Chapter 16




Section 8 Administrative Plan

Chapter 16 Program Administration Part i
7112025

16-11.B. Payment Standards [see Exhibit 16- 11, B. 24CFR 982.503. Also see
HCV GB, Chapter 7 and Notice PIH 2024-34]

The payment standard sets the maximum subsidy payment a family can receive from the PHA
each month [24 CFR 982.505(a)]. Payment standards are based on fair market rents (FMRs)
published annually by HUD. FMRs are set at a percentile within the rent distribution of standard
quality rental housing units in each FMR area. For most jurisdictions FMRs are set at the 40th
percentile of gross rents in the market area.

In the HCV program, the FMR may be established at the ZIP code level, metropolitan market
area level, or nonmetropolitan county level. Within each FMR area, the applicable FMR is the

HUD-published:
. Small Area FMR (SAFMR);

- For any metropolitan area designated as an SAFMR area: or

- Anywhere a PHA has notified HUD it will voluntarily use SAFMRs;
° Metropolitan FMR for any other metropolitan area; or

° FMR for any other non-metropolitan county.

The PHA must establish a payment standard schedule that establishes payment standard
amounts for each FMR area within the PHA's jurisdiction and for each unit size within each of the
FMR areas. In many cases a single FMR area will cover the PHA’s entire jurisdiction. Some
PHAs’ jurisdictions include more than one FMR area. The PHA’s established payment standards
within the payment standard area always must be within the basic range of the applicable FMR
area, or any HUD-approved exception payment standard. Program regulations and this policy
refer to the "applicable FMR.” The “applicable FMR” is the HUD-published SAFMR for PHAs in
mandatory SAFMR areas or for those PHAs that have opted-in to using the SAFMR, both of
which are discussed below.

Small Area FMR PHAs (Mandatory and Opt-in) [Notice PIH 201 8-01; Notice PIH 2023-32;
Notice PIH 2024-34; and Implementing Small Area Fair Market Rents (SAFMR) Guidebook]

SAFMRs are FMRs calculated at the ZIP Code level, rather than for an entire metropolitan or
non-metropolitan county.

HUD identifies which metropolitan areas are required to use SAFMRs based on significant
voucher concentration challenges and market conditions. PHAs administering the HCV program
in those areas are required to use the SAFMRs when establishing payment standards
(mandatory SAFMR PHAs). Mandatory SAFMR PHAs must use the SAFMR for any part of their
jurisdiction located in the SAFMR area.

Upon notification to HUD, PHAs not located in mandatory SAFMR areas may opt-in and
voluntarily adopt SAFMRs for one or more of the FMR areas in which the PHA administers
vouchers (opt-in PHAs). A PHA that exercises this option in one metropolitan area or non-
metropolitan county is not required to exercise this option in other metropolitan areas or non-
metropolitan counties. A PHA that opts in to SAFMRs may subsequently opt out through revision
of the administrative plan and notification to HUD.

Alternatively, PHAs may elect to use SAFMRs only as the basis for exception payment standards
in some or all of those non-mandatory SAFMR areas that cover or are within their jurisdictions.
These PHAs are not considered opt-in PHAs.

When applicable, SAFMRs apply to all tenant-based vouchers in the PHA’s jurisdiction, including
special vouchers such as the Veterans Affairs Supportive Housing (VASH) program, the Family
Unification Program (FUP), and special housing types such as Single Room Occupancies (SROs)
and homeownership vouchers. SAFMRs do not apply to manufactured home space rental.
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PHA Policy
The PHA is not a mandatory SAFMR PHA.

The PHA will not voluntarily adopt the use of SAFMRs except to establish
exception payment standards in certain ZIP code areas.

The Basic Range [24 CFR 982.503(c) and Notice PIH 2024-34]

The PHA may establish a payment standard within the "basic range” established by HUD—
between 90 and 110 percent of the published FMR for each unit size—without HUD approval or
prior notification to HUD. For each payment standard area, the PHA must establish a payment
standard amount for each unit size which may be based on the same percentage of the published
FMR (for example, all units at 100 percent of FMR), or the PHA may set different payment
standards for different unit sizes (for example, 1-bedrooms at 90 percent and 2-bedrooms at 100
percent of the FMR).

Designated Payment Standard Areas [24 CFR 982.503(a)(3) and Notice PIH 2024-34]

The PHA may establish designated payment standard areas within each FMR area where the
PHA establishes different payment standards, provided each area is no smaller than a census
tract block group. If the PHA designates payment standard areas, then it must include the criteria
used to determine the designated areas and the payment standard amounts for those areas in
the administrative plan.

PHA Policy
The PHA has not established any designated payment standard areas. l:
7/1/2025

16-11.B.i. Exception Payment Standards [24 cFr 982.503(d), Notice PIH
2018-01, Notice PIH 2024-34, and FR Notice 9/27/21]

There are several options available to increase payment standards above the basic range. These
are known as exception payment standards, which are payment standards that exceed 110
percent of the published FMR. The following are types of exception payment standards:

° Payment standards based on SAFMRs in ZIP codes where the SAFMR is higher
than the applicable metropolitan or non-metropolitan county FMR

° Payment standards greater than 110 percent up to 120 percent of the applicable
FMR

. Payment standards over 120 percent of the applicable FMR

° Payment standards up to 120 percent of the FMR for Veterans Affairs Supportive
Housing (HUD-VASH)

° Payment standards necessary as a reasonable accommodation

Payment Standards based on SAFMRs in ZIP codes where the SAFMR is Higher than the
FMR: Upon notification to HUD, a PHA that is not located in a SAFMR area or that has not opted
to voluntarily adopt SAFMRs may establish an exception payment standard for a ZIP code area
that exceeds the basic range for the metropolitan area or county FMR of up to and including 110
percent of the SAFMR for that ZIP code area. If an exception area crosses one or more FMR
boundaries, then the maximum exception payment standard amount that a PHA may adopt for
the area without HUD approval is 110 percent of the ZIP code area with the lowest SAEMR
amount. A PHA that adopts an exception payment standard pursuant to this authority must apply
it to the entire ZIP code area.
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Payment Standards Greater than 110 Percent Up to 120 Percent: Upon notification to HUD, a
PHA may establish exception payment standards between 110 percent and 120 percent of the
applicable FMR if the PHA meets one of the following criteria:

° Success rate: Fewer than 75 percent of families to which the PHA has issued tenant-
based vouchers during the most recent 12-month period for which there is success rate data
available have become participants on the program; or

e Rent burden: More than 40 percent of families with tenant-based assistance pay
more than 30 percent of their adjusted income as their family share.

The PHA may revert back to the basic range at any time without notification to HUD.

PHAs may combine exception payment standards based on the SAFMR and exception payment
standards greater than 110 and up to 120 percent.

Other Exception Payment Standards: PHAs may request HUD approval to establish exception
payment standards up to 120 percent of the FMR when the above criteria do not apply or in order
to establish exception payment standards that exceed 120 percent of the FMR. Requests may be
made for an entire FMR area or a designated part of the FMR area.

Exception Payment Standards for VASH: In addition, HUD allows PHAs to establish a HUD-
Veterans Affairs Supportive Housing (HUD-VASH) exception payment standard. PHAs may go up
to but no higher than 120 percent of the FMR or SAFMR specifically for VASH families. PHAs
who want to establish a VASH exception payment standard over 120 percent must still request a
waiver from HUD (See Section 19-IL.E.).

Once exception payment standards are adopted, the PHA may use the exception payment
standard for all units, or for only units of a particular size. The exception payment standard may
be established for a designated part of the FMR area (called an “exception area") or for the entire
FMR area. Exception areas are typically county, city, town, ZIP code, or census tract areas.
However, so long as the exception area is no smaller than census tract block group, the PHA
may determine the area for the exception area.

PHA Policy

The PHA has not established exception payment standards. 7/1/2025

16-1l.B.ii. Reasonable Accommodation [24 cFr 982.503(d)(5), 24 CFR
982.505(d), Notice PIH 2024-34, and Notice PIH 2010-26]

Unit-by-unit exceptions to the PHA’s payment standards generally are not permitted. However, an
exception may be made on a case-by-case basis as a reasonable accommodation for a family
that includes a person with disabilities. (See Chapter 2 for a discussion of reasonable
accommodations.) This type of exception does not affect the PHA's payment standard schedule.

If required as a reasonable accommodation, the PHA may make an exception to the payment
standard without HUD approval if the exception amount does not exceed 120 percent of the
applicable FMR/SAFMR for the unit size (or in the case of VASH, up to 140 percent of the
FMR/SAFMR). The PHA may request HUD approval for an exception to the payment standard for
a particular family if the required amount exceeds 120 percent of the FMR/SAFMR.

PHA Polic

A family that requires a reasonable accommodation may request a higher payment
standard at the time the Request for Tenancy Approval (RTA) is submitted. The
family must document the need for the exception. In order to approve an
exception, or request an exception from HUD, the PHA must determine that:

There is a shortage of affordable units that would be appropriate for the
family;
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The family share would otherwise exceed 40 percent of adjusted monthly
income; and

The rent for the unit is reasonable.
Payment Standard below the Basic Range [24 CFR 982.503(e) and Notice PIH 2024-34]

The PHA must request HUD approval to establish a payment standard amount that is lower than
the basic range. At HUD’s sole discretion, HUD may approve establishment of a payment
standard lower than the basic range. HUD will consider rent burden on families assisted under
the program.

7/1/2025

16-11.B.iii. Updating Payment Standards [24 cFr 982.503(c)(3) and Notice
PIH 2023-24]

HUD publishes FMRs in the Federal Register and also makes them available on the HUD website
with an effective date of October 1. When HUD updates FMRs, the PHA must revise its payment
standard amounts and schedule no later than three months following the effective date of the
published FMR if revisions are necessary to stay within the basic range. HUD may require the
PHA to make further adjustments if it determines that rent burdens for assisted families in the
PHA's jurisdiction are unacceptably high [24 CFR 982.503(h)]. PHAs must include a copy of the
payment standard schedule in the voucher briefing materials, and HUD strongly encourages
PHAs to post their payment standard schedule on their website.

PHA Policy
The PHA will review the appropriateness of the payment standards on an annual
basis when the new FMR is published, and at other times as determined
necessary. In addition to ensuring the payment standards are always within the
“basic range,” the PHA will consider the following factors when determining
whether an adjustment should be made to the payment standard schedule:

Funding Availability: The PHA will review projected HAP expenditures to
determine the impact projected subsidy adjustments will have on funding
available for the program and the number of families served. The PHA will
compare the number of families who could be served under revised
payment standard amounts with the number assisted under current
payment standard amounts.

Rent Burden of Participating Families: Rent burden will be determined by
identifying the percentage of families, for each unit size, that are paying
more than 30 percent of their monthly adjusted income as the family share.
When 40 percent or more of families, for any given unit size, are paying
more than 30 percent of adjusted monthly income as the family share, the
PHA will consider increasing the payment standard. In evaluating rent
burdens, the PHA will not include families renting a larger unit than their
family unit size.

Quality of Units Selected: The PHA may review the quality of units selected
by participant families when making the determination of the percent of
income families are paying for housing, to ensure that payment standard
increases are only made when needed to reach the mid-range of the
market.

Changes in Rent to Owner: The PHA may review a sample of the units to

determine how often owners are increasing or decreasing rents and the
average percent of increases and decreases by bedroom size.
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16-IV.B. Repayment Policy (see Notice PIH 2017-12) 12112010

16-1V.B.i. Owner Debts to the PHA

PHA Policy- Owner Debts to the PHA
Any amount due to the PHA by an owner must be repaid by the owner within 30 days of

the PHA determination of the debt.

If the owner fails to repay the debt within the required time frame and is entitled to future
HAP payments, the PHA will reduce the future HAP payments by the amount owed until
the debt is paid in full.

If the owner is not entitled to future HAP payments the PHA will offer to enter into a
repayment agreement in accordance with the policies below.

If the owner refuses to repay the debt, enter into a repayment agreement, or breaches a
repayment agreement, the PHA will ban the owner from future participation in the program
and pursue other methods of collection.

16-IV.B.ii. Family Debts to the PHA (See *PIH Alert* and *HUD Form 52675* e

PHA Policy- Family Debts to the PHA

Any amount due to the PHA by an HCV participant must be repaid by the family. If the
family is unable to repay the debt within 30 days, the PHA will offer to enter into a
repayment agreement in accordance with the policies below.

If the family refuses to repay the debt, enter into a repayment agreement, or breaches a
repayment agreement, the PHA will terminate the assistance upon notification to the
family and pursue other methods of collection.

Criminal Prosecution for Program Fraud/Abuse

Local, state or federal criminal prosecution should be considered by the PHA in flagrant cases, if
the abuse was committed over several years, the fraud and/or underpayments are substantial
and the PHA documents that a family and/or owner willfully intended to misrepresent the truth
[HUD OIG Integrity Bulletin, Summer 201 5].

PHA Policy

The PHA will consuit with the HUD Field Office and regional OIG Special Agent in
Charge (SAC) to determine whether it will refer the matter to the state or local
district attorney to pursue criminal fraud charges.

16-IV.B.iii. Repayment Agreement

2CFR 792 103
Repayment agreement means a formal document signed by a tenant or owner and provided to a
PHA in which a tenant or owner acknowledges a debt, in a specific amount, and agrees fo repay

the amount due at specific time period(s).
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Chapter 16
PROGRAM ADMINISTRATION

PART V: SECTION 8 MANAGEMENT
ASSESSMENT PROGRAM (SEMAP) 3202024

16-V.A. Overview (sece 24 CFR Part 985 and HUD 52648)

The Section 8 Management Assessment Program (SEMAP) is a tool that allows HUD to measure
PHA performance in key areas to ensure program integrity and accountability. SEMAP scores
translate into a rating for each PHA as high performing, standard, or troubled. Scores on
individual SEMAP indicators, as well as overall SEMAP ratings, can affect the PHA in several

ways.

¢ High-performing PHAs can be given a competitive advantage under notices of funding
availability [24 CFR 985.103].

» PHAs with deficiencies on one or more indicators are required to correct the deficiencies and
report to HUD [24 CFR 985.106].

* PHAs with an overall rating of “troubled" are subject to additional HUD oversight, including
on-site reviews by HUD staff, a requirement to develop a corrective action plan, and
monitoring to ensure the successful implementation of the corrective action plan. In addition,
PHAs that are designated “troubled” may not use any part of the administrative fee reserve
for other housing purposes [24 CFR 985.107].

* HUD may determine that a PHA's failure to correct identified SEMAP deficiencies or to
prepare and implement a corrective action plan required by HUD constitutes a default under
the ACC [24 CFR 985.109].

16-V.B. SEMAP Certification (24 crr 985.101]

PHAs must submit the HUD-required SEMAP certification form within 60 calendar days after the
end of its fiscal year. The certification must be approved by PHA board resolution and signed by
the PHA executive director. If the PHA is a unit of local government or a state, a resolution
approving the certification is not required, and the certification must be executed by the Section 8
program director.

PHAs with less than 250 voucher units are only required to be assessed every other PHA fiscal
year. HUD will assess such PHAs annually if the PHA elects to have its performance assessed
on an annual basis; or is designated as “troubled” [24 CFR 985.105].

Failure of a PHA to submit its SEMAP certification within the required time frame will result in an
overall performance rating of “troubled.”

PHA’s SEMAP certification is subject to HUD verification by an on-site confirmatory review at
7712025 fany time. For small PHAs, HUD may conduct a remote confirmatory review,

Upon receipt of the PHA's SEMAP certification, HUD will rate the PHA's performance under each
SEMAP indicator in accordance with program requirements.

HUD Verification Method

Several of the SEMAP indicators are scored based on a review of a quality control sample
selected for this purpose. The PHA or the Independent Auditor must select an unbiased sample
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an effective audit. Electronic retention of form HUD—50058 and HUD-50058-FSS and supporting
documentation fulfills the record retention requirement under this section.

During the term of each assisted lease, and for at least three years thereafter, per Notice PIH jEsenb I
2014-20 requires PHAS to keep records of all complains, investigations, notices and correction
actions related to violations of the Fair Housing Act or the equal access final rule

16-VI.C. Records Management

PHA Policy-Records Management
All applicant and participant information will be kept in a secure location and access will

be limited to authorized PHA staff.

PHA staff will not discuss personal family information unless there is a business reason to
do so. Inappropriate discussion of family information or improper disclosure of family
information by staff will result in disciplinary action.

7175 | 16-VI.C.i. Privacy Act Requirements (See *HUD Form-9886-A*, *HUD PIH

Notice 94-36*, *HUD PIH Notice 2014-10* and *HUD PIH Notice 2010-19 Item 18%) D
2CFR5.212

a) Compliance with the Privacy Act. The collection, maintenance, use, and dissemination of

SSNs, EINs, any information derived from SSNs and Employer Identification Numbers (EINs), 6/8/2015

and income information under this subpart shall be conducted, to the extent applicable, in
compliance with the Privacy Act (5 U.S.C. 552a) and all other provisions of Federal, State, and

local law.
(b) Privacy Act notice. All assistance applicants shall be provided with a Privacy Act notice at the

time of application. All participants shall be provided with a Privacy Act notice at each annual
income re-certification.

16-VI.C.ii. Upfront Income Verification (UIVIEIV) Records

PHA Policy- UIV/EIV Records
Prior to utilizing HUD’s UIV/EIV system, the PHA will adopt and implement UIV/EIV security

procedures required by HUD.
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