Resident Selection Criteria

HOPE Harbor

Introduction

The Salvation Army’s HOPE Harbor is a permanent supportive housing program in Minneapolis.  There are 96 efficiency apartments.  HOPE Harbor is an alcohol and drug free property.

HOPE Harbor operates in accordance with federal, state and local housing laws.  No applicant will be discriminated against on the basis of race, color, ancestry, creed, religion, sex, marital status, disability, receipt of public assistance, familial status, sexual orientation, or national origin.

Income Guidelines and Funding Programs
Applicants must meet income guidelines established under Low Income Housing Tax Credit Program and other various funding sources of the project.

Under no circumstances may an applicant exceed 50% of median income guidelines set by Hennepin County.

6 units are funded by HUD Grants.  Individuals must have dual disabilities as defined by HUD. Priority will be given to applicants who are currently homeless as defined by “a household lacking a fixed, adequate night time residence (includes doubled up)”. [Minnesota Housing]
46 units are Continuum of Care Program (“CoCP”) funded and set aside for homeless and disabled individuals.   All applicants for these units must qualify as being homeless and disabled under the requirements set by HUD.  All applicants for the CoCP units must be referred by the Hennepin County Coordinated Entry System.
44 units are considered “Market Rate”.  These units are not subsidized.  Applicants being considered for these units must have an income greater than 2 times the monthly rent amount (or have a consistent source of guaranteed income (such as government benefits) that is equal to close to 2 times the monthly rent). Priority will be given to applicants who are currently homeless as defined by “a household lacking a fixed, adequate night time residence (includes doubled up)”. [Minnesota Housing]
Reasons for Non-Selection
In determining whether or accept or reject an application, in addition to the above, the following factors shall apply:
1.
Applicants applying for Market Rate units must have 6 months of verifiable non-derogatory living history.  Unanswered questions or unresponsive answers on a tenant screening report are considered derogatory.
2.
Applicants applying for the CoCP and HUD Grant units must have 3 months of non-derogatory living history.  Unanswered questions or unresponsive answers on a tenant screening report are considered derogatory.
3.
Applicants must show a history of cooperation with management, staff, and other residents and show the ability to follow a lease and house rules in a rental setting.  Applicants must express a willingness to abide by the HOPE Harbor lease, rules, and requirements, including maintaining HOPE Harbor as a dry facility and, if applicable, participating in case management services provided at HOPE Harbor.
4.
Due to the requirement that all applicants must qualify for the housing program they are applying for at the time of application, and due to the penalties outlined by HOPE Harbor funding sources regarding false information, any application that does not contain accurate information, including about income, assets, rental/living history, and/or criminal/unlawful-act background, will be subject to rejection.

5.
If at any time prior to or during the application process the applicant—whether as an applicant, resident, former resident, guest or otherwise—has ever assaulted, threatened, harassed, or stalked any resident or former resident of HOPE Harbor or any person affiliated with HOPE Harbor (manager, case manager, maintenance worker, front desk staff, administrator, etc.), the application may be rejected.  If the applicant has ever resided at HOPE Harbor or another property affiliated with The Salvation Army or HOPE Harbor’s management agent, we will consider the applicant’s prior residency history at that property, regardless of how long ago the applicant lived at that property.  If during that residency the applicant did not demonstrate the ability to pay rent, to cooperate with management, staff, and other residents, and to follow the lease and rules, the application may be rejected, unless applicant can provide documentation to establish that prior problems are not likely to reoccur.
6.
Failure to keep scheduled appointments or cooperate with the application process is grounds for rejection of an application.  An application may be rejected if an applicant conducts him/herself in a combative, hostile, or otherwise disrespectful manner during the application process.

7.
Applications will be subject to rejection if the applicants have been convicted of crimes that lead HOPE Harbor to conclude that the applicants could adversely affect the health, safety, or welfare of other residents and/or staff or could put at risk HOPE Harbor’s viability. In addition to this general basis for rejection, applicants will be subject to rejection for the following criminal/unlawful-act histories:
a. Any arson or an arson-related crime (felony, misdemeanor, or petty misdemeanor.  
b. Any crime involving the use of a weapon (felony, misdemeanor, or petty misdemeanor), or any other violent crime (felony) less than 3 years old.

c. Drug-dealing crimes (felonies, misdemeanors, or petty misdemeanors) less than 1 year old or any other drug-related crimes (felonies, misdemeanors, or petty misdemeanors) less than 1 year old.
d. Any other felony not otherwise addressed by these criteria that is less than 1 year old.
d.
Applicants will be subject to rejection if:

(A)
They have ever been designated as a “Level Two” or “Level Three” sex offender in the state of Minnesota, or if they have ever been given a similar designation under any other state’s law or under federal law; or

(B)
They have ever been convicted of or pleaded guilty to Criminal Sexual Conduct in the First, Second, or Third Degree in the state of Minnesota (including continuances for dismissal or similar dispositions), or they have been convicted of or pleaded guilty to a similar crime under any other state’s law or federal law (including continuances for dismissal or similar dispositions); or

(C)
They are required to register with or report to a governmental entity for life by virtue of their sex offender status.

f.
Applicants will be subject to rejection if they have been convicted of or pleaded guilty to Criminal Sexual Conduct in the Fourth or Fifth Degree in the state of Minnesota (including continuances for dismissal or similar dispositions) or they have been convicted of or pleaded guilty to a similar crime under any other state’s law or federal law (including continuances for dismissal or similar dispositions) and if:

(A)
The crime involved a minor child or vulnerable adult; or

(B)
Fewer than 5 years have elapsed since the conviction or plea; or

(C) If the applicants have failed to comply with all reporting or registration requirements imposed on applicants by statute, court order, probation officer, or other lawful person or process.

g.
The above criteria for screening sex offenders results from HUD’s request that HOPE Harbor not unilaterally reject applications from all sex offenders.
h.
A history or pattern of criminal or unlawful activity (felonies, misdemeanors, or petty misdemeanors) that, in the sole discretion of HOPE Harbor, indicates that applicant’s occupancy of a HOPE Harbor unit could adversely affect the health, safety, or welfare of other residents or staff, the physical environment, and/or the financial stability of the project. 


Applicants with unresolved charges or open warrants will be denied if the charges or warrants are not resolved during the application process.   If the above categories of crimes/unlawful acts appear on the applicant’s record, the application may be rejected, even if the applicant was a juvenile when the act was committed, the matter was continued for dismissal, the charge was reduced after completion of probation, etc.  HOPE Harbor reserves the right to use the date of the offense provided by the Bureau of Criminal Apprehension or any tenant screening agency when determining the age of the crime/unlawful act.  By way of example, if a report indicates a drug-related felony conviction dated March 1, 2012, the application will be rejected if it was submitted to HOPE Harbor before March 1, 2013. 
9.
In determining whether the applicant meets the resident selection criteria, HOPE Harbor reserves the right to rely on all sources of information about the applicant, including but not limited to the intake interview, information received from the applicant, information provided by professional caseworkers/advocates, the applicant’s living/rental history, and the applicant’s criminal background check.
Application Process

All applications are accepted in person or via the mail at 53 Glenwood Ave, Minneapolis.  Applications can also be faxed to 612-659-0713 or emailed to the Assistant Property Manager.   If an applicant has a disability, s/he may request a reasonable accommodation to assist him or her in the application process.  

Applicants are placed on a waiting list and listed by the program the individual qualifies for, based on information provided by the applicant at time of application.  When a unit becomes available, applicants are then notified of the opening in the order of date and time that applications were received.  All applicants are called or contacted via U.S. Mail as their applications come to the top of the waiting list.  
1. Applicants must have a current and up to date application on file.  The Managing Agent will contact applicants by letter or phone call to request a meeting.  At the meeting the applicant must update the application and present a valid government-issued ID and Social Security card.
2. The application process consists of the Managing Agent meeting with the applicant, verifying income, verifying rental/living history, obtaining a criminal background check, procuring a tenant screening report, confirming legal immigrant status as required by HUD, verifying student status as applicable, verifying disability status and homeless status as applicable, and performing any other verifications required by funding sources.
a. Applicants applying for a CoCP unit will be required to establish disability and homeless status as part of the qualification process.
b. Applicants applying for a HUD Grant unit will be required to establish disabilities as defined by HUD as part of the qualification process.
3. As part of the application process, each applicant will meet with a Case Manager, who will explain HOPE Harbor’s case management services and requirements.
4. Applicants whose applications are rejected will be notified by letter of the determination and the reason(s).  The letter shall state that the applicant has the right within 14 calendar days to request a reconsideration of the rejection.  A Managing Agent representative previously not involved with processing the applicant’s application and an owner representative will reconsider the applicant’s application.  If it is determined within the sole discretion of the Managing Agent and owner representatives that the application should be rejected, the applicant will be notified in writing of that conclusion.
5. If an applicant has been rejected for housing, he/she can reapply 6 months after the initial rejection. 
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