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1 Introduction
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Welcome to The Housing Authority of the County of Lebanon (HACL) and its Section 8
Housing Assistance Program. In order to introduce you to this program, we have assembled
information that will enable you to understand how the Section 8 Housing Assistance program
works and to point out the advantages of being a participating landlord.

This manual will explain HACL's policies and procedures regarding tenant selection, security
deposits, rent and utilities, inspections, terminations, and other important information. We also
invite you to visit our website http://www.lebanoncountyhousing.com to obtain additional
information about Section 8. On the website your can view and download copies of many of
the forms referenced in this guide. We hope that the information provided here and on our
website will give you insight into how the Section 8 program can be both beneficial and
profitable.

HACL has Section 8 funding for over 500 units. Section 8 families come to us through different
ways, such as the waiting list and portability from other jurisdictions. These families represent
hundreds of persons seeking affordable housing. As a result, the need for quality affordable
housing is tremendous.

HACL's goal is to expand housing opportunities for Section 8 families in low poverty areas, and
other areas which have not traditionally participated in the Section 8 program. This goal also
includes improving the quality of units in the areas we already serve. With your assistance we
can reach our goal.

We appreciate your interest in the Section 8 Program and we look forward to a successful
working relationship with you. Please contact us if you have any questions, comments, or

suggestions.

Thank you.
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2.1 What is Section 8?

The Section 8 Program was created by the Housing and Community Development Act of 1974,
as amended, and is funded by The U. S. Department of Housing and Urban Development
(HUD). This program provides rental assistance to low-income families in the private rental
market. The program was designed to achieve the following goals:

» To provide improved living conditions for low-income families while maintaining their rent
payments at an affordable level,

» To promote freedom of housing choice and integrate lower income and minority families
into mainstream society;

» To provide decent, safe and sanitary housing for eligible participants; and

» To provide an incentive to private owners to rent to lower income families by offering
timely assistance payments, a pool of families to select from, and regular inspections to
insure upkeep of the property.

2.2 Cycle of Section 8 Participation

Both Section 8 applicants and landlords are sometimes confused as to how families enter into
participation in the Section 8 Program. Simply completing an application with the Housing
Authority does not give the family housing assistance. Similarly, just because a dwelling unit
meets Housing Quality Standards does not mean a prospective tenant will receive Section 8
assistance. Progression from applicant to renter is a multi step process, as outlined on the
following page.
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2.3 Roles and Responsibilities

The Section 8 Program is a partnership between the Housing Authority, the landlord and
the assisted family. HACL and the landlord enter into a Housing Assistance Payments
(HAP) Contract to establish the subsidy arrangement. The landlord and the assisted family
enter into an Assisted Lease Agreement that governs the landlord/tenant relationship.

THE HOUSING AUTHORITY ‘S RESPONSIBILITY

Receive applications from interested families and determine program eligibility.
Explains and disseminates information about the program to families and landlords.

Issues the Housing Voucher to the family and assists as needed in helping the family find a
suitable dwelling.

Inspects and certifies that the dwelling meets Federal Housing Quality Standards.

Approves the dwelling, the lease and the landlord’s participation. Executes the HAP
contract with the landlord.

Makes housing assistance payments to the landlord on behalf of the family.
Ensures that both the family and the dwelling continue to qualify for program participation.
Monitors compliance by the family and the landlord with program regulations.

THE LANDLORD'’s JOB

Screen families to determine if they will make good residents.
Comply with the terms of the HAP contract with the Authority.

Maintain the dwelling in decent, safe and sanitary condition. Make necessary repairs in a
timely and professional manner.

Collect rent due from the family in a timely manner and enforce the lease.

THE FAMILY IS OBLIGATED TO

Supply the Authority with complete and accurate information concerning family
composition and income and comply with all applicable rules and regulations.

3
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Make a good faith effort to find a dwelling which qualifies for the Section 8 Program and is
appropriate for their family size.

Allow for annual inspection of the dwelling and annual re-certification of family status.

Comply with all terms of their lease with the owner.

RELATIONSHIPS AND RESPONSIBILITES
IN THE SECTION 8 PROGRAM

Complies with the lease
Takes care of the dwelling

\Enforces the lease

r L)
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3.1 Advantages of being a Landlord in the Section 8 Program

v' Low Vacancy Rate

You would never have to worry about finding tenants to fill vacancies, because Voucher holders
are always looking for good, standard units. The Section 8 Department strives to refer new
participants from the waiting list and current participants who are looking for a change in
housing.

v' Good Residents

The probability of your selecting a good resident 1s high because you will always have several
participants to choose from. The choice is yours - you make the selection based on your own
selection criteria. Please remember that HACL does not screen perspective tenants (other than
for income eligibility). By agreeing to participate in the program you are not required to select a
Section 8 tenant if the tenant does not meet your requirements. In addition, because you select
one Section 8 family you are not automatically required to lease all of your units to Section 8
participants. Application fees are acceptable. The review of renter references is encouraged. As
in all cases, fair housing is the law.

v' Maximum Up Keep of Your Property

Since your property will be inspected initially and at least once a year thereafter, you will
always know the condition of your property. Coupling this with your own periodic checks,
you will be able to ensure that your property is maintained at its highest level. This is
particularly important if, someday, you consider selling your property.

v' Rent Whether Resident Has Income or Not

Most participating families are protected should they ever experience a loss of income. HACL
will normally increase its portion of the contract rent. Even if a family has chosen a larger unit
and is paying the difference in the rent, the family's portion will decrease and HACL's portion
will increase. When a market renter loses his/her job, what recourse do you have if they can't
pay the rent? Slow pay, repayment arrangements, and eviction often follow. Section 8 is
definitely a bonus in this situation.
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v' Reduced Paperwork

Leases and contracts are prepared at the Section 8 office; we do the paperwork for you. Most
landlords start off with just one unit and continue to add units as they learn the process, the
paperwork flow, and the numerous advantages of Section 8 participation.

3.2 Steps on Becoming a Section 8 Landlord

Prior to participating in the Section 8 Program, the Authority requests all prospective
landlords to attend a “Landlord Briefing”. The Briefing explains in detail the rules,
regulations and procedures of HACL's Section 8 program. You may arrange for a briefing
at any time by scheduling an appointment with an Authority representative.

o,

¢ STEP]-FINDING A TENANT

Locating prospective tenants is no different in the Section 8 Program than in the private
rental market. However, the Section 8 Program offers the added benefit of an available pool
of renters looking for apartments. If you wish, the Authority will give your name and
general information about your apartment to families who have been issued a Housing
Voucher. To take advantage of this service you need to list your property with the
Authority. Please note that the Authority WILL NOT steer specific families to a particular
owner or rental unit. We will however, furnish families with information about units that
we know are currently available.

o,

 STEP2-SELECTING THE RIGHT TENANT

Many landlords wrongly believe that the Housing Authority screens applicants and actually
selects eligible families for rental units offered to the program by willing landlords. In other
words, they believe their Section 8 residents are HACL's tenants. This is a major
misconception.

The Section 8 family renting your house or apartment is your tenant, not the Authority’s. For

better or for worse, you have selected the family and must assume the responsibility for your
choice. This responsibility applies to both private market rentals and Section 8 assisted tenants.
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