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CHAPTER 1 STATEMENT OF POLICIES AND OBJECTIVES

INTRODUCTION

The U.S. Housing Act of 1937 authorized local Public Housing Agencies (Public Housing
Authorities/PHASs) to be established by individual states. Jacksonville Housing (JH known as
PHA) current Housing Choice Voucher (HCV) program evolved from various acts, amendments,
and rules. The most recent changes are the Quality Housing and Work Responsibility Act of
1998 (QHWRA) and the 1999 Housing and Urban Development (HUD) rule that provided for
the merger of the certificate and voucher programs into one housing choice voucher program.
This Administrative Plan clarifies PHA policies to facilitate the operation of the HCV Program.
Administration of the HCV Program and the functions and responsibilities of PHA staff shall be
in compliance with the PHA's personnel policy, HUD regulations, and all federal and state laws
including fair housing laws and regulations.

On July 29, 2016, the Housing Opportunity Through Modernization Act of 2016 (HOTMA) was
signed into law. HOTMA made numerous changes to statutes governing HUD programs,
including sections of the United States Housing Act of 1937. Title | of HOTMA contains 14
different sections that impact the public housing and Section 8 programs. The Final Rule
implementing broad changes to income and assets in Sections 102 and 104 of HOTMA, and for
PHAs that administer the public housing program over-income provisions in Section 103, was
officially published in the Federal Register on February 14, 2023. On September 29, 2023, HUD
issued Notice PIH 2023-27, which provided guidance to PHAs on the implementation of the
program changes described in the Final Rule.

A. ORGANIZATION AND STRUCTURE OF THE PHA

The Housing Choice Voucher (HCV) (formerly known as Section 8) assistance program is
funded by the federal government and administered by the Jacksonville Housing for the
jurisdiction of the City of Jacksonville/Duval County.

The officials of a PHA are known as commissioners or, collectively, as the board of
commissioners. Commissioners are appointed in accordance with state housing law and
generally serve in the same capacity as the directors of a corporation, establishing policies under
which the PHA conducts business, ensuring that policies are followed by PHA staff, and
ensuring that the PHA is successful in its mission. The board is responsible for preserving and
expanding the agency’s resources and assuring the agency’s continued viability.

Formal actions of the PHA are taken through written resolutions, adopted by the board of
commissioners, and entered into the official records of the PHA.

The principal staff member of the PHA 1is the executive director (ED) or Chief Executive Officer
(CEO), hired and appointed by the board of commissioners. The executive director/CEO is
directly responsible for carrying out the policies established by the board and is delegated the
responsibility for hiring, training, and supervising the PHA staff in order to manage the day-to-
day operations of the PHA. The executive director/CEO is responsible for ensuring compliance
with federal and state laws and directives for the programs managed. In addition, the executive
director’s duties include budgeting and financial planning for the agency.
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B. HOUSING CHOICE VOUCHER PROGRAM MISSION STATEMENT

The mission of the HCV Program is to promote adequate and affordable housing, economic
opportunity, and a suitable living environment free from discrimination.

Our mission is performed with:

1.

[98)

Dignity - allowing each applicant and participant a sense of self-esteem;

Fairness - remaining objective at all times, remembering that there are two sides to every
story;

Respect - treating others in a non-judgmental manner; and

Sensitivity - demonstrating empathy by ensuring that the program information provided
is complete and accurate.

C. LOCAL OBJECTIVES

The Housing Choice Voucher Program is designed to achieve these major objectives:

1.

2.

9]

*

10.

11.

To provide access to decent, safe, and sanitary housing for very low-income families
while maintaining their rent payments at a fair and affordable level.

Improve the housing stock in the Jacksonville Metropolitan Statistical Area as defined by
the United States Department of Housing & Urban Development (HUD)

To promote fair housing and the opportunity for very low-income families of all ethnic
backgrounds to have access to the widest possible choice of housing to meet their
housing needs;

To encourage the self-sufficiency of participant families and assist in the identification of
opportunities that address educational and socio-economic needs;

To ensure that all units meet NSPIRE standards;

To administer an efficient, high-performing PHA through continuous improvement of the
PHA'’s support systems and commitment to its employees, their development, and the
maintenance of high standards and professionalism;

To administer a housing program that provides an incentive to private property owners to
rent to very low-income families;

To expand affordable housing opportunities in areas of low poverty concentration;

To create positive public awareness and expand the level of family, owner, and
community support in accomplishing the PHA’s mission;

To ensure compliance with Title VI of the Civil Rights Act of 1964 and all other
applicable federal laws and regulations so the admissions and continued occupancy are
conducted without regard to race, color, sex, religion, creed, national or ethnic origin,
age, familial or marital status, disability, sexual orientation, or gender identity; and

To promote a safe environment by denying initial assistance to applicants and continued
assistance to participants who have demonstrated a history of violent criminal or drug-
related activity.

D. PURPOSE OF THE PLAN

The purpose of this Administrative Plan is to establish guidelines for PHA staff to follow in
determining eligibility for admission and continued eligibility. These policies are governed by
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the requirements of the Department of Housing and Urban Development (HUD) with latitude for
local policies and procedures. These policies and procedures for admissions and continued
occupancy are binding upon applicants, participants, owners, and the PHA. References to the
Code of Federal Regulations (CFR) in the title of a section or paragraph are intended for
reference only and not to restrict the PHA from setting its own policies, as permitted by law.

The PHA is responsible for complying with all changes in HUD regulations pertaining to its
programs. If any changes conflict with this Administrative Plan, HUD regulations will take
precedence.

This Administrative Plan is set forth to define the PHA's local policies for the operation of the
housing programs in the context of federal laws and regulations. All issues related to the Housing
Choice Voucher Program that are not addressed in this document are governed by such federal
regulations, HUD memos, notices, policies, or other applicable federal, state or local law. The
PHA may opt to implement the Streamlining Administrative Regulations as set forth by PIH
Notice 2016-05. The PHA’s Commission and/or its other governing bodies will approve any
significant amendment to this Administrative Plan.

A significant amendment to the Administrative Plan is defined in the PHA Annual Plan.
Mandatory vs. Discretionary Policy
HUD makes a distinction between:

e Mandatory policies: those driven by legislation, regulations, current handbooks,
notices, and legal opinions, and

e Optional, non-binding guidance, including guidebooks, notices that have expired, and
recommendations from individual HUD staff.

HUD expects PHAs to adopt local policies and procedures that are consistent with mandatory
policies in areas where HUD gives the PHA discretion. The PHA's administrative plan is the
foundation of those policies and procedures. HUD’s directions require PHAs to make policy
choices that provide sufficient guidance to staff and ensure consistency to program applicants
and participants.

Creating policies based upon HUD guidance is not mandatory but provides a PHA with a “safe
harbor.” HUD has already determined that the recommendations and suggestions it makes are
consistent with mandatory policies. If a PHA adopts an alternative strategy, it must make its own
determination that the alternative approach is consistent with legislation, regulations, and other
mandatory requirements. There may be very good reasons for adopting a policy or procedure that
is different than HUD’s safe harbor, but PHAs should carefully think through those decisions.

E. THE PHA’S COMMITMENT TO ETHICS AND SERVICE

As a public service agency, the PHA is committed to providing excellent service to HCV
program participants, owners, and to the community. The PHA’s standards include:
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¢ Administer applicable federal and state laws and regulations to achieve high ratings in
performance measurement indicators while maintaining efficiency in program operation to
ensure fair and consistent treatment of clients served.

e Provide decent, safe, and sanitary housing — in compliance with program housing quality
standards — for very low-income families while ensuring that family rents are fair,
reasonable, and affordable.

e Encourage self-sufficiency of participant families and assist in the expansion of family
opportunities that address educational, socio-economic, recreational, and other human
services needs.

e Promote fair housing and equal opportunity for very low-income families of all ethnic
backgrounds to experience the freedom of housing choice.

e Promote a housing program that maintains quality service and integrity while providing an
incentive to private property owners to rent to very low-income families.

e Promote a market-driven housing program that will help qualified low-income families be
successful in obtaining affordable housing and increase the supply of housing choices for
such families.

e (Create positive public awareness and expand the level of family, owner, and community
support in accomplishing the PHA’s mission.

e Attain and maintain a high level of standards and professionalism in the day-to-day
management of all program components.

e Administer an efficient, high-performing agency through continuous improvement of the
PHA'’s support systems and a high level of commitment to our employees and their
development.

Jacksonville Housing will make every effort to keep program participants informed of HCV
program rules and regulations and to advise participants of how the program rules affect them.

F. FAMILY OUTREACH

The PHA will publicize and disseminate information to make known the availability of housing
assistance and related services for low-income families on a regular basis, when appropriate.
When the PHA's wait list is opened, the PHA will publicize the availability and nature of
housing assistance for low-income families in newspapers of general circulation, non-English
speaking media, and by other suitable means.

To reach persons who do not have access to newspapers, the PHA will distribute fact sheets to
the broadcasting media and initiate personal contact with members of the news media and
community service personnel. The PHA may also utilize public service announcements.

The PHA will communicate the status of housing availability to other service providers in the

community and advise them of housing eligibility factors and guidelines so they can make proper
referrals for housing assistance.
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G. PRIVACY RIGHTS

Applicants and participants, including all adults in their households, are required to sign the
HUD 9886 Authorization for Release of Information. This document incorporates the Federal
Privacy Act Statement and describes the conditions under which HUD and the PHA will release
family information. The PHA's policy regarding release of information is in accordance with
State and local laws that may restrict the release of family information.

The PHA will maintain all accommodation records in a confidential manner. Under federal
privacy laws, a PHA is required to keep confidential any personal information about an applicant
or tenant obtained in a confidential manner or from a confidential source.

Per HUD Guidelines at 24 CFR §5.212 (Compliance with the Privacy Act and other
requirements), the PHA adheres to the following practices and procedures that are designed to
safeguard the privacy of applicants and program participants:

e All applicant and participant files are stored in a secure location, which is only accessible
to authorized staff.

e Files are never left unattended in common areas.

e PHA staff will not discuss family information contained in files unless it is related to the
enforcement of the program.

e PHA staff will be required to disclose whether they have relatives living in PHA housing
or receiving assistance from PHA housing programs.

e PHA staff will disclose information to third-party contacts with the proper release of
information from the client and with the client’s consent.

H. OWNER OUTREACH
The PHA encourages property owners to participate in the HCV Program. Owners may list their
units for rent at www.affordablehousing.com.

Jacksonville Housing staff responds to and initiates personal contact with private property
owners and managers by conducting meetings and formal and informal discussions. Printed and
online material is offered to familiarize owners and managers with the opportunities available
under the program. Jacksonville Housing may also actively participate in a community-based
organization(s) comprised of owners and managers of single-family and multi-family rental
units.

Jacksonville Housing highly encourages program participation by owners of units located
outside areas of poverty or minority concentration. Jacksonville Housing may periodically
evaluate the demographic distribution of assisted families to identify these areas. The purpose of
these activities is to provide choices and improved housing opportunities to families. Voucher
holders are informed of areas where they may lease units inside the PHA’s jurisdiction. Families
are given a list of resources to help them locate units outside areas of poverty or minority
concentration. Jacksonville Housing may periodically request the HUD Field Office to furnish a
list of HUD-held, tax credits and HOME properties available for rent.
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Jacksonville Housing will advertise the opening of the waiting list(s) in various newspapers and
minority media as well as notify social service agencies of the opening and closing dates for
applications. Persons interested in applying can do so at www.jaxha.org/rent-cafe. Paper
applications are made available upon request at Jacksonville Housing.

I. MANAGEMENT ASSESSMENT OBJECTIVES

Jacksonville Housing operates its housing assistance programs with efficiency and can
demonstrate to HUD auditors that the PHA is using its resources in a manner that reflects its
commitment to quality and service. The PHA policies and practices are consistent with the goals
and objectives of the following HUD Section Eight Management Assessment Program (SEMAP)
indicators:

. Selection from the Wait List

. Reasonable Rent

. Determination of Adjusted Income

. Utility Allowance Schedule

. NSPIRE standard Quality Control Inspections

. NSPIRE Enforcement

. Expanding Housing Opportunities

. Fair Market Rent (FMR) / Exception Rent & Payment Standards
9. Annual Reexaminations

10. Correct Tenant Rent Calculations

11. Pre-Contract NSPIRE Inspections

12. Annual Inspections

13. Lease-up

14. Family Self-Sufficiency Enrollment

14a. Percent of FSS Participants with Escrow Account Balances
15. Bonus Indicator (De-concentration)

0 JON DN P~ W —

Quality control reviews are performed by Jacksonville Housing Supervisors or other qualified
personnel (other than the person who performed the work), as required by HUD, on the
following SEMAP factors:

1. Selection from the wait list

2. Rent reasonableness

3. Determination of adjusted income
4. NSPIRE standards enforcement
5. Quality control inspections

File and record samples will be drawn in an unbiased manner, leaving a clear audit trail. The
minimum sample size for review will relate directly to each factor.

J. RECORDS FOR MONITORING PHA PERFORMANCE

In order to demonstrate compliance with HUD and other pertinent regulations, Jacksonville
Housing will maintain records, reports and other documentation for a time that is in accordance
with HUD requirements. This documentation will be organized in a manner that will allow an
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auditor, housing professional or other interested party to follow, monitor and or assess the PHA’s
operational procedures objectively and with accuracy.

Jacksonville Housing acknowledges that its performance ratings are important to sustain its
capacity to maintain flexibility and authority. Jacksonville Housing intends to diligently manage
its current program operations and continuously make efforts to be in full compliance with HCV
SEMAP. The PHA’s policies and procedures of this HUD program are established so the
SEMAP standards are adhered to and can be objectively reviewed by an auditor whose purpose
is to evaluate performance.

K. LANGUAGE ASSISTANCE FOR LIMITED ENGLISH PROFICIENCY (LEP)
PERSONS

Jacksonville Housing provides individuals with Limited English Proficiency (LEP) equal access
to participation in its programs at the same level as native English speakers. Specific information
can be found in this Administrative Plan: Language Access Plan describing outreach activities
and translation of documents to assist families with limited English proficiency.
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L. THE HCV PARTNERSHIPS

To administer the HCV program, the PHA enters into a contractual relationship with HUD
(Consolidated Annual Contributions Contract). The PHA also enters into contractual
relationships with the assisted family and the owner or landlord of the housing unit.

For the HCV program to work and be successful, all parties involved—HUD, the PHA, the
owner, and the family—have important roles to play. The roles and responsibilities of all parties
are defined in federal regulations and legal documents that parties execute to participate in the
program. The chart on the following page illustrates key aspects of these relationships.

The HCV Relationships:

Congress
Appropriates
Funding

HUD
Provides Funding

To PHA
—

Program Regulat{ons and ACC
specifies PHA Obligations and

Voucher F1l;ding

PMA
Administers
Program

Housing Assistance Payments (HAP)
Contract spekifies ner and PHA
Obligatio

Vouchey'specifies Family

Lease specifies Tenant
and Landlord
Obligations

Family Owner / Landlord
(Program
Participant)
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What Does HUD Do?
HUD has the following major responsibilities:

Develop regulations, requirements, handbooks, notices, and other guidance to
implement HCV housing program legislation passed by Congress;

Allocate HCV program funds to PHAsS;

Provide technical assistance to PHASs on interpreting and applying HCV program
requirements;

Monitor PHA compliance with HCV program requirements and PHA
performance in program administration.

What Does the PHA Do?
The PHA administers the HCV program under contract with HUD and has the following major
responsibilities:

Establish local policies to administer the program,;

Review applications from interested applicants to determine whether they are
eligible for the program;

Maintain a waiting list and select families for admission;

Issue vouchers to eligible families and provide information on how to lease a unit;
Conduct outreach to owners, with special attention to owners outside areas of
poverty or minority concentration;

Approve the rental unit (including assuring compliance with housing quality
standards and rent reasonableness), the owner, and the tenancy;

Make housing assistance payments to the owner in a timely manner;

Recertify families for continued eligibility under the program;

Ensure that owners and families comply with their contractual obligations;
Provide families and owners with prompt, professional service;

Comply with all fair housing and equal opportunity requirements, HUD
regulations and requirements, the ACC, HUD-approved applications for funding,
the PHA’s administrative plan, and other applicable federal, state and local laws.

What Does the Owner Do?
The owner has the following major responsibilities:

Screen families who apply for tenancy to determine suitability as renters.

The PHA can provide some information to the owner, but the primary
responsib