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INTRODUCTION

This policy was developed and adopted by the Commissioners of the Housing Authority of Bergen 
County, hereinafter referred to as the Authority, to comply with the Civil Rights Act of 1964, the 
Quality Housing and Work Responsibility Act of 1998, the Violence Against Women Act of 1994, 
and the rules and regulations promulgated by the U.S. Department of Housing and Urban 
Development, hereinafter referred to as HUD. 
 
This policy outlines HUD regulations and establishes discretionary policies and procedures for use 
by this Authority. 
 
This policy is intended to promote an environment utilizing a broad range of incomes within the 
lower income limits and which is based on non-discrimination on the basis of race, color, creed, 
national origin, age, sex, handicap, or political beliefs. 
 
MISSION STATEMENT

“Our mission is to serve low and moderate income populations in our jurisdiction by increasing and 
maintaining the supply of sound, affordable housing and by providing encouragement and 
assistance to improve the quality of life.” 
 

The goals and objectives of the Authority are to: 
 

1. Implement the mission statement; 
2. Provide safe housing to our clients; 
3. Promote efficient management/maintenance of our properties and other housing 

programs; 
4. Develop and construct housing for low/moderate income families; 
5. Develop alternate financing to assist families to purchase their own homes; 
6. Publicize the Authority; 
7. Educate the public on services provided by the Authority; 
8. Have a satisfying and productive work environment; 
9. Conduct effective hiring; and 
10. Promote team building within the Authority and the general population. 
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DEFINITION OF TERMS

Adjusted Income
The term >adjusted income= means, with respect to a family, the amount of income of the 
members of the family residing in a dwelling unit or the persons on a lease, after any income 
exclusions as follows: 
 

A. Unreimbursed Medical Expenses, anticipated to incur in the next 12 months, for all
household members, in excess of 3% of annual income, for households whose head, 
spouse, or co-head is 62+ years of age or disabled 

 
B. Unreimbursed Disability Assistance Expenses, anticipated to incur in the next 12 months 

for the cost of attendant care and/or auxiliary apparatus for disabled family members that 
exceed 3% of annual income if such expense: 
 

a. Enable one or more family members to work, including the disabled family 
member; 

b. Are not paid to a family member living in the unit; and 
c. Don’t exceed the earned income of the household member enabled to work 

 
C. Earned income of family members who are minors (less than 18 years of age) and not the 

head of the household or the spouse of the head of household.  
 

D. Earnings in excess of $480 for each full-time student 18 years or older (excluding the head 
of household and spouse). 
 

E. The family receives an allowance of $480 for each family member who is 1) under 18 years 
of age, 2) a person with disabilities who is not the head, spouse, or co-head, or 3) a full-
time student. 
 

F. Lifeline benefits for SSI recipients will not be included in annual income. 
 

Annual Income
Annual income means all amounts, monetary or not, that go to or are on behalf of, the family head 
or spouse (even if temporarily absent) or to any other family member, or all amounts anticipated 
to be received from a source outside the family during the 12-month period following admission or 
annual re-examination effective date.  Annual income means all amounts that are not specifically 
excluded by regulation.  
 

A. Income includes, but is not limited to: 
 

a. The full amount, before any payroll deductions, of wages and salaries, overtime pay, 
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commissions, fees, tips and bonuses and other compensation for personal services; 
 

b. The net income from operation of a business or profession (for this purpose, expenditures 
for business expansion or amortization of capital indebtedness shall not be used as 
deductions in determining net income.  An allowance for depreciation of assets used in a 
business or profession may be deducted, based on straight line depreciation, as provided in 
Internal Service regulations.  Any withdrawal of cash or assets from the operation of a 
business or profession will be included in income, except to eh extent the withdrawal is 
reimbursement of cash or assets invested in the operation by the family;  

 
c. Interest, dividends, and other net income of any kind from real or personal property. 

Expenditures for amortization of capital indebtedness shall not be used as a deduction 
indetermining net income. An allowance for depreciation is permitted only as 
authorized in paragraph (b) of this section. Any withdrawal ofcash or assets from an 
investment will be included in income, except to the extent the withdrawal 
isreimbursement of cash or assets invested by the family. Where the family has net 
family assets in excess of$5,000, annual income shall include the greater of the actual 
income derived from net family assets or a percentage of the value of such assets 
based on the current passbook savings rate, asdetermined by HUD; 

 
d. The full amount of periodic payments received from social security, annuities, insurance 

policies, retirement funds, pensions, lotteries, disability or death benefits, and other 
similar types of periodic receipts, including a lump-sum payment for the delayed start 
of a periodic payment  

 
e. Payments in lieu of earnings, such as unemployment, worker's compensation, and 

severance pay 
 

f. Welfare Assistance. 
i. Welfare assistance received by the household. 

 
ii. The amount of reduced welfare income that is disregarded specifically because 

the family engaged in fraud or failed to comply with an economic self-sufficiency 
or work activities requirement. 
 

iii. If the welfare assistance payment includes an amount specifically designated for 
shelter and utilities that is subject to adjustments by the welfare assistance 
agency in accordance with the actual cost of shelter and utilities, the amount of 
welfare income to be included as income shall consist of: 
 

iv. The amount of the allowance or grant exclusive of the amount specifically 
designated for shelter or utilities; plus 
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v. The maximum amount that the welfare assistance agency could in fact allow the 
family for shelter and utilities. If the family's welfare assistance is ratably 
reduced from the standard of need by applying a percentage, the amount 
calculated under this paragraph shall be the amount resulting from one 
application of the percentage; 

 
vi. Periodic and determinable allowances, such as alimony and child support 

payments, and regular contributions or gifts received from persons not residing 
in the dwelling; and 

 
vii. All regular pay, special pay, and allowances of a member of the Armed Forces 

(whether or not living in the dwelling) who is head of the family, spouse, or 
other person whose dependents are residing in the unit. 

 
B. Income does not include: 
 

a. Income from employment of children (including foster children) under the age of 18 
years; 

b. Payments received for the care of foster children or foster adults (usually individuals 
with disabilities, unrelated to the tenant family, who are unable to live alone); 

c. Lump-sum additions to family assets, such as inheritances, insurance payments 
(including payments under health and accident insurance and worker's compensation), 
capital gains, and settlement for personal or property losses; 

d. Amounts received by the family that are specifically for, or in reimbursement of, the 
cost of medical expenses for any family member; 

e. Income of a live-in aide (as defined by regulation); 
f. The full amount of student financial assistance paid directly to the student or to the 

educational institution; 
g. The special pay to a family member serving in the Armed Forces who is exposed to 

hostile fire; 
h. Amounts received under training programs funded by HUD; 

i. Amounts received by a person with disabilities that are disregarded for a limited 
time for purposes of Supplemental Security Income eligibility and benefits 
because they are set aside for use under a Plan to Attain Self Sufficienty (PASS); 

ii. Amounts received by a participant in other publicly assisted program which are 
specifically for or in reimbursement of out-of-pocket expenses incurred (special 
equipment, clothing, transportation, child care, etc.) and which are made solely 
to allow participation in a specific program; 

iii. A resident service stipend. This is a modest amount (not to exceed $200 per 
month) received by a resident for performing a service for the owner, on a part-
time basis, that enhances the quality of life in the development. This may 
include, but is not limited to fire patrol, hall monitoring, lawn maintenance, and 
resident initiatives coordination and serving as a member of the PHA’s governing 
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board. No resident may receive more than one such stipend during the same 
period of time; or 

iv. Incremental earnings and benefits resulting to any family member from 
participation in qualifying state or local employment training programs 
(including training programs not affiliated with a local government) and training 
of a family member as resident management staff. Amounts excluded by this 
provision must be received under employment training programs with clearly 
defined goals and objectives, and are excluded only for the period during which 
the family member participates in the employment training program. 

i. Temporary, nonrecurring, or sporadic income (including gifts) 
j. Reparations payments paid by a foreign government pursuant to claims filed under the 

laws of that government by persons who were persecuted during the Nazi era; 
k. Earnings in excess of $480 for each full-time student 18 years or older (excluding the 

head of household and spouse); 
l. Adoption assistance payments in excess of $480 per adopted child; 
m. Deferred periodic payments of supplemental security income and social security 

benefits that are received in a lump-sum payment or in prospective monthly payments; 
n. Amounts received by the family in the form of refunds or rebates under state or local 

law for property taxes paid on the dwelling unit; 
o. Amounts paid by a state agency to a family with a developmentally disabled family 

member living at home to offset the cost of services and equipment needed to keep the 
developmentally disabled family member at home; and 

p. Amounts specifically excluded by any other federal statute from consideration as 
income for purposes of determining eligibility or benefits under a category of assistance 
programs that includes assistance under the 1937 Act. A notice will be published in the 
Federal Register and distributed to PHAs identifying the benefits that qualify for this 
exclusion. Updates will be distributed when necessary. The following is a list of income 
sources that qualify for that exclusion: 
 

i. The value of the allotment provided to an eligible household under the 
Food Stamp Act of 1997 (7 U.S.C. 2017 (b)); 

ii. Payments to Volunteers under the Domestic Volunteer Services Act of 
1973 (42 U.S.C. 5044(g), 5058);  

iii. Payments received under the Alaska Native Claims Settlement Act (43 
U.S.C. 1626 (c)); 

iv. Income derived from certain sub marginal land of the United States that 
is held in trust for certain Indian tribes (25 U.S.C. 459e); 

v. Payments or allowances made under the Department of Health and 
Human Services’ Low-Income Home Energy Assistance Program (42 
U.S.C. 8624 (f)); 

vi. Payments received under programs funded in whole or in part under the 
Job Training Partnership Act (29 U.S.C. 1552 (b) – effective July 1, 2000 
references to Job Training Partnership Act shall be deemed to refer to 
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the corresponding provision of the Workforce Investment Act of 1998 
(29 U.S.C. 2931));  

vii. Income derived from the disposition of funds to the Grand River Bank of 
Ottawa Indians (Pub. L -94-540, 90 Stat. 2503-04); 

viii. The first $2000 of per capita shares received from judgment funds 
awarded by the Indian Claims Commission or the U.S. Claims Court, the 
interests of individual Indians in trust or restricted land, including the 
first $2000 per year of income received by individual Indians from funds 
derived from interest held in such trust or restricted lands (25 U.S.C. 
1407-1408); 

ix. Amounts of scholarships funded under title IV of the Higher Education 
Act of 1965, including awards under federal work-study program or 
under the Bureau of Indian Affairs student assistance programs (20 U.S.C. 
1087uu); 

x. Payments received from programs funded under Title V of the Older 
Americans Act of 1985 (42 U.S.C. 3056 (f)); 

xi. Payments received on or after January 1, 1989 from the Agent Orange 
Settlement Fund or any other fund established pursuant to the 
settlement in In Re Agent – product liability litigation, M.D.L. No. 381 
(E.D.N.Y.); 

xii. Payments received under the Maine Indian Claims Settle Act of 1980 (25 
U.S.C. 1721) 

 

Child Care Expense
Amounts anticipated to be paid by the Family for the care of children under 13 years of age during 
the period for which Annual Income is computed, but only where such care is necessary to enable 
a Family member to be gainfully employed or to further his or her education.  The amount 
deducted shall reflect reasonable charges for child care, and in the case of child care necessary to 
permit employment, the amount deducted shall not exceed the amount of income received from 
such employment. 
 
Dependent
A member of the Family household (excluding foster children) other than the Family head or 
spouse, who is under 18 years of age or is a Disabled Person or Handicapped Person or is a Full-
time Student. 
 
Disabled Person
A person who is disabled as defined in Section 223 of the Social Security Act, or in Section 102(5) of 
the Developmental Disabilities Services and Facilities Construction Amendment of 1970.(42 U.S.C. 
423 and 42 U.S.C. 2691 (1) respectively) and if determined to be disabled by a certified 
professional respectively).  
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A. Section 223 of the Social Security Act defines disability as: 
 

i. Inability to engage in any substantial gainful activity by reason of any medically 
determinable physical or mental impairment which can be expected to result in 
death or which has lasted or can be expected to last for a continuous period of not 
less than twelve (12) months; or 

 
ii. In the case of an individual who has reached age 55 and is blind (within the 

meaning of "Blindness" as defined in Section 416(I)(1) of the title.  Inability by 
reason of such blindness to engage in substantial gainful activity requiring skills or 
abilities equal to those of any gainful activity in which he/she has previously 
engaged with some regularity and over a substantial period of time. 

 
B. Section 102(5) of the Developmental Disabilities Services and Facilities Construction 

Amendments of 1970 defines disability as a disability attributable to mental retardation, 
cerebral palsy, epilepsy, or another neurological condition of an individual found by the 
Secretary of Health, Education and Welfare to be closely related to mental retardation or 
to require treatment similar to that required by mentally retarded individuals, which 
disability originates before such individual attains age eighteen, which has continued or can 
be expected to continue indefinitely, and which constitutes a substantial handicap to such 
individual. 

 
Displaced Family
A person or family who has been displaced by a governmental action or whose dwelling has been 
extensively damaged or destroyed as a result of a natural disaster or otherwise formally recognized 
disaster pursuant to Federal Relief Laws. 
 
Elderly Family
A family whose head or spouse (or sole member) is a person who is an Elderly, Disabled or 
Handicapped Person.  It may include two or more Elderly, Disabled or Handicapped Persons living 
together, or one or more such persons living with another person who is determined to be 
essential to their care or well being. 
 
Elderly Person
An elderly person is a household composed of one or more persons at least one of whom is 62 
years of age or more. 
 
Family
Two or more persons sharing residency whose income and resources are available to meet the 
family's needs and who are either related by blood, marriage, or operation of law, or have 
evidenced a stable family relationship; or an Elderly Family or Single Person as defined in this 
section; or the remaining member of a Participant family.   
 



Section 8 Housing Choice Voucher Program Administrative Plan 

H
ou

si
ng

A
ut

ho
ri

ty
of

Be
rg

en
Co

un
ty

11 

Full-time Student
A person is defined as a person who is attending school or vocational training on a full time basis.  
Earnings in excess of $480 for a full time student 18 years of age or older, excluding the head of 
household or spouse, are excluded from annual income.   The institution will define what full time 
means for its student population.  In verifying the status of full time students the enrollment status 
options include: 
 

a. Status letter indicating the following: 
 i. School name and address 

 ii. Dates of enrollment 
 iii. Total number of classes or credits attempted in a given quarter/semester 

b. Current school transcript 
c. Most recent grade report.    

 
A person who is carrying a subject load that is considered full-time for day students under the 
standards and practices of the educational institution attended.  An educational institution 
includes a vocational school with a diploma or certificate program, as well as an institution offering 
a college degree. 
 
Handicapped Person
A person having a physical or mental impairment that: 
 

• Is expected to be of long-continued and indefinite duration; 
• Substantially impedes his/her ability to live independently;  
• Is of such a nature that such impairment could be improved by more suitable housing 

conditions. 
 
Head of Household
The family member who is held responsible and accountable for the family. 
 
Lower Income Family
A Family whose Annual Income does not exceed 80 percent of the median income for the area, as 
determined by HUD with adjustments for smaller and larger families.  HUD may establish income 
limits higher or lower than 80 percent of the median income for the area on the basis of its finding 
that such variations are necessary because of the prevailing levels of construction costs or 
unusually high or low family incomes. 
 
Very Low-income Family
A Lower Income Family whose Annual Income does not exceed 50 percent of the median income 
for the area, as determined by HUD, with adjustments for smaller and larger families.  HUD may 
establish income limits higher or lower than 50 percent of the median income for the area on the 
basis of its finding that such variations are necessary because of unusually high or low family 
income. 
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Maximum Subsidy
The maximum the Authority can pay in the voucher program is the payment standard less the 
Total Tenant Payment calculated using the voucher program rent formula. The maximum subsidy 
calculation is done at the time a family is issued a voucher.  
 
Medical Expenses
Those medical expenses, including medical insurance premiums, that are anticipated during the 
period for which Annual Income is computed, and that are not covered by insurance. 
 
Minimum Rent
Notwithstanding the above requirement, the Housing Authority shall have the right to charge a 
minimum rent for the unit.  Such rent shall not be in excess of the Fair Market Rent for the unit.  
The minimum rent may be adjusted from year to year and will be based on the expenses for the 
development.  Total participant payments must be a minimum of ten percent (10%) of annual 
income or the minimum rent of fifty dollars ($50.00) implemented by the Authority. 
 
Monthly Adjusted Income
One twelfth of Adjusted Income. 
 
Monthly Income
One twelfth of Annual Income; as used to calculate 10% of gross rent. 
 
Net Family Assets
Value of equity in real property, savings, stocks, bonds, and other forms of capital investment, 
excluding interests in Indian trust land and excluding equity accounts in HUD Homeownership 
programs.  The value of necessary items of personal property such as furniture and automobiles 
shall be excluded.  (In cases where a trust fund has been established and the trust is not revocable 
by, or under the control of, any member of the Family or household, the value of the trust fund 
will not be considered an asset so long as the fund continues to be held in trust.  Any income 
distributed from the trust fund shall be counted when determining Annual Income.)  The 
determination of Net Family Assets shall include the value of any assets disposed of by an 
applicant or Participant for less than fair market value (including a disposition in trust, but not in a 
foreclosure of bankruptcy sale) during the two years preceding the date of application for the 
program or reexamination, as applicable, in excess of the consideration received therefore.   
 
In the case of a disposition as part of a separation or divorce settlement, the disposition will not be 
considered to be for less than fair market value if the applicant or Participant receives important 
consideration not measurable in dollar terms. 
 
Non-immigrant Student-aliens
An alien who has no intention of abandoning  his/her foreign residence, who is admitted 
temporarily to the United States in order to pursue a course of study at an established institution 
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designated by the alien and approved by the Attorney General.  The status of the non-immigrant 
student-alien also applies to the alien spouse and minor children of the alien student. 
 
Public Housing Agency (PHA)
Any State, County, municipality or other governmental entity or public body (or agency or 
instrumentality thereof) that is authorized to engage in or assist in the development or operation 
of housing for lower income families. 
 
Serviceman/servicewoman
A person currently in the active military or Naval Service of the United States. 
 
Single Person
A person living alone or intending to live alone and who does not qualify as Elderly, Family, or 
Displaced Person as defined in this section; or the remaining member of a Participant family. 
 
Tenant Rent
The amount payable monthly by the Family as rent to the owner/landlord.  Where all utilities 
(except telephone) and other essential housing services are supplied by the owner/landlord, 
Tenant Rent equals Total Tenant Payment.  Where some or all utilities (except telephone) and 
other essential housing services are not supplied by the owner/landlord and the cost thereof is not 
included in the amount paid as rent, Tenant Rent equals Total Tenant Payment less the Utility 
Allowance. 
 
Total Tenant Payment
The monthly amount calculated in accordance with HUD regulations.  Total Tenant Payment shall 
be the higher of the following, rounded to the nearest dollar: 
 
A. Thirty percent (30%) of Adjusted Monthly Income; or 
B. Ten percent (10%) of Gross Monthly Income; or 
C. The established minimum rent. 
 
Utilities
Water, electricity, gas, other heating, air conditioning, refrigeration and cooking fuels, trash 
collection and sewerage services are eligible utility allowances.  Utility allowances are determined 
by the following unit types:  
 

• Manufactured Home: includes mobile homes 
• Single Family Detached: includes building structures that house only one family under one 

roof 
• Semi-Detached: includes units in duplexes and two-family houses 
• Rowhouse/Townhouse: includes structures with 3+ units side-by-side and under one roof 
• High-rise with Elevator: includes buildings of five stories or more with elevators 
• Low-rise: includes multifamily apartment buildings of 5+ units and up to four stories; also 
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includes five or six story building without an elevator as low-rise structures.  
 
Telephone and television service is not included as a utility.  Electricity or gas to operate major 
participant supplied equipment is not included, unless approved as medical hardship. 
 
Utility Allowance
If the cost of utilities (except telephone) and other essential housing services for an assisted unit is 
not included in the Tenant Rent but is the responsibility of the Family occupying the unit, an 
amount equal to the estimate made or approved by HUD, of the monthly cost of a reasonable 
consumption of such utilities and other services for the unit by a household of modest 
circumstances consistent with the requirements of a safe, sanitary, and healthful living 
environment will be deducted from the participant's gross rent. 
 
Utility Reimbursement
The amount, if any, by which the Utility Allowance for the unit, if applicable, exceeds the Total 
Tenant Payment of the Family occupying the unit. 
 
Veteran
A person who has served in the active military or naval service of the United States (Army, Navy, 
Air Force, Marine Corps, Coast Guard, and the Commissioned Corps of the United States Public 
Health Service) and who has been discharged or released from such service under honorable 
circumstances. 
 
Welfare Assistance
Welfare or other payments to families or individuals, based on need, that are made under 
programs funded, separately or jointly, by Federal, State or local governments. 
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1. OVERALL APPROACH AND OBJECTIVES

The Executive Director of the Authority has the overall responsibility for the administration of the Housing 
Choice Voucher Program. The day-to-day activities are administered by the Assisted Housing Department 
director and both the Housing Choice Voucher division and Occupancy Division have a supervisor.  By 
Division, the Housing Choice Voucher program staff includes an Assisted Housing Supervisor, Assisted 
Housing Assistant Supervisor, Assisted Housing Specialists, Field Representative Supervisor and Field 
Representatives; the Occupancy Department is serviced by a Marketing Eligibility Supervisor, Senior 
Marketing/Eligibility Specialist, a Marketing/Eligibility Specialist, and Eligibility Specialists.  Staff , from other 
areas of the Authority, such as Quality Control and Compliance assists with the program as necessary.  The 
program will be administered in compliance with Housing Choice Voucher Handbook, 24 CFR part 960, and 
24 CFR part 982 – 985. 
 

2. OUTREACH TO FAMILIES AND CONTACT WITH OWNERS

The Authority advertises new allocations, when there are not sufficient applicants on the waiting 
list, in the Record, the Herald, the Jersey Journal/Dispatch; as well as, the HABC website 
www.habcnj.org. Other means used to publicize this program will include brochures, press 
releases, and contacts with local community organizations, local and county welfare departments, 
churches, senior citizen organizations, shelters for the homeless and victims of domestic violence. 
 
From time to time, special mailings will be sent to County agencies and local governments to 
explain the program.  Additional outreach includes notification to real estate brokers and 
managers of multi-unit apartment complexes. Meetings and seminars are held with real estate 
interests to explain the Housing Choice Voucher program and to gain the cooperation of landlords. 
Brochures are available to participants and landlords which provide a general outline of the 
program. 
 

3. ENCOURAGING OWNERS OUTSIDE AREAS OF POVERTY OR MINORITY CONCENTRATION

The Authority currently has Cooperative Agreements with 51 of Bergen County's 70 municipalities. 
The majority of assisted participants are subsidized in-place.  Due to low vacancy rate, the 
Authority makes a concerted effort to encourage landlord participation in the Housing Choice 
Voucher Program. 
 
The wide geographical area served by the Authority creates unique logistical challenges for the 
operation of the program.  However, the Authority utilizes its three full-time and one part-time 
Field Representatives to inspect apartments and assist the Assisted Housing Specialists with the 
recertification process. 
 
An explanation of the Housing Choice Voucher program will be provided to owners by Assisted 
Housing Specialists and Field Representatives when appropriate.  Meetings with the owner will be 
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arranged, as necessary. 
 

4. RECEIPT AND INTIAL PROCESSING OF APPLICATIONS

Except with prior HUD approval and as may be provided for by regulations, no low income family 
shall be accepted for admission to any unit under the Housing Choice Voucher program for which 
the effective date of the HAP contract is October 1, 1981 or  prior.  As Housing Choice Vouchers 
turn over, they will be issued to very low income families.   
 
Applications, when available, may be requested by contacting the Authority located in the 
Authority’s main office or at any other designated location.  Qualified applicants are placed on the 
waiting list by the date and time their application is received.  The waiting list is kept and 
administered at the Authority’s main office. 
 

A. The Authority shall obtain a written application, signed by the head of household and all other 
adult members of the household, which will contain all data and information necessary to enable 
the Authority to determine whether the family meets the conditions for admission. 

 
B. All applications will be date and time stamped and referred to a central tenant selection 

and assignment office 
 

C. All applications placed on the waiting list will be retained until the Authority is notified that 
the applicant is no longer interested in the program or the applicant refuses two (2) offers 
of assistance. Reasonable efforts will be made to ascertain an applicant's on-going interest 
in the program and an applicant will be removed from the waiting list only if the applicant 
does not respond to requests for information, updates and/or other correspondence. 
However, if an applicant's failure to respond to the Authority's requests for information, 
updates and/or other correspondence was caused by the applicant's disability, the 
Authority will provide reasonable accommodation to give the applicant an opportunity to 
respond. 

 
D. Applicants will be selected chronologically from the waiting list for participation in the 

Housing Choice Voucher Program. 
 

E. Homeless individuals/families will be permitted to apply for the Section 8 Housing Choice 
Voucher program, regardless of whether the waiting list is open or not.  Eligible homeless 
applicants will receive a preference over other waiting list applicants and may be issued a 
Housing Choice Voucher, provided funding is available.  HUD definition of homeless will be 
enforced in determining eligibility of homeless individuals/families.   

 
F. Residents of Federally declared disaster areas will be permitted to apply for the Section 8 

Housing Choice Voucher program, regardless of whether the waiting list is open or not.  
Eligible disaster applicants will receive a preference over other waiting list applicants and 
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may be issued a Housing Choice Voucher, provided funding is available. 
 

The Housing Authority of Bergen County is the managing agent for the County of Bergen’s 
Housing, Health and Human Services Center.  The Center’s Administrative Staff and Assisted 
Housing Staff are all Housing Authority employees. The Center serves people who are homeless 
or precariously housed.  The Shelter is located at 120 South River Street in Hackensack, NJ; it 
serves as the primary facility for homeless services throughout Bergen County. The Center is a 
key feature in the County’s Ten Year Housing Plan and the foundation for a concentrated, 
community-wide effort to find permanent housing for people who are homeless. 
 
The mission of the Center is to place individuals who are homeless in housing and provide the 
support services needed to ensure that the placement is permanent. All clients seeking shelter 
services receive an initial intake assessment. Efforts to place clients in permanent rental 
housing begin immediately following client assessment.  The Center serves as a one stop 
location and a single point of entry to receive information, care management, health and 
human services, job placement/readiness, financial assistance and permanent housing.  
 

5. APPLICANT SELECTION PREFERENCES

The Section 8 Housing Choice Voucher Program includes provisions for the establishment of 
participant selection preferences.  For the purposes of evaluating applications for participation in 
the program, and to insure the equitable distribution of rent subsidies among applicants, the 
Commissioner’s of the Authority have adopted the following preferences for participant selection.   
The waiting list will be organized according to the following four types of admission preferences:  
 
Ranking Preferences  

The following ranking preferences will be applied in the order that they are listed: 
 

1. Families, whose head of household or spouse is working.  This preference shall also 
apply to those households whose head, spouse or sole member is age sixty-two (62) or 
older, or is receiving Social Security Disability, Supplemental Social Security Income 
benefits, or any other payments based on the individual's inability to work. 

 
2. Head of household or spouse is participating in an educational and/or vocational 

training program to prepare the individual for the job market within the Housing 
Authority’s jurisdiction. 

 
3. Single households with no minor children, whose head, co-head, and/or spouse is not 

disabled or 62 years of age or older. 
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Local and Residency Preferences 

The following local and residency preferences will be applied in the order that they are listed: 
 

1. Residents of Member Communities of the Authority whose head of household or spouse is 
working, or households whose head, spouse or sole member is age sixty two (62) or older, 
or is receiving Social Security Disability, Supplemental Social Security Income benefits, or 
any other payments based on the individual's inability to work. 

 
2. Residents of Member Communities of the Authority whose head of household or spouse is 

participating in an educational and/or vocational training program to prepare the 
individual for the job market. 

 
3. Other Bergen County residents, who do not reside in a community having a Section 8 

Housing Choice Voucher Program, whose head of household or spouse is working, or 
households whose head, spouse or sole member is age sixty-two (62) or older, or is 
receiving Social Security Disability, Supplemental Social Security Income benefits, or any 
other payments based on the individual's inability to work. 

 
4. Other Bergen County residents, who do not reside in a community having a Section 8 

Housing Choice Voucher Program, whose head of household or spouse is participating in an 
educational and/or vocational training program to prepare the individual for the job 
market. 

 
5. Applicants who reside in other Bergen County communities whose head of household or 

spouse is working, or households whose head, spouse or sole member is age sixty-two (62) 
or older, or is receiving Social Security Disability, Supplemental Social Security Income 
benefits, or any other payments based on the individual's inability to work. 

 
6. Applicants who reside in other Bergen County communities whose head of household or 

spouse is participating in an educational and/or vocational training program to prepare the 
individual for the job market. 

 
7. All other applicants whose head of household or spouse is working, or households whose 

head, spouse or sole member is age sixty-two (62) or older, or is receiving Social Security 
Disability, Supplemental Social Security Income benefits, or any other payments based on 
the individual's inability to work. 

 
8. All other applicants whose head of household or spouse is participating in an educational 

and/or vocational training program to prepare the individual for the job market. 
 
9. Residents of Member Communities of the Authority whose head of household or spouse is 

not working, or households whose head, spouse or sole member is not age sixty two (62) or 
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older, or is not receiving Social Security Disability, Supplemental Social Security Income 
benefits or is not receiving any other payments based on the individual's inability to work. 

 
10. Other Bergen County residents who do not reside in a community having a Section 8 

Housing Choice Voucher Program whose head of household or spouse is not working, or 
households whose head, spouse or sole member is not age sixty-two (62) or older, or is not 
receiving Social Security Disability, Supplemental Social Security Income benefits, or is not 
receiving any other payments based on the individual's inability to work. 

 
11. Other Bergen County residents who do not reside in a community having a Section 8 

Housing Choice Voucher Program whose head of household or spouse is not participating 
in an educational and/or vocational training program to prepare the individual for the job 
market. 

 
12. All other applicants. 

 
Applying the Preferences 
The waiting list will be organized according to the chronological date and time an application is 
received at the main office of the Authority and the applicant's ranking, local and residency 
preferences.  Applicants who are working, training or attending school or those who have an offer 
of employment in a community shall be considered residents of that community. 
 
The following table provides additional information on how the preferences will be used to 
organize the waiting list: 
 
RANKING PREFERENCE RESIDENCY PREFERENCE RANK/WEIGHT 

Working/Training for 
Employment 

Member Community 14 

Working/Training for 
Employment 

Other Bergen County 
Communities without a Housing 

Authority 
13 

Working/Training for 
Employment 

Other Bergen County 
Communities 

12 

Working/Training for 
Employment 

All other applicants 8 

Not Working/Not Training for 
Employment 

Member Community 6 

Not Working/Not Training for 
Employment 

Other Bergen County 
Communities without a Housing 

Authority 
5

Not Working/Not Training for 
Employment 

Other Bergen County 
Communities  

4

Not Working/Not Training for 
Employment 

All other Applicants 0 
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6. APPLICANT SELECTION CRITERIA

Restrictions on Assistance to Noncitizens 
The Authority is in compliance with Section 214 of the Housing and Community Development Act 
of 1980 regarding the implementation of the "Noncitizen Rule" entitled, Restriction on Assistance 
to Noncitizens. All current applicants and participants must execute a written declaration to 
ensure that each family member is a U.S. Citizen or a non-citizen with eligible immigration status.  
For all family members under the age of 18 years residing in the household, a parent/guardian 
responsible for the child will sign the Declaration of Section 214 Status.  For applicants and 
participants claiming eligible immigration status, status will be verified through the Department of 
Homeland Security (DHS) automated system and/or secondary verification through a manual 
records search through the DHS.  
 
Denial of Assistance 
The Authority shall fully comply with the One Strike You’re Out policy as set forth in the Housing 
Opportunity Program Extension Act of 1996, P.L. 104-120.  To that end, the Authority shall screen 
applicants for drug and criminal activity to the extent allowed by law.  
 
The Authority shall prohibit assistance under the Housing Choice Voucher program to any 
household member: 
 

1. Who the Authority determines is illegally using a controlled substance; or 
 
2. If the Authority determines that it has reasonable cause to believe that such person’s 

illegal use (or pattern of illegal use) of a controlled substance, or abuse (or pattern of 
abuse) of alcohol, may interfere with the health, safety, or right to peaceful enjoyment of 
the premises by other residents of the development; or 
 

3. Who was evicted from federally assisted housing for drug-related criminal activity within 
three (3) years from the date of admission*; or 
 

4. Who is subject to lifetime registration as a sex offender under a State registration program. 
The Authority will conduct criminal background checks in New Jersey as well as in any other 
state in which the applicant member(s) are known to have resided.  Criminal background 
checks may include obtaining criminal records from the State and local police as well as the 
applicable county Prosecutor’s office and utilizing the The Dru Sjodin National Sex Offender 
Public Website (NSOPW), coordinated by the U.S. Department of Justice; or 
 

* Admission is the effective date of the first HAP contract.  Issuance of a voucher is not considered admission. 
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5. Who is currently engaged in, or had engaged in during the past three (3) years before 
admission, drug-related criminal activity; violent criminal activity; other criminal activity 
which may threaten the health, safety or right to peaceful enjoyment of the premises by 
other residents or persons residing in the immediate vicinity; other criminal activity that 
would threaten the health and/or safety of the owner, PHA staff, contractor or 
subcontractor.  
 

In determining whether to deny assistance to any person based on a pattern of use of a controlled 
substance or a pattern of abuse of alcohol, the Authority may consider whether such person: 

A. Has successfully completed a supervised drug or alcohol rehabilitation program (as 
applicable) and is no longer engaging in the illegal use of a controlled substance or abuse of 
alcohol; or 

B. Has otherwise been rehabilitated successfully and is no longer engaging in the illegal use of 
a controlled substance or abuse of alcohol (as applicable); or 

C. Is participating in a supervised drug or alcohol rehabilitation program (as applicable) and is 
no longer engaging in the illegal use of a controlled substance or abuse of alcohol. 

 
In order to confirm eligibility under the foregoing provisions, applicants must submit a signed 
release for each adult member of the household authorizing the Authority to obtain criminal 
history records for purposes of applicant screening, program compliance and termination of 
assistance. 
 
Applicants convicted (actual conviction date) of a felony within the three (3) years prior to the 
date of review may be denied assistance.  The Authority shall comply with HUD regulations 
with respect to management of the aforesaid records which shall be considered confidential. 
 
7. NOTIFICATION TO APPLICANT

Each applicant determined to be eligible shall be promptly notified by the Authority of such 
determination and of the approximate date of voucher issuance.  Each applicant determined to be 
ineligible shall be promptly notified by the Authority in writing of such determination, stating the 
reasons thereof, and of their right, upon written request within ten (10) days of notice, to an 
informal hearing on the determination in order to make such reply or explanation as they may 
wish.  
 
Applications found ineligible and/or withdrawn for any reason are removed from the active list 
permanently.   
 
These applicants will not be denied the opportunity to file a new application when the Housing 
Choice Voucher waiting list is open. 
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8. ISSUING OR DENYING VOUCHERS

Seventy-five percent (75%) of new vouchers issued within a fiscal year must be made available to 
families earning at, or below, thirty percent (30%) of Area Median Income (AMI).  In selecting 
applicants from the Housing Choice Voucher waiting list, the order of selection will not be based 
on family size or on the family unit size for which the family qualifies.  
 
Vouchers are issued to qualified applicants for a period of sixty (60) days, during which time the 
applicant searches for housing.  An extension of thirty (30) days may be granted by the Assisted 
Housing Specialist working with the applicant.  A further extension of thirty (30) days, up to a 
maximum of 120 days total may be granted by the Executive Director or his/her designee. In most 
cases, extensions for a period beyond 120 days are prohibited and are not subject to the hearing 
process. However, approval of an additional extension may be granted, if needed, as a reasonable 
accommodation to make the program accessible to and usable by a person with disabilities.  This 
additional extension must be approved by the Executive Director or his/her designee. 
 
Tolling (suspension) of the voucher term shall be allowed when applicants submit a Request for 
Tenancy Approval for an eligible unit. Additionally, other suspensions in the term of the Voucher 
may be granted in cases where, due to no fault of the family, the family was unable to search for 
housing, such as the hospitalization of a family member, or due to a disability.   
 
Relocations 
Only families who are in good standing, i.e. have no outstanding debt to the Authority or the 
owner, will be permitted to relocate and/or utilize the portability feature of their Voucher. Before 
a voucher is issued to a family for relocation or reinstatement the following will apply: 

• Participant families who owe money to the PHA must enter into an approved repayment 
agreement.   

• Relocations will not be approved prior to the lease termination date unless mutually 
agreed upon by the participant and landlord.   

• The Authority will not permit a family to move within the initial year of assisted occupancy 
and will limit family to one (1) move in any twelve (12) month period.  An exception may be 
granted only by the Executive Director or his/her designee.  In order for an exception to be 
granted by the family must provide substantial evidence that an extreme hardship would 
exist if the family was not permitted to relocate. 

• Proper notice must be provided to the owner and the Authority regarding termination of 
the lease.  A minimum sixty (60) days written notice or the time required by the lease, 
whichever is greater shall be provided to the owner and the Authority. Exceptions may be 
granted to the Authority’s minimum requirement as a reasonable accommodation, but at 
no time will less than thirty (30) day notice be accepted in accordance with New Jersey  law 
(Cite: S. D. G. v. Inventory Control Co., 178, N.J. Super. 411 (App. Div. 1981); Harry’s Village, 
Inc. v. Egg Harbor Tp., 89 N.J. 576 (1982). If the family fails to provide the required notice, 
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the Authority may refuse to provide the family with assistance in the new unit for the 
period the Authority is obligated to make payments to the old owner. 

 

Portability 
Participants of the program may relocate anywhere in the country, provided the family has 
received assistance for at least one year and is considered a participant in good standing.   
 
Upon admission to the program, an eligible applicant, who was classified as a resident of the 
Authority’s jurisdiction at the time of the initial application, may be permitted to move anywhere 
in the country, under portability.  However, an eligible applicant who was classified as a 
nonresident of the Authority’s jurisdiction at the time of the initial application, may be required to 
reside in the Authority’s jurisdiction for a period of twelve (12) months upon admission to the 
program, unless portability is approved by the Executive Director or Director of Housing and 
Development. 
 
Proper notice must be provided to the owner and the Authority regarding termination of the lease. 
 All requests for portability must be submitted in writing, explaining the reason(s) for the 
relocation request and the name and address of the receiving housing agency.  The family is 
required to fully cooperate and comply with all procedures established by the initial and receiving 
agency for families utilizing portability. 
 
Assistance for families is available at four county-wide housing counseling agencies.  Cases of 
discrimination in housing with be referred to the Fair Housing Council of Northern New Jersey and 
the Equal Opportunity Office of HUD.   
 
9. SPECIAL PROVISIONS FOR USE OF TARGETED VOUCHERS

Special funding may be available for specific types of housing suitable for persons with disabilities.  
The Authority may apply for such funding and administer vouchers as required by HUD regulations. 
 Specific waiting lists may be established for the administration of such special funding sources.   
 
Family Self-Sufficiency 
Please See Addendum 
 
Mainstream Vouchers 
The Mainstream Voucher Program is part of the Authority=s Housing Choice Voucher program. 
Participants for the Mainstream Program will be selected from applicants on the waiting list who 
qualify as a non-elderly (under 62 years of age) person with a disability as defined in Section 223 of 
the Social Security Act (42 U.S.C. 423) or is determined to have a physical, mental or emotional 
impairment that: is expected to be of long-continued and indefinite duration; substantially 
impedes his or her ability to live independently; and is of such a nature that such ability could be 
improved by more suitable housing conditions or is a person with a developmental disability as 
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defined in Section 102 of the Developmental Disabilities Assistance and Bill of Rights Act (42 
U.S.C.6001 (5)).   
 
The term “person with disabilities” does not exclude persons who have the disease of acquired 
immunodeficiency syndrome (AIDS) or any conditions arising from the etiologic agent for acquired 
immunodeficiency syndrome (HIV). 
 
Should there be an insufficient pool of qualified applicants on the existing waiting list, the list will 
be opened for applicants who qualify to apply for the Mainstream Voucher Program. 
 
Special funding may be available for specific types of housing suitable for persons with disabilities.  
The Authority may apply for such type of funding and administer specially funded vouchers as 
required by HUD regulations. Specific waiting lists may be established for the administration of 
such special funding sources. 
 
Shared Housing 
Shared Housing may be approved in single family homes, multi-unit apartment houses and two-
family duplex units.  Two assisted families may share a unit under separate leases, with a single 
Housing Assistance Contract.  The contract rent will be the total of the two HAP payments and the 
two participant rent shares.  When an assisted family departs from the unit, the family must be 
replaced within thirty (30) days with a family from the Authority's waiting list.  If no replacement is 
selected, the remaining family must relocate to an acceptable unit immediately. 
 
An individual lease may be approved for an assisted family to share a unit with one or more 
unrelated, by blood, marriage, special relationship or adoption, assisted or unassisted families or 
individuals.  A family with an individual lease has no responsibility to replace a departing family.  
Families and individuals may indicate their willingness to share housing on their original 
application.  Contract rents must meet Rent Reasonableness Limitations and pro-rated portion of 
the Fair Market rent for the unit size.  There will be no special waiting list or voucher-issuance 
policies for Individual Lease Shared Housing.  No vouchers will be set aside for shared housing 
except for the restrictions on the initial use of vouchers for Related Lease Shared Housing.  Shared 
housing units must meet applicable HUD Housing Quality Standards. 
 
Shelter Plus Care Vouchers 
Please See addendum. 
 
Tenant Based Rental Assistance (TBRA) 
Preference will be given to households who are homeless, in jeopardy of be homeless, and/or 
paying over 50% of monthly income for rent. Please see Addendum. 
 
10. OCCUPANCY POLICIES

The Authority, in an effort to provide assistance to the maximum number of families has the 
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discretion to issue bedroom size vouchers based on the family composition of the household.  The 
Authority will allocate assistance to families so that it will not be necessary for persons of the 
opposite sex, other than spouses or children under eight (8) years of age, to occupy the same 
bedroom. However, the Authority will, as much as possible, respect the wishes of families where a 
father and son or mother and daughter may choose to occupy the same bedroom.  However, 
occupancy standards may vary based on square footage of habitable space in unit selected, and 
the health and/or fire codes in the municipality where the unit is selected.  The Authority will 
include the use of a living room as a bedroom in allotting voucher sizes.   
 
Depending on the sex of the occupants, the size of the unit and the size of the bedrooms, the 
following table is adopted for all new admissions, relocations and port-ins, effective March 1, 
2012:

Number of
Bedrooms

Number of Persons
Minimum Maximum

0 1 2
1 1 4
2 3 6
3 5 8

4 7 10

5 9 12

6 12 14

No vehicle, vessel or any mobile structure without a permanent foundation shall be acceptable for 
occupancy as a Housing Choice Voucher rental unit. 
 
Vouchers for Single Room occupancy units shall be limited to licensed and locally approved 
residences for such use.  The Authority will not approve subsidy in a single room unit if more than 
one (1) person resides in the unit, unless the additional person is a Housing Authority approved 
live-in aide or unless approved by the Executive Director or his/her designee. 
 
The Assisted Housing Specialist will review all contracts and leases for compliance with regulations 
and will certify rent reasonableness based on comparable rents of similar apartments. 
 

11. POLICIES ON USE OF SPECIAL HOUSING TYPES

Single Room Occupancy units must meet applicable HUD Housing Quality Standards and will be 
eligible for 75% of the efficiency Fair Market rent unless otherwise specified by HUD.  Transitional 
Housing units are not acceptable for Single Room Occupancy and Residential Group homes are 
limited to no more than twelve of the eligible occupants. 
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The Authority will not approve assistance in a single room unit, if more than one person resides in 
the unit, unless the additional person is an Authority approved live-in aide or unless approved by 
the Executive Director or his/her designee.   
 
12. SETTING & REVISING PAYMENT STANDARDS

Adjustment to the payment standards adopted for the Housing Choice Voucher Program shall 
comply with HUD regulations and are based on surveys made at least annually and current rent 
figures from various sources will be used.  The Authority’s Payment Standard is set between 85 
percent to 110 percent of the current Fair Market Rent published by HUD.  Rental agents, 
individual owners and managers of apartment complexes are required to provide the current rents 
charged for three comparable unit sizes when submitting HUD form 52517, Request for Tenancy 
Approval.  These figures are compared to the HUD approved Payment Standards, the rent 
reasonable factor based on the inspection report and the current rents for comparable units.  Local 
rent control ordinances are reviewed annually and analyzed.  An affordability adjustment is made 
annually in accordance with rent reasonable standards and local factors. 
 
13. REASONABLE ACCOMODATIONS

In addition to our affirmative obligations to operate our properties in a nondiscriminatory manner 
and the specific requirements to make properties physically accessible to persons with disabilities, 
the Housing Authority will also consider requests for reasonable accommodation from applicants 
and tenants with disabilities. 
 
A reasonable accommodation is a change, exception or adjustment to a program, service, building, 
dwelling unit or workplace that will allow a qualified person with a disability to: 
 
1. Participate fully in a program; 
2. Take advantage of a service; 
3. Live in a dwelling unit; 
4. Perform a job. 
 
Reasonable accommodations include, for example, those that are necessary for a person with a 
disability to use and enjoy a dwelling. 
 
To show that a requested accommodation may be necessary, there must be an identifiable 
relationship between the requested accommodation and the individual’s disability. 
 
All requests for a reasonable accommodation must be made in writing and submitted to the 
property manager of the development in which the tenant resides.  The assisted housing specialist 
will review the request and forward it to the Executive Director for further review and approval or 
denial.  If the individual with a disability requires assistance in providing the written reasonable 
accommodation request, assistance will be provided.  The request must include medical 
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documentation verifying the need for the accommodation. 
 
Limits on Obligations to Provide Reasonable Accommodations 

• Fundamental Alteration - The Authority is not required to take any action that would result 
in a fundamental alteration in the nature of the program.  A fundamental alteration is a 
change so significant that it alters the essential nature of the providers operations. 

 
• Undue Financial and Administrative Burden - The determination of undue financial and 

administrative burden must be made on a case-by-case basis, taking into consideration 
various factors, such as the cost of the reasonable accommodation, the financial resources 
of the provider, the benefits of the accommodation would provide to the requester, and 
the availability of alternative accommodations that would adequately meet the requester’s 
disability or related needs. 

 
The person with disabilities may be permitted to bear the financial cost of the accommodation, if 
the cost would impose an undue financial burden on the Authority.  Approval must be given by the 
Authority prior to any modifications being completed and must be performed only by licensed 
contractors, as applicable. 
 
Renting To Relatives 
All participants requesting an exception to the renting from relative prohibition will be required to 
be submitted in writing.  Landlord and Tenant must be able to demonstrate that approving the 
unit would provide reasonable accommodation for a family member who is a person with a 
disability of the participant family.  The Executive Director or his/her designee will review and 
approve or deny the request.  Those participants whom were renting from relatives prior to 1997 
are exempt unless they relocate.   
 
14. ASSISTANCE TO FAMILIES THAT INCLUDE PERSONS WITH DISABILITIES

The staff will be available to families who need special assistance.  Referrals to appropriate 
agencies will be made depending on the needs of a family. 
 
Field Representatives and Assisted Housing Specialists will provide information and assistance to 
all voucher holders needing to locate eligible apartments.  Contacts will be maintained with 
owners of single and multi-family apartments and Real Estate brokers to obtain vacant apartments 
for referral to voucher holders.  A file of available rental units will be maintained but families shall 
have the responsibility to decide on the suitability of the units for their needs.  However, the 
Authority cannot guarantee that the unit will pass Housing Quality Standards. 
 
15. ASSISTANCE TO BE PROVIDED TO APPLICANTS AND PARTICIPANTS CLAIMING ILLEGAL 

DISCRIMINATION

In cases of discrimination, referrals will be made to the Fair Housing Council of Northern New 
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Jersey and HUD Equal Opportunity Office.  Assistance in completing HUD Form 903 will be 
provided to families who feel they are encountering discrimination.  
 
16. INFORMATION TO BE PROVIDED TO PROSPECTIVE OWNERS

Owners are encouraged to accept a security deposit.  However, the amount of security deposit 
collected cannot be more than what the owner is collecting from participants of unassisted units and 
under no circumstances should this amount be in excess of one and a half times the current monthly 
rent as permitted by State law. 
 
Owners are encouraged to use their customary screening techniques to ensure that assisted 
families will be able to comply with the lease.  At the owner’s request, the Authority will provide 
the owner with the Family's current address as shown in the participant's file and the name and 
address of the current or former landlord(s) if known. 
 
The Finance Department utilizes a data processing accounts payable system with a complete file of 
participant, owner and housing assistance payments information.  The computer-generated owner 
checks are completed by the last day of the month and are cross-verified with the rent roll ledger 
for accuracy before being sent to owners on the first work day of each month.  No payment will be 
made to the owner before all the necessary paperwork is executed. 
 
The Voucher Holders Packet will include a statement regarding the family's responsibility to give 
proper written notice to the owner and the Authority.  If the family wants to move to a new unit, 
sixty (60) days written notice or the time required by the lease, whichever is greater shall be 
provided to the owner and the Authority.  If the family fails to provide the owner and the 
Authority with the required notice, the Authority may refuse to provide the family with assistance 
in the new unit for the period the Authority is obligated to make payments to the old owner. 
 
All voucher holders with HAP contracts prior to October 2, 1995, were required to pay thirty 
percent (30%) of their total adjusted gross income or the established minimum rent of fifty dollars 
($50.00), whichever is higher, for security. 
 
Owners have the responsibility to notify the participant and the Authority of eviction proceedings. 
 Unless the reason for eviction directly involves the Authority, the participant will be referred to 
Legal Services and the disposition of the case will be a matter between the participant and owner.  
However, prior to legal action, the Authority will work to mediate matters between the participant 
and owner and attempt to seek resolution of any participant/owner disputes.  In the event a 
participant is evicted for non-payment of rent or a damage claim, the Authority will not subsidize 
the participant in another unit unless restitution of amounts due has been paid. 
 
Disapproval of Owner 
The Authority will not approve an assisted tenancy if informed (by HUD or otherwise) that the 
owner is debarred, suspended, or subject to a limited denial of participation. The Authority may 
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deny approval of an assisted tenancy if the owner has: 

• Violated obligations under a HAP contract; 

• Committed fraud, bribery or any other corrupt or criminal act in connection with federal housing; 

• Engaged in drug-related criminal activity or violent criminal activity; 

• Has a history of non-compliance with HQS; 

• Has a history of failing to terminate tenancy for assisted tenants for activity engaged in by the tenant 
or member of household that threatens the enjoyment, health, or safety of residents, employees, or 
other persons in the vicinity of the premises. 

Lease Up 
At the time of initial occupancy participants may pay no more than forty percent (40%) of their income 
for rent in the first year. The Assisted Housing Specialist will: 

• Ensure the unit is eligible, inspected by a Field Representative and passes HQS. 

• Review all contracts and leases for compliance with regulations. Ensure the lease includes the 
tenancy addendum, names of owner and tenant, address of unit rented, term of lease, amount of 
monthly rent to owner, and specification of what utilities are to be supplied by the owner and by the 
family. 

• Certify rent reasonableness based on comparable rents of similar apartments 

• Ensure compliance with local health and or fire codes in municipality of unit by obtaining certificates 
as required by each town. 

• Ensure a HAP contract is executed no later than sixty (60) calendar days from the beginning of lease 
term. Payments will not be released without an executed HAP contract. Any HAP contract not executed 
within sixty days from the beginning of the lease term is void and no payment shall be released to the 
owner. 

 
17. METHOD FOR DETERMINING RENT REASONABLENESS

The Assisted Housing Specialist will review all contracts and leases for compliance with regulations and 
will certify rent reasonableness based on comparable rents of similar apartments. 
 
Each owner will certify that the rent is not more than the rent charged for other unassisted comparable 
units on the HUD form 52517, Request for Tenancy Approval.  In non-multi-family dwellings or if the 
owner fails to provide the comparable unit data, the Authority will review data compiled from 
comparable properties that are similar in location, quality, size, unit type, age, amenities, housing 
services, maintenance and utilities.  Two comparisons will be provided for each participant file. 
 
18. DENIAL OR TERMINATION OF ASSISTANCE

The Authority must deny or terminate assistance to applicants or participants of the Housing Choice 
Voucher program if family members engage in violent criminal activities or in drug-related activities.  
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Drug-related activities include the manufacture, sale or distribution or the possession with intent to 
manufacture, sell or distribute a controlled substance.  Violent criminal activity includes any felonious 
criminal activity that has the use, attempted use or threatened use of physical force against the person 
or property of another.  If any member of a person’s household was terminated from the Housing 
Choice Voucher or Public Housing program, within the past three (3) years, for drug-related criminal 
activity, the family shall not be granted any preference in participant selection.  All persons receiving 
notice of such action may make a written request within ten (10) days from the date of the notice for 
an informal hearing. 
 
In addition, the Authority may terminate Housing Choice Voucher Assistance to any person: 

• Who the Authority determines is illegally using a controlled substance; or 

• If the Authority determines that it has reasonable cause to believe that such person’s illegal use 
(or pattern of illegal use) of a controlled substance, or abuse (or pattern of abuse) of alcohol, 
may interfere with the health, safety, or right to peaceful enjoyment of the premises by other 
residents of the development; or  

• Who has a history of violent criminal offenses, offenses against children or drug-related 
offenses; or 

• Who commits illegal drug use, violent criminal activity, or has any felony conviction; or 

• Who is convicted of manufacturing or producing methamphetamine (speed); or 

• Whose household has a member who is subject to lifetime registration as a sex offender 
under the State registration program. 

 
In addition, the Authority may terminate Housing Choice Voucher assistance to any household: 
 

• If any family member has been evicted from federally assisted housing in the last five years.  
• If any family member committed fraud, bribery, or another corrupt or criminal act 

regarding any Federal housing program. 
• If the family currently owes rent or other amounts to any PHA in connection with the 

Housing Choice Voucher or Public Housing assistance, including but not limited to non-
reimbursement owed or breach of repayment. 

• If the family or any member has engaged in or threatened abusive or violent behavior 
toward PHA personnel.  

 
Program abuse, including unauthorized persons residing in a subsidized unit, failure to report any 
family income or an outstanding debt to a housing authority or another Assisted Housing 
Program are cause for subsidy termination.  An informal hearing may be requested, in writing, 
within ten (10) days of such termination notice. 
 
If the Authority’s Housing Assistance Payment (HAP) is ten dollars ($10) or less, the Authority 
shall discontinue payments on behalf of the tenant. The Authority will give thirty (30) days notice 
of such determination. If within the six months following termination from the program, the 
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participant’s income decreases; the Authority will conduct a review and reinstate to program, if 
funding is available at the participant’s request. 
 
The Authority may terminate assistance to participants, due to funding limitations.  Should a loss 
of program funding result and the Authority is required to reduce the number of assisted 
participants, participants will be provided with at least sixty (60) day notice of termination of 
assistance.  Terminations will be determined by lottery. Terminations will continue in this 
manner until all budgetary limitations are satisfied. 

 
19. LENGTH OF TIME FAMILY MAY BE ABSENT FROM DWELLING UNIT

The family may be absent from the unit for brief periods; however, in accordance with HUD 
regulations, the family may not be absent from the unit for more than 180 consecutive calendar 
days.  Absence means that no member of the family stated on the lease is residing in the unit. 
 
Assisted families must notify the Authority and owner, in writing, if the assisted unit will be 
vacant for thirty (30) days or more.  The written notice must state the exact amount of time the 
unit will be vacant and the reason for the vacancy.  If notification is not received and the unit is 
for vacant thirty (30) days, the Authority may terminate assistance on the first day of the month 
the family vacated the unit.   
 
An extension of the thirty (30) day absence from the unit may be granted in cases where, due to 
no fault of the family, the family was unable to return to the unit due to hospitalization or due to 
a disability.  Additional extensions must be approved by the Executive Director or his/her 
designee. However, the absence of a family member from the household for more than thirty 
(30) days must be requested for approval and the family may not be absent from the unit for 
more than ninety (90) consecutive calendar days, except in cases of hospitalization or long term 
care which may be permitted by the Authority if reported, for up to 180 consecutive calendar 
days. 
 
If the family is absent for longer than the maximum period permitted, the Housing Assistance 
Payments, the terms of the HAP contract and the assisted lease will be terminated. 
 
Student and Military Personnel Absence 
For family members who are temporarily (i.e. college students who dorm) absent, the family 
member is included in the household and remains a family member for the duration of the time 
that their permanent address is listed as the assisted unit.  For the purposes of income 
calculations compliance with regulations governing the Housing Choice Voucher program will be 
adhered for the purpose of inclusions and exclusions (i.e. hostile fire pay). 

 
20. ELIGIBILITY IN CASE OF A FAMILY DISSOLUTION

In the case of a family break-up the Rental Assistance will usually remain with the family member 



Section 8 Housing Choice Voucher Program Administrative Plan 

H
ou

si
ng

A
ut

ho
ri

ty
of

Be
rg

en
Co

un
ty

32 

who has custody of the minor children by choice or by order of the court.  When family members 
are forced to leave the unit as a result of actual or threatened physical violence of a spouse or 
other member of the family, the Authority will review the circumstances before a decision is 
made.  In all instances the Authority will be bound by the court's determination of which family 
members continue to receive assistance in the program. 
 
21. INFORMAL REVIEW – APPLICANT PROCEDURE

Informal Review for Applicant - Notice to Applicant 
The Housing Authority shall give an applicant prompt notice of a decision which denies them of 
assistance.  The notice shall contain a brief statement of the reasons for the Housing Authority=s
decision.  The notice shall also state that the applicant may request an informal review of the 
decision and must describe how to obtain the informal review and indicate how to obtain legal 
representation.  Said request for an informal review must be made within ten (10) calendar days 
of the date of the notice to the applicant. 
 
Informal review process 
The Housing Authority shall give an applicant an opportunity for an informal review of the 
Housing Authority’s decision denying assistance to the applicant.  The Housing Authority review 
procedures shall include the following: 

 
A. The review shall be conducted by any person or persons designated by the Authority. 
B. The applicant shall be given an opportunity to present written or oral objections to the 

Housing Authority decision and to have representation. 
C. The Housing Authority shall notify the applicant of the Housing Authority=s final decision 

after the informal review, including a brief statement of the reasons for the final decision. 
 

22. INFORMAL REVIEW AND HEARING – PARTICIPANT PROCEDURE

Informal Review for Participant 
The Housing Authority is required to offer a participant family an informal hearing when 
termination of assistance is pending for the following: 

 
A. A determination of the family’s annual or adjusted income and the use of such 

income to compute the housing assistance payment. 
 
B. A determination of the appropriate utility allowance (if any) for tenant paid utilities 

from the Housing Authority’s utility allowance schedule. 
 
C. A determination of the family unit size under the Housing Authority subsidy 

standards. 
 
D. A determination to terminate assistance for a participant family because of the 



Section 8 Housing Choice Voucher Program Administrative Plan 

H
ou

si
ng

A
ut

ho
ri

ty
of

Be
rg

en
Co

un
ty

33 

family’s action or failure to act. 
 
E. A determination to terminate assistance because the participant family has been 

absent from the assisted unit for longer than the maximum period permitted under 
Housing Authority policy and HUD regulations. 

 
In cases described in paragraphs (A), (D) and (E) of this section, the Housing Authority must give 
the opportunity for an informal hearing before the Housing Authority terminates housing 
assistance payments for the family under an outstanding HAP contract. 
 
Notice to Family 
In the cases described in this section, the Housing Authority shall notify the family that the family 
may ask for an explanation of the basis of the Housing Authority determination and that if the 
family does not agree with the determination, the family may request an informal hearing on the 
decision.  The notice shall: 
 

A. Contain a brief statement of reasons for the decision. 
B. State that if the family does not agree with the decision, the family may request an 

informal hearing on the decision within ten (10) days  from the date of the notice, and; 
C. State the deadline for the family to request an informal hearing. 

 
Expeditious hearing process 
Families and owners, who have complaints or wish to appeal any decision of the Authority, may 
make a written request for an informal hearing.  The hearing will be attended by the Assisted 
Housing Specialist handling the participant’s file and another person designated by the Executive 
Director or his/her designee who will act as the hearing officer.  
 
Where a hearing for a participant family is required or requested, the Authority shall proceed with 
the hearing within thirty (30) days from the date of the request of the family.  Should the 
participant family or Authority be unable to complete a hearing within thirty (30) days the 
Authority will release HAP, when possible, until a hearing is completed.  Any delay in the hearing 
process above sixty (60) days through no fault of the Authority will result in the continued 
termination of the participant family and no further HAP will be released to the owner on behalf of 
the participant family.  
 
Discovery of Documents 
The term “documents” includes records and regulations.  
 
The family shall be given the opportunity to examine before the Authority’s hearing, any Authority 
documents that are directly relevant to the hearing.  The family shall be provided with copies of 
the requested document(s) at a cost of then cent ($.10) per page.  Any document not made 
available for examination on request of the family, shall not be used at the hearing.   
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Representation by Family 
At its own expense, the family may be represented by a lawyer or other representative. 
 
Hearing Officer 
The hearing shall be conducted by any person or persons designated by the Housing Authority, 
other than a person who made or approved the decision under review or a subordinate of this 
person. 
 
Evidence 
The Housing Authority and the family shall be given the opportunity to present evidence and may 
question any witnesses.  Evidence may be considered without regard to admissibility under the 
rules of evidence applicable to judicial proceedings. 
 
Issuance of Decision 
The Hearing Officer must issue a written decision briefly stating the reasons for the decision.  
Factual determinations relating to the individual circumstances of the family shall be based on a 
preponderance of the evidence presented at the hearing.  A copy of the hearing decision shall be 
furnished with ten (10) calendar days to the family.   
 
The decision can be appealed to the Executive Director, who will make the final determination for 
the Authority.  The decision of the Executive Director shall be final but shall not prevent the 
families and owners from taking legal action.   
 
23. REGULAR EXAMINATIONS

A. At least once each year, or as requested by management, tenant must furnish such accurate 
information to management regarding family composition, employment and family income as 
may be necessary to make determinations with respect to rent, eligibility and the appropriateness 
of dwelling size.  The Authority will verify the information submitted and such verification may 
include, but is not limited to, earning reports from employers, certified copies of State and Federal 
Income Tax Returns of any member of the household, W-2 Forms etc.  

 
B. Approximately four (4) months prior to a tenant's re-exam date, the Authority will send a notice 

informing the tenant of their date for re-examination and the date by which the tenant is required 
to supply all necessary documentation for income verification and changes in family composition. 

 
C. All steps of the recertification process will be completed at least thirty (30) days before the 

effective date so that the tenant will be given thirty (30) days notice of any change in rent. 
 

D. If the tenant does not provide proof of income or family composition, within ten (10) days after 
the first request for recertification information, a follow-up notice will be sent to the tenant giving 
the tenant ten (10) days to provide the requested information in accordance with the lease.  The 
notice will also inform the tenant that failure to provide the requested information may result in 
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termination of lease. 
 

E. If the tenant fails to respond to the final notice within ten (10) days as requested, a final thirty (30) 
day Notice of Termination of Lease shall be sent to the tenant. 

 
F. If the Authority or a third-party is late with the recertification activities, the tenant's rent will not 

be increased until the tenant has been given thirty (30) days notice.  However, a decrease in the 
tenant's rent will be effective on the date the recertification would have been effective, had there 
been no delay.  If the tenant is late in complying with the recertification requirements, any 
increase or decrease in the tenant's rent will be effective on the date the recertification would 
have been effective, had there been no delay. 
 

G. The length of time from date of admission to date of first re-examination may not exceed twelve 
(12) months.  In order to fit a new tenant into an established schedule, the first regularly 
scheduled re-examination may be conducted in a period of less than 12 months. 
 

H. Each tenant family is to be notified in writing of any changes in rent or lease violations revealed by 
the redetermination, and the date by which the corrective action must be taken. 

 

24. SPECIAL RE-EXAMINATIONS

A. If it is not possible at the time of admission or regular re-examination of a tenant family to 
determine annual family income with any reasonable degree of accuracy, a temporary 
determination of income and rent shall be made and a special re-examination scheduled 
within thirty (30), sixty (60) or ninety (90) days, depending upon the family's circumstances. 
 The tenant shall be notified in writing of the date of the special re-examination.  In such 
instances any increase or decrease in the tenant's rent will be calculated retroactive to the 
date the increase or decrease would have been effective, had there been no delay. 

 
B. If annual family income can reasonably be estimated at the time scheduled, the re-

examination shall be completed and actions taken as appropriate.  If a reasonable 
anticipation of annual family income cannot be made, another special re-examination will 
be scheduled 

25. INTERIM REEXAMINATIONS OF INCOME AND HOUSEHOLD COMPOSITION

Review of Family Circumstances, Rents, Utilities and Housing Quality Standards 
Interim Income Changes - Changes in family income must be reported to the Authority within ten 
(10) days of the change and the Authority will make an interim determination.  Interim re-
determinations that result in a decrease of the family's share of the Contract Rent and, therefore, 
an increase in housing assistance payments will be made effective the month following the month 
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in which notice was given to the Authority to prevent any hardships for the family, unless the 
Authority determines that the decrease in income was caused by a deliberate action by the family 
in which case there would be no change in the family's share of the rent.   If interim re-
determinations result in an increase of the family's share of the rent and, therefore, a decrease in 
housing assistance payments, the Authority will provide the family with a thirty (30) day notice 
before making it effective and with an opportunity for an informal hearing.   
 
In cases where the family did not report the change in family income or composition to the 
Authority and the Authority by its own action determined that there was a change, the Authority 
will notify the participant to schedule a recertification meeting, within thirty (30) days from the 
date the Authority received the discrepancy notice.  If the change in income results in a reduction 
in the participant's share of the rent, said reduction will be effective on the first of the month after 
the Authority has given the participant thirty (30) days notice of the reduction.  However, if the 
change results in an increase in the participant's share of the rent said increase shall be effective 
on the first of the month following the month in which the change in income or family composition 
occurred. 
 
If the annual rent increase for a dwelling unit is not governed by a local rent leveling or rent 
control board, the Authority will make a determination as to the allowable increase and by the 
allowable Annual Adjustment Factor. 
 
The Utility Allowance Schedule is updated annually and sent to HUD area office for review and 
approval.   
 
Repayment 
If it is determined that a participant neglected to submit documentation regarding a change in 
income, the participant will be offered the opportunity to enter into a repayment agreement with 
the Authority.  The agreement will specify the total (maximum not to exceed $5000.00) and 
monthly amount due, number of payments, the date each payment is payable and length of time 
in which the repayment is to be paid.  
 
Repayment agreements will not extend for more than twelve (12) months.  Exceptions to this 
policy must be requested in writing to the Executive Director.  The Executive Director or his/her 
designee may grant an exception if a financial hardship exists, with the appropriate supporting 
documentation.  Exceptions will be offered only to participants who have not had an income 
discrepancy in the past.  If payments are in default for two consecutive months, the assistance to 
the family may be terminated.   
 
Participants who have had previous income discrepancies will be offered a thirty (30) day amnesty 
period, during which total repayment of all funds owed must be received by the Authority prior to 
the end of the thirty (30) day amnesty period.  If the total repayment is not received within the 
thirty (30) day amnesty period, the Authority may terminate assistance in accordance with HUD 
regulations. 
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All notices of re-determinations will be put in writing to both the family and the owner and shall 
give the family an opportunity for an informal hearing if so desired. 
 
If it is determined that a participant owes the Authority an amount in excess of $5,000.00 the 
Authority will offer a thirty (30) day period to lower the amount owed below the maximum in 
order to be able to enter into a repayment agreement for the remaining balance or the Authority 
will provide thirty (30) day notice of termination of assistance to the participant and landlord, the 
debt owed will then be forwarded to a collection agency.  
 

26. VERIFICATION OF INFORMATION

A. All information from each applicant will be verified.  Any information relative to the 
acceptance or rejection of an applicant will be documented and placed in the applicant's file.  This 
will include reports of interviews, letters or telephone conversations with reliable sources.  At a 
minimum, these reports will include the date, the source of the information, including the name 
and title of the individual contacted and a resume of the information received. 
 
B. Sources of information may include, but are not limited to, the applicant (by means of 
interview or home visits), landlords, employers, family social workers, parole officers, court 
records, drug treatment centers, clinics, physicians or police departments where necessary. 
 
C. Methods of Verification of Information 
 
a. Income: Income is the most important factor in determining a family's eligibility for 

housing and among the most likely to be subject to misrepresentation or error.   
 
Consequently, the Authority shall use six methods to verify family information and specifies 
the circumstances in which each method will be used: 

 
i. Enterprise Income Verification (EIV) 

ii. SWICA or Upfront Verification (Optional; if EIV is not available) 
iii. Written Third-party Verification - Tenant Supplied Documents 
iv. Written Third-party Verification Form ( if a discrepancy occurs) 
v. Third-party oral verification,  

vi. Tenant Certification/self declaration 
 
The Authority shall include either copies of the verifying documents or a notation of the 
appropriate information in the applicant's file. 
 
b. Assets: Verification of savings and checking accounts from banks and savings and loan 

institutions, newspaper stock quotations, local government assessed property values, tax 
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returns, etc. 
 

c. Family Size and Composition: The Authority will rely on the declarations of the applicant 
related to family size, composition, and the relationship among the family members. 
 

d. Age of Family Members: Proof of age is necessary when it is the sole factor determining 
eligibility or exemption for minors.  It will be verified by birth certificate, baptismal 
certificate or other authoritative document. 
 

e. Displacement Status: This verification will be obtained from the source of the 
displacement, such as a Certificate of Displacement, signed by the appropriate government 
agency. 
 

f. Substandard Housing: This verification will be obtained from a responsible person (not 
including the applicant), an agency and/or department. 
 

27. MINIMUM RENT

Total participant payments must be a minimum of ten percent (10%) of annual income or the 
minimum rent of fifty dollars ($50.00) implemented by the Authority.  With a housing voucher, 
there is no cap on the maximum payment for rent paid to an owner, provided said rent is 
reasonable.  The total participant payment is the difference between the applicable payment 
standard and thirty percent (30%) of the adjusted monthly income, or ten percent (10%) or the 
total unadjusted monthly income. 
 
The Housing Authority shall grant an exception to the minimum rent requirements if the resident 
can demonstrate a hardship circumstance expected to be of a long-term basis (over ninety (90) 
days) as follows: 
 

• The family has lost eligibility for or is awaiting an eligibility determination for a Federal, 
State or local assistance program; 

 
• The family would be evicted as a result of the imposition of the  minimum rent;  

 
• The income of the family has decreased because of a change in circumstance, including loss 

of employment; 
• A death in the family;  

 
• Other circumstances determined by the Housing Authority on a case by case basis. 

 
Any resident requesting exception to the minimum rent will have the rent suspended until a 
determination is made.  After the determination, if an exception is not granted, the rent will be 
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charged retroactively.  If the Housing Authority determines the hardship is expected only to be 
temporary (less than or equal to ninety (90) days) eviction will not be pursued during this period.  
The resident will be given an opportunity to enter into a repayment agreement for monies owed.  
If hardship is not substantiated, the resident will be required to pay the minimum rent including 
any retroactive rent that accrued during the period of review.  If the exception is granted, the 
resident=s account will be credited back to the date of the request except for residents charged a 
minimum rent between October 21, 1998 and February 1999 when this HUD regulation went into 
effect.  Those families are eligible for credit back to October 21, 1998. 
 
If the Participant=s income from Temporary Assistance to Needy Families (TANF) is reduced due to 
noncompliance with an economic self-sufficiency program, work activities requirement, and/or 
fraud in the welfare program, their rent will not be reduced. 
 
The Gross Family Contributions will be reviewed for accuracy and quality control by the Assisted 
Housing Supervisor and Quality Assurance Specialist.  
 

28. ADMINISTRATIVE FEES

Preliminary fees are prorated on the basis of the time spent by each staff member working on the 
preliminary stage.  All costs incurred during this stage will be added to the preliminary fees.  Based 
on past experience, for each 25 units, ten percent (10%) of a Section 8 employee's time will be 
charged to preliminary fees.  Each additional unit will be charged accordingly, i.e., 50 units/20% 
etc.  
 
The Administrative fee is calculated on the unit occupied after completion of the preliminary stage, 
based on the two bedroom Fair Market Rent rate. 
 
The Authority charges all Section 8 Housing Choice Voucher staff time and expenses to the Section 
8 Housing Choice Voucher Program.  Any expense incurred for other projects is divided based on 
the time/consumption or use to those projects.  The time spent by other staff in assisting with the 
Section 8 Housing Choice Voucher Program will be charged to the Section 8 Housing Choice 
Voucher Program on a prorated basis. 
 
29. COST SAVING MEASURES
In order to reduce costs and address the financial shortfall of the Housing Choice Voucher 
(HCV) program the Housing Authority of Bergen County may implement the following 
initiatives dependent upon financial short falls, need to maximize participation and optimize 
financial investments: 
 

A. Ensure Reasonable Rents - Determine whether the rent to owner is a reasonable rent in 
comparison for other comparable unassisted units. In accordance with the HAP 
contract, Landlords will be provided sixty (60 day) written notice that rent must be 
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reduced. The owner must reduce the rent to the reasonable amount or the HAP 
contract must be terminated. In addition, request will be made to owners/landlords to 
voluntarily agree to defer rent increases to help avoid the termination of HAP contracts 
due to shortfalls in HCV funding. 

 
B. Stop Portability Absorption – Due to monthly funding shortfalls and use of HABC 

reserves monthly to fund existing vouchers portable vouchers moving into the 
jurisdiction will no longer be absorbed; all port-ins will be billed to the initial PHA.   

 
C. Voucher Issuance- No new vouchers will be issued to new applicants and outstanding 

vouchers will be pulled back for applicants searching that do not have executed HAP 
contracts.   

 
D. Subsidy Standards-/ Occupancy Standards may be revised for HCV program. In 

accordance with 24CFR 982.401(d) the minimum subsidy standard will be used to 
determine voucher size. A dwelling unit will have at least one bedroom or 
living/sleeping area for each two persons. Individuals of the opposite sex, with the 
exception of spouses, significant others, and young children (under the age of 5), will 
not be require to share the same bedroom or living /sleeping area.  

 
E. Payment Standards- Payment standard may be lowered for all or some unit sizes. Lower 

payment standards apply immediately to all new admissions, relocations, and families 
remaining in their units with a new HAP contact. If necessary, HABC may request a 
regulatory waiver for good cause so that reduced payment standards may be applied 
immediately with notice to family in accordance with its administrative plan policy. 

 
In order to further reduce costs and address the financial shortfall of the Housing Choice 
Voucher (HCV) program the Authority may implement the following initiatives upon the receipt 
of Board approval and if required local HUD Field Office approval: 
 

A. Portability and Moves within the PHA Jurisdiction - Ports to higher cost areas and 
moves within HABC jurisdiction to higher cost units may be denied.  The Authority must 
notify the local HUD Field Office prior to denial, and must demonstrate that based on 
current funding available that there are insufficient funds to pay higher subsidy 
amounts without termination of current participants. 

 
B. Project Based Voucher Issuance - All Project Based Voucher issuance will be suspended. 

 
C. Termination of Assistance Due to Lack of Funding: In accordance with regulation 24CFR 

982.454 HABC may terminate HAP contracts if it is determined that funding under the 
CACC is insufficient to support continued assistance for families in the program. When 
making this determination HABC must consider all of its available budget authority, 
which also includes unspent prior year HAP funds in the NRA account.) Terminations 
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will be determined by lottery. Terminations will continue in this manner until all 
budgetary limitations are satisfied. HABC will notify the HUD field office and its financial 
analyst at the Financial Management Center prior to issuing notice of termination 
actions due to insufficient funding. 
 
Should funding become available HABC will reinstate those terminated from the 
program in the same chronologic manner, with the first household terminated will be 
the first to be re-instated.   

 
30. GUIDELINES & STANDARDS FOR HQS INSPECTIONS

The Authority has three full-time and one part-time Field Representatives who conduct inspections 
of apartments prior to lease approval and upon renewal.  HUD-52580 inspection booklets are used 
for this purpose.  If repairs are necessary owners are notified by mail.  No HAP contract will be 
executed or renewed for a dwelling unit that has any failed item.  If the deficiency involves the 
safety of the participant local authorities will be informed in writing and the apartment will not be 
approved until the Field Representative has verified that the repairs have been made.  
 
A twenty-four (24) hour period will be permitted for emergency repairs.  In addition to the annual 
inspection, for quality control purposes, supervisory inspections will be done on five percent of the 
program's total units. 
 
The Authority's share of the contract rent will not be paid if failed items, for which the landlord is 
responsible, are not corrected within the thirty (30) day notice period or any extension granted by 
the Authority.  Housing payments will be reinstated after the unit has been inspected and 
approved for Housing Quality Standards.  Any exception to this requirement must be approved by 
the Executive Director or his/her designee. 
 
Owner Obligation  
The owner must maintain the unit in accordance with Housing Quality Standards.  If the owner fails 
to maintain the dwelling unit in accordance with Housing Quality Standards, the Authority will take 
prompt and vigorous action to enforce the owner obligations.  Authority remedies for such breach 
of the Housing Quality Standards will include termination, suspension or reduction of housing 
assistance payments and/or termination of the HAP contract. 
 
The Authority will not make any housing assistance payments for a dwelling unit that fails to meet 
the Housing Quality Standards, unless the owner corrects the defect within the period specified by 
the Authority and the Authority verifies the correction.  If a defect is life threatening, the owner 
must correct the defect within 24 hours. For other defects, the owner must correct the defect 
within thirty (30) calendar days, or within any Authority-approved extension. 
 
The owner is not responsible for a breach of the Housing Quality Standards that is not caused by 
the owner, and for which the family is responsible.  However, the Authority may terminate 
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assistance to a family because of Housing Quality Standards breach caused by the family.  HAP will 
not be released if repairs are not completed within the required time regardless of who is 
responsible for a breach in HQS. 
 
The owner is required to execute all paperwork within sixty (60) days of the date that the unit 
passes Housing Quality Standards and the participant was authorized to move in.  If the owner 
does not comply with this requirement, the Authority shall not be obligated for any Housing 
Assistance payments to the owner. 
 

Family Obligation 
The family is responsible for a breach of the Housing Quality Standards that is caused by any of the 
following: 
 

A. The family fails to pay for any utilities that the owner is not required to pay for, but which 
are to be paid by the participant; or 

 
B. The family fails to provide and maintain any appliances that the owner is not required to 

provide, but which are to be provided by the participant; or 
 

C. If any member of the household or guest damages the dwelling unit or premises, beyond 
ordinary wear and tear. 

 
D. If a Housing Quality Standards breach caused by the family is life threatening, the family 

must correct the defect within twenty-four (24) hours.  For other family-caused defects, 
the family must correct the defect within thirty (30) calendar days, or any extension 
approved by the Authority. 

 
E. If the family has caused a breach of the Housing Quality Standards, the Authority will take 

prompt and vigorous action to enforce the family obligations.   
 
The Authority may terminate assistance to a family because of a Housing Quality Standard breach 
caused by the family, or if the family fails to allow the landlord to make required repairs to the 
unit.  
 
31. RETENTION OF DOCUMENTS PROCEDURE

Applicants on Waiting List 

Files of applicants will be retained as long as the applicant’s name remains on the waiting list. Files 
of applicants whose name is removed from the waiting list will be retained for three years from 
the removal date.  
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Reasons for removal from the waiting list 
1. Applicants who are no longer eligible; 
 
2. Applicants who request that their name be removed from the waiting list; 
 
3. Applicants who fail to respond to requests for information, updates and/or other 

correspondence within a specific time. 
 
Participants of Assisted Housing 
When an applicant’s file is approved for occupancy, the completed file will be submitted to the 
appropriate Assisted Housing Specialist for rent calculation.  The following current documents will 
be retained in the participants file:  

 
1. Original applications -  as long as the person receives assistance 
2. Eligibility Review – including foundation documents (SSN, Birth Cert etc.) 
3. Original lease agreement or the most current lease agreement  
4. The last two annual re-certifications, including all verification information/documentation  
5. Recertification information/documentation. 

 
Files will be retained for three years from the date of termination of tenancy. 
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ADDENDUM TO ADMINISTRATIVE PLAN  
FAMILY SELF SUFFICIENCY (FSS) 

 
The Family Self-Sufficiency (FSS) program is part of the Authority's Housing Choice Voucher 
program.  An action plan, defining criteria for participant participation, has been approved by the 
U.S. Department of Housing and Urban Development.  Participants for the FSS program will be 
selected from those participants of the Housing Choice Voucher Rental Assistance program.  
 
Selected applicants must meet all Housing Choice Voucher program guidelines, and be committed 
to an educational and/or vocational training program which will prepare the family for the 
workforce.  The Authority's FSS Coordinator will monitor supportive services and will act as liaison 
to the supportive services offered. 
 
If a family is skipped for the FSS program because of the unavailability of supportive services, they 
may be permitted to participate when the missing services become available. If a FSS participant 
fails to report all income or changes in family composition, this shall constitute grounds for 
termination from the FSS and Housing Choice Voucher program.  Families so terminated will not 
receive any portion of the family's escrow account. 
 
When a family satisfactorily completes its FSS Action Plan and receives its escrow, the family may 
continue to receive Housing Choice Voucher Rental Assistance, if the family is still eligible for the 
Housing Choice Voucher program. 
 
If a family has not met its FSS obligations as outlined in the Contract and Action Plan, the Authority 
may terminate the family's participation in the FSS program and may terminate the family's 
Housing Choice Voucher assistance.  If the family has made sincere efforts to obtain employment 
but is not successful, the Authority may continue to provide Housing Choice Voucher assistance.  
However, in such instances, the family will not receive any portion of the escrow account. 
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ADDENDUM TO ADMINISTRATIVE PLAN 
PROJECT-BASED VOUCHERS 

The following are the procedures that will be applied in the administration of a Project-Based 
Voucher program.  Except as specified herein, all program activities will be conducted in 
accordance with Project-Based Voucher Regulations at 24 CFR 983 and relevant provisions of 
the Housing Authority of Bergen County’s Administrative Plan. The Project Based Voucher 
(PBV) program attaches rental assistance to a particular unit rather than to a family (as with 
tenant-based rental assistance). This Addendum outlines the Housing Authority’s policies 
pertaining to administration of the PBV Program.  
 

PROGRAM DEVELOPMENT
Requesting Proposals 
The Authority will advertise the availability of project-based vouchers in the Record. Proposals 
will be due no sooner than thirty (30) days after the date of the last advertisement. 
 
The advertisement will contain summary information about the number of vouchers available; 
minimum requirements for proposed units; the type of housing; and the deadline for proposals. 
 
Cap on Number of PBV Units 
Except as provided in paragraph (b) of this section, the HA may not select a proposal to provide 
PBV assistance for units in a project or enter into an Agreement or HAP contract to provide PBV 
assistance for units in a project if the total number of dwelling units in the project that will 
receive PBV assistance during the term of the PBV HAP is more than 25 percent of the number 
of dwelling units (assisted or unassisted) in the project. (b): Exceptions to 25 percent per 
project cap: Units in a single family building accepted units in a multifamily building. ‘Excepted’ 
units mean units in a multifamily building that are specifically made available for elderly or 
disabled families or families receiving supportive services (at least one family member must be 
receiving at least one qualifying supportive service).”  
 
Procedures for Selection of Proposals 
Only proposals submitted in response to the Request for Proposals (RFP) advertisement and 
submitted by the stated deadline will be reviewed.  Proposals will be reviewed for 
completeness and compliance with the RFP requirements.  An application review panel will be 
appointed by the Executive Director to review, evaluate, rank and select the applications 
according to the criteria described within the RFP.  
 

a. Housing Authority Owned Developments: In the event that HABC units are 
recommended for the project basing, applications and the recommendation of the 
panel will be forwarded to the HUD field office for review and approval. 
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b. Non-Housing Authority Owned Developments: The Housing Authority will select non-
Housing Authority, owned developments, competitively, using the following criteria. 

 
c. The HA will issue a Request for Proposal that outlines:  

• Number of PBV units being made available  
• 30-day proposal submission deadline  
• Required format of proposals  
• Required submission format (mail)  
• Term of Housing Assistance Contract  
• Other special requirements, i.e., labor standards/Davis Bacon requirements  

 
d. Criteria will include, but is not limited to:  

• Housing type (new construction, rehab, existing)  
• Resident type (senior, family, etc.)  
• Minimum/maximum total units in project  
• Minimum/maximum PBV units in project  

 
e. Scoring components will include, but are not limited to:  

 
i. Site Selection Standards: In determining if a project meets the goal of de-

concentrating poverty and expanding housing and economic opportunities, 
certain conditions of the census tract and general area where the site is located 
will be considered, including:  

 
1. Poverty rate. The HA will not select a project for PBV if it is located in an 

area with a poverty rate greater than 20% unless at least two of the 
following conditions are present:  

 
• There has been an overall decline in the poverty rate for the area over 

the past five years; and/or  
 

• New market rate units have been/are being developed in the same 
census tract where the proposed PBV development will be located and it 
is likely that those units will positively impact the poverty rate in the 
area;  

 
2. Site location adequacy (proximity to mainstream services)  

 
3. Design adequacy (amenities and physical layout of project meets needs 

of population served)  
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4. Project Feasibility – Financial  
 

5. Project Feasibility - Developer experience  
 

f. Prior to selection of any project for PBV, the HA will conduct the following site 
inspections:  

i. General site inspection.  
ii. Unit inspection (rehabilitation and existing only).  

iii. Site and Neighborhood Standards review per HUD regulations at 24 CFR 983.57.  
 
HAP Contract  
All Housing Assistance Payment (HAP) contract terms under the PBV program will be agreed 
upon between the owner and the HA.  The contract will be executed for an initial term of ten 
(10) years, with extensions in five (5) year increments 
 
If a PBV contract unit remains vacant or occupied by an ineligible resident for 6 months or 
longer, the HA may remove that unit from the contract, thereby reducing the total number of 
units under contract.  
 
Rent Determination 
Except for certain tax credit units, the rent to owner must not exceed the lowest of: (1) An 
amount determined by the HA, not to exceed 110% of the applicable fair market rent for the 
unit bedroom size minus any utility allowance; (2) the reasonable rent; or (3) the rent 
requested by the owner. 
 
Annual Inspection 
At least annually during the term of the HAP contract, the PHA must inspect the contract units 
in each building to determine if the contract units and the premises are maintained in 
accordance with HQS.  
 
Participant Selection  
Applicants who will occupy PBV units must be selected by the PHA from the PHA waiting list. 
The PHA must select applicants from the waiting list in accordance with the policies in the PHA 
administrative plan.”  
 
Lease and Occupancy  
The HAP contract may provide for vacancy payments to the owner for a HA-determined period 
of vacancy extending from the beginning of the first calendar month after the move-out month 
for a period not exceeding two full months following the move-out month.”  
 
If the family is occupying a wrong size unit or unit with accessibility features that the family 
does not require, and the unit is needed by a family that requires the accessibility features, the 
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HA must offer the family the opportunity to receive continued housing assistance in another 
unit by offering a unit transfer.  
 
The family may terminate the assisted lease at any time after the first year of occupancy. (b): If 
the family has elected to terminate the lease in this manner, the HA must offer the family the 
opportunity for tenant-based rental assistance. (c) … If voucher or other comparable tenant-
based rental assistance is not immediately available upon termination of the family’s lease of a 
PBV unit, the PHA must give the family priority to receive the next available opportunity for 
continued tenant-based rental assistance.”  
 
The following lease and occupancy rules will apply for PBV units:  
 

A. Vacancy payments (80% of the contract rent) may be made for up to 30 days for vacant 
PBV units provided the vacancy is not the owner’s fault and the owner gave prompt 
notice to the HA of the vacancy.  

 
B. In cases where a PBV unit becomes overcrowded or under-occupied or the unit is 

needed by a family that requires its accessibility features, the residing tenant will be 
offered a tenant-based Housing Choice Voucher of the appropriate subsidy size and will 
be given reasonable time (90 days) to utilize that alternate  assistance.  

 
HAP Contract Execution 
Project sponsors are required to notify the Authority when construction is completed.  Sponsors 
must provide a Certificate of Occupancy (CO) and the Sponsor=s certification that all work items 
except for minor (punch list) items and/or items that cannot be completed because of weather 
conditions -- have been completed; 
 
The units have been constructed in accordance with applicable State and local zoning, building, 
housing and other codes; 
 
Units are in compliance with the lead-based paint requirements in 24 CFR Part 35 H; and 
 
The sponsor has complied with any applicable labor standards requirements in the Agreement, 
including: 
 

i. Equal employment opportunities for low-income, minority, and women-owned businesses 
cited at 24 CFR 983.11 (4), (5), and (6), and  

 
ii. Payment of Davis-Bacon wages to laborers and mechanics employed in the rehabilitation 

or construction of developments with five or more units. 
 
The Authority will inspect all completed units to determine whether the required work items have 
been completed in accordance with the AHAP and the units are in compliance with Housing Quality 
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Standards (HQS).  When the work has been completed, and the sponsor has provided the final CO 
and required certifications, the Authority will proceed to execute the Housing Assistance Payments 
(HAP) Contract. 
 
If there are minor deficiencies and/or deficiencies that cannot be completed because of weather 
conditions, the Authority may require the sponsor to escrow a monetary amount sufficient to 
ensure the completion of the delayed work items, and to execute a written agreement specifying 
the schedule for completion of these items.  If the items are not completed within the agreed 
time, the Authority may terminate the HAP contract or exercise other rights under the contract. 
 
The initial term of the HAP contract will be ten (10) years, subject to the continued availability of 
voucher funding, unless the sponsor requests, and the Authority agrees to, a shorter term. 
 
PROGRAM MANAGEMENT 
 
Waiting List 
The Authority will establish a separate waiting list for elderly households who are interested in 
project-based housing.  The opening and closing of the waiting list will be announced in 
accordance with the Authority=s Affirmative Fair Housing Marketing Plan. 
 
Applicants will be placed on the waiting list in order of the date and time their application is 
received and in accordance with the Authority=s approved Admission and Occupancy Policy.   
Additionally, first preference for units in any municipality will be given to eligible residents of the 
municipality. Eligible persons who are employed or have an offer of employment in the 
municipality will be given the same preference as eligible residents of the municipality. 
 
For project-based voucher developments developed in accordance with the Council on Affordable 
Housing (COAH) requirements or any other State entity, requirements imposed by these agencies 
relating to the selection of applicants to fill vacant units may supersede the applicant selection 
policies of the Authority. 
 
The Authority may request information from households on the project-based waiting list about 
special housing or housing-related needs, in order to make appropriate offers of project-based 
units with accessibility modifications when such units are available. 
 
Elderly households will not lose their place on the tenant-based waiting list if they turn down an 
offer of a project-based unit, or if they apply and are turned down by a project sponsor. 
 
Vacant Units 
Sponsors are required to report upcoming and actual vacancies to the Authority immediately upon 
learning of the vacancy.  The Authority will refer eligible households from the project-based 
voucher waiting list.  In selecting households to occupy vacant units, the project sponsor shall 
apply the same screening criteria used to select non-voucher participants.  If, within thirty (30) 
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days of the sponsor’s vacancy notice, the Authority is unable to refer a suitable applicant, the 
project sponsor may refer an income-eligible elderly household from the sponsor=s own list to the 
Authority for processing. 
 
The Authority will provide housing assistance for vacant units for up to sixty (60) days, in an 
amount not to exceed eighty percent (80%) of the rent in effect on the date the unit became 
vacant, provided that the sponsor has taken every reasonable action to minimize the likelihood 
and extent of vacancies.  If the sponsor allows ineligible households to occupy units eligible for 
assistance under the project-based voucher program, or is unwilling or unable to fill vacant units 
after 120 days, the Authority may amend the HAP contract to exclude the vacant units. 
 
Inspections 
Annually, the Authority will inspect all common areas and systems and at least a 25 percent 
sample of the assisted units in any project-based building or development to confirm that the units 
are being maintained in compliance with HUD=s Housing Quality Standards (HQS).  The Authority 
reserves the right at any time to inspect additional units. 
 
Rent and HAP Payments 
The initial rents for project-based units will in most instances be the rents approved during the 
selection process.  For units assisted under the HOME program, rents are further subject to the 
requirements of the HOME program.  For developments receiving Low-Income Housing Tax 
Credits, the rents for units assisted under the project-based voucher program will not exceed the 
rents approved by HUD for comparable units in the building that receive tax credit but do not have 
additional rental assistance. 
 
The HAP payment for a unit assisted under the project-based voucher program will be equal to the 
gross rent minus the higher of the Total Tenant Payment (TTP) or HABC=s minimum rent of fifty 
dollars ($50.00). 
 
An owner may request a rent increase annually at the anniversary date of the HAP contract.  The 
owner must request the increase in writing sixty (60) days before the anniversary date.  The 
Authority will determine whether the requested increase is reasonable based on the rents for 
comparable unassisted units.  If the requested rent is not reasonable, a smaller increase, no 
increase, or a rent reduction as appropriate will be approved.  In no instance -- other than an error 
in the initial determination of the rent, a decrease in general funding or a reduction in the FMR -- 
will the HABC approve a rent lower than the initial rent for the unit.  
 
Household Moves with Assistance 
Households in good standing may move out of units receiving project-based assistance after 
twelve (12) months with continued tenant-based assistance.  If no voucher is available at the time 
the household wishes to move, the household will be issued the first available tenant-based 
voucher. 
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ADDENDUM TO ADMINISTRATIVE PLAN 
TENANT BASED RENTAL ASSISTANCE (TBRA) 

In an effort to provide eligible applicants with all possible available assistance, the Housing 
Authority will administer the Tenant Based Rental Assistance Program for the Bergen County 
Division  of Community Development. Individuals that are eligible to participate in said program 
will be placed on the TBRA waiting list and assisted on a case by case basis. 
 
Applicants on the TBRA waiting list will also be placed on the Section 8 HCV waiting list.  
 
When the Housing Authority of Bergen County needs to achieve its optimum lease up goal for the 
Housing Choice Voucher (HCV) Program it may absorb TBRA voucher participants into the Section 8 
HCV Program. 
 
In order to participate in the TBRA Program, individuals/families must meet the following criteria: 

 
Χ Applicant must be homeless or in danger of becoming homeless; 
Χ Household income must not exceed current low income guidelines as established by HUD; 
Χ Applicant must be ready for permanent housing. 

 
Once eligibility has been determined and a voucher has been issued to the individual/family, they 
are encouraged to move anywhere within the 70 municipalities in Bergen County. If 
individuals/families require special assistance they are referred to county-wide housing counseling 
agencies. The TBRA Program will be limited to Bergen County residents and the vouchers will not 
be portable outside of Bergen County.  The Authority will administer this program in accordance 
with HUD regulations and requirements.  
 
Program Requirements: 
 
Χ Tenant Eligibility - Initial admission to the program shall be limited to eligible persons or 

families whose income is 60% or less of the median income adjusted for the family size in 
the geographic area served by the Division of Community Development. 

Χ Income Definition - Participant income is calculated by using the HUD definition of annual 
income.  The Authority will review all documents regarding annual income and income 
derived from assets.  Assistance will be provided only to households qualified to participate 
in the Tenant Based Rental Assistance Program. 

Χ Unit Requirements - The Authority will ensure that selected units meet Section 8 Housing 
Quality Standard requirements. Inspections to verify compliance will be conducted at initial 
move-in and annually during the term of the TBRA assistance. Each tenant file will include 
the HQS inspection report.  HQS inspections also include lead-based paint risk assessments.  

Χ Length of Assistance – initial tenant based rental assistance contracts with individual 
households are one year.  However, contracts may be renewed subject to availability of 
HOME funds.  Should HOME Program funds no longer be available to fund the program, 
the Authority may continue to provide assistance to eligible participants with Housing 
Choice Voucher funding at the end of the term, provided it is available.

Monitoring of Program: 
 
Χ Rent Increases - the Authority will review and approve rent increases in accordance with 

the established Rent Reasonableness procedures and all local, state and federal rent 
leveling guidelines. 

Χ Income verification - Income of participants must be re-examined at least annually.  The 
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Authority will verify information regarding income through the method of verification 
acceptable to HUD and as outlined in the Authority=s Verification Policy.  

Χ Waiting List - TBRA participants will be placed on and given preference on the Section 8 
Housing Choice Voucher Waiting List. When a TBRA applicant receives assistance; they will 
remain on the Section 8 HCV waiting list while receiving the HOME-funded TBRA. 
Participants will be informed of the difference between Section 8 Housing Choice Voucher 
rental assistance and the TBRA program.  
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ADDENDUM TO ADMINISTRATIVE PLAN 
SHELTER PLUS CARE VOUCHERS 

 
In an effort to provide eligible, disabled and homeless applicants with all possible available 
assistance, the Housing Authority will administer the Shelter Plus Care Rental Assistance Program 
in collaboration with eligible Social Service providers.   
 
Eligible families for the program must meet the following certification of eligibility : 
 

1. Chronic Homeless adult persons with disabilities 
2. Chronic Homeless: 
Person, without S+C assistance would spend the night in a shelter or place not meant for 
habitation, including: 

i. Sleeping in places not meant for human habitation;  
ii. sleeping in shelters;  

iii. living in transitional/supportive housing but came from streets/shelters;  
iv. being evicted within the week from a private dwelling and no residence identified 

or resources/support to obtain housing.   
Documentation of homeless status is required.  Household income must not exceed current 
very low income guidelines as established by HUD; 

 
3. Disabled: S+C primarily targets persons who are diagnosed with one or more of the 
following: 
a. Chronic alcohol and/or substance abuse; severe mental illness; 
b. AIDS and related diseases 

 
All participants are encouraged to move anywhere within the 70 municipalities in Bergen County.  
If families require special assistance they are referred to County-wide housing counseling agencies. 
Under the Authority=s tenant selection policy all applicants will be limited to Bergen County 
residents and the vouchers will not be portable outside of Bergen County.  The Authority will 
administer this program in accordance with HUD regulations and requirements.  
 
Program Requirements 

1. Tenant Eligibility - Homeless adult persons with disabilities 
2. Tenant Income Eligibility - Initial admission to the program shall be limited to eligible 

persons or families whose income is 50% or less of the median income adjusted for the 
family size in the geographic area served by the Division of Community Development. 

3. Income Definition - Participant income is calculated by using the HUD definition of annual 
income.  The Authority will review all documents regarding annual income.  Assistance will 
be provided only to households qualified to participate in the Shelter + Care  Rental 
Assistance Program. 

4. Unit Requirements - The Authority will ensure that selected units meet Section 8 Housing 
Quality Standard requirements.  Inspections to verify compliance will be conducted at 
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initial move-in and annually during the term of the Shelter + Care assistance.  Each tenant 
file will include the HQS inspection report.  HQS inspections also include a lead-based paint 
risk assessments.   

5. Length of Assistance – Shelter + Care contracts with individual households may not exceed 
five years. However, contracts may be renewed subject to availability of funds. The 
Authority will continue to provide assistance to participants who are no longer eligible for 
the social service provider component of the Shelter + Care program.  This assistance will 
be provided through the Housing Choice Voucher TBRA funding or the regular Housing 
Choice Voucher Assistance.  

 
Monitoring of Program 
Rent Increases - the Authority will review and approve rent increases in accordance with the 
established Rent Reasonableness procedures and all local, state and federal rent leveling 
guidelines. 
Income verification - Income of participants must be re-examined at least annually.  The Authority 
will verify information regarding income through the method of verification acceptable to HUD and 
as outlined in the Authority’s Verification Policy.  
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