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WELCOME TO THE HOUSING CHOICE VOUCHER PROGRAM

“Good business, better communities.”

Thank you for choosing to participate in Cambridge Housing Authority’s Housing
Choice Voucher Program. This handbook provides owners with information on
the voucher program including an overview of the basics, a description of
owners' responsibilities and contact information for key CHA staff. Please keep
this handbook in a safe place, as it will come in handy when questions arise. This
handbook and great deal of additional information is available from the For

Property Owners section of CHA's website: www.cambridge-housing.org.

Departmental Overview

As a participant in Cambridge Housing Authority’s Housing Choice Voucher
Program, you will interact with the Leased Housing Department, located at 675
Massachusetts Avenue, in Central Square. Here is contact information for

Leased Housing staff:

Director of Leased Housing:

e AngelicaBenzan abenzan@cambridge-housing.org EXT 407

Deputy Director:

e YuenTing Tang ytang@cambrigde-housing.org EXT 409

Senior Leasing Officer:

e Farita Mcpherson fmcpherson@cambridge-housing.org EXT 419
e Claire Edouard cedouard@cambridge-housing.org EXT 269



http://www.cambridge-housing.org/For-Property-Owners.aspx

Leasing Officer II:

e John Cassama jcassama@cambridge-housing.org EXT418
e Christopher Gero cgero@cambridge-housing.org EXT 405

e LuisA.Cruz lcruz @cambrigde-housing.org EXT 335

e Joycelyn Hollis jhollis@cambrigde-housing.org EXT 313

e Kunthea Ly kly@cambridge-housing.org

e Maftina Wiliams mwilliams@cambridge-housing.org EXT 270

Lease Officer I:

e Catherine Scrive cscrive@cambridge-housing.org EXT 416

This staff is responsible for the administration of over 3,000 subsidies throughout
the City of Cambridge and surrounding communities. At fimes the office is quite

busy and it can be difficult to meet with a staff person on a “walk-in" basis.

For this reason, you are encouraged to contact the staff by phone whenever
possible at 617-497-4040 or by email. We have a voice mail system and you will

receive a response. If you do not, you should direct complaints to either the

Director or Deputy Director.

e What is the Housing Choice Voucher Program?

The Housing Choice Voucher Program provides Federal subsidies to cover a
portion of the rent for privately owned apartments leased by low-income

families.

e What type of housing is eligible under the Housing Choice Voucher
program?

Any type of rental housing (apartments, condominiums, houses, etc.) may be
eligible providing that it meets Housing Quality Standards (HQS) to assure that

it is safe and sanitary.



e How is the rent determined?

The rent for your apartment is negotiated between you and the tenant.
Although there is no maximum rent limit, an owner is expected to charge a
reasonable market rent for the unit based upon its size, location, and
amenities. CHA maintains a database of market rents for every Cambridge

neighborhood to ensure that rents charged are reasonable.

Generally, the apartment rent should be below the City’'s Payment Standard,
so that the tenant’s rent will remain at about 30% of their monthly income.
Cambridge Payment Standards are available online from the Payment

Standards & Utility Rates page in the For Property Owners section of CHA's

website.

However, if the rent charged by the owner exceeds the payment standard,
then the tenant's portion of the rent maybe 30% of their income plus the

difference between the rent charged and the Payment Standard.

If your unit is not in Cambridge the CHA will apply the Payment Standard
determined by your city’'s local Housing Authority. A complete list of
Massachusetts Housing Authorities is available online from the U.S.
Department of Housing and Urban Development (HUD):

www.hud.gov/offices/pih/pha/contacts/states/ma.cfm.

e |s alease necessary?

An initial lease must be signed between you and the tenant, for a term of
one year. Typically, the lease renews each year after the initial one-year
period. After the first year you and your tenant may opt for a month-to-

month renewal. You and your tenant must determine the terms of renewal at


http://www.cambridge-housing.org/For-Property-Owners/Fair-Market-Rents-and-Utility-Rates.aspx
http://www.cambridge-housing.org/For-Property-Owners.aspx
http://www.cambridge-housing.org/Home.aspx

the start of the second term of the lease. CHA must be notified in writing of

the new lease terms.

CHA provides the lease for you and the tenant to execute. This standard
lease is a neutral document, prepared by the Section 8 Administrators
Association of New England. It is a one-year lease that renews each year
after the initial year unless you or the tenant gives written notice not to renew

the lease at least thirty (30) days prior to each year's anniversary.

Fillable, electronic copies of the Lease and Lease Addendum are available

from the About Renting page in the For Property Owners section of CHA's

website or from CHA's Central Office at 675 Massachusetts Avenue in

Cambridge’s Central Square.

Owners may substitute their own lease in place of the CHA'’s as long as the

CHA's Legal Department approves it before it is signed.

e How do owners get paid?

The Cambridge Housing Authority will execute a Housing Assistance Payment
(HAP) Contract with you that runs for the same period as your lease. This
confract requires that the Housing Authority pay its portion of the monthly
rent. The payment is prompt, and is directly deposited info your bank

account each month once the HAP and tenant lease are executed.

The tenant is responsible for paying their portion of the rent directly to you
each month. If they fail to pay their portion in a fimely fashion, just like with

any tenant, you may evict for non-payment of rent.


http://www.cambridge-housing.org/For-Property-Owners/About-Renting.aspx
http://www.cambridge-housing.org/For-Property-Owners.aspx
http://www.cambridge-housing.org/Home.aspx
http://www.cambridge-housing.org/About-the-CHA/Departments/Legal.aspx

e Can owners collect a security deposit?

Yes, owners often require a security deposit. This deposit may not exceed
one month’s rent, nor may it exceed amounts collected from other tenants in
the building.

If a deposit is collected, both parties must notify the Housing Authority of the

amount, and the amount should be indicated on the lease.

Additionally, the owner must comply with Massachusetts Law with respect to
security deposits. The owner must pay interest on the deposit, provide written
notification of damages and report any deductions taken from the deposit.
Tenants not the CHA, are completely responsible for damages to the

apartment beyond reasonable wear and tear.

e How do owners request rent increases?

As of 2/1/2010 many owners will automatically receive increases determined
using HUD's Annual Adjustment Factor (AAF). Owners will automatically
receive the AAF increase, regardless of whether or not they request one as
long as the increase will not result in a confract rent that exceeds the
Payment Standard. These increases should not affect the amount of rent that

the tenants pay. The AAF is posted in the Payment Standards & Ufility Rates

page of the For Property Owners section of CHA’s website.

You can request additional rental increases each year as long as the
increase request is sent in writing to the tenant and the CHA, thirty (30) days
prior to the HAP and lease renewal date. The tenant has the right to accept,
decline or negotiate the rental increase. Rent increase requests are reviewed

by CHA's inspectors.


http://www.cambridge-housing.org/For-Property-Owners/Fair-Market-Rents-and-Utility-Rates.aspx
http://www.cambridge-housing.org/For-Property-Owners.aspx
http://www.cambridge-housing.org/Home.aspx

CHA inspectors use CHA's market data and the apartment’s condition,
amenities and location to determine whether or not the increase request is
reasonable. If the inspectors decide that the request is reasonable it is
granted upon verification that the tenant and owner all agree to the

increase. The increase is effective on the first day of the new contract year.

If the inspectors think that the increase is too big, you have the opportunity to
negotiate an acceptable increase with the CHA. If the you won't negotiate
the size of the increase and CHA doesn't agree that the increase is
reasonable, you may decide, just like with any tenant, not to renew the lease
when it expires (provided you give the tenant and CHA appropriate written

notice of your intfent not to renew).

Who selects tenants and enforces the lease?

Except for the fact that the Housing Authority contracts to pay a portion of
the rent, your relationship with your tenant is nearly identical to any market

tenant/owner relationship.

Specifically, the owner is responsible for tenant selection, rent collection,

property management and if necessary, eviction proceedings.

If you are having issues with a tenant please notify them in writing and send a
copy of the notice to the tenant’s Leasing Officer. If they do not respond or
you are unable to resolve the issue please call the Leasing Officer. CHA is not
the landlord, but we can often help tenants understand the long-term

implications of not complying with their lease.



INSPECTING APARTMENTS

Once each year or biennially, you and the tenant will receive nofification from
your assigned inspector that your apartment is due for a Housing Quality
Standards (HQS) inspection. This notice will be well in advance of the actual
appointment and will provide you with a specific date and a fime range in
which to expect the inspector. If you would like to be present for the inspection,
please be sure to mark your calendar with the correct date and time. Even
more importantly, make sure your tenant will be home. Continued receipt of
Housing Assistance Payments from CHA is dependent on your apartment

passing inspection.

The primary purpose of this inspection is to verify that you and your tenant are
maintaining the apartment as required by the program. For instance, if the
inspector feels that the tenant caused damage which is determined to be
“beyond reasonable wear and tear”; it will be noted and could result in their

termination from the Housing Choice Voucher Program.

Remember that it is your responsibility to maintain the building.  If the problem is
dangerous or life threatening, it is recommended that you also contact
Inspectional Services Department here in Cambridge. Their number is (617) 349-
6100.

If it is determined that you are not maintaining the apartment or premises as
required in the lease and/or by law, the inspector will notify you in writing of the
required work and provide a time frame for the work to be completed. If you
fail to make the required repairs, CHA may abate money from the monthly HAP

check, decrease the total rent that we pay for the apartment each month, or



remove the apartment from the program altogether. CHA strongly discourages

tenants from withholding any rent due to physical deficiencies.

MOVING

After you sign the lease with the tenant, the tenant must remain in the
apartment for the first year. However, you may evict for non-payment of rent or

“other good cause”.

As you approach the anniversary of the lease, you both need to make a
decision. If the lease renews on a “year-to-year” basis and the tenant wishes to
move, they must provide the owner with written notice at least one (1) calendar
month prior to the lease anniversary date. It is recommended that any notice
to the owner be sent certified/return receipt mail and that a copy of the notice,
as well as evidence of delivery, be provided to CHA. If the tenant misses this

window of opportunity, the lease will renew for another year.

If the lease renews on a “*month-to-month” basis, there is still the requirement for
a written notice of one (1) calendar month. However, if you both miss the
anniversary, the lease renews on a month-to-month basis only. This will allow the

tenant to provide written notice for any subsequent month.

In addition to providing notice after the first year, it may be possible to get the
tenant to sign a Mutual Termination Agreement. This simple to complete form is

available at CHA's Central Office, as well as the About Renting page in the For

Property Owners section of CHA's website. Once filled out and signed, the

Mutual Termination Agreement should be returned to the tenant’s Leasing
Officer.


http://www.cambridge-housing.org/For-Property-Owners/About-Renting.aspx
http://www.cambridge-housing.org/For-Property-Owners.aspx
http://www.cambridge-housing.org/Home.aspx

Once a Notice to Quit or Mutual Termination Agreement is provided to the
Leasing Officer, a new voucher will be given to the tenant. Please note
however, that the Leasing Officer will be unable to issue a new voucher if the

tenant owes any money for back rent or damages.

EVICTIONS

It is important to understand that being a participant of the Housing Choice
Voucher Program does not protect tenants from eviction for fault or good
cause. If the tenant violates the provisions of your lease, you can evict. In order

to evict you must of course, comply with Massachusetts Law.

There are two common avenues towards eviction:

e 14-Day Notice: This notice is only served if the tenant has failed to pay his
share of the rent as required by the lease.

e 30-Day Notice: This notice is served for any reason other than nonpayment of
rent.

In each case, the next notice forwarded is a Summary Process Complaint that
lists the time, date, and location of a court hearing regarding the pending

eviction.

FREE APARTMENT LISTING

CHA offers owners a free listing service to advertise vacant apartments in and
around Cambridge. Please call (617) 497-4040 to add an apartment to our free

listing service.



Cambridge Housing provided
STANDARD LEASE
FOR SECTION 8 VOUCHER PARTICPANT & OWNER

THE CHA is unable to provide payment to owner unless tenant and owner sign and execute the
attached lease or if the owner wishes to use their own lease please send copy of the intended lease
prior to signing with tenant to the Director of Leased Housing for approval

The parties to this Agreement are:

(referred to herein as Landlord or

Owner) and

(referred to herein as Tenant) for

the following dwelling unit:

, Massachusetts
A. TERM:
The term of this lease is 1 year, beginning on 20 and
continuing through 20 or until and unless there is an

earlier termination pursuant to the terms and conditions of this Lease.

This Lease shall automatically self-extend from year to year under the same terms and
conditions as the initial Lease and shall continue in full force and affect from year to year after
the expiration of the initial term of this Lease, unless and until either the Landlord or the
Tenant gives the other party 30 days prior written notice of intention to terminate this Lease
on the last day of the initial term or the last day of any extended term. In the event that either
party elects to terminate this Lease, a copy of the written notice of intention the Lease shall be
provided by said party to the Housing Authority.

B. RENT:

1. The Contract Rent (the total monthly rent payable to the Landlord during this term of the
Lease) is $ , which rent is due and payable on or before the first day of every
month in advance.

2. *The portion of the Contract Rent payable by the Tenant (“tenant rent”) shall be an amount
determined by the PHA in accordance with HUD regulations and requirements. The amount
of the tenant rent is subject to change as determined by the PHA during the term of the Lease.
Any change in the amount of the tenant rent will be stated in a written notice by the PHA to
the Tenant and the Landlord, stating the new amount and the effective date of the change.

3. *The tenant rent as determined by the PHA is the maximum amount the Landlord can require
the Tenant to pay as rent for the dwelling unit, including all services, maintenance and utilities
to be provided by the Landlord in accordance with this Lease.

4. *Each month, the PHA will pay a housing assistance payment to the Landlord on behalf of the
1



C.

D.

E.

G.

Tenant Family in accordance with the Housing Assistance Payments Contact. The monthly
housing assistance payment is the difference between the Contract Rent and the tenant rent.

SECURITY DEPOSIT:

1. *The Tenant has deposited $ with the Landlord as a security deposit. The Landlord
will comply with Massachusetts law and HUD regulations regarding security deposits from a
Tenant, and shall not collect a security deposit which is more than the maximum amount
permitted under the regulations.

2. *The landlord will hold the security deposit during the period the Tenant Family occupies the
dwelling unit under the lease. The landlord shall comply with State and local laws regarding
interest payments on security deposits. Landlord understands that Mass. General Law chapter
186 shall apply to all security deposits taken hereunder.

3. *After the Tenant Family has moved from the dwelling unit, the Landlord may (subject to State
and local law) use the security deposit, including any interest on the deposit, as
reimbursement for any unpaid tenant rent or other amounts which the Tenant owes under the
Lease. The Landlord will give the Tenant a written list of all items charged against the
security deposit and the amount of each item. After deducting the amount used as a
reimbursement o the Landlord, the Landlord shall promptly refund the full amount of the
balance to the Tenant.

HOUSING ASSISTANCE PAYMENTS CONTRACT:

The Landlord will enter into a Housing Assistance Payments Contract (“Contract”) with a
Public Housing Agency (“PHA”) under the Section 8 Rental Voucher Program of the U.S.
Department of Housing and Urban Development. Under the Contract, the PHA will make
housing assistance payments to the Landlord to assist the Family, of which the Tenant is the
representative, to lease the dwelling unit from the Landlord.

CONFLICT WITH OPTHER PROVISIONS OF LEASE:

In case of any conflict between the starred * provisions of the Lease or the attached Lease
Addendum (Form HLD 52641-A) and any other provisions of the Lease, the provisions of
said starred provisions and attached Lease Addendum shall prevail.

TERM OF LEASE:

The term of the Lease shall begin on and shall continue until (1) a termination
of the lease by the landlord in accordance with the provisions of this lease, (2) a termination
of the lease by the tenant in accordance with the lease or by mutual agreement during the term
of the lease, or (3) a termination of the Contract by the PHA. See also OWNER
TERMINATION NOTICE (Paragraph L. herein below) for “Opt-Out” or “Expiration”, as
well as LEASE ADDENDUM (Paragraph 8).

UTILITIES AND APPLIANCES



The landlord shall provide and pay for the following utilities, as indicated below under
landlord. Tenant shall pay for utilities indicated below under tenant.

(Please specify under the appropriate column the person who will pay for the utility, and/or
the utility type.)

Landlord Tenant
(LESSOR) (LESSEE)
Electricity
Cooking (specify type)
Heat (specify type)
Hot water

Garbage Collection
Trash Removal
Refrigerator

Range

Water

The Tenant agrees not to unreasonably waste any fuel or utility service provided by the
Landlord.

H. OCCUPANTS:

I.

THE Landlord and Tenant agree that the only persons authorized to occupy the premises are
as listed below:

The parties agree that no other persons will be allowed to occupy said premises unless specific
approval is granted by both the Landlord and the Housing Authority. The Tenant hereby
represent sand agrees that the persons listed as occupants herein are also listed with the
Housing Authority on the Application and/or the most recently updated Continued Occupancy
Form.

LANDLORD AGREES:

1. *To maintain the dwelling unit, equipment and appliances, and common areas and facilities, to
provide decent, safe and sanitary housing in accordance with the housing quality standards (24
CFR Section 982.401) for the Section 8 Rental Voucher Program, including the provision of all
the services, maintenance and utilities set forth in the Lease, and to comply with Chapter II of the
Massachusetts State Sanitary Code.

2. To complete repairs by dates specified in notice by the Section 8 Housing Assistance
Payments Program.



3. Not to discriminate against the Tenant Family in the provision of services in any manner, on
the grounds of age, race, color, creed, religion, sex, handicap, or national origin.

4. Not to enter the dwelling unit except to inspect the premises, make repairs, or show the unit to
a prospective mortgage, insurer, tenant, or purchaser. The Landlord will contact the Tenant
before such an entry so as not to unreasonably disturb the Tenant, who will not be
unreasonable in denying entry. Only in case of an emergency may entry be made without
prior consent. If such emergency entry is made, the Tenant shall be notified.

TENANT AGREES:

. To pay the Tenant Rent on the first day of each month unless otherwise agreed by the
Landlord.

2. To maintain the premises in a clean, sanitary and neat condition, free of garbage and rubbish,
and at all times comply with the provisions of HUD Housing Quality Standards and Chapter II of
the Massachusetts State Sanitary Code, and the requirements of the Housing Authority.

3. To make no alteration, addition or improvement in or to the dwelling unit without prior written
consent from the Landlord. Such consent shall not be unreasonably withheld, but may be
conditioned upon Tenant’s agreeing to restore the dwelling unit to its prior condition before
moving out.

4. Not to allow on the property or premises any disorderly conduct, excessive noise or other
activity which disturbs the peace and quiet of other residents or tenants in the building, and to
refrain from any conduct, action, inaction or omission which is detrimental to the safety
cleanliness and care of the property.

5. To use the dwelling unit solely for residence by the Tenant, and as the principal place of
residence, and shall not assign the Lease or transfer the unit or sublet the premises.

6. Not to permit the leased premises to be occupied by anyone except those individuals
specifically named as household members on the Housing Assistance Program application
Guests may be accommodated, for reasonable short periods of time, provided said occupancy
is
authorized by the Landlord, and in accordance with the regulations of the U.S. Department of
Housing and Urban Development, the provisions of the Housing Assistance Payments contract
and the policies of the Housing Authority.

7. To vacate the premises at the expiration of the Lease, remove all personal belongings, return
the keys to the Landlord and leave the premises as clean and in as good condition as he found
them (normal wear and tear excepted).

To allow the Housing Authority and/or Landlord to inspect the dwelling unit at reasonable
times and after reasonable notice.

8. To be responsible for and pay all damages beyond normal wear and tear.

9. That parking is NOT allowed on the premises or property without the Landlord’s express
4



written permission.

10. That no cats, dogs, birds or other animals may be kept in the apartment or on the premises or
property without the Landlord’s express written permission, which permission is subject to
revocation if the Landlord has reason to revoke said permission because of problems
resulting
from said pet.

11. That the Tenant is responsible for the actions, conduct and behavior of any and all family
members, co-tenants, friends, guests, relatives, visitors or any other persons who are invited
or allowed on the premises or property. Failure to properly regulate any of the above persons
will subject the Tenant to eviction and/or costs for damages, expenses or other losses.

12. That the Tenant may NOT change or replace locks or add new locks without the Landlord’s
permission, and whenever a lock is changed, replaced or added, the Tenant must immediately

give the Landlord a duplicate key.

13. That the Tenant shall exercise reasonable care to avoid damage to all equipment, fixtures,
materials, utilities, floors, ceilings, walls, windows, plumbing and appliances in the premises
including, but not limited to, reporting to the Landlord leaks, damage and other problems
with the property which could create damage thereto and also including sufficient heat to the
premises (if the Tenant is required to supply heat hereunder) to avoid damage, expense, or
jeopardy to the property.

14. That the Tenant will not do anything to destroy or negate the good appearance of the property
including, but not limited to, hanging anything outside the apartment.

15. That the Tenant will not place, maintain, or allow to remain any object or item on the
stairways, passageways, or hallways in or around the building, or in any way obstruct,
impede or impair any exit, egress or fire safety device, or violate any federal, state or local
laws, regulations, ordinances or by-laws relating to occupancy, health or safety.

16. That the Tenant will not use or allow the premises to be used for any illegal or

improper
purpose or in any way which violates federal, state or local statutes, laws, regulations

or
ordinances relating to any criminal or penal law, code, sanctions or enforcement.

K. DESTRUCTION OF PREMISES:

If the premises are rendered uninhabitable by fire, flood or other natural disaster during the
term of this agreement, this agreement is thereupon terminated.

L. OWNER TERMINATION NOTICE:

Not less than 90 calendar days before a termination of a Tenant-based HAP contract because
of an opt-out or expiration, the owner must provide written notice of the termination to the
HUD field office, the HA and the family. The owner’s notice must specify the reasons for the
termination. The notice must contain sufficient detail to enable to HUD field office to evaluate
whether the termination is lawful and whether there are additional actions that can be taken by
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HUD to avoid the termination. The owner’s notice must state that the owner and the HA may
agree to a renewal of the HAP contract, thus avoiding the termination. (See CFR §982.455.)

“Opt-out” is allowed for “other good cause” as set forth in Paragraph 8 of the Lease
Addendum. “Opt-out” for “other good cause” and “expiration” of Lease (e.g. owner’s refusal
to renew Lease for “other good cause”) require a 90 day notice before termination.

Owner may terminate the tenancy for “grounds” (not including “other good cause™) as set
forth in Paragraph 8 of the Lease Addendum in accordance with the provisions of
Massachusetts state law.

M. ADDITIONAL PROVISIONS:
If any, they should be attached, initialed and dated by both parties, and be part of this Lease.

N. CHANGES:

No changes or additions to this Lease shall be made except by written agreement between the
Landlord and Tenant. This Lease and the Lease Addendum and any other attachments
represent the entire agreement between Landlord and Tenant.

O. LEASE ADDENDUM:

The attached Lease Addendum, (Form HUD 52641-A) which is annexed hereto is hereby
incorporated herein and made a part hereof. If there is any conflict between any of the
provisions of this Lease and the provisions contained in aid Lease addendum, the provisions
of the Lease Addendum (Form HUD 52641-A) shall prevail and take precedence over any
other such provisions.

P. BREACH OF LEASE:

Landlord and Tenant understand that violation of any of the terms of this Lease may be
considered a breach of said Lease, which breach may result in termination of the Lease.

WHEREOF, we the undersigned agree to this Lease, by signing three copies (one to be kept by the
Landlord, one by the Tenant and one by the Housing Authority).

LANDLORD TENANT
Print/type name of Landlord Print/type name of Tenant
Signature Signature
Date of signature Date of signature



Address Address

Telephone Telephone



Tenancy Addendum U.S. Department of Housing OMB Approval No. 2577-0169

Section 8 Tenant-Based Assistance
Housing Choice Voucher Program
(To be attached to Tenant Lease)

and Urban Development (exp.9/30/2010)
Office of Public and Indian Housing

1. Section 8 Voucher Program

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

b.  The owner has entered into a Housing Assistance
Payments Contract (HAP contract) with the PHA
under the voucher program. Under the HAP

contract, the PHA will make housing assistance 5

payments to the owner to assist the tenant in
leasing the unit from the owner.

2. Lease

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

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

3. Useof Contract Unit

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

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

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

family. 6.

d. Thetenant may not sublease or let the unit.
e.  Thetenant may not assign the lease or transfer the
unit.

4. Rent toOwner

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

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

During the term of the lease (including the initial

term of the lease and any extension term), the rent

to owner may at no time exceed:

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

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

Family Payment to Owner

a

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

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

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

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

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

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

Other Feesand Charges

a

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

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

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

a

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

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

Utilities and appliances
(1) The owner must provide al utilities needed
to comply with the HQS.

(2) The owner is not responsible for a breach of
the HQS caused by the tenant’ s failure to:
(@ Pay for any utilities that
are to be paid by the
tenant.

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

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

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

8. Termination of Tenancy by Owner

a

Requirements. The owner may only terminate

the tenancy in accordance with the lease and

HUD requirements.

Grounds. During the term of the lease (the initial

term of the lease or any extension term), the

owner may only terminate the tenancy because

of:

(1) Serious or repeated violation of the
lease;

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

(3) Crimina activity or acohol abuse (as
provided in paragraph c); or

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

Criminal activity or alcohol abuse.

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

(@ Any crimina activity that
threatens the health or safety of,
or the right to peaceful
enjoyment of the premises by,
other residents (including

property management staff
residing on the premises);
(b) Any criminal activity that
threatens the health or safety of,
or the right to peaceful
enjoyment of their residences by,
personsresiding in the
immediate vicinity of the
premises;
(c) Any violent crimina activity on
or near the premises; or
(d) Any drug-related criminal
activity on or near the premises.
(2) The owner may terminate the tenancy
during the term of the lease if any member
of the household is:

(@) Fleeingto avoid prosecution, or
custody or confinement after
conviction, for acrime, or
attempt to commit a crime, that
isafelony under the laws of the
place from which the individual
flees, or that, in the case of the
State of New Jersey, isahigh
misdemeanor; or

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

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

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

Other good cause for termination of tenancy

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

(2) During the initial lease term or during any
extension term, other good cause includes:
(@ Disturbance of neighbors,
(b) Destruction of property, or
(c) Living or housekeeping
habits that cause damage to
the unit or premises.
(3) After theinitia lease term, such good cause
includes:

(@ Thetenant'sfailureto accept the
owner’s offer of anew lease or
revision;
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(b) Theowner'sdesireto usethe
unit for personal or family use or
for a purpose other than use as a
residential rental unit; or

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

e. Protectionsfor Victims of Abuse.

@

@

©)

An incident or incidents of actual or
threatened domestic violence, dating
violence, or stalking will not be
construed as serious or repeated
violations of the lease or other “good
cause” for termination of the
assistance, tenancy, or occupancy
rights of such avictim.

Criminal activity directly relating to
abuse, engaged in by amember of a
tenant’ s household or any guest or
other person under the tenant’s
control, shall not be cause for
termination of assistance, tenancy, or
occupancy rightsif the tenant or an
immediate member of the tenant’s
family isthe victim or threatened
victim of domestic violence, dating
violence or stalking.

Notwithstanding any restrictions on
admission, occupancy, or
terminations of occupancy or
assistance, or any Federal, State or
local law to the contrary, a PHA,
owner or manager may “bifurcate” a
lease, or otherwise remove a
household member from alease,
without regard to whether a
household member is a signatory to
the lease, in order to evict, remove,
terminate occupancy rights, or
terminate assistance to any
individual who is atenant or lawful
occupant and who engages in
criminal acts of physical violence
against family members or others.
This action may be taken without
evicting, removing, terminating
assistance to, or otherwise penalizing
the victim of the violence who is also
atenant or lawful occupant. Such
eviction, removal, termination of
occupancy rights, or termination of
assistance shall be effected in
accordance with the procedures
prescribed by Federal, State, and

f.

4

©)

(6)

)

local law for the termination of
|eases or assistance under the
housing choice voucher program.

Nothing in this section may be
construed to limit the authority of a
public housing agency, owner, or
manager, when notified, to honor
court orders addressing rights of
access or control of the property,
including civil protection orders
issued to protect the victim and
issued to address the distribution or
possession of property among the
household membersin cases where a
family breaks up.

Nothing in this section limits any
otherwise available authority of an
owner or manager to evict or the
public housing agency to terminate
assistance to atenant for any
violation of alease not premised on
the act or acts of violencein question
against the tenant or a member of the
tenant’ s household, provided that the
owner, manager, or public housing
agency does not subject an

individual who is or has been a
victim of domestic violence, dating
violence, or stalking to amore
demanding standard than other
tenants in determining whether to
evict or terminate.

Nothing in this section may be
construed to limit the authority of an
owner or manager to evict, or the
public housing agency to terminate
assistance, to any tenant if the owner,
manager, or public housing agency
can demonstrate an actual and
imminent threat to other tenants or
those employed at or providing
service to the property if the tenant is
not evicted or terminated from
assistance.

Nothing in this section shall be
construed to supersede any provision
of any Federal, State, or local law
that provides greater protection than
this section for victims of domestic
violence, dating violence, or
stalking.

Eviction by court action. The owner may only
evict the tenant by a court action.
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Owner notice of grounds

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

religion, sex, national origin, age, familial status or
disability in connection with the lease.

14. Conflict with Other Provisionsof L ease

included in or combined with any owner

eviction notice.

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

the owner notifies the tenant.

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

law.

9. Lease Relation to HAP Contract

If the HAP contract terminates for any reason, the lease

terminates automatically.

10. PHA Termination of Assistance
The PHA may terminate program assistance for the

family for any grounds authorized in accordance with

HUD requirements. If the PHA terminates program
assistance for the family, the lease terminates
automatically.

11. Family Move Out

The tenant must notify the PHA and the owner before the

family moves out of the unit.

a

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

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

15. Changesin Leaseor Rent

a

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

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

12. Security Deposit

a

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

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

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

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.

13. Prohibition of Discrimination

In accordance with applicable equal opportunity statutes,
Executive Orders, and regulations, the owner must not
discriminate against any person because of race, color,

HAP contract with the owner:
(1) If there are any changes in

requirements governing tenant or owner
responsibilities for utilities or appliances;

(2) If there are any changes in lease provisions

governing the term of the lease;

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

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

paragraph b.

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

HUD requirements.

16. Notices

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

by the owner to the tenant must be in writing.

17. Definitions

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

Family. The persons who may reside in the unit with
assistance under the program.
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HAP contract. The housing assistance payments
contract between the PHA and the owner. The PHA pays
housing assistance payments to the owner in accordance
with the HAP contract.

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

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

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

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

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

PHA. Public Housing Agency.

Premises. The building or complex in which the contract
unit islocated, including common areas and grounds.
Program. The Section 8 housing choice voucher
program.

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

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

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

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