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Bring New Life To A Dying
Development By Organizing
Creative Activities For Residents

B Your renovation project won’t be successful if
cleanup is your only goal

When you’re faced with a property that looks closer to
demolition than renovation, don’t get discouraged. By encour-
aging community involvement and creating fun activities for
the neighborhood children, you can spark a revitalization that
turns a property around. Read on to find out how one Chicago
development made a positive change.

Background: Indiana Terrace Apartments, located in
Chicago, started out under the ownership of one private owner
who had a dream for single mothers and low-income families to
have a decent, affordable place to live.

Ten years after the owner established the development,
HUD decreased its funding for Indiana Terrace Apartments and
the building became rundown — as well as drug- and gang-in-
fested. After the decrease in HUD funds, Indiana Terrace Apart-
ments quickly became known as one of the most troubled sites
and neighborhoods in Chicago.

Make A Commitment To Change
And Community Restoration

In 2003, when the building was doomed for foreclosure,
HUD initiated a management change. The new management
company, 6000 S. Indiana, LL.C, along with the new owner,
Don Schein, and the new property manager, Rhonda Russell,
sought to make a difference.

Because the development housed 75 leaseholders — and
142 children — creating child-based activities was the logical

SUCCESS SPOTLIGHT, continued on next page
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SUCCESS SPOTLIGHT, continued from cover page

catalyst for change. “We worked day and night to help change Other positive changes: “Now 80 percent of our lease
the thinking of our residents by providing community activi- holders are working as opposed to when we took over and
ties such as holiday parties, block parties, after-school snacks only 40 percent were working,” Russell points out. Ad-
and back-to-school activities for the last three years,” says ditionally, some residents have completed their GEDs and
Russell. To advertise the new community gatherings, Rus- one student received a four-year scholarship to a university.
sell and the rest of the 6000 S. Indiana staff hung up bulletin “There are so many other positive things that have happened
boards in hallways and in the community room, hoping to here, and most of all it is a home for single mothers and low-
encourage participation. Some staff members even formed income families who are looking for decent, safe and sanitary
committees to help run the activities. living,” she adds. H
The neighborhood activities paid off as participation
soared. Now the residents are very involved in community ac- Do you have your own assisted
tivities, and they even assist in the cleanup of their neighbor- housing success story?
hood. The Mayor Annual Clean Up Day is one activity where Does your organization own properties that have
participation led to community revitalization. “Our building resourceful and innovative developments, unique
is very clean and has no writing on the walls, the floors are management or creative financing?
waxed, and there’s no urine smell in the elevators or hallways We’d love to hear about it.
(where there once was). The residents are keeping the units in
good conditions,” Russell notes. Now is your chance to brag. Assisted Housing Alert is looking
The interior wasn’t the only thing getting a facelift. Both for future additions to our “Success Spotlight” feature.
adult and child residents helped plant flowers in the surround- It you think your assisted housing colleagues could
ing park area. “A former councilman donated a vacant lot to benefit from your example, contact
the tenants where we put two barbeque grills, picnic tables Editor Rebecca O'Keefe at
and a basketball hoop,” Russell says. rebeccao@eliresearch.com for consideration.

Take The Guesswork Out Of Determining Reasonable Rent —

You Can Obtain A Figure That’s Actually Accurate

W Discover how GOSection8.com assists PHAs, landlords and tenants

If you’d rather walk across hot coals than attempt to GOsection8.com and
calculate reasonable rent, you’ll want to read this. Instead Market Unit Comparables
of taking a shot in the dark to determine rent, use GOSec-
tion8 to guide you — from gathering accurate comparables There are three types of comparables available in the
to updating your property information. Don’t calculate GOsection8.com system:
your next fair rent until you’re fully in the know! @ Open market listing is the primary avenue to cre-
In our last issue (Vol. 3, No. 7, page 49), we continued ate comparables in GOsection8.com. This process captures
our discussion on calculating reasonable rent by reprinting ~ key information to ensure that comparable unit data is
a section of Nan McKay And Associates, Inc.’s “Rent accurate and thorough.
Reasonableness and GOSection8” white paper. In this @ Rented non-subsidized listings are open market
issue, we reprint the second — and final — part of Nan listings that have been rented by non-subsidized tenants.
McKay’s GOSection8 solution. As units are rented, GOsection8.com assists PHAs in

updating unit information to ensure that comparable data
remains timely and current.
COMPLIANCE, continued on next page
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COMPLIANCE, continued from previous page

@ PHA-added comparables can be added to the system
at any time. These comparables may be based on information
gathered by the PHA or based on comparable data added by
GOsection8.com and purchased by the PHA.

All comparables include information on the nine factors
that PHAs must consider when determining whether a rent to
owner is reasonable in comparison to rent for comparable non-
subsidized units.

1. Population and
Maintenance of the Database

There are three ways to populate the GOsection8.com
database with comparables (any or all of these approaches
may be used):

@ the PHA promotes the use of the landlord listing

als for the PHA’s jurisdiction. This number of comparables
are determined by the PHA and the data uploads into
GOsection.com.

2. Verification of Comparables

GOsection8.com performs some verification on all
data entered to the system.

a. Open Market Listings

When a new open-market listing is added by a land-
lord or PHA, the property address is checked to ensure it is
valid. Invalid addresses are removed from the listing.

b. Rented Non Subsidized Listings

When an open market listing becomes rented, GOs-
ection8.com staff compares the listing to local publicly

available records to ensure that the

service by landlords, which gener-
ates comparables,

@ the PHA or GOsection8.com
may enter current PHA comparabil-
ity data into the system,

@ the PHA may purchase a
specified number of comparables
from GOsection8.com and have lord/Unit listings
them loaded into the system.

a. The Landlord Listing Service | potential tenants

GOsection8.com Advantages

1. Decrease PHA expenses

2. Justify rent values

3. Use of veriped actual market values in the
Rent Reasonableness analysis

4. Maximize a PHAls SEMAP scores

5. Allow cross jurisdictional comparisons

6. Expedite production of customized Land-

7. Improve Landlord participation
8. Simplify the property search process for

information is correct.
¢. PHA-added Comparables
When the PHA adds compara-
ble units to the system, it is respon-
sible for performing the quality
control function for this data.

3. Quality Assurance

Input data is verified when-
ever possible by the procedures

Landlord listings are the founda-
tion of the GOsection8.com com-
parable database. To build comparables using the landlord
listing service, the PHA switches from its current procedure of
gathering rental information from landlords to a procedure that
refers interested landlords directly to GOsection8.com. There,
the landlords can enter information on their available proper-
ties. Landlords are required to provide information on all nine
factors used to determine the reasonableness of rent. Through
landlord utilization of the listing service, new comparables are

generated in real-time, eliminating the need for manual updates.

b. Utilize Current PHA Comparables

A PHA may already have a file or database of valid
comparables that it has been using. The GOsection8.com
database can be populated with these comparables as long
as they are provided in a prescribed Excel format.

c. Commission GOsection8.com

If requested, GOsection8.com will partner with a local
certified appraiser to create a data set of unsubsidized rent-

outlined here.

a. Data Entries

Wherever possible the data entry mechanism for all us-
ers is by pull down menus, which means that the user selects
from what is known to be valid data. This limits the possi-
bility of error when recording standard unit information.

b. Rent Amount

When a landlord enters the asking price or the rent
amount for a particular unit, GOsection8.com performs a se-
ries of validation checks comparing this number with other
identified properties in the local market area.

4. Monitoring the Database

GOsection8.com monitors the status of the database to
ensure that an adequate level of comparables are generated
and maintained. If problems are identified, GOsection§.

COMPLIANCE, continued on next page
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COMPLIANCE, continued from previous page

com and Nan McKay work with the PHA to identify and Displaying the Listing
implement solutions. and Local Amenities
GOsection8.com and Property Listings The system also provides information on the location
of nearby points of interest, including schools, restaurants,

At the heart of the GOsection8.com system is a hospitals and more. A tenant seeking housing can access

property listing service. Data is based on real-time market this information to assist in assessing the level of interest

information supplied by landlords. This provides compara- in the nearby properties. It also assists the PHA in proper

ble unit data for the rent reasonableness process and assists  comparable selection and directly addresses the location

PHAs in providing listings of available market rentals to factor for Rent Reasonableness.

both HCV families and landlords.

Generating and Organizing the List
Landlord Entries

The PHA is able to customize and print its own property

In the GOsection8.com process, the landlord accesses listings on demand. GOsection8.com provides 11 user select-
GOsection8.com and enters information on his property. able fields and detailed property descriptions, providing more
The landlord has immediate visual confirmation that the information than normally provided on a typical PHA listing.
data that will appear on the listing sent to all potential ten- The PHA can quantify new landlords by generating a
ants is an accurate representation of the property for rent. list and obtain qualitative assessments by surveying them

when they list a property. Giving landlords access to the
Data Collection databases assists them in setting realistic rental amounts

upon initial property listing which helps the landlord, the
When taking a listing from a landlord, the system gath- potential tenants and the PHA.
ers information about the unit including information on all

nine of HUD’s rent reasonableness factors. It’s important Linking Landlords and Tenants

that the listings include sufficient information to make

informed assessments about comparability of units across Another way GOsection8.com expedites voucher place-
all of the critical factors that impact rent. This enables the ment is by making it possible for a PHA to provide property
PHA to make a more accurate and faster rent reasonable- owners with a listing of prospective tenants seeking housing.
ness determination. Through the GOsection8.com system, families can

provide detailed information about their vouchers and their
needs directly to landlords. In turn, landlords can proactive-
ly fill their vacancies with Section 8 HCV tenant families. l

You Can’t Breach Your HAP Contract Without Supplying A

Reason To Do So

B Appeal as many times as you like, but if you don’t have valid reason, the verdict will remain the same

If you’re a landlord who receives Section 8 subsidies for circumstances change. Even if you think you’re local laws
one or more of your tenants, you have to continue to accept justify your non-renewal of a Section 8 lease, federal laws
those tenants’ subsidies indefinitely — or until a tenant’s like FHA will overrule you.

COURT TAKEAWAY, continued on next page
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COURT TAKEAWAY, continued from previous page

Background: For more than 30 years, Sonia Rosario (re-
spondent) lived in a rent-stabilized New York City apartment
owned by Diagonal Realty, LL.C (appellant). Throughout
most of the 30-year time span, respondent received Section
8 benefits from the New York City Housing Authority
(NYCHA) after the landlord and NYCHA signed a Housing
Assistance Payment (HAP) contract.

In February 2003, appellant informed NYCHA that
it no longer wanted to participate in respondent’s Section
8 program — though it offered no reason for the change
— and refused to accept NYCHA'’s subsidy payments for
respondent’s apartment. Due to appellant’s abrupt refusal
to accept respondent’s subsidy, respondent fell behind on
rent, which led appellant to file a proceeding in the Civil
Court of the City of New York to evict respondent for
nonpayment of rent.

Respondent sued appellant and took action against it
in the Supreme Court Of New York, seeking affirmation
that the defendant landlord was not allowed to opt out of the
Section 8 program. The court granted summary judgment in
plaintiff’s favor, stating that defendant landlord was obligated
to continue accepting Section 8 rent subsidies and that he
wasn’t allowed to opt out of the federal rent-subsidy program.

Keep Accepting Section 8 Subsidies
Unless Your Tenant’s Income Changes

Unhappy with the court’s verdict, appellant appealed.
But the Court of Appeals Of New York affirmed the su-
preme court’s verdict. The Court of Appeals made its deci-
sion based on the New York State Rent Stabilization Code,
which requires landlords to provide rent-stabilized renewal
leases that are on the same terms and conditions as the ex-
pired lease — except when the owner can demonstrate that a
change is necessary to comply with a specific requirement.

Because appellant didn’t indicate that there were
any exceptions or changes, the court determined that the
landlord’s prior acceptance of Section 8 subsidies was a
term of a lease that should continue.

Each Section 8 lease includes a “tenancy addendum,”
which specifies that the owner leases the contract unit to
the tenant with assistance for tenancy under the Section
8 housing choice voucher program. And, the tenant is not
responsible for paying the portion of the rent to the owner
covered by the housing assistance payment, according to
the Court of Appeals. This tenancy addendum makes ac-

ceptance of Section 8 subsidies a term of every lease that
a landlord signs with a Section 8 tenant. Therefore, the
landlord has an obligation to accept Section 8§ subsidies in
future renewal leases.

Your Arguments For Appeal
Must Prove Valid To Turn Verdict

Appellant proposed that the aforementioned tenancy
addendum did not apply in this case because when respon-
dent first signed the lease, she was not receiving Section
8 benefits. But the Rent Stability Code does not mention
anything about an initial lease; it just requires that the
renewal lease contain the same terms and conditions as the
expired lease — not necessarily the original lease.

Appellant also argued that the Rent Stability Code
protections are preempted by the federal law that restricts
landlords from evicting Section 8 tenants. Appellant insists
that the 1998 amendment to the federal law does allow
landlords to terminate a Section 8 tenancy without cause
when the lease term is over — and that it takes precedence
over the New York law requiring landlords to renew with
the same terms and conditions.

To determine if the state law is indeed preempted by fed-
eral law, the court needed to determine Congress’s intent by:

1. Examining the federal statute’s language;

2. Determining whether the federal legislation was so
comprehensive in scope that it is evident that Congress
intended to fully occupy the field of subject matter; and

3. Deciding whether the state law actually conflicts
with federal law.

Court’s verdict: The court determined that legislative
history contradicted the appellant’s preemptive theory. The
amendment’s purpose was not to affect assisted households
adversely, the court said. Assisted tenants are still protect-
ed under state and local tenant laws, as well as federal laws
under the Fair Housing Act (FHA) and the Americans with
Disabilities Act.

The court concluded that Congress’s intent was to
“streamline and simplify the Section 8 program by reduc-
ing the involvement of the federal government and housing
agencies,” according to the Court of Appeals. The legisla-
tive purpose was to remove federal obstacles to landlords’
participation in the Section 8 program.

COURT TAKEAWAY, continued on next page
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COURT TAKEAWAY, continued from previous page

Additionally, HUD introduced a regulatory language Moreover, there is no conflict between federal and
clarifying that “nothing in [the federal regulations govern- state law and it is not impossible to abide by both federal
ing the Section 8 program] is intended to preempt opera- and state law — a compliant landlord receiving Section 8
tion of state and local laws that prohibit discrimination subsidies should follow both.
against a Section 8 voucher-holder,” explained the Court of Final Verdict: The Court of Appeals concluded that
Appeals. Therefore, the court ruled that there was no pur- Congress’s intent was not to remove state and local law
pose to preempt state law — and in fact, that the contrary protections afforded to Section 8 recipients, and the court
was true. In this case, federal and state law depended on affirmed the supreme court’s original verdict. ll
each other.

Don’t Get Stuck With A Lazy Contractor — It’'s Worth An

Extensive Search To Find The Best One

B Lucid project plans and frequent communication are the keys to successful project completions
by Kevin Aguanno, PMPE, MAPM

Whether it’s extensive building repairs or a whole new The most important step you can take to reduce this risk is
housing development, chances are you’ll need to hire a contrac-  to analyze your contracting needs and plan your require-
tor for your properties at some point. But hiring and managing ments in advance.
contractors is different from hiring and managing your staff. Determine what your absolute needs are, and then decide
Contractors have different motivations, perspectives — and what other skills and qualities are nice to have. Itemize the
different laws that they have to follow. Here we offer some tips skills and qualities into these two categories. This way, you’ll
that will help you choose the best person for the job. be better able to assess the fit of each potential contractor and

know on which items you’ll be able to compromise.

Why You’ll Want To Hire A Contractor

Instead Of Someone Internally Set A Clear Scope For Your Contractor
Contractors offer unbiased opinions and aren’t swayed by Some contracted projects fail because of different inter-
your company’s politics. Outsider objectivity means their rec- pretations of the scope. When setting your own contracting
ommendations are more honest, and therefore more valuable. arrangements, make sure the scope is detailed and explicit
Contractors also have an advantage over employees in — leave nothing to interpretation.
organizations with complex processes. In some cases, you can In many cases, having the contractor sit in on the scoping

find contractors who can do the work more efficiently because  exercise is beneficial to ensure that everyone understands the
they don’t have to follow all of your internal processes. While ~ project plan fully. This preliminary meeting reduces the risk
this freedom can mean increased risk if not managed closely, of future confusion — and unwanted results.
you can use this to your advantage to reduce risk and improve
project cost and schedule performance. Have A Backup Plan For Replacing
Contractors Who Don’t Work Out
Understand Your

Contracting Requirements Create a backup plan for each contractor you hire. In the
research stage of your hiring process, make sure you get com-
Although finding situations where you want to hire a petitive bids. Consider creating a chart to remind you which

contractor is easy, it’s also easy to select the wrong contractor.
MANAGEMENT CORNER, continued on next page
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MANAGEMENT CORNER, continued from previous page

contractor was your runner-up — and which one you don’t
want to call again! Keep in touch with potential replacements
in case your first choice doesn’t work out.

Select The Right Contractor
For Your Organization

Although a contractor may have earned your trust from a
past project experience, trust can also stem from personal cred-
ibility, attitude and chemistry. If you’re uncertain about your
contractor’s ability to complete your project on time, or if you
don’t believe the contractor’s claims, find a new contractor.

And, a contractor with years of experience working in a
different field or using different technologies may not be the
best choice for your project. You want someone who knows
what specifically can go wrong in your situation, who can
plan to avoid the problems and who knows how to react if
they do occur.

Monitor And Manage Performance
Through Regular Reviews

Even if your organization doesn’t hold formal perfor-
mance reviews of its regular employees, ensure that you do so
with your contractors. Contractors have less familiarity with
your organization’s standards, culture and expectations.
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Make up a contractor assessment form you can use to
manage their performance. Periodic performance reviews
also assist you in monitoring progress. If you set up a mile-
stone schedule with your contractors that breaks down their
deliverables into subcomponents you’ll review regularly, then
you’ll always have a clear idea of how they’re progressing. If
they’re getting off-schedule, you’ll be able to take corrective
actions before things get too far off track and it’s too late to
start over.

Don’t forget: Protect your confidentiality! Contractors
aren’t bound by your own internal organizational con-
straints about confidentiality and trade secrets. Make sure
your contractors are bound by non-disclosure agreements
so your proprietary organizational knowledge remains
within your organization. ll

Industry Notes

SEVRA PROVES WELL RECEIVED — HOUSE
LANDSLIDE PASSES THE REFORM ACT

The U.S. House of Representatives voted 333 to 83 to
pass H.R. 1851, the Section 8 Voucher Reform Act (SEVRA)
of 2007. Rep. Maxine Waters (D-CA) sponsored the reform
act to improve the Section 8 funding formula to make it more

efficient, revise the rent calculation process and decrease
administrative costs. And, the bill will increase voucher
opportunities for lower-income families and expand the
number of families receiving vouchers by 20,000 a year for the
next five years, reports the States News Service.

“This bill addresses many [prior| problems and will return
much-needed stability to the Section 8 program and the 2
million low-income families who rely on it,” said Rep. Waters
in a recent statement.

“At last, we have a bill that brings this country’s Section 8
Housing Choice Voucher Program into the 21st Century,” said
Rep. Judy Biggert (R-IL). A SEVRA cosponsor and ranking
member of the House Financial Services Subcommittee
on Housing and Community Opportunity, Biggert went
on to say that the bill “will expand the programs that help
public housing recipients move to self-sufficiency and to
homeownership.”

The House also voted to adopt Rep. Waters’ manager’s
amendment, according to the States News Service. The
manager’s amendment:

INDUSTRY NOTES, continued on next page
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- Allows flexibility in rent setting while maintaining affordability requirements;

- Increases the level of permitted voucher reserves;

- Spells out responsibilities for HUD to provide uniform translation of documents
under the Limited English Proficiency (LEP) requirements; and

- Modifies inspection and Housing Innovation Program (HIP) provisions to
the bill.

The SEVRA bill now moves to the Senate to await its approval.

SECTION 8 PROPERTIES NATIONWIDE GO GREEN WITH HUD’S
GREEN BUILDING INITIATIVE

HUD announced a green initiative at the National Symposium on Green
Affordable Housing on July 20. This green initiative is a nationwide program that
encourages Section 8 property owners to rehabilitate their properties using “green
building” principles that exemplify a mixture of sustainability, energy efficiency,
recycled materials, indoor air quality and a healthy housing approach, according to
a HUD press release. By going green, property owners can aim to lower utility costs
— and tenants can look forward to improved air quality, lower levels of allergens and
reduced risk of mold-related illness.

Properties within HUD’s Section 8 portfolio — specifically properties in the
Mark to Market (M2M) Program — will voluntarily implement the green initiative.
“The M2M Green Initiative recognizes that the affordable housing industry can make
a significant impact in reducing energy consumption and enhancing tenants’ living
environments,” said Brian Montgomery, assistant secretary for Housing — Federal
Housing Commissioner.

M2M provides incentives to existing multifamily, HUD-subsidized property
owners to perform needed rehab and maintenance using green alternatives and offers
the opportunity to test the impact of green principles on utility consumption and indoor
air quality. Under M2M, HUD finances 80 percent of most rehab items and 97 percent
of certain significant additions to the property, the release says. H
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