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What is the Housing Choice Voucher Program?  

The Housing Choice Voucher (HCV) Program, also known as Section 8, is the federal government’s 
major program for helping eligible households rent safe, healthy and affordable homes by paying 
some of a voucher holder’s rental costs. Administered in Providence by Providence Housing 
Authority, the program assists low-income individuals and families in obtaining and affording 
privately owned, market rental housing.  
 

How does the HCV Program work? 

This type of subsidy is tenant-based, meaning the assistance is tied to the individual rather than 
the property. The program provides housing assistance in the form of a “voucher” so tenants can 
find a home that fits their needs. Under this program, families find their own rental apartment 
and use the voucher to pay for all or a portion of the rent.  
 
How are rents determined in the HCV Program?  

Tenants are required to pay 30-40% of their gross household income for rent and utilities. 
Regulations prohibit families from paying more than 40% of their adjusted monthly income. 
Providence Housing Authority calculates the family share of the rent by looking at all income 
received in the household over the course of one year.  That said, regardless of whether a person 
has income or not, voucher holders must contribute at least $25.00/month toward their rent and 
utilities (minimum rent).  
 
How are rents determined for rental units? 

Fair Market Rents (FMR) are determined annually by the Department of Housing and Urban 
Development (HUD) and can be found online at 
https://www.huduser.gov/portal/datasets/fmr.html. The FMR is used to determine the 
maximum rent that can be charged by landlords to participants of the HCV Program. The FMR 
varies based on bedroom size and must be reviewed by the Housing Authority to make sure it is 
reasonable compared to the rest of the rental market.   
 
The Providence Housing Authority pays up to 5% above the FMR in most of the city and 10% 
above on the East Side to better align FMR with what we are seeing in the actual market.  Each 
housing authority may calculate their allowable rent differently, but all will base their calculation 
on the FMR for the size of the unit and look at the reasonableness of the pricing based on similar 
units that are on the market. 

https://www.huduser.gov/portal/datasets/fmr.html
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What type of rental units qualify for the HCV Program?  

Rental units qualify for the HCV program if they pass a unit inspection to verify the unit is in 
decent, safe, sanitary condition.  For the Providence Housing Authority, units must pass Housing 
Quality Standards (HQS) in order to qualify.   These standards can be found online at 
https://www.hud.gov/program_offices/public_indian_housing/programs/hcv/hqs.  It is 
recommended that landlords use something like the “Inspection Checklist” found at the link 
about to identify and address any possible deficiencies prior to the formal unit inspection.   
 
Some of the core items to look out for include: 

• Bathrooms need to have a private indoor toilet, hot and cold running water, and a 
shower/tub as well as a window or air vent in the bathroom. 

• Kitchens must have a sink with hot and cold running water, adequate storage and space 
to prepare and serve food, and a refrigerator and stove (may also include a microwave).  
There are some cases where the tenant may provide their own stove or refrigerator but 
those are rare. 

• Each room must have adequate light and electricity which means at least 2 outlets or 1 
outlet and a permanent light fixture.   

• Working smoke detectors must be present on all levels of the property (even basements) 
and located outside bedroom areas. 

• The unit must be structurally sound and cannot have any tripping hazards or severe 
defects. 

• Hot water tanks need to have a temperature pressure relief valve and discharge line 
pointing to the floor. 

• Stairways over 4 treads must have handrails. 

• All exterior doors and windows must be lockable. 

• The entrance to the unit can’t be through another property.  There must also be an 
alternate exit such as a fire escape, backdoor, fire ladder, etc. in case of a fire. 

• Property must have a living room, kitchen area, bathroom, and sleeping area.   

  

Finally, units that participate in the HCV program need to comply with federal and state 
regulations regarding Lead-Based Paint.  A valid (within 2 years) lead safe certificate is required 
prior to leasing the unit. 
 
What is the landlord/owner obligated to under the program? 

The owner agrees to abide by the rules governing the program. Property owners are not 

permitted to refuse to participate because of illegal discrimination based on, for instance; a 

family’s race, ethnicity, or disability. Landlords are permitted to screen applicants for income, 

rent payment history, lease compliance and criminal background. The rent charged by the owner 

https://www.hud.gov/program_offices/public_indian_housing/programs/hcv/hqs


 

Providence Housing Authority 
Housing Choice Voucher Frequently Asked Questions for Landlords     page 3 
Updated September 2019 
 

must be ‘reasonable,’ which means the owner is prohibited from charging a voucher family more 

for the same unit than a family who is renting a similar unit without a voucher. 

 

What are the roles of the tenants, landlords/owners and PHA? 

Once PHA approves an eligible voucher holder’s housing unit, then both parties sign a lease.  At 
the same time, the landlord and PHA sign a Housing Assistance Payment (HAP) contract that runs 
as long as the tenant remains on the program and in that unit. This means that everyone – the 
tenant, landlord and PHA – have obligations and responsibilities under the HCV program. 
 

TENANTS: When voucher holder selects a housing unit, and PHA approves the unit and 
lease, the voucher holder signs a lease with the landlord for at least one year. The tenant 
may be required to pay a security deposit to the landlord/owner, but it cannot exceed 
one month’s rent (per RI State Law). After the first year, the landlord may initiate a new 
lease or allow the family to remain in the unit on a month-to-month lease according to RI 
State Law. The voucher holder is expected to comply with the lease and the program 
requirements, pay their share of rent on time, maintain the unit in good condition and 
notify PHA of any changes in income or family composition. 

 

LANDLORDS/OWNERS: The role of the landlord/owner in the voucher program is to 
provide decent, safe, and sanitary housing to a tenant at a reasonable rent. The dwelling 
unit must pass the program’s inspection and be maintained up to those standards for as 
long as the owner receives housing assistance payments. The landlord is expected to meet 
his or her obligations as provided in the lease signed with the tenant and the contract 
signed with PHA. 
 
PHA: PHA administers the voucher program, providing the housing assistance to the 
voucher holder and entering into a contract with the landlord to provide housing 
assistance payments (HAP) on behalf of the tenant. If the landlord fails to meet the 
owner’s obligations under the lease, PHA has the right to terminate assistance payments. 
PHA reexamines the voucher holder’s income and composition annually (with some 
exceptions) and must inspect each unit annually to ensure that it meets minimum 
program standards. If the inspector finds no violations upon the initial inspection (where 
they do not have to return for a second inspection), the following year’s inspection will 
be skipped.  This is the same for annual inspections as well.   

 
If voucher holders struggle to find units, doesn’t that mean they are less than desirable tenants?  

Not necessarily.  Many voucher holders face barriers while searching for eligible housing. For 
example, large families have difficulty finding units that are large enough.  Some face 
discrimination based on their income or misconceptions about the Section 8 program itself.  
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Others still may have poor landlord references or lower credit scores.  However, with the rental 
assistance making rent more affordable, these tenants should be successful.   
 

Can a landlord/owner collect a Security Deposit and who is responsible to pay it? 
Yes, landlords/owners can collect a security deposit.  The deposit may not be more than one 
month’s rent, in accordance with RI State Law.  The deposit would be the responsiblity of the 
voucher holder.  If the landlord/owner permits the tenant to pay in installments, the payment 
plan should be put in writing and both parties should sign the agreement. 
 
Who screens tenants and what criteria is used?  
Screening occurs in several ways.  The Housing Authority issuing the voucher is permitted to 
screen for income eligibility and violent and/or drug related criminal activity.  The landlord/owner 
of the unit is responsible to screen a voucher holder in the same manner as any other prospective 
tenant (credit, references, criminal background, etc.).  To help facilitate the screening process, 
the Housing Authority may provide the name and address of the current and/or most recent 
landlord of the voucher holder. Landlords/owners may request this information through their 
assigned Program Representative at the Housing Authority. 
 
What happens if the voucher holder wants to rent a unit larger than the voucher? 
It is important to ask the potential tenant what bedroom size the Housing Authority approved 
for their voucher during the application process.  A voucher holder who wants to rent a unit larger 
than what they are allowed/approved for will either 1) pay more than 30-40% of their income 
out of pocket (which may cause payment problems in the future) or 2) negotiate a lowered rent 
with the landlord/owner to ensure that they will not pay more than 40% of their income towards 
the rent. 
 
I live out-of-state.  Why do I need an agent?  
Per RI State Law, non-resident property owners must designate a local agent with the Office of 
the RI Secretary of State.  To comply with this law, the Housing Authority cannot make payments 
to out-of-state landlords/owners without a designated agent.  To designate or change your agent, 
visit www.sos.ri.gov/business/nonresident/.  
 
What happens if more people move in than are listed on the lease?  
Voucher holders are not allowed to move in more people without the written consent of the 
Housing Authority and landlord/owner.  Doing so would violate the program agreement and 
jeopardize the assistance being offered to the tenant.  If you have knowledge of an additional 
person living in the unit that is not listed on the lease, please report that tenant to your 
designated Program Representative. Landlords/Owners may not receive additional payments or 
rent for people living in a unit that had not been approved by both the landlord/owner and the 
Housing Authority. 
 

http://www.sos.ri.gov/business/nonresident/
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There are no circumstances where a landlord/owner can request or accept additional money 
from a tenant without the written permission of the Housing Authority.  Instead, the voucher 
holder is responsible for requesting an additional tenant move in and notifying both the 
landlord/owner and the Housing Authority.  Based on the income and household size, the rent 
cost and payment may change. 
 
Must the landlord/owner or their designated agent be present at the initial inspection? 
Inspectors from the Providence Housing Authority are not permitted to enter any unit if the 
landlord/owner or their agent is not present. 
 
Why may I get two dates for reinspection? 
The inspector may return to the property twice based on the neeeds/conditions during the first 
inspection.  The first date to reinspect any emergency violations that had to be corrected within 
24 hours.  The second date is when the Inspector will return for any other repairs listed on the 
notice. 
 
What is a 24 hour (emergency) violation? 
A landlord/owner will receive a notice for any emergency situation such as smoke alarms, carbon 
monoxide detectors, heat issues, unsafe wiring, etc.  The inspector will return to ensure that the 
repair has been made and if not, their rental payment may be held (also know as 
abated/abatement).   
 
What is abatement? 
Abatement is mandated by HUD if a violation is not corrected before the reinspection of the 
property.  Rental payments are stopped until the violation is corrected.  If the Inspector returns 
for a second time and the unit finally passes, rent payment will resume from the “pass date” but 
the amount that should have been paid between the first and second reinspection will never be 
paid.   
 
What happens if the tenant does not let me in to do repairs? 
RI State Law states that landlords/owners must give 48 hour written notice to enter a unit. 
Document and save any notices sent to the tenant.  If this becomes a problem, the 
landlord/owner should contact their assigned Program Representative at the Housing Authority 
to assist with this problem.  
 
Am I able to get an extension to finish the repairs? 
Extensions must be requested in writing to the Housing Authority and should include any 
documentaion (such as receipts for ordered materials, etc.) prior to the reinspection.  Extensions 
may be approved for materials that are out of stock and must be ordered, seasonal issues such 
as exterior painting in the winter, etc. 
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When can I get a rent increase? 
If funding permits, rent increases may be approved only at the annual recertification.  Requests 
must be made in writing no later than 90 days prior to the annual recertification date.  It must 
include the amount requested as well as a reason for the increase (increased taxes, water, etc.). 
Please keep in mind that changes in rent may increase the tenant’s portion. 
 
What should I do if the bank account (to which the Housing Assistance Payment Check is direct 
deposited) changes?  
You may fax (401-351-1191) or bring in a voided check with the new routing and account 
numbers to our Leased Housing Department offices at 100 Broad Street in Providence.  Please 
keep in mind that the deposits are sent to the bank a day or two before the first of the month.  If 
the change happens during that time, please call so that the deposit goes into the correct 
account. 
 
 If I suspect fraud or criminal activity, whom do I contact? 
Call the PHA Fraud Investigator at 401-709-2219. 
 
 Why can’t the Housing Authority get the tenant out of my apartment? 
The Housing Authority can only terminate a tenant for program violations.  The landlord/owner  
has a lease with the tenant, and as such, is the only one who can evict the tenant.  A 
Landlord/Owner must send copies of any legal notices for non-compliance and/or failure to pay 
rent to the designated Program Representative at the Housing Authority.  Tenants will be notified 
by the Housing Authority that eviction for cause or non-payment results in the termination of 
rental assistance and is reported to HUD’s national database. 
 
How do I list my unit with Section 8? 
The Housing Authority cannot recommend or refer participants directly to owners.  Rather, we 
recommend that landlords/owners list their unit on www.HousingSearchRI.org and that those 
looking for a unit check there for available units.  Listings are free for landlords/owners and 
signing up for an account is a fairly quick process.  
 
I own an apartment outside of Providence but was contacted by a PHA voucher holder. May I 
rent to this tenant? 
Voucher holders may rent a unit outside the city of Providence.  Once a Request for Tenancy 
Approval (RFTA) form is returned to the PHA, the packet will be transferred to the housing 
authority for that jurisdiction.  At that point, all policies and procedures for that housing authority 
must be followed.  You will be contacted by a representative of that agency. Note that another 
Housing Authority may have different payment standards than PHA, and even may determine 
that a family qualifies for a different bedroom size based on differing policies.  
 

http://www.housingsearchri.org/

