
Housing Choice Voucher Program
Applicant Briefing Presentation



Program Overview

• The Housing Choice Voucher program is federally funded through 
the United States Department of Housing & Urban Development (HUD). 
With this funding, MSHDA provides rental assistance for approximately 
28,000 households throughout the state of Michigan. 

• The Housing Choice Voucher Program provides assistance to low 
income families to afford decent, safe, and sanitary housing. Housing 
can include single family homes, townhouses, apartments, and is not 
limited to units in subsidized housing. 

• A family that is issued a Housing Choice Voucher is responsible for 
finding a suitable housing unit of the family's choice where the owner 
agrees to rent under the program. A housing subsidy is paid to the 
landlord directly by MSHDA on behalf of the participating family. The 
family then pays the difference between the actual rent charged by 
the landlord and the amount subsidized by the program.
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Your Rights and Responsibilities



Fair Housing
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Fair Housing

It is unlawful to discriminate in housing based on these factors:

• Race
• Color
• National origin
• Religion
• Sex
• Familial status (including children under the age of 18 living with 

parents or legal custodians; pregnant women and people securing 
custody of children under 18) 

• Disability

Contact your housing agent, MSHDA, or HUD if you believe your rights 
have been violated. 
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Violence Against Women Act
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Violence Against Women Act

• The Violence Against Women Act (VAWA) provides protections for 
victims of domestic violence, dating violence, sexual assault, or 
stalking. VAWA protections are not only available to women but are 
available equally to all individuals regardless of sex, gender identity, 
or sexual orientation.

• If you are receiving assistance through MSHDA programs, you may 
not be denied assistance, terminated from participation, or be 
evicted from your rental housing because you are or have been a 
victim of domestic violence, dating violence, sexual assault, or 
stalking.

• Upon your request, MSHDA may permit you to move to another unit 
and keep your assistance. In order to approve a request, MSHDA may 
ask you to provide documentation that you are claiming rights under 
VAWA. 
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Is Fraud Worth It?
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Is Fraud Worth It?

• If you commit fraud to obtain housing, you could be evicted, required 
to repay housing assistance, fined, imprisoned, and prohibited from 
receiving future assistance. 

• You must report all sources of income and any changes in income for 
all members of your household. 

• You must report the names of everyone, adults and children, relatives 
and non-relatives, who are living with you and make up your 
household. 
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Enterprise Income Verification 
(EIV)

13



Enterprise Income Verification 
(EIV)

• Enterprise Income Verification (EIV) is a web-based system that 
contains employment and income information of individuals who 
participate in HUD rental assistance programs. 

• MSHDA will use EIV to identify if you or anyone in your household has 
used a fake social security number, failed to report true and accurate 
information, or is receiving rental assistance at another address. 

• Knowingly providing false, inaccurate, or incomplete information is 
fraud and a crime. 
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Informal Review and
Informal Hearing
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Informal Review

If you are a program applicant (not currently receiving assistance), you 
have a right to request an Informal Review if you disagree with MSHDA’s 
decision. You can request an Informal Review for reasons including, but 
not limited to:

• You did not provide the required residency documentation.
• You did not respond to the initial request for verification.
• You did not supply the required paperwork for program participation. 
• You and/or someone in your household engaged in prohibited 

criminal activity.
• You have an outstanding debt to MSHDA or another PHA.
• You were unable to be contacted by mail. 

Examples of when an Informal Review is not granted include, but are 
not limited to:

• You applied to a closed waiting list;
• Your income exceeds the program’s annual gross income limit; 
• Your voucher has expired. 
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Informal Hearing

If you are a program participant, you have the right to request an 
Informal Hearing if you disagree with MSHDA’s decision. You can request 
an Informal Hearing for reasons including, but not limited to:

• You and/or someone in the household engaged in prohibited 
criminal activity.

• You failed to pay for tenant-supplied utilities, maintain tenant-
supplied appliances, or repair damages. 

• You failed to permit access for a Housing Quality Standards 
inspection.

• You committed serious and/or repeated violations of the lease; 
• You failed to provide true and complete information to MSHDA 

necessary to administer the HCV program. 
• You failed to report income.
• You abandoned/vacated the unit with no notice.
• You have been evicted.
• You are delinquent on a repayment agreement. 
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Optional MSHDA Programs



Family Self-Sufficiency

As a MSHDA Housing Choice Voucher (HCV) program participant, you 
may be eligible to participate in the Family Self-Sufficiency (FSS) 
program. The FSS program can help you gain employment, improve 
your credit, and transition into homeownership if that is a goal for you.

You do not need to be employed to apply for the FSS program, 
however, you will be required to find and maintain employment as you 
participate in the program. FSS participants will work one-on-one with a 
local FSS Resource Coordinator to determine skills and services needed 
to achieve your personal and family goals. 

If your family’s earned income increases during your time in the FSS 
program, MSHDA will set aside money into an escrow account that will 
grow until you successfully graduate from the program. After 
graduation, the tax-free money will be paid directly to you. Many 
successful graduates use this money to help them pay down debt, buy 
a car, attend college, or purchase of a home.

The FSS program is optional and will not affect your HCV assistance, 
even if you are unsuccessful or choose to leave the FSS program. 19



Key To Own (Homeownership)

As a MSHDA Housing Choice Voucher (HCV) Program participant, you 
may be eligible to participate in the Key to Own (KTO) homeownership 
program. This program allows you to switch from renting to buying your 
own home. Once you purchase a home, MSHDA will continue to 
provide monthly assistance by paying a portion of your mortgage 
payment. 

The KTO program also provides pre-purchase counseling, post-purchase 
counseling, as well as additional guidance throughout the entire 
homeownership process. 

To qualify, you must be working at least 30 hours per week, unless you 
are elderly or disabled, and able to achieve earned income of at least 
$15,000 annually.

The KTO program is optional and will not affect your HCV assistance if 
you choose to leave the KTO program before you purchase a home. 
You are not required to participate. 
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MSHDA Housing Choice Voucher Program Guidelines



MSHDA HCV Program Guidelines
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Household Composition

• Tenant/participant must inform MSHDA of any changes in family 
composition or contact information within 10 business days of the 
date of the change.

• Tenant/participant cannot add any other persons to the household 
without prior written approval by the landlord/owner and MSHDA 
except when adding a child by birth, adoption, or custody awarded 
by the court. In order for the child to be added to the household, the 
tenant/participant must inform MSHDA and the landlord/owner.

• Landlord/owner must report a move out or tenant death to MSHDA 
within 10 business days and return all overpaid Housing Assistance 
Payments (HAP).
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Rental Amount and Payments

• The landlord/owner is responsible for collecting the tenant’s portion of 
the monthly rent.

• The monthly rent cannot exceed reasonable rent and affordability as 
determined by MSHDA.

• Assuming the monthly rent is reasonable, MSHDA will contract for 
payment of the difference between the contract rent and tenant’s 
portion.

• Rent cannot exceed rent charged for other comparable units on the 
premises. Upon request, landlords must provide MSHDA with rent 
information for other units they manage/own.

• Payments cannot begin prior to the unit passing inspection, regardless 
of the move-in date.

• MSHDA will notify both the tenant/participant and landlord/owner in 
writing of any changes in the payments. 
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Rental Amount and Payments

• The tenant/participant pays the landlord/owner only the amount 
stated in the Adjustment Notification except when paying a late 
charge as described in the lease.

• The landlord/owner must notify MSHDA if the tenant/participant is not 
making their rental payments, and enforce the terms of the lease, 
including eviction action for non-payment of the tenant rent portion.

• If the landlord/owner receives payment(s) which should not be made 
under the terms of the HAP Contract, the landlord/owner is 
responsible to notify MSHDA immediately. Failure to do so may result 
in the landlord/owner being disapproved for participation in the 
Program, and the overpaid HAP referred to the Department of 
Treasury for collections.
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Rental Amount and Payments

• Rent Adjustments: After the initial lease term, rent increases must be 
requested by the landlord/owner to MSHDA at least 60 days in 
advance of the date the change will take effect. The monthly rent 
may be increased (subject to the program rent reasonableness 
requirement). However, the tenant/participant may be responsible 
for paying any increase.
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Housing Quality Standards 
Inspection

• MSHDA must inspect the unit at least every two years. Any necessary 
repairs must be completed within 30 days unless otherwise noted. Life-
threatening violations must be corrected within 24 hours.

• If repairs are required, MSHDA will forward a notice of deficiencies to 
both the tenant/participant and landlord/owner.

• The landlord/owner must be allowed access to the unit to make 
repairs. MSHDA must be allowed to inspect the unit at reasonable 
times with reasonable notice.

• The tenant/participant and the landlord/owner must maintain the 
housing unit in a decent, safe, and sanitary condition.

• The tenant/participant assumes total responsibility for any damages 
caused by their family or guests.
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Additional Tenant Obligations

• Inform MSHDA of any changes in household income within 10 business 
days of the date of the change.

• At MSHDA’s request, complete a reexamination of family income and 
household composition at least annually.

• Report all cash contributions/financial assistance received on an 
ongoing basis from person(s) not living in the household or from any 
organization to assist with rent payments, utility payments, car 
payments, phone, internet, etc.

• Not allow any visitor/guests to occupy the unit for more than 14 
consecutive days or a total of 30 cumulative calendar days during 
any 12-month period (the rental unit is a private dwelling for the sole 
use of the assisted household).

• Not allow anyone to use the address of the assisted unit unless they 
are an approved member of the household. This includes for mail 
delivery, vehicle registration, driver’s license and state ID registration, 
etc.
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Additional Tenant Obligations

• Give a written 30-day notice to the landlord/owner and get approval 
from MSHDA prior to vacating a unit. 

• Not assign the lease nor sublet the unit. 

• Not engage in any criminal activity (including illegal drug use and 
abuse of alcohol). While marijuana is legal in the state of Michigan, it 
is still considered a Controlled Substance by the federal government 
and is prohibited in federally assisted housing programs. 

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

• Not give the landlord/owner any money beyond what the HAP 
Contract/Adjustment Notification states as assigned by MSHDA. Do 
not enter into any “side-lease” arrangement with the landlord. The 
lease approved by MSHDA is the only lease allowed.
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Additional Tenant Obligations

• Abide by all conditions of the lease, including paying the tenant 
portion of the rent on time. 

• Not be related to the landlord/owner. This means, the landlord/owner 
cannot be a parent, child, grandparent, grandchild, sister or brother 
to any household member unless MSHDA has granted pre-approval to 
provide a reasonable accommodation for a family member with 
disabilities. 

• Not have any interest or ownership in the assisted unit. 

• Report any notification of foreclosure immediately to MSHDA. 

• Notify MSHDA in writing at least 10 business days before leaving their 
unit if they are going to be absent from the unit for more than three 
consecutive weeks.
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Additional Landlord 
Obligations

• List all authorized members of an assisted unit on the lease and report 
unauthorized persons/activity to MSHDA. 

• Report to MSHDA any changes in contact information (physical 
mailing address, telephone number, etc.)

• Report any changes in ownership, or management company, 
immediately as they occur to MSHDA. 

• Not engage in any criminal activity. 

• Report any police calls to the unit to MSHDA. 

• Report violations of utility usage to MSHDA such as disconnected 
utilities, illegal connection to utilities, etc.

• Not accept nor charge tenant any additional moneys beyond what 
is stated in the HAP Contract/Adjustment Notification as assigned by 
MSHDA. 31



Additional Landlord 
Obligations

• Not enter into any “side-lease” agreement with the tenant. The lease 
approved by MSHDA is the only lease allowed. 

• Enforce the terms of the lease, and immediately report to MSHDA any 
tenant lease violations (including failure to pay the tenant portion of 
the rent) and/or eviction actions to MSHDA. 

• Not reside in the assisted unit. 

• Report any impending foreclosure action and/or change of 
ownership immediately to MSHDA (do NOT forward HAP payments to 
the new owner). 

• Not be related (parent, child, grandparent, grandchild, sister or 
brother) to any household member of the tenant family unless MSHDA 
has granted pre-approval to provide a reasonable accommodation 
for a family member with disabilities. 
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Additional Landlord 
Obligations

• Follow all laws and regulations governing tenant/landlord 
relationships. 

• Make repairs to the unit as required and notify MSHDA of any 
corrected deficiencies by the specified date.

• Must adhere to local rental property registration and code 
requirements.
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Selecting A Unit



Expanding Housing Opportunities

When deciding where you would like to live, consider the following:

• Is it a safe neighborhood?
• Is it near a school you want your children to attend?
• How far is the closest grocery store? Gas station?
• Is the unit near your work and day care?
• Is it near your doctor and other health professionals?
• Is public transportation available?

More information regarding areas of minority and poverty concentration 
and maps can be found on MSHDA’s website at: 

https://www.michigan.gov/mshda/0,4641,7-141-5555_5626-299074--
,00.html
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Selecting A Unit

When selecting a unit, consider the following:

• Do you meet the landlord’s screening and eligibility criteria?
• Is the unit and property clean and well kept?
• Is the condition of the unit good?
• Will it pass inspection?
• What utilities are included in rent?
• Who supplies the stove and refrigerator?
• What is the maintenance policy?

• Be sure to tour the unit and make sure it will meet your family needs for 
a minimum of one year.  

36



Lead Based Paint
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Lead-Based Paint

• Many homes built before 1978 have lead-based paint. Lead from 
paint, chips, and dust can pose serious health hazards. 

• Your new landlord must tell you if they have information about lead-
based paint in your home. 

• Lead is especially dangerous to children under the age of 6 (six). 
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Inspection
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Inspection

• Before MSHDA provides rental assistance, your unit must pass an 
inspection.  The MSHDA inspector will verify that the unit meets the 
Housing Quality Standards (HQS) including but not limited to items 
outlined in the booklet A Good Place to Live. 

• If possible, you should attend the inspection. An adult must be 
present. 

• All utilities must be on in order for the unit to be inspected. 

• If you are providing the stove and/or refrigerator, they must be in the 
unit and working at the time of inspection. 

• All smoke and carbon monoxide detectors in the unit must be in 
working order. Additional smoke and carbon monoxide detectors 
may be required to pass inspection.

• If repairs are needed in order for the unit to pass inspection, your 
landlord must be allowed access to the unit to make any required 
repairs. 40



Your Rental Assistance



Utility Schedule Example #1
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Utility Schedule Example #2
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Voucher
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Voucher

• Read your Voucher (HUD 52646) thoroughly and carefully.

• The Voucher is proof to your landlord that you have HCV assistance. 

• The unit size is the number of bedrooms for which your family qualifies 
and is used in determining the amount of assistance you will receive 
from MSHDA.

• The expiration date is the date a Landlord Packet must be received 
by your housing agent. If a completed Landlord Packet is not 
received prior to the expiration date on your Voucher, you may be 
denied assistance. 

• If you are having difficulty finding a unit, please contact your housing 
agent before your voucher expiration date.  
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Housing Search
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Voucher Extensions and 
Suspensions

• Your Voucher is issued for an initial period of 60 days and your 
Landlord Packet must be submitted before your voucher expires. 
MSHDA will approve a 30-day voucher extension if you make a 
request to your housing agent prior to the Voucher expiration date. If 
you have extenuating circumstances and need additional time to 
locate a housing unit, contact your housing agent prior to the 
expiration of your Voucher. 

• When a Landlord Packet is received by your housing agent, the term 
of the voucher will be suspended while the request is processed. The 
suspension ends when your housing agent notifies you in writing 
whether the Landlord Packet has been approved or denied. 
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Your Estimated Rent Portion

• You may select a different size unit than listed in Box A of the Housing 
Assistance Information form as long as the unit is less than or equal to 
estimated Maximum Gross Rent in Box G. If you select a smaller size 
unit your Estimated Assistance will need to be recalculated.

• Gross Rent is the total rent amount due to the landlord (MSHDA and 
tenant portion) plus tenant paid utilities. The Gross Rent must not be 
more than the current payment standard for your county. 

• You must pay for all utilities that are not included as part of the rent. 
Your Utility Allowance will be calculated based on the lower of 
Voucher Eligibility Size (Box A) or actual unit bedroom size. 

• The minimum amount you will pay for rent and utilities is $50.00.  For 
information on hardship exemptions contact your Housing Agent.
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Your Estimated Rent Portion
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Example 1: Calculating Total Tenant Payment – Monthly 
Adjusted Income

30% of monthly adjusted income $700 x .30 = $210

10% of monthly income $740 x .10 = $74

MSHDA minimum rent $50

Total Tenant Payment (TTP) $210

The tenant will never pay less than the TTP regardless of the unit selected



Your Estimated Rent Portion
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Example 2: Calculating Total Tenant Payment – Minimum Rent

30% of monthly adjusted income $134 x .30 = $40

10% of monthly income $174 x .10 = $17

MSHDA minimum rent $50

Total Tenant Payment (TTP) $50

The tenant will never pay less than the TTP regardless of the unit selected



Your Estimated Rent Portion

Example 3: Helping Family Determine Maximum Gross Rent Amount

Total Tenant Payment (TTP) $210

Maximum initial rent burden $280

Payment Standard $450

Maximum subsidy $240

TTP when the gross rent (rent+utilities) is 
at or below than the payment standard $210

TTP when the gross rent (rent+utilities is 
higher than the payment standard

The family will pay between $211 and 
$240, the maximum initial rent burden 
allowed.

Maximum gross rent for selected unit

The maximum gross rent is the maximum 
initial rent burden $280 plus the 
maximum subsidy MSHDA can pay of 
$240. In this example, the gross rent is 
$520. 
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Your Estimated Rent Portion

Example 4: Calculating the Maximum Rent Burden at Initial Occupancy 

30% of monthly adjusted income $700 x .30 = $210

40% of monthly adjusted income $700 x .40 = $280

Maximum initial rent burden $280
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Where You May Choose To Live 

• You may be able to stay where you are or move.

• Within the limitations of the regulations, a family with a voucher has a 
right to use the voucher to lease a unit anywhere in the United States 
as long as the unit is located within the jurisdiction of a Public Housing 
Agency administering a tenant-based voucher program. 

• If you were living in Michigan when you applied for rental assistance, 
you may move outside of the State (portability option) and receive 
rental assistance.  

• If you move within Michigan (as a transfer) or out of Michigan (under 
portability), income limits, the rent limits and bedroom size you are 
eligible for may change
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Where You May Choose To Live 

• For assistance in obtaining the name and address of the Housing 
Authority that manages the HCV program where you want to move, 
refer to HUD’s:
• Public and Indian Housing (PIH) Information and Resource Center 

(1-800-955-2232).  Menu options are available in English and 
Spanish.  Or

• Website: http://www.hud.gov/offices/pih/pha/contacts/index.cfm.

54



Rent Reasonableness

• No unit can be approved until MSHDA has determined that the rent 
for the unit is reasonable. The purpose of rent reasonableness is to 
ensure that a fair rent is paid for each unit in the HCV program. 

• HUD regulations define a reasonable rent as one that does not 
exceed the rent charged for similar unassisted units in the same 
market area. HUD also requires that owners not charge more for 
assisted units than for comparable units on the premises. 

• Once you have selected a unit and submitted the required 
paperwork, your housing agent will determine if the requested rent is 
reasonable. 

Your housing agent will use GoSection8, an independent source for 
similar unit information, to make their determination.
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Affordability 

• You cannot pay more than 40% of your adjusted monthly income for 
rent and tenant-supplied utilities. 

• Once you have selected a unit and submitted the required 
paperwork, your housing agent will perform a calculation using your 
most current income and household data you have provided. 

• If the unit exceeds the 40% affordability limit, MSHDA cannot approve 
the unit for rental assistance unless the owner is willing to negotiate the 
rent and/or utilities. If the owner will not negotiate the rent, you must 
locate a different unit.
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Reasonable Accommodation

• If you or a member of your household is a person with a disability and 
require a reasonable accommodation in order to participate in 
MSHDA's affordable housing program(s) or services, please submit your 
request in writing to your housing agent. 

• Some examples of reasonable accommodations include: extra 
bedroom for medical equipment, live-in aides, separate bedroom for 
sleeping, renting from a prohibited relative, higher utility allowance 
than approved utility allowance schedule, and using a higher 
payment standard than approved to enable a person with disabilities 
to find a suitable unit. 
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Tenancy Addendum
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Tenancy Addendum

• Read the Tenancy Addendum (HUD 52641-A) thoroughly and 
carefully.

• The landlord and the tenant sign the landlord’s lease. 

• The HUD Tenancy Addendum contains the information that must be 
included in your lease and is attached to your lease. 

• If there is any conflict between the tenancy addendum and any other 
lease provisions, the language in the tenancy addendum must be 
followed. 
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Landlord Packet



Landlord Packet
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Landlord Packet

This packet contains all the information that you must provide to your 
landlord once you select a unit. 

You must complete, sign and date your portion of:

1. Request for Tenancy Approval (HUD-52517)
2. Disclosure of Information on Lead-Based Paint (MSHDA 1637b).
3. Notice and Disclosure of Select HCV Program Guidelines (MSHDA 

51c)
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Request For Tenancy Approval
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Lease Requirements

The landlord must provide a lease to MSHDA for review. While the lease is 
between the landlord/owner and the tenant, MSHDA must approve the 
lease. The lease must contain at a minimum:

• The names of the owner and the participant.
• The unit rented (address, apartment number, and any other information 

needed to identify the contract unit).
• The term of the lease (initial term and any provisions for renewal).
• The amount of the monthly rent to owner.
• A specification of what utilities and appliances are to be supplied by the 

owner, and what utilities and appliances are to be supplied by the 
family.

• List all persons who will live in the unit (including live-in aides). Only 
landlord and MSHDA approved persons may reside in the unit.  
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