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The research forming the basis for this workshop was conducted
pursuant to grants between the U. S. Department of Housing and Urban
Development and the five universities listed on the page of acknowledge-
ments. Statements and information contained in this workshop are those
of the grantees who assume sole responsibility for their accuracy and
completeness.
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FOREWORD

This instructor's guide is one of eighteen in a housing-management
curriculum developed by HUD in conjunction with Temple University.

The guide reprints all the material in the participant's workbook,
but gives more detailed information where necessary and answers the
test questions.

Our hope is that with your help, the workshops using this
curriculum will advance professionalism in the field of housing
management. The lack of professionalism -- that is, the lack of
uniform standards which allows people of varying knowledge and
abilities to manage HUD-assisted and privately financed housing --
has contributed to some serious problems: high default rates,
abandonments, and vandalism. To correct such problems is important.
We are glad to have you working with us.

5, e

Donna E. Shalala
Assistant Secretary for ,
Policy Development and Research <  Housing -- Federal Housing
Commissioner

IV



; a:fﬁ:%

PREFACE

Each workbook in this series presents a number of learning
objectives targetted to a selected area of management. Successful
completion of the learning objectives presented in each workbook provides
a series of building blocks to buttress the spectrum of skills required
of a housing manager.

In preparing these workbooks, an attempt has been made to incorporate
the range of knowledge that housing managers might be required to draw
upon. Likewise, an attempt has been made to reflect the present state-of-
the-art of housing management. Inevitably, whatever is captured in print
reflects a body of knowledge and practice up to the point of publication.
Therefore, the students and instructors making use of these workbooks
will want to keep alert to new developments that should be integrated
into the workbook material. Furthermore, 1ike any attempt to codify
knowledge in a particular field, the material presented in these workbooks
is open to differences of interpretation and emphasis. We are aware that
there may be some techniques and procedures described in these workbooks
with which some experts in the field might disagree. The best test of
such procedures and techniques will come when they are applied in the
field by housing management practitioners. Through this process, the
state-of-the-art will continue to be improved. Instructors in the future

will undoubtedly want to incorporate such acknowledged improvements into their

delivery of the workbook material.

One final point is worth mentioning. An initial impetus for these
workbooks was the need to upgrade management skills in HUD-related housing.
However, many of the principles presented should be viewed by students and
instructors as applicable to multifamily housing management practices in
the private sector.
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[HTRODUCTION

Court decisions and covernment reaulations estahlish requirerents
that have an imnact on the day-to-dav activities of housinc manacers.
This workshop is desicned to prenare managers to imnlement their
responsibilities in a manner that is consistent with the requiremrents
estahlished by law. Participants sheculd preferatly have coripleted the
workshop on Leasing Procecdures for lousina Manacers before takinc this
workshon.

In order to enable manacers to comply with litication. regulations,
and cuicdelines, this workshep has three overall coals:

1. To enahle managers to comply with responsibilities resultino

from relevant court decisions,

2. To enable manacers to complv with relevant local laws and reou-

lations, and

Ll

To enable ranacers to comnly with relevant Federal lecislation
and cuidelines.

Each noal has several learnina chjectives. These learning cbjectives
are, sirnlv, rmeasurahle staterents about the specific knowledne nartici-
pants are exnected to acquire in the workshop.

Each learninn ohjective, in turn, has what is called an anticipated
nractice outcorme. Anticinated nractice outcores are those oractical
skills a particinant can te exnrected to implerment on the job usina the
information acquired in the workshon.

In other words, anticipated practice outcomes refer to the ways
knowledece acquired in the workshop can be annlied to real nreohlems and

situations.
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The workshep, orcanized around the learninc objectives and antici-
nated nractice outcores, requires three half-dav sessions, each cover-

ina an entire roal area.
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FM TO USE THE INSTRUCTOR'S GUIDE

This is the instructor's ocuide to the workshon on Litication, Pecu-

lations, and Guidelines in Housinc 'anacement. In addition to listinn

qoals, learninc chjectives, and anticipated practice ocutcomes, it con-
tains a detailed content section, discusses appropriate methodolocy and
resources, and nrovicdes a detailed rationale for croup exercises and
tasks with sucaested stratecies for connectine such activities to con-
tent iterms. It also provides answers to the post-test evaluation and
sugoasts criteria for avaluatine resnlts of the skill-test items.

The particinants' workbook for the workshon contains the same intro-
duction and descriotion of coals, learninc ohjectives, and articinated
practice outcomes. However, the content and methodoiooy are less rletailed,
and onlyv those materials reauired for participants in the aroun tasks,
nost-test., and skill-test are included.

The workshon is orcanized around the learnina objectives and antici-
pated oractice outcomes. The overall workshoo plan is nresented in the
ratrix beginnina on pace vi.

At the top of each pace is a box containina the overall nroblem. At
the far left of each paae is one of the overall goals of the workshoo.

The coals state 1in broad terms how the workshon will address the nrohlem,

To the riaht of each coal are its learnina ohjectives. These objec-
tives comprise a 1ist of the specific knowledqe a particiovant is expected
to acquire durina the workshon.

1t

In the next column to the richt, under "Content,” is a list of the

material to be covered for each coal.



Movino farther richt, the next column contains rmethodoloacy. Qutlined
in the methodolooy colurn are the teaching methods sucaested for the work-
shon. In this workshon a series of inforral lectures, quided discussions
and aroun tasks are recommended.

IInder 'Pesources,” the next column, is a descriotion of vho will con-
duct the course. For this workshop, procram staff should be used.

The next column lists those corresnondinc nost-test items which will
measure how well particinants met the learnine ohjectives of each noal.

This column is followed by the anticinated nractice cutcomes, which
are more practical skills or attitudes that the narticinant is expected
to acauire.

Finally, the last column on the left of each pace lists correspond-
inc skill test items which will measure how well participants met the

anticinated practice outcomes of each aoal.
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HORKSHOP MATRIX



PROBLEM :

Court Decisions and government regulations establish requirements that have a
day-to-day impact on managers.
responsibilities set up by these laws and regulations.

The manager must be prepared to deal with the

GOAL

. To enable

managers
to comply
with re-
sponsibil-
ities re-
sulting
from court
decisions.

1

OBJECTIVES

Participants will cite
the four (4) areas of
management-resident
disputes where court
decisions have been
handed down.

. Participants will iden-

tify two (2) elements
of management responsi-
bility in each of the
areas where decisions
have been handed down.

EVALUATION ANTICIPATED EVALUATION OF
OF KNOWLEDGE PRACTICE IMPROVEMENTS
CONTENT MCTHODOLOGY RESOURCES ACQUIRED OUTCOMLS IN SKILL
1. Court 1. Lecture/ 1. Workshop 1. Completion 1. Participants will 1. Completion
Decisions Guided Staff of Post- be able to examine of Skill-
Discussion test item a flyer from a test item
#l. hypothetical hous- #.
ino development -
and make two (2)
suacestions for
improvement.
1. Court 1. Lecture/ 1. Workshop 1. Completion 2. Participants will 2. Completion
Decisions fuided Staff of Post- examine a letter of Skill-
Discussion test item from a hypotheti- test item
He. cal housing mana- #2.

aer and suagest
at least two (2)
improvements.

- .L!_A -



PROBLEM :

GOAL

day-to-day impact cn manacers.
responsibilities set up by these laws and reaulations.

Court decisions and government regulations establish requirements that have a
The manager must be prepared to deal with the

O0BJLCTIVES

2. To enable e
managers
to comply
with lo-
cal laws
and requ-
lations.

Participants will iden-
tify the most important
local regulation that

affects housina managers.

. Participants will de-

fine the four (4) key
elements of the hous-
ing code.

1k

EVALUATION OF
IMPROVEMENTS
IN SKILL

EVALUATION ANTICIPATLD
OF KNOWLEDGE PRACTICE
CONTENT METHODOLOGY 3 RESOURCES ACQUIRED  t——={ OUTCOMES
Housing 1. Lecture/ 1. Workshop 1. Completion 1. Participants will
Codes/ Guided Staff of post- examine a maintenance
Rent Discussion test #3. calendar for a hypo-
Control thetical housing de-
velopment and make
two (2) sugaestions
for improving the cal-
endar that are related
to housing code stipu-
lations.
. llousina 1. Lecture/ 1. Workshop 2. Completion 2. Participants will be
Codes Guided Staff of post- able to examine a list
Discussion test item of resident complaints
4. and explain prioriti-

zation accordine to
housina code stipula-
tions.

1. Completion
of skill-
test item
#3.

2. Completion

of skill-
test item
#4.
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Court decisions and government requlations establish requirements that have a
day-to-day impact on managers. The manager must be prepared to deal with the
responsibilities set up by these laws and requlations.

PROBLEM:

EVALUATION ANTICIPATED EVALUATION OF
OF KNOWLEDGE PRACTICE IMPROVEMENTS
GOAL OBJECTIVES CONTENT METHODOLOGY [ RESOURCES [~  ACQUIRED OUTCOMES IN SKILL

3. To enable 1. Participants will cite 1. Legislation 1. Lecture/ 1. Workshop 1. Completion 1. Participants will be 1. Completion
managers the four (4) most signifi- and Guide- Small Staff of post- able to write a mana- of skill-
to comply cant areas where HUD requ- lines Group test item aerial plan listing test item
with Fed- lations and guidelines Task #5. four (4) tasks for #5.
eral leg- affect managers. each of the most sig-
islation nificant areas where
and guide- HUD quidelines and
lines reaulations affect

managers.

2. Participants will iden- 1. Legislation 1. Lecture/ 1. Workshop 1. Completion 2. Participants will be 1. Completion
tify the responsibilities and Guide- Small Staff of post- able to write a mana- of skill-
of managers with regard to lines Group test item gerial plan listing test item
the four (4) areas where Task #6. four (4) tasks for #6.

each of the most sig-
nificant areas where
HUD quidelines and
requlations affect
managers.

IIUD guidelines and regula-
tions affect managers.

- XL -



GOAL AREA 1

TO ENABLE MAMAGERS TO COMPLY WITH RESPONSIBILITIES
RESULTING FROM COURT DECISIONS



GOAL AREA 1: T EHAELE MAMAGERS TO COMPLY WITH RESPONSIBILITIES
PESULTING FROM COURT DECISIOINS

LEARNING OBJECTIVES ANTICIPATED PRACTICE OUTCOMES

1. Participants will cite the 1. Participants will he able to ex-
four (4) areas of manaaement- amine a flver from a hypothetical
resident disoutes where court housina develooment and make two
decisions have been handed (2) sunnestions for imnroverent.
down.

2. Participants will identify 2. Participants will examine a let-
two (2) elements of manane- ter from a hypothetical housina
ment responsibility in each manacer and sucacest at least twon
of the areas where decisions (2) irproverments.

have been handed down.
CONTENT

Court Pecisions

Increasinaly, residents are btecinnine to take their disputes with
mananenent to court. ‘‘oreover, the courts are rore likely than ever to
rule in their tehalf. Court decisions involving residents should have
a bearing on the way that manacers implerent their responsibilities.
The following areas have been the subject of recent court decisions:
Pent Determinations
Admissions

Evictions
Security

Fa o3 1N —

Implerenting certain rosponsitilities on a dav-to-day basis will
limit the nossibility of violatinag resident richts and thus help avoid
costly and time-consumina court actions. The followina naces outline
some of the responsibilitias for manzaers in these areas.

Pant Netermination

1. ‘lotify resifdents of nrooosed rent increases.

2. ™low residents to respernd to nronosed increases.



3. Provide justification for croposed increases on the basis of economic
need.

4, Provide a hearina procedure for residents on nroposed increases.

5. Do not pronose incr2ases which exceed the 1imits set in the [rooke

Imendments (There are twe Irocke Arencrents to the mited States

Sl e - 3 \ L e T B S - S % .
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-recurring ineore
p ) ~ A
amovnt equal to trne swr of $329 .

- 4n “or eacn dependent,
$300 For ecch secondary vece eormer, 5% of the farily's
orogs tneore (109 For older Farilies,) and those rediecal
erpenses of the “amily proverly corsicered extraordinary

- Paoyrents received from a public agency “or the care of
Foster children under 18 uears of ace.

(Fecerally-subsidized Private Housina ''anacers, in addition to makina
the above considerations, rust obtain HUD aporoval and FHA substantia-
tion for all rent increases.)

Examples of Ccurt Necisions concernina Pent Determinations:

Jelfare Residents Differential

5 . - o . g
Hdermowic v. Lane County rousing Autnority on
< 7
-

!lassey v. Lane County Fousing Autnority and Ur
(DC Nre. 1971) 322 F Sunp. 586. A nublic housing authority dis-
criminated acainst residents who were receivina nuhlic assistance
bv charainac them a hinher rental than residents where income was
substantially the same, but received from other sources. The
arbitrariness of the rent classification was deronstrated by the
fact that the unequal rental schedule was based on factors other
than rent-pavino ability. Injunctive relief, however, was denied
because the housina authority voluntarilv Aiscontinued the hicher
rentals for welfare recipients after commencement of this action.

] Tr

ban Renewcl lgency:

= ¥
an enewae Lrtencl,
' w

Percentace Excesses Over Annual 'let Incore

Jolormon v. Jew Ovilecns Fousing Authority. (CC La., ED, New Orleans
Div., YMo. 70-12, 4-23-70.) A local housinc authority was temnorar-
ily restrained from evictina or takina any court action in orepara-
tion of, or leadinc teward, the eviction of any resident for



non-paymrent of rent in all instances where the minimum rent charnos
of S1€.75 exceeded 237 of their annual net income. A\ class action
had been filed anainst the Housinc Authority challenainc its mini-
mum rent nolicv on the basis that it violated the nrovisions of the
United States Housing Act of 1937 by discriminating acainst those
persons with the lowest incomes and most urcent housing needs and

by distortinc the required relationship between rent and income
throuch the device of a minimum rent floor that wholly ianored the
tenant's ability to pav in contravention of 42 U.S.C. 1401, 1402, and
1411,

Admissions
1. Pesidency requirements are nrohibited.
2. Uritten non-partial admission standards rmust be develoned to use

in determininag elinibility.

(F3 ]

. Cateaories of reople mav not he excluded tecause they belona to
a aroun who were forrerly discriminated acainst (e.a. unwed
mothers, ex-convicts, noor credit risks).

&4, Provide a staterment of eliaibility or inelicibility to amplicants.

5. Allow for arpeals of these ceterminations (with formal hearinas).

(For Federally Suhsidized Housing Managers - the basic income criteria
are set by FHA,and a "wvell planned” resident selection is activelv
encouraced.)

Exarmnles of Caurt Necisions concerninec Admissions are as follows:

I11eaitimate Children

wile v. Fousing Authority, City of Fobcken. (NC H.Jd., Ho. 771-70,
-4-70.) Fellowina the filina of a class action comnlaint acainst

a public housino authority by a mother with two illecitirate child-
ren, allecing a violation of her civil rinhts under 42 11.S.C., Sec.
1923, for refusal to admit her to nuklic housinc hecause of the
housinc authority's policy acainst rentine apartments to mothers
with illenitirmate children, a judnerent of settlerment was annroved
by a Faderal district court. I'nder its terms, the rother was to be
admitted to public housinec as soon as npessible, the housinn author-
ity officially repealed its policy cf refusinn to admit mothers with
illeritirate children, housina authority amended its definition of
"Families” to include families with illecitirate children, and %the
anplications of such families would be duly nrocessed consistent
with the cuidelines enunciated in the "I!D Circular of Tecember 17,



19€2, which prohibits 1ncal public housina authorities from automat-
ically denvina admission to unwed mothers and requires annlications
to te evaluated on an individual basis.

foor Pent Pavina Habits

7

Matthews v. Jew Orleans Housing Authority (La. Civ. Dist. Ct.,

Orleans Parish, 'lo. 492, 665, "iv. "“B", Dk1. "o. 3, 5-23-€9.) &
rotion for a preliminary injunction to enjoin a nuhlic housinc author-
ity from refusine to admit a former resident was denied. The resident
araued that even thouch she had hbeen evicted, illecally or otherwise,
she was entitled to readmission to the development in liaht of a H!ID
circular dated Necember 17, 1968, which makes it improper to deny
admission because of past noor rent payina habits. She also arcued
that she was entitled to a hearino in connection with the housina
authority's refusal to readmit her.

Publications of “aitina Lists

Geutreaws v. Chicaco Tousing Authority (NC I11. °ID, E Div., No. 660
1453, 11-24-69.) A4 local housino authority had to make nublic its
available waitina lists. Priorities were to be aiven to families
displaced by aovernmental action or catastrophe and to disahbled
veterans receiving disability comnensation. Also, special provisions
wers to apply to eligible aoplicants residina in community areas who
were desirous of ohtaininc public housine in such areas as may become
available, and special resident selection nrocedures were effectad
for four currently existina housina developrents that were desinned
to prevent them from hecomina racially secrecated.

Evictions
1. Inform resident of the reason for the eviction notice.
2. Give resident the onportunity to reply in an informal conference.
3. Evictions can only be made for the followinc reasons:
- exceedina income limits
- non-payment of rent
- other lease violations

4, Provide a hearinc procedure.

5. Provide thirty (30) days notice prior to eviction.

[a)]

Retaliatory evictions are prohibited.
7. Participation in resident organizations, including those ooposed

to manacerent, is not a reason for eviction.
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Filina a comnlaint with the local 1ousine code enforcament acency

or narticipatina in a rent strike are not reasons for evicticn.

(Federally-subsidized Public 'ousina !anasers - 'lo formal hearinag is
required, but manacerent must permit the resicents to exercise their due
nrocess richts in lecal courts.)

Examples cof Court Mecisions concernine evictions are as follows:

Conduct and Yorals of Tenant's Thildren

Coulder v. Durhom Fousing Authority. (CA-4 1370) 433 F 2¢ 29°. &
resident aﬂc1nst vinom SIPﬂar" proceedines were broucht ty a public
housing authority stated a nood cause of action under the Civil
Piohts Act (42 U.S.C., Sec. 1983) when she alleaced that the adminis-
trative hearinn afforded her by the housing authority lacked the
elerents of cdue process. Althourh she had heen told generally that
the reason for terminatinc her lease was that other residents had
coerplained of the conduct and rorals of her children, at the hearine
there was nc riaht to confrortation and creoss-examination: and her
attornev's reauests for the specifics of the charcas, the nares of
the comnlainants, and the rules anvernina the ranner in which the
hearina would te conducted vere denied. Und@r Goldkers v. lelly
387 11.S, 254, the resident was entitled to: (1) timely and aHeuuate
notice detailino the reasons for the pronosed termination: (Z2)
onportunity to confront and cross-examine adverse witnesses: (3)
the richt to be fully renresented hy counsel: (4) a decision basad
on the evidence adduced at the hearina: and (5) an irmpartial deci-
sion maker. Mccordinaly, a judcement dismissina the action of the
trial court was reversed and the case reranded.

Retaliatory fviction

HeLougalin v». Jew Yory City Housing and Jevelovrment 4imim (e
Sup. Ct., Smec. Tern, Part I, Bronx Co., 7-30-€9.) ‘lhere a land-
lord souaht to evict a resident under the 'lew York City Rent and
Cviction “eaulations on the oround that the nremises were reaquired
for the landlord's son whose family had increased, it was found that
the eviction had not keen brouaht in aood faith. The evidence
showed that the eviction action had not been commenced until after
the resident had complained to the Department of Buildinas about
unsanitary and hazardous conditions on the premises., These facts
indicated a reasonatle basis for a findinn that the eviction was
brouaht in retaliation for the comnlaint.

et

Nefective Housino Condition 2arred fction

Piregter v. Patterson ().Y. City Civ. Ct., "lo. L & I 63964/79,
11-16-72) In an action by & landlord for non-navrent of rent, a
resident was required to nay only for use and occupation of the



premises until such tirme as the landlord corrected housino code
deficiencies. It was noted that bhefore any landlor” car collect
rent, qe must supply the services of heat, hot water, nrotecticn
arainst the elerments penetratinn the oramises, protection against
vermir and rodents, and nrotection of the inhabitants with respect
to defective electrical fixtures. Accordinalv, the landlord wes
not entitled to institute a summary pnrocedinc for tke collection
of rent until the housinc code violations are dismissed and the
requirerents of law satisfied.

Security
1. A security service rust be provided,
2. It must take a "reasonable care” to nrotect residents.

Court decisions concernina security 4iffer throuchout the country.
Manacers should research the decisions in their own localities. Man-
acers should be aware that thev must provide a service that attempts
to protect their own cdevelopment. A minimal prooram that does not
address problems rav lead to court actions. Proarams should at least
cover:

- twenty-four hour surveillance

- adecuate locks

- cood lichtina or hallways and baserent areas
- resident ecucation

- aood liahtine in exterior common areas.

Token Police Protection is ‘lot Sufficient

Zoss v. Jew York City (M.Y. Sun. Ct. 1962) 305 ¥.Y.S. 2d 891, 1€2
H.YWL.d. Mo, 112, P. 15, In an action by a tenant acainst the ‘lew
York City Yousine Authority for the death of his child, hased unon
two senarate causes of action - a survival cause for conscicus nain
and sufferino and cause for wroncful death, the tenant, as 2drmini-
strator, was entitled to iudeerent in the sum of S1N0,000 in the
survival cause of action and irn the amount of $235,000 in the cause
for wreonoful death. It was held that the death of the nine-vear
old child, who, havinc finished her lunch at home, was on her way
back to school, was due to inadequate oclice protection. The child
had been seized near the rear entrance hall of the buildinc tv a
resident of another building, who took her to the roof of the build-
ina, rared her, terrcrized ner and threw her over the rocof to the
naverent fourteen stories below, It anpeared that the housinn
dayalgonmant had a histerv of crire rancino from malicious mischief
te assault, rape and homicide, sere of these incidents invelvine
hoth adults and children. It also anpeared that the !lnusine "uthor-
ity was autherized. at its discretion, to nrovide and maintain a
uniformed nolice force and had elected %o assurme the powers so rar-

~
o

mitted kv law ('lew York Puklic Mousine Law, Sec. 422.) Yowever, it



pearad further that onlv cne hecusina nolice officer was assinned

e ten-buildinc, sixteen-acre develonrent. 'oreover, it annecared
t the tire of the crime, the housina nolice officer was out to
h, Also, the buildina at which the crire was cormitted lacked
terlenhone call hbexes conrnected with pelicy headquarters that were
nstalled on sorme of the other buildinns. The inadequate nolica pro-
tection and the lack of other reasonahble nrecautions constituted the
proximate cause of death of the child. It was peinted out that
althounh no one could state catecorically that if the Authority had
nrovided adeguate nolice nrotection and other reasorahle nrecautions
the child would he alive, it could nevartheless be said that sich
items would have served as substantial deterrents. It was held that
to establish proximate cause, it is nenerally sufficient to show that
the nealicent conduct was a substantial factor in causino the injuries,
and the fact that they micht neverthelass have occurred without such
nealicence is not sufficient. 2lso, it was held that the criminal
act of the attacker was an intervenina act that was a reasonahly fore-
seeahle consequence of the Authority's nealicence for it is impossible
to view the crirminal attack as unrelated to the tetal failure of suner-
vision, police protection, and other reasonatle precautions.

(s7]

Peported Harassment Peauires Police Protection

Matlof v. Jew York City FHousing Authority. (N.Y. City Civ. Ct., Trial
Term, Part XXXVI, 5-15-69.) A nublic housina authority was liakle in
damaces to a resident who was injured hy harassinn teenacers in the
development after she had comnlained to a housinag authority police
officer ahout the teenacers' threats to her. ''hen the resident cor-
nlainad to the nolice officer, a narticular relationship was created
hetween her and the officer, and his failure to nrovicde her with
nclice nrotection irmediately thereafter constituted a hreach nf

duty that the housinc authority owed the resident. Iccordinely,
rotions to set aside the verdict of a jury in favor of the resicdent
and to dismiss the comnlaint were denied.

METHODOLOGY.

The material on Court Necisions can be nresented in an inforral lec-
ture. ‘orkshop staff can then use examnles of local court decisions in
the four areas listed in the content material to stirmulate discussion.
Juestions can ke constructed so that narticipants can share their experi-
ences in dealina with oroblems involvinc court action or in methods to
prevent court action.

For examnle:
. Has anyone decided on a rent increase recentlv?

How did vou deterrine that the rent increase was necessarv?
. Fow Aid you notify residents atout the rent increase?

wh ) —



or.

—
.

Have particioants desian a security nroaram in terms of
nersonnel, hardware, education,

List ideas on a chalkboard.

Have narticipants cive reasons for each step and fill in
cans at the end. Stress everyday responsibilities of man-
anmers. Task 1-A can then he done.

oo

"ESOQUPCES

Horkshon staff should he ahle to present the informal lscture,
conduct the rroun tasks., and research relevant local court decisions.
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LISTRUCTIONAL AINS: TASK 1-A

'y

s
Q

a.

DPogidency requirements are essential.

Desidants must he informed of the reason for the notice.
Catenories of pecnle may not be included,

Provide a hearina procedure.

Provide thirty days notice.

Fstablish retaliatory procedures.

Provide opportunities for informal conferences.



LISTRUCTOR'S GUIDE: TASX 1-A
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GNAL AREA 2:

TO EABLE MANAGEPS TO COMPL)
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GOAL AREA 2: TN EMAPLE MAMAGERS TO COMPLY WITH PELEVANT LOCAL LANS AaMD
£

LEARNIIG NBJECTIVES MTICIPATED PRACTICE QUTCOMES
1. Participants will identify the 1. Particinants will examine a
most irportant local reculation maintenance calendar for a
that affects housina manacers. hypothetical housing develon-

ment and make two (2) sunoces-
tions for irprovino the cal-
andar that are related to
housine code stinulations.

2. Participants will define the 2. Participants will Ee ahle to

four (4) kev elements of the examine a list of resident
housing code, cornlaints and exnlain nriori-

tization accordinc to housine
cede stioulations.

COITENT

Housinn Cades

tousinr codes reprasent the most imnortant aspect of rovernmental
reaulation in terms of the housinc developnment. Fuilding codes, electri-
cal codes, plumbine codes, and fire orevention codes establish rinirum
standards. In some runicipalities, these reaulations are intecrated
into a sinnle housina code. In others, they ar=s embtodied in senarate
reculations with enforcerment delegated to separate acencies. !ousinng
manacers must accuaint themselves with the particular codes and acencies
in their own localities.

Four kev elements in housinc codes are:

1. Coverace. foverace usually annlies to all residential proner-

ties within the jurisdiction of the covernrental body which
enacted the code: single and rultiple-family units, ovner-

occupied and rental units; specialized dwellirnas: orivately



owned and public housine authorities.

Minimum Standards. !'inirnum standards include tasic facilities:

toilet, hath, water, heat, licht, and ventilation: level of
maintenance: maintenance of foundations, ceilines. walls:
floors, windows, stairways and equiprent in basic facilities

section; standards of occuoancy: minimum fleoor soace per

occunant of the unit and minirum floor space for sleenineg
roorm occunancy.

Pesponsihilities of M"anacement/"esidents. Since the nrimary

nurpose of housine codes is to nrotect residents, rost of
the resconsibilities fall to ranacerent. They are as follows:

- to provide basic facilities as defined Hv the local
code:

- to maintain the common qrounds, the exterior shell,
the foundations, and the infrastructure:

- to nrovide essential services of heat, licht, sani-
tation, and ventilation: and

- to inspect for cvercrowded conditions.

Pesident's responsibilities are as follovws:

- to keep that part of the dwellina and facilities
over which the resident has contrel and uses clzan
and in a sanitery condition,

- to dispose of rubhish and carkace in a clean and
sanitary manner by usinc the facilities which the
landlord is nhlicated to nrovide for such nurncses.

- not teo overcrowd the unit,
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- Pasnonsihility for enforcina the local cordes, and

37

- Consequences of code violations.

Most housinc cedes are anforced by_a unit within the
local minicinality. Frequently, this unit is the Departrent
of %uildino and '"ousinc fodes, In rany localities. however,
it is frarmented amono numerous acencies. These mav include
Licensina Boards, Fire Departments, ‘'e2lth Nepartments, and
Buildinc Insnectors Menartments. Sorme statas infrequently
authorize counties to adont housine codes, in which case the
administerine ynit mav be the County Health Departrent,
Since housina codes are reredial rather than nenal, rost
viclators of a housina code nrovision will first he ajven
the chance to rermove or correct the condition. The failure
or refusal to do so, however, constitutes a misdereanor
under most codes nunishable by fine or irnrisonrent. Addi-
tionally, sore codes authorize the enforcement agency:

- to disclos2 a buildine unfit for human halbitation

and to order the rasidents to vacate,

- to order the landlord to dermolish a buildina that
falls into such disrenair that it endancers puhlic
health or safety,

- to make emercency repairs where necessarv to pro-
tect the puklic health, anAd

- to take over the buildina hy a court-appointed

receiver.



Few code enforcement acencies, however, achieve the
full rotential of their statutory ohbjectives. !Inlike the
building code (which is enforced through a system of permit
aivina the novernmental acency full control of the situation),

2 housina code hecormes meaninaful only if the landlord (or

resident) is induced to hehave in a certain fashion. VYet,
since neither is under any oblication to keep records or file
renorts about their activities respectina the premises, the
enforcement acencvy will not know whether their resnonsibili-
ties are beina carried out unless:

- there has been a complaint, or

- there has been an official insnaction.

Comnlaints are haphazard and unreliahle- official
inspections are costlv. Conseauently, many housine code
violations g0 unnoticed and uncorrected. In response to
these prohlems, fonarass nassed lenislation estahlishina
the Federally Assisted Code Enforcement Procram (FACE) in
1265. In essence, this proaram nrovides supnlermental fund-
ina for staff to plan and administer nrorrams of concentrated
code enforcement in a limited area. In additiorn, funds are
nrovided for municinal imnroverments in the enforcement area,
such as street repairs and landscapina. There is also a
limited amount of funds for loans and arants to property
ovners to minirize displacerent or the irpesition of cner-
ous costs. The FACE nroaram is administered by the !.S.

Nanartment of !lousina and l!lrban Develoorent. The
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administrative details of the proaram are contained in the
Cor2 Inforcerment Grant Fandboo¥ ("Y'A 725G.1), issued in
February, 19€2. To ascertain whether a tuildinc is located
in a Federallv-assisted code enforcerent area, the ranacer
should contract the local office havine code jurisdiction
(Housina and Inspections).

Pent Centrol

"'any jurisdictions have enacted rent control leaislation. The effact

of the lenislation on the Fousina Manacer varies in different situations,

since the lermislation varies with the locality of the develoorent. Cach

Manaacer should research relevant lecislation in his particular area and

discuss the interpretation of it with authorities in that area. !ost
rent control is instituted in jurisdicticns for the followina reasons:
- in emercency situations such as war, or
- to dammen inflaticnary trends and stahilize the econoriic
situation in the city.

M wide variety of elements are included in rent control laws. and
they vary considerably in scope and comnlexity amonc 4ifferent jurisdic-
tions. Srecific 4inds of items addresserd are renistration, audits, fees,
rent cei]incs, hardship, code compliance, retaliation, conversicns. new
construction, substantial rehahilitation, and eviction.
Planning end Zoning

Zoning is a public control device for carryinc out land planninn
witn respect to land use; it specifically limits the riahts of orivate
individuals. It involves the reculation by runiciralities of such rat-

tars as the heiaht and the use of a huildina as well as the use of land.
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The influence of zoning can be far-reaching, especially in the develop-
ment of vacant areas. Good zoning can eliminate the need for urban renew-
al. Zoning controls can prevent overbuilding, which can, in turn, over-
load community facilities 1ike schools.

Zoning ordinances are passed:

- to protect locational integrity of individual parcels of
land,

- to bring land developments into 1ine with planned objectives,

- to assure compatibility of land use, and

- to control density.

Urban Renewal

Urban renewal programs are intended to provide housing to individual
families in accordance with their space needs and capacity to pay.

Various urban renewal programs include efforts in the areas of land
acquisition, replanning, demolition, rehabilitation, resale, and bring-
ing structures that are sub-standard up to acceptable standards.
METHODOLOGY

1. Materials on lccal codes and requirements can be presented in an
informal lecture. In a group setting, participants can be asked
te name the agency or agencies in their locality that have responsi-
bility for housing codes and the enforcement of codes. The same
can be done for rent control. Participants should then be asked
to Tist the requirements of the codes. The workshop leader can
write these requirements on a chalkboard and then fill in any gaps.
Participants should then be asked to list the activities they per-
form on an everyday basis that relate to these codes. These res-
ponses should also be listed on a chalkboard and compared to code
requirements.

In discussing planning and zoning, the workshop Teader should
be aware of relevant local laws. The leader should stress that
the manager has the responsibility to explain certain laws to
residents as part of his obligation to the owner.



For example:

1. Should a resident arouo decide to plant a vecetatle
carden in the land at the rear of the development, it
is the manacer's responsibility to exnlain why the
residents can or cannot do this according to the law.

2. Should a croup of residents recuest the buildine of
an extension to an existina buildina for recreational
purnoses, the manacer must be able to exnlain why this
can or cannot be done accordina to the law,

RESOURCES

Workshon staff should nresent the informal lecture, research rele-
vant local housino codes and rent control laws, and administer the
aroun tasks.
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Manacers are responsible for maintainina a sanitary condition

in housina developnrents.

The housina code is the least important reculaticn at the local
level.

The housinn code covers all residential and cormercial buildince
within the jurisdiction of the novernrmental todv which enacts

the code.

Some runicipalities have sinnle housina codes: in others, thev
are erhodied in senarate reculations.

Stardards of occupancy refer to minimum floor space and sleeninn
space.

“ost housinc coces are enforced by 2 unit within the local
municizcality.

Sore codes authorize emergencv reoairs where necessary to protect
nutlic health.

The enforcerent acency is aware of code violations by the ranular
renorts sent out from every housinn davelonrent.

The Fecerally Pssisted Code Enforcement Procrar (FACZ) nrovi-es
funds for maintenance.

Pent control is estahlished in ermernency situations or to stakil-

ize oconormic situations in the city.



THSTRPUCTOP'S GUINE: TASY 2-4

L.

True

False - The housina cecde is the roét important local renulation for
housine managsrs.

False - The housinr code covers all residential dwellinnms,

Truse

True

True

True

False - 'lo reaular reoorts are required. Enforcemant is difficult
since the acency rust wait for cornlaints to ke rmacde.

False - It provides for funds for staff to administer and nlan oro-
grams of concentrated code enforcement in a limited area.

True
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GIAL AREA 3: TO CHMASLE MAMAGERS TO COMPLY UVIT:H PFELCVANT FEPERAL
EGISLATICH AMD GUIDELINES

LEARNING NBJECTIVES AHTICIPATED PRACTICE QUTCOMES
1. Particinants will cite the four 1. Particinants will be able to
(4) most sieonificant areas where write a manacerial nlan list-
HUD reoulations and ouidelines ina four (4) tasks for sach of
affect mananers. the most sicnificant areas

where FI'D ruicdelines and renu-
lations affect manacers.

2. Particinants will identify the 2. Participants will ke able to
responsibilities of manacers write a mananerial nlan list-
with recard to the four (&) ina four (4) tasks for each
areas where HUD auidelines and of the most sionificant areas
reaulations affect mananers. where !'UN ocuidelines and renu-

lations affect manacers.

CONTELT

Leaislation and Guidelines

Several leaislative decisions have been established that directly
affect the manner in which manaagers must carry out their daily activities.

Putlic Housina

The Fousina ct of 1937 is the Federal statute under vhich the nuklic
housina nroaram was developed. The statute nrovided fundinc of local
authorities to build nublic housina units for low incore families. Tn
create Pubklic i'ousina futhorities (PHA's), most state leaislatures werae
required to pass enahlina lecislation. The authorities, as the creations
of ~cth the Federal and state covernments., can receive Federal fundine to
Puild nublic housina and eventually cain full ownership of low rent hous-
inc developments, The FHA maintains its relationship with the Federal
ncovernment throuch the Denartrment of Housino and !'rhan Nevelonrent (HI'N)

v‘hich nays the debt service, nrovides oneratina subhsidies in some cases,
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and provides quidelines and reculations for the PHA's operations. The
most sianificant cuidelines and reculations which affect housina manacqers

are in the areas of:

income definition

project maintenance

terms of the lease

avictions and crievances

Income Refinition

The annual contributions contract is the basic document which aoverns

the relationship between #I'D and the PHA. The contract qives the PHA's
the richt to establish income limits. set rent, and establish cartain
elicibility requirements for residents in accordance with the auidelines
established by !0, It rmakes 'U'N resronsible for: (1) nayrent of deht
service aﬁd (2) in sorme cases, ovceratina suhsidies: and requires PHA's

to ahide by circulars and reculations issued by HUD. M0 reaylations and
issuances s2ell ocut the responsibilities of manacerent in relation to
incore 1imits. rents, and occunancy. In addition, the Z:iblie ousing
wthorizy muile spalls out administrative procedures that affect rasoor-
sibilities of manarers.

The Guide exnlains in detail how to meet !'U'D nprocedural reauirerants
for nublic housina: which EUD forms are required for various ﬁurposes:
how to fill out HUR forms dealina with puklic housine, its budnetinn, its
development. its accounting, and its inventories: how manv conies of

varicus forms should he cornleted: and where they should e sent.

froiect Mainterance

‘s discussed in Geal 'rea 2, =2ach locality provides housina codes
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that affect the manaaer's responsitlity for minirmum conditions of occu-

-

nancy., safety, and maintenance for all residential oroperty.

Occunancy (Lease and fGrievances)

AUD puklications alsc snecifically describe the randatory lease and
arievanca procedures.* !MUD requires manacers to use leases that contain
certain provisions outlined in the rodel lzase. and requires a crievance

nrocedurs to ke set un for each PHA.

Federally-Subsidized l'ousing

The requirarents and cuidelines that directly imnect on the 'riahts
and obtlinations’ of owners and residents during occupancy are the follow-
ina:

- Nenulatory foreement between FI'D and the owner of the
project.
- The Manacerent Aareement and the 'fanacement Plan.

- PUD Guidelines.

Tne Reculatory Aarcement

This aoreerment is the basic contract between H!'D and the owner. 1In
it, the owner, in exchance for H!'N's insurance of the mortgace, consents
to I"U'D's reculation of rents, charces, rate of return and the rethods of
ooeration. The followina are the oblications assumed by the owner:

- to maintain the property in cood condition and, cenerally,
to orovida for its ranagerent in a manner satisfactorv to
0

- to raintain a reserve fund for renlacerent of structural

olements and mechanical eauinment:

NN, RHY - T4R5.0 and 7465.9, Zecse oni Triezvemicz Proceiuras.
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to obtain information from nrospective and existina resi-
dents for nurnose of certification and racertification of
income:

not to permit a resident to rent more than one unit at any
civen time withcut prior written anproval of I'lID;

not to restrict occupancy because of the fact that there
are children in the family except in developments "desinmned
nrirarily for elderly persons':

to estahlish a Fent Schedule with HUD annroval (the rental
charaed for each unit shall include all utilities, excent
telanhone): not to chanae the Pent Schedule without *!'D
annroval:

to 1imit occunancy in the project to those families whase
incomes do not exceed the 1imits set forth by "UN. with
the excention of those residents who anree to nav fair
market rental:

to comply with all laws covernina discrimination on the
narounds of race, color, creed, or national oricin:

to permit, without HFU!D's orior written aporoval, the use
of dwellina accormedations for any purpose except the use
which was oricinally intended;

not to incure any liability, direct or contincent. other
than for current operatinc exnenses with HUD's pricr
written anproval; .

not to make distritution of develonment assets or income

nas

L

except from surnlus cash and exceont where there

esn



comliance with all outstandine notices or requirerents
for proner maintenance of the development:

- to keep the premises and tooks maintained in a reasonahle
condition for nroper audit, suhject to !'!!D inspection at
any reasonable time by HLUD:

- not to require as a condition of the occupancy or leasing
of any unit anv condition or deposit other than the pre-
nayrment of the first ronth's rent nlus A securitv deoosit
in any amount not in excess of one ronth's rent to cuarantee
the perforrance of the covenants of the lsase: and

- to keep any funds ceollected as security "denosits senarate
and anart from 2all other funds of the develenment in a
trust account, the amount o€ which shall at all times equal
or exceed the acareaate of all outstardine otlications
under said account.

The Hanacement Aqreement and the Manacerent Plan

The Management Agreement refers to an aqreerment between a manaqing
acent and an owner., Owvners of HUD-insured multi-family develonrents and
owners of Section 272 elderly <evelonments cannot contract fer outside
ranacerent of units without !''D approval. ''hen a develonrent owner
decides to contract nut his ranacsrent responsikilities %o a manacerent
acent. e is reauired hy MUN to submit 2 cony of the ranacement anrge-
rent for annroval. The riehts and the responsibilities of the ouwner
and of tha acent are set forth in this aarsarent, D recuires a detziled
rmanararent plan to ke developed Refore final annrcval is made. Such 2

nlan rust address rost aspects of the manacerent resnonsihlity and includa:



- orientatien for residents:

- plans to carry out raintenance, renairs, security end
safaty nroarams.

- collection procedures:

- nolicy and arocedures for handlino orievances:

- nolicy and nrocedures for servicine resident recuasts:

- leasinr nelicies and nrocedures:

- workina with resident orcanizations-

- nlans for evaluatin~ support and narticiration of the
residents- and,

- social service oronrams,

lon-Insured 202 Elderlv Develonrents: HU'N Fuidelines

Snonsor Irvnlvement. The soonsor of the Section 202 develenment

must te its movine force. HUD requires that the spensorine owner remain
actively involved, It further requires that the manacerent of the 202
cdevelonment be invested in a Zoard of Trustees accentakle to HUD,

This Scard must e fully incependent and kroadly representative of
putlic interest crouns. Reasonahle assurance rust be rade that there
will be a continuity of a qualified onard of Nirectors cver the life of
the loan.

If this Doard uishes to enter into a contract for m:nacerent services,
it rust c2t H'N's prior written approval. The mananement contract rust
he accentable to !N and nrovide for termination unon thirty days written
noctice to the covernrent.

Pental Scales and Fees. Initial rent schedules, fres, and other

services (or any pronosed chance or charce for these) are sutject to



H1ID approval or direction. ifaparement is forbidden to accept ‘anv contri-
kution or cratuitv as a hasis for cccurancy or occunancy prefarence.

Eliaibility to Qccuny. Section 202 orojects are aenerallv limited

to elderly and handicanned nersons as defined hy Federal law. Discrimi-
nation on the arounds of race. creed, color, or national oriaoin is pro-
nibited.

Subleasinn. I!'nits cannot be sublet.

Pestrictions of !l'se. Section 202 projects cannot be used for hotels,

transient purposes. nursinc homes, nospitals, or other medical estahlish-
ments.

Terms of Lease. Leases of less than one ronth or rore than three

years are prohibited.

Plan of Nperation. At the beainnina of each fiscal vear of the pro-

ject, the owner is reqguired to prerare and submit an annual olan of
operation and a sunportina hudoet.
In addition to these auidelines, FUD issued in June of 1975 standards

-
'
'

of certification for housinn manacers. These uniform standards were de-
veloned to overcore the fraomentad individual requirerents of the local
and state novernina bodies and to desionate certain manacer aualifica-
tions. Such standards for housinc manacers shoulsd enatle them to carry

out their respensibilities in a rore brofassional and effective ranner.



HMETHCDOLOGY

atarial on Federal lecislation and nuidelines can oe presented in
an informal lecture. The leader can then divide the participants into
four small workina teams and assion each team a tonic on which to work.
(Income definition, nroject maintenance, terms of the jease, or evic-
tions and orievances.) Instruct the particinants to discuss and list
the everyday activities that they perform which relate to their tonic.
The leader can then have the participants return to the larager caroup
and renort the 1list of ecach team. The leader can aslt the participants
if they had any disacreements as to the activities to include. The
leader should then fill in any cans in activities that occur.

PESOURCES

\jorkshop staff should nresent the informal lecture and conduct the
aroup task.
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Cellect a 1ist of maintenance complaints.
Neterrine causes of damaaes.

Prioritize maintenance complaints.

I'ssian staff to perform maintenance tasks.
Contract out for large maintenance jobs.
Pecord comnlaints and results of corplaint.
3i11 for damares where aporopriate.

Order maintenance supolies.
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TEST:

e
Al erl

court

< g a

tie “ollowing are creas of raiagerent responsiiil

the | iy W
decisions neve Leen nanded Jdoun? Check crpropriate selectiors.

a. fOccupancy

6. Plumbine

c. Pent Determinations

d. Housinc Policy

e. Admissions

f. Evictions

n. Statement of Eliaibility
h. Security

i. "rhitrary Pent

j. Obiective Standards

Place the content creas o court decistons Listed in the “irst ques-
o vy Ty 5 ».----'7-.' o -~ 3 . - - oy ey - T - -
fren wida e responsiutliiiias iney present Tor ranagers oot qre

- . . e
& Ts ]
Lavar oeLoun?,

PN =

Pesidency requirements are prohihited.

t'ritten non-partial standards must be develoned to use in
determininn elicibility.

Catecories of people may not be excluded because they btelone
to a aroup who vers formerly discriminated acainst {e.a. unwed
mothers, ex-convicts, poor credit risks.)

Provide a statement of eliribility or inelinibility to apnli-
cants.

"11ow for appeals of these determinations {(vith forral hearines.)
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- " service rust e nrovided,

I't must take "reasonable care’ to nrotect residents.

- 'lctify resicents about proposed rert actions.

- Y1low residents the cpoortunity to resnond to the pronosed
increases.

- Provide justification for proposed increases on the btasis of
aconormic need,

- Frovide a hearine orocedure for residents on nronosed increases.

cF

- No not nropose increases which exceed the 1imits set in the

"rooke Arendrent,

- Inforr residents of the reason for the notice.
- Give residents the opportunity to reply in an informal
conferance,
- Action can only be taken for the followinag reasons:
axceeding income limits
non-naymant of rent
other lease violations
- Provide a hearinc orocedura.
- Provide thirty (30) davs orior notice.
- Petaliaterv actions are nrohibited,
- Particination in resident orrcanizations. includina those nnnosed
to manacerent, is an invalid reason for action.
- Filinc a comnlaint with the local housine code enforcement
acency and narticination in a rent strike are not reasons for

action.



3. #aten of the Following rules
“or Aousing ricnagers.

a. land reculations

b. density controls
c. zonina

d, rent control

___e. runicinpal auidelines

f. housinc codes

c. ereraency standards

h. sanitation code

ey

CetOors 1n hous

UES

. llaten tne key

. g
rieluce.

"

Covaraae
Minirum Standards
Pesponsibilities

Inforcerent

o
pan o
Lofotic <

Cheeik tre avprovriat

ing codes below with the elerents they
a. To provide basic facilities: to main-

tain the common around, the extarior
shell, foundation and infrastructure:
to provide essential services such as
heat, licht, sanitation, and ventila-
tion: and to inspect for ovarcrowded
conditions.

Yiolators will he given a chance to
correct conditions or suffer fine cr
irporisonment.

'sually covers all rasidential nroper-
ties within the jurisdictior of the
covernmental body which enacted the
code. Covers sincle and multiple-
family units, owner-occupied and ren-
tal units, specialized dwellines,
privately-owned and nutlic housinc
authorities.

Includes toilet, hath, water. heat,
lieht, and ventilation: maintenancs
for foundations, ceilinas, walls,
floors, windows, stairways and eauin-
rment: minirum floor space per occu-
pants of unit: and minirum sleenine
roor occunancy.
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rost sieniieont arecs wnere FUD regul
renagers. Check aprropriate selection
a. Zudgetina forms

. Terms of the lease

c. State covernments

d. Mperating subsidies

2. Project maintenance

f. fertification

g. “echanical eaquiprent

______ h. Evictions and arievances
i. Methods of operation
3. Insurance of the mortoace

k. Incorme definition

1. Housinag programs

7 - -~ - - . l_." - ..,—-' - - = ’- -
Mateh the following iters with their provisions.

. Income Nefinition a. ''anaaers must determine manacerent-
resident responsibilities accordinn
Project !Maintenance to the nrovisions estahblished in the

mede]l lease.
Terms of the Lease
h. "ananers rmust establish a procedurs
Cviction and affordine due process of law for all
frievances rasident cormnlaints and processes
that end resident occunancy.

c. The estahlishrent of incore 1imits,
the settinc of rent and certain
eliagibility reauirements in accordance
with 1D cuidelines.

d. Establishinc of minimum conditions of
occunancy, safety and maintenance for
all residential pronerty.
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WERS 7O POST-TEST

C, &, T, n.

a. Admissions

b. Securityv

c. 2ent Jetermination
d. Evictien

f. housina codes

Cc. coverage

d. minirum standards
a. responsibilities

t. enforcement

¢c. Income Nefinition
4. Project "aintenance
a. Terrms of the Lease

b. Eviction and arievance

Lad
e
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SXILL TEST: CA: YOU USE {MAT YOU VAVE LEARMEN I3 LOBK SITUATIONS?

i, Smitn, the manager of a housing developrent,nas been asked to
desien a flyer to be sent to prospeciive residents. Among other
information, e is tnstructed to inrlude sore rention of tne rethols

fle uses concerning tne Four areas rost lixely to be subject to court

aetions (Rent Deterrvination, Admissions, Ivictions, Security.)

-

xarine the [lyer below that Mr. Smith has developed.

700D “AMNOR: Todd *'anor is located in the western section of a larae
urban city. It is surrounded on the east by factories
and warehouses, on the south and west by small low-
income family Awellincs, and on the north by a river.
The develooment includes seven structures, each with
six floors, with 145 units per buildinna.

The developrent, a four-vear old complex, houses a 637
non-white and 49% white pcoulation. The sare written
standards anply to everyone seekina housing in the
develooment.

Each building includes 40 efficiencies, 59 one-bedroom
units, and 55 two-hedroom units. The basic rents are

Ldal=

585, 535, and $110, respectively.

“anacerent-resident cooperation is hinh. They work
tocether to develon recreational nrocrams, to imnrove
the appearance of the buildina and the services offered
and to set common rules and auidelines. Pesidents are
expected to aive thirty days notice before vacatinn a
unit, and manaaerent is required to allow residents
thirty-days notice hafore terminatina a lease.

For annlication, stop in or write to:

Mr. Smith
Todd !'anor
2090 Main Street

Citytown, 't. 17090




Has Mr, Smith included 211 four (4) areas?

Yes i0

If not, what areas should he have included?

List the areas that were excluded and write a brief description of

each, suitable for the flyer.
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manacer, exy

F o o
letter, sent

ny sne ras teen rslusec

Pear 'lrs. Jones:

ment.

Sincerely,

1 have reviewed vour annlicaticn

seem nossihle that we can rent to you and your

have not resided in this area sufficiently lonc.

P St

and determined that your

two children.

stav, nerhapns yqu can annly acain.

’

Srith, !fousino 'anacer

Cxamine the letter that has keen

questiors.

a. Is there cause in the le
manacerent?
_____Yes

h. If so, why? If not, why not?

t

ter

sent and answer the “ollowinc

for talinc acticn acainst the

e

(Cive at least two reasons.)

financial status makes vou inelicible for housinag in this develon-

In addition, upon checkine with other sources, it does not

You

[f vou decide to
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3. 3elow ©8 a raintenance calendar from a nyvotnetical housing Jevelopment.
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IfZenti?y at least “our (4) iterms tnat are performed to carry out hous-
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——__ 2. Pepair crumbline cinderblock 1:00 p.m,
at rear of buildine A, 1-12-77

____b. Penair hrokan door handle in apart- 9:00 &,
ment C-1. 1-12-77

—___ €. Peplace medicine cakbinet in apart- 10:90 a.m,
ment 3-14, 1-12-77

___ d. Repair incinerator, 2:90 a.m.
1-12-77

_____ 2. Pepair closinc device on rear door 9:00 a.ni.
of building D. 1-12-77

_____f. Peplaster bathroorm ceilinc in apart- 1:00 p.m.
rent 2-4, 1-12-77

_a. Papair Yashina 'achine in Zaserment q:00 a.m,
of Buildina C. 1-12-77

____h. Clean and reseal chirney in Juildine 2:90 a.m.
A. 1-13-77

i i. Peplace bathrubt drain in apartrent 1:00 p.m.
C-2. 1-13-177

——___J. Renlace stairway treads. 2:00 a.m.
1-13~77

k. Renair hole in trash bin in Suildine  11:70 a.m.

1. Chanae bulbhs in anartment D-1. 2:0n
1

ittt o et Yol

STAFF

r. Brown

r. Jones

r. Jones

Ace Repair Cn,
'r. 2rovn

'r. Jones
Nowntown 'lasher
Pepair Company
Mr. Brown

r. Srown

v, Jones

'r. Jones

r. Jones
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Below 18 a list of resident corplaints From a Typotheiical housing
developrent. The list nas been constructed in the or-er which the
maintencnce sta”" will corplete ther. Lny ncs the manager chosen

to list task corpletions in tais order? (Ieep in mind nousing code

tipulations.)

a. Trash bin 1id has rusted closed and as a result trash and aar-
haoe has been pilino un outside of Euildinag A,

k. M broken nipe in "partment 32 makes it impossible to use the
bathroom tubh.

c. A leaky faucet in /martment 4B lkeeps the family awake all nioht.

d. Apartrent 10 is overrun with roaches.




passes in
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MANAGERIAL PLAM

Income Determination

the responsibilities encor-
Li8t four (4) tasks urnder

e

———— e — ————

4,

Froject "aintenance

Ve o (3 S —
2.

Js. . e
a

Terms of the Lease

| - —

gs

3n . o
4. e




AMSUEDS TO SKILL TEST

Ts @ ok

b. Hr.

Snith should have explained sorethinc atout Pent Netermination.

and somethina about his Security proararm since it is clear that

the developrent is located in an area with hinch crime notential,

c. Participants should have resnonded with somethina which is similar

to the followina:

I

2)

Pent determinations. Upon admission. rents will be based on

cross family income and family size. PResidents will always

he niven a fair arount of tire before increases are instituted,

Pesidents mav auestion rent increases. All rent increases are

lirited hy the Procke Amendment.
Security. There is twenty-four hour nrotection at the devel-
oorent. A1l doors have huralar-nroof locks. PResidents
coonerate with ranacement in desiqnina security oroorams.
The buildinas all have special huralar and emercency alarm

systems.

There is no clear statement of elicibility or ineliniblity
that is required. The letter should state in dollar amounts
the required rent and the armount by which the applicant
exceeds eligibility limitations.

The sources should ke stated, and what was found should -e
quoted. As the letter stands, it seers as if other sources
may have civen poor information or that the ranacer is look-

ina for an excuse not to rent to a woran alone with children
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or to children. This would ke a discriminatory policy and

cause for court action.

(@S ]
—

It seems as if there is a residency requirement which is pro-
hibited and would be cause for court action.
4) The applicant has not been told of her right to an anpeal

and hearina,

Codes require maintenance of foundation.

This is not a code violation, but could ke if the door was stuck
closed durinc a fire or other emeraency.

This is not stipulated in the codes.

P malfunctionina or out-of-use incinerator could mean that trash
and gartace are pilinc up and becomino a sanitary hazard, in vio-
lation of housino codes.

A1l doors must have workinag locks both for orotection from out-
siders and for easy escape durina erercencies.

Codes usually stipulate maintenance of walls and ceilinos inside
the building.

iashers are not required by codes.

The chimney is part of the structure that must be raintained
accordine to housine codes. In addition, faulty chirneys can

lead to noxious fumes gatherinc in buildinos and poorventilation.
Zoth are code violations.

11 basic facilities must be raintained accordinc to codes.

‘orn stairways are a safety hazard and nart of maintenance raspon-

sibjlities cited in housinn codes,



If trash hins leak, trash ancd rarbane can be a sanitation protlem.
Such a nroklem would be a responsihility for ﬁanagevent accordine
to housiner codas,

This is not the responsibility of the manacer. Mowever, in sore
cases, where handicapned or elderly residents may endancer them-

selves, managers should arranane to assist with these activities.

"ousina code stipulations refer to sanitation beinc a responsi-
bility of mananement. This nrobler could lead to serious sanita-
tien violations if not corrected immediately.

“ousinn codes require raintenance of all kasic facilities. It is
important to fix the nipe, but the sanitation problem is =cre of
an erercency and affects more peanle.

“ousine codes aaain regquire maintenance of all hasic facilities.
Althouch this situation is a nuisance and prohahly the easiest
nrobhlem to correct, it should not take nricrity over the two
aktove,

Ppaches are a sanitation prohler, towever, mananement is not
resnrensible for exterminatine roaches when they occur in only one
unit. If this is the case, the prohlem should net take nricritv:
hut the ranager should make certain that somethinc is done so
that the roaches don't spread to other units and cause a sani-

tation orotler.

Jther answers can ke correct sc lona as they reflect sore serment of

he

ad.

Drocess in each area,

Incore Netermination

1. Collact information fror the applicant.
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2. Check information.
3. Corpare information with eliecibility criteria.
4. 'lrite a statement of acceptance or rejection to the applicant

statinc reasons.

.

?roject “"aintenance

1. Collect list of maintenance complaints.
2. Determine cause of damaces.

3. Frioritize maintenance comrlaints.

4, Issicn staff to maintenance tasks.

Terms_of the Lease

1. Lease must be explained to 311 new residents kefore sioninag.

2. Terrinoloay of the lease has to be made clear.

3. Riehts and responsikilities of residents and manaaement have
to he clarified to new residents.

4. !ouse rulas need to he exrlained and written copies aiven to
new resicents (residents should be made aware that resident
input has cone into creatinec house rules.)

Eviction and Grievance Procedure

1. Thirty (30) days written notice is sent to resident.

2. Manacer has written procedure for filinc complaints acainst
managerent.

3. “anaaer insures due nrocess of law for all hearinas.

4. anacers summarizes copy of discussions about complaints and
sends one to the resident and retains one for the residant

file.
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MODEL LEASE FORM

DESCRIPTINY OF THE PARTIES AMND PREMISES. The
(Manacerent) does hereby Tease to

(Local Housing Authority)
(Terant) the dwellinc unit des-
cribed below, urder the terms and conditions stated herein.

Address
Nccupancy Date

AI'OUNT AND CUE DATE AMD REMTAL PAYMENTS. tonthly rent of &

shall be due and payable in advance on the cf each month becin-
ning 19 . This rent will remain in etfect unless
adjusted in accordance with the provisions of Section £ hereof.

(Alternate provision may be used if it is cetermined that a tenant ray
pay rent in installments, as per exampie, "monthiy rent of 3

snall be due and navable in advance in installments
cn the dey and day of each menth beainninc
19 ar

SECURITY DEPOSIT. (Security deposits are nct necessarily recuired.
[f it is determined not tc have a security deposit this section shall
te eliminated. If security deposits are utilized, the alternate nro-
cecures for their coliection are indicated.)

Tenant acrees tc nay ¢ as a security denosit to be used bty
Manzcerent at the termination of this lease tcward reimburserment of
the cest of repairing any intenticnal or neclicent damages to the
dwellinc unit caused by Tenant, his familyv, or derendents, and any
rent or other charces owed by Tenant. Pavment of the security cdeposit
is to be made (upon occupancy) (by payment of S$10 upon occupancy and
S2 per month for the following moriths of occunancy until the
balance is paid.)

(The following provisions may be used to crovide for interest on secur-
ity deposits.)

Manacement agrees to deposit such security deposit in an interest-
bearincg account, crediting such interest as may accrue to Tenant's
cectrity cdepesit. Manacement aarees to return the security deposit,
with such accrued irterest as may have teen earned, tc Terant when he
vacates, less any deductions for any of the costs indicated above.

If such deductions are made, Manacement will give Tenant a written
statement of any such costs for damaces and/cr other charces to te
deducted from the security deposit. The security derosit may ret be
used to pay rent or other charces while Tenant cccunies the dwellinc
unit.
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L, UTILITIES. ™Managerment acrees to furnish the followine utilities in

accordance with the current Schedule ¢f Utilities posted in the
Prciect Cffice:

(List utilities to be furnished)

tanagement will not be responsible for failure to furnish utilities
by reason of any cause beyond its control.

(If heat is to be furnished by Management, add:
HManagcement acrees to furnish heat when necassary or as specified hy
local law.)

(If heat is to be furnished by Tenant, add:

Tenant acrees to furnish heat to the dwelling unit and aorees tc
maintain sufficient heat to prevent freezing of niped water. If for
any reason, Tenant is unable to maintain sufficient heat, he shall
irrecdiately notify Management. Tenant will ke charced for any dam-
aces resultinag from his failure to maintain sufficient heat or to
notify Manacement, unless for any cause beyond his control.)

REDETERMINATION NF RENT, DMELLIMAR SIZE, AMD ELICIZILITY. Once each
year (once every two vears 1f eliderly tenant) as reguested bty !lanace-
ment, Tenant acrees to furnish accurate information te Manacement as

to family income, employment, and composition, for use by Manacement

in determininc whether the rental should be chanced, whether the dwell-
inc size is still aporopriate for Tenant's needs, and whether Tenant

is stiil elicible for Tow-rent housinc. This determination will ke
made in accordance with the aporcved Schedule of Pents and Statement
of Income and Occupancy Limits available in the Project COffice:

a. Fent as fixed in Section 2 hereof or as adjusted pursuant to the
above will remain in effect for the pericd between recular rent
redetermination unless during such period:

(1) Tenant can shew a chance in his circumstances (such as a
decline in income) which would justifv a reduction in rent
pursuant to the Schedule of Rents or such other circumstances
as would create a hardship situaticn.

(2) Tenant commences to receive public assistance or his public
assistance is terminated. Such a chance must be reoorted to
Manacement within ten (10) days of its occurrence.

(3) It is found that Tenant has misrenresented to !lanacement the
facts upon which his rent is based, so that the rent he is
paying is less than he should have been charged. If this is
found then thke ircrease in rent may be made retroactive.

In the event of any rent adjustment pursuant to the above,
Management will mail or deliver a "'iotice of Rent Adjustment”
to Tenant in accordance with Section ¢ hereof. In the case




I
(&3]
(&9

I

N

of rent decreases, the adjustment will beccme effective the
first of the follewing month. In case of rent increases, the
adjustment wil1l have effect the first of the second fellowina
month, unless the rent increase results from a finding of
intentional misrepresentation under Section 5a(3) above.

b. If Manacement determines that the size cof the dwelling unit is no
ionoer appropriate to Tenant's needs, Manacement may amend this
lease by notice to Tenant, in accordance with Section @ hereof,
that Tenant will be reauired to move tc another unit within the
project in which he lives, civing Tenant a reascnable time in
vihich to move.

c¢. If Manacement finds that Tenant's income has increased so that it
is above the apprecved income 1imits for continuine cccupancy in
low-rent housing, Management will then deterrine whether or not
Tenant can, with reasonable effort, find other suitable housing.

(1) If Maracement determines that due to special circumstances
Tenant will be unable to find other suitable housinc, Tenant
may remain in low-rent housing sc long as the special circum-
stances exist, but the monthly rental will be increased in
accordance with the aporoved Schedule of Rents. Manacement
Wwill notify Tenant of the rent adjustments in accordance with
Section 9 hereof. The adjustment will become effective the
first of the second followinag month.

(2) If Maracement determines that Tenant can, with reascnabla
effort, find other suitable housinc, it will notify Tenant
that Tenant has months te find other hcusino and move,
in accordance with Section 9 hereof.

OCCUPANCY OF THE DMELLING UMNIT. Tenant acrees not to assicn this lease,

nor to sublet or transfer possessicn of the premises: not fto cive accom-
odation to boarders or lodoers without the written consent of '!anacement.
Tenant further acgrees not to use or permit the use of the dwellinc unit
for any purpecse other than as a private dwelling unit solelyv for Tenant
and his family and/or dependents. This provision dces rnot exclude rea-
sonable accommodation of tenant's cuests or visitors. Tenant acrees to
abide by such necessary and reascnable reculations as may be nromulcated
by Manacement for the benefit and well beina of the housine nrecject and
its tenants.

DAMAGE AMD REPAIR. Tenant shall use reasonable care to keep his dwell-

a
inc unit in such condition as to prevent health or sanitaticn preblems
from arising. Tenant shall notify Manacement promntlv of known need
for repairs tc his dwelline unit, and of known unsafe conditions in the
common areas and grounds of the project which mav lead to damace or
injury. Excent for ncrmal wear and tear, Tenant acrees to pav reasor-
able charges for repair of intenticnal or neciicent damace to the




leased premises or project caused by Terant, his familv, or depend-
ents. Such charces shall be billed to Tenant and shall snecify the
items of damaces invoived, correctional acticn taken, and the cost
thereof. Illanacement acrees to accept rental money without recarc

to any other charges owed by Tenant tc Manacement, ancd tc seek sen-
arate lecal remedy for the collection of any other charces which may
accrue to lanagement from Tenant.

lanagement shall maintain the buildings and common areas and crourds
ot the project in a decent, safe, and saritary condition in conforn-
ity with the requirerents of local housing codes and anolicable recu-
Tations or cuidelines of the Derartment of Housing and Urban Cevelen-
ment. Management snall make all necessary repairs, alterations, and
incrcvements to the cdwelling unit with reasonable promptness at its
own ccst and expense, except as otherwise nrcvided in this Section.
If repairs of defects hazardous tc life, health, and safety are not
made or termporary alternative accommedations offered to the Tznant
within seventy-two hcurs of ability to correct the defect or cbtain
the correction thereof, then Tenant's rent shall abate cdurinc the
entire pericd of the existence of such defect while he is residirc

in the unrepaired dwellinc. Rent shall not abate if the tenant
rejects reasonable alternative temrcrary acccmmodation.

(Additional provisions may be inserted vhere Tenant assumes rainte-
nance resoonsibilities.)

[IISPECTIOIS. 'Mhen Tenant moves in, Maracemert shall insnect the dwell-
ing unit and shall give Tenant a written statement of the condition of
the dwellinc unit and the equipment in it. Tenant and/or his represen-
tative may jecin in such inspection.

Tenant acgrees that the duly authorized acent, employee, or reoresasnta-
tive of lManagement will be permitted %o erter Tenant's dwellinag unit
for *the purnosa of examining the condition therecf or for rakinc
improvements or repairs. Such entry may be rade only curinc reason-
able hours, after advance notice in writinc te Terant of the cate,
tire, and purpose, provided, however, that Maracement shall have the
richt to enter Tenant's dwelling unit without nricr notice to Tenant
if !lanacerment reascnably believes that an emercency exists which re-
aquires such entrarce. !anacement must gsrerptly nctify Tanant in
writing of the date, tirme, and ournose of such entry, and cf the
emergency which necessitated it.

lhen Tenant vacates, Manacement will inspect the dwelline unit and
give Tenant 2 written statement of the charges, if any, for which
Tenant is resocnsible. Tenant and/or his renresentative may ioin in
such inspecticn.
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