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Purpose.  The 5-Year and Annual PHA Plans provide a ready source for interested parties to locate basic PHA policies, rules, and requirements 
concerning the PHA’s operations, programs, and services, including changes to these policies, and informs HUD, families served by the PHA, 

and 

 members of the public of the PHA’s mission, goals and objectives for serving the needs of low- income, very low- income, and extremely low- 

income families 

 Applicability. The Form HUD-50075-HP is to be completed annually by High Performing PHAs.  PHAs that meet the definition of a Standard 

PHA, Troubled PHA, HCV-Only PHA, Small PHA, or Qualified PHA do not need to submit this form.  

Definitions.   

1.  High-Performer PHA – A PHA that owns or manages more than 550 combined public housing units and housing choice vouchers 

and was designated as a high performer on both the most recent Public Housing Assessment System (PHAS) and Section Eight 

Management Assessment Program (SEMAP) assessments.  
2. Small PHA - A PHA that is not designated as PHAS or SEMAP troubled, and that owns or manages less than 250 public housing 

units and any number of vouchers where the total combined units exceed 550.  
3. Housing Choice Voucher (HCV) Only PHA - A PHA that administers more than 550 HCVs, was not designated as troubled in its 

most recent SEMAP assessment and does not own or manage public housing.   
4. Standard PHA - A PHA that owns or manages 250 or more public housing units and any number of vouchers where the total 

combined units exceed 550, and that was designated as a standard performer in the most recent PHAS or SEMAP assessments.  
5. Troubled PHA - A PHA that achieves an overall PHAS or SEMAP score of less than 60 percent.  
6. Qualified PHA - A PHA with 550 or fewer public housing dwelling units and/or housing choice vouchers combined and is not PHAS 

or SEMAP troubled.  

   

   
A.   

   
PHA Information.  
   

  

   
A.1  

   
PHA Name:  The Housing Authority of the City of Hagerstown, Maryland       PHA Code: ___MD006____________  
PHA Type:    Small    High Performer       
PHA Plan for Fiscal Year Beginning :  (MM/YYYY): _10/2023__________   
PHA Inventory (Based on Annual Contributions Contract (ACC) units at time of FY beginning, above)    
Number of Public Housing (PH) Units 1046     MR 20   Housing Choice Vouchers (HCVs) 1075 
Total Combined _2137 
PHA Plan Submission Type:   Annual Submission                   Revised Annual Submission      
   
Availability of Information.  In addition to the items listed in this form, PHAs must have the elements listed below readily available to the 
public.  A PHA must identify the specific location(s) where the proposed PHA Plan, PHA Plan Elements, and all information relevant to 
the public hearing and proposed PHA Plan are available for inspection by the public.   Additionally, the PHA must provide information on 
how the public may reasonably obtain additional information of the PHA policies contained in the standard Annual Plan but excluded from 
their streamlined submissions.  At a minimum, PHAs must post PHA Plans, including updates, at each Asset Management Project (AMP) 
and main office or central office of the PHA.  PHAs are strongly encouraged to post complete PHA Plans on their official website.   PHAs 
are also encouraged to provide each resident council a copy of their PHA Plans.     
 

The PHA Plan was posted on our website at www.hagerstownha.com  and a hard copy is 
placed at our office located at 35 W. Baltimore Street Hagerstown, MD., for public review and 

provided opportunity for public comments. 
 
     
PHA Consortia:  (Check box if submitting a Joint PHA Plan and complete table below)     

  

Participating PHAs  PHA Code  Program(s) in the 
Consortia  

Program(s) not in the 
Consortia  

No. of Units in Each Program    

PH  HCV    
Lead PHA:     

   
   
   

   
   

        

                     



      
   

   
   

   
   

   
   

   
   
   
   

  

   
B.  
   

   
Plan Elements    

  

   
B.1  

   
Revision of Existing PHA Plan Elements.    
 (a)  Have the following PHA Plan elements been revised by the PHA since its last Annual PHA Plan submission?  
 Y /  N   

 
 Y      Statement of Housing Needs and Strategy for Addressing Housing Needs.       
      N    Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions.       
      N  Financial Resources.   
      N  Rent Determination.         
      N   Homeownership Programs.      
      N   Safety and Crime Prevention.   
      N   Pet Policy.         
      N   Substantial Deviation.    
     N    Significant Amendment/Modification    
   
(b)  The PHA must submit its Deconcentration Policy for Field Office Review.  Providing as part of this document  
   
(c) If the PHA answered yes for any element, describe the revisions for each element below:   
   

  

   
B.2  

   
   

   
New Activities.   
 (a)  Does the PHA intend to undertake any new activities related to the following in the PHA’s current Fiscal Year?   
   Y /   N     
     Y  Hope VI or Choice Neighborhoods.    
      Y    Mixed Finance Modernization or Development.    
       Y   Demolition and/or Disposition.    
       N  Conversion of Public Housing to Tenant Based Assistance.    
       Y   Conversion of Public Housing to Project-Based Assistance under RAD.   
       Y   Project Based Vouchers.  
       N   Units with Approved Vacancies for Modernization.  
       N   Other Capital Grant Programs (i.e., Capital Fund Community Facilities Grants or Emergency Safety and Security Grants).   
   
(b) If any of these activities are planned for the current Fiscal Year, describe the activities.   For new demolition activities, describe any 
public housing development or portion thereof, owned by the PHA for which the PHA has applied or will apply for de molition and/or 
disposition approval under section 18 of the 1937 Act under the separate demolition/disposition approval process. If using Pr oject-Based 
Vouchers (PBVs), provide the projected number of project based units and general locations, and describ e how project basing would be 
consistent with the PHA Plan.  
 
 

As noted above, The Housing Authority of the City of  Hagerstown intended to undertake new activities 
regarding Choice Neighborhoods and Mixed Finance Modernization or Development.  The Authority partnered 

with the City of Hagerstown and an Urban Planning Firm for its efforts to pursue a Choice Neighborhoods 

Planning Grant for its Parkside Homes, Douglass Court and Frederick Manor communities known as AMP 1.  

    
HHA understands and anticipates that additional development partners will be necessary at later phases post-

award. This scope focuses on the planning award with definite desire to plan well enough to obtain 

implementation grants in the future. The anticipated core area encompasses four affordable housing 

communities including Potomac Towers and the surrounding neighborhood of privatized housing, community 

buildings, places of worship, and other storefront entities and are situated between three major thoroughfares 
including MD Route 65, US Route 11, and US Route 40 and the expanded areas to the south and east of 

downtown Hagerstown, have been a focus of the City of Hagerstown for the need of revitalization.  

 
 
 
 
 
 
 
 

  



 
   

B.3  Progress Report.    
 

      The Board of Commissioners and staff of the Hagerstown Housing Authority (HHA) are pleased to provide 

this progress report and provide eight goals and objectives listed in this plan.  Our objectives and goals are 

multifaceted, and I would be pleased to address each specifically if HUD representatives would like.  To do so 

in this summary would cause this piece to be a book versus a summary.   
    

      In 2012 HHA determined that over the next ten years Noland Village would require capital improvements 

that would far exceed the current and future funding.  Noland Village is a barracks style Public Housing 

community built in 1972 consisting of 250 units. In recent years, the community has become functionally 

obsolete and offers zero handicap accessibility. A 4-phase redevelopment plan has been created to 

deconcentrate the density off-site, and to substantially rehab and newly construct on-site. MCCLEARY HILL 

The first 2 phases of the Noland Redevelopment consisted of courts 1, 2, 4, & 6. These families were relocated 

to the newly built McCleary Hill community during 2021-2022. McCleary Hill consists of 147 mixed-income 

townhouse style homes, including Handicap Accessible and Visual/Hearing Impaired units. MARTIN 

HEIGHTS Noland Village will be known as Martin Heights once redevelopment is completed. The 3rd phase 

of the redevelopment is the selective demolition and substantial rehab of the remaining 116  units. The selective 

demolition will reduce this phase down to 80 units. The 4th phase will be new construction of 2 garden style 

apartment buildings containing 24 units in each building. 

    To maintain the long-term viability of our communities, HHA continues to make capital 

improvements.  Highlights of some of our major improvements include exterior aluminum siding, kitchen 

upgrades, furnace upgrades, water lines and sanitary systems at our AMP 1 locations, balcony and handrail 

replacement, elevator upgrades and roof replacement at our AMP 2 locations.  Elevator replacement, air 

handler, exterior sliding door replacement and trash compactor upgrades for AMP 4, and roof upgrades, 

kitchen and bath upgrades at our AMP3 location. Continued upgrades for windows, and other energy efficient 

upgrades at Gateway Crossing and C. Williams Brooks Mid-Rise.      

      HHA's mission goes beyond providing affordable and quality housing in the City of Hagerstown.  The 

mission also includes providing safe housing and opportunities to those we serve to become self -sufficient.   In 

2017, HHA conducted a data analysis of  the crime in HHA owned properties compared to the city as a 
whole.  We are proud to say that HHA owned properties were almost half of that in the city per capita.  This 

shows that the collaboration between HHA's security department, police department and, the residents in the 

community has been successful in keeping our communities some of the safest in the City of Hagerstown.     

 
    The Housing Authority of the City of  Hagerstown intends to undertake new activities regarding Choice 

Neighborhoods and Mixed Finance Modernization or Development.  The Authority partnered with the City of 

Hagerstown and an Urban Planning Firm for its efforts to pursue a Choice Neighborhoods Planning Grant 

for its Parkside Homes, Douglass Court and Frederick Manor communities known as AMP 1  
    

    The Choice Neighborhood Initiative is a program run by the US Department of Housing and Urban 

Development (HUD) focusing on creating vibrant, thriving, connected neighborhoods. The Hagerstown 

Housing Authority and the City of Hagerstown were successful in applying for a Choice Neighborhoods 

Initiative grant in 2023. We are embarking on a two-year planning process to envision what the future of 

Hagerstown Choice Neighborhood can be. The anticipated core area  encompasses four affordable housing 

communities including Potomac Towers and the surrounding neighborhood of privatized housing, community 

buildings, places of worship, and other storefront entities and are situated between three major thoroughfares 

including MD Route 65, US Route 11, and US Route 40 and the expanded areas to the south and east of 

downtown Hagerstown, have been a focus of the City of Hagerstown for the need of revitalization.   

 



  The core area has a total of 4,638 neighborhood housing units, is recorded as having 48.50% poverty level 

and vacancy rate of 9.48%. 

  
      The Housing Authority is very proud to serve our community and we look forward to the future.   We plan 

to explore and implement homeownership opportunities to our residents, allowing subsidizes to go toward 

mortgage payments.  We will continue with the redevelopment efforts to maintain our mission of providing 
"quality housing" and research ways to increase funds; both federalized through grants and de -federalized 

through the private market.       
  
   
   

   
B.4.  
 
 
 
 
 
B.5 

 
 Capital Improvements.  Include a reference here to the most recent HUD approved 5 -year Action Plan in EPIC and the date that 
it was approved.  See Capital Fund 5-Year Action Plan in EPIC approved by HUD on 09/12/2023  
 

 
 
Most Recent Fiscal Year Audit.    
 Were there any findings in the most recent FY Audit?    
No Findings  

  
If yes, please describe:   
  

  

C. Other Document and/or Certification Requirements.    
   
C.1  
   
   
   
   
   
 
 
 
 
C.2 

   
Resident Advisory Board (RAB) Comments.     
 (a)  Did the RAB(s) provide comments to the PHA Plan?   
 
   The Agency Plan was presented to the Resident Advisory Board, for comment during their May 2024 meeting.  
 
 
If yes, comments must be submitted by the PHA as an attachment to the PHA Plan.  PHAs must also include a narrative describing their 
analysis of the RAB recommendations and the decisions made on these recommendations.   
   
  
Certification by State or Local Officials.   
AS ATTACHED  
 Form HUD 50077-SL, Certification by State or Local Officials of PHA Plans Consistency with the Consolidated Plan, must be submitted 
by the PHA as an electronic attachment to the PHA Plan. TO BE ATTACHED FOR SUBMITTAL TO HUD 
 
 
Certification Listing Policies and Programs that the PHA has Revised since Submission of its Last Annual Plan   
 
 
Form 50077-ST-HCV-HP,  
 
Certification of Compliance with PHA Plans and Related Regulations, must be submitted by the PHA as an electronic attachment to the 
PHA Plan.     

  

   
C.3 

   
Civil Rights Certification.    
   
Form 50077-ST-HCV-HP, Certification of Compliance with PHA Plans and Related Regulations, must be submitted by the PHA as an 
electronic attachment to the PHA Plan.    

  

   
C.4  

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

1. Did the public challenge any elements of the Plan?  Y     N    
 
If yes, include Challenged Elements. 

 

 
 

  



  

   
D  

   
Affirmatively Furthering Fair Housing (AFFH)          

   

   
D.1  

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

  

 
   

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 



 

 
STATEMENT OF FINANCIAL RESOURCES 2024  

  Sources Planned $ Planned Uses 
1 Federal Grants      

a) 

Public Housing 

Operating Fund - 

CY2024 3,189,345.14 PH Operations 

b) 
Public Housing 

Capital Fund-2024 2,947,344.00 PH Capital Improvements 

c) 
Annual contributions 

for Section 8      

  
Tenant Based 

Assistance 8,276,441.00 Section 8 Vouchers 

d) 
Annual contributions 

for Section 8      

  
Project Based 

Assistance 119,756.00 Section 8 Project 

e) 
Resident Opportunity 

and Self     
  Sufficiency Grants 279,881.00 PH Supportive Services 

f) 
HCV FSS Coordinator 

Grant 0.00 S8 Supportive Services 
g) S8 Admin Fees 788,278.04 S8 Administration 

2 
Prior Year Federal 

Grants      

  
(unobligated funds 

only)     
  MD06P006501-22 1,233,903.89 PH Capital Improvements 
  MD06P006501-23 2,754,997.00 PH Capital Improvements 
  MD3B006CNP123 500,000.00 Choice Neighborhood 

3 

Public Housing 

Dwelling Rental 

Income     
  Rents 3,253,000.00 PH Operations 
  Excess Utilities 38,750.00 PH Operations 

4 
Other Income (list 

below)     
  Interest Income 110,000.00 PH Operations 

5 
Non-Federal Sources 

(list below)     
  Non-Dwelling Rental 9,600.00 PH Operations 



  Roof Top Income 153,000.00 PH Operations 

  
Management Fees 

GWC 202,084.00 PH Operations 

  
Management Fees 

CWB 41,810.00 PH Operations 

  
Management Fees 

McH 108,000.00 PH Operations 
        
  Total Resources 24,006,190.07  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Statement of Housing Needs and Strategy for Addressing Housing Needs.   - 2024 
According to the Comprehensive Plan published by the city of Hagerstown 60% of the units within the 
city are occupied by renters.  The housing authority administers a total of  2,121 subsidies (836 Public 
Housing units, 60 Public Housing/LIHTC Units, 131 PBV/LIHTC Units, 150 Public Housing units at 
Gateway Crossing and 884 Housing Choice Vouchers & 59 Veterans Affairs Supportive Housing 
Vouchers & 1 Foster Youth Initiative). 
 
 The 2022 American Community Survey (ACS) estimate shows there are 18,159 units occupied by both 
renters & homeowners.  Based on the 2022 American Community Survey (ACS) estimate, 60% or 10,895 
units are occupied by renters.  Using the number of subsidies provided by Hagerstown Housing 
Authority, 20% of these households are receiving a subsidy.   
 
 Our current waiting list for Public Housing is 5,095, for the Public Housing/LIHTC development is 
5,407, for the PBV/LIHTC development is 5,993.  The Public Housing list includes 226 elderly, 
and 1,255 disabled applicants.  Preference points are awarded to both Public Housing & Housing Choice 
Voucher applicants who are elderly or disabled.  The Public Housing waitlist is comprised of  3,194 
families with children.   
 
3,653 Public Housing families have an income below 30% of area median income (AMI), with  1,097 
between 30% and 50% AMI and 397 between 50% and 80% AMI. The Public Housing/LIHTC waiting 
list is comprised of 3,989 families at or below 30%, 733 families between 30-40%, 463 families between 
40-50% and 207 families between 50-60% of median income.  In FY 2023, 131or 89% of Public Housing 
admissions were Extremely Low Income. The racial makeup of families on the Public Housing and Public 
Housing/LIHTC waitlist is 7,070 African American, 3,977 White, 783 Other.  792 families are listed as 
Hispanic ethnicity.    
    



The Public Housing/LIHTC waiting list breakdown by bedroom size is as follows:   
0-BR 494 

1-BR 2,865 

2-BR 3,471 

3-BR 2,657   

4-BR 922  

5-BR 94 
    
The Affordable stock includes the following bedroom sizes:   
0-BR 199   
1-BR 412   
2-BR 331 
3-BR 321 
4-BR 47 
5-BR 7 
1,317 
    
 The Housing Choice Voucher waiting list totals 5,890 including 136 elderly and 1,111 disabled 
families.     
The combined waiting lists for rental assistance have a total of 27,341.  Preference points are awarded to 
both Public Housing & Housing Choice Voucher applicants who are elderly or disabled.  This waiting list 
(HCV) is comprised of 3,728 families with children.  The income break-down is as follows:  4,288 
Extremely Low Income, 1,424 Very Low Income and 203 Low Income applicants.  In FY 2023 81% of 
HCV new admissions were Extremely Low Income.  The racial makeup of the HCV waitlist is 1,954 
White, 4,105 African American, 428 Asian/Other.  We have 424 families with a Hispanic head of 
household.   
 
The Public Housing program leased a total of 172 units in FY 2023 by way of unit turnover.  The HCV 
program turnover for the same period was 87 vouchers which totals 259 subsidies available to applicants 
from our waiting list.  As evidenced by PIC data, rents are calculated accurately.  
  
For both Public Housing and HCV   
 
Affordability, supply, quality, accessibility, size and location sometimes affect the availability of housing 
for low-income residents. In the case of the jurisdiction which is served by the Housing Authority of the 
City of Hagerstown, these characteristics do not appear to have an effect on the creation or continuation 
of housing needs. There seems to be an adequate supply of affordable housing as evidenced by the fact 
that 89% of Public Housing Admissions and 81% of HCV admissions were from less than 30% AMI. 
These statistics show that there is no short supply of affordable housing in the PHA jurisdiction.   
   
Both the Housing Authority and HCV Landlords have in their inventory safe, decent, quality, affordable 
homes for rent. This is evidenced by the High REAC inspection scores maintained by the Housing 
Authority and HQS reports on HCV units under lease and those new to the program. The City of 
Hagerstown works with the Housing Authority using a Rental inspection program that 
ensures quality units for rent.   
 
The Authority is able to house those applicants with disabilities in a reasonable time and has experienced 
no problems with finding units that fit the accessibility needs of the disabled. The newest Public Housing 
property is fully accessible and adaptable with 6 units fully wheel-chair accessible.  The new PBV 
property has 16 ADA accessible units and 4 VHI units.  Size of the unit needed and amenities are all 
worked out with the Housing Authority or by the HCV Landlord, leaving no cases where we were not 



able to accommodate persons with disabilities when they came to the top of the list. We also use 
additional preference points for elderly and disabled applicants.    
 
Both the Public Housing and HCV waitlists choose unit size based on HUD’s definition. Obviously, the 
number of units available for each bedroom size and the applicants available for that size can have an 
effect on the length of time a family remains on the Public Housing waitlist. Due to aggressive Lease 
enforcement and an active FSS program, the Authority makes every effort to make sure there is a steady 
flow of available units of all sizes and locations. For HCV applicants the size of unit needed is not a 
factor in waitlist movement. As long as there are funds and available units, applicants are housed. In 
addition, the HCV landlords in the City of Hagerstown and the Housing Authority Public Housing  
Program have a variety of unit sizes with locations all over the city. This decreases the chance poverty 
and minority concentration.  
  
The HCV program works with the city’s Rental Licensing Program coordinating inspections and 
standards to improve the quality of available rental units under the HCV program.  Our housing authority 
consistently maintains high performance ratings on PHAS Inspections.  The Housing Authority obligates 
and expends all Capital Funds awarded by HUD to upgrade and modernize our housing stock.  Our Public 
Housing units are conveniently located in various areas throughout the city.  In addition to the 150 Public 
Housing units in Gateway Crossing, 42 Housing Choice Voucher holders are currently residing in this 
new and modern, mixed income/homeownership community.  The new PBV property contains 16 Market 
Rate units leased to Housing Choice Voucher holders.  The Housing Authority increases the payment 
standard, as allowed by HUD, to make available newer, more accessible units for applicants with special 
needs.  This assists with de-concentration and the availability of  accessible units.   
 
The size and wait time of the HCV waitlist is based on lack of funding, not lack of availability of 

affordable quality units.    
  
 PHA Plan Strategies for Addressing Housing Needs   
The Authority meets monthly with various agencies such as:   
 
Washington County DSS; Hagerstown Home Store; CAMEO House – Addictions unit; Community 
Action Council; One Stop Job Center; Washington County Head Start; MD. Cooperative Center; Division 
of Rehabilitation Services; Habitat for Humanity; Washington County Hospital; Washington County 
Mediation Center; Big Brothers/Big Sisters.  
  
The Authority maintained an average turn-around time of 21 days for 2023, in order to facilitate housing 
of those in need as quickly as possible. Our waitlists are actively maintained and worked to ensure that we 
have a good pool of available applicants. Our Public Housing waitlist has never been closed.   Our HCV 
wait list was reopened on June 15, 2018 after being closed since May 31, 2015.   
 
We have an aggressive HCV landlord recruiting process, to make sure that the available units for our 
HCV applicants is as large as possible to give our applicants more housing choice.    
 
We have an aggressive Lease enforcement program and an active FSS program, the Authority makes 
every effort to make sure there is a steady flow of available units of all sizes and locations. This would 
ensure that families not in compliance with policies and regulations or families who want to move up and 
out are not taking up units that are required by more in need applicants.    

 
 
 
 



 
 
 
 
 
 
 
 
 
 
 

DECONCENTRATION POLICY 
1. It is the Housing Authority's policy to affirmatively market to all eligible income 
groups, to provide for de-concentration of poverty, and to encourage income mixing by 
bringing higher income families into lower income communities and lower income 
families into higher income communities.   Lower income Tenants will not be steered 
toward lower income communities and higher income people will not be steered toward 
higher income communities.  
2. In accordance with ongoing initiatives focusing on Tenant satisfaction and private 
property management standards, the Housing Authority will continually strive to create 
incentives to encourage higher income families to apply for its public housing 
communities.  This is accomplished by focusing on safety, attractiveness, and low-cost 
quality housing.  In addition, the Housing Authority will continually strive to create 
incentives relative to each of its communities, with care not to target particular 
properties for high or low-income families, but rather to achieve an income mix in each 
community.   
3. At the forefront of the Housing Authority's initiatives is the provision of social 
service programs that provide opportunities for Tenants to improve their quality of 
life through participation in self-sufficiency programs.   
4. The Housing Authority will continue to create and monitor incentives annually in 
the development of the annual and five-year plan.  Incentives will be created relative 
to the local rental market and to other assisted housing in the Housing Authority's 
jurisdiction.  The following incentives, unique to the Housing Authority, are offered 
to families applying for or living in the Housing Authority's communities:  
5. Flat Rents.  To encourage higher income families to apply and remain in the 
Housing Authority’s communities, Tenant rents do not continue to increase based on 
thirty percent (30%) of monthly adjusted income (as in many federally assisted 
housing programs), but cap-out at a reasonable market rent (flat rent).  Families have 
a choice of the flat rent or a rent based on income.  
6. Local Preference for working families and families participating in local job 
training programs.   In support of welfare reform, the Housing Authority gives local 
preference to public housing applicants who work or participate in job training, job 
search, work experience, or educational programs.  
7. Family Self -Sufficiency (FSS) Program.  The Housing Authority offers the FSS 
program to Tenants of Housing Authority's communities, thus creating opportunities 
for obtaining permanent full-time employment and future home ownership.    
8. Curb Appeal/Physical Improvements Program.  The Housing Authority 
continually strives to raise the standards of its physical properties and improve the 



aesthetic appearance of its communities, reflecting a standard that compares or 
exceeds private property management.   
9. Aggressive “image-building” campaign to change stigmas attached to public 
housing.  The Housing Authority is increasing efforts to remove Tenants who do not 
comply with lease and to retain those that remain, by focusing on Tenant satisfaction 
and proactive policies that prevent program abuse, and that reward and empower 
Tenants.  
10. In addition to the Housing Authority-wide incentives listed above, all 
communities have extensive social programs, ranging from a homework club in the 
family communities, to health and wellness programs in the senior communities.   
11. As future guidance is provided by HUD and in accordance with federal 
regulations, the Housing Authority plans to continue to expand its Admissions Policy 
to include more incentives for de-concentration and income mixing.    
12. Family income statistics by community and the Housing Authority-wide will be 
monitored on a monthly basis to meet the de-concentration/income mixing 
requirements of Quality Housing and Work Responsibility Act of 1998 (QHWRA) 
(Section 513). The Housing Authority shall follow the statutory requirement that at 
least forty percent (40%) of newly admitted families in any fiscal year be families 
whose annual income is at or below thirty percent (30%) of the area median 
income.  Move-outs will be closely monitored, and families interviewed, where 
possible, to determine preventative and improvement measures.  If, after all measures 
herein described fail to accomplish the de-concentration income mixing requirements, 
the Housing Authority will skip families on the waiting list to reach other families with 
a lower or higher income. We will accomplish this in a uniform and non-discriminating 
manner.  

  
 
 
Board Resolutions  

 23-02  

The Board of Commissioners of the Housing Authority of the City of Hagerstown approved to post for public 
comment and adopt, managements recommendation of Payment Standards, effective December 1, 2022.    

  

23-03  
The Board of Commissioners of the Housing Authority of the City of Hagerstown approved to post for public 
comment and adopt, management's recommendation of proposed changes to the Flat Rents effective December 1, 

2022   
  
23-04  
The Board of Commissioners of the Housing Authority of the City of Hagerstown approved to post for public 
comment and adopt, managements recommendation of the increased electric rates for Utility Allowance for Housing 

Choice Voucher Program, and the Public Housing effective December 1, 2022   
  
23-05  
The Board of Commissioners of the Housing Authority of the City of Hagerstown approved to post for public 

comment and adopt, managements recommendation to keep the Utility Allowance the same rates used for 2022 for 

Gateway Crossing, effective December 1, 2022   
 
23-13  
The Board of Commissioners of the Housing Authority of the City of Hagerstown approved the revision to lower the 

Housing Choice Voucher Administrative Plan minimum rent standard from $50 (fifty dollars) to $0 (zero dollars), to 



better serve the community needs and to fulfill HUD (Housing & Urban Development) requirements of expending 

Housing Assistance Payment (HAP) Program and to post the revision for public comment, with an effective date of 
December 16, 2022.  

 

 

 

   
 
 
 

New Activities 
Hope VI    
The Housing Authority of the City of Hagerstown, Maryland has not applied for HOPE VI 
funding.  
 
Mixed Finance Modernization or Development  
As has been outlined in previous Annual Plans, the Authority has a need to tear down and rebuild 
Noland Village (MD006000003). This property contains 250: two-, three-, four- and five-
bedroom townhomes on twenty-six (26) acres. It was built in the early 70’s as a turnkey housing 
solution and not to the standards the current management would have liked. As a result, and as 
shown by the recent PNA, this property has many infrastructure issues that cannot be resolved 
with the limited amount of Capital Fund money that this property receives. Due to its current 
configuration and the desire for de-concentration, rehabilitation is not a feasible option.   
 
In September of 2016, HHA received notification from HUD that 61 units from Noland Village 
were approved for the RAD program.   In addition, HHA received notification of a multi-phase 
award holding the remaining 189 units by HUD for the RAD Program.  HHA then applied for 
competitive 9% tax credits with the state of Maryland to help fund the redevelopment of the first 
61 units at an offsite location. In April of 2017 HHA received notification from the state that we 
were successful.  HHA and our partners will continue to work diligently until all 250 units at 
Noland Village have been redeveloped.  Construction began on Phase I (61 units) August 
2019. and full occupancy occurred in May of 2021.  Phase II has been approved for 9% LIHTC 
funding and will include an additional 70 units from Noland Village.  Phase II settlement 
occurred in December 2020, and was fully occupied in 2022.  A twin application (9% and 4% 
tax credits) was submitted in the Fall of 2020 for the remaining 116 units (250 original units – 64 
Phase I (3 units Dispo) - 70 Phase II Units) The application was unsuccessful, and we are 
currently exploring the use of bonds to complete the development of the remaining 116 
units.  Our plan is to create a less concentrated mixed income community using Project Based 
Vouchers, Tax Credit, Market Rate, and Homeownership if funding allows.  
  
Demolition and/or Disposition   
In September 2015, the Authority applied to participate in the RAD program for the 
redevelopment of Noland Village.  The Authority settled on Phase I August 2019 and full 
occupancy occurred in the new development (McCleary Hill Phase I) May 2021.  McCleary Hill 
Phase II has been awarded a 9% LIHTC award and settlement occurred in December 
2020.  McCleary Hill Phase II was completed and fully occupied in 2022. 
   



The Authority is currently working with our Developer to fulfill our redevelopment efforts by 
utilizing RAD and LIHTC applications to successfully complete the 3rd Phase Noland Village 
Redevelopment endeavor.  This process does not require a Demo/Dispo application.   
 
Phase III of Noland Village Redevelopment might require two separate funding applications, 
thus Phase III might require being turned into a two-phase approach.  This will be a Section 
18/RAD blend and include new construction and substantial rehab of some units, including the 
demolition of 36 units, substantial rehab of the remaining 80 units, and new construction of 48 
units, making the last phase(s) of Noland Village Redevelopment a total of 128 units to replace 
the original 116 units.  
 
Conversion of Public Housing   
The Hagerstown Housing Authority submitted a RAD application in September 2015 for the 
property known as Noland Village (MD006-00000316).  This property has 250 units built in 
1972 and is functionally obsolete.  On September 7, 2016, the Authority was notified of 
receiving a Commitment to Enter into a Housing Assistance Payments for 64 ACC units (Phase 
I).  The Authority settled August 2019 and began construction of McCleary Hill Phase I offsite 
to replace 61 of the units.  Complete occupancy occurred in May of 2021.   
   
The Phase II RAD application was submitted in August 2017 and the Authority received a 
CHAP and has settled on this transaction.  This will involve removing 70 units from Noland 
Village and replacing them with 70 new units at McCleary Hill Phase II.  Full occupancy of 
McCleary Hill Phase II occurred in 2022. The Authority received a multi-phase award from 
HUD for all 3 phases of Noland Village Redevelopment, so another phase involving the 
remaining 116 units will be forthcoming.   
 
As of May 2024, the Authority has been issued two CHAPs for final redevelopment of Noland 
Village.  One CHAP is for 77 units and the other CHAP is for 39 units. 
   
   

  
  Rental Assistance Demonstration (RAD) Attachment R  

 
 
The Hagerstown Housing Authority was a successful applicant in the Rental Assistance 
Demonstration (RAD).  As a result, the Authority will be converting to Project Based Vouchers 
(PBV) under the guidance of PIH Notice 2012-32, REV 1 and any successor Notices.   
 
Upon conversion to the PBV, the Authority will adopt the resident rights, participation, waiting 
list and grievance procedures listed Section 1.5 of PIH Notice 2012-32 REV. 2 and Joint 
Housing PIH Notice 2014-09, PIH 2014-17.  These residents’ rights, participation, waiting list 
and grievance procedures are appended to this Attachment.   
 
Additionally, the Authority certifies that it is currently compliant with all fair housing and civil 
rights requirements, including those imposed by Section 504, Voluntary Compliance Agreement 
dated April 16, 2015 (VCA).  The Authority anticipates that its implementation of the VCA will 
coincide with the conversion.    
 



RAD was designed by HUD to assist in addressing the capital needs of public housing by providi
ng HHA with access to private sources of capital to repair and preserve its affordable housing ass
ets.  
Please be aware that upon conversion, the Authority's Capital Fund Budget will be reduced by 
the 
pro rata share of Public Housing Developments converted as part of the Demonstration, and that  
HHA may also borrow funds to address their capital needs. HHA will also be contributing 
Operating Reserves in the amount of $1,217,000 for Noland Village in its entirety, Capital Funds 
in the amount of $469,804 towards the Phase I conversion, and NO Replacement Housing Factor 
(RHF) Funds towards the conversion.   

  
Noland Portion of Capital Fund $469,804  
Other Transferred Reserves  $296,948  
 

61 FAMILY $90,211 in 2016 (pro- rated) 
equally by unit for 61unit AMP amount of $369,721.   
 
 
 

Total Units Pre-RAD Unit Type if             Post RAD Unit Type if Capital 
fund different (i.e., Family,  
 different (i.e., Family,   Allocation of Senior, etc.):   Senio
r, etc.)  Development   

   
Bedroom Type Number of Units Number of Units Change in Number of Units 

Pre-Conversion Post-Conversion per Bedroom Type/Why* 
 
Studio/Efficiency    0   0    0   
One Bedroom     0   7    7    
Two Bedroom  19   28    9   
Three Bedroom  35   23    -12   
Four Bedroom  4   3    -1   
Five Bedroom  3   0    -3   
Six Bedroom  0   0    0   
 
(If performing a Transfer - See attached (Exhibit A))   

  
  

*Why:  Over the years, the size of families has decreased and many of the families in Noland Vill
age are over-housed.  The bedroom sizes post conversion will better accommodate the 
existing family sizes and the demographics of our current Public Housing waitlist.   

   
Transfer of Assistance.  Sixty-one (61) units will have the assistance transferred from the 
existing Noland Phase I site to the final McCleary Hill Phase I site in connection with this 
proposal.  As indicated in the table above, the existing units ("number of units pre-conversion") 
will have some reconfiguration of bedroom sizes ("number of units post-conversion").  There   
will be no de minimis reductions.   

   



   
The Hagerstown Housing Authority ("HHA") was a successful applicant in the Rental Assistance
   
Demonstration (RAD). As a result, the HHA will be converting to Project Based Vouchers under
 the  guidelines of PIH Notice 2012-32, REV-1 and any successor Notices. Upon conversion to 
Project Based Vouchers the Authority will adopt the resident rights, participation, waiting list 
and grievance procedures listed in Section 1.6 of PIH Notice 2012-32, REV-
2; and Joint Housing PIH Notice H-2014-09/PIH-2014-17.   These resident 
rights, participation, waiting list and grievance procedures are appended to this Attachment. 
Additionally, the HHA certifies that it is currently compliant with 
all fair housing and civil rights requirements, including those imposed by imposed by the Section
 504 Voluntary Compliance Agreement, dated April 16, 2015 (the VCA).  HHA anticipates that 
its implementation of the VCA will coincide with the conversion.   
   
RAD was designed by HUD to assist in addressing the capital needs of public housing by providin
g  
HHA with access to private sources of capital to repair and preserve its affordable housing assets.  
Please be aware that upon conversion, the Authority's Capital Fund Budget will be reduced by the 
pro  
rata share of Public Housing Developments converted as part of the Demonstration, and that HHA  
may also borrow funds to address their capital needs. HHA will also be contributing Operating 
Reserves in the amount of $1,234.516 in its 
entirety, Capital Funds in the amount of $192,818 towards the Phase 
II conversion, and NO Replacement Housing Factor (RHF) Funds towards the conversion.   
   

  
70 FAMILY $120,306 in 2017 (pro- rated) equally by unit for 70-

unit AMP amou
nt of $385,224. 

 
Bedroom Type Number of Units Number of Units  Change in Number of Units 
   Pre-Conversion           Post-Conversion    per Bedroom Type/Why  

   
Studio/Efficiency   0     0       0   
One Bedroom  0    17   17    
Two Bedroom   21    25    4   
Three Bedroom  41    25   -16   
Four Bedroom   5    3    -2   
Five Bedroom  3    0   -3    
Six Bedroom   0    0       0   
 
(If performing a Transfer of Assistance - See attached (Exhibit A))   
 
   

*Why:  Over the years, the size of families has decreased and many of the families in Noland Village 
are over-housed.  The bedroom sizes post conversion will better accommodate the existing family 
sizes and the demographics of our current Public Housing waitlist.   

   



Transfer of Assistance.  Seventy-nine (70) units will have the assistance transferred from the 
existing Noland Phase II site to the final McCleary Hill Phase II site in connection with this  
proposal.  As indicated in the table above, the existing units ("number of units pre-conversion") 
will have some reconfiguration of bedroom sizes ("number of units post-conversion").  There 
will be no de minimis reductions.   

  
  
Special Provisions Affecting Conversions to Project Based Vouchers (PBVs)  
 
 Sections 1.6.C and 1.6.0 inserted from PIH Notice 2012-32, REV-3.   
   
116 FAMILY $120,306 in 2024 (pro- rated) equally by unit for 116 
unit AMP amount of $385,224. 

 
Bedroom Type Number of Units Number of Units  Change in Number of Units 
   Pre-Conversion           Post-Conversion    per Bedroom Type/Why  

   
Studio/Efficiency   0     0       0   
One Bedroom  0    18   18    
Two Bedroom   35    41    6   
Three Bedroom  67    59   -8   
Four Bedroom   10    7    -3   
Five Bedroom  4    3   -1    
Six Bedroom   0    0       0   
 
(If performing a Transfer of Assistance - See attached (Exhibit A))   
 
   

*Why:  Over the years, the size of families has decreased and many of the families in Noland Village 
are over-housed.  The bedroom sizes post conversion will better accommodate the existing family 
sizes and the demographics of our current Public Housing waitlist.   

   
Transfer of Assistance. One-hundred-sixteen (116) units will have the assistance transferred 
from the existing Noland Phase III site to the final Martin Heights site in connection with this  
proposal.  As indicated in the table above, the existing units ("number of units pre-conversion") 
will have some reconfiguration of bedroom sizes ("number of units post-conversion").  There 
will be no de minimis reductions.   

  
  
Special Provisions Affecting Conversions to Project Based Vouchers (PBVs)  
 
 Sections 1.6.C and 1.6.0 inserted from PIH Notice 2012-32, REV-3.   
 

1.6 Special Provisions Affecting Conversions to PBVs   
   
   
1.6.C.    PBV Resident Rights and Participation.   



   
   

1.6.C.1. No Re-screening of Tenants upon Conversion.  

Pursuant to the RAD Statute, at conversion, current households cannot be excluded from 
occupancy at the Covered Project based on any rescreening, income eligibility, or income 
targeting.  With respect to occupancy in the Covered Project, current households in the 
Converting Project will be grandfathered for application of any eligibility criteria to 
conditions that occurred prior to conversion but will be Subject to any ongoing eligibility 
requirements for actions that occur  
after conversion. 1 Post conversion, the tenure of all residents of the Covered Project is 
protected pursuant to PBV requirements regarding continued occupancy unless explicitly 
modified in this Notice (e.g., rent phase-in provisions).  For example, a unit with a 
household that was over-income at time of conversion would continue to be treated as an 
assisted unit.  Thus, 24 CFR § 982.201, < #> concerning eligibility and targeting of tenants 
for initial occupancy, will not apply 
for current households. Once the grandfathered household moves out, the unit must be 
leased to an eligible family.  MTW agencies may not alter this requirement.  Further, so as 
to facilitate the right to return to the assisted property, this provision shall apply 
to current public housing residents of the Converting Project that will reside in non-RAD 
PBV 
units or non-RAD PBRA units placed in a project that contain RAD PBV units or RAD 
PBRA units. Such families and such contract 
units will otherwise be subject to all requirements of the applicable program, 
specifically 24 CFR § 983 for non-RAD PBV units and the PBRA requirements governing 
the applicable contract for non-RAD PBRA units.   

   
1.6.C.2.  Right to Return.  

See section 1.4.A.5(ii) and the RAD Fair Housing, Civil Rights, and   
Relocation Notice regarding a resident's right to retur
n.   

   
   

1.6.C.3. Renewal of Lease.  
Since publication of the PIH Notice 2012-32 REV 1, the regulations under 24 CFR part 983 
have 
been amended requiring Project Owners to renew all leases upon lease expiration, unless caus
e  
exists. MTW agencies may not alter this requirement.   

  
1 These protections (as well as all protections in this Notice for current households) also apply whe
n a household is relocated to facilitate new construction or repairs following conversion and 
subsequently returns to the Covered Project.   
  

1.6.C.4.   Phase-in of Tenant Rent Increases.  
If a tenant's monthly rent increases by more than the greater of 10 percent or $25 purely as a 
result of conversion, the rent increase will be phased in over 3 or 5 years.  To implement this  
provision, HUD is specifying alternative requirements forsection 3(a)(1) of the Act, as well a
s 24 CFR § 983.3 (definition of "total tenant payment" (TTP)) to the extent necessary to 



allow for the phase-in of tenant rent increases. A PHA must create a 
policy setting the length of the phase-in period at three years, five years or a combination 
depending on circumstances.  For example, a PHA may create a policy that uses a three-year 
phase-in for smaller increases in rent and a five-year phase-in for larger increases in rent.  
This policy must be in place at conversion and may not be modified after conversion.   

   
   

The method described below explains the set percentage-based phase-in a Project Owner 
must follow according to the phase-in period established.  For purposes of this section 
"Calculated PBV TTP" refers to the TTP calculated in accordance with 
regulations at 24 CFR §5.628 and  
the "most recently paid TTP" refers to the TTP recorded on line 9j of the family’s most 
recent HUD Form 50058. If a family in a project converting from Public Housing to PBV 
was paying 
a flat rent immediately prior to conversion, the PHA should use the flat rent amount to calcula
te  
the phase-in amount for Year 1, as illustrated below.   

   
   

Three Year Phase-in:   
   

o Year 1: Any recertification (interim or annual) performed prior to the second 
annual recertification after conversion-33% of difference between most 
recently paid TTP or flat rent and the Calculated PBV TTP   

o Year 2: Year 2 Annual Recertification (AR) and any Interim Recertification (IR
) prior to Year 3 AR 50% of difference between most recently paid TTP and 
the Calculated PBV TTP   

o Year 3: Year 3 AR and all subsequent recertifications-
 Full Calculated PBV TTP2   

   
   

Please Note:  In either the three-year phase-in or the five-year phase-in, once the Calculated 
PBV TTP is equal to or less than the previous TTP, the phase-in ends, and tenants will pay 
full TTP from that point forward.  MTW agencies must also implement a three- or five-
year phase-in 
for impacted residents, but may alter the terms above as long as it establishes a written policy  
setting forth the alternative terms.   

   

2 For example, where a resident's most recently paid TTP is $100, but the Calculated PBV TTP i
s  
$200 and remains $200 for the period of the resident's occupancy, (i.e., no changes in income) t
he 
resident would continue to pay the same rent and utilities for which it was responsible prior to  
conversion.  At the first recertification following conversion, the resident’s contribution would 
increase by 33% of $100 to $133. At the second AR, the resident's contribution would increase 
by  



50% of the $66 differential to the standard TPP, increasing to $166.  At the third AR, the 
resident’s contribution would increase to $200, and the resident would continue to pay the 
Calculated PBV TTP for the duration of their tenancy.    
 

1.6.C.5. Family Self Sufficiency (FSS) and Resident Opportunities and Self Sufficiency  
Service Coordinator (ROSS-SC) programs.   
Public Housing residents that are currently FSS participants will continue to be eligible for F
SS  
once their housing is converted under RAD. The PHA may continue to use any FSS funds 
already awarded to serve those FSS participants who live in units converted by RAD.  At the 
completion of the FSS grant, PHAs should follow the normal closeout procedures outlined in 
the grant agreement.  
If the PHA continues to run an FSS program that serves PH and/or HCV 
participants, the PHA will continue to be eligible (subject to NOFA requirements) to apply fo
r 
FSS funding and may use that funding to serve PH, HCV and/or PBRA participants in its FS
S  
program.  Due to the program merger between PH FSS and HCV FSS that took place pursua
nt to the FY14 Appropriations Act (and was continued in the subsequent Appropriations 
Acts), no 
special provisions are required to continue serving FSS participants that live in public housin
g  
units converting to PBV under RAD.   

   
However, PHAs should note that there are certain FSS requirements (e.g., escrow 
calculation 
and escrow forfeitures) that apply differently depending on whether the FSS participant is a 
participant under the HCV program or a public housing resident, and PHAs must follow 
such 
requirements accordingly.  All PHAs will be required   to administer   the FSS   program in  
accordance with   FSS regulations at 24 CFR part 984, the participants' contracts of participat
ion, and the alternative requirements established in the 
"Waivers and Alternative Requirements for  
the FSS Program" Federal Register notice, published on December 29, 2014, at 79 FR 
78100.3 
Further, upon conversion to PBV, already escrowed funds for FSS participants shall be    
transferred into the HCV escrow account and be considered TBRA funds, thus reverting to th
e 
HAP account if forfeited by the FSS participant.   

   
For information on FSS PIC reporting requirements 
for RAD conversions, see Notice PIH 2016-
08 at http://portal.hud.gov/hudportal/documents/huddoc?id=pih2016-08.pdf.   

    
Current ROSS-SC grantees will be able to finish out their current ROSS-SC grants once 
their housing is converted under RAD. However, once the property is converted, it will no 
longer be eligible to be counted towards the unit count for future ROSS-SC grants, nor will 
its residents be eligible to be served by future ROSS-SC grants, which, by statute, can only 



serve public housing residents. At the completion of the ROSS-SC grant, PHAs should 
follow the normal closeout procedures outlined 
in the grant agreement. Please note that ROSS-SC grantees may 
be a non-profit or local Resident Association and this consequence of a RAD conversion 
may impact those entities.   

 
  
3 The funding streams for the PH FSS Program and the HCV FSS Program were first merged pursu
ant to the FY 2014 appropriations act. As a result, PHAs can serve both PH residents and HCV  
participants, including PBV participants, with FSS funding awarded under the FY 2014 FSS Notic
e of Funding Availability (FSS NOFA) and any other NOFA under which the combination of fund
s  
remains in the applicable appropriations act.  For PHAs that had managed both programs separatel
y  
and now have a merged program, a conversion to PBV should not impact their FSS participants.   
  
   

1.6.C.6.   Resident Participation and Funding.  

In accordance with Attachment lB, residents of Covered Projects with assistance converted to  
PBV will have the right to establish and operate a resident   organization   for   the   purpose of  
  
addressing   issues related   to   their   living environment and be eligible for resident participati
on  
funding.   

   
   

1.6.C.7.   Resident Procedural Rights.  

The following items must be incorporated into both the Section 8 Administrative Plan and the
   
Project Owner's lease, which includes the required tenancy addendum, as appropriate.  
Evidence of such incorporation may be requested by HUD for purposes of monitoring 
the program.   

   
   

i. Termination Notification. HUD is incorporating additional termination notificati
on  
requirements to comply with section 6 of the Act for public housing projects that  
convert assistance under RAD. In addition to the regulations at 24 CFR § 983.257 
related to Project Owner termination of tenancy and eviction (which MTW agencies 
may not alter) the termination procedure for RAD conversions to PBV will 
require 
that PHAs provide adequate written notice of termination of the lease which sha
ll  
be:   
(a) A reasonable period of time, but not to exceed 30 days:   

i. If the health or safety of other tenants, Project Owner employees, or perso
ns  residing in the immediate vicinity of the premises is threatened; or  

ii. In the event of any drug-related or violent criminal activity or any    



felony conviction;   
(b) Not less than 14 days in the case of nonpayment of rent; and  
(c) Not less than 30 days in any other case, except that if a State or local law  

provides for a shorter period of time, such shorter period shall apply.   
   

ii. Grievance Process. Pursuant to requirements in the RAD Statute, HUD is 
establishing additional resident procedural rights to comply with section 6 of the A
ct.   
For issues related to tenancy and termination of assistance, PBV program rules 
require the Project Owner to provide an opportunity for an informal hearing, as outli
ned in 24 CFR § 982.555. RAD will specify alternative requirements for 24   
CFR § 982.555(b) in part, which outlines when informal hearings are not  
required, to require that:   

  
(a) In addition  to reasons that require an opportunity for an informal hearing given

  in 24 CFR § 982.555(a)(l)(i)-(vi), "an opportunity for an informal hearing 
must 
be given to residents for any dispute that a resident may have with respect to a  
Project Owner action in accordance with the individual's lease or the contract 
administrator in accordance with  RAD PBV requirements that adversely affect
  the resident's rights, obligations, welfare, or status.   

i. For any hearing required under 24 CFR § 982.555(a)(l)(i)-(vi), the   
contract administrator will perform the hearing, as is the current stand
ard in the program. The hearing officer must be selected in accordanc
e with  24 CFR § 982.555(e)(4)(i). 

ii. For any additional hearings required under RAD, the Project Owner   
will perform the hearing.   

(b) There is no right to an informal hearing for class grievances or to disputes 
between residents not involving the Project Owner or contract administrator. 

(c) The Project Owner gives residents notice of their ability to request an informal  
hearing as outlined in 24 CFR § 982.555(c)(l) for informal  hearings that will  
address circumstances that fall outside the scope of 24 CFR § 982.555(a) 
(1)(i)- (vi). 

(d) The Project Owner provides opportunity for an informal hearing before an  
eviction.   

   
   
Current PBV program rules require that hearing procedures must be outlined in the PHA's  
Section 8 Administrative Plan.   
   

1.6.C.8.   Earned Income Disregard (EID).  

Tenants who are employed and are currently receiving the EID exclusion at the time of  
conversion  will  continue  to  receive the EID after conversion, in accordance with  regulatio
ns at24 CFR § 5.617. Upon the expiration of the EID 
for such families, the rent adjustment shall not be subject to rent phase- 
in, as described in Section 1.6.C.4; instead, the rent will automatically 
rise to the appropriate rent level based upon tenant income at that time.   

   



Under the Housing Choice Voucher program, the EID exclusion is limited only to persons wi
th  disabilities  {24 CFR § 5.617(b)). In order to allow all tenants (including non-
disabled persons) 
who are employed and currently receiving the EID at the time of conversion to continue to  
benefit  from this exclusion in the PBV project, the provision  in 24 CFR § 5.617(b) limiting  
EIDto disabled persons is waived. The waiver, and resulting alternative requirement, apply o
nly to  tenants  receiving the  EID at the time  of conversion. No other tenant 
(e.g., tenants  that move into the property following conversion or tenants who at one time  
received the EID but are not receiving the  EID exclusion at the time  of conversion  due to  
loss of employment)  is covered by this waiver.   

  
4 § 982.555(a)(l)(iv) is not relevant to RAD as the tenant-based certificate program has been 
repealed.   
 

1.6.C.9.  Jobs Plus.  

Jobs Plus grantees awarded FY14 and future  funds that  convert the Jobs Plus target 
project(s) 
under RAD will  be  able  to  finish  out  their   Jobs  Plus period  of performance  at that  site  
unless significant relocation  and/or  change in building  occupancy is planned. If either is 
planned  at  the  Jobs Plus target  project(s), HUD  may  allow  for  a modification of the Jobs 
Pluswork plan or may, at the Secretary's discretion, choose to end the Jobs Plus program at th
at  project.   

   
1.6.C.10. When Total Tenant Payment Exceeds Gross Rent.  

Under normal PBV rules, the PHA may select an occupied  unit  to  be included  under the 
PBV HAP Contract  only  if the  unit's occupants are eligible for housing assistance payments 
{24CFR § 983.53(c)). Also, a PHA must remove a unit from the contract when no assistance 
has  
been paid for 180 days because the family's  TTP has risen to  a level that  is equal to or greate
r  than  the  contract  rent, plus any utility   allowance,  for  the  unit  (i.e., the  Gross Rent)    
{24 CFR  § 983.258).  Since the  rent limitation under this Section of the Notice may result in 
a  family's  TTP equaling or exceeding the gross rent  for the unit,  for residents living in the  
Converting  Project prior  to conversion and who will  return  to  the  Covered Project after   
conversion, HUD is waiving  both  of these provisions and requiring that the unit for such  
families be placed on and/or  remain under the HAP Contract when TTP equals or exceeds the
  
Gross Rent. Further,  HUD is establishing the alternative  requirement that  until  such time th
at  
the family's  TTP falls below  the gross rent, the rent to the owner  for the unit  will equal the  
lesser of (a) the family's  TTP, less the Utility Allowance, or (b) any applicable maximum  ren
t  
under LIHTC regulations.    When the family's TTP falls below  the gross rent, normal  PBV r
ulesshall apply. As necessary to implement this alternative  provision, HUD is waiving the pr
ovisionsof Section 8(o)(13)(H) of the Act and the implementing regulations  at 24 CFR § 983.
301as  
modified  by Section 1.6.B.5 of this Notice.5  In such cases, the resident is considered a  
participant  under the program  and all of the family obligations   and  protections  under RAD 
andPBV apply  to   the   resident.   Likewise,  all requirements with  respect to the unit, such as



 compliance with the HQS requirements, apply as long as the unit  is under  HAP Contract. Th
e PHA is  
required  to  process these individuals through the Form 50058 submodule in PIC.   

   
  5 For example, a public housing family residing in a property converting under RAD has a TTP of
  $600. The property has an initial Contract Rent of $500, with a $50 Utility Allowance. Following  
conversion, the residents is still responsible for paying $600 in tenant rent and utilities.   
   

Following conversion, 24 CFR § 983.53(d) applies, and any new families referred  to the RA
D  
PBV project  must be initially eligible for a HAP payment  at admission to the program, whic
h  
means their TTP may not exceed the gross rent for the unit at that t ime. Further, a PHA must  
remove a unit from  the contract  when no assistance has been paid for 180 days. If units are  
removed from the HAP contract because a new admission's TTP comes to equal or exceed th
e  
gross rent  for  the  unit  and if  the  project  is fully  assisted, HUD is imposing  an alternative 
requirement that  the PHA must reinstate  the unit  after the family has vacated the property. 
If the project  is partially  assisted, the PHA may substitute  a different unit for the unit on the  
HAP contract  in  accordance  with  24 CFR  §983.207  or, where  "floating" units  have been  
permitted, Section 1.6.8.10 of this Notice.   

   
1.6.C.11.  Under-Occupied Unit.    
If a family is  in an under-occupied unit under  24  CFR § 983.260 at the time  of conversion, 
the family may remain in this unit  until  an appropriate sized unit becomes available in the  
Covered Project. When an appropriate sized unit becomes available  in the Covered Project, t
he   family living in the  under-occupied unit  must move to the  appropriate 
sized   unit   within  a 
reasonable  period   of  time,   as  determined  by  the administering Voucher Agency. In orde
r to allow the family to remain  in the under-occupied unit  until  an appropriate- 
sized unit  becomes 
available  in  the  Covered  Project,  24 CFR  §  983.260 is waived. MTW agencies may not 
modify this requirement. Section 1.6.D inserted from PIH Notice  tice 2012-32, REV-3.   

 

1.6 Special Provisions Affecting Conversions to PBVs   
   
   
1.6.D.  PBV: Other Miscellaneous Provisions   

   
   

1.6.D.1 Access to Records, Including Requests for Information Related  to  Evaluation  

of  Demonstration.  
PHAs and the Project Owner must cooperate with any reasonable HUD request for data to  
support program  evaluation, including but not limited to project financial statements, operati
ng data, Choice-Mobility utilization, and rehabilitation work.  Please see Appendix IV for 
reporting units in Form HUD-50058.   

   
1.6.D.2.  Additional Monitoring Requirement.  



The Owner must submit to the administering PHA and the PHA's Board must approve the  
operating budget  for  the  Covered  Project annually in accordance with HUD requirements.6

   
   

6 For PBV conversions that are not FHA insured, a future HUD notice will describe project 
financial data that may be required to be submitted by a PBV owner for purposes of monitoring 
andevaluation, given that PBV projects do not submit annual financial statements to HUD/REA
C.  

1.6.D.3. Davis-Bacon Act & Section 3 of the Housing & Urban Development Act of 1968 

(Section 3).  
 
This section has been moved to 1.4.A.13 and 1.4.A.14.  These are inserted below.   

     
1.4 Project Conversion Requirements and Financing Consideration

s   
   
   

One of the main purposes of RAD is to demonstrate how the conversion of current public  
housing assistance to long-term, project-based Section 8 rental  assistance contracts can 
generate access to  private  debt and equity to address immediate and long-term capital 
needs  through   rehabilitation  or  new  construction.  HUD  therefore expects  that  the major
ity  of projects  undergoing  conversion  of  assistance through  RAD will  do at least some   
rehabilitation or  reconstruction. The following include requirements related to conversion p
lansmore broadly, including those involving rehabilitation and construction:   

   
1.4.A. Conversion Planning Requirements.   
 

1.4.A.13.  Davis-Bacon prevailing wages.   
The Davis-Bacon prevailing    wage requirements (prevailing  wages, the Contract Work 
Hours and Safety Standards Act, and other  related  regulations, rules, and requirements)   
apply to all Work, including any new  construction, that  is identified in the Financing 
Plan  
and RCC to the extent that such Work qualifies as development.  "Development," as applie
d towork subject to   Davis- Bacon  requirements  on   Section   8   projects, encompasses 
work 
that constitutes  remodeling that alters the nature or type of housing units in a PBV or PBR
A project, reconstruction, or a substantial improvement in the quality or kind of original  
equipment and  materials,  and is initiated within  18  months  of  the  HAP Contract.  
Development  activity   does  not  include  replacement   of  equipment  and  materials rend
eredunsatisfactory  because of normal wear and tear by items of substantially the same  kin
d.   Davis-
Bacon requirements  apply  only  to  projects   with  nine  or  more assisted units.   

   
1.4.A.14. Section 3 of the Housing & Urban Development Act of 1968 (Section 3).   
Section 3 (24 CFR part 135) applies to all Work, including any new construction, that is  
identified in the Financing Plan and RCC to the extent that  such repairs qualify as  
construction or rehabilitation. In addition, Section 3 may apply to the project  after convers



ion based on the receipt of the 
use of federal financial assistance for rehabilitation activities.   
 

1.6.D.4. Establishment of Waiting List.  

24 CFR § 983.251sets out PBV program requirements related to  establishing  and maintaining a  
voucher-wide, PBV program-wide, or  site-based waiting list from which residents for the 
Covered 
Project will be admitted. These provisions will apply unless the project is covered by a remedial   
order  or agreement  that  specifies the type of waiting  list and other  waiting  list policies. The P
HA shall consider the best means to transition applicants from the current public housing waitin
g list,  including:   

   
i. Transferring an existing site-based waiting list to a new site-based waiting list.  

ii. Transferring an existing site-based waiting list to a PBV program-wide or HCV   
program-wide waiting list.   

iii. Transferring an existing community-wide public housing wait list to a PBV 
program-wide or   HCV program-wide waiting list, an option particularly relevant 
for PHAs converting their entire portfolio under RAD.   

iv. Informing applicants on a community-wide public housing waiting list how to   
transfer their application to one or more newly created site-based waiting lists.   

   
For any  applicants on the public housing waiting  list  that  are  likely  to  be  ineligible  for ad
mission 
to  a Covered Project  converting  to  PBV because the  household's  TTP is likely to exceed the
  RAD 
gross rent, the  PHA shall consider transferring such household, consistent with program   requi
rements for administration of waiting  lists, to the PHA's remaining public housing waiting    lis
t(s)  or  to  another  voucher  waiting  list, in  addition  to  transferring such household to the 
waiting list for the Covered Project.   

   
To the extent any wait list relies on the date and time of application, the applicants shall have p
riority 
on the wait list(s) to which their application was transferred in accordance with the date and ti
me of  their application to the original waiting list.   

   
If the PHA is transferring assistance to another neighborhood and, as a result of the transfer of th
e   waiting list, the applicant would only be eligible for a unit in a location which is materially   
different from the location to which the applicant applied, the PHA must notify applicants on the 
wait-
list  of  the  transfer  of  assistance, and on  how  they  can apply  for residency at other sites.   

   
If using a site-
based waiting list, PHAs shall establish a waiting list in accordance with 24 CFR §   
903.7(b)(2)(ii)-(iv) to ensure that applicants on the PHA’s public housing community-wide  
waiting list have been offered placement on the Covered Project’s initial waiting list. In all cases, 
PHAs have the discretion to determine the most appropriate means of informing applicants on the
  public housing community-wide waiting list given the number of applicants, PHA resources, 
and admissions requirements of the projects  being converted  under RAD. A PHA may consider 



every 
applicant on the public housing  waiting  list  via direct mailing; advertising  the  availability  of  
housing to the  population that  is less likely to  apply, both minority and non-minority groups, 
through  various forms of media (e.g., radio stations, posters,  newspapers)  within   the  marketin
g    area; informing local  non-profit entities and advocacy groups 
(e.g., disability rights groups); and conducting other outreach as appropriate. Any activities to 
contact applicants on the public housing waiting list must be conducted in accordance with the 
requirements for effective communication 
with persons with disabilities at 24 CFR § 8.6 and with the obligation to provide meaningful acce
ss  for persons with limited English proficiency  (LEP).7   

   
A PHA must maintain any site-based waiting list in accordance with all applicable civil rights 
and fair housing laws and regulations.   

   
To implement this provision, HUD is specifying alternative requirements for 24 CFR §983.251(c)
(2).  
However, after the initial waiting list has been established, the PHA shall administer its waiting l
ist  for the Covered Project in accordance with 24 CFR § 983.251(c).   
   
7 For more information on serving persons with LEP, please see HUD's Final guidance to  

Federal Financial Assistance   
Recipients Regarding Title VI Prohibition Against National Origin Discrimination Affecting Lim
ited 
English Proficient Persons (72 FR 2732), published on January 22, 2007.   

 
 
1.6.D.5.    Mandatory Insurance Coverage.  

The Covered Project shall maintain at all times commercially available property and liability   
insurance to protect the project from financial loss and, to the extent insurance proceeds permit,  
promptly restore,  reconstruct,  and/or repair any damaged or destroyed project  property.   

   
1.6.D.6.   Agreement Waiver.  

This section has been moved to 1.6.B.8. The section is inserted below.   
 

1.6.B.8 Agreement Waiver and RAD Rehab Assistance Payments.  

For public housing conversions to PBV there will be no Agreement to Enter into a Housing  
Assistance Payments (AHAP) contract. Therefore, all regulatory references to the AHAP, 
including regulations under 24 CFR part 983 subpart D are waived. Instead, the PHA and Project  
Owner typically  will  enter  into  a HAP Contract before  construction begins. Until the work is  
complete, standard HAP Contract funding procedures  will be used for occupied units.  Units 
that   
are not occupied at any point during the period  of work identified in the approved Financing 
Plan 
and  RAD Conversion  Commitment  may  be  eligible, subject to  the  conditions  below, for  Reh
ab  Assistance Payments equal to the  Public Housing Operating Fund and the Capital Fund 
amounts 
that  formed  the basis for the calculation of  initial contract   rents  (see  Attachment  1C).  During  
the period of rehabilitation or construction as identified in the RCC and the HAP Contract, the 



maximum number of units for which a Project Owner can receive RAD Rehab Assistance 
Payments is limited to the number of units eligible for Operating Fund or Capital Fund subsidy 
prior to conversion. As a result, some units in the Covered Project may not be eligible for Rehab 
Assistance Payments.  Following the earlier of the end of the construction period identified in 
the HUD 
approved Financing Plan or actual construction, the PHA will no longer be eligible to receive 
RAD  
Rehab Assistance Payments, and all units under  contract  will be eligible for  payment  only  for   
occupied units or for vacancy payments, as applicable. MTW agencies may not alter this  
requirement.   

   
1.6.D.7.  Future Refinancing.  
Project Owners must receive HUD approval for any refinancing or restructuring of secured debt  
during  the  HAP Contract  term  to  ensure  the  financing  is consistent with long-term 
preservation  of the Covered Project.  With respect to any financing contemplated at the time of   
conversion (including   any permanent financing which is a conversion or take-out of 
construction financing), such consent may be evidenced through the RCC.   

   
1.6.D.8.  Administrative Fees for Public Housing Conversions During the Year of Conversi
on. For the remainder of the Calendar Year in which the HAP Contract becomes effective (i.e., th
e "year of conversion"), RAD PBV projects will be funded with   public housing funds.  For 
example, 
if the project's assistance converts effective July 1, 2015, the public housing ACC between the P
HAand HUD will be amended to reflect the number of units under HAP Contract, but will be for 
zero dollars, and the RAD PBV HAP Contract will be funded with public housing money for Jul
y  through  December 2015. Since TBRA is not the source of funds, PHAs should not report 
leasing 
and expenses into VMS during this period, and PHAs will not receive section 8 administrative fe
e  funding for converted units during this time.   
   
PHAs operating HCV program typically receive administrative fees for units under a HAP Contr
act, consistent with recent appropriation act references to "section 8(q) of the [United States Hou
sing Actof 1937] and related appropriations act provisions in effect immediately before the Quali
ty Housing and Work Responsibility Act of 1998” and 24 CFR § 982.152(b). During the year of 
conversion  mentioned in the preceding paragraph, these provisions are waived.  PHAs will not 
receive Section 8 administrative fees for PBV RAD units during the year of conversion.   

   
After the year of conversion, the Section 8 ACC will be amended to include Section 8 funding tha
t  corresponds to the units covered by the Section 8 ACC. At that time, the regular Section 8  
administrative fee funding provisions will apply.   

   
1.6.D.9.   Choice-Mobility. 

One of the key features of the PBV program is the mobility component, which provides that if th
e  family has elected to terminate the  assisted lease at any time after the first year of occupancy 
in accordance with program requirements, the PHA must offer the family the opportunity for 
continued tenant-based rental assistance, in the form of either assistance under the voucher 
program or  other  comparable  tenant-based rental assistance.   

   



If as a result of  participation in  RAD a significant  percentage  of  the  PHA's  HCV program  
becomes PBV assistance, it is possible for most or all of a PHA's turnover  vouchers to be used to
  assist those RAD PBV families  who wish to exercise mobility. While HUD is committed to  
ensuring  mobility   remains  a cornerstone   of  RAD policy, HUD recognizes  that  it  remains  
important for the  PHA to still be able to use tenant-based  vouchers to address the specific 
housing needs and priorities of the community. Therefore, HUD is establishing an alternative 
requirement for PHAs where, as a result of RAD, the total number of PBV units (including RAD 
PBV units) under HAP Contract administered by the PHA exceeds 20 percent of the PHA's  
authorized units under its HCV ACC with HUD.   

   
The alternative mobility policy provides that an eligible voucher agency would not be required to
  provide  more  than  three-quarters of its turnover vouchers in any single year to the residents 
of 
Covered Projects. While a voucher agency is not required to establish a voucher inventory turnov
er cap, if such a cap is implemented, the voucher agency must create and maintain a waiting list 
in the  
order  in which  the  requests  from  eligible  households  were received. In order to adopt this  
provision, this alternative  mobility policy must be included in an eligible PHA's administrative p
lan.   

  To effectuate this   provision, HUD is providing an alternative requirement to Section 8(o)(13)(E)  
of the Act and 24 CFR § 983.261(c). Please note that this alternative requirement does not apply 
to PBVs entered  into outside of the context  of RAD. MTW agencies may not alter this requirem
ent.   

  
1.6.D.10.    Reserve for Replacement.        
The Project  Owner shall establish and maintain a replacement reserve in an interest-bearing 
account to aid in funding extraordinary maintenance and repair and replacement of capital items 
in accordance with applicable regulations. The reserve must be built up to and maintained at a 
level 
determined by HUD to be sufficient to meet projected requirements. For FHA transactions,   
Replacement Reserves shall be maintained in accordance with the FHA Regulatory Agreement. 
For all other transactions, Replacement Reserves shall be maintained in a bank account or similar
  
instrument, as approved by HUD, where funds will be held by the Project Owner or mortgagee an
d  maybe drawn from the reserve account and used subject to HUD guidelines.   

   
  
   

EXHIBI
T A   

  PROJECT BASED VOUCHERS   
   
This section of the Administrative Plan describes HHA’s policies related to implementation of 
the Project Based Voucher (PBV) program pursuant HUD regulation at 24 CFR Part 983.   

   
A. Applicability of Tenant-Based Voucher Program Policies to Project Based   

Voucher Program   



Except as otherwise noted in this section, or unless specifically prohibited by PBV 
Program regulations, HHA’s policies for the tenant-based voucher program 
described in the HCV Administrative Plan will also apply to the PBV program 
administered by HHA. 
 

B. Eligible Unit Types   
PBV assistance may be attached to existing housing, newly constructed or rehabilitat
ed  
housing. A housing unit is considered an existing unit for purposes of the PBV progra
m,  
if, at the time of notice of HHA selection, the units substantially comply with HQS. 
 

C. Limits on Number of PBV Units in a Project   
Pursuant to HUD regulations, HHA will not provide PBV assistance for units in a pro
ject if the total number of dwelling units in the building will receive PBV assistance 
during 
the term of the PBV HAP contract is more than 50% of the number of dwelling units  
(assisted or unassisted) in the building except where:   

   

• The units are in a single-family building (with four or fewer units);   
   

• The units qualify as "excepted units" as defined below.   
   

A. Exceptions to PBV 50% Unit Cap   
Multifamily buildings that have units specifically designated for elderly or disabled
  
families; or families receiving supportive services, are not subject to the 50% unit c
ap.   
 

B. Subsidy Layering   
HHA will only provide PBV assistance in accordance with HUD's subsidy layering
  requirements under 24 CFR 4.13 in accordance with PIH Notice 2013-11. HHA 
will 
submit the necessary documentation to HUD or an independent entity approved by  
HUD, for a subsidy layering review. HHA will not enter into an Agreement to enter
  into a Housing Assistance Payment Contract (AHAP) or a HAP Contract until 
HUD (or an independent entity approved by HUD) has conducted the subsidy 
layering review and determined that the PBV assistance is in accordance with 
HUD subsidy layering requirements.   

     
C. Site and Neighborhood Standards   

HHA will select units or sites for PBV assistance only where HHA has determined t
hat housing on the site:   

     

• is consistent with the goal of deconcentrating poverty and expanding  
housing and economic opportunities consistent with regulations and  
HHA's Administrative Plan; will facilitate and further comply with the  



applicable provisions of Title VI of the Civil Rights Act and other relevant  
provisions as cited at 24 CFR 983.57;   
 

• meets the site selection requirements described in 24 CFR 8.4(b)(5); 
and  

 

• meets the HQS site standards at 24 CFR 982.401(1). HHA will limit  
approval of sites for PBV assistance to census tracts that have poverty 
concentrations over 20% less, except where HHA determines that the PB
V  
assistance will complement other local redevelopment activities designed 
to  
deconcentrate poverty and expand housing and economic opportunities in
  census tracts with poverty concentrations greater than 20%  

   
D. Existing Housing   

HHA will not provide PBV assistance for existing housing until it has determined t
hat  
the site complies with the HUD required site and neighborhood standards. The site  
must:   

   

• Be adequate in size, exposure, and contour to accommodate the number and
  type of units proposed;   

   

• Have adequate utilities and streets available to service the site;   
   

• Promote a greater choice of housing opportunities and avoid undue  
concentration of assisted persons in areas containing a high proportion
 of  low-income persons; and   

   

• Be accessible to social, recreational, educational, commercial, health 
facilities and services, and other municipal facilities and services  
equivalent to those found in neighborhoods consisting largely of  
unassisted similar units; and be located so that travel time and cost via 
  
public transportation or private automobile from the neighborhood to places
 of employment is not excessive.   

   
E. New Construction I Rehabilitated Housing   

In order to be selected for PBV assistance, a site for newly constructed housing 
or 
rehabilitated housing must meet the following HUD required site and neighborhoo
d standards:   

   

• The site must be adequate in size, exposure, and contour to accommodate
 the number and type of units proposed;   

   



• The site must have adequate utilities and streets available to service 
the site;   

   

• The site must not be located in an area of minority concentration unless  
HHA determines that sufficient, comparable opportunities exist for  
housing for minority families in the income range to be served by the  
proposed project outside areas of minority concentration or that the  
project is necessary to meet overriding housing needs that cannot be met  
in that housing market area;   

   

• The site must promote a greater choice of housing opportunities and 
avoid 
undue concentration of assisted persons in areas containing a high  pr
oportion of low income persons;   

   

• The neighborhood must not be one that is seriously detrimental to  
family life or in which substandard dwellings or other undesirable  
conditions predominate;   

   

• The housing must be accessible to social, recreational, educational,
  
commercial, and health facilities and services and other municipal  
facilities and services equivalent to those found in neighborhoods  
consisting largely of unassisted similar units; and   

   

• Except for housing designed for elderly persons, the housing must be loc
atedso that travel time and cost via public transportation or private autom
obile  from the neighborhood to places of employment is not excessive.   

   
F. Environmental Review   

HHA activities under the PBV program will be conducted in conformance with   
HUD environmental regulations at 24 CFR § 50, 24 CFR § 58, and 24 CFR 983.58.   

  
The responsible entity is responsible for performing the federal environmenta
l  review under the National Environmental Policy Act of 1969.   

   
G. HQS Inspections   

   
1. Pre Lease-Up Inspections   

   
HHA will inspect each contract unit and public space areas before execution of th
e  
HAP contract. HHA will not enter into a HAP contract until all the units and publi
c  space areas fully complies with HQS.   

   
2. Biennial Inspections   

   



HHA will inspect units at least biennially consisting of at least 20% of the contrac
t  units in each building to determine if the contract units and the premises are  
maintained in accordance with HQS. Units that fail HQS will be inspected    
inspected annually until the unit passes inspection. Turnover inspections are no
t 
counted toward meeting this annual inspection requirement. If more than 20% 
of 
the annual sample of inspected contract units in a building fails the initial inspecti
on, HHA will reinspect I 00% of the contract units in the building.  HHA will 
make a  
concerted effort to inspect more than 20% of the units at least annually.   

   
H. Housing Assistance Payment (HAP) Contract   

HHA will enter into a HAP contract for each PBV project for a maximum initial ter
m of 15 to 20 years. HHA may extend the term of the contract for an additional 
term subject to the availability of appropriations.   

   
Subsequent extensions are subject to the same limitations. All extensions must be o
n  
the form and subject to the conditions prescribed by HUD at the time of the extensi
on.   

   
The HAP contract must provide that the contractual commitment is subject to the  
availability of sufficient appropriated funding as determined by HUD or by HHA i
n  
accordance with HUD instructions. For these purposes, sufficient funding means   
the availability of appropriations, and of funding under the ACC from such appropriatio
ns, to make full payment of housing assistance payments payable to the owner for any c
ontract year in accordance with the terms of the HAP contract. If it is determined that 
there may not be sufficient funding to continue housing assistance payments for all 
contract units and for the full term of the HAP contract, HHA may terminate the HAP 
contract by notice to the owner.  The termination must be implemented in accordance 
with HUD instructions.  

  
The annual anniversary of the HAP contract is the first day of the calendar month 
after the end if the preceding contract year.  There is a single annual anniversary 
and expiration date  for all units under a particular HAP contract, even in cases 
where contract units are placed under the HAP contract in stages (on different 
dates) or units are added by amendment. The anniversary and expiration dates for 
all units 
coincide with the dates for the contract units that were originally placed under HAP  
contract.   

     
I. Changes to HAP Contract to Substitute, Add or Subtract PBV Units   

At HHA's discretion and subject to all PBV requirements, the HAP contract may b
e  
amended to substitute a different unit with the same number of bedrooms in the sa
me  



building for a previously covered contract unit. Before any such substitution can ta
ke  
place, HHA must inspect the proposed unit/public space areas. At HHA 's discretio
n  
and subject to the restrictions on the number of dwelling units that can receive PB
V  assistance per building, a HAP contract may be amended during the three-year 
period following the execution date of the HAP contract to add  additional PBV 
units in the same building. This type of amendment is subject to all PBV program  
requirements except that a new PBV proposal is not required. If any PBV units ha
ve  
been vacant for 120 days, HHA may give notice to the owner that the HAP contra
ct  
will be amended to reduce the number of contract units that have been vacant for t
his period. The amendment to the HAP contract will be effective the first day of t
he  month following the date of HHA's notice.   

     
J. Vacancy Payments   

Project-based voucher contracts have vacancy loss provisions.   
     

1. Payment for Move-Out Month:   
   

If an assisted family moves out of the unit, the owner may keep the housing  
assistance payment payable for the calendar month when the family moves out
.  
However, the owner may not keep the payment if HHA determines the vacanc
y is the owner's fault.   

     
2. Vacancy Payment:   

   
At its discretion, HHA will make vacancy payments of the monthly rent not to  
exceed two full months following the move-out month. Any vacancy payment  
may cover only the period the unit remains vacant.   

In order to claim vacancy loss, the unit must be available for lease and the owner must:  
   

• Notify HHA within 48 hours, excluding weekends and holidays, upon  
learning of the vacancy, or prospective vacancy; and   

   

• Pursue activities to fill the vacancy, including:   
   

o Seeking eligible applicants by listing the unit with HHA; 
 

o Notifying HHA of 
the availability of the unit; 
 

o And Not rejecting potentially eligible applicants except for g
ood cause.   

     



In the event that a unit becomes vacant because of the death of the participant, HH
A  
will permit the owner to keep the housing assistance payment for the month in whi
ch  the participant died.   

   
   

K. Waiting List and Occupancy of PBV Housing   
HHA may utilize separate site-based waiting lists for admission to projects 
selected to receive project-based voucher (PBV) assistance.   

   
Once a project is selected for PBV assistance, all applicants listed on HHA's waiting lis
t fortenant-based assistance will be offered the opportunity to apply for placement on 
the HHA site based PBV waiting list. Placement on a site-based PBV waiting list has 
no  effect on the applicant's standing on the tenant-based waiting list.  HHA will also 
accept referrals from the owner to populate site-based waiting lists in the event there 
are no applicants from HHA’s tenant-
based waiting list. All applicants who wish to be placed on  site-
based PBV waiting lists must meet income and eligibility criteria for the project.   

     
Subject to HHA's approval, owners may request to establish preferences for supporti
ve housing different than those listed in HHA’s priority code list. All requests for  
preferences outside HHA must meet federal and local Fair Housing standards.   

   
Applicants on HHA's tenant-based waiting list will be placed on the PBV site-based 
waiting list according to their original certification date and time of application, to the 
tenant-based waiting list.   

   
A preference may be given to applicants with a demonstrated need for particular projec
ts  offering specialized services.   

  
The owner must promptly fill vacancies utilizing the HHA PBV site-based waiting 
list. 
The owner must lease vacant units in a development to eligible families on HHA's P
BV site-based waiting list for that development.  A preference may be given to 
applicants with a demonstrated need for particular projects offering specialized servi
ces.For Existing and Rehab units, the current resident has absolute preference on the 
PBV  site-based waiting list as long as they meet PBV eligibility criteria.  Selection 
from the PBV site-based waiting list will be based on date and time of application 
submission, particular eligibility requirements (for example, senior only), and availa
ble unit size.   

   
In determining family unit size, HHA may grant an exception to its established subs
idy standards if determined that the exception is justified by the age, sex, health, ha
ndicap, or relationship of family members or other personal circumstances.   

   
L. Leasing of Project-Based Unit   

HHA will make housing assistance payments to the owner in accordance with the H
AP contract for contract units leased and occupied by eligible project-based voucher 



families during the HAP contract term. Per HUD regulations, payments will not begi
n  on behalf of a PBV participant until after the following events:   

   

• Participant has attended a briefing   
   

• Unit and public space areas Pass HQS Inspection   
   

• Participant submitted all necessary documents to confirm income and 
program eligibility   

   

• Owner has submitted a lease with the rent breakdown and effective 
date determined by HHA.   

   
M. Contract Rent to Owner   

The contract rent to owner must not exceed the lowest of the following amounts:   
   

• An amount determined by HHA, not to exceed 110% of the applicable 
fair market rent (or any HUD-approved exception payment standard) 
for the unit bedroom size minus any utility allowance;   

   

• The reasonable rent determined by HHA, and   
   

N. Rent Reasonableness   
HHA will redetermine rent reasonableness:   

   

• Whenever there is a 5% or greater decrease in the published FMR in 
effect 60 days before the contract anniversary for the unit sizes specifie
d inthe HAP contract as compared with the FMR in effect one year bef
ore the contract anniversary.   
 

• Whenever HHA approves a change in the allocation of responsibility f
or  utilities between the owner and the participant.   

   
   

The reasonable rent of a unit receiving PBV assistance will be determined by 
comparison to rent for other comparable unassisted units. At any time, HHA may 
require the owner to submit information on rents charged by the owner for other uni
ts in the premises or elsewhere.   

   
O. Contract Rent Increases   

Requests for a rent increase for PBV assisted units must be made in writing by the ow
ner at least 60 days in advance of the HAP anniversary date. The contract rent to owne
r must not exceed 110% of FMR. In accordance with HUD guidance, HHA has electe
d to adopt  
the policy that the maximum rent permitted for the unit shall not be less than the initia
l  contract rent for the under a PBV HAP.   

   



  
 
 
 
 

Hagerstown Housing Authority 
5-Year Agency Plan Goals 

PHA Fiscal Years 2020 - 2024 
 

I.  Invest in staff training and education, employee development, and management 

 tools to improve agency operations, foster innovation and leadership  
• Identify opportunities for streamlining and clarification.   
• Prepare staff training and development plan for each position.   
• Develop a succession plan for retiring senior staff  

 
3/24/2020  HUD Guidance on Reasonable  
   Accommodations/Assistance animals  HUD Exchange 

 

06/02/2020  HUD Guidance on Assistance Animal  National Center for 

         Housing Management 
 

08/31/2020  RAD PBV Specialist Training   Nan McKay 

 

10/1/2020 
Society of Human Resource 

Management Virtual  
SHRM 

11/1/2020 

Inclusive Economic & 

Workforce Development 

Webinar 

Maryland Department of Commerce 

11/1/2020 
Workshop for Executive 

Directors 
NAHRO 

12/1/2020 
Housing Rights of Domestic 

Violence 
National Housing Law Projects 

12/14/2020 RAD BDO Training BDO 

06/30/2021 
Public Housing Repositioning  
PHA Developer Roles 

 

HUD Exchange 

09/01/2021 

Federal Labor Standards 

Training 

 

HUD Dept of Labor 

 

9/1/2021 
Diversity- Conflict Resolution 

in the Workplace 
MCCR 

 

 

 

 
 

  



 

 

11/1/2022 Employment Discrimination MCCR 

12/1/2022 
Disability Issues, Awareness, 

and the Law 
MCCR 

 

12/07/2022  2021 Section 3 Final Rule HUD Exchange 
 

12/14/2022  RAD Section 18 Construction  HUD Exchange 

   Blend 

 
   Social Change and Public Policy  

   In Human Services   Capella University 

 

   Diversity and Inclusion in  
   Human Services  

 

   Leading in For-Profit, Non-profit 

   And Government Organizations 
 

   Ethical Practice in Human Services 

 

2020-2024  Attended a wide array of LIHTC & HUD Trainings 

   via Webinars and In-person training 
 

 
 
 
II. Ensure Equal Opportunity and Affirmatively Further Fair Housing  

• Undertake affirmative measures to ensure access to assisted housing regardless of 
race, color, religion national origin, sex, familial status, sexual orientation, gender 
identity, marital status and disability.   
• Undertake affirmative measures to provide a suitable living environment for 
families living in assisted housing, regardless of race, color, religion national origin, 
sex, familial status, sexual orientation, gender identity, marital status and disability.  

  
  
III. Utilize our current community partners to assist in the development of an Envision 
 Center Demonstration   
  
IV. Enhance Rental Assistance - Streamline Operations   

• Waitlist  
o Centralize Waitlist to eradicate need for multiple Waitlist Administrators.  

• Market Rate units  
o Obtain market rate units that help provide alternate housing options for 

waitlist applicants  
o Establish relationship with sister agencies to assist in housing those with 

alternate needs  



o Promote those with a voucher in need of good housing to utilize vouchers 
at Market Rate units 

• Redevelopment  
o Noland Village  

▪ Complete and occupy McCleary Hill Phase I  
▪ Complete and occupy McCleary Hill Phase II  
▪ Investigate redevelopment opportunities for Noland Village 

redevelopment Phases III.  
▪ Provide application to DHCD for funding to substantially rehab 80 

townhomes at Noland Village 
• Applicant Screening Processes  

o Review and refine applicant screening systems  
  
  
V. Use technology to improve client service, be more efficient, and promote Housing 

Authority programs  
• Utilize software and other technology to allow residents more options to interact 

with the agency via the internet and mobile devices.     
• Implemented Yardi Document Management software to employ paperless 

processing and archiving in our current Housing Management Software.  
• Ensure the Authority remains current with technology to improve operations if 

financially possible.   
• Implement the barcoding of inventory and fixed assets for better tracking of 

agency assets.   
• Continually update IT policies and procedures to ensure the confidentiality, 

integrity, and accuracy of the Housing Authority’s data.     
• Implement cloud and mobile devices and software to provide the agency with 

more flexibility and mobility to accomplish our mission.   
• Consolidate the number of hardware devices utilized by HHA to increase 

efficiency, provide better data security and reduce cost.     
• Establish Electronic Intake system   
• Establish Electronic Annual and Interim recertification system  
• Develop method for obtaining tenant photos and attaching to electronic tenant 
files  

  
1. Streamlined Phone System by implementing Avaya Cloud Office providing agency 

staff additional ways to communicate with residents and applicants via text 
messaging and allowing for remote telephone operations. 

  
2. Security Cameras – Gateway Crossing  

a. Upgrade security cameras at Elgin Station  
b. Install security cameras at Gateway Crossing maintenance  
c. Install security cameras at Potomac Towers  
d. Install security cameras at Frederick Manor 
e. Install security cameras at Walnut Towers 

f. Upgrade/Install security systems at Park and Douglas Court 
  



VI. Promote the safety and peaceful enjoyment of residents by assuring that residents 
are in compliance with the lease obligations that 1) prohibit criminal activity, 2) 

relate to peaceful living in a community environment, and 3) prohibit unauthorized 

residents.  
• After an initiating Incident, meet with the affected resident to allow explanation 

and to reiterate lease obligations.  
• Communicate with other Departments regarding residents who may be in 
violation.  
• Utilize the imaging system to collect and organize documentation for the 

resident’s case file.  
• Present resident cases to the in-house committee responsible for determining 

whether a resident will receive an eviction notice.  
• Assist and participate in the administrative eviction process; i.e., in-house and 

court hearings, etc.  
• Continue looking for safety and security grants to continue security enhancements 

to the properties throughout the HHA. 
• Expand the current camera network. 
• Installation of security picket style fencing around strategic areas of HHA 

properties to increase access control and safety of the tenants and property. 
• Add expertise to future development using CPTED strategies (Choice 

Neighborood and Martin Heights 
  
VII. Maintain the Authority owned and managed properties and buildings in good 

repair and appearance to attract potential residents to the Community insuring 

100% occupancy.   
   

• AMP 1:  Parkside Homes, Frederick Manor, Douglass Court, Scattered Sites,    
6-009 and 6-010    

o Completed Exterior aluminum siding, caulking and painting at Scattered 
Sites 6-009 and 6-010   

o Roof replacement at Scattered Sites, 6-009 and 6-010  
o Kitchen upgrades at Scattered Sites, 6-009 and 6-010   
o Furnace upgrades, as needed at Parkside Homes, Frederick Manor and   

Douglass Court   
o Furnace upgrades at Scattered Sites 6-009 and 6-010 by Weather Program

   
o Interior LED lighting upgrades at Parkside Homes and Douglass Court 
o Investigate domestic water line upgrades (in and/or connected to units) at 

Douglass Court   
o Common areas community buildings upgrades as needed at Parkside and 

Douglass Court   
o Exterior entry doors at Scattered Sites 6-010   
o Investigate exterior fences, grounds, concrete walks, signage and 

mailboxes at Parkside Homes   
o Investigate sanitary system, electric branch panels, wiring, gas meters, 

interior stairs, walls, ceilings and doors at Parkside Homes 
o Investigate upgrades to exterior electric meters at Douglass Court 
o New A/C at Frederick Manor Community Building 



     
• AMP 2:  Walnut Towers   

o Updated Apartment Security Access and Deadbolts   
o Elevator upgrades at Walnut Towers and continue   
o Investigate Solar – (Is the solar system safe to use? Safe to remove?)   
o Roof replacement at ‘A’ & ‘B’ Building   
o Walnut Tower Store 

   
• AMP 3:  Noland Village   

o Roof upgrades, as needed at Noland Village   
o Investigate and upgrade, if possible   

• Parking lots, signage, storage sheds, grounds, sidewalk upgrades   
• Replacement windows, patios, porches, sliding glass doors   
• Caulking, painting, exterior lighting upgrade (LED)   
• Kitchen and Bathroom upgrades   
• Interior LED lighting upgrade   
• VCT & Base upgrades   
• Upgrade common areas, as needed   

   
• AMP 4:  Potomac Towers (North and South)   

• Replacement of PTS elevator  in process 
o Trash compactor upgrades   
o Switch gear, electrical and lighting equipment upgrades at PTS    
o Common areas furniture and artwork upgrades   
o Kitchen, bathroom, VCT & base and interior lighting upgrades at PTN and 

PTS 
o Community Room upgrades to include new flooring, paint, and ceiling 
o Potomac Tower Ventilation upgrades in process 
o Replacement slider door in process 

  
   

• Gateway Crossing – Phase I, II, III & IV   
o Window upgrades at all phases   
o Storage room door trim upgrade at all phases   
o Blinds, carpet and exterior painting at Phase IV units   
o Carpet, VCT upgrade at Phases I, II, & III   
o Furnaces and water heaters as needed   

   
• C. Williams Brooks Building   

o Miscellaneous improvements as needed  
o Obtain quotes common area floor tile replacement  
o Obtain quotes common area furniture 

   
• All AMPS including Gateway Crossing and C. Williams Brooks   

o Annual miscellaneous improvements including site furniture, asphalt 
sealing, concrete, landscaping and tree pruning, removal and new trees   

o Energy efficient upgrades site improvements, dwelling structures and non-
dwelling structures    



   
 VIII. Promote Self Sufficiency and community awareness within the Authority’s 

 Communities   
Objectives:   

• Apply for funding to offer additional services for residents.   
• Continue FSS Program by applying for grants when available.  
• Actively participate in the FSS Maryland FSS round table.  
• Promote the Family Self-Sufficiency program through new move ins and post 

occupancy home visits.  
• Promote homeownership opportunities to the residents through local banks, and 

programs such as Habitat for Humanity and Rural Development.   
• Explore HUD’s Envision Center; present the concept to the Program Coordinating 

Committee.  
• Create relationships with local banks to development additional support, training, 

and resources for the residents.   
• Implement HCV Homeownership Program  
• Establish educational opportunities through local agencies.  
• Promote all activities through a newsletter, flyers and/or Facebook event.   
• Utilize the Tenant Portal and email to advise residents of upcoming events.  
• Utilize text message system to advise residents of emergencies and upcoming 

meetings and events.   
• Seek homeownership opportunities for participants on the HCV Homeownership 

waitlist. 
• Assist current FSS participants complete goals with available forfeited funds 

when available.  
IX. Implement the requirements of the Violence Against Women Act (VAWA)  
   
The HHA will exercise its right to act in accordance with the Violence Against Women Act and 
Department of Justice Act of 2005, as amended, which prevents the removal of assistance from 
certain persons living in Public Housing or receiving Housing Choice Voucher assistance if the 
asserted grounds for such action is an instance of domestic violence, dating violence, sexual 
assault, or stalking.  
   

• Protect victims of domestic violence, dating violence, sexual assault, or stalking 
(in addition to members of the victims’ immediate families) from losing their 
HUD-assisted housing because of being a victim of domestic violence.  

• Undertake affirmative measures to make tenants participating in the Public 
Housing and Housing Choice Voucher programs aware of VAWA requirements.  

• Undertake affirmative measures to make owners participating in the Housing 
Choice Voucher program aware of VAWA requirements.  

   
To meet this goal, the denial of assistance to an applicant or termination of assistance of a 
participant for criminal activity are subject to the provisions of the Violence Against Women Act 
of 2005, as amended, and reviewed on a case-by-case basis.  

  
 
 

  



  
  
  
  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PHA 5 Year Plan  
Resident Services Department   

2020-2024   
   
Community Services and Self Sufficiency Activities   
The Hagerstown Housing Authority operates a successful Family Self Sufficiency Program 
(FSS) in both the Housing Choice Voucher, Public Housing, and Project Based Voucher 
Programs.    In accordance with HUD regulations and the HUD approved FSS Action Plan, the 
Authority meets with a Program Coordinating Committee.  The Committee is comprised of 
professionals of local agencies such as: Department of Social Services, Western Maryland 



Consortium, The One Stop Job Center, Habitat for Humanity, Meritus Medical Center, Bester 
Community of Hope, and The Hagerstown Home Store to name a few.   The Committee meets 
on a quarterly basis to serve as a round table discussing available services for the participants.      
The FSS program also includes an Executive Committee that meets monthly to better serve the 
resident’s needs.  The Executive Committee is comprised of a core group of agencies from 
Hagerstown Housing, Washington County Housing, Department of Social Services, Washington 
County Head Start, Western Maryland Consortium, and United Way.     
   
To comply with the Section 3 requirement – residents have the opportunity to apply for any 
position available within the Authority.  Throughout any type of construction, contractors are 
asked to first consider the residents of the Hagerstown Housing Authority when hiring.   When 
contractors are hiring, an announcement is posted either in the newsletter, website, or by 
distribution of flyers. Interested individuals are asked to sign up for a position within the 
Housing Authority’s Property Division.  The list is provided to the contractors for follow 
up.  The Housing Authority’s Resident Services Department works closely with local agencies to 
provide job information and job fairs to the residents.     
   
The Authority complies with the Community Service Program by monitoring owed community 
service hours throughout the year.  When residents are not in compliance after their one year to 
cure, the Housing Authority does not renew their lease.  Legal action is taken upon this step.   
The Housing Authority’s Resident Services Department routinely contacts the residents needing 
community service hours for assistance with mass mailing, delivering newsletters flyers 
and encourages residents to participate in their community meeting.   
   
For easy access to records for the Resident Services Department, the department scans 
documents into the imaging system which allows all departments to view information.    
Additional    
Goal: Promote Self Sufficiency and community awareness within the Authority’s Communities     
Objectives:    

• Apply for funding to offer additional services for residents.     

• Continue FSS Program by applying for grants when available. Provide current FSS 
participants the opportunity to complete a goal with forfeited funds, when available.  

• Actively participate in the FSS Maryland FSS round table.   

• Promote the Family Self-Sufficiency program through new move ins and post occupancy 
home  visits.   

• Promote homeownership opportunities to the residents through local banks, and programs 
such as Habitat for Humanity and Rural Development.    

• Explore HUD’s Envision Center; present the concept to the 
Program Coordinating Committee.   

• Create relationships with local banks to development additional support, training, and 
resources for the residents.   Provide in-person training when available.  

• Continue to implement HCV Homeownership Program, refer those on waitlist to HUD-
funded Homeownership Workshops as required.    

• Survey residents for RAD development; assist all residents in relocation.     

• Establish educational opportunities through local agencies.   

• Promote all activities through a newsletter, flyers and/or Facebook event.     

• Utilize the Tenant Portal and email to advise residents of upcoming events.    



• Utilize text message system to advise residents of emergencies and upcoming meetings 
and events.    

• Work with local agencies and recovery centers to provide mental health assistance 
to residents.  

• Continue to support and encourage onsite Narcotic Anonymous groups.  
  
  
  
  
  
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
  

 Resident Advisory Board  
Meeting Minutes 

May 22, 2024 
 
 
Attendees: Sean Griffith, David Kump, Dianne Rudisill, Deena Holder, Gerry Kendle, RAB 

members 

 
I. Welcome Call the Meeting to Order 
II. Old Business   
III. New Business- 

• Annual Plan Review 
IV. Roundtable 

   
 
 
 

III. New Business 



Annual Plan Review – Sean Griffith discussed the annual plan with attendees as each member 

has been provided a copy of the Plan.  There were no comments or concerns from the RAB.  


