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INTRODUCTION TO THE HOUSING CHOICE VOUCHER PROGRAM 

 

Thank you for your interest in the Section 8 Housing Choice Voucher 
Program as administered by the St Cloud Housing & Redevelopment 
Authority.  This handbook will guide you through the general policies, 
procedures, and regulations of the program. 

 

This program is for families in need of help to pay their rent.  The 
only way this program can be successful is with the support of Own-
ers and Property Managers willing to contract with the St Cloud HRA 
to provide quality housing that is affordable. 

 

Families and Owners who choose to participate in the Housing Choice 
Voucher Program will be subject to Federal Rules & Regulations.  The 
St Cloud HRA will do everything possible to inform you of these rules 
& regulations and how they may affect you. 

 

Welcome! We look forward to you becoming a partner with the St 
Cloud HRA in its mission to provide affordable housing to low-income 
families.  Please visit our website at www.stcloudhra.com for infor-
mation.  Please contact our HCV Coordinator at (320) 252-0880 ext 
196, if you have any questions after reviewing the enclosed material. 

 

Louise Reis 

Executive Director 

St Cloud HRA 
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St Cloud HRA’s Responsibilities 
 Determine eligibility for participation in the Housing Choice Voucher Program. 

 Approve units and leases. 

 Determine the rent portion due by Families to Owner, initially and annually. 

 Inspect units annually. 

 Ensure compliance of program rules by both Family and Owner. 

 Provide Families and Owners with prompt service. 

 Issue Housing Assistance Payments in a timely manner. 

Owner’s Responsibilities 
 Screen Families who apply to determine their suitability as renters. 

 Comply with Fair Housing Laws. 

 Maintaining the units by making necessary repairs to industry standard. 

 Comply with the terms of the Housing Assistance Payment (HAP) Contract 

 Collect the Rent Due from the Family and comply with and enforce the lease. 

Families Responsibilities to the Owner 
 Abide by the terms of the lease. 

 Pay rent on time and take care of the unit. 

 Provide any utilities  and appliances which are not furnished by the Owner. 

 The Family is responsible for damages to the unit or premises beyond normal wear and 
tear which results in a breach of the Housing Quality Standards (HQS). 

1) ality standards (HQS> 

HOUSING CHOICE VOUCHER PROGRAM PARTNERSHIP 

1 

2 

3 
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The Housing Choice Voucher (HCV) Program provides rental assistance to help low-income 
families afford decent and safe rental housing.  The HCV Program is funded by the United 
States Department of Housing and Urban Development (HUD), and administered by public 
housing agencies authorized under Federal or State Law to operate housing programs within 
an area or jurisdiction.  The St Cloud Housing & Redevelopment Authority (HRA) is the 
housing agency that administers the HCV Program for the City of St. Cloud, Benton County, 
Sherburne County and Wright County. 
 

Each partner in the HCV Program has their own responsibilities within the program and has 
different contractual relationships with each other. 

 

The Owners working with the HCV Program help: 

 Maintain the housing supply in the community. 

 Offer mobility for low-income families. 

 Foster stability of neighborhoods, and  

 Provide housing in neighborhoods that are safe. 

 

The HRA’s Right to Disapprove a Unit or Owner. 

A unit cannot be approved if: 

 The HRA has been notified by HUD that the owner is debarred, suspended, or subject 
to a limited denial of participation by HUD. 

 The government has instituted an administrative or judicial action against the owner for 
violation of the Fair Housing Act or other equal opportunity requirements. 

 

The HRA also has discretion to disapprove an Owner for any of the following: 

 The Owner has violated obligations under a housing assistance payment (HAP) contract. 

 The Owner has committed fraud, bribery or any other corrupt or criminal act in connec-
tion with any HUD program. 

 The Owner has engaged in drug trafficking. 

 The Owner has a history or practice of non-compliance with Housing Quality Standards 
(HQS) for units leased under the program. 

 The Owner has a history or practice of renting units that fail to meet State or local 
housing codes. 

 The owner has not paid State or Local real estate taxes, fines or assessments. 

CHAPTER 1—THE HCV PROGRAM 



8 

 

CHAPTER II—HCV PROGRAM 
 LANDLORD’S RESPONSIBLITIES 

 As an Owner participating in the HCV program, you are required to maintain your 
rental unit in compliance with local housing codes as well as Federal Housing Quality 
Standards.  The owner is responsible for screening and selecting a tenant, executing the 
lease, executing the Housing Assistance Payment (HAP) Contract, collecting a security 
deposit, and collecting the family’s portion of the rent. 

 There are five steps to becoming a Housing Choice Voucher Program Landlord: 

STEP 1 

ADVERTISE YOUR UNIT 

 A family must locate a housing unit that meets the program rules.  A family may choose 
to move anywhere within the City of St. Cloud, Benton County, Sherburne County or Wright 
County, provided the unit meets Housing Quality Standards, the rent is deemed “reasonable” 
by the HRA and acceptable to the owner. (You may list your unit with our agency by filling out a 
rental survey.) 

 The HRA will issue the family a voucher.  The owner should check the expiration date on 
the voucher and the bedroom size for which the family is approved.  Generally, the HRA’s occu-
pancy standards require two persons per sleeping area. 

 

 

Owner screens and 
selects tenants 

St Cloud HRA ap-
proves lease & Unit 
passes HQS. 

HAP Contract and 
Lease are signed. 

Advertise your 
unit availability 

Housing Assis-
tance Payment to 
Owner. 

1 

2 

3 

4 

5 
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STEP 2 

OWNER SCREENS AND SELECTS A TENANT 

 Once the Family selects a unit and the Owner finds the family suitable, the Family is required to 
submit a Request for Tenancy Approval (RFTA) Packet and the proposed lease.  The Owner should re-
view the family’s voucher for bedroom size approval, and complete the RFTA form.  The Owner must 
also submit a proposed lease for approval.  The HUD Tenancy Addendum must be attached to all leases 
submitted by Owners.   

 The Owner is responsible for screening and selecting a family for tenancy.  The HRA certifies 
that the family is eligible to receive Section 8 HCV assistance, but The Owner must screen for suitabil-
ity. 

 The Owner should generally use the same screening procedures used for non-subsidized tenants.  
The owner is under no obligation to lease to a HCV program Family, however, the Owner may not dis-
criminate against any prospective tenant on the basis of race, sex, religion, familial status, disability, 
national origin, color,  creed, sexual or affectional orientation, marital status, or receipt of public assis-
tance.    

 Upon request, the  HRA will supply a prospective landlord with the family’s current address as 
well as current and prior HCV landlords’ addresses (if applicable). 

 If the owner determines the family suitable, the RFTA Packet must be completed and returned 
by the Family to the HRA.  (The tenant will provide the RFTA packet to the owner.)  The lease should 
be submitted, unsigned, with the RFTA Packet.  Once an RFTA is submitted, a rent determination is 
processed and an inspection will be scheduled. 

 

 

 

STEP 3 

APPROVAL OF TENANCY AND UNIT PASSES HQS 

THE LEASE 

 HUD requires certain language in any lease signed by a Housing Choice Voucher Program tenant.  
The HRA must review the lease before it is signed. 

 You must submit your proposed lease, unexecuted, with the RFTA Packet.  We will review the 
lease to ensure that it does not contain any provision s that conflict with Program rules. 

 The HUD Tenancy Addendum will be attached to all leases. 

The lease must: 

 1)  comply with State and Local Law. 

 2)  have an initial of at least twelve (12) months. 

 3)  include the names of the Owner and the Resident(s). 

 4)  include the address of the unit rented. 

 5)  include the amount of monthly rent and the amount of the security deposit. 

 6)  specify what utilities and appliances are to be supplied by the owner and what utilities and 
      appliances are to be supplied by the family. 

 7) include the HUD Tenancy Addendum. 
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UNIT APPROVAL 

 All units must pass a Housing Quality Standard (HQS) Inspection prior to the execution of the 
Housing Assistance Payment contract.  The unit must also pass the HQS inspection at least annually.  
Housing Quality Standards are the minimum, nationwide standards established by HUD. 

 If the unit passes the HQS inspection, the St Cloud HRA will approve the unit for assistance at 
the rent determined to be reasonable.  If the unit does not pass the initial inspection, the Owner will 
be given a reasonable period of time to correct any failed items. 

 You have been provided with HQS guidelines and a checklist at the back of this handbook.   

RENT REASONABLENESS 

 To determine if the rent proposed by the Owner is reasonable, the St Cloud HRA is required to 
compare the proposed rent to rents charged for comparable “unassisted” or unsubsidized units in the 
area.  A comparison of location, bedroom size, type, amenities and facilities of the unit with others in 
the area. 

 

HUD TERMS USED FOR RENT DETERMINATIONS 

Utility Allowance 

A Utility Allowance is the estimate of the average monthly utilities needed for a household.  If all utili-
ties are included in the rent, there is no allowance.  Allowances will vary by unit size and type, and type 
of utilities. 

Fair Market Rent (FMR) 

HUD-determined figures, which represent the middle value for rents in the area, according to bedroom 
size. 

Payment Standards 

The maximum HCV Program assistance payment for a family is based on the bedroom size of the unit 
the family is qualified for.  

 

HOW HCV PROGRAM DETERMINES RENT 

1. Reasonable rent is developed using information obtained from advertised rents in our jurisdiction, 
information from recently vacated units once occupied by an HCV Program participant and by rental 
surveys completed by landlords in our area. 

2. These are then compared to HUD’s FMRs.  

3. The landlord’s requested rent is compared to Payment Standards adjusted by the estimated utility 
rates. 

4. The tenants portion is limited to 30% of their adjusted gross income; or the tenant’s portion is 30% 
plus the amount by which the gross rent exceeds their respective payment standard.  However, in 
all instances, the tenant’s portion cannot exceed 40% of their adjusted income at the initial time of 
occupancy. 
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5. A utility allowance is an estimate of the monthly utility expense for a unit based on the structure 
type and number of bedrooms and type of utility.  A tenant can only be obligated to pay for a utility 
if the utility is separately metered for the tenant’s specific unit.  Frequently, a tenant pays for gas 
and electricity .  With respect to water, the required separate meter exists only in single-family 
dwellings, duplexes, and townhomes. 

6. Owners may request a rent increase annually. 

 The lease is executed between the owner and the family, and it runs initially concurrently with 
the HAP Contract.  The Housing Assistance Payment Contract is executed between the St. Cloud HRA 
and the Owner.  When either the contract or the lease ends, so does the other. 

 A.  Initial term of the lease must be for at least 12 months. 

 B.  The lease may provide for automatic renewal after the initial term by either successive defi
 nite terms (month to month, year to year) or automatic indefinite extension of the term of the 
 lease. 

 The St Cloud HRA will not authorize the family to move during the first 12 months of the lease.  
After the first 12 months of the lease, a family may terminate the tenancy in accordance with the 
terms of the lease.  All new and revised leases are subject to the St Cloud HRA’s approval. 

 

 

STEP 4 

HAP CONTRACT AND LEASE ARE SIGNED 

 After the unit has passed the HQS inspection standards and the rent has been determined to 
be reasonable, then the Housing Assistance Payment Contract (HAP Contract) will be offered and the 
Owner will offer the Family a lease. 

 The RENT TO OWNER is the monthly rent payable to the Owner under the lease.  The Rent to 
Owner consists of the Housing Assistance Payment plus the Tenant Rent: 

 HOUSING ASSISTANCE PAYMENT is the monthly assistance payment by the St Cloud 
HRA to the owner for rent under the lease. 

 FAMILY RENT TO OWNER is the amount payable monthly by the family as rent to the 
owner.  In the initial year of the Contract, the family may pay up to a maximum of 40% of adjusted in-
come. However, this amount will vary based on the family’s income. 

STEP 5 

HOUSING ASSISTANCE PAYMENT (HAP) TO OWNER 

 Once the HAP Contract and lease are signed, the initial payment will be made and will continue to 
be made monthly to the owner as long as the family continues to meet eligibility criteria and the unit 
qualifies under the program. 

 The St Cloud HRA will make these Housing Assistance Payments directly to the owner.  The own-
er is responsible for collecting the Family’s portion of the rent. 

SECURITY DEPOSITS 

 Families are responsible for paying security deposits if charged by the owner.  The security de
 posit may not exceed the amount charged to unassisted tenants (nor the maximum prescribed by 
 State or Local laws). 
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CHAPTER III—INSTRUCTIONS 
PROCESSING A REQUEST FOR TENANCY APPROVAL 

Once you have agreed to lease the unit, working together, you and the perspective tenant must com-
plete the following forms and return them to the St. Cloud HRA.  In order for assistance to begin in 
any given month these forms must be in our office by the 15th of the month prior to 4:00 p.m.  There 
are no exceptions.  Example:  In order for assistance to begin July 1, paperwork must be in our office by 4:00 p.m. on June 
15. (If the 15th falls on a weekend or holiday, paperwork must be turned in by 4:00 p.m. the next business day.) 

 

1. Request for Tenancy Approval 

2. Inspection Summary 

3. Lease Addendum for Crime Free, Drug Free Housing 

4. Lease Addendum for Lead-Based Paint 

5. Tenancy Addendum (to be attached to 12 month lease) 

 

What happens next?  After the forms are received completed in our office, an inspection will be sched-
uled.  Then a contract will be sent out for signature.  Once the unit passes inspection, the contract and 
lease are signed.  During this initial contract the rent amount may not be increased and you cannot ac-
cept any amount above the contract from the tenant or from anyone else on behalf of the tenant in-
cluding a change in utilities. 

 

Result — the Housing Assistance Payment (HAP) will be sent to you at the beginning of each month. 
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CHAPTER IV—ANNUAL REQUIRMENTS OF THE 
HOUSING CHOICE VOUCHER PROGRAM 

HUD requires that the following take place annually: 

Annual Recertification  The family must be recertified to determine continued eligibility for the 
program and the correct level of assistance based on income and family composition.  The owner will re-
ceive notice of any change in the Tenant Rent or Housing Assistance Payment. 

 

Annual HQS Inspection  The unit must be inspected and meet housing quality standards (HQS) 
annually.  However, an inspection may occur more frequently if a violation is reported or a municipality 
requests a special inspection. 

 If the unit fails an HQS inspection, the owner must take corrective action within the specified 
period of time, unless an extension is approved.  If an HQS violation is considered an emergency viola-
tion, the owner must correct the defect within 24 hours.  If corrective action is not taken, the St 
Cloud HRA will abate (stop) the HAP payment. 

 If the HQS violations are considered non-emergency corrective action must be taken within 30 
days, unless an extension is approved.  If corrective action is not taken, the St. Cloud HRA will abate 
(stop) the HAP payment. 

 If a unit is non-compliant with HQS for more than 60 days, the HAP contract will be terminated. 

Abatement Means No Housing Assistance Payments Will Be Made. According to the HAP Contract,  
the owner is responsible for ensuring that the unit meets HQS during the entire term of the Hap Con-
tract.  If at any time it is determined that the unit does not meet HQS, the St Cloud HRA will notify 
the owner in writing and provide the owner with a reasonable period of time to make repairs.  If the 
repairs are not made within that time period, the St Cloud HRA is required to abate payments.  If a 
payment is abated, the Family is still responsible for their share of the rent; however the St Cloud 
HRA will not make the HAP payment. 

 If a unit is abated, HAP payment will not resume until the repairs are made.  Furthermore, there 
will be no retroactive payments for the period of time that the unit was in abatement for non-
compliance with HQS.  If a unit is in abatement for more than 30 days, the HAP Contract may be ter-
minated. 

 

Local Housing Codes  If the St Cloud HRA received notice from a municipality that a unit is in se-
rious violation of a housing code, a special inspection will be completed.  If documented deficiencies are 
not corrected within 30 days, the unit will be abated.  If an HQS breach is considered an emergency 
violation, the owner must correct the defect within 24 hours. 
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RENT ADJUSTMENTS 

1. The owner may not increase the rent during the first twelve (12) months of the lease.   

2. Requests for rent adjustments must be made to the St. Cloud HRA and the tenant, in writ-
ing, at least 60 days prior to the date of the increase.  The owner should request a reason-
able amount.  All rent increases are subject to rent reasonableness. 

3. The St Cloud HRA will provide written notice to the owner and the family of any changes in 
the family’s and the HAP rent amounts. 
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CHAPTER V-LEASE AND HAP CONTRACT 
TERMINATION 

The owner’s approved lease and the HAP Contract run concurrently.  Therefore, if the assist-
ed lease ends, the HAP Contract ends. 

 

The HAP Contract terminates if: 

 

THE OWNER EVICTS THE FAMILY  The owner may evict only by instituting a court ac-
tion.  The owner must give the St Cloud HRA a copy of any eviction notice given to a family. 

 

THE FAMILY TERMINATES THE TENANCY  The family may terminate the tenancy any-
time after the first year of the lease with proper notice to the owner.  Proper notice is de-
fined in the lease. 

 

THE FAMILY MOVES FROM THE UNIT  A family is required to give the owner notice in 
accordance with the lease terms before moving from the unit.  After the first year of the 
lease, the St Cloud HRA will allow a family to move if they have not entered into a new one-
year lease.  We will notify the owner if a family gives notice to move to another unit. 

 

ST CLOUD HRA TERMINATES THE FAMILY’S ASSISTANCE  The St Cloud HRA will 
provide the owner and the family with advance written notice if the family is being terminated 
from the program.  When the family is terminated from the Housing Choice Voucher Program, 
the HAP Contract automatically terminates. 

 

THE OWNER TERMINATES THE TENANCY  The Owner may terminate the tenancy at 
the end of the initial term or any consecutive term with proper notice in accordance with the 
lease.   
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CHAPTER VI—LEAD-BASED PAINT REGULATIONS 
Lead-based paint rules apply to all housing constructed before 
1978. 

All tenants must be provided with a copy of the HUD/EPA pamphlet 
“Protect your Family From Lead In Your Home”.  This document, 
EPA747-K-9401 is available through the web site:  www.epa.gove/oppt/
lead/training/appendix2.pdf. 

The owner and family must complete and sign a “Disclosure of Infor-
mation on Lead-Based Paint and/or Lead-Based Paint Hazards.”  The 
owner must disclose any know lead-based paint hazards to the family. 

The St Cloud HRA must complete a visual assessment for deteriorated 
paint during the initial and annual inspection.  (For more information on 
lead-based paint, see HUD web page at www.hud.gov.) 

 

CHAPTER VII—HQS INSPECTION CHECKLIST 

Listed below are the items involved with an HQS Inspection of your unit/property.  Please look your unit over 
carefully before the scheduled inspection date.  The St Cloud HRA will not enter into a HAP Contract with you 
until the unit passes an HQS inspection. 

The ten areas that will be reviewed for HQS are: 

 1.  Living Room     6.  Building Exterior 

 2.  Kitchen      7.  Heating and Plumbing 

 3.  Bathroom      8.  General Health and Safety 

 4.  Other Rooms Used for Living   9.  Paint Condition 

 5.  Secondary Rooms (not used for living)  10.  Building Common Areas (i.e. Hallways) 

See Sample HUD and HCV PROGRAM forms, page #39. 

EMERGENCY FAIL ITEMS:  The following items are to be considered examples of emergency items that 
need to be abated within 24 hours. 

 A.  No hot and/or cold water   L.  Other conditions which pose an immediate 

 B.  No electricity         threat to health or safety 

 C.  Inability to maintain adequate heat  M.  Smoke alarm not working 

 D.  Major plumbing leak    N.  Carbon monoxide detector not working 

 E.  Natural Gas leak 

 F.  Broken lock(s) on first floor doors or windows 

 G.  Broken windows that unduly allow weather elements into the unit 

 H.  Electrical outlet smoking or sparking 

 I.  Exposed electrical wires which could result in shock or fire 

 J.  Unusable toilet when only one toilet is present in the unit 

 K.  Security Risks such as broken doors or windows that would allow intrusion 
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CHAPTER IX—FREQUENTLY ASKED QUESTIONS 

Q: Why did the applicant pass the HRA’s background check but does not pass the landlord background check? 

A: While the HCV Program does require a complete a criminal background check on all persons 18 years of 
age and older, the parameters for qualifying for the HCV Program are much different than what a landlord may 
require.  Also, the HCV Program does not complete a background credit check.  Landlords should follow their writ-
ten policies and procedures. 

 

Q: If a resident fails to pay their portion of the rent are they protected by the HCV Program from eviction? 

A: A landlord must follow their policies and procedures for all its residents equally, whether they receive 
rental assistance or not. 

 

Q: Can I charge a different amount for a security deposit for persons receiving rental assistance than per-
sons not receiving assistance? 

A: No, a Landlord must charge the same amount for either. 

 

Q: Are there different payment standards for different type units? (i.e. Apartments, Town Homes, Single 
Family Homes, or Duplexes?) 

A: No, payment standards are set up by bedroom size and the area unit is located. 

CHAPTER VIII—MOST COMMON OWNER 
VIOLATIONS 

To avoid the most common program violations, an  
Owner should: 

 Always maintain the unit in accordance with 
HQS standards. 

 Never accept payments from the St Cloud 
HRA for a vacant unit. 

 Never demand or accept unauthorized pay-
ments from a family. A side payment is any 
money paid by a tenant to the owner for rent 
that is above the approved Contract rent, or 
changing the responsibility of Utilities from 
the approved Contract.  
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Did You Know? 

SIDE PAYMENTS ARE FRAUD 

We like to keep everyone informed and aware of the Housing Choice Voucher Rules and Regulations.  
Therefore, we want to make sure you are aware of what a side payment is and inform you that it is 
against the Section 8 Housing Choice Voucher Regulations. 

What is a Side Payment? 

It is an agreement with the tenant to pay an additional amount of money for rent that is above the 
amount listed on the lease and/or the Section 8 Housing Choice Voucher Contract. 

It is any amount of money paid for rent in addition to the “Rent to Owner” amount as specified in 
the Housing Assistance Payment (HAP) contract or the Notice of Rent Change letter. 

The Housing Assistance Payments Contract that you are signing states: 

 Part C, #5, Family Payment to Owner 

  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. 

What is the consequence of entering into a Side Payment? 

Penalties for Committing Fraud:  The United States Department of Housing and Urban Development 
(HUD) places a high priority on preventing fraud. 

The consequences are: 

 The tenant may be evicted from your apartment or house. 

 The tenant and/or landlord/owner would be required to repay all overpaid rental assistance 
 received. 

 The tenant and/or landlord/owner may be fined up to $10,000 

 Tenant and/or landlord/owner may be imprisoned for up to 5 years; and/or 

 Prohibited from receiving future assistance or prohibited from being a landlord/owner 
 who the HRA will do business with regarding the Section 8 Housing Choice Voucher Pro
 gram. 

 

(September 2007) 

SIDE PAYMENT VIOLATION 
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CHAPTER IX—SAMPLE HUD AND HCV PROGRAM 

 

ATTENTION: 

These forms are being included in this document so that landlords and owners may become familiar with 
their content.  These forms have been resized and are smaller than normal to fit this handbook.  DO 
NOT USE ANY OF THE FORMS DIRECTLY FROM THIS HANDBOOK.  The HCV PROGRAM staff 
will provide original forms. 

 

The sample forms that appear in this handbook are: 

 

FORM #   FORM NAME      NUMBER OF PAGES 

 

1. HUD-52646  Voucher       3 

2. HUD-52517  Request for Tenancy Approval    2 

3. HUD-52641  Housing Assistance Contract    12 

4. HUD-52641-A  Tenancy Addendum/with Signature Page   4 

5. HCV–Disclosure  Lead-Based Paint and Lead-Based Hazards  1 

6. HCV-Addendum  Crime-Free/Drug-Free Housing    1 

7. HCV-Inspection  Inspection Summary      2 

8. HCV-Inspection  Inspection Form      8 
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CHAPTER X—GLOSSARY OF TERMS 

ABATEMENT:   The period of time when Housing 
Assistance Payments are not made to the owner be-
cause the assisted unit does not meet Housing Quality 
Standards.  Retroactive payments are not made for 
the time the unit is in non-compliance.  If the housing 
assistance payment is abated, the tenant is still re-
sponsible only for their share of the rent. 

 

DRUG-RELATED CRIMINAL ACTIVITY:  Drug 
trafficking, illegal use, or possession for personal use, 
of a controlled substance. 

 

DRUG TRAFFICKING:  The illegal manufacture,  
sale or distribution or possession with intent to manu-
facture, sell or distribute a controlled substance. 

 

FAIR MARKET RENT (FMR):  The rent,  including 
the cost of utilities (except telephone), as established 
by HUD for units of varying sizes (by number of bed-
rooms), that must be paid in the housing market area 
to rent privately owned, existing, decent, safe, and 
sanitary rental housing of modest (non-luxury) nature 
with suitable amenities.  FMRs are published periodi-
cally in the Federal Register. 

 

FAMILY:  Includes but Is not limited to:  A family 
with or without children (the temporary absence of a 
child from the home due to placement in foster care 
shall not be considered in determining family composi-
tion and family size); An elderly family; A near-elderly 
family; a disabled family; A displaced family; The re-
maining member of a tenant family; and A single per-
son who is not an elderly or displaced person, or a per-
son with disabilities, or the remaining member of a 
tenant family. 

 

FAMILY SHARE:  The portion of the rent and utili-
ties paid by the Family. 

 

GROSS RENT:  The sum of the rent to owner plus 
any utility allowance.  

 

 

HOUSING AGENCY (HA)/PUBLIC HOUSING 
AGENCY:  Any state,  county,  municipality or other 
governmental entity or public body which is authorized 
to engage in or assist in the development or operation 
of housing for low-income families. 

 

HOUSING ASSISTNCE PAYMENTS CONTRACT:  
A written contract between the PHA and the owner 
for the purpose of providing housing assistance pay-
ment to the owner on behalf of an eligible family.  It 
defines the owner and PHA responsibilities, and is re-
ferred to as the HAP Contract. 

 

HOUSING QUALITY STANDARDS:  The HUD min-
imum quality standards for housing assisted under the 
Housing Choice Voucher Program. 

 

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

 

LANDLORD:  Either the legal owner of the proper-
ty, or the owner’s representative or managing agent as 
designated by the owner. 

 

LEASE:  A written agreement between an owner 
and a tenant for the leasing of a dwelling unit to the 
tenant.  The lease establishes the conditions for occu-
pancy of the dwelling unit by a family with housing as-
sistance payments under a HAP Contract between the 
owner and the housing authority. 

 

LOW-INCOME FAMILY:  Those families whose in-
comes do not exceed 80% of the median income for 
the area, as determined by the Secretary with ad-
justments for smaller and larger families.  [1937Act] 

 

OWNER:  Any person or entity,  including a cooper-
ative, having the legal right to lease or sublease exist-
ing housing. 
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PARTICIPANT (participant family):  A family that 
has been admitted to the housing authority’s program 
and is currently assisted in the program.  The family 
becomes a participant on the effective date of the 
first HAP contract executed by the housing authority 
for the family (first day of initial lease). 

 

PAYMENT STANDARD:  In a voucher tenancy,  the 
maximum monthly assistance payment for a family 
(before deducting the total tenant payment by family 
contribution).  For a voucher tenancy, the housing au-
thority sets a payment standard in the range from 
90% to 110% of the current FMR.   

 

PORTABILITY:  The ability of a family to move to 
a dwelling unit with HCV PROGRAM assistance that is 
outside the jurisdiction of the housing authority that 
initially issued the Voucher 

 

RENT REASONABLENESS:  A rent to owner that 
is not more than either: 

  1.  The rent charged for comparable units in the pri-
vate unassisted market, or 

  2.  The rent charged by the owner for a comparable 
unassisted unit in the building or premises. 

 

RECERTIFICATION:  Or re-examination.  The pro-
cess of securing documentation of total family income 
used to determine the rent the tenant will pay for the 
next 12 months if no interim changes are reported by 
the Family. 

 

RENT ADJUSTEMNT:  At the request of the own-
er, in accordance with HUD regulation, an increase or 
decrease in Rent to Owner.  Requests for rent adjust-
ments may be made annually, at lease 60 days before 
the anniversary date.  When an adjustment is made, 
the HA will determine whether the unit complies with 
HQS, and the rent is reasonable.. 

 

RENT TO OWNER:  The monthly rent payable to 
the owner under the lease.  Rent to Owner includes 
payment for any services, maintenance and utilities to 
be provided by the owner in accordance with the 
lease. 

 

 

 

 

REQUEST FOR TENANCY APPROVAL (RFTA):  A 
form provided by the PHA, to be completed by the 
owner and family, which is used by the PHA to deter-
mine that the unit is eligible and complies with pro-
gram requirements. 

 

SECURITY DEPOSIT:  A dollar amount which can 
be collected from the family by the owner to be used 
for amounts owed under the lease according to State 
and Local law.   

 

SUBSIDY STANDARDS:  Standards established by 
a PHA to determine the appropriate number of bed-
rooms and amount of subsidy for families of different 
sizes and compositions. 

 

TENANCY ADDENDUM:  A HUD-designed addition 
to an owner’s lease that includes, word for word, all 
HUD-required language. 

 

TENANT:  The person or persons,  other than a 
live-in aide, who executes the lease as lessee of the 
dwelling unit. 

 

TENANT RENT:  The amount payable monthly by 
the family as rent to the owner minus any utility allow-
ance. 

 

TOTAL TENANT PAYMENT:   The total amount the 
HUD rent formula requires the tenant to pay toward 
rent and utilities. 

 

UNIT:  Residential space for the private use of a 
family.  The size of the unit is based on the number of 
bedrooms contained within the unit. 

 

UTILITY ALLOWANCE:  The PHA’s estimate of the 
average monthly utilities needed for household.  If all 
utilities are included in the rent there is no utility al-
lowance.  This amount will vary by unit size and type of 
utilities. 
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VERY LOW-INCOME FAMILY:  Low-income fami-
lies whose annual income do not exceed 50% of the 
median family income for the area, as determined by 
the Secretary with adjustments for smaller and larg-
er families. [1937 Act]. 

 

VIOLENT CRIMINAL ACTIVITY:  Any illegal 
criminal activity that has as one of its elements the 
use, attempted use, or threatened use of physical 
force against the person or property of another. 

 

VOUCHER:  A document issued by a housing au-
thority to a family selected for admission to the 
Housing Choice Voucher Program.  This document de-
scribes the program and the procedures for housing 
authority approval of a unit selected by the family 
and states the obligations of the family under the 
program. 
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The St Cloud HRA does not discriminate on the basis of Color, Creed, Disability, Fa-
milial Status, Marital Status, National Origin, Race, Receipt of Public Assistance, 

Religion, Sex, or Sexual Orientation. 


