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OUR MISSION:

The Vermont State Housing Authority’s Mission
is to promote and expand the supply of
affordable rental and homeownership
opportunities on a statewide basis.

Each new endeavor will enhance or increase the
organization’s capacity to continue its Mission
and to assure the effectiveness of VSHA as a
provider and administrator of affordable housing

programs.
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Introduction

This Tenant Guide is being provided to you as part of your briefing. It contains information
that should answer most of your questions about the program. Please contact your
Vermont State Housing Authority (VSHA) representative with any further questions or

comments.

Field Representative:

Telephone Number:

With the exception of the city of Montpelier, the Housing Choice Voucher (HCV) program
is administered on a state-wide basis by VSHA. The funding for the program is through
the U.S. Department of Housing and Urban Development (HUD). The purpose of the
program is to provide decent, safe and sanitary affordable housing to low-income

Vermonters in the private rental market.

Households that meet the eligibility requirements and have been issued an HCV, pay
between 30% - 40% of their adjusted income towards the monthly rent and utilities. The
balance of the rent is paid by the program directly to the landlord, or to their appointed

agent, provided the rent is within program guidelines.

In order for the program to work well, it is important that
there be a good working relationship between the
tenants, property owners, and VSHA. This Tenant

Guide provides tenants with information that will help

R ’

develop and maintain that relationship.
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The Housing Choice Voucher (HCV) Program
The HCV program provides housing assistance to eligible families that have been issued
a voucher to rent privately owned housing units at an affordable rent. The voucher verifies
that the family is eligible and that the funds have been set aside to assist in paying their
rent. The assistance is conditional upon the family finding an appropriate rental unit that
meets all the requirements for participation in the program. These requirements are set

down in the Federal Regulations that govern the program.

Before assistance can begin, the rental unit must pass the VSHA/HUD Housing Quality
Standards (HQS) inspection and the rent must be determined to be reasonable and
comparable to other rents charged for similar, unsubsidized housing in the area. VSHA

uses an established system to determine a unit’s rent reasonableness.

Owners are required to enter into a lease with the family consistent with the Vermont
Landlord Law. Further, owners must enter into a Housing Assistance Payment (HAP)
contract with VSHA. When VSHA staff determines compliance with VSHA/HUD
inspection requirements and certifies that the rent charged is reasonable, contracts will
be executed and the landlord will receive a rent subsidy payment from VSHA on behalf

of the family.

Important Terms and Information
Housing Assistant Payment (HAP) — The rent subsidy paid to the landlord by VSHA.
The HAP is calculated by VSHA based on the family’s adjusted income.

Tenant Rent — The rent the tenant pays to the landlord, as determined by VSHA.

Contract Rent — The total rent paid to the landlord.

Contract Rent = HAP + Tenant Rent
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Total Tenant Payment (TTP) — The TTP is the tenant rent combined with the utilities that
the tenant is responsible for paying. This total is expected to be between 30% - 40% of
the family’s adjusted income. For initial contracts, the total may not exceed 40% of a

family’s adjusted income.

Payment Standard — VSHA determines the payment standard which is used for each
county. This standard is established annually based on a percentage of HUD Fair Market
Rent (FMR).

Maximum Voucher Subsidy — This is the most that VSHA can pay on the family’s behalf.
The family’s subsidy is calculated by subtracting 30% of the family’s adjusted monthly

income (Total Tenant Payment) from the Payment Standard.

Maximum Voucher Subsidy = Payment Standard — Total Tenant Payment

Rent increases — Rent increases are allowable, provided the landlord follows state law
and program procedures. Rent increases are limited to a rent reasonableness test
performed by VSHA staff. VSHA and the tenant must receive at least a 60-day written
notice. The family is usually receiving their maximum subsidy allowed

under the program and will be responsible for paying the rent 5 H \“
Iy { SN

increase. { -

“Lease-Up” Process 7 [P

tanant |

The Section 8 Program participant is responsible for finding an . T
appropriate rental unit (with VSHA assistance). ' anpf::nmaﬁ.my
» Upon being issued an HCV, the family is briefed by their J huf:-'.f“;fi’;?‘;;ﬁ

'.' e YSHA rep
VSHA field representative. | VSHA provides
) . ) . . ¥ advice to family
> The family is provided with the names of possible - VSHA provides
. . _ A possible land|ords
landlords who have expressed interest in the program, T Family briofed by

' 1 %

as well as other advice that may help them find a unit. | g F::::u:e:n
» The family finds housing that interests them and f Fam“;'jecm
contacts their VSHA field representative. _ O i el
ra— Family appbes
1 (Lease-up process

begins)
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» Landlord determines applicant suitability (the landlord must use the standard
business practices used in determining the suitability of any applicants for the
rental unit, provided these practices are within the Vermont Fair Housing laws).

» The Landlord accepts the tenant.

Request for Tenancy Approval
The Request for Tenancy Approval form is supplied by VSHA and outlines all of the
information needed to determine if the rental unit falls within the program guidelines. The
Request for Tenancy Approval is entered into between prospective landlord and the
Section 8 participant. The form provides VSHA staff with enough information about the

rental unit to determine if the unit meets program guidelines.

Housing Quality Standards (HQS) Inspection
The VSHA Field Representative will perform an HQS
inspection of the rental unit. This is done at the request of
the landlord and tenant once the basic information on the
Request for Tenancy Approval has been approved. The
HQS Inspection is required to ensure the rental unit meets T\
the minimum standards established by HUD and VSHA. — G

If there are any “failed items” as a result of the inspection, the Field Representative will
notify the landlord and tenant in writing. Upon correction of any “failed items”, the Field
Representative will re-inspect. Once the unit passes HQS inspection, the “lease-up” can
continue. It should be noted that VSHA cannot begin Housing Assistance Payments

(HAP) until the unit passes the HQS inspection and HAP contract and lease are signed.
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The Lease

A written lease agreement must be signed by the landlord and the tenant; a copy is
provided to VSHA. The lease must include:

» name of landlord
the name of all family members
the address of the rental unit
the rent amount
the utilities paid by the landlord and those utilities paid by the tenant
the security deposit amount (the security deposit is paid by the tenant to the
landlord).
> term of lease, including any renewal clause.
The landlord may choose to use their own lease; however, it must comply with state and

YV V V V VY

local laws and include the HUD Tenancy Addendum. The lease should be the same
lease used for the landlord’s other rental units. If the landlord does not have a lease,

VSHA has a standard lease that the landlord can use.

Housing Assistance Payment (HAP) Contract
The HAP contract is between the landlord and VSHA. It sets forth the contractual
obligations of both parties, including the effective dates of the contract, initial HAP
payment, the address of the rental unit, and the family members’ names. The landlord

and the VSHA representative must sign this contract.

Once all of the necessary inspections are completed and the required contracts are
executed, VSHA will begin HAP payments to the landlord on behalf of the assisted family.
The Field Representative will act promptly to facilitate a “Lease-up”. HQS inspections are

scheduled as soon as possible, often within a few days of the request.

Tenancy
The landlord and tenant are required to comply with the terms of the signed contracts. All
parties must comply with all state and local laws. The assisted tenancy is a landlord-
tenant relationship, with VSHA providing a rental subsidy to the owner based on the HAP

contract.
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The family and landlord should keep the VSHA Field Representative informed of any

changes that might affect the tenancy.

VSHA will do an annual re-exam of the family income. The Field Representative will do
an annual HQS inspection of the unit. If the landlord and tenant choose, the tenancy may
continue based on the contract terms. VSHA will determine if there are any changes in
the tenant portion of the rental based on the re-exam. All parties will be notified of any

changes.

Participant Guide for the Section 8 Housing Choice Voucher Program

At your tenant briefing you will be given a Housing Choice Voucher Preliminary
Worksheet. This gives you the basic information you need to search for a unit or

determine if your current apartment will qualify for the program.

In many instances you will have the option of paying up to 40% of your adjusted income

for rent, which in turn will increase the maximum gross rent.

There are some cases where an ANFC recipient may not have the option of paying a
higher amount for rent and utilities because the Welfare rent exceeds 40% of adjusted
income. In those situations you will be limited to units whose gross rents are at or below

the payment standard.

Payment Standard/Maximum Gross Rent
The payment standard is the limitation on the amount that can be paid for rent and utilities
when you are paying 30% of your adjusted gross income. The Payment Standard is

funded based on a percentage (90-110%) of the published Fair Market Rents.

Here’s how to figure whether a rent is within the Payment Standard:
» First, find out what utilities, if any, are not included in the rent.

> Next, look at your Utility Allowance Schedule. It gives an estimated cost for each
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utility not included in the rent — ones you are required to pay. To find those non-
included utilities, look on your voucher in the column under bedroom size.
» Add those amounts to the rent the landlord is charging (contract rent).

» Now, compare that total to the Payment Standard.

If the total is not more than the Payment Standard, then that apartment or house is eligible

for rent assistance, as long as it meets Housing Quality Standards and the rent is

determined to be reasonable.

Example

Payment Standard | = | $ 332

Actual Rent = $ 200 | (plus utilities: oil & electricity)
= $ 72| Oil heat
= $ 14 | Electric hot water

Utilities

$ 4| Electric cooking

$ 18 | Electric lights

TOTAL | $ 308 | (this apartment is eligible since the total
is less than the $332 Payment Standard)

—Zm=-4Xx>» 70>
|

In many instances you are allowed to pay up to 40% of your adjusted income for rent.
This will allow you to lease a unit above the Payment Standard. At the time of your
briefing you will be given information on your maximum gross rent and whether you are

able to lease a unit with a maximum gross rent above the Payment Standard.
PLEASE CALL YOUR VSHA FIELD REP IF YOU HAVE ANY QUESTIONS

Families with members who have disabilities may request a reasonable accommodation

to raise the payment standard in order to meet the needs of the family.
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How to Find a Suitable Apartment or House
Your Housing Choice Voucher is good for 60
days. Within 60 days you must either have
your present housing approved and accepted
into the program, or you must find another I o

place - one that qualifies. If you haven’t done

either of those within 60 days, you may lose 7
your chance - your voucher may be canceled

and reissued to the next person on our waiting

list. You MAY be able to have your voucher
extended upon written request. PLEASE CONTACT YOUR FIELD REP.

Advantages of Moving to Areas That Are Not High Poverty Areas for
Housing Choice Voucher Program Voucher Families

e HUD feels Housing Choice Voucher Program Vouchers “are ideal mechanisms to”
broaden the housing choices for low-income families.
¢ Since HUD feels families should be encouraged to seek housing opportunities that
are outside of high-poverty areas, VSHA has been asked to explain the
advantages of locating housing in areas outside high-poverty census tracts during
initial briefing sessions. A high-poverty census tract is a census tract in which at
least 20% of the persons for whom poverty is determined have incomes below the
poverty level.
¢ Advantages of locating housing in areas outside high-poverty census tracts include
the following:
0 Such areas generally have better schools, a lower crime rate, better public
services, and more shopping and other amenities.
o Primary data from local moving to opportunity programs appears to
substantiate that children of families moving from high poverty areas reach
higher levels of school achievement.

¢ Mover Briefings:

Mover Briefings are required for voucher holders planning to move. These sessions
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provide information to assist in planning and making a smooth transition.
See Maps of High Poverty Areas attached in appendix.

Remaining in Your Present Apartment or House

You may stay in your present unit if:

> It meets the program’s Housing Quality Standards.
» The rentis reasonable.
> Your rent is within the Payment Standard/Gross Rent Limitation.

» Your landlord is willing to participate in the program.

We will determine if your unit meets these requirements. If it does, we will work out the

proper agreements with your landlord.

Finding a New Apartment or House

If your present housing does not meet our requirements, or if you want to move, it's up to
you to find a suitable place. We can give you help and advice and can refer you to
landlords already in the program who may have vacancies - but you must choose your

own place to live.

Provided you meet VSHA'’s residency requirements, your voucher may be portable to
states outside the jurisdiction of VSHA. If you want to move out of state, you must contact
VSHA with information about where you want to move in order to begin the process of

transferring your voucher.

If there is a person with a disability in the household, you may request a current listing of

accessible units that we know of that may be available.

When you call about a vacant unit, you need to ask:

» How much is the rent?

» How many bedrooms?

> Are utilities included? If not, which utilities does the tenant pay?
> (Be sure to specifically ask about hot water.)
>

Are a stove and refrigerator provided?
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> Are there special conditions, such as pet restrictions or no parking?

» How much of a security deposit do | have to pay?

PLEASE CALL YOUR VSHA FIELD REP IF YOU HAVE ANY QUESTIONS

When You Find a Place

When you know enough about the rent and you think it's within program limits, call the
landlord or manager for an appointment to see the apartment. Be prompt. If you cannot

keep the appointment, call to reschedule it.

When you look at the apartment, check to be sure it meets the Housing Quality Standards
listed in “A Good Place to Live!” It should meet your own standards too, for noise,
neighborhood, etc. If you feel the unit meets these standards, and if the rent is within the
program limits, contact us as soon as possible. We will schedule a meeting with the

landlord to inspect the unit and go over Section 8 program details.

If the unit meets program requirements, and the landlord agrees to participate, we will
prepare the paperwork which must be signed by both you and the landlord. We will let
you know the amount of rent you will need to pay - the portion, that is, that we do not pay.
We will also tell you when the contract begins. You are responsible for your own moving

expenses which includes security deposit.

Below is a list of common problems you should avoid to help you evaluate the unit you

select, even if it is the one you currently occupy:

1. Missing or non-working smoke detectors on each
occupied floor, including basement.

Broken, cracked, or missing windows.
Broken or missing outlet and switch-plate covers.

Non-working stoves or refrigerators.

Missing locks on windows and entry doors.
Non-operative autos, discarded tires, or appliances on premises.

Window or vent fan not present in bathroom.

© N o a0 bk w DN

Leaking or inadequate plumbing.
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9. Floor or ceiling tiles broken or missing.
10. Handrails missing or broken on stairs or decks.
11. Discharge line missing on hot water heater pressure relief valve.

12. Interior or exterior chipped, flaking, or peeling paint in unit built
before 1978 occupied by child under age 6.

13. Removal of paint chips after painting.

14. Mold and/or mildew on refrigerator and freezer door gaskets,
windows and bathtub.

If your family has children under the age of six, we will include the booklet Protect Your
Family From Lead In Your Home with this document. This tells of the dangers of lead-
based paint in dwellings built before 1978. Please read it carefully, as it is important for

the health of your children.

References - Your landlord has a right to check references, and you should be prepared

to provide them with former landlord and/or credit references.

HUD now requires that we provide the owner with your current address and your current

and prior landlord.

However, if owners call to ask us what kind of tenant you will be, we won'’t be able to tell
them because we don’t know. It is the responsibility of owners to contact your previous

landlords to determine what kind of tenant you will be.

If you need help locating owners who are willing to lease to Housing Choice Voucher
families, or if your family includes a person who is disabled and you need information on
the availability of accessible dwellings, please don’t hesitate to call your VSHA field

representative for assistance.

Security Deposit - The landlord will probably require a security deposit. You are

responsible for paying the deposit. The security deposit may be the amount of one
month’s rent, but no more than commonly charged in the private market or no more than

the owner charges to unassisted tenants.

Page 16 of 85 12/1/2019



VERMONT STATE HOUSING AUTHORITY Tenant Briefing Packet

After You Receive Section 8 Assistance

Annual Re-exams - Your lease and contract continue until ended by you or your landlord,

or until the Federal Government cuts off our funds. However, each year we must re-
examine your eligibility for the program. This means that you will need to provide
documentation related to household composition, assets, income and expenses. Also,
your housing may be re-inspected each year to be sure it still meets Housing Quality

Standards. At a minimum it will be inspected every two years.

You will be sent a recertification packet annually to complete and return to VSHA. Failure

to return forms or requested documentation could result in loss of voucher.

You must call the office to change an appointment for your inspection. If you fail to do

this and do not keep your appointments, you could lose your Section 8 assistance.

You must notify us when there is change in your family composition.

If your income decreases or you make no money for a time, your share of the rent may
be lowered to compensate. Adding new people to your household may also change your
share. If yourincome changes, you must report it within 10 business days. We will make
a determination as to whether an interim re-exam is required. If you want to add someone
to your lease, it first must be approved by us and your landlord before the person moves

in. You are expected to comply with the terms of your lease.

REMEMBER to report all income and household changes to VSHA within 10 Business Days.

What if You Want to Move?

After one year in the assisted unit, you can move without losing your subsidy - but you

have to do it correctly.

Unless your landlord fails to live up to his/her part of the contract, you cannot break your

lease - that is, you cannot move within the first year. After that, you can move as long as

you give 30 days’ written notice to the landlord. At the same time you must tell us that

you’ve decided to move and provide us with a copy of the written notice.
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You must be a tenant in good standing in order to move with your

voucher. VSHA will provide you with the appropriate Landlord
Certificate for your landlord to sign stating that you are a tenant

in good standing.

It is possible to break a lease earlier than this, but only if
your landlord agrees. He/she doesn’t have to agree; if he ; ’\
doesn’t, you have to stay in your apartment with your
subsidy until the year is complete. VSHA will provide a Mutual
Rescission of Lease form for you and your landlord to sign

upon request.

Before you do move, you must follow certain steps or you won’t be allowed to transfer

your subsidy. Again, before moving, make sure that you call our office.

Portability - Rescreening

Once you have lived in your unit for a year, you can use your voucher to lease a unit
anywhere in the United States where there is an HCV program. If you would like to move
to another area, you need to inform VSHA at least 60 days before your lease expires.
You will have to know where you want to move. VSHA will contact the Housing Authority
in the area you choose and issue a voucher to you. VSHA will give you the contact
information of the Housing Authority in the new area. It is very important that you contact

the new Housing Authority as soon as possible.

The new Housing Authority will issue one of their vouchers to you once you arrive. At this
point, the rules that have been established by the new Housing Authority apply to your
search. This includes rescreening (including background checks), determining the size
of your voucher, the maximum amount of the payment, eligibility for voucher extensions,
and a variety of other issues. It is important that you understand all of the new Housing
Authority’s requirements because it can affect your ability to lease a unit. If your voucher
expires before you lease a unit, you will no longer be eligible for voucher assistance in
VSHA'’s program. If you change your mind and want to return, you inform VSHA before

your voucher expires.
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The new Housing Authority may choose to absorb you into their program. This means

that you will now be subject to all the rules and regulations of the new Housing Authority.

What if You Have a Complaint or Disagreement?
If you have a complaint about your unit, notify your landlord in writing - and keep a copy
for yourself. If you need legal advice, call a lawyer or a Legal Aid office. If your problem

still does not get resolved, call us.

If you disagree with a VSHA notice or finding, you may request an Informal Hearing by

following the instructions on the Notice letter sent to you.

PLEASE ASK QUESTIONS

Your Family’s Obligations
If you accept the Housing Choice Voucher program, you and the members of your
family are obligated to be good tenants and to cooperate with our office in supplying
information that is accurate, truthful, and current. If you are not good tenants or fail to
cooperate with our office, we can terminate your assistance and bar you from the

program in the future.

Family obligations are listed on the Voucher. When you receive your Voucher, read the
entire document carefully and be prepared to meet your family’s obligations. If you fail

to meet these obligations, you could lose your rental assistance.

Are You a Victim of Housing Discrimination?
If you believe you are a victim of housing discrimination, please contact your VSHA field
representative. An example of the appropriate HUD form (903.1) can be found in the

Appendix of this document.
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For more information regarding tenant-landlord laws, please refer to “Renting 101", an
informational brochure produced by Vermont Tenants, Inc. You can also contact Vermont
Tenants directly by calling 1-802-864-0099 or 1-800-287-7971.

Please contact your Field Representative with any questions.

VSHA will work with landlords and tenants towards a successful tenancy.

VERMONT STATE HOUSING AUTHORITY

www.vsha.org

One Prospect Street
Montpelier, VT 05602-3556

802 828 3295 (Voice)
802 798 3118 (TTY)
800 820 5119 (Message)
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Appendices
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Informal Reviews and Hearings

16-111.A. OVERVIEW

When the PHA makes a decision that has a negative impact on a family, the family is often
entitled to appeal the decision. For applicants, the appeal takes the form of an informal review;
for participants, or for applicants denied admission because of citizenship issues, the appeal takes
the form of an informal hearing.

PHA s are required to include in their administrative plans, informal review procedures for
applicants, and informal hearing procedures for participants [24 CFR 982.54(d)(12) and (13)].

16-111.B. INFORMAL REVIEWS

Informal reviews are provided for program applicants. An applicant is someone who has applied
for admission to the program, but is not yet a participant in the program. Informal reviews are
intended to provide a “minimum hearing requirement” [24 CFR 982.554], and need not be as
elaborate as the informal hearing requirements. (Federal Register Volume 60, No. 127, p 36490).

Decisions Subject to Informal Review

The PHA must give an applicant the opportunity for an informal review of a decision denying
assistance [24 CFR 982.554(a)]. Denial of assistance may include any or all of the following [24
CFR 982.552(a)(2)]:

e Denying listing on the PHA waiting list

e Denying or withdrawing a voucher

e Refusing to enter into a HAP contract or approve a lease

e Refusing to process or provide assistance under portability procedures
Informal reviews are not required for the following reasons [24 CFR 982.554(¢c)]:
¢ Discretionary administrative determinations by the PHA

e General policy issues or class grievances

e A determination of the family unit size under the PHA subsidy standards

e A PHA determination not to grant approval of the tenancy

e A PHA determination that the unit is not in compliance with the HQS

e A PHA determination that the unit is not in accordance with the HQS due to family size or
composition

PHA Policy
The PHA will only offer an informal review to applicants for whom assistance is being

denied. Denial of assistance includes: denying listing on the PHA waiting list; denying or
withdrawing a voucher; refusing to enter into a HAP contract or approve a lease; refusing
to process or provide assistance under portability procedures.

Page 22 of 85 12/1/2019



VERMONT STATE HOUSING AUTHORITY Tenant Briefing Packet

Notice to the Applicant [24 CFR 982.554(a)]

The PHA must give an applicant prompt notice of a decision denying assistance. The notice must
contain a brief statement of the reasons for the PHA decision, and must also state that the
applicant may request an informal review of the decision. The notice must describe how to
obtain the informal review.

Scheduling an Informal Review

PHA Policy
A request for an informal review must be made in writing and delivered to the PHA

either in person or by first class mail, by the close of the business day, no later than 10
business days from the date of the PHA’s denial of assistance.

The PHA must schedule and send written notice of the informal review within 10
business days of the family’s request.

Informal Review Procedures [24 CFR 982.554(b)]

The informal review must be conducted by a person other than the one who made or approved
the decision under review, or a subordinate of this person.

The applicant must be provided an opportunity to present written or oral objections to the
decision of the PHA.

The person conducting the review will make a recommendation to the PHA, but the PHA 1is
responsible for making the final decision as to whether assistance should be granted or denied.

Informal Review Decision [24 CFR 982.554(b)]
The PHA must notify the applicant of the PHA’s final decision, including a brief statement of the
reasons for the final decision.

PHA Policy
In rendering a decision, the PHA will evaluate the following matters:

Whether or not the grounds for denial were stated factually in the Notice.

The validity of grounds for denial of assistance. If the grounds for denial are not
specified in the regulations, then the decision to deny assistance will be overturned.
The validity of the evidence. The PHA will evaluate whether the facts presented
prove the grounds for denial of assistance. If the facts prove that there are grounds
for denial, and the denial is required by HUD, the PHA will uphold the decision to
deny assistance.

If the facts prove the grounds for denial, and the denial is discretionary, the PHA
will consider the recommendation of the person conducting the informal review in
making the final decision whether to deny assistance.

The PHA will notify the applicant of the final decision, including a statement explaining
the reason(s) for the decision. The notice will be mailed within 10 business days of the
informal review, to the applicant and his or her representative, if any, along with proof of
mailing.

If the decision to deny is overturned as a result of the informal review, processing for
admission will resume.

If the family fails to appear for their informal review, the denial of admission will stand
and the family will be so notified.
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16-111.C. INFORMAL HEARINGS FOR PARTICIPANTS [24 CFR 982.555]

PHASs must offer an informal hearing for certain PHA determinations relating to the individual
circumstances of a participant family. A participant is defined as a family that has been admitted
to the PHA’s HCV program and is currently assisted in the program. The purpose of the informal
hearing is to consider whether the PHA’s decisions related to the family’s circumstances are in
accordance with the law, HUD regulations and PHA policies.

The PHA is not permitted to terminate a family’s assistance until the time allowed for the family
to request an informal hearing has elapsed, and any requested hearing has been completed.
Termination of assistance for a participant may include any or all of the following:

e Refusing to enter into a HAP contract or approve a lease
e Terminating housing assistance payments under an outstanding HAP contract
e Refusing to process or provide assistance under portability procedures

Decisions Subject to Informal Hearing
Circumstances for which the PHA 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

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

e A determination of the family unit size under the PHA’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 PHA’s subsidy standards, or the
PHA 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

e A determination to terminate assistance because the participant has been absent from the
assisted unit for longer than the maximum period permitted under PHA 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(1)]

Page 24 of 85 12/1/2019



VERMONT STATE HOUSING AUTHORITY Tenant Briefing Packet

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

e Discretionary administrative determinations by the PHA

e General policy issues or class grievances

e Establishment of the PHA schedule of utility allowances for families in the program

e A PHA determination not to approve an extension or suspension of a voucher term

¢ A PHA determination not to approve a unit or tenancy

e A PHA determination that a unit selected by the applicant is not in compliance with the HQS
e A PHA determination that the unit is not in accordance with HQS because of family size

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

PHA Policy
The PHA will only offer participants the opportunity for an informal hearing when

required to by the regulations.
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Vermont State Housing Authority
Reasonable Accommodation Policy — Housing Programs

POLICY

The Vermont State Housing Authority complies with state and federal laws requiring housing providers to
make reasonable accommodations or changes to either rules, procedures and housing units or
properties, if such changes are necessary to enable a person with a disability to have equal access to
and enjoyment of the unit, properties and other facilities or programs.

Reasonable accommodations will be made during the application process and during an individual’s
participation in our programs; provided the accommodation does not present an undue financial or
administrative burden. Any accommodation or change must be necessary for the individual to have equal
access and enjoyment of the housing and programs, not just be desirable.

The Authority will consider suggested accommodations from the individual and determine whether the
request is reasonable from a financial and administrative point of view. If such accommodation is not
reasonable, the Authority will work with the individual to provide an alternative accommodation that would
meet their disability needs.

DEFINITIONS
If you have a disability and you need.....

e achange in our rules, policies, practices and how we do things that would make it easier for you
to apply for or participate in our programs,

e achange or repair in your unit or a special type of unit that would make it easier for you to enjoy
your home and use the facilities or take part in programs on site,

e achange or repair to some other part of the housing complex that would make it easier for you to
live there and use the facilities or take part in programs on site, or

e achange in the way we communicate with you or give you information,

you can ask for this kind of change, which is called REASONABLE ACCOMMODATION.

PROCEDURES

If you can show that you have a disability and if your request is reasonable, if it is not too expensive, and
if it is not too difficult to arrange, we will try to make the changes you request.

Any applicant or participant must complete a request form. If you need assistance, Authority staff will be
happy to provide help.

We will review the request and give you an answer in 10 working days unless there is a problem getting
all the information we need or unless you agree to a longer time. We will let you know if we need more
information or verification from you or if we would like to talk to you about other ways to meet your needs.

If we turn down your request, we will explain the reasons and you can give us more information if you
think that will help.
GRIEVANCES

Grievances concerning compliance with VSHA’s Reasonable Accommodation Policy will be handled in
accordance with the Non-Discrimination Grievance Procedure.
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Request for Reasonable Accommodation

Vermont State Howsing Authority (VSHA) prowides “Reasonable Accommodation™ to applicants andior parficipants with
disabilibes. A "Reasonable Accommodabon” is a change, excepbon, or adjustment to a rule, policy, practice or sence that
may be necessary for a person with a disability to have equal access fo VSHA's programs and senvices. The request for the
accommaodation must be reasonable and not an administrative or financial burden or alter the fundamental nature of the
program.

If you, or anybody, in your household, has a venfiable disability and you need a reasonable accommodation, please complete
this form to request the Reasonable AccommodaSon. Al requests are reviewed on a case-by-case basis and WSHA
considers all informabion provided. The accommodation must be for 3 person with a disability. To be considered disabled, a
person must have a disability as described belowr

(1) aphysical or mental problem that substanially Bmits one or more life activities {or)
(2) having a record of such a probiem (or)
{3) beng regarded as having such a problem
1. The following member of my household has a verifiable disability as defined abowe:
Name: Relationship to you:

2. As a result of this disability, | am requesting the following accommodation:

[0 A change in my apartment or other part of the housing development. (Please specify below):

[0 A change in the following rule, policy. or procedure (Mote that a change in how to meet the terms of the lease may
be requested but the terms of the lease mast be met ) (Please specify below]:

O Other (For example, a change in the way VSHA commumnicates. with you). (Please specify below]:

3. The request for reasonable accommodation is necessary so that | (or my family member) can (please specifyl

| authorize ¥YSHA to verify that | {or my family member) have a disability and have the need for the
specifiic accommodation | have requested. In order to verify this information, VSHA may contact
the following qualified individual.

| under=tand that the information abfained by VSHA will be kept completely
confidenfial and used solely fo make a defermination on my accommodation request

X Date

PARTICIPANTIAPPLICANT HAME

VERIFICATION OF NEED BY GUALIFIED INDIVIDUAL: The changes outlined abowe ARE [ ]| or ARE NOT [ ] necessary
to have equal access o and enjoyment of the apartment and other facilites or programs at the site (please see other side
for addiional information).

SIGNATURE: PRINTED MAME:
TITLE:
AGENCY/FACILITY:
ADDRESS: PHONE:
121018 Vermont State Housing Authority

1 Prospect 5t. Montpelier VT 05602
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Notice of Rights under Vermont’s Fair Housing Act

The Vermont Fair Housing Act prohibits discriminating in the sale or rental of housing if
it is done on the basis of a person’s race, color, sex, age, marital status, religion,
national origin, and handicap, because they intend to reside with one or more minor

children, or because they are a recipient of public assistance.

“Public assistance” is defined in the law as:

[A]ny assistance provided by federal, state or local government, including

medical and housing assistance.

The Section 8 Housing Choice Voucher program is a housing assistance program
provided by the federal, state or local government. A landlord may refuse to accept a
tenant, as long as the refusal is not based on the person’s receipt of public assistance,

i.e. receipt of Section 8, or any of the other protected categories listed above.

The landlord should articulate the reason for not accepting the tenancy. If it appears
that the refusal is based on the prospective tenant’s receipt of Section 8 housing
assistance, or other protected category, it might be unlawful, unless the landlord meets

one of the exemptions in the Fair Housing Act. These exemptions are as follows:

a. If the dwelling unit is inadequate, under applicable laws and ordinances relating
to occupancy, to house all persons who intend to live there;

b. If the dwelling unit is in a building with three or fewer units and the owner or a
member of the owner’s immediate family resides in one of the units;

c. If the person seeking to rent is under the age of majority;

d. If the landlord has established, and is enforcing, legitimate business practices
necessary to protect and manage the rental property, such as the use of

references.

If you have any questions about the Fair Housing Act, or how it might apply to you, you
can contact the Vermont Human Rights Commission in writing at: P.O. Box 997,
Montpelier, VT 05602, or by telephone: 828-2480 (voice and TDD). You can also

consult with your own private attorney.
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Sample-Voucher
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Voucher
Housing Choice Voucher Program

and Urban

L5, Department of Howsing
Development
Odffice of Public and Indian Housing

OMB No. 25770163
{exp. D773 122027

Puniic Reporting Burten for this colection of Infoamation & estmated bo average 0,05 NOWs per r2sponse, INcuding the ime for reviewing Instictons,

searthing ewsting data

and maniaining the data needed, and completng and reviewing the coliecsion of Imormation. Ths agency may not

sources, gathenng
conduct Or 5ponson, and 3 parson s pot requined o respond fo, 3 collection of iInformation uniess that eoliection displays 3 valid OMEB contnl
rumber. Assurances of confidentialily are not provided under this collection. This coliection of iformalion & authodzed under Section 3 of the LS. Hu.ﬂlg
Mﬁ1931:42u&n143m MMEHMMEWmMMMMMHMMHENMHWM
sets forih the family’s obligations under Woucher Program.

Privacy Act Statsment The

#he Housing Choice

of Hotsing and Lrban Develogmeant (HUD) i authorized io colisct the information required on this form by Secfon 8

of the LS. Housing Act of 1937 (42 LLS.C. 14377}, Collection of family members’ names s mandatory. The Information |s wsed io authortze a famiy io look for
an slgible Unt and species the Sze of the unit. The Information Siso SEis S i famiy's ohigalons Under the Housing Choics Viousher Program. HUD may
miscipse this Information fo Federal, State and local agencies when reievant fo cive, ciminal, o reguiaiony Ivestigations and prosccutions. It will not be

cihermise discosed or rieased outside of HUD, except a5 parmitied of required by 1w, Falure o provide any of the Inkimation may result in delay or rajaction

Il In 2l bianks below. I]Ipe-nr prht[:ien‘rr .

1. Insest unit size In numiber of bedmomes. (This | e number of bedrooms for which Me Family qualifies,
and is usad In determining the amount of assisiance i be pakl on behalf of the Family fo he owner.)

1 UntEre

2. sue Oebe mmbddyyyy

3. Expiration Caie [ mrucdiyyyy)

4. D= Evtension Ewpires {mmbidd’yyyh

F. Signalue o Sarily Represeniabve

D= Signed {mmiddfpyyy

T. Hame of Puliic Housing Agency {FHA)

B. Mams and THe of PHA

1. Howsing Choice Voucher Frogram

A

FPronsous aditiors: ohaclon

The public hoosing apency (FHA) has detenmmed that the
gbove named family (item 5) is eligible to participate in
the housing choice voucher program Under this program,
the family chooses 2 decent, safe and samitary wmit to bve
in I the owner agrees to lease the umit to the family
under the housing choice voucher program, snd if the
PHA approves the wnit the PHA will enfer inio a hovsing
assistance payments (HAF) coniract with the owner o
mske monthly payments to the owner to belp the fanmty
pay the rent

The PHA determmes the smount of the monthly housing
Assistance payment w0 be paid to te oamer. Generslly, the
momthly housing assistance payment by the PHA is the
difference between the applicsble payment standard and
30 percent of monthly adjusted family income. In
determining the maximmm initial housing assistnce
payment for the family, the PHA will use the payment
stamdard in effect on the date the tenancy is approved by
the FHA The fmily may choose o rent 8 unit for more
than the payment standard but this choice does oot
change the amomnt of the PHA s assistance payment The
actnal amoont of the PHA's assistance payment will be
the family.

Fam1£3

Deste Signed (mmicdlyyyy)

2_Voucher
A, When issuing this voucher the PHA expects that if the

fammily finds =n approvable umt, the PHA will have the
money available to enter mio 3 HAP contract with the
owner. However, the PHA is mnder no oblization 1o the
family, to Zoy owoer, of to aoy other petson. 1o approve 3
‘tenancy. The FHA does not have amy liskility to amy party
by the izsuance of this voucher.

The voucher does not give the family any right to

: participate n the PHA's housimg choice voucher pro-

gram The family becomes a participant in the FHA's
bousing choice woucher program when the HAP contract
between the FHA and the owner mkes effect.

. Dhring the mifial or any extended term of this voucher,

the PHA may require the family to report progress in
leasing = unit at such miervals snd times a5 determined by
the FHA.

form HUD-52646 (07/2015)
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Sample-Voucher (Con’t)

3. PHA Approval or Disapproval of Unit or Lease

A When the family finds a anifable mnit where the owner is
willing to participate i the program, the fimily must give
the PHA the request for tenancy approval (on the form
supplied by the PHA), sigmed by the owner and the
family, and a copy of the lease, inclading the HUD-
prescribed tenancy addendom Note: Both decuments
must be given to the PHA no later than the expiration
date stated in item 3 or 4 on top of page one of this
womncher.

B. The family must submit these documents m the manner
that is required by the PHA PHA policy may probibit the
family from sobmitting more than one request for Enancy
aporoval at a time.

The lease mmest inclode, word-for-word, all provisions of the
temancy addendum required by HUD and supplied by the PHA.
This is done by adding the HUD tenancy addendum to the lease
used by the owner. If there is a difference betwesn any provisions
of the HUD tenancy addendum and amy provisions of the owner's

lease, the provisions of the HUD tenancy addendum shall contral.

D After receiving the request for enancy approval and a copy
af tha loass, the PHA will imspoct the wmit The FHA may not
give approval for the family to leass the unit or sxecute the
HAP cootmact until the PEA has detemiined that 2ll the
following program requinsments are met: the ot is eligibla;
the umit has been mspected by the PHA and passes the
housing qguality standards (HQS): the met i reesonables; and.
the landlord and soant have secuted the lexse mclhuding the
HUD-prescribed tenency adden dam.

E. If the PHA oves the umit, the PHA will notify the
family and the owner, and will faormish two copies of the
HAP comfract to the owner.

1. The owner and the family moast sxecate the lease.

2. The owner must sign both copies of the HAP con-
tract and must furnish to the PHA a copy of the
exeoted lease and both copies of the exeaned HAP
oomiract.

3. The PHA will exengie the HAP ooniract and rehem an
exaruted copy to the owner.
F. If the FHA determines that the umit or lease cannot be
approved for any reason, the PHA will notify the owner
and the family that
1. The proposed umit or lease is disapproved for
specified reasons, and

1 If the conditions disapproval are remedied
to the satisfaction of the PHA oo or before the date
specified by the PHA, the umit or lease will be
approved.

Pags T of3

4. Obligations of the Family
A. When the family’s umit is approved and the HAP contract
is executed, the family must follow the mies hsted below
in order to confinue participating in the housing choice
woucher propram.
B. The family must:

1. Supply any information that the PHA or HUD deter-
mines i be necessary mchuding evidence of critzen-
ship or eligible immisTation s@ams, and information
for use in a regularly scheduled reexamination or
imterimn reexamination of family income and
Composition.

1 Dhsclose and verify social secunty pombers and sign
and submiit consent forms for obtaining information.

3 Supply amy information requested by the FHA to
verify ﬂut the family is living in the umnit or
information related to family absence from the umit.

4. Promptly notify the PHA in writing when the family
is away from the unit for an extended period of time
in accordance with PHA policies.

5. Allow the FHA to inspect the unit af reasonable fimes
and after reasonable notice.

G Motify the PHA and the owner n wniting before
mowing out of the unit or terminating the lease.

7. Use the assisied unit for residence by the family. The
umit must be the family's only residence.

&  Prompily notify the PHA in writing of the birth,
adopiion, or conri-awarded custody of a child

9. PRequest PHA writien approval to add any other
family member as an occupant of the umit.

10. Prompily notify the FHA in wrting if any family
member no longer lives in the unit. Give the PHA a
copy of any owner eviction notice.

11. Pay utility bills and provide and maintain amy
appliances that the owner is not required to provide
under the lease.

C. Any information the family supplies must be true and
complete.
D. The family (including each family member) must not:

1. Omm or have any inferest in the vmit (other than in a
coopenative, or the owner of a mamufactwed home
leasing a mammfactured home space).

1 Commit any serious or repeated wiolaton of the
leaze.

1. Commit fraud, bribery or any other cormupt or
criminal act in comection with the program.

4. Eopage m drug-related criminal activity or violent
criminal activwity or other criminal activity that
threatens the health, safety or right to peacaful
emoyment of other residents and persons residing in

5. Sublease or let the unit or assign the lease or tramsfer
he umit.

form HUD-52648 [I7/2019)
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Preyious ediions are olsgicle

Sample-Voucher (Con’t)

. Receive honsing choice voucher program bousing

assistance while Teceiving another honsing subsidy,
for the same umit or a different wmit under any other
Faderal, Sfate or local housing assistance program.

. Damage the wnit or premises (other than damage

from ordinary wear and tear) or permit amy gwest to
damage the unit or premises.

. Recenve housing choice woucher program

assistance while residimg in a umit owned by a parent,
child, grandparent, prandchild, sister or brother of
any member of the family, unless the PHA has
determined (and has notified the owper and the
family of such determination) that approving renal of
the unit, oofwithstandimg such relatemship, would
provide reasomable accommodation for a family
member whe is a person with disabilites.

. Enpape in atnse of alcohol in a way that threatens the:

health, safety or right to peaceful enjoyment of the
other residents and persons residing in the

immediate  vicinity premises

Pagedol3

5. Dlegal Discrimination
If the family has reasom to believe that, in is search for suitable
howsing, it has been discrminated against on the basis of age,
tace, cobor, Telipion, sex, disability, natonal crigin, or famdlial
staps, the family may file a housimg discrimination complaint
with any HUD Field Office in person, by mail, ar by telephone.
The PHA will give the family information on bow to fill out and
file a complaint.
. Expiration and Extension of Voncher
The woucher will expire on the date stated m item 3 on the top
of page opne of this voucher unless the family reguests an
extension in writing and the PHA grants a written extension of
the voucher m which case the voucher will expire on the date
staied in item 4. At s disoetion, the PHA may grant a family’s
Teiuest for one or more extensions of the imitial term.

form HUD-52545 (D72015)
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Sample-Request for Tenancy Approval

Request for Tenancy Approval
Housing Choice Voucher Program

U.5 Department of Housing and

Urbian Development
Office of Public and indian Housing

OME Approval No. 2577-0169

exp. 7/31/2022

The public reporting burden for this information collection is estimated to be 30 minutes, including the time for reviewing
instructions, searching existing data sources, gathering and maintaining the data needed, and completing and reviewing the
collection of information. The Department of Housing and Urban Development (HUD) is authorized to collect the information
on this form by Section 8 of the U.5. Housing Act (42 U.5.C. 1437f). Form is only valid if it includes an OMB Confrol Mumber.
HUD is commiited to protecting the privacy of individuals’ information stored electronically or in paper form, in accordance
with federal privacy laws, guidance, and best practices. HUD expects its third-party business pariners, including Public
Housing Authorities, who collect, use maintain, or disseminate HUD information to protect the privacy of that information in
Accordance with applicable law.

When the participant selects a unit, the cwner of the unit completes this form to provide the PHA, with information about the
unit. The information is used to determine if the unit is eligible for rental assistance. HUD will not disclose this information
except when required by law for civil, criminal. or regulatory investigations and prosecutions.

1 Name of Public HOUSIRE AZEncy (PHA)

2. AOOMEss OF LINIL (Street anress, Unit &, City, Stete, Zip code)

3. Requested Lesse Start 4. Number of Bedrooms [, Year Constructed  |a. Proposed Rent | Security Deposit  [s. Diste Unit Aveitable
Date At for Inspection
8. Structure Type 1o I this unit is subsidized, indicate type of subsidy:

O Single Family Detached (one family under one roof)

[0 semiDetached [dupies, sttached on one side)

[0 Rowhouse/Townhouss (sttached on tw sides)

O Low-ise apartment building (4 stories or fewer)

[ High-rise apartment building (5+ stories)

[ Manufsctured Home (mobile home
11 Lhilities and Appliances
The owner shall provide or pay for the utilities/appliances indicated below by an 0. 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.

Ibem

[T Tax Credit

O wome

[J section 515 Rural Development

[ section 202 [ Section 221(d)2HEMIF)

[ section 226 (insured or uninsured)

[ other [Describe Other Subsidy, including any state
or local subsidy)

Spedfy fuel type

Paid by

Heating

[ maturat gas [ pottied gas

[ pearic [ Heat Pump O oil

O other

Cooking

L1 Matural gas [ Bottled gas

1 Electric

[ other

Water HEB'I:-II'IE

L1 Matural gas [ Bottled gas

1 Electric

O o

[ other

COther Electric
Water

Sewer

Trash Collection
Air Conditioning

Other (specify)

Refrigerator

Range/Microwave

Previous editions are

obsolete

HUD-52517 (7/2013)

Page 33 of 85

12/1/2019



VERMONT STATE HOUSING AUTHORITY

Tenant Briefing Packet

Sample-Request for Tenancy Approval (con’t)

12. Owner’s Certifications

a. The program regulation reguires the PHA to certify that
the rent charged to the housing choice wvoucher tenant
is not more than the rent charged for other unassisted
comparable units. Owners of projects with more than 4
units must complete the following section for most
recently leased comparable unassisted units within the
premises.

Address and unit number

Date Rented Rental Amount

1

b. The owner (including a prindpal 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
leasing of the unit, notwithstanding such relationship,
would provide reasonable accommodation for a family
member wha is a person with disabilities.

c. Check one of the following:

O Lead-based paint disclosure requirements do not apply
because this property was built on or after lanuary 1,
1578.

O the unit, commaon areas servidng the unit, and exterior
painted surfaces assocated with such unit or common
areas have been found to be lead-based paint free by a
lead-based paint inspector certified under the Federal
certification program or under a federally accredited
State certification program.

H| A completed statement is attached containing
disclosure of known information on lead-based paint
and/'or lead-based paint hazards in the unit, common
areas or exterior painted surfaces, including a
statement that the owner has provided the lead hazard
information pamphlet to the family.

13. The PHA has not screened the family's behawvior or

suitability for tenancy. Such screening is the owner's

responsibility.

14. The owner's lease must include word-for-word all

prowvisions of the HUD tenancy addendum.

15. The PHA will arrange for inspection of the unit and will

notify the owner and family if the unit is not approved.

Print or Type Mame of Owner/Owner Representative

Print or Type Mame of Household Head

Owner/Owner Representative Signature

Head of Household Signature

Business Address

Present Address

Telephone Number Date (mm,/dd/ vyyy) Telephone Number Date (mm,/ddywwy)
Previous editicns are obsolete 2 HUD-52517 [7/201%)
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TENANCY ADDENDUM U_5. Department of Housing OMB Approval Ne. 2577-0163
Section 8 Tenant-Based Assistance ?,g;.?ap:h& mm'":hm exp-7/31/2022

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

The Tenzazcy Addsndum is part of thes HAP contract and lesss. Poblic eporting burdss. for this collection of mformetion is estisnated to svscage 0.5 hours. This mchodes
ﬁnmhcﬂmmmdmﬂmm Ths iformation & baing collectad 25 raquirsd by 34 CFR. 582 451 which im part staies the PHA meest pay the

mmm Amm ufmﬁ.ﬂnmahqrmmmd'mdwﬁum

ily. This agescy mary Dot comdwct or sponser, and 2 parses &5 not required 1o espend to a collection of information unless them is a

HUT is comenitted to protec ing the privacy of 2z individnal s informa tion stored elsctromically or in paper fome in accordamcs with foderal privacy bas, guidmes and
‘bast practicss. HUD sxpacts ity third-party besness partnes imclndisg Pohlic Honsing Amthorties who collect, use, maintam, or discemimts HUD information to

proiect the privacy of that infermarives n sccordesce with applicable laar.

1. Section § Voncher Program

(1) The reasonable rent for the unit as mest recently
determined or Tedetermimed by the PHA m

2 The owner is leasing the conimact unit to the temant for accordance with HUD requirements, or
occupancy by the tepant’s family with assistance for a {(3) Pent charged by the owmer for comparahle
{vourher proeram) of the Uhnitd Statws Department of nassisted uaits in the premises.

Housing and Urban Development (HUD). &,  Family Payment to Ovwner

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

1 Lease

2 The owner has given the PHA a copy of the lease, induding
amy revisions agreed by the owner and the tenamt. The owmar
certifies that the tenms of the lease are in accordance with all
provisions of the HAP confract and that the lease inchades the
tenamcy addendum

b. The tenant shall have the right to enforce the tenmcy
addendum against the owner. If there is any conflict between
the tenancy addendum and amy other provisions of the leass,
the lanpuage of the tenancy addendum shall comtral.

3. Use of Contract Unit

2 Dhring the lease term, the family will reside m the comtract

b. The composition of the household must be approved by the
PHA. The fanuly nmst prompily inform the PHA of the birth,
adopticn or court-awarded custody of a child Orther persons
may mot be added o the honsehold without pror wiitien
approval of the owner and the PHA.

. The contract vmit may ooly be wsed for residence by the PHA-
approved household members. The umit mmest be the family’s

2 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 determuined by the PHA i
accordance with HUD requirements for a tenancy under the
Section & voucher propram.

The monthly hounsing assistance payment shall be cedited
apainst the monthly rent to owner for the conract vmit.

The tenant is nat responstble for paying the portion of rent to
owner covered by the PHA housing assistance payment
under the HAP comtract between the owner and the PHA A
FHA faihare to pay the housing assistance payment to the
owmner is not a vielaton of the lease The owmer may not
terminate the temancy for nonpayment of the PHA housing
asEisiance payment.

The owner may oot charge or accept, from the family or from
amy other source, amy payment for rent of the umitin addibon
to the rent to owner. Fent to owner inclodes all housing
services, maintenance, ufilites and appliances to be provided
and paid by the owner in accordance with the lease.

The owner must immediately refum amy excess rent payment
to the tenant

oaly residsnce. Members of the household may engage in 6. Ofher Fees and Charges

lezal profit making activities mcidental to primary use of the
umit for residence by members of the family.

d. The tenant may net sublease or ket the unit.

& The tenant may not assign the lease or transfer the undt.

4.  Rent to Owner

a2 The mitial rent to owner may not exceed the amoumt
approved by the PHA in accordance with HUD requirements.

b. Chanpes in the rent to owmer shall be determined by the
provisions of the lease. However, the owner may nod raise the
Tent during the mitial tenm of the lease.

. Dhring the term of the lease (inchuding the initial term of the
lease and amy extension tenm), the rent to owoer may at oo
time encesd:

a2 Fent to owner does mot include cost of any meals or

MMNMMN}'MWW

. 'D:eu‘mmaynulm{mﬂmtenmnrﬁmlfmhusm

pay charges for any meals or supportive services or fmmiture
which may be provided by the owner. Noopayment of amy
such charges is not grovmds for termination of tenancy.

The owner mary not charge the tenant exira amounts for items
oustomanly incheded in remt o owner in the locality. or
provided at no additional cost to unsubsidized tenants i the
Premises.
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7. Maintenance, Utilities, and Other Services

i

b

[

d

Maintenance

(1) The owner must maimtxin the unit and premises in
accordance with the HOS.

(1) Mameenance and  replacement  ({includmz
redecomation) mmst be in accordance with the
standard practice for the building coocermed as
established by the owner.

Utilities and appliances

(1) The owner must provide all utlities pesded to
comply with the HQS.

(I) The owner is ot responsile for a breach of the
HS cansed by the tenami”s failure to:

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

(t) Provide md mamtain any appliances that are
o be provided by the tenant.
Family damage The owner is not responsible for a breach
ofthe HQS becarse of damages beyond normal wear and tear
camsed by amy member of the honsehold or by a guest
Hemsing services. The owner must provide all bcusing
services as agread to m the lease.

8. Termination of Tenancy by Owner

i

b

[

Requirements. The owner may only terminate the tepancy
in accordance with the lease and HUD requirements.
Grounds. Churing the term of the lease (the imitial
term of the lease or any extension term), the owner may coly
terminate the tenancy because of:
(1) Semous or repeated violation of the lease;
(1) Violation of Federal, State, or local law that
mposes ohligations on the tenant in Comection
with the eccupancy or use of the umit and the

PIEMISEs;
(3) Crimoal actvity or alcobol abuse (as provided in
paragraph c); or
{4y Orther pond cause (as provided in paragraph d).
Criminal sctivity or alcohol abnze
(1) The owner may fermunaie the tenancy durmg
the term of the lease if amy member of the
bousehold, a guest or another person wmder a
resident’s conmol commits ay of the followmz
types of crmuinal activity:
(a) Any criminal activity that threatens the
hal]ihnrsaiﬂ]rnf.nrﬁengﬂmpalmful

() Any criminal activity that thoeatens the
health or safety of or the npht o peacefil

enjoyment of their residences by, persons
residing in the immediate vicinity of the

U=
c) An}'unlun criminal activity on or near the
i

The owner may terminate the tenancy during the
term of the lease if any member of the housebold i

&

(a) Flesing to avoid prosecution, or custody or
confinement after conviction, for a crime., or
attempt to coMmmit a crime, that is a felony
mder the laws of the place from which the
mdividual flees, or that, in the case of the
Seate of Mew Jersey, is a high misdemeanor;
or

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

activity by a bousehold member in accordance with

activity, regardless of whether the household

member has been amested or comvicted for such

The owner may terminate the tenancy during the

term of the lease if any member of the household

bas engaped in abuse of alcohol that threatens the
health, safety or right to peaceful enjoyment of the
premises by ofter residents.

@

]

d. (riher good camse for termination of temancy

(1) During the initial lease term, other pond cause for

termination of tenancy mmst be something the

family did or failed to do.

Curing the initial lease term or during amy

extension term, other pood cause may mchade:

(a) Dishobance of neighbors,

() Destruction of property, or

(c) Living or housekeeping habits that cause
damiape to the umit or premises.

(1) After the mifial lease term, such good canse may
imchude:
(a) The tenant’s failure fo accept the owner's offer

of n new lease or revision;

The owner’s desire to use fhe unit for parsonal

or fanily use or for a purpose other than use as

a residential renfal umit; or

(c) A busimess or economic rexson for termination
of the tenancy (such as sale of the property.
renpvaiion of the umt, the owner's desme
rent the umit for a higher rent).

The examples of other ppod cause in this paragraph

do not preempt amy State or local laws to the

ComTary.

]

=)

3]

9. Protections for Victims of Domestic Violence, Dating

Violence, Sexual Assanlt, or Stalldng
a2 Purpose: This seclion incorpomates the profections for

victins of domestic violence, dating violence, sexual assault,
or stalking im accordance with subtitke N of the Violence
Agzainst Women Act of 1984, as amended (codified as
mmended at 42 US.C. 140432 et seq) (VAWA) and

implementing regylations at 24 CFR pat 3, subpari L.

. Conflict with other Provisions: In the event of any conflict

Part C of the HAP contract, this provision shall prevail.
Effect on Ofher Protections: Mothing in this section shall be
consimed fo supersede any prowision of amy Federal, Staie, or
victims of domestic vislence, dating violence, sexazal assault,
or salking.

Previows editions are cbsolete
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d. Definition- As vsed in this Section, the terms “achual and
imminent threat,” “affiliated individual™, “bifarcate”, datmg
violence,” “domestc violence,” “smd lsault. amd
“stalking” are defined in HUD's repulations at 24 CFF. part 5,
subpart L. The terms “Household” and “Other Person Under
the Tenant™s Control” are defined at 24 CFF. part 3, subpart
A

e VAWA Nofice and Certification Form: The PHA shall
provide the tenant with the “Motice of Ocoupancy Righis
under VAWA and the certification form described under 24
CFE. 52005(a){1} and {2).

f Protection for victimes of Domestic Violence, Dating
Violence, Sexnal Assault, or Stalldng:

(1) The landlord or the PHA will not deny admission fo,
deny assistance under, tenminate from participation
m. or evict the Tenant on the basis of or as a direct
result of the fact that the Tenamt is or has been a vichm
ﬁmmmmmm

CFR 5. 200511}

(1) The tenant shall not be demied tenancy of oocupancy
rights solely on the basis of criminal activiry engaged
m by a member of the Tepant's Household or amy
guest or Oher Person Under the Tenant's Contral, f
the criminal activity is directly related to domestic
violence, dating violence, sexnal assault, or smalking,
and the Tenant or an Affiliated Individual of the
Tmnt]sﬂnvmnrﬂleﬂremndvmucf

domestic vielence, dating vialence, sexual assault, or

stalking. 34 CFR 52005002

(1) An incident or incidemts of acmal or threatened
domestic vialence, dating violence, sexual assmlt or
stalking will mot be construed as serious or repeated
violations of the lease by the wictm or threatened
victim of the mcident. Mor shall it not be constreed as
other “zond canse™ for termination of the lease,
tenancy, of ocoupancy mghis of swch a vicim or
threatened victim 24 CFE 5 2005(c)(1) and (c)(Z).

g. Cempliance with Conrt Orders: Mothing in this Addendum
will linait the authority of the landlord, when notified by a
oourt order, to comply with the court order with respect to the
rghts of access or cootrol of property (mcluding civil
ymmwdasmmdhptmamofm

vinlence, dating violence, sexual assault, or stalking) or with
tespect to the distnbution or possession of Among
members of the Tenant's Honsehold. 24 CFR 5. 2005(d)(1).

b. Violations Not Premised on Domestic Violence, Dating
Violence, Semal Aszault, or Stalking: Mothing in this
section shall be constrwed to Linnit amy otherwize available
authority of the Landlord to ewict or the public housing
authority to teminate the assistance of a Tenant for amy
violation not prenised om an act of domestic violence, datmg
vinlence, sexual assault, or slking that is in question azainst
the Temant or an Affiliated Individual of the Tenamt
However, the Landlord or the PHA will not subject the
temamt, who is or has besn a victim of domestic violence,
dating m]ﬂxe. semal assault, or stlking, to a more

standard than other tenants in determiming
whether to evict or ferminate assistance. 14 CFR

32005(d)2)

i Actmal snd Imminent Threats:

{1} Nothing in this section will be constued to Limit the
authority of the Landlord to evict the Tenant if the
Landlord can demonstrate that an “actsal and mmmiment
threat”™ to other tenants or these employed at or providing
service to the propenty would be present if the Tenant or
lawful occupant is not ewcted. In this comtext. words,
Eestures, actioms, or other indicators will be constaed as
am actal and immrinent 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,
wonkd ooour within an mmediate time frame, and could
result in death or serions bodily harm In determining
whether an individual would pose an actal and mmminent
threat, the factors to be considersd inchode: the durtion of
the risk, the nahme and severity of the potential harm, the
of time before the potential harm would ocour. 24 CFR
5 20050d)03).

{2} Ifan actoal and mmivent threat is demonstrated, eviction
should be used only when there are no other actions that
oould be taken to reduce or eliminate the threat, inchuding,
Tt not Kimnited to, ransterring the victim to a different umit,
barring the perpetrator from the property, contacting law
enforrement to mcrease police presence, developing other
plans to keep the property safe, or seeking other legal
Temedies to prevent the perpetrator from acting on a threat.
Restrictions predicated on public safety cannot be based
oo sterepiypes. but most be tilored to partcularized
concems about individual residemts. 24 CFE. 5. 2003(d)(4).

j- Emergency Tramsfer: A tenant who is a wicim of domestic
vinlence, dating vinlence, sexal assault, or stalking may request
am emeTEency transfer m accordance with the PHA s emergency
trapsfer plan. 24 CFE. 3 2005(e). The PHA s emergency ransfer
plan omst be made available upon request, and incofporate strict
confidentialify measures to ensure that the PHA does not disclose
a tenant’s dwelling umit location to a person whi committed or
threatensd fo commit an act of domestic violence, dating violence,
sexnal assault, or stalling azainst the fenant
For transfers in which the tenamt would not be considared a new
applicant, the PHA mwst ensure that a request for an emergency
trapsfer receives, at a minivmm, any applicable additional poonty
that i already provided to other types of emergency transfer
requests. For transfers m which the tenant would be considered a
new applicant, the plan st inchade policies for assistng a tenamt
with this ramsfer.

k. Bifurcation: Subject to any lease termination requirements or

procedures prescribed by Federal, State, or local law, if amy
member of the Tenant's Honsehold engages in criminal activity
directly relafing to demestic violence, dating violence, sexmal
assalt, or stallang, the Landlord may “bifurcate™ the Lease, or
remove that Household member from the Lease, without regard to
whether that Howsehold member is a signatory to the Lease, in
ordeT o evict, remove, of terminate the ocoupancy nights of that
Household member without evicting, remowving, of otherwise
penalizing the victim of the criminal activity who is also a tenant
or lawfal ocoupant. Such evicton, removal, termination of
ocoupancy rights, of termination of assistance shall be effected in
accordance with the procedures prescribed by Federal, State, amd
local law for the temunation of leases or assistnce under the
hemsing choice voucher program. 24 CFF. 5. 2009(a).

Previous editions are obsolete
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If the Landlord bifircates the Lease fo evict, Temove, of femminate
assistance to @ household member, and that household member is
the sole tenant eligible to receive assistance, the landlord shall
provide amy remaining tenants of Tesidents a penod of 30 calendar
days from the date of bifircation of the lease toc
(1) Establish eligghility for the same covered housing program
wnder which the evicted or termmated tepant was the
recipient of assistance at the time of bifarcation of the lease;
(X) Establish eligibility under amother cowered housing
POGETALL, ar
(3) Find altemative bousing.
Family Break-wp: If the family break-up results Som am
ocoumence of domestic violencs, dating violence, sexnal assault, or
ine, the PHA must ensure that the victim retains assistance. 24
CFR. 982315,
Mawve with Confinned Assistamce: The public housing agency
may Dot terminate assistance o 2 family or member of the famity
that moves out of 2 unit in vielation of the lease, with or without
prior notificaton o the public housing agency if such a move
ocourmed to prodect the health or safety of a family member who is
or has besn a victim of domestic violence, dating violence, sexnal
assnlt, or stalking md who reasonably believed they wers
imminently threstened by barm from further vielence if they
remained in the dwelling umit, or if any family member has besn
the victim of sexmal assanlt that econmed on the premises during
the ﬂﬂ-c,l]mda.r-d.ly peniod preceding the family's request to

{1]- The mowe is needed to protect the bealth or safety of the
family or family member who is or has been a vactim of
domestic viclence datng violence, semmal assault or
stalking; and

(2} The family or member of the famdly reasomably believes
that he or she was threatened with imminent barm from
firther violence if he or she remained m the dwelling unit
However, any famity member that has been the victim of a
sexual assault that ocourred oo the premises durnmg the 90-
calendar day period preceding the family’s move or request
o move is not requmed to believe that he or she was
threatened with imminent harm from further violence if he
or she remained in the dwelling umit 24 CFR 982.354.

n. Ci i

(1) The Landlord shall maintain in sirct confidence amy
information the Tenant {or someone acting on behalf of the
Tenanf) sobmits to the Landlord concerming incidents of
domestic violence, dating violemce, sexoal assault or
stalking. inchading the fact that the temant is a victm of

domestic violence, dating wvielence, sewual assault, or

stalking.

(Z) The Landlord shall not allow any mdividual administenmg
#ssistance on its behalf, or any persons within its employ, to
hawe access to comfidential information unless explicity
anthorzed by the Landlord for reasons that specifically call
for these mdbviduals o bave access o the mitmmation
pursuant to applicable Federal, State, or local law.

{3} The Landlord shall not enter confidential information mto
amy shared database or dischose such information to amy
other entity or individual, except to the extent that the

eviction proceeding; or is required by applicable L

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

11. Crwner notice of grounds
a At or before the bepinning of a court action to evict the
tenamt, the owner must give the tenamt a notice that specifies
the prounds for tenmimation of tenancy. The notice may be
included in or combined with any owner evicthon notce.
b. The owner mmst give the PHA a copy of any owner eviction
notice at the same time the owner notfies the tenant.
¢ Eviction nodice means a nofice io vacate, of a complaint or
other initial pleading wsed to begin an eviction action umder
Srate or local law.
12. Lease: Relation to HAF Contract
If the HAP comiract termninates for amy reason, the lease tenminaies
autpmatically.
13. PHA Termination of Assistance
erounds authorized m accordance with HUD requirements. If the PHA
terminates program assistance for the famsly, the lease terminates

14. Family Move Qut

The tenant must notfy the PHA and the owner before the family moves
ot of the unit.

15. Security Deposit

a. The owner may collect a security deposit from the
tenant. (Howewer, the PHA may prohibit the owner
from collecting a security deposit in excess of private
market practice, of in excess of ammmis charged by the
owner to unassisied tenants. Amy swch PHA-required
restriction must be specified m the HAP confract.)

b. When the family moves out of the confract umit, the
owmer, subject to State and local law, may use the
security deposit, mchding any interest on the deposit,
a5 reimbursement for any vmpaid rent payable by the
temant, any damages to the nmit or any other amounts
that the tenamt owes under the lease.

¢. The owner must give the tenant a list of all items
charped apaimst the securify deposit, and the amount of
each item Afier deducting the amount, if amy, used o
reimburse the owner, the owner must promptly refund
the full amount of the unused balance to the fenant.

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. Prohibifion of Discrimination

I accordance with applicable agual eopartanity stanses, Executive
Orders, and regulations, the owner nwst not discrindnate against amy
person because of race, color, eligion, sex, natiooal origim, ape,
familial stahas or disability in connection with the lease. Eligibility for
HUDY's programs must be made without regard 1o actual or percenved
17. Conflict with Crther Provisions of Lease

a  The terms of the tenancy addendum are prescribed by
HUD in accordance with Federal law and regulation,

& 2 condition for Federal assistance i the tenant and
tenant’s famiby vmder the Section £ voucher program.

b. In case of amy conflict between the provisions of the
tenancy addendum as reguired by HUD, and any other
provisions of the lease or amy other agreememt
between the owner and the tenant, the reguirements of
the HUD-required tenamcy addendum shall contral.

Previows editions are obsolete
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18. Changes in Lease or Rent
2 The tenant and the owner may not make any change
in the tenancy addendum Howewer, if the tenant and
the owmer agres to any other changes in the lease, sach
changes must be in wrting, and the owner mmst
immediately give the FHA a copy of such changes.
The lease. including amy chamges, mmst be m
accordance with the requirements of the fepancy
addendum
b. In the following cases, tenamt-based assistance shall
not be contimed vmless the PHA has approved a new
tenamcy in accordance with proeram requirements and
has executed a new HAP contract with the owmer:
{1} If there are any changes m lease requirements
EOVEINE tenant of owner responsibilities for
utilities or appliances;

{2} If there are any chanpes in lease prowisioos
governing the term of the lease;

{3) If the family moves to a new wnit, even if the
umit is in the same bailding or complex.

c. PHA approval of the tepancy, and exeution of 2 new
HAP confract, are not required for agreed chanpes m
the Lease other than as specified in parapraph b.

d. The owner must notfy the FHA of any changes in the
ammmt of the renf fo owner at least sixty days before
amy such changes go meo effect, md the amount of
the rent to owner following any such agreed change
may not exceed the reasonable reat for the unit as

18, Notices
Any notice umdar the lease by the tenant to the owner or by the owner
to the tenant must be in writing.

2. Definitions

Comtract unit. The housing unit rented by the tenant with assistance
under the propram

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

HAP confract. The housing assistance payments contract between the
PHA and the owner. The PHA pays housing assistance payments 1o
e owner in accordance with the HAP contract.

Honsehold. The persons who may reside i the contract umit The
heousehold consists of the family and axy PHA-approved live-in aide.
{A live-in aide is a person who resides in the omnit to provide necessary
supportive services for 2 member of the family who is a persom with
Gsabilities )

Honzing quakity standards (H)S). The HUD muinimam

quality standards for housing assisted under the Section 3
tenant-based programs.

HUD. The U1.5. Department of Housing and Urban Development.
HUD requirements. HLUD requirements for the Secthon  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 conmact 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 comtract umit

Program. The Section § howsing choice voucher program.

Eent to swner. The total monthly remt payable to the owner for the

comfract umit. The rent to owmer is the sum of the portion of rent

mhwﬂmmmmmmmwmm
the pwWDer.

Section 8. Section £ of the United States Housing Act of 1937

(42 United States Code 1437£).

Tenant. The family member (or members) who leases the umt fom

the owner.

Voucher program. The Saction & housing choice voucher program.

TUnder this program, HUD provides funds to a FHA for rext swhsidy

oo behalf of elizible famdlies. The tenancy under the lease will be

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

Previows editions are cbsolete

form HUD-32641-A
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S am p | e - Housing Discrimination Complaint

Discrimination?

Fair Housing is Your Right!

If you have been denied your
housing rights...you may have
experienced unlawful discrimina-
tion.
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Sample-Housing Discrimination Complaint (cont.)

PLACE
POSTAGE
HERE

Public Reporting Burden for this collection of information is estimated to average 20 minutes per response,
including the time for reviewing instructions, seanching existing data sources, gathering and maintaining the data
needed, and completing and reviewing the collection of information.

The Department of Housing and Urban Development is authorized to collect this information
by Title VIl of the Civil Rights Act of 1968, as amended by the Fair Housing Amendments Act of
1988, (PL. 100-430): Title V1 of the Civil Rights Act of 1964, (PL. 88-3152); Section 504 of the Reha-
bilitation Act of 1973, as amended, [PL. 93-112); Section 109 of Title |- Housing and Community
Development Actof 1974, as amended, (PL 97-35); Americans with Disabilities Actof 1990, (PL. 101 -336k and by the Age
Discrimination Act of 1975, a2 amended. (42 USC 6103).

The information will be used to investigate and to process hous-
ing discrimination complaints. The information may be disclosed to
the United States Department of Justice for its use in the filing of pattern and prac-
tice suits of housing discrimination or the prosecution of the personis)
who committed that discrimination where violence is involved; and 1o State or local fair housing agencies that
administer substantially equivalent fair housing laws for com-
plaint processing. Failure to provide some or all of the requested
inforrmation will result in delay or denial of HUD assistance.

Drischosae of this information is voluntany.
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Sample-Housing Discrimination Complaint (cont.)

HousING DISCRIMINATION INFOR_MATION

Departan wnda v Desammolo Urbano Ohoina de Derech Vivienida
IS5 [ wvey aned Lhrbian Dawslopen &nt fhice of Faa Houtmng ECyual Lhppor Tun iy

INStrUCTIONS: (Piesse type or pring Bead this form cerefully, Try to answes ol question. if you de not knoe
tha sngneer oF & Question does ot spply 10 o wave the space blank Fou have one year from the dete of the alieged
chscrimination to file a complaint. Your form should be signed and dated,

owt M

LERA T TR

<y e Ap Lo

Best tve o c2l W [y Prose Mo Ewmrirg) Phone So

Who else can we call if we cannot reach you?

o PR e P ol
[Ty [Er=—rr—y
T T ]
(b P B [T

What happened to youl

Bowy wete you dagmminated agaernst !

For example: weie you refised 80 o0OOIUn Y 1o rent o Buy howdmg? Dended § loan ] Told that howsing was rot seail-
able when In facT 1 wie ! Tregted ONerently froem offues seeding housing!

Srate ey what happered.

Form HUD-903.1 (103 OME Approval Mo, 2529-0011 (exp. 1/37/2011)
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