FACT SHEET: FAIR HOUSING FOR PERSONS
WITH DISABILITIES: ENSURING ACCESSIBILITY

What is fair housing?

Fair housing is the right to choose housing free from unlawful discrimination. Fair
housing laws protect people from discrimination in housing based on race, color,
religion, sex, national origin, familial status, disability, marital status, and age.
Discrimination is illegal in housing transactions such as rentals, sales, lending, and
insurance. One type of discrimination prohibited by the law is the refusal to make
reasonable modifications or accommodations that allow for a person with a disability
the equal opportunity to access, use and fully enjoy a dwelling.

What qualifies as a disability?

The Fair Housing Act defines a person with a disability to include (1) individuals with a
physical or mental impairment that substantially limits one or more major life activities;
(2) individuals who are regarded as having such an impairment; and (3) individuals with a
record of such an impairment. Major life activities include caring for yourself,
performing manual tasks, walking, seeing, hearing, speaking, breathing, and working.

What are reasonable modifications?

Reasonable modifications are physical changes to an apartment or house that make the
unit accessible to someone with a disability, such as ramps or grab bars. A person with a
disability must be permitted to make reasonable modifications to their dwelling unit or
to the public and common use areas if necessary for equal access. Reasonable
modifications are critical for equal housing opportunity, especially in meeting the
demand for accessible housing from a growing senior population.

What are reasonable accommodations?

Reasonable accommodations are changes in any rule, policy, procedure or service
needed in order for a person with a disability to have equal access to and enjoyment of
their home. Examples of reasonable accommodations include allowing an overnight
caregiver despite a policy prohibiting overnight guests or allowing a service animal
despite a “no pets” policy.

What does reasonable mean?

Reasonable is not defined by law so each request should be determined on a case-by-
case basis. To show that a requested accommodation or modification may be necessary,
there must be an identifiable relationship, or nexus, between the request and the
individual’s disability. A request may be denied if providing the accommodation or
modification is not reasonable —i.e., if it would impose an undue financial and
administrative burden on the housing provider or it would fundamentally alter the
nature of the provider's operations.
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What are assistance animals?

Assistance animals include service and companion animals that perform tasks or provide
support to assist people with physical or mental disabilities in daily living activities under
fair housing laws. These animals are not considered to be pets, and are not subject to
pet fees or “no pet” policies. They do not have to be certified or licensed by any
government or training program.

What kinds of assistance animals are there?

The most recognizable assistance animals are those that assist people with obvious
physical disabilities, such as guide or seeing-eye dogs. Other common assistance animals
include hearing animals, mobility animals and seizure response animals. However,
companion or emotional support animals also qualify as assistance animals under the
Federal Fair Housing Act. Companion animals can help persons with psychological
disabilities alleviate symptoms such as depression, anxiety, and stress thereby enhancing
the person’s ability to live independently and enjoy their home.

Are dogs the only animals that can be assistance animals?
No. Any animal prescribed by a doctor or other medical professional to assist a person
with a disability can be an assistance animal.

How do | request an accommodation?

Though not required, it is recommended the request for an accommodation is in writing.
The requester should keep a copy of the request and any supporting attachments. An
individual is not required to disclose the disability to the housing provider, but may be
asked to provide information to show a connection between the nature of the disability
and the requested accommodation. The individual should also describe the specific
policy or rule which limits the opportunity for the individual to live in or fully enjoy the
housing. The individual then needs to state the specific change in the policy he or she is
requesting.

Where can | find more information?

If you have additional questions about reasonable modifications or reasonable
accommodations, or if you would like assistance in requesting a reasonable modification
or accommodation, please contact the Fair Housing Center office.

SIGNS OF POSSIBLE DISCRIMINATION AGAINST PERSONS WITH DISABILITIES

» Refusing to rent or sell to you because of your disability or a relative’s disability

 Being charged extra fees, such as a higher deposit, or higher rent

» Being told the unit just rented, even though it has an “available unit” sign

» Refusal to allow assistance animals because of a “no pets” policy

 Refusal to permit reasonable modifications, such as wheelchair ramps or grab bars

» Being asked for a medical history to prove you have a disability or to prove you can live independently

« Being told you won't be safe, neighbors won’t want you there, or the neighborhood is not “right” for you
e Terms, conditions, or availability change between phone contact and an in-person visit

* Filling out an application and waiting an unreasonable time for a decision
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HOW TO FIND A RENTAL UNIT

Where to Look

1. Check the classified section of local newspapers under Houses for Rent or

Lease and Apartments for Rent or Lease.

Check bulletin boards in laundromats, supermarkets, credit unions, etc.

Check with friends or neighbors. They may know of places available.

Look for yard signs in the area you wish to live, offering “House for Rent.”

Check with Real Estate offices or rental agencies. (WARNING: You may be

required to pay a fee. Payment of a fee is no guarantee that you will find

satisfactory housing.)

6. Check with your PHA for a list of landlords offering rental housing or
available units for rent.

7. Try www.mlive.com which features rental or classified ads from Western
Michigan.

o B

Questions to ask a Prospective Landlord

The name, address and phone number of the owner or his agent.

The full address of the home.

The number of bedrooms in the home.

The amount of rent being asked.

What, if any, utilities are included in the rent. Do they supply garbage
service and water?

6. Any special restrictions the landlord has, such as, “no pets” or “no
children.”

R NP

Make an Appointment

If the housing might be what you are looking for, ask for an appointment to see it.
Be sure to keep the appointment and be on time. You may want to arrive early to
look around the neighborhood.

Links to find housing:
www.Gosection8.com
www.rpoaonline.org
www.pmawm.rentlinx.com
www.michiganhousinglocator.com
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Persons Living Below Poverty Level
Kent County, Michigan

Persons Living Below Poverty Level

By Census Tract
| | 1% - 8%
B 9% - 17%
B 5% - 36%
B 27 se%

Major Roads

Research has shown that moving to areas of low poverty
concentration has strong positive physical and mental health
effects. It has also shown that families who lived in low N
poverty neighborhoods for a longer period had an increased
likelihood of finding employment and having higher incomes,
their children also had higher scores in school and were
more likely to enroll in college.

Source: ACS 2008 - 2012 5 Year Estimate




VOUCHER TERM, EXTENSIONS, AND SUSPENSIONS
Voucher Term [24 CFR 982.303]

The initial term of a voucher must be at least 60 calendar days. The initial term must be stated
on the voucher [24 CFR 982.303(a)].

WHC Policy

- The initial voucher term will be 60 calendar days.
- The family must submit a Request for Tenancy Approval and proposed lease within
the 60-day period unless the WHC grants an extension.

Extensions of Voucher Term [24 CFR 982.303(b)]

The PHA has the authority to grant extensions of search time, to specify the length of an
extension, and to determine the circumstances under which extensions will be granted. There is
no limit on the number of extensions that the PHA can approve. Discretionary policies related to
extension and expiration of search time must be described in the PHA’s administrative plan [24
CFR 982.54].

PHAs must approve additional search time if needed as a reasonable accommodation to make
the program accessible to and usable by a person with disabilities. The extension period must
be reasonable for the purpose.

The family must be notified of the PHA's decision to approve or deny an extension. The PHA’s
decision to deny a request for an extension of the voucher term is not subject to informal
review [24 CFR 982.554(c)(4)].

WHC Policy

The WHC will automatically approve one 60-day extension upon written request from
the family.

The WHC will approve additional extensions only in the following circumstances:

It is necessary as a reasonable accommodation for a person with disabilities.

It is necessary due to reasons beyond the family’s control, as determined by the
WHC. Following is a list of extenuating circumstances that the WHC may consider
in making its decision. The presence of these circumstances does not guarantee
that an extension will be granted:

- Serious illness or death in the family
- Other family emergency
- Obstacles due to employment

Whether the family has already submitted requests for tenancy approval that
were not approved by the WHC

Whether family size or other special requirements make finding a unit difficult

Any natural disaster or emergency that would hinder a family’s ability to locate a
unit




Any request for an additional extension must include the reason(s) an additional
extension is necessary. The WHC may require the family to provide documentation to
support the request.

All requests for extensions to the voucher term must be made in writing and submitted
to the PHA prior to the expiration date of the voucher (or extended term of the
voucher).

The PHA will decide whether to approve or deny an extension request within 10
business days of the date the request is received, and will immediately provide the
family written notice of its decision.

Suspensions of Voucher Term [24 CFR 982.303(c)]

At its discretion, a PHA may adopt a policy to suspend the housing choice voucher term if the
family has submitted a Request for Tenancy Approval (RTA) during the voucher term.
"Suspension” means stopping the clock on a family’s voucher term from the time a family
submits the RTA until the time the PHA approves or denies the request [24 CFR 982.4]. The
PHA's determination not to suspend a voucher term is not subject to informal review [24 CFR
982.554(c)(4)].

WHC Policy

When a Request for Tenancy Approval and proposed lease is received by the WHC, the
term of the voucher will not be suspended while the WHC processes the request.

Expiration of Voucher Term

Once a family’s housing choice voucher term (including any extensions) expires, the family is no
longer eligible to search for housing under the program. If the family still wishes to receive
assistance, the PHA may require that the family reapply, or may place the family on the waiting
list with a new application date but without requiring reapplication. Such a family does not
become ineligible for the program on the grounds that it was unable to locate a unit before the
voucher expired [HCV GB p. 8-13].

WHC Policy

If an applicant family’s voucher term or extension expires before the family has
submitted a Request for Tenancy Approval (RTA), the WHC will require the family to
reapply for assistance. If an RTA that was submitted prior to the expiration date of the
voucher is subsequently disapproved by the WHC (after the voucher term has expired),
the family will be required to reapply for assistance.

Within 10 business days after the expiration of the voucher term or any extension, the
WHC will notify the family in writing that the voucher term has expired and that the
family must reapply in order to be placed on the waiting list.




REQUESTING TENANCY APPROVAL [Form HUD-52517]

After the family is issued a voucher, the family must locate an eligible unit, with an owner or landlord willing to
participate in the voucher program. Once a family finds a suitable unit and the owner is willing to lease the unit
under the program, the owner and the family must request the WHC to approve the assisted tenancy in the
selected unit.

The owner and the family must submit two documents to the WHC:
» Completed Request for Tenancy Approval (RTA) — Form HUD-52517
¢ Copy of the proposed lease, including the HUD-prescribed Tenancy Addendum — Form HUD-52641-A

The RTA contains important information about the rental unit selected by the family, including the unit address,
number of bedrooms, structure type, year constructed, utilities included in the rent, and the requested beginning
date of the lease, necessary for the WHC to determine whether to approve the assisted tenancy in this unit.

Owners must certify to the most recent amount of rent charged for the unit and provide an explanation for any
difference between the prior rent and the proposed rent.

Owners must certify that they are not the parent, child, grandparent, grandchild, sister or brother of any member of
the family, unless the WHC has granted a request for reasonable accommodation for a person with disabilities who
is a member of the tenant household.

For units constructed prior to 1978, owners must either 1) certify that the unit, common areas, and exterior have
been found to be free of lead-based paint by a certified inspector; or 2) attach a lead-based paint disclosure
statement.

Both the RTA and the proposed lease must be submitted no later than the expiration date stated on the voucher.
[HCV GB p.8-15].

WHC Policy

The RTA must be signed by both the family and the owner.

The owner may submit the RTA on behalf of the family.

Completed RTA (including the proposed dwelling lease) must be submitted as hard copies, in-person, by
mail, by fax or email.

The family may not submit, and the WHC will not process, more than one (1) RTA at a time.
When the family submits the RTA the WHC will review the RTA for completeness.

If the RTA is incomplete (including lack of signature by family, owner, or both), or if the dwelling
lease is not submitted with the RTA, the WHC will notify the family and the owner of the
deficiencies.

Missing information and/or missing documents will only be accepted as hard copies; in-person, by
mail, by fax or email. The WHC will accept missing information over the phone, but the coordinator
must document the date, time and from whom the information was obtained to avoid delays. This
information must still be supported by hard-copy to be acceptable.

When the family submits the RTA and proposed lease, the WHC will also review the terms of the RTA for
consistency with the terms of the proposed lease.

If the terms of the RTA are not consistent with the terms of the proposed lease, the WHC will notify
the family and the owner of the discrepancies.

Corrections to the terms of the RTA and/or the proposed lease will only be accepted as hard copies;
in-person, by mail, e-mail or by fax. The WHC will not accept corrections to the lease by phone.

Because of the time sensitive nature of the tenancy approval process, the WHC will attempt to communicate
with the owner and family by phone, fax, or email. The WHC will use mail when the parties can't be reached
by phone, fax, or email.




WYOMING HOUSING COMMISSION

2450 36 TH Street SW, Wyoming, Ml 49519

January 31, 2017

MR./MS. APPLICANT
123 MAIN ST
ANYWHERE, M| 12345

Dear Mr./Ms. Applicant,

On 12/15/20186, you were issued voucher #4321L for the Section 8 Program. A voucher is valid forEiO
days, with a possible extension of an additional 60 days when requested per policy requi rements B

This letter is to inform you that as of 01/13/2017,;

[ ] You submitted a Request for Tenancy Approval Form (RFTA) Once thls form is subm1tted the
available time you have on your voucher is “paused’ or "suspended whr!e the RFFA is *
processing. Once the RFTA is processed and determined approved or deo ed, the remarnang
allowable time on your voucher will resume \ / ;

Your voucher is currently suspended whrle we process your RFTA, once the RFTA is approved or
denied you will be notified by marl At the trme ofthis suspénsron your voucher has 31 days
remaining until it exprres \ CONT

- If denied, the remaining days of your voucher wrll resume counting down again until
yourr next RFTA submrssmn or zhe voucher expires.

o~ " -if approved you wnl be notlfled ot your estimated rental portion.
|

However if your voucher expires before you submit another RFTA or you have no more available
extensrons you will have to reapply when the waitlist opens again.

D Your vouoher has expired. Because we have not received a Request for Tenancy Approval Form
(RETA) or a reqUest for an extension prior to your voucher expiration, you must reapply when the
_ waitlistis open to be considered for the program in the future.

]f you have any questrons please feel free to call me.

Slncereiy

WHC Coordinator

~ Suspund o Expied Voudher
Notiee

Phone: (616) 534-5471 « Fax: (616) 534-1770




WYOMING HOUSING COMMISSION

2450 36TH Street SW, Wyoming, MI 48519

January 31, 2017

MR./MS. APPLICANT
123 MAIN ST
ANYWHERE, Ml 12345

|
Dear Mr.Ms. Applicant W .,
Recently you submitted a Request for Tenancy Approval Form (RFTA). When a RFTA |§ subn’mtted the\\,
Wyoming Housing Commission "pauses” or “suspends” your voucher to av01d gny processmg time from
exhausting your allocated 60 days. \ N\ \ ,,/‘\
As of 01/13/2017, | have unsuspended your voucher because the RFTA Qas been ﬁenled for ehrglbmty on /,/"
the program for the following reason(s): P ) % 'k Y N ,_ >
- UNIT DID NOT PASS HOUSING QUALITY STANDARDS W N
Therefore, the available time on your voucher-has resumed as of 01/13(2617 and yoq,\mll need to submit
another RFTA or if available, request an extensTan before <I\TEW ‘EXPIRATION DATE= in order to
continue eligibility for the Section 8 Program v %X \.‘\ NN\
\ \1\ \ L % % )
If your voucher expires before’ you ‘dag either of the above you wnl have 16 reapply when the waitlist is
available to be consndered fo‘r ehglbnﬁ agam \,\
If you have any questuons please feel free to. call me :
S:ncerely, ~d ' e
f{,,,—"‘\\ S } :‘
A by 3 3
P e \,\‘.
\ e ,\ | '. . o
. WHC Coordinator| |
\\ - P { {
N\
\ ’
N

- Request for Terany Approval
Denial Notiee

Phone: (616) 534-5471 e Fax: (616) 534-1770




: yone’'s s:tuatlon is dlffe nt. A payment
standard amount IS only a max:mum\ﬁ_}lmlt for the

et ota questlon atcanbe _.
ithout your corrdinator lé‘%nowmg

Every unit you view could be a different re '*
amount for you, even if the full rent amounts

same. Please consult with your coordinator, \ |
you have found a unit of interest for quallflca
and approxnmate rental obligation.




Summary
Allowance for Tenant-Furnished
Utilities and Other Services

S g“’"“g Housing Commission - Consumers Energy / DTE Energy P or01/2020
02999
6896 AHDD Monthly Dollar Allowances
Unit Type 0BR 1BR 2BR 3BR 4 BR 5BR 6 BR 7BR
Mobile Home (Manufactured Home)*
a. Natural Gas 25 30 38 49 61
b. Electric 43 52 67 86 108
c. Bottle Gas 56 67 87 111 139
d. Oil i 87 113 145 181
High-Rise with Elevator
a. Natural Gas 25 29 34 41 47 58 67 76
b. Electric 39 48 59 72 89 104 120 136
Row House/Garden Apt (Rowhouse/Townhouse)*
| a. Natural Gas 24 33 44 55 67 77 89 101
| b. Electric 43 57 77 96 s 1y I 4 136 156 177
c. Bottle Gas 55 74 100 125 151 176 202 228
d. Oil 72 96 130 162 197 229 263 297
Two-Three Family/Duplex (Semi-Detached)*
a. Natural Gas 29 38 50 63 73 83 96 108
b. Electric 52 67 88 110 129 146 168 190
c. Bottle Gas 67 86 114 142 166 189 217 246
d. Oil 87 113 149 185 217 246 283 320
Older Multi-Family (Low Rise)*
a. Natural Gas 26 35 46 57 69 79 91 103
b. Electric 46 61 81 100 121 138 159 180
c. Bottle Gas 60 79 105 129 156 179 206 233
d. Oil 78 102 136 169 203 233 268 303
QOlder Home Converted (Semi Detached)*
a. Natural Gas 28 36 48 60 71 80 92 104
b. Electric 49 63 85 105 125 141 162 183
c. Bottle Gas 64 82 110 136 162 182 209 236
d. Oil 83 107 143 177 21 237 272 308
Single Family Detached
a. Natural Gas 32 44 52 66 74 87 100 113
b. Electric of 77 92 116 131 152 1756 198
c. Bottle Gas 7] 99 118 149 169 196 226 255
d. Oil 95 129 154 195 220 256 294 333
All Unit Types-Cooking
a. Natural Gas 4 5 6 8 9 10 12 13
b. Electric 9 1 15 19 23 25 29 33
c. Bottle Gas 8 10 14 17 21 23 26 30
All Unit Types-Electricity 31 39 53 65 81 88 101 114
All Unit Types-Water Heat
a. Natural Gas 4 6 8 9 12 13 14 16
b. Electric 11 14 19 24 29 32 36 41
c¢. Bottle Gas 10 13 17 21 26 28 33 37
d. Oil 13 16 21 27 33 36 41 46
Range (Tenant Owned) 4 4 4 4 4 4 4 4
Refrigerator (Tenant Owned) 4 4 S 9 5 7 7 7
Water 15 18 21 25 28 31 34 a7
Sewer 20 26 33 41 45 52 57 63
Trash 19 19 19 19 19 19 19 19

© HAPPY Software, Inc.
www.happysoftware.com *HUD 50058 Unit Type in Parenthesis where Different




APPENDIX 1

FAIR MARKET RENTS AND PAYMENTS STANDARDS - Kent County

2020 Fair Market ~ Percentage Payment

Rent (FMR) Increase. Standard
Efficiency 686 100.00% 686
One Bedroom 789 105.50% 832
Two Bedroom 962 106.00% 1020
Three Bedroom 1296 106.75% 1383
Four Bedroom 1481 102.50% 1518

The FMR's for unit sizes larger than 4 Bedrooms are calculated by
adding 15% to the 4 bedroom FMR for each extra bedroom.

Fair Market Rent effective: 10/1/2019
Payment Standard effective: 10/1/2019

Resolution: 13-19
Passed: 10-15-19




APPENDIX 1

FAIR MARKET RENTS AND PAYMENTS STANDARDS - Ottawa County

2020 Fair Market  Percentage Payment

Rent (FMR) Increase Standard
Efficiency 714 104.25% 744
One Bedroom 735 106.45% 782
Two Bedroom 837 109.65% 918
Three Bedroom 1183 108.40% 1282
Four Bedroom 1325 108.80% 1442

The FMR's for unit sizes larger than 4 Bedrooms are calculated by
adding 15% to the 4 bedroom FMR for each extra bedroom.

Fair Market Rent effective: 10/1/2019
Payment Standard effective: 10/1/2019

Resolution: 13-19
Passed: 10-15-19




PAYMENT STANDARDS [24 CFR 982.503]

The payment standard sets the maximum subsidy payment a family can receive from the WHC each
month [24 CFR 982.505(a)]. Payment standards are based on fair market rents (FMRs) published
annually by HUD. FMRs are set at a percentile within the rent distribution of standard quality rental
housing units in each FMR area. For most jurisdictions FMRs are set at the 40th percentile of rents in
the market area.

The WHC must establish a payment standard schedule that establishes payment standard amounts
for each FMR area within the WHC's jurisdiction, and for each unit size within each of the FMR areas.
For each unit size, the WHC may establish a single payment standard amount for the whole FMR
area, or may set different payment standards for different parts of the FMR area. Unless HUD grants
an exception, the WHC is required to establish a payment standard within a “basic range” established
by HUD — between 90 and 110 percent of the published FMR for each unit size.

Updating Payment Standards

When HUD updates its FMRs, the WHC must update its payment standards if the standards are no
longer within the basic range [24 CFR 982.503(b)]. HUD may require the WHC to make further
adjustments if it determines that rent burdens for assisted families in the WHC’s jurisdiction are
unacceptably high 24 CFR 982.503(g)].

WHC Policy

The WHC will review the appropriateness of the payment standards on an annual basis when
the new FMR is published. In addition to ensuring the payment standards are always within the
“basic range” the WHC will consider the following factors when determining whether an
adjustment should be made to the payment standard schedule:

Funding Availability: The WHC will review the budget to determine the impact
projected subsidy adjustments will have on funding available for the program and the
number of families served. The WHC will compare the number of families who could be
served under revised payment standard amounts with the number assisted under
current payment standard amounts.

Rent Burden of Participating Families: Rent burden will be determined by
identifying the percentage of families, for each unit size, that are paying more than 30
percent of their monthly adjusted income as the family share. When 40 percent or more
of families, for any given unit size, are paying more than 30 percent of adjusted
monthly income as the family share, the WHC will consider increasing the payment
standard. In evaluating rent burdens, the WHC will not include families renting a larger
unit than their family unit size.

Quality of Units Selected: The WHC will review the quality of units selected by
participant families when making the determination of the percent of income families
are paying for housing, to ensure that payment standard increases are only made when
needed to reach the mid-range of the market.

Changes in Rent to Owner: The WHC may review a sample of the units to determine
how often owners are increasing or decreasing rents and the average percent of
increases/decreases by bedroom size.

Unit Availability: The WHC will review the availability of units for each unit size,
particularly in areas with low concentrations of poor and minority families.




Lease-up Time and Success Rate: The WHC will consider the percentage of families
that are unable to locate suitable housing before the voucher expires and whether
families are leaving the jurisdiction to find affordable housing.

Changes to payment standard amounts will be effective as soon as administratively possible
following the official posting of the Fair Market Rents (FMR) by HUD.

Exception Payment Standards [982.503(c)]

The WHC must request HUD approval to establish payment standards that are higher than the basic
range. At HUD's sole discretion, HUD may approve a payment standard amount that is higher than
the basic range for a designated part of the FMR area. HUD may approve an exception payment
standard amount (in accordance with program requirements) for all units, or for all units of a given
size, leased by program families in the exception area. Any WHC with jurisdiction in the exception
area may use the HUD-approved exception payment standard amount. The total population of all
HUD-approved exception areas in an FMR area may not include more than 50 percent of the
population of the FMR area.

Unit-by-Unit Exceptions [24 CFR 982.503(c)(2)(ii)]

Unit-by-unit exceptions to the WHC's payment standards generally are not permitted. However, an
exception may be made as a reasonable accommodation for a family that includes a person with
disabilities. (See Chapter 2 for a discussion of reasonable accommodations.) This type of exception
does not affect the WHC’s payment standard schedule.

When needed as a reasonable accommodation, the WHC may make an exception to the payment
standard without HUD approval if the exception amount does not exceed 110 percent of the
applicable FMR for the unit size [HCV GB 7-9]. The WHC may request HUD approval for an exception
to the payment standard for a particular family if the required amount falls between 110 and 120
percent of the FMR.

WHC Policy

A family that requires a reasonable accommodation may request a higher payment standard at
the time the Request for Tenancy Approval (RFTA) is submitted. The family must document
the need for the exception. In order to approve an exception, or request an exception from
HUD, the WHC must determine that:

There is a shortage of affordable units that would be appropriate for the family;
The family's TTP would otherwise exceed 40 percent of adjusted monthly income; and

The rent for the unit is reasonable.




MINIMUM RENT

Effective 1/1/2005, the Wyoming Housing Commission adopted a minimum rent policy of $50. This
means that you must contribute at least S50 per month toward your rent and/or utilities.

You are expected to work toward self-sufficiency and to apply for all available programs or sources of
income for which you may be eligible, including but not limited to employment, child support,
unemployment, Social Security and/or SSI benefits, FIA benefits, etc. If you have a family with minor
children or are disabled, it is critically important that you apply for other benefits. If you are unable to
pay, you must request a hardship exemption. The exemption will only be granted when your inability to
pay is a result of circumstances beyond your control. If you are given a temporary exemption, you may
be required to repay the WHC.

To claim a hardship exemption, one of the following must apply:

(1) The family has lost eligibility for/or is awaiting an eligibility determination for a federal, state or
local assistance program. This includes a family member who is a non-citizen lawfully admitted
for permanent residence under the Immigration and Nationality Act who would be entitled to
public benefits but for Title IV of the Personal Responsibility and Work Opportunity Act of 1996.

PHA Policy

A hardship will be considered to exist only if the loss of eligibility has an impact on the
family’s ability to pay the minimum rent. For a family waiting for a determination of
eligibility, the hardship period will end as of the first of the month following (1)
implementation of assistance, if approved, or (2) the decision to deny assistance. A
family whose request for assistance is denied may request a hardship exemption based
upon one of the other allowable hardship circumstances.

(2) The family would be evicted because it is unable to pay the minimum rent.

PHA Policy
For a family to qualify under this provision, the cause of the potential eviction must be

the family’s failure to pay rent or tenant-paid utilities.

(3) Family income has decreased because of changed family circumstances, including the loss of
employment.

(4) A death has occurred in the family.

PHA Policy
In order to qualify under this provision, a family must describe how the death has

created a financial hardship (e.g., because of funeral related expenses or the loss of a
family member’s income.)

If you believe you qualify for the hardship exemption, please contact your caseworker at the Wyoming
Housing Commission.




Wyoming Housing Commission

2450 36th Street SW, Wyoming, MI 49519

PORTABILITY
What is Portability?

It is a HUD term for the ability to move outside the Wyoming Housing Commission (WHC)
jurisdiction with rental assistance.

Under portability the family has the choice to move from one Housing Authority (HA) to another
location. A voucher will allow you to move and live where you wish. If you were a nonresident
applicant of the jurisdiction of the Wyoming Housing Commission (WHC) on your original
application, then you must reside in this jurisdiction for 12 months. If you plan and are eligible to

| relocate to another city, you must also meet the income requirements of the new housing
authority jurisdiction. If you desire to relocate, you must contact your Housing Coordinator first.
We must process the necessary papers and contact the HA where you wish to move.

Steps you must follow to move under the Portability provision.
1. Notify WHC of the area to which you wish to move.

2. After WHC has forwarded your information to the HA in the jurisdiction to which you are
moving, schedule an intake appointment with the new HA.

After contacting new Housing Authority, be advised of the following.
1. An applicant may be denied to move to that HA's jurisdiction if the HA does not have
enough funds, or has grounds through their policies to deny you (Example: criminal

record), or if you do not meet the HA income requirements.

2. Voucher Payment Standard and Utility Allowance vary from HA, which are used to
calculate your rent.

3. Receiving HA may have different occupancy standards that change the bedroom size of
your voucher.

4. Any extension, the receiving PHA will have to grant the extension and notify the WHC of
such occurrence. Extension must be requested before your voucher expires.

5. If you have lease-up at the new PHA jurisdiction. You will either be absorbed, which
means you will not have to work with WHC any longer. If the receiving PHA bills WHC,
this means in the future if you would like to relocate you should notify the receiving PHA
where you lease-up and indicated to them where you want to relocate. That agency or
yourself must notify the WHC of such move.

6. If you decide not to do any of the above, and decide to stay in the WHC jurisdiction you
will need to contact your coordinator at WHC before your voucher expires.

Phone: (616) 534-5471 » Fax: (616) 534-1770




Before Porting, Things You Should Know

Once at the Receiving PHA

Subsidy Standards: The receiving PHA may have different
subsidy standards. In other words, the initial PHA may have
issued you a three-bedroom voucher, but the receiving PHA
may, if appropriate for your family, issue you a two-bedroom
voucher. Note, however, that the PHA’s subsidy standards
must comply with fair housing and civil rights laws. This
includes processing reasonable accommodation requests that
are necessary for qualified individuals with disabilities.

Payment Standards: The payment standards of the receiving
PHA may be different for each PHA. Payment standards are
what determine the amount of the rent that the PHA will pay
on your behalf. If a receiving PHA’s payment standards are
lower than the initial PHA, then the portion of the rent you
pay may be more than what you were paying at the initial
PHA.

Re-screening: The receiving PHA may re-screen you using
their own policies, which may be different than the initial
PHA's policies and could result in them denying your request
to move. When contacting the receiving PHA, you may want
to ask whether they re-screen families moving into their area
under portability and what are their policies for termination or
denial of HCV assistance. This will assist you in determining
if the receiving PHA's policies might prevent you from moving
to their jurisdiction.

Time Management: You should manage the move so that you
have enough time to arrive at the receiving PHA before the
initial PHA voucher expires; otherwise, you may lose your
assistance.

1. The receiving PHA will issue you a voucher to search for
a unit in its jurisdiction. Your voucher must be extended
by 30 days from the expiration date on the voucher
issued by the initial PHA.

2. When you submit a request for tenancy approval, the
time on your voucher will stop until you are notified in
writing whether the unit is approved or denied. The
request for tenancy approval is the form you will submit
to the receiving PHA once you find a unit, so that the
receiving PHA can determine whether you may rent that
unit under the program.

3. If you decide that you do not want to lease a unit in the
area, the receiving PHA will return your voucher to the
initial PHA. The initial PHA is not required to, but may,
extend the term of your voucher so that you may search
for a unit in the initial PHA's jurisdiction or port to
another jurisdiction.

Any additional instructions will be provided by the receiving PHA.
PHAs must comply with all nondiscrimination and equal opportunity
requirements in the portability process, including, but not limited to,
the Fair Housing Act, Section 504 of the of the Rehabilitation Act,

Title VI of the Civil Rights Act, and title Il of the Americans with
Disabilities Act.




How Portability Works
" What Happens Next?

“Portability” in the Housing Choice Voucher 1. You must notify the initial PHA that you would

(HCV) program refers to the process through like to port and to which area you are moving.
which your family can transfer or "port" your

rental subsidy when you move to a location
outside the jurisdiction of the public housing
agency (PHA) that first gave you the voucher
when you were selected for the program (the

2. The initial PHA will determine if you are
eligible to move. For example, the PHA will
determine whether you have moved out of

initial PHA). your unit in accordance with your lease.

The agency that will administer your assistance in the AR ol 3. If eligible to move, the initial PHA will issue
area to which you are moving is called the receiving ' you a voucher (if it has not done so already)
PHA. and send all relevant paperwork to the

receiving PHA.

New families have to live in the jurisdiction of the
initial PHA for a year before they can port. But,
the initial PHA may allow new families to port
during this one-year period.

4, If you are currently assisted, you must give
your landlord notice of your intent to vacate in
accordance with your |ease.

Contacting the Receiving PHA

1. Your case manager will_let you know how and when to contact the receiving PHA. Your case
manager must give you enough information so that you know how to contact the receiving PHA.

2. If there is more than one PHA that administers the HCV program where you wish to move, you
may choose the receiving PHA. The initial PHA will give you the contact information for the PHAs
that serve the area. If you prefer, you may request that the initial PHA selects the receiving PHA
for you.

Generally, the initial PHA is not required to give you any other information about the
receiving PHAs, but you may wish to find out more details when contacting them (such
as whether the receiving PHA operates a Family Self-Sufficiency or Homeownership
program).

See back for more details




SECRETARY OF HUD  WHATWEDO  PRESSROOM &) HUMANS OF HUD Q
NESTOPTOOL  PUBLICHOUSING  OPERATINGFUND  CAPFUND  INDIANHOUSING  MORE

Home / Program Offices / Public and Indian Housing / Public Housing Agency (PHA) Plans / PHA Contact Information

Refated Information

PHA CONTACT INFORMATION

* HA Profiles - HA profiles provides more
detailed, up-to-date HA Information, In

Find Your Local Public Housing Agency (PHA) addtion to address and contact

Ifyou need public housing assistance or would like specific information about public housing programs such as housing choice vouchers, please informatian for Ingividual Public Housing
contact your local Public Housing Agency. Agendies.
To view contact information for Public Housing Agencies in your city and state, select your state from the list-box; or use the map below, * PIH Customer Service Center (800 955-

2232. The PiH Customer Senvice Center is
staffed to answer questions/ inquiries
from the public and PHAs regarding public

Public Housing Agencies (PHAS) are responsible far adding, maintalning, and updating their own Information faund In
the HA module of the [MS/PIC system, For additional informatlon please see the Frequently Asked Questions — HA

Profiles page. housing and housing cholce voucher
programs and regulations.
HA Contact Information by State (List)
e
Mi- . bt
Go to this page )

HA Contact Information by State (Map)

HOW TO LOCATE OTHER PUBLIC HOUSING/SECTION 8 AGENCIES

https://www.hud.gov/program_offices/public_indian_housing/pha/contacts




Other Helpful Resources

SCHOOL INFORMATION
http://michigan.educationbug.org

EMPLOYMENT SERVICES
http://michiganworks.org
http://monster.com
http://www.indeed.com

PARKS, RECREATION, LEGAL SERVICES
http://www.accesskent.com/directories.htm

EMERGENCY FOOD ASSISTANCE
ACCESS of West Michigan, phone: 616/459-4681. Oversees and supports a network of food
pantries in Kent County, Michigan.

God's Kitchen, 303 South Division Avenue, Grand Rapids, Phone: 616/454-4110.
Offers emergency food service daily for up to 400 people.

Mel Trotter Ministries, phone: 616/454-8249. Food and clothing assistance.

Kent County Department of Human Services, phone: 616/247-6000.

Provides a wide range of social services and emergency assistance or help accessing available
assistance: cash assistance, state disability, SSI, refugee assistance, food stamps, Medicaid
health coverage, child day care information, assistance with home repairs, heat and utility bills,
relocation.

The Salvation Army - Booth Family Services, phone: 616/459-9468.
Emergency assistance, including food, clothing furniture, utilities, prescriptions, transportation
and rent. Health and dental clinics. Substance abuse prevention and treatment programs.

ACSET (Area Community Service Employment and Training Council), phone: 616/336-
4100. Offers food assistance, homeless housing assistance and utility shut-off assistance.

EVICTION PREVENTION ASSISTANCE

Kent County Department of Human Services, phone: 616/247-6000. Provides a wide range
of social services and emergency assistance or help accessing available assistance: cash
assistance, state disability, SSI, refugee assistance, food stamps, Medicaid health coverage,
child day care information, assistance with home repairs, heat and utility bills, relocation.

ACSET (Area Community Service Employment and Training Council), phone: 616/336-
4100. Offers food assistance, homeless housing assistance and utility shut-off assistance.

Grand Rapids Urban League, phone: 616/245-2207. Offers counseling, advocacy and direct
services to residents faced with obstacles to employment, housing or education.




ADDITIONAL HOUSING INFORMATION RESOURCES
U.S. Department of Housing and Urban Development (HUD). Major funding source and
technical support for GRHC programs.

City of Grand Rapids. Official web site of Grand Rapids, Michigan, with links to such civic
services as police, fire, community development, and parks and recreation departments.

Michigan State Housing Development Authority (MSHDA). Leverages public and private
partnerships to create and preserve affordable housing for low- and moderate-income Michigan
residents.

National Association of Housing and Redevelopment Officials (NAHRO). Professional
association that advocates and educates, with the goal of strengthening communities by
ensuring the availability of affordable housing.

Inner City Christian Federation. Nonprofit agency offers rental housing and home ownership
programs, as well as an emergency housing program. Provides the home ownership training
required by the GRHC's home ownership programs.

Habitat for Humanity of Kent County. Works with volunteers and prospective low-income
home owners to build affordable homes in Kent County and eastern Ottawa County. Also offers
low-cost home improvement materials, including fixtures, appliances and furniture.

ACSET Latin American Services. Assists the Hispanic community of Kent County, Michigan.
Provides referrals to housing programs and counseling for home buyers.

Hispanic Center of Western Michigan. Social services for the Hispanic community:
employment, interpretation and translation, information and referrals, language and cultural
training.

Home Repair Services. Resources for low-income home owners, including critical repairs, the
construction of access ramps, a tool library, affordable building materials and home
maintenance classes.

Kent Regional Community Coordinated Child Care (4C). Child care referrals and information
on selecting quality care. Information about financial assistance for families using child care.
Parent education, resource library.

Senior Neighbors. Services for older adults, including case management, emergency needs
assistance, food and meals, health screening, legal assistance, recreational opportunities,
transportation and volunteer opportunities.

Restorers, Inc. A collaborative of churches and neighbors that serves the Madison-Hall
neighborhood, offering rent and utility assistance, employment services, "financial freedom"
classes and a youth program.

Baxter Community Center. Serves the Baxter neighborhood in Grand Rapids, Michigan.
Services include a child development center, a holistic health clinic and a youth mentoring

program
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OBLIGATIONS OF THE FAMILY

Family obligations under the housing choice voucher program include, but are not limited
to:

-
L

Supplying required information deemed necessary by HUD of the PHA to
administer the program. This includes information related to the calculation of
income, family composition, signatures on consent forms, submission of documents
related to eligible immigration status, and disclosure and verification of social
security numbers.

+» Responsibility for any breach of HQS caused by the family.

++ Permitting HQS inspections.

<+ Comply with the lease.

% Submitting notices to the PHA with any eviction notice received from the owner.

%+ Using the assisted unit as the family's only residence and providing notification of
any changes in household composition including the departure of a household
member.

++ May not sublet or assign the lease.

“ May not be absent in violation of the PHA policy on absences from the unit and
must provide PHA-requested information on the purposes of family absences.

%+ Must not own or have any interest in the unit, except ownership in a cooperative.
¢ Must not be receiving any other form of tenant-based or duplicative assistance.
“+ Must not engage in drug-related criminal or violent criminal activity.

%+ Must not commit fraud, bribery or any other corrupt or criminal act in connection
with the program.

CITY COUNCIL
Sheldon DeKryger Dan Burrill Kent Vanderwood Marissa Postler Rohert Postema Sam Bolt
Jack A. Poll, Mayor




GROUNDS FOR TERMINATION OF ASSISTANCE

12-I.A. OVERVIEW

HUD requires the PHA to terminate assistance for certain offenses and when the family no longer requires
assistance. HUD permits the PHA to terminate assistance for certain other actions family members take or fail to
take. In addition, a family may decide to stop receiving HCV assistance at any time by notifying the PHA.

12-1.B. FAMILY NO LONGER REQUIRES ASSISTANCE [24 CFR 982.455]

As a family’s income increases, the amount of WHC subsidy goes down. If the amount of HCV assistance provided
by the WHC drops to zero and remains at zero for 180 consecutive calendar days the family's assistance terminates
automatically.

WHC Policy

If a participating family receiving zero assistance experiences a change in circumstances that would cause
the HAP payment to rise above zero, the family must notify the WHC of the changed circumstances and
request an interim reexamination before the expiration of the 180-day period.

12-I1.C. FAMILY CHOOSES TO TERMINATE ASSISTANCE

The family may request that the WHC terminate the family's assistance at any time.

WHC Policy

The request to terminate assistance should be made in writing and signed by the head of household,
spouse, or cohead. Before terminating the family’s assistance, the WHC will follow the notice requirements
in Section 12-IL.E.

12-I.D. MANDATORY TERMINATION OF ASSISTANCE
HUD requires the WHC to terminate assistance in the following circumstances.
Eviction [24 CFR 982.552(b)(2)]

The WHC must terminate assistance whenever a family is evicted from a unit assisted under the HCV program for a
serious or repeated violation of the lease. Incidents of actual or threatened violence, dating violence, or stalking
may not be construed as serious or repeated violations of the lease by the victim or threatened victim of such
violence or stalking.

WHC Policy

A family will be considered evicted if the family moves after a legal eviction order has been issued, whether
or not physical enforcement of the order was necessary.

If a family moves after the owner has given the family an eviction notice for serious or repeated lease
violations but before a legal eviction order has been issued, termination of assistance is not mandatory.
However, the WHC will determine whether the family has committed serious or repeated violations of the
lease based on available evidence and may terminate assistance or take any of the alternative measures
described in Section 12-11.C. and other factors as described in Sections 12-II.E. Upon consideration of such
alternatives and factors, the WHC may, on a case-by-case basis, choose not to terminate assistance.

Serious and repeated lease violations will include, but not be limited to, nonpayment of rent, disturbance of
neighbors, destruction of property, or living or housekeeping habits that cause damage to the unit or
premises and criminal activity. Generally, the criteria to be used, is whether the reason for the eviction was
through no fault of the tenant or guests.

Failure to Provide Consent [24 CFR 982.552(b)(3)]

The WHC must terminate assistance if any family member fails to sign and submit any consent form they are
required to sign for a reexamination. See Chapter 7 for a complete discussion of consent requirements.

Failure to Document Citizenship [24 CFR 982.552(b)(4) and [24 CFR 5.514(c)]




The WHC must terminate assistance if (1) a family fails to submit required documentation within the required
timeframe concerning any family member’s citizenship or immigration status; (2) a family submits evidence of
citizenship and eligible immigration status in a timely manner, but United States Citizenship and Immigration
Services (USCIS) primary and secondary verification does not verify eligible immigration status of the family; or (3)
a family member, as determined by the WHC, has knowingly permitted another individual who is not eligible for
assistance to reside (on a permanent basis) in the unit.

For (3) above, such termination must be for a period of at least 24 months. This does not apply to ineligible
noncitizens already in the household where the family’s assistance has been prorated. See Chapter 7 for a complete
discussion of documentation requirements.

Failure to Provide Social Security Documentation [24 CFR 5.218(c)]

The WHC must terminate assistance if a participant family fails to provide the documentation or certification
required for any family member who obtains a social security number, joins the family, or reaches 6 years of age.

Methamphetamine Manufacture or Production [24 CFR 982.553(b)(1)(ii)]

The WHC must terminate assistance if any household member has ever been convicted of the manufacture or
production of methamphetamine on the premises of federally-assisted housing.

Failure of Students to Meet Ongoing Eligibility Requirements [24 CFR 982.552(b)(5) and FR 4/10/06]

If a student enrolled at an institution of higher education is under the age of 24, is not a veteran, is not married,
does not have dependent children, and is not residing with his/her parents in an HCV assisted household, the PHA
must the terminate the student’s assistance if, at the time of reexamination, either the student’s income or the
income of the student’s parents (if applicable) exceeds the applicable income limit.

If a participant household consists of both eligible and ineligible students, the eligible students shall not be
terminated, but must be issued a voucher to move with continued assistance in accordance with program
regulations and PHA policies, or must be given the opportunity to lease in place if the terminated ineligible student
members elect to move out of the assisted unit.

12-1.E. MANDATORY POLICIES AND OTHER AUTHORIZED TERMINATIONS

Mandatory Policies [24 CFR 982.553(b) and 982.551(1)]

HUD requires the WHC to establish policies that permit the WHC to terminate assistance if the WHC determines
that:

e Any household member is currently engaged in any illegal use of a drug, or has a pattern of illegal drug use that
interferes with the health, safety, or right to peaceful enjoyment of the premises by other residents

» Any household member's abuse or pattern of abuse of alcohol may threaten the health, safety, or right to
peaceful enjoyment of the premises by other residents

¢ Any household member has violated the family’s obligation not to engage in any drug-related criminal activity
¢ Any household member has violated the family’s obligation not to engage in violent criminal activity
Use of Illegal Drugs and Alcohol Abuse

WHC Policy

The WHC will terminate a family’s assistance if any household member is currently engaged in any illegal
use of a drug. The WHC will terminate a family’s assistance if any household member has a pattern of
illegal drug use that interferes with the health, safety, or right to peaceful enjoyment of the premises by
other residents.

The WHC will terminate assistance if any household member’s abuse or pattern of abuse of alcohol
threatens the health, safety, or right to peaceful enjoyment of the premises by other residents.

Currently engaged inis defined as any use of illegal drugs during the previous six months.

The WHC will consider all credible evidence, including but not limited to, any record of arrests, convictions
or eviction of household members related to the use of illegal drugs or abuse of alcohol.

r




In making its decision to terminate assistance, the WHC will consider alternatives as described in Section
12-I1.C and other factors described in Section 12-I1.D. Upon consideration of such alternatives and factors,
the WHC may, on a case-by-case basis, choose not to terminate assistance.

Drug-Related and Violent Criminal Activity [24 CFR 5.100]
Drug means a controlled substance as defined in section 102 of the Controlled Substances Act (21 U.S.C. 802).

Drug-related criminal activity is defined by HUD as the illegal manufacture, sale, distribution, or use of a drug, or
the possession of a drug with intent to manufacture, sell, distribute or use the drug.

Violent criminal activity means any criminal activity that has as one of its elements the use, attempted use, or
threatened use of physical force substantial enough to cause, or be reasonably likely to cause, serious bodily injury
or property damage.

WHC Policy

The WHC will terminate a family’s assistance if any household member has violated the family’s obligation
not to engage in any drug-related or violent criminal activity during participation in the HCV program.

The WHC will consider all credible evidence, including but not limited to, any record of arrests and/or
convictions of household members related to drug-related or violent criminal activity, and any eviction or
notice to evict based on drug-related or violent criminal activity.

In making its decision to terminate assistance, the WHC will consider alternatives as described in Section
12-11.C and other factors described in Section 12-I1.D. Upon consideration of such alternatives and factors,
the WHC may, on a case-by-case basis, choose not to terminate assistance.

Other Authorized Reasons for Termination of Assistance [24 CFR 982.552(c)]

HUD permits the WHC to terminate assistance under a number of other circumstances. It is left to the discretion of
the WHC whether such circumstances in general warrant consideration for the termination of assistance. The
Violence Against Women Reauthorization Act of 2005 explicitly prohibits PHAs from considering incidents or actual
threatened domestic violence, dating violence, or stalking as reasons for terminating the assistance of a victim of
such violence.WHC Policy

The WHC will not terminate a family’s assistance because of the family’s failure to meet its obligations
under the Family Self-Sufficiency or Welfare to Work voucher programs.

The WHC will terminate a family’s assistance if:

The family has failed to comply with any family obligations under the program. See Exhibit 12-1 for
a listing of family obligations and related WHC policies.

Any family member has been evicted from federally-assisted housing in the last five years.
Any family member is currently registered as a sex offender.
Any PHA has ever terminated assistance under the program for any member of the family.

Any family member has committed fraud, bribery, or any other corrupt or criminal act in connection
with any federal housing program.

The family currently owes rent or other amounts to any PHA, including the WHC, in connection with
the HCV, Certificate, Moderate Rehabilitation or public housing programs.

The family has not reimbursed any WHC for amounts the WHC paid to an owner under a HAP
contract for rent, damages to the unit, or other amounts owed by the family under the lease.

The family has breached the terms of a repayment agreement entered into with the WHC.

A family member has engaged in or threatened violent or abusive behavior toward WHC personnel.

Abusive or violent behavior towards WHC personnelincludes verbal as well as physical abuse
or violence. Use of racial epithets, or other language, written or oral, that is customarily used
to intimidate may be considered abusive or violent behavior.




Threatening refers to oral or written threats or physical gestures that communicate intent to
abuse or commit violence.

In making its decision to terminate assistance, the WHC will consider alternatives as described in Section
12-11.C and other factors described in Section 12-I1.D. Upon consideration of such alternatives and factors,
the WHC may, on a case-by-case basis, choose not to terminate assistance.

Family Absence from the Unit [24 CFR 982.312]

The family may be absent from the unit for brief periods. The WHC must establish a policy on how long the family
may be absent from the assisted unit. However, the family may not be absent from the unit for a period of more
than 180 consecutive calendar days for any reason. Absence in this context means that no member of the family is
residing in the unit.

WHC Policy

If a family anticipates being absent from the unit for an extended period of time (more than 30 days), the
head/co-head or spouse will need to contact his/her coordinator to report the time frame of the absence. A
participant must report such absence in writing before the occurrence. If the family is absent from the unit
for more than 180 consecutive calendar days, the family’s assistance will be terminated. Notice of
termination will be sent in accordance with Section 12-II.E.

Insufficient Funding [24 CFR 982.454]

The WHC may terminate HAP contracts if the WHC determines, in accordance with HUD requirements, that funding
under the consolidated ACC is insufficient to support continued assistance for families in the program.

WHC Policy

| The WHC will determine whether there is sufficient funding to pay for currently assisted families according
to the policies in Part VIII of Chapter 16. If the WHC determines there is a shortage of funding, prior to
terminating any HAP contracts, the WHC will determine if any other actions can be taken to reduce program
costs. If after implementing all reasonable cost cutting measures there is not enough funding available to
provide continued assistance for current participants, the WHC will terminate HAP contracts as a last resort.

Prior to terminating any HAP contracts, the WHC will inform the local HUD field office. The WHC will
terminate the minimum number needed in order to reduce HAP costs to a level within the WHC's annual
budget authority.

If the WHC must terminate HAP contracts due to insufficient funding, the WHC will do so in accordance with
the following criteria and instructions:

Families to be terminated due to insufficient funding will be chosen according to last on, first off method.
Those families terminated due to insufficient funding will be allowed to participate in the voucher program
when the WHC deems it has sufficient funds to cover the additional costs, provided they still meet all
eligibility factors, before any new families are selected from the waiting list.




APPLYING FOR HUD
HOUSING
ASSISTANCE?

THINK ABOUT THIS...
IS FRAUD WORTH IT?

Do You Realize...

If you commit fraud to obtain assisted housing from HUD, you could be:

e Evicted from your apartment or house.

¢ Required to repay all overpaid rental assistance you received.
¢ Fined up to $10,000.

e Imprisoned for up to five years.

e Prohibited from receiving future assistance.

» Subject to State and local government penalties.

Do You Know...

You are committing fraud if you sign a form knowing that you provided false or misleading
information.

The information you provide on housing assistance application and recertification forms
will be checked. The local housing agency, HUD, or the Office of Inspector General will
check the income and asset information you provide with other Federal, State, or local
governments and with private agencies. Certifying false information is fraud.

So Be Careful!

When you fill out your application and yearly recertification for assisted housing from
HUD make sure your answers to the questions are accurate and honest. You must include:

All sources of income and changes in income you or any members of your household
receive, such as wages, welfare payments, social security and veterans’ benefits,
pensions, retirement, etc.

Any money you receive on behalf of your children, such as child support, AFDC
payments, social security for children, etc.
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Any increase in income, such as wages from a new job or an expected pay raise or
bonus.

All assets, such as bank accounts, savings bonds, certificates of deposit, stocks, real
estate, etc., that are owned by you or any member of your household.

All income from assets, such as interest from savings and checking accounts, stock
dividends, etc.

Any business or asset (your home) that you sold in the last two years at less than full
value.

The names of everyone, adults or children, relatives and non-relatives, who are living
with you and make up your household.

(Important Notice for Hurricane Katrina and Hurricane Rita Evacuees: HUD’s
reporting requirements may be temporarily waived or suspended because of your
circumstances. Contact the local housing agency before you complete the housing
assistance application.)

Ask Questions

If you don’t understand something on the application or recertification forms, always ask
questions. It's better to be safe than sorry.

Watch Out for Housing Assistance Scams!

e Don't pay money to have someone fill out housing assistance application and
recertification forms for you.

* Don't pay money to move up on a waiting list.

e Don't pay for anything that is not covered by your lease.

e Get a receipt for any money you pay.

o Get a written explanation if you are required to pay for anything other than rent
(maintenance or utility charges).

Report Fraud

If you know of anyone who provided false information on a HUD housing assistance
application or recertification or if anyone tells you to provide false information, report that
person to the HUD Office of Inspector General Hotline. You can call the Hotline toll-free
Monday through Friday, from 10:00 a.m. to 4:30 p.m., Eastern Time, at 1-800-347-3735.
You can fax information to (202) 708-4829 or e-mail it to Hotline@hudoig.gov. You can
write the Hotline at:

s
/ st HUD OIG Hotline, GFI
1S4 451 7™ Street, SW
= Washington, DC 20410

)
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Decisions Subject to Informal Hearing

Circumstances for which the WHC must give a participant family an opportunity for an ;
informal hearing are as follows:

e A determination of the family’s annual or adjusted income, and the use of such
income to compute the housing assistance payment

e A determination of the appropriate utility allowance (if any) for tenant-paid utilities
from the WHC utility allowance schedule

e A determination of the family unit size under the WHC's subsidy standards

e A determination that a certificate program family is residing in a unit with a larger
number of bedrooms than appropriate for the family unit size under the WHC's
subsidy standards, or the WHC determination to deny the family’s request for
exception from the standards

e A determination to terminate assistance for a participant family because of the
family’s actions or failure to act

¢ A determination to terminate assistance because the participant has been absent
from the assisted unit for longer than the maximum period permitted under WHC
policy and HUD rules

e A determination to terminate a family’s Family Self Sufficiency contract, withhold
supportive services, or propose forfeiture of the family’s escrow account [24 CFR
984.303(i)]

Circumstances for which an informal hearing is not required are as follows:

e Discretionary administrative determinations by the WHC

e (General policy issues or class grievances

e Establishment of the WHC schedule of utility allowances for families in the program
e A WHC determination not to approve an extension or suspension of a voucher term
e A WHC determination not to approve a unit or tenancy

¢ A WHC determination that a unit selected by the applicant is not in compliance with
the HQS

¢ A WHC determination that the unit is not in accordance with HQS because of family
size

e A determination by the WHC to exercise or not to exercise any right or remedy
against an owner under a HAP contract

WHC Policy

The WHC will only offer participants the opportunity for an informal hearing when
required to by the regulations.




Information provided to prospective
landlords/owners

HUD requires the WHC to provide prospective owners with the family's current and prior
address (as shown in WHC records) and the name and address (if known) of the owner
at the family's current and prior addresses. HUD permits the WHC to provide owners
with additional information, as long as families are notified that the information will be
provided, and the same type of information is provided to all owners.

WHC Policy
The WHC will inform owners of their responsibility to screen prospective tenants, and

will provide owners with the required known name and address information, at the time
of the initial HQS inspection or before, if requested. The WHC will not provide any
additional information to the owner, such as tenancy history, criminal history, etc.

In addition:

“You must notify your landlord in writing within four (4) days after you move
of a forwarding address where you can be reached and where you will be
receiving mail; otherwise your landlord shall be relieved of sending you an
itemized list of damages and the penalties adherent to that failure.”

For more information on Landlord and Tenant guidelines, the following website has very
useful information:

http://www.legislature.mi.gov/documents/publications/tenantlandlord.pdf



Housing Assistance Payments Contract

(HAP Contract)

Section 8 Tenant-Based Assistance
Housing Choice Voucher Program

U.S. Department of Housing
and Urban Development
Office of Public and Indian Housing

OMB Approval No. 2577-0169
exp. 7/31/2022

Privacy Act Statement: The Department of Housing and Urban Development (HUD) is authorized to collect the information required on this form by
Section 8 of the U.S. Housing Act of 1937 (42 U.S.C. 1437f). Collection of family members’ names and unit address, and owner's name and payment
address is mandatory. The information is used to provide Section 8 tenant-based assistance under the Housing Choice Voucher program in the form of
housing assistance payments. The information also specifies what utilities and appliances are to be supplied by the owner, and what utilities and
appliances are to be supplied to the tenant. HUD may disclose this information to Federal, State, and local agencies when relevant to civil, criminal, or
regulatory investigations and prosecutions. It will not be otherwise disclosed or released outside of HUD, except as permitted or required by law. Failure
to provide any of the information may result in delay or rejection of family or owner participation in the program.

Instructions for use of HAP Contract

This form of Housing Assistance Payments Contract (HAP
contract) is used to provide Section 8 tenant-based assistance
under the housing choice voucher program (voucher program)
of the U.S. Department of Housing and Urban Development
(HUD). The main regulation for this program is 24 Code of
Federal Regulations Part 982.

The local voucher program is administered by a public
housing agency (PHA). The HAP contract is an agreement
between the PHA and the owner of a unit occupied by an
assisted family. The HAP contract has three parts:

Part A Contract information (fill-ins).

See section by section instructions.

Part B Body of contract

Part C Tenancy addendum

Use of this form

Use of this HAP contract is required by HUD. Modification of
the HAP contract is not permitted. The HAP contract must be
word-for-word in the form prescribed by HUD.

However, the PHA may choose to add the following:

Language that prohibits the owner from collecting a
security deposit in excess of private market practice, or
in excess of amounts charged by the owner to unassisted
tenants. Such a prohibition must be added to Part A of
the HAP contract.

Language that defines when the housing assistance
payment by the PHA is deemed received by the owner
(e.g., upon mailing by the PHA or actual receipt by the
owner). Such language must be added to Part A of the
HAP contract.
To prepare the HAP contract, fill in all contract information in
Part A of the contract. Part A must then be executed by the
owner and the PHA.

Use for special housing types

In addition to use for the basic Section 8 voucher program,
this form must also be used for the following “special housing
types” which are voucher program variants for special needs
(see 24 CFR Part 982, Subpart M): (1) single room occupancy
(SRO) housing; (2) congregate housing; (3) group home; (4)
shared housing; and (5) manufactured home rental by a family
that leases the manufactured home and space. When this form
is used for a special housing type, the special housing type
shall be specified in Part A of the HAP contract, as follows:
“This HAP contract is used for the following special housing
type under HUD regulations for the Section 8 voucher
program: (Insert Name of Special Housing type).”

However, this form may not be used for the following special
housing types: (1) manufactured home space rental by a
family that owns the manufactured home and leases only the
space; (2) cooperative housing; and (3) the homeownership
option under Section &(y) of the United States Housing Act of
1937 (42 U.S.C. 14371(y)).

How to fill in Part A
Section by Section Instructions

Section 2: Tenant
Enter full name of tenant.

Section 3. Contract Unit
Enter address of unit, including apartment number, if any.

Section 4. Household Members

Enter full names of all PHA-approved household members.
Specify if any such person is a live-in aide, which is a person
approved by the PHA to reside in the unit to provide
supportive services for a family member who is a person with
disabilities

Section 5. Initial Lease Term

Enter first date and last date of initial lease term.

The initial lease term must be for at least one year. However,
the PHA may approve a shorter initial lease term if the PHA
determines that:

s  Such shorter term would improve housing
opportunities for the tenant, and

¢  Such shorter term is the prevailing local market
practice.

Section 6. Initial Rent to Owner

Enter the amount of the monthly rent to owner during the
initial lease term. The PHA must determine that the rent to
owner is reasonable in comparison to rent for other
comparable unassisted units. During the initial lease term, the
owner may not raise the rent to owner.

Section 7. Housing Assistance Payment

Enter the initial amount of the monthly housing assistance
payment.

Section 8. Utilities and Appliances.

The lease and the HAP contract must specify what utilities and
appliances are to be supplied by the owner, and what utilities
and appliances are to be supplied by the tenant. Fill in section
8 to show who is responsible to provide or pay for utilities and
appliances.

Previous editions are obsolete
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Housing Assistance Payments Contract LS. Departuent of Housing
and Urban Development

(HAP Contract) Office of Public and Indian Housing
Section 8 Tenant-Based Assistance
Housing Choice Voucher Program

|

|

|

|

Part A of the HAP Contract: Contract Information

(To prepare the contract, fill out all contract information in Part A.)

1. Contents of Contract
This HAP contract has three parts:

Part A: Contract Information
Part B: Body of Contract
Part C: Tenancy Addendum

2. Tenant

3. Contract Unit

4. Houschold

The following persons may reside in the unit. Other persons may not be added to the household without prior written approval of
the owner and the PHA.

5. Initial Lease Term

The initial lease term begins on (mm/dd/yyyy):

The initial lease term ends on (mm/dd/yyyy):

6. Initial Rent to Owner

The initial rent to owner is: §
During the initial lease term, the owner may not raise the rent to owner.

7. Initial Housing Assistance Payment

The HAP contract term commences on the first day of the initial lease term. At the beginning of the HAP contract term, the amount
of the housing assistance payment by the PHA to the owner is $ per month,

The amount of the monthly housing assistance payment by the PHA to the owner is subject to change during the HAP contract term
in accordance with HUD requirements.

Previous editions are obsolete Page 2 of 13 form HUD-52641 (7/2019)



Christine
Information Only

Christine
Information Only


8. Utilities and Appliances

The owner shall provide or pay for the utilities/appliances indicated below by an “Q. The tenant shall provide or pay for the
utilities/appliances indicated below by a “T”. Unless otherwise specified below, the owner shall pay for all utilities and provide the

refrigerator and range/microwave.

Item Specify fuel type

Paid by

Heating [] Natural gas [ Bottle gas

] Electric [ Heat Pump ] oit [ other

Cooking ] Natural gas [ Bottle 2as

[ Electric L1 Other

Water Heating [] Natural gas L] Bottle gas

O Electric L1 oil L Other

Other Electric

Water

Sewer

Trash Collection

Air Conditioning

Other (specify)

Provided by

Refrigerator

Range/Microwave

Signatures

Public Housing Agency

Print or Type Name of PHA

Signature

Print or Type Name and Title of Signatory

Date (mm/dd/yyyy)

Mail payments to:

Owner

Print or Type Name of Owner

Signature

Print or Type Name and Title of Signatory

Date (mm/dd/yyyy)

Name

Address (street, city, state, zip code)

Previous editions are obsolete
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Housing Assistance Payments Contract
(HAP Contract)

Section 8 Tenant-Based Assistance
Housing Choice Voucher Program

U.S. Department of Housing
and Urban Development
Office of Public and Indian Housing

Part B of HAP Contract: Body of Contract

1.

Purpose

a. This is a HAP contract between the PHA and the owner.

The HAP contract is entered to provide assistance for
the family under the Section § voucher program (see
HUD program regulations at 24 Code of Federal
Regulations Part 982).

. The HAP contract only applies to the household and

contract unit specified in Part A of the HAP contract.

During the HAP contract term, the PHA will pay
housing assistance payments to the owner in accordance
with the HAP contract.

The family will reside in the contract unit with
assistance under the Section 8 voucher program. The
housing assistance payments by the PHA assist the
tenant to lease the contract unit from the owner for
occupancy by the family.

Lease of Contract Unit

a.

The owner has leased the contract unit to the tenant for
occupancy by the family with assistance under the Sec-
tion 8 voucher program.

The PHA has approved leasing of the unit in accordance
with requirements of the Section 8 voucher program.
The lease for the contract unit must include word-for-

word all provisions of the tenancy addendum required
by HUD (Part C of the HAP contract).

The owner certifies that:

(1) The owner and the tenant have entered into a
lease of the contract unit that includes all
provisions of the tenancy addendum.

(2) The lease is in a standard form that is used in
the locality by the owner and that is generally

used for other unassisted tenants in the
premises.
(3) The lease is consistent with State and local law.

The owner is responsible for screening the family’s
behavior or suitability for tenancy. The PHA is not
responsible for such screening. The PHA has no liability
or responsibility to the owner or other persons for the
family’s behavior or the family’s conduct in tenancy.

Maintenance, Utilities, and Other Services

a.

The owner must maintain the contract unit and premises
in accordance with the housing quality standards (HQS).

b. The owner must provide all utilities needed to comply

with the HQS.

If the owner does not maintain the contract unit in
accordance with the HQS, or fails to provide all utilities
needed to comply with the HQS, the PHA may exercise
any available remedies. PHA remedies for such breach
include recovery of overpayments, suspension of
housing assistance payments, abatement or other
reduction of housing assistance payments, termination
of housing assistance payments, and termination of the

HAP contract. The PHA may not exercise such
remedies against the owner because of an HQS breach
for which the family is responsible, and that is not
caused by the owner.

The PHA shall not make any housing assistance pay-
ments if the contract unit does not meet the HQS, unless
the owner corrects the defect within the period specified
by the PHA and the PHA verifies the correction. If a
defect is life threatening, the owner must correct the
defect within no more than 24 hours. For other defects,
the owner must correct the defect within the period
specified by the PHA.

The PHA may inspect the contract unit and premises at
such times as the PHA determines necessary, to ensure
that the unit is in accordance with the HQS.

The PHA must notify the owner of any HQS defects
shown by the inspection.

g. The owner must provide all housing services as agreed
to in the lease.

Term of HAP Contract

a. Relation to lease term. The term of the HAP contract

b.

begins on the first day of the initial term of the lease,
and terminates on the last day of the term of the lease
(including the initial lease term and any extensions).

When HAP contract terminates.

(1) The HAP contract terminates automatically if
the lease is terminated by the owner or the
tenant.

(2) The PHA may terminate program assistance for
the family for any grounds authorized in
accordance with HUD requirements. If the PHA
terminates program assistance for the family, the
HAP contract terminates automatically.

(3) If the family moves from the contract unit, the
HAP contract terminates automatically.

(4) The HAP contract terminates automatically 180
calendar days after the last housing assistance
payment to the owner.

(5) The PHA may terminate the HAP contract if the
PHA determines, in accordance with HUD
requirements, that available program funding is
not sufficient to support continued assistance for
families in the program.

(6) The HAP contract terminates automatically upon
the death of a single member household,
including single member households with a live-
in aide.

(7) The PHA may terminate the HAP contract if the
PHA determines that the contract unit does not
provide adequate space in accordance with the
HQS because of an increase in family size or a
change in family composition.

(8) If the family breaks up, the PHA may terminate
the HAP contract, or may continue housing
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assistance payments on behalf of family
members who remain in the contract unit.

The PHA may terminate the HAP contract if the
PHA determines that the unit does not meet all
requirements of the HQS, or determines that the
owner has otherwise breached the HAP contract.

9

Provision and Payment for Utilities and Appliances

a.

The lease must specify what utilities are to be provided
or paid by the owner or the tenant.

The lease must specify what appliances are to be pro-
vided or paid by the owner or the tenant.

Part A of the HAP contract specifies what utilities and
appliances are to be provided or paid by the owner or
the tenant. The lease shall be consistent with the HAP
contract.

Rent to Owner: Reasonable Rent

a.

During the HAP contract term, the rent to owner may at
no time exceed the reasonable rent for the contract unit
as most recently determined or redetermined by the
PHA in accordance with HUD requirements.

The PHA must determine whether the rent to owner is
reasonable in comparison to rent for other comparable
unassisted units. To make this determination, the PHA
must consider:

(1)  The location, quality, size, unit type, and age of
the contract unit; and
(2)  Any amenities, housing services, maintenance

and utilities provided and paid by the owner.

The PHA must redetermine the reasonable rent when
required in accordance with HUD requirements. The
PHA may redetermine the reasonable rent at any time.

During the HAP contract term, the rent to owner may
not exceed rent charged by the owner for comparable
unassisted units in the premises, The owner must give
the PHA any information requested by the PHA on rents
charged by the owner for other units in the premises or
elsewhere.

PHA Payment to Owner

a.

When paid
(1)  During the term of the HAP contract, the PHA
must make monthly housing assistance
payments to the owner on behalf of the family
at the beginning of each month.

(2)  The PHA must pay housing assistance payments
promptly when due to the owner.
(3) If housing assistance payments are not paid

promptly when due after the first two calendar
months of the HAP contract term, the PHA shall
pay the owner penalties if all of the following
circumstances apply: (i) Such penalties are in
accordance with generally accepted practices
and law, as applicable in the local housing
market, governing penalties for late payment of
rent by a tenant; (ii) It is the owner’s practice to
charge such penalties for assisted and unassisted
tenants; and (iii)) The owner also charges such
penalties against the tenant for late payment of
family rent to owner. However, the PHA shall
not be obligated to pay any late payment penalty
if HUD determines that late payment by the

8.

b.

PHA is due to factors beyond the PHA’s
control. Moreover, the PHA shall not be
obligated to pay any late payment penalty if
housing assistance payments by the PHA are
delayed or denied as a remedy for owner breach
of the HAP contract (including any of the
following PHA  remedies: recovery of
overpayments, suspension of housing assistance
payments, abatement or reduction of housing
assistance payments, termination of housing
assistance payments and termination of the
contract).

(4)  Housing assistance payments shall only be paid
to the owner while the family is residing in the
contract unit during the term of the HAP
contract. The PHA shall not pay a housing
assistance payment to the owner for any month

after the month when the family moves out.

Owner compliance with HAP contract Unless the
owner has complied with all provisions of the HAP
contract, the owner does not have a right to receive
housing assistance payments under the HAP contract.

Amount of PHA payment to owner

(1) The amount of the monthly PHA housing
assistance payment to the owner shall be
determined by the PHA in accordance with
HUD requirements for a tenancy under the
voucher program.

(2) The amount of the PHA housing assistance
payment is subject to change during the HAP
contract term in accordance with HUD
requirements. The PHA must notify the family
and the owner of any changes in the amount of
the housing assistance payment.

(3) The housing assistance payment for the first

month of the HAP contract term shall be pro-

rated for a partial month.

Application of payment The monthly housing
assistance payment shall be credited against the monthly
rent to owner for the contract unit.

Limit of PHA responsibility

(1) The PHA is only responsible for making
housing assistance payments to the owner in
accordance with the HAP contract and HUD
requirements for a tenancy under the voucher
program.

The PHA shall not pay any portion of the rent to
owner in excess of the housing assistance

payment. The PHA shall not pay any other
claim by the owner against the family.

2

Overpayment to owner If the PHA determines that the
owner is not entitled to the housing assistance payment
or any part of it, the PHA, in addition to other remedies,
may deduct the amount of the overpayment from any
amounts due the owner (including amounts due under
any other Section 8 assistance contract).

Owner Certification
During the term of this contract, the owner certifies that:

a.

The owner is maintaining the contract unit and premises
in accordance with the HQS.

The contract unit is leased to the tenant. The lease
includes the tenancy addendum (Part C of the HAP
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contract), and is in accordance with the HAP contract
and program requirements. The owner has provided the
lease to the PHA, including any revisions of the lease.

The rent to owner does not exceed rents charged by the
owner for rental of comparable unassisted units in the
premises.

Except for the rent to owner, the owner has not received
and will not receive any payments or other
consideration (from the family, the PHA, HUD, or any
other public or private source) for rental of the contract
unit during the HAP contract term.

The family does not own or have any interest in the
contract unit.

To the best of the owner’s knowledge, the members of
the family reside in the contract unit, and the unit is the
family’s only residence.

The owner (including a principal or other interested
party) is not the parent, child, grandparent, grandchild,
sister, or brother of any member of the family, unless
the PHA has determined (and has notified the owner and
the family of such determination) that approving rental
of the unit, notwithstanding such relationship, would
provide reasonable accommodation for a family
member who is a person with disabilities.

9.  Prohibition of Discrimination. In accordance with applicable
equal opportunity statutes, Executive Orders, and regulations:

a.

The owner must not discriminate against any person
because of race, color, religion, sex, national origin, age,
familial status, or disability in connection with the HAP
contract. Eligibility for HUD’s programs must be made
without regard to actual or perceived sexual orientation,
gender identity, or marital status,

The owner must cooperate with the PHA and HUD in
conducting equal opportunity compliance reviews and
complaint investigations in connection with the HAP
contract,

Violence Against Women Act. The owner must comply
with the Violence Against Women Act, as amended,
and HUD’s implementing regulation at 24 CFR part 5,
Subpart L, and program regulations.

10. Owner’s Breach of HAP Contract

a.

Any of the following actions by the owner (including a
principal or other interested party) is a breach of the
HAP contract by the owner:

(1 If the owner has violated any obligation under
the HAP contract, including the owner’s
obligation to maintain the unit in accordance
with the HQS.

If the owner has violated any obligation under
any other housing assistance payments contract
under Section 8.

(2)

(3) If the owner has committed fraud, bribery or
any other corrupt or criminal act in connection

with any Federal housing assistance program.

For projects with mortgages insured by HUD or
loans made by HUD, if the owner has failed to
comply with the regulations for the applicable
mortgage insurance or loan program, with the
mortgage or mortgage note, or with the
regulatory agreement; or if the owner has
committed fraud, bribery or any other corrupt or

)

11,

criminal act in connection with the mortgage or
loan.

(5 If the owner has engaged in any drug-related

criminal activity or any violent criminal activity.

If the PHA determines that a breach has occurred, the
PHA may exercise any of its rights and remedies under
the HAP contract, or any other available rights and
remedies for such breach. The PHA shall notify the
owner of such determination, including a brief statement
of the reasons for the determination. The notice by the
PHA to the owner may require the owner to take
corrective action, as verified or determined by the PHA,
by a deadline prescribed in the notice.

The PHA’s rights and remedies for owner breach of the
HAP contract include recovery of overpayments,
suspension of housing assistance payments, abatement
or other reduction of housing assistance payments,
termination of housing assistance payments, and
termination of the HAP contract.

The PHA may seek and obtain additional relief by
judicial order or action, including specific performance,
other injunctive relief or order for damages.

Even if the family continues to live in the contract unit,
the PHA may exercise any rights and remedies for
owner breach of the HAP contract.

The PHA’s exercise or non-exercise of any right or
remedy for owner breach of the HAP contract is not a
waiver of the right to exercise that or any other right or
remedy at any time.

PHA and HUD Access to Premises and Owner’s Records
a. The owner must provide any information pertinent to

the HAP contract that the PHA or HUD may reasonably
require.

The PHA, HUD and the Comptroller General of the
United States shall have full and free access to the
contract unit and the premises, and to all accounts and
other records of the owner that are relevant to the HAP
contract, including the right to examine or audit the
records and to make copies.

The owner must grant such access to computerized or
other electronic records, and to any computers, equip-
ment or facilities containing such records, and must
provide any information or assistance needed to access
the records.

12. Exclusion of Third Party Rights

a. The family is not a party to or third party beneficiary of

Part B of the HAP contract. The family may not enforce
any provision of Part B, and may not exercise any right
or remedy against the owner or PHA under Part B.

The tenant or the PHA may enforce the tenancy
addendum (Part C of the HAP contract) against the
owner, and may exercise any right or remedy against the
owner under the tenancy addendum.

The PHA does not assume any responsibility for injury
to, or any liability to, any person injured as a result of
the owner’s action or failure to act in connection with
management of the contract unit or the premises or with
implementation of the HAP contract, or as a result of
any other action or failure to act by the owner.

The owner is not the agent of the PHA, and the HAP
contract does not create or affect any relationship
between the PHA and any lender to the owner or any
suppliers, employees, contractors or subcontractors used
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by the owner in connection with management of the
contract unit or the premises or with implementation of
the HAP contract.

13. Conflict of Interest

a.

“Covered individual” means a person or entity who is a
member of any of the following classes:

(1)  Any present or former member or officer of the
PHA (except a PHA commissioner who is a
participant in the program);

(2)  Any employee of the PHA, or any contractor,
sub-contractor or agent of the PHA, who
formulates policy or who influences decisions

with respect to the program;

(3)  Any public official, member of a governing
body, or State or local legislator, who exercises
functions or responsibilities with respect to the

program; or
(4) Any member of the Congress of the United

States.

A covered individual may not have any direct or indirect
interest in the HAP contract or in any benefits or
payments under the contract (including the interest of an
immediate family member of such covered individual)
while such person is a covered individual or during one
year thereafter.

“Immediate family member” means the spouse, parent
(including a stepparent), child (including a stepchild),
grandparent, grandchild, sister or brother (including a
stepsister or stepbrother) of any covered individual.

The owner certifies and is responsible for assuring that
no person or entity has or will have a prohibited interest,
at execution of the HAP contract, or at any time during
the HAP contract term.

If a prohibited interest occurs, the owner shall
promptly and fully disclose such interest to the PHA
and HUD.

The conflict of interest prohibition under this section
may be waived by the HUD field office for good cause.

No member of or delegate to the Congress of the
United States or resident commissioner shall be
admitted to any share or part of the HAP contract or to
any benefits which may arise from it.

14. Assignment of the HAP Contract

a.

b.

The owner may not assign the HAP contract to a new
owner without the prior written consent of the PHA.

If the owner requests PHA consent to assign the HAP
contract to a new owner, the owner shall supply any
information as required by the PHA pertinent to the
proposed assignment.

The HAP contract may not be assigned to a new owner
that is debarred, suspended or subject to a limited denial
of participation under HUD regulations (see 24 Code of
Federal Regulations Part 24).

The HAP contract may not be assigned to a new owner
if HUD has prohibited such assignment because:

(1 The Federal government has instituted an
administrative or judicial action against the
owner or proposed new owner for violation of
the Fair Housing Act or other Federal equal
opportunity requirements, and such action is

pending; or

(2) A court or administrative agency has determined
that the owner or proposed new owner violated
the Fair Housing Act or other Federal equal

opportunity requirements.

The HAP contract may not be assigned to a new owner
if the new owner (including a principal or other
interested party) is the parent, child, grandparent,
grandchild, sister or brother of any member of the
family, unless the PHA has determined (and has notified
the family of such determination) that approving the
assignment, notwithstanding such relationship, would
provide reasonable accommodation for a family
member who is a person with disabilities.

The PHA may deny approval to assign the HAP contract
if the owner or proposed new owner (including a
principal or other interested party):

(1) Has violated obligations under a housing
assistance payments contract under Section 8§;

(2) Has committed fraud, bribery or any other

corrupt or criminal act in connection with any

Federal housing program;

3)

Has engaged in any drug-related criminal
activity or any violent criminal activity;

(4) Has a history or practice of non-compliance
with the HQS for units leased under the Section
8 tenant-based programs, or non-compliance
with applicable housing standards for units
leased with project-based Section 8 assistance or
for units leased under any other Federal housing
program;

Has a history or practice of failing to terminate
tenancy of tenants assisted under any Federally
assisted housing program for activity engaged in
by the tenant, any member of the household, a
guest or another person under the control of any
member of the household that:

(5

(a) Threatens the right to peaceful enjoyment
of the premises by other residents;

(b) Threatens the health or safety of other
residents, of employees of the PHA, or of
owner employees or other persons engaged
in management of the housing;

(¢) Threatens the health or safety of, or the
right to peaceful enjoyment of their
residents by, persons residing in the
immediate vicinity of the premises; or

(d) Is drug-related criminal activity or violent
criminal activity;
(6)  Has a history or practice of renting units that fail
to meet State or local housing codes; or

(7

Has not paid State or local real estate taxes,
fines or assessments.

g. The new owner must agree to be bound by and comply

with the HAP contract. The agreement must be in
writing, and in a form acceptable to the PHA. The new
owner must give the PHA a copy of the executed
agreement.

15. Reserved

16. Written Notices Any notice by the PHA or the owner in
connection with this contract must be in writing.
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17. Entire Agreement: Interpretation
a. The HAP contract contains the entire agreement
between the owner and the PHA.

b The HAP contract shall be interpreted and implemented
in accordance with all statutory requirements, and with
all HUD requirements, including the HUD program
regulations at 24 Code of Federal Regulations Part 982.
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Housing Assistance Payments Contract
(HAP Contract)

Section 8 Tenant-Based Assistance
Housing Choice Voucher Program

U.S. Department of Housing
and Urban Development
Office of Public and Indian Housing

Part C of HAP Contract: Tenancy Addendum
1.  Section 8 Voucher Program

a. The owner is leasing the contract unit to the tenant for
occupancy by the tenant’s family with assistance for a
tenancy under the Section 8 housing choice voucher
program (voucher program) of the United States
Department of Housing and Urban Development (HUD).

b.  The owner has entered into a Housing Assistance Payments
Contract (HAP contract) with the PHA under the voucher
program. Under the HAP contract, the PHA will make
housing assistance payments to the owner to assist the
tenant in leasing the unit from the owner.

2. Lease
a.  The owner has given the PHA a copy of the lease, including
any revisions agreed by the owner and the tenant. The
owner certifies that the terms of the lease are in accordance
with all provisions of the HAP contract and that the lease
includes the tenancy addendum.

b.  The tenant shall have the right to enforce the tenancy
addendum against the owner. If there is any conflict
between the tenancy addendum and any other provisions of
the lease, the language of the tenancy addendum shall
control.

3.  Use of Contract Unit

a.  During the lease term, the family will reside in the
contract unit with assistance under the voucher program.

b.  The composition of the household must be approved by
the PHA. The family must promptly inform the PHA of
the birth, adoption or court-awarded custody of a child.
Other persons may not be added to the household without
prior written approval of the owner and the PHA.

¢.  The contract unit may only be used for residence by the
PHA-approved household members. The unit must be the
family’s only residence. Members of the household may
engage in legal profit making activities incidental to
primary use of the unit for residence by members of the
family.

d.  The tenant may not sublease or let the unit.

e.  The tenant may not assign the lease or transfer the unit.

4, Rent to Owner

a.  The initial rent to owner may not exceed the amount 7
approved by the PHA in accordance with HUD
requirements.

b.  Changes in the rent to owner shall be determined by the
provisions of the lease. However, the owner may not raise
the rent during the initial term of the lease.

¢.  During the term of the lease (including the initial term of
the lease and any extension term), the rent to owner may
at no time exceed:

(1) The reasonable rent for the unit as most recently
determined or redetermined by the PHA in
accordance with HUD requirements, or

(2) Rent charged by the owner for comparable
unassisted units in the premises.

Family Payment to Owner

a.

The family is responsible for paying the owner any
portion of the rent to owner that is not covered by the
PHA housing assistance payment.

Each month, the PHA will make a housing assistance
payment to the owner on behalf of the family in
accordance with the HAP contract. The amount of the
monthly housing assistance payment will be determined
by the PHA in accordance with HUD requirements for a
tenancy under the Section 8 voucher program.

The monthly housing assistance payment shall be credited
against the monthly rent to owner for the contract unit.

The tenant is not responsible for paying the portion of rent
to owner covered by the PHA housing assistance payment
under the HAP contract between the owner and the PHA.
A PHA failure to pay the housing assistance payment to
the owner is not a violation of the lease. The owner may
not terminate the tenancy for nonpayment of the PHA
housing assistance payment.

The owner may not charge or accept, from the family or
from any other source, any payment for rent of the unit in
addition to the rent to owner. Rent to owner includes all
housing services, maintenance, utilities and appliances to
be provided and paid by the owner in accordance with the
lease.

The owner must immediately return any excess rent
payment to the tenant.

Other Fees and Charges

a.

Rent to owner does not include cost of any meals or
supportive services or furniture which may be provided
by the owner.

The owner may not require the tenant or family members
to pay charges for any meals or supportive services or
furniture which may be provided by the owner.
Nonpayment of any such charges is not grounds for
termination of tenancy.

The owner may not charge the tenant extra amounts for
items customarily included in rent to owner in the
locality, or provided at no additional cost to unsubsidized
tenants in the premises.

Maintenance, Utilities, and Other Services

a.

Maintenance

(1)  The owner must maintain the unit and premises in
accordance with the HQS.

(2) Maintenance and  replacement  (including
redecoration) must be in accordance with the
standard practice for the building concerned as
established by the owner.

Utilities and appliances
(1) The owner must provide all utilities needed to
comply with the HQS.
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(2)  The owner is not responsible for a breach of the
HQS caused by the tenant’s failure to:

(a) Pay for any utilities that are to be paid by the
tenant.

(b) Provide and maintain any appliances that are
to be provided by the tenant.

Family damage. The owner is not responsible for a
breach of the HQS because of damages beyond normal
wear and tear caused by any member of the household or
by a guest.

Housing services. The owner must provide all
housing services as agreed to in the lease.

8. Termination of Tenancy by Owner

d.

Requirements. The owner may only terminate the
tenancy in accordance with the lease and HUD
requirements.

Grounds. During the term of the lease (the initial
term of the lease or any extension term), the owner
may only terminate the tenancy because of’

(1)  Serious or repeated violation of the lease;

(2)  Violation of Federal, State, or local law that
imposes obligations on the tenant in connection
with the occupancy or use of the unit and the
premises;

(3)  Criminal activity or alcohol abuse (as provided in
paragraph c); or

(4)  Other good cause (as provided in paragraph
d).

Criminal activity or alcohol abuse.

(1) The owner may terminate the tenancy during
the term of the lease if any member of the
household, a guest or another person under a
resident’s control commits any of the following
types of criminal activity:

(a)  Any criminal activity that threatens the
health or safety of, or the right to peaceful
enjoyment of the premises by, other
residents (including property management
staff residing on the premises);

(b)  Any criminal activity that threatens the
health or safety of, or the right to peaceful
enjoyment of their residences by, persons
residing in the immediate vicinity of the
premises;

(¢) Any violent criminal activity on or near the
premises; or

(d) Any drug-related criminal activity on or
near the premises.

(2) The owner may terminate the tenancy during the
term of the lease if any member of the household is:

(a) Fleeing to avoid prosecution, or custody or
confinement after conviction, for a crime,
or attempt to commit a crime, that is a
felony under the laws of the place from
which the individual flees, or that, in the
case of the State of New Jersey, is a high
misdemeanor; or

(b) Violating a condition of probation or parole
under Federal or State law.

(3)  The owner may terminate the tenancy for criminal
activity by a household member in accordance with
this section if the owner determines that the
household member has committed the criminal
activity, regardless of whether the household
member has been arrested or convicted for such
activity.

(4) The owner may terminate the tenancy during the
term of the lease if any member of the household
has engaged in abuse of alcohol that threatens the
health, safety or right to peaceful enjoyment of the
premises by other residents.

d. Other good cause for termination of tenancy\

(1) During the initial lease term, other good cause for
termination of tenancy must be something the
family did or failed to do.

(2) During the initial lease term or during any
extension term, other good cause may include:

(a) Disturbance of neighbors,
(b)  Destruction of property, or

(c) Living or housekeeping habits that cause
damage to the unit or premises.

(3) After the initial lease term, such good cause may
include:

(a) The tenant’s failure to accept the owner’s
offer of a new lease or revision;

(b)  The owner’s desire to use the unit for personal
or family use or for a purpose other than use
as a residential rental unit; or

(¢) A business or economic reason for termination
of the tenancy (such as sale of the property,
renovation of the unit, the owner’s desire to
rent the unit for a higher rent).

(d) The examples of other good cause in this

paragraph do not preempt any State or local
laws to the contrary.

9. Protections for Victims of Domestic Violence, Dating
Violence, Sexual Assault, or Stalking.

a.

Purpose: This section incorporates the protections for
victims of domestic violence, dating violence, sexual
assault, or stalking in accordance with subtitle N of the
Violence Against Women Act of 1994, as amended
(codified as amended at 42 U.S.C. 14043e et seq.) (VAWA)
and implementing regulations at 24 CFR part 5, subpart L.

Conflict with other Provisions: In the event of any conflict
between this provision and any other provisions included in
Part C of the HAP contract, this provision shall prevail.
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Effect on Other Protections: Nothing in this section shall be
construed to supersede any provision of any Federal, State, or
local law that provides greater protection than this section for
victims of domestic violence, dating violence, sexual assault,
or stalking.

Definition: As used in this Section, the terms “actual and
imminent threat,” “affiliated individual”, “bifurcate”, “dating
violence,” “domestic violence,” “sexual assault,” and
“stalking” are defined in HUD’s regulations at 24 CFR part 5,
subpart L. The terms “Household” and “Other Person Under
the Tenant’s Control” are defined at 24 CFR part 5, subpart A.

VAWA Notice and Certification Form: The PHA shall
provide the tenant with the “Notice of Occupancy Rights
under VAWA and the certification form described under 24
CFR 5.2005(a)(1) and (2).

Protection for victims of Domestic Violence, Dating
Violence, Sexual Assault, or Stalking:

(1) The landlord or the PHA will not deny admission to,
deny assistance under, terminate from participation in,
or evict the Tenant on the basis of or as a direct result
of the fact that the Tenant is or has been a victim of
domestic violence, dating violence, sexual assault, or
stalking, if the Tenant otherwise qualifies for
admission, assistance, participation, or occupancy. 24
CFR 5.2005(b)(1).

(2) The tenant shall not be denied tenancy or occupancy
rights solely on the basis of criminal activity engaged
in by a member of the Tenant’s Household or any
guest or Other Person Under the Tenant’s Control, if
the criminal activity is directly related to domestic
violence, dating violence, sexual assault, or stalking,
and the Tenant or an Affiliated Individual of the
Tenant is the victim or the threatened victim of
domestic violence, dating violence, sexual assault, or
stalking. 24 CFR 5.2005(b)(2).

(3) An incident or incidents of actual or threatened
domestic violence, dating violence, sexual assault or
stalking will not be construed as serious or repeated
violations of the lease by the victim or threatened
victim of the incident. Nor shall it not be construed as
other “good cause” for termination of the lease,
tenancy, or occupancy rights of such a victim or
threatened victim. 24 CFR 5.2005(c)(1) and (c)(2).

Compliance with Court Orders: Nothing in this
Addendum will limit the authority of the landlord, when
notified by a court order, to comply with the court order with
respect to the rights of access or control of property
(including civil protection orders issued to protect a victim of
domestic violence, dating violence, sexual assault, or
stalking) or with respect to the distribution or possession of
property among members of the Tenant’s Household. 24
CFR 5.2005(d)(1).

Violations Not Premised on Domestic Violence, Dating
Violence, Sexual Assault, or Stalking: Nothing in this
section shall be construed to limit any otherwise available
authority of the Landlord to evict or the public housing
authority to terminate the assistance of a Tenant for any
violation not premised on an act of domestic violence, dating
violence, sexual assault, or stalking that is in question against
the Tenant or an Affiliated Individual of the Tenant.

However, the Landlord or the PHA will not subject the
tenant, who is or has been a victim of domestic violence,
dating violence, sexual assault, or stalking, to a more
demanding standard than other tenants in determining
whether to evict or terminate assistance. 24 CFR
5.2005(d)(2).

i. Actual and Imminent Threats:

(1) Nothing in this section will be construed to limit the
authority of the Landlord to evict the Tenant if the
Landlord can demonstrate that an “actual and imminent
threat” to other tenants or those employed at or providing
service to the property would be present if the Tenant or
lawful occupant is not evicted. In this context, words,
gestures, actions, or other indicators will be construed as
an actual and imminent threat if they meet the following
standards for an actual and imminent threat: “Actual and
imminent threat” refers to a physical danger that is real,
would occur within an immediate time frame, and could
result in death or serious bodily harm. In determining
whether an individual would pose an actual and imminent
threat, the factors to be considered include: the duration of
the risk, the nature and severity of the potential harm, the
likelihood that the potential harm will occur, and the length
of time before the potential harm would occur. 24 CFR
5.2005(d)(3).

(2) If an actual and imminent threat is demonstrated, eviction
should be used only when there are no other actions that
could be taken to reduce or eliminate the threat, including,
but not limited to, transferring the victim to a different
unit, barring the perpetrator from the property, contacting
law enforcement to increase police presence, developing
other plans to keep the property safe, or seeking other legal
remedies to prevent the perpetrator from acting on a threat.
Restrictions predicated on public safety cannot be based on
stereotypes, but must be tailored to particularized concerns
about individual residents. 24 CFR 5.2005(d)(4).

j. Emergency Transfer: A tenant who is a victim of domestic

violence, dating violence, sexual assault, or stalking may request
an emergency transfer in accordance with the PHA’s emergency
transfer plan. 24 CFR 5.2005(e). The PHA’s emergency transfer
plan must be made available upon request, and incorporate strict
confidentiality measures to ensure that the PHA does not disclose
a tenant’s dwelling unit location to a person who committed or
threatened to commit an act of domestic violence, dating violence,
sexual assault, or stalking against the tenant;

For transfers in which the tenant would not be considered a new
applicant, the PHA must ensure that a request for an emergency
transfer receives, at a minimum, any applicable additional priority
that is already provided to other types of emergency transfer
requests. For transfers in which the tenant would be considered a
new applicant, the plan must include policies for assisting a tenant
with this transfer.

Bifurcation: Subject to any lease termination requirements or
procedures prescribed by Federal, State, or local law, if any
member of the Tenant’s Household engages in criminal activity
directly relating to domestic violence, dating violence, sexual
assault, or stalking, the Landlord may “bifurcate” the Lease, or
remove that Household member from the Lease, without regard to
whether that Household member is a signatory to the Lease, in
order to evict, remove, or terminate the occupancy rights of that
Household member without evicting, removing, or otherwise
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penalizing the victim of the criminal activity who is also a tenant
or lawful occupant. Such eviction, removal, termination of
occupancy rights, or termination of assistance shall be effected in
accordance with the procedures prescribed by Federal, State, and
local law for the termination of leases or assistance under the
housing choice voucher program. 24 CFR 5.2009(a).

If the Landlord bifurcates the Lease to evict, remove, or terminate
assistance to a household member, and that household member is
the sole tenant eligible to receive assistance, the landlord shall
provide any remaining tenants or residents a period of 30 calendar
days from the date of bifurcation of the lease to:

(1) Establish eligibility for the same covered housing program
under which the evicted or terminated tenant was the
recipient of assistance at the time of bifurcation of the lease;

(2) Establish eligibility under another covered housing
program; or

(3) Find alternative housing.

I. Family Break-up: If the family break-up results from an
occurrence of domestic violence, dating violence, sexual assault, or
stalking, the PHA must ensure that the victim retains assistance. 24
CFR 982.315.

m. Move with Continued Assistance: The public housing agency
may not terminate assistance to a family or member of the family
that moves out of a unit in violation of the lease, with or without
prior notification to the public housing agency if such a move
occurred to protect the health or safety of a family member who is
or has been a victim of domestic violence, dating violence, sexual
assault, or stalking; and who reasonably believed they were
imminently threatened by harm from further violence if they
remained in the dwelling unit, or if any family member has been
the victim of sexual assault that occurred on the premises during
the 90-calendar-day period preceding the family’s request to
move.

(1) The move is needed to protect the health or safety of the
family or family member who is or has been a victim of
domestic violence dating violence, sexual assault or
stalking; and

(2) The family or member of the family reasonably believes that
he or she was threatened with imminent harm from further
violence if he or she remained in the dwelling unit.
However, any family member that has been the victim of a
sexual assault that occurred on the premises during the 90-
calendar day period preceding the family’s move or request
to move is not required to believe that he or she was
threatened with imminent harm from further violence if he
or she remained in the dwelling unit. 24 CFR 982.354.

n. Confidentiality.

(1) The Landlord shall maintain in strict confidence any
information the Tenant (or someone acting on behalf of the
Tenant) submits to the Landlord concerning incidents of
domestic violence, dating violence, sexual assault or stalking,
including the fact that the tenant is a victim of domestic
violence, dating violence, sexual assault, or stalking.

(2) The Landlord shall not allow any individual administering
assistance on its behalf, or any persons within its employ, to
have access to confidential information unless explicitly
authorized by the Landlord for reasons that specifically call for
these individuals to have access to the information pursuant to
applicable Federal, State, or local law.

(3) The Landlord shall not enter confidential information into
any shared database or disclose such information to any other
entity or individual, except to the extent that the disclosure is
requested or consented to in writing by the individual in a

time-limited release; required for use in an eviction
proceeding; or is required by applicable law.

10. Eviction by court action
The owner may only evict the tenant by a court action.

11. Owner notice of grounds

(1) At or before the beginning of a court action to evict the
tenant, the owner must give the tenant a notice that specifies
the grounds for termination of tenancy. The notice may be
included in or combined with any owner eviction notice.

(2) The owner must give the PHA a copy of any owner eviction
notice at the same time the owner notifies the tenant.

(3) Eviction notice means a notice to vacate, or a complaint or
other initial pleading used to begin an eviction action under
State or local law.

12. Lease: Relation to HAP Contract
If the HAP contract terminates _for any reason, the lease terminates
automatically.

13. PHA Termination of Assistance

The PHA may terminate program assistance for the family for any
grounds authorized in accordance with HUD requirements. If the PHA
terminates program assistance for the family, the lease terminates
automatically.

14. Family Move Out

The tenant must notify the PHA and the owner before the family moves
out of the unit.

15. Security Deposit

a. The owner may collect a security deposit from the
tenant. (However, the PHA may prohibit the owner
from collecting a security deposit in excess of private
market practice, or in excess of amounts charged by
the owner to unassisted tenants. Any such PHA-
required restriction must be specified in the HAP
contract.)

b.  When the family moves out of the contract unit, the
owner, subject to State and local law, may use the
security deposit, including any interest on the deposit,
as reimbursement for any unpaid rent payable by the
tenant, any damages to the unit or any other amounts
that the tenant owes under the lease.

¢. The owner must give the tenant a list of all items
charged against the security deposit, and the amount
of each item. After deducting the amount, if any, used
to reimburse the owner, the owner must promptly
refund the full amount of the unused balance to the
tenant.
d. If the security deposit is not sufficient to cover
amounts the tenant owes under the lease, the owner
may collect the balance from the tenant.

16. Prohibition of Discrimination

In accordance with applicable equal opportunity statutes, Executive
Orders, and regulations, the owner must not discriminate against any
person because of race, color, religion, sex, national origin, age,
familial status or disability in connection with the lease. Eligibility for
HUD’s programs must be made without regard to actual or perceived
sexual orientation, gender identity, or marital status.

17. Conflict with Other Provisions of Leasc

a.  The terms of the tenancy addendum are prescribed
by HUD in accordance with Federal law and
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regulation, as a condition for Federal assistance to
the tenant and tenant’s family under the Section 8
voucher program.

b.  In case of any conflict between the provisions of the
tenancy addendum as required by HUD, and any
other provisions of the lease or any other agreement
between the owner and the tenant, the requirements
of the HUD-required tenancy addendum shall
control.

18. Changes in Lease or Rent

a.  The tenant and the owner may not make any change
in the tenancy addendum. However, if the tenant and
the owner agree to any other changes in the lease,
such changes must be in writing, and the owner
must immediately give the PHA a copy of such
changes. The lease, including any changes, must be
in accordance with the requirements of the tenancy
addendum.

b.  In the following cases, tenant-based assistance shall
not be continued unless the PHA has approved a
new tenancy in accordance with program
requirements and has executed a new HAP contract
with the owner:

(1) If there are any changes in lease
requirements governing tenant or owner
responsibilities for utilities or appliances;

(2) If there are any changes in lease provisions
governing the term of the lease;

(3) If the family moves to a new unit, even if
the unit is in the same building or complex.

c¢.  PHA approval of the tenancy, and execution of a
new HAP contract, are not required for agreed
changes in the lease other than as specified in
paragraph b.

d.  The owner must notify the PHA of any changes in
the amount of the rent to owner at least sixty days
before any such changes go into effect, and the
amount of the rent to owner following any such
agreed change may not exceed the reasonable rent
for the unit as most recently determined or
redetermined by the PHA in accordance with HUD
requirements.

19. Notices

Any notice under the lease by the tenant to the owner or by the owner

to the tenant must be in writing.

20. Definitions

Contract unit. The housing unit rented by the tenant with assistance
under the program.

Family. The persons who may reside in the unit with assistance under
the program.

Housing quality standards (HQS). The HUD minimum quality
standards for housing assisted under the Section 8§ tenant-based
programs.

HUD. The U.S. Department of Housing and Urban Development.

HUD requirements. HUD requirements for the Section 8 program.
HUD requirements are issued by HUD headquarters, as regulations,
Federal Register notices or other binding program directives.

Lease. The written agreement between the owner and the tenant for
the lease of the contract unit to the tenant. The lease includes the
tenancy addendum prescribed by HUD.

PHA. Public Housing Agency.

Premises. The building or complex in which the contract unit
is located, including common areas and grounds.

Program. The Section 8 housing choice voucher program.

Rent to owner. The total monthly rent payable to the owner for the
contract unit. The rent to owner is the sum of the portion of rent
payable by the tenant plus the PHA housing assistance payment to the
owner.

Section 8. Section 8 of the United States Housing Act of 1937 (42
United States Code 1437f).

Tenant. The family member (or members) who leases the unit from
the owner.

Voucher program. The Section 8 housing choice voucher program.
Under this program, HUD provides funds to a PHA for rent subsidy
on behalf of eligible families. The tenancy under the lease will be

assisted with rent subsidy for a tenancy under the voucher program.

HAP contract. The housing assistance payments contract between the
PHA and the owner. The PHA pays housing assistance payments to
the owner in accordance with the HAP contract.

Household. The persons who may reside in the contract unit. The
household consists of the family and any PHA-approved live-in aide.
(A live-in aide is a person who resides in the unit to provide necessary
supportive services for a member of the family who is a person with
disabilities.)
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U.S. Department of Housing and Urban Development
Office of Public and Indian Housing

MOVING TO WORK (MTW) RIDER TO THE HOUSING ASSISTANCE PAYMENT (HAP)
CONTRACT FOR THE SECTION 8 TENANT-BASED ASSISTANCE HOUSING CHOICE VOUCHER
PROGRAM (HCV) AND/OR THE SECTION 8 PROJECT-BASED VOUCHER (PBV) PROGRAM

Pursuant to the Public Housing Agency’s (PHA) participation in the MTW demonstration, the
PHA may establish Section 8 HCV or PBV policies or requirements that differ from statutory
requirements for both programs contained in the U.S. Housing Act of 1937, the relevant
regulatory requirements, and applicable Public and Indian Housing Notices. Where any
particular provisions of this HAP Contract differ from or conflict with the MTW activities
included in the PHA’s approved MTW Supplement to its PHA Plan, the provisions of the MTW
Operations Notice and the approved MTW Supplement to the PHA Plan shall supersede any
conflicting or differing HAP Contract language. Further, the MTW Activity authorized by the
MTW Operations Notice shall govern the PHA’s administration of the program notwithstanding
a conflicting or differing provision of the HAP Contact. This rider shall be in effect for the term
of the HAP Contract or the term of the PHAs participation in the MTW demonstration,
whichever ends sooner.




TENANCY ADDENDUM
Section 8 Tenant-Based Assistance

Housing Choice Voucher Program
(To be attached to Tenant Lease)

U.S. Department of Housing
and Urban Development
Office of Public and Indian Housing

OMB Approval No. 2577-0169
exp. 7/31/2022

The Tenancy Addendum is part of the HAP contract and lease. Public reporting burden for this collection of information is estimated to average 0.5 hours. This includes
the time for collection, reviewing and reporting the data. The information is being collected as required by 24 CFR 982.451 which in part states the PHA must pay the
housing assistance payment promptly. This agency may not conduct or sponsor, and a person is not required to respond to a collection of information unless there is a

valid OMB number. Assurances of confidentiality are not provided under this section.

HUD is committed to protecting the privacy of an individual’s information stored electronically or in paper form in accordance with federal privacy laws, guidance and
best practices. HUD expects its third-party business partners including Public Housing Authorities who collect, use, maintain, or disseminate HUD information to
protect the privacy of that information in accordance with applicable law.

1.

2.

3.

Section 8 Voucher Program

a.

The owner is leasing the contract unit to the tenant for
occupancy by the tenant’s family with assistance for a
tenancy under the Section 8 housing choice voucher program
(voucher program) of the United States Department of
Housing and Urban Development (HUD).

The owner has entered into a Housing Assistance Payments
Contract (HAP contract) with the PHA under the voucher
program. Under the HAP contract, the PHA will make
housing assistance payments to the owner to assist the tenant
in leasing the unit from the owner.

Lease

a.

The owner has given the PHA a copy of the lease, including
any revisions agreed by the owner and the tenant. The owner
certifies that the terms of the lease are in accordance with all
provisions of the HAP contract and that the lease includes the
tenancy addendum.

The tenant shall have the right to enforce the tenancy
addendum against the owner. If there is any conflict between
the tenancy addendum and any other provisions of the lease,
the language of the tenancy addendum shall control.

Use of Contract Unit

a.

During the lease term, the family will reside in the contract
unit with assistance under the voucher program.

The composition of the household must be approved by the
PHA. The family must promptly inform the PHA of the birth,
adoption or court-awarded custody of a child. Other persons
may not be added to the household without prior written
approval of the owner and the PHA.

The contract unit may only be used for residence by the PHA-
approved household members. The unit must be the family’s
only residence. Members of the household may engage in
legal profit making activities incidental to primary use of the
unit for residence by members of the family.

The tenant may not sublease or let the unit.
The tenant may not assign the lease or transfer the unit.

Rent to Owner

a.

The initial rent to owner may not exceed the amount
approved by the PHA in accordance with HUD requirements.

Changes in the rent to owner shall be determined by the
provisions of the lease. However, the owner may not raise the
rent during the initial term of the lease.

During the term of the lease (including the initial term of the
lease and any extension term), the rent to owner may at no
time exceed:

(1) The reasonable rent for the unit as most recently
determined or redetermined by the PHA in
accordance with HUD requirements, or

(2) Rent charged by the owner for comparable
unassisted units in the premises.

5. Family Payment to Owner

a.

The family is responsible for paying the owner any portion
of the rent to owner that is not covered by the PHA housing
assistance payment.

Each month, the PHA will make a housing assistance
payment to the owner on behalf of the family in accordance
with the HAP contract. The amount of the monthly housing
assistance payment will be determined by the PHA in
accordance with HUD requirements for a tenancy under the
Section 8 voucher program.

The monthly housing assistance payment shall be credited
against the monthly rent to owner for the contract unit.

The tenant is not responsible for paying the portion of rent to
owner covered by the PHA housing assistance payment
under the HAP contract between the owner and the PHA. A
PHA failure to pay the housing assistance payment to the
owner is not a violation of the lease. The owner may not
terminate the tenancy for nonpayment of the PHA housing
assistance payment.

The owner may not charge or accept, from the family or from
any other source, any payment for rent of the unit in addition
to the rent to owner. Rent to owner includes all housing
services, maintenance, utilities and appliances to be provided
and paid by the owner in accordance with the lease.

The owner must immediately return any excess rent payment
to the tenant.

6. Other Fees and Charges

a;

Rent to owner does not include cost of any meals or
supportive services or furniture which may be provided by
the owner.

The owner may not require the tenant or family members to
pay charges for any meals or supportive services or furniture
which may be provided by the owner. Nonpayment of any
such charges is not grounds for termination of tenancy.

The owner may not charge the tenant extra amounts for items
customarily included in rent to owner in the locality, or
provided at no additional cost to unsubsidized tenants in the
premises.
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7. Maintenance, Utilities, and Other Services

a.

b.

Maintenance

(1) The owner must maintain the unit and premises in
accordance with the HQS.

(2) Maintenance  and  replacement  (including
redecoration) must be in accordance with the
standard practice for the building concerned as
established by the owner.

Utilities and appliances
(1) The owner must provide all utilities needed to
comply with the HQS.
(2) The owner is not responsible for a breach of the
HQS caused by the tenant’s failure to:

(a) Pay for any utilities that are to be paid by the
tenant.

(b) Provide and maintain any appliances that are
to be provided by the tenant.

Family damage. The owner is not responsible for a breach
of the HQS because of damages beyond normal wear and tear
caused by any member of the household or by a guest.

Housing services. The owner must provide all housing
services as agreed to in the lease.

8. Termination of Tenancy by Owner

a.

C.

Requirements. The owner may only terminate the tenancy
in accordance with the lease and HUD requirements.

Grounds. During the term of the lease (the initial
term of the lease or any extension term), the owner may only
terminate the tenancy because of:

(1) Serious or repeated violation of the lease;

(2) Violation of Federal, State, or local law that
imposes obligations on the tenant in connection
with the occupancy or use of the unit and the
premises;

(3) Criminal activity or alcohol abuse (as provided in
paragraph ¢); or

(4) Other good cause (as provided in paragraph d).

Criminal activity or alcohol abuse

(1) The owner may terminate the tenancy during
the term of the lease if any member of the
household, a guest or another person under a
resident’s control commits any of the following
types of criminal activity:

(a) Fleeing to avoid prosecution, or custody or
confinement after conviction, for a crime, or
attempt to commit a crime, that is a felony
under the laws of the place from which the
individual flees, or that, in the case of the
State of New Jersey, is a high misdemeanor;
or

(b) Violating a condition of probation or parole
under Federal or State law.

(3) The owner may terminate the tenancy for criminal
activity by a household member in accordance with
this section if the owner determines that the
household member has committed the criminal
activity, regardless of whether the household
member has been arrested or convicted for such
activity.

(4) The owner may terminate the tenancy during the
term of the lease if any member of the household
has engaged in abuse of alcohol that threatens the
health, safety or right to peaceful enjoyment of the
premises by other residents.

d. Other good cause for termination of tenancy

(1) During the initial lease term, other good cause for
termination of tenancy must be something the
family did or failed to do.

(2) During the initial lease term or during any
extension term, other good cause may include:

(a) Disturbance of neighbors,
(b) Destruction of property, or

(¢) Living or housekeeping habits that cause
damage to the unit or premises.

(3) After the initial lease term, such good cause may
include:

(a) The tenant’s failure to accept the owner’s offer
of a new lease or revision;

(b) The owner’s desire to use the unit for personal
or family use or for a purpose other than use as
a residential rental unit; or

(c) A business or economic reason for termination
of the tenancy (such as sale of the property,
renovation of the unit, the owner’s desire to
rent the unit for a higher rent).

(4) The examples of other good cause in this paragraph
do not preempt any State or local laws to the
contrary.

(a) Any criminal activity that threatens the
health or safety of, or the right to peaceful
enjoyment of the premises by, other
residents (including property management

9. Protections for Victims of Domestic Violence, Dating
Violence, Sexual Assault, or Stalking

a. Purpose: This section incorporates the protections for

staff residing on the premises);

(b) Any criminal activity that threatens the
health or safety of, or the right to peaceful
enjoyment of their residences by, persons
residing in the immediate vicinity of the
premises;

(c) Any violent criminal activity on or near the
premises; or

(d) Any drug-related criminal activity on or near
the premises.

(2) The owner may terminate the tenancy during the
term of the lease if any member of the household is:

victims of domestic violence, dating violence, sexual assault,
or stalking in accordance with subtitle N of the Violence
Against Women Act of 1994, as amended (codified as
amended at 42 US.C. 14043¢ et seq.) (VAWA) and
implementing regulations at 24 CFR part 5, subpart L.

Conflict with other Provisions: In the event of any conflict
between this provision and any other provisions included in
Part C of the HAP contract, this provision shall prevail.

Effect on Other Protections: Nothing in this section shall be
construed to supersede any provision of any Federal, State, or
local law that provides greater protection than this section for
victims of domestic violence, dating violence, sexual assault,
or stalking.
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d. Definition: As used in this Section, the terms “actual and
imminent threat,” “affiliated individual”, “bifurcate”, “dating
violence,” “domestic violence,” “sexual assault,” and
“stalking” are defined in HUD’s regulations at 24 CFR part 5,
subpart .. The terms “Household” and “Other Person Under
the Tenant’s Control” are defined at 24 CFR part 5, subpart
A

¢. VAWA Notice and Certification Form: The PHA shall
provide the tenant with the “Notice of Occupancy Rights
under VAWA and the certification form described under 24
CFR 5.2005(a)(1) and (2).

f.  Protection for victims of Domestic Violence, Dating
Violence, Sexual Assault, or Stalking:

(1) The landlord or the PHA will not deny admission to,
deny assistance under, terminate from participation
in, or evict the Tenant on the basis of or as a direct
result of the fact that the Tenant is or has been a victim
of domestic violence, dating violence, sexual assault,
or stalking, if the Tenant otherwise qualifies for
admission, assistance, participation, or occupancy. 24
CFR 5.2005(b)(1).

(2) The tenant shall not be denied tenancy or occupancy
rights solely on the basis of criminal activity engaged
in by a member of the Tenant’s Household or any
guest or Other Person Under the Tenant’s Control, if
the criminal activity is directly related to domestic
violence, dating violence, sexual assault, or stalking,
and the Tenant or an Affiliated Individual of the
Tenant is the victim or the threatened victim of
domestic violence, dating violence, sexual assault, or
stalking. 24 CFR 5.2005(b)(2).

(3) An incident or incidents of actual or threatened
domestic violence, dating violence, sexual assault or
stalking will not be construed as serious or repeated
violations of the lease by the victim or threatened
victim of the incident. Nor shall it not be construed as
other “good cause” for termination of the lease,
tenancy, or occupancy rights of such a victim or
threatened victim. 24 CFR 5.2005(c)(1) and (c)(2).

g. Compliance with Court Orders: Nothing in this Addendum
will limit the authority of the landlord, when notified by a
court order, to comply with the court order with respect to the
rights of access or control of property (including civil
protection orders issued to protect a victim of domestic
violence, dating violence, sexual assault, or stalking) or with
respect to the distribution or possession of property among
members of the Tenant’s Household. 24 CFR 5.2005(d)(1).

h. Violations Not Premised on Domestic Violence, Dating
Violence, Sexual Assault, or Stalking: Nothing in this
section shall be construed to limit any otherwise available
authority of the Landlord to evict or the public housing
authority to terminate the assistance of a Tenant for any
violation not premised on an act of domestic violence, dating
violence, sexual assault, or stalking that is in question against
the Tenant or an Affiliated Individual of the Tenant.
However, the Landlord or the PHA will not subject the
tenant, who is or has been a victim of domestic violence,
dating violence, sexual assault, or stalking, to a more
demanding standard than other tenants in determining
whether to evict or terminate assistance. 24 CFR
5.2005(d)(2).

i. Actual and Imminent Threats:

(1) Nothing in this section will be construed to limit the
authority of the Landlord to evict the Tenant if the
Landlord can demonstrate that an “actual and imminent
threat” to other tenants or those employed at or providing
service to the property would be present if the Tenant or
lawful occupant is not evicted. In this context, words,
gestures, actions, or other indicators will be construed as
an actual and imminent threat if they meet the following
standards for an actual and imminent threat: “*Actual and
imminent threat” refers to a physical danger that is real,
would occur within an immediate time frame, and could
result in death or serious bodily harm. In determining
whether an individual would pose an actual and imminent
threat, the factors to be considered include: the duration of
the risk, the nature and severity of the potential harm, the
likelihood that the potential harm will occur, and the length
of time before the potential harm would occur. 24 CFR
5.2005(d)(3).

(2) Ifan actual and imminent threat is demonstrated, eviction
should be used only when there are no other actions that
could be taken to reduce or eliminate the threat, including,
but not limited to, transferring the victim to a different unit,
barring the perpetrator from the property, contacting law
enforcement to increase police presence, developing other
plans to keep the property safe, or seeking other legal
remedies to prevent the perpetrator from acting on a threat.
Restrictions predicated on public safety cannot be based
on stereotypes, but must be tailored to particularized
concerns about individual residents. 24 CFR 5.2005(d)(4).

j. Emergency Transfer: A tenant who is a victim of domestic

violence, dating violence, sexual assault, or stalking may request
an emergency transfer in accordance with the PHA’s emergency
transfer plan. 24 CFR 5.2005(e). The PHA’s emergency transfer
plan must be made available upon request, and incorporate strict
confidentiality measures to ensure that the PHA does not disclose
a tenant’s dwelling unit location to a person who committed or
threatened to commit an act of domestic violence, dating violence,
sexual assault, or stalking against the tenant;

For transfers in which the tenant would not be considered a new
applicant, the PHA must ensure that a request for an emergency
transfer receives, at a minimum, any applicable additional priority
that is already provided to other types of emergency transfer
requests. For transfers in which the tenant would be considered a
new applicant, the plan must include policies for assisting a tenant
with this transfer.

Bifurcation: Subject to any lease termination requirements or
procedures prescribed by Federal, State, or local law, if any
member of the Tenant’s Household engages in criminal activity
directly relating to domestic violence, dating violence, sexual
assault, or stalking, the Landlord may “bifurcate™ the Lease, or
remove that Household member from the Lease, without regard to
whether that Household member is a signatory to the Lease, in
order to evict, remove, or terminate the occupancy rights of that
Household member without evicting, removing, or otherwise
penalizing the victim of the criminal activity who is also a tenant
or lawful occupant. Such eviction, removal, termination of
occupancy rights, or termination of assistance shall be effected in
accordance with the procedures prescribed by Federal, State, and
local law for the termination of leases or assistance under the
housing choice voucher program. 24 CFR 5.2009(a).
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If the Landlord bifurcates the Lease to evict, remove, or terminate
assistance to a household member, and that household member is
the sole tenant eligible to receive assistance, the landlord shall
provide any remaining tenants or residents a period of 30 calendar
days from the date of bifurcation of the lease to:

(1) Establish eligibility for the same covered housing program
under which the evicted or (erminated tenant was the
recipient of assistance at the time of bifurcation of the lease;

(2) Establish eligibility under another covered housing
program; or
(3) Find alternative housing.

. Family Break-up: If the family break-up results from an
occurrence of domestic violence, dating violence, sexual assault, or
stalking, the PHA must ensure that the victim retains assistance. 24
CFR 982.315.

m. Move with Continued Assistance: The public housing agency
may not terminate assistance to a family or member of the family
that moves out of a unit in violation of the lease, with or without
prior notification to the public housing agency if such a move
occurred to protect the health or safety of a family member who is
or has been a victim of domestic violence, dating violence, sexual
assault, or stalking; and who reasonably believed they were
imminently threatened by harm from further violence if they
remained in the dwelling unit, or if any family member has been
the victim of sexual assault that occurred on the premises during
the 90-calendar-day period preceding the family’s request to
move,

(1) The move is needed to protect the health or safety of the
family or family member who is or has been a victim of
domestic violence dating violence, sexual assault or
stalking; and

(2) The family or member of the family reasonably believes
that he or she was threatened with imminent harm from
further violence if he or she remained in the dwelling unit.
However, any family member that has been the victim of a
sexual assault that occurred on the premises during the 90-
calendar day period preceding the family’s move or request
to move is not required to believe that he or she was
threatened with imminent harm from further violence if he
or she remained in the dwelling unit. 24 CFR 982.354,

n. Confidentiality.

(1) The Landlord shall maintain in strict confidence any
information the Tenant (or someone acting on behalf of the
Tenant) submits to the Landlord concerning incidents of
domestic violence, dating violence, sexual assault or
stalking, including the fact that the tenant is a victim of
domestic violence, dating violence, sexual assault, or
stalking.

(2) The Landlord shall not allow any individual administering
assistance on its behalf, or any persons within its employ, to
have access to confidential information unless explicitly
authorized by the Landlord for reasons that specifically call
for these individuals to have access to the information
pursuant to applicable Federal, State, or local law.

(3) The Landlord shall not enter confidential information into
any shared database or disclose such information to any
other entity or individual, except to the extent that the
disclosure is requested or consented to in writing by the
individual in a time-limited release; required for use in an
eviction proceeding; or is required by applicable law.

10. Eviction by court action
The owner may only evict the tenant by a court action.

11. Owner notice of grounds

a. At or before the beginning of a court action to evict the
tenant, the owner must give the tenant a notice that specifies
the grounds for termination of tenancy. The notice may be
included in or combined with any owner eviction notice.

b. The owner must give the PHA a copy of any owner eviction
notice at the same time the owner notifies the tenant.

c. Eviction notice means a notice to vacate, or a complaint or
other initial pleading used to begin an eviction action under
State or local law.

12. Lease: Relation to HAP Contract
If the HAP contract terminates for any reason, the lease terminates
automatically.

13. PHA Termination of Assistance

The PHA may terminate program assistance for the family for any
grounds authorized in accordance with HUD requirements. If the PHA
terminates program assistance for the family, the lease terminates
automatically.

14. Family Move Out
The tenant must notify the PHA and the owner before the family moves
out of the unit.

15. Security Deposit

a. The owner may collect a security deposit from the
tenant. (However, the PHA may prohibit the owner
from collecting a security deposit in excess of private
market practice, or in excess of amounts charged by the
owner to unassisted tenants. Any such PHA-required
restriction must be specified in the HAP contract.)

b. When the family moves out of the contract unit, the
owner, subject to State and local law, may use the
security deposit, including any interest on the deposit,
as reimbursement for any unpaid rent payable by the
tenant, any damages to the unit or any other amounts
that the tenant owes under the lease.

c. The owner must give the tenant a list of all items
charged against the security deposit, and the amount of
each item. After deducting the amount, if any, used to
reimburse the owner, the owner must promptly refund
the full amount of the unused balance to the tenant.

d. If the security deposit is not sufficient to cover
amounts the tenant owes under the lease, the owner
may collect the balance from the tenant.

16. Prohibition of Discrimination

In accordance with applicable equal opportunity statutes, Executive
Orders, and regulations, the owner must not discriminate against any
person because of race, color, religion, sex, national origin, age,
familial status or disability in connection with the lease. Eligibility for
HUD’s programs must be made without regard to actual or perceived
sexual orientation, gender identity, or marital status.

17. Conflict with Other Provisions of Lease

a. The terms of the tenancy addendum are prescribed by
HUD in accordance with Federal law and regulation,
as a condition for Federal assistance to the tenant and
tenant’s family under the Section 8 voucher program.

b. In case of any conflict between the provisions of the
tenancy addendum as required by HUD, and any other
provisions of the lease or any other agreement
between the owner and the tenant, the requirements of
the HUD-required tenancy addendum shall control.
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18. Changes in Lease or Rent

a. The tenant and the owner may not make any change
in the tenancy addendum. However, if the tenant and
the owner agree to any other changes in the lease, such
changes must be in writing, and the owner must
immediately give the PHA a copy of such changes.
The lease, including any changes, must be in
accordance with the requirements of the tenancy
addendum.

b. In the following cases, tenant-based assistance shall
not be continued unless the PHA has approved a new
tenancy in accordance with program requirements and
has executed a new HAP contract with the owner:

(1)  If there are any changes in lease requirements
governing tenant or owner responsibilities for
utilities or appliances;

(2) If there are any changes in lease provisions
governing the term of the lease;

(3) If the family moves to a new unit, even if the
unit is in the same building or complex.

c. PHA approval of the tenancy, and execution of a new
HAP contract, are not required for agreed changes in
the lease other than as specified in paragraph b.

d. The owner must notify the PHA of any changes in the
amount of the rent to owner at least sixty days before
any such changes go into effect, and the amount of
the rent to owner following any such agreed change
may not exceed the reasonable rent for the unit as
most recently determined or redetermined by the
PHA in accordance with HUD requirements.

19. Notices

Any notice under the lease by the tenant to the owner or by the owner
to the tenant must be in writing.

20. Definitions

Contract unit. The housing unit rented by the tenant with assistance
under the program.

Family. The persons who may reside in the unit with assistance under
the program.

HAP contract. The housing assistance payments contract between the
PHA and the owner. The PHA pays housing assistance payments to
the owner in accordance with the HAP contract.

Household. The persons who may reside in the contract unit. The
household consists of the family and any PHA-approved live-in aide.
(A live-in aide is a person who resides in the unit to provide necessary
supportive services for a member of the family who is a person with
disabilities.)

Housing quality standards (HQS). The HUD minimum

quality standards for housing assisted under the Section 8
tenant-based programs.

HUD. The U.S. Department of Housing and Urban Development.

HUD requirements. HUD requirements for the Section 8 program.
HUD requirements are issued by HUD headquarters, as regulations,
Federal Register notices or other binding program directives.

Lease. The written agreement between the owner and the tenant for
the lease of the contract unit to the tenant. The lease includes the
tenancy addendum prescribed by HUD.

PHA. Public Housing Agency.

Premises. The building or complex in which the contract unit

is located, including common areas and grounds.

Program. The Section 8 housing choice voucher program.

Rent to owner. The total monthly rent payable to the owner for the
contract unit. The rent to owner is the sum of the portion of rent
payable by the tenant plus the PHA housing assistance payment to
the owner.

Section 8. Section 8 of the United States Housing Act of 1937
(42 United States Code 14371).

Tenant. The family member (or members) who leases the unit from
the owner.

Voucher program. The Section 8 housing choice voucher program.
Under this program, HUD provides funds to a PHA for rent subsidy
on behalf of eligible families. The tenancy under the lease will be

assisted with rent subsidy for a tenancy under the voucher program.
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9/30/2020 FY 2020 Income Limits Documentation System -- Summary for Grand Rapids-Wyoming, Ml HUD Metro FMR Area

Il FY 2020 INcOME LIMITS DOCUMENTATION

SYSTEM
HUD.gov HUD User Home Data Sets Fair Market Rents Section 8 Income Limits MTSP Income Limits HUD LIHTC Database

FY 2020 Income Limits Summary

Selecting any of the buttons labeled "Explanation" will display detailed calculation steps for
each of the various parameters.

Median
FY 2020 Family

Income Income Income Limit
Limit Area Category 1 2 3 4 5 6 7 8

Explanation

FY 2020 Persons in Family

Very Low
(50%)
Income 28100 32,100 36,100 40,100 43,350 46,550 49,750 52,950
Limits ($)
Grand Explanation
Rapic!s- Extremely
Wyoming, $80,200 | Low Income
MI HUD ! Limits ($)* 16,850 19,250 21,720 26,200 30,680 35,160 39,640 44,120
Metro ?:w.'- é,., PRy §pag
FMR Area e

NOTE: HUD generally uses the Office of Management and Budget (OMB) area definitions in the
calculation of income limit program parameters. However, to ensure that program parameters do not vary
significantly due to area definition changes, HUD has used custom geographic definitions for the Grand
Rapids-Wyoming, MI HUD Metro FMR Area.

The Grand Rapids-Wyoming, MI HUD Metro FMR Area contains the following areas: Kent County, MI;

* The FY 2014 Consolidated Appropriations Act changed the definition of extremely low-income to be the
greater of 30/50ths (60 percent) of the Section 8 very low-income limit or the poverty guideline as
greater than the Section 8 50% very low-income limit. Consequently, the extremely low income limits
may equal the very low (50%) income limits.

Income Limit areas are based on FY 2020 Fair Market Rent (FMR) areas. For information on FMRs, please
see our associated FY 2020 Fair Market Rent documentation system.

https://www.huduser.gov/portal/datasets/il/il2020/2020summary.odn
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U.S. Department of Housing and Urban Development

Office of Public and Indian Housing (PIH)

RENTAL HOUSING INTEGRITY IMPROVEMENT PROJECT

Wlmt I"ou Should

A Guide for Applicants & Tenants of
Public Housing & Section 8 Programs

What is EIV?

The Enterprise Income Verification (EIV) system is a
web-based  computer system that  contains
employment and income information of individuals
who participate in HUD rental assistance programs.
All Public Housing Agencies (PHAs) are required to
use HUD's EIV system.

What information is in EIV and where does it
come from?

HUD obtains information about you from your local
PHA, the Social Security Administration (SSA), and
U.S. Department of Health and Human Services
(HHS).

HHS provides HUD with wage and employment
information as reported by employers; and
unemployment compensation information as reported
by the State Workforce Agency (SWA).

SSA provides HUD with death, Social Security (SS)
and Supplemental Security Income (SSI) information.

What is the EIV information used for?

Primarily, the information is used by PHAs (and
management agents hired by PHAs) for the following
purposes to:

1. Confirm your name, date of birth (DOB), and
Social Security Number (SSN) with SSA.

2. Verify your reported income sources and
amounts.

3. Confirm your participation in only one HUD
rental assistance program.

4. Confirm if you owe an outstanding debt to any
PHA.

5. Confirm any negative status if you moved out
of a subsidized unit (in the past) under the
Public Housing or Section 8 program.

6. Follow up with you, other adult household
members, or your listed emergency contact
regarding deceased household members.

EIV will alert your PHA if you or anyone in your
household has used a false SSN, failed to report
complete and accurate income information, or

is receiving rental assistance at another address.
Remember, you may receive rental assistance at
only one home!

EIV will also alert PHAs if you owe an outstanding debt
to any PHA (in any state or U.S. territory) and any
negative status when you voluntarily or involuntarily
moved out of a subsidized unit under the Public
Housing or Section 8 program. This information is used
to determine your eligibility for rental assistance at the
time of application.

The information in EIV is also used by HUD, HUD's
Office of Inspector General (OIG), and auditors to
ensure that your family and PHAs comply with HUD
rules.

Overall, the purpose of EIV is to identify and prevent
fraud within HUD rental assistance programs, so that
limited taxpayer's dollars can assist as many eligible
families as possible. EIV will help to improve the
integrity of HUD rental assistance programs.

Is my consent required in order for information
to be obtained about me?

Yes, your consent is required in order for HUD or the
PHA to obtain information about you. By law, you are
required to sign one or more consent forms. When
you sign a form HUD-9886 (Federal Privacy Act
Notice and Authorization for Release of Information) or
a PHA consent form (which meets HUD standards),
you are giving HUD and the PHA your consent for
them to obtain information about you for the purpose
of determining your eligibility and amount of rental
assistance. The information collected about you will be
used only to determine your eligibility for the program,
unless you consent in writing to authorize additional
uses of the information by the PHA.

Note: If you or any of your adult household
members refuse to sign a consent form, your
request for initial or continued rental assistance
may be denied. You may also be terminated from
the HUD rental assistance program.

What are my responsibilities?

As a tenant (participant) of a HUD rental assistance
program, you and each adult household member must
disclose complete and accurate information to the
PHA, including full name, SSN, and DOB; income
information; and certify that your reported household
composition (household members), income, and
expense information is true to the best of your

knowledge.
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Remember, you must notify your PHA if a household
member dies or moves out. You must also obtain the
PHA's approval to allow additional family members or
friends to move in your home prior to them moving in.

What are the penalties for providing false
information?

Knowingly providing false, inaccurate, or incomplete
information is FRAUD and a CRIME.

If you commit fraud, you and your family may be
subject to any of the following penalfies:

1. Eviction
. Termination of assistance

3. Repayment of rent that you should have paid
had you reported your income correctly

4. Prohibited from receiving future rental
assistance for a period of up to 10 years

5. Prosecution by the local, state, or Federal
prosecutor, which may result in you being
fined up to $10,000 and/or serving time in jail.

Protect yourself by following HUD reporting
requirements.  When completing applications and
reexaminations, you must include all sources of
income you or any member of your household
receives.

If you have any questions on whether money received
should be counted as income or how your rent is
determined, ask your PHA. When changes occur in
your household income, contact your PHA
immediately to determine if this will affect your rental
assistance.

What do | do if the EIV information is
incorrect?

Sometimes the source of EIV information may make
an error when submitting or reporting information about
you. If you do not agree with the EIV information, let
your PHA know.

If necessary, your PHA will contact the source of the
information directly to verify disputed income
information. Below are the procedures you and the
PHA should follow regarding incorrect EIV information.

Debts owed to PHAs and termination information
reported in EIV originates from the PHA who provided
you assistance in the past. If you dispute this
information, contact your former PHA directly in writing
to dispute this information and provide any
documentation that supports your dispute. If the PHA
determines that the disputed information is incorrect,
the PHA will update or delete the record from EIV.

Employment and wage information reported in EIV
originates from the employer. If you dispute this
information, contact the employer in writing to dispute
and request correction of the disputed employment
and/or wage information. Provide your PHA with a
copy of the letter that you sent to the employer. If you
are unable to get the employer to correct the
information, you should contact the SWA for
assistance.

Unemployment benefit information reported in EIV
originates from the SWA. If you dispute this
information, contact the SWA in writing to dispute and
request correction of the disputed unemployment
benefit information. Provide your PHA with a copy of
the letter that you sent to the SWA.

Death, SS and SSI benefit information reported in
EIV originates from the SSA. If you dispute this
information, contact the SSA at (800) 772-1213, or
visit their website at: www.socialsecurity.gov. You
may need to visit your local SSA office to have
disputed death information corrected.

Additional Verification. The PHA, with your consent,
may submit a third party verification form to the
provider (or reporter) of your income for completion
and submission to the PHA.

You may also provide the PHA with third party
documents (i.e. pay stubs, benefit award letters, bank
statements, etc.) which you may have in your
possession.

Identity Theft. Unknown EIV information to you can
be a sign of identity theft. Sometimes someone else
may use your SSN, either on purpose or by accident.
So, if you suspect someone is using your SSN, you
should check your Social Security records to ensure
your income is calculated correctly (call SSA at (800)
772-1213); file an identity theft complaint with your
local police department or the Federal Trade
Commission (call FTC at (877) 438-4338, or you may
visit their website at: http://www.ftc.gov). Provide your
PHA with a copy of your identity theft complaint.

Where can | obtain more information on EIV
and the income verification process?

Your PHA can provide you with additional information
on EIV and the income verification process. You may
also read more about EIV and the income verification
process on HUD's Public and Indian Housing EIV web
pages at:  hiip/wwwhud ovioficesih/programsiphithipliv.cim.

The information in this Guide pertains to
applicants and participants (tenants) of the
following HUD-PIH rental assistance programs:

1. Public Housing (24 CFR 960); and

2. Section 8 Housing Choice Voucher (HCV),
(24 CFR 982); and

3. Section 8 Moderate Rehabilitation (24 CFR
882); and

4. Project-Based Voucher (24 CFR 983)
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new car, a better job, higher education, |
or even your own home! |
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The Wyoming Housing Commission would like to encourage our |
Section 8 Participants to take that step in fulfilling your goals by |
enrolling in the Family Self Sufficiency Program (FSS).

- FSS is a 5 year program for Section 8 participants that can help !
accomplish your goals and even help build your bank account! j
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How the program works: FSS enrollees work with the FSS Coordinator to set and establish goals of
the participant. As the participant earns more income (either from getting a job or a raise) an escrow
account is established. Monthly deposits are made when an increase in earned income is reported.
Once the FSS participant successfully completes the program, they receive the amount in the escrow
account to fulfill their long term dreams!

Example: The participant is paying $100 toward their rent
Then obtain a job or raise
Your portion increases to $150
The $50 increase is matched and deposited into the escrow account

The WHC is looking for participants interested and willing to make their dreams a reality.
Space is limited, please contact Myra for information and an application today.

Kim Brown or Myra Iacovoni at 616-534-5471
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City of Wyoming, Michigan

o Wyoming Housing Commission
2450 36" St SW 616-534-5471
49519-3158 fax 616-534-1770

Application for the Family Self-Sufficiency Program (FSS)

Issued under the authority of Section 8 of the U.S. Housing Act of 1937 as amended by Section 554 of the National Affordable Housing Act

[ ] Yes, I am interested, I have reviewed the FSS brochure and wish to apply for the program
[ ] 1 previously applied for FSS on

Date

Name (Last, First, Middle)

Primary Phone Number | ( )

Address

Alternate Phone Number | ( )

City State

Social Security Number

Family Compostion — please list all member of the household

Name Birthdate Age Male or Female Relationship

M F | SELF
M F
M F
M F
M F
i M F

Education, Training and Employment
D [ ] Yes - Date received [] No - Highest grade completed

o you have a High School Diploma?

Do you have a G.E.D? [] Yes - Date received [1 No

Are you enrolled in a training program

or school? : LI Yes L] No

Are you currently employed? [ Yes [] No

General Information

Do you own a vehicle? [ Yes ] No If no, do you have access to transportation? [] Yes 0 No
Do you currently use child care? 1 Yes [J No

Are you involved in family or personal [ Yes [] No If yes, please list organization:

counseling?

| certify that the information provided herein is true and complete to the best of my knowledge. | authorize the
Wyoming Housing Commission, or its representative, to make necessary inquiries for the purpose of verification.

Applicant Siganture Date
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Wyoming Housing Commission
Housing Choice Voucher Homeownership Program

In November 2005, the Wyoming Housing Commission began
implementing a Housing Choice Voucher (Section 8) Homeownership
Program. A brief overview of the program follows:

Eligibility Requirements

A Person must:

v" Be a current participant in the voucher program, be in good standing
with the housing commission and landlord, and have been on the
program for a minimum of one-year;

v’ Be a first-time homebuyer or have not owned a home in the last 3
years;

v" Be employed full time continuously for the last year, unless elderly or
disabled;

v" Be within the income limits and meet all other program guidelines;
and

v" Must be willing to attend and successfully complete homeownership
counseling and training classes.

If you are interested in homeownership, be sure to discuss the program with
your Section 8 coordinator at your first annual recertification or any time
after that.

You may request a complete guide of the program from your coordinator.

HCV HO Info Sheet
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