TENANT SELECTION PLAN

Decatur Christian Towers

1438 Church Street

Decatur, Georgia 30030

(404) 377-5507

Jeffrey S. Bird, rhp – Executive Director

Jennifer Barnes – Director of Marketing and Admissions

Decatur Christian Towers (DCT) was established in 1972 to provide a convenient, affordable housing alternative to low-income, elderly individuals.  DCT has 136 one-bedroom apartments and 80 efficiency apartments on 14 floors.

Marketing

At the present time, the marketing tools are a website, the yellow pages, a sign on the property, referral agencies and an advertising brochure, which is distributed to local businesses and churches.

Residency is open to all qualified eligible elderly persons in accordance with the Fair Housing Act which prohibits discrimination in housing and housing related transactions based on race, color, religion, sex, national origin, disability and familial status.  Residency is also in accordance with Title VI of the Civil Rights Act of 1964 which prohibits discrimination on the basis of race, color, or national origin in any program or activity receiving federal financial assistance from HUD.  Finally, Section 504 of the Rehabilitation Act of 1973 prohibits discrimination on the basis of disability in any program or activity receiving federal financial assistance from HUD.  

Decatur Christian Towers will make "reasonable accommodations” to individuals whose disabilities so require in accordance with HUD regulations and management policies.  This includes the application process and residency period.  For more information please refer to management’s Section 504 policy.  
Definitions:

Elderly Family:  A single person who is 62 years of age or older; two persons, one of whom must be 62 years of age, sharing residency whose income and resources are available to meet the family’s needs and who are related by blood, marriage or operation of law (or who give evidence of a stable relationship which has existed over a period of time); or one elderly person living with another person who is, based upon a licensed physician’s certificate provided by the family, to be essential to the care and well-being of the elderly person (live-in aid or attendant).

Income Limits:  Income limits for Decatur Christian Towers shall be based on annual income, which cannot exceed 50 percent of the median income for the area, as determined by the U.S. Department of Housing and Urban Development.  Ten percent of the units can be rented for fair market rent.

Minimum Income Limits:  In order to insure that Residents have sufficient income to meet their needs, there is a minimum monthly income for a family admitted to Decatur Christian Towers.  For a studio apartment, monthly income must be at least $850.00 per month and for a one-bedroom apartment, income must be at least $1,000.00.  The minimum monthly income amounts do not apply to applicants on the HUD Section 8 program.

Income Targeting:  To comply with the U.S. Department of Housing and Urban Development’s (HUD) Income Targeting, we must rent 40 percent of subsidized units that become available each year to extremely low-income households, which earn 30 percent or less of the area’s median income, as determined by HUD.

To comply with the 40 percent income-targeting requirement, priority will be given to extremely low-income households for selection from the Section 8 waiting list, or for admission if there are no extremely low-income households on the Section 8 waiting list.  The subsidized units will first be offered to tenants on the Section 8 waiting list then to applicants on the admissions waiting list who meet the income targeting requirements.  Since we are required to meet the 40 percent target, it is acceptable to skip over the higher income households on our waiting lists for lower income households.  If we skip over a household to meet the income-targeting requirement, we will note in the comment section of the waiting list that we skipped due to income-targeting requirement.  These files will be maintained forever to meet fair housing requirements.

If we are unable to meet the 40 percent income-targeting requirement from our waiting lists, we will market to the extremely low-income level.  After actively marketing to the extremely low income-level for “a reasonable marketing period”, if we are still unable to fill available subsidized units with extremely low-income households, we will rent the subsidized units to other eligible households.

If the 40 percent extremely low-income requirement has been met when a subsidized unit becomes available, the unit will be offered to the next eligible house hold on the waiting list regardless of extremely low-income status.

Waiting list for Occupancy:  The list of eligible persons who have submitted applications for admission, arranged in order by date and time the application is received.  Two separate lists are maintained:

1. The list of eligible applicants who have requested a one-bedroom unit.

2. The list of eligible applicants who have requested an efficiency unit.

If an applicant does not indicate a preference by marking both “efficiency” and “bedroom” on the application, the applicant will be placed on both waiting lists and will be called when the first apartment becomes available.

PROCEDURES FOR APPLYING FOR HOUSING

All persons/families interested in applying for housing at Decatur Christian Towers must comply with the following requirements to be "considered for housing"

· Applications may be picked up during the business hours Monday through Friday or mailed at the request of an interested party.  Applications will be reviewed during the applicant interview.  Allowances will be made for persons with mobility impairments or who live out-of-state.   
· Applicant must list all family members who will reside in the unit.

· Applicant(s) must meet certain credit/criminal report standards.  A credit/criminal report will be run on the applicant(s) by the management company.  

· Show ability to meet financial obligations in a satisfactory manner, and on time.

· List monthly obligations, including current utilities.

· Provide good/acceptable references from all landlords, both current and previous, listed on the application and in credit bureau files.

· Show that the applicant has the ability to fulfill all the lease requirements (with or without care assistance) where applicable. 

· Satisfactory housekeeping habits that will not jeopardize the health, security or welfare of other residents.
· Provide proof of citizenship for household members as well as social security numbers for members of the family six years of age and older.  
All of this information will be verified in accordance with HUD Regulations and Requirements, as stated in HUD Handbook 4350.3. Applicants will be required to sign appropriate forms authorizing management to verify any and all factors that affect the applicant’s eligibility or the rent that the applicant will pay. All of this information may be released by HUD to other Federal, State and Local Agencies.

In the event the applicant is personally unable to complete the form, the applicant must be present to provide the information to someone assisting in completing the form.  The person assisting the applicant must sign and date the application, indicating that it was completed at the direction of the named applicant, and provide identification to management.  
INTERVIEWS

When the applicant completes the original application, the application will be preliminarily reviewed.  The initial review will be for application completeness, to make sure that the application is legible and to determine, on the surface, if the applicant appears to qualify for the Section 236 Program. This in no way means that an applicant qualifies, or is eligible. Eligibility can be confirmed only after all items which may have any bearing on the rent that the applicant may pay are verified:  income, assets, family composition, etc.  The applicant must be determined eligible to be offered housing. 

As an applicant's name approaches the top of the Waiting List, or when an applicant is being offered housing, a formal interview will be scheduled.  At the time the applicant is interviewed, all items on the application will be discussed and confirmed.  Verification forms will be signed by the applicant authorizing management to verify all of these issues/items.  Until all items are verified eligibility cannot be determined nor any housing offered. Management must make an attempt to verify all factors with "third party" written verification, per HUD Regulations and Procedures.

In the absence of third party verification, within 14 days after attempting third party verification, and no response being received, management will use “Review of Documents” to verify items/issues in accordance with the HUD Handbook 4350.3.
Statutory/Regulatory Preferences: As a Section 236 property, Decatur Christian Towers will give preference to applicants who have been displaced by government action or a presidentially declared disaster.
Reasonable Accommodation: Decatur Christian Towers will make "reasonable accommodations” to individuals whose disabilities so require in accordance with HUD regulations and management policies.  This includes the application process and residency period.  For more information please refer to management’s Section 504 policy.  
Who is Eligible for Occupancy?

1. The household of two individuals, one of who must be 62 years of age or an elderly single person, age 62 or over.

2. The family’s annual income may not exceed “low income” limits. The tenant must be willing to pay the rent calculated using the HUD rules.

3. The applicant(s) must meet the criteria outlined in the Credit, Criminal Background and Rental History Screening Criteria.

4. The unit must be the family’s only residence.

5. Unit size standards, which limit occupancy to two persons per unit, must be followed.

6. At the time of admission, the applicant may not be receiving subsidy on any other unit.

7. All residents must be capable of providing means sufficient to caring for their normal needs.  This means that monthly income must be at least $850.00 to be accepted on the studio waiting list and $1000.00 for the one-bedroom waiting list.  The minimum monthly income amounts do not apply to applicants on the HUD Section 8 program.

8. Failure to sign or provide any verification documentation is reason to drop an applicant from the waiting list – or for a Resident to lose subsidy.

Who is Not Eligible for Occupancy?

1. An applicant whose annual income is greater than the applicable income limit (in this case HUD’s Low Income Limit for the Atlanta area for Section 236 individuals and Very Low for Section 8.)

2. For Section 8 – the amount the household would be required to pay using the Section 8 rent formula equals or exceeds the gross rent for the unit.

3. Neither the head of household or co-head is 62 or older.

4. An applicant who is an ineligible, non-citizen of the United States.

5. Applicant(s) who do not meet the criteria outlined in the Credit, Criminal Background and Rental History Screening Criteria.

6. Applicants who have been evicted from a federal assisted housing program for drug related charges in the past five years.  (If the applicant has completed a supervised drug rehabilitation program or the circumstances leading to the eviction no longer exist, the applicant’s eligibility may be reconsidered with proper documentation.)

7. An applicant who is a lifetime registered sex offender under state law.

8. Current drug users or those with a history of alcohol abuse.

Ineligible Individuals

Ineligible individuals may only be accepted as applicants or tenants if all eligible applicants have been admitted (unless there is good cause for denying assistance), if all reasonable steps have been taken to attract eligible families (including marketing activities most likely to attract eligible applicants), and if written certification is placed in the file of any ineligible tenant admitted that the previous two steps were completed.  “Ineligible” tenants may not make up more than 10 percent of the total number of units in the project.

Proof of Social Security Numbers

Applicants must provide documentation of SSNs in order to be eligible for subsidy at Decatur Christian Towers.  Adequate documentation means a social security card issued by the Social Security Administration (SSA) or other acceptable evidence of the SSN.  The head of household/spouse/co-head must disclose SSNs for all family members.  If no SSN has been assigned to a particular family member, the applicant must sign a certification stating that no SSN has been assigned.

When an applicant has a SSN but does not have the required documentation, the applicant may submit the SSN and certify that the number is accurate but that acceptable documentation could not be provided.  
Individuals who have applied for legalization under the Immigration and Reform Control Act of 1986 will be able to disclose the social security numbers, but unable to supply the cards for documentation.  Social security numbers are assigned to these persons when they apply for amnesty.  The cards go to the Department of Homeland Security (DHS) until the persons are granted temporary lawful resident status.  
Until that time, their acceptable documentation is a letter from the DHS indicating social security numbers have been assigned.
Management must accept the certification and continue to process the individual’s application.  However, an applicant may not become a participant in the program unless the applicant submits the required SSN documentation to management. The applicant must provide SSN documentation to management within 60 days from the date on which the applicant certified that the documentation was not available.
If management has determined that the applicant is otherwise eligible for admission into the property, and the only outstanding verification is that of the SSN, the applicant may retain his or her place on the waiting list for the 60-day period during which the applicant is trying to obtain documentation.  After 60 days, if the applicant has been unable to supply the required SSN documentation, the applicant will be determined ineligible and removed from the waiting list.

Management may extend the time period for an additional 60 days if the applicant is at least 62 years old and unable to submit the required documentation within the first 60-day period.

What is the Application Procedure?

1. Individuals wishing to apply for an apartment must call for an appointment with the Admissions Director for an interview to determine eligibility.  The interview must be done in person.  If an applicant lives in another state or long distance from this area, an application can be mailed, and an interview must be arranged as soon as possible.  Eligible applicants must fill out a written application in order to be admitted or to be placed on a waiting list if the waiting list is open.

2. When the completed application is received, the applicant will be screened for:

· Housekeeping

· Credit Information

· Previous Landlord References

· Current Drug Use

· Criminal Activity

· U.S. Citizenship or Evidence of Eligible Immigration Status for an Eligible Non-Citizen

3. If no cause for rejection is found, the applicant’s name will then be placed on the appropriate waiting list.

Required Documentation of Citizenship/Immigration Status

Decatur Christian Towers must obtain the following documentation for each family member regardless of age:
1. From U.S. citizens, a signed declaration of citizenship. We may require verification of the declaration by requiring presentation of a U.S. birth certificate or U.S. Passport.

2. From non-citizens 62 years and older, a signed declaration of eligible non-citizen status and proof of age;

3. From non-citizens under the age of 62 claiming eligible status:

a. A signed declaration of eligible immigration status;

b. A signed consent form; and

c. One of the following DHS-approved documents;

· Form I-551, Alien Registration Receipt Card

· Form 1-94, Arrival-Departure Record annotated with one of the following:

1. Admitted as a Refugee Pursuant to Section 207;

2. Section 208 or Asylum

3. Section 243(h) or Deportation stayed by Attorney General

4. Paroled Pursuant to Section (d)(5) of the INA.

· Form 1-94, Arrival-Departure Record (with no annotation) accompanied by one of the following:

1. A final court decision granting asylum (but only if no appeal is taken)

2. A letter from DHS asylum officer granting asylum (if application was filed on or after October 1, 1990) or from a DHS direct director granting asylum (application filed was before October 1, 1990)

3. Form I-688, Temporary Resident Card annotated Section 245A or Section 210.

4. Form I668-B, Employment Authorization Card annotated Provision of Law 274a.12(11) or Provision of Law 274a.12.

5. A receipt issued by the DHS indicating that an application for issuance of a replacement document in one of the above-listed categories has been made and that the applicant’s entitlement to the document has been verified.

6. Form I-151, Alien Registration Receipt Card

7. Other acceptable evidence. If other documents are determined by the DHS to constitute acceptable evidence of eligible immigration status, they will be announced by notice published in the Federal Register.

Non-citizens not claiming eligible immigration status may elect to sign a statement that they acknowledge their ineligibility for assistance.
Applicant / Tenant Protections under the “Violence Against Women Act”

1. The Landlord may not consider incidents of domestic violence, dating violence or stalking as serious or repeated violations of the lease or other “good cause” for termination of assistance, tenancy or occupancy rights of the victim of abuse.  

2. The Landlord may not consider criminal activity directly relating to abuse, engaged in by a member of a tenant’s household or any guest or other person under the tenant’s control, cause for termination of assistance, tenancy, or occupancy rights if the tenant or an immediate member of the tenant’s family is the victim or threatened victim of that abuse.
3. The Landlord may request in writing that the victim, or a family member on the victim’s behalf, certify that the individual is a victim of abuse and that the Certification of Domestic Violence, Dating Violence or Stalking, Form HUD-91066, or other documentation as noted on the certification form, be completed and submitted within 14 business days, or an agreed upon extension date, to receive protection under the VAWA.  Failure to provide the certification or other supporting documentation within the specified timeframe may result in eviction.
What are the Criteria for Rejection?

Applicants may be rejected if:

1. They are ineligible.

2. They do not meet tenant selection criteria

3. They are unable to disclose and document all Social Security numbers. 

Note:  When an applicant has a SSN but does not have the required documentation, the applicant may submit the SSN and certify that the number is accurate but that acceptable documentation could not be provided. 

February 16, 2009 Acceptable forms of identification include:

· Original Social Security Card

· Drivers license with SSN

· Identification card issued by a federal, State, or local agency, medical insurance provider, or an employer or trade union.

· Earnings statements on payroll stubs

· Bank statement

· Form 1099

· Benefit award letter

· Retirement award letter

· Life insurance policy

· Court records

4. The family size is not appropriate for the unit size.

5. They fail to meet the screening criteria.

6. They fail to provide any verification document or refuse to sign any required documents.

What is the Procedure for Rejection?

1. If an applicant is determined to be ineligible, he/she will be notified immediately in writing of the rejection.  Included in the letter of rejection will be:


a. The reasons for rejection and proper appeal procedure.

b. The applicant has 14 days to respond in writing to request a meeting to discuss the rejection.

c. If the applicant is an individual 62 or over with disabilities, the applicant may inform the Admissions Director of this fact and request that reasonable accommodations be made in nonessential practices or policies to enable the applicant equal opportunity.

2. A staff member who did not make the original decision to reject the applicant will conduct any meeting with the applicant or review the applicant’s written response.

3. If the applicant appeals the rejection, Decatur Christian Towers must give the applicant a written final decision within five (5) days of the response or meeting.

4. The original application, initial notice, any applicant reply, owner’s final response and all interview and verified information on which the rejection was based will be kept on file for at least three years.

What are the Requirements for a Live-in Aide?
1. The Decatur Christian Towers must verify the need for the live-in aide.  Verification that the live-in aide is needed to provide the necessary supportive services essential to the care and well-being of the person must be obtained from the person’s physician, psychiatrist or other medical practitioner or health care provider. The Owner must approve a live-in aide if needed as a reasonable accommodation in accordance with 24 CFR part 8 to make the program accessible to and usable by the family member with a disability. Decatur Christian Towers will verify whether the live-in aide is necessary only to the extent necessary to document that applicants or tenants who have requested a live-in aide have a disability-related need for the requested accommodation. This may include verification from the person’s physician, psychiatrist or other medical practitioner or health care provider. Decatur Christian Towers will not require applicants or tenants to provide access to confidential medical records or to submit to a physical examination. 

2. Expenses for services provided by the live-in aide, such as nursing services (dispensing of medications or providing other medical needs) and personal care (such as bathing or dressing), that are out-of-pocket expenses for the tenant and where the tenant is not reimbursed for the expenses from other sources, are considered as eligible medical expenses. Homemaker services such as housekeeping and meal preparation are not eligible medical expenses. 
Charges for Facilities and Services:
1. Replace lost apartment key - $12.00 per key.

2. Post office box keys, $1.00 per key.

3. Front door Key Fob $10.00

4. Coin operated laundry machines require 75 cents per use.

5. Damages, which are the fault of the resident due to careless or negligent behavior, will be assessed at the cost of repairs.

Unit Size Standards

In order to insure adequate space, not more than two persons per bedroom or efficiency will be allowed.

Security Deposit Requirements

Each tenant is required to pay a security deposit equal to the monthly total tenant payment for Section 8 residents and Section 236 residents.  Security deposits are maintained in a separate bank account.  Within 30 days after termination of tenancy, security deposit will be returned to the tenant, minus any charges for unpaid rent, damages or cleaning.

Unit Inspections

Units are inspected at the time a new tenant moves in to document any existing damage to the unit; on an annual basis thereafter for housekeeping and general maintenance; and after the tenant moves out to check for damages beyond normal wear and tear.

Available Subsidies

Upon move-in, all residents will be informed of the availability of the Section 8 program that is a deeper subsidy than the initial Section 236 program.

Annual Recertification Requirements

All tenants (except those who pay fair market rent or who receive Section 8 from a Housing Authority) are required to be recertified annually effective the month they moved into the project.  Exception:  If the tenant moves in paying market rent and is later certified for basic rent or if the tenant paying basic rent is later certified for Section 8 assistance, the annual recertification date changes to the month the subsidy is effective.

Interim Reporting Policies

Tenants must report the following changes immediately to management:

· Any household member moves out

· An adult member of the family reported unemployed on the most recent recertification, obtains employment

· The family’s income cumulatively increases by more than $200.00 per month.

Implementation of House Rule Changes:

Any house rule changes will be delivered in writing to each resident’s door.  Thirty days notice will be given before implementation.

Unit Transfer Policy:

Unit transfers are permitted only if one of the five following conditions are met:

1.
   The resident needs to transfer for medical reasons/reasonable accommodation, which is confirmed in writing by the resident’s physician.

OR:

      2.      The resident needs to transfer because of changes in family size or composition.







OR:
3.
   The resident needs to transfer based on the need for accessible unit/features.






OR:

4.       The resident needs to transfer based on the need for a deeper subsidy.







OR:
5.
   The outside waiting list has been depleted.

If a resident has requested a unit transfer and has been added to the Unit Transfer Waiting List and one of the above requirements is in effect, the in-place resident may be transferred to an available one-bedroom unit subject to the following conditions:

1. Resident must not have any house rule or lease violations for the last two years.

2. Resident must have excellent housekeeping as recorded in the semi-annual apartment inspections or other staff inspection reports for the last two years.

3. The resident must provide proof that he/she meets the requirements set forth in the Tenant Selection Plan for eligibility for a one-bedroom apartment.  

4. Resident must have a record of on-time rent payments.

5. The resident pays a Transfer Fee of $500.00. No transfer fee will be charged for HUD Section 8 recipients.

Decatur Christian Towers will determine which units are or are not available for in-house transfers.

If you are offered a one-bedroom apartment and you decline, your name will be moved to the bottom of the list.  If you are offered a one-bedroom apartment a second time and you decline, your name will be removed from the transfer list.
For any questions concerning a unit transfer, please see the Director of Admissions.

Section 8 Waiting Lists

Management is currently selecting tenants from the in-house waiting list. This practice will continue until we see a need to reopen the outside waiting list. A tenant who requests and qualifies for Section 8 assistance is placed on a waiting list and will only receive the Section 8 assistance when one of the 43 Section 8 slots is available.  Separate Section 8 waiting lists are maintained for one bedroom and efficiency apartments.  If a resident on Section 8 waiting list transfers from an efficiency apartment to a one-bedroom apartment, the Resident’s name will be moved to the bottom of the appropriate Section 8 waiting list.

The Section 8 Waiting List may be closed when the average wait for a Section 8 rental assistance slot exceeds five (5) years.  This wait is calculated by taking the average number of Section 8 slots that turn over monthly and multiplying that number by twelve (12) months to determine the annual Section 8 turnover. When the waiting list is closed, a notice will be prominently posted in management/rental office and the reception lobby. When the Section 8 Waiting List is to be re-opened, a notice will be prominently posted in the management/rental office, the reception lobby and the internal tenant monthly newsletter. This notice will state when the Section 8 Waiting List will be re-opened, as well as times and days that application requests will be taken.

Independent Student Status
HUD has published a final rule implementing a law that restricts individuals who are seeking Section 8 assistance and are enrolled at an institution of higher learning, under the age of 24, not a veteran, unmarried, and do not have a dependent child from receiving Section 8 assistance.  Such individuals are ineligible and unless the student is determined independent from his or her parents upon review and verification of such status or the student is determined independent from his or her parents upon review and the parents are eligible for Section 8 assistance

The financial assistance of the student in excess of tuition will be included in annual income when determining the student’s eligibility for Section 8 assistance, unless the student is over the age of 23 with dependent children and the determination of rent is made in accordance with the requirements of the Section 8 program.  The financial assistance of a student residing with his or her parents would continue to be excluded from annual income.  Management will ensure at each annual recertification that an independent student remains eligible to continue to receive Section 8 assistance.

During the application process, management will appropriately screen applicants and households for eligibility under this final rule.  An applicant who is a student and who does not meet the income eligibility requirements or jointly, do not meet the income eligibility requirements for Section 8 assistance are not eligible for Section 8 assistance and will be prohibited from participating in the program.  A student under the age of 24 who is not a veteran, unmarried, does not have a dependent child and who is currently receiving Section 8 assistance, if at recertification is determined to be ineligible, will have his/her assistance terminated.

**Students with disabilities receiving Section 8 as of November 30, 2005 are exempt from the Independent Student restrictions on receiving Section 8 rental assistance.

Definitions 

Independent Student

To be classified as an independent student for Title IV aid, a student must meet one or more of the following criteria:

1.  Be at least 24 years old by December 31 of the award year for which aid is sought;

2. Be an orphan or ward of the court through the age of 18;

3. Be a veteran of the U.S. Armed Forces;

4. Have legal dependents other than a spouse (for example, dependent children or an elderly dependent parent);

5. Be a graduate or professional student; or

6. Be married.

No assistance shall be provided under Section 8 of the United States Housing Act of 1937 (42 U.S.C. 1437f) to any individual who:

1. Is enrolled as a student as either a part-time or full-time student at an institution of higher learning for the purpose of obtaining a degree, certificate, or other program leading to a recognized educational credential (as defined under section 102 of the Higher Education Act of 1965 (20 U.S.C. 1002);

2. Is under 24 years of age;

3. Is not a veteran of the US military;

4. Is  not married;

5. Does not have a dependent child;

6. Is not otherwise individually eligible, or has parents who, individually or jointly, are not eligible, to receive assistance under Section 8 of the United States Housing Act of 1937 (42 U.S.C. 1437f);

7. Is not living with his or her parents who are receiving Section 8 assistance;

8. Is not individually eligible to receive Section 8 assistance and has parents (the parents individually or jointly) who are not income eligible to receive Section 8 assistance.

9. Is not a person with disabilities, as such term is defined in Section 3(b)(3)(E) of the United States Housing Act of 1937 (42 U.S.C. 1437a(b)(3)(E) and was not receiving assistance under such Section 8 as of November 20, 2005.

**Students with disabilities receiving Section 8 as of November 30, 2005 are exempt from the Independent Student restrictions on receiving Section 8 rental assistance.

For purposes of determining the eligibility of a person to receive assistance under Section 8 of the United States Housing Act of 1937 (42 U.S.C. 1437f), any financial assistance (in excess of amounts received for tuition) that an individual receives under the Higher Education Act of 1965 (20 U.S>C. 1001 et seq.), from private sources, or an institution of higher learning (as defined under the Higher Education Act of 1965 (20 U.S.C. 1002), shall be considered income to that individual, except for a person over the age of 23 with dependent children
Credit and Criminal Screening Criteria

Rental Approval:

1. If a prior landlord reported the applicant(s) damaged property or lease violations the application can be denied.  This includes lease violations, disturbing the peace, harassment, poor housekeeping habits, improper conduct or other negative reference against the household.  

2. Any evictions within the past three years activity is automatically grounds for denial.  This includes any household members who have been evicted from Federally-assisted housing within the last three years for drug-related criminal activity.  If the evicted household member who engaged in drug-related criminal activity has successfully completed a supervised drug rehabilitation program or circumstances leading to the eviction no longer exist, Management will review on a case-by-case basis.  
3. We may accept a rental history of no more than two (2) late payments of rent in a six (6) month period, with verification of all charges paid and no more than one (1) NSF check in a one (1) year period.  Anything beyond this specification can be grounds for denial.  
4. Any evidence of illegal activity including drugs, gangs, weaponry, etc., will be grounds for denial.  
5. Grossly unsanitary or hazardous housekeeping habits.  

6. Any debt balance owing to a prior management company or housing complex will need to be paid prior to move-in.  
7. Lack of rental history is not grounds for denial.

Credit Approval:

1. Applicants with more than 50% of accounts in negative standing within the will be denied.  Examples of negative standing are late payments, collections, bad credit status, etc.

2. Public records such as collections and judgments are included as negative accounts.  
3. Each bankruptcy item or foreclosure proceeding within the past five (5) years is rated as the worst account and counted individually.  

4. Federal and State Tax liens within the past three (3) years are counted as a negative account.  Prior to the three (3) year period we may request proof of payment/release on any Lien over $1000.00 that is still on the applicant’s credit history.  

5. Financial Aide or School Loans in negative standing are counted.  

6. Any amount showing owed to a prior management company can be grounds for denial.  We reserve the right to ask for proof of payment.

7. Any other item(s) that appear on the credit report, which would reflect negatively on the applicant, will be reviewed and a decision will be made based on the date, source, and amount of the action.
8. Medical debt is not counted.
9. Lack of credit history is not grounds for denial.  

Criminal Background Check:

1. Any conviction or imprisonment for illegal drug use, manufacture or distribution of a controlled illegal substance is grounds for denial.  

2. Any conviction or imprisonment for any crime of violence, fraud, theft, or other crime which establishes that the applicant’s tendency might constitute a direct threat to the health or safety of other individuals or result in the substantial physical damage to the property of others is grounds for denial.  

3. Any conviction for any activity concerning sexual abuse or assault is grounds for denial.  This includes, but is not limited to, any member of the household who is subject to a registration requirement under a state sex offender registration program.  

4. Any conviction for any activity including murder is grounds for denial.
5. Any other felony conviction or imprisonment within the past five (5) years.  

6. Any household members who are currently engaging in illegal drug use is grounds for denial.  This can include a pattern of illegal drug use that may interfere with the health, safety, or right to peaceful enjoyment of the premises by other tenants.  

7. Any household member who has a pattern of alcohol abuse that may interfere with the health, safety, or right to peaceful enjoyment of the premises by other tenants is grounds for denial.    
NOTE:  All applicants in a household will be processed as one approval or denial for an apartment. If any one of the applicants has negative rental history, negative credit history or negative criminal history all applicants will be denied.
Enterprise Income Verification

The purpose of HUD's EIV System is to make integrated income data available from one source, via the Internet, for public housing providers to use to improve income verification during required income initial examinations and reexaminations. Decatur Christian Towers will use The Enterprise Income Verification System (EIV) to obtain the following information: 

1. Monthly employer new hires 

2. Quarterly wages (including employer information), Federal wages are available 

3. Quarterly unemployment compensation 

4. Monthly social security (SS) and supplement security income (SSI) benefits

5. Existing Tenant Search for individuals who are applying for occupancy.
The EIV system is an integral part of the Rental Housing Integrity Improvement Project, the goal of which is to “ensure that the right benefits go to the right persons”.  EIV data is only to be disclosed to authorized individuals, and used in connection with the administration of HUD rental assistance programs.  Official HUD use includes:

1.  Verification of employment and income at recertification

2. Monitoring and auditing Decatur Christian Towers operations

3. Preventing and investigating cases of fraud, waste and abuse in HUD rental assistance programs.

EIV Data may only be disclosed to:
1. Decatur Christian Towers Occupancy Specialist(s) (O/A)

2. Service Bureau that may be employed by Decatur Christian Towers (considered an extension of O/A)

3. Contract Administrator

4. Independent Public Auditors

5. HUD Staff

6. HUD Office of Inspector General for investigative purposes

7. Individual to who the record pertains (at their request)
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