


7)

11)

12)

13)

Housing Choice Voucher assistance; (b) actual relocation into housing with project-based

assistance; or (c) other PHA properties;
The PHA described the proposed removal action in its PHA Annual Plan and timetable under 24
CFR Part 903 (except in the case of small or high-performing PHAs eligible for streamlined annual
plan treatmentl), and the description in the PHA Annual Plan is identical to the removal action
proposed in this Application and otherwise complies with the Act;
The PHA will provide HUD or lhe responsible entity any documentation that the Department needs
to carry out its review under the National Environmental Policy Act and other related authorities in
accordance with 24 CFR Part 58 or 24 CFR Part 50;
All attachments and supporting decumentation referenced in the Application have been and will
continue to be available at all times in the PHA’s primary business office:
The PHA will comply with all reporting and recordkeeping requirements of HUD (including the
requirements set forth at 24 CFR 970.35) and shall make all required reports to the applicable HUD
Field Office. The PHA acknowledges that reporting and recordkeeping requirements are ongoing
and certifies that it will comply with all applicable reporting requirements after it receives any
approvals to this action from the SAC;
The PHA certilies that the proposed removal action complies with all applicable Federal statutory
and regulatory requirements;
The PHA will not take any action to commence the proposed removal action, including without
limitation the expenditure of HUD funds, until it receives written approval of this proposed action
from HUD.
The PHA cerlifies that the reason(s) for this proposed removal action is as described in Exhibit A,
attached to and made a pari of Lhis Certification.

| hereby certify that all the information stated herein, as well as any information provided in the
accompaniment herewith, is true and accurate. Warning: HUD will prosecute false claims and statements.
Conviction may result in criminal and/or civil penalties. (18 U.S.C. 1001, 1010, 1012; 31 U.S.C. 3729, 3802)

Name of Authorized Official: Jon Gresley

Title: Executive Director

Date: October 3, 2008

Signature \(W
5 T

Oakland Housing Authaority

Certification of Compliance



Section 18 Certification Exhibit A

The Oakland Housing Authority (the Authority) has determined that the
disposition of its 1,615 scattered-site public housing units is in the best interest of the
residents and the Authority, is consistent with the goals of the Authority and the
Authority’s Moving to Work Annual Plan, and is otherwise consistent with the United
States Housing Act of 1937. The Authority has come to this conclusion based both on
the current condition and the situation of the scattered-site units. If the disposition is
approved by HUD, and the subsequent request to HUD for Tenant Protection VVouchers is
granted, the Authority will transfer the control of the properties to an affiliate of the
Authority, which will maintain and manage the units. The Authority’s request for
disposition is contingent upon the future receipt of the Section 8 resources.

The Authority is committed to either maintaining the affordability of these
scattered site units to families earning at or below 60% of AMI, or of maintaining the
affordability of replacement units created through a redevelopment strategy, similar to
HOPE VI, for low-income families for 55 years (with the intent of keeping them
affordable in perpetuity). After disposition, the scattered site units, or their replacement
units, will be project-based to maintain their affordability at current levels, subject to
compliance with HUD requirements. Families who choose to move will be offered
Tenant-Based Vouchers. Any proceeds from increased operating income, or from any
future sale of the properties, will be utilized to improve the existing units or to develop
replacement units. Ultimately, any repositioning strategy will result in preservation of the
existing units or one for one replacement of units affordable to low-income families at or
below 60% of AMI. No action with regard to the disposition of these properties will
occur without approval by the Authority’s Board of Commissioners. Disposition of
individual properties from the Authority to the affiliate will include the affordability
restrictions outlined above.

Cumulative Impact of Inadequate Public Housing and Capital Funds

The Authority has in its public housing inventory 1,615 scattered site units spread
out over 254 separate properties, some as small as one unit and averaging six units per
property. The costs and complexity associated with managing such units are staggering.
While most are currently considered habitable, many are close to the end of their useful
life. Out of the last fourteen years, the Public Housing Operating Subsidy has been fully
funded only two times, with funding recently as low as 83% of the formula amount.
Additionally the under-funded Capital Program, as described in greater detail below, has
left the Authority unable to adequately address physical and management conditions
adequately at these properties. The Authority estimates that these properties cost at least
twenty to twenty-five percent more to operate than the Authority’s other units of
comparable size, because of staff transportation costs, unproductive staff time related to
travel to the sites, lack of standardization of building and unit components, and other
factors. The shortfall in funding means the Authority’s staffing is not adequate. Routine
repairs are often delayed due to a shortage of staff to provide maintenance and upkeep.
Major repairs and upgrades have been deferred due to inadequate capital and operating
funds. These delays further contribute to the deterioration and accumulation of
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replacement needs. Utilizing the Authority’s flexibility provided through participation in
the Moving to Work program, the Authority has recently subsidized the scattered site
properties annually at a rate of approximately $4 million, or nearly $2,500 per unit. While
this is a stop gap measure, to ensure our ability to meet minimum standards, it is not
financially sustainable over the longer term.

The outlook is bleak for the longer term. The Authority recently completed a
physical needs assessment of all of our sites, and estimates a near-term need for $100
million to address the capital backlog at these scattered sites — almost $62,000 per unit.
The Authority receives formula capital grants of $8 million annually (for all public
housing, large sites and scattered sites), which is below the amount it estimates to be
necessary to keep up with accrual needs and inflation. This places the Authority in an
untenable position regarding the scattered-site inventory.

Scattered Sites Don’t Provide Intended Benefit to Residents

While the scattered sites were thought to offer better integration with the larger
community, many have proved an unattractive option for most residents and applicants.
The location of many of the scattered site units has posed a significant challenge with
regard to leasing the units. Many lack access to public transportation and are isolated
from resident services. Many of the properties are perceived by residents and applicants
as being in neighborhoods with high crime rates and as less safe than larger public
housing properties because they do not benefit from the increased security presence from
the Oakland Housing Authority Police Department enjoyed by residents of the larger
public housing developments.

Overview of Disposition and Repositioning Strategy

Following HUD approval of the disposition request, and subsequent provision by
HUD of Section 8 Tenant Protection Vouchers, the Authority will transfer all but five
vacant and uninhabitable properties to an affiliate of the Authority (treatment of the five
vacant properties is outlined below). Upon receipt of Section 8 resources, units will be
project-based. Families who occupy the units at the time the Section 8 resources are made
available by HUD will have the option to remain in the units or to use the vouchers to
rent in the private market. While the Authority does not anticipate a significant number of
families will choose to leave the units at one time, as units become vacant, the affiliate
will utilize the Authority’s waitlist, or an equivalent site-based waitlist, to occupy the
units. In view of the expected future project-basing of the properties and the benefits to
neighborhoods and families of keeping these units occupied, the Authority will continue
to reoccupy vacant units as long as the properties remain public housing.

No families will be required to move as a result of the disposition strategy.
Families who choose to move will be offered a tenant-based voucher on a one-time basis,
and the Authority on a one-time basis will, at the resident’s choice, provide a fixed
payment or actual and reasonable relocation expenses, whichever is greater, for any
family who moves within a specified period of time from receipt of a voucher. Any
family in good standing will be offered a voucher. If a family has been issued a Notice to
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Vacate, or has otherwise been informed in writing they are not in compliance with their
lease, and the case has not been resolved at the time the Section VVouchers are available,
OHA will not issue the family a VVoucher at that time. If the case is resolved, or if a court
rules in favor of the resident, OHA will provide a Voucher at that time. Any family who
does not want a voucher will be offered a choice to stay in their unit, with rent and lease
terms the equivalent of the Public Housing Program, or, as available, be transferred to a
public housing unit outside of the scattered site inventory. Counseling services will be
available to all scattered site residents, to inform them of their options and to help them
make an informed choice. This represents and interim step necessary to stabilize all the
properties until such time as a more appropriate, custom designed plan for each of the
properties is developed and implemented.

Following sound principles of asset management, the Authority in concert with
the Authority’s affiliate will determine through a transparent planning process the best
approach to repositioning these assets consistent with local need and in a manner that will
be feasible in the context of the local housing market. The Authority has begun to lay the
groundwork for this repositioning strategy by inviting partnership with affordable
housing developers to jointly purchase land for the express purpose of building new
affordable housing units. Once the market conditions provide support, the Authority in
concert with the affiliate will determine which scattered site properties are most
advantageous to sell in order to use the sales proceeds to build replacement units in a
more feasible context — larger, mixed-income properties that can support on-site staff,
that are located in areas with full access to transportation, supportive services and
neighborhood amenities such as libraries, hospitals, and grocery stores. The Authority
does not anticipate that all scattered site properties will undergo such treatment and will
seek to preserve or improve viable properties in neighborhoods where economic
integration has been achieved. The Authority anticipates full implementation of the
longer term repositioning and replacement housing strategy will take five to ten years.

Commitment to One for One Replacement of all Affordable Units

Consistent with the Authority’s track record for HOPE VI and other
redevelopment, the Authority is committed to one-for-one replacement of any scattered
site unit that is taken out of service with other project-based units that serve substantially
the same income population. With the additional operating resources, the Authority will
be able to partner with affordable housing development partners to build more viable
replacement units. Replacement units will be developed in building configurations that
are more manageable than the current scattered-site units. To the full extent feasible,
replacement units will be made available prior to taking existing units out of service. The
Authority may own or hold a ground lease with respect to all of these replacement
properties, or utilize other mechanisms to ensure their long-term affordability. Any future
disposition of the scattered site properties by the affiliate will require approval of the
Authority, thereby ensuring one-for-one replacement of the affordable units will be
achieved. Replacement units will utilize project-based subsidy.

Protection of Housing Resources for Larger Families
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Of the scattered site units, 12% are two-bedroom, 82% are three-bedroom, 5% are
four-bedroom and 1% are five-bedroom. Given the large number of three-bedroom units,
the City of Oakland government has expressed concern that this important housing
resource for larger families may be lost as the result of the Authority’s repositioning
strategy. Any future plans for the scattered site properties, or any replacement units, must
meet the needs of the Authority’s current and future clients. While a review of current
clients in both public housing and Section 8, as well as the waitlist for both programs,
suggests a trend toward a need for a larger percentage of smaller units, especially two-
bedrooms units, the Authority recognizes that units with three or more bedrooms are a
valuable resource to the City of Oakland, and that not many new construction projects
include larger units. As we move forward with any repositioning strategy for the scattered
sites properties, we commit to working closely with the City of Oakland to ensure any
plans for replacement units take into consideration the need of the City for these larger
units.

Addressing Currently Vacant and Uninhabitable Units

The Authority’s disposition request includes all 1,615 units in the 254 scattered
site properties. Of the 254 sites, five properties, totaling 61 units, are currently vacant and
uninhabitable, with estimated repair costs far in excess of the value of the properties. If
the Disposition Application is approved, the Authority will seek to sell these five
properties as soon as HUD approves the disposition request. These five properties will
not be transferred to the affiliate. Sales proceeds will be utilized to benefit the remaining
scattered site properties or to develop or acquire low-income replacement units. For the
remaining 1,554 units, in 249 properties, the Authority’s affiliate will continue to manage
and maintain the properties, and will keep them affordable to low-income families at or
below 60% of AMI, until such time as a longer term preservation or replacement strategy
can be implemented.

The Authority’s Commitment to Serving Low-Income Families

Currently, almost 95% of the families served by the Authority’s programs have
incomes below 50% (very low-income under HUD guidelines) of AMI. Further, nearly
80% of all families served have incomes below 30% of AMI (extremely low-income
under HUD guidelines). A review of families on the Authority’s waitlist for both Section
8 and public housing indicates that future clients will fall within approximately the same
income categories. The Authority, through its MTW Agreement with HUD, is required to
ensure that at least 75% of the families assisted in its public housing and Section 8
programs are very-low income (at or below 50% of AMI).

The Authority is fully committed to its mission to provide housing to these
populations, and recognizes there are very few other resources available to such
vulnerable families. Rather than trying to move from serving these families, the Authority
is attempting, through the disposition process, to ensure we have the resources to
continue serving such families in perpetuity.
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Conclusion

For all of the reasons outlined above, including that these units are no longer
viable if they continue to be operated as public housing, the Authority is confident in
making the required certification that the disposition is in the best interest of its clients.
Most significantly, these include the Authority’s commitment to project-base the units to

maintain their affordability and to replace one-for-one any unit that is taken out of
service.
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