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 2027 Annual Agency Plan 

Comments from July 8 & 9, 2026 Review 

1. Availability of the Finalized Agency Plan, Admin Plan and ACOP:  Can the final version of the 2027 
Annual Agency Plan, ACOP and Administrative Plan be made available to RAB members? 
 
HACM Response: HACM will provide the finalized and board-approved version to RAB members. The 
complete documents are available on the HACM website.  
 

2. Information Regarding Number of Bedrooms (B1: Pages 2 – 16):  Can the apartment bedroom sizes 
be added to the information regarding waiting lists? 

HACM Response:  We cannot add them to these forms because they are standardized forms from 
HUD, but we can provide that information to the RAB in a separate document. 

3. No Waiting Lists for Arlington Court and Riverview (B1: Page 2):  Why are there no waiting lists for 
Arlington Court and Riverview?    
 
HACM Response:  Arlington Court and Riverview are public housing, and they are included in the 
general waiting list for all public housing units on page 2. 
 

4. Grievance Procedures (B1: Page 19):   Staff should not be allowed as panel members for Grievance 
Hearings.     
 
4A: Additional Comment on August 26, 2026: There should be clear parameters on the requirements 
for the people that would be on the grievance panel. Even if the panel members are employees, they 
should have no other obligations to any other job at HACM than doing grievances for HACM to 
prevent decisions that might lead to another grievance request in the future. Additionally, panel 
members should take training so they have knowledge of the grievance process and rules. 
 
HACM Response:  HUD allows staff who were not involved in making decisions or taking actions in 
the underlying dispute to participate as officers in a Grievance Review Hearing. HACM is in the 
process of making an amendment to the existing Grievance Procedures to allow an independent staff 
member or an independent contractor to act as Review Board Chairperson. The other two hearing 
officers are public housing residents.  
 
As has been discussed previously with the RAB, HACM’s existing Grievance Policy requires an 
independent attorney to act as the Chair of the Review Panel, but it has been difficult to find 
attorneys willing to serve in this role. In early 2024, HACM issued and advertised an RFP for Hearing 
Officer Services, that sought attorneys that could act as a Grievance Hearing Officer. It outlined the 
scope and requested as part of the response that they identify their proposed billing rate (either for a 
per-hour basis or a per-case basis). There were no responses. In addition, while it was not advertised 
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with the State Bar, HACM’s City Attorneys also reached out to attorneys in the area to promote the 
opportunity.    
 
Given the response, HACM plans to use HACM staff persons that are knowledgeable but are 
independent of the original decision who could serve as the Chair of the Review Panel. This is what 
many housing authorities nationwide do for grievance hearings. Also, please keep in mind that two of 
the three votes on the Review Panel who would review a grievance case would be public housing 
residents selected from a pool.   
 
Additionally, in response to previous RAB member comments and to provide the policy with more 
flexibility so it will not need to be modified again in the near future, HACM has modified the 
proposed Grievance Procedures to include the possibility that the Chairperson of the Review Panel 
would be either an employee independent of the original decision or a contractor. It is anticipated 
that at first, the chairperson may be a staff person who has taken hearing officer training while we 
examine the possibility and cost of hiring an outside hearing officer. 
 
There is also language in the procedures that HACM will endeavor to appoint a member to the 
position of Review Board Chairperson who has experience in conflict resolution, property 
management, administrative hearings, and who has specific prior experience with the Public Housing 
program.   
 
The goal is to ensure that any of the three members of a Grievance Panel, whether they are the panel 
chairperson (staff or contractor) or a public housing resident member of the panel, have the ability to 
be impartial and to listen to the evidence and weigh the decision based on the evidence presented. 
Panel members will receive training to ensure they can complete their duties fairly and according to 
policies.  
  

5. Grievance Policies  (B1: Page 19): Will the buildings that went through Rental Assistance 
Demonstration (RAD) conversion be included with public housing?  
 
HACM Response:  Buildings that have converted from public housing to rent assistance through the 
RAD program will continue to have separate processes for now as explained in the operating 
agreements for each building. HACM can consider reviewing these agreements to align the processes 
more closely with public housing, but that will require proposing amendments to the lease 
agreements through the LLCs of each of the converted properties.   
 

6. Panel Members for Grievance Hearings (B1: Page 19): Some of the previous panel members were 
residents of LIHTC (Low-Income Housing Tax Credit) properties and not public housing residents. 
 
HACM Response:  Previous members of the Grievance Hearing Panels may currently be living in 
LIHTC properties but at the time they served in the role they were public housing residents before 
their properties converted to LIHTC through the Rental Assistance Demonstration program. HACM is 



HACM Resident Advisory Board (RAB) Comments on HACM’s 2027 Annual Agency Plan, 
Admissions and Continued Occupancy Policy (ACOP), and Administrative Plan 
Comments taken during July 8 & 9, 2026 Initial Review and August 26, 2026 Confirmation Review 

 

3 
 

committed to ensuring that the resident members of Grievance Hearing Panels are public housing 
residents.    
 

7. Section 32 Homeownership (B1: Page 20):  If a public housing resident wants to purchase a HACM 
home through the Section 32 Homeownership Program, do they have to have $14,500 in annual 
income? Can HACM do more promotion of this program to identify eligible households who are 
interested in purchasing?  

HACM Response: The household must have a minimum gross income of $15,000 a year and be 
employed 30 hours or more a week, but there is an exception for persons with a disability or an 
elderly family as well. The minimum gross income for disabled and senior households is $14,500.  
 
HACM will look at ways to promote this program and identify eligible households that are interested 
in participating.  
   

8. Services for Seniors and Persons with Disabilities (B1: Page 21): Is Lutheran Social Services going to 
continue to be up in the air or are we going to look for something to replace them?  
 
HACM Response: Due to HACM's financial circumstances, services provided by Lutheran Social 
Services are on pause. If HACM decides to start up those services again, HACM will issue a 
competitive Request for Proposals so that other organizations could also apply to be selected to 
provide the services.   
  

9. Neighborhood Network Centers (B1: Page 21):  Will you consider using resident ambassadors to help 
in the Neighborhood Network computer labs?   
 
HACM Response:  Yes, resident ambassadors are being considered as a way to provide support for the 
computer labs. 
 

10. Job Training (B1: Page 22): Is the SER (Senior employment) program still running?  
 
HACM Response:  The SER program still exists but it has been on pause while they wait for 
confirmation of funding. HACM will continue to partner with the SER program as it starts up again.  
 

11. Demolition and/or Disposition (B2: Page 2):  Does HACM notify the alderperson when a vacant lot is 
sold in their district? Can residents buy the lots? Does HACM prioritize buyers who would like to build 
family-owned homes or who would use the property to provide a community service, instead of 
selling to banks?  
 
HACM Response: HACM does notify alder people of lots and properties that are for sale or that have 
been sold in their districts. Residents can purchase the lots, as can neighbors of the vacant lots. 



HACM Resident Advisory Board (RAB) Comments on HACM’s 2027 Annual Agency Plan, 
Admissions and Continued Occupancy Policy (ACOP), and Administrative Plan 
Comments taken during July 8 & 9, 2026 Initial Review and August 26, 2026 Confirmation Review 

 

4 
 

HACM does look at the intended use when deciding whether to sell the lot to a specific buyer. The 
same approach would apply to the sale of scattered site properties.      
 

12. Demolition and/or Disposition (B2: Page 2):  If a resident has been living in a home for a long time 
and wants to purchase it, can they get any credit for the time they have lived there or the money 
they have paid in rent?  

HACM Response: We would not be able to provide credit for time or money invested in the home 
before the sale. However, in the past HACM has offered forgivable second mortgages through the 
Section 32 Homeownership Program, but that is dependent on the financial situation of HACM and 
the agency is not currently able to provide this benefit.   

13. Goal 4 Update: Safety & Security (B3: Page 66) If a resident calls HACM Public Safety and reports 
something that the police need to know about, should Public Safety be calling the police about the 
situation?     

HACM Response:  The preference when there is a safety emergency that the police need to be 
alerted about is for the witness to call the police directly at 911 because the police may have 
questions that only the witness can answer. It is better for the information to be delivered directly by 
the witness, rather than have Public Safety relay the information. HACM Public Safety does 
communicate and work with the police department on a regular basis and will share information 
when needed and appropriate, but the preference is for the witness to call 911 directly.   

  

Admissions and Continued Occupancy Policy (ACOP) & Administrative Plan (Voucher 
Program) 

14.  Section 3-III.C. – Restriction On Assistance Based on Assets:  What is the reference to the VAWA 
(Violence Against Women Act) request?  
 
HACM Response: The real property restriction does not apply in the case of a person who is a victim 
of domestic violence, dating violence, sexual assault, or stalking and who makes a VAWA request. For 
instance, if an individual owns and lives in a home with their abuser and they would like to move out 
and into public housing, HACM could house them due to the VAWA request even if they have an 
ownership stake in the house.     
 

15. Changes due to HOTMA (Housing Opportunity Through Modernization Act of 2016):  The HOTMA 
changes are guaranteed to happen, right?    
 
HACM Response:  Changes due to HOTMA were passed by Congress in 2016 and it has taken time for 
the requirements to be implemented, but they are guaranteed and not expected to change again any 
time soon.  
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16.  Chapter 6: Necessary vs. Non-Necessary Personal Property —If you had a gold chain with a cross, as 
opposed to just a plain gold chain, would that be considered necessary personal property? Or if you 
owned an expensive artwork created by a family member, would that be necessary?   
 
HACM Response:  If the gold chain with a cross is expensive jewelry without religious or cultural 
value and which does not hold family significance, it would be non-necessary. Artwork created that 
has family heirloom significance would be necessary personal property, but you would need 
documentation. We would typically use the family's estimate of the value of items, but sometimes a 
separate appraisal is necessary.    
 

17.  Chapter 6 II.C:  Lump Sum Settlement Payment Impact on Calculation of Income:  How do lump 
sum payments from civil rights and other settlements impact calculation of income?  
 
HACM Response:  Lump sums from insurance payments, settlements for personal or property losses, 
recoveries from civil actions or settlements based on claims of malpractice, negligence, or other 
breach of duty owed to a family member, arising out of law that resulted in a member of the family 
becoming disabled, are excluded from income.   
 

18. Chapter 6 II.C, Medical and Dental Out-of-Pocket Expenses: Please explain more about medical and 
dental out-of-pocket expenses.  
 
HACM Response:  Medical and healthcare deductions may be possible, but currently the payments 
that are made have to be over 3% of your income. That will be changing to 10%, so it's going to 
require more medical and healthcare expenses to be eligible for that deduction. If you think that this 
impacts you when you are going through your recertification, ask the recertification caseworker to 
review your documented expenses to determine whether or not they count towards an exemption.  
 

19. Chapter 7, Reporting of Changes in Income:  If a person's SSI payment changes, do they report it? 
 
HACM Response:  In all programs, all changes in income should be reported so the Housing Authority 
can review them.   
 

20. Chapter 6, Reporting of Income from Qualifying Federal, State, Tribal or Local Employment Training 
Programs: If I receive income from the SER Program, should that be reported and then reviewed by 
HACM? 
 
HACM Response:  All income should be reported and it should be reviewed by HACM. However, 
incremental earnings and benefits to any family member resulting from participation in a qualifying 
federal, state, tribal, or local employment training programs, including training programs not 
affiliated with the local government and training of a family member as resident management staff, 
are excluded from annual income. Amounts excluded by this provision must be received under 
employment training programs with clearly defined goals and objectives and are excluded only for 
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the period during which the family member participates in the training program unless those 
amounts are excluded under some other provision. 
 

21. Chapter 9, Interim Re-examinations:  If a person is expecting to work a certain number of hours but 
ends up having hours reduced due to temporary lay-offs or other inconsistencies in hours, would the 
person have to report every single check for the adjustments to happen? 

HACM Response:  No. HACM would do the re-examination based on our best estimate of what 
happened in the past year based on documentation. If the amount of income that was originally 
expected is not what the person actually received, we can do an interim re-examination to do an 
adjustment.  

22. Chapter 10, Portability: Can a person take their Section 8 voucher out of town? 
 
HACM Response:  A tenant-based voucher can be used in a different municipality that has a Section 8 
program. That is called portability, and HACM and the tenant would contact the local housing agency 
to make the arrangements.  
 

Additional Comments from August 26, 2026 Review of Comments and Responses from July 8 & 9, 
2026 
 

23. Resident Handbooks: All HACM properties have a resident handbook that was reviewed and agreed 
upon by the Resident Advisory Board (RAB) and distributed years ago. If HACM wants to make 
changes, it should bring those changes to the RAB for discussion. 

 
 HACM Response: HACM is in the process of revising its public housing handbook and has discussed 

potential changes with the RAB during multiple meetings during the past year. HACM will present the 
proposed final draft of the public housing handbook for discussion at the October 2026 RAB meeting.    

24. Risk of Loss of Special-purpose Voucher Assistance Due to Funding or Program Changes (Ch. 4-III-B 
& Ch. 19): Are the Housing Choice Vouchers on Hold? 

HACM Response: Housing Choice Vouchers and Emergency Housing Vouchers (EHV) are not on hold, 
but HUD is going to possibly discontinue the funding for EHVs, and individuals with an EHV could lose 
their voucher. HUD has given HACM permission to transition EHV holders to the regular Housing 
Choice Voucher program so they will have a voucher with funding and they can maintain their 
housing assistance. They will be placed on the top of the existing waiting list for the next available 
Housing Choice Voucher.  

25. Risk of Loss of Special-purpose Voucher Assistance Due to Funding or Program Changes (Ch. 4-III-B 
& Ch. 19): Are these vouchers they can move anywhere? 

 HACM Response: Yes, these are tenant-based vouchers they can take with them to other locations. 


