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Tenant Selection Plan

TENANT SELECTION PLAN

1. MISSION STATEMENT

It is the mission of the Lancaster Street LLC to provide low, moderate and median
income housing to the residents of Cambridge. In providing this housing, the Lancaster
Street LLC will not discriminate because of race, color, gender, sexual preference,
religion, age, disability, socioeconomic status, national origin, or marital or familial status
in accordance with all state and federal rules and regulations.

II. DESCRIPTION OF THE PROGRAM

The Lancaster Street LLC owns and operates 65 efficiency, one and two bedroom units
of housing at 8-10 Lancaster Street in Cambridge, Massachusetts. As of July 2000 when
the Lancaster Street LLC acquired the property, all the units in the building were
occupied by households of varying incomes. However, upon initial and any subsequent
unit turnover, the Lancaster Street LLC shall lease units at 8-10 Lancaster Street to
ensure an allocation of housing to low, moderate and median income households as
follows:

e Low and Moderate Income Tenants: Units will be leased to applicants
whose income is at or below 60% of Area Median Income (AMI) until a total
of 55 units at 8-10 Lancaster Street are occupied by such households (both
those in residence prior to the July 2000 acquisition and those who move in
after acquisition).

e Median Income Tenants: Units will be leased to applicants whose income
are at or below 120% of Area Median Income (AMI) until the remaining 10
units at 8-10 Lancaster Street are occupied by such households (both those in
residence prior to the July 2000 acquisition and those who move in after
acquisition).

The specific allocation of units to low and moderate income households (income at or
below 60% of AMI) and median income households (income at or below 120% AMI) as
noted above may be modified to comply with requirements of financing (e.g. low income
tax credits) obtained by the Lancaster Street LLC to assist in the preservation of
affordable housing at 8-10 Lancaster Street.

III. ELIGIBILITY CRITERIA

It is the policy of the Lancaster Street LLC to admit only eligible applicants according to
the following criteria:

1. Those whose annual income as defined by the Section 42 of the Internal Revenue
Code or Section 8 program as applicable do not exceed 60% or 120% of Area

Lancaster Street LLC, 09/21/04 Page 1 of 6



Tenant Selection Plan

3.

Median Income (AMI) depending upon the unit available for occupancy. A copy
of the most current income limits shall be available upon request.

Those whose household composition is appropriate for the unit sizes available at
8-10 Lancaster Street in accordance to the occupancy standards established by the
Cambridge Housing Authority’s Section 8 Program.

Those who meet or exceed the resident selection criteria outlined in this Policy.

Those applicants who do not meet the eligibility criteria shall be notified in writing.

IV. RESIDENT SELECTION CRITERIA

General Requirements. Applicants must meet or exceed the Resident Selection Criteria

established by the Lancaster Street LLC to protect the rights and needs of the Lancaster
Street resident community. It shall be the burden of the applicant to demonstrate to the
satisfaction of the Lancaster Street LLC that the applicant and all household members
where relevant are:

1.

Able and willing to reliably discharge the financial obligations of renting a unit;
and

Able and willing to maintain the unit in a healthy, safe and secure condition; and
Able and willing to live peaceably with neighbors in a residential community; and

Able and willing to accept and abide by the terms of the lease agreement,
attachments, and all house rules; and

Able and willing to provide the Lancaster Street LLC with accurate and complete
information on the application form or any other form or document required to
determine his/her eligibility, prior to eligibility and annually as required under
HUD or other applicable rules or regulations.

Documentation. The following information related to an applicant’s potential future
habits or practices shall be used to determine if the applicant meets the Lancaster Street
LLC’s resident selection criteria:

1.

The applicant household’s acceptable past performance in meeting financial
obligations, especially rent and utilities. Positive or neutral references from the
current landlord and prior landlords from the past five years (or longer if needed
to get a minimum of two prior landlords) and neutral or better credit reports,
together may constitute adequate evidence that the applicant household meets
these criteria.

2. The applicant household does not have a record of disturbance of neighbors or

destruction of property. Acceptable landlord references, personal and/or neighbor
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references, and law enforcement and court reports showing that no household
member or any guest engages in these types of activities, together may constitute
adequate evidence that the household meets these criteria.

3. The applicant household does not have a record of housekeeping practices which
may adversely affect the health, safety or welfare of others, or cause damage to
Lancaster Street LLC’s property.  Acceptable landlord references and a
satisfactory or better Home Visit rating may constitute adequate evidence that the
household meets these criteria.

4. The applicant household does not have a record of criminal activity or drug-
related criminal activity on the part of any household member which would
adversely affect the health, safety or right to peaceful enjoyment of others. This
includes crimes of physical violence and violence to property, and drug-related
crimes such as but not limited to the possession, distribution and/or use or sale of
a controlled substance. Court and law enforcement record reports showing that
no household member has a record of such activity may constitute adequate
evidence that the household meets these criteria.

5. There is no reasonable cause to believe that any member of the applicant
household has exhibited a pattern of illegal use of a controlled substance or a
pattern of abuse of alcohol which interfered with the health, safety, or right to
peaceful enjoyment of the premises by other residents. Acceptable landlord
references, personal and/or neighbor references, and court and law enforcement
record reports showing that no household member has exhibited these patterns
may constitute adequate evidence that the household meets these criteria.

6. The applicant has lived responsibly on his’her own or has the maturity and ability
necessary to do so. Indicators of maturity and ability include, but are not limited
to: the applicant’s school attendance record, handling of finances (such as bill
payment), holding a job or other community responsibility (such as volunteer
work).

7. The applicant household is willing to accept and comply with the terms of the
lease agreement and other related documents. Acceptable landlord references and
a satisfactory or better Home Visit rating may constitute adequate evidence that
the household meets this test.

8. The applicant household has not misrepresented or falsified any information
related to eligibility, selection criteria or income and has provided all information
requested and required by the Lancaster Street LLC. If at any time during the
tenant selection process it is determined that the household has provided
information which is false or misleading, or has failed to supply Lancaster Street
LLC with any information or documentation required, the applicant household
will be considered to have failed this criterion.
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Sources of Information. Sources of information that the Lancaster Street LLC may use
include but are not limited to:

Members of the applicant household.

Present and prior landlords or housing providers.

Home visits.

Police departments, other law enforcement agencies, parole officers and court

records including CORI records.

Present and former employers.

Personal references, neighbors or others familiar with the behavior and

abilities of household members.

e (Credit bureaus.

e Landlord Record services, where applicable.

e Social workers, drug and alcohol treatment centers, clinics, health care
providers, clergy, guidance counselors and school officials.

e Department of Revenue and the Internal Revenue Service.

Unfavorable Information. In the event of unfavorable information which would
suggest the rejection of any applicant, consideration will be given to the time, nature and
extent of the conduct, to possible biases and motives of the sources, and to factors which
might indicate a reasonable probability of favorable future conduct. The applicant will be
given an opportunity to provide information which might indicate mitigating
circumstances. In judging an applicant’s rental payment record or credit history,
consideration shall be given to the ratio of the applicant’s housing cost to income.

V. APPLICATION FOR ADMISSION

Application Intake. The Lancaster Street LLC shall accept applications for admission to
8-10 Lancaster Street only when a vacancy is either anticipated or exists. Interested
parties shall attend an interview and complete a standard application that shall provide
sufficient information, documentation and authorization to allow the Lancaster Street
LLC to determine eligibility for housing.

Priorities for Placement. The Lancaster Street LLC shall select eligible applicants for
placement at 8-10 Lancaster Street based upon the following priorities:

Low or Moderate Income Units

1. First priority shall be given to current residents of the Cambridge Housing
Authority or Cambridge Affordable Housing Corporation who have been
approved for an administrative transfer to 8-10 Lancaster Street and who meet the
eligibility requirements set forth in this plan.

2. Second priority shall be given to new Section 8 voucher holders who have
recently been issued a voucher, but have not utilized it referred to 8-10 Lancaster
Street by the Cambridge Housing Authority and meet the eligibility requirements
set forth in this plan.
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3. Third priority shall be given to applicants on Cambridge Housing Authority’s
Section 8 waiting list referred to 8-10 Lancaster Street by the Cambridge Housing
Authority and who meet the eligibility requirements set forth in this plan.

4. Final priority shall be given to other eligible applicants who apply and meet the
eligibility requirements set forth in this plan.

Median Income Units

1. First priority shall be given to current residents of the Cambridge Housing
Authority or the Cambridge Affordable Housing Corporation who have been
approved for an administrative transfer to 8-10 Lancaster Street and who meet the
eligibility requirements set forth in this plan.

2. Final priority shall be given to eligible applicants who apply directly to Lancaster
Street LLC and meet the eligibility requirements set forth in this plan.

The Lancaster Street LLC will rank applicants who are Cambridge residents, those
persons who live or work in Cambridge at the time of admission, higher than non-
residents, regardless of priority category.

Eligibility Determination. Each applicant household shall provide all information and
authorization necessary to enable the Lancaster Street LLC to verify the applicant’s
income eligibility, household composition and conformance to the Lancaster Street
LLC’s Resident Selection Criteria as specified herein.

e Every applicant household shall have an interview with Lancaster Street
LLC’s staff or designee. Every member of the applicant household should be
present during the interview except when there are extenuating circumstances.

e Information may be required for any or all household members. All
household members age 17 and older must sign all forms necessary to
determine eligibility and suitability. Verification shall be from third party
sources whenever possible.

e Prior to any offer of a unit at 8-10 Lancaster Street, Lancaster Street LLC staff
or designee will perform a Home Visit to determine whether the applicant

household meets certain of the Resident Selection Criteria.

Offer of a Unit. The different types of units shall be offered as follows:

Units for Low or Moderate Income Applicant Households. When a housing unit
for low or very low-income households (i.e. annual income at or below 80%
AMI) becomes available for lease, it will be offered to an eligible applicant with
the highest priority ranking whose income is at or below the established income
limit for that unit.
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Units for Median Income Applicant Households. When a housing unit for
median-income households (i.e. annual income at or below 120% AMI) becomes
available for lease, it will be offered to an eligible applicant with the highest
priority ranking whose income is at or below the established income limit for that
unit.

An applicant must respond to accept the offer within 48 hours from the date the offer is
made. If the applicant does not respond within 48 hours, the unit offer will be rescinded
and an offer made to another eligible applicant based with the highest priority ranking.

VI. REASONABLE ACCOMMODATIONS AND MODIFICATIONS

The Lancaster Street LCC shall make reasonable accommodations and/or modifications
in their rules, policies, practices or services when practical and feasible to give a person
with a disability an equal opportunity to use and enjoy a dwelling unit or common space
in accordance with federal, state and local requirements and upon proper request.
Requests for reasonable accommodations and/or modifications shall be made in writing
to the Lancaster Street LCC, and shall indicate the accommodations and/or modifications
being sought and include the information and documentation necessary to support the
request. In accordance with applicable statute, the Lancaster Street LCC may deny an
accommodation and/or modification if it would create an undue burden, is financial
infeasible, or unreasonable.

ViI. APPEALS

Any applicant who takes issue with a decision of the Lancaster Street LLC to deny him or
her eligibility for a unit may request a review by the Lancaster Street LLC or its designee.
Applicants who have been determined to be ineligible must submit a request for review in
writing to the Lancaster Street LLC within 14 days of the date of the decision being
made. The applicant may submit additional information relevant to the issue with the
request for review. When such a request is received, the Lancaster Street LLC or its
designee will review it and provide a written response within 7 days. The Lancaster
Street LLC shall include notification of its review process in its written notification to
applicants of their ineligibility for housing.
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