City of South St. Paul
Housing and Redevelopment Authority Agenda
Special Meeting
Monday, April 4, 2022
6:45 P.M.

1. CALL TO ORDER:
2. ROLL CALL:
3.

AGENDA:
A. Approval of Agenda
Action – Motion to Approve
Action – Motion to Approve as Amended

4. CONSENT AGENDA:
All items listed on the Consent Agenda are items, which are considered to be routine by the Economic
Development Authority and will be approved by one motion. There will be no separate discussion of these items
unless a Commissioner or citizen so requests, in which event the item will be removed from the consent agenda
and considered at the end of the Consent Agenda.

A.

Approval of Minutes – Special Meeting – December 6, 2021

5. GENERAL BUSINESS:
A. Approval of Qualifications and Enter into Contract with Finn Daniels Architects –
John Carroll and Nan McKay Properties
B. Authorization of Signatories – Tenant Accounts
C. Amendment to the Admissions and Continued Occupancy Policy (ACOP) – Annual
Rent Increase Required by HUD – Resolution No. 2022-3344
6. ADJOURNMENT:

Respectfully Submitted,
Ryan Garcia, Executive Director

4. A
HOUSING AND REDEVELOPMENT AUTHORITY
OF THE CITY OF SOUTH ST. PAUL
BOARD OF COMMISSIONERS
MINUTES
SPECIAL MEETING
December 6, 2021
The Special Meeting of the Housing and Redevelopment Authority of the City of South St. Paul was
held on December 6, 2021 in the South St. Paul City Hall Council Chambers. Chairperson Seaberg
called the meeting to order at 6:45 P.M.
The following Commissioners were present: Pam Bakken, Sharon Dewey, Todd Podgorski, Jimmy
Francis, Lori Hansen, Joe Kaliszewski and Chair Tom Seaberg.
Staff was represented by: Executive Director Ryan Garcia, Tiffany Greene, Housing Programs
Administrator, and Joel Hanson, City Administrator.
APPROVAL OF AGENDA
It was moved by Commissioner Dewey and seconded by Commissioner Kaliszewski to approve the
agenda as presented. Motion carried.
CONSENT AGENDA
It was moved by Commissioner Bakken and seconded by Commissioner Hansen to approve the Consent
Agenda as follows:
A. Approval of Minutes – Annual Meeting – October 25, 2021
Motion carried

7 ayes / 0 Nays

GENERAL BUSINESS
A. Management Contract with Nath Companies Revised
Ms. Greene relayed that the Nath Management agreement, as approved by the Board at the annual
meeting, remained unchanged except that the term of the agreement was reduced to one year instead of
two years. Chair Seaberg asked if the reduction was performance-related, to which Mr. Garcia and Ms.
Greene responded that the reduction was due to Nath’s concerns about being able to maintain the
staffing levels as required by the contract.
Motion by Commissioner Kaliszewski and seconded by Commissioner Bakken to approve the revised
Management Contract with Nath Companies.
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Motion carried

7 ayes / 0 nays

ADJOURNMENT
There being no further business to come before the Board it was moved by Commissioner Francis and
seconded by Commissioner Hansen to adjourn. Chairperson Seaberg declared the meeting adjourned at
6:49 PM.
Respectfully submitted,
__________________________________
Pam Bakken, Secretary
Dated: ___________________

______________________________
Sharon Dewey, Chairperson
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Date: April 4, 2022
HRA Executive Director: ____________

5-A

Agenda Item: Approval of Qualifications and Enter into Contract with Finn Daniels
Architects – John Carroll and Nan McKay Properties
Action to be considered: Motion to accept preferred qualifications for architectural and
engineering services and enter into contract with Finn Daniels Architects for current planned and
future capital projects at the John Carroll and Nan McKay High-rises.
Overview:
An advertisement for qualifications to provide architectural and engineering services for
construction projects in the high-rise buildings was published in February of this year, and we
received only one set of qualifications. These qualifications, from Finn Daniels Architects,
proves they are well qualified throughout the information they submitted to take on our
upcoming large construction and mixed-funded projects.
Finn Daniels Architects have several years of industry experience and have worked well with the
HRA on many other large projects. We have worked through their qualifications packet to
conduct reference checks, have reviewed their business financials, and recommend them for
continued partnership with the HRA on upcoming projects through the next 3-to-5-year period.
HUD and the City of South St. Paul’s procurement policy were both followed when the Request
for Architectural and Engineering Qualifications was advertised.
Source of Funds: These projects are funded through the HRA’s Capital Fund Program, which
is a HUD Subsidy that’s approved and awarded annual and committed to these projects. Specific
projects, such as the upcoming John Carroll Plumbing Project, are also partially funded through
other state or county programs, grants, and loans.
Attachments:
Qualifications Submitted by Finn Daniels Architects

South St. Paul
Housing & Redevelopment
Authority
Request for Qualifications
No. 1001-2022
Architectural / Engineering
Services Proposal Response

South St. Paul Housing & Redevelopment Authority
Attention: Tiffany Greene – Housing Programs Administrator
125 3rd Avenue North
South St. Paul, MN 55075

Date:

January 24, 2022

Re:

Request for Qualifications
Architectural / Engineering Services

We would like to thank the South St. Paul Housing & Redevelopment Authority for the opportunity to respond to
your RFQ for Architectural / Engineering Services. We at Finn Daniels have had the opportunity and pleasure to
work with the South St. Paul HRA for a number of years on various projects and are very appreciative to have a
chance to continue this relationship.
Finn Daniels is a multi-dimensional firm and doing work in a number of markets keeps us diverse to the swings in
the construction industry as well as ensures our viability as a company in the future. Please visit our web site to
view our entire portfolio at www.finn-daniels.com . We are members and supporters of NAHRO and our HRA
clients. We strongly believe that Public Housing serves a very special need in our communities, and we are
committed to providing the best projects, with the best value to serve both the HRA’s and Tenant’s needs. We
believe in the orderly progression of your projects, (design through warranty walk-through). From education gained
at NAHRO, and through our many contacts in the marketplace with their collective knowledge, we believe we can
complete this project for you in the most expeditious and positive way possible.
In Finn Daniels Architects I am confident you will continue to find a dedicated partner that is invested in your
project(s). We take our commitment to our Housing Authorities very seriously. Our list of Public Housing Clients is
really our best source of advertising, and your best source of information about us. We encourage you to contact all
of them and have provided some of our recommendation letters from public housing entities in this RFQ for your
review as well.
Thank you again, and we look forward to talking with you about your architectural and engineering needs and how
we might work together.
Sincerely,

Drew R. Magnuson, AIA

TAB 1.0

TAB 2.0

TAB 3.0

COMPANY OVERVIEW
Firm Address:

Finn Daniels, Inc.
2145 Ford Parkway – Suite #301
St. Paul, MN 55116
651.690.5525

Firm Type:

S-Corporation

Years in Business:

37 years

Principals in Firm:

Scott Wiestling – 33 years (1988)
Drew Magnuson – 31 years (1990)
Greg Dahling – 26 years (1995)
Becky Olson – 11 years (2010)

Primary Contacts:

Drew Magnuson (Managing Architect)
Dan Dege (Consulting Architect)
Mike Hegna (Associate, Sr. Project Manager)
Rebecca Olson (Project Architect)

Finn Daniels Inc. established in 1984 (starting in Minnesota), is an architectural, planning, and
interior design firm offering a complete range of professional services. Our firm is focused on providing
creative, cost-effective design solutions along with concise construction documents.
The scope of services we provide is supported by an in-depth knowledge of construction methodology and
a commitment to excellence. Our personnel’s backgrounds represent a highly diverse spectrum of the
developed marketplace including commercial, hospitality, housing (affordable and multi-family), industrial,
restaurant and retail facilities.
Possessing architectural registrations in 49 states provides an ability to perform on a national level and
that exposure has produced a strong process for navigating the complex approval processes.
Our experience and in-depth knowledge of construction is the foundation of our ability to create designs
that are functional as well as inspiring.
Currently Finn Daniels has 4 owners/principals and 17 total employees. We have 3 licensed architects on
staff and 13 technically trained drafts people, along with 1 full time administration person.
Finn Daniels has been the recipient of multiple awards including NAHRO’s Housing and Community
Development Award.

COMPANY HISTORY & QUALIFICATIONS
COMPANY HISTORY & QUALIFICATIONS
1. History of firm: Finn Daniels, Inc. was formed in 1984. Currently Finn Daniels has 4 owners/principals and
17 total employees. We have 3 licensed architects on staff and 13 technically trained drafts people, along
with 1 full time administration person. Finn Daniels has been the recipient of multiple awards including
NAHRO’s Housing and Community Development Award. Additional information on our capability to provide
technical services is enclosed and titled “Technical Services”.
2. Types of services performed – A complete list of services available from Finn Daniels is enclosed, titled
“Scope of Services".
3. Knowledge of local building codes – FDA designs to meet all applicable local state and national codes and
ordinances including ADA and HUD Section 504. Additional information on our knowledge of local building
codes and federal building alteration requirements is enclosed and titled “Demonstration of Knowledge”.
4. Quality Control – High quality of all services is of upmost importance to Finn Daniels. Quality throughout
the project, from A-Z, helps to ensure projects run smoothing from beginning to end and limits, if not
eliminates, costly change orders and delays. Finn Daniels employs a quality control program and staff
training and oversight process that ensures the highest level of quality. Additional information on FDA’s
process is enclosed, titled “Quality Control”.
5. Capability to provide services in a timely manner – Finn Daniels simply does not miss deadlines. As a case
in point representing 11 HRA’s on 12 different projects for the 2017 round of POHP funding FDA created a
master spreadsheet to track each projects progress which also acted as a checklist to make sure that all
steps along the way were taken care of in a timely manner, FDA shares this spreadsheet info directly with
MHFA for an even greater level of coordination. Additional information on our capability to provide services
in a timely manner is enclosed, titled “Capability to Perform”.
6. Past performance in terms of cost control is best demonstrated by our success in getting POHP projects
funded, bid, and built. As an example, estimates that we provided for our clients were used to obtain
funding under the 2017 POHP. Of those projects, 8 came in under budget, and only 3 were over. All 3 that
were over were able to move forward when MHFA came up with additional funding. FDA works with the
HRA and MHFA to come up with viable alternatives to budgets and bids to come up with a path forward to
a successful project. Additional information on our past performance in terms of cost control, quality of
work, and compliance with performance schedules is enclosed, titled “Past Performance”.
7. Client List – A complete list of public housing project owners is enclosed and titled “Client Reference List”.
8. Projects completed – A complete list of our work in Public housing primarily in HUD and/or MHFA funded
projects is enclosed and titled “Public Housing Experience”.
9. Finn Daniels has a great working relationship with HUD and MHFA. We work closely with MHFA staff and
also all the closing agents and draw techs that are part of the POHP process during project closing and
construction.
10. Project profiles for some of our Public Housing work is enclosed and titled “Public Housing”
11. Quality of Work – Recommendation letters from HRA’s will attest to the quality of our work and are
enclosed and titled “References”.

COMPANY HISTORY & QUALIFICATIONS
COMPANY HISTORY AND QUALIFICATIONS (continued)
12. Section 504 evaluations have been performed by Finn Daniels, either independently, or with a PNA or
GPNA for: Willmar HRA (now Kandiyohi County HRA), St. Peter HRA, South St Paul HRA, Hopkins HRA
and Virginia HRA.
13. Finn Daniels also has experience in Market Rate Multi-Family housing projects. A brief project list of some
examples is enclosed and titled “Market Rate Multi-Family Experience.

SCOPE OF SERVICES
Architectural

Planning



Programming



Site Analysis



Space Schematic Flow and Block Diagrams



Site Selection



Conceptual/Schematic Design



Master Planning



Retail Rollout Design to Construction
Administration Phase



Site Development & Utilization



Owner Supplied Data Coordination



Urban Planning and Design



Design Criteria and Controls



Agency Consultations



Design Development



Existing Facility Surveys



Value Engineering



Building Materials Selection



Building Systems Selection



Construction Documentation



Estimate of Probable Construction Cost



Specifications



Bidding/Negotiations



Bid Evaluation



Energy Analysis



Project Administration

Interiors


Space Planning



Interior Planning & Design



Furniture Selection



Furniture/Fixture Design



Interior Color, Finish, & Materials Selection



Competitive Bidding

Construction


Construction Contract Agreements



Construction Contract Administration



Construction Observation



Project Schedule Monitoring

Related Services


Historic Preservation



Graphics and Printing



Computer Modeling and Animation



Presentation Drawings/Renderings

DEMONSTRATION OF KNOWLEDGE
DEMONSTRATED KNOWLEDGE OF LOCAL BUILDING CODES AND FEDERAL BUILDING
ALTERATION REQUIREMENTS
The Local Building Codes for your area are currently:












2020 Minnesota Building Code
2020 Minnesota Elevator and Related Devices Code
2020 Minnesota Residential Code
2020 Minnesota Conservation Code for Existing Buildings
2020 Minnesota Energy Code
2020 Minnesota Accessibility Code
2020 Minnesota Mechanical and Fuel Gas Codes
2015 Minnesota Plumbing Code
2020 National Electrical Code
2020 Minnesota Building Code Administration
2020 Minnesota Provisions to the State Building Code

These codes do not change throughout the State, and are per the State of Minnesota Amendments to National
Uniform Codes. We have also worked directly with Frank Peterson, the Building Official/Inspector for Red Wing
for local interpretations to ensure code compliance for each project.
Finn Daniels is currently licensed to do work in 49 states and the District of Columbia. We know codes, and we
know how to perform Due Diligence necessary to design and build a project to meet the local codes. We have
been doing work outside of our State for over 27 years and our methods are proven.
We have found that whenever possible it is advantageous to sit down with the local inspector to discuss the
scope of a project and to get any “heads up” items out of the way (unless there is a reason not to do this, such
as confidentiality).
Local Zoning laws do have a tendency to vary quite a bit, and any new development should include a meeting
with the City Planner, and perhaps the City Engineer.
Regarding HUD requirements, we are well aware of HUD’s Housing Standards and in particular UFAS Section
504 and we have completed Section 504 reviews on all 5 of the GPNA’s completed by our office. We are well
aware of the varying HDCP codes and design projects to meet all of them.
Additionally we maintain a good working relationship with the MHFA Architects (Mike Thomas, Erika Arms, and
Jerry Narlock) as well as other staff members at MHFA. This is especially helpful for POHP projects and can
lead to quick return phone calls and better information sharing to make a project run more smoothly.
We can provide a list of Building Officials upon request that would attest to our due diligence in the area of
codes.

QUALITY CONTROL
QUALITY CONTROL PROGRAM
Either a Finn Daniels, Inc. Partner or Associate is the main point of contact with all our clients. And each has
permanent staff members that have the skills and knowledge necessary to work on the types of projects that
they work on. For instance, Drew Magnuson and Michael Hegna are in Charge of Public Housing Projects, all
work in this area goes through them. This means that they are responsible for the training of their staff, and the
oversight of their work, including the review and redline of every Public Housing Project that Finn Daniels works
on.
These checks and balances are in place for every Client to ensure the product is the best product that this office
can produce.
Additionally, the Finn Daniels, Inc. Partner or Associate in charge will review all of the engineering consultant
drawings to ensure they too meet with Finn Daniels standards and are fully incorporated into the set of drawings
and/or specifications.

STAFF TRAINING, SCREENING, AND MONITORING
New staff members may be trained by Project Managers or the Partner in Charge, but the checks and balances
noted above remain in place for the Client. Staff members are screened at the time of hire and are constantly
evaluated until they have been placed on one of our teams. All staff members are monitored throughout their
work and are not released for independent work until they have proven to be consistent and reliable. Spot
checking of their work during the process helps maintain quality control.
Finn Daniels does however maintain a very open atmosphere and employees are free to question or challenge a
Partner in Charge if they have knowledge that would be beneficial to the Client/Project. This helps keep the
Owners at Finn Daniels “current” with changes in materials, methods, and codes while empowering Staff with
the ability to grow and take on more responsibility.

CAPABILITY TO PERFORM
CAPABILITY TO PERFORM PROFESSIONAL SERVICES IN A TIMELY MANNER
Finn Daniels simply does not miss dates and does everything in our power to move Contractors along so that
they do not miss dates as well. This takes a proactive approach by setting schedules and holding everyone
accountable to them; including the Owner, the Engineers and the Contractors. Beyond developing a reasonable
construction schedule we have found it important to learn the little things about a new client so that they do not
derail a schedule.
Schedule de-railers:
1. What approvals internally – such as; does the HRA staff need to gain before the next step can be taken.
Finance Board approval, Full Board approval, Approval of the design necessary from a board prior to
bids, etc.?
2. How many days prior to a board meeting are submission materials required by staff?
3. What days of the week does the local paper publish and how many days prior must they get an
Advertisement for Bids?
4. Is there a Lender such as MHFA that needs to review documents prior to publishing or printing?
5. Plan Approval: Discovery during the CD phase to determine which Authorities having Jurisdiction must
be submitted to and what are their typical time frames for plan review.
6. Site Visits: Working with Contractors in advance to determine the best schedule for site visits and
punch out especially in a project such as a plumbing replacement where tenants need access to their
plumbing in a timely manner.
7. Closeout Paperwork: Setting up in advance the list of paperwork required to “close out” the project;
items such as Lien Waivers; Final Wage Reports; IC 134 Withholding forms from the State, Finaled out
permit, etc.
Our best “evidence” of our Capability to Perform Professional Services in a Timely Manner is out list of past
Public Housing Clients. They continue to be our best advertising. We have included a complete list of contacts
for all Public Housing work done since the year 2000 – they will attest to our diligence in maintaining a schedule.

PAST PERFORMANCE
PAST PERFORMANCE IN TERMS OF COST CONTROL, QUALITY OF WORK, AND COMPLIANCE
WITH PERFORMANCE SCHEDULES
Finn Daniels is quite skilled at providing reasonable estimates for the construction and renovation projects in
which we are involved. Project estimates are typically developed either using the current edition of RS Means, or
if conditions dictate by involving a Contractor or Prime Subcontractor. We are not married to on particular
method since the goal of a successful estimate is to be as close as possible to the actual bid. Finn Daniels is
typically within 5-7% of the actual bid amounts.
Regarding the Quality of Work – you will find that Finn Daniels employs some methods that elude other
Architects.
 Finn Daniels Architects fully reviews (and redlines) the drawings from its Engineering Consultants,
returns those redlines to them and then re-reviews them to make sure they made the
corrections/coordination that is necessary for a successful project. This might seem like something that
one would assume would be done but it is not by most Architects. Most Architects will review for
general design conformations/compliance but they do not review panel schedules and riser diagrams
like we do. We feel we won it when we review it, and our reputation is on the line – even more so than
the Engineers, since we are your point of contact.
 Finn Daniels review of construction is extremely thorough. We ride lifts to review window installation
and perform pull tests on sealant projects. We are not afraid to get dirty to explore existing conditions
to ensure the most accurate set of CD’s possible (such as going into crawl spaces beneath buildings or
attic spaces within the roofing system). During the Punch Out we use blue tape to mark areas requiring
more work or correction and document them on the punch list. We will then follow up to make sure all
punch list items have been picked up before signing off on the project. This takes a commitment to
excellence especially in a 150 unit building where you are looking at the same bathroom 150 times.
Our best “evidence” of our Past Performance is contracting our list of past Public Housing Clients. We have
included a complete list of contacts for all Public Housing work done since the year 2000 – they will attest to our
ability to estimate costs, the quality of our work, and our conformance with performance schedules .

TAB 4.0

TAB 5.0

TECHNICAL SERVICES
CAPABILITY TO PROVIDE TECHNICAL SERVICES
Finn Daniels uses the latest licensed software to design, develop, and document the projects we are involved
with. We use the following programs to complete our work:









AutoCAD – Construction Documents
Revit – 3D Design and Documentation
Sketchup – 3D Rendering Program
Photoshop – 2D Color Images
3D Studio Max – Rendering Finishing
R.S. Means – Construction Cost software for construction estimating
Standard Microsoft Office suite programs such as Word, Excel, etc.
Adobe Acrobat – Document Management

Finn Daniels employs 13 trained Architects and Draftsmen and Draftswomen to survey, study, design, estimate,
draft, bid, and construction administrate a project. In addition to the standard State of Minnesota Licenses for
Architects Finn Daniels personnel hold LEED AP certifications indicating their proficiencies in “Green Building”
design and concepts to save energy and water.
We propose the following team for your projects:
Drew Magnuson – 31 years experience
Daniel Dege – 39 years experience
Mike Hegna – 15 years experience
Rebecca Olson – 15 years experience
(This amounts to 100 years of combined experience)
While we are technically proficient in the systems listed above it should be noted that the real difference
between Finn Daniels and some other firms is our willingness to dig into a problem, research a site condition,
and help our Public Housing Clients plan for a solution. Whether its investigating plumbing leaks for a future
piping replacement, climbing through an attic to view ventilation concerns, or meeting with lenders such as
MHFA to help devise a plan to get a project funded. Once on board, we are there for you!

FINANCIAL VIABILITY
FINANCIAL VIABILITY

Finn Daniels is financially capable of completing its numerous projects for all of our market
places:
 Public Housing
 Market Rate Housing
 Retail
 Office / Warehouse
 Auto Dealership
 Restaurant
We have never failed a project and maintain an excellent credit rating.
At the HRA’s request Finn Daniels will provide the prior year’s financial statement.

ORGANIZATIONAL CHART

FINN DANIELS ARCHITECTS
PROJECT ARCHITECT:
DANIEL M. DEGE / REBECCA OLSON
DESIGN ARCHITECT & PROJECT TEAM LEADER:
DREW MAGNUSON

FINN DANIELS ARCHITECTS STAFF
PROJECT MANAGER:
MICHAEL HEGNA
DRAFTING & SUPPORT:
ASHLEY MONTAGUE/JESSLYN QUIRAM/SHERI BUYS

CONSULTANTS BASED
ON PROJECT NEEDS

STRUCTURAL
ENGINEER
CONTRACTED AS NEEDED
ON PER PROJECT BASIS

MECH / ELEC
&
PLUMBING
ENGINEER

CIVIL
ENGINEER
CONTRACTED AS NEEDED
ON PER PROJECT BASIS

CONTRACTED AS NEEDED
ON PER PROJECT BASIS

Note:

Finn Daniels works with a number of Minnesota registered consultants in categories indicated above.
Finn Daniels to submit consultants as required for services for review by SSP HRA once scope of
project/s fully understood.

FINN DANIELS
Principal of Finn Daniels Architects
Project Design Architect | Project Team Leader
Since joining Finn Daniels Architects in 1990, Drew has performed in many
capacities on a wide variety of projects including: existing conditions
surveys, code research, conceptual design, design development,
construction documents, project management and construction
administration. Drew’s primary project experience includes housing, retail,
hospitality, automotive, and commercial sectors.

Drew
Magnuson
AIA

Drew’s diverse work experience and education give him the ability to look
at projects from multiple perspectives to find effective solutions. Drew’s
personal production and management experience includes over 1,200
projects combined, locally and nationally.

Education
Bachelor of Arts in Architecture – Iowa State University
Department of Architecture - University of Bath, England

Registration
American Institute of Architects - Member
Registered Architect in 7 states, NCARB

Community Service
WITC - Architectural Commercial Design Advisory Committee
Shepherd of the Valley Lutheran Church – Volunteer
Coach – Hudson Soccer Association

Project Experience
 Hibbing HRA – Elevator Upgrades – First Avenue Apartments
 Hibbing HRA – Elevator Upgrades – Park Terrace
 Hibbing HRA – Boiler Replacement / Plumbing Upgrades – 7th Ave
 Itasca County HRA – Boiler Replacement Project – 401 River Road
 Itasca County HRA – Window Replacement Project – Lakeshore Place
 Itasca County HRA – Electrical Panel Replacement – 411 Apartments
 Scott County – Roof Replacement Project – Belle Haven Apartments
 Scott County – Building / Site Maintenance – Belle Haven Apts.
 Scott County – Building Site Maintenance – Britland Apartments
 South St. Paul, MN – Sprinkler Head Replacement Project – John





Carrol / Nan McKay Apartments
St. Paul PHA – Kitchen Replacement Project – Hamline Hi-Rise
Virginia HRA – Vestibule Heating – Columbia / Rouchleau
Virginia HRA – Security Upgrades – PMC / Alpine Village
Virginia HRA – Laurentian Manor – HVAC & Exterior Upgrades

FINN DANIELS
Founder and Consulting Architect of Finn Daniels Architects
Project Architect | Project Designer | Project Interior Designer
| Code and Ordinance Specialist

Daniel
Dege
AIA | LEED AP

Dan Dege was a Founding Owner in 1984 and is the “Daniels” in the Finn
Daniels name. Dan has been involved in a wide variety of projects,
including retail, food service, office, warehouse, and multi-family (including
affordable housing). Throughout his career at Finn Daniels Architects, Dan
has worked on more than a thousand projects, with experience including:
existing conditions surveys, code research, design development, interior
design, construction documents, project management, bid phase services,
and construction administration, enabling him to provide the most
knowledgeable information that is pertinent to each project and client.
Dan Prides himself on working one on one with Public Housing Agencies
statewide to help them successfully navigate the requirements of HUD
MHFA, DEED, and Small Cities to name a few. Dan is also the recipient of
the NAHRO 2014 Housing and Community Development Achievement
Award indicating his dedication to the affordable housing community.

Education
Associate of Science Degree - Northwest Technical Institute

Registration
American Institute of Architects - Member
Registered Architect in Minnesota and Hawaii
LEED AP

Project Experience
Aitkin County, MN
 Maryhill Manor Roofing Project – 2015
 Maryhill Manor, Water Intrusion – 2017
Albert Lea, MN
 Shady Oaks High Rise Section 504 Handicap Unit and Public Areas
Renovation – 2012
Dakota County, MN
 Eagan Family Housing for Seniors Row House Configuration 20 Units
Hopkins, MN
 Dow Towers Window Replacement - 2010
 Dow Towers PNA and MHFA CYE20 year property assessment - 2014
Itasca County, MN
 Lighting and fire alarm replacement and unit ventilation - 40 units 2015

FINN DANIELS
Project Experience (continued)
Red Wing, MN
 Jordan Tower I Section 504 Handicap Unit Renovation - 2010
 Jordan Tower II Exterior Entrance Safety and Handicap Upgrades - 2010
 Jordan Tower I PNA Assessment – 2012
 Jordan Tower I Public Restroom and Tub Room Remodeling Project 2013
 Haven of Hope Window and Door Replacement Project – 2014
 Jordan Tower I Window Replacement Project – 2014
 Jordan Tower I Entry Canopy Replacement - 2015 - current
 Jordan Tower II PNA - 2015
 Jordan Tower I & II Sprinkler Head Replacement Project - 2016
 HRA Office Design - 2016
Saint Louis Park, MN
 Scattered Sites Exterior Upgrades - 2009
 Scattered Sites Landscape Projects - 2009
 Scattered Sites Concrete Replacement - 2010
 Hamilton House Public Area Interior Renovation - 2010
 Hamilton House Elevator Upgrades Evaluation - 2011
 Hamilton House 3rd and 4th Floor Public Area Renovation – 2012
 Mackey House Scattered Site Renovations – 2014
South Saint Paul, MN
 Nan McKay High Rise Plumbing Pipe Replacement Phase I - 2011
 Nan McKay and John Carroll High Rise Security and Lighting Upgrades
- 2012
 Nan McKay High Rise Elevator Upgrade Project – 2012
 Nan McKay and John Carroll Generator Replacement Project – 2014
 Nan McKay High Rise Plumbing Pipe Replacement Phase II – 2014
 John Carroll High Rise Laundry Room Renovation 2015
 Nan McKay High Rise Sealant and Building Coatings Project – 2015 current
 Nan McKay High Rise Flooring Replacement Project – 2015
St. Peter, MN
 Parkview Manor Parking Expansion – 2015
Washington County, MN (all projects prior to 2000)
 Oakhill Cottages – Scandia Seniors Housing
 Pioneer Apartments – Saint Paul Park Seniors Housing
 Muller Manor - Hugo Seniors Housing
 Cobble Hill Apartments - Woodbury Multi-Family
Many additional projects as listed on firms Public Housing Experience Form.

FINN DANIELS
Associate / Senior Project Manager
Since joining Finn Daniels Architects in 2006, Mike has worked on a variety
of affordable housing projects for various Public Housing and
Redevelopment Authorities throughout the State of Minnesota as well as
numerous retail projects throughout the United States for a variety of other
clients.

Michael
Hegna

Mike’s work experience includes project scheduling, existing conditions
surveys, code research, preliminary designs, design development,
conceptual renderings, construction documents, specifications, material
sample boards, project management, and construction administration.
Mike’s diverse background with various public HRAs and retail clients as
well as building, fire, and health authorities having jurisdiction throughout
the U.S., allows him to serve a client’s needs from start to finish, no matter
where the client or project is located.

Education
Associate of Science Degree – Northwest Technical Institute
University of Minnesota
Anoka Ramsey Community College

Project Experience
Grand Rapids, MN
 401 River Road Apartments – Bathrooms Remodel Project
 Lakeshore Place Apartments – Window Replacement Project
Hibbing, MN
 Park Terrace Manor Apartments – Exterior Restoration Project
 First Avenue Apartments – Exterior Restoration Project
 Park Terrace Apartments, First Avenue Apartments, and 7th Avenue
Apartments – Re-Roofing Project
 7th Avenue Apartments – Generator Replacement Project
Itasca County, MN
 Taconite and Calumet Duplexes – Flooring and Bathroom Remodel
Project
Kandiyohi County, MN
 Lakeview High Rise Apartments – Boiler and Thermostats/Valves
Replacement Project
 Highland Apartments – Boiler Replacement Project
 Lakeview High Rise Apartments – Window and Joints/Sealants
Replacement and Vestibule Addition Project

FINN DANIELS
Project Experience (continued)
Mountain Lake, MN
 Laker Apartments – Window and AC Sleeve Replacement Project
Olmsted County, MN
 Homestead Green and Homestead Terrace Townhomes – Exterior
Improvements Project
Red Wing, MN
 Jordan Tower I High Rise Apartments – Exterior Restoration Project
 Number of Projects in Progress
Sleepy Eye, MN
 Ross Park Apartments – Mansard Re-Roofing Project
 Ross Park Apartments – Thermostats / Valves Replacement Project
South Saint Paul, MN
 John Carroll Building High Rise Apartments and Nan McKay Building
High Rise Apartments – Sprinkler Head Replacement Project
Virginia, MN
 Alpine Village Student Housing – Window Replacement and Re-Roofing
Project
 Pine Mill Court Townhouses – Door and Window Replacement and
Abatement Project
 Washington Manor Apartments – Window Repair Project
Various Retail Projects
 200+ Total Tenant Improvement Projects in 40+ States for 5+
Different Clients
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5-B

Authorization of Signatories – Tenant Accounts

Action to be considered: Motion to authorize Clara Hilger, City Finance Director, and Tiffany
Greene, City Housing Programs Administrator as signatories for tenant accounts at John Carroll
and Nan McKay properties.
Overview:
The public housing tenant checking accounts are held at MidWestOne Bank and the city acts in a
fiduciary capacity for disbursement of these funds. These are not city accounts and therefore are
not part of the designated depository actions taken in January each year.
We are required to designate authorized individuals to serve as the fiduciaries and bank
signatories on these accounts. Therefore, we request that the HRA Board authorize Clara Hilger,
City Finance Director, and Tiffany Greene, City Housing Programs Administrator as authorized
signatories on these accounts.
This authorized change will remove Ryan Garcia and Michelle Pietrick who are the current
signatories on these accounts.
Source of Funds: Tenant accounts are funded by income from the vending machines at the
buildings. These funds are used by tenants for resident events.
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HRA Agenda Report

Date: April 4, 2022
HRA Executive Director: ____________

5-C

Agenda Item: Approval to Amend Admission & Continued Occupancy Policy for Public
Housing – Annual Rent Increase Required by HUD – Resolution No. 2022-3344
Action to be considered: Motion to approve the proposed amendments to the Public Housing
Admission and Continued Occupancy Policy (ACOP).
Overview:
The Admission and Continued Occupancy Policy (ACOP) for Public Housing is effectively “the
bible” for the operation of the South St. Paul HRA’s public housing program. The ACOP
integrates relevant federal and state law as it pertains to public housing admission and occupancy
with locally nuanced policies and preferences for how to manage and operate the program in the
best interests of local conditions, residents, and the community.
Every year HUD updates the income eligibility requirements and minimum and maximum rent
requirements for all areas and household sizes. In 2020 flat rent amounts being implemented in
the city’s public housing program were significantly lower than required by HUD, causing the
HRA to begin increasing rents at a phased in rate over several years until the appropriate rent
amounts are reached.
We are required by HUD to annually update the flat rent amount and to either apply or phase in
this new rent amount as needed based on the attached notice requirements in PIH-2017-23. The
City of South St. Paul (more specifically 55075) falls under SAFMR (Small Area Fair Market
Rents), which allows us to charge less than what would normally be required in a more
populated city in our area. Per the attached notice, we are required to implement these changes
within 90 days of HUD posting the new amounts. Thus, this amendment includes the updates
made to Section 15.3.B of the ACOP, adding the Flat Rent charge for 2022 of $823, which is the
very minimum amount required by HUD (SAFMR $784) plus an added 5% ($39).
The bottom rent amount we should be charging if we were on the correct rent scale is $975,
which is the 2022 SAFMR for Dakota County, specifically South St. Paul. We are still $152
short of where Flat Rents should be ($975-$823) but will catch up in the next few years. These
rent amounts are less a monthly $5 air conditioning fee.
Source of Funds:
N/A
Attachments:
2022 HUD Flat Rent Compliance Requirements
HUD Flat Rent Notice_PIH-2017-23
Resolution No. 2022-3344

5.C Resolution No. 2022 - 3344

2022 Flat Rent Compliance Requirements
HUD Notice PIH-2017-23:
7. FLAT RENT POLICIES – HOW TO COMPLY ON AN ANNUAL BASIS In order to comply with the flat rent requirements annually, no later than 90 days after the
effective date of new FMRs or SAFMRs published by HUD, the PHA must:
1. Compare the current flat rent amount to the applicable FMR and SAFMR/unadjusted rent. If the PHA is in compliance with this the law, no further steps are
necessary: a) If the flat rent is at least equal to the lower of: a. 80 percent of the FMR, or b. 80 percent of the SAFMR (or if no SAFMR is available, 80 percent of
unadjusted rent). b) If the current flat rent is less than the lower of option a or option b above, the PHA must set flat rents at no less than 80 percent of the
lower of the 80 percent FMR or 80 percent SAFMR/80 percent unadjusted rent, subject to the utilities adjustment in Section 6 of this Notice, or the PHA may
request an exception flat rent pursuant to the requirements of Section 5 of this Notice;
2. Update the flat rent policies in the Admissions and Continued Occupancy Policies (ACOP) as necessary;
3. Permit the family to choose between the flat rent amount and the income-based rent for all new admissions; and
4. Offer the updated flat rent amount at the next annual rent option for families that are current Public Housing residents, and permit the family to choose
between the flat rent amount and the income-based rent, subject to the phase-in requirements in Section 8 of this Notice. For those PHAs with an approved flat
rent exception request, the PHA must update its flat rents to the approved flat rent exception amount immediately after approval for all intake and
reexamination activities. The PHA may apply the approved flat rent exception amount immediately to intakes and reexaminations, and must apply it to any
intake or reexamination that takes effect 60 days or more after the approval date.

Small Area Fair Market Rent Requirements:

5.C Resolution No. 2022 - 3344
U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT
WASHINGTON, DC 20410-5000

OFFICE OF PUBLIC AND INDIAN HOUSING

Special Attention:
Public Housing Agencies (PHAs)
Public Housing Hub Office Directors
Public Housing Program Center Directors
Regional Directors
Field Office Directors
Resident Management Corporations

NOTICE PIH-2017-23 (HA)
Issued: November 30, 2017

Expires: Effective until
amended, superseded, or
rescinded
Cross References: 24 CFR
Part 960, 24 CFR Part 903,
Notice PIH 2014-12, Notices
PIH 2015-13

Subject: Updates to Flat Rent Requirements
1. PURPOSE
This Notice supersedes and replaces the guidance provided in Notice PIH 2015-13 and
clarifies HUD’s interpretation of the statutory amendment related to flat rents. This
Notice also serves as supplemental guidance to the final rule on Streamlining
Administrative Regulations for Public Housing, Housing Choice Voucher, Multifamily
Housing, and Community Planning and Development Programs (81 FR 12354,
published on March 8, 2016), codified at 24 CFR 960.253.
2. APPLICABILITY
This Notice applies to PHAs that operate a Public Housing program. It also applies to
families residing in, or applying to, the Public Housing program.
Moving to Work (MTW) PHAs operating a Public Housing program can exercise
flexibility and establish alternative requirements, in accordance with the terms of their
respective MTW Agreement and approved Annual MTW Plan. If an MTW PHA’s
Annual MTW Plan does not include alternative policies regarding flat rent requirements,
then the policies set forth in this Notice will apply to the MTW PHA.
3. BACKGROUND
The FY 2014 Appropriations Act required PHAs to establish flat rents at no less than 80
percent of the applicable Fair Market Rent (FMR), and established rent increase phase-in
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requirements to prevent family rental payments from increasing by more than 35 percent.
HUD implemented these requirements through Notice PIH 2014-12. Through FAQs
accompanying Notice PIH 2014-12, HUD provided flexibility to PHAs to phase-in all
flat rent increases over a 3-year period, including those increases that were 35 percent or
less.
The FY 2015 Appropriations Act maintained the FY 2014 rent increase phase-in
requirements and amended the 2014 Act to require that flat rents be set at no less than the
lower of:
1. 80 percent of the applicable FMR established under Section 8(c) of this Act; or
2. At the discretion of the Secretary, 80 percent of such other applicable FMR
established by the Secretary that the Secretary determines more accurately reflects
local market conditions and is based on an applicable market area that is
geographically smaller than the applicable market area used for purposes of the
applicable FMR under Section 8(c) of this Act (such as the applicable Small Area
Fair Market Rent (SAFMR) or unadjusted rent).
A PHA may apply for a flat rent amount that is lower than the two options outlined above
if:
•
•

The PHA demonstrates, through the submission of a market analysis, that those
rent options are not reflective of the unit’s market value; and
HUD agrees with the PHA’s market analysis determination (see Section 5 of this
Notice).

In accordance with 42 U.S.C. 1437a(a)(2)(A)(ii), PHAs that established and were
administering ceiling rents prior to October 1, 1999 are authorized to continue to
administer ceiling rents in lieu of flat rents, provided such ceiling rents are set at the level
required for flat rents as required by 24 CFR 960.253(d). Further, such PHAs must
follow the requirements for calculating, adjusting, and reporting flat rents when
calculating and adjusting ceiling rents. To improve transparency and accuracy of
reporting, PHAs administering ceiling rents may no longer use line 10c (income-based
ceiling rent) on the HUD Form-50058 to report ceiling rents for any household. Instead,
PHAs must use line 10b (flat rent) to report the applicable maximum rental amount.
4. SMALLER GEOGRAPHICAL AREA FMRs
If a PHA does not believe the 80 percent FMR is reflective of its local market conditions
(flat rent setting option #1), it may use a HUD-established FMR that is based on an area
geographically smaller than the effective FMR published in the Federal Register to
determine the minimum flat rent amount (flat rent setting option #2).
To satisfy option #2, PHAs may use the applicable SAFMR, which HUD will publish
annually on its website, available at:
http://www.huduser.org/portal/datasets/fmr/smallarea/index.html
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For some areas for which HUD does not publish a SAFMR, HUD will permit PHAs to
use 80 percent of the unadjusted rent to satisfy option #2, which HUD will publish
annually on its website.1 While 80 percent of the unadjusted rent will always be lower
than 100 percent of the FMR, it may or may not be lower than 80 percent of the FMR.
Therefore, PHAs should assess all available options when setting its flat rent rates:
1. 80 percent of the FMR; or
2. 80 percent of the SAFMR (or if a SAFMR is not available, 80 percent of the
unadjusted rent).
PHAs are not permitted to establish any other smaller geographical FMRs, different from
these two options. For areas where HUD has not determined a SAFMR or an unadjusted
rent, PHAs must set rents at no less than 80 percent of the FMR, or apply for an
exception flat rent pursuant to the requirements of Section 5 of this Notice.
5. EXCEPTION FLAT RENTS
5a. When a Flat Rent Exception is Required.
HUD only requires flat rent exception requests when PHAs are setting flat rents at an
amount that is lower than the lesser of the following (less utility allowances, if
applicable):
1. 80 percent of the FMR, or
2. 80 percent of the SAFMR (or if a SAFMR is not available, 80 percent of the
unadjusted rent).
PHAs do not need to submit exception requests to set flat rents at or above 80 percent of
the FMR or SAFMR, or if the SAFMR is not available, 80 percent of the unadjusted rent.
The flat rent exception request process is for a PHA that wishes to base its flat rents on
specific market conditions supported by a market analysis. PHAs do not need to submit a
request to HUD in order to use the FMR, SAFMR, or unadjusted rent to set flat rents in
accordance with Sections 3 and 4 of this Notice.

1

The unadjusted rent is the FMR estimated directly from the American Community Survey (ACS) source data that
HUD uses to calculate FMRs before HUD applies its state non-metropolitan minimum rent policy. HUD maintains
a minimum FMR policy within the Housing Choice Voucher (HCV) program in response to numerous public
concerns that FMRs in rural areas were too low to operate the HCV program successfully. The policy establishes
the FMRs at the higher of the local FMR or the State-wide average FMR of non-metropolitan counties, subject to a
ceiling rent cap. The rationale for having a state minimum FMR is that some low-income, low-rent nonmetropolitan counties have ACS-based FMR estimates that appear to be below long-term operating costs for
standard quality rental units and raise concerns about housing quality. State minimum FMRs have been set at the
respective state-wide population weighted median non-metropolitan rent level, but are not allowed to exceed the
U.S. median non-metropolitan rent level.

4
PHAs with previously approved flat rent exception requests may submit a written request
to extend their approved flat rent rates for up to 2 additional years, provided local market
conditions remain unchanged (see Section 5d of this Notice).
5b. Flat Rent Exception Request Timeframes and Key Dates.
HUD updates and posts new FMRs annually. Typically, the final FMR rates for the
current fiscal year are effective on or around October 1. PHAs may access FMR rates
here: https://www.huduser.gov/portal/datasets/fmr.html
From the effective date of the current fiscal year’s FMRs, PHAs have 90 days to either
implement new FMR-based flat rents or submit an exception request. In a typical year,
this would mean that a PHA will have until December 31 to either update its flat rents
based on the new FMRs, or submit an exception request.2
In the event that a PHA submits an incomplete flat rent exception request and/or
incomplete supporting market analysis, HUD will provide that PHA with two
opportunities to cure deficiencies before disapproving the request.
While HUD is reviewing a PHA’s flat rent exception request or any supplemental
information, the PHA may continue to utilize its current flat rent schedule. PHAs must
receive written HUD approval to utilize an exception flat rent prior to implementing the
new exception flat rent rates.
An approved exception request will remain in effect until the end of the 90-day period
commencing upon the effective date of HUD’s Final Fiscal Year FMRs or the date on
which a PHA updates and makes effective its flat rent schedule based on that fiscal year’s
FMRs, whichever comes first.
The PHA must update its flat rents to the approved flat rent exception amount after the
date of HUD’s approval. Thereafter, the PHA may immediately apply the exception flat
rent amount to intakes and reexaminations. However, the PHA must apply the approved
exception flat rent amount to all intakes and reexaminations that take effect 60 days or
more after HUD’s approval date.
5c. Process to Submit a New Flat Rent Exception Request.
PHAs may request an exception flat rent by sending an email to
flatrentexceptionrequests@hud.gov with the following information attached:

2

A PHA or other interested party may request a HUD reevaluation of its FMRs, as provided for under Section
8(c)(1)(B) of the U.S. Housing Act, as amended by the Housing Opportunity Through Modernization Act
(HOTMA). HUD will review FMR reevaluation requests and supporting data, and following the reevaluation, will
post revised FMRs with an accompanying Federal Register notice stating the revised FMRs are available. For areas
affected by a request for an FMR reevaluation, the 90-day flat rent implementation timeframe described in Section 7
of this Notice will commence upon the effective date of the revised FMRs.
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•
•
•

The address including unit number(s) and AMP number(s) of the unit or property
for which the PHA is seeking an exception flat rent;
A market analysis; and
The proposed flat rent schedule.

5d. Process to Extend a Previously Approved Flat Rent Exception Request.
If HUD approved a PHA’s flat rent exception request from a previous fiscal year, the
PHA may request an extension of this approval under the following circumstances:
•
•
•

The market study accompanying the previously approved request is no more than
2 years old;
Market conditions remain unchanged; and
The PHA submits the extension request to HUD no later than 90 days after the
effective date of the final FMRs published by HUD (typically December 31st of
that calendar year).

PHAs may request an exception flat rent extension by sending an email to
flatrentexceptionrequests@HUD.GOV with the following information attached:
•
•
•

The address, including unit number(s) of the unit or property for which the PHA
is seeking an exception flat rent extension;
The flat rent schedule to be extended; and
The date of the previous market study.

If during the 2-year renewal period the PHA becomes aware of a change in local market
conditions that would impact the market (e.g., a major employer enters or leaves the area,
significant private sector redevelopment), the PHA must either:
1. Discontinue the use of the current flat rent exception and implement a flat rent that is
at least equal to the lower of 80 percent of the FMR or 80 percent of the SAFMR (or
if no SAFMR is available, 80 percent of the unadjusted rent), or
2. Conduct a new market analysis and submit a new flat rent exception request to HUD
for approval (if the PHA selects this option, it may continue to use the current flat
rent exception amounts until HUD issues its decision).
One resource for PHAs to make this market continuity determination is the U.S. Housing
Market Conditions Market-at-a-Glance report. The Market-at-a-Glance for the counties
and metropolitan areas are based on data from the Bureau of Labor Statistics and
American Community Survey data from the U.S. Census Bureau. Some adjustments are
made by HUD field economists based on regional information. The Market-at-a-Glance
reports can be found here: https://www.huduser.gov/portal/ushmc/mag.html
5e. Required Market Analysis Content.
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In order to demonstrate the need for an exception flat rent, PHAs are required to submit a
market analysis that demonstrates the value of the unit. The PHA may not request an
exception flat rent that is lower than the demonstrated market value of the unit.3 A
market analysis must:
1. Explain the methodology used to compare the Public Housing unit to unassisted units
in the area using the following factors:
a) Location, quality, size, unit type, age of the unit;
b) Amenities, housing services, maintenance; and
c) Utilities the PHA and/or landlord (for comparable units in the market study) will
pay under the applicable lease.
2. Provide a corresponding key explaining the calculations used for determining the
valuation of each factor.
These criteria are meant to assist PHAs in developing a common sense approach to
valuing a unit. It remains important to note that the Department places a high priority on
accurate rent determinations and requires that such determinations be performed in a
documented, reasonable, and consistent manner. To the extent possible, rent valuation
should be based on rents paid for similar units in the same general location that are
similar in terms of the overall quality of housing services provided. Any procedures or
documentation used should reflect this approach.
5f. Disapproved Flat Rent Exception Requests.
After HUD receives and reviews a flat rent exception request, HUD will respond with the
results of its review and provide PHAs two opportunities to cure deficiencies or provide
additional information. A PHA must respond in writing no later than 30 days after
receiving HUD’s notification of the insufficient submission. The response should include
any new information the PHA believes is necessary to supplement the original
submission. While awaiting the results of HUD’s review of the additional information,
the PHA may continue to utilize its current flat rent schedule.
If the PHA cannot provide sufficient information to justify the exception after two
requests for additional information, HUD will deny the flat rent exception request. If the
PHA’s exception request is denied, the PHA must immediately revise its flat rent rates
using an applicable FMR product (per Section 3 and 4 of this Notice) and the updated flat
rent rates must be applied to any intake or reexamination that takes effect 60 days after
the denial date.
6. FMRs AND UTILITY PAYMENTS
FMRs are gross rent estimates that cover the rent plus the cost of all necessary utilities
regardless of who actually pays the utilities. Although the inclusion of utilities in the
FMR is an accurate estimate of the cost of renting a unit in a particular area, their
3

For example, if the market analysis determines that the value of the PHA unit is $500, then the flat rent exception
request for that unit should be set at $500 (not 80 percent of $500).
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inclusion for purposes of setting Public Housing flat rents may lead to families paying
more in gross rent if the rent is not adjusted to reflect utility payments that are the
family’s responsibility. Specifically, families that pay a flat rent for Public Housing units
and that pay their own utilities would pay more in gross rent (i.e., rent plus utilities) than
a family in a similarly situated unit where the PHA pays the utilities.
To address this issue when establishing flat rents, PHAs must consider who is responsible
for direct utility payments to the utility company, and provide for a utility allowance as
necessary. Such utility allowances must be established consistent with the requirements
of 24 CFR 960.253(b)(4) and 24 CFR 965, Subpart E.
7. FLAT RENT POLICIES – HOW TO COMPLY ON AN ANNUAL BASIS
In order to comply with the flat rent requirements annually, no later than 90 days after the
effective date of new FMRs or SAFMRs published by HUD, the PHA must:
1. Compare the current flat rent amount to the applicable FMR and SAFMR/unadjusted
rent. If the PHA is in compliance with this the law, no further steps are necessary:
a) If the flat rent is at least equal to the lower of:
a. 80 percent of the FMR, or
b. 80 percent of the SAFMR (or if no SAFMR is available, 80 percent of
unadjusted rent).
b) If the current flat rent is less than the lower of option a or option b above, the
PHA must set flat rents at no less than 80 percent of the lower of the 80 percent
FMR or 80 percent SAFMR/80 percent unadjusted rent, subject to the utilities
adjustment in Section 6 of this Notice, or the PHA may request an exception flat
rent pursuant to the requirements of Section 5 of this Notice;
2. Update the flat rent policies in the Admissions and Continued Occupancy Policies
(ACOP) as necessary;
3. Permit the family to choose between the flat rent amount and the income-based rent
for all new admissions; and
4. Offer the updated flat rent amount at the next annual rent option for families that are
current Public Housing residents, and permit the family to choose between the flat
rent amount and the income-based rent, subject to the phase-in requirements in
Section 8 of this Notice.
For those PHAs with an approved flat rent exception request, the PHA must update its
flat rents to the approved flat rent exception amount immediately after approval for all
intake and reexamination activities. The PHA may apply the approved flat rent exception
amount immediately to intakes and reexaminations, and must apply it to any intake or
reexamination that takes effect 60 days or more after the approval date.
8. FLAT RENT INCREASE PHASE-IN REQUIREMENTS
If an existing flat rent tenant’s rental payment prior to any applicable adjustments for
utilities payments increases by more than 35 percent as a result of changes to the flat rent
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amount, the increase must be phased-in such that a family does not experience an
increase in their rental payment of more than 35 percent.
In order to determine how to phase-in increases in rental payments, PHAs must on a caseby-case basis, at the family’s next annual rent option, compare the updated flat rent
amount applicable to the unit to the rent that was being paid by the family immediately
prior to the annual rent option:
1. If the new flat rent amount would not increase a family’s rental payment by more
than 35 percent, the family may choose to pay either the updated flat rent amount or
the previously calculated income-based rent;
2. If the PHA determines that the updated flat rent amount would increase a household’s
rental payment by more than 35 percent, the family may choose to pay the phased-in
flat rent amount resulting from the flat rent impact analysis or the previously
calculated income-based rent.
Example 1 – Flat Rent Increase Does Not Require Phase-In
The Gordon family is currently paying the flat rent amount of $350 per month, rather
than the income-based rent of $500. When the Gordon family meets with the PHA to
discuss rent options for the upcoming year, the PHA informs the Gordon family that the
flat rent amount has increased to $450 per month. Because the increase in the flat rent
amount does not represent an increase of more than 35 percent from the Gordon’s
previous rental payment amount, they have the option to pay the new flat rent amount of
$450, or pay the income-based rent of $500. The Gordon family chooses to pay the new
flat rent amount of $450.
Initial Flat Rent: $350
New Flat Rent: $450
Family Rent Increase Impact Analysis:
Initial
New Flat
Household Rent Rental amount
$350
$450

Impact Analysis
(HRx1.35)
$472.5

IncomeBased Rent
$500

New Household
Rent
$450
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Example 2 – Flat Rent Increase Requires Phase-In
The Jones family is currently paying the flat rent amount of $500 per month. When the
Jones family meets with the PHA to discuss rent options, the PHA tells the family that
the flat rent amount has increased to $700. However, the PHA tells the family that the
family’s flat rent payment would only increase to $675 because flat rent changes must be
phased-in as necessary to ensure that the family’s existing rental payment does not
increase by 35 percent or more annually. The family has the option to pay either the
$675 per month, or an income-based rent of $800 per month based on the most recent
examination of the Jones’ family income. The Jones family chooses to pay the flat rent
amount of $675.
Initial Household Rent: $500
New Flat Rent: $700
New Household Rent: $675
At the next annual rent option meeting between the Jones family and the PHA, the PHA
informs the Jones family that the flat rent amount has increased to $750 per month due to
an increase in the FMR. Because the new flat rent amount represents less than a 35
percent increase from the previous rental payment, the Jones family has the option to pay
the new flat rent amount of $750 or the income-based rent amount of $800 based on the
most recent examination of family income and composition. The Jones family chooses to
pay the new flat rent amount of $750.
Initial Household Rent: $675
New Flat Rent: $750
New Household Rent: $750
Family Rent Increase Impact Analysis:
Year

1
2

Initial
Household
Rent
$500
$675

New Flat
Rental
amount
$700
$750

Impact
Analysis
(HR x 1.35)
$675
$911.25

IncomeBased
Rent
$800
$800

New
Household
Rent
$675
$750

9. ANNUAL REVIEW OF RENT OPTIONS
HUD regulations at 24 CFR 960.253(a) require PHAs to annually give families the option
to choose between paying the flat rent or the income-based rent, and stipulate that PHAs
may not give families the option more than once per year, except in the case that the
family has chosen the flat rent and experiences a financial hardship. Further, 24 CFR
960.253(e) stipulates that PHAs provide sufficient information to allow a family to make
an informed choice regarding rent options. PHAs must provide at least the following
information:

10
•
•

The PHA’s policies on switching the type of rent due to financial hardship;
The dollar amount of the flat rent and the income-based rent.

For families who choose to pay flat rents, PHAs are provided the flexibility not to
conduct income reexaminations annually. HUD regulations at 24 CFR §960.253(e)(2)
and §960.257(a)(2) provide that for families that chose to pay flat rents PHAs must
conduct reexaminations of family income at least once every 3 years, not annually. In
years when a PHA does not conduct a full reexamination of family income, PHAs are not
released from the requirement to give the family the option of paying the flat rent or the
income-based rent as calculated from the most recent examination of family income and
composition.
In order for PHAs to comply with the requirements to review rent options annually with
families, and to provide families with sufficient information to make an informed choice,
PHAs must do the following:
At initial occupancy, or in any year where a current program participating family is
paying the income-based rent:
1. Conduct a full examination of family income and composition at the first annual rent
option (Year 1);
2. Inform the family of the flat rent amount and the rent amount determined by the
examination of family income and composition;
3. Inform the family of the PHA’s policies on switching rent types due to financial
hardship; and
4. Apply the family’s rent decision at the next lease renewal.
At the second and third annual rent options, for families that choose to switch from
income-based rent to pay the flat rent:
1. PHAs may, but are not required to conduct a full examination of family income and
composition for the second and third annual rent options. If a PHA chooses not to
conduct an examination of family income for these annual rent options, PHAs must
use the income information from the examination of family income and composition
from the first annual rent option;
2. PHAs must inform the family of the updated flat rent amount, and the rent amount
determined by the most recent examination of family income and composition;
3. PHAs must inform the family of the PHA’s policies on switching rent types due to
financial hardship; and
4. PHAs must apply the family’s rent decision at the next lease renewal.
For the purpose of conducting the rent option meeting for a family that has paid the
flat rent for the previous 3 years, and for which the PHA has not conducted a reexamination of family income and composition in the last 3 years, the PHA must
complete a full re-examination of family income and composition in order to update the
income-based rent amount.
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PHAs are reminded that the flat rent amount a family pays is not locked in for the 3-year
period. Instead, the PHA must revise the flat rent amount from year to year based on
changes to the FMR. Families currently paying the flat rent amount must be offered the
choice between the updated flat rent amount, and the previously calculated income-based
rent.
10. FLAT RENT REPORTING
PHAs are required to report the amount of a flat rent and any ceiling rent to be charged to
a household on line 10b of the form HUD-50058, as outlined in Section 3 of this Notice.
As per the requirements of Section 6 of this Notice, PHAs must consider whether
households are responsible for any utility expenses for a unit when establishing the flat
rent for a unit. In the case that a household is responsible for paying for utilities, PHAs
should report the amount of such utility allowance on line 10e of the form HUD-50058.
11. FLAT RENTS AND LOW-INCOME HOUSING TAX CREDIT PROPERTIES
For Low-Income Housing Tax Credit (LIHTC) Public Housing units, it is possible that
the minimum flat rent amount may exceed the LIHTC maximum rent. In other cases, the
HUD minimum flat rent may be less than the LIHTC maximum rent. In the event that
these amounts conflict, PHAs should set flat rents so as not to exceed the LIHTC
maximum rent.
Example 1: LIHTC Maximum Rent is Lower than 80 Percent of HUD’s FMR
• 80 percent of HUD’s FMR for a one-bedroom unit is $450
• The LIHTC maximum rent is $400
• The PHA should set its LIHTC Public Housing flat rents at $400
Example 2: 80 Percent of HUD’s FMR is Lower than LIHTC Maximum Rent
• 80 percent of HUD’s FMR for a one-bedroom unit is $400
• The LIHTC maximum rent is $450
• The PHA should set its LIHTC Public Housing flat rents at no less than $400 and
no greater than $450
Example 3: Exception Flat Rent is Lower than LIHTC Maximum Rent and 80
Percent of HUD’s FMR
• 80 percent of HUD’s FMR for a one-bedroom unit is $400
• The LIHTC maximum rent is $450
• The PHA has a HUD-approved flat rent exception request of $375
• The PHA should set its LIHTC Public Housing flat rents at $375
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12. CONTACT INFORMATION
If you have questions regarding this Notice, please contact the Public Housing
Management and Occupancy Division Flat Rent Review Team at:
flatrentexceptionrequests@hud.gov.
13. PAPERWORK REDUCTION ACT
The information collections referenced in this Notice have been approved by OMB
pursuant to the Paperwork Reduction Act under, OMB# 2577-0220 and OMB# 25770226.
/s/
Dominique Blom
General Deputy Assistant Secretary for
Public and Indian Housing

HOUSING AND REDEVELOPMENT AUTHORITY
OF THE CITY OF SOUTH ST. PAUL
DAKOTA COUNTY, MINNESOTA
RESOLUTION NO. 2022-3344
Approval to Amend Admission & Continued Occupancy Policy (ACOP)
for Public Housing
WHEREAS, the Housing and Redevelopment Authority of the City of South St. Paul,
Minnesota (HRA), is required to update sections of the Admission & Continued Occupancy Policy
(ACOP) as required by HUD; and
WHEREAS, the flat rent amount and household income limits are updated annually by
HUD and posted on their website on or around April 1st every year; and
WHEREAS, the HRA is required to update their rent and income eligibility amounts
within 90 days of HUD’s posting.
NOW, THEREFORE, BE IT RESOLVED by the Housing and Redevelopment
Authority of the City of South St. Paul, that the Admission & Continued Occupancy Policy shall
be updated with the rent and income amounts determined by HUD to ensure compliance with all
interested parties.

Moved by:

Commissioner

Seconded by:

Commissioner
Adopted this 4th day of April 2022.
Ayes

Nays

