Subject: 
Occupancy Standards
Purpose:
The Northwest Oregon Housing Authority (NOHA) staff is recommending

to the NOHA Board of Commissioners a change in it’s current occupancy standards. 

The recommendation is:



Head of household plus spouse or significant other:  1 bedroom 


The remaining household members regardless



of age or sex: two people per bedroom.
We are not recommending that a single head of household be reduced to a zero bedroom voucher. Families who are eligible to request a larger unit size due to a disability will still be eligible for the larger size.  Families who ask for an Exception to Unit size, with proper documentation, may still be approved for a larger size vouchers.  The exceptions can be approved based on relationship, age, sex, health, disability of family members or other individual circumstances.  
Housing Payment Standards (HPS) are established according to bedroom size.  HPS is the total amount of subsidy the housing authority can pay out towards rent and utilities.

Applicability:
The change pertains to the Section 8 Housing Choice Voucher Program (HCV).
  

Background:
NOHA currently has a base line number of vouchers of 1077.  HUD funds the housing authority at 97% or 1044 units.  That equals out to a loss of 33 vouchers per month every month for a year. (We are funded for a calendar year and the funding is based on expenses from October to September.) In addition, the more subsidies NOHA pays out to landlords due to the economy, we are able to help less families.  We look at this change as trying to help more families with a little less money vs. helping fewer families with more money.  NOHA is especially concerned that if/when the new medical insurance plans go into effect programs like ours will receive even less funding. 

One of the regulations used to determine the amount of subsidy a family receives is determined by its size.  Currently, NOHA has a liberal occupancy standard. By reducing the occupancy standards, NOHA could save funding to assist the same or more families  
Examples of Family sizes:  Head of household = 1 bedroom




         1 Additional member (16 yr old male) = 2 bedroom




         2 Additional members (16 yr old male/6 yr old male) = 2 bdr 

If this family lived in Columbia Co, under our current occupancy standard, they’re eligible for a three bedroom HPS. Our HPS effective for this family is $ 1,178. If they are reduced to a two bedroom the HPS would drop to $ 809.00, a savings of $ 369. $ 369 could assist another household.
If this family lived in Clatsop Co. the effective three bedroom HPS is $ 991. If they are reduced to a two bedroom the HPS would drop to $ 685, a savings of $ 306.

If this family lived in Tillamook Co the effective three bedroom HPS is $ 1,008.  If they are reduced to a two bedroom the HPS would drop to $ 721, a savings of $ 287.

Currently, we have families who have been determined eligible for a three bedroom voucher that are already living in a two bedroom unit.  We also have families who are eligible for two bedroom vouchers that are living in three or four bedroom units.  Regulations require housing authorities to use the lesser of the HPS the family is eligible for or the size of the unit they are actually living in. Families do receive a utility allowance for the actual size unit they are living in.  

We are not asking anyone to move.  We can not tell families where they can live, who sleeps where or who shares a bedroom with whom.  It is acceptable to HUD if the families utilize sleeping areas, such as living rooms, family rooms, etc. By law, we cannot provide rental assistance to registered sex offenders. 

Rental assistance is figured on 30% of the family’s adjusted monthly income.  Families can move (initially) into units as long as they don’t pay more than 40% of their adjusted monthly income towards rent and utilities.  Families can/do pay more than 30% of their income towards the rent and utilities each time the landlord raises the contract rent above the applicable HPS.  After the initial term of the lease, HUD does not care if the family pays, for example, 75% of their income toward rent and utilities as long as they wish to live there and the housing authority determines the contract rent is comparable to other like unit in the area.  Families can move if their share of the rent gets too high for them to manage.  
If the change is approved by the Board, we could select a particular month in which to implement the change.  The change in occupancy standards cannot take place until the family’s first annual re-certification after the effect date of the change.  If, for example, July 2010 was chosen as the effective date the first change would take place July 1, 2010, and take a year to implement.  However, changes would be made immediately for a family moving to a new unit.
In June, staff from the Housing Authority of Portland reviewed NOHA’s occupancy standards and average Housing Assistance Payment (HAP).  They recommended the proposed changes in our standard.  The Portland HUD Field Office supports that recommendation. Currently, our average HAP is $ 475.00.  It was suggested that we try to get our average HAP down to around $ 413.00.  
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