
 

 

DATE: April 9, 2020 
 

TO: Board of Commissioners 
 
FROM: Barbara S. Kauss, Executive Director 

 
Subject: ACTION ITEM # 2 - Resolution approving the Housing Authority of the County of 

Stanislaus Annual Public Housing Authority (PHA) Plan Update, Housing Choice 
Voucher Administrative Plan, The Public Housing Admissions and Continued 
Occupancy Plan (ACCOP), and authorizing its submission to the Department of 
Housing and Urban Development. 

 

Resolution No. 19-20-15 
 
RECOMMENDATION 

 

Following review and discussion, staff recommends approval of the proposed 2020 Annual PHA 
Annual Plan and the 2020 HCV Administrative Plan and the Public Housing Admissions and 
Occupancy Plans for submission of the documents to the U.S. Department of Housing & Urban 
Development as required. 

 
BACKGROUND 

 

The Housing Authority County of Stanislaus (Housing Authority) is required to submit to 
Housing and Urban Development (HUD) an Annual Public Housing Authority plan. In addition, 
the Housing Authority is required to submit for review and approval any substantial changes 
to the Housing Authority Housing Choice Voucher Administrative Plan or the Public Housing 
Admissions and Occupancy Policies. 

 

Prior to submission to HUD, the Housing Authority must hold Resident Advisory Board meetings 
with program residents, post the document for public review, and receive Housing Authority 
Board of Commission approval. The Housing Authority held two meetings during the month of 
March and April 2020, and discussed with residents to review the annual PHA plan updates, the 
HCV Administrative Plan, and the Public Housing Admissions and Occupancy Policy revisions. A 
resolution is to recommend Board approval of the 2020 Annual plan and 2020 HCV 
Administration Plan and 2020 ACOP for submission to HUD. 

 
FISCAL IMPACT 

None 
 
ATTACHMENTS 

1. Proposed 2020 PHA annual plan 
2. Resolution 
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RESOLUTION NO. 19-20-15 

 
RESOLUTION APPROVING THE HOUSING AUTHORITY OF THE COUNTY OF 

STANISLAUS ANNUAL PUBLIC HOUSING AGENCY(PHA) PLAN. 

 
 

WHEREAS, the Housing Authority of the County of Stanislaus has prepared required 
Agency Plans as provided by the Department of Housing and Urban Development’s regulations, 
and 

 
WHEREAS, the Agency Plans were made available to the public for review and 

comment during the required 45-day period, and 
 

WHEREAS, the Board of Commissioners did conduct a public hearing on the Plans in 
order to receive public input, and 

 
WHEREAS, the Resident Advisory Committees did provide input into the Plans in the 

form of its own recommendations, and 
 

WHEREAS, the Board of Commissioners did consider the recommendations of the 
resident Advisory Committee in its own review and discussion of the Plan, 

 

NOW, THEREFORE, BE IT RESOLVED, by the Commissioners of the Housing 
Authority of the County of Stanislaus, that 

 

1. The proposed Annual Public Housing Agency (PHA) Plan be 
hereby approved, and 

 

2. The Executive Director is authorized to submit the PHA Plan along with all 
required documents and certifications to the Department of Housing and 
Urban Development as required, and 

 

3. This resolution shall take effect immediately. 
 

DULY AND REGULARLY ADOPTED by the Board of Commissioners of the Housing 
Authority of the County of Stanislaus this 9th day of April, 2020. 

 
On motion of Commissioner  , seconded by Commissioner                   

and on the following roll call vote: 
 

AYES: 

NAYS: 

ABSENT: 

ABSTAIN: 
 
Attest:    Approved:   

Secretary   Chairperson 
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Chapter 4 

APPLICATIONS, WAITING LIST AND TENANT SELECTION 

INTRODUCTION 

When a family wishes to receive assistance under the HCV program, the family must submit an 

application that provides the HACS with the information needed to determine the family’s 

eligibility. HUD requires the HACS to place all families that apply for assistance on a waiting 

list. When HCV assistance becomes available, the HACS must select families from the waiting 

list in accordance with HUD requirements and HACS policies as stated in the administrative plan 

and the annual plan. 

The HACS is required to adopt clear policies and procedures for accepting applications, placing 

families on the waiting list, and selecting families from the waiting list, and must follow these 

policies and procedures consistently. The actual order in which families are selected from the 

waiting list can be affected if a family has certain characteristics designated by HUD or the 

HACS that justify their selection. Examples of this are the selection of families for income 

targeting and the selection of families that qualify for targeted funding. 

HUD regulations require that all families have an equal opportunity to apply for and receive 

housing assistance, and that the HACS affirmatively further fair housing goals in the 

administration of the program [24 CFR 982.53, HCV GB p. 4-1]. Adherence to the selection 

policies described in this chapter ensures that the HACS will be in compliance with all relevant 

fair housing requirements, as described in Chapter 2. 

This chapter describes HUD and HACS policies for taking applications, managing the waiting 

list and selecting families for HCV assistance. The policies outlined in this chapter are organized 

into three sections, as follows: 

Part I: The Application Process. This part provides an overview of the application 

process, and discusses how applicants can obtain and submit applications.  It also 

specifies how the HACS will handle the applications it receives. 

Part II: Managing the Waiting List. This part presents the policies that govern how the 

HACS’s waiting list is structured, when it is opened and closed, and how the public is 

notified of the opportunity to apply for assistance. It also discusses the process the HACS 

will use to keep the waiting list current. 

Part III: Selection for HCV Assistance. This part describes the policies that guide the 

HACS in selecting families for HCV assistance as such assistance becomes available. It 

also specifies how in-person interviews will be used to ensure that the HACS has the 

information needed to make a final eligibility determination.
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PART I: THE APPLICATION PROCESS 

4-I.A. OVERVIEW 

This part describes the HACS policies for making applications available, accepting applications 

making preliminary determinations of eligibility, and the placement of applicants on the waiting 

list. This part also describes the HACS’s obligation to ensure the accessibility of the application 

process to elderly persons, people with disabilities, and people with limited English proficiency 

(LEP).  

4-I.B. APPLYING FOR ASSISTANCE [HCV GB, pp. 4-11 – 4-16, Notice PIH 2009-36] 

Any family that wishes to receive HCV assistance must apply for admission to the program. 

HUD permits the HACS to determine the format and content of HCV applications, as well how 

such applications will be made available to interested families and how applications will be 

accepted by the HACS. The HACS must include Form HUD-92006, Supplement to Application 

for Federally Assisted Housing, as part of the HACS’s application. 

HACS Policy 

The HACS will utilize a variety of methods to announce the opening the HCV Program 

waiting list.  Articles and notices will be placed in local newspapers that serve the county 

and media sources that serve specific regions and cities within a county.  HACS will also 

provide information to agencies that serve various disabled and minority populations.   

The notice will contain the following information: 

1. The dates, times, and locations where families may apply or obtain an application 

2. The programs for which applications will be taken 

3. A statement notifying families of other available housing for which the HACS 

administers and has an open wait list 

4. Limitations, if any, on who can apply 

5. The process for submitting the application to the HACS 

6. The date, if know, of the wait list closure 

7. A description of the HACS local waiting list preferences 

If the HACS cannot determine the wait list closure date when the wait list opening is announced, 

the wait list closure shall be published at a later date utilization the same methods described in 

the wait list opening process.  The HACS shall provide no less than three days notice of a 

waiting list closure.   

Application limitations: 

1. An applicant can submit only one application 

2. When two separate families apply together, they will be designated as one family unit 

(EX: mother and father apply with adult daughter and her two children) 

3. Children who are subject to a joint custody agreement and who live with one parent at 

least 51% of the year shall be considered members of the household 
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4. Joint Custody of Minors – If both parents of a minor submit separate applications for the 

same minor, the parent who can show custody of the minor shall be allowed to claim the 

minor as his/her dependent on the pre-application.  Proof of custody shall be in the form 

of court documents, school records, proof of Cal-Fresh benefits, or some other acceptable 

form of documentation approved by the HACS. 

The application phase will involve two phases.  The first is the “initial” application 

review (referred to as a preapplication).  This first phase includes reviewing the 

information provided by the applicant to identify if the applicant is eligible for placement 

on the HCV waiting list. 

The preapplication will be date recorded and reviewed.  If the applicant is eligible for 

wait list placement, the applicant will be placed on the HCV waiting list based upon 

eligibility for any local preferences and then by date and time of receipt of application. 

The second phase is the final determination of eligibility.  This phase occurs when the 

applicant reaches the top of the waiting list.  At this time, the HACS will verify the 

household composition, housing circumstances, wait list placement, and obtain HUD and 

HACS required verifications to determine if the household is accurately placed on the 

wait list based upon local preferences and if the household is eligible for issuance of a 

voucher.  

4-I.C. ACCESSIBILITY OF THE APPLICATION PROCESS 

Elderly and Disabled Populations [24 CFR 8 and HCV GB, pp. 4-11 – 4-13] 

The HACS must take steps to ensure that the application process is accessible to those people 

who might have difficulty complying with the normal, standard HACS application process. This 

could include people with disabilities, certain elderly individuals, as well as persons with limited 

English proficiency (LEP). The HACS must provide reasonable accommodation to the needs of 

individuals with disabilities. The application-taking facility and the application process must be 

fully accessible, or the HACS must provide an alternate approach that provides full access to the 

application process. Chapter 2 provides a full discussion of the HACS’s policies related to 

providing reasonable accommodations for people with disabilities. 

Limited English Proficiency 

HACSs are required to take reasonable steps to ensure equal access to their programs and 

activities by persons with limited English proficiency [24 CFR 1]. Chapter 2 provides a full 

discussion on the HACS’s policies related to ensuring access to people with limited English 

proficiency (LEP). 
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4-I.D. PLACEMENT ON THE WAITING LIST 

The HACS must review each complete application received and make a preliminary assessment 

of the family’s eligibility. The HACS must accept applications from families for whom the list is 

open unless there is good cause for not accepting the application (such as denial of assistance) 

for the grounds stated in the regulations [24 CFR 982.206(b)(2)]. Where the family is determined 

to be ineligible, the HACS must notify the family in writing [24 CFR 982.201(f)]. Where the 

family is not determined to be ineligible, the family will be placed on a waiting list of applicants. 

No applicant has a right or entitlement to be listed on the waiting list, or to any particular 

position on the waiting list [24 CFR 982.202(c)]. 

Ineligible for Placement on the Waiting List 

HACS Policy 

If the HACS can determine from the information provided that a family is ineligible, the 

family will not be placed on the waiting list. Where a family is determined to be 

ineligible, the HACS will send written notification of the ineligibility determination. The 

notice will specify the reasons for ineligibility, and will inform the family of its right to 

request an informal review and explain the process for doing so (see Chapter 16). 

Eligible for Placement on the Waiting List 

HACS Policy 

The HACS will provide written notification of receipt of the application 

Placement on the waiting list does not indicate that the family is, in fact, eligible for 

assistance. A final determination of eligibility will be made when the family is selected 

from the waiting list. 

Applicants will be placed on the waiting list according to any preference(s) for which 

they qualify, and the date and time their complete application is received by the HACS.  
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PART II: MANAGING THE WAITING LIST 

4-II.A. OVERVIEW 

The HACS must have policies regarding various aspects of organizing and managing the waiting 

list of applicant families. This includes opening the list to new applicants, closing the list to new 

applicants, notifying the public of waiting list openings and closings, updating waiting list 

information, purging the list of families that are no longer interested in or eligible for assistance, 

as well as conducting outreach to ensure a sufficient number of applicants. 

In addition, HUD imposes requirements on how a HACS may structure its waiting list and how 

families must be treated if they apply for assistance from a HACS that administers more than one 

assisted housing program. 

4-II.B. ORGANIZATION OF THE WAITING LIST [24 CFR 982.204 and 205] 

The HACS’s HCV waiting list must be organized in such a manner to allow the HACS to 

accurately identify and select families for assistance in the proper order, according to the 

admissions policies described in this plan. 

The waiting list must contain the following information for each applicant listed: 

• Applicant name; 

• Family unit size; 

• Date and time of application; 

• Qualification for any local preference; 

• Racial or ethnic designation of the head of household. 

HUD requires the HACS to maintain a single waiting list for the HCV program unless it serves 

more than one county or municipality. Such HACSs are permitted, but not required, to maintain 

a separate waiting list for each county or municipality served. 

HACS Policy 

The HACS will maintain a separate HCV waiting list for the counties of Alpine, Amador, 

Calaveras, Inyo, Mariposa, Mono, Stanislaus, and Tuolumne. 

HUD directs that a family that applies for assistance from the HCV program must be offered the 

opportunity to be placed on the waiting list for any public housing, project-based voucher or 

moderate rehabilitation program the HACS operates if 1) the other programs’ waiting lists are 

open, and 2) the family is qualified for the other programs. 

HUD permits, but does not require, that HACSs maintain a single merged waiting list for their 

public housing, Section 8, and other subsidized housing programs.  

A family’s decision to apply for, receive, or refuse other housing assistance must not affect the 

family’s placement on the HCV waiting list, or any preferences for which the family may 

qualify. 

HACS Policy 

The HACS will not merge the HCV waiting list with the waiting list for any other 

program the HACS operates.  
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4-II.C. OPENING AND CLOSING THE WAITING LIST [24 CFR 982.206] 

Closing the Waiting List 

A HACS is permitted to close the waiting list if it has an adequate pool of families to use its 

available HCV assistance. Alternatively, the HACS may elect to continue to accept applications 

only from certain categories of families that meet particular preferences or funding criteria. 

HACS Policy 

The HACS will close the waiting list when the estimated waiting period for housing 

assistance for applicants on the list reaches 24 months for the most current applicants. 

Where the HACS has particular preferences or funding criteria that require a specific 

category of family, the HACS may elect to continue to accept applications from these 

applicants while closing the waiting list to others. 

Reopening the Waiting List 

If the waiting list has been closed, it cannot be reopened until the HACS publishes a notice in 

local newspapers of general circulation, minority media, and other suitable media outlets. The 

notice must comply with HUD fair housing requirements and must specify who may apply, and 

where and when applications will be received.  

HACS Policy 

The HACS will announce the reopening of the waiting list at least 3 business days prior 

to the date applications will first be accepted. If the list is only being reopened for certain 

categories of families, this information will be contained in the notice. 

The HACS will give public notice by publishing the relevant information in suitable 

media outlets including, but not limited to: 

Modesto Bee - Stanislaus, Union Democrat - Tuolumne, Mariposa Gazette, Calaveras 

Enterprise, Amador Ledger, Mammoth Times- Mono, Inyo Register, Alpine Sun 
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4-II.D. FAMILY OUTREACH [HCV GB, pp. 4-2 to 4-4] 

The HACS must conduct outreach as necessary to ensure that the HACS has a sufficient number 

of applicants on the waiting list to use the HCV resources it has been allotted. 

Because HUD requires the HACS to admit a specified percentage of extremely low-income 

families to the program (see Chapter 4, Part III), the HACS may need to conduct special outreach 

to ensure that an adequate number of such families apply for assistance [HCV GB, p. 4-20 

to 4-21]. 

HACS outreach efforts must comply with fair housing requirements. This includes: 

• Analyzing the housing market area and the populations currently being served to identify 

underserved populations 

• Ensuring that outreach efforts are targeted to media outlets that reach eligible populations 

that are underrepresented in the program 

• Avoiding outreach efforts that prefer or exclude people who are members of a protected class 

HACS outreach efforts must be designed to inform qualified families about the availability of 

assistance under the program. These efforts may include, as needed, any of the following 

activities: 

• Submitting press releases to local newspapers, including minority newspapers 

• Developing informational materials and flyers to distribute to other agencies 

• Providing application forms to other public and private agencies that serve the low-income 

population 

• Developing partnerships with other organizations that serve similar populations, including 

agencies that provide services for persons with disabilities 

HACS Policy 

The HACS will monitor the characteristics of the population being served, the 

characteristics of the wait list, and the characteristics of the population as a whole in the 

HACS’s jurisdiction. Targeted outreach efforts will be undertaken if a comparison 

suggests that certain populations are being underserved. 

4-II.E. REPORTING CHANGES IN FAMILY CIRCUMSTANCES 

HACS Policy 

While the family is on the waiting list, the family must immediately (within 30 days) 

inform the HACS of changes in contact information, including current residence, mailing 

address, and phone number. The changes must be submitted in writing. 

4-II.F. UPDATING THE WAITING LIST [24 CFR 982.204] 

HUD requires the HACS to establish policies to use when removing applicant names from the 

waiting list. 

Purging the Waiting List 
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The decision to withdraw an applicant family that includes a person with disabilities from the 

waiting list is subject to reasonable accommodation. If the applicant did not respond to a HACS 

request for information or updates, and the HACS determines that the family did not respond 

because of the family member’s disability, the HACS must reinstate the applicant family to their 

former position on the waiting list [24 CFR 982.204(c)(2)]. 

HACS Policy 

The waiting list will be updated as changes are reported and during routine wait list pulls 

to ensure that all applicants and applicant information is current and timely. 

If the HACS elects to conduct a full wait list purge, the HACS will send an update 

request to each family on the waiting list to determine whether the family continues to be 

interested in, and to qualify for, the program. This update request will be sent to the last 

address that the HACS has on record for the family. The update request will provide a 

deadline by which the family must respond and will state that failure to respond will 

result in the applicant’s name being removed from the waiting list. 

The family’s response must be in writing and may be delivered in person, by mail, or by 

fax. Responses should be postmarked or received by the HACS not later than the date 

indicated on the purge notice 

If the family fails to respond within the deadline date identified in the purge notice, the 

family will be removed from the waiting list and sent a notice of removal from the 

waiting list.  

If the notice is returned by the post office with no forwarding address, the applicant will 

be removed from the waiting list without further notice. 

If the notice is returned by the post office with a forwarding address, the notice will be re-

sent to the address indicated. The family will have a designated time frame to respond 

from the date the letter was re-sent. 

If a family is removed from the waiting list for failure to respond, the HACS may 

reinstate the family if it is determined that the lack of response was due to HACS error, or 

to circumstances beyond the family’s control.   

 

Removal from the Waiting List  

HACS Policy 

Applicants can be removed from the wait list under the following circumstances: 

1. Failure to respond to the HACS notices or HACS inability to contact applicant 

because of their failure to provide HACS with a current mailing address 

2. Refusal of the HCV Program 

3. Ineligibility for program participation 

4. Falsifications of housing circumstances, income, or family composition for purposes 

of obtaining admission to the wait list, or falsifying any information contained in the 

application 
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5. Failure to report changes to household composition and/or household income that 

would have made the applicant no longer eligible for wait list placement on the HCV 

wait list 

 

If at any time an applicant family is on the waiting list, the HACS determines that the 

family is not eligible for assistance (see Chapter 3), the family will be removed from the 

waiting list. 

If a family is removed from the waiting list because the HACS has determined the family 

is not eligible for assistance, a notice will be sent to the family’s mailing address of 

record.  The notice will state the reasons the family was removed from the waiting list 

and will inform the family how to request an informal review regarding the HACS’s 

decision (see Chapter 16) [24 CFR 982.201(f)]. 

Reinstatement to the wait list 

An applicant whose application has been withdrawn due the following reasons can contact the 

HACS HCV Department within six months of the applicant’s notification of withdrawal or 

denial date and request reinstatement to the wait list.  The date of application shall be determined 

in accordance with the following: 

1. If the applicant was removed from the wait list for failure to respond to HACS inquires, 

refusal of the HCV Program, or HACS inability to contact applicants because of their 

failure to provide HACS with a current mailing address, the application date shall remain 

as the original date of application. 

2. If the applicant had previously been denied, but subsequent changes now make the family 

eligible (ex: now meet income limits), the applicant will be assigned a new application 

date corresponding to the date he/she reported the change in writing and requested 

application reinstatement. 

The provision to allow reinstatement shall be limited to one reinstatement per application 

submitted to the HACS.  The only exception to this limitation would be upon a determination 

that a HACS administrative error resulted in improperly removing the applicant from the waiting 

list. 
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PART III: SELECTION FOR HCV ASSISTANCE 

4-III.A. OVERVIEW 

As vouchers become available, families on the waiting list must be selected for assistance in 

accordance with the policies described in this part.  

The order in which families are selected from the waiting list depends on the selection method 

chosen by the HACS and is impacted in part by any selection preferences for which the family 

qualifies. The availability of targeted funding also may affect the order in which families are 

selected from the waiting list. 

The HACS must maintain a clear record of all information required to verify that the family is 

selected from the waiting list according to the HACS’s selection policies [24 CFR 982.204(b) 

and 982.207(e)]. 

4-III.B. SELECTION AND HCV FUNDING SOURCES 

Special Admissions [24 CFR 982.203] 

HUD may award funding for specifically-named families living in specified types of units (e.g., 

a family that is displaced by demolition of public housing; a non-purchasing family residing in a 

HOPE 1 or 2 projects). In these cases, the HACS may admit such families whether or not they 

are on the waiting list, and, if they are on the waiting list, without considering the family’s 

position on the waiting list. These families are considered non-waiting list selections. The HACS 

must maintain records showing that such families were admitted with special program funding. 

Targeted Funding [24 CFR 982.204(e)] 

HUD may award a HACS funding for a specified category of families on the waiting list. The 

HACS must use this funding only to assist the families within the specified category. In order to 

assist families within a targeted funding category, the HACS may skip families that do not 

qualify within the targeted funding category. Within this category of families, the order in which 

such families are assisted is determined according to the policies provided in Section 4-III.C. 

HACS Policy 

The HACS administers the following types of targeted funding: 

The Family Unification Program 

Family Unification/FSS Demonstration Project 

HUD Veteran’s Affairs Supportive Housing Program  

 

As assistance becomes available in one of the HUD HCV targeted programs as described above, 

applicants shall be prioritized and offered assistance in the following order: 

1. Current wait list applicants by order of their wait list placement 

2. Applicants who respond to the notification of available funding 
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3. Applicants referred by service providing agencies who qualify as a referral agency for 

one of the HCV targeted programs identified above 

 

Regular HCV Funding 

Regular HCV funding may be used to assist any eligible family on the waiting list. Families are 

selected from the waiting list according to the policies provided in Section 4-III.C. 

4-III.C. SELECTION METHOD  

HACSs must describe the method for selecting applicant families from the waiting list, including 

the system of admission preferences that the HACS will use [24 CFR 982.202(d)].  

 

Income Targeting Requirement [24 CFR 982.201(b)(2)] 

HUD requires that extremely low-income (ELI) families make up at least 75 percent of the 

families admitted to the HCV program during the HACS’s fiscal year. ELI families are those 

with annual incomes at or below the federal poverty level or 30 percent of the area median 

income, whichever number is higher. To ensure this requirement is met, a HACS may skip non-

ELI families on the waiting list in order to select an ELI family.  

Low-income families admitted to the program that are “continuously assisted” under the 1937 

Housing Act [24 CFR 982.4(b)], as well as low-income or moderate-income families admitted to 

the program that are displaced as a result of the prepayment of the mortgage or voluntary 

termination of an insurance contract on eligible low-income housing, are not counted for income 

targeting purposes [24 CFR 982.201(b)(2)(v)]. 

HACS Policy 

The HACS will monitor progress in meeting the income targeting requirement throughout the 

fiscal year.  Extremely low-income families will be selected ahead of other eligible families on 

an as-needed basis to ensure the income targeting requirement is met.  Applicants within the 

income targeting requirements who have identical local preferences shall be further ranked by 

the date and time of HACS’s receipt of the application. 

 

Local Preferences [24 CFR 982.207; HCV p. 4-16] 

HACSs are permitted to establish local preferences, and to give priority to serving families that 

meet those criteria. HUD specifically authorizes and places restrictions on certain types of local 

preferences. HUD also permits the HACS to establish other local preferences, at its discretion. 

Any local preferences established must be consistent with the HACS plan and the consolidated 

plan, and must be based on local housing needs and priorities that can be documented by 

generally accepted data sources. The HACS system of preferences may select families based on 

local preferences according to the date and time of application or by a random selection process 

(lottery) [24 CFR 982.207(c)]. If a HACS does not have enough funding to assist the family at 

the top of the waiting list, it is not permitted to skip down the waiting list to a family that it can 

afford to subsidize when there are not sufficient funds to subsidize the family at the top of the 

waiting list [24 CFR 982.204(d) and (e)]. HACS Policy 
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Updating Local Preferences 

 HACS Policy 

If there is a change to the local preferences, the HACS will issue a Public 

Notice/Announcement and update the agency website providing information on any 

changes in the local preference in order to allow existing applicants to claim such 

preference if eligible.   

Order of Selection 

HACS Policy 

Families will be selected from the waiting list based on the targeted funding and/or any 

local selection preference(s) for which they qualify, and in accordance with the HACS’s 

hierarchy of preferences as described below. Within each targeted funding or preference 

category, families will be selected according to the date and time their complete 

application is received by the HACS.  Documentation will be maintained by the HACS as 

to whether families on the list qualify for and are interested in targeted funding.  If a 

higher placed family on the waiting list is not qualified or not interested in targeted 

funding, there will be a notation maintained so that the HACS does not have to ask higher 

placed families each time targeted selections are made. 

Absent any qualification for a HUD Targeted Program, the following identifies prioritization of 

applicants on the HACS HCV waiting list for the following County: 

County of Stanislaus: 

Within each priority, households with the Head or Spouse identified as a Veteran shall be 

given higher priority over non-veteran Households.  Pursuant to the requirements of the 

California Health and Safety Code, Section 34322.2, HACS will give preference to 

veterans and current servicepersons, defined as follows: 

• A current serviceperson is defined as an individual who is an active member of a 

branch of the United States military, including the reserves or National Guard, 

and has served for at least 180 days.  

• A veteran is defined as an individual who has been honorably discharged from a 

branch of the United States military, including the reserves or National Guard. An 

honorable discharge must be evidenced by submission of a Department of 

Defense Form 214 (DD-214). Surviving spouses of an honorably discharged 

veteran are also eligible for the military service preference.  

Such preference is in effect only to the extent that it is required by the above referenced 

Code. 

First Priority: Applicants eligible for the following preferences shall be given equal weight in 

determination of wait list position.  Applicants who qualify for the same preference shall be 

further ranked by date and time of application 

• Applicant families that have been terminated from its HCV program due to 

insufficient program funding in the past 12 months. 
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• Applicant families who meet the definition of family/elderly/near-elderly/or disabled 

and who were required to leave their HCV subsidized rental unit in the past 12 

months due to hospitalization in a care facility and are now able to live independently 

and/or with assistance 

• Involuntary Displacement through Housing Authority Action 

Applicant families currently residing in Authority units that are being or may be 

involuntarily displaced by needed actions of the HACS. 

Involuntary displaced for the purposes of the Administrative Plan are targeted to 

involuntary displacement through no fault or actions of the current tenant.  The tenant 

must be an applicant on the waiting list and meet the eligibility of the program in which 

they may be considered for this local preference.  This local preference does not apply to 

rent increases or income changes.  Example of involuntary displacement includes 

households who are either over or under housed in the existing program in violation of 

program requirements and there are no other suitable units within that program available 

to house the participant or the participant must vacate or leave the program due to a 

HACS administrative error related to ineligible admission to the program for which the 

tenant must now vacate the program.   

• Applicant families graduating from a Youth Transitional Program and or the Shelter 

plus Care Program and certified as “graduating” from the support service agencies –

Child Welfare Agency, Aspiranet, Center for Human Services, Behavioral Health and 

Recovery Services, Community Impact Central Valley – 25 voucher limit  

• Applicant families who meet the definition of family/elderly/near-elderly/disabled 

and who are currently graduating from a Permanent Supportive Housing Program 

within the jurisdiction the HACS serves.   The preference applies for use of up to four 

Housing Choice Vouchers at any given time.  Applicants can claim the preference.  

However, they will not be assisted until such time as a voucher becomes available 

from the four vouchers available should both be in use when the applicant claims the 

preference – 4 voucher limit 

• Applicant families who are referred through the local Continuum of Care’s 

Coordinated Entry System and who are eligible for the Mainstream Voucher Program 

-this preference is limited to the current number of Mainstream Vouchers the HACS 

has been allocated by HUD. 

Second Priority:  This local preference will apply so long as the HACS overall lease-up rate falls 

below 98% of unit month authority for the fiscal year.  When the HACS lease-up rate is greater 

than 98%, this local preference will be suspended 

Applicant families who meet the definition of family/elderly/or disabled who are: 

• Not residing in a rental unit which receives Federally subsidy (tenant rent portion set at 

30% of net monthly income); and 
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• Currently residing in a rental unit in which the family qualifies to participate in the 

Housing Choice Voucher Program; and 

• The landlord is willing to enter into a Housing Assistance Payments Contract; and 

• If the family is residing outside of the HACS jurisdiction and claims this preference, the 

family must have been a resident at the time of application in order to exercise portability 

rights. 

Third Priority:  Third priority shall be given to the following applicants so long as the HACS 

lease-up rate falls below 98% of unit month authority for the fiscal year.  When the Authority’s 

lease-up rate falls above 98%, this preference shall revert to second priority 

• Applicants who meet the definition of family/elderly/or disabled and who are not residing 

in any unit which is Federally subsidized and do not meet the criteria as set for in 

priorities one or two – an exception to this preference will be made when the applicant 

was not a Conventional Housing Resident when they initially applied for the HCV 

Program.  If they were not a resident in a Conventional Housing Program and 

subsequently moved into a Conventional Housing unit, the applicant will continue to 

qualify for the “Second Priority” preference 

Fourth Priority:   

• Applicants who meet the definition of a family/elderly/or disabled household and who are 

residing in a unit which is Federally Subsidized 

Fifth Priority: 

• Applicants who meet the definition of a non-elderly, non-disabled, non-displaced single 

person 

 

Absent any qualification for a HUD Targeted Program, the following identifies prioritization of 

applicants on the HACS HCV waiting list for the following Counties: 

Counties of Alpine, Amador, Calaveras, Inyo, Mariposa, Mono, Tuolumne:  

Within each priority, households with the Head or Spouse identified as a Veteran shall be 

given higher priority over non-veteran Households.  Pursuant to the requirements of the 

California Health and Safety Code, Section 34322.2, HACS will give preference to 

veterans and current servicepersons, defined as follows: 

• A current serviceperson is defined as an individual who is an active member of a 

branch of the United States military, including the reserves or National Guard, 

and has served for at least 180 days.  

• A veteran is defined as an individual who has been honorably discharged from a 

branch of the United States military, including the reserves or National Guard. An 
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honorable discharge must be evidenced by submission of a Department of 

Defense Form 214 (DD-214). Surviving spouses of an honorably discharged 

veteran are also eligible for the military service preference.  

Such preference is in effect only to the extent that it is required by the above referenced 

Code. 

First Priority 

• Applicant families that have been terminated from its HCV program due to insufficient 

program funding in the past 12 months. 

• Applicant families who meet the definition of family/elderly/near-elderly/or disabled and 

who were residents in the HACS jurisdiction who were required to leave their HCV 

subsidized rental unit in the past 12 months due to hospitalization in a care facility and 

are now able to live independently and/or with assistance 

• Applicant families who meet the definition of family/elderly/near-elderly/disabled and 

who are currently graduating from a County-Administered Permanent Supportive 

Housing Program within the jurisdiction the HACS serves.   The preference applies for 

use of up to four Housing Choice Vouchers per County at any given time.  Applicants 

can claim the preference.  However, they will not be assisted until such time as a voucher 

becomes available from the four vouchers available should both be in use when the 

applicant claims the preference 

Second Priority:  This local preference will apply for up to 10% of funding availability per 

County.  Applicants can claim the preference.  However, they will not be assisted until such 

time as a voucher becomes available: 

Applicant families who meet the definition of family/elderly/or disabled who are: 

• Not residing in a rental unit which receives Federally subsidy (tenant rent portion set at 

30% of net monthly income); and 

• Currently residing in a rental unit in which the family qualifies to participate in the 

Housing Choice Voucher Program; and 

• The landlord is willing to enter into a Housing Assistance Payments Contract; and 

• If the family is residing outside of the HACS jurisdiction and claims this preference, the 

family must have been a resident at the time of application in order to exercise portability 

rights. 

Third Priority: 

• Applicants who meet the definition of family/elderly/near-elderly/disabled who are 

residing in the County in which they apply 
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Fourth Priority: 

• Applicants who meet the definition of family/elderly/near-elderly/disabled who are not 

residing in the County in which they apply 

Fifth Priority: 

• Single non-elderly/non-disabled applicants who are residing in the County in which they 

apply 

Sixth Priority: 

• Single non-elderly/non-disabled applicants who are not residing in the County in which 

they apply 

 

4-III.D. NOTIFICATION OF SELECTION 

When a family has been selected from the waiting list, the HACS must notify the family 

[24 CFR 982.554(a)]. 

HACS Policy 

The HACS will notify the family when it is selected from the waiting list. The notice will 

inform the family of the following:  

Person to contact to schedule an appointment 

Deadline to contact for an appointment 

List of verifications required to determine eligibility 

Notice that failure to respond will result in removal from the wait list 

LEP request process 

If a notification letter is returned to the HACS with no forwarding address, the family 

will be removed from the waiting list. A notice of denial (see Chapter 3) will be sent to 

the family’s address of record. 

4-III.E. THE APPLICATION INTERVIEW 

HUD recommends that the HACS obtain the information and documentation needed to make an 

eligibility determination though a face-to-face interview with a HACS representative [HCV GB, 

pg. 4-16].  Being invited to attend an interview does not constitute admission to the program. 

Assistance cannot be provided to the family until all SSN documentation requirements are met. 

However, if the HACS determines that an applicant family is otherwise eligible to participate in 

the program, the family may retain its place on the waiting list for a period of time determined by 

the HACS [Notice PIH 2012-10]. 

Reasonable accommodation must be made for persons with disabilities who are unable to attend 

an interview due to their disability. 
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HACS Policy  

Families selected from the waiting list are required to participate in an eligibility 

interview. 

The head of household and the spouse/cohead will be strongly encouraged to attend the 

interview together. However, either the head of household or the spouse/cohead may 

attend the interview on behalf of the family. Verification of information pertaining to 

adult members of the household not present at the interview will not begin until signed 

release forms are returned to the HACS. 

The family must provide the information necessary to establish the family’s eligibility 

and determine the appropriate level of assistance, as well as completing required forms, 

providing required signatures, and submitting required documentation. If any materials 

are missing, the HACS will provide the family with a written list of items that must be 

submitted. 

Any required documents or information that the family is unable to provide at the 

interview must be provided within the specified time frame provided to the applicant. 

If the family is unable to obtain the information or materials within the required time 

frame, the family may request an extension. If the required documents and information 

are not provided within the required time frame (plus any extensions), the family will be 

sent a notice of denial (See Chapter 3). 

An advocate, interpreter, or other assistant may assist the family with the application and 

the interview process.  

Interviews will be conducted in English. For limited English proficient (LEP) applicants, 

the HACS will provide translation services in accordance with the HACS’s LEP plan. 

If the family is unable to attend a scheduled interview, the family should contact the 

HACS in advance of the interview to schedule a new appointment. If a family does not 

attend a scheduled interview, the HACS will send a denial notice with an opportunity to 

request an Informal Review. 

4-III.F. COMPLETING THE APPLICATION PROCESS 

HACS Policy 

The HACS must verify all information provided by the family (see Chapter 7). Based on 

verified information, the HACS must make a final determination of: 

• Eligibility (see Chapter 3); and  

• Must confirm that the family qualified for any special admission, targeted funding 

admission, or selection preference that affected the order in which the family was 

selected from the waiting list. 

If the HACS determines that the family is ineligible, the HACS will send written 

notification of the ineligibility determination. The notice will specify the reasons for 

ineligibility, and will inform the family of its right to request an informal review (Chapter 

16). 
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If a family fails to qualify for any criteria that affected the order in which it was selected 

from the waiting list (e.g. targeted funding, extremely low-income, local preference), the 

family will be returned to the waiting list based upon the family qualification for any wait 

list preferences listed in the Local Preference Section. The HACS will notify the family 

in writing that it has been returned to the waiting list, and will specify the reasons for it.  

If the HACS determines that the family is eligible to receive assistance, the HACS will 

invite the family to attend a briefing in accordance with the policies in Chapter 5. 
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Chapter 8 

LEASING AND INSPECTIONS 

[24 CFR 5, Subpart G; 24 CFR 966, Subpart A] 

INTRODUCTION 

Public housing leases are the contractual basis of the legal relationship between the PHA and the 

tenant. All units must be occupied pursuant to a dwelling lease agreement that complies with 

HUD regulations. 

HUD regulations require the PHA to inspect each dwelling unit prior to move-in, at move-out, 

and annually during the period of occupancy. In addition, the PHA may conduct additional 

inspections in accordance with HACS Policy. 

This chapter is divided into two parts as follows: 

Part I: Leasing. This part describes pre-leasing activities and the PHA’s policies 

pertaining to lease execution, lease modification, and payments under the lease.  

Part II: Inspections. This part describes the PHA’s policies for inspecting dwelling units. 

PART I: LEASING 

8-I.A. OVERVIEW 

An eligible family may occupy a public housing dwelling unit under the terms of a lease. The 

lease must meet all regulatory requirements, and must also comply with applicable state and 

local laws and codes. 

The term of the lease must be for a period of 12 months. The lease must be renewed 

automatically for another 12-month term, except that the PHA may not renew the lease if the 

family has violated the community service requirement [24 CFR 966.4(a)(2)]. 

PHAs must adopt smoke-free policies, which must be implemented no later than July 18, 2018. 

A model policy is attached as Exhibit 8-1. 

Part I of this chapter contains regulatory information on leasing, where applicable, as well as the 

PHA’s leasing policies.
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8-I.B. LEASE ORIENTATION 

HACS Policy 

After unit acceptance but prior to occupancy, a PHA representative will conduct a lease 

orientation with the family. The head of household or spouse is required to attend. 

Orientation Agenda 

HACS Policy 

When families attend the lease orientation, they will be provided with: 

A copy of the lease 

A copy of the PHA’s grievance procedure 

A copy of the house rules 

A copy of the PHA’s schedule of maintenance charges 

A copy of “Is Fraud Worth It?” (form HUD-1141-OIG), which explains the types 

of actions a family must avoid and the penalties for program abuse 

A copy of “What You Should Know about EIV,” a guide to the Enterprise Income 

Verification (EIV) system published by HUD as an attachment to Notice 

PIH 2010-19 

A copy of the VAWA notice of occupancy rights (see section 16-VII.C) 

A copy of form HUD-5382, Certification of Domestic Violence, Dating Violence, 

Sexual Assault, or Stalking 

A copy of the PHA’s smoke free policy 

Topics to be discussed and explained to all families include: 

Applicable deposits and all other charges 

Review and explanation of lease provisions 

Unit maintenance requests and work orders  

The PHA’s interim reporting requirements 

Review and explanation of occupancy forms 

Community service requirements 

Family choice of rent 

VAWA protections 

Smoke-free policies 
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8-I.C. EXECUTION OF LEASE 

The lease must be executed by the tenant and the PHA, except for automatic renewals of a lease 

[24 CFR 966.4(a)(3)].  

A lease is executed at the time of admission for all new residents. A new lease is also executed at 

the time of transfer from one PHA unit to another. 

The lease must state the composition of the household as approved by the PHA (family members 

and any PHA-approved live-in aide) [24 CFR 966.4(a)(1)(v)]. See Section 8-I.D. for policies 

regarding changes in family composition during the lease term. 

HACS Policy 

The head of household, spouse or cohead, and all other adult members of the household 

will be required to sign the public housing lease prior to admission. An appointment will 

be scheduled for the parties to execute the lease. The head of household will be provided 

a copy of the executed lease and the PHA will retain a copy in the resident’s file. 

Files for households that include a live-in aide will contain file documentation signed by 

the live-in aide, that the live-in aide is not a party to the lease and is not entitled to PHA 

assistance. The live-in aide is only approved to live in the unit while serving as the care 

attendant for the family member who requires the care. 
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8-I.D. MODIFICATIONS TO THE LEASE 

The lease may be modified at any time by written agreement of the tenant and the PHA [24 CFR 

966.4(a)(3)]. 

Modifications to the Lease Form 

The PHA may modify its lease from time to time. However, the PHA must give residents at least 

thirty (30) days advance notice of the proposed changes and an opportunity to comment on the 

changes. The PHA must also consider any comments before formally adopting a new lease [24 

CFR 966.3].  

After proposed changes have been incorporated into the lease and approved by the Board, each 

family must be notified at least 60 days in advance of the effective date of the new lease or lease 

revision. A resident's refusal to accept permissible and reasonable lease modifications that are 

made in accordance with HUD requirements, or are required by HUD, is grounds for termination 

of tenancy [24 CFR 966.4(l)(2)(iii)(E)]. 

HACS Policy 

The family will have 30 days to accept the revised lease. If the family does not accept the 

offer of the revised lease within that 30-day timeframe, the family’s tenancy will be 

terminated for other good cause in accordance with the policies in Chapter 13.  

Schedules of special charges and rules and regulations are subject to modification or revision. 

Because these schedules are incorporated into the lease by reference, residents and resident 

organizations must be provided at least thirty days written notice of the reason(s) for any 

proposed modifications or revisions, and must be given an opportunity to present written 

comments. The notice must be delivered directly or mailed to each tenant; or posted in at least 

three conspicuous places within each structure or building in which the affected dwelling units 

are located, as well as in a conspicuous place at the project office, if any, or if none, a similar 

central business location within the project. Comments must be taken into consideration before 

any proposed modifications or revisions become effective [24 CFR 966.5].  

After the proposed revisions become effective, they must be publicly posted in a conspicuous 

manner in the project office and must be furnished to applicants and tenants on request [24 CFR 

966.5]. 

HACS Policy 

When the PHA proposes to modify or revise schedules of special charges or rules and 

regulations, the PHA will post a copy of the notice in the central office, and will mail a 

copy of the notice to each resident family. Documentation of proper notice will be 

included in each resident file. 
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Other Modifications 

HACS Policy 

The lease will be amended to reflect all changes in family composition.  

If, for any reason, any member of the household ceases to reside in the unit, the lease will 

be amended by drawing a line through the person's name. The head of household and 

PHA will be required to initial and date the change.  

If a new household member is approved by the PHA to reside in the unit, the person’s 

name and birth date will be added to the lease. The head of household and PHA will be 

required to initial and date the change. If the new member of the household is an adult, 

s/he will also be required to sign and date the lease. 

Policies governing when and how changes in family composition must be reported are 

contained in Chapter 9, Reexaminations. 
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8-I.E. SECURITY DEPOSITS [24 CFR 966.4(b)(5)] 

At the option of the PHA, the lease may require security deposits. The amount of the security 

deposit cannot exceed one month’s rent or a reasonable fixed amount as determined by the PHA. 

The PHA may allow for gradual accumulation of the security deposit by the family, or the family 

may be required to pay the security deposit in full prior to occupancy. Subject to applicable laws, 

interest earned on security deposits may be refunded to the tenant after vacating the unit, or used 

for tenant services or activities. 

HACS Policy 

Residents must pay a security deposit to the PHA at the time of admission. The amount 

of the security deposit will be the amount of $500.00 at the time of move-in, and must be 

paid in full prior to occupancy.  

The PHA will hold the security deposit for the period the family occupies the unit. The 

PHA will not use the security deposit for rent or other charges while the resident is living 

in the unit. 

Within 21 days of move-out, the PHA will refund to the resident the amount of the 

security deposit (including interest earned on the security deposit), less any amount 

needed to pay the cost of unpaid rent, damages listed on the move-out inspection report 

that exceed normal wear and tear, and other charges due under the lease. 

The PHA will provide the resident with a written list of any charges against the security 

deposit within 21 business days of the move-out inspection. If the resident disagrees with 

the amount charged, the PHA will provide a meeting to discuss the charges. 

If the resident transfers to another unit in Public Housing, the PHA will transfer the 

security deposit to the new unit. The tenant will be billed for any maintenance or other 

charges due for the “old” unit. 
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8-I.F. PAYMENTS UNDER THE LEASE  

Rent Payments [24 CFR 966.4(b)(1)] 

Families must pay the amount of the monthly tenant rent determined by the PHA in accordance 

with HUD regulations and other requirements. The amount of the tenant rent is subject to change 

in accordance with HUD requirements. 

The lease must specify the initial amount of the tenant rent at the beginning of the initial lease 

term, and the PHA must give written notice stating any change in the amount of tenant rent and 

when the change is effective. 

HACS Policy 

The tenant rent is due and payable on the first of every month. If the first falls on a 

weekend or holiday, the rent is due and payable on the first business day thereafter. 

If a family’s tenant rent changes, the PHA will notify the family of the new amount and 

the effective date by sending a "Notice of Rent Adjustment" which will become an 

attachment to the lease. 
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Late Fees and Nonpayment 

At the option of the PHA, the lease may provide for payment of penalties when the family is late 

in paying tenant rent [24 CFR 966.4(b)(3)]. 

The lease must provide that late payment fees are not due and collectible until two weeks after 

the PHA gives written notice of the charges. The written notice is considered an adverse action, 

and must meet the requirements governing a notice of adverse action [24 CFR 966.4(b)(4)]. 

The notice of proposed adverse action must identify the specific grounds for the action and 

inform the family of their right for a hearing under the PHA grievance procedures. The PHA 

must not take the proposed action until the time for the tenant to request a grievance hearing has 

expired, or (if a hearing was requested within the required timeframe,) the grievance process has 

been completed [24 CFR 966.4(e)(8)]. 

HACS Policy 

If the family fails to pay their rent by the fifth day of the month, and the PHA has not 

agreed to accept payment at a later date, a 14-day Notice to Vacate will be issued to the 

resident for failure to pay rent, demanding payment in full or the surrender of the 

premises. 

In addition, if the resident fails to make payment by the end of office hours on the fifth 

day of the month, a late fee of $25.00 will be charged. Notices of late fees will be in 

accordance with requirements regarding notices of adverse action. Charges are due and 

payable 14 calendar days after billing. If the family requests a grievance hearing within 

the required timeframe, the PHA may not take action for nonpayment of the fee until the 

conclusion of the grievance process. If the resident can document financial hardship, the 

late fee may be waived on a case-by-case basis. 

When a check is returned for insufficient funds or is written on a closed account, the rent 

will be considered unpaid and a returned check fee of $25.00 will be charged to the 

family. The fee will be due and payable 14 days after billing. 
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Excess Utility Charges 

If the PHA charges the tenant for consumption of excess utilities, the lease must state the basis 

for the determination of such charges. The imposition of charges for consumption of excess 

utilities is permissible only if the charges are determined by an individual check meter servicing 

the leased unit or result from the use of major tenant-supplied appliances [24 CFR 966.4(b)(2)]. 

Schedules of special charges for utilities that are required to be incorporated in the lease by 

reference must be publicly posted in a conspicuous manner in the development office and must 

be furnished to applicants and tenants on request [24 CFR 966.5]. 

The lease must provide that charges for excess utility consumption are not due and collectible 

until two weeks after the PHA gives written notice of the charges. The written notice is 

considered an adverse action, and must meet the requirements governing a notice of adverse 

action [24 CFR 966.4(b)(4)]. 

The notice of proposed adverse action must identify the specific grounds for the action and 

inform the family of their right to a hearing under the PHA grievance procedures. The PHA must 

not take the proposed action until the time for the tenant to request a grievance hearing has 

expired, or (if a hearing was requested within the required timeframe,) the grievance process has 

been completed [24 CFR 966.4(e)(8)]. 

HACS Policy 

When applicable, families will be charged for excess utility usage according to the PHA’s 

current posted schedule. Notices of excess utility charges will be mailed monthly and will 

be in accordance with requirements regarding notices of adverse actions. Charges are due 

and payable 14 calendar days after billing. If the family requests a grievance hearing 

within the required timeframe, the PHA may not take action for nonpayment of the 

charges until the conclusion of the grievance process. 

Nonpayment of excess utility charges is a violation of the lease and is grounds for 

eviction. 
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Maintenance and Damage Charges 

If the PHA charges the tenant for maintenance and repair beyond normal wear and tear, the lease 

must state the basis for the determination of such charges [24 CFR 966.4(b)(2)]. 

Schedules of special charges for services and repairs which are required to be incorporated in the 

lease by reference must be publicly posted in a conspicuous manner in the development office 

and must be furnished to applicants and tenants on request [24 CFR 966.5]. 

The lease must provide that charges for maintenance and repair beyond normal wear and tear are 

not due and collectible until two weeks after the PHA gives written notice of the charges. The 

written notice is considered an adverse action, and must meet the requirements governing a 

notice of adverse action [24 CFR 966.4(b)(4)]. 

The notice of proposed adverse action must identify the specific grounds for the action and 

inform the family of their right for a hearing under the PHA grievance procedures. The PHA 

must not take the proposed action until the time for the tenant to request a grievance hearing has 

expired, or (if a hearing was requested within the required timeframe,) the grievance process has 

been completed [24 CFR 966.4(e)(8)]. 

HACS Policy 

When applicable, families will be charged for maintenance and/or damages according to 

the PHA’s current schedule. Work that is not covered in the schedule will be charged 

based on the actual cost of labor and materials to make needed repairs (including 

overtime, if applicable). 

Notices of maintenance and damage charges will be mailed monthly and will be in 

accordance with requirements regarding notices of adverse actions. Charges are due and 

payable 14 calendar days after billing. If the family requests a grievance hearing within 

the required timeframe, the PHA may not take action for nonpayment of the charges until 

the conclusion of the grievance process. 

Nonpayment of maintenance and damage charges is a violation of the lease and is 

grounds for eviction. 
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PART II: INSPECTIONS 

8-II.A. OVERVIEW 

HUD regulations require the PHA to inspect each dwelling unit prior to move-in, at move-out, 

and annually during occupancy. In addition, the PHA may require additional inspections, in 

accordance with HACS Policy. This part contains the PHA’s policies governing inspections, 

notification of unit entry, and inspection results. 

8-II.B. TYPES OF INSPECTIONS 

Move-In Inspections [24 CFR 966.4(i)] 

The lease must require the PHA and the family to inspect the dwelling unit prior to occupancy in 

order to determine the condition of the unit and equipment in the unit. A copy of the initial 

inspection, signed by the PHA and the tenant, must be provided to the tenant and retained in the 

resident file. 

HACS Policy 

Any adult family member may attend the initial inspection and sign the inspection form 

for the head of household. 

Move-Out Inspections [24 CFR 966.4(i)] 

The PHA must inspect the unit at the time the resident vacates the unit and must allow the 

resident to participate in the inspection if he or she wishes, unless the tenant vacates without 

notice to the PHA. The PHA must provide to the tenant a statement of any charges to be made 

for maintenance and damage beyond normal wear and tear. 

The difference between the condition of the unit at move-in and move-out establishes the basis 

for any charges against the security deposit so long as the work needed exceeds that for normal 

wear and tear. 

HACS Policy 

When applicable, the PHA will provide the tenant with a statement of charges to be made 

for maintenance and damage beyond normal wear and tear, within 15 business days of 

conducting the move-out inspection. 

Annual Inspections [24 CFR 5.705] 

Section 6(f)(3) of the United States Housing Act of 1937 requires that PHAs inspect each public 

housing project annually to ensure that the project’s units are maintained in decent, safe, and 

sanitary condition. The PHA shall continue using the Uniform Physical Condition Standards 

(UPCS) in 24 CFR 5, Subpart G, Physical Condition Standards and Inspection Requirements, to 

conduct annual project inspections. These standards address the inspection of the site area, 

building systems and components, and dwelling units. 

HACS Policy 

The PHA will inspect all occupied units annually using HUD’s Uniform Physical 

Condition Standards (UPCS). 
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Quality Control Inspections 

The purpose of quality control inspections is to assure that all defects were identified in the 

original inspection, and that repairs were completed at an acceptable level of craftsmanship and 

within an acceptable time frame 

HACS Policy 

Supervisory quality control inspections will be conducted in accordance with the PHA’s 

maintenance plan. 

Special Inspections 

HACS Policy 

PHA staff may conduct a special inspection for any of the following reasons: 

Housekeeping 

Unit condition 

Suspected lease violation 

Preventive maintenance 

Routine maintenance 

There is reasonable cause to believe an emergency exists 

Pre-move out  

Other Inspections 

HACS Policy 

Building exteriors, grounds, common areas and systems will be inspected according to 

the PHA’s maintenance plan. 
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8-II.C. NOTICE AND SCHEDULING OF INSPECTIONS  

Notice of Entry 

Non-emergency Entries [24 CFR 966.4(j)(1)] 

The PHA may enter the unit, with reasonable advance notification to perform routine inspections 

and maintenance, make improvements and repairs, or to show the unit for re-leasing. A written 

statement specifying the purpose of the PHA entry delivered to the dwelling unit at least two 

days before such entry is considered reasonable advance notification. 

HACS Policy 

The PHA will notify the resident in writing at least 48 hours prior to any non-emergency 

inspection.  

For regular annual inspections, the family will be given reasonable written notice of the 

inspection to allow the family to prepare the unit for the inspection. 

Entry for repairs requested by the family will not require prior notice. Resident-requested 

repairs presume permission for the PHA to enter the unit. 

Emergency Entries [24 CFR 966.4(j)(2)] 

The PHA may enter the dwelling unit at any time without advance notice when there is 

reasonable cause to believe that an emergency exists. If no adult household member is present at 

the time of an emergency entry, the PHA must leave a written statement showing the date, time 

and purpose of the entry prior to leaving the dwelling unit. 

Scheduling of Inspections 

HACS Policy 

Inspections will be conducted during business hours. If a family needs to reschedule an 

inspection, they must notify the PHA at least 24 hours prior to the scheduled inspection. 

The PHA will reschedule the inspection no more than once unless the resident has a 

verifiable good cause to delay the inspection. The PHA may request verification of such 

cause. 

Attendance at Inspections 

Residents are required to be present for move-in inspections [24 CFR 966.4(i)]. There is no such 

requirement for other types of inspections. 

HACS Policy 

Except at move-in inspections, the resident is not required to be present for the 

inspection. The resident may attend the inspection if he or she wishes. 

If no one is at home, the inspector may enter the unit, conduct the inspection and leave a 

copy of the inspection report in the unit. 
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8-II.D. INSPECTION RESULTS  

The PHA is obligated to maintain dwelling units and the project in decent, safe and sanitary 

condition and to make necessary repairs to dwelling units [24 CFR 966.4(e)]. 

Emergency Repairs [24 CFR 966.4(h)] 

If the unit is damaged to the extent that conditions are created which are hazardous to the life, 

health, or safety of the occupants, the tenant must immediately notify the PHA of the damage, 

and the PHA must make repairs within a reasonable time frame.  

If the damage was caused by a household member or guest, the PHA must charge the family for 

the reasonable cost of repairs. The PHA may also take lease enforcement action against the 

family. 

If the PHA cannot make repairs quickly, the PHA must offer the family standard alternative 

accommodations. If the PHA can neither repair the defect within a reasonable time frame nor 

offer alternative housing, rent shall be abated in proportion to the seriousness of the damage and 

loss in value as a dwelling. Rent shall not be abated if the damage was caused by a household 

member or guest, or if the resident rejects the alternative accommodations. 

HACS Policy 

When conditions in the unit are hazardous to life, health, or safety, the PHA will make 

repairs or otherwise abate the situation within 24 hours. 

Defects hazardous to life, health or safety include, but are not limited to, the following: 

Any condition that jeopardizes the security of the unit 

Major plumbing leaks or flooding, waterlogged ceiling or floor in imminent 

danger of falling 

Natural or LP gas or fuel oil leaks 

Any electrical problem or condition that could result in shock or fire 

Absence of a working heating system when outside temperature is below 60 

degrees Fahrenheit 

Utilities not in service, including no running hot water 

Conditions that present the imminent possibility of injury  

Obstacles that prevent safe entrance or exit from the unit 

Absence of a functioning toilet in the unit 

Inoperable smoke detectors 

Mold 
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Non-emergency Repairs 

HACS Policy 

The PHA will correct non-life threatening health and safety defects within 15 business 

days of the inspection date. If the PHA is unable to make repairs within that period due to 

circumstances beyond the PHA’s control (e.g. required parts or services are not available, 

weather conditions, etc.) the PHA will notify the family of an estimated date of 

completion. 

The family must allow the PHA access to the unit to make repairs.  

Resident-Caused Damages 

HACS Policy 

Damages to the unit beyond wear and tear will be billed to the tenant in accordance with 

the policies in 8-I.G., Maintenance and Damage Charges. 

Repeated or excessive damages to the unit beyond normal wear and tear will be 

considered a serious or repeated violation of the lease. 

Housekeeping 

HACS Policy 

Residents whose housekeeping habits pose a non-emergency health or safety risk, 

encourage insect or rodent infestation, or cause damage to the unit are in violation of the 

lease. In these instances, the PHA will provide proper notice of a lease violation. 

A reinspection will be conducted within 30 days to confirm that the resident has complied 

with the requirement to abate the problem. Failure to abate the problem or allow for a 

reinspection is considered a violation of the lease and may result in termination of 

tenancy in accordance with Chapter 13. 

Notices of lease violation will also be issued to residents who purposely disengage the 

unit’s smoke detector or carbon monoxide alarm. Only one warning will be given. A 

second incidence will result in lease termination. 
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Chapter 10 

PETS 

[24 CFR 5, Subpart C; 24 CFR 960, Subpart G] 

INTRODUCTION 

This chapter explains the PHA's policies on the keeping of pets and describes any criteria or 

standards pertaining to the policies. The rules adopted are reasonably related to the legitimate 

interest of the PHA to provide a decent, safe and sanitary living environment for all tenants, and 

to protect and preserve the physical condition of the property, as well as the financial interest of 

the PHA.  

The chapter is organized as follows: 

Part I: Service Animals and Assistance Animals. This part explains the difference 

between service animals, assistance animals, and pets, and contains policies related to the 

designation of a service animal or assistance animal as well as their care and handling. 

Part II: Pet policies for all developments. This part includes pet policies that are common 

to both elderly/disabled developments and general occupancy developments. 

Part III: Pet deposits and fees for elderly/disabled developments. This part contains 

policies for pet deposits and fees that are applicable to elderly/disabled developments. 

Part IV: Pet deposits and fees for general occupancy developments. This part contains 

policies for pet deposits and fees that are applicable to general occupancy developments. 
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PART I: SERVICE ANIMALS AND ASSISTANCE ANIMALS 

[Section 504; Fair Housing Act (42 U.S.C.); 24 CFR 5.303; 24 CFR 960.705; 

Notice FHEO 2013-01] 

10-I.A. OVERVIEW 

This part discusses situations under which permission for a service animal or an assistance 

animal may be denied, and also establishes standards for the care of service and assistance 

animals. 

Notice FHEO 2013-01 was published April 25, 2013. The notice explains the difference between 

service animals and assistance animals. While the ADA applies to the premises of public housing 

agencies and to “public accommodations” such as stores and movie theaters, it does not apply to 

private-market rental housing. Therefore, in public housing the PHA must evaluate a request for 

a service animal under both the ADA and the Fair Housing Act. Service animals are limited to 

trained dogs. 

Neither service animals nor assistance animals are pets, and thus, are not subject to the PHA’s 

pet policies described in Parts II through IV of this chapter [24 CFR 5.303; 960.705; Notice 

FHEO 2013-01].  

 

An updated FHEO-2020-01 was published January 28, 2020 and will be used as a guideline for 

service and assistance animals.   
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10-I.B. APPROVAL OF SERVICE ANIMALS AND ASSISTANCE ANIMALS 

Notice FHEO 2013-01 states that the PHA should first evaluate the request as a service animal 

under the ADA. The PHA may only ask whether the dog is a service animal required due to a 

disability, and what tasks the animal has been trained to perform. 

The PHA cannot require proof of training or certification for a service animal, even if the 

disability and/or tasks performed are not readily apparent. If the disability and/or tasks performed 

are not readily apparent, no further inquiries may be made. 

PHAs may only deny a request for a service animal in limited circumstances: 

• The animal is out of control and the handler does not take effective action to control it 

• The animal is not housebroken, or 

• The animal poses a direct threat to health or safety that cannot be eliminated or reduced by a 

reasonable modification of other policies 

A service animal must be permitted in all areas of the facility where members of the public 

are allowed. 

If the animal does not qualify as a service animal under the ADA, the PHA must next determine 

whether the animal would qualify as an assistance animal under the reasonable accommodation 

provisions of the Fair Housing Act. Such assistance animals may include animals other 

than dogs. 

A person with a disability is not automatically entitled to have an assistance animal. Reasonable 

accommodation requires that there is a relationship between the person’s disability and his or her 

need for the animal [PH Occ GB, p. 179].  

A PHA may not refuse to allow a person with a disability to have an assistance animal merely 

because the animal does not have formal training. Some, but not all, animals that assist persons 

with disabilities are professionally trained. Other assistance animals are trained by the owners 

themselves and, in some cases, no special training is required. The question is whether or not the 

animal performs the assistance or provides the benefit needed by the person with the disability 

[PH Occ GB, p. 178]. 

A PHA’s refusal to permit persons with a disability to use and live with an assistance animal that 

is needed to assist them, would violate Section 504 of the Rehabilitation Act and the Fair 

Housing Act unless [PH Occ GB, p. 179]: 

• There is reliable objective evidence that the animal poses a direct threat to the health or 

safety of others that cannot be reduced or eliminated by a reasonable accommodation 

• There is reliable objective evidence that the animal would cause substantial physical damage 

to the property of others 
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PHAs have the authority to regulate service animals and assistance animals under applicable 

federal, state, and local law [24 CFR 5.303(b)(3); 960.705(b)(3)]. 

HACS Policy 

For an animal to be excluded from the pet policy and be considered a service animal, it 

must be a trained dog, and there must be a person with disabilities in the household who 

requires the dog’s services. 

For an animal to be excluded from the pet policy and be considered an assistance animal, 

there must be a person with disabilities in the household, and the family must request and 

the PHA approve a reasonable accommodation in accordance with the policies contained 

in Chapter 2. 

10-I.C. CARE AND HANDLING 

HUD regulations do not affect any authority a PHA may have to regulate service animals and 

assistance animals under federal, state, and local law [24 CFR 5.303; 24 CFR 960.705]. 

HACS Policy 

Residents must care for service animals and assistance animals in a manner that complies 

with state and local laws, including anti-cruelty laws. 

Residents must ensure that service animals and assistance animals do not pose a direct 

threat to the health or safety of others, or cause substantial physical damage to the 

development, dwelling unit, or property of other residents. 

When a resident’s care or handling of a service animal or assistance animal violates these 

policies, the PHA will consider whether the violation could be reduced or eliminated by a 

reasonable accommodation. If the PHA determines that no such accommodation can be 

made, the PHA may withdraw the approval of a particular service or assistance animal. 
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PART II: PET POLICIES FOR ALL DEVELOPMENTS 

[24 CFR 5, Subpart C; 24 CFR 960, Subpart G] 

10-II.A. OVERVIEW 

The purpose of a pet policy is to establish clear guidelines for ownership of pets and to ensure 

that no applicant or resident is discriminated against regarding admission or continued 

occupancy because of ownership of pets. It also establishes reasonable rules governing the 

keeping of common household pets. This part contains pet policies that apply to all 

developments. 

10-II.B. MANAGEMENT APPROVAL OF PETS 

Registration of Pets 

PHAs may require registration of the pet with the PHA [24 CFR 960.707(b)(5)]. 

HACS Policy 

Pets must be registered with the PHA before they are brought onto the premises.  

Registration includes documentation from a licensed veterinarian or state/local authority 

that the pet has received all inoculations required by state or local law, and that the pet 

has no communicable disease(s) and is pest-free. Resident must comply with all laws 

regarding the pet including control, licensing and immunization.  Pets will not be 

approved to reside in a unit until completion of the registration requirements. 
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Refusal to Register Pets 

HACS Policy 

The PHA will refuse to register a pet if: 

The pet is not a common household pet as defined in Section 10-II.C. below 

Keeping the pet would violate any pet restrictions listed in this policy 

The pet owner fails to provide complete pet registration information, or fails to 

update the registration annually 

The applicant has previously been charged with animal cruelty under state or local 

law; or has been evicted, had to relinquish a pet or been prohibited from future pet 

ownership due to pet rule violations or a court order 

The PHA reasonably determines that the pet owner is unable to keep the pet in 

compliance with the pet rules and other lease obligations. The pet's temperament 

and behavior may be considered as a factor in determining the pet owner's ability 

to comply with provisions of the lease. 

If the PHA refuses to register a pet, a written notification will be sent to the pet owner 

within 15 business days of the PHA’s decision. The notice will state the reason for 

refusing to register the pet and will inform the family of their right to appeal the decision 

in accordance with the PHA’s grievance procedures. 

Pet Agreement 

HACS Policy 

Residents who have been approved to have a pet must enter into a pet agreement with the 

PHA, or the approval of the pet will be withdrawn. 

The pet agreement is the resident’s certification that he or she has received a copy of the 

PHA’s pet policy and applicable house rules, that he or she has read the policies and/or 

rules, understands them, and agrees to comply with them. 

The resident further certifies by signing the pet agreement that he or she understands that 

noncompliance with the PHA’s pet policy and applicable house rules may result in the 

withdrawal of PHA approval of the pet or termination of tenancy. 
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10-II.C. STANDARDS FOR PETS [24 CFR 5.318; 960.707(b)] 

PHAs may establish reasonable requirements related to pet ownership including, but not 

limited to: 

• Limitations on the number of animals in a unit, based on unit size 

• Prohibitions on types of animals that the PHA classifies as dangerous, provided that such 

classifications are consistent with applicable state and local law 

• Prohibitions on individual animals, based on certain factors, including the size and weight of 

the animal 

• Requiring pet owners to have their pets spayed or neutered 

PHAs may not require pet owners to have any pet’s vocal cords removed. 

Definition of “Common Household Pet” 

There is no regulatory definition of common household pet for public housing programs, 

although the regulations for pet ownership in both elderly/disabled and general occupancy 

developments use the term. The regulations for pet ownership in elderly/disabled developments 

expressly authorize PHAs to define the term [24 CFR 5.306(2)].  

HACS Policy 

Common household pet means a domesticated animal, such as a dog, cat, bird, or fish that 

is traditionally recognized as a companion animal and is kept in the home for pleasure 

rather than commercial purposes. 

The following animals are not considered common household pets: 

Reptiles 

Rodents 

Insects 

Arachnids 

Wild animals or feral animals 

Pot-bellied pigs 

Animals used for commercial breeding 



 

Stanislaus Regional Housing Authority  ACOP   5/2019 

Admissions and Continued Occupancy Plan 
Page 10-10 

Pet Restrictions 

HACS Policy 

The following animals are not permitted: 

Any animal whose adult weight will exceed 30 pounds 

Any animal defined as aggressive, territorial, or potentially harmful as established 

on the CyberPet or PetSmart database. 

Any animal not permitted under state or local law or code 

Number of Pets 

HACS Policy 

Residents may own a maximum of 2 pets, only 1 of which may be a dog. 

In the case of fish, residents may keep no more than can be maintained in a safe and 

healthy manner in a tank holding up to 15 gallons. Such a tank or aquarium will be 

counted as 1 pet. 

Other Requirements 

HACS Policy 

Dogs and cats must be spayed or neutered at the time of registration or, in the case of 

underage animals, within 30 days of the pet reaching 6 months of age. Exceptions may be 

made upon veterinary certification that subjecting this particular pet to the procedure 

would be temporarily or permanently medically unsafe or unnecessary. 

Pets must be licensed in accordance with state or local law. Residents must provide proof 

of licensing at the time of registration and annually, in conjunction with the resident’s 

annual reexamination. 
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10-II.D. PET RULES 

Pet owners must maintain pets responsibly, in accordance with PHA policies, and in compliance 

with applicable state and local public health, animal control, and animal cruelty laws and 

regulations [24 CFR 5.315; 24 CFR 960.707(a)]. 

Pet Area Restrictions 

HACS Policy 

Pets must be maintained within the resident's unit. When outside of the unit (within the 

building or on the grounds) dogs and cats must be kept on a leash or carried. They must 

be under the control of the resident or other responsible individual at all times.  

Pets other than dogs or cats must be kept in a cage or carrier when outside of the unit. 

Pets are not permitted in common areas including lobbies, community rooms and laundry 

areas except for those common areas which are entrances to and exits from the building. 

Pet owners are not permitted to exercise pets or permit pets to deposit waste on project 

premises outside of the areas designated for such purposes. 

Designated Pet/No-Pet Areas [24 CFR 5.318(g), PH Occ GB, p. 182] 

PHAs may designate buildings, floors of buildings, or sections of buildings as no-pet areas where 

pets generally may not be permitted. Pet rules may also designate buildings, floors of building, or 

sections of building for residency by pet-owning tenants.  

PHAs may direct initial tenant moves as may be necessary to establish pet and no-pet areas. The 

PHA may not refuse to admit, or delay admission of, an applicant on the grounds that the 

applicant’s admission would violate a pet or no-pet area. The PHA may adjust the pet and no-pet 

areas or may direct such additional moves as may be necessary to accommodate such applicants 

for tenancy or to meet the changing needs of the existing tenants. 

PHAs may not designate an entire development as a no-pet area, since regulations permit 

residents to own pets. 

HACS Policy 

With the exception of common areas as described in the previous policy, the PHA has not 

designated any buildings, floors of buildings, or sections of buildings as no-pet areas. In 

addition, the PHA has not designated any buildings, floors of buildings, or sections of 

buildings for residency of pet-owning tenants. 
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Cleanliness 

HACS Policy 

The pet owner shall be responsible for the removal of waste from the exercise area into 

an appropriate trash receptacle.  

The pet owner shall take adequate precautions to eliminate any pet odors within or 

around the unit and to maintain the unit in a sanitary condition at all times. 

Litter box requirements: 

Pet owners must promptly dispose of waste from litter boxes and must maintain 

litter boxes in a sanitary manner. 

Litter shall not be disposed of by being flushed through a toilet.  

Litter boxes shall be kept inside the resident's dwelling unit. 

Alterations to Unit 

HACS Policy 

Pet owners shall not alter their unit, patio, premises or common areas to create an 

enclosure for any animal.  

Installation of pet doors is prohibited. 

Noise 

HACS Policy 

Pet owners must agree to control the noise of pets so that such noise does not constitute a 

nuisance to other residents or interrupt their peaceful enjoyment of their housing unit or 

premises. This includes, but is not limited to loud or continuous barking, howling, 

whining, biting, scratching, chirping, or other such activities. 

Pet Care 

HACS Policy 

Each pet owner shall be responsible for adequate care, nutrition, exercise and medical 

attention for his/her pet. 

Each pet owner shall be responsible for appropriately training and caring for his/her pet 

to ensure that the pet is not a nuisance or danger to other residents and does not damage 

PHA property. 

No animals may be tethered or chained inside or outside the dwelling unit at any time. 
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Responsible Parties 

HACS Policy 

The pet owner will be required to designate two responsible parties for the care of the pet 

if the health or safety of the pet is threatened by the death or incapacity of the pet owner, 

or by other factors that render the pet owner unable to care for the pet.  

A resident who cares for another resident's pet must notify the PHA and sign a statement 

that they agree to abide by all of the pet rules. 

Pets Temporarily on the Premises 

HACS Policy 

Pets that are not owned by a tenant are not allowed on the premises. Residents are 

prohibited from feeding or harboring stray animals.  

This rule does not apply to visiting pet programs sponsored by a humane society or other 

non-profit organizations, and approved by the PHA. 

Pet Rule Violations  

HACS Policy 

All complaints of cruelty and all dog bites will be referred to animal control or an 

applicable agency for investigation and enforcement.  

If a determination is made on objective facts supported by written statements, that a 

resident/pet owner has violated the pet rules, written notice will be served. 

The notice will contain a brief statement of the factual basis for the determination and the 

pet rule(s) that were violated. The notice will also state: 

That the pet owner has 10 business days from the effective date of the service of 

notice to correct the violation or make written request for a meeting to discuss the 

violation 

That the pet owner is entitled to be accompanied by another person of his or her 

choice at the meeting 

That the pet owner's failure to correct the violation, request a meeting, or appear 

at a requested meeting may result in initiation of procedures to remove the pet, or 

to terminate the pet owner's tenancy 
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Notice for Pet Removal 

HACS Policy 

If the pet owner and the PHA are unable to resolve the violation at the meeting or the pet 

owner fails to correct the violation in the time period allotted by the PHA, the PHA may 

serve notice to remove the pet. 

The notice will contain: 

A brief statement of the factual basis for the PHA's determination of the pet rule 

that has been violated 

The requirement that the resident /pet owner must remove the pet within 30 

calendar days of the notice 

A statement that failure to remove the pet may result in the initiation of 

termination of tenancy procedures 

Pet Removal 

HACS Policy 

If the death or incapacity of the pet owner threatens the health or safety of the pet, or 

other factors occur that render the owner unable to care for the pet, the situation will be 

reported to the responsible party designated by the pet owner.  

If the responsible party is unwilling or unable to care for the pet, or if the PHA after 

reasonable efforts cannot contact the responsible party, the PHA may contact the 

appropriate state or local agency and request the removal of the pet. 

Termination of Tenancy 

HACS Policy 

The PHA may initiate procedures for termination of tenancy based on a pet rule 

violation if: 

The pet owner has failed to remove the pet or correct a pet rule violation within 

the time period specified 

The pet rule violation is sufficient to begin procedures to terminate tenancy under 

terms of the lease 
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Emergencies 

HACS Policy 

The PHA will take all necessary steps to ensure that pets that become vicious, display 

symptoms of severe illness, or demonstrate behavior that constitutes an immediate threat 

to the health or safety of others, are immediately removed from the premises by referring 

the situation to the appropriate state or local entity authorized to remove such animals.  

If it is necessary for the PHA to place the pet in a shelter facility, the cost will be the 

responsibility of the pet owner. 

If the pet is removed as a result of any aggressive act on the part of the pet, the pet will 

not be allowed back on the premises. 
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PART III: PET DEPOSITS AND FEES IN ELDERLY/DISABLED 

DEVELOPMENTS 

10-III.A. OVERVIEW 

This part describes the PHA’s policies for pet deposits and fees in elderly, disabled and mixed 

population developments. Policies governing deposits and fees in general occupancy 

developments are described in Part IV. 

10-III.B. PET DEPOSITS 

Payment of Deposit 

The PHA may require tenants who own or keep pets in their units to pay a refundable pet 

deposit. This deposit is in addition to any other financial obligation generally imposed on tenants 

of the project [24 CFR 5.318(d)(1)]. 

The maximum amount of pet deposit that may be charged by a PHA on a per dwelling unit basis, 

is the higher of the total tenant payment (TTP) or such reasonable fixed amount as the PHA may 

require. The PHA may permit gradual accumulation of the pet deposit by the pet owner [24 CFR 

5.318(d)(3)]. 

The pet deposit is not part of the rent payable by the resident [24 CFR 5.318(d)(5)]. 

HACS Policy 

Pet owners are required to pay a pet deposit in addition to any other required deposits. 

  
Unit type 

 
Cat  

 
Dog  

 
Aquarium 

 
Other Pet 

Carpeted $200.00 $200.00 $200.00 Up to $200.00 
No carpet $100.00 $100.00 $100.00 Up to $100.00 
 
Note: Deposit amount for “Other Pets” will we determined according to pet type and unit type. 

Pet deposits must be paid in full before the pet is brought on the premises unless resident 

has signed an Extended Payment Agreement (EPA). 

Refund of Deposit [24 CFR 5.318(d)(1)] 

The PHA may use the pet deposit only to pay reasonable expenses directly attributable to the 

presence of the pet, including (but not limited to) the costs of repairs and replacements to, and 

fumigation of, the tenant’s dwelling unit. The PHA must refund the unused portion of the pet 

deposit to the tenant within a reasonable time after the tenant moves from the project or no 

longer owns or keeps a pet in the unit. 

HACS Policy 

The PHA will refund the pet deposit to the resident, less the costs of any damages caused 

by the pet to the dwelling unit, within 30 days of move-out or removal of the pet from the 

unit. 

The resident will be billed for any amount that exceeds the pet deposit. 
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The PHA will provide the resident with a written list of any charges against the pet 

deposit within 10 business days of the move-out inspection. If the resident disagrees with 

the amount charged to the pet deposit, the PHA will provide a meeting to discuss the 

charges. 
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10-III.C. OTHER CHARGES 

Pet-Related Damages During Occupancy 

HACS Policy 

All reasonable expenses incurred by the PHA as a result of damages directly attributable 

to the presence of the pet in the project will be the responsibility of the resident, 

including: 

The cost of repairs and replacements to the resident's dwelling unit 

Fumigation of the dwelling unit 

Repairs to common areas of the project 

The expense of flea elimination shall also be the responsibility of the resident. 

If the resident is in occupancy when such costs occur, the resident shall be billed for such 

costs in accordance with the policies in Section 8-I.G, Maintenance and Damage 

Charges. Pet deposits will not be applied to the costs of pet-related damages during 

occupancy. 

Charges for pet-related damage are not part of rent payable by the resident. 

Pet Waste Removal Charge 

The regulations do not address the PHA’s ability to impose charges for house pet rule violations. 

However, charges for violation of PHA pet rules may be treated like charges for other violations 

of the lease and PHA tenancy rules. 

HACS Policy 

A separate pet waste removal charge of $10.00 per occurrence will be assessed against 

pet owners who fail to remove pet waste in accordance with this policy. 

Notices of pet waste removal charges will be in accordance with requirements regarding 

notices of adverse action. Charges are due and payable 14 calendar days after billing. If 

the family requests a grievance hearing within the required timeframe, the PHA may not 

take action for nonpayment of the charge until the conclusion of the grievance process. 

Charges for pet waste removal are not part of rent payable by the resident. 



 

Stanislaus Regional Housing Authority  ACOP   5/2019 

Admissions and Continued Occupancy Plan 
Page 10-20 

PART IV: PET DEPOSITS AND FEES IN GENERAL OCCUPANCY 

DEVELOPMENTS 

10-IV.A. OVERVIEW 

This part describes the PHA’s policies for pet deposits and fees for those who reside in general 

occupancy developments. 

10-IV.B. PET DEPOSITS 

A PHA may require a refundable pet deposit to cover additional costs attributable to the pet and 

not otherwise covered [24 CFR 960.707(b)(1)]. 

A PHA that requires a resident to pay a pet deposit must place the deposit in an account of the 

type required under applicable State or local law for pet deposits, or if there are no such 

requirements, for rental security deposits, if applicable. The PHA must comply with such laws as 

to retention of the deposit, interest, and return of the deposit to the resident, and any other 

applicable requirements [24 CFR 960.707(d)]. 

Payment of Deposit 

HACS Policy 

  
Unit type 

  
Cat  

 
Dog  

 
Aquarium 

 
Other Pet 

Carpeted  $200.00 $200.00 $200.00 Up to $200.00 
No carpet  $100.00 $100.00 $100.00 Up to $100.00 
 
Note: Deposit amount for “Other Pets” will we determined according to pet type and unit type. 

The pet deposit is not part of rent payable by the resident. 

Refund of Deposit 

HACS Policy 

The PHA will refund the pet deposit to the resident, less the costs of any damages caused 

by the pet to the dwelling unit, within 30 days of move-out or removal of the pet from the 

unit. 

The resident will be billed for any amount that exceeds the pet deposit. 

The PHA will provide the resident with a written list of any charges against the pet 

deposit within 10 business days of the move-out inspection. If the resident disagrees with 

the amount charged to the pet deposit, the PHA will provide a meeting to discuss the 

charges. 
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10-IV.C. NON-REFUNDABLE NOMINAL PET FEE 

PHAs may require payment of a non-refundable nominal pet fee to cover the reasonable 

operating costs to the development relating to the presence of pets [24 CFR 960.707(b)(1)]. 

HACS Policy 

The PHA does not require pet owners to pay a non-refundable nominal pet fee.  
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10-IV.D. OTHER CHARGES 

Pet-Related Damages During Occupancy 

HACS Policy 

All reasonable expenses incurred by the PHA as a result of damages directly attributable 

to the presence of the pet in the project will be the responsibility of the resident, 

including: 

The cost of repairs and replacements to the resident's dwelling unit 

Fumigation of the dwelling unit 

Repairs to common areas of the project 

The expense of flea elimination shall also be the responsibility of the resident. 

If the resident is in occupancy when such costs occur, the resident shall be billed for such 

costs in accordance with the policies in Section 8-I.G, Maintenance and Damage 

Charges. Pet deposits will not be applied to the costs of pet-related damages during 

occupancy. 

Charges for pet-related damage are not part of rent payable by the resident. 

Pet Waste Removal Charge 

The regulations do not address the PHA’s ability to impose charges for house pet rule violations. 

However, charges for violation of PHA pet rules may be treated like charges for other violations 

of the lease and PHA tenancy rules. 

HACS Policy 

A separate pet waste removal charge may be assessed against pet owners who fail to 

remove pet waste in accordance with this policy. 

Such charges will be due and payable 14 calendar days after billing. 

Charges for pet waste removal are not part of rent payable by the resident. 
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