseen significant event;  

 
d) Changes in the use of replacement reserve funds under the Capital Fund program in an amount equal to or greater 

than $1,000,000; 
 
e) Material changes in regard to demolition, disposition, designation, homeownership, capital fund financing, 

development, mixed financing proposal or conversion activities; 
 
f) Any other event or activity that the Authority’s Board of Commissioners determines to be a significant 

amendment to the approved 5-Year Plan or Annual Plan.  
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B.2 New Activities 
 
HOPE VI or Choice Neighborhoods 
 
No new activities. 
 
The HOPE VI grant program does not have current funding from HUD.   HACM received six HOPE VI grants between 
1992 and 2008 for Hillside Terrace, Parklawn, Lapham Park/Townhomes at Carver Park, Highland Park (Highland 
Homes/Highland Gardens, Scattered Sites I, and Scattered Sites II.   These six grants are fully expended and completed. 
 
There is a 2014-15 CNI grant currently in progress to transform the Westlawn Gardens neighborhood.   
 
Marquette University was previously awarded an FY 2018 Choice Neighborhood Planning grant for the Near West Side 
neighborhood to develop a transformation plan.   College Court (WI002000011) is a public housing highrise with 251 
units in two towers.   However, College Court is not currently eligible for a CNI Implementation grant on its own.   
 
Currently, there are no public housing properties that by themselves are eligible for a new Choice Neighborhood 
Implementation grant.   HACM will continue to advocate with Congress and HUD to update and revise these restrictions 
on CNI grants.    
 
If this is changed by Congress and HUD, HACM would consider applying as applicant or co-applicant for a CNI 
Implementation grant to transform the Near West Side neighborhood, with College Court (WI002000011), other HACM 
AMPs and/or any other assisted housing developments for families not owned by HACM in the area as target housing 
developments.   
 
HACM may also apply for CNI Planning or Implementation grant for Hillside Terrace (WI0020001) when the NOFA 
eligibility allows it. Hillside has 470 units of public housing that received HOPE VI grant in 1992 (about 30 years ago).  
These public housing units are in need of capital to address deferred maintenance and functional obsolescence.  
 
HACM will continue to monitor CNI grant guidelines and, if those guidelines are revised for eligibility by HUD, would 
evaluate the following public housing developments for any possible opportunities as a CNI target development for an 
implementation or planning grant: 
 
 

Asset 
Management 
Property 
(AMP) 

Property Office Address Units 

WI002000013 ARLINGTON COURT 1633 N. Arlington Pl. 230 

WI002000011 COLLEGE COURT 3334 W. Highland 
Blvd. 251 

WI002000019 LINCOLN COURT 2325 S. Howell Ave. 110 
WI002000015 LOCUST COURT 1350 E. Locust St. 230 
WI002000017 MITCHELL COURT 2600 W. National Ave. 100 
WI002000062 RIVERVIEW 1300 E. Kane Place 180 
WI002000007 PARKLAWN 4434 W. Marion St. 380 
WI002000001 HILLSIDE TERRACE 1419 N. 8th St. 470 

WI002000010 SCATTERED SITES-
MILWAUKEE 5003 W. Lisbon Ave 61 

WI002000061 SCATTERED SITES-SOUTH 5003 W. Lisbon Ave. 64 
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Asset 
Management 
Property 
(AMP) 

Property Office Address Units 

WI002000016 SCATTERED SITES-NORTH 
& WEST 5003 W. Lisbon Ave. 144 

WI002000060 SCATTERED SITES – 
HIGHLAND HOMES 5003 W. Lisbon Ave. 56 

WI002000063 SCATTERED SITES- 
CHERRY 5003 W. Lisbon Ave. 70 

 
 
 
 
Mixed Finance Modernization and Development 
 
HACM will continue to submit for future phases of affordable and market rate housing at Westlawn Development and for 
the AMPs identified in the RAD conversion program.    
 
Current award statuses include: 
• Westlawn Renaissance V for 44 units, including 20 reserved for youth aging out of foster care (2021 9% Low Income 

Housing Tax Credit award) closed in July 2022 with an estimated completion date of December 2023. 
• Westlawn Renaissance VII for 97 units (2021 4% Low Income Housing Tax Credit award) closed in July 2022 with 

an estimated completion date of December 2023. 
• Townhomes at Carver Park (122 total units, 102 of them tax credit) (2021 9% Low Income Housing Tax Credit 

award) closed in July 2022 with an estimated completion date of December 2023.  
• Highland Gardens (114 units). This project received a 4% Low Income Tax Credit Award in 2023 and expected to 

close and start construction in the 3rd quarter of 2024. 
 
In late 2023 or in 2024, HACM intends to submit to the Wisconsin Housing & Economic Development Authority 
(WHEDA) applications for Low Income Housing Tax Credits (LIHTC) to continue mixed finance modernization and 
development, which may include the following: 
• Cherry Court (120 units) 
• Convent Hill (80 units) 
• Convent Hill tower (The Caroline) – workforce housing new construction 
 
HACM will also continue to evaluate and plan for potential future modernization and development of Hillside Terrace 
WI002000001) as a mixed finance development.    
 
Demolition and/or Disposition 
 
Potential disposition activities (other than already described under the RAD section) that HACM intends to submit for 
approval by the U.S. Department of Housing & Urban Development (HUD) shall include the following: 
 

Disposition of community buildings at Parklawn to Central City Cyberschool (AMP WI002000007):  
HACM received disposition approval for this property, however, discussions continue between HACM and the 
Central City Cyberschool about the purchase of the facilities used for their day care, elementary and high school.   
The discussions are in progress and terms have not yet been finalized due to funding challenges.  
 
Disposition of Vacant Lots (AMPs WI002000010—Scattered Sites Milwaukee; WI002000016—Scattered 
Sites North & West; WI002000060—Highland Homes;  WI002000061—Scattered Sites South;  and 
WI002000063—Cherry Court Scattered Sites):      HACM owns approximately 75 vacant lots in the City of 
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Milwaukee, and therefore is responsible for maintaining these vacant lots.   HACM is exploring the potential 
sale/disposition of these lots back to the City of Milwaukee or to some other entity or entities. 
 
Disposition of Scattered Sites units (AMPs WI002000010—Scattered Sites Milwaukee; WI002000016—
Scattered Sites North & West; WI002000060—Highland Homes;  WI002000061—Scattered Sites South;  
and WI002000063—Cherry Court Scattered Sites):  HACM owns approximately 380 public housing scattered 
sites homes.  HACM is exploring the potential sale/disposition of scattered sites homes under Section 18.  As 
recommendations are made, HACM will follow the Section 18 requirements on resident and local government 
consultation.  

 
Disposition of Buildable Lots for Market Rate Housing at Westlawn Gardens (AMP WI002000070): As part 
of the 2010 Westlawn Master Plan and the Choice Neighborhood Transformation Plan, HACM had set aside land 
at Westlawn for the potential creation of market rate housing. We anticipate disposition on a number of buildable 
lots for this market rate housing. Details on the number of lots and the potential types of housing are still being 
developed. 
 
Disposition of Vacant Land at 421 E. Locust Street: (part of AMP WI002000008 and Tax ID 3141302100) :  
This is land that is adjoining the Holton Terrace housing development.  HACM is exploring the potential 
sale/disposition of this vacant outparcel for market value to be used for retail/commercial use.  Specifically, 
HACM is looking to issue an RFP, possibly targeting a user to help provide food options to an area considered 
depleted of choices.   
 

 
Designated Housing for Elderly and/or Disabled Families 
 
In October 2021, HACM was notified by HUD that HACM’s Designated Housing Plan had expired in June 2021 and that 
HACM did not submit an extension request by the deadline.   The Designated Housing Plan designated units in HACM’s 
public housing highrises for elderly families or mixed families (elderly and/or disabled).   Since this Plan had expired in 
June 2021 without renewal, HACM’s highrises are currently designated by HUD as general occupancy units (units that 
are available for any eligible households) and are not restricted to elderly or mixed (elderly or disabled) households.  
Thus, the separate wait list that had been in place for designated housing developments is now treated as consolidated 
with the other public housing general occupancy wait list and any wait list pulls are done accordingly.  
 
HACM plans to evaluate, develop and submit a new Designated Housing Plan for the six remaining public housing 
highrises (Arlington Court, College Court, Lincoln Court, Locust Court, Merrill Park, Mitchell Court, and Riverview) in 
late 2023 or 2024. The buildings will remain as “general occupancy” until HUD has approved a new Designated Housing 
Plan.   
 
Conversion of Public Housing to Tenant-Based Assistance 
 
No new activities. 
 
Conversion of Public Housing to Project-Based Assistance under RAD 
 
HACM will continue to evaluate the feasibility and may submit RAD Applications in the future for the following AMPs: 
 

AMP Property Office Address Units Type 
WI002000013 ARLINGTON COURT 1633 N. Arlington Pl. 230 PBV 
WI002000017 MITCHELL COURT 2600 W. National Ave. 100 PBV 
WI002000007 PARKLAWN 4434 W. Marion St. 380 PBV 
WI002000062 RIVERVIEW 1300 E. Kane Place 180 PBV 
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WI002000010 SCATTERED SITES -
MILWAUKEE 5003 W. Lisbon Ave. 61 PBV 

WI002000061 SCATTERED SITES- SOUTH 5003 W. Lisbon Ave. 64 PBV 

WI002000011 COLLEGE COURT 3334 W. Highland 
Blvd. 251 PBV 

WI002000001 HILLSIDE TERRACE 1419 N. 8th St. 470 PBV 
WI002000019 LINCOLN COURT 2325 S. Howell Ave. 110 PBV 
WI002000015 LOCUST COURT 1350 E. Locust St. 230 PBV 

WI002000060 SCATTERED SITES – 
HIGHLAND HOMES 5003 W. Lisbon Ave. 56 PBV 

WI002000063 SCATTERED SITES- 
CHERRY 5003 W. Lisbon Ave. 70 PBV 

WI002000016 SCATTERED SITES North & 
WEST 5003 W. Lisbon Ave. 144 PBV 

 
In addition to RAD conversions, HACM will continue to evaluate future public housing repositioning options to include 
but may not be limited to Section 18 demolition disposition and RAD/Section 18 Blend. 
 
Occupancy by Over-income Families 
 
No new activities. 
 
Occupancy by Police Officers 
 
No new activities. 
 
Non-Smoking Policies 
 
No new activities. In accordance with HUD’s final rule on “Instituting Smoke-Free Public Housing” and HUD Notice 
PIH 2017-3, HACM instituted a new non-smoking policy in 2018 prior to HUD’s deadline of July 31, 2018.  The new 
policy was developed, approved and distributed with an effective date of July 1, 2018.  It not only impacted public 
housing developments, but also applied to HACM’s mixed finance developments developed with low-income housing tax 
credits.    
 
Project-Based Vouchers 
 
Consistent with HACM’s plan to increase affordable housing units, HACM may project-base Housing Choice Vouchers 
for units owned by the Authority, in joint venture with private developers or solely for other private developers intending 
to create new affordable housing units.  HACM will follow applicable regulations in the issuance of these vouchers. 
 
Marquette University and Near West Side Partners (NWSP) have been working on a transformation plan under a Choice 
Neighborhood Planning grant during 2019-2021.   HACM is working with the City of Milwaukee, Near West Side 
Partners and Marquette University on possible Choice Neighborhood Implementation (CNI) grant in the future.  The 
Housing Plan, an output of the Planning Grant, includes a goal to, “…Replace severely distressed public and assisted 
housing with high-quality mixed-income housing that is well-managed and responsive to the needs of the surrounding 
neighborhood…”.   
 
In 2021, HACM issued a Request for Proposals for Project-Based Vouchers from property owners and/or developers who 
would like to attach federal subsidies for new construction or existing unsubsidized units, which could include housing 
being rehabbed or adaptive reuse of existing structures for residential housing developments eligible for project-based 
vouchers, to support the Near West Side Partners (NWSP) Housing Plan.  After review of the RFP, HACM awarded 165 
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Project-based Vouchers to qualified developments in 2022. Some projects starting to gain traction in 2023 and some have 
requested extension on their voucher allocation. 
 
Units with Approved Vacancies for Modernization 
 
In accordance with 24 CFR §990.145(a)(1), HACM received approval from the local HUD office to place public housing 
units into the Undergoing Modernization sub-category.  HACM anticipates it will make a similar request in 2023.    
 
Other Capital Grant Programs (i.e. Capital Fund Community Facilities Grants or Emergency Safety and Security 
Grants) 
 
The Housing Authority applied for and received a 2022 Capital Fund Emergency Safety and Security grant in the amount 
of $250,000 to install security capital needs such as cameras, etc. at Arlington Court, College Court, Lincoln Court, 
Locust Court, Mitchell Court, and Riverview. 
 
HACM will continue to evaluate other grant opportunities from HUD as they become available.  These could potentially 
include the Capital Fund Emergency Safety and Security grants or other special Capital Fund grants.   
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B.3 Progress Report. 
For all Annual Plans following the submission of the first Annual Plan, the PHA must include a brief statement of the 
PHA’s progress in meeting the mission and goals described in the 5-Year PHA Plan.  
 
2.1 Implement Rental Assistance Demonstration (RAD) whenever feasible. 

Objectives by year: 
2020 

1. Complete rehabilitation of Holton Terrace -120 units 
2. Start rehabilitation of Merrill Park – 120 units 
3. Complete RAD financial closing and start rehabilitation of Becher Court – 120 units 
4. Submit 9% Tax Credit Application for Scattered Sites: Cherry Court and Highland Homes AMP. 
5. Continue Revitalization and Preservation Planning for Hillside AMP. 

2021 
1. Complete rehabilitation of Merrill Park and Becher Court projects by 12/31/21 
2. Submit 4% tax credit with State credits for Highland Park 
3. Submit 4% tax credit with State credits for Carver Park – 122 units 
4. Submit 9% Tax Credit Application for the Phase 1 of Hillside RAD conversion 

2022 
1.  Estimated RAD Closing for Townhomes at Carver Park in July 2022 

2023 
1. Continue predevelopment activities for the Hillside Terrace revitalization  

2024 
1. Continue predevelopment activities and explore financing plan options for Hillside Terrace 

 
2020 Progress Report:   
HACM continues to implement portfolio repositioning through the RAD program.     

• Westlawn Renaissance III, Phase 2B of the Westlawn Development/CNI plan, was completed in April 
2020 and occupied in July 2020 (94 units).   

• Holton Terrace (2018 9% Low Income Housing Tax Credit award) estimated completion December 2020 
(120 units) 

• Merrill Park (120 units) was awarded a 2019 9% Low Income Housing Tax Credit award, had a financial 
closing in December 2019, and has an estimated completion of December 2021.   

• Becher Court (120 units) was a 2019 9% Low income housing tax credit award, had its financial closing 
in June 2020, with an estimated completion in December 2021. 

• Westlawn Renaissance VI (138 units) had its financial closing in April 2020 and an estimated completion 
in December 2021. 

• Westlawn Renaissance IV (60 units) is pending closing in October 2020   
The team is evaluating the financing structure for the remaining CHAPs and potential applications for the 
remaining public housing portfolio. 
 
2021 Progress Report: 
HACM continues to implement portfolio repositioning through the RAD program: 

• Holton Terrace (120 units):   All apartments (regular and ADA-accessible) have been completed in early 
2021 and majority of the units are leased as of July 2021.  Both elevators have been replaced.   
Community areas are being rehabbed and boiler system will be replaced, and this work should be done by 
September 2021.     

• Merrill Park (120 units):  All ADA-accessible apartments have been completed as of July 2021.  Continue 
to work on the remaining regular apartments through 2021, including relocation of original Merrill Park 
residents to their new rehabbed unit.  Construction is currently scheduled to be completed by end of 2021. 

• Becher Terrace (120 units):     Continue to work on the remaining regular and ADA-accessible apartments 
through 2021, including relocation of original Becher Terrace residents to their new rehabbed unit.  
Construction is currently scheduled to be completed by end of 2021 
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• HACM submitted a 9% Low income housing tax credit (LIHTC) application for Townhomes at Carver 
Park (122 units) in late 2020 and received an award from WHEDA in April 2021.   We will submit a 
RAD financing plan by November 2021 with the estimated RAD closing for Carver Park in March 2022. 

 
2022 Progress Report: 
HACM continues to implement portfolio repositioning to include the RAD Program. 

• Westlawn Renaissance V RAD conversion closed as of 7/6/2022 with 3 RAD Units 
• Townhomes at Carver Park RAD conversion closed 7/20/2022 with 51 RAD Units 
• Westlawn Renaissance VII RAD Conversion closed 7/27/2022 with 73 RAD Units and 20 Section 18 

PBV Units. 
 
2023 Progress Report: 
HACM continues to implement portfolio repositioning to include the RAD Program. 

• Continuing to evaluate redevelopment options for Hillside Terrace Revitalization 
 
 
2.2 Complete the implementation of Westlawn Choice Neighborhood Initiatives (CNI) Grant. 

Objectives by year: 
2020 

1. Close and start construction of Phase 4B – 138 units of townhomes (136 RAD project-based voucher 
replacement units and 2 units LIHTC-only). 

2. Close and start construction of Phase 3 - 60 units supportive housing (60 units in two multifamily with 30 
of the units being supportive housing for youth aging out of foster care). 

3. Apply for 4% tax credit for Phase 4C -62 units (breakout to be determined) 
4. People:  Continue to implement case management of residents at Westlawn related to employment, 

education, health, other supportive services, and relocation, and provide quarterly reporting on outcomes. 
5. Education:  Continue to work with Milwaukee Public Schools and Carmen to implement educational 

strategies towards increasing the percentage of children in neighborhood schools.  
6. Neighborhood:  Continue to implement the Critical Community Improvements activities, including the 

façade improvement fund, the revolving business loan fund, and the place-making activities.   
2021 

1. People:  Continue to implement case management of residents at Westlawn related to employment, 
education, health, other supportive services, and relocation, and provide quarterly reporting on outcomes. 

2. Education:   Continue to work with MPS and Carmen to implement educational strategies towards goal of 
increasing the percentage of children in neighborhood schools. 

3. Neighborhood:  Continue to implement the Critical Community Improvements activities, including the 
façade improvement fund, the revolving business loan fund, and the place-making activities.   

2022 
1. Complete CNI/RAD financial closing and start construction of Phase 4A – 79 units (breakout to be 

determined) 
2. Complete CNI/RAD financial closing and start construction of Phase 4C -62 units (breakout to be 

determined) 
3. Complete CNI/RAD financial closing and construct commercial/retail amenities – one project 
4. Complete CNI/RAD financial closing and start construction of town-house market rate housing 
5. People:  Continue to implement case management of residents at Westlawn related to employment, 

education, health, other supportive services, and relocation, and provide quarterly reporting on outcomes. 
6. Education:   Continue to work with MPS and Carmen to implement educational strategies towards goal of 

increasing the percentage of children in neighborhood schools. 
7. Neighborhood:  Continue to implement the Critical Community Improvements activities, including the 

façade improvement fund, the revolving business loan fund, and the place-making activities.   
2023 

1. Complete Construction of WRV in December 2023. 
2. Complete CNI Financial Closeout with HUD September 2023 
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3. People:  Continue to implement case management of residents at Westlawn related to employment, 
education, health, other supportive services, and relocation, and provide quarterly reporting on outcomes. 

4. Education:  Continue to work with MPS and Carmen to implement educational strategies towards goal of 
increasing the percentage of children in neighborhood schools. 

5. Neighborhood:   Complete the Critical Community Improvement activities for the Westlawn CNI. 
 
2024 

1. Complete Construction of WRVII in March 2024 
2. Work with neighborhood partners to promote and transition the success of Choice Neighborhood, People 

and Education initiatives long-term. 
3. Complete relocation of Westlawn West Residents back to Westlawn Gardens 
4. Evaluate financing options for future CNI affordable housing development and homeownership 

opportunities 
 

2020 Progress Report:   
The Westlawn CNI Transformation Plan continues to be implemented.  

• Phase 2B (Westlawn Renaissance III with 94 units total) had the construction completed in late 2019 and 
was fully leased by August/September 2020. 

• Phase 4B (Westlawn Renaissance VI with 138 units total) had a financial closing in April 2020 and 
construction began during the summer with the first units estimated to be completed by December 2020.    

• Phase 3 (Westlawn Renaissance IV with 60 units total, including 30 supportive housing for youth aging 
out of foster care) is expected to have a financial close in October 2020 with construction to begin in the 
spring. 

• Other redevelopment continues as funding is identified. 
• People:   Case management of residents continues, including relocation back to the target site of 

Westlawn Gardens as units are completed for those residents that choose to return back (all residents have 
the right to return).  

• Education:   We continue to work with Milwaukee Public Schools and Carmen regarding strategies to 
increase the number of neighborhood residents choosing neighborhood schools.  

• Neighborhood:  Critical Community Improvements continue, including:   At least $225,000 in loans from 
the Small Business Revolving Loan fund that is administered by WWBIC for businesses 
expanding/locating in the CNI neighborhood; Façade improvement grant funds for House of Corned Beef, 
76th Street Plaza and other businesses; and planning work continues for Placemaking projects.   

 
2021 Progress Report 

• HACM submitted a Housing Plan revision to redistribute the replacement housing in Phase 4A and 4C. 
• Began leasing Westlawn Renaissance VI (138 units) in May 2021 and construction and leasing will 

continue through year end 
• Westlawn Renaissance IV (60 units, including 30 supportive housing units for youth aging out of foster 

care) began construction in Spring 2021 and is estimated to be completed in Spring 2022 
• The permitting process has begun for Westlawn Gardens Homeownership units 
• HACM received a 9% LIHTC allocation for Westlawn Renaissance V (Phase 4A).  Construction will 

begin in Spring 2022. 
• Received a 4% LIHTC allocation for Westlawn Renaissance VII (Phase 4B).  Construction will begin in 

Spring 2022. 
• Other redevelopment continues as funding is identified. 
• People:   Case management of residents continues, including relocation back to the target site of 

Westlawn Gardens as units are completed for those residents that choose to return back (all residents have 
the right to return).  

• Education:   We continue to work with Milwaukee Public Schools and Carmen regarding strategies to 
increase the number of neighborhood residents choosing neighborhood schools.  

• Neighborhood:  Critical Community Improvements continue, including:   At least $500,000 in loans from 
the Small Business Revolving Loan fund that is administered by WWBIC for businesses 
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expanding/locating in the CNI neighborhood; Façade improvement grant funds for House of Corned Beef, 
76th Street Plaza and other businesses; and implementation work on the Placemaking projects.   
 

2022 Progress Report 
• Completed construction of WRIV Beech and Chestnut @ Westlawn Gardens in April 2022. 
• Completed construction of WRVI, 138 townhome units in June 2022. 
• Westlawn Renaissance V (Phase 4A) a 44 unit midrise closed as of 7/6/2022.  Unit mix includes:   

Unit Type Bedroom Size Number of Units 
PBV – designation for youth aging out of foster care 1 28 
Tax Credit Only 1 3 
Tax Credit Only 2 10 
RAD PBV/Tax Credit 2 3 

Construction is set to begin in July 2022 with project competition in December 2023. 
 

• Westlawn Renaissance VII (Phase 4C) closed 7/27/2022.  Unit mix includes: 
Unit Type Bedroom Size Number of Units 
RAD PBV/Tax Credit 1 7 
RAD PBV/Tax Credit 2 16 
RAD PBV/Tax Credit 3 40 
RAD PBV/Tax Credit 4 10 
Regular PBV (Deminimis reduction from RAD Units) 2 20 
Tax Credit Only 1 1 
Tax Credit Only 3 3 
Total Units  97 

 
• Secured American Recovery Plan funding from the City and State amounting to $15mm to fill in the 

financing gap for the WR V and WR VII project, including additional funding for the construction of non-
HUD funded rental and home ownership housing as per CNI Housing Plan. 

• Construction is set to begin in July 2022 and be complete by March 2024. 
• People:   Case management of residents continues, including relocation back to the target site of 

Westlawn Gardens as units are completed for those residents that choose to return back (all residents have 
the right to return) as well as assisting residents that want to work with employment opportunities. 

• Education:   HACM continues to work with Milwaukee Public Schools and Carmen regarding strategies 
to increase the number of neighborhood residents choosing neighborhood schools.  

• Neighborhood:  Work to improve the neighborhood development continued as follows: 
o HACM/CNI joined with WWBIC and PNC Bank to launch Black Business Boost, a micro-equity and 

technical assistance program to help 100 Black entrepreneurs over three years. Since its launch in 
October 2022, over 600 applications have been received.  

o The CNI exterior revitalization grant program awarded a $50,000 grant to the owners of Silver Spring 
Mall, located directly across Silver Spring Drive. Combat Corner, which was awarded a $25,000 
grant during the summer, has begun improvements to its facade. Work is moving forward on the 
Havenwoods Plaza, which was awarded a $50,000 grant. Additional applications for approximately 
$85,000 are under review.  

o The CNI loan fund program made several awards to businesses relocating into the CNI neighborhood 
or expanding in the CNI neighborhood, including:   
- A $100,000 loan to TMP Aeronautics, a new business that established itself in the CNI 

neighborhood and that is a supplier to the aerospace industry.  
- A $250,000 loan to Bert & Tom, LLC to support relocation of a beer distribution business to an 

empty manufacturing space and plans for a beer garden/tap room with expansion to include a 
restaurant and commercial kitchen. We are also considering an exterior revitalization grant to 
support the project.    
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- A $250,000 loan to CRS Enterprises, LLC to purchase one of Milwaukee's oldest African 
American owned & operated social service organizations to continue those services located in the 
CNI neighborhood.  

o Designs have been completed for the Carmen Playfield renovation, which will include the Tuj Lub 
courts that are part of the CNI CCI plan. The renovation is schedule to begin in May 2022.  

o The Best Babies Zone healthy birth outcomes initiative, facilitated by CNI and funded by a grant 
from the Greater Milwaukee Foundation, started the year with strategic planning and launched 
activities with a virtual family self-care event. 

o The CNI supported Northwest Fresh Food Access Council continued to meet, strategize and 
coordinated efforts to increase access to fresh food in the neighborhood. This included coordination to 
utilize the Browning Elementary greenhouse to grow over 2,000 vegetable seedlings to be 
transplanted into community gardens this summer by residents and the Teens Grow Greens youth 
leadership program.  

o One of the main goals of the program is coming to fruition as a Sentry Foods grocery store is in the 
process of locating in the strip mall across the street from Westlawn Gardens, in the spot formerly 
filled by the Meat Market.  This will finally bring a full-service grocery store to the neighborhood. 

 
2023 Progress Report 

• Construction of WR V and WR VII are on track for completion this year. 
• Design and construction of 10 units non-HUD funded housing units is expected this year.  
• The CNI grant will be completed in September 2023 and HACM is on track to fully expend the grant.   

Housing construction for final phases continues.  
• People:   Case management of residents continues with two case managers currently assisting target 

residents.  This includes assistance in residents wishing to return as the final replacement units are 
completed in 2023, as well as those wanting assistance on finding employment/job search. 

• Education:   HACM continues to work with Milwaukee Public Schools and Carmen regarding strategies 
to increase the number of neighborhood residents choosing neighborhood schools.  

• Neighborhood:  Work to improve the neighborhood development continued as follows: 
o Business Loan Program:  Part of the HACM’s Critical Community Improvements Plan for CNI, the  

Business Loan Program is a joint initiative with Wisconsin Women’s Business Initiative Corporation 
(WWBIC).   Under Milwaukee’s Choice Neighborhoods Business Loan program, $1 million in 
Choice Neighborhoods CCI funds was set aside for a revolving fund, which was matched with 
$500,000 from WWBIC. This two-thirds/one-third split enabled the partnership to offer its loans at 
favorable rates, which further incentivized businesses to set up shop in the neighborhood.  To date, 
the Business Loan Program has helped eight businesses either launch, expand or relocate into the 
neighborhood, created/retained 58 jobs, and spurred exponential growth and largescale economic 
development throughout the community.    

o Façade Program:   CNI also partnered with Milwaukee’s Department of City Development to fund 
exterior façade revitalization efforts in the CNI neighborhood.    A number of façade grants have been 
awarded under the program to improve the physical appearance of the neighborhood and assist local 
businesses with needed exterior physical improvements.  

o Black Business Boost:  HACM/CNI continues to partner with WWBIC and PNC Bank on their Black 
Business Boost program, a micro-equity and technical assistance program to help 100 Black 
entrepreneurs over three years. Black Business Boost is open to start-up and existing businesses, and 
takes participants on a sequenced journey through four building blocks that remove the traditional 
barriers in accessing capital:  Credit Recovery and Support; Technical Assistance and Training; 
Acceleration and Incubation; and Equity and Loan Support. 

o Other programs:  CNI has also partnered in a number of other neighborhood programs, including the 
Best Baby Zone healthy birth outcomes initiative and the Northwest Fresh Food Access Council. 

 
 
2.3 Implement portfolio repositioning under Section 18 Disposition Rules, Rental Assistance Demonstration 
Program (RAD) and other HUD repositioning tools whenever feasible. 
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Objectives by year: 
2020 

• Continue to work with Neighborhood Stabilization Program (NSP) utilizing NSP sales and proceeds to 
acquire/rehab properties (HACM owned/foreclosed) in conjunction with the portfolio repositioning 
activities. 

2021 
• Continue to assess and evaluate operational needs for repositioning with ongoing opportunity. 

2022 
• Reposition AMP WI002000046 Townhomes at Carver Park via RAD Conversion 

2023 
• Evaluate avenues for potential repositioning of other AMPs:  

AMP WI002000013 Arlington Court 
AMP WI002000011 College Court 
AMP WI002000001 Hillside Terrace 
AMP WI002000019 Lincoln Court 
AMP WI002000015 Locust Court 
AMP WI002000017 Mitchell Court 
AMP WI002000007 Parklawn 
AMP WI002000062 Riverview 

2024 
• Continue to evaluate avenues for potential repositioning of other AMPs via use of the Rental Assistance 

Demonstration Program (RAD) or the Section 18 Disposition program ( through preservation with 
project-based vouchers, homeownership, or disposition in partnership with nonprofit organizations):  

AMP WI002000013 Arlington Court 
AMP WI002000011 College Court 
AMP WI002000001 Hillside Terrace 
AMP WI002000019 Lincoln Court 
AMP WI002000015 Locust Court 
AMP WI002000017 Mitchell Court 
AMP WI002000007 Parklawn 
AMP WI002000062 Riverview 
AMP WI002000063 Cherry Court Scattered Sites 
AMP WI002000060 Highland Homes Scattered Sites 
AMP WI002000010 Milwaukee Scattered Sites 
AMP WI002000016 North/West Scattered Sites 
AMP WI002000061 Southside Scattered Sites 

 
2020 Progress Report:   
Ongoing.  We continue to use RAD as a repositioning tool for Westlawn Gardens, Holton Terrace, Merrill Park 
and Becher Court. We will continue to evaluate the potential of using Section 18 disposition as a possible 
portfolio repositioning tool for scattered sites, however we have not yet completed our evaluation.   It is 
anticipated that this will continue into 2021.    
 
2021 Progress Report: 
HACM continues to evaluate financial feasibility and resident impact for Section 18 repositioning.  All 2020 
goals will be evaluated for possible implementation in 2022 and beyond.  At the time recommendations are made, 
HACM will follow Section 18 guidance on resident and local government consultation. 

 
2022 Progress Report: 
HACM continues to evaluate financial feasibility, resident impact and opportunity to reposition the public 
housing portfolio.  Due to the COVID19 Pandemic, much of the focus over the last several years has been on 
stabilizing operations and providing residents with the highest quality of customer service.   
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2023 Progress Report: 
HACM continues to evaluate financial feasibility, resident impact and opportunity to reposition the public 
housing portfolio.  During 2023, HACM was focused on stabilizing operations and providing residents with the 
highest quality of customer service, and on the completion of Westlawn Gardens CNI.  

 
 
2.4 Utilize excess units on Annual Contribution Contract (ACC) Faircloth Limit. Consistent with HACM’s plan to 
increase affordable housing units, HACM may utilize its excess ACC units – (under the Fair Cloth Limit) of around 1,000 
units, in joint venture with private developers or solely for other private developers intending to create new affordable 
housing units.  HACM will follow applicable regulations in the utilization of these excess ACC authority. 

Objectives by year: 
2020 

• Issue solicitation for Preferred Development Partner. 
• Determine ACC allocation availability for each year. Could be coupled with PBV for financial feasibility 

consideration for new projects. 
2021 

• Collaborate with counties around Milwaukee for possible partnership on Supportive Housing projects that 
ACC subsidy might be able to work. 

• Consider and evaluate project acquisitions [existing projects] where ACC subsidy can work. 
2022 

• Consider issuing a solicitation for use of excess ACC capacity. 
2023 

• Consider issuing a solicitation for use of excess ACC capacity. 
2024 

• Consider issuing a solicitation for use of excess ACC capacity. 
 

2020 Progress Report:   
Ongoing.  We will not issue a solicitation for use of excess ACC units during 2020.   We will consider utilizing 
excess unit capacity for public housing as a tool for potential development by other developers in the Near West 
Side neighborhood. 
 
2021 Progress Report:  
Ongoing.  We may solicit uses for excess ACC units during 2021.  We will consider utilizing excess unit capacity 
for public housing as a tool for potential development by other developers in the Near West Side neighborhood. 
 
2022 Progress Report:    
Ongoing evaluation.   While we have not used it to date, HACM continues to evaluate the potential to develop 
excess ACC units with partners in the metropolitan area.   

 
2023 Progress Report:    
Ongoing evaluation.   While we have not used it to date, HACM continues to evaluate the potential to develop 
excess ACC units with partners in the metropolitan area.   

 
 
2.5 Maximize Section 8 voucher utilization rate. 

Objectives by year: 
2020 

1. Issue solicitation for PBV allocation. 
2. Create and operationalize organization, system and process for a dedicated PBV administration unit under 

the Rental Assistance Program. 
3. Implement effective reporting and matrix reporting tools to property track leasing performance. 
4. Implement changes in the VMS reporting responsibilities to enhance accountability. 

2021 
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1. Effectively utilize Yardi reporting tools and HUD’s forecasting tool. 
2. Increase landlord engagement 

2022 
1. Under HUD oversight, work to implement a plan to improve HAP utilization.  See detailed plan under 

2021 Progress report below. 
a. For the Housing Choice Voucher program, current utilization is 68% and our goal is to eventually 

improve it to 90%.    
b. For the Project-based Voucher program, the current utilization is 87% and our goal is to eventually 

improve it to 98%.   
c.  HACM’s goal is to to increase the number of utilized vouchers for their HCV program to 6,487 by 

the end of December 2022, which is an increase in the total number of utilized vouchers in 2022 of 
930 housed families. 

2023 
1. HACM’s goal is to increase the number of utilized vouchers for their HCV program to 6,941 by 

December 2023. 
2024 

1. HACM will implement required actions in its Corrective Action Plan regarding the HUD Field Office 
Site Monitoring Report. 

2. HACM will implement required actions in its Corrective Action Plan regarding the HUD Quality 
Assurance Division (QAD) Financial Management Review and Management & Operations Review 
(FMR/MOR).   

3. HACM will implement required actions in its Corrective Action Plan regarding the HUD QAD report on 
Family Self Sufficiency. 

4. HACM will implement all required actions in its Corrective Action Plan regarding the SEMAP rating for 
the rent assistance program. 

 
2020 Progress Report:   
Ongoing.  We will consider issuing a solicitation for Project-based vouchers (PBVs) in late 2020 as a tool to assist 
in replacement units and/or other affordable units for potential development by other developers in the Near West 
Side neighborhood. 
 
Additionally, we have created a separate PBV administrative team within the Rent Assistance program 
department at HACM.   This team is working to manage the separate PBV wait lists and to efficiently manage the 
PBV program.    They are working to improve the tools in YARDI used to track leasing performance at PBV 
developments.  
  
The Soldiers Home project is estimated to be completed in 2021, and the units have VASH vouchers allocated to it. 
 
2021 Progress Report:   
Below are steps that HACM’s Rent Assistance program has established and will continue to work on during 2021 
and 2022 to process more efficiently and to increase lease-up percentages: 

• Hiring and redeployment of staff, including: 
o Hired 5 Certification Specialists. These new hires include replacement of team members who have 

voluntarily/not voluntarily left the organization.  This team has resumed working in office rather than 
remotely. 

o A team of four workers has been assigned to focus on New Admissions and voucher issuance.  One of 
these Team members will be the appointed liaison for the Emergency Housing Voucher deployment. 

o A team of seven workers has been assigned to focus on Annual reexaminations, Adjustments and PIC 
data clean-up. 

o A team of 2 Lease and Contract Specialists are conducting follow-up calls to participants with issued 
vouchers but not leased-up. 

o This year the RAD/Project-based Voucher team has grown from a team of 4 to a team of 6 
individuals.  The added 2 team members are Clerical Assistants. This team has resumed working in 
the office as opposed to remotely. 
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o A team of 2 is dedicated to the Waiting list mailings and processing background check responses.  
• Implement changes to policy and/or procedures to improve efficiency and effectiveness, including: 

o All participants with late Annual Re-examinations are being contacted via phone to be 
completed.  HUD documents that are required to be signed and not included in the waivers are being 
emailed/mailed to complete and return to the program. Measurable goals have been established for 
this team.  

o All the RAD/Project Based Developments (HACM Owned and Partnering Agencies) have been all 
centralized with the RAD team.   

o The RAD team has scheduled on-site visits to housing developments to complete annual reexams and 
obtain signed leases. 

o Virtual Inspections are currently being conducted and field inspections will resume next month (as 
needed for those that are being challenged with technology).  

o The City Department of Neighborhood Services has been hired to assist with annual inspections that 
were waived last year and must be completed by 12/31/2021. 

o The rent reasonableness unit proximity review has expanded from 1 mile up to 5 miles to located 
acceptable comparables and minimize the time spent reviewing. 

o Landlords interested in participating in the program by listing their available units for program 
participants, are now listed on the HACM website.  This list is updated every Friday. 

o Informal Hearings are being conducted virtually. 
o Background check reports have been reduced to meet the minimum HUD requirements.  This has 

helped to minimize the review time for each applicant to be approved. In turn, the applicant is 
processed for eligibility and voucher issuance.  

o A Housing Navigator has been hired and is meeting weekly every Wednesday with VASH Case 
Workers to bridge the communication gap between the VA and RAP and increase VASH Voucher 
lease-up. 

o Currently under review and Yardi testing is the implantation of Small Area FMR's (SAFMRs).  We 
want to ensure Yardi set-up is correct and accurate Payment Standards are being selected according to 
the established zip codes. 

o Hired a PIC coach to assist in the review of our data and reporting.  This includes the Yardi 
conversion data clean-up for accurate VMS/PIC reporting. 

o A data sharing MOU was established with the Opportunity Milwaukee Mobility team to recruit 
eligible families for this program and assist in locating a unit.  This will help house families more 
rapidly and increase lease-up.   

o Implemented a limited homeless preference for the Housing Choice Voucher program. 
• Use of HUD’s forecasting tool and HCV dashboard to monitor and report on progress towards goals. 
 

2022 Progress Report:   
Leasing Plan:  HACM and CVR Associates (a technical advising firm specializing in rent assistance voucher 
programs) have been working to create a leasing plan through the use of the Two-Year Tool, data analysis, and 
the Tool of Tools.    
 
This Leasing Plan is for the years 2022 and 2023, with goals for the estimated number of vouchers issued, PBVs 
leased, manual PUC overrides, Success Rates, Attrition Rates, and Voucher Issuance to HAP Lease Up 
projections updated for both years.  As these actual numbers and percentages are adjusted, the leasing plan will be 
amended to ensure maximum utilization.  
 
The number of vouchers issued for 2022 will allow the PHA to get to a point of maximum utilization in early 
2023. In doing so, it is anticipated that HACM will be able to maintain their utilization by covering their attrition, 
while being able to reduce their HAP reserves to under 3%. It will be extremely important for HACM to monitor 
the key indicators as it relates to the Two-Year Tool and make adjustments to the number of vouchers issued 
moving forward to continue to maximize their utilization. 
 

D R A
 F T



 

 
 

      Page 45 of 67                              form HUD-50075-ST (03/31/2024) 

Long Term Strategy: If the leasing projections are met, HACM will likely be issuing vouchers to simply 
maintain the attrition of their program by July of 2023, while having reduced HAP reserves to 3% by the end of 
2023. If these benchmarks are achieved moving into 2024, it is recommended additional strategies be 
implemented: 

• Portability – begin administering vouchers to develop new revenue streams. 
• Reassign staff – reassign eligibility staff to address long-term operational needs related to 

Recertifications, Interims, Unit Transfers, etc. 
• Operationally – HACM’s operations, budget, and funding will be simplified and prepared to address 

voucher attrition through leasing monthly as opposed to trying to catch up. 
• Waiting list – Probably could be closed in 2023 once there are 3,000 remaining names on the HCV 

waiting list, as it should last for at least two years, presuming a 50% success rate for applications 
 
2023 Progress Report:  
 
In late 2022, HACM’s Rent Assistance Program received two detailed on-site monitoring reviews:   
 

1. HUD Field Office Review:   The first monitoring visit in October 2022 was from the Milwaukee HUD Field Office 
staff to follow up on progress made on actions to improve utilization and other concerns.  HACM received a report on 
this monitoring visit on 12/29/2022.      

 
While the HUD field office noted several improvements that had been made since their last review in 2021, they also 
found substantial non-compliance issues related to financial/accounting as well as programmatic areas.   In total, there 
were 31 findings and 13 concerns in the report which required a corrective action plan from HACM.   Some of the 
major findings from the HUD Field Office review include, but are not limited to: 
 
• Financial Software:   HACM is not using YARDI to its fullest advantage.   The use of the Multiview financial 

software system for accounting complicates the process of accounting for the voucher program and requires 
additional steps and difficulty in reconciling both HAP payments and administrative fee expenses. 
 

• Internal Controls:  Lack of internal controls in the monthly HAP check run as well as in the reconciliation 
between the HUD Voucher Management System and the HACM accounting General Ledger amounts. 

   
• Late Recertifications:  A significant number of recertifications were processed late, including many in which HAP 

payments were made and charged to HAP in the current year for prior year HAP activity.   
 

• HAP Payments to HACM:   HACM was making HAP payments to itself for voucher participants in the 
Northlawn, Southlawn, and Berryland developments, rather than using LLCs or another entity.   This is not in 
compliance with requirements of PIH Notice 2017-21. 
 

• Inaccurate Data in the VMS and PIC Systems:  Data reported to the VMS system and the PIC system have a 
number of inaccuracies.  HACM needs to improve data integrity through using an improved quality control 
process.  VMS reporting was inaccurate in places and needed to be better documented and reconciled. 

 
• Low HAP Utilization Rates:  HAP utilization rates continue to be low in both the HCV and PBV programs. 

 
• Processes and Procedures Need Streamlining:   HACM must implement a number of changes to streamline and 

create more efficient and effective policies and procedures to decrease processing delays that are impacting the 
utilization rates. 

 
• Incomplete Documentation in Files to Verify HAP and Tenant Rent:  HACM must improve: (1) compliance with 

HUD’s verification procedures to verify income, assets, etc., including use of the EIV system and other third-
party verification; (2) filing and storage of documentation in client files so that they are readily available; (3) 
ensure appropriate protection of personally identifiable information. 
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• Use of Independent Entities and other Contractors:  Ensure that independent entities were performing rent 

reasonableness reviews and inspections at HACM-owned properties.  In addition, consider outsourcing other 
processes to contractors to assist when necessary. 

On February 10, 2023, HACM submitted a proposed Corrective Action Plan in writing to HUD regarding all findings and 
concerns, and work is continuing on the plan at this time.   Some major action items being worked on include: 
 

1. YARDI Financial Software:   Effective January 2023, HACM will be using the full YARDI suite for 
Section 8 [Financials-HAP and HAP related transaction and Program operations]. This will allow better 
audit trail and more efficient and reliable reconciliation between Yardi and HUD VMS reporting 
information.  

 
2. Business Process Review:   HACM has engaged a YARDI consultant to perform a Business Process 

Review (BPM) to ensure accurate mapping of data, provide accurate reporting to HUD systems (PIC and 
VMS), provide a road map to optimize use of YARDI by HACM, and improve HACM’s processes 

 
3. Section 8 Accountant/Analyst:  HACM’s Accounting Department has hired this position to focus solely on 

Section 8 accounting and financial reporting.   This Financial & Systems Analyst position will have its top 
priority as stabilizing the Section 8 financial operations.   

 
4. Improved Internal Controls/Segregation of Duties:  HACM has already improved internal controls, revised 

responsibilities to provide better segregation of duties, and made revisions to the departmental 
organizational structure.  In addition, HACM developed a Standard Operating Procedure over Quality 
control that will be implemented in June 2023.  

 
5. Increased Outsourcing Where Needed:   In cases where HACM does not have the immediate capacity to 

address issues or where a contractor brings a specialized knowledge or skill, HACM has begun to 
outsource services and will continue to outsource as needed.   For example, HACM has hired Nan McKay 
to perform HCV recertifications.    This will allow HACM staff to focus on correcting data integrity issues 
with participants in PIC and VMS and receive some intensive training.   HACM will continue to look for 
opportunities to expand outsourcing where needed, with other potential areas that could include items such 
as but not limited to:  tenant file reviews; SEMAP assessment/quality control reviews; FSS program 
administration assistance; management and organizational reviews and assessments; etc. 

 
6. Staff Training:  HACM leadership in the finance and Rent Assistance divisions will be required to 

complete a series of assigned financial management and HCV management and financial management 
courses All trainings will be tracked through Yardi Aspire and HACM’s Human Resources system. 
Trainings will include trainings provided by YARDI on specific tasks or processes in YARDI, HCV/PBV-
geared trainings from HUD Exchange, and other trainings.  

 
2. Quality Assurance Division Review:  The second review was a site visit from the HUD Quality Assurance 

Division (QAD) in December 2022 and they performed a Financial Management Review (FMR) and a 
Management and Operations Review (MOR).   
 
Based on concerns raised by the field office on-site monitoring report, the Quality Assurance Division of HUD 
scheduled an on-site financial management review (FMR) and management and operations review (MOR) in 
December 2022.  The review covered the five-year period from 2017 to 2022.     We received the initial report on 
findings from QAD on April 11, 2023.   Some of the major concerns identified by QAD include: 
 
• The HACM HCV financial records and books of account could not be properly and effectively tracked, and 

lack an audit trail.   The use of Multiview for the accounting software system rather than YARDI adds to the 
complexity in reconciliation between the housing software and the general ledger, as well as to data reported 
to HUD through VMS and PIC.  
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• HACM must ensure a forensic audit and reconstruction of the full financial records to determine the true and 

accurate financial position.  
 

• In addition, there appeared to be disallowed or questioned costs that need to be investigated and/or corrected.  
For example, HAP payments appeared to be made for a prior year due to a late recertification and were 
charged inappropriately to HAP expense rather than administrative fee.   

 
• HACM is not properly tracking Family Self-Sufficiency (FSS) escrow amounts and balances.   This appears 

to be related to errors that occurred as part of the conversion from  VisualHomes to YARDI in 2019.  It has 
resulted in inaccurate escrow calculations and balances for participants that need to be corrected.  There was 
also a more detailed Corrective Action Plan regarding the FSS program that was issued in May 2023. 

 
• Based on a review of participant files, the files were deemed in poor condition by QAD.   Due to 

documentation potentially missing from the participant file (hard copy file and/or electronic), QAD could not 
readily ensure the correct calculation of HAP payment and tenant rent amounts from the file.   This could 
potentially result in incorrect HAP payments made. 

HACM responded with a proposed Corrective Action Plan (CAP) to QAD on May 18, 2023.   The Corrective Action Plan 
includes two major actions that were required by QAD:   
 

• HACM will engage a financial consultant/independent contractor before end of June 2023 to perform these 
activities and to determine the correct financial position of the program.  The contractor will assist in a 
reconstruction and forensic audit of the full financial records including full reconciliation between YARDI 
and the general ledger, determination of the correct UNP and RNP balances, and must ensure any 
adjustments/changes related to the 100% file review (see next bullet) are appropriately corrected in 
compliance with HUD regulations. 
 

• As recommended in the Final Corrective Action in MOR-2023-8b, HACM will engage an independent 
contractor to perform a 100% file review of all new admissions, annual reexaminations and interim 
reexaminations that occurred during 2022.  The contractor will also ensure that YARDI data is accurate and 
that any corrections are made where appropriate.   

 
2.6 Maintain Public Housing occupancy rate at a minimum of 96%. 

Objectives by year: 
2020 

1. Implement all actions committed in the Corrective Action Plan 
2. Regain Standard Performer Status in HUD’s Public Housing Assessment System (PHAS) 
3. Optimize Yardi System’s management tool capabilities 

2021 
1. Ensure all actions committed in the Corrective Action Plan are continued 
2. Continue actions to ensure Standard Performer Status in PHAS 
3. Optimize Yardi System’s management tool capabilities  

2022 
1. Ensure all actions committed in the Corrective Action Plan are continued 
2. Continue actions to ensure Standard Performer Status in PHAS 
3. Optimize Yardi System’s management tool capabilities  
4. As part of our annual inspections in all buildings (public housing and LIHTC/RAD), review accessibility 

of common area amenities such as laundry rooms and garbage rooms to ensure that entrances are 
accessible for persons with disabilities.   If not, then look at potential sources of funding to resolve the 
issue or alternative accommodations that can be made.    

2023 
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1. Ensure all actions committed in the Corrective Action Plan are continued and close out of the Recovery 
Plan 

2. Optimize Yardi System’s management tool capabilities including launching online applications, 
recertifications and resident portals for rent statements and work order requests. 

3. Deploy capital investments in public housing to improve REAC scores 
2024 

1. Optimize Yardi System’s management tool capabilities including launching executive dashboard 
2. Deploy capital investments in public housing to improve REAC scores 

 
2020 Progress Report:   
Ongoing.  We continue to follow all actions in the corrective action plan with the goal of increasing occupancy of 
public housing units to 96% and of improving our REAC Physical Inspection scores and are providing quarterly 
reports on progress to HUD.    
 
We are also continuing to expand upon our use of YARDI’s management tools and reports, with a goal to more 
closely monitor vacant unit turnaround and leasing and status of work orders.  This project will continue into 2021.   
 
2021 Progress Report:   
Ongoing.   HACM implemented a coordinated approach to turning and filling vacancies during 2020 and 2021 to 
improve its occupancy rates.   In addition, HACM implemented a limited homeless preference for public housing.     
HACM met its 6/30/2021 goal per the recovery plan of 96% occupancy and in July 2021, HACM is currently at 
96.6% with a goal for 12/31/2021 of 98%.   HACM will continue to monitor and report quarterly to HUD on three 
remaining items from the recovery plan through the end of 2021: 

• The use of Section 18 disposition as a repositioning tool for some of the scattered sites portfolio 
• Unit turnaround time (long term vacancies) 
• Opening of the waitlist and/or purging of the waitlist 

 
2022 Progress Report:   
Ongoing.  HACM continues to implement best practices developed in the Recovery Plan with HUD along with 
performance improvement measures.  To date, the occupancy rate has been sustained at 98%.  We continue to 
work to reduce unit turn time under 30 days and address deferred maintenance needs resulting in low REAC 
scores. 
 
2023 Progress Report: 
In April 2023, HACM received a request from HUD’s Milwaukee Field Office for HACM to update its Recovery 
Plan to address additional conditions contributing to the Substandard PHAS score.  As of April 25, 2023, HACM 
had two open Recovery Plan Goals; achieve and maintain a public housing occupancy rate of 97% and reduce and 
maintain turnaround time of vacant units to 30 days.  
 
As of May 7, 2023, our occupancy rate is 96.71%, so we are close to the goal of 97%.    
 
Regarding reducing and maintaining the turnaround time of vacant units to 30 days, we are well on our way. At 
the start of the 2019 Recovery Plan, the unit turnaround time was 257 days. Our current vacant turnaround time is 
49 days. While that is a reduction of more than 200 days, we will continue our efforts, until we achieve the 30 
days unit turnaround time goal.  
 
For both of these items, new corrective action steps, as well as actions from the previous plan, are included in the 
HACM 2023 Updated Recovery Plan. 
 
Additional recommendations for improvement provided by HUD which have been incorporated into the Recovery 
Plan include;  

• Provide ongoing training for NSPIRE inspection, Wisconsin state requirements and industry standard 
repairs. 
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• Review, update and implement the existing preventative maintenance plan. 
• Review inspection deficiencies in a timely matter to file appeals and when creating capital fund plan. 

 
 
2.7 Continue to implement programs for Self Sufficiency. 

Objectives by year: 
2020 

1. Launch and operationalize Crucible Inc., HACM’s community supportive services instrumentality 
2. Develop Strategic Plan to sustain Crucible Inc., less reliant on Public Housing funding. 
3. Continue to participate in the City’s Continuum of Care. 
4. Apply for grants to diversity revenue to sustain self-sufficiency programs.  

2021 
1. Implement strategic plan for Crucible, Inc. 
2. Apply for grants to diversify revenue to sustain self-sufficiency programs.   

2022 
1.  Identify and procure an online giving tool and customer relationship software tool 
2. Prepare promotional material for the new nonprofit. 
3. Design the website for the new nonprofit. 
4. Create a fundraising plan for the new nonprofit. 
5. Continue to apply for grants to diversify revenue to sustain self-sufficiency programs. 
6. Continue to develop and refine outcome goals and determine method of measurement and reporting.  

2023 
1. With input from the Executive Director and Board of Commissioners, determine the best structure over 

resident services/self sufficiency 
2. Identify and procure an online giving tool and customer relationship software tool 
3. Prepare promotional material for the new nonprofit or entity 
4. Design the website for the new nonprofit or entity 
5. Create a fundraising plan for the new nonprofit or entity 
6. Continue to apply for grants to diversify revenue to sustain self-sufficiency programs. 
7. Continue to develop and refine outcome goals and determine method of measurement and reporting  

2024 
1. With input from the Executive Director and Board of Commissioners, determine the best structure over 

resident services/self sufficiency 
2. Identify and procure an online giving tool and customer relationship software tool 
3. Prepare promotional material for the new nonprofit or entity 
4. Design the website for the new nonprofit or entity 
5. Create a fundraising plan for the new nonprofit or entity 
6. Continue to apply for grants to diversify revenue to sustain self-sufficiency programs. 
7. Continue to develop and refine outcome goals and determine method of measurement and reporting 

 
2020 Progress Report:   
Ongoing.  In 2020, we incorporated and launched Crucible, Inc. (an instrumentality of the Housing Authority) to 
perform community and supportive service activities.   Since 1/1/2020, any new supportive service employees 
who work on self-sufficiency programs are hired under Crucible as opposed to HACM with a separate benefit 
package (similar to Travaux).    The agency will continue to evaluate the instrumentality name and 
implementation during 2020-2021. 
 
We continue to apply for grants to assist HACM’s various self-sufficiency programs.   Prior to the end of 2020, 
Crucible plans to hire a Development Director to assist with grant and fund development.    

 
2021 Progress Report:    
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The COVID pandemic set the organization a bit behind in its goals for 2020.   In early 2021, Crucible, Inc. hired a 
Development Director.   In addition, discussions began on evaluation of the existing name of the instrumentality 
(Crucible), with the following goals in mind:   

• Work with the board and others to select a new name to replace Crucible, Inc.; 
• Through strategic planning, reconfirm the mission, values and case for support of the organization;  
• File the 501 (c)(3) application;  
• Begin to formulate a fundraising strategy;  
• Identify and recruit 3-5 potential new board members for the organization; 
• Continue to apply for grants to diversify revenue to sustain self-sufficiency programs. 

 
2022 Progress Report: 
During 2022, HACM’s Development Director and COO-Program Services continued to strategize to diversify 
and identify potential sources of revenue such as grants to advance or sustain HACM’s self-sufficiency 
programming, such as Make Your Money Talk, FSS, Education Initiative, etc.   HACM has put the further 
development of the separate branding of a nonprofit instrumentality (Crucible or Beyond Housing MKE) on hold 
until the strategy over its use has been further refined.  Work continues on identifying outcome measures and 
goals for supportive services as well as on procuring an online giving tool.       
 
2023 Progress Report: 
During 2023, the Chief Operating Officer-Program Services continued to strategize with a goal of identifying and 
diversifying potential sources of revenue such as grants to advance or sustain HACM’s self-sufficiency 
programming.   HACM has put the further development of the separate branding of a nonprofit instrumentality 
(Crucible or Beyond Housing MKE) on hold until the strategy over its use has been further refined.  Work 
continues on identifying outcome measures and goals for supportive services as well as on procuring an online 
giving tool. 
 
 

2.8 Optimize HACM’s organization structure, processes, and procedures to attain Resiliency and long-term 
Sustainability.  

Objectives by year: 
2020 

1. Continue to implement HACM’s Resiliency Plan 
2. Stabilize and Optimize Yardi System 
3. Establish effective Tax Credit Management team under Travaux umbrella 
4. Refresh PILOT agreement with the City in conformance with the State Law Amendment 
5. Continue to engage state legislature to amend HA statutes 

2021 
1. Continue to implement HACM’s Resiliency Plan 
2. Continue to stabilize and optimize Yardi System 
3. Continue effective Tax Credit Management team under Travaux umbrella 
4. Refresh PILOT agreement with the City in conformance with the State Law Amendment 
5. Continue to engage state legislature to amend HA statutes 

2022 
1. Evaluate options for Section 8 Restructuring to include consideration of developing an instrumentality 
2. Add additional contracts for property management services under Travaux  
3. Continue to optimize use of YARDI system. 

2023 
1. Implement Rent Cafe Online Recertifications for Residents 
2. Develop a rigorous staff onboarding, training and continuous education program. 

2024 
1. Evaluate transitioning public housing and section 8 accounting services into new software. 

 
2020 Progress Report:   
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Activities are ongoing.     
 
Resiliency Plan:  We will continue to implement HACM’s Resiliency Plan (for example, the creation of Travaux 
and Crucible, Inc. as instrumentalities/subsidiaries is one component).      
 
YARDI:    In 2019, HACM converted its housing software from VisualHomes to the YARDI system.   Our staff 
on both the public housing, rent assistance and affordable housing (tax credit) sides have continued to implement 
and refine use of YARDI during 2020.     
 
In May/June 2020, we implemented the YARDI RentCafe module in order to open the Housing Choice Voucher 
(HCV) waitlist online, and then use a random lottery to select 3,000 applicants.   In September 2020, we opened 
the Project Based Voucher (PBV) wait lists using RentCafe.   We plan to open the public housing family waiting 
list in early 2021 using RentCafe.    We also plan to begin implementation of RentCafe for public housing and 
rent assistance intake forms and for annual recertifications in 2021.     
 
Tax Credit Management:   In January 2020 HACM became the property manager to three tax credit properties; 
Holton Terrace, Merrill Park, and Becher Court.  HACM will continue to develop and improve management skills 
to support future property management contracts. 

 
PILOT:   There has been no change to the PILOT (Payment in Lieu of Taxes) payment to the City of Milwaukee 
during 2020.  We continue to look for opportunities to refresh that agreement. 
 
State Statutes:   HACM continues to work to educate state legislators around the need to update the statutes 
surrounding public housing authorities to bring them more in line with HUD policies.   

 
2021 Progress Report:   
Activities are ongoing. 

 
YARDI:    In 2021, we continued work on implementation of RentCafe for use for intakes and recertifications.   
We also planned for an opening of the public housing and Housing Choice Voucher wait lists through RentCafe 
in September 2021.   We continue efforts to clean up the system for conversion errors/issues and ensure the 
system is used to its full capacity.   
 
Tax Credit Management:   In October 2021, HACM/Travaux will take on the management of two additional tax 
credit properties:  Scattered Sites Tax Credit I and Scattered Sites Tax Credit II, each of which is 24 units.  
HACM will continue to develop and improve management skills to support future property management 
contracts. 

 
PILOT:   There has been no change to the PILOT (Payment in Lieu of Taxes) payment to the City of Milwaukee 
during 2021.  We continue to look for opportunities to refresh that agreement. 
 
State Statutes:   HACM continues to work to educate state legislators around the need to update the statutes 
surrounding public housing authorities to bring them more in line with HUD policies.   
 
2022 Progress Report:   
 
Yardi:  HACM has opened the public housing and housing choice voucher wait lists through RentCafe.  We have 
also begun to use mobile inspections and mobile work orders.  We are working toward launching the RentCafe 
portal for resident online payments, work order requests, recertifications, housing intake and rent statements. 
 
Tax Credit Management; Effective 1/1/2022 HACM took back all property management contracts for our 
affordable portfolio.  This includes 120 units at Cherry Court, 80 units at Convent Hill, 114 units at Highland 
Gardens, 201 units at Lapham Park, 122 units at Townhomes at Carver Park, 24 units at Scattered Site Tax Credit 
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1, 24 units at Scattered Site Tax Credit 2, 8 units at 2nd Street Scattered Sites, 250 units at Westlawn Renaissance, 
30 units at WG Scattered Sites, 60 units at Victory Manor and 94 units at Westlawn Renaissance III. 

 
2023  Progress Report 

 
Yardi: Implementation of enterprise-wide Yardi software is ongoing. Section 8 program begun using the Yardi 
financial suite in January 2023.  Public Housing management and Affordable (Tax Credit) property manager are 
using Yardi online platform RentCafe for waitlist, intake eligibility, and recertifications.  Section 8 continues to 
evaluate use of Yardi RentCafe for online intake eligibility and recertifications. 

 
 
2.9 Increase HACM’s Mixed Income-Mixed Use Real Estate Portfolio. 

Objectives by year: 
2020 

1. Close financing of Convent Hill South Project 
2. Parklawn Cyber School and YMCA building disposition  
3. Apply as applicant or co-applicant for CNI Implementation grant for Near West Side neighborhood, using 

College Court, other HACM AMPs, or any other assisted housing developments in the area as target 
housing developments. 

4. Apply for CNI Planning grant for Hillside 
5. Provide support to facilitate a “Purpose Built”-like community at Westlawn or on any feasible location 

where a HACM project is or will be located. 
 
2021 

1. Pre-development Planning for Arlington, Riverview and Locust Court AMP preservation and 
revitalization 

2. Apply for CNI Implementation grant for Hillside 
 

2022 
1. Look at possibility of re-applying as applicant or co-applicant for CNI Implementation grant for Near 

West Side neighborhood, using College Court, other HACM AMPs, or any other assisted housing 
developments in the area as target housing developments. 

2023 
1. Continue to evaluate opportunities for CNI Implementation grants for Near West Side neighborhood, 

using College Court, Hillside Terrace or other HACM AMPs, or any other assisted housing developments 
in the area as target housing developments. 

2024 
1. Continue to evaluate opportunities for CNI Implementation grants for Near West Side neighborhood, 

using College Court, Hillside Terrace or other HACM AMPs, or any other assisted housing developments 
in the area as target housing developments. 

 
2020 Progress Report:  
Ongoing efforts have been made on several activities.      
 
Convent Hill South:   Financing has not been established or closed in 2020.   This is still in planning stages. 
 
Disposition of community buildings at Parklawn to Central City Cyberschool:   Discussions continue between 
HACM and the Central City Cyberschool about the purchase of the facilities used for their day care, elementary 
and high school.   This has not yet been finalized.   
 
CNI application for Near West Side:   In December 2020 and/or in 2021, HACM intends to apply as applicant or 
co-applicant for CNI Implementation grant to transform the Near West Side neighborhood, with College Court 
(WI002000011), other HACM AMPs and/or any other assisted housing developments for families not owned by 
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HACM in the area as target housing developments.  Marquette University previously was awarded an FY 2018 
Choice Neighborhood Planning grant for the Near West Side neighborhood to develop a transformation plan.    
  
CNI Planning grant for Hillside:   The current regulations in the Notice of Funding Availability for a Choice 
Neighborhoods Planning grant do not allow former HOPE VI housing sites to apply.  Thus, Hillside is currently 
not eligible for this grant. 
 
2021 Progress Report:   
Ongoing efforts have been made on several activities.      
 
Convent Hill South:   Convent Hill South continues to remain in the planning stages.    
 
Disposition of community buildings at Parklawn to Central City Cyberschool:   Discussions continue between 
HACM and the Central City Cyberschool about the purchase of the facilities used for their day care, elementary 
and high school.   This has not yet been finalized.   
 
CNI application for Near West Side:   In December 2020, the City of Milwaukee applied as the lead applicant 
with HACM as the co-applicant for a Choice Neighborhood Implementation (CNI) grant to transform the Near 
West Side neighborhood, with College Court (WI002000011) and another assisted housing development for 
families not owned by HACM (Meadow Village) as the target housing developments.  Marquette University 
previously was awarded an FY 2018 Choice Neighborhood Planning grant for the Near West Side neighborhood 
to develop a transformation plan.   In April 2021, the City and HACM were informed that the application was not 
a finalist for CNI funding.  HACM may re-apply in 2021 or 2022. 
  
CNI Planning or Implementation grant for Hillside Terrace:   The current regulations in the Notice of Funding 
Availability for a Choice Neighborhoods Planning grant do not allow former HOPE VI housing sites to apply.  
Thus, Hillside is currently not eligible for this grant. 
 
Arlington/Riverview/Locust preservation/redevelopment:   This is still in pre-planning stages. 
 
2022 Progress Report:   
Choice Neighborhood:  No updates for CNI grants as no developments are currently eligible under HUD 
regulations.   
 
Hillside Terrace renovations:   Proposed renovation of Hillside Terrace continues in the planning stages, with an 
estimated start time of 3-5 years.    
 
Convent Hill South:   Convent Hill South continues to remain in the planning stages.    
 
Disposition of community buildings at Parklawn to Central City Cyberschool:   Discussions continue between 
HACM and the Central City Cyberschool about the purchase of the facilities used for their day care, elementary 
and high school.   This has not yet been finalized 
 
2023 Progress Report:   

 
There has been no progress regarding CNI grants for other developments, since the HUD eligibility requirements 
have not yet changed.   However, we will continue to evaluate feasibilities of future applications. 
 
Hillside Terrace renovations:   Proposed renovation of Hillside Terrace continues in the planning stages, with an 
estimated start time of 3-5 years.    
 
Convent Hill South:   Convent Hill South continues to remain in the planning stages.    
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2.10 Implement Choice Mobility Initiatives.  
Objectives by year: 
2020 

1. In partnership with Milwaukee Metropolitan Fair Housing Council, Milwaukee County Housing program, 
and Waukesha County housing program, develop and implement a demonstration program promoting and 
supporting choice mobility to neighborhoods of opportunity in the Housing Choice Voucher program. 

2. Continue to provide choice mobility vouchers, if available, to any RAD residents that request one (after 
one year of living in RAD after conversion).   

2021 
1. Continue to implement a demonstration program promoting and supporting choice mobility to 

neighborhoods of opportunity in the Housing Choice Voucher program (in partnership with Milwaukee 
Metropolitan Fair Housing Council, Milwaukee County Housing program, and Waukesha County 
housing program).   

2. Continue to provide choice mobility vouchers, if available, to any RAD residents that request one (after 
one year of living in RAD after conversion). 

2022 
1. Continue to implement a demonstration program promoting and supporting choice mobility to 

neighborhoods of opportunity in the Housing Choice Voucher program (in partnership with Milwaukee 
Metropolitan Fair Housing Council, Milwaukee County Housing program, and Waukesha County 
housing program).   

2. Continue to provide choice mobility vouchers, if available, to any RAD residents that request one (after 
one year of living in RAD after conversion). 

2023  
1.   Continue to implement a demonstration program promoting and supporting choice mobility to 

neighborhoods of opportunity in the Housing Choice Voucher program (in partnership with Milwaukee 
Metropolitan Fair Housing Council, Milwaukee County Housing program, and Waukesha County 
housing program).   

2.   Implement a HUD HCV Mobility Demonstration program if a grant is awarded by HUD.   If the grant 
application was not successful, apply again if funding is available.   

3.  Continue to evaluate and revise promotional and informational materials regarding Choice Mobility, if 
needed, with the goal to improve these materials. 

2024 
1. Implement a HUD HCV Mobility Demonstration program if a grant is awarded by HUD.   If the grant 

application was not successful, apply again if funding is available. 
2. Continue to evaluate and revise promotional and informational materials regarding Choice Mobility, if 

needed, with the goal to improve these materials. 
 
2020 Progress Report:   
Ongoing.  HACM’s Rent Assistance department, working with the Milwaukee County Rent Assistance program 
and the Metropolitan Milwaukee Fair Housing Council and the national organization MDRC have developed 
procedures and protocols to use in a demonstration project called Opportunity MKE.   This project will work with 
rent assistance participants to promote and support choice mobility to neighborhoods of opportunity. 
 
In December 2020, HACM will coordinate and submit an application for a grant from HUD for the Housing 
Choice Voucher (HCV) Mobility Demonstration grant program.  Partners in this program include Milwaukee 
Metropolitan Fair Housing Council, the Milwaukee County Housing program, and possibly the Waukesha County 
housing program.    
 
This demonstration will allow participating PHAs throughout the country to implement housing mobility 
programs by offering mobility-related services to increase the number of voucher families with children living in 
opportunity areas.   In addition to offering mobility-related services, participating PHAs will work together in 
their regions to adopt administrative policies that further enable housing mobility, increase landlord participation, 
and reduce barriers for families to move across PHA jurisdictions through portability. 
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2021 Progress Report:   
Ongoing.  HACM’s Rent Assistance department, working with the Milwaukee County Rent Assistance program 
and the Metropolitan Milwaukee Fair Housing Council (MMFHC) and the national organization MDRC have 
developed procedures and protocols to use in a demonstration project called Opportunity MKE.   This project will 
work with rent assistance participants to promote and support choice mobility to neighborhoods of opportunity.    
 
Through June 2021, the number of participants has been less than expected.   HACM and MMFHC have entered 
into a data sharing agreement to allow MMFHC to do direct promotion of the program to HACM participants via 
phone and mail.   HACM and MMFHC continue to evaluate progress, challenges, and identify potential barriers 
to participation in the program and to make policy or procedural changes when practical to reduce barriers.   
 
In December 2020, HACM submitted an application for a grant from HUD for the Housing Choice Voucher 
(HCV) Mobility Demonstration grant program.  This demonstration will allow participating PHAs throughout the 
country to implement housing mobility programs by offering mobility-related services to increase the number of 
voucher families with children living in opportunity areas.   In addition to offering mobility-related services, 
participating PHAs will work together in their regions to adopt administrative policies that further enable housing 
mobility, increase landlord participation, and reduce barriers for families to move across PHA jurisdictions 
through portability.     
 
Partners in this program include Milwaukee Metropolitan Fair Housing Council and the Milwaukee County 
Housing program.   In late spring 2021, HUD informed HACM that its proposal was unsuccessful and did not 
receive funding.   If there is a second round of funding, HACM plans to re-apply for a similar Housing Choice 
Voucher Mobility demonstration grant. 
 
2022 Progress Report:    
Opportunity MKE:  Number of families enrolled in the Opportunity MKE choice mobility demonstration project 
as of July 2022 are as follows: 

 # Attained # Needed 
# Families enrolled 242 280 

From HACM 214  
From Milwaukee County Housing Auth 27  

From Waukesha Housing Auth 1  
# Families in Program Group  200 

From HACM 106  
From Milwaukee County Housing Auth 12  

From Waukesha Housing Auth 1  
# Families in Control Group  200 

From HACM 108  
From Milwaukee County Housing Auth 15  

From Waukesha Housing Auth 0  
   

 
HUD HCV Mobility Demonstration Grant Program:  In late 2022, HUD plans to release a Notice of funding 
availability for another round of the HCV Mobility Demonstration program.  HACM plans to submit a new 
application for this program, in partnership with Milwaukee Metropolitan Fair Housing Council and the 
Milwaukee County Housing program.   
 
This demonstration will allow participating PHAs throughout the country to implement housing mobility 
programs by offering mobility-related services to increase the number of voucher families with children living in 
opportunity areas.   In addition to offering mobility-related services, participating PHAs will work together in 
their regions to adopt administrative policies that further enable housing mobility, increase landlord participation, 
and reduce barriers for families to move across PHA jurisdictions through portability.     
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2023 Progress Report 

 
Housing Mobility Related Services Grant:  On June 1, 2023, HUD issued a Notice of Funding Opportunity 
(NOFO) for a Housing Mobility Related Services grant, with grant applications due August 30, 2023.   The 
Metropolitan Milwaukee Fair Housing Council (MMFHC) contacted HACM and wanted to partner with HACM 
on an application for the HUD Mobility Services grant.   

 
HACM staff reviewed the NOFO application and program implementation requirements.   Given that the current 
top priority for the Rent Assistance program is to implement Corrective Action Plans from HUD to improve 
utilization and performance, HACM Senior Management believes it unfortunately does not have sufficient 
capacity to apply for and implement a new mobility services program.   
 
MMFHC has offered to assist with the application and many of the activities during implementation as a 
subcontractor to HACM under the grant program.   However, after careful review, HACM staff believe it would 
still entail a significant amount of HACM assistance, data, and time to apply for and implement the program.   In 
the end, HACM does not believe it has the capacity to take this on as well as implement the required HUD 
Corrective Action Plans.   
 
HACM has informed MMFHC that it could potentially apply in future years, though MMFHC has expressed their 
concern that this grant funding may not be available in future years or that experienced staff may not be available 
in future years. 
 
 

2.11 Apply for various Development and Supportive Services grants whenever /wherever they are available. 
Objectives by year: 
2020 

1. Apply for Affordable Housing Program grants to support financing of new construction and rehabilitation 
of development projects. 

2. Apply as applicant or co-applicant for CNI Implementation grant for Near West Side neighborhood, using 
College Court, other HACM AMPs or any other assisted housing developments in the area as target 
housing developments. 

3. Submit for a CNI Planning grant for Hillside Development. 
4. Apply for Housing Trust Fund grants as needed. 

2021 
1. Apply for Affordable Housing Program grants to support financing of new construction and rehabilitation 

of development projects. 
2. If unsuccessful in 2020, apply as applicant or co-applicant for CNI Implementation grant for Near West 

Side neighborhood, using College Court, other HACM AMPs or any other assisted housing developments 
in the area as target housing developments. 

3. Submit for a CNI Planning grant for Hillside Development. 
4. Apply for Housing Trust Fund grants as needed. 
5. Review other possible grants to apply for, including supportive service grants. 

2022 
1. Apply for Affordable Housing Program grants to support financing of new construction and rehabilitation 

of development projects. 
2. If unsuccessful in 2020, reevaluate applying as applicant or co-applicant for CNI Implementation grant 

for Near West Side neighborhood in 2022 or 2023 using College Court, other HACM AMPs or any other 
assisted housing developments in the area as target housing developments. 

3. Apply for Housing Trust Fund grants as needed. 
4. Review other possible grants to apply for, including supportive service grants. 
5. Attempt to identify other potential partners or possible funding for various types of emergency housing 

assistance (beyond payment of rent) that may be needed by residents or applicants. 
2023 
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1. Apply for Affordable Housing Program grants to support financing of new construction and rehabilitation 
of development projects. 

2. Re-evaluate applying as applicant or co-applicant for CNI Implementation grant for Near West Side 
neighborhood in 2022 or 2023 using College Court, Hillside Terrace, other HACM public housingAMPs 
or any other assisted housing developments in the area as target housing developments. 

3. Apply for Housing Trust Fund grants as needed. 
4. Review other possible grants to apply for, including supportive service grants. 
5. Attempt to identify other potential partners or possible funding for various types of emergency housing 

assistance (beyond payment of rent) that may be needed by residents or applicants. 
2024 

1. Apply for Affordable Housing Program grants to support financing of new construction and rehabilitation 
of development projects. 

2. Re-evaluate applying as applicant or co-applicant for CNI Implementation grant for Near West Side 
neighborhood in 2022 or 2023 using College Court, Hillside Terrace, other HACM public housingAMPs 
or any other assisted housing developments in the area as target housing developments. 

3. Apply for Housing Trust Fund grants as needed. 
4. Review other possible grants to apply for, including supportive service grants. 
5. Attempt to identify other potential partners or possible funding for various types of emergency housing 

assistance (beyond payment of rent) that may be needed by residents or applicants. 
 

2020 Progress Report: 
Ongoing.   
 
Affordable Housing Program (AHP) Awards:   HACM received two AHP awards in 2019. Federal Home Loan 
Bank of Chicago awarded Holton Terrace and Federal Home Loan Bank of Pittsburgh awarded Westlawn 
Renaissance III.  HACM has 3 addition applications for Merrill Park, Becher Court and Westlawn Renaissance VI 
that are pending in 2020 and HACM will continue applying for this program when feasible. 

 
CNI application for Near West Side:   In December 2020 and/or in 2021, HACM intends to apply as applicant or 
co-applicant for CNI Implementation grant to transform the Near West Side neighborhood, with College Court 
(WI002000011), other HACM AMPs and/or any other assisted housing developments for families not owned by 
HACM in the area as target housing developments.  Marquette University previously was awarded an FY 2018 
Choice Neighborhood Planning grant for the Near West Side neighborhood to develop a transformation plan.    

 
2021 Progress Report: 
Ongoing. 
 
CNI Planning grant for Hillside:   The current regulations in the Notice of Funding Availability for a Choice 
Neighborhoods Planning or Implementation grant do not allow former HOPE VI housing sites to apply.  Thus, 
Hillside is currently not eligible for this grant. 
 
Affordable Housing Program (AHP) Awards:   HACM was not successful in 3 applications for AHP grants: 
Merrill Park, Becher Court and Westlawn Renaissance VI.   HACM will continue applying for this program when 
feasible and is currently planning on applying for Westlawn Renaissance V. 

 
CNI application for Near West Side:   In December 2020, the City of Milwaukee applied as the lead applicant 
with HACM as the co-applicant for a Choice Neighborhood Implementation (CNI) grant to transform the Near 
West Side neighborhood, with College Court (WI002000011) and another assisted housing development for 
families not owned by HACM (Meadow Village) as the target housing developments.  Marquette University 
previously was awarded an FY 2018 Choice Neighborhood Planning grant for the Near West Side neighborhood 
to develop a transformation plan.   In April 2021, the City and HACM were informed that the application was not 
a finalist for CNI funding.  HACM may re-apply in 2021 or 2022. 
 
2022 Progress Report:   
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Choice Neighborhood:  No updates for CNI grants as no developments were currently eligible.    
 
Affordable Housing Program (AHP) grants:   In Fall 2021, an AHP grant was submitted for Westlawn 
Renaissance V. 
 
American Rescue Plan Act (ARPA) funding:  HACM submitted an application to the City of Milwaukee in 
August 2021 for $9,000,000 to assist with the Westlawn Revitalization to help to fill a $15 million financing gap.   
This was awarded by the City in late 2021.   In addition, HACM was part of a City of Milwaukee application to 
the State of Wisconsin for an additional $6 million from the State. 
 
2023  Progress Report: 
Choice Neighborhood:  No updates for CNI grants as no developments were currently eligible.    
 
Affordable Housing Program (AHP) grants:   In 2023, HACM applied for an AHP grant from the Federal Home 
Loan Bank for Holton Terrace. 
 
American Rescue Plan Act (ARPA) funding:  HACM submitted an application to the City of Milwaukee in 
August 2021 for $9,000,000 to assist with the Westlawn Revitalization to help to fill a $15 million financing gap.   
This was awarded by the City in late 2021.   In addition, HACM was part of a City of Milwaukee application to 
the State of Wisconsin for an additional $6 million from the State.  Both amounts were awarded during 2022. 

 
 
2.12 Develop/Implement Comprehensive Housing Plan 

Objectives by year: 
2020 

1. Submit regulatory waivers whenever possible. 
2. Submit application for Moving to Work or its successor program. 

2021 
1. Continue to look for opportunities to obtain Moving-to-Work type plan. 

2022 
1. Submit regulatory waivers whenever possible. 
2. Submit application for Moving to Work or its successor program. 

2023 
1. Submit regulatory waivers whenever possible. 
2. Submit application for Moving to Work or its successor program. 

2024 
1. Submit regulatory waivers whenever possible. 
2. Submit application for Moving to Work or its successor program. 

 
2020 Progress Report:   
Ongoing.  We continue to work on identifying potential regulatory waivers and bringing to the attention of HUD 
whenever possible.   While we have not submitted an application for a Moving to Work program in 2020, we 
continue to review the potential for such a program.   
 
2021 Progress Report:   
Ongoing.  We continue to work on identifying potential regulatory waivers and bringing to the attention of HUD 
whenever possible.   While we have not submitted an application for a Moving to Work program in 2021, we 
continue to review the potential for such a program.   
 
2022 Progress Report:   
Ongoing.   
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During 2022, the Wisconsin State Legislature passed legislation to allow housing authorities of a first class city 
(i.e., Milwaukee) to develop mixed income housing developments for persons of low or moderate income if the 
property was wholly or partially owned prior to 10/1/2021 (2021 Wisconsin Act 196).   

 
HACM continues to work on identifying potential regulatory waivers and bringing to the attention of HUD 
whenever possible.   
  
While we have not submitted an application for a Moving to Work program in 2022, we continue to review the 
potential for such a program.   

 
2023 Progress Report:   
Ongoing.  We continue to work on identifying potential regulatory waivers and bringing to the attention of HUD 
whenever possible.   While we have not submitted an application for a Moving to Work program in 2022, we 
continue to review the potential for such a program. 
 
HACM will continue to collaborate with the City of Milwaukee in areas where we can be of assistance in 
delivering the City’s affordable housing goal.    

 
 
2.13 Secure capital through the Capital Fund Financing Program (CFFP) if RAD is not feasible.  

Objectives by year: 
2020 

1. Will continue to evaluate the CFFP plan to determine if it benefits the Housing Authority. 
2021 

1. Will continue to evaluate the CFFP plan to determine if it benefits the Housing Authority.   
2022 

1. Will continue to evaluate the CFFP plan to determine if it benefits the Housing Authority.   
2023 

1. Will continue to evaluate the CFFP plan to determine if it benefits the Housing Authority.   
2024 

1. Will continue to evaluate the CFFP plan to determine if it benefits the Housing Authority.   
 

2020 Progress Report:   
Ongoing review to see if there is potential benefit to HACM, although we do not foresee implementing a Capital 
Fund Financing Program (CFFP) during 2020 at this time. 

 
2021 Progress Report:   
Ongoing review to see if there is potential benefit to HACM, although we do not foresee implementing a Capital 
Fund Financing Program (CFFP) during 2021 at this time. 
 
2022 Progress Report:   
Ongoing review to see if there is potential benefit to HACM, although we do not foresee implementing a Capital 
Fund Financing Program (CFFP) during 2022 at this time. 

 
2023 Progress Report:   
Ongoing review to see if there is potential benefit to HACM, although we do not foresee implementing a Capital 
Fund Financing Program (CFFP) during 2023 at this time. 

 
 
2.14 Ensuring HACM’s sustainability by effectively responding to crises, such as the COVID-19 pandemic, that 
require changes in business practices to protect residents and employees. 

Objectives by year: 
2020 
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1. Redesign business practices to ensure appropriate physical distancing during interactions between 
residents and staff to ensure safety of both. 

2. Procure PPE (personal protective equipment) to assist with objective #1. 
3. Continue to implement YARDI RentCafe with the goal to allow more interactions (recerts, applications, 

etc) remotely through the web and continue path to a more paperless process. 
2021 

1. Continue to reevaluate business practices to ensure appropriate physical distancing during interactions 
between residents and staff to ensure safety of both. 

2. Continue to procure PPE (personal protective equipment) to assist with objective #1. 
3. Complete implementation of YARDI RentCafe with the goal to allow more interactions (recerts, 

applications, etc) remotely through the web and continue path to a more paperless process. 
2022 

1.  Continue to reevaluate business practices to ensure appropriate physical distancing during interactions 
between residents and staff to ensure safety of both. 

2. Complete implementation of YARDI RentCafe with the goal to allow more interactions (recerts, 
applications, etc) remotely through the web and continue path to a more paperless process. 

2023  
1. Continue to reevaluate business practices to ensure appropriate physical distancing during interactions 

between residents and staff to ensure safety of both.  
2. Complete implementation of YARDI RentCafe with the goal to allow more interactions (recerts, 

applications, etc) remotely through the web and continue path to a more paperless process. 
2024 

1. Continue to reevaluate business practices to ensure appropriate physical distancing during interactions 
between residents and staff to ensure safety of both. 

2. Complete implementation of YARDI RentCafe with the goal to allow more interactions (recerts, 
applications, etc) remotely through the web and continue path to a more paperless process. 

 
2020 Progress Report:   
Ongoing.  In light of the COVID-19 pandemic, HACM has redesigned its business practices and procedures to 
follow the guidance from the Centers for Disease Control and the State and local health departments, including: 

• Distributing information on COVID-19 and on eviction moratorium to HACM residents. 
• Encouraging proper hand washing and use of sanitizer when hands can’t be washed. 
• Ensuring appropriate physical distancing in HACM developments and offices, such as:   reduced in-

person contact; avoiding face-to-face meetings where possible and substituting online virtual meetings; 
and allowing some staff whose job duties allow it to work from home where possible.   

• Procurement of personal protective equipment (PPE) such as appropriate disinfectant materials, masks, 
gloves, hand sanitizer, etc. 

• Enhanced disinfection of common areas and surfaces for housing developments and offices. 
• Prioritizing emergency work orders and pest control during times when access to apartments is limited.   
• Distribution of over 20,000 face masks to HACM residents. 

 
2021 Progress Report:   
Ongoing.  In light of the COVID-19 pandemic, HACM has redesigned its business practices and procedures to 
follow the guidance from the Centers for Disease Control and the State and local health departments, including: 

• Distributing information on COVID-19 and on eviction moratorium to HACM residents. 
• Encouraging proper hand washing and use of sanitizer when hands can’t be washed. 
• Ensuring appropriate physical distancing in HACM developments and offices, such as:   reduced in-

person contact; avoiding face-to-face meetings where possible and substituting online virtual meetings; 
and allowing some staff whose job duties allow it to work from home where possible.   

• Procurement of personal protective equipment (PPE) such as appropriate disinfectant materials, masks, 
gloves, hand sanitizer, etc.  

• Enhanced disinfection of common areas and surfaces for housing developments and offices. 
• Prioritizing emergency work orders and pest control during times when access to apartments is limited.   
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• Distributing and promote information on the COVID-19 vaccine, including locations and times of 
vaccination sites.   Partnered with the City of Milwaukee Health Department and other organizations such 
as federally qualified health centers and pharmacies to provide transportation to vaccination sites or hold 
onsite vaccination clinics in housing developments.  In HACM’s highrise/midrise buildings, this resulted 
in vaccination rates ranging from 45% to 80% of residents being fully vaccinated.    

• HACM continues during the summer 2021 to heavily promote vaccination, including door-to-door 
community mobilization and immunizations in our family developments. 

 
2022 Progress Report:    
Ongoing.    
 
In light of the COVID-19 pandemic, HACM has redesigned its business practices and procedures to follow the 
guidance from the Centers for Disease Control and the State and local health departments, including: 

• Distributing information on COVID-19 to HACM residents. 
• Ensuring appropriate physical distancing in HACM developments and offices, such as:   reduced in-

person contact; avoiding face-to-face meetings where possible and substituting online virtual meetings; 
and allowing some staff whose job duties allow it to work from home where possible.   

• Distributing and promote information on the COVID-19 vaccine, including locations and times of 
vaccination sites.   Partnered with the City of Milwaukee Health Department and other organizations such 
as federally qualified health centers and pharmacies to provide transportation to vaccination sites or hold 
onsite vaccination clinics in housing developments.  In HACM’s highrise/midrise buildings, this resulted 
in vaccination rates ranging from 45% to 80% of residents being fully vaccinated.    

• HACM continues during 2022 to promote vaccinations including booster shots, through partner agencies 
including on-site clinics at developments when possible. 

• HACM continues to provide technical assistance to residents to assist in completing Emergency Rent 
Assistance applications to agencies such as SDC if any resident owes back rent for reasons due to the 
COVID pandemic 

 
2023 Progress Report:    
During the COVID-19 pandemic, HACM had redesigned its business practices and procedures to follow the 
guidance from the Centers for Disease Control and the State and local health departments.  While the national 
public health emergency declaration from the President ended in May 2023, HACM continues to utilize tools and 
procedures that were redesigned in light of the pandemic, including increased use of technology, virtual meetings, 
etc.   

 
 
  D R A

 F T



 

 
 

      Page 62 of 67                              form HUD-50075-ST (03/31/2024) 

 
 
 
B.4 Capital Improvements.  Include a reference here to the most recent HUD-approved 5-year Action Plan (HUD 
50075.2) and the date that it was approved by HUD. 
 

• The most recent version of the 2018 to 2022 Capital Fund 5 Year Action Plan (HUD Form- 50075.2) is Revision 
#7 approved by HUD on (date to be determined once HUD approves)  
 

• In addition, HACM plans to submit a revised 5 Year Action Plan for the years 2023 to 2027 to respond to HUD 
feedback.  Attached is the current version of the Capital Fund 5 Year Action Plan for 2023 to 202, but it has not 
yet been approved by HUD.  We will update once a new revision is available. 

 
B.5 Most Recent Fiscal Year Audit     
 
While it was an unqualified opinion from the auditors, the most recent Fiscal Year Audit of HACM (calendar 2021) had 
one finding regarding internal controls.  A system of internal control should be in place 
that provides reasonable assurance that year-end financial statements are complete and accurate.  A material misstatement 
in the general ledger was identified during the financial audit.  The Authority did not 
have all material transactions recorded prior to the audit.  The Authority’s financial records maybe materially misstated 
before the audit is completed as a result. 
 
The Housing Authority noted that all journal entries are reviewed and approved by the Finance Director.   Staff will 
continue to review notes receivable and payable balances that are to be eliminated for financial reporting to ensure they 
are fully recorded by the time final audit fieldwork commences. As far as it concerns prior year grant expenses, HACM 
will endeavor to draw funds monthly but are sometimes delayed because the funds are not released. The HACM 
Accounting Team will need to be more cognizant of prior year’s expenditures and that the reimbursement is requested as 
timely as possible so the revenue is recognized in the right year. 
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C.   Other Documents and/or Certification Requirements.  
 
C.1. Resident Advisory Board (RAB) Comments.     
 
RAB feedback and comments on the Agency Plan is included as Attachment C.  (NOTE—this will be done after the 
RAB has provided feedback ) 
 
C.2 Certification by State or Local Officials. Form HUD-50077-SL, Certification by State or Local Officials of 
PHA Plans Consistency with the Consolidated Plan  
 
See Attachment D. 
 
C.3 Civil Rights Certification / Certification Listing Policies and Programs that the PHA has Revised since 
Submission of its Last Annual Plan. Form HUD-50077 ST-HCV-HP, PHA Certifications of Compliance with PHA 
Plan, Civil Rights, and Related Laws and Regulations Including PHA Plan Elements that Have Changed  
 
See Attachment E. 
 
C.4. Challenged Elements 
 
Any comments or challenges from the public are documented and included as Attachment F.  (NOTE--this will be done 
after the public hearing ) 
 
C.5. Troubled PHA. 
 
Public Housing:   HACM’s 2022 PHAS status for Public Housing is “Standard”.    A 2023 Updated Recovery Plan 
for HACM’s low-income Public Housing program was submitted to the Milwaukee Field Office on May 31, 2023.   One 
of the items on the plan is already complete and four goals are in progress.   
 
Rent Assistance Program:  HACM’s 2022 SEMAP status for the Rent Assistance program is “Troubled” .    
 
HUD’s local Field Office reduced a number of scores under SEMAP based on findings from their Site monitoring review 
report as well as the Quality Assurance Division’s Financial Management Review and Management & Operations 
Review.   The reduction in scores reduced the SEMAP status of the program from “Standard” to “Troubled.” 
 
HUD has requested three corrective action plans related to the rent assistance program:   (1) a Corrective Action Plan in 
response to the HUD Field Office Site Monitoring Review report and submitted from HACM to HUD on 2/10/2023; (2) a 
Corrective Action Plan in response to the HUD Quality Assurance Division (QAD) Financial Monitoring Review (FMR) 
and Management & Operations Review (MOR) report submitted from HACM to HUD on 5/18/2023; and a Corrective 
Action Plan in response to the HUD Quality Assurance Division (QAD) Family Self-Sufficiency (FSS) program report 
submitted from HACM to HUD on 7/5/2023.    
 
In addition, due to the “Troubled” rating on our SEMAP score, HACM was also required to prepare a Corrective Action 
Plan for each SEMAP score that was a zero score.  This final Corrective Action Plan incorporated elements of the other 
plans.   
 
HACM staff are in regularly contact with HUD staff regarding these Corrective Action Plans and are making progress 
toward the actions and goals that are required under them. 
D.   Affirmatively Furthering Fair Housing (AFFH). 
 
D.1. Affirmatively Furthering Fair Housing (AFFH) 
 
HACM is not yet required to submit an Assessment of Fair Housing, therefore this is not applicable.  
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Instructions for Preparation of Form HUD-50075-ST 
Annual PHA Plan for Standard and Troubled PHAs 
 
A. PHA Information. All PHAs must complete this section. (24 CFR §903.4)    

 
A.1  Include the full PHA Name, PHA Code, PHA Type, PHA Fiscal Year Beginning (MM/YYYY), PHA Inventory, Number of Public Housing Units and 

or Housing Choice Vouchers (HCVs), PHA Plan Submission Type, and the Availability of Information, specific location(s) of all information relevant 
to the public hearing and proposed PHA Plan. (24 CFR §903.23(4)(e))   

 
  PHA Consortia: Check box if submitting a Joint PHA Plan and complete the table. (24 CFR §943.128(a))   
 
B.      Plan Elements.  All PHAs must complete this section. 

 
B.1 Revision of Existing PHA Plan Elements. PHAs must: 

 
 Identify specifically which plan elements listed below that have been revised by the PHA. To specify which elements have been revised, mark the “yes” box. 

If an element has not been revised, mark “no." (24 CFR §903.7)   
 

  Statement of Housing Needs and Strategy for Addressing Housing Needs.  Provide a statement addressing the housing needs of low-income, very 
low-income and extremely low-income families and a brief description of the PHA’s strategy for addressing the housing needs of families who reside in the 
jurisdiction served by the PHA and other families who are on the public housing and Section 8 tenant-based assistance waiting lists. The statement must 
identify the housing needs of (i) families with incomes below 30 percent of area median income (extremely low-income); (ii) elderly families  (iii) 
households with individuals  with disabilities, and  households of various races and ethnic groups residing in the jurisdiction or on the public housing and 
Section 8 tenant-based assistance waiting lists based on information provided by the applicable Consolidated Plan, information provided by HUD, and other 
generally available data. The statement of housing needs shall be based on information provided by the applicable Consolidated Plan, information provided 
by HUD, and generally available data.  The identification of housing needs must address issues of affordability, supply, quality, accessibility, size of units, 
and location. Once the PHA has submitted an Assessment of Fair Housing (AFH), which includes an assessment of disproportionate housing needs in 
accordance with 24 CFR §5.154(d)(2)(iv), information on households with individuals with disabilities and households of various races and ethnic groups 
residing in the jurisdiction or on the waiting lists no longer needs to be included in the Statement of Housing Needs and Strategy for Addressing Housing 
Needs. (24 CFR §903.7(a)).  
 
The identification of housing needs must address issues of affordability, supply, quality, accessibility, size of units, and location. (24 CFR §903.7(a)(2)(i))  
Provide a description of the ways in which the PHA intends, to the maximum extent practicable, to address those housing needs in the upcoming year and 
the PHA’s reasons for choosing its strategy.   (24 CFR §903.7(a)(2)(ii))   

 
  Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions.  PHAs must submit a Deconcentration Policy for Field 

Office review.  For additional guidance on what a PHA must do to deconcentrate poverty in its development and comply with fair housing requirements, see 
24 CFR 903.2. (24 CFR §903.23(b)) Describe the PHA’s admissions policy for deconcentration of poverty and income mixing of lower-income families in 
public housing.  The Deconcentration Policy must describe the PHA’s policy for bringing higher income tenants into lower income developments and lower 
income tenants into higher income developments.  The deconcentration requirements apply to general occupancy and family public housing developments.  
Refer to 24 CFR §903.2(b)(2) for developments not subject to deconcentration of poverty and income mixing requirements.  (24 CFR §903.7(b)) Describe 
the PHA’s procedures for maintain waiting lists for admission to public housing and address any site-based waiting lists. (24 CFR §903.7(b)). A statement of 
the PHA’s policies that govern resident or tenant eligibility, selection and admission including admission preferences for both public housing and HCV.  (24 
CFR §903.7(b)) Describe the unit assignment policies for public housing.  (24 CFR §903.7(b)) 
 

  Financial Resources.  A statement of financial resources, including a listing by general categories, of the PHA’s anticipated resources, such as PHA 
operating, capital and other anticipated Federal resources available to the PHA, as well as tenant rents and other income available to support public housing 
or tenant-based assistance.  The statement also should include the non-Federal sources of funds supporting each Federal program, and state the planned use 
for the resources. (24 CFR §903.7(c)) 

 
  Rent Determination.  A statement of the policies of the PHA governing rents charged for public housing and HCV dwelling units, including applicable 

public housing flat rents, minimum rents, voucher family rent contributions, and payment standard policies. (24 CFR §903.7(d))    
 

  Operation and Management.  A statement of the rules, standards, and policies of the PHA governing maintenance and management of housing owned, 
assisted, or operated by the public housing agency (which shall include measures necessary for the prevention or eradication of pest infestation, including 
cockroaches), and management of the PHA and programs of the PHA. (24 CFR §903.7(e))   

 
  Grievance Procedures.  A description of the grievance and informal hearing and review procedures that the PHA makes available to its residents and 

applicants. (24 CFR §903.7(f))   
 

  Homeownership Programs.  A description of any Section 5h, Section 32, Section 8y, or HOPE I public housing or Housing Choice Voucher (HCV) 
homeownership programs (including project number and unit count) administered by the agency or for which the PHA has applied or will apply for 
approval. (24 CFR §903.7(k))   
 

  Community Service and Self Sufficiency Programs.  Describe how the PHA will comply with the requirements of (24 CFR §903.7(l)). Provide a 
description of:  1) Any programs relating to services and amenities provided or offered to assisted families; and 2) Any policies or programs of the PHA for 
the enhancement of the economic and social self-sufficiency of assisted families, including programs subject to Section 3 of the Housing and Urban 
Development Act of 1968 (24 CFR Part 135) and FSS.  (24 CFR §903.7(l))   
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  Safety and Crime Prevention (VAWA).   Describe the PHA’s plan for safety and crime prevention to ensure the safety of the public housing residents.  
The statement must provide development-by-development or jurisdiction wide-basis:  (i) A description of the need for measures to ensure the safety of 
public housing residents; (ii) A description of any crime prevention activities conducted or to be conducted by the PHA; and (iii) A description of the 
coordination between the PHA and the appropriate police precincts for carrying out crime prevention measures and activities. (24 CFR §903.7(m))  A 
description of:  1) Any activities, services, or programs provided or offered by an agency, either directly or in partnership with other service providers, to 
child or adult victims of domestic violence, dating violence, sexual assault, or stalking; 2) Any activities, services, or programs provided or offered by a 
PHA that helps child and adult victims of domestic violence, dating violence, sexual assault, or stalking, to obtain or maintain housing; and 3) Any activities, 
services, or programs provided or offered by a public housing agency to prevent domestic violence, dating violence, sexual assault, and stalking, or to 
enhance victim safety in assisted families. (24 CFR §903.7(m)(5))    
 

  Pet Policy.  Describe the PHA’s policies and requirements pertaining to the ownership of pets in public housing. (24 CFR §903.7(n))    
 

  Asset Management.  State how the agency will carry out its asset management functions with respect to the public housing inventory of the agency, 
including how the agency will plan for the long-term operating, capital investment, rehabilitation, modernization, disposition, and other needs for such 
inventory. (24 CFR §903.7(q)) 
 

  Substantial Deviation.  PHA must provide its criteria for determining a “substantial deviation” to its 5-Year Plan.  (24 CFR §903.7(r)(2)(i))    
 

  Significant Amendment/Modification.  PHA must provide its criteria for determining a “Significant Amendment or Modification” to its 5-Year and 
Annual Plan. For modifications resulting from the Rental Assistance Demonstration (RAD) program, refer to the ‘Sample PHA Plan Amendment’ found in 
Notice PIH-2012-32 REV-3, successor RAD Implementation Notices, or other RAD Notices. 

 
  If any boxes are marked “yes”, describe the revision(s) to those element(s) in the space provided. 
 

PHAs must submit a Deconcentration Policy for Field Office review.  For additional guidance on what a PHA must do to deconcentrate poverty in its 
development and comply with fair housing requirements, see 24 CFR 903.2. (24 CFR §903.23(b)) 

 
B.2   New Activities.  If the PHA intends to undertake any new activities related to these elements in the current Fiscal Year, mark “yes” for those elements, and 

describe the activities to be undertaken in the space provided. If the PHA does not plan to undertake these activities, mark “no.” 
 

  HOPE VI or Choice Neighborhoods.  1) A description of any housing (including project number (if known) and unit count) for which the PHA will 
apply for HOPE VI or Choice Neighborhoods; and 2) A timetable for the submission of applications or proposals.  The application and approval process for 
Hope VI or Choice Neighborhoods is a separate process. See guidance on HUD’s website at: 
https://www.hud.gov/program_offices/public_indian_housing/programs/ph/hope6 . (Notice PIH 2011-47)   

 
  Mixed Finance Modernization or Development.  1) A description of any housing (including project number (if known) and unit count) for which the 

PHA will apply for Mixed Finance Modernization or Development; and 2) A timetable for the submission of applications or proposals.  The application and 
approval process for Mixed Finance Modernization or Development is a separate process. See guidance on HUD’s website at: 
https://www.hud.gov/program_offices/public_indian_housing/programs/ph/hope6/mfph#4 

 
  Demolition and/or Disposition.  With respect to public housing only, describe any public housing development(s), or portion of a public housing 

development projects,  owned by the PHA and subject to ACCs (including project number and unit numbers [or addresses]), and the number of affected units 
along with their sizes and accessibility features) for which the PHA will apply or is currently pending for demolition or disposition approval under section 18 
of the 1937 Act (42 U.S.C. 1437p); and (2) A timetable for the demolition or disposition.  This statement must be submitted to the extent that approved 
and/or pending demolition and/or disposition has changed as described in the PHA’s last Annual and/or 5-Year PHA Plan submission.  The application and 
approval process for demolition and/or disposition is a separate process.  Approval of the PHA Plan does not constitute approval of these activities. See 
guidance on HUD’s website at:  http://www.hud.gov/offices/pih/centers/sac/demo_dispo/index.cfm. (24 CFR §903.7(h))   

  
  Designated Housing for Elderly and Disabled Families. Describe any public housing projects owned, assisted or operated by the PHA (or portions 

thereof), in the upcoming fiscal year, that the PHA has continually operated as, has designated, or will apply for designation for occupancy by elderly and/or 
disabled families only.  Include the following information:  1) development name and number; 2) designation type; 3) application status; 4) date the 
designation was approved, submitted, or planned for submission, 5) the number of units affected and; 6) expiration date of the designation of any HUD 
approved plan.  Note:  The application and approval process for such designations is separate from the PHA Plan process, and PHA Plan approval does not 
constitute HUD approval of any designation. (24 CFR §903.7(i)(C))   

 
  Conversion of Public Housing under the Voluntary or Mandatory Conversion programs.  Describe any public housing building(s) (including 

project number and unit count) owned by the PHA that the PHA is required to convert or plans to voluntarily convert to tenant-based assistance; 2) An 
analysis of the projects or buildings required to be converted; and 3) A statement of the amount of assistance received to be used for rental assistance or 
other housing assistance in connection with such conversion.  See guidance on HUD’s website at: 
http://www.hud.gov/offices/pih/centers/sac/conversion.cfm. (24 CFR §903.7(j))   
 

  Conversion of Public Housing under the Rental Assistance Demonstration (RAD) program.  Describe any public housing building(s) (including 
project number and unit count) owned by the PHA that the PHA plans to voluntarily convert to Project-Based Rental Assistance or Project-Based Vouchers 
under RAD.  See additional guidance on HUD’s website at: Notice PIH 2012-32 REV-3, successor RAD Implementation Notices, and other RAD notices.       

- 
  Occupancy by Over-Income Families.  A PHA that owns or operates fewer than two hundred fifty (250) public housing units, may lease a unit in a 

public housing development to an over-income family (a family whose annual income exceeds the limit for a low income family at the time of initial 
occupancy), if all the following conditions are satisfied:  (1) There are no eligible low income families on the PHA waiting list or applying for public 
housing assistance when the unit is leased to an over-income family; (2) The PHA has publicized availability of the unit for rental to eligible low income 
families, including publishing public notice of such availability in a newspaper of general circulation in the jurisdiction at least thirty days before offering the 
unit to an over-income family; (3) The over-income family rents the unit on a month-to-month basis for a rent that is not less than the PHA's cost to operate 
the unit; (4) The lease to the over-income family provides that the family agrees to vacate the unit when needed for rental to an eligible family; and (5) The 
PHA gives the over-income family at least thirty days notice to vacate the unit when the unit is needed for rental to an eligible family.  The PHA may 

D R A
 F T

http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=31b6a8e6f1110b36cc115eb6e4d5e3b4&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.1.5.2
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.9
https://www.hud.gov/program_offices/public_indian_housing/programs/ph/hope6
http://www.hud.gov/offices/adm/hudclips/notices/pih/07pihnotices.cfm
https://www.hud.gov/program_offices/public_indian_housing/programs/ph/hope6/mfph#4
http://www.hud.gov/offices/pih/centers/sac/demo_dispo/index.cfm
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=fa64c7c83a160f7c42da881396459a31&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://www.hud.gov/offices/pih/centers/sac/conversion.cfm
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://portal.hud.gov/hudportal/HUD?src=/program_offices/administration/hudclips/notices/pih/12pihnotices


 

 
 

      Page 66 of 67                              form HUD-50075-ST (03/31/2024) 

incorporate information on occupancy by over-income families into its PHA Plan statement of deconcentration and other policies that govern eligibility, 
selection, and admissions.  See additional guidance on HUD’s website at:  Notice PIH 2011-7. (24 CFR 960.503)  (24 CFR 903.7(b))   

 
  Occupancy by Police Officers.  The PHA may allow police officers who would not otherwise be eligible for occupancy in public housing, to reside in a 

public housing dwelling unit.  The PHA must include the number and location of the units to be occupied by police officers, and the terms and conditions of 
their tenancies; and a statement that such occupancy is needed to increase security for public housing residents.  A “police officer” means a person 
determined by the PHA to be, during the period of residence of that person in public housing, employed on a full-time basis as a duly licensed professional 
police officer by a Federal, State or local government or by any agency of these governments.  An officer of an accredited police force of a housing agency 
may qualify.  The PHA may incorporate information on occupancy by police officers into its PHA Plan statement of deconcentration and other policies that 
govern eligibility, selection, and admissions.  See additional guidance on HUD’s website at:  Notice PIH 2011-7. (24 CFR 960.505) (24 CFR 903.7(b))   

 
  Non-Smoking Policies. The PHA may implement non-smoking policies in its public housing program and incorporate this into its PHA Plan statement 

of operation and management and the rules and standards that will apply to its projects.  See additional guidance on HUD’s website at: Notice PIH 2009-21 
and Notice PIH-2017-03.   (24 CFR §903.7(e))   

 
  Project-Based Vouchers.  Describe any plans to use Housing Choice Vouchers (HCVs) for new project-based vouchers, which must comply with PBV 

goals, civil rights requirements, Housing Quality Standards (HQS) and deconcentration standards, as stated in 983.57(b)(1) and set forth in the PHA Plan 
statement of deconcentration and other policies that govern eligibility, selection, and admissions.   If using project-based vouchers, provide the projected 
number of project-based units and general locations, and describe how project-basing would be consistent with the PHA Plan (24 CFR §903.7(b)). 
 

  Units with Approved Vacancies for Modernization. The PHA must include a statement related to units with approved vacancies that are undergoing 
modernization in accordance with 24 CFR §990.145(a)(1).    
 

  Other Capital Grant Programs (i.e., Capital Fund Community Facilities Grants or Emergency Safety and Security Grants). 
 
For all activities that the PHA plans to undertake in the current Fiscal Year, provide a description of the activity in the space provided.  
 

B.3 Progress Report.  For all Annual Plans following submission of the first Annual Plan, a PHA must include a brief statement of the PHA’s progress in 
meeting the mission and goals described in the 5-Year PHA Plan. (24 CFR §903.7(r)(1))   

 
B.4    Capital Improvements.  PHAs that receive funding from the Capital Fund Program (CFP) must complete this section (24 CFR §903.7 (g)). To     comply 

with this requirement, the PHA must reference the most recent HUD approved Capital Fund 5 Year Action Plan in EPIC and the date that it was approved. 
PHAs can reference the form by including the following language in the Capital Improvement section of the appropriate Annual or Streamlined PHA Plan 
Template: “See Capital Fund 5 Year Action Plan in EPIC approved by HUD on XX/XX/XXXX.”  

 
 B.5 Most Recent Fiscal Year Audit.  If the results of the most recent fiscal year audit for the PHA included any findings, mark “yes” and describe those 

findings in the space provided.  (24 CFR §903.7(p))    
 
C.  Other Document and/or Certification Requirements. 
         

  C.1   Resident Advisory Board (RAB) comments. If the RAB had comments on the annual plan, mark “yes,” submit the comments as an attachment to the Plan 
and describe the analysis of the comments and the PHA’s decision made on these recommendations. (24 CFR §903.13(c), 24 CFR §903.19)   

 
   C.2 Certification by State of Local Officials.  Form HUD-50077-SL, Certification by State or Local Officials of PHA Plans Consistency with the Consolidated 

Plan, must be submitted by the PHA as an electronic attachment to the PHA Plan. (24 CFR §903.15).  Note:  A PHA may request to change its fiscal year to 
better coordinate its planning with planning done under the Consolidated Plan process by State or local officials as applicable. 

 
C.3 Civil Rights Certification/ Certification Listing Policies and Programs that the PHA has Revised since Submission of its Last Annual Plan.  Provide a 

certification that the following plan elements have been revised, provided to the RAB for comment before implementation, approved by the PHA board, and 
made available for review and inspection by the public. This requirement is satisfied by completing and submitting form HUD-50077 ST-HCV-HP, PHA 
Certifications of Compliance with PHA Plan, Civil Rights, and Related Laws and Regulations Including PHA Plan Elements that Have Changed. Form 
HUD-50077-ST-HCV-HP, PHA Certifications of Compliance with PHA Plan, Civil Rights, and Related Laws and Regulations Including PHA Plan 
Elements that Have Changed must be submitted by the PHA as an electronic attachment to the PHA Plan.  This includes all certifications relating to Civil 
Rights and related regulations.  A PHA will be considered in compliance with the certification requirement to affirmatively further fair housing if the PHA 
fulfills the requirements of §§ 903.7(o)(1) and 903.15(d) and: (i) examines its programs or proposed programs; (ii) identifies any fair housing issues and 
contributing factors within those programs, in accordance with 24 CFR 5.154 or 24 CFR 5.160(a)(3) as applicable; (iii) specifies actions and strategies 
designed to address contributing factors, related fair housing issues, and goals in the applicable Assessment of Fair Housing consistent with 24 CFR 5.154 in 
a reasonable manner in view of the resources available; (iv) works with jurisdictions to implement any of the jurisdiction's initiatives to affirmatively further 
fair housing that require the PHA's involvement; (v) operates programs in a manner consistent with any applicable consolidated plan under 24 CFR part 91, 
and with any order or agreement, to comply with the authorities specified in paragraph (o)(1) of this section; (vi) complies with any contribution or 
consultation requirement with respect to any applicable AFH, in accordance with 24 CFR 5.150 through 5.180; (vii) maintains records reflecting these 
analyses, actions, and the results of these actions; and (viii) takes steps acceptable to HUD to remedy known fair housing or civil rights violations. 
impediments to fair housing choice within those programs; addresses those impediments in a reasonable fashion in view of the resources available; works 
with the local jurisdiction to implement any of the jurisdiction’s initiatives to affirmatively further fair housing; and assures that the annual plan is consistent 
with any applicable Consolidated Plan for its jurisdiction. (24 CFR §903.7(o)).  

 
C.4 Challenged Elements. If any element of the Annual PHA Plan or 5-Year PHA Plan is challenged, a PHA must include such information as an attachment to 

the Annual PHA Plan or 5-Year PHA Plan with a description of any challenges to Plan elements, the source of the challenge, and the PHA’s response to the 
public. 

 
C.5 Troubled PHA.  If the PHA is designated troubled, and has a current MOA, improvement plan, or recovery plan in place, mark “yes,” and describe that plan. 

Include dates in the description and most recent revisions of these documents as attachments. If the PHA is troubled, but does not have any of these items, 
mark “no.” If the PHA is not troubled, mark “N/A.” (24 CFR §903.9) 

 

D R A
 F T

http://portal.hud.gov/hudportal/HUD?src=/program_offices/administration/hudclips/notices/pih
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=fa64c7c83a160f7c42da881396459a31&rgn=div5&view=text&node=24:4.0.3.1.13&idno=24#24:4.0.3.1.13.5.5.1
http://portal.hud.gov/hudportal/HUD?src=/program_offices/administration/hudclips/notices/pih
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=fa64c7c83a160f7c42da881396459a31&rgn=div5&view=text&node=24:4.0.3.1.13&idno=24#24:4.0.3.1.13.5.5.2
http://portal.hud.gov/hudportal/HUD?src=/program_offices/administration/hudclips/notices/pih/09pihnotices
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://www.ecfr.gov/cgi-bin/retrieveECFR?gp=1&SID=861f819542172e8e9912b8c1348ee120&ty=HTML&h=L&n=24y4.0.3.1.23&r=PART
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=663ef5e048922c731853f513acbdfa81&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=0885bb33f96a064e6519e07d66d87fd6&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.9
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=f41eb312b1425d2a95a2478fde61e11f&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.12
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=929855241bbc0873ac4be47579a4d2bf&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.10
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=0885bb33f96a064e6519e07d66d87fd6&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.6


 

 
 

      Page 67 of 67                              form HUD-50075-ST (03/31/2024) 

D.   Affirmatively Furthering Fair Housing (AFFH). 
 

D.1   Affirmatively Furthering Fair Housing. The PHA will use the answer blocks in item D.1 to provide a statement of its strategies and actions to implement 
each fair housing goal outlined in its accepted Assessment of Fair Housing (AFH) consistent with 24 CFR § 5.154(d)(5) that states, in relevant part: “To implement 
goals and priorities in an AFH, strategies and actions shall be included in program participants' … PHA Plans (including any plans incorporated therein) …. 
Strategies and actions must affirmatively further fair housing ….”  Use the chart provided to specify each fair housing goal from the PHA’s AFH for which the 
PHA is the responsible program participant – whether the AFH was prepared solely by the PHA, jointly with one or more other PHAs, or in collaboration with a 
state or local jurisdiction – and specify the fair housing strategies and actions to be implemented by the PHA during the period covered by this PHA Plan. If there 
are more than three fair housing goals, add answer blocks as necessary.  
 
Until such time as the PHA is required to submit an AFH, the PHA will not have to complete section D., nevertheless , the PHA will address its obligation to 
affirmatively further fair housing in part by fulfilling the requirements at 24 CFR 903.7(o)(3) enacted prior to August 17, 2015, which means that it examines its 
own programs or proposed programs; identifies any impediments to fair housing choice within those programs; addresses those impediments in a reasonable 
fashion in view of the resources available; works with local jurisdictions to implement any of the jurisdiction’s initiatives to affirmatively further fair housing that 
require the PHA’s involvement; and maintain records reflecting these analyses and actions. Furthermore, under Section 5A(d)(15) of the U.S. Housing Act of 1937, 
as amended, a PHA must submit a civil rights certification with its Annual PHA Plan, which is described at 24 CFR 903.7(o)(1) except for qualified PHAs who 
submit the Form HUD-50077-CR as a standalone document.  

 
 _________________________________________________________________________________________________________________________ 
This information collection is authorized by Section 511 of the Quality Housing and Work Responsibility Act, which added a new section 5A to the U.S. Housing Act of 1937, as 
amended, which introduced the 5-Year and Annual PHA Plan.   
 
Public reporting burden for this information collection is estimated to average 7.52 hours per response, including the time for reviewing instructions, searching existing data 
sources, gathering and maintaining the data needed, and completing and reviewing the collection of information.  HUD may not collect this information, and respondents are not 
required to complete this form, unless it displays a currently valid OMB Control Number. 
 
Privacy Act Notice.  The United States Department of Housing and Urban Development is authorized to solicit the information requested in this form by virtue of Title 12, U.S. Code, 
Section 1701 et seq., and regulations promulgated thereunder at Title 12, Code of Federal Regulations.  Responses to the collection of information are required to obtain a benefit or 
to retain a benefit.  The information requested does not lend itself to confidentiality. 
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HOUSING AUTHORITY OF THE CITY OF MILWAUKEE 
DECONCENTRATION POLICY 

 
 
HACM is committed to achieving a healthy mix of incomes in public housing developments by 
attracting and retaining higher income families and by working towards the goal of 
deconcentration of poverty.  
 
The goal of the policy is to bring higher income tenants into lower income projects and lower 
income tenants into higher income projects. This policy statement covers the method for 
achieving deconcentration of poverty and income-mixing of public housing developments. [24 
CFR 24 CFR 903.1 and 903.2] 
 
Developments that are subject to the deconcentration requirement are referred to as “covered 
developments” and include general occupancy public housing developments.   Per 24 CFR 903.2 
(b), the following developments are not subject to deconcentration and income mixing 
requirements:     

• Developments with less than 100 public housing units 
• Mixed population developments or developments designated specifically for elderly or 

disabled families;  
• Developments operated by a public housing authority with only one general occupancy 

development;  
• Developments approved for demolition or for conversion to tenant-based public housing 
• Developments approved for a mixed-finance plan using HOPE VI or public housing 

funds 
• Additionally, any developments with any RAD PBV units will have all units in that 

development waived from the deconcentration policy. (HUD Notice PIH 2019-23) 
 
HACM will follow these steps to determine if actions are needed, and if so, to take these steps to 
provide for deconcentration of poverty and income mixing. [24 CFR 903.2(c)] 
 

1. HACM will determine the average income of all families in all covered developments on 
an annual basis. 
 

2. HACM will determine the average income of all families residing in each covered 
development (not adjusting for unit size) on an annual basis. 

 
3. HACM will then determine whether each of its covered developments falls above, within, 

or below the established income range (EIR), which is from 85% to 115% of the average 
family income determined in Step 1. However, the upper limit must never be less than the 
income at which a family would be defined as an extremely low-income family (federal 
poverty level of 30 percent of area median income).  
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4. If, at annual review, the average income at a covered development is outside the EIR, 
HACM will then determine whether or not this development is consistent with its local 
goals and annual plan. 
 

5. If HACM has covered developments with an average income outside the EIR, HACM 
must then determine whether or not these developments are consistent with its local goals 
and annual plan. 

 
6. If HACM does not provide an explanation in its annual plan regarding a covered 

development outside the EIR, HACM may take the following actions to provide for 
deconcentration of poverty and income mixing [24 CFR 903.2(c)(1)(v)]:  
a) Providing incentives to encourage families to accept units in developments where 

their income level is needed, including rent incentives, affirmative marketing plans, 
or added amenities 

b) Establishing a preference for admission of working families in developments below 
the EIR 

c) Skipping a family on the waiting list to reach another family in an effort to further the 
goals of deconcentration 

 
If HACM has provided that a family that resided in a covered public housing development has a 
right to admission to a public housing unit in that development after revitalization, the 
requirements of this policy do not preclude fulfilling that commitment or HACM’s commitment 
to return a family to another development after revitalization. [24 CFR 903.2(c)(3)] 
A family has the sole discretion whether to accept an offer of a unit made under HACM's 
deconcentration policy. HACM must not take any adverse action toward any eligible family for 
choosing not to accept an offer of a unit under HACM’s deconcentration policy [24 CFR 
903.2(c)(4)]. 
If, at annual review, the average incomes at all general occupancy developments are within the 
EIR, the PHA will be considered to be in compliance with the deconcentration requirement and 
no further action is required.    
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RAB Comments on HACM’s 2024 Annual Agency Plan, Admissions and 
Continued Occupancy Policy, and Administrative Plan 
 

1 
 

 

1. RAB Comments:   How much time does the RAB have to provide comments on this 
year’s agency plan? 
 
HACM Response:  For inclusion in the draft of the Agency Plan, the first deadline is near the 
end of July 2023, as HACM will need to compose responses to each comment.   However, any 
RAB member can also send comments to Ken Barbeau or Samantha Kearney after that for 
inclusion, or can formally submit them in writing to HACM prior to the September Board of 
Commissioners meeting, or can attend the Public Hearing at the September Board meeting to 
provide comments in person.   The Public Hearing is on Wednesday, September 13, 2023 at 
3:00 p.m. at City Hall, Room 301-A.   
 
2.  Grievance Procedures:  What is the status of the HACM Public Housing Grievance Board? 
 
HACM Response:   HACM’s Grievance Procedures require a three-member Public Housing 
Review Board to hear grievance appeal hearings, in cases where a pre-hearing meeting 
between the resident and housing management has not resolved the issue.  Each board is made 
up of a panel with two public housing residents and one independent attorney that acts as chair 
of the board. 
 
In March 2023, HACM sent letters to all Resident Organization board members of the public 
housing developments to obtain officers that are willing to serve on grievance review board 
panels.  To date, 6 residents submitted a form stating that they were willing to serve.   HACM 
will send out another request to public housing resident organization board members to see if 
any additional leaders are interested. 
 
Additionally, HACM will be drafting a Request for Proposal for attorneys in the area to be 
considered as hearing officers.   
 
3.  Grievance Panel:   Should the panel not be made up of 3 public housing residents 
only, and not an attorney?     

 

HACM Response:   HUD’s regulations for public housing authorities (PHAs) define a hearing 
officer as an impartial person or persons selected by the PHA, other than the person who made or 
approved the decision under review, or a subordinate of that person.   HACM’s current Grievance 
Procedures were drafted in 2005 or earlier and have required a 3 -member panel made up of 2 residents 
and an attorney who does not have any personal interest in the case being heard.   Unless HACM’s 
Grievance Procedures are modified, HACM must follow its policy.   
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4. Homeownership:   While the Westlawn Choice Neighborhood Plan has 50 potential 
homeownership units, you state that there is currently an issue with new housing 
construction costs being higher than the appraised value.   Is HACM working with the City or 
other partners to address this issue? 

HACM Response:   Yes, HACM has been working with the City to bring in neighborhood 
amenities that will improve the property values.  HACM is trying to work with neighborhood 
partners to improve the type and quality of businesses in the neighborhood.  One example is a 
new Sentry full service grocery store that will soon be opening across the street from Westlawn 
Gardens, an amenity that the immediate neighborhood has not had in many years.  HACM may 
also explore ways to possibly subsidize homeownership to help to get the housing market 
started.   

5.  Section 3:   Does HACM’s new Resident Ambassador program which pays stipends to 
housing residents count as Section 3 employment?    
 
HACM Response:   HACM does not believe so, as they are not technically employees of HACM 
since they receive a stipend for some part-time work in the development.   However, it may be 
viewed as a type of job training opportunity.  
 
6. Make Your Money Talk/IDA program:   Did residents that qualified for an IDA during 
COVID have a second chance at getting another IDA?   
 
HACM Response:   If a resident previously completed the training and opened an IDA, saved 
and qualified for and used the matching amount, they would not be eligible for a second IDA 
match.   However, if they were unable to use the match the first time or did not open an IDA 
account the first time, they could complete the training again and save and if they use their IDA 
for an approved purpose, receive the match this time.  They just cannot receive a matching 
amount twice. 
 
7.   VAWA:   Can resident leaders also receive VAWA training when HACM employees are 
trained?   
 
HACM Response:   That is a good idea, and yes, HACM will look into providing training on 
VAWA for residents as well.   Sojourner Family Peace Center may be approached to provide 
training.   
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8. Substantial Deviation/Significant Amendment to Agency Plan:   One RAB member 
thought the $1,000,000 change threshold on a few items seems low.   Can a RAB member 
suggest a different dollar amount as a threshold for triggering that a substantial deviation or 
significant amendment occurs?   
 
HACM Response:   HACM invited the RAB member or other members to suggest an alternative 
dollar threshold for the specific items and HACM will review it.    
 
9.   HOPE VI/Choice Neighborhoods:   Can new construction qualify for a Choice 
Neighborhoods grant?    
 
HACM Response:   Yes—Westlawn Gardens is an example of new construction for a CNI grant. 
 
10. Low Income Housing Tax Credit (LIHTC) applications:    One member recommended 
that HACM apply for Cherry Court as one of the next LIHTC proposals when they become 
eligible.  Other members asked about scattered sites and Parklawn, and asked what funding 
was available for those developments. 
 
HACM Response:   HACM confirmed that Cherry Court is included in the list of priorities for the 
next round of LIHTC applications.  For Scattered Sites, some were included in a previous HOPE 
VI application and so that scat site development is not eligible for Choice Neighborhood grant 
funding currently.  Parklawn also previously received HOPE VI funding.   However, they could be 
eligible for LIHTC funding and if they end up converting though RAD, LIHTC would probably be a 
source of funding of renovations.  

In addition, Section 18 disposition is also a possibility as an alternative to RAD, but HACM would 
need to do further analysis to see what makes sense.  Once HACM is ready to make a 
recommendation, there are a number of HUD requirements for resident communication  and 
input into the process and local government consultation.  

  
11.  Central City Cyberschool:  Where does the sale of the buildings to the Cyberschool 
stand? 
 
HACM Response:  As the RAB knows, this was part of last year’s Agency Plan and continues this 
year.   HACM has been negotiating with the Cyberschool over the sale of the school properties 
to them at a fair market value, but there have been some financing challenges which have 
delayed any sale.  Since there has been no sale yet, HACM still owns the buildings and leases 
them to the Cyberschool.   
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12. Project-Based Vouchers:  HACM had put out an RFP for project based vouchers in the 
Near West Side.   Did HACM award any project-based vouchers to Marquette University? 

HACM Response:   No, Marquette was not one of the developers that applied for or received 
project-based voucher allocations from last year’s RFP.  

13.    Personally Identifiable Information:    How does HACM secure personally identifiable 
information (PII) and other confidential records when contractors are around?  The concern 
was that papers may be lying out when they are in the office. 

HACM Response:   There are some contractors that need access to personally identifiable 
information as part of their work.   One example of this would be a contractor that has been 
hired to assist HACM with performing recertifications (e.g., Nan McKay).  In those cases, there 
are contractual provisions and federal regulations regarding confidentiality.   Regarding other 
types of contractors such as custodial contractors, HACM staff should be securing any resident 
files or other PII to the greatest extent possible, including storing in locked cabinets when not 
actively working on the file.  HACM has recently reiterated the regulations over personally 
identifiable information to all rent assistance employees and will also reiterate those 
procedures to all other staff, including those working in housing developments.    

14.   Corrective Action Plans:   The Agency Plan describes a number of corrective action 
plans in place for the rent assistance program.   Is there a similar corrective action plan in 
place for the public housing program?   

HACM Response:  Yes, HACM continues to have a recovery plan in place for public housing.  It is 
described in Goal 2.6 of the Agency Plan.  In April 2023, HACM received a request from HUD’s 
Milwaukee Field Office for HACM to update its Recovery Plan to address additional conditions 
contributing to the Substandard PHAS score.  As of April 25, 2023, HACM had two open Recovery Plan 
Goals; achieve and maintain a public housing occupancy rate of 97% and reduce and maintain 
turnaround time of vacant units to 30 days. As of May 7, 2023, our occupancy rate was 96.71%, so we 
are close to the goal of 97%.    

Regarding reducing and maintaining the turnaround time of vacant units to 30 days, we are well on our 
way. At the start of the 2019 Recovery Plan, the unit turnaround time was 257 days. Our current vacant 
turnaround time is 49 days. While that is a reduction of more than 200 days, we will continue our 
efforts, until we achieve the 30 days unit turnaround time goal.  

For both of these items, new corrective action steps, as well as actions from the previous plan, are 
included in the HACM 2023 Updated Recovery Plan.   Additional recommendations for improvement 
provided by HUD which have been incorporated into the Recovery Plan include;  

• Provide ongoing training for NSPIRE inspection, Wisconsin state requirements and 
industry standard repairs. 

D R A
 F T



RAB Comments on HACM’s 2024 Annual Agency Plan, Admissions and 
Continued Occupancy Policy, and Administrative Plan 
 

5 
 

• Review, update and implement the existing preventative maintenance plan. 
• Review inspection deficiencies in a timely matter to file appeals and when creating 

capital fund plan. 
 

15. Housing Mobility:   HACM’s Agency Plan states that Metropolitan Milwaukee Fair 
Housing Council (MMFHC) wanted to partner on an application this year for Housing Mobility 
Related Services grant from HUD, but that unfortunately, HACM does not believe it currently 
has sufficient capacity to apply for and implement this grant program.    We still have 
buildings and housing developments that need significant funding to redevelop them.  Would 
these grant funds from HUD assist HACM in redeveloping these older housing developments? 
 
HACM Response:   No, unfortunately this is not a housing redevelopment grant and would not 
provide any monies for that type of work.   The Housing Mobility Related Services grant 
provides additional services to families in the housing choice voucher program who wish to 
relocate to neighborhoods of opportunity (e.g., lower crime, lower poverty neighborhoods).   
These services might be working as a landlord outreach, pre- and post-move support, housing 
search assistance, and possibly financial assistance with the security deposit for those families 
moving to neighborhoods of opportunity.  These types of services would have been provided by 
MMFHC.   However, this money cannot be spent on housing redevelopment or modernization.  
 

16.  Voucher Payment Standards:   You mention that voucher payment standards have 
increased.   How so? 
 
HACM Response:  Payment standards are based on HUD’s Fair Market Rent (FMR), which is set 
annually.   Housing Authorities have the ability normally to set their payment standard  in a 
range from 90% to 110% of the fair market rent.   HACM currently has requested and has HUD 
approval for an exception payment standard of 120% of FMR.  However, payment standards are 
the maximum rent allowable; they are still subject to rent reasonableness in which the rent 
requested by the landlord must be reasonable when compared to similar unassisted units in the 
market area.   A copy of the current FMRs and utility allowances as of 5/1/2023 is attached. 
 
In addition, HACM has also elected to use Small Area FMRs for the following 15 zip codes in 
areas of opportunity:   53129, 53130, 53132, 53154, 53202, 53203, 53207, 53211, 53213, 
53217, 53223, 53224, 53226, 53227, and 53228. 
 
17.  Affordable Housing Program:   One of the goals states that HACM had applied for an 

Affordable Housing Program grant from the Federal Home Loan Bank (FHLB) for Holton 
Terrace in 2023.  Residents of Holton Terrace never heard of this.  What was this for? 

HACM Response:   HACM will correct this item; this was an error in our reporting on 
accomplishments.    HACM had submitted to the donor a report on project completion for an 
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Affordable Housing Program grant that was awarded in 2019.   This was not a new application.   
This grant was to cover some of the housing rehabilitation costs from the original RAD 
conversion of Holton Terrace.  

18.  Capital Fund 5 Year Action Plan:   If we have questions on a specific item later in the 5 
Year Action Plan, can we submit the questions to HACM?   

HACM Response:   Yes, if you have any specific questions, please submit them and we will 
obtain the answer.  Also keep in mind that the Capital Fund program is for public housing 
developments only.   If you live in a development owned by an LLC that have been converted 
via RAD into a PBV development using low income housing tax credits, public housing capital 
funds cannot be used for those developments.  Instead, funds for significant capital needs 
would come out of the replacement reserves.  Replacement reserves are made up of a lump 
sum at the time of closing with additional reserve deposits on a regular basis to replenish the 
reserve.   Those annual reserve deposits are shown in the annual LLC budgets---such as the one 
we reviewed at the November 2022 RAB meeting. 

 

19.  Rent Assistance Inspections:   One RAB member stated that she has been in 
apartments that someone with a voucher has recently rented, and there were issues such 
that she does not understand how they passed the inspection (dead rodent in unit, small 
holes, broken window).   Please explain how this could happen. 

HACM Response:   HACM performs a standard inspection using HUD standards.   The current 
standard is “Housing Quality Standards” or HQS.  HUD is transitioning public housing 
authorities(both public housing and voucher programs) to a new standards called Nspire.    The 
inspection must pass before the Housing Authority can enter into a Housing Assistance 
Payment agreement with the landlord.   No subsidy can be paid for a unit that does not pass 
inspection.  Based on the items you mention, the unit should not have passed inspection.   
However, without knowing how long before you were in the unit that the unit passed 
inspection, it is difficult to know for sure if this condition existed at the time that the inspection 
was done (usually before the person moves into the unit) or if it occurred after they moved into 
the unit.   If a participant in the voucher program believes there are deficiencies and the 
landlord is not repairing items or taking care of them, participants also have the ability to 
request a complaint inspection from the HACM Rent Assistance department at any time.  HACM 
will send an inspector out to review the property and will send a list of any issues that cause the 
unit not to pass inspection to the landlord to repair within a certain time.  

 
20.   Financial Resources:  There are some amounts listed in older years for Capital Funds.  
Are those in danger of not being spent?    
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HACM Response:   In most cases, these are items that are already obligated towards capital 
items but waiting for final expenditures.   HACM works closely with HUD to ensure that funds 
are spent prior to the expenditure deadline (which is typically 5 years) and will request approval 
from HUD if necessary to shift a specific line item from one year’s Capital Fund Budget to a 
different year if needed. 
 
21.  Admissions and Continued Occupancy Policy, Chapter 3:  A RAB member asked if theft 
victims or other crime victims qualify for VAWA protection or VAWA transfers?  Also, does 
HACM “no trespass” guests of residents that commit crimes in the development? 
 
HACM Response:  Unless the crime victim qualifies under VAWA (domestic violence, dating 
violence, stalking, human trafficking, etc.), they would not be able to request a VAWA transfer.  
A mere theft victim typically would not qualify.  If a resident is not sure if they meet the 
requirements, they can reach out to the property manager or other HACM staff and, if they 
believe they are, they can fill out a form to certify their VAWA status.   If they believe they are 
not safe, they can fill out an Emergency Transfer Request form that is another VAWA form 
(HACM has an Emergency Transfer Policy for VAWA).    Residents who are victims of domestic 
violence also should feel free to contact the Sojourner Family Peace Center hotline. 
 
HACM Public Safety can and does issue no trespass notices to guests that cause problems.  
However, there may be other situations where we do not have sufficient information to issue a 
no trespass notice (e.g., lack the name, address, etc. of the person that caused the problem).   If 
there are any questions about a specific situation, please feel free to contact the HACM Interim 
Chief of Public Safety. 
 
22.   Admissions and Continued Occupancy Policy, Chapter 3:   If a resident calls public 
safety to report a crime in the development, why are they also told to call the police? 
 
HACM Response:  Residents or victims should call the police if they believe that there has been 
a crime, as public safety does not have arrest powers.   Additionally, if the police have 
additional questions (what color clothing is the person wearing; etc.), HACM dispatch is not a 
witness and we may not have that information.   We ask residents to call directly as they are 
the persons who have the most knowledge.    
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23.   Administrative Plan, Chapter 18:     Residents wanted clarification on the proposed 
revision to Chapter 18 (PBVs) on choice mobility option.  Also, Resident Advisory Board members 
were also concerned about households that have requested choice mobility vouchers (in RAD) or 
just a voucher to port out of the city and that they have not been able to find units within the 120 
days.   

HACM Response:   The Nan McKay template for the Administrative Plan had additional 
language that was new this year stating, “Families exercising choice mobility will not be 
required to vacate their units before a lease has been entered into using their tenant-based 
voucher. At the time the PHA issues a choice mobility voucher, the PHA will notify the family of 
their right to remain in their unit if they are unable find a rental unit using the tenant-based 
voucher. “   It is unclear at this time if it was based on new guidance from HUD.   However, we 
have incorporated it into our draft Administrative Plan at this time. 

There is an internal question as to whether or not this provision conflicts with the rules over the 
low income housing tax credit program, which requires leases to be for 6 months or 12 months.  
Thus, in the case of a resident that found a new unit 2 months after their lease was renewed, 
would they have the ability to break the lease?   There sometimes are inconsistencies between 
the rules over the voucher/RAD program and that for low income housing tax credits.  HACM 
will follow up with WHEDA, HUD, and our attorneys to ensure that this can meet the HUD 
requirements and the LIHTC requirements before we put it into practice.  HACM will update the 
RAB when we have better information. 

However, we believe that this change as well as a change in language in Chapter 10 on moving 
with continued assistance will be helpful to residents requesting moves.   The change in 
Chapter 10 ends the practice of awarding the new voucher at 60 days prior to the lease 
termination, and also adds this phrase for all vouchers:   “ If a family does not locate a new unit 
within the term of the voucher and any extensions, the family may remain in its current unit 
with continued voucher assistance if the owner agrees and the PHA approves.   Otherwise, the 
family will lose its assistance.” 
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24. Administrative Plan, Chapter 18 and elsewhere:   Utilities---how and when are they paid? 

HACM Response:   Sometimes, HACM directly pays utility allowance amounts to WE Energies for 
housing developments that HACM owns (e.g., RAD developments).    
 
For units in the private market, the utility allowance is typically a reduction in the amount of rent 
that is owed by the tenant to a landlord.  For example, if the total tenant payment (30% of adjusted 
income) is $250 and the utility allowance is $105, the tenant portion of rent is only set at $145.   
HACM then pays the difference between that amount and the full rent to the landlord as the 
Housing Assistance Payment (the subsidy to the landlord).    
 
Utilities are typically paid monthly, unless there has been a hold put on payments for a specific 
reason. 
 

25. Administrative Plan, Chapter 18:  If a development converts to RAD, what is the 
security deposit that is required?   
 
HACM Response:   If a development converts to RAD, the security deposit that is required from 
the tenant is the original security deposit the public housing resident had at the time of the 
conversion.  This amount may have been paid years before when the person moved in, and that 
that transfers over.   The LLC may require a higher security deposit amount.  For these original 
RAD tenants,  HACM pays the LLC the difference between that original security deposit amount 
and the new security deposit requested by an LLC owner.  
 
26.  Administrative Plan, Chapter 19:  How is rent calculated for young persons in the 
Foster Youth to Independence voucher program (FYI)?    
 
HACM Response:   Total Tenant payment is calculated the same way as for others in the 
voucher program, and is normally set at 30% of adjusted income.   
 
27. Administrative Plan, Chapter 19:  Can FYI vouchers be used at any Housing Development?   

HACM Response:  At this time, FYI vouchers are tenant based vouchers.  They can be used in 
HACM developments only for units that are not already subsidized (e.g,. a tax credit only unit).   
They cannot be used for a unit that has a subsidy already (e.g., public housing or project-based 
voucher).    Units cannot receive a duplicate subsldy.  The two buildings at Westlawn Gardens 
with units with a preference for youth aging out of foster care are PBV units, and do not have 
FYI vouchers attached to them. 
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                                                                                          Page 1 of 2              formHUD-50077-ST-HCV-HP (3/31/2024) 

Certifications of Compliance with 
PHA Plan and Related Regulations 
(Standard, Troubled, HCV-Only, and 
High Performer PHAs) 

U.S. Department of Housing and Urban Development 
Office of Public and Indian Housing 

OMB No. 2577-0226 
Expires 3/31/2024 

 
                    

 
PHA Certifications of Compliance with PHA Plan, Civil Rights, and Related Laws and Regulations  

including PHA Plan Elements that Have Changed 

Acting on behalf of the Board of Commissioners of the Public Housing Agency (PHA) listed below, as its Chairperson or other authorized 
PHA official if there is no Board of Commissioners, I approve the submission of the___ 5-Year and/or___ Annual PHA Plan, hereinafter 
referred to as” the Plan”,  of which this document is a part, and make the following certification and agreements with the Department of 
Housing and Urban Development (HUD)  for the PHA fiscal year beginning ________, in connection with the submission of the Plan and 
implementation thereof:  

1. The Plan is consistent with the applicable comprehensive housing affordability strategy (or any plan incorporating such strategy) for 
the jurisdiction in which the PHA is located (24 CFR § 91.2).  

2. The Plan contains a certification by the appropriate State or local officials that the Plan is consistent with the applicable 
Consolidated Plan, which includes a certification that requires the preparation of an Analysis of Impediments (AI) to Fair Housing 
Choice, or Assessment of Fair Housing (AFH) when applicable, for the PHA's jurisdiction and a description of the manner in which 
the PHA Plan is consistent with the applicable Consolidated Plan (24 CFR §§ 91.2, 91.225, 91.325, and 91.425).   

3. The PHA has established a Resident Advisory Board or Boards, the membership of which represents the residents assisted by the 
PHA, consulted with this Resident Advisory Board or Boards in developing the Plan, including any changes or revisions to the 
policies and programs identified in the Plan before they were implemented, and considered the recommendations of the RAB (24 
CFR 903.13). The PHA has included in the Plan submission a copy of the recommendations made by the Resident Advisory Board 
or Boards and a description of the manner in which the Plan addresses these recommendations.  

4. The PHA provides assurance as part of this certification that: 
(i) The Resident Advisory Board had an opportunity to review and comment on the changes to the policies and programs before 

implementation by the PHA; 
(ii) The changes were duly approved by the PHA Board of Directors (or similar governing body); and  
(iii) The revised policies and programs are available for review and inspection, at the principal office of the PHA during normal 

business hours. 
5. The PHA made the proposed Plan and all information relevant to the public hearing available for public inspection at least 45 days 

before the hearing, published a notice that a hearing would be held and conducted a hearing to discuss the Plan and invited public 
comment.  

6. The PHA certifies that it will carry out the public housing program of the agency in conformity with title VI of the Civil Rights Act 
of 1964 (42 U.S.C. 2000d-2000d—4), the Fair Housing Act (42 U.S.C. 3601-19), Section 504 of the Rehabilitation Act of 1973 (29 
U.S.C. 794),  title II of the Americans with Disabilities Act (42 U.S.C. 12101 et seq.), and other applicable civil rights requirements 
and that it will affirmatively further fair housing in the administration of the program. In addition, if it administers a Housing 
Choice Voucher Program, the PHA certifies that it will administer the program in conformity with the Fair Housing Act, title VI of 
the Civil Rights Act of 1964, Section 504 of the Rehabilitation Act of 1973, title II of the Americans with Disabilities Act, and other 
applicable civil rights requirements, and that it will affirmatively further fair housing in the administration of the program.  

7. The PHA will affirmatively further fair housing, which means that it will take meaningful actions to further the goals identified in 
the Assessment of Fair Housing (AFH) conducted in accordance with the requirements of 24 CFR § 5.150 through 5.180, that it will 
take no action that is materially inconsistent with its obligation to affirmatively further fair housing, and that it will address fair 
housing issues and contributing factors in its programs, in accordance with 24 CFR § 903.7(o)(3). The PHA will fulfill the 
requirements at 24 CFR § 903.7(o) and 24 CFR § 903.15(d). Until such time as the PHA is required to submit an AFH, the PHA 
will fulfill the requirements at 24 CFR § 903.7(o) promulgated prior to August 17, 2015, which means that it examines its programs 
or proposed programs; identifies any impediments to fair housing choice within those programs; addresses those impediments in a 
reasonable fashion in view of the resources available; works with local jurisdictions to implement any of the jurisdiction’s initiatives 
to affirmatively further fair housing that require the PHA’s involvement; and maintains records reflecting these analyses and 
actions.    

8. For PHA Plans that include a policy for site-based waiting lists:  
• The PHA regularly submits required data to HUD's 50058 PIC/IMS Module in an accurate, complete and timely manner (as 

specified in PIH Notice 2011-65);  
• The system of site-based waiting lists provides for full disclosure to each applicant in the selection of the development in which 

to reside, including basic information about available sites; and an estimate of the period of time the applicant would likely 
have to wait to be admitted to units of different sizes and types at each site;  

• Adoption of a site-based waiting list would not violate any court order or settlement agreement or be inconsistent with a 
pending complaint brought by HUD;  

2024 
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participate in the court process, 
please call 414-278-4444 prior to 
the scheduled court date. Please 
note that the court does not pro-
vide transportation.

DATE SIGNED: June 27, 2023
Electronically signed by

Jennifer O. Hemmer
Deputy Register in Probate

Andrew P. Brusky
SBN: 1021455
Brusky & Associates SC
2600 North Mayfair Road, Suite 
250
Wauwatosa, WI 53226
414-259-0010

2519452/7-10-17-24

Notice to Creditors
(Informal Administration)
Case No. 2023PR000913

STATE OF WISCONSIN, CIRCUIT 
COURT, MILWAUKEE COUNTY
IN THE MATTER OF THE ESTATE 
OF Frances T. Douglas Decedent

PLEASE TAKE NOTICE:
1. An application for informal 

administration was filed.
2. The decedent, with date of 

birth 10/12/1933 and date of death 
5/10/2023, was domiciled in Mil-
waukee County, State of Wiscon-
sin, with a mailing address of 4745 
N. Elkhart Avenue, Whitefish Bay, 
WI.

3. All interested persons waived 
notice.

4. The deadline for filing a claim 
against the decedent’s estate is 
October 8, 2023.

5. A claim may be filed at the 
Milwaukee County Courthouse, 
Milwaukee, Wisconsin, Room 207.

DATE SIGNED: July 5, 2023
Electronically signed by

Robert B. Rondini
Probate Registrar

Stephanie S. Mares
SBN: 1011828
6180 Overlook Court
Greendale, WI 53129
(414) 421-7800

2519428/7-10-17-24

Notice to Creditors
(Informal Administration)
Case No. 2023PR000973

STATE OF WISCONSIN, CIRCUIT 
COURT, MILWAUKEE COUNTY
IN THE MATTER OF THE ESTATE 
OF Mary Ann I. Honeck Decedent

PLEASE TAKE NOTICE:
1. An application for informal 

administration was filed.
2. The decedent, with date of 

birth August 30, 1937 and date of 
death May 9, 2023, was domiciled 
in Milwaukee County, State of Wis-
consin, with a mailing address of 
6936 North 61st Street, Milwaukee, 
WI 53223.

3. All interested persons waived 
notice.

4. The deadline for filing a claim 
against the decedent’s estate is 
October 8, 2023.

5. A claim may be filed at the 
Milwaukee County Courthouse, 
Milwaukee, Wisconsin, Room 207.

DATE SIGNED: July 5, 2023
Electronically signed by

Robert B. Rondini
Probate Registrar

Attorney Joseph J. Voelkner
SBN: 1037175
Olsen, Kloet, Gunderson & Conway
602 North 6th Street, Sheboygan, 
WI 53081
920-458-3701

2519470/7-10-17-24

Notice to Creditors
(Informal Administration)
Case No. 2023PR000978

STATE OF WISCONSIN, CIRCUIT 
COURT, MILWAUKEE COUNTY
IN THE MATTER OF THE ESTATE 
OF BARBARA E. WISKIRCHEN 
DOD: April 23, 2023

PLEASE TAKE NOTICE:
1. An application for informal 

administration was filed.
2. The decedent, with date of 

birth February 11, 1952 and date 
of death April 23, 2023, was domi-
ciled in Milwaukee County, State of 
Wisconsin, with a mailing address 
of 8924 West Dakota Street, West 
Allis, Wisconsin 53227.

3. All interested persons waived 
notice.

4. The deadline for filing a claim 
against the decedent’s estate is 
October 15, 2023.

5. A claim may be filed at the 
Milwaukee County Courthouse, 
901 N. 9th St, Milwaukee, Wiscon-
sin, Room 207.

DATE SIGNED: July 12, 2023
Electronically signed by

Jennifer O. Hemmer
Deputy Register in Probate

Steven A. Affeldt

SBN: 1007937
8741 West National Avenue
West Allis, Wisconsin 53227
(414) 321-4560

2521544/7-17-24-31

NOTICE TO CREDITORS
TO: THE CREDITORS OF ALVIN 
JUBELIRER

PLEASE TAKE NOTICE that 
Alvin Jubelirer, whose post office 
address was 2555 N. Lake Drive 
#3, Milwaukee WI 53211, died on 
June 17, 2023. All claims shall be 
barred against the below-named 
Trustee, the trust property and 
any recipient of the trust prop-
erty unless filed with the below-
named Trustee on or before four 
(4) months after the date of the 
first publication of this Notice as 
described below.

Claims should be filed with Mark 
E. Jubelirer, Trustee of the Alvin 
Jubelirer Revocable Trust Dated 
June 20, 2022 c/o Attorney Philip J. 
Remmers, Cramer Multhauf, LLP, 
P. O. Box 558, Waukesha, Wiscon-
sin 53187.

Dated this 6th day of July, 2023.
/s/ Mark E. Jubelirer, Trustee

Philip J. Remmers
Cramer Multhauf, LLP
P. O. Box 558
Waukesha, WI 53187-0558
(262) 542-4278

2519464/7-10-17-24

NOTICE TO CREDITORS
TO: THE CREDITORS OF JAMES 
ORVILLE BAILEY JR. AND HANNA 
RUTH BAILEY:

PLEASE TAKE NOTICE that 
JAMES ORVILLE BAILEY JR., 
whose post office address was 
1102 HATHAWAY DRIVE, MADI-
SON, WI 53711, died on JULY 20, 
2020, and HANNA RUTH BAILEY, 
whose post office address was 
also 1102 HATHAWAY DRIVE, 
MADISON, WI 53711, died on 
MARCH 2, 2023. All claims shall 
be barred against the below-named 
Trustee, the trust property and any 
recipient of trust property under 
the JAMES O. BAILEY, JR. AND 
HANNA R. BAILEY REVOCABLE 
LIVING TRUST, DATED DECEM-
BER 18, 1998 AND AMENDED 
SEPTEMBER 27, 2021, unless filed 
with the below-named Trustee on 
or before four (4) months after the 
date of the first publication of this 
Notice as described below.

Claims should be f i led with 
PRAIRIE TRUST, A DIVISION OF 
WAUKESHA STATE BANK, Suc-
cessor Trustee of the JAMES O. 
BAILEY, JR. AND HANNA R. BAI-
LEY REVOCABLE LIVING TRUST, 
DATED DECEMBER 18, 1998 AND 
AMENDED SEPTEMBER 27, 2021, 
in care of Prairie Trust, PO Box 
648, Waukesha, Wisconsin 53187-
0648.

Dated this 5th day of July, 2023.
Prairie Trust, a division of
Waukesha State Bank, Trustee
/s/  Jean Durham
By: Jean Durham, Legal Associ-

ate
2519143/7-10-17-24

NOTICE
In the matter of the Eugenia 
Feldschreiber Trust dated June 16, 
1972.

A Petition to Modify the Eugenia 
Feldschreiber Trust was filed. 

The Petition will be heard via 
ZOOM before the Honorable Cyn-
thia Davis, Branch 21, Milwaukee 
County Circuit Court Judge on 
September 7, 2023 at 3:30 p.m. 
Central Daylight Savings Time. 
Please go to Zoom.us, JOIN A 
MEETING and enter the follow-
ing: MEETING ID: 889 8422 4544; 
PASSWORD: 212023. If you cannot 
appear by video, please call (312) 
626-6799. The addresses of the 
following interested persons are 
not known or reasonably ascertain-
able: Immanu’ EL Segol, Yismah 
Segol, and Darshanah (Daria) 
Segol.

Attorney Nancy M. Bonniwell
von Briesen & Roper, s.c.
411 E. Wisconsin, Suite 1000
Milwaukee, WI 53202
414-270-2520
nancy.bonniwel l@vonbr iesen.

com
State Bar No. 1012464

2521462/7-17-24-31

Notice to Creditors
Notice Concerning the Harold 

and Rose Marie Reifschneider 
Revocable Trust dated May 8, 
2014.

Rose Marie Reifschneider, set-
tlor and initial Trustee of the Har-

old and Rose Marie Reifschneider 
Revocable Trust dated 5/8/2014, 
was born on February 18, 1927, 
and died domiciled in Milwaukee 
County, State of Wisconsin, on 
June 9, 2023, with an address of 
7770 N. Port Washington Road, 
Fox Point, WI 53217.

In accordance with Wis. Stat. 
§701.0508, all creditors’ claims 
must be filed with the succes-
sor Trustee Patricia Quintenz, c/o 
Attorney Laura J. Petrie., 250 E. 
Wisconsin Avenue, Ste. 1000, Mil-
waukee, WI 53202, on or before 
November 5, 2023, or be barred 
against the Trustee, the trust prop-
erty, and any recipients of the trust 
property.

Dated this 5th day of July, 2023.
PETRIE + PETTIT S.C.
By: /s/ Laura J. Petrie
Laura J. Petrie
State Bar No. 1020752
Attorney for Trustee of the Harold 
and Rose Marie Reifschneider 
Revocable Trust dated 5/8/2014
Petrie + Pettit S.C., 250 E. 
Wisconsin Avenue, Ste. 1000, 
Milwaukee, WI 53202 414-276-
2850
lpetrie@petriepettit.com

2519163/7-10-17-24

Hearings and 
Minutes

C. No. 20
NOTICE OF PUBLIC HEARING

REVENUE BONDS
Notice is hereby given that a 

public hearing will be held on 
behalf of the COMMON COUNCIL 
OF THE CITY OF MILWAUKEE, 
WISCONSIN (the “Host”) on July 
31, 2023 at 8:00 am local time, at 
the City Hall, Common Council-
City Clerk’s Office, Room 205, 
200 E. Wells Street, Milwaukee 
WI, 53202. This hearing is for 
the purpose of considering the 
authorization and approval of the 
proposed issuance by The Public 
Finance Authority (the “Authority”) 
of Series 2023 Bonds (the “Bonds”) 
as defined in section 147 of the 
Internal Revenue Code of 1986, 
as amended (the “Code”) in one or 
more series pursuant to a plan of 
finance. 

The Bonds will be issued for 
the Project described below in an 
aggregate principal amount not to 
exceed $18,000,000. 

Germania Historic, LLC (the 
“Borrower”) is requesting the assis-
tance of the Authority in financing 
the following through the issuance 
by the Authority of its multifam-
ily housing revenue bonds in order 
to finance and refinance, includ-
ing through reimbursement, (i) 
the refunding of a loan from the 
Wisconsin Housing and Economic 
Development Authority (“WHEDA”) 
to the Borrower, the proceeds of 
which were used by the Borrower 
to (a) acquire, rehabilitate and 
equip a multifamily housing facil-
ity located at 135 W. Wells St., 
Milwaukee, Wisconsin, consist-
ing of 46 market-rate apartments 
and 44 apartments for people with 
low and moderate incomes, five 
underground parking spaces, and 
approximately 8,500 square feet of 
commercial and office space (col-
lectively, the “Facility”), managed 
by Cardinal Capital Management, 
Inc., and (b) to pay certain costs of 
issuance related thereto; (ii) certain 
capital improvements to the Facil-
ity, including, repairing, replacing, 
and improving the Facility’s roof 
and HVAC system; (iii) fund a debt 
service reserve fund, if any; (iv) 
pay capitalized interest, if any; (v) 
pay working capital, if any; and (vi) 
pay certain costs of issuance of the 
Bonds, (collectively, the “Project”).

Multifamily Housing Facility
Germania Apartments

Location
135 West Wells Street, 

Milwaukee, WI 53203 
Maximum Amount in location

$18,000,000
The Bonds will be limited obliga-

tions of the Authority payable sole-
ly from the loan repayments to be 
made by the Borrower and certain 
funds and account established by 
the indenture for the Bonds.

THE BONDS SHALL NOT REP-
RESENT OR CONSTITUTE A 
DEBT OF PLEDGE OF THE FAITH 
AND CREDIT OR THE TAXING 
POWER OF THE CITY OF MIL-

Other
Class A Fermented Malt Beverage Retailer’s License

KAUR, Manjinder, Agent Family Supermarket LLC 2631 W VLIET St 4 
365 E Arbor Circle

Class A Malt & Class A Liquor License
KAUR, Manjinder, Agent Maharaja Indian Mart, LLC 5928 S 27th St 13 

365 E Arbor Circle
Class B Fermented Malt Beverage Retailer’s License

RUKCHON, Thitichai, Agent TKP LLC 2663 S Kinnickinnic Av 14 812 E 
Russell Av

Class B Tavern License
NGUYEN, Tu T, Agent BAOBAO CUISINE LLC 4624 S 27TH St 13 3227 

W LAYTON Av
TOETZ, Timothy R, Agent TOETZ ENTERPRISES, LLC 6317 W BLUE 

MOUND Rd 10 7461 HILL VALLEY Ct
RZEPKA, Eric E, Agent The Original MKE, LLC 2498 N Bartlett Av 3 

2741 N Frederick Av
SCHOOFS, Brenda A, Agent AMELIA’S, LTD 724 E LAYTON Av 13 

W186 S9159 Racine Av
CHAUDHARI, Jigar, Agent DEV Management LLC 545 W Layton Av 13 

4043 W Victory Creek DR
JIMENEZ, Cristian, Agent Restaurante La Salsa, LLC 117-119 E Okla-

homa Av 14 4620 S HOWELL Av
2523725/7-24-26-27

WAUKEE, THE STATE OF WIS-
CONSIN, OR ANY POLITICAL 
SUBDIVISION THEREOF.

At the public hearing, members 
of the public may appear in person 
or by attorney to provide informa-
tion and be afforded an opportunity 
to make statements concerning the 
foregoing application and the tax 
exempt financing of the Authority, 
and the approval thereof by the 
Host.

Anyone desiring to make written 
comments may give them to the 
City Clerk, Common Council-City 
Clerk’s Office, Room 205, 200 E. 
Wells Street, Milwaukee, WI, 53202 
on or before the date and time of 
the aforementioned hearing. This 
notice is given pursuant to Sec-
tion 147(f) of the Internal Revenue 
Code of 1986, as amended and 
regulations promulgated thereun-
der.

By Order of:
James R. Owczarski, City Clerk 

Milwaukee Wisconsin.
2523711/7-24

PUBLIC NOTICE OF PUBLIC 
HEARING FOR HACM’S 2024 

ANNUAL PLAN
This 45-day Public Notice is 

hereby given that the Housing 
Authority of the City of Milwaukee 
will hold a public hearing for the 
2024 Agency Plan, Admissions 
and Continued Occupancy Policy 
(ACOP), Section 8 Administra-
tive Plan, the 5-Year Capital Fund 
Plan for the period 2024 to 2028, 
and all associated documents. The 
purpose of the hearing will be to 
receive comments as required by 
the U.S. Department of Housing 
and Urban Development (HUD)

The Housing Authority of the 
City of Milwaukee will hold the 
public hearing on Wednesday, 
September 13, 2023 at 1:30pm 
in City Hall Room 301-A, 200 E. 
Wells St., Milwaukee WI 53202.

Interested persons are invited 
to submit their comments on the 
Housing Authority’s 2024 Agency 
Plan, Admissions and Continued 
Occupancy Policy (ACOP), Section 
8 Administrative Plan, the 5-Year 
Capital Fund Plan, and all associ-
ated documents via email at com-
munications@hacm.org or via mail 
to Attention Mr. Willie Hines, Sec-
retary- Executive Director, Housing 
Authority of the City of Milwaukee, 
P.O. Box 324, Milwaukee WI 53201. 
All written comments must be 
received by Monday, September 
11, 2023.

A draft of the revised Agency 
Plan and all other documents will 
be available for review at www.
hacm.org for a 45-day comment 
period: July 25, 2023 - September 
8, 2023.

Please note that upon reason-
able notice, efforts will be made 
to accommodate the needs of 
disabled individuals through sign 
language interpreters or other 
auxiliary aids. For additional infor-
mation or assistance contact Mar-
quetta Treadway at 414-286- 5100 
(voice) or 414-286-3504 (TDD) or 
by writing to the ADA Coordinator 
at HACM, 650 W. Reservoir St., 
Milwaukee WI 53212.

2523441/7-24

Summons
PUBLICATION SUMMONS

Case No. 23-CV-004605
The Honorable

Gwendolyn G. Connolly
Case Code 30404

(Foreclosure of Mortgage)
The amount claimed exceeds 

$10,000.00
STATE OF WISCONSIN CIRCUIT 
COURT MILWAUKEE COUNTY
U. S. Bank National Association 
as trustee for CRMSI REMIC 
SERIES 2006-01 - REMIC Pass-
Through Certificates, Series 2006-
01 c/o Cenlar FSB 425 Phillips 
Blvd., FC-236 Ewing, NJ 08618 
Plaintiff, vs. Starr I. Prokop 5632 
S Melinda St Milwaukee, WI 
53221-4024 John Doe Prokop 
5632 S Melinda St Milwaukee, WI 
53221-4024 OneMain Financial 
of Wisconsin, Inc. f/k/a Springleaf 
Financial Service of Wisconsin, 
Inc. f/k /a American General 
Finance Services of Wisconsin 
c/o C T Corporation System, 
Registered Agent 301 S Bedford 
St Ste 1 Madison, WI 53703-3691 
Defendants.
THE STATE OF WISCONSIN
To each person named above as a 
defendant:

You are hereby notified that the 
plaintiff named above has filed a 
lawsuit or other legal action against 
you.

Within 40 days after July 17, 
2023 you must respond with a writ-
ten demand for a copy of the com-
plaint. The demand must be sent 
or delivered to the court, whose 
address is 901 N. Ninth Street, 
Milwaukee, WI 53233-1425 and to 
Gray & Associates, L.L.P., plain-
tiff’s attorney, whose address is 
16345 West Glendale Drive, New 
Berlin, WI 53151-2841. You may 
have an attorney help or represent 
you.

If you do not demand a copy of 
the complaint within 40 days, the 
court may grant judgment against 
you for the award of money or 
other legal action requested in the 
complaint, and you may lose your 
right to object to anything that is 
or may be incorrect in the com-
plaint. A judgment may be enforced 
as provided by law. A judgment 
awarding money may become a 
lien against any real estate you 
own now or in the future, and may 
also be enforced by garnishment or 
seizure of property.

Dated this 10th day of July, 
2023.

Gray & Associates, L.L.P.
Attorneys for Plaintiff
By: Robert M. Piette
State Bar No. 1018058
Case No. 23-CV-004605
16345 West Glendale Drive
New Berlin, WI 53151-2841
(414) 224-1987
Gray & Associates, L.L.P. is 

attempting to collect a debt and 
any information obtained will be 
used for that purpose. If you have 
previously received a discharge in 
a chapter 7 bankruptcy case, this 
communication should not be con-
strued as an attempt to hold you 
personally liable for the debt.

2520446/7-17-24-31
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HOUSING AUTHORITY

City of Milwaukee

Meeting Agenda

P.O. Box 324

Milwaukee, WI 

53201-0324

Sherri L. Daniels, Vice Chair

Darian Luckett, Brooke VandeBerg, and Irma Yepez Klassen

City Hall, Room 301-A3:00 PMWednesday, September 13, 2023

The mission of the Housing Authority of the City of Milwaukee (HACM) is to foster strong, resilient 

and inclusive communities by providing a continuum of high-quality housing options that support 

self-sufficiency, good quality of life, and the opportunity to thrive.

Call to Order

Roll Call

A. APPROVAL OF THE CONSENT AGENDA

CONSENT AGENDA – ITEMS RECOMMENDED FOR APPROVAL

(All items listed under the Consent Agenda will be enacted by one motion unless a Commissioner 

requires otherwise, in which event, the item will be removed from the Consent Agenda and 

considered separately.)

Approval of the minutes of the regular meeting held on July 12, 20231. R13413

July 12, 2023 Meeting MinutesAttachments:

B. REPORTS AND DISCUSSION ITEMS

Public Hearing for the Housing Authority of the City of Milwaukee’s 2024 

Agency Plan

1. R13417

2024 Agency Plan Plus Little Docs Minus ACOP & Admin Plan

2024 ACOP Draft - All Changes Accepted

2024 ACOP Draft - Redline

2024 Admin Plan Draft - All Changes Accepted

2024 Admin Plan Draft - Redline

Attachments:

Resolution approving an award of contract to Clifton Larson & Allen LLC 

(Wauwatosa, WI) for accounting services in an amount not exceed 

$600,000.00

2. R13414
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Presentation of the Second Quarter Financial Reports for the period 

ending June 30, 2023.

3. R13415

Discussion Points

Second Quarter 2023 Financial Report

Attachments:

Discussion and Possible Action on Election of Officers and Related 

Governance Matters

4. R13418

Report from the Secretary-Executive Director5. R13416

Recovery Plan Monthly Update - August

Recovery Plan Monthly Update - September

Low-Income Public Housing July 2023 Occupancy Report

Affordable Housing LLC July 2023 Occupancy Report

Market Rate Housing July 2023 Occupancy report

Rent Assistance Update

HACM looking forward post-Westlawn

ERS Agency Letter- Act 2% sales tax increase

Attachments:

Adjournment

Upon reasonable notice, efforts will be made to accommodate the needs of persons with disabilities through sign language interpreters or 

auxiliary aids.  For additional information or to request this service, contact the Housing Authority ADA Coordinator, Marquetta Treadway 

at 286-5100, (FAX) 286-3456, (TDD) 286-3504 or by writing to the Coordinator at 650 West Reservoir, Milwaukee, WI  53212.

Persons engaged in lobbying as defined in s. 305-43-4 of the Milwaukee Code of Ordinances are required to register with the City Clerk's 

Office License Division.  Registered lobbyists appearing before a Common Council committee are required to identify themselves as such.  

More information is available at http://city.milwaukee.gov/Lobbying.

Be hereby notified that three (3) members of the Crucible, Inc. Board of Directors may be present at the meeting of the HACM Board of 

Commissioners, as some members serve on both boards. While a quorum of the Crucible, Inc. Board may be present at the HACM meeting, 

they will not exercise the responsibilities, authority, or duties vested in the Crucible, Inc. Board of Directors.
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P.O. Box 324

Milwaukee, WI 53201-0324City of Milwaukee

Meeting Minutes

HOUSING AUTHORITY
Sherri L. Daniels, Vice Chair

Darian Luckett, Brooke VandeBerg, and Irma Yepez Klassen

3:00 PM City Hall, Room 301-AWednesday, September 13, 2023

The mission of the Housing Authority of the City of Milwaukee (HACM) is to foster strong, 

resilient and inclusive communities by providing a continuum of high-quality housing options 

that support self-sufficiency, good quality of life, and the opportunity to thrive.

Call to Order

Meeting called to order at 3:09 p.m.

Willie L. Hines, Jr., HACM’s Secretary-Executive Director, took a moment to honor 

HACM Board Chair Mark Wagner, who passed away last month. Chair Wagner joined 

the HACM Board of Commissioners in 1998 and was elected as Chair of the Board in 

January 2014. Mr. Hines provided highlights of Chair Wagner’s service stating he was a 

tremendous addition to the organization and will be missed.

Roll Call

Reed Daniels,  VandeBerg,  Yepez Klassen, LuckettPresent: 4 - 

APPROVAL OF THE CONSENT AGENDAA.

CONSENT AGENDA – ITEMS RECOMMENDED FOR APPROVAL

(All items listed under the Consent Agenda will be enacted by one motion unless a 

Commissioner requires otherwise, in which event, the item will be removed from the 

Consent Agenda and considered separately.)

1. R13413 Approval of the minutes of the regular meeting held on July 12, 2023

Sponsors: THE CHAIR

July 12, 2023 Meeting MinutesAttachments:

A motion was made Irma C. Yepez Klassen, seconded by Brooke VandeBerg,  

that this Motion be APPROVED This motion PREVAILED by Voice Vote

REPORTS AND DISCUSSION ITEMSB.
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1. R13417 Public Hearing for the Housing Authority of the City of Milwaukee’s 2024 

Agency Plan

Sponsors: THE CHAIR

2024 Agency Plan Plus Little Docs Minus ACOP & Admin Plan

2024 ACOP Draft - All Changes Accepted

2024 ACOP Draft - Redline

2024 Admin Plan Draft - All Changes Accepted

2024 Admin Plan Draft - Redline

Attachments:

Commissioner VandeBerg made a motion to open the public hearing for the purpose of 

receiving comments as required by the U.S. Department of Housing and Urban 

Development (HUD)  on the 2024 Housing Authority of the City of Milwaukee Agency 

Plan.  Commissioner Luckett seconded the motion, and it carried. 

Ken Barbeau, HACM’s Chief Operating Officer of Program Services, thanked the 

Resident Advisory Board (RAB) for going through all of the documents. He stated the 

RAB had five meetings to talk through all of the changes to the Agency Plan and the 

major policy documents.  The RAB had questions and suggestions that are detailed in 

an attachment to the 2024 Agency Plan. 

Mr. Barbeau summarized some of the changes made to the 2024 Agency Plan such 

as HUD’s change to the Violence Against Women Act (VAWA) regarding human 

trafficking, the changes to Interim re-examinations, the addition of the Enterprise 

Income Verification (EIV) Systems for staff and a change in policy on how background 

checks would be administered.

Mr. Barbeau answered Commissioner questions regarding the Housing Opportunity 

Through Modernization Act (HOTMA), annual versus interim re-examinations of 

income, and background screenings for eligibility for Public Housing and the Section 8 

program. 

Cornelius Sawyer, President of the Highland Gardens Resident Organization and a 

member of the Resident Advisory Board, submitted a written comment that was 

received by the Board of Commissioners. Commissioner VandeBerg asked Mr. Sawyer 

if there were any highlights he would like to speak to the Board about from his written 

submission. Mr. Sawyer focused on the switch over to paying rent via Rent Café and 

the 48 Hour notice of entry.

After questions and comments, Commissioner Luckett moved to close the public 

hearing on the  2024 Housing Authority of the City of Milwaukee Agency Plan. 

Commissioner VandeBerg seconded the motion, and it carried.

Page 2City of Milwaukee

https://milwaukee.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=66034
https://Milwaukee.legistar.com/gateway.aspx?M=F&ID=33c97d5e-5061-43e5-b2f4-f4a456641262.pdf
https://Milwaukee.legistar.com/gateway.aspx?M=F&ID=7c1003ce-018e-45a9-a9b5-c5c09d1c9472.pdf
https://Milwaukee.legistar.com/gateway.aspx?M=F&ID=2b1c5ea3-4071-461a-9c7b-a95ac11489da.pdf
https://Milwaukee.legistar.com/gateway.aspx?M=F&ID=91b0b648-ff93-4cee-a2ed-7275a0eb201f.pdf
https://Milwaukee.legistar.com/gateway.aspx?M=F&ID=e911eea7-24f2-41a8-87c9-eda6239c4d36.pdf


September 13, 2023HOUSING AUTHORITY Meeting Minutes

2. R13414 Resolution approving an award of contract to Clifton Larson & Allen LLC 

(Wauwatosa, WI) for accounting services in an amount not exceed 

$600,000.00

Sponsors: THE CHAIR

Ken Barbeau, HACM’s Chief Operating Officer – Program Services, stated the 

proposed award of contract to Clifton Larson & Allen, LLC (Wauwatosa, WI) for 

accounting services is for the 100% review of all transactions for the Rent Assistance 

Program from 2017 to 2022, as required by the U.S. Department of Housing and Urban 

Development as a result of the Quality Assurance Division review done in 2022.

A motion was made by Brooke VandeBerg, seconded by Darian Luckett,  that 

this Housing Authority Resolution be ADOPTED.  This motion PREVAILED by the 

following vote:

Aye: Reed Daniels, VandeBerg, Yepez Klassen, and Luckett4 - 

No: 0   

3. R13415 Presentation of the Second Quarter Financial Reports for the period 

ending June 30, 2023.

Sponsors: THE CHAIR

Discussion Points

Second Quarter 2023 Financial Report

Attachments:

Rick Koffarnus, HACM’s Finance Director, presented the financial reports for the 

Second Quarter of 2023, summarizing the documents included with the agenda and 

answered Commissioners’ questions.  Kazoua Xiong, HACM’s Financial System 

Analyst, summarized the Section 8 Housing Supplemental Financial Statements 

included in the report.

4. R13418 Discussion and Possible Action on Election of Officers and Related 

Governance Matters

Sponsors: THE CHAIR

Julie Wilson, Assistant City Attorney of the City of Milwaukee, and Patricia Dee, 

HACM’s Administrative Services Supervisor, provided the Commissioners an overview 

of Robert’s Rules and the Housing Authority of the City of Milwaukee’s Bylaws 

regarding discussions and actions the Board could take with the sudden vacancy to 

the office of the Chair. Attorney Wilson and Ms. Dee answered Commissioners’ 

questions and after a brief discussion the Board decided to hold elections for the 

offices of Chair and Vice Chair. See Motion R13419 and Motion R13420 for the 

elections.
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R13419 Election of Chair

Sponsors: THE CHAIR

Chair Daniels stated she will do her best to fulfill the duties and responsibilities of the 

position and that she appreciates the Board, the staff and the residents for all of the 

support she will need.

Commissioner VandeBerg made a motion to open the nominations for the 

office of Chair and Commissioner Yépez Klassen seconded.  Commissioner 

VandeBerg made a motion nominate Sherri Daniels for Chair and 

Commissioner Yépez Klassen seconded the motion.  There being no further 

nominations, Commissioner Yépez Klassen made a motion to close the 

nominations for the office of Chair, and Commissioner Luckett seconded the 

motion. This nomination PREVAILED by the following vote:

Aye: Reed Daniels, VandeBerg, Yepez Klassen, and Luckett4 - 

No: 0   

R13420 Election of Vice Chair

Sponsors: THE CHAIR

Vice Chair VandeBerg thanked the Board for their confidence.

Commissioner Luckett made a motion to open the nominations for the office of 

Vice Chair and Commissioner VandeBerg seconded. Commissioner Yépez 

Klassen nominated Brooke VandeBerg for Vice Chair and Commissioner 

Luckett seconded the motion. There being no further nominations, 

Commissioner Luckett made a motion to close the nominations for the office of 

Vice Chair, and Commissioner VandeBerg seconded the motion. This 

nomination PREVAILED by the following vote:

Aye: Reed Daniels, VandeBerg, Yepez Klassen, and Luckett4 - 

No: 0   
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5. R13416 Report from the Secretary-Executive Director

Sponsors: THE CHAIR

Recovery Plan Monthly Update - August

Recovery Plan Monthly Update - September

Low-Income Public Housing July 2023 Occupancy Report

Affordable Housing LLC July 2023 Occupancy Report

Market Rate Housing July 2023 Occupancy report

Rent Assistance Update

HACM looking forward post-Westlawn

ERS Agency Letter- Act 2% sales tax increase

Attachments:

Willie L. Hines, Jr., HACM’s Secretary-Executive Director, introduced the Housing 

Authority of the City of Milwaukee’s new Chief of Public Safety, Marlon Davis.  Mr. 

Davis was a resident of Westlawn in his youth and served in the City of Milwaukee 

Police Department (MPD) for more than 26 years. Mr. Hines concluded the introduction 

by stating HACM is honored and privileged to have Mr. Davis as our new Chief of 

Public Safety. 

Chief Davis thanked Mr. Hines for the introduction and HACM for the opportunity to be 

a part of what it means to provide a safe and secure environment for the residents. 

Gregory Anderson, Travaux’s Vice President of Asset Management, summarized the 

Recovery Plan Monthly Update included with the agenda. Mr. Anderson answered 

Commissioner questions regarding the occupancy rates and the relocation process 

when a development is being rehabilitated.

Jackie Martinez, HACM’s Section 8 – Program Director, summarized the Rent 

Assistance Voucher Program Overview included with the agenda. Ms. Martinez 

answered Commissioner questions about emergency vouchers and their utilization. 

Scott Simon, Travaux’s Vice President of Business Development, presented 

preliminary concepts for refreshing Hillside Terrace. The process had just started and 

then was put on pause when the COVID-19 pandemic began. 

Paul Williams, HACM’s Choice Neighborhood Initiative Coordinator, presented recent 

events at Westlawn Gardens that included its’ receival of the Mayor’s Design Award 

and the Local Initiatives Support Corporation (LISC) Milwaukee Awards for 

Neighborhood Development (MANDI) Husch Blackwell Building Blocks Award.  Mr. 

Williams highlighted community events that were hosted by the Milwaukee Public 

Library in the Westlawn Community Gardens and the Summer Community Jam hosted 

by the Silver Spring Neighborhood Center.
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Adjournment

There being no further business, Commissioner Yepez Klassen made a motion to 

adjourn the meeting at 5:02 p.m.  Vice Chair VandeBerg seconded the motion.  There 

being no objections, the motion carried.

Upon reasonable notice, efforts will be made to accommodate the needs of persons with disabilities through sign language 

interpreters or auxiliary aids.  For additional information or to request this service, contact the Housing Authority ADA 

Coordinator, Marquetta Treadway at 286-5100, (FAX) 286-3456, (TDD) 286-3504 or by writing to the Coordinator at 650 West 

Reservoir, Milwaukee, WI  53212.

Persons engaged in lobbying as defined in s. 305-43-4 of the Milwaukee Code of Ordinances are required to register with the 

City Clerk's Office License Division.  Registered lobbyists appearing before a Common Council committee are required to 

identify themselves as such.  More information is available at http://city.milwaukee.gov/Lobbying.

Be hereby notified that three (3) members of the Crucible, Inc. Board of Directors may be present at the meeting of the HACM 

Board of Commissioners, as some members serve on both boards. While a quorum of the Crucible, Inc. Board may be present 

at the HACM meeting, they will not exercise the responsibilities, authority, or duties vested in the Crucible, Inc. Board of 

Directors.
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Admissions and Continued Occupancy Policy, and Administrative 
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A Public Hearing on the 2024 Annual Agency Plan, the Admissions and Continued Occupancy 
Policy, and the Administrative Plan was held on Wednesday, September 13, 2024 at 3:00 PM at 
the HACM Board of Commissioners meeting in City Hall, Room 301A.  
 
There were no written comments received via mail or email prior to the meeting.  At the 
meeting, one member of the public who also happened to be a resident and RAB member 
provided the following comments: 
 
Public Comment #1--RentCafé:   Housing and its stakeholders should have made the move to 
RentCafe a 5 or even 10 year move. In fact, in reviewing this matter, the forced action might 
violate the rights of senior and disabled residents. Alternative payment and filing methods should 
be documented in future notices to residents. And a formatted training process and clear funding 
for trainers should be made even if that person or persons doing the training are residents. And 
no one should feel like they are being forced to move if they cannot use this system. 
 
HACM Response:  RentCafé is an add-on module to HACM’s housing software (Yardi 
Voyager) that allows easier communication between HACM staff and an applicant, resident or 
voucher participant.   It can be used in applying for housing wait lists; completing paperwork and 
submitting documentation for recertifications; submitting a maintenance work order; making an 
automated payment if a resident wants to use that method of payment; etc.    
 
To clarify the comment on payments:  payments are not required to be automated.   It is an 
option that individuals can use, but they can still continue pay in other ways if they prefer (e.g., 
via check or money order).   
 
RentCafé reduces the amount of time spent mailing information back and forth between a 
participant and HACM, thus making the process for leasing or for recertifications quicker and 
more efficient for residents. 
 
By logging into their account, a resident can access their information themselves, whenever they 
want, on a 24/7 basis. Once a resident logs into the system and selects an action (such as 
“Certifications” to start the recertification process), the software walks the resident through the 
various screens of information to be updated or documentation that will be necessary to complete 
the recertification.    
 
HACM began to implement RentCafé during the past year in several housing programs, 
including public housing and for low-income housing tax credit developments.   In the near 
future, it will also be rolled out for the rent assistance program. 
 
HACM agrees with the commenter that it will take time and technical assistance to get all 
residents to fully use or take advantage of RentCafé.  When RentCafé has been initially rolled 
out for a development, a letter is sent to residents to explain the process with instructions on how 
to use the system.  In addition, HACM staff, whether in the management office or recertification 
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personnel, also are continuing to work with individuals to assist them in setting up or accessing 
their accounts (or setting up an email account if they do not have one) , and training them on how 
to use the system.    
 
Any resident that is having any issues with accessing or using RentCafé should let their 
management office know so we can get them assistance or provide alternative means for their 
recertification (such as doing it via paper).   Additionally, residents can request a reasonable 
accommodation if they cannot effectively use the system due to a disability.  HACM will 
continue to review and adapt our communications with residents around RentCafé as needed to 
improve them for residents. 
 
Public Comment #2--Carpets:  From what we have been told, carpet should not be in a home 
past 10 years. HACM has let people live with this carpet 15 to 17 years old, maybe longer in 
some cases, causing and contributing to bad air quality and health issues as well as possible 
tripping hazards. 
 
HACM Response:  To the best of our knowledge, HUD does not have a rule or regulation in 
public housing that carpeting must be replaced after any specific amount of time such as 10 years.     
 
HACM agrees that, as buildings age, there are repairs that need to be done, either as part of the 
annual operating budget or via the public housing capital fund for public housing, or for low 
income housing tax credit/RAD properties, via the operating budget or replacement reserve.   
This would include replacing carpeting.    
 
Each development creates its operating budget based on the estimated needs of the building, 
including an estimate of the next calendar year’s needs for replacement of carpeting, cabinets, 
refrigerators, etc. and HACM tries to prioritize the most important repairs. 
 
Under Uniform Physical Condition Standard (UPCS) guidance, carpeting that is damaged or 
missing, or has holes, rips or tripping hazard should be noted in an inspection, with the extent of 
the issues noted as well as whether the inspector believes it is a health and safety issue. 
 
The decision to replace is based on individual apartment condition and need, and may be 
replaced either as carpeting or as some other flooring surface.  When people move out of an 
apartment, HACM has to do work to get the unit ready for a new tenant, including painting, any 
needed repairs, cleaning, etc., and thus, this is a good time to replace flooring.  In addition, 
unless the building receives significant funding such as a tax credit award, there is not enough 
funding to do all apartments at once, so we need to replace them over time.    
 
Due to complaints over the years from residents regarding carpeting in apartments, HACM 
generally no longer replaces older carpeting with new carpeting when it is determined it is 
needed.  Rather, HACM has changed to a policy of removing the carpeting and replacing it with 
different hard surface flooring material, such as luxury vinyl tile (LVT) flooring.   
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If there is a resident with a disability that immediately needs carpeting removed as a reasonable 
accommodation, the resident should contact their property management office and should submit 
a reasonable accommodation request.   If it does not meet the requirements as a reasonable 
accommodation, a resident with carpeting in bad condition can still put in a work order request 
with their manager for the condition to be evaluated for replacement. 
 
As one example of the change from carpeting to LVT flooring, Highland Gardens was recently 
awarded a low-income housing tax credit award from WHEDA and renovations will begin in 
2024.   As part of the scope of renovations, all carpeting in all Highland Gardens apartments will 
be removed and replaced with LVT flooring. 
 
Public Comment #3--Resident Organization Funding:  Resident Organization (RO) 
funding in the amount of $100,000 a year to be evenly divided among the ROs. Resident 
organizations are nonprofits just like the other groups that are funded by HACM. 
 
HACM Response:  HUD regulations provide funding for resident participation to public 
housing authorities (PHAs) and the housing authority then passes along a portion of that funding 
to duly elected resident organizations.   In years when Congress provides sufficient funding, 
HUD provides $25 for every occupied, public housing unit. The housing authority receives this 
money for tenant participation activities. Of this amount, $15 for each unit annually goes to the 
resident council and the other $10 can be used by the PHA to pay for other costs related to tenant 
participation.  While a PHA may choose to fund resident organizations at a higher rate, it is not 
required and it does take away funding from other needed areas such as maintenance or public 
safety.   Most PHAs fund resident organizations in accordance with the resident participation 
funding levels established by Congress and HUD.    
 
Over a number of years, HACM historically has provided an additional $3 per public housing 
unit to each resident organization separately from the resident participation funding.   This is 
voluntary on HACM’s part (is not required by HUD) and thus, is dependent upon sufficient 
funding in the HACM budget every year to cover it.  
 
The amount of funding to the resident organizations is in accordance with the HUD guidelines 
and we do not believe there is a need to modify it at this time.  HACM could re-evaluate this in 
future years, but any increase would be dependent upon sufficient available resources. 
 
Public Comment #4--Resident Organization Participation Funds:   Need a guaranteed 
issuance date before May 1 before the break. 
 
HACM Response:   The HUD Resident Organizing and Participation Toolkit does not put a due 
date on the distribution, but states that, “HUD encourages housing authorities to distribute the 
entire $15 per unit to resident councils by the end of the year.”  However, we agree with the 
commenter that it will be better for both the PHA and the RO for the distribution to occur earlier 
in the year rather than later, and will strive to do that in future years 
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Public Comment #5--Back Rent: A three-year limit on back rent reviews of residents. 
 

HACM Response:   HACM, like any PHA, is required by HUD to perform reexaminations 
annually or on an interim basis.    As part of this review, HACM uses a variety of tools provided 
by HUD to assist in this review.  For example, as part of the recertification, PHAs are required to 
use the Enterprise Income Verification system (EIV) to verify tenant employment and income 
information during interim and mandatory reexaminations of family composition and income.   
HUD also provides standard reports to the PHA regarding discrepancies in household income 
that public housing authorities should investigate. 
 
There are many types of discrepancies that can cause fraud:   misrepresenting family 
composition (such as an unreported member living in the household) as well as misrepresenting 
and underreporting income or assets, or not reporting an increase in income. 
 
As the federal government pays the housing subsidy for a subsidized resident, HUD does not 
authorize any amnesty or back rent forgiveness.  When an action or inaction of the resident 
results in the overpayment of housing assistance, PHAs must hold the resident liable to return 
any overpayments to the PHA.  Residents are required to reimburse PHAs the difference 
between the tenant rent that should have been paid and the tenant rent that was actually paid, and 
PHAs are to attempt to recover the difference. 
 
PHAs are required to determine the retroactive rent amount as far back as the PHA has 
documentation of family reported income.  For example, if the PHA determines that the family 
has not reported income for a period of 5 years, but only has documentation for the last 3 years, 
the PHA is only able determine retroactive rent for the 3 years for which documentation is 
available. 
 
However, the EIV system generally only provides income information for the last three years.  
Therefore, it will be rare that the PHA will be going back more than three years in a fraud case 
but it could be possible.    
 
Public Comment #6--Public Records:  Freely tum over public records to groups like 
Tenants United and Common Ground. 

 
HACM Response:  The public may obtain information and access to, or copies of, records by 
making requests to Secretary-Executive Director Willie L. Hines, Jr., or his designee. Public 
records requests may be made by: 
 

1. mailing or personally delivering the request to 809 N. Broadway, 3rd Floor, Milwaukee, 
WI 53202. Regular office hours are between 8:00 a.m. and 4:45 p.m., Monday through 
Friday, holidays excluded; 

2. calling (414) 286-5625 to make the request; or 
3. sending the request by email to publicrecords@hacm.org 

mailto:publicrecords@hacm.org
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The Housing Authority complies with all public records requests as required by the law, as soon 
as practicable and without delay. 
 
Common Ground has used this process multiple times to obtain public records. 
 
Public Comment #7—48 Hour Notice:   HACM has some managers and other staff that 
do not follow this rule. 
 
HACM Response:  We are assuming that this concern relates to 48-hour notice of inspections 
of a unit.    
 
HACM’s current public housing lease states: 
 

“Resident agrees that the duly authorized Agent, employee, or a representative of the 
HACM will be permitted to enter the Resident's dwelling unit for the purpose of 
examining the condition of the unit or for making improvements or repairs, or to show 
the premises for re-leasing.   
 
Except in the case of a Resident requested issued work order, such entry may be made 
only during reasonable hours, after notice in writing to the resident at least two (2) days 
prior to the entry, informing the Resident of the date, time and purpose of the inspection, 
provided, however, that an authorized Agent, or employee or representative of the 
HACM shall have the right to enter Resident's dwelling unit without prior notice to the 
Resident if the HACM reasonably believes that an emergency exists which requires 
immediate entry.” 

 
HACM tries to give advance notice of at least 48 hours for annual inspections or other special 
inspections such as HUD REAC inspections whenever possible.  
 
But, there may be confusion and we also want to point out that there are two items that are 
exceptions in the lease to the 48 hour notice for an inspection:  (1) reasonable belief that an 
emergency exists that requires immediate entry and (2) resident-requested work orders.    
 
Chapter 8 of HACM’s Admissions and Continued Occupancy Policy (ACOP) states, “Entry 
for repairs requested by the family will not require prior notice. Resident-requested repairs 
presume permission for the PHA to enter the unit.”   This language is in the Nan McKay model 
ACOP used by many housing authorities nationwide and is used in the HACM ACOP.    
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Public Comment #8--Income Statement, Balance Sheet, Cash Flow Statement:  they are 
the documents that any business show to truly show company health.  

 
HACM Response:  HACM provides quarterly financial statements and reviews them at 
meetings of the HACM Board of Commissioners.  The most recent one was for the 2nd Quarter 
of 2023 and was presented at the September 2023 Board meeting.   These financial statements 
are publicly available as part of the Board meeting agenda and is available online via the City of 
Milwaukee’s Legistar system.  There is a link on the HACM website page for the HACM Board 
of Commissioners meetings.   Additionally, HACM’s previous annual audited financial 
statements are available on the HACM website under Plans, Policies and Reports.   
 
Public Comment #9--Repair And Extermination Notice: Need to be given to filing 
resident within 48hrs and notice needs to be left after completion of a repair or 
extermination. This practice was key to the promptness and success of HACM in the past. 
(If the R.O makes the request they should get the notices). I will add the fact the the notice is 
required and not giving them has been unfairly used to hide a paper trail of repairs not done 
for some people for years. 
 
HACM Response:  As was stated in Comment #7,  HACM’s existing lease and the Admissions 
and Continued Occupancy Policy (ACOP) states that 48-hours notice is required for inspections 
in general, except in the case of work orders or emergencies in which case prior notice is not 
required.  
 
However, a resident can always request a copy of the work order be printed for them at the time 
they report it, so that they have a copy with date and time the problem was reported.   It can be 
given in person or mailed to them.    
 
While neither the lease nor the ACOP requires it, the commenter is correct in that the HACM 
“Resident Handbook” currently state, “A copy of the work order will be left in your apartment 
upon completion of the repair.”   And we acknowledge that this is not always being done.    
 
Regarding pest control work orders, the resident typically does receive a written notice from the 
pest control maintenance specialists in advance with instructions on how to prepare for the pest 
control treatment.   In addition, the pest control specialist will leave a slip stating what was done 
in the unit as well as what chemicals were used in the unit. 
 
Regarding other types of work orders that are not for pest control-----In the last couple years, 
HACM transitioned from a very paper-based work order system to maintenance staff using 
mobile phones or tablets to report the progress on a work order electronically in the Yardi 
system.  Therefore, they may not necessarily have an extra paper copy of the work order to leave 
in the client’s apartment.    
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HACM will look into possible improvements to procedures to address the Commenter’s concern 
about knowing that a person had come into the apartment and what the maintenance staff person 
did to resolve the work order (or what is still not completed or resolved).   This could even be as 
simple as leaving a paper note. 
 
In the meantime, we encourage residents who wish an update of the work order status to speak 
with their manager/management office.  They can also request a copy of the work order from the 
office which shows the current status (whether completed or open). 
 
Once the RentCafé system for work orders has been fully implemented, residents will have 24/7 
access to copies of their work orders submitted as well as the current status of the work order. 
 
Public Comment #10--Resident Work Program:  Resident work programs need to be 
mindful of communication with elected resident leaders when finding workers and not being 
divisive by employing their favorite people and in some cases people that are divisive to 
resident unity. There are residents that have always helped out and now they are being 
bypassed. Residents full providing a service is not helping out as an example.  Helping clean is 
not the same as doing the full job that housing employees and contractors are required to do. 
 
HACM Response:   Notices regarding HACM’s new Resident Ambassador program were sent to 
the entire housing development asking individuals that were interested to apply with the housing 
manager.   The notice was not sent to only selected individuals.  The notices outlined the general 
program and the duties of the Resident Ambassador as needed by that housing development.  The 
notice also stated the requirements for being a Resident Ambassador, such as the need to be in 
good standing.  Any residents that have helped out in the past were able to apply along with any 
other resident.  HACM agrees with the commenter that a volunteer Resident Ambassador paid a 
stipend is an addition to, and not a replacement of, more full-service custodial work. 

 
Public Comment #11--$l Million:   It is not hard to see how a city that lets HACM operate 
without reporting cost under a million dollars to commissioners. It is clear that HACMs 
ratings went down after that rule was put in place it needs to be lowered to $100,000 in 
total cost. 

 
HACM Response:  We believe that this comment is regarding the definitions of a significant 
amendment to the PHA Agency Plan.   To clarify, a significant amendment is one that that would 
require 45 days of public notice with a public hearing, RAB consultation, and approval by the 
HACM Board of Commissioners.   
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Currently, HACM’s definition of a significant amendment to the 5-Year Plan or the Annual PHA 
Plan s includes the following: 
 

a) A change that materially revises the agency’s mission, goals, or objectives; 
 

b) Material changes to rent or admissions policies or organization of the waiting list;  
 

c) Additions of a Capital Fund project or non-emergency work items that are not included in 
the current Annual Statement or 5-year Action Plan in an amount equal to or greater than 
$1,000,000, excluding projects arising out of federally-declared major disasters; acts of 
God beyond the control of the Authority, such as earthquakes, fires, and storm damage; 
civil unrest; or other unforeseen significant event;  

 
d) Changes in the use of replacement reserve funds under the Capital Fund program in an 

amount equal to or greater than $1,000,000; 
 

e) Material changes in regard to demolition, disposition, designation, homeownership, 
capital fund financing, development, mixed financing proposal or conversion activities; 

 
f) Any other event or activity that the Authority’s Board of Commissioners determines to be 

a significant amendment to the approved 5-Year Plan or Annual Plan. 
 
Thus, two of these items include a dollar amount:    (1) an addition of a new Capital Fund work 
item (one that was not included in the 5 Year Action Plan) equal to or greater than $1 million; or 
(2)  changes to the replacement reserve funds under the Capital Fund program in an amount 
equal to or more than $1 million  
 
Housing authorities try to set reasonable limits in their definition of a significant amendment, so 
that smaller changes to a capital fund program are not significantly delayed.   The size of the 
amount is not unusual for a large to medium public housing authority.   For example, the 
Housing Authority of New Orleans sets an amount for a new work item to the Capital Fund 
program of $3 million or more.  The Boston Housing Authority also uses the amount of $3 
million or more.   A smaller agency, the Public Housing Agency of the City of Saint Paul, MN 
sets this amount at $250,000 or more.    
 
We currently believe that the $1 million amount for the significant amendment definition is 
reasonable given HACM’s size, but we will continue to monitor this in future years to determine 
if it should be modified. 
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Public Comment #12—Bids:   HACM claims they must take the lowest bid.  They in fact 
need to take the lowest reasonable bid. Reasonable in this case means knowing the 
requirements for the job.  I have seen HACM take bids for contactors that do not have the 
staff for the job (state the known needs for the job). 
 
HACM Response:  The commenter is correct.   “Lowest bid” is sometimes used as a shorthand 
expression.  The actual language in procurement regulations, especially related to firm fixed 
price contracts, are that the procurement “should be awarded to the lowest responsive and 
responsible bidder.”    
 
“Responsive” means that the bid must conform to the requirements requested by the purchaser 
(i.e., HACM) in the bidding documents.   These could include specifications or other terms and 
conditions, such as delivery schedules, payment terms, etc.   If a bid does not conform to the 
requirements, it is not responsive. Also, that all required documents, forms or attachments were 
included in the bid response. 
 
“Responsible” means that the contractor must:  (1) have adequate financial resources to perform 
the contract or have the ability to obtain them; (2) be able to comply with the required or 
proposed delivery schedule or performance schedule; (3) have a satisfactory performance record; 
(4) have a satisfactory record of integrity and business ethics; and (5) have the necessary 
organization, experience, accounting and operational controls or technical skills as well as any 
necessary production, construction, and technical equipment/facilities or the ability to obtain 
them and (6) be otherwise qualified and eligible to receive an award under applicable laws and 
regulations. 
 
The commenter is correct in that HACM takes additional factors into account to determine that 
the low bidder is both responsive and responsible.    
 
However, while it can be easy to determine that the bidder is responsive to the requirements of 
the bid documents, it can sometimes be difficult to determine if they are “responsible.”   
 
If HACM has never worked previously with a contractor, we do not have first-hand knowledge 
of its performance on previous work.  Instead, HACM requests references from previous similar 
work performed for other clients, and then HACM performs reference checks with those 
contacts. 
 
If a contractor is not performing according to the agreement and established expectations, 
HACM first tries to work in the short term with the contractor on improving performance if it 
appears the issues are minor.  If not, or if the contractor does not cure the problems timely, 
HACM can terminate the contractor for cause and hire a different contractor.  
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Public Comment #13—Resident Advisory Board (RAB) should have copy of documentation of repair 
costs:   Clearly detailed documentation of needed repair cost for each building (raising funds 
starts with knowing what is needed). 
 
HACM Response:   There are different documents for capital needs depending on the type of 
development (public housing, LIHTC, etc.).   
 
The RAB has been provided copies of Form 50075.2 for review, which is the Capital Fund 
Program Five Year Action Plan for public housing.    HACM will continue to provide this to the 
RAB.   The capital fund funds major capital projects or major improvements.   The public 
housing operating subsidy funds regular maintenance type costs, such as minor repairs needed at 
a property, via line items in the operating budgets that are reviewed by the RAB.    
 
For the Low Income Housing Tax Credit LLC housing developments that have been converted 
via RAD to a PBV property, at the time of RAD conversion HUD requires that a public housing 
authority must have a third-party complete a Capital Needs Assessment.   
 
This capital needs assessment identifies the “current needs” as well as the “future needs” for the 
20 years following conversion.  There is also a replacement reserve that is established initially at 
the time of RAD conversion, and each year there is an annual deposit to the Replacement 
Reserve.    In the 2023 budgets the RAB reviewed for the LLC developments last year, the 
annual reserve deposits were shown as a line item in the 2023 budgets.   
 
If the RAB wishes to see them, HACM can share with the RAB the most recent Capital Needs 
Assessments prepared by a third-party contractor (typically at the time of the RAD conversion) 
upon request.    
 
Public Comment #14—RAB Stipend:   $175 a month to RAB members.  This Board’s work 
is much more advanced and active than in the past. 
 
HACM Response:  HACM currently pays RAB members a stipend of $30 per meeting, 
which has not changed in a number of years.  As the RAB has discussed in the past, 
HACM certainly would consider changing from a “per meeting” basis to a “per month” 
basis for the stipend.  
 
As to the amount, HACM would need to build it into the budget and ensure that the 
amount is reasonable.     We can also look at the number of meetings that occur in any 
year and figure out what monthly stipend amount makes sense given the level of the 
work of the RAB.    
 
We will work with the RAB on how the members feel about a change in the stipend 
arrangement and will begin to figure out a value for the new amount with a goal of 
using it for RAB members for calendar 2024. 
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Public Comment #15—Meetings with Resident Leadership:   Managers do not have 
agreed meeting with resident organization leadership at least once a month. This is not the 
other monthly meeting with everyone at their project or building. 
 
HACM Response:   HACM property managers have recently begun meetings in which 
they invite all residents in the housing development.  Some may happen monthly and 
some quarterly.   The purpose of this manager’s meeting is so that they can provide 
information to residents on a regular basis and take questions and concerns from any 
resident.   This is not meant as a replacement to meeting separately with resident 
leadership. 
 
HACM agrees that HACM property managers should be meeting on a regular basis with 
the Resident Council/Resident Organization leadership.   HUD’s “Public Housing 
Resident Organizing and Participation Toolkit” states that this should be regularly, at 
least annually or 2, 3 or 4 times a year.   HACM believes that such meetings are useful 
and should be held at a minimum on a quarterly basis if the Resident Organization 
wishes to meet.  If there is an immediate specific concern or if both parties agree to the 
need, the parties can also agree to meet more frequently, such as on a monthly basis.  
 
Public Comment #16—Meetings with District Managers:   RAB should be meeting with 
district managers and R.O leaders more often. District managers also need to meet with 
R.O's at least twice a year. 
 
HACM Response:   HACM believes that the commenter’s use of “District Managers” 
means the supervisors of the property management group.  Currently, the Vice President 
of Asset Management attends most RAB meetings, but the asset managers under him do 
not.   If the RAB wishes to have meetings more frequently with the property 
management supervision, we can request them to attend specific monthly meetings. We 
can also request the Asset Managers to attend the meetings between the Resident 
Organization leadership and the property manager discussed in #15 above at least once 
or twice a year.    
 
The RAB is currently outreaching to Resident Organizations to request additional 
nominees for the Resident Advisory Board, so we believe this will bring representation 
from additional ROs onto the Board.   
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Public Comment #17—RAB and Income Statement, Balance Sheet, Cash Flow 
Statement:    They are the documents that any business shows to truly show company 
health.  We want to see them for now on for HACM and the ones shown for each project, 
and what HACM is showing investors. 
 
HACM Response:  HACM provides quarterly financial statements and reviews them at 
meetings of the HACM Board of Commissioners.  The most recent one was for the 2nd Quarter 
of 2023 and was presented at the September 2023 Board meeting.   These financial statements 
are publicly available as part of the Board meeting agenda and is available online via the City of 
Milwaukee’s Legistar system.  There is a link on the HACM website page for the HACM Board 
of Commissioners meetings.   Additionally, HACM’s previous annual audited financial 
statements are available on the HACM website under Plans, Policies and Reports.   
 
HACM can certainly share these quarterly financial statements with the RAB on a regular basis 
if they find them useful.  
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Summary of Changes to ACOP and Administrative Plans 

ADMISSIONS AND CONTINUED OCCUPANCY POLICY (public housing) 

Chapter 2, Fair Housing and Equal Opportunity 

1.  Page 2-6:  Minor changes to the General Housing Discrimination Complaints 
(page 2-6) to mirror recent HUD guidance. 

2.  Page 2-7:  Added a section on Complaints under the Equal Access Final Rule 
based on guidance in PIH Notice 2014-20 regarding sexual orientation, gender 
identity, or marital status. 

3.  Page 2-8:  Added a section on VAWA Complaint Processing based on Notice 
FHEO 2023-01. 

 

Chapter 3, Eligibility 

1.  Various pages throughout:   Added “human trafficking” as part of the definition 
regarding the Violence against Women Act per HUD guidance. 

 

Chapter 7, Verification 

1.  Page 7-2 , 7-9 and 7-11 :  removed requirements to witness signature or have it 
notarized 

2. Page  7-6 :  Changed the minimum number of paystubs from three to two 
3. Page 7-13:   Changed the language to state that PHA will not destroy copies of 

documentation of social security numbers once verified by EIV, per Nan McKay 
recommendations 

4. 7-20:  Added a paragraph to emphasize “To ensure consistency in the 
determination of annual Social Security and SSI income, PHAs are required to 
use EIV-reported Social Security and SSI benefit amounts unless the tenant 
disputes the EIV-reported amount (PIH Notice 2018-24) 

 

Chapter 8, Leasing and Inspections 

1.  Page 8-16:  Added missing or inoperable carbon monoxide detectors to the 
emergency repairs list. 
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Chapter 9, Reexaminations  

1. Page 9-16:  While households still must report increases in income, HACM has 
proposed a change in its policy so that it will only conduct interim reexaminations 
for families that qualify for the earned income disallowance (EID), and only when 
the EID family’s share of rent will change as a result of the increase. In all other 
cases, the PHA will note the information in the tenant file, but will not conduct an 
interim reexamination.   Note that change was made in both public housing and 
the voucher program as there are certain conditions that state that with the EID 
exception , it must be consistently applied to  both programs (See PIH Rental 
Integrity Summit Frequently Asked Questions) 
 

Chapter 12, Transfers 

1. Various pages throughout:   Added “human trafficking” as part of the definition 
regarding the Violence against Women Act per HUD guidance. 

 

Chapter 13, Lease Terminations: 

1.  Various pages throughout:   Added “human trafficking” as part of the definition 
regarding the Violence against Women Act per HUD guidance. 

Chapter 14, Grievances 

1.  Minor change in reference to VAWA. 

Chapter 16, Program Administration 

1. Changes to VAWA definitions and addition of human trafficking 
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ADMINISTRATIVE PLAN (vouchers) 

Chapter 2, Fair Housing and Equal Opportunity 

1.  Page 2-6:  Minor changes to the General Housing Discrimination Complaints 
(page 2-6) to mirror recent HUD guidance. 

2.  Page 2-7:  Added a section on Complaints under the Equal Access Final Rule 
based on guidance in PIH Notice 2014-20 regarding sexual orientation, gender 
identity, or marital status. 

3.  Page 2-8:  Added a section on VAWA Complaint Processing based on  Notice 
FHEO 2023-01. 

 

Chapter 3, Eligibility 

1.  Various pages throughout:   Added “human trafficking” as part of the definition 
regarding the Violence against Women Act per HUD guidance. 
 

2. Page 3-25:  Defines “currently engaged” as within the past year. 
 

3. Page 3-26:  HUD permits, but does not require, the PHA to deny assistance if the 
PHA determines that any household member is currently engaged in, or has 
engaged in during a reasonable time before the family would receive assistance, 
certain types of criminal activity.  In the past, HACM has conducted this 
screening for other types of criminal activity.  However, in order to streamline 
procedures and reduce duplication since owners are already responsible for 
conducting suitability reviews, HACM will no longer conduct additional 
background screening except for those items that are mandatory under HUD 
regulations.   

Mandatory items include:   

• Any member of the household has been evicted from federally assisted 
housing in the last three years for drug-related criminal activity. 

• The PHA determines that any household member is currently engaged in 
the use of illegal drugs.  

• The PHA has reasonable cause to believe that any household member’s 
current use or pattern of use of illegal drugs, or current abuse or pattern of 
abuse of alcohol, may threaten the health, safety, or right to peaceful 
enjoyment of the premises by other residents. 

• Any household member has ever been convicted of drug-related criminal 
activity for the production or manufacture of methamphetamine in any 
location, not just federally assisted housing, the family will be denied 
assistance. 

• Any household member is subject to a lifetime registration requirement 
under a state sex offender registration program 
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Chapter 5, Briefings 

1.  Page 5-2:  Added a short paragraph regarding briefing notices returned by the post 
office, allowing HACM to re-send to a forwarding address if available.   

2.  Page 5-3:  Added a sentence that allows HACM to offer other options for video or 
virtual briefings. 

3. Page 5-16:   Deleted the following language: 
“However, the family must seek approval from the PHA to rent a unit that is 
one bedroom larger than the family voucher size.    If approval is granted, the 
payment standard for the family voucher size will determine the maximum 
subsidy. “  This was deleted as it was inconsistent with HUD regulations that 
allow families to lease an otherwise acceptable unit with more bedrooms than 
the determined family unit size (24 CFR 982.402 (d) (2)) .    

 
Chapter 6, Income 

 
1.  Page 6-52:   Changed the policy for decreases in payment standards from 

implementing at the second reexamination after the change to not reducing it as long 
as a HAP contract is in effect (e.g., until a family moves or leaves the program). 
 

Chapter 7, Verification 

1. Page 7-2 , 7-9 and 7-11-   :  removed requirements to witness signature or have 
it notarized 

2. Page  7-6 :  Changed the minimum number of paystubs from three to two 
3.  Page 7-14:   Changed the language to state that PHA will not destroy copies of 

documentation of social security numbers once verified by EIV, per Nan McKay 
recommendations 

4. Page 7-22:  Added a paragraph to emphasize “To ensure consistency in the 
determination of annual Social Security and SSI income, PHAs are required to 
use EIV-reported Social Security and SSI benefit amounts unless the tenant 
disputes the EIV-reported amount (PIH Notice 2018-24) 

 

Chapter 8 HQS 

1.  Page 8-5:  Removed some duplicative language regarding extensions to make 
repairs; additional language that will be kept is on page 8-20. 
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Chapter 9, Leasing 

1. Page 9-11 and 9-12:  In addition to the execution of the Request for Tenancy 
Approval, added references to the lease between the owner and the participant. 

Chapter 10, Moving 

1.  Page 10-13:  Some additional language on the decision of an initial PHA to 
honor late billing by the receiving PHA. 

2.  Page 10-5:  Removed the language that “For families approved to move to a 
new unit within the PHA’s jurisdiction, the PHA will issue a new voucher 60 days 
prior to the lease termination date.”   Instead, replaced that language with the 
following to allow more time for a family to move or port out: 

“For families approved to move to a new unit within the PHA’s jurisdiction, 
the PHA will issue a new voucher within 15 business days of the PHA’s 
written approval to move. No briefing is required for these families. The 
PHA will follow the policies set forth in Chapter 5 on voucher term, 
extension, and expiration. If a family does not locate a new unit within the 
term of the voucher and any extensions, the family may remain in its 
current unit with continued voucher assistance if the owner agrees and the 
PHA approves.   Otherwise, the family will lose its assistance.” 

 

Chapter 11, Reexaminations 

1. Page 11-10:  Added additional language that HUD’s streamlining rule removed 
the requirement that PHAs had to conduct a reexamination of income whenever 
a new family member is added, and made it optional.  HACM will continue to 
conduct interim reexaminations when new family members are added. 
 

2. Page 11-13:  While households still must report increases in income, HACM has 
changed its policy so that it will only conduct interim reexaminations for families 
that qualify for the earned income disallowance (EID), and only when the EID 
family’s share of rent will change as a result of the increase. In all other cases, 
the PHA will note the information in the tenant file, but will not conduct an interim 
reexamination. Note that change was made in both public housing and the 
voucher program as HUD has stated that with the EID exception , it must be 
consistently applied to  both programs (See PIH Rental Integrity Summit 
Frequently Asked Questions) 

 

Chapter 13, Owners 

1.  Page 13-8:  Added some additional language under conflict of interest to define 
immediate family members 
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Chapter 15, Special Housing Types 

1.  Minor changes with additional detail in the following types:  Single-Room 
Occupancy; Congregate Housing;  Shared Housing; Cooperative Housing; and 
Manufactured Homes.    

Chapter 16, Program Administration 

1.  Page 16-3, Added paragraph to incorporate changes related to PIH Notice 2022-
18, related to using administrative fees for strategies and activities to facilitate 
successful leasing and use of vouchers as an allowable expense. 

2. Page 16-7, Added paragraph that states that HUD will allows PHAs to establish a 
HUD-Veterans Affairs Supportive Housing (HUD-VASH) exception payment 
standard. PHAs may go up to but no higher than 120 percent of the FMR or 
SAFMR specifically for VASH families. PHAs who want to establish a VASH 
exception payment standard over 120 percent must still request a waiver from 
HUD. 

3. Page 16-32 to 16-38:  Some additional language to add more detail in the section 
regarding Owner or Family Debts to the PHA and the ability to enter into a 
Repayment Agreement. 

4. Page 16-45:  Added two statements regarding record retention:  
a. The PHA must keep the last three years of the Form HUD-50058 and 

supporting documentation during the term of each assisted lease, and for 
a period of at least three years from the end of participation (EOP) date 
[24 CFR 908.101]. 

b. The PHA must maintain Enterprise Income Verification (EIV) system 
Income Reports in the tenant file for the duration of the tenancy but for a 
period not to exceed three years from the EOP date [Notice PIH 2018-18]. 
 

5. Page 16-53:   Changes to VAWA definitions and addition of human trafficking 

Chapter 17, Project Based Vouchers 

1.  Page 17-4 and page 17-16 :   Added paragraph on how to treat FUPY/FYI 
vouchers that are project-based. 

2.  Page 17-25—Added a sentence that states, The PHA also has the option in 
certain mixed finance properties to rely on alternative inspections conducted at 
least triennially. 
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Chapter 18, Project Based Vouchers under the RAD Program 

 
1.  Page 18-38:  Inserts am additional lease requirement that says, “ For any family 

admitted following conversion, the lease must specify what will happen if the 
family elects to remain in its unit after increasing its income such that it requires 
zero HAP. Specifically, the lease must make clear how the tenant rent will be 
calculated, and it must address the transition to a new lease.” 
 

2. Page 18-43:  States that if a tenant residing in a converting property has not 
previously paid a security deposit, the owner may collect a security deposit. 
 

3.  Pages 18-47 and 18-48:  Adds more detail on Choice mobility option after 12 
months for RAD developments, includes requirements to promote it with 
information during recertification.  It also states that families that exercise choice 
mobility option will not be subjected to re-screening.   And that, “Families 
exercising choice mobility will not be required to vacate their units before a lease 
has been entered into using their tenant-based voucher. At the time the PHA 
issues a choice mobility voucher, the PHA will notify the family of their right to 
remain in their unit if they are unable find a rental unit using the tenant-based 
voucher.  
 

4.  Pages 18-55 and 18-56:   Provides additional detail on the steps of how the 
contract rent is adjusted annually via the operating cost adjustment factor.   It 
also states that, “Properties are eligible to receive prior years’ OCAF adjustments 
for years in which the OCAF was not taken. The OCAF must be applied 
retroactively if it was missed. The PHA administering the contract (or the 
independent entity) must make sure that all OCAFs have been applied correctly 
since the RAD closing and calculate the current rents accordingly, including 
making sure that the RAD PBV contract rents do not exceed the PBV program 
caps.” 

5. Page 18-57:  Provides a few more details on how utility allowance schedules are 
originally set and maintained.   

6. Page 18-63:  For any in-place residents, it adds more details on the phase-in of 
tenant rent increases, including that if during the phase-in period the tenant’s 
income drops such that the the TTP is below the phased in rent, the tenant would 
pay the rent and the phase-in period would end.  
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Chapter 19, Special Purpose Vouchers: 

 

1.  Pages 19-2 to 19-24:  Changes to Family Unification Program vouchers---Not 
applicable as HACM does not have FUP vouchers.0020 

2. Pages 19-25 to 19-42:  Changes to the FYI voucher program, including : 
a. Allowing FYI vouchers to be Project-based under certain circumstances.  

At this time, HACM is not project-basing any of its FYI vouchers. 
b. Page 19-32 :  FYI voucher holders are allowed one additional 30 day 

extension beyond those allowed normally for vouchers 

c.  Page 19-34:   FYI voucher holders who first leased or lease a unit after 
December 27, 2020, may be eligible for an extension of assistance up to 
24 months beyond the 36-month time limit (for a total of 60 months of 
assistance).   The 24 months extension of the time limit is also available to 
other categories of exceptions (e.g., parent responsible for the care of a 
child under the age of 6 or responsible for the care of an incapacitated 
person. 

d. More detail on the use of the FSS program by FYI voucher holders 
3.  Pages 19-43 to 19-56:  Changes to the VASH voucher program 

a. Page 19-48:   Allows Exception payment standards up to 120% of FMR or 
SAFMR 

b. Page 19-54:   More detail on allowing VASH vouchers to be project-based. 
c. Page 19-55:  Detail on how the VASH voucher can be terminated if the 

participant does not participate in case management without good cause. 
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	2024 Agency Plan RAB draft 7 9 2023 - Working Copy.pdf
	B.1 Revision of PHA Plan Elements.
	Public Safety has issued “no trespassing orders” to individuals that bar them from all Housing Authority property. These no-trespass orders are issued to persons that participate in illegal activities or create disturbances in HACM housing developments.

	B.2 New Activities
	 In addition, HACM plans to submit a revised 5 Year Action Plan for the years 2023 to 2027 to respond to HUD feedback.  Attached is the current version of the Capital Fund 5 Year Action Plan for 2023 to 202, but it has not yet been approved by HUD.  ...


	2024 ACOP Draft - All Changes Accepted 07-2023.pdf
	ACO 02 Fair Housing all changes accepted 7 16 2023.pdf
	The regulatory civil rights definition for persons with disabilities is provided in Exhibit 2-1 at the end of this chapter. The definition of a person with a disability for the purpose of obtaining a reasonable accommodation is much broader than the H...
	The definition of a person with a disability for purposes of granting a reasonable accommodation request is much broader than the HUD definition of disability. Many people will not qualify as a disabled person under the public housing program, yet an ...

	ACO 03 Eligibility all changes accepted 7 16 2023.pdf
	Chapter 3
	INTRODUCTION
	PART I: DEFINITIONS OF FAMILY AND HOUSEHOLD MEMBERS
	Family
	PHA Policy
	Household
	Family Breakup
	PHA Policy
	Remaining Member of a Tenant Family [24 CFR 5.403]
	PHA Policy
	3-I.E. SPOUSE, COHEAD, AND OTHER ADULT
	PHA Policy
	Joint Custody of Dependents
	PHA Policy
	Elderly Persons
	Near-Elderly Persons
	Elderly Family
	Persons with Disabilities
	Disabled Family
	PHA Policy
	PHA Policy
	Definitions of Temporarily and Permanently Absent
	PHA Policy
	Absent Students
	PHA Policy
	Absences Due to Placement in Foster Care [24 CFR 5.403]
	PHA Policy
	Absent Head, Spouse, or Cohead
	PHA Policy
	Individuals Confined for Medical Reasons
	PHA Policy
	Return of Permanently Absent Family Members
	PHA Policy
	PHA Policy
	PART II: BASIC ELIGIBILITY CRITERIA
	Income Limits
	Types of Low-Income Families [24 CFR 5.603(b)]
	Using Income Limits for Eligibility [24 CFR 960.201]
	Using Income Limits for Targeting [24 CFR 960.202(b)]
	Declaration [24 CFR 5.508]
	U.S. Citizens and Nationals
	PHA Policy
	Eligible Noncitizens
	Ineligible Noncitizens
	Mixed Families
	Ineligible Families [24 CFR 5.514(d), (e), and (f)]
	PHA Policy
	Time Frame for Determination of Citizenship Status [24 CFR 5.508(g)]
	PHA Policy
	Existing Tenant Search
	Debts Owed to PHAs and Terminations
	Income and Income Validation Tool (IVT) Reports
	PART III: DENIAL OF ADMISSION
	PHA Policy
	PHA Policy
	PHA Policy
	Criminal Activity [24 CFR 960.203(c)]
	PHA Policy
	Previous Behavior [960.203(c) and (d) and PH Occ GB, p. 48]
	PHA Policy
	Screening for Eligibility
	PHA Policy
	PHA Policy
	Obtaining Information from Drug Treatment Facilities [24 CFR 960.205]
	PHA Policy
	Screening for Suitability as a Tenant [24 CFR 960.203(c)]
	PHA Policy
	Resources Used to Check Applicant Suitability [PH Occ GB, pp. 47-56]
	PHA Policy
	Evidence
	PHA Policy
	Consideration of Circumstances [24 CFR 960.203(c)(3) and (d)]
	PHA Policy
	Removal of a Family Member's Name from the Application
	PHA Policy
	Reasonable Accommodation [PH Occ GB, pp. 58-60]
	PHA Policy
	Notification
	PHA Policy
	Documentation
	Victim Documentation [24 CFR 5.2007]
	PHA Policy
	Perpetrator Documentation
	PHA Policy
	PHA Policy
	Person with Disabilities [24 CFR 5.403]
	Individual with Handicaps [24 CFR 8.3]

	ACO 06 Income NO CHANGES 7 16 2023.pdf
	 Annual Income Inclusions (Exhibit 6-1)
	 Annual Income Exclusions (Exhibit 6-2)
	 Treatment of Family Assets (Exhibit 6-3)
	 Earned Income Disallowance (Exhibit 6-4)
	 The Effect of Welfare Benefit Reduction (Exhibit 6-5)
	Types of Earned Income Not Counted in Annual Income
	Eligibility
	Calculation of the Disallowance
	Calculation of the earned income disallowance for an eligible member of a qualified family begins with a comparison of the member’s current income with his or her “baseline income.” The family member’s baseline income is his or her income immediately ...
	Business Expenses
	PHA Policy
	Business Expansion
	PHA Policy
	Capital Indebtedness
	PHA Policy
	Negative Business Income
	Withdrawal of Cash or Assets from a Business
	PHA Policy
	Co-owned Businesses

	ACO 12 Transfer Policy all changes accepted 7 16 2023.pdf
	PART II: PHA REQUIRED TRANSFERS

	ACO 13 Lease Terminations all changes accepted 7 16 2023.pdf
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy
	In determining whether a public housing tenant who is a victim of domestic violence, dating violence, sexual assault, stalking, or human trafficking is an actual and imminent threat to other tenants or those employed at or providing service to a prope...
	If the tenant wishes to contest the PHA’s determination that he or she is an actual and imminent threat to other tenants or employees, the tenant may do so as part of the grievance hearing or in a court proceeding.
	PHA Policy
	Although VAWA provides protection from termination for victims of domestic violence, it does not provide such protection for perpetrators. In fact, VAWA gives the PHA the explicit authority to bifurcate a lease, or remove a household member from a lea...
	Specific lease language affirming the PHA’s authority to bifurcate a lease is not necessary, and the authority supersedes any local, state, or federal law to the contrary. However, if the PHA chooses to exercise its authority to bifurcate a lease, it ...
	PHA Policy
	The PHA will bifurcate a family’s lease and terminate the tenancy of a family member if the PHA determines that the family member has committed criminal acts of physical violence against other family members or others. This action will not affect the ...
	In making its decision, the PHA will consider all credible evidence, including, but not limited to, a signed certification (form HUD-5382) or other documentation of abuse submitted to the PHA by the victim in accordance with this section and section 1...
	If the PHA does bifurcate the lease and terminate the tenancy of the culpable family member, it will do so in accordance with the lease, applicable law, and the policies in this ACOP. If the person removed from the lease was the only tenant eligible t...
	PART IV: NOTIFICATION REQUIREMENTS, EVICTION PROCEDURES  AND RECORD KEEPING
	PHA Policy
	PHA Policy
	PHA Policy
	PHA Policy

	ACO 14 Grievances all changes accepted 7 16 2023.pdf
	Chapter 14
	GRIEVANCES AND APPEALS
	This chapter discusses grievances and appeals pertaining to PHA actions or failures to act that adversely affect public housing applicants or residents. The policies are discussed in the following three parts:
	Part I: Informal Hearings for Public Housing Applicants. This part outlines the requirements and procedures for informal hearings for public housing applicants.
	Part II: Informal Hearings with Regard to Noncitizens. This part discusses informal hearings regarding citizenship status and where they differ from the requirements for general applicant and tenant grievances.
	Part III: Grievance Procedures for Public Housing Residents. This part outlines the requirements and procedures for handling grievances for public housing residents.
	Note that this chapter is not the PHA’s grievance procedure. The grievance procedure is a document separate from the ACOP. This chapter of the ACOP provides the policies that drive the grievance procedure.   For more information, please see HACM’s Res...
	PART I: INFORMAL HEARINGS FOR PUBLIC HOUSING APPLICANTS
	When the PHA makes a decision that has a negative impact on an applicant family, the family is often entitled to appeal the decision. For applicants, the appeal takes the form of an informal hearing. HUD regulations do not provide a structure for or r...
	Informal hearings are provided for public housing applicants. An applicant is someone who has applied for admission to the public housing program but is not yet a tenant in the program. Informal hearings are intended to provide a means for an applican...
	Informal hearings provide applicants the opportunity to review the reasons for denial of admission and to present evidence to refute the grounds for denial.
	While the PHA must offer the opportunity of an informal hearing to applicants who have been determined as ineligible for admission, the PHA could make the informal hearing process available to applicants who wish to dispute other PHA actions that adve...
	PHA Policy
	The PHA will only offer informal hearings to applicants for the purpose of disputing denials of admission.
	The PHA must give an applicant prompt notice of a decision denying eligibility for admission. The notice must contain a brief statement of the reasons for the PHA decision and must also state that the applicant may request an informal hearing to dispu...
	PHA Policy
	As applicable, the PHA’s notice of denial will include information about required or requested remote informal hearings.
	When denying eligibility for admission, the PHA must provide the family a notice of VAWA rights (form HUD-5380) as well as the HUD VAWA self-certification form (form HUD-5382) in accordance with the Violence against Women Act, and as outlined in 16-VI...
	Prior to notification of denial based on information obtained from criminal or sex offender registration records, the family, in some cases, must be given the opportunity to dispute the information in those records which would be the basis of the deni...
	PHA Policy
	A request for an informal hearing must be made in writing and delivered to the PHA either in person or by first class mail, by the close of the business day, no later than 10 business days from the date of the PHA’s notification of denial of admission.
	The PHA will schedule and send written notice of the informal hearing within 30 business days of the family’s request.
	If the PHA informal hearing will be conducted remotely, at the time the notice is sent to the family, the family will be informed:
	PHA Policy
	The informal hearing will be conducted by a person other than the one who made or approved the decision under review, or a subordinate of this person.
	The applicant will be provided an opportunity to present written or oral objections to the decision of the PHA.
	The person conducting the informal hearing will make a recommendation to the PHA, but the PHA is responsible for making the final decision as to whether admission should be granted or denied.
	PHA Policy
	The PHA has the sole discretion to require that informal hearings be conducted remotely in case of local, state, or national physical distancing orders, and in cases of inclement weather or natural disaster.
	In addition, the PHA will conduct an informal hearing remotely upon request of the applicant as a reasonable accommodation for a person with a disability, if an applicant does not have child care or transportation that would enable them to attend the ...
	Ensuring Accessibility for Persons with Disabilities and LEP Individuals
	As with in-person informal hearings, the platform for conducting remote informal hearings must be accessible to persons with disabilities and the informal hearing must be conducted in accordance with Section 504 and accessibility requirements. This in...
	If no method of conducting a remote informal hearing is available that appropriately accommodates an individual’s disability, the PHA may not hold against the individual his or her inability to participate in the remote informal review, and the PHA sh...
	Due to the individualized nature of disability, the appropriate auxiliary aid or service necessary, or reasonable accommodation, will depend on the specific circumstances and requirements.
	The PHA must ensure that the lack of technology or inability to use technology for remote informal hearings does not pose a disadvantage to families that may not be apparent to the PHA. The PHA should determine through a survey or other means if these...
	As with in-person informal hearings, the PHA must provide all materials presented, whether paper or electronic, to the family prior to the remote informal hearing. The family must also be provided with an accessible means by which to transmit their ow...
	The PHA must ensure that the applicant has the right to hear and be heard. All PHA policies and processes for remote informal hearings will be conducted in accordance with due process requirements and will be in compliance with HUD regulations at 24 C...
	PHA Policy
	The PHA will conduct remote informal hearings via a video conferencing platform, when available. If, after attempting to resolve any barriers, applicants are unable to adequately access the video conferencing platform at any point, or upon applicant r...
	At least five business days prior to scheduling the remote hearing, the PHA will provide the family with login information and/or conferencing call-in information and an electronic copy of all materials being presented via first class mail and/or emai...
	If the informal hearing is to be conducted remotely, the PHA will require the family to provide any documents directly relevant to the informal hearing at least 24 hours before the scheduled hearing through the mail, via email, or text. The PHA will s...
	Documents will be shared electronically whenever possible.
	The PHA will follow up the email with a phone call and/or email to the applicant at least one business day prior to the remote informal hearing to ensure that the applicant received all information and is comfortable accessing the video conferencing o...
	The PHA will ensure that all electronic information stored or transmitted with respect to the informal hearing is secure, including protecting personally identifiable information (PII), and meets the requirements for accessibility for persons with dis...
	PHA Policy
	The PHA will notify the applicant of the PHA’s final decision, including a brief statement of the reasons for the final decision.
	In rendering a decision, the PHA will evaluate the following matters:
	The PHA will notify the applicant of the final decision, including a statement explaining the reason(s) for the decision. The notice will be mailed via first class mail or sent via email within 30 business days of the informal hearing, to the applican...
	If the informal hearing decision overturns the denial, processing for admission will resume.
	If the family fails to appear for their informal hearing, the denial of admission will stand and the family will be so notified.
	Persons with disabilities may request reasonable accommodations to participate in the informal hearing process and the PHA must consider such accommodations. The PHA must also consider reasonable accommodation requests pertaining to the reasons for de...
	PART II: INFORMAL HEARINGS WITH REGARD TO NONCITIZENS
	14-II.A. HEARING AND APPEAL PROVISIONS FOR NONCITIZENS [24 CFR 5.514]
	Denial or termination of assistance based on immigration status is subject to special hearing and notice rules. These special hearings are referred to in the regulations as informal hearings, but the requirements for such hearings are different from t...
	Assistance to a family may not be delayed, denied, or terminated on the basis of immigration status at any time prior to a decision under the United States Citizenship and Immigration Services (USCIS) appeal process. Assistance to a family may not be ...
	A decision against a family member, issued in accordance with the USCIS appeal process or the PHA informal hearing process, does not preclude the family from exercising the right, that may otherwise be available, to seek redress directly through judic...
	Notice of Denial or Termination of Assistance [24 CFR 5.514(d)]
	As discussed in Chapters 3 and 13, the notice of denial or termination of assistance for noncitizens must advise the family of any of the following that apply:
	When the PHA receives notification that the USCIS secondary verification failed to confirm eligible immigration status, the PHA must notify the family of the results of the USCIS verification. The family will have 30 days from the date of the notifica...
	PHA Policy
	The PHA will notify the family in writing of the results of the USCIS secondary verification within 15 business days of receiving the results.
	The family must provide the PHA with a copy of the written request for appeal and proof of mailing within 15 business days of sending the request to the USCIS.
	The family must forward to the designated USCIS office any additional documentation or written explanation in support of the appeal. This material must include a copy of the USCIS document verification request (used to process the secondary request) o...
	The USCIS will notify the family, with a copy to the PHA, of its decision. When the USCIS notifies the PHA of the decision, the PHA must notify the family of its right to request an informal hearing.
	PHA Policy
	The PHA will send written notice to the family of its right to request an informal hearing within 15 business days of receiving notice of the USCIS decision regarding the family’s immigration status.
	Informal Hearing Procedures for Applicants [24 CFR 5.514(f)]
	After notification of the USCIS decision on appeal, or in lieu of an appeal to the USCIS, an applicant family may request that the PHA provide a hearing. The request for a hearing must be made either within 30 days of receipt of the PHA notice of deni...
	The informal hearing procedures for applicant families are described below.
	Informal Hearing Officer
	The PHA must provide an informal hearing before an impartial individual, other than a person who made or approved the decision under review, and other than a person who is a subordinate of the person who made or approved the decision.
	Evidence
	The family must be provided the opportunity to examine and copy at the family’s expense, at a reasonable time in advance of the hearing, any documents in the possession of the PHA pertaining to the family’s eligibility status, or in the possession of ...
	PHA Policy
	The family will be allowed to copy any documents related to the hearing at no cost to the family. The family must request discovery of PHA documents no later than 12:00 p.m. on the business day prior to the hearing.
	The family must be provided the opportunity to present evidence and arguments in support of eligible status. Evidence may be considered without regard to admissibility under the rules of evidence applicable to judicial proceedings.
	The family must also be provided the opportunity to refute evidence relied upon by the PHA, and to confront and cross-examine all witnesses on whose testimony or information the PHA relies.
	Representation and Interpretive Services
	The family is entitled to be represented by an attorney or other designee, at the family’s expense, and to have such person make statements on the family’s behalf.
	The family is entitled to request an interpreter. The PHA is obligated to provide a competent interpreter, free of charge, upon request. The family may also or instead provide its own interpreter, at the expense of the family.
	Recording of the Hearing
	The family is entitled to have the hearing recorded by audiotape. The PHA may, but is not required to, provide a transcript of the hearing.
	PHA Policy
	The PHA will not provide a transcript of an audio taped informal hearing.
	Hearing Decision
	The PHA must provide the family with a written notice of the final decision, based solely on the facts presented at the hearing, within 14 calendar days of the date of the informal hearing. The notice must state the basis for the decision.
	Retention of Documents [24 CFR 5.514(h)]
	The PHA must retain for a minimum of 5 years the following documents that may have been submitted to the PHA by the family, or provided to the PHA as part of the USCIS appeal or the PHA informal hearing process:
	Informal Hearing Procedures for Residents [24 CFR 5.514(f)]
	After notification of the USCIS decision on appeal, or in lieu of an appeal to the USCIS, a resident family may request that the PHA provide a hearing. The request for a hearing must be made either within 30 days of receipt of the PHA notice of termin...
	The informal hearing procedures for resident families whose tenancy is being terminated based on immigration status is the same as for any grievance under the grievance procedures for resident families found in Part III below.
	PART III: GRIEVANCE PROCEDURES FOR PUBLIC HOUSING RESIDENTS
	14-III.A. REQUIREMENTS [24 CFR 966.52]
	PHAs must have a grievance procedure in place through which residents of public housing are provided an opportunity to grieve any PHA action or failure to act involving the lease or PHA policies which adversely affect their rights, duties, welfare, or...
	The PHA grievance procedure must be included in, or incorporated by reference in, the lease.
	PHA Policy
	The PHA grievance procedure will be incorporated by reference in the tenant lease.
	The PHA must provide at least 30 days’ notice to tenants and resident organizations setting forth proposed changes in the PHA grievance procedure and provide an opportunity to present written comments. Comments submitted must be considered by the PHA ...
	PHA Policy
	Residents and resident organizations will have 30 calendar days from the date they are notified by the PHA of any proposed changes in the PHA grievance procedure, to submit written comments to the PHA.
	The PHA must furnish a copy of the grievance procedure to each tenant and to resident organizations.
	14-III.B. DEFINITIONS [24 CFR 966.53; 24 CFR 966.51(a)(2)(i)]
	There are several terms used by HUD with regard to public housing grievance procedures, which take on specific meanings different from their common usage. These terms are as follows:
	 Any criminal activity that threatens the health, safety, or right to peaceful enjoyment or the PHA’s public housing premises by other residents or employees of the PHA; or
	 Any drug-related criminal activity on or off the premises
	 Adequate notice to the tenant of the grounds for terminating the tenancy and for eviction
	 Right of the tenant to be represented by counsel
	 Opportunity for the tenant to refute the evidence presented by the PHA including the right to confront and cross-examine witnesses and to present any affirmative legal or equitable defense which the tenant may have
	 A decision on the merits
	 Who resides in the unit, and who executed the lease with the PHA as lessee of the dwelling unit, or, if no such person now resides in the unit,
	 Who resides in the unit, and who is the remaining head of household of the tenant family residing in the dwelling unit
	14-III.C. APPLICABILITY [24 CFR 966.51]
	Grievances could potentially address most aspects of a PHA’s operation. However, there are some situations for which the grievance procedure is not applicable.
	The grievance procedure is applicable only to individual tenant issues relating to the PHA. It is not applicable to disputes between tenants not involving the PHA. Class grievances are not subject to the grievance procedure and the grievance procedure...
	If HUD has issued a due process determination, a PHA may exclude from the PHA grievance procedure any grievance concerning a termination of tenancy or eviction that involves:
	In states without due process determinations, PHAs must grant opportunity for grievance hearings for all lease terminations, regardless of cause, with the following exception: PHAs may use expedited grievance procedures for the excluded categories lis...
	If HUD has issued a due process determination, the PHA may evict through the state/local judicial eviction procedures. In this case, the PHA is not required to provide the opportunity for a hearing under the PHA’s grievance procedure as described above.
	PHA Policy
	The PHA is located in a HUD-declared due process state. Therefore, the PHA will not offer grievance hearings for lease terminations involving criminal activity that threatens the health, safety, or right to peaceful enjoyment of the premises of other ...
	See Chapter 13 for related policies on the content of termination notices.
	14-III.D. INFORMAL SETTLEMENT OF GRIEVANCE [24 CFR 966.54]
	HUD regulations state that any grievance must be personally presented, either orally or in writing, to the PHA office or to the office of the housing development in which the complainant resides so that the grievance may be discussed informally and se...
	PHA Policy
	The PHA will accept requests for an informal settlement of a grievance either orally or in writing (including emailed requests), to the PHA office within 10 business days of the grievable event. Within 15 business days of receipt of the request the PH...
	If a tenant fails to attend the scheduled meeting without prior notice, the PHA will reschedule the appointment only if the tenant can show good cause for failing to appear, or if it is needed as a reasonable accommodation for a person with disabilities.
	Good cause is defined as an unavoidable conflict which seriously affects the health, safety or welfare of the family.
	HUD regulations require that a summary of such discussion will be prepared within a reasonable time and one copy will be given to the tenant and one retained in the PHA’s tenant file.
	The summary must specify the names of the participants, dates of meeting, the nature of the proposed disposition of the complaint and the specific reasons therefore, and will specify the procedures by which a hearing may be obtained if the complainant...
	PHA Policy
	The PHA will prepare a summary of the informal settlement within five business days; one copy to be given to the tenant and one copy to be retained in the PHA’s tenant file.
	For PHAs who have the option to establish an expedited grievance procedure, and who exercise this option, the informal settlement of grievances is not applicable to those grievances for which the expedited grievance procedure applies.
	14-III.E. PROCEDURES TO OBTAIN A HEARING
	Requests for Hearing and Failure to Request
	PHA Policy
	The resident must submit a written request (including emailed requests) for a grievance hearing to the PHA within five business days of the tenant’s receipt of the summary of the informal settlement.
	If the complainant does not request a hearing, the PHA’s disposition of the grievance under the informal settlement process will become final. However, failure to request a hearing does not constitute a waiver by the complainant of the right to contes...
	Scheduling of Hearings [24 CFR 966.56(a)]
	If the complainant has complied with all requirements for requesting a hearing as described above, a hearing must be scheduled by the hearing officer promptly for a time and place reasonably convenient to both the complainant and the PHA. A written no...
	PHA Policy
	Within 10 business days of receiving a written request for a hearing, the hearing officer will schedule and send written notice of the hearing to both the complainant and the PHA.
	If the PHA hearing will be conducted remotely, at the time the notice is sent to the family, the family will be notified:
	The PHA may wish to permit the tenant to request to reschedule a hearing for good cause.
	PHA Policy
	The tenant may request to reschedule a hearing for good cause, or if it is needed as a reasonable accommodation for a person with disabilities. Good cause is defined as an unavoidable conflict which seriously affects the health, safety, or welfare of ...
	Expedited Grievance Procedure [24 CFR 966.52(a)]
	The PHA may establish an expedited grievance procedure for any grievance concerning a termination of tenancy or eviction that involves:
	In such expedited grievances, the informal settlement of grievances as discussed in 14-III.D is not applicable.
	The PHA may adopt special procedures concerning expedited hearings, including provisions for expedited notice or scheduling, or provisions for expedited decision on the grievance.
	PHA Policy
	The PHA will not offer expedited grievance procedures.
	14-III.F. SELECTION OF HEARING OFFICER [24 CFR 966.53(e)]
	The grievance hearing must be conducted by an impartial person or persons appointed by the PHA, other than the person who made or approved the PHA action under review, or a subordinate of such person. The PHA must describe their policies for selection...
	PHA Policy
	The current PHA Grievance Policy uses a review hearing panel of three members: (1) an attorney who shall not have any personal interest in the case and shall act as the Chair; and (2) Two public housing residents of HACM who shall be selected from a p...
	14-III.G. REMOTE HEARINGS [Notice PIH 2020-32]
	There is no requirement that grievance hearings be conducted in-person, and as such, HUD allows PHAs to conduct all or a portion of their grievance hearings remotely either over the phone, via video conferencing, or through other virtual platforms. If...
	PHA Policy
	The PHA has the sole discretion to require that hearings be conducted remotely in case of local, state, or national physical distancing orders, and in cases of inclement weather or natural disaster.
	In addition, the PHA will conduct a hearing remotely upon request as a reasonable accommodation for a person with a disability, if a tenant does not have child care or transportation that would enable them to attend the hearing, or if the tenant belie...
	Discovery of Documents Before the Remote Hearing
	PHA Policy
	If the hearing will be conducted remotely, the PHA will compile a hearing packet, consisting of all documents the PHA intends to produce at the hearing. The PHA will mail copies of the hearing packet to the tenant, the tenant’s representatives, if any...
	If the hearing is to be conducted remotely, the PHA will require the resident to provide any documents directly relevant to the hearing at least 24 hours before the scheduled hearing through the mail, via email, or text. The PHA will scan and email co...
	Documents will be shared electronically whenever possible.
	Ensuring Accessibility for Persons with Disabilities ad LEP Individuals
	As with in-person grievance hearings, the platform for conducting remote grievance hearings must be accessible to persons with disabilities and the grievance hearings must be conducted in accordance with Section 504 and accessibility requirements. Thi...
	If no method of conducting a remote grievance hearing is available that appropriately accommodates an individual’s disability, the PHA may not hold against the individual his or her inability to participate in the remote grievance hearing, and the PHA...
	Due to the individualized nature of disability, the appropriate auxiliary aid or service necessary, or reasonable accommodation will depend on the specific circumstances and requirements.
	As with in-person reviews, Limited English Proficiency (LEP) requirements also apply to remote grievance hearings, including the use of interpretation services and document translation. See Chapter 2 for a more thorough discussion of accessibility and...
	Conducting Hearings Remotely
	The PHA must ensure that the lack of technology or inability to use technology for remote grievance hearings does not pose a disadvantage to families that may not be apparent to the PHA. The PHA should determine through a survey or other means if thes...
	As with in-person grievance hearings, the PHA must provide all materials presented, whether paper or electronic, to the family prior to the remote grievance hearing. The family must also be provided with an accessible means by which to transmit their ...
	The PHA’s essential responsibility is to ensure grievance hearings meet the requirements of due process and comply with HUD regulations. Therefore, all PHA policies and processes for remote grievance hearings will be conducted in accordance with due p...
	PHA Policy
	The PHA will conduct remote grievance hearings via a video conferencing platform, when available. If, after attempting to resolve any barriers, participants are unable to adequately access the video conferencing platform at any point, or upon request,...
	At least five business days prior to scheduling the remote hearing, the PHA will provide the family with login information and/or conferencing call-in information and an electronic copy of all materials being presented via first class mail and/or emai...
	The PHA will follow up with a phone call and/or email to the family at least one business day prior to the remote grievance hearing to ensure that the family received all information and is comfortable accessing the video conferencing or call-in platf...
	14-III.H. PROCEDURES GOVERNING THE HEARING [24 CFR 966.56]
	Rights of Complainant [24 CFR 966.56(b)]
	The complainant will be afforded a fair hearing. This includes:
	PHA Policy
	The tenant will be allowed to copy any documents related to the hearing at no cost to the family. There will be no charge for documents emailed by the PHA. The family must request discovery of PHA documents no later than 12:00 p.m. on the business day...
	PHA Policy
	Hearings may be attended by the following applicable persons:
	Failure to Appear [24 CFR 966.56(c)]
	If the complainant or the PHA fails to appear at a scheduled hearing, the hearing officer may make a determination to postpone the hearing for no more than five business days or may make a determination that the party has waived his/her right to a hea...
	There may be times when a complainant does not appear due to unforeseen circumstances which are out of their control and are no fault of their own.
	PHA Policy
	If the tenant does not appear at the scheduled time of the hearing, the hearing officer will wait up to 30 minutes. If the tenant appears within 30 minutes of the scheduled time, the hearing will be held. If the tenant does not arrive within 30 minute...
	If the tenant fails to appear and was unable to reschedule the hearing in advance, the tenant must contact the PHA within 24 hours of the scheduled hearing date, excluding weekends and holidays. The hearing officer will reschedule the hearing only if ...
	“Good cause” is defined as an unavoidable conflict which seriously affects the health, safety, or welfare of the family.
	General Procedures [24 CFR 966.56(d), (e)]
	At the hearing, the complainant must first make a showing of an entitlement to the relief sought and thereafter the PHA must sustain the burden of justifying the PHA action or failure to act against which the complaint is directed [24 CFR 966.56(d)].
	The hearing is conducted informally by the hearing officer. The PHA and the tenant must be given the opportunity to present oral or documentary evidence pertinent to the facts and issues raised by the complaint, and to question any witnesses.
	PHA Policy
	Any evidence to be considered by the hearing officer must be presented at the time of the hearing. There are four categories of evidence.
	Hearsay Evidence is evidence based not on a witness’ personal knowledge. In and of itself, hearsay evidence carries no weight when making a finding of fact. The hearing officer may include hearsay evidence when considering their decision if it is corr...
	If the PHA fails to comply with the discovery requirements (providing the tenant with the opportunity to examine PHA documents prior to the grievance hearing), the hearing officer will refuse to admit such evidence.
	Other than the failure of the PHA to comply with discovery requirements, the hearing officer has the authority to overrule any objections to evidence.
	The complainant or the PHA may arrange, in advance and at the expense of the party making the arrangement, for a transcript of the hearing. Any interested party may purchase a copy of such transcript [24 CFR 966.56(e)].
	PHA Policy
	If the complainant would like the PHA to record the proceedings by audiotape, the request must be made to the PHA by 12:00 p.m. on the business day prior to the hearing.
	The PHA will consider that an audio tape recording of the proceedings is a transcript.
	Accommodations of Persons with Disabilities [24 CFR 966.56(f)]
	The PHA must provide reasonable accommodation for persons with disabilities to participate in the hearing. Reasonable accommodation may include qualified sign language interpreters, readers, accessible locations, or attendants.
	If the tenant is visually impaired, any notice to the tenant which is required in the grievance process must be in an accessible format.
	See Chapter 2 for a thorough discussion of the PHA’s responsibilities pertaining to reasonable accommodation.
	Limited English Proficiency (24 CFR 966.56(g)
	The PHA must comply with HUD’s LEP Final Rule in providing language services throughout the grievance process.
	14-III.I. DECISION OF THE HEARING OFFICER [24 CFR 966.57]
	The hearing board must issue a written decision, stating the reasons for the decision, within a reasonable time after the hearing. Factual determinations relating to the individual circumstances of the family must be based on a preponderance of eviden...
	PHA Policy
	In rendering a decision, the hearing officer will consider the following matters:
	The hearing officer will issue a written decision to the family and the PHA no later than 10 business days after the hearing. The report will contain the following information:
	Hearing information:
	Background: A brief, impartial statement of the reason for the hearing and the date(s) on which the informal settlement was held, who held it, and a summary of the results of the informal settlement. Also includes the date the complainant requested th...
	Summary of the Evidence: The hearing officer will summarize the testimony of each witness and identify any documents that a witness produced in support of his/her testimony and that are admitted into evidence.
	Findings of Fact: The hearing officer will include all findings of fact, based on a preponderance of the evidence. Preponderance of the evidence is defined as evidence which is of greater weight or more convincing than the evidence which is offered in...
	Conclusions: The hearing officer will render a conclusion derived from the facts that were found to be true by a preponderance of the evidence. The conclusion will result in a determination of whether these facts uphold the PHA’s decision.
	Order: The hearing report will include a statement of whether the PHA’s decision is upheld or overturned. If it is overturned, the hearing officer will instruct the PHA to change the decision in accordance with the hearing officer’s determination. In ...
	Procedures for Further Hearing
	PHA Policy
	The hearing officer may ask the family for additional information and/or might adjourn the hearing in order to reconvene at a later date, before reaching a decision. If the family misses an appointment or deadline ordered by the hearing officer, the a...
	Final Decision [24 CFR 966.57(b)]
	The decision of the hearing officer is binding on the PHA which must take the action, or refrain from taking the action cited in the decision unless the PHA Board of Commissioners determines within a reasonable time, and notifies the complainant that:
	PHA Policy
	When the PHA considers the decision of the hearing officer to be invalid due to the reasons stated above, it will present the matter to the PHA Board of Commissioners within 10 business days of the date of the hearing officer’s decision. The Board has...
	A decision by the hearing officer or Board of Commissioners in favor of the PHA or which denies the relief requested by the complainant in whole or in part must not constitute a waiver of any rights, nor effect in any manner whatever, any rights the c...
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	Chapter 16
	PROGRAM ADMINISTRATION
	This chapter discusses administrative policies and practices that are relevant to the activities covered in this ACOP. The policies are discussed in seven parts as described below:
	Part I: Setting Utility Allowances. This part describes how utility allowances are established and revised. Also discussed are the requirements to establish surcharges for excess consumption of PHA-furnished utilities.
	Part II: Establishing Flat Rents . This part describes the requirements and policies related to establishing and updating flat rent amounts.
	Part III: Repayment of Family Debts. This part contains policies for recovery of monies that have been underpaid by families, and describes the circumstances under which the PHA will offer repayment agreements to families. Also discussed are the conse...
	Part IV: Public Housing Assessment System (PHAS). This part describes the PHAS indicators, how PHAs are scored under PHAS, and how those scores affect a PHA.
	Part V: Record Keeping. All aspects of the program involve certain types of record-keeping. This part outlines the privacy rights of applicants and participants and record retention policies the PHA will follow.
	Part VI: Reporting and Record Keeping for Children with Elevated Blood Lead Level. This part describes the PHA’s reporting responsibilities related to children with elevated blood lead levels that are living in public housing.
	Part VII: Violence against Women Act (VAWA): Notification, Documentation, and Confidentiality. This part contains key terms used in VAWA and describes requirements related to notifying families about their rights and responsibilities under VAWA; reque...
	PART I: SETTING UTILITY ALLOWANCES [24 CFR 965 Subpart E]
	PHAs must establish allowances for PHA-furnished utilities for all check metered utilities and for resident-purchased utilities for all utilities purchased directly by residents from a utility supplier [24 CFR 965.502(a)].
	PHAs must also establish surcharges for excess consumption of PHA-furnished utilities [24 CFR 965.506].
	The PHA must maintain a record that documents the basis on which utility allowances and scheduled surcharges are established and revised, and the record must be made available for inspection by residents [24 CFR 965.502(b)].
	The PHA must establish separate allowances for each utility and for each category of dwelling units the PHA determines to be reasonably comparable as to factors affecting utility usage [24 CFR 965.503].
	The objective of a PHA in establishing utility allowances for each dwelling unit category and unit size is to approximate a reasonable consumption of utilities by an energy-conservative household of modest circumstances consistent with the requirement...
	Utilities include gas, electricity, fuel for heating, water, sewerage, and solid waste disposal for a dwelling unit. In addition, if the PHA does not furnish a range and refrigerator, the family must be granted a utility allowance for the range and re...
	Costs for telephone, cable/satellite TV, and internet services are not considered utilities [PH Occ GB, p. 138].
	Utility allowance amounts will vary by the rates in effect, size and type of unit, climatic location and sitting of the unit, type of construction, energy efficiency of the dwelling unit, and other factors related to the physical condition of the unit...
	Chapter 14 of the PH Occupancy Guidebook provides detailed guidance to the PHA about establishing utility allowances.
	Air-Conditioning
	“If a PHA installs air conditioning, it shall provide, to the maximum extent economically feasible, systems that give residents the option of choosing to use air conditioning in their units. The design of systems that offer each resident the option to...
	PHA Policy
	The PHA has not installed air-conditioning in most public housing developments, with the exception of some of the newer scattered sites.
	Utility Allowance Revisions [24 CFR 965.507]
	The PHA must review at least annually the basis on which utility allowances have been established and must revise the allowances if necessary in order to adhere to the standards for establishing utility allowances that are contained in 24 CFR 965.505.
	The PHA may revise its allowances for resident-purchased utilities between annual reviews if there is a rate change, and is required to do so if such change, by itself or together with prior rate changes not adjusted for, results in a change of 10 per...
	Adjustments to resident payments as a result of such changes must be retroactive to the first day of the month following the month in which the last rate change taken into account became effective.
	PHA Policy
	Between annual reviews of utility allowances, the PHA will only revise its utility allowances due to a rate change, when required to by the regulation.
	For dwelling units subject to allowances for PHA-furnished utilities where check meters have been installed, the PHA must establish surcharges for utility consumption in excess of the allowances. Surcharges may be computed on a straight per unit of pu...
	For dwelling units served by PHA-furnished utilities where check meters have not been installed, the PHA must establish schedules of surcharges indicating additional dollar amounts residents will be required to pay by reason of estimated utility consu...
	PHA Policy
	The PHA does have PHA-furnished utilities.
	The PHA must give notice to all residents of proposed allowances and scheduled surcharges, and revisions thereof. The notice must be given in the manner provided in the lease and must:
	 Be provided at least 60 days before the proposed effective date of the allowances, scheduled surcharges, or revisions.
	 Describe the basis for determination of the allowances, scheduled surcharges, or revisions, including a statement of the specific items of equipment and function whose utility consumption requirements were included in determining the amounts of the ...
	 Notify residents of the place where the PHA’s documentation on which allowances and surcharges are based is available for inspection.
	 Provide all residents an opportunity to submit written comments during a period expiring not less than 30 days before the proposed effective date of the allowances, scheduled surcharges, or revisions.
	On request from a family that includes a disabled or elderly person, the PHA must approve a utility allowance that is higher than the applicable amount for the dwelling unit if a higher utility allowance is needed as a reasonable accommodation to make...
	Likewise, residents with disabilities may not be charged for the use of certain resident-supplied appliances if there is a verified need for special equipment because of the disability [PH Occ GB, p. 172].
	See Chapter 2 for policies regarding the request and approval of reasonable accommodations.
	PART II: ESTABLISHING FLAT RENTS
	Flat rents are designed to encourage self-sufficiency and to avoid creating disincentives for continued residency by families who are attempting to become economically self-sufficient.
	Flat rents are also used to prorate assistance for a mixed family. A mixed family is one whose members include those with citizenship or eligible immigration status, and those without citizenship or eligible immigrations status [24 CFR 5.504].
	This part discusses how the PHA establishes and updates flat rents. Policies related to the use of flat rents, family choice of rent, flat rent hardships, and proration of rent for a mixed family are discussed in Chapter 6.
	Establishing Flat Rents
	The 2015 Appropriations Act requires that flat rents must be set at no less than 80 percent of the applicable fair market rent (FMR). Alternatively, the PHA may set flat rents at no less than 80 percent of the applicable small area FMR(SAFMR) for metr...
	For areas where HUD has not determined a SAFMR or an unadjusted rent, PHAs must set flat rents at no less than 80 percent of the FMR or apply for an exception flat rent.
	The 2015 Appropriations Act permits PHAs to request an exception flat rent that is lower than either 80 percent of the FMR or SAFMR/unadjusted rent if the PHA can demonstrate that these FMRs do not reflect the market value of a particular property or ...
	In order to demonstrate the need for an exception flat rent, PHAs are required to submit a market analysis methodology that demonstrates the value of the unit. The PHA must use HUD's rent reasonableness methodology to determine flat rents. In determin...
	 Location
	 Quality
	 Unit size
	 Unit type
	 Age of the unit
	 Amenities at the property and in immediate neighborhood
	 Housing services provided
	 Maintenance provided by the PHA
	 Utilities provided by the PHA and/or landlord for (comparable units in the market study)
	The PHA must provide a corresponding key explaining the calculations used for determining the valuation for each factor. HUD published a Flat Rent Market Analysis tool on August 22, 2018, which includes a rent adjustment guide, a market rent comparis...
	PHAs must receive written HUD approval before implementing exception flat rents. PHAs with a previously approved flat rent exception request may submit a written request to extend the approved flat rents for up to two additional years, provided local ...
	PHAs are now required to apply a utility allowance to flat rents as necessary. Flat rents set at 80 percent of the FMR must be reduced by the amount of the unit's utility allowance, if any.
	Review of Flat Rents
	No later than 90 days after the effective date of the new annual FMRs/SAFMRs/unadjusted rent, PHAs must implement new flat rents as necessary based changes to the FMR/SAFMR/unadjusted rent or request an exception.
	If the FMR falls from year to year, the PHA may, but is not required to, lower the flat rent to 80 percent of the current FMR/SAFMR/unadjusted rent.
	PHA Policy
	If the FMR/SAFMR/unadjusted rent is lower than the previous year, the PHA will reduce flat rents to 80 percent of the current FMR/SAFMR.
	Posting of Flat Rents
	PHA Policy
	The PHA will publicly post the schedule of flat rents in a conspicuous manner in the applicable PHA or project office.
	Documentation of Flat Rents [24 CFR 960.253(b)(5)]
	The PHA must maintain records that document the method used to determine flat rents, and that show how flat rents were determined by the PHA in accordance with this method.
	This part describes the PHA’s policies for recovery of monies owed to the PHA by families.
	PHA Policy
	When an action or inaction of a resident family results in the underpayment of rent or other amounts, the PHA holds the family liable to return any underpayments to the PHA.
	The PHA will enter into repayment agreements in accordance with the policies contained in this part as a means to recover overpayments.
	When a family refuses to repay monies owed to the PHA, the PHA will utilize other available collection alternatives including, but not limited to, the following:
	Family Debts to the PHA
	PHA Policy
	Any amount owed to the PHA by a public housing family must be repaid. If the family is unable to repay the debt within 30 days, the PHA will offer to enter into a repayment agreement in accordance with the policies below.
	If the family refuses to repay the debt, does not enter into a repayment agreement, or breaches a repayment agreement, the PHA will terminate the family’s tenancy in accordance with the policies in Chapter 13. The PHA will also pursue other modes of c...
	General Repayment Agreement Guidelines
	Down Payment Requirement
	PHA Policy
	Before executing a repayment agreement with a family, the PHA may require a down payment of 10 percent of the total amount owed. If the family can provide evidence satisfactory to the PHA that a down payment of 10 percent would impose an undue hardshi...
	Payment Thresholds
	Notice PIH 2017-12 recommends that the total amount that a family must pay each month—the family’s monthly share of rent plus the monthly debt repayment amount—should not exceed 40 percent of the family’s monthly adjusted income, which is considered “...
	PHA Policy
	If a family is paying less than 40 percent of its monthly adjusted income (MAI) in rent, the minimum monthly payment amount will be the greater of the following two amounts:
	The difference between 40 percent of the family’s MAI and the Total Tenant Payment (TTP) at the time the agreement is executed; or
	$50
	If a family can provide evidence satisfactory to the PHA that a monthly payment amount of $50 would impose an undue hardship, the PHA may, in its sole discretion, require a lower monthly payment amount.
	If the family’s income increases or decreases during the term of a repayment agreement, either the PHA or the family may request that the monthly payment amount be adjusted accordingly.
	Execution of the Agreement
	PHA Policy
	Any repayment agreement between the PHA and a family must be signed and dated by the PHA and by the head of household and spouse/cohead (if applicable).
	Due Dates
	PHA Policy
	All payments are due by the close of business on the 15th day of the month.
	Late or Missed Payments
	PHA Policy
	If payment in full is not received by the end of the business day on the date due, all tenants with an outstanding balance of $100 or more will receive a 30 day notice.     If the rent and repayment agreement amount due is not received by the due date...
	Residents will receive a late fee each month while on a payment agreement however if you complete a successful repayment agreement we will remove the late fees during the during the agreement period.
	If a family has an unexcused late payment in a 12-month period, the repayment agreement may be considered in default, and you will not be able to enter into another repayment agreement for one year and/or the PHA may terminate tenancy in accordance wi...
	No Offer of Repayment Agreement
	PHA Policy
	The PHA generally will not enter into a repayment agreement with a family if there is already a repayment agreement in place with the family, or if the amount owed by the family exceeds the federal or state threshold for criminal prosecution, or if th...
	Repayment Agreements Involving Improper Payments
	Notice PIH 2017-12 requires certain provisions to be included in any repayment agreement involving amounts owed by a family because it underreported or failed to report income:
	PART IV: PUBLIC HOUSING ASSESSMENT SYSTEM (PHAS)
	The purpose of the Public Housing Assessment System (PHAS) is to improve the delivery of services in public housing and enhance trust in the public housing system among PHAs, public housing residents, HUD and the general public by providing a manageme...
	The table below lists each of the PHAS indicators, the points possible under each indicator, and a brief description of each indicator. A PHA’s performance is based on a combination of all four indicators.
	HUD’s Real Estate Assessment Center (REAC) issues overall PHAS scores, which are based on the scores of the four PHAS indicators, and the subindicators under each indicator. The PHA’s indicator scores are based on a weighted average of the PHA’s publi...
	A high performer is a PHA that achieves an overall PHAS score of 90 or greater, and achieves a score of at least 60 percent of the points available under the physical, financial, and management indicators and at least 50 percent of the points availabl...
	A standard performer is a PHA that has an overall PHAS score between 60 and 89, and achieves a score of at least 60 percent of the points available under the physical, financial, and management indicators and at least 50 percent of the points availabl...
	A substandard performer is a PHA that has an overall PHAS score of at least 60 percent and achieves a score of less than 60 percent under one or more of the physical, financial, or management indicators.
	A troubled performer is a PHA that achieves an overall PHAS score of less than 60, or achieves less than 50 percent of the total points available under the capital fund indicator.
	These designations can affect a PHA in several ways:
	 High-performing PHAs are eligible for incentives including relief from specific HUD requirements and bonus points in funding competitions [24 CFR 902.71].
	 PHAs that are standard performers may be required to submit and operate under a corrective action plan to eliminate deficiencies in the PHA’s performance [24 CFR 902.73(a)(1)].
	 PHAs that are substandard performers will be required to submit and operate under a corrective action plan to eliminate deficiencies in the PHA’s performance [24 CFR 902.73(a)(2)].
	 PHAs with an overall rating of “troubled” are subject to additional HUD oversight, and are  required to enter into a memorandum of agreement (MOA) with HUD to improve PHA performance [24 CFR 902.75].
	 PHAs that fail to execute or meet MOA requirements may be referred to the Assistant Secretary to determine remedial actions, including, but not limited to, remedies available for substantial default [24 CFR 902.75(g) and 24 CFR Part 907].
	PHAs must post a notice of its final PHAS score and status in appropriate conspicuous and accessible locations in its offices within two weeks of receipt of its final score and designation [24 CFR 902.64(b)(2)].
	PART V: RECORD KEEPING
	The PHA must maintain complete and accurate accounts and other records for the program in accordance with HUD requirements, in a manner that permits a speedy and effective audit. All such records must be made available to HUD or the Comptroller Genera...
	In addition, the PHA must ensure that all applicant and participant files are maintained in a way that protects an individual’s privacy rights, and that comply with VAWA 2013 confidentiality requirements.
	The PHA must keep the last three years of the Form HUD-50058 and supporting documentation during the term of each assisted lease, and for a period of at least three years from the end of participation (EOP) date [24 CFR 908.101].
	Notice PIH 2014-20 requires the PHA to keep records of all complaints, investigations, notices, and corrective actions related to violations of the Fair Housing Act or the equal access final rule.
	The PHA must keep confidential records of all emergency transfer requested under the PHA’s Emergency Transfer Plan, and the outcomes of such requests, and retain the records for a period of three years, or for a period of time as specific in program r...
	PHA Policy
	The PHA will keep the last three years of the Form HUD-50058 and supporting documentation, and for at least three years after end of participation all documents related to a family’s eligibility, tenancy, and termination.
	In addition, the PHA will keep the following records for at least three years:
	If a hearing to establish a family’s citizenship status is held, longer retention requirements apply for some types of documents. For specific requirements, see Section 14-II.A.
	PHAs must maintain applicant and participant files and information in accordance with the regulatory requirements described below.
	PHA Policy
	All applicant and participant information will be kept in a secure location and access will be limited to authorized PHA staff.
	PHA staff will not discuss personal family information unless there is a business reason to do so. Inappropriate discussion of family information or improper disclosure of family information by staff will result in disciplinary action.
	The collection, maintenance, use, and dissemination of social security numbers (SSN), employer identification numbers (EIN), any information derived from these numbers, and income information of applicants and participants must be conducted, to the ex...
	Applicants and participants, including all adults in the household, are required to sign a consent form, HUD-9886, Authorization for Release of Information. This form incorporates the Federal Privacy Act Statement and describes how the information col...
	PHAs that access UIV data through HUD’s Enterprise Income Verification (EIV) system are required to adopt and follow specific security procedures to ensure that all EIV data is protected in accordance with federal laws, regardless of the media on whic...
	PHA Policy
	Prior to utilizing HUD’s EIV system, the PHA will adopt and implement EIV security procedures required by HUD.
	The PHA may only disclose the criminal conviction records which the PHA receives from a law enforcement agency to officers or employees of the PHA, or to authorized representatives of the PHA who have a job-related need to have access to the informati...
	The PHA must establish and implement a system of records management that ensures that any criminal record received by the PHA from a law enforcement agency is maintained confidentially, not misused or improperly disseminated, and destroyed, once the p...
	The PHA must establish and implement a system of records management that ensures that any sex offender registration information received by the PHA from a State or local agency is maintained confidentially, not misused or improperly disseminated, and ...
	PHAs are not permitted to inquire about the nature or extent of a person’s disability. The PHA may not inquire about a person’s diagnosis or details of treatment for a disability or medical condition. If the PHA receives a verification document that p...
	Domestic Violence, Dating Violence, Sexual Assault, or Stalking Records
	For requirements and PHA policies related to management of documentation obtained from victims of domestic violence, dating violence, sexual assault, or stalking, see section 16-VII.E.
	PART VI: REPORTING REQUIREMENTS FOR CHILDREN WITH ELEVATED BLOOD LEAD LEVEL
	16-VI.A. REPORTING REQUIREMENTS [24 CFR 35.1130(e); Notice PIH 2017-13]
	The PHA has certain responsibilities relative to children with elevated blood lead levels that are living in public housing.
	The PHA must report the name and address of a child identified as having an elevated blood lead level (EBLL) to the public health department within five business days of being so notified by any other medical health care professional. The PHA must als...
	PHA Policy
	The PHA will provide the public health department written notice of the name and address of any child identified as having an elevated blood lead level.
	PART VII: VIOLENCE AGAINST WOMEN ACT (VAWA): NOTIFICATION, DOCUMENTATION, AND CONFIDENTIALITY
	The Violence against Women Reauthorization Act (VAWA) provides special protections for victims of domestic violence, dating violence, sexual assault, stalking, and human trafficking who are applying for or receiving assistance under the public housing...
	In addition to definitions of key terms used in VAWA, this part contains general VAWA requirements and PHA policies in three areas: notification, documentation, and confidentiality. Specific VAWA requirements and PHA policies are located in Chapter 3,...
	As used in VAWA:
	16-VII.C. NOTIFICATION [24 CFR 5.2005(a)]
	Notification to Public
	The PHA adopts the following policy to help ensure that all actual and potential beneficiaries of its public housing program are aware of their rights under VAWA.
	PHA Policy
	The PHA will post the following information regarding VAWA in its offices and on its website. It will also make the information readily available to anyone who requests it.
	Notification to Applicants and Tenants [24 CFR 5.2005(a)(1)]
	PHAs are required to inform public housing applicants and tenants of their rights under VAWA, including their right to confidentiality and the limits thereof, when they are denied assistance, when they are admitted to the program, and when they are no...
	The PHA must distribute a notice of VAWA rights, along with the VAWA self-certification form (HUD-5382) at each of these three junctures.
	PHA Policy
	The VAWA information provided to applicants and participants will consist of the
	notices in Exhibit 16-1 and 16-2.
	The PHA will provide all applicants with information about VAWA at the time they request an application for housing assistance. The PHA will also include such information in all notices of denial of assistance (see section 3-III.F).
	The PHA will provide all tenants with information about VAWA at the time of admission (see section 8-I.B) and at annual reexamination. The PHA will also include such information in all lease termination notices (see section 13-IV.D).
	The PHA is not limited to providing VAWA information at the times specified in the above policy. If the PHA decides to provide VAWA information to a tenant following an incident of domestic violence, Notice PIH 2006-42 cautions against sending the inf...
	PHA Policy
	Whenever the PHA has reason to suspect that providing information about VAWA to a public housing tenant might place a victim of domestic violence at risk, it will attempt to deliver the information by hand directly to the victim or by having the victi...
	When discussing VAWA with the victim, the PHA will take reasonable precautions to ensure that no one can overhear the conversation such as having conversations in a private room.
	The victim may, but is not required to, designate an attorney, advocate, or other secure contact for communications regarding VAWA protections.
	16-VII.D. DOCUMENTATION [24 CFR 5.2007]
	A PHA presented with a claim for initial or continued assistance based on status as a victim of domestic violence, dating violence, sexual assault, or stalking, or criminal activity related to any of these forms of abuse may—but is not required to—req...
	The individual may satisfy the PHA’s request by providing any one of the following three forms of documentation [24 CFR 5.2007(b)]:
	(1) A completed and signed HUD-approved certification form (HUD-5382, Certification of Domestic Violence, Dating Violence, Sexual Assault, or Stalking), which must include the name of the perpetrator only if the name of the perpetrator is safe to prov...
	(2) A federal, state, tribal, territorial, or local police report or court record, or an administrative record
	(3) Documentation signed by a person who has assisted the victim in addressing domestic violence, dating violence, sexual assault, or stalking, or the effects of such abuse. This person may be an employee, agent, or volunteer of a victim service provi...
	The PHA may not require third-party documentation (forms 2 and 3) in addition to certification (form 1), except as specified below under “Conflicting Documentation,” nor may it require certification in addition to third-party documentation [VAWA 2005 ...
	PHA Policy
	Any request for documentation of domestic violence, dating violence, sexual assault, or stalking will be in writing, will specify a deadline of 14 business days following receipt of the request, will describe the three forms of acceptable documentatio...
	The PHA may, in its discretion, extend the deadline for 10 business days. In determining whether to extend the deadline, the PHA will consider factors that may contribute to the victim’s inability to provide documentation in a timely manner, including...
	Once the victim provides documentation, the PHA will acknowledge receipt of the documentation within 10 business days.
	Conflicting Documentation [24 CFR 5.2007(e)]
	In cases where the PHA receives conflicting certification documents from two or more members of a household, each claiming to be a victim and naming one or more of the other petitioning household members as the perpetrator, the PHA may determine which...
	PHA Policy
	If presented with conflicting certification documents from members of the same household, the PHA will attempt to determine which is the true victim by requiring each of them to provide third-party documentation in accordance with 24 CFR 5.2007(e) and...
	If the PHA does not receive third-party documentation within the required timeframe (and any extensions) the PHA will deny VAWA protections and will notify the applicant or tenant in writing of the denial. If, as a result, the applicant or tenant is d...
	Discretion to Require No Formal Documentation [24 CFR 5.2007(d)]
	The PHA has the discretion to provide benefits to an individual based solely on the individual’s statement or other corroborating evidence—i.e., without requiring formal documentation of abuse in accordance with 24 CFR 5.2007(b). HUD recommends docume...
	PHA Policy
	If the PHA accepts an individual’s statement or other corroborating evidence (as determined by the victim) of domestic violence, dating violence, sexual assault, or stalking, the PHA will document acceptance of the statement or evidence in the individ...
	Failure to Provide Documentation [24 CFR 5.2007(c)]
	In order to deny relief for protection under VAWA, a PHA must provide the individual requesting relief with a written request for documentation of abuse. If the individual fails to provide the documentation within 14 business days from the date of rec...
	16-VII.E. CONFIDENTIALITY [24 CFR 5.2007(b)(4)]
	All information provided to the PHA regarding domestic violence, dating violence, sexual assault, or stalking, including the fact that an individual is a victim of domestic violence, dating violence, sexual assault, or stalking, must be retained in co...
	PHA Policy
	If disclosure is required for use in an eviction proceeding or is otherwise required by applicable law, the PHA will inform the victim before disclosure occurs so that safety risks can be identified and addressed.
	Housing Authority of the City of Milwaukee
	Notice of Occupancy Rights under the Violence Against Women Act0F
	To all Tenants and Applicants
	The Violence Against Women Act (VAWA) provides protections for victims of domestic violence, dating violence, sexual assault, or stalking.  VAWA protections are not only available to women, but are available equally to all individuals regardless of se...
	Protections for Applicants
	If you otherwise qualify for assistance under public housing or housing choice vouchers, you cannot be denied admission or denied assistance because you are or have been a victim of domestic violence, dating violence, sexual assault, or stalking.
	Protections for Tenants
	If you are receiving assistance under public housing or housing choice vouchers, you may not be denied assistance, terminated from participation, or be evicted from your rental housing because you are or have been a victim of domestic violence, dating...
	Also, if you or an affiliated individual of yours is or has been the victim of domestic violence, dating violence, sexual assault, or stalking by a member of your household or any guest, you may not be denied rental assistance or occupancy rights unde...
	Affiliated individual means your spouse, parent, brother, sister, or child, or a person to whom you stand in the place of a parent or guardian (for example, the affiliated individual is in your care, custody, or control); or any individual, tenant, or...
	Removing the Abuser or Perpetrator from the Household
	HACM may divide (bifurcate) your lease in order to evict the individual or terminate the assistance of the individual who has engaged in criminal activity (the abuser or perpetrator) directly relating to domestic violence, dating violence, sexual assa...
	If HACM chooses to remove the abuser or perpetrator, HACM may not take away the rights of eligible tenants to the unit or otherwise punish the remaining tenants.  If the evicted abuser or perpetrator was the sole tenant to have established eligibility...
	In removing the abuser or perpetrator from the household, HACM must follow Federal, State, and local eviction procedures.  In order to divide a lease, HACM may, but is not required to, ask you for documentation or certification of the incidences of do...
	Moving to Another Unit
	Upon your request, HACM may permit you to move to another unit, subject to the availability of other units, and still keep your assistance.  In order to approve a request, HACM may ask you to provide documentation that you are requesting to move becau...
	 (1) You are a victim of domestic violence, dating violence, sexual assault, or stalking.  If your housing provider does not already have documentation that you are a victim of domestic violence, dating violence, sexual assault, or stalking, your hou...
	 (2) You expressly request the emergency transfer.  Your housing provider may choose to require that you submit a form, or may accept another written or oral request.
	 (3) You reasonably believe you are threatened with imminent harm from further violence if you remain in your current unit.  This means you have a reason to fear that if you do not receive a transfer you would suffer violence in the very near future.
	 OR
	 You are a victim of sexual assault and the assault occurred on the premises during the 90-calendar-day period before you request a transfer.  If you are a victim of sexual assault, then in addition to qualifying for an emergency transfer because you...
	HACM will keep confidential requests for emergency transfers by victims of domestic violence, dating violence, sexual assault, or stalking, and the location of any move by such victims and their families.
	HACM’s emergency transfer plan provides further information on emergency transfers, and HACM must make a copy of its emergency transfer plan available to you if you ask to see it.
	Documenting You Are or Have Been a Victim of Domestic Violence, Dating Violence, Sexual Assault or Stalking
	HACM can, but is not required to, ask you to provide documentation to “certify” that you are or have been a victim of domestic violence, dating violence, sexual assault, or stalking.  Such request from HACM must be in writing, and HACM must give you a...
	You can provide one of the following to HACM as documentation.  It is your choice which of the following to submit if HACM asks you to provide documentation that you are or have been a victim of domestic violence, dating violence, sexual assault, or s...
	 A complete HUD-approved certification form given to you by HACM with this notice, that documents an incident of domestic violence, dating violence, sexual assault, or stalking. The form will ask for your name, the date, time, and location of the inc...
	 A record of a Federal, State, tribal, territorial, or local law enforcement agency, court, or administrative agency that documents the incident of domestic violence, dating violence, sexual assault, or stalking.  Examples of such records include pol...
	 A statement, which you must sign, along with the signature of an employee, agent, or volunteer of a victim service provider, an attorney, a medical professional or a mental health professional (collectively, “professional”) from whom you sought assi...
	 Any other statement or evidence that HACM has agreed to accept.
	If you fail or refuse to provide one of these documents within the 14 business days, HACM does not have to provide you with the protections contained in this notice.
	If HACM receives conflicting evidence that an incident of domestic violence, dating violence, sexual assault, or stalking has been committed (such as certification forms from two or more members of a household each claiming to be a victim and naming o...
	Confidentiality
	HACM must keep confidential any information you provide related to the exercise of your rights under VAWA, including the fact that you are exercising your rights under VAWA.
	HACM must not allow any individual administering assistance or other services on behalf of the HACM (for example, employees and contractors) to have access to confidential information unless for reasons that specifically call for these individuals to ...
	HACM must not enter your information into any shared database or disclose your information to any other entity or individual.  HACM, however, may disclose the information provided if:
	 You give written permission to HACM to release the information on a time limited basis.
	 A law requires HACM or your landlord to release the information.
	VAWA does not limit HACM’s duty to honor court orders about access to or control of the property. This includes orders issued to protect a victim and orders dividing property among household members in cases where a family breaks up.
	Reasons a Tenant Eligible for Occupancy Rights under VAWA May Be Evicted or Assistance May Be Terminated
	You can be evicted and your assistance can be terminated for serious or repeated lease violations that are not related to domestic violence, dating violence, sexual assault, or stalking committed against you.  However, HACM cannot hold tenants who hav...
	The protections described in this notice might not apply, and you could be evicted and your assistance terminated, if HACM can demonstrate that not evicting you or terminating your assistance would present a real physical danger that:
	1)  Would occur within an immediate time frame, and
	2)  Could result in death or serious bodily harm to other tenants or those who work on the property.
	If HACM can demonstrate the above, HACM should only terminate your assistance or evict you if there are no other actions that could be taken to reduce or eliminate the threat.
	Other Laws
	VAWA does not replace any Federal, State, or local law that provides greater protection for victims of domestic violence, dating violence, sexual assault, or stalking.  You may be entitled to additional housing protections for victims of domestic viol...
	For Additional Information
	You may view a copy of HUD’s final VAWA rule at https://www.gpo.gov/fdsys/pkg/FR-2016-11-16/pdf/2016-25888.pdf.  Additionally, HACM must make a copy of HUD’s VAWA regulations available to you if you ask to see them.
	For questions regarding VAWA, please contact HACM’s Main Office.
	For help regarding an abusive relationship, you may call the National Domestic Violence Hotline at 1-800-799-7233 or, for persons with hearing impairments, 1-800-787-3224 (TTY).  You may also call a local domestic violence shelter, such as Sojourner T...
	Tenants who have been victims of sexual assault may call the Rape, Abuse & Incest National Network’s National Sexual Assault Hotline at 800-656-HOPE, or visit the online hotline at https://ohl.rainn.org/online/.
	For tenants who are or have been victims of stalking seeking help may visit the National Center for Victims of Crime’s Stalking Resource Center at https://www.victimsofcrime.org/our-programs/stalking-resource-center.
	Additional local resources for victims of domestic violence, dating violence, stalking or sexual assault are attached.
	DOMESTIC VIOLENCE AND SEXUAL ASSAULT RESOURCES
	If you or someone you know has experienced domestic violence, dating violence, stalking or sexual assault, these agencies can help.
	To order a free copy of a printed You Are Not Alone resource brochure, please contact the Coordinator of the Milwaukee Commission on Domestic Violence and Sexual Assault at (414) 286-2997.
	* denotes programs with Domestic Violence and Sexual Assault services.
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	Children
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	Legal
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	Attachment:  Certification form HUD-5382
	DOMESTIC VIOLENCE,          and Urban Development                                              Exp. 06/30/2017
	DATING VIOLENCE,
	SEXUAL ASSAULT, OR STALKING,
	AND ALTERNATE DOCUMENTATION
	Purpose of Form:  The Violence Against Women Act (“VAWA”) protects applicants, tenants, and program participants in certain HUD programs from being evicted, denied housing assistance, or terminated from housing assistance based on acts of domestic vio...
	Use of This Optional Form:  If you are seeking VAWA protections from your housing provider, your housing provider may give you a written request that asks you to submit documentation about the incident or incidents of domestic violence, dating violenc...
	In response to this request, you or someone on your behalf may complete this optional form and submit it to your housing provider, or you may submit one of the following types of third-party documentation:
	(1) A document signed by you and an employee, agent, or volunteer of a victim service provider, an attorney, or medical professional, or a mental health professional (collectively, “professional”) from whom you have sought assistance relating to domes...
	(2) A record of a Federal, State, tribal, territorial or local law enforcement agency, court, or administrative agency; or
	(3) At the discretion of the housing provider, a statement or other evidence provided by the applicant or tenant.
	Submission of Documentation:  The time period to submit documentation is 14 business days from the date that you receive a written request from your housing provider asking that you provide documentation of the occurrence of domestic violence, dating ...
	Confidentiality:  All information provided to your housing provider concerning the incident(s) of domestic violence, dating violence, sexual assault, or stalking shall be kept confidential and such details shall not be entered into any shared database...
	TO BE COMPLETED BY OR ON BEHALF OF THE VICTIM OF DOMESTIC VIOLENCE, DATING VIOLENCE, SEXUAL ASSAULT, OR STALKING
	1.  Date the written request is received by victim: _________________________________________
	2.  Name of victim: ___________________________________________________________________
	3.  Your name (if different from victim’s):________________________________________________
	4.  Name(s) of other family member(s) listed on the lease:___________________________________
	___________________________________________________________________________________
	5.  Residence of victim: ________________________________________________________________
	6.  Name of the accused perpetrator (if known and can be safely disclosed):____________________
	__________________________________________________________________________________
	7.  Relationship of the accused perpetrator to the victim:___________________________________
	8.  Date(s) and times(s) of incident(s) (if known):___________________________________________
	_________________________________________________________________
	10.  Location of incident(s):_____________________________________________________________
	This is to certify that the information provided on this form is true and correct to the best of my knowledge and recollection, and that the individual named above in Item 2 is or has been a victim of domestic violence, dating violence, sexual assault...
	Signature __________________________________Signed on (Date) ___________________________
	Public Reporting Burden:  The public reporting burden for this collection of information is estimated to average 1 hour per response.  This includes the time for collecting, reviewing, and reporting the data.  The information provided is to be used by...
	In your own words, briefly describe the incident(s):
	______________________________________________________________________________________
	___________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________...
	___________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________...
	_________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
	REQUEST FOR CERTAIN               and Urban Development                                        Exp. 06/30/2017
	VICTIMS OF DOMESTIC
	VIOLENCE, DATING VIOLENCE,
	SEXUAL ASSAULT, OR STALKING
	Purpose of Form: If you are a victim of domestic violence, dating violence, sexual assault, or stalking, and you are seeking an emergency transfer, you may use this form to request an emergency transfer and certify that you meet the requirements of el...
	The requirements you must meet are:
	 (1) You are a victim of domestic violence, dating violence, sexual assault, or stalking.  If your housing provider does not already have documentation that you are a victim of domestic violence, dating violence, sexual assault, or stalking, your hou...
	 (2) You expressly request the emergency transfer.  Submission of this form confirms that you have expressly requested a transfer.  Your housing provider may choose to require that you submit this form, or may accept another written or oral request. ...
	 (3) You reasonably believe you are threatened with imminent harm from further violence if you remain in your current unit.  This means you have a reason to fear that if you do not receive a transfer you would suffer violence in the very near future.
	 OR
	 You are a victim of sexual assault and the assault occurred on the premises during the 90-calendar-day period before you request a transfer.  If you are a victim of sexual assault, then in addition to qualifying for an emergency transfer because you...
	Submission of Documentation:  If you have third-party documentation that demonstrates why you are eligible for an emergency transfer, you should submit that documentation to your housing provider if it is safe for you to do so.  Examples of third part...
	Confidentiality:  All information provided to your housing provider concerning the incident(s) of domestic violence, dating violence, sexual assault, or stalking, and concerning your request for an emergency transfer shall be kept confidential.  Such...
	TO BE COMPLETED BY OR ON BEHALF OF THE PERSON REQUESTING A TRANSFER
	1.  Name of victim requesting an emergency transfer: ______________________________________
	2.  Your name (if different from victim’s)_________________________________________________
	3.  Name(s) of other family member(s) listed on the lease:____________________________________
	___________________________________________________________________________________
	4.  Name(s) of other family member(s) who would transfer with the victim:____________________
	____________________________________________________________________________________
	5.  Address of location from which the victim seeks to transfer: _______________________________________
	6.  Address or phone number for contacting the victim:____________________________________
	7.  Name of the accused perpetrator (if known and can be safely disclosed):___________________
	8.  Relationship of the accused perpetrator to the victim:___________________________________
	9.  Date(s), Time(s) and location(s) of incident(s):___________________________________________
	_____________________________________________________________________________________
	10.  Is the person requesting the transfer a victim of a sexual assault that occurred in the past 90 days on the premises of the property from which the victim is seeking a transfer? If yes, skip question 11. If no, fill out question 11. ______________
	11.  Describe why the victim believes they are threatened with imminent harm from further violence if they remain in their current unit.
	___________________________________________________________________________________
	_____________________________________________________________________________________
	12.  If voluntarily provided, list any third-party documentation you are providing along with this notice: ___________________________________________________________________
	This is to certify that the information provided on this form is true and correct to the best of my knowledge, and that the individual named above in Item 1 meets the requirement laid out on this form for an emergency transfer.  I acknowledge that su...
	Signature __________________________________Signed on (Date) ___________________________
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	Chapter 13
	OWNERS
	INTRODUCTION
	Owners play a major role in the HCV program by supplying decent, safe, and sanitary housing for participating families.
	The term “owner” refers to any person or entity with the legal right to lease or sublease a unit to a participant in the HCV program [24 CFR 982.4(b)]. The term “owner” includes a principal or other interested party [24 CFR 982.453; 24 CFR 982.306(f)]...
	Owners have numerous responsibilities under the program, including screening and leasing to families, maintaining the dwelling unit, enforcing the lease, and complying with various contractual obligations.
	The chapter is organized in two parts:
	Part I: Owners in the HCV Program. This part discusses the role of an owner in the PHA’s HCV program and highlights key owner rights and responsibilities.
	Part II: HAP Contracts. This part explains provisions of the HAP contract and the relationship between the PHA and the owner as expressed in the HAP contract.
	For detailed information about HCV program responsibilities and processes, including PHA policies in key areas, owners will need to refer to several other chapters in this plan. Where appropriate, Chapter 13 will reference the other chapters.
	PART I. OWNERS IN THE HCV PROGRAM
	13-I.A. OWNER RECRUITMENT AND RETENTION [HCV GB, pp. 2-4 to 2-6; HCV Landlord Strategy Guidebook for PHAs]
	Recruitment
	PHAs are responsible for ensuring that very low-income families have access to all types and ranges of affordable housing in the PHA’s jurisdiction, particularly housing outside areas of poverty or minority concentration. A critical element in fulfill...
	To accomplish this objective, PHAs must identify and recruit new owners to participate in the program.
	If the PHA will be conducting outreach events, the PHA must ensure that notices and communications during outreach events are provided in a manner that is effective for persons with hearing, visual, and other communications-related disabilities. PHAs ...
	PHA Policy
	The PHA will conduct owner outreach to ensure that owners are familiar with the program and its advantages. The PHA will actively recruit property owners with property located outside areas of poverty and minority concentration. These outreach strateg...
	Distributing printed material about the program to property owners and managers
	Contacting property owners and managers by phone or in-person
	Holding owner recruitment/information meetings at least once a year
	Participating in community-based organizations comprised of private property and apartment owners and managers
	Developing working relationships with owners, apartment associations, industry investor groups, and real estate brokers associations
	To the extent practical, partnering with and attending events hosted by other area agencies to deliver information about the HCV program
	Outreach strategies will be monitored for effectiveness and adapted accordingly.
	Retention
	In addition to recruiting owners to participate in the HCV program, the PHA must also provide the kind of customer service that will encourage participating owners to remain active in the program.
	PHA Policy
	All PHA activities that may affect an owner’s ability to lease a unit will be processed as rapidly as possible, in order to minimize vacancy losses for owners.
	The PHA will provide owners with a handbook and/or other information that explains the program, including HUD and PHA policies and procedures, in easy-to-understand language.
	The PHA will give special attention to helping new owners succeed through activities such as:
	Providing the owner with a designated PHA contact person.
	Coordinating inspection and leasing activities between the PHA, the owner, and the family.
	Initiating telephone contact with the owner to explain the inspection process and providing an inspection booklet and other resource materials about HUD housing quality standards.
	Providing other written information about how the program operates through a landlord handbook, including answers to frequently asked questions.
	Contacting owners via emails or texts to disseminate information.
	Additional services may be undertaken on an as-needed basis, and as resources permit.
	13-I.B. BASIC HCV PROGRAM REQUIREMENTS
	HUD requires the PHA to assist families in their housing search by providing the family with a list of landlords or other parties known to the PHA who may be willing to lease a unit to the family, or to help the family find a unit. Although the PHA ca...
	PHA Policy
	Owners that wish to indicate their willingness to lease a unit to an eligible HCV family or to help the HCV family find a unit must notify the PHA. The PHA will maintain a listing of such owners and provide this listing to the HCV family as part of th...
	When a family approaches an owner to apply for tenancy, the owner is responsible for screening the family and deciding whether to lease to the family, just as the owner would with any potential unassisted tenant. The PHA has no liability or responsibi...
	If the owner is willing, the family and the owner must jointly complete a Request for Tenancy Approval (RFTA, Form HUD 52517), which constitutes the family's request for assistance in the specified unit, and which documents the owner’s willingness to ...
	HUD regulations stipulate requirements for the approval of an assisted tenancy.
	The owner must be qualified to participate in the program [24 CFR 982.306]. Some owners are precluded from participating in the program, or from renting to a particular family, either because of their past history with this or another federal housing ...
	The selected unit must be of a type that is eligible for the program [24 CFR 982.305(a)]. Certain types of dwelling units cannot be assisted under the HCV program. Other types may be assisted under certain conditions. See chapter 9 for more detail on ...
	The selected unit must meet HUD’s Housing Quality Standards (HQS) and/or equivalent state or local standards approved by HUD [24 CFR 982.305(a)]. The PHA will inspect the owner’s dwelling unit at least annually to ensure that the unit continues to mee...
	The PHA must determine that the proposed rent for the unit is reasonable [24 CFR 982.305(a)]. The rent must be reasonable in relation to comparable unassisted units in the area and must not be in excess of rents charged by the owner for comparable, u...
	At initial lease-up of a unit, if the gross rent exceeds the applicable payment standard, the PHA must ensure that the family share does not exceed 40 percent of the family’s monthly adjusted income [24 CFR 982.305(a)]. See chapter 6 for a discussion ...
	The dwelling lease must comply with all program requirements [24 CFR 982.308]. Owners are encouraged to use their standard leases when renting to an assisted family. The HUD Tenancy Addendum includes the HUD requirements governing the tenancy and must...
	The PHA and the owner must execute a Housing Assistance Payment (HAP) Contract (Form HUD-52641). The HAP contract format is prescribed by HUD. See chapter 9 for a discussion of the HUD requirements for execution of the HAP contract.
	13-I.C. OWNER RESPONSIBILITIES [24 CFR 982.452]
	13-I.D. OWNER QUALIFICATIONS
	The PHA does not formally approve an owner to participate in the HCV program. However, there are a number of criteria where the PHA may deny approval of an assisted tenancy based on past owner behavior, conflict of interest, or other owner-related iss...
	Owners Barred from Participation [24 CFR 982.306(a) and (b)]
	The PHA must not approve the assisted tenancy if the PHA has been informed that the owner has been debarred, suspended, or subject to a limited denial of participation under 24 CFR part 24. HUD may direct the PHA not to approve a tenancy request if a ...
	Leasing to Relatives [24 CFR 982.306(d), HCV GB p. 11-2]
	The PHA must not approve a tenancy if the owner is the parent, child, grandparent, grandchild, sister, or brother of any member of the family. The PHA may make an exception as a reasonable accommodation for a family member with a disability. The owner...
	Conflict of Interest [24 CFR 982.161; HCV GB p. 8-19; Form HUD-52641, Section 13]
	The PHA must not approve a tenancy in which any of the following classes of persons has any interest, direct or indirect, during tenure or for one year thereafter:
	HUD may waive the conflict of interest requirements, except for members of Congress, for good cause. The PHA must submit a waiver request to the appropriate HUD Field Office for determination.
	Any waiver request submitted by the PHA must include the following [HCV Guidebook pp.11-2 and 11-3]:
	Where the PHA has requested a conflict of interest waiver, the PHA may not execute the HAP contract until HUD has made a decision on the waiver request.
	PHA Policy
	In considering whether to request a conflict of interest waiver from HUD, the PHA will consider certain factors such as consistency of the waiver with state and local laws, the existence of alternative housing available to families, the individual cir...
	Owner Actions That May Result in Disapproval of a Tenancy Request [24 CFR 982.306(c)]
	HUD regulations permit the PHA to disapprove a request for tenancy for various actions and inactions of the owner.
	If the PHA disapproves a request for tenancy because an owner is not qualified, it may not terminate the HAP contract for any assisted families that are already living in the owner’s properties unless the owner has violated the HAP contract for those ...
	PHA Policy
	The PHA will refuse to approve a request for tenancy if the PHA becomes aware that any of the following are true:
	The owner has violated obligations under a HAP contract under Section 8 of the 1937 Act (42 U.S.C. 1437f);
	The owner has committed fraud, bribery or any other corrupt or criminal act in connection with any federal housing program;
	The owner has engaged in any drug-related criminal activity or any violent criminal activity;
	The owner has a history or practice of non-compliance with the HQS for units leased under the tenant-based programs, or with applicable housing standards for units leased with project-based Section 8 assistance or leased under any other federal housin...
	The owner has a history or practice of failing to terminate tenancy of tenants of units assisted under Section 8 or any other federally assisted housing program for activity engaged in by the tenant, any member of the household, a guest or another per...
	(i) Threatens the right to peaceful enjoyment of the premises by other residents;
	(ii) Threatens the health or safety of other residents, of employees of the PHA, or of owner employees or other persons engaged in management of the housing;
	(iii) Threatens the health or safety of, or the right to peaceful enjoyment of their residences, by persons residing in the immediate vicinity of the premises; or
	(iv) Is drug-related criminal activity or violent criminal activity;
	The owner has a history or practice of renting units that fail to meet state or local housing codes; or
	The owner has not paid state or local real estate taxes, fines, or assessment.
	In considering whether to disapprove owners for any of the discretionary reasons listed above, the PHA will consider any mitigating factors. Such factors may include, but are not limited to, the seriousness of the violation in relation to program requ...
	Legal Ownership of Unit
	The following represents PHA policy on legal ownership of a dwelling unit to be assisted under the HCV program.
	PHA Policy
	The PHA will only enter into a contractual relationship with the legal owner of a qualified unit. No tenancy will be approved without acceptable documentation of legal ownership (e.g., deed of trust, proof of taxes for most recent year).
	13-I.E. NON-DISCRIMINATION [HAP Contract – Form HUD-52641]
	The owner must not discriminate against any person because of race, color, religion, sex, national origin, age, familial status, or disability, in connection with any actions or responsibilities under the HCV program and the HAP contract with the PHA.
	The owner must cooperate with the PHA and with HUD in conducting any equal opportunity compliance reviews and complaint investigations in connection with the HCV program and the HAP contract with the PHA.
	See Chapter 2 for a more thorough discussion of Fair Housing and Equal Opportunity requirements in the HCV program.
	PART II. HAP CONTRACTS
	13-II.A. OVERVIEW
	The HAP contract represents a written agreement between the PHA and the owner of the dwelling unit occupied by a HCV assisted family. The contract spells out the owner’s responsibilities under the program, as well as the PHA’s obligations. Under the H...
	The HAP contract is used for all HCV tenant-based program tenancies except for assistance under the Section 8 homeownership program, and assistance to families that own a manufactured home and use their assistance to lease the space for the manufactur...
	When the PHA has determined that the unit meets program requirements and the tenancy is approvable, the PHA and owner must execute the HAP contract. See chapter 9 for a discussion of the leasing process, including provisions for execution of the HAP c...
	13-II.B. HAP CONTRACT CONTENTS
	The HAP contract format is required by HUD, specifically Housing Assistance Payment (HAP) Contract, Form HUD-52641.
	The HAP contract contains three parts.
	In general, the HAP contract cannot be modified. However, PHAs do have the discretion to add language to Part A of the HAP contract which prohibits the owner from collecting a security deposit in excess of private market practices or in excess of amou...
	PHA Policy
	The PHA has not adopted a policy that defines when the housing assistance payment by the PHA is deemed received by the owner. Therefore, no modifications to the HAP contract will be necessary.
	13-II.C. HAP CONTRACT PAYMENTS
	General
	During the term of the HAP contract, and subject to the provisions of the HAP contract, the PHA must make monthly HAP payments to the owner on behalf of the family, at the beginning of each month. If a lease term begins after the first of the month, t...
	The amount of the HAP payment is determined according to the policies described in Chapter 6 and is subject to change during the term of the HAP contract. The PHA must notify the owner and the family in writing of any changes in the HAP payment.
	HAP payments can be made only during the lease term, and only while the family is residing in the unit.
	The monthly HAP payment by the PHA is credited toward the monthly rent to owner under the family’s lease. The total of the rent paid by the tenant and the HAP payment is equal to the rent to owner as specified in the lease.
	The family is not responsible for payment of the HAP payment, and the PHA is not responsible for payment of the family share of rent.
	The family’s share of the rent cannot be more than the difference between the rent to owner and the HAP payment. The owner may not demand or accept any rent payment from the tenant in excess of this maximum [24 CFR 982.451(b)(4)]. The owner may not ch...
	If the owner receives any excess HAP from the PHA, the excess amount must be returned immediately. If the PHA determines that the owner is not entitled to all or a portion of the HAP, the PHA may deduct the amount of overpayment from any amounts due t...
	Owner Certification of Compliance
	Unless the owner complies with all provisions of the HAP contract, the owner is not entitled to receive housing assistance payments under the HAP contract [HAP Contract – Form HUD-52641].
	By accepting the monthly check from the PHA, the owner certifies to compliance with the terms of the HAP contract. This includes certification that the owner is maintaining the unit and premises in accordance with HQS; that the contract unit is leased...
	Late HAP Payments [24 CFR 982.451(a)(5)]
	The PHA is responsible for making HAP payments promptly when due to the owner, in accordance with the terms of the HAP contract. After the first two calendar months of the HAP contract term, the HAP contract provides for late penalties if the PHA fail...
	Penalties for late HAP payments can only be imposed if 1) the penalties are in accordance with generally accepted local rental market practices and law governing penalties for late payment by tenants; 2) it is the owner’s normal business practice to c...
	The PHA is not required to pay a late payment penalty if HUD determines that the payment is late for reasons beyond the PHA’s control. In addition, late payment penalties are not required if the PHA intentionally delays or denies payment as a remedy t...
	The PHA must continue making housing assistance payments to the owner in accordance with the HAP contract as long as the tenant continues to occupy the unit and the HAP contract is not violated.
	HAP payments terminate when the HAP contract terminates or when the tenancy is terminated in accordance with the terms of the lease.
	If the owner has initiated eviction proceedings against the family and the family continues to reside in the unit, the PHA must continue to make housing assistance payments to the owner until the owner has obtained a court judgment or other process al...
	PHA Policy
	The owner must inform the PHA when the owner has initiated eviction proceedings against the family and the family continues to reside in the unit.
	The owner must inform the PHA when the owner has obtained a court judgment or other process allowing the owner to evict the tenant and provide the PHA with a copy of such judgment or determination.
	After the owner has obtained a court judgment or other process allowing the owner to evict the tenant, the PHA will continue to make HAP payments to the owner until the family actually moves from the unit or until the family is physically evicted from...
	13-II.D. BREACH OF HAP CONTRACT [24 CFR 982.453]
	 If the owner violates any obligations under the HAP contract including failure to maintain the unit in accordance with HQS
	 If the owner has violated any obligation under any other HAP contract under Section 8
	 If the owner has committed fraud, bribery or any other corrupt or criminal act in connection with any federal housing program
	 For projects with mortgages insured by HUD or loans made by HUD, if the owner has failed to comply with the regulation for the applicable program; or if the owner has committed fraud, bribery or any other corrupt or criminal act in connection with t...
	 If the owner has engaged in drug-related criminal activity
	 If the owner has committed any violent criminal activity
	PHA Policy
	Before the PHA invokes a remedy against an owner, the PHA will evaluate all information and documents available to determine if the contract has been breached.
	If relevant, the PHA will conduct an audit of the owner’s records pertaining to the tenancy or unit.
	If it is determined that the owner has breached the contract, the PHA will consider all of the relevant factors including the seriousness of the breach, the effect on the family, the owner’s record of compliance and the number and seriousness of any p...
	13-II.E. HAP CONTRACT TERM AND TERMINATIONS
	The term of the HAP contract runs concurrently with the term of the dwelling lease [24 CFR 982.451(a)(2)], beginning on the first day of the initial term of the lease and terminating on the last day of the term of the lease, including any lease term e...
	The HAP contract and the housing assistance payments made under the HAP contract terminate if [HCV Guidebook pp.11-4 and 11-5, pg. 15-3]:
	 The owner or the family terminates the lease;
	 The lease expires;
	 The PHA terminates the HAP contract;
	 The PHA terminates assistance for the family;
	 The family moves from the assisted unit. In this situation, the owner is entitled to keep the housing assistance payment for the month when the family moves out of the unit.
	 180 calendar days have elapsed since the PHA made the last housing assistance payment to the owner;
	 The family is absent from the unit for longer than the maximum period permitted by the PHA;
	 The Annual Contributions Contract (ACC) between the PHA and HUD expires
	 The PHA elects to terminate the HAP contract.
	PHA Policy
	The PHA may elect to terminate the HAP contract in each of the following situations:
	Available program funding is not sufficient to support continued assistance for families in the program [24 CFR 982.454];
	The unit does not meet HQS size requirements due to change in family composition [24 CFR 982.403] – see chapter 8;
	The unit does not meet HQS [24 CFR 982.404] – see chapter 8;
	The family breaks up [HUD Form 52641] – see chapter 3;
	The owner breaches the HAP contract [24 CFR 982.453(b)] – see Section 13-II.D.
	If the PHA terminates the HAP contract, the PHA must give the owner and the family written notice. The notice must specify the reasons for the termination and the effective date of the termination. Once a HAP contract is terminated, no further HAP pa...
	PHA Policy
	In all cases, the HAP contract terminates at the end of the calendar month that follows the calendar month in which the PHA gives written notice to the owner. The owner is not entitled to any housing assistance payment after this period and must retur...
	If the family moves from the assisted unit into a new unit, even if the new unit is in the same building or complex as the assisted unit, the HAP contract for the assisted unit terminates. A new HAP contract would be required [HCV GB, p. 11-17].
	When the family moves from an assisted unit into a new unit, the term of the HAP contract for the new unit may begin in the same month in which the family moves out of its old unit. This is not considered a duplicative subsidy [HCV GB, p. 8-22].
	13-II.F. CHANGE IN OWNERSHIP / ASSIGNMENT OF THE HAP CONTRACT  [HUD-52641]
	The HAP contract cannot be assigned to a new owner without the prior written consent of the PHA.
	An owner under a HAP contract must notify the PHA in writing prior to a change in the legal ownership of the unit. The owner must supply all information as requested by the PHA.
	Prior to approval of assignment to a new owner, the new owner must agree to be bound by and comply with the HAP contract. The agreement between the new owner and the former owner must be in writing and in a form that the PHA finds acceptable. The new ...
	PHA Policy
	Assignment of the HAP contract will be approved only if the new owner is qualified to become an owner under the HCV program according to the policies in Section 13-I.D. of this chapter.
	The PHA must receive a signed, written request from the existing owner stating the name and address of the new HAP payee and the effective date of the assignment in order to change the HAP payee under an outstanding HAP contract.
	Within 10 business days of receiving the owner’s request, the PHA will inform the current owner in writing whether the assignment may take place.
	The new owner must provide a written certification to the PHA that includes:
	A copy of the escrow statement or other document showing the transfer of title and recorded deed;
	A copy of the owner’s IRS Form W-9, Request for Taxpayer Identification Number and Certification, or the social security number of the new owner;
	The effective date of the HAP contract assignment;
	A written agreement to comply with the terms of the HAP contract; and
	A certification that the new owner is not a prohibited relative.
	If the new owner does not agree to an assignment of the HAP contract, or fails to provide the necessary documents, the PHA will terminate the HAP contract with the old owner. If the new owner wants to offer the family a new lease, and the family elect...
	13-II.G. FORECLOSURE [Notice PIH 2010-49]
	Families receiving HCV assistance are entitled to certain protections set forth under the Protecting Tenants at Foreclosure Act (PTFA). During the term of the lease, the new owner of the property does not have good cause to terminate the tenant’s leas...
	Any state or local law that provides longer time periods or other additional protections for tenants also applies.
	PHA Policy
	See Section 12-III.B for a discussion of foreclosure as it pertains to owner termination of tenancy.
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	Chapter 16
	PROGRAM ADMINISTRATION
	This chapter discusses administrative policies and practices that are relevant to the activities covered in this plan. The policies are discussed in seven parts as described below:
	Part I: Administrative Fee Reserve. This part describes the PHA’s policies with regard to oversight of expenditures from its administrative fee reserve.
	Part II: Setting Program Standards and Schedules. This part describes what payment standards are, and how they are updated, as well as how utility allowances are established and revised.
	Part III: Informal Reviews and Hearings. This part outlines the requirements and procedures for informal reviews and hearings, and for informal hearings regarding citizenship status.
	Part IV: Owner or Family Debts to the PHA. This part describes policies for recovery of monies that the PHA has overpaid on behalf of families, or to owners, and describes the circumstances under which the PHA will offer repayment agreements to owners...
	Part V: Section 8 Management Assessment Program (SEMAP). This part describes what the SEMAP scores represent, how they are established, and how those scores affect a PHA.
	Part VI: Record-Keeping. All aspects of the program involve certain types of record-keeping. This part outlines the privacy rights of applicants and participants and record retention policies the PHA will follow.
	Part VII: Reporting and Record Keeping for Children with Elevated Blood Lead Level. This part describes the PHA’s responsibilities for reporting, data collection, and record keeping relative to children with elevated blood lead levels that are less th...
	Part VIII: Determination of Insufficient Funding. This part describes the PHA’s policies for determining if there is sufficient funding to issue vouchers, to approve moves to higher cost units or areas, and to continue assistance for all participant f...
	Part IX: Violence against Women Act (VAWA): Notification, Documentation, Confidentiality. This part contains key terms used in VAWA and describes requirements related to notifying families and owners about their rights and responsibilities under VAWA;...
	PART I: ADMINISTRATIVE FEE RESERVE [24 CFR 982.155]
	The PHA will maintain administrative fee reserves, or unrestricted net position (UNP) for the program to pay program administrative expenses in excess of administrative fees paid by HUD for a PHA fiscal year. HUD appropriations acts beginning with FFY...
	In addition, as specified in Notice PIH 2022-18, PHAs may use administrative fee funding for both administrative and “other expenses” needed to employ strategies and undertake activities beyond regular administrative responsibilities to facilitate the...
	If a PHA has not adequately administered its HCV program, HUD may prohibit use of funds in the UNP Account and may direct the PHA to use funds in that account to improve administration of the program, for HCV HAP expenses, or to reimburse ineligible e...
	HUD requires the PHA Board of Commissioners or other authorized officials to establish the maximum amount that may be charged against the UNP account without specific approval.
	PHA Policy
	Expenditures from the UNP account will be made in accordance with all applicable federal requirements, the Accounting and Financial Policies and Procedures, and the Delegation Authority approved by the PHA’s Board of Commissioners.   Expenditures exce...
	PART II: SETTING PROGRAM STANDARDS AND SCHEDULES
	16-II.A. OVERVIEW
	Although many of the program’s requirements are established centrally by HUD, the HCV program’s regulations recognize that some flexibility is required to allow the PHA to adapt the program to local conditions. This part discusses how the PHA establis...
	PHA Policy
	Copies of the payment standard and utility allowance schedules are available for review in the PHA’s offices during normal business hours and on the HACM website.
	Families, owners, and members of the public may submit written comments on the schedules discussed in this part, at any time, for consideration during the next revision cycle.
	The PHA will maintain documentation to support its annual review of payment standards and utility allowance schedules. This documentation will be retained for at least 3 years.
	Establishing and updating the PHA passbook rate, which is used to calculate imputed income from assets, is covered in Chapter 6 (see Section 6-I.G.).
	16-II.B. PAYMENT STANDARDS [24 CFR 982.503; HCV GB, Chapter 7]
	The payment standard sets the maximum subsidy payment a family can receive from the PHA each month [24 CFR 982.505(a)]. Payment standards are based on fair market rents (FMRs) published annually by HUD. FMRs are set at a percentile within the rent dis...
	The PHA must establish a payment standard schedule that establishes payment standard amounts for each FMR area within the PHA’s jurisdiction, and for each unit size within each of the FMR areas. For each unit size, the PHA may establish a single payme...
	Updating Payment Standards
	When HUD updates its FMRs, the PHA must update its payment standards if the standards are no longer within the basic range [24 CFR 982.503(b)]. HUD may require the PHA to make further adjustments if it determines that rent burdens for assisted familie...
	PHA Policy
	The PHA will review the appropriateness of the payment standards on an annual basis when the new FMR is published, and at other times as determined necessary. In addition to ensuring the payment standards are always within the “basic range” the PHA wi...
	Funding Availability: The PHA will review the budget to determine the impact projected subsidy adjustments will have on funding available for the program and the number of families served. The PHA will compare the number of families who could be serve...
	Rent Burden of Participating Families: Rent burden will be determined by identifying the percentage of families, for each unit size, that are paying more than 30 percent of their monthly adjusted income as the family share. When 40 percent or more of ...
	Quality of Units Selected: The PHA may review the quality of units selected by participant families when making the determination of the percent of income families are paying for housing, to ensure that payment standard increases are only made when ne...
	Changes in Rent to Owner: The PHA may review a sample of the units to determine how often owners are increasing or decreasing rents and the average percent of increases/decreases by bedroom size.
	Unit Availability: The PHA may review the availability of units for each unit size, particularly in areas with low concentrations of poor and minority families.
	Lease-up Time and Success Rate: The PHA may consider the percentage of families that are unable to locate suitable housing before the voucher expires and whether families are leaving the jurisdiction to find affordable housing.
	Effective dates of changes to payment standard amounts will be determined at time of update. The PHA will always ensure the payment standards will be within the basic range.
	Exception Payment Standards [24 CFR 982.503(c)(5), Notice PIH 2018-01, FR Notice 9/27/21]
	A non-SAFMR PHA may establish an exception payment standard for a zip code area of up to and including 110 percent of the SAFMR determined by HUD for that zip code area. Regardless of the level of the exception payment standard compared to the metropo...
	In addition, HUD allows PHAs to establish a HUD-Veterans Affairs Supportive Housing (HUD-VASH) exception payment standard. PHAs may go up to but no higher than 120 percent of the FMR or SAFMR specifically for VASH families. PHAs who want to establish ...
	Voluntary Use of Small Area FMRs [24 CFR 982.503, Notice PIH 2018-01]
	At its discretion, the PHA may voluntarily adopt the use of SAFMRs or may establish exception payment standards in specific zip code areas.
	Unit-by-Unit Exceptions [24 CFR 982.503(b), 24 CFR 982.505(d), Notice PIH 2010-26]
	Unit-by-unit exceptions to the PHA’s payment standards generally are not permitted. However, an exception may be made as a reasonable accommodation for a family that includes a person with disabilities. (See Chapter 2 for a discussion of reasonable ac...
	When needed as a reasonable accommodation, the PHA may make an exception to the payment standard without HUD approval if the exception amount does not exceed 120 percent of the applicable FMR for the unit size [24 CFR 982.503(b)]. The PHA may request ...
	PHA Policy
	A family that requires a reasonable accommodation may request a higher payment standard at the time the Request for Tenancy Approval (RFTA) is submitted. The family must document the need for the exception. In order to approve an exception, or request...
	There is a shortage of affordable units that would be appropriate for the family;
	The family's TTP would otherwise exceed 40 percent of adjusted monthly income; and
	The rent for the unit is reasonable.
	"Success Rate" Payment Standard Amounts [24 CFR 982.503(e)]
	If a substantial percentage of families have difficulty finding a suitable unit, the PHA may request a “success rate payment standard” that applies to the entire jurisdiction. If approved by HUD, a success rate payment standard allows the PHA to set i...
	Although HUD approves the success rate payment standard for all unit sizes in the FMR area, the PHA may choose to adjust the payment standard for only some unit sizes in all, or a designated part, of the PHA’s jurisdiction within the FMR area.
	Decreases in the Payment Standard below the Basic Range [24 CFR 982.503(d)]
	The PHA must request HUD approval to establish a payment standard amount that is lower than the basic range. At HUD’s sole discretion, HUD may approve establishment of a payment standard lower than the basic range. HUD will not approve a lower payment...
	16-II.C. UTILITY ALLOWANCES [24 CFR 982.517]
	A PHA-established utility allowance schedule is used in determining family share and PHA subsidy. The PHA must maintain a utility allowance schedule for (1) all tenant-paid utilities, (2) the cost of tenant-supplied refrigerators and ranges, and (3) o...
	The utility allowance schedule must be determined based on the typical cost of utilities and services paid by energy-conservative households that occupy housing of similar size and type in the same locality. In developing the schedule, the PHA must us...
	The utility allowance must include the utilities and services that are necessary in the locality to provide housing that complies with housing quality standards. Costs for telephone, cable/satellite television, and internet services are not included i...
	In the utility allowance schedule, the PHA must classify utilities and other housing services according to the following general categories: space heating; air conditioning; cooking; water heating; water; sewer; trash collection; other electric; cost ...
	The cost of each utility and housing service must be stated separately by unit size and type. Chapter 18 of the HCV Guidebook provides detailed guidance to the PHA about establishing utility allowance schedules.
	Air Conditioning
	An allowance for air-conditioning must be provided when the majority of housing units in the market have central air-conditioning or are wired for tenant-installed air conditioners.
	PHA Policy
	Reasonable Accommodation
	HCV program regulations require a PHA to approve a utility allowance amount higher than shown on the PHA’s schedule if a higher allowance is needed as a reasonable accommodation for a family member with a disability. For example, if a family member wi...
	Utility Allowance Revisions
	The PHA must review its schedule of utility allowances each year, and must revise the schedule if there has been a change of 10 percent or more in any utility rate since the last time the allowance for that utility was revised.
	The PHA must maintain information supporting its annual review of utility allowance and any revisions made in its utility allowance schedule.
	PART III: INFORMAL REVIEWS AND HEARINGS
	16-III.A. OVERVIEW
	Both applicants and participants have the right to disagree with, and appeal, certain decisions of the PHA that may adversely affect them. PHA decisions that may be appealed by applicants and participants are discussed in this section.
	The process for applicant appeals of PHA decisions is called the “informal review.” For participants (or applicants denied admission because of citizenship issues), the appeal process is called an “informal hearing.” PHAs are required to include infor...
	16-III.B. INFORMAL REVIEWS
	Informal reviews are provided for program applicants. An applicant is someone who has applied for admission to the program, but is not yet a participant in the program. Informal reviews are intended to provide a “minimum hearing requirement” [24 CFR 9...
	Decisions Subject to Informal Review [24 CFR 982.554(a) and (c)]
	The PHA must give an applicant the opportunity for an informal review of a decision denying assistance [24 CFR 982.554(a)]. Denial of assistance may include any or all of the following [24 CFR 982.552(a)(2)]:
	Informal reviews are not required for the following reasons [24 CFR 982.554(c)]:
	PHA Policy
	The PHA will only offer an informal review to applicants for whom assistance is being denied. Denial of assistance includes: denying listing on the PHA waiting list; denying or withdrawing a voucher; refusing to enter into a HAP contract or approve a ...
	Notice to the Applicant [24 CFR 982.554(a)]
	The PHA must give an applicant prompt notice of a decision denying assistance. The notice must contain a brief statement of the reasons for the PHA decision, and must also state that the applicant may request an informal review of the decision. The no...
	Scheduling an Informal Review
	PHA Policy
	A request for an informal review must be made in writing and delivered to the PHA either in person or by first class mail, by the close of the business day, no later than 10 business days from the date of the PHA’s denial of assistance.
	The PHA must schedule and send written notice of the informal review within 30 business days of the family’s request.
	If the informal review will be conducted remotely, at the time the PHA notifies the family of the informal review, the family will be informed:
	Regarding the processes to conduct a remote informal review;
	That, if needed, the PHA will provide technical assistance prior to and during the informal review; and
	That if the family or any individual witness has any technological, resource, or accessibility barriers preventing them from fully accessing the remote informal review, the family may inform the PHA and the PHA will assist the family in either resolvi...
	Informal Review Procedures [24 CFR 982.554(b)]
	The informal review must be conducted by a person other than the one who made or approved the decision under review, or a subordinate of this person.
	The applicant must be provided an opportunity to present written or oral objections to the decision of the PHA.
	Remote Informal Reviews [Notice PIH 2020-32]
	There is no requirement that informal reviews be conducted in-person and, as such, HUD allows PHAs to conduct all or a portion of their informal review remotely either over the phone, via video conferencing, or through other virtual platforms. If the ...
	PHA Policy
	The PHA has the sole discretion to require that informal reviews be conducted remotely in case of local, state, or national physical distancing orders, and in cases of inclement weather or natural disaster.
	In addition, the PHA will conduct an informal review remotely upon request of the applicant as a reasonable accommodation for a person with a disability, if an applicant does not have child care or transportation that would enable them to attend the i...
	Ensuring Accessibility for Persons with Disabilities and LEP Individuals
	As with in-person informal reviews, the platform for conducting remote informal reviews must be accessible to persons with disabilities and the informal review must be conducted in accordance with Section 504 and accessibility requirements. This inclu...
	PHAs are required to make reasonable accommodations in policies, practices, and procedures to ensure persons with disabilities have a full and equal opportunity to participate in and benefit from all aspects of the informal review process. See Chapter...
	If no method of conducting a remote informal review is available that appropriately accommodates an individual’s disability, the PHA may not hold against the individual their inability to participate in the remote informal review, and the PHA should c...
	Due to the individualized nature of disability, the appropriate auxiliary aid or service necessary, or reasonable accommodation, will depend on the specific circumstances and requirements.
	As with in-person reviews, Limited English Proficiency (LEP) requirements also apply to remote informal reviews, including the use of interpretation services and document translation. See Chapter 2 for a more thorough discussion of accessibility and L...
	Conducting Remote Informal Reviews
	The PHA must ensure that the lack of technology or inability to use technology for remote informal reviews does not pose a disadvantage to families that may not be apparent to the PHA. The PHA should determine through a survey or other means if these ...
	As with in-person informal reviews, the PHA must provide all materials presented, whether paper or electronic, to the family prior to the remote informal review. The family must also be provided with an accessible means by which to transmit their own ...
	The PHA must ensure that the applicant has the right to hear and be heard. All PHA policies and processes for remote informal reviews must be conducted in accordance with due process requirements and be in compliance with HUD regulations at 24 CFR 982...
	PHA Policy
	The PHA will conduct remote informal reviews via a video conferencing platform, when available. If, after attempting to resolve any barriers, applicants are unable to adequately access the video conferencing platform at any point, or upon applicant re...
	At least five business days prior to scheduling the remote review, the PHA will provide the family with login information and/or conferencing call-in information and an electronic and/or physical copy of all materials being presented via first class m...
	If the informal review is to be conducted remotely, the PHA will require the family to provide any documents directly relevant to the informal review at least 24 hours before the scheduled review through the mail, via email, or text. The PHA will scan...
	Documents will be shared electronically whenever possible.
	The PHA will follow up the email with a phone call and/or email to the applicant at least one business day prior to the remote informal review to ensure that the applicant received all information and is comfortable accessing the video conferencing or...
	The PHA will ensure that all electronic information stored or transmitted with respect to the informal review is secure, including protecting personally identifiable information (PII), and meets the requirements for accessibility for persons with disa...
	Informal Review Decision [24 CFR 982.554(b)]
	The PHA must notify the applicant of the PHA’s final decision, including a brief statement of the reasons for the final decision.
	PHA Policy
	In rendering a decision, the PHA will evaluate the following matters:
	Whether or not the grounds for denial were stated factually in the notice to the family.
	The validity of the grounds for denial of assistance. If the grounds for denial are not specified in the regulations, then the decision to deny assistance will be overturned.
	The validity of the evidence. The PHA will evaluate whether the facts presented prove the grounds for denial of assistance. If the facts prove that there are grounds for denial, and the denial is required by HUD, the PHA will uphold the decision to de...
	If the facts prove the grounds for denial, and the denial is discretionary, the PHA will consider the recommendation of the person conducting the informal review in making the final decision whether to deny assistance.
	The PHA will notify the applicant of the final decision, including a statement explaining the reason(s) for the decision. The notice will be mailed within 10 business days of the informal review, to the applicant and their representative, if any, alon...
	If the decision to deny is overturned as a result of the informal review, processing for admission will resume.
	If the family fails to appear for their informal review, the denial of admission will stand and the family will be so notified.
	16-III.C. INFORMAL HEARINGS FOR PARTICIPANTS [24 CFR 982.555]
	PHAs must offer an informal hearing for certain PHA determinations relating to the individual circumstances of a participant family. A participant is defined as a family that has been admitted to the PHA’s HCV program and is currently assisted in the ...
	The PHA is not permitted to terminate a family’s assistance until the time allowed for the family to request an informal hearing has elapsed, and any requested hearing has been completed. Termination of assistance for a participant may include any or ...
	Decisions Subject to Informal Hearing
	Circumstances for which the PHA must give a participant family an opportunity for an informal hearing are as follows:
	Circumstances for which an informal hearing is not required are as follows:
	PHA Policy
	The PHA will only offer participants the opportunity for an informal hearing when required to by the regulations, and if the PHA denies a request for a reasonable accommodation (see Chapter 2).
	Remote Informal Hearings [Notice PIH 2020-32]
	There is no requirement that informal hearings be conducted in-person, and as such, HUD allows PHAs to conduct all or a portion of their informal hearings remotely either over the phone, via video conferencing, or through other virtual platforms. If t...
	PHA Policy
	The PHA has the sole discretion to require that informal hearings be conducted remotely in case of local, state, or national physical distancing orders, and in cases of inclement weather or natural disaster.
	In addition, the PHA will conduct an informal hearing remotely upon request as a reasonable accommodation for a person with a disability, if a participant does not have child care or transportation that would enable them to attend the informal hearing...
	Ensuring Accessibility for Persons with Disabilities and LEP Individuals
	As with in-person informal hearings, the platform for conducting remote informal hearings must be accessible to persons with disabilities and the informal hearings must be conducted in accordance with Section 504 and accessibility requirements. This i...
	PHAs are required to make reasonable accommodations in policies, practices, and procedures to ensure persons with disabilities have a full and equal opportunity to participate in and benefit from all aspects of the informal hearing process. See Chapte...
	If no method of conducting a remote informal hearings is available that appropriately accommodates an individual’s disability, the PHA may not hold against the individual their inability to participate in the remote informal hearing, and the PHA shoul...
	Due to the individualized nature of disability, the appropriate auxiliary aid or service necessary, or reasonable accommodation will depend on the specific circumstances and requirements.
	As with in-person reviews, Limited English Proficiency (LEP) requirements also apply to remote informal hearings, including the use of interpretation services and document translation. See Chapter 2 for a more thorough discussion of accessibility and ...
	Conducting Informal Hearings Remotely
	The PHA must ensure that the lack of technology or inability to use technology for remote informal hearings does not pose a disadvantage to families that may not be apparent to the PHA. The PHA should determine through a survey or other means if these...
	As with in-person informal hearings, the PHA must provide all materials presented, whether paper or electronic, to the family prior to the remote informal hearing. The family must also be provided with an accessible means by wich to transmit their own...
	The PHA’s essential responsibility is to ensure informal hearings meet the requirements of due process and comply with HUD regulations. Therefore, all PHA policies and processes for remote informal hearings will be conducted in accordance with due pro...
	PHA Policy
	The PHA will conduct remote informal hearings via a video conferencing platform, when available. If, after attempting to resolve any barriers, participants are unable to adequately access the video conferencing platform at any point, or upon request, ...
	At least five business days prior to scheduling the remote hearing, the PHA will provide the family with login information and/or conferencing call-in information and an electronic copy of all materials being presented via first class mail and/or emai...
	The PHA will follow up with a phone call and/or email to the family at least one business day prior to the remote informal hearing to ensure that the family received all information and is comfortable accessing the video conferencing or call-in platfo...
	The PHA will ensure that all electronic information stored or transmitted with respect to the informal hearing is secure, including protecting personally identifiable information (PII), and meets the requirements for accessibility for persons with dis...
	Informal Hearing Procedures
	Notice to the Family [24 CFR 982.555(c)]
	When the PHA makes a decision that is subject to informal hearing procedures, the PHA must inform the family of its right to an informal hearing at the same time that it informs the family of the decision.
	For decisions related to the family’s annual or adjusted income, the determination of the appropriate utility allowance, and the determination of the family unit size, the PHA must notify the family that they may ask for an explanation of the basis of...
	For decisions related to the termination of the family’s assistance, or the denial of a family’s request for an exception to the PHA’s subsidy standards, the notice must contain a brief statement of the reasons for the decision, a statement that if th...
	PHA Policy
	In cases where the PHA makes a decision for which an informal hearing must be offered, the notice to the family will include all of the following:
	The proposed action or decision of the PHA.
	A brief statement of the reasons for the decision, including the regulatory reference.
	The date the proposed action will take place.
	A statement of the family’s right to an explanation of the basis for the PHA’s decision.
	A statement that if the family does not agree with the decision the family may request an informal hearing of the decision.
	A deadline for the family to request the informal hearing.
	To whom the hearing request should be addressed.
	A copy of the PHA’s hearing procedures.
	That the family may request a remote informal hearing
	Scheduling an Informal Hearing [24 CFR 982.555(d)]
	When an informal hearing is required, the PHA must proceed with the hearing in a reasonably expeditious manner upon the request of the family.
	PHA Policy
	A request for an informal hearing must be made in writing and delivered to the PHA either in person or by first class mail, by the close of the business day, no later than 10 business days from the date of the PHA’s decision or notice to terminate ass...
	The PHA must schedule and send written notice of the informal hearing to the family within 30 business days of the family’s request.
	If the PHA hearing will be conducted remotely, at the time the notice is sent to the family, the family will be notified:
	Regarding the processes involved in a remote informal hearing;
	That the PHA will provide technical assistance prior to and during the informal hearing, if needed; and
	That if the family or any individual witness has any technological, resource, or accessibility barriers, the family may inform the PHA and the PHA will assist the family in either resolving the issue or allow the family to participate in an in-person ...
	The family may request to reschedule a hearing for good cause, or if it is needed as a reasonable accommodation for a person with disabilities. Good cause is defined as an unavoidable conflict which seriously affects the health, safety or welfare of t...
	If the family does not appear within 20 minutes of the scheduled time, and was unable to reschedule the hearing in advance due to the nature of the conflict, the family must contact the PHA within 24 hours of the scheduled hearing date, excluding week...
	Pre-Hearing Right to Discovery [24 CFR 982.555(e)]
	Participants and the PHA are permitted pre-hearing discovery rights. The family must be given the opportunity to examine before the hearing any PHA documents that are directly relevant to the hearing. The family must be allowed to copy any such docume...
	For the purpose of informal hearings, documents include records and regulations.
	PHA Policy
	The family will be provided a copy of any documents to be presented at the hearing at no cost to the family. Any additional photocopies requested by the family will be provided at a cost of $0.25 per page copied.   The family must request discovery of...
	If the hearing will be conducted remotely, the PHA will compile a hearing packet, consisting of all documents the PHA intends to produce at the informal hearing. The PHA will mail copies of the hearing packet to the family, the family’s representative...
	Documents will be shared electronically whenever possible.
	The PHA hearing procedures may provide that the PHA must be given the opportunity to examine at the PHA offices before the hearing any family documents that are directly relevant to the hearing. The PHA must be allowed to copy any such document at the...
	PHA Policy
	For in-person hearings, the PHA will not require pre-hearing discovery by the PHA of family documents directly relevant to the hearing.
	If the informal hearing is to be conducted remotely, the PHA will require the family to provide any documents directly relevant to the informal hearing at least 24 hours before the scheduled hearing through the mail, via email, or text. The PHA will s...
	Documents will be shared electronically whenever possible.
	Participant’s Right to Bring Counsel [24 CFR 982.555(e)(3)]
	At its own expense, the family may be represented by a lawyer or other representative at the informal hearing.
	Informal Hearing Officer [24 CFR 982.555(e)(4)]
	Informal hearings will be conducted by a person or persons approved by the PHA, other than the person who made or approved the decision or a subordinate of the person who made or approved the decision.
	Attendance at the Informal Hearing
	PHA Policy
	Hearings may be attended by a hearing officer and the following applicable persons:
	A PHA representative(s) and any witnesses for the PHA
	The participant and any witnesses for the participant
	The participant’s counsel or other representative
	Any other person approved by the PHA as a reasonable accommodation for a person with a disability
	Conduct at Hearings
	The person who conducts the hearing may regulate the conduct of the hearing in accordance with the PHA’s hearing procedures [24 CFR 982.555(4)(ii)].
	PHA Policy
	The hearing officer is responsible to manage the order of business and to ensure that hearings are conducted in a professional and businesslike manner. Attendees are expected to comply with all hearing procedures established by the hearing officer and...
	Evidence [24 CFR 982.555(e)(5)]
	The PHA and the family must be given the opportunity to present evidence and question any witnesses. In general, all evidence is admissible at an informal hearing. Evidence may be considered without regard to admissibility under the rules of evidence ...
	PHA Policy
	Any evidence to be considered by the hearing officer must be presented at the time of the hearing. There are four categories of evidence.
	Oral evidence: the testimony of witnesses
	Documentary evidence: a writing which is relevant to the case, for example, a letter written to the PHA. Writings include all forms of recorded communication or representation, including letters, words, pictures, sounds, videotapes or symbols or combi...
	Demonstrative evidence: Evidence created specifically for the hearing and presented as an illustrative aid to assist the hearing officer, such as a model, a chart or other diagram.
	Real evidence: A tangible item relating directly to the case.
	Hearsay Evidence is evidence based not on a witness’ personal knowledge. In and of itself, hearsay evidence carries no weight when making a finding of fact. The hearing officer may include hearsay evidence when considering their decision if it is corr...
	If either the PHA (or the family, if required in a remote hearing) fail to comply with the discovery requirements described above, the hearing officer will refuse to admit such evidence.
	Other than the failure of a party to comply with discovery, the hearing officer has the authority to overrule any objections to evidence.
	Procedures for Rehearing or Further Hearing
	PHA Policy
	The hearing officer may ask the family for additional information and/or might adjourn the hearing in order to reconvene at a later date, before reaching a decision. If the family misses an appointment or deadline ordered by the hearing officer, the a...
	Hearing Officer’s Decision [24 CFR 982.555(e)(6)]
	The person who conducts the hearing must issue a written decision, stating briefly the reasons for the decision. Factual determinations relating to the individual circumstances of the family must be based on a preponderance of evidence presented at th...
	PHA Policy
	In rendering a decision, the hearing officer will consider the following matters:
	PHA Notice to the Family: The hearing officer will determine if the reasons for the PHA’s decision are factually stated in the Notice.
	Discovery: The hearing officer will determine if the PHA and the family were given the opportunity to examine any relevant documents in accordance with PHA policy.
	PHA Evidence to Support the PHA Decision: The evidence consists of the facts presented. Evidence is not conclusion and it is not argument. The hearing officer will evaluate the facts to determine if they support the PHA’s conclusion.
	Validity of Grounds for Termination of Assistance (when applicable): The hearing officer will determine if the termination of assistance is for one of the grounds specified in the HUD regulations and PHA policies. If the grounds for termination are no...
	The hearing officer will issue a written decision to the family and the PHA no later than 30 business days after the hearing. The report will contain the following information:
	Hearing information:
	Background: A brief, impartial statement of the reason for the hearing.
	Summary of the Evidence: The hearing officer will summarize the testimony of each witness and identify any documents that a witness produced in support of their testimony and that are admitted into evidence.
	Findings of Fact: The hearing officer will include all findings of fact, based on a preponderance of the evidence. Preponderance of the evidence is defined as evidence which is of greater weight or more convincing than the evidence which is offered in...
	Conclusions: The hearing officer will render a conclusion derived from the facts that were found to be true by a preponderance of the evidence. The conclusion will result in a determination of whether these facts uphold the PHA’s decision.
	Order: The hearing report will include a statement of whether the PHA’s decision is upheld or overturned. If it is overturned, the hearing officer will instruct the PHA to change the decision in accordance with the hearing officer’s determination. In ...
	Issuance of Decision [24 CFR 982.555(e)(6)]
	A copy of the hearing decision must be furnished promptly to the family.
	PHA Policy
	The hearing officer will mail or email a “Notice of Hearing Decision” to the PHA and to the participant on the same day. This notice will be sent by first-class mail or via email. The participant will be mailed the original “Notice of Hearing Decision...
	Effect of Final Decision [24 CFR 982.555(f)]
	The PHA is not bound by the decision of the hearing officer for matters in which the PHA is not required to provide an opportunity for a hearing, decisions that exceed the authority of the hearing officer, decisions that conflict with or contradict HU...
	If the PHA determines it is not bound by the hearing officer’s decision in accordance with HUD regulations, the PHA must promptly notify the family of the determination and the reason for the determination.
	PHA Policy
	The Executive Director has the authority to determine that the PHA is not bound by the decision of the hearing officer because the PHA was not required to provide a hearing, the decision exceeded the authority of the hearing officer, the decision conf...
	In such a case, the PHA will mail or email a “Notice of Final Decision” to the PHA and the participant on the same day. The “Notice of Final Decision” will be sent by first-class mail or email. A copy of this notice will be maintained in the PHA’s file.
	16-III.D. HEARING AND APPEAL PROVISIONS FOR NONCITIZENS [24 CFR 5.514]
	Denial or termination of assistance based on immigration status is subject to special hearing and notice rules. Applicants who are denied assistance due to immigration status are entitled to an informal hearing, not an informal review.
	Assistance to a family may not be delayed, denied, or terminated on the basis of immigration status at any time prior to a decision under the United States Citizenship and Immigration Services (USCIS) appeal process. Assistance to a family may not be ...
	A decision against a family member, issued in accordance with the USCIS appeal process or the PHA informal hearing process, does not preclude the family from exercising the right, that may otherwise be available, to seek redress directly through judic...
	Notice of Denial or Termination of Assistance [24 CFR 5.514(d)]
	The notice of denial or termination of assistance for noncitizens must advise the family:
	USCIS Appeal Process [24 CFR 5.514(e)]
	When the PHA receives notification that the USCIS secondary verification failed to confirm eligible immigration status, the PHA must notify the family of the results of the USCIS verification. The family will have 30 days from the date of the notifica...
	PHA Policy
	The PHA will notify the family in writing of the results of the USCIS secondary verification within 15 business days of receiving the results.
	The family must provide the PHA with a copy of the written request for appeal and proof of mailing within 15 business days of sending the request to the USCIS.
	The family must forward to the designated USCIS office any additional documentation or written explanation in support of the appeal. This material must include a copy of the USCIS document verification request (used to process the secondary request) o...
	The USCIS will notify the family, with a copy to the PHA, of its decision. When the USCIS notifies the PHA of the decision, the PHA must notify the family of its right to request an informal hearing.
	PHA Policy
	The PHA will send written notice to the family of its right to request an informal hearing within 15 business days of receiving notice of the USCIS decision regarding the family’s immigration status.
	Informal Hearing Procedures for Applicants [24 CFR 5.514(f)]
	After notification of the USCIS decision on appeal, or in lieu of an appeal to the USCIS, the family may request that the PHA provide a hearing. The request for a hearing must be made either within 30 days of receipt of the PHA notice of denial, or wi...
	The informal hearing procedures for applicant families are described below.
	Informal Hearing Officer
	The PHA must provide an informal hearing before an impartial individual, other than a person who made or approved the decision under review, and other than a person who is a subordinate of the person who made or approved the decision. See Section 16-I...
	Evidence
	The family must be provided the opportunity to examine and copy at the family’s expense, at a reasonable time in advance of the hearing, any documents in the possession of the PHA pertaining to the family’s eligibility status, or in the possession of ...
	PHA Policy
	The family will be allowed to copy any documents related to the hearing at a cost of $.25 per page. The family must request discovery of PHA documents no later than  12:00 p.m. on the business day prior to the hearing.
	The family must be provided the opportunity to present evidence and arguments in support of eligible status. Evidence may be considered without regard to admissibility under the rules of evidence applicable to judicial proceedings.
	The family must also be provided the opportunity to refute evidence relied upon by the PHA, and to confront and cross-examine all witnesses on whose testimony or information the PHA relies.
	Representation and Interpretive Services
	The family is entitled to be represented by an attorney or other designee, at the family’s expense, and to have such person make statements on the family’s behalf.
	The family is entitled to request an interpreter. Upon request, the PHA will provide competent interpretation services, free of charge.
	Recording of the Hearing
	The family is entitled to have the hearing recorded by audiotape. The PHA may, but is not required to provide a transcript of the hearing.
	PHA Policy
	The PHA will not provide a transcript of an audio taped hearing.
	Hearing Decision
	The PHA must provide the family with a written final decision, based solely on the facts presented at the hearing, within 14 calendar days of the date of the informal hearing. The decision must state the basis for the decision.
	Informal Hearing Procedures for Residents [24 CFR 5.514(f)]
	After notification of the USCIS decision on appeal, or in lieu of an appeal to the USCIS, the family may request that the PHA provide a hearing. The request for a hearing must be made either within 30 days of receipt of the PHA notice of termination, ...
	For the informal hearing procedures that apply to participant families whose assistance is being terminated based on immigration status, see Section 16-III.C.
	Retention of Documents [24 CFR 5.514(h)]
	The PHA must retain for a minimum of 5 years the following documents that may have been submitted to the PHA by the family, or provided to the PHA as part of the USCIS appeal or the PHA informal hearing process:
	PART IV: OWNER OR FAMILY DEBTS TO THE PHA
	16-IV.A. OVERVIEW
	PHAs are required to include in the administrative plan, policies concerning repayment by a family of amounts owed to the PHA [24 CFR 982.54]. If the family breaches an agreement with the PHA to pay amounts owed to a PHA, or amounts paid to an owner b...
	PHA Policy
	When an action or inaction of an owner or participant results in the overpayment of housing assistance, the PHA holds the owner or participant liable to return any overpayments to the PHA.
	The PHA will enter into repayment agreements in accordance with the policies contained in this part as a means to recover overpayments.
	16-IV.B. REPAYMENT POLICY
	Owner Debts to the PHA
	PHA Policy
	Any amount due to the PHA by an owner must be repaid by the owner within 30 days of the PHA determination of the debt.
	If the owner fails to repay the debt within the required time frame and is entitled to future HAP payments, the PHA will reduce the future HAP payments by the amount owed until the debt is paid in full.
	If the owner is not entitled to future HAP payments the PHA may, in its sole discretion, offer to enter into a repayment agreement on terms prescribed by the PHA.
	If the owner refuses to repay the debt, does not enter into a repayment agreement, or breaches a repayment agreement, the PHA will ban the owner from future participation in the program and pursue other modes of collection.
	When an owner refuses to repay monies owed to the PHA, the PHA will utilize other available collection alternatives including, but not limited to, the following:
	Family Debts to the PHA
	PHA Policy
	Any amount owed to the PHA by an HCV family must be repaid by the family. If the family is unable to repay the debt within 30 days, the PHA will offer to enter into a repayment agreement in accordance with the policies below.
	Refusal to Enter into an Agreement
	If the family refuses to repay the debt, does not enter into a repayment agreement, or breaches a repayment agreement, the PHA
	must terminate assistance [Notice PIH 2018-18].
	PHA Policy
	When a family refuses to repay monies owed to the PHA, in addition to termination of program assistance, the PHA will utilize other available collection alternatives including, but not limited to, the following:
	Families that have been removed from the program and are no longer participants are also subject to requirements to repay any amount owed to the PHA.   The PHA has the option of entering into a repayment agreement with the former participant, or to pu...
	Repayment Agreement [24 CFR 792.103]
	The term repayment agreement refers to a formal written document signed by a tenant or owner and provided to the PHA in which a tenant or owner acknowledges a debt in a specific amount and agrees to repay the amount due at specific time periods.
	General Repayment Agreement Guidelines for Families
	Down Payment Requirement
	PHA Policy
	Payment Thresholds
	Notice PIH 2018-18 recommends that the total amount that a family must pay each month—the family’s monthly share of rent plus the monthly debt repayment amount—should not exceed 40 percent of the family’s monthly adjusted income. However, a family may...
	PHA Policy
	The PHA has established the following thresholds for repayment of debts:
	Amounts between $5,000 and the federal or state threshold for criminal prosecution must be repaid within 36 months.
	Amounts between $4,000 and $4,999 must be repaid within 30 months.
	Amounts between $3,000 and $3,999 must be repaid within 24 months.
	Amounts between $2,000 and $2,999 must be repaid within 18 months.
	Amounts under $2,000 must be repaid within 12 months.
	If a family can provide evidence satisfactory to the PHA that the threshold applicable to the family’s debt would impose an undue hardship, the PHA may, in its sole discretion, determine that a lower monthly payment amount is reasonable. In making its...
	The amount owed by the family to the PHA
	The reason for the debt, including whether the debt was the result of family action/inaction or circumstances beyond the family’s control
	The family’s current and potential income and expenses
	The family’s current family share, as calculated under 24 CFR 982.515
	The family’s history of meeting its financial responsibilities
	Note that this section regarding consideration of undue hardship applies to current program participants, but does not apply to non-participants (participants that have been removed from the program).
	Execution of the Agreement
	All repayment agreements must be in writing, dated, and signed by both the family and the PHA [Notice PIH 2018-18].
	PHA Policy
	Any repayment agreement between the PHA and a family must be signed and dated by the PHA and by the head of household and spouse/cohead (if applicable).
	Due Dates
	PHA Policy
	All payments are due by the close of business on the 15th day of the month. If the 15th does not fall on a business day, the due date is the close of business on the first business day after the 15th.
	Late or Missed Payments
	PHA Policy
	If a payment is not received by the end of the business day on the date due, and prior approval for the missed payment has not been given by the PHA, the PHA will send the family a delinquency notice giving the family 15 business days to make the late...
	If a family receives three delinquency notices for unexcused late payments in a 12-month period, the repayment agreement will be considered in default, and the PHA will terminate assistance in accordance with the policies in Chapter 12.
	No Offer of Repayment Agreement
	PHA Policy
	The PHA generally will not enter into a repayment agreement with a family if there is already a repayment agreement in place with the family or if the amount owed by the family exceeds the federal or state threshold for criminal prosecution.
	Repayment Agreement Terms
	All repayment agreements must be in writing, dated, signed by both the family and the PHA, include the total retroactive rent amount owed, any amount of lump sum payment made at time of execution, if applicable, and the monthly repayment amount. Notic...
	PART V: SECTION 8 MANAGEMENT ASSESSMENT PROGRAM (SEMAP)
	16-V.A. OVERVIEW
	The Section 8 Management Assessment Program (SEMAP) is a tool that allows HUD to measure PHA performance in key areas to ensure program integrity and accountability. SEMAP scores translate into a rating for each PHA as high performing, standard, or tr...
	16-V.B. SEMAP CERTIFICATION [24 CFR 985.101]
	PHAs must submit the HUD-required SEMAP certification form within 60 calendar days after the end of its fiscal year. The certification must be approved by PHA board resolution and signed by the PHA executive director. If the PHA is a unit of local gov...
	PHAs with less than 250 voucher units are only required to be assessed every other PHA fiscal year. HUD will assess such PHAs annually if the PHA elects to have its performance assessed on an annual basis; or is designated as “troubled” [24 CFR 985.105].
	Failure of a PHA to submit its SEMAP certification within the required time frame will result in an overall performance rating of “troubled.”
	A PHA’s SEMAP certification is subject to HUD verification by an on-site confirmatory review at any time.
	Upon receipt of the PHA’s SEMAP certification, HUD will rate the PHA’s performance under each SEMAP indicator in accordance with program requirements.
	HUD Verification Method
	Several of the SEMAP indicators are scored based on a review of a quality control sample selected for this purpose. The PHA or the Independent Auditor must select an unbiased sample that provides an adequate representation of the types of information ...
	If the HUD verification method for the indicator relies on data in the Form-50058 module (formerly known as MTCS) in the PIH Information Center (PIC), and HUD determines that those data are insufficient to verify the PHA's certification on the indicat...
	16-V.C. SEMAP INDICATORS [24 CFR 985.3 and form HUD-52648]
	The table below lists each of the SEMAP indicators, contains a description of each indicator, and explains the basis for points awarded under each indicator.
	A PHA that expends less than $300,000 in Federal awards and whose Section 8 programs are not audited by an independent auditor, is not be rated under SEMAP indicators 1-7.
	SEMAP Indicators
	 Indicator 1: Selection from the waiting list
	 Maximum Score: 15
	 This indicator shows whether the PHA has written policies in its administrative plan for selecting applicants from the waiting list and whether the PHA follows these policies when selecting applicants from the waiting list.
	 Points are based on the percent of families that are selected from the waiting list in accordance with the PHA’s written policies, according to the PHA’s quality control sample.
	Indicator 2: Rent reasonableness
	Maximum Score: 20
	 This indicator shows whether the PHA has and implements a reasonable written method to determine and document for each unit leased that the rent to owner is reasonable based on current rents for comparable unassisted units at the required numbers.
	 Points are based on the percent of units for which the PHA follows its written method to determine reasonable rent and has documented its determination that the rent to owner is reasonable, according to the PHA’s quality control sample. 
	Indicator 3: Determination of adjusted income
	Maximum Score: 20
	 This indicator measures whether the PHA verifies and correctly determines adjusted income for each assisted family, and where applicable, uses the appropriate utility allowances for the unit leased in determining the gross rent.
	 Points are based on the percent of files that are calculated and verified correctly, according to the PHA’s quality control sample.
	Indicator 4: Utility allowance schedule
	Maximum Score: 5
	 This indicator shows whether the PHA maintains an up-to-date utility allowance schedule.
	 Points are based on whether the PHA has reviewed the utility allowance schedule and adjusted it when required, according to the PHA’s certification.
	PART VI: RECORD KEEPING
	16-VI.A. OVERVIEW
	The PHA must maintain complete and accurate accounts and other records for the program in accordance with HUD requirements, in a manner that permits a speedy and effective audit. All such records must be made available to HUD or the Comptroller Genera...
	In addition, the PHA must ensure that all applicant and participant files are maintained in a way that protects an individual’s privacy rights.
	16-VI.B. RECORD RETENTION [24 CFR 982.158 ; 24 CFR 908.101]
	During the term of each assisted lease, and for at least three years thereafter, the PHA must keep:
	In addition, the PHA must keep the following records for at least three years:
	The PHA must keep the last three years of the Form HUD-50058 and supporting documentation during the term of each assisted lease, and for a period of at least three years from the end of participation (EOP) date [24 CFR 908.101].
	The PHA must maintain Enterprise Income Verification (EIV) system Income Reports in the tenant file for the duration of the tenancy but for a period not to exceed three years from the EOP date [Notice PIH 2018-18].
	Notice PIH 2014-20 requires PHAs to keep records of all complaints, investigations, notices, and corrective actions related to violations of the Fair Housing Act or the equal access final rule.
	The PHA must keep confidential records of all emergency transfer requested by victims of domestic violence, dating violence, sexual assault, and stalking under the PHA’s Emergency Transfer Plan, as well as the outcomes of such requests, and retain the...
	If an informal hearing to establish a family’s citizenship status is held, longer retention requirements apply for some types of documents. For specific requirements, see Section 16-III.D., Retention of Documents.
	16-VI.C. RECORDS MANAGEMENT
	PHAs must maintain applicant and participant files and information in accordance with the regulatory requirements described below.
	PHA Policy
	All applicant and participant information will be kept in a secure location and access will be limited to authorized PHA staff.
	PHA staff will not discuss personal family information unless there is a business reason to do so. Inappropriate discussion of family information or improper disclosure of family information by staff will result in disciplinary action.
	The collection, maintenance, use, and dissemination of social security numbers (SSN), employer identification numbers (EIN), any information derived from these numbers, and income information of applicants and participants must be conducted, to the ex...
	Applicants and participants, including all adults in the household, are required to sign a consent form, HUD-9886, Authorization for Release of Information. This form incorporates the Federal Privacy Act Statement and describes how the information col...
	PHAs that access UIV data through HUD’s Enterprise Income Verification (EIV) system are required to adopt and follow specific security procedures to ensure that all EIV data is protected in accordance with federal laws, regardless of the media on whic...
	PHA Policy
	Prior to utilizing HUD’s EIV system, the PHA will adopt and implement EIV security procedures required by HUD.
	The PHA may only disclose the criminal conviction records which the PHA receives from a law enforcement agency to officers or employees of the PHA, or to authorized representatives of the PHA who have a job-related need to have access to the informati...
	The PHA must establish and implement a system of records management that ensures that any criminal record received by the PHA from a law enforcement agency is maintained confidentially, not misused or improperly disseminated, and destroyed, once the p...
	The PHA must establish and implement a system of records management that ensures that any sex offender registration information received by the PHA from a State or local agency is maintained confidentially, not misused or improperly disseminated, and ...
	PHAs are not permitted to inquire about the nature or extent of a person’s disability. The PHA may not inquire about a person’s diagnosis or details of treatment for a disability or medical condition. If the PHA receives a verification document that p...
	Documentation of Domestic Violence, Dating Violence, Sexual Assault, or Stalking
	For requirements and PHA policies related to management of documentation obtained from victims of domestic violence, dating violence, sexual assault, or stalking, see section 16-IX.E.
	PART VII: REPORTING AND RECORD KEEPING FOR CHILDREN WITH ELEVATED BLOOD LEAD LEVEL
	16-VII.A. OVERVIEW
	The PHA has certain responsibilities relative to children with elevated blood lead levels that are receiving HCV assistance. The notification, verification, and hazard reduction requirements are discussed in Chapter 8. This part deals with the reporti...
	16-VII.B. REPORTING REQUIREMENT [24 CFR 35.1225(e); Notice PIH 2017-13]
	The owner must report the name and address of a child identified as having an elevated blood lead level to the public health department within five business days of being so notified by any other medical health care professional. The owner must also n...
	PHA Policy
	16-VII.C. DATA COLLECTION AND RECORD KEEPING [24 CFR 35.1225(f)]
	At least quarterly, the PHA must attempt to obtain from the public health department(s) with a similar area of jurisdiction, the names and/or addresses of children less than 6 years old with an elevated blood lead level.
	If the PHA obtains names and addresses of elevated blood lead level children from the public health department(s), the PHA must match this information with the names and addresses of families receiving HCV assistance, unless the public health departme...
	At least quarterly, the PHA must also report an updated list of the addresses of units receiving assistance under the HCV program to the same public health department(s), unless the public health department(s) states that it does not wish to receive s...
	PHA Policy
	PART VIII: DETERMINATION OF INSUFFICIENT FUNDING
	16-VIII.A. OVERVIEW
	The HCV regulations allow PHAs to deny families permission to move and to terminate Housing Assistance Payments (HAP) contracts if funding under the consolidated ACC is insufficient to support continued assistance [24 CFR 982.354(e)(1) and 982.454]. I...
	16-VIII.B. METHODOLOGY
	PHA Policy
	The PHA will determine whether there is adequate funding to issue vouchers, approve moves to higher cost units and areas, and continue subsidizing all current participants by comparing the PHA’s annual budget authority to the annual total HAP needs on...
	PART IX: VIOLENCE AGAINST WOMEN ACT (VAWA): NOTIFICATION, DOCUMENTATION, CONFIDENTIALITY
	16-IX.A. OVERVIEW
	The Violence against Women Act (VAWA) provides special protections for victims of domestic violence, dating violence, sexual assault, stalking, and human trafficking who are applying for or receiving assistance under the housing choice voucher (HCV) p...
	In addition to definitions of key terms used in VAWA, this part contains general VAWA requirements and PHA policies in three areas: notification, documentation, and confidentiality. Specific VAWA requirements and PHA policies are located primarily in ...
	16-IX.B. DEFINITIONS [24 CFR 5.2003, 42 USC 13925]
	As used in VAWA:
	16-IX.C. NOTIFICATION [24 CFR 5.2005(a)]
	Notification to Public
	The PHA adopts the following policy to help ensure that all actual and potential beneficiaries of its HCV program are aware of their rights under VAWA.
	PHA Policy
	The PHA will post the following information regarding VAWA in its offices and on its website. It will also make the information readily available to anyone who requests it.
	Notification to Program Applicants and Participants [24 CFR 5.2005(a)(1)]
	PHAs are required to inform program applicants and participants of their rights under VAWA, including their right to confidentiality and the limits thereof, when they are denied assistance, when they are admitted to the program, and when they are noti...
	PHA Policy
	The PHA will provide all applicants with information about VAWA at the time they request an application for housing assistance, as part of the written briefing packet, and at the time the family is admitted to the program. The PHA will also include in...
	The PHA will provide all participants with information about VAWA at the time of admission (see section 5-I.B) and at annual reexamination. The PHA will also include information about VAWA in notices of termination of assistance, as provided in sectio...
	The VAWA information provided to applicants and participants will consist of the notices in Exhibits 16-1 and 16-2.
	The PHA is not limited to providing VAWA information at the times specified in the above policy. If the PHA decides to provide VAWA information to a participant following an incident of domestic violence, Notice PIH 2017-08 cautions against sending th...
	PHA Policy
	Whenever the PHA has reason to suspect that providing information about VAWA to a participant might place a victim of domestic violence at risk, it will attempt to deliver the information by hand directly to the victim or by having the victim come to ...
	Notification to Owners and Managers
	While PHAs are no longer required by regulation to notify owners and managers participating in the HCV program of their rights and obligations under VAWA, the PHA may still choose to inform them.
	PHA Policy
	The PHA will provide owners and managers with information about their rights and obligations under VAWA when they begin their participation in the program and at least annually thereafter.
	The VAWA information provided to owners will consist of the notice in Exhibit 16-5 and a copy of form HUD-5382, Certification of Domestic Violence, Dating Violence, and Stalking and Alternate Documentation.
	16-IX.D. DOCUMENTATION [24 CFR 5.2007]
	A PHA presented with a claim for initial or continued assistance based on status as a victim of domestic violence, dating violence, sexual assault, stalking, or criminal activity related to any of these forms of abuse may—but is not required to—reques...
	The individual may satisfy the PHA’s request by providing any one of the following three forms of documentation [24 CFR 5.2007(b)]:
	(1) A completed and signed HUD-approved certification form (HUD-5382, Certification of Domestic Violence, Dating Violence, Sexual Assault, or Stalking), which must include the name of the perpetrator only if the name of the perpetrator is safe to prov...
	(2) A federal, state, tribal, territorial, or local police report or court record, or an administrative record
	(3) Documentation signed by a person who has assisted the victim in addressing domestic violence, dating violence, sexual assault or stalking, or the effects of such abuse. This person may be an employee, agent, or volunteer of a victim service provid...
	The PHA may not require third-party documentation (forms 2 and 3) in addition to certification (form 1), except as specified below under “Conflicting Documentation,” nor may it require certification in addition to third-party documentation [VAWA final...
	PHA Policy
	Any request for documentation of domestic violence, dating violence, sexual assault or stalking will be in writing, will specify a deadline of 14 business days following receipt of the request, will describe the three forms of acceptable documentation...
	The PHA may, in its discretion, extend the deadline for 10 business days. In determining whether to extend the deadline, the PHA will consider factors that may contribute to the victim’s inability to provide documentation in a timely manner, including...
	Once the victim provides documentation, the PHA will acknowledge receipt of the documentation within 10 business days.
	Conflicting Documentation [24 CFR 5.2007(e)]
	In cases where the PHA receives conflicting certification documents from two or more members of a household, each claiming to be a victim and naming one or more of the other petitioning household members as the perpetrator, the PHA may determine which...
	The PHA must honor any court orders issued to protect the victim or to address the distribution of property.
	PHA Policy
	If presented with conflicting certification documents from members of the same household, the PHA will attempt to determine which is the true victim by requiring each of them to provide third-party documentation in accordance with 24 CFR 5.2007(e) and...
	When requesting third-party documents, the PHA will provide contact information for local domestic violence and legal aid offices. In such cases, applicants or tenants will be given 30 calendar days from the date of the request to provide such documen...
	If the PHA does not receive third-party documentation within the required timeframe (and any extensions) the PHA will deny VAWA protections and will notify the applicant or tenant in writing of the denial. If, as a result, the applicant or tenant is d...
	Discretion to Require No Formal Documentation [24 CFR 5.2007(d)]
	The PHA has the discretion to provide benefits to an individual based solely on the individual’s statement or other corroborating evidence—i.e., without requiring formal documentation of abuse in accordance with 24 CFR 5.2007(b). HUD recommends docume...
	PHA Policy
	If the PHA accepts an individual’s statement or other corroborating evidence (as determined by the victim) of domestic violence, dating violence, sexual assault or stalking, the PHA will document acceptance of the statement or evidence in the individu...
	Failure to Provide Documentation [24 CFR 5.2007(c)]
	In order to deny relief for protection under VAWA, a PHA must provide the individual requesting relief with a written request for documentation of abuse. If the individual fails to provide the documentation within 14 business days from the date of rec...
	16-IX.E. CONFIDENTIALITY [24 CFR 5.2007(b)(4)]
	All information provided to the PHA regarding domestic violence, dating violence, sexual assault or stalking, including the fact that an individual is a victim of such violence or stalking, must be retained in confidence. This means that the PHA (1) m...
	PHA Policy
	If disclosure is required for use in an eviction proceeding or is otherwise required by applicable law, the PHA will inform the victim before disclosure occurs so that safety risks can be identified and addressed.
	Housing Authority of the City of Milwaukee
	Notice of Occupancy Rights under the Violence Against Women Act0F
	To all Tenants and Applicants
	The Violence Against Women Act (VAWA) provides protections for victims of domestic violence, dating violence, sexual assault, or stalking.  VAWA protections are not only available to women, but are available equally to all individuals regardless of se...
	Protections for Applicants
	If you otherwise qualify for assistance under public housing or housing choice vouchers, you cannot be denied admission or denied assistance because you are or have been a victim of domestic violence, dating violence, sexual assault, or stalking.
	Protections for Tenants
	If you are receiving assistance under public housing or housing choice vouchers, you may not be denied assistance, terminated from participation, or be evicted from your rental housing because you are or have been a victim of domestic violence, dating...
	Also, if you or an affiliated individual of yours is or has been the victim of domestic violence, dating violence, sexual assault, or stalking by a member of your household or any guest, you may not be denied rental assistance or occupancy rights unde...
	Affiliated individual means your spouse, parent, brother, sister, or child, or a person to whom you stand in the place of a parent or guardian (for example, the affiliated individual is in your care, custody, or control); or any individual, tenant, or...
	Removing the Abuser or Perpetrator from the Household
	HACM may divide (bifurcate) your lease in order to evict the individual or terminate the assistance of the individual who has engaged in criminal activity (the abuser or perpetrator) directly relating to domestic violence, dating violence, sexual assa...
	If HACM chooses to remove the abuser or perpetrator, HACM may not take away the rights of eligible tenants to the unit or otherwise punish the remaining tenants.  If the evicted abuser or perpetrator was the sole tenant to have established eligibility...
	In removing the abuser or perpetrator from the household, HACM must follow Federal, State, and local eviction procedures.  In order to divide a lease, HACM may, but is not required to, ask you for documentation or certification of the incidences of do...
	Moving to Another Unit
	Upon your request, HACM may permit you to move to another unit, subject to the availability of other units, and still keep your assistance.  In order to approve a request, HACM may ask you to provide documentation that you are requesting to move becau...
	(1) You are a victim of domestic violence, dating violence, sexual assault, or stalking.  If your housing provider does not already have documentation that you are a victim of domestic violence, dating violence, sexual assault, or stalking, your housi...
	(2) You expressly request the emergency transfer.  Your housing provider may choose to require that you submit a form, or may accept another written or oral request.
	(3) You reasonably believe you are threatened with imminent harm from further violence if you remain in your current unit.  This means you have a reason to fear that if you do not receive a transfer you would suffer violence in the very near future.
	OR
	You are a victim of sexual assault and the assault occurred on the premises during the 90-calendar-day period before you request a transfer.  If you are a victim of sexual assault, then in addition to qualifying for an emergency transfer because you r...
	HACM will keep confidential requests for emergency transfers by victims of domestic violence, dating violence, sexual assault, or stalking, and the location of any move by such victims and their families.
	HACM’s emergency transfer plan provides further information on emergency transfers, and HACM must make a copy of its emergency transfer plan available to you if you ask to see it.
	Documenting You Are or Have Been a Victim of Domestic Violence, Dating Violence, Sexual Assault or Stalking
	HACM can, but is not required to, ask you to provide documentation to “certify” that you are or have been a victim of domestic violence, dating violence, sexual assault, or stalking.  Such request from HACM must be in writing, and HACM must give you a...
	You can provide one of the following to HACM as documentation.  It is your choice which of the following to submit if HACM asks you to provide documentation that you are or have been a victim of domestic violence, dating violence, sexual assault, or s...
	 A complete HUD-approved certification form given to you by HACM with this notice, that documents an incident of domestic violence, dating violence, sexual assault, or stalking. The form will ask for your name, the date, time, and location of the inc...
	 A record of a Federal, State, tribal, territorial, or local law enforcement agency, court, or administrative agency that documents the incident of domestic violence, dating violence, sexual assault, or stalking.  Examples of such records include pol...
	 A statement, which you must sign, along with the signature of an employee, agent, or volunteer of a victim service provider, an attorney, a medical professional or a mental health professional (collectively, “professional”) from whom you sought assi...
	 Any other statement or evidence that HACM has agreed to accept.
	If you fail or refuse to provide one of these documents within the 14 business days, HACM does not have to provide you with the protections contained in this notice.
	If HACM receives conflicting evidence that an incident of domestic violence, dating violence, sexual assault, or stalking has been committed (such as certification forms from two or more members of a household each claiming to be a victim and naming o...
	Confidentiality
	HACM must keep confidential any information you provide related to the exercise of your rights under VAWA, including the fact that you are exercising your rights under VAWA.
	HACM must not allow any individual administering assistance or other services on behalf of the HACM (for example, employees and contractors) to have access to confidential information unless for reasons that specifically call for these individuals to ...
	HACM must not enter your information into any shared database or disclose your information to any other entity or individual.  HACM, however, may disclose the information provided if:
	 You give written permission to HACM to release the information on a time limited basis.
	 A law requires HACM or your landlord to release the information.
	VAWA does not limit HACM’s duty to honor court orders about access to or control of the property. This includes orders issued to protect a victim and orders dividing property among household members in cases where a family breaks up.
	Reasons a Tenant Eligible for Occupancy Rights under VAWA May Be Evicted or Assistance May Be Terminated
	You can be evicted and your assistance can be terminated for serious or repeated lease violations that are not related to domestic violence, dating violence, sexual assault, or stalking committed against you.  However, HACM cannot hold tenants who hav...
	The protections described in this notice might not apply, and you could be evicted and your assistance terminated, if HACM can demonstrate that not evicting you or terminating your assistance would present a real physical danger that:
	1)  Would occur within an immediate time frame, and
	2)  Could result in death or serious bodily harm to other tenants or those who work on the property.
	If HACM can demonstrate the above, HACM should only terminate your assistance or evict you if there are no other actions that could be taken to reduce or eliminate the threat.
	Other Laws
	VAWA does not replace any Federal, State, or local law that provides greater protection for victims of domestic violence, dating violence, sexual assault, or stalking.  You may be entitled to additional housing protections for victims of domestic viol...
	For Additional Information
	You may view a copy of HUD’s final VAWA rule at https://www.gpo.gov/fdsys/pkg/FR-2016-11-16/pdf/2016-25888.pdf.  Additionally, HACM must make a copy of HUD’s VAWA regulations available to you if you ask to see them.
	For questions regarding VAWA, please contact HACM’s Main Office.
	For help regarding an abusive relationship, you may call the National Domestic Violence Hotline at 1-800-799-7233 or, for persons with hearing impairments, 1-800-787-3224 (TTY).  You may also call a local domestic violence shelter, such as Sojourner T...
	Tenants who have been victims of sexual assault may call the Rape, Abuse & Incest National Network’s National Sexual Assault Hotline at 800-656-HOPE, or visit the online hotline at https://ohl.rainn.org/online/.
	For tenants who are or have been victims of stalking seeking help may visit the National Center for Victims of Crime’s Stalking Resource Center at https://www.victimsofcrime.org/our-programs/stalking-resource-center.
	Additional local resources for victims of domestic violence, dating violence, stalking or sexual assault are attached.
	DOMESTIC VIOLENCE AND SEXUAL ASSAULT RESOURCES
	If you or someone you know has experienced domestic violence, dating violence, stalking or sexual assault, these agencies can help.
	To order a free copy of a printed You Are Not Alone resource brochure, please contact the Coordinator of the Milwaukee Commission on Domestic Violence and Sexual Assault at (414) 286-2997.
	* denotes programs with Domestic Violence and Sexual Assault services.
	24-Hour Crisis Help Lines
	Shelters
	Adolescents
	Children

	Counseling/Advocacy
	Legal
	Health
	Services for Abusers
	Other Resources

	Attachment:  Certification form HUD-5382
	DOMESTIC VIOLENCE,          and Urban Development                                              Exp. 06/30/2017
	DATING VIOLENCE,
	SEXUAL ASSAULT, OR STALKING,
	AND ALTERNATE DOCUMENTATION
	Purpose of Form:  The Violence Against Women Act (“VAWA”) protects applicants, tenants, and program participants in certain HUD programs from being evicted, denied housing assistance, or terminated from housing assistance based on acts of domestic vio...
	Use of This Optional Form:  If you are seeking VAWA protections from your housing provider, your housing provider may give you a written request that asks you to submit documentation about the incident or incidents of domestic violence, dating violenc...
	In response to this request, you or someone on your behalf may complete this optional form and submit it to your housing provider, or you may submit one of the following types of third-party documentation:
	(1) A document signed by you and an employee, agent, or volunteer of a victim service provider, an attorney, or medical professional, or a mental health professional (collectively, “professional”) from whom you have sought assistance relating to domes...
	(2) A record of a Federal, State, tribal, territorial or local law enforcement agency, court, or administrative agency; or
	(3) At the discretion of the housing provider, a statement or other evidence provided by the applicant or tenant.
	Submission of Documentation:  The time period to submit documentation is 14 business days from the date that you receive a written request from your housing provider asking that you provide documentation of the occurrence of domestic violence, dating ...
	Confidentiality:  All information provided to your housing provider concerning the incident(s) of domestic violence, dating violence, sexual assault, or stalking shall be kept confidential and such details shall not be entered into any shared database...
	TO BE COMPLETED BY OR ON BEHALF OF THE VICTIM OF DOMESTIC VIOLENCE, DATING VIOLENCE, SEXUAL ASSAULT, OR STALKING
	1.  Date the written request is received by victim: _________________________________________
	2.  Name of victim: ___________________________________________________________________
	3.  Your name (if different from victim’s):________________________________________________
	4.  Name(s) of other family member(s) listed on the lease:___________________________________
	___________________________________________________________________________________
	5.  Residence of victim: ________________________________________________________________
	6.  Name of the accused perpetrator (if known and can be safely disclosed):____________________
	__________________________________________________________________________________
	7.  Relationship of the accused perpetrator to the victim:___________________________________
	8.  Date(s) and times(s) of incident(s) (if known):___________________________________________
	_________________________________________________________________
	10.  Location of incident(s):_____________________________________________________________
	This is to certify that the information provided on this form is true and correct to the best of my knowledge and recollection, and that the individual named above in Item 2 is or has been a victim of domestic violence, dating violence, sexual assault...
	Signature __________________________________Signed on (Date) ___________________________
	Public Reporting Burden:  The public reporting burden for this collection of information is estimated to average 1 hour per response.  This includes the time for collecting, reviewing, and reporting the data.  The information provided is to be used by...
	In your own words, briefly describe the incident(s):
	______________________________________________________________________________________
	___________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________...
	___________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________...
	_________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
	REQUEST FOR CERTAIN               and Urban Development                                        Exp. 06/30/2017
	VICTIMS OF DOMESTIC
	VIOLENCE, DATING VIOLENCE,
	SEXUAL ASSAULT, OR STALKING
	Purpose of Form: If you are a victim of domestic violence, dating violence, sexual assault, or stalking, and you are seeking an emergency transfer, you may use this form to request an emergency transfer and certify that you meet the requirements of el...
	The requirements you must meet are:
	(1) You are a victim of domestic violence, dating violence, sexual assault, or stalking.  If your housing provider does not already have documentation that you are a victim of domestic violence, dating violence, sexual assault, or stalking, your housi...
	(2) You expressly request the emergency transfer.  Submission of this form confirms that you have expressly requested a transfer.  Your housing provider may choose to require that you submit this form, or may accept another written or oral request.  P...
	(3) You reasonably believe you are threatened with imminent harm from further violence if you remain in your current unit.  This means you have a reason to fear that if you do not receive a transfer you would suffer violence in the very near future.
	OR
	You are a victim of sexual assault and the assault occurred on the premises during the 90-calendar-day period before you request a transfer.  If you are a victim of sexual assault, then in addition to qualifying for an emergency transfer because you r...
	Submission of Documentation:  If you have third-party documentation that demonstrates why you are eligible for an emergency transfer, you should submit that documentation to your housing provider if it is safe for you to do so.  Examples of third part...
	Confidentiality:  All information provided to your housing provider concerning the incident(s) of domestic violence, dating violence, sexual assault, or stalking, and concerning your request for an emergency transfer shall be kept confidential.  Such...
	TO BE COMPLETED BY OR ON BEHALF OF THE PERSON REQUESTING A TRANSFER
	1.  Name of victim requesting an emergency transfer: ______________________________________
	2.  Your name (if different from victim’s)_________________________________________________
	3.  Name(s) of other family member(s) listed on the lease:____________________________________
	___________________________________________________________________________________
	4.  Name(s) of other family member(s) who would transfer with the victim:____________________
	____________________________________________________________________________________
	5.  Address of location from which the victim seeks to transfer: _______________________________________
	6.  Address or phone number for contacting the victim:____________________________________
	7.  Name of the accused perpetrator (if known and can be safely disclosed):___________________
	8.  Relationship of the accused perpetrator to the victim:___________________________________
	9.  Date(s), Time(s) and location(s) of incident(s):___________________________________________
	_____________________________________________________________________________________
	10.  Is the person requesting the transfer a victim of a sexual assault that occurred in the past 90 days on the premises of the property from which the victim is seeking a transfer? If yes, skip question 11. If no, fill out question 11. ______________
	11.  Describe why the victim believes they are threatened with imminent harm from further violence if they remain in their current unit.
	___________________________________________________________________________________
	_____________________________________________________________________________________
	12.  If voluntarily provided, list any third-party documentation you are providing along with this notice: ___________________________________________________________________
	This is to certify that the information provided on this form is true and correct to the best of my knowledge, and that the individual named above in Item 1 meets the requirement laid out on this form for an emergency transfer.  I acknowledge that su...
	Signature __________________________________Signed on (Date) ___________________________
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	Chapter 17
	PROJECT-BASED VOUCHERS
	This chapter describes HUD regulations and PHA policies related to the project-based voucher (PBV) program in nine parts:
	Part I: General Requirements. This part describes general provisions of the PBV program including maximum budget authority requirements, relocation requirements, and equal opportunity requirements.
	Part II: PBV Owner Proposals. This part includes policies related to the submission and selection of owner proposals for PBV assistance. It describes the factors the PHA will consider when selecting proposals, the type of housing that is eligible to r...
	Part III: Dwelling Units. This part describes requirements related to housing quality standards, the type and frequency of inspections, and housing accessibility for persons with disabilities.
	Part IV: Rehabilitated and Newly Constructed Units. This part describes requirements and policies related to the development and completion of rehabilitated and newly constructed housing units that will be receiving PBV assistance.
	Part V: Housing Assistance Payments Contract. This part discusses HAP contract requirements and policies including the execution, term, and termination of the HAP contract. In addition, it describes how the HAP contract may be amended and identifies p...
	Part VI:  Selection of PBV Program Participants. This part describes the requirements and policies governing how the PHA and the owner will select a family to receive PBV assistance.
	Part VII: Occupancy. This part discusses occupancy requirements related to the lease and describes under what conditions families are allowed or required to move. In addition, exceptions to the occupancy cap (which limits PBV assistance to 25 percent ...
	Part VIII: Determining Rent to Owner. This part describes how the initial rent to owner is determined, and how rent will be redetermined throughout the life of the HAP contract. Rent reasonableness requirements are also discussed.
	Part IX: Payments to Owner. This part describes the types of payments owners may receive under this program.
	PART I: GENERAL REQUIREMENTS
	17-I.A. OVERVIEW [24 CFR 983.5; FR Notice 1/18/17; Notice PIH 2017-21]
	PBV units under the RAD program and HUD-VASH PBV set-aside vouchers do not count toward the 20 percent limitation when PBV assistance is attached to them.
	17-I.B. TENANT-BASED VS. PROJECT-BASED VOUCHER ASSISTANCE  [24 CFR 983.2]
	17-I.C. RELOCATION REQUIREMENTS [24 CFR 983.7]
	17-I.D. EQUAL OPPORTUNITY REQUIREMENTS [24 CFR 983.8]
	PART II: PBV OWNER PROPOSALS
	17-II.A. OVERVIEW
	17-II.B. OWNER PROPOSAL SELECTION PROCEDURES [24 CFR 983.51(b)]
	The PHA will advertise its request for proposals (RFP) for rehabilitated and newly constructed housing in the following newspapers and trade journals.
	The Daily Reporter, Milwaukee, WI
	The advertisement will state the number of vouchers available to be project-based, the type of units that will be considered, the submission deadline, and will note how to obtain the full RFP with information on the application and selection process. ...
	In addition, the PHA will post the RFP and proposal submission and rating and ranking procedures on its website.
	The PHA will publish its advertisement in the newspapers and trade journals mentioned above for at least one day per week for three consecutive weeks. The advertisement will specify the number of units the PHA estimates that it will be able to assist ...
	In order for the proposal to be considered, the owner must submit the proposal to the PHA by the published deadline date, and the proposal must respond to all requirements as outlined in the RFP. Incomplete proposals will not be reviewed.
	The PHA will rate and rank proposals for rehabilitated and newly constructed housing using the following criteria:
	Owner experience and capability to build or rehabilitate housing as identified in the RFP;
	Extent to which the project furthers the PHA goal of deconcentrating poverty and expanding housing and economic opportunities;
	If applicable, the extent to which services for special populations are provided on site or in the immediate area for occupants of the property; and
	In order to promote partially assisted projects, projects where less than 25 percent of the units will be assisted will be rated higher than projects where 25 percent or more of the units will be assisted. In the case of projects for occupancy by the ...
	The PHA will advertise its request for proposals (RFP) for existing housing in the following newspapers and trade journals.
	The Daily Reporter, Milwaukee, WI
	The advertisement will state the number of vouchers available to be project-based, the type of units that will be considered, the submission deadline, and will note how to obtain the full RFP with information on the application and selection process. ...
	In addition, the PHA will post the notice inviting such proposal submission and the rating and ranking procedures on its website.
	The PHA will periodically publish its advertisement in the newspapers and trade journals mentioned above for at least one day per week for three consecutive weeks.  The advertisement will specify the number of units the PHA estimates that it will be a...
	Experience as an owner in the tenant-based voucher program and owner compliance with the owner’s obligations under the tenant-based program;
	Extent to which the project furthers the PHA goal of deconcentrating poverty and expanding housing and economic opportunities;
	If applicable, extent to which services for special populations are provided on site or in the immediate area for occupants of the property; and
	Extent to which units are occupied by families that are eligible to participate in the PBV program.
	The PHA will accept proposals for PBV assistance from owners that were competitively selected under another federal, state or local housing assistance program, including projects that were competitively awarded Low-Income Housing Tax Credits on an ong...
	The PHA may periodically advertise that it is accepting proposals, in the following newspapers and trade journals:
	The Daily Reporter, Milwaukee, WI
	The advertisement will state the number of vouchers available to be project-based, the type of units that will be considered, the submission deadline, and will note how to obtain the full RFP with information on the application and selection process. ...
	In addition to, or in place of advertising, the PHA may also directly contact specific owners that have already been selected for Federal, state, or local housing assistance based on a previously held competition, to inform them of available PBV assis...
	Proposals will be reviewed on a first-come first-served basis. The PHA will evaluate each proposal on its merits using the following factors:
	Extent to which the project furthers the PHA goal of deconcentrating poverty and expanding housing and economic opportunities; and
	Extent to which the proposal complements other local activities such as the redevelopment of a public housing site under the HOPE VI program, the HOME program, CDBG activities, other development activities in a HUD-designated Enterprise Zone, Economic...
	The PHA may submit a proposal for project-based housing that is owned or controlled by the PHA.  If the proposal for PHA-owned housing is selected, the PHA will use an independent entity, to review the PHA selection process. The PHA will obtain HUD ap...
	Within 10 business days of the PHA making the selection, the PHA will notify the selected owner in writing of the owner’s selection for the PBV program.  The PHA will also notify in writing all owners that submitted proposals that were not selected an...
	In addition, the PHA will publish its notice for selection of PBV proposals in the same newspapers and trade journals the PHA used to solicit the proposals. The announcement will include the name of the owner that was selected for the PBV program. The...
	The PHA will make available to any interested party its rating and ranking sheets and documents that identify the PHA basis for selecting the proposal. These documents will be available for review by the public and other interested parties for one mon...
	The PHA will make these documents available for review at the PHA during normal business hours. The cost for reproduction of allowable documents will be $.25 per page.
	17-II.C. HOUSING TYPE [24 CFR 983.52]
	17-II.D. PROHIBITION OF ASSISTANCE FOR CERTAIN UNITS
	17-II.E. SUBSIDY LAYERING REQUIREMENTS [24 CFR 983.55, Notice PIH 2013-11, and FR Notice 2/28/20]
	17-II.F. CAP ON NUMBER OF PBV UNITS IN EACH PROJECT
	The PHA does not have any PBV units that are subject to the per project cap exception.
	Excepted units will be limited to units for elderly families.
	Beyond that, the PHA will not impose any further cap on the number of PBV units assisted per project.
	17-II.G. SITE SELECTION STANDARDS
	It is the PHA goal to select sites for PBV housing that provide for deconcentrating poverty and expanding housing and economic opportunities. In complying with this goal the PHA will limit approval of sites for PBV housing in census tracts that have p...
	However, the PHA will grant exceptions to the 20 percent standard where the PHA determines that the PBV assistance will complement other local redevelopment activities designed to deconcentrate poverty and expand housing and economic opportunities in ...
	A census tract in which the proposed PBV development will be located in a HUD-designated Enterprise Zone, Economic Community, Choice Neighborhood, or Renewal Community;
	A census tract where the concentration of assisted units will be or has decreased as a result of public housing demolition and HOPE VI redevelopment;
	A census tract in which the proposed PBV development will be located is undergoing significant revitalization as a result of state, local, or federal dollars invested in the area;
	A census tract where new market rate units are being developed where such market rate units will positively impact the poverty rate in the area;
	A census tract where there has been an overall decline in the poverty rate within the past five years; or
	A census tract where there are meaningful opportunities for educational and economic advancement.
	17-II.H. ENVIRONMENTAL REVIEW [24 CFR 983.58]
	17-III.A. OVERVIEW
	17-III.B. HOUSING QUALITY STANDARDS [24 CFR 983.101]
	17-III.C. HOUSING ACCESSIBILITY FOR PERSONS WITH DISABILITIES
	17-III.D. INSPECTING UNITS
	PHA Policy
	PHA Policy
	The PHA will inspect on an annual basis a random sample consisting of at least 20 percent of the contract units in each building to determine if the contract units and the premises are maintained in accordance with HQS.
	PART IV: REHABILITATED AND NEWLY CONSTRUCTED UNITS
	17-IV.A. OVERVIEW [24 CFR 983.151]
	17-IV.B. AGREEMENT TO ENTER INTO HAP CONTRACT
	PHA Policy
	The PHA will enter into the Agreement with the owner within 10 business days of receiving both environmental approval and notice that subsidy layering requirements have been met, and before construction or rehabilitation work is started.
	17-IV.C. CONDUCT OF DEVELOPMENT WORK
	17-IV.D. COMPLETION OF HOUSING
	PHA Policy
	The PHA will determine the need for the owner to submit additional documentation as evidence of housing completion on a case-by-case basis depending on the nature of the PBV project. The PHA will specify any additional documentation requirements in th...
	PART V: HOUSING ASSISTANCE PAYMENTS CONTRACT (HAP)
	17-V.A. OVERVIEW
	17-V.B. HAP CONTRACT REQUIREMENTS
	PHA Policy
	For existing housing, the HAP contract will be executed within 15 business days of the PHA determining that all units pass HQS.
	For rehabilitated or newly constructed housing, the HAP contract will be executed within 15 business days of the PHA determining that the units have been completed in accordance with the agreement to enter into HAP, all units meet HQS, and the owner h...
	PHA Policy
	The term of all PBV HAP contracts will be negotiated with the owner on a case-by-case basis.
	PHA Policy
	When determining whether or not to extend an expiring PBV contract, the PHA will consider several factors including, but not limited to:
	Termination by PHA [24 CFR 983.205(c) and FR Notice 1/18/17]
	Termination by Owner [24 CFR 983.205(d)]
	PHA Policy
	The PHA will abate and terminate PBV HAP contracts for non-compliance with HQS in accordance with the policies used in the tenant-based voucher program. These policies are contained in Section 8-II.G., Enforcing Owner Compliance.
	17-V.C. AMENDMENTS TO THE HAP CONTRACT
	PHA Policy
	17-V.D. HAP CONTRACT YEAR, ANNIVERSARY AND EXPIRATION DATES [24 CFR 983.207(b) and 983.302(e)]
	17-V.E. OWNER RESPONSIBILITIES UNDER THE HAP CONTRACT [24 CFR 983.210]
	17-V.F. ADDITIONAL HAP REQUIREMENTS
	PHA Policy
	The PHA will identify the need for any special features on a case-by-case basis depending on the intended occupancy of the PBV project. The PHA will specify any special design standards or additional requirements in the invitation for PBV proposals, t...
	PHA Policy
	The PHA will decide on a case-by-case basis if the PHA will provide vacancy payments to the owner. The HAP contract with the owner will contain any such agreement, including the amount of the vacancy payment and the period for which the owner will qua...
	HACM may only make vacancy payments to the owner if:
	i. The owner gives HACM prompt, written notice certifying that the family has vacated the unit and the date when the family moved out (to the best of the owner’s knowledge and belief);
	ii. The owner certifies that the vacancy is not the fault of the owner and that the unit was vacant during the period for which is claimed;
	iii. The owner certifies that it has taken every reasonable action to minimize the likelihood and length of vacancy; and
	iv. The owner provides any additional information required and requested by HACM to verify that the owner is entitled to the vacancy payment.
	PART VI: SELECTION OF PBV PROGRAM PARTICIPANTS
	17-VI.A. OVERVIEW
	17-VI.B. ELIGIBILITY FOR PBV ASSISTANCE [24 CFR 983.251(a) and (b)]
	PHA Policy
	The PHA will determine an applicant family’s eligibility for the PBV program in accordance with the policies in Chapter 3.
	17-VI.C. ORGANIZATION OF THE WAITING LIST [24 CFR 983.251(c)]
	PHA Policy
	The PHA will establish and manage separate waiting lists for individual projects or buildings that are receiving PBV assistance. The PHA currently has waiting lists for the following PBV projects:
	Housing Development receiving PBV assistance
	Becher Court1800 W. Becher St.Milwaukee, WI 53215
	Cherry Court1525 N. 24th St.Milwaukee, WI 53205
	Convent Hill455 E. Ogden Ave.Milwaukee, WI 53202
	Highland Gardens1818 W. Juneau Ave.Milwaukee, WI 53233
	Holton Terrace2825 N. Holton St.Milwaukee, WI 53212
	Lapham Park1901 N. 6th St.Milwaukee, WI 53212
	Olga Village722 W. Washington Ave.Milwaukee, WI 53204
	Scattered SitesVarious locations
	Townhomes at Carver Park1901 N. 6th St.Milwaukee, WI 53212
	Victory Manor5556 N. 68th St.Milwaukee, WI 53218
	Westlawn Gardens Mid-Rise5555 N. 62nd St.Milwaukee, WI 53218
	Westlawn Gardens6236 W. Birch Ave.Milwaukee, WI 53218
	17-VI.D. SELECTION FROM THE WAITING LIST [24 CFR 983.251(c)]
	PHA Policy
	The PHA will provide a selection preference when required by the regulation (e.g., eligible in-place families, elderly families or units with supportive services, or mobility impaired persons for accessible units). The PHA may also offer additional pr...
	The following preferences have been established for the PBV program:
	Preference(s)
	RAD/PBV Development
	Seniors and persons with disabilities
	Becher Court
	Seniors and persons with disabilities
	Cherry Court
	Seniors and persons with disabilities
	Convent Hill
	Seniors and persons with disabilities
	Highland Gardens
	Seniors and persons with disabilities
	Holton Terrace
	Seniors and persons with disabilities
	Lapham Park
	Seniors and persons with disabilities
	Merrill Park
	Seniors and persons with disabilities
	Olga Village
	None
	Scattered Sites Tax Credit I
	None
	Scattered Sites Tax Credit II
	None
	Townhomes at Carver Park
	None, except for one midrise (47 units) that has preference for seniors and persons with disabilities
	Westlawn Gardens 
	None
	Westlawn Gardens Scattered Sites
	Preference for veterans
	Victory Manor
	None
	Westlawn Renaissance III (Oak/Walnut)
	Beech (30 units) has preference for youth aging out of foster care
	Westlawn Renaissance IV (Beech/Maple)
	27 units will have preference for youth aging out of foster care
	Westlawn Renaissance V
	None
	Westlawn Renaissance VI
	17-VI.E. OFFER OF PBV ASSISTANCE
	Family Briefing
	Persons with Disabilities
	Persons with Limited English Proficiency
	17-VI.F. OWNER SELECTION OF TENANTS
	PHA Policy
	The owner must notify the PHA in writing (mail, fax, or email) within five business days of learning about any vacancy or expected vacancy.
	The PHA will make every reasonable effort to refer families to the owner within 10 business days of receiving such notice from the owner.
	PHA Policy
	If any contract units have been vacant for 120 days, the PHA will give notice to the owner that the HAP contract will be amended to reduce the number of contract units that have been vacant for this period. The PHA will provide the notice to the owner...
	17-VI.G. TENANT SCREENING [24 CFR 983.255]
	PHA Policy
	The PHA will not conduct screening to determine a PBV applicant family’s suitability for tenancy.
	The PHA may not disclose to the owner any confidential information provided in response to a request for documentation of domestic violence, dating violence, sexual assault, or stalking except at the written request or with the written consent of the ...
	PHA Policy
	The PHA will inform owners of their responsibility to screen prospective tenants, and will provide owners with the required known name and address information, at the time of the turnover HQS inspection or before. The PHA will not provide any addition...
	PART VII: OCCUPANCY
	17-VII.A. OVERVIEW
	17-VII.B. LEASE [24 CFR 983.256]
	PHA Policy
	The PHA will not review the owner’s lease for compliance with state or local law.
	Tenant Absence from the Unit [24 CFR 983.256(g) and 982.312(a)]
	PHA Policy
	If a participating family receiving zero assistance experiences a change in circumstances that would result in a HAP payment to the owner, the family must notify the PHA of the change and request an interim reexamination before the expiration of the 1...
	PHA Policy
	The PHA will allow the owner to collect a security deposit amount the owner determines is appropriate.
	17-VII.C. MOVES
	PHA Policy
	The PHA will notify the family and the owner of the family’s need to move based on the occupancy of a wrong-size or accessible unit within 15 business days of the PHA’s determination. The PHA will offer the family the following types of continued assi...
	PHA Policy
	When the PHA offers a family another form of assistance that is not a tenant-based voucher, the family will be given 60 days from the date of the offer to accept the offer and move out of the PBV unit. If the family does not move out within this 60-da...
	The PHA may make exceptions to this 60-day period if needed for reasons beyond the family’s control such as death, serious illness, or other medical emergency of a family member.
	PHA Policy
	When the victim of domestic violence, dating violence, sexual assault, or stalking has lived in the unit for less than one year, the PHA will provide several options for continued assistance.
	The PHA will first try to transfer the participant to another PBV unit in the same development or transfer to a different development where the PHA has PBV units. The PHA will expedite the administrative processes in this case in an effort to conduct ...
	If no units are available for an internal transfer, or if there is reasonable cause to believe that such a transfer would put the victim in jeopardy, the participant may receive continued assistance through an external transfer to either tenant-based ...
	If a victim wishes to move after a year of occupancy in the unit, but no tenant-based vouchers are available, the PHA will offer the participant an internal transfer to another PBV unit in the same development or a transfer to a different development ...
	If no units are available for an internal transfer, or if there is reasonable cause to believe that such a transfer would put the victim in jeopardy, the participant may receive continued assistance through an external transfer to the PHA’s public hou...
	17-VII.D. EXCEPTIONS TO THE OCCUPANCY CAP [24 CFR 983.262]
	PHA Policy
	The PHA will allow families who initially qualified to live in an excepted unit to remain when circumstances change due to circumstances beyond the remaining family members’ control.
	In all other cases, the PHA will provide written notice to the family and owner within 10 business days of making the determination. The family will be given 30 days from the date of the notice to move out of the PBV unit. If the family does not move ...
	The PHA may make exceptions to this 30-day period if needed for reasons beyond the family’s control such as death, serious illness, or other medical emergency of a family member.
	PART VIII: DETERMINING RENT TO OWNER
	17-VIII.A. OVERVIEW
	17-VIII.B. RENT LIMITS [24 CFR 983.301]
	Definitions
	A qualified census tract is any census tract (or equivalent geographic area defined by the Bureau of the Census) in which at least 50 percent of households have an income of less than 60 percent of Area Median Gross Income (AMGI), or where the poverty...
	Tax credit rent is the rent charged for comparable units of the same bedroom size in the project that also receive the low-income housing tax credit but do not have any additional rental assistance (e.g., tenant-based voucher assistance).
	Reasonable Rent [24 CFR 983.301(e) and 983.302(c)(2)]
	The PHA must determine reasonable rent in accordable with 24 CFR 983.303. The rent to owner for each contract unit may at no time exceed the reasonable rent, except in cases where the PHA has elected within the HAP contract not to reduce rents below t...
	If the PHA has not elected within the HAP contract to establish the initial rent to owner as the rent floor, the rent to owner shall not at any time exceed the reasonable rent.
	PHA Policy
	The PHA will elect within the HAP contract not to reduce rents below the initial level, with the exception of circumstances listed in 24 CFR 983.302(c)(2). If, upon redetermination of the rent to owner, the reasonable rent would result in a rent below...
	PHA Policy
	When determining the initial rent to owner, the PHA will use the most recently published FMR in effect and the utility allowance schedule in effect at execution of the HAP contract.
	The PHA will not use amounts in effect at any time during the 30-day period immediately before the beginning date of the HPA contract or, for redeterminations of rent, the 30-day period immediately before the redetermination date.
	PHA Policy
	Rent Increase
	PHA Policy
	An owner’s request for a rent increase must be submitted to the PHA 60 days prior to the anniversary date of the HAP contract and must include the new rent amount the owner is proposing.
	Rent Decrease
	Notice of Rent Change
	PHA Policy
	The PHA will provide the owner with at least 30 days written notice of any change in the amount of rent to owner.
	17-VIII.C. REASONABLE RENT [24 CFR 983.303]
	Comparability Analysis
	17-VIII.D. EFFECT OF OTHER SUBSIDY AND RENT CONTROL
	Combining Subsidy
	PART IX: PAYMENTS TO OWNER
	17-IX.A. HOUSING ASSISTANCE PAYMENTS [24 CFR 983.351]
	17-IX.B. VACANCY PAYMENTS [24 CFR 983.352]
	PHA Policy
	If the PHA determines that the owner is responsible for a vacancy and, as a result, is not entitled to the keep the housing assistance payment, the PHA will notify the landlord of the amount of housing assistance payment that the owner must repay. The...
	PHA Policy
	If an owner’s HAP contract calls for vacancy payments to be made, and the owner wishes to receive vacancy payments, the owner must have properly notified the PHA of the vacancy in accordance with the policy in Section 17-VI.F. regarding filling vacanc...
	In order for a vacancy payment request to be considered, it should be made within 10 business days of the end of the period for which the owner is requesting the vacancy payment. The request must include the required owner certifications and the PHA m...
	17-IX.C. TENANT RENT TO OWNER [24 CFR 983.353]
	PHA Policy
	Generally, the PHA will make utility reimbursements to the family.
	17-IX.D. OTHER FEES AND CHARGES [24 CFR 983.354]
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	HACM may only make vacancy payments to the owner if:
	i. The owner gives HACM prompt, written notice certifying that the family has vacated the unit and the date when the family moved out (to the best of the owner’s knowledge and belief);
	ii. The owner certifies that the vacancy is not the fault of the owner and that the unit was vacant during the period for which is claimed;
	iii.The owner certifies that it has taken every reasonable action to minimize the likelihood and length of vacancy; and
	iv. The owner provides any additional information required and requested by HACM to verify that the owner is entitled to the vacancy payment.
	PHA Policy
	When the victim of domestic violence, dating violence, sexual assault, or stalking has lived in the unit for less than one year, the PHA will provide several options for continued assistance.
	The PHA will first try to transfer the participant to another PBV unit in the same development or transfer to a different development where the PHA has PBV units. The PHA will expedite the administrative processes in this case in an effort to conduct ...
	If no units are available for an internal transfer to a PBV development or if there is reasonable cause to believe that such a transfer would put the victim in jeopardy, the participant may receive continued assistance through an external transfer to ...
	If a victim wishes to move after a year of occupancy in the unit, but no tenant-based vouchers are available, the PHA will offer the participant an internal transfer to another PBV unit in the same development or a transfer to a different development ...
	If no units are available for an internal transfer, or if there is reasonable cause to believe that such a transfer would put the victim in jeopardy, the participant may receive continued assistance through an external transfer to the PHA’s public hou...
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	Referrals who are already on the list will retain their position and the list will be notated to indicate the family or youth is FUP-eligible.
	For those referrals not already on the waiting list, the PHA will work with the PCWA to ensure they receive and successfully complete a pre-application or application, as applicable. Once the pre-application or application has been completed, the PHA ...





