














An undue administrative burden is one that requires a fundamental alteration of the essential 
functions of GDPM (i.e., waiving a family obligation). 

An undue financial burden is one that when considering the available resources of the agency as 
a whole, the requested accommodation would pose a severe financial hardship on GDPM. 

GDPM will provide a written decision to the person requesting the accommodation within 
twenty working days from the date the written request is received. If a person is denied the 
accommodation or feels that the alternative suggestions are inadequate, they may request an 
informal hearing to review the GDPM’s decision. 

Reasonable Accommodations will be made for persons with a disability who require an advocate 
or accessible offices. A designee will be allowed to provide some information, but only with the 
permission of the person with the disability. 

All GDPM mailings will be made available in an accessible format upon request, as a reasonable 
accommodation. 

After a Reasonable Accommodation has been approved, GDPM will schedule a “Special 
Inspection” to verify the requested Reasonable Accommodation. 

Verification of Disability 

GDPM will verify disabilities in compliance with the Fair Housing Amendments Act of 1988, 
Section 504 of the 1973 Rehabilitation Act, and Americans with Disabilities Act. 

 

H. TRANSLATION OF DOCUMENTS 

In determining whether it is feasible to provide translation of documents written in English into 
other languages, GDPM will utilize the availability of local organizations to provide translation 
services to non-English speaking families. 

 

I. MANAGEMENT ASSESSMENT OBJECTIVES 

GDPM operates its housing assistance program with efficiency and can demonstrate to HUD 
auditors that GDPM is using its resources in a manner that reflects its commitment to quality and 
service. GDPM policies and practices are consistent with the areas of measurement for the 
follow HUD SEMAP indicators. 

 

 

 

 



SEMAP Indicators 
Indicator 1: Selection from the waiting list 
Maximum Score: 15 

• This indicator shows whether the PHA has written policies in its administrative plan for 
selecting applicants from the waiting list and whether the PHA follows these policies when 
selecting applicants from the waiting list. 

• Points are based on the percent f families that are selected from the waiting list in 
accordance with the PHA’s written policies, according to the PHA’s quality control 
sample. 

Indicator 2: Rent Reasonableness 
Maximum Score: 20 

• This indicator shows whether the PHA has and implements a reasonable written method to 
determine and document for each unit leased that the rent to owner is reasonable based on 
current rents for comparable unassisted units at the required times. 

• Points are based on the percent of units for which the PHA follows its written method to 
determine reasonable rent and has documented its determination that the rent to owner is 
reasonable, according to the PHA’s quality control sample. 

Indicator 3: Determination of adjusted income 
Maximum Score: 20 

• This indicator shows whether the PHA verifies and correctly determines adjusted income 
for each assisted family, and where applicable, uses the appropriate utility allowances for 
the unit leased in determining the gross rent. 

• Points are based on percent of files that are calculated and verified correctly, according to 
the PHA’s quality control sample. 

Indicator 4: Utility allowance schedule 
Maximum Score: 5 

• This indicator shows whether the PHA maintains an up-to-date utility allowance schedule. 
• Points are based on whether the PHA has reviewed the utility allowance schedule and 

adjusted it when required, according to the PHA’s certification. 
Indicator 5: NSPIRE quality control inspections 
Maximum Score: 5 

• This indicator shows whether a PHA supervisor reinspects a sample of units under contract 
during the PHA fiscal year, which meets the minimum sample size requirements for 
quality control of NSPIRE inspections. 

• Points are based on whether the required quality control reinspections were completed, 
according to the PHA’s certification. 

Indicator 6: NSPIRE enforcement 
Maximum Score: 10 

• This indicator shows whether, following each inspection of a unit under contract where the 
unit fails to meet NSPIRE standards, any cited life-threatening deficiencies are corrected 
within 24 hours from the inspection and all other deficiencies are corrected within no more 
than 30 calendar days from the inspection or any PHA- approved extension. 

• Points are based on whether the PHA corrects all deficiencies in accordance with required 
time frames, according to the PHA’s certification. 

Indicator 7: Expanding housing opportunities 
Maximum Score: 5 

• Only applies to PHA’s with jurisdiction in metropolitan FMR areas. 



• This indicator shows whether the PHA had adopted and implemented a written policy to 
encourage participation by owners of units located outside areas of poverty or minority 
concentration; informs voucher holders of the full range of areas where they may lease 
units both inside and outside of the PHA’s jurisdiction; and supplies a list of landlords or 
other parties who are willing to lease units or help families find units, including units 
outside areas of poverty or minority concentration. 

• Points are based on whether the PHA has adopted an implemented written policies in 
accordance with SEMPA requirements, according to the PHA’s certification. 

Indicator 8: FMR limit and payment standards 
Maximum Points: 5 points 

• This indicator shows whether the PHA has adopted  payment standard schedule that 
establishes payment standards amounts by unit size for each FMR area in the PHA’s 
jurisdiction, that are within the basic range of 90 to 110 percent of the published FMR. 

• Points are based on whether the PHA has appropriately adopted a payment standard 
schedule(s), according to the PHA’s certification. 

Indicator 9: Annual reexaminations 
Maximum Points: 10 

• This indicator shows whether the PHA completes a reexamination for each participating 
family at least every 12 months. 

• Points are based on the percent of reexaminations that are less than two months overdue, 
according to data from PIC. 

Indicator 10: Correct tenant rent calculations 
Maximum Points 5 

• This indicator shows whether the PHA correctly calculates the family’s share of the rent to 
the owner. 

• Points are based on the percent of correct calculations of family share of the rent, 
according to data from PIC. 

Indicator 11: Pre-contract inspections 
Maximum Points 5 

• This indicator shows whether newly leased units pass inspection on or before the effective 
date of the assisted lease and HAP contract. 

• Points are based on the percent of annual inspections of units under contract that are more 
than 2 months overdue, according to date from PIC. 

Indicator 12: Annual inspection 
Maximum Points: 10 

• This indicator shows whether the PHA inspects each unit under contract at least annually. 
• Points are based on the percent of annual inspections of units under contract that are more 

than 2 months overdue, according to data from PIC. 
Indicator 13: Lease-up 
Maximum Points: 20 

• This indicator shows whether the PHA enters HAP contracts for at least 98 percent of the 
number of the PHA’s baseline voucher units in the AACC for the calendar ear ending on 
or before the PHA’s fiscal year, or whether the PHA has expended at least 98 percent of its 
allocated budget authority for the same calendar year. The PHA can receive 15 points if 95 
to 97 percent of vouchers are leased or budget authority is utilized.  

• Points are based on utilization of vouchers and HAP expenditures as reported in voucher 
management system (VMS) for the most recently completed calendar year. 



Indicator 14: Family self-sufficiency (FSS) enrollment and escrow account balances 
Maximum Points: 10 

• Only applies to PHA’s with mandatory FSS programs. 
• This indicator shows whether the PHA has enrolled families in the FSS program as 

required, and measures the percent of current FSS participants that have had increases in 
earned income which resulted in escrow account balances. 

• Points are based on the percent of mandatory FSS slots that are filled and the percent of 
families with escrow account balances, according to data from PIC. 

Success rate of voucher holders 
Maximum Points: 5 

• Only applies to PHA’s that have received approval to establish success rate payment 
standards amounts, and isn’t effective until the second full PHA fiscal year following the 
date of HUD approval of success rate payment standards amounts. 

• This indicator shows whether voucher holders were successful in leasing units with 
voucher assistance. 

• Points are based on the percent of families that were issued vouchers, and that become 
participants in the voucher program. 

Deconcentration bonus indicator 
Maximum Points: 5 

• Submission of data for this indicator is mandatory for PHA’s using one or more payment 
standard amount(s) that exceed(s) 100 percent of the published FMR set at the 50 
percentile rent, starting with the second full PHA fiscal year following initial use of 
payment standard amounts based on the FMR’s set a the 50th percentile. 

• Additional points are available to PHA’s that have jurisdiction in metropolitan FMR areas 
and that choose to submit the required data. 

• Points are based on whether the data that is submitted meets the requirements for bonus 
points. 

 

J. RECORDS FOR MONITORING GDPM PERFORMANCE 

In order to demonstrate compliance with HUD and other pertinent regulations, GDPM will 
maintain records, reports and other documentation for a time that is in accordance with HUD 
requirements and in a manner that will allow an auditor, housing professional or other interested 
party to follow, monitor and/or assess the GDPM’s operational procedures objectively and with 
accuracy and in accordance with SEMPA requirements with internal supervisory audits. 

In addition to the required SEMPA documentation, supervisory staff audit the following 
functions: 

 Not less than 100% of reexaminations 

 Not less than 100% of new applications/admissions to the program  

 











Chapter 3 

OUTREACH PROCEDURES 

 

A. FAMILY OUTREACH 

Dayton Metropolitan Housing Authority OBA Greater Dayton Premier Management (GDPM) 
will publicize and disseminate information to make known the availability of housing assistance 
and related services for very low income families. When the GDPM’s waiting list is open, 
GDPM will publicize the availability and nature of housing assistance for very low income 
families in a newspaper of general circulation, minority media, and by other suitable means. 

When applications are accepted, the notice will: 

Advise families that applications will be taken online or at the designated office, 
including the dates and times application will be accepted; 

 Briefly describe the Housing Choice Voucher program, and; 

State that occupants/applicants for Asset Management (low rent) housing, in order to be 
considered for the Housing Choice Voucher Program, must specifically apply for the 
Housing Choice Voucher Program and that applicants for the Housing Choice Voucher 
Program will not lose their place on the public housing waiting list. 

To reach person who cannot read the newspapers, GDPM will distribute fact sheets to the 
broadcasting media, and initiate personal contacts with members of the news media and 
community service personal contacts with members of the news media and community service 
personnel. GDPM will also utilize public service announcements. 

GDPM will communicate the status of housing availability to other service providers in the 
community, and advise them of housing eligibility factors and guidelines in order that they can 
make proper referrals for housing assistance. 

 

B. OWNER OUTREACH 

This included informing participant owners of applicable legislative changes in program 
requirements. GDPM encourages owners of decent, safe and sanitary housing units to lease to 
Housing Choice Voucher families. GDPM encourages participation by owners of suitable units 
located outside areas of low poverty or minority concentration. (In Montgomery County, 
specifically, the 2022 American Communities Survey indicates Harrison Township, Moraine and 
the city of Dayton as having the highest concentration of poverty; therefore, GDPM encourages 
families to seek other areas of increased opportunity.) GDPM conducts periodic meetings with 
prospective and participating owners and provides information through the website and the 
landlord portal to improve owner relations and to recruit new owners, including those outside of 
areas of poverty or minority concentration. 



The agency’s Landlord Liaison is available for interested landlords to list units in all 
neighborhoods within GDPM’s jurisdiction that are available for lease with the Housing Choice 
Voucher Program which includes notation of units outside of areas of highest concentration of 
poverty. Families will be provided listing of high opportunity areas on the agency website or 
during office hours; the list can also be mailed to families upon their request. 

INTRODUCTION 

GDPM’s goals and objectives are designed to assure that families selected to participate are 
equipped with the tools necessary to locate an acceptable housing unit. Families are provided 
sufficient knowledge and information regarding the program and how to achieve maximum 
benefit while complying with program requirements. When eligibility has been determined, 
GDPM will conduct a mandatory briefing to ensure that families know how the program works. 
The briefing will provide a broad description of owner and family responsibilities, GDPM 
procedures, and how to lease a unit. The family will also receive a briefing packet that provides 
more detailed information about the program, including information of areas outside poverty and 
minority concentration. 

Briefing Packet 
This list includes landlord or other parties who are willing to lease units or help families find 
units outside areas of poverty or minority concentration. 

ENCOURAGING PARTICIPATION IN AREAS WITHOUT POVERTY OR MINORITY 
CONCENTRATION 

At the briefing, families are encouraged to search for housing in non-impacted areas and GDPM 
will provide information to families who wish to do so. 
GDPM has areas outside of poverty and minority concentration clearly detailed in order to 
provide families with information and encouragement in seeking housing opportunities outside 
highly concentrated areas. 

GDPM has maps to show various areas and information about facilities and services in 
neighboring areas such as schools, transportation, employment and supportive/social services. 
The assistance provided to such families: 

• Providing families with a search record form to gather and record information 
• Direct contact with landlords 
• Counseling with the family 
• Providing information about services in various non-impacted areas 
• Formal or informal discussions with landlord groups 
• Formal or informal discussions with social service agencies 
• Meeting with fair housing groups or agencies 



















































































































































































































































































































































Chapter 13 

LEASE APPROVAL, RENT REASONABLENESS AND CONTRACT EXECUTION  

[24 CFR 982.302, 982.507] 

 

INTRODUCTION [24 CFR 982.305(a)] 

GDPM will determine rent reasonableness in accordance with 24 CFR 982.507(a). It is GDPM’s 

responsibility to ensure that the rents charged by owners are reasonable based upon unassisted 

comparables in the rental market, using the criteria specified in 24 CFR 982.507(b). 

This chapter defines the types of eligible housing, GDPM’s policies that pertain to lease 

requirements, lease review and rent reasonableness. 

 

A. LEASE REVIEW [24 CFR 982.308] 

The family and owner must submit a standard form of lease used in the locality by the owner and 

that is generally used for other unassisted tenants in the premises. The terms and conditions of 

the lease must be consistent with state and local law. 

The lease must specify: 

 The names of the owner and tenant, and 

 The address of the unit rented (including apartment number, if any), and 

 The amount of the monthly rent to owner, and 

 The utilities and appliances to be supplied by the owner, and 

 The utilities and appliances to be supplied by the family 

The HUD prescribed tenancy addendum must be included in the lease word for word before the 

lease is executed. 

The Lead Warning Statement and disclosure information required by 24 CFR 35.92(b) will be 

included in the Request for Tenancy Approval Packet (RTA). 

 

Actions Before Lease Term 

All of the following must always be completed before the beginning of the initial term of the 

lease for a unit: 

 GDPM has inspected the unit and has determined that the unit satisfied the HQS; 

 GDPM has determined that the rent charged by the owner is reasonable; 



The landlord and the tenant have executed the lease, including the HUD prescribed 

tenancy addendum; 

 GDPM has approved leasing of the unit in accordance with program requirements; 

When the gross rent exceeds the applicable payment standard for the family, GDPM must 

determine that the family share (total family contribution) will not be more than 40% of 

the family monthly adjusted income.  

 

B. SEPARATE AGREEMENTS 

Separate agreements are not necessarily illegal side agreements. Families and owners will be 

advised of the prohibition of illegal side payments for additional rent, or for items normally 

included in the rent of unassisted families, or for items not shown on the approved lease. 

The family is no liable under the lease for unpaid charges for items covered by separate 

agreements and nonpayment of these agreements cannot be cause for eviction. 

Owners and families may execute separate agreements for services, appliances (other than range 

and refrigerator) and other items that are not included in the lease if the agreement is in writing 

and approved by GDPM. 

Any appliances, services or other items that are routinely provided to unassisted families as part 

of the lease (such as air conditioning, dishwasher or garage) or are permanently installed in the 

unit, cannot be put under separate agreement and must be included in the lease. For there to be a 

separate agreement, the family must have the option of not utilizing the service, appliance or 

other item. 

If the family and owner have come to a written agreement on the amount of allowable charges 

for a specific time, so long as those charges are reasonable and not a substitute for higher rent, 

they will be allowed. 

GDPM will approve separate agreements for modifications to the unit for persons with 

disabilities. The modifications are usually within the dwelling and are critical to the use of the 

dwelling. 

 

C. RENT REASONABLENESS DETERMINATION 

STATEMENT OF COMPLIANCE WITH REASONABLE RENT REGULATIONS 

Background 

The EZ-Reasonable Rent Determination (EZ-RRD) system is utilized to assist staff to conduct 

reasonable rent analysis for units to be assisted. The EZ-RRD system was designed to correct 

long-standing misconceptions and problems about reasonable rent analysis. For example, other 

systems allow the Agency Analyst to select the comparable units, allowing for possible 

favoritism, subjectivity and Fair Housing Issues. EX-RRD automatically selects the best 



comparable units in the database using consistent and objective methods. Thus, the Agency and 

U.S. Department of Housing and Urban Development (HUD) are protected from fraud, waste, 

and mismanagement. 

In another example, some systems loo for comparable units based only on the same or similar 

rents. They do no account for differences in the characteristics between the assisted and 

comparable units. The EZ-RRD system uses the standard deviation method to enable proper 

comparisons of the unit to be assisted and comparable units with different characteristics, 

assuring the Agency that an “apples to apples” comparison is made. 

Agency should always ensure the EZ-RRD database has an adequate number of current 

comparable units in all communities in which the Participants live as well as communities that 

may provide Expanded Housing Opportunities. Expanded Housing Opportunities is a HUD term 

that indicates a geographic area that may offer better housing quality, good public transportation, 

good schools, close proximity to jobs and services, etc. 

This Policy represents a reasonable method per the Section 8 Housing Choice Voucher and 

SEMPA regulations, as well as the HUD Housing Choice Voucher Program Guidebook. It also 

represents a common sense approach according to the HUD SEMAP Confirmatory Review and 

Reasonable Rent Quality Assurance protocols. 

Timing 

A unit will not be approved until it is determined that the requested rent by the owner/agent is a 

reasonable rent. The Agency will also determine the reasonable rent before approving any 

increase in the rent or if there is a ten percent (10%) decrease in the published FMR sixty (60) 

days before the contact anniversary as compared with the FMR in effect one year before the 

contract anniversary, or if directed by HUD. The agency may elect to re-determine reasonable 

rent at any other time. 

Compliance with 24 CFR Section 982.507 Rent to Owner: Reasonable Rent and 24 CFR Section 

985.3(b) Reasonable Rent 

The regulations do not require a specific method to be utilized. The only requirements for 

comparability at 24 CFR 982.507(b) is for the Agency to utilize unassisted units as comparable 

units and to consider all nine characteristics for each determination. Therefore, the reasonable 

rent system uses only unassisted units for comparable units. It also considers the following 

characteristics for each determination. 

 Location 

 Quality 

 Size (by # of bedrooms, overall size and # of bathrooms) 

 Unit type 

 Age of the contract unit 

 Amenities 

 Housing services 

 Maintenance 

 Utilities to be provided by the owner 



The only requirements for reasonable rent at 24 CFR 985.3(b) is for the Agency to have and 

implement a reasonable written method that uses all nice of the above characteristics. This Policy 

describes the reasonable method herein. 

The EZ-Reasonable Rent Determination (EZ-RRD) Report documents implementation of this 

Policy. This Policy includes an example of this Report. 

STEP-BY STEP EXPLANATION OF PROCEDURES 

This section first explains the preparation needed to perform reasonable rent determinations; then 

it provides the steps to implement the reasonable rent determinations. 

Preparations: Use of Location 

The first step in preparation concerns the location characteristic. Location has the greatest impact 

on rent. Therefore, this system gives the greatest weight to location. 

To determine the location, the EZ-RRD Analysts divide the Agency’s jurisdiction into three 

rental market value areas. Each unit to be assisted and each comparable unit is assigned to be in 

either a high, medium, or low market value location. Section III of this Policy provides an 

explanation of how these rental market values are determined. 

Preparation: Assigning Maximum Value Points to HUD Required Characteristics 

EZ-RRD assigns maximum value points to each HUD required characteristic. These value points 

represent the economic value for each characteristic. Section III of this Policy provides an 

explanation of how the value points are determined. 

Value Point Level Applied to Each Characteristic 

Each characteristic is assigned a value point level. Characteristics with higher levels have more 

impact on the actual rent. Level V has the highest number of potential value points. Level I have 

the lowest number of potential points. 

Each level has a value point range. The actual number of value points assigned to a characteristic 

is determined by the description of each characteristic in a particular unit. For example, for the 

quality characteristic, a unit with high quality will receive more value points than a unit with fair 

quality. The table below provides value levels and point ranges. 

Characteristic Value Point Level Value Point Range 

Location V 15-23 

HQS Quality IV 10-18 

Utilities Provided by Owner IV 0-18 

Building Structure (Unit Type) IV 10-18 

Overall Unit Size III 8-13 

Number of Bedrooms II 4-9 

Number of Bathrooms II 4-9 

Age II 4-9 

Amenities II 0-9 

Maintenance I 1-5 

Housing Services I 0-5 



Implementation 

Below are step by step procedures for performing each reasonable rent determination. These 

procedures include data entry into the web based EZ-RRD system and analysis performed by the 

system. 

1. After the Agency Analyst enters the address for the Unit to be Assisted, EZ-RRD 

provides the Agency Analyst with the option to select the best comparable units by 

filtering. 

If the Agency does not filer, EZ-RRD will select the best comparable units from the 

database for the Agency’s entire jurisdiction. If the Agency does not find it necessary to 

filter, the Agency Analyst skips this option. 

However, some agencies may have large jurisdictions that are comprised of smaller 

geographic areas that have significantly different rental market values. These agencies 

may wish to filter to select the best comparable units only from within a specific smaller 

geographical area. 

If filtering is utilized, a two-step process is required. First, the Agency Analyst selects the 

Filter Type from a drop-down menu. The Filter Type may be city, state, zip code, census 

tract, real estate code, neighborhood, custom 1 and custom 2. After selecting the filter 

type, the Agency Analyst mouse-clicks in the Filter To field. EZ-RRD displays all the 

filtering options within the selected type. The Agency Analyst then selects the desired 

option. For example, some agencies may be comprised of several cities with significant 

rental market value differences. When the Agency Analyst selects filtering by city, all 

cities with comparable units will be displayed. The Agency Analyst then selects the 

desired city. 

2. The Agency Analyst enters an accurate description of the unit to be assisted for each 

required characteristic. The Agency is responsible for accurate data input for each 

characteristic for the unit to be assisted. The Agency is responsible to confirm the 

accuracy of the data provided by the Landlord for the required characteristics. To ensure 

that accurate descriptions are entered the definitions for each description are provided on 

the system under “Help Me Decide” for each characteristic. In addition, these definitions 

are provided on a laminated guide called EZ-RRD Rent Reasonableness Determination 

Steps. It is provided in the detailed Reasonable Rent User’s Manual that is provided 

separate from this Policy. 

3. Based on the descriptions entered into the EZ-RRD system, it assigns the appropriate 

values to each characteristic for the unit to be assisted. 

4. EZ-RRD system totals the values of each characteristic for the unit to be assisted to 

obtain the unit’s Total Value Points. 

5. EZ-RRD system analyzes the Total Value Points and descriptions of all characteristics 

for both the unit to be assisted and the comparable unit database. It locates units with 

exact points and characteristics to use as comparable units. 

6. If there is no exact match, EZ-RRD system will next select comparables based on the 

database search priorities listed on the following chart. 

 

 



Database Search Priorities Chart 

 

Through the above database search process, the three comparable units most similar to 

the unit to be assisted are selected.  

7. EZ-RRD system then populates the Reasonable Rent Determination Report (hereafter 

called Report) with the characteristic descriptions and total value points for the unit to be 

assisted and each of three comparables. See sample Report below. 

8. The EZ-RRD System analyzes the data for the Average Rents of Comparables, Average 

Value of Comparables, Unit to be Assisted Rent and Unit to be Assisted Value factors. 

Based on this analysis, EZ-RRD calculates the estimated reasonable market rent for the 

unit to be assisted. On the EZ-Reasonable Rent Determination Report, this figure is 

called Recommended Reasonable Rent. 

9. On the top of the Report, EZ-RRD displays the following analysis data: 

a. Average Rents of Comparables 

b. Average Value of Comparables 

c. Unit to be Assisted Rent 

d. Unit to be Assisted Value 

e. Recommended Reasonable Rent 

10. The Agency Analyst reviews the five factors listed in the analysis data mentioned above. 

Based on this review, the Agency Analyst makes the final decision concerning reasonable 

rent. The Agency Analyst compares the Recommended Reasonable Rent figure with the 

Unit to be Assisted rent figure. Generally, if the Recommended Reasonable Rent figure is 

equal to or higher than the Unit to be Assisted rent, the Agency Analyst may then select 

“Yes” on the Report, print it, and secure it in the tenant file. EZ-RRD will automatically 

fill in the Analyst’s name and date of the determination. 

 

Generally, if the Recommended Reasonable Rent figure is less than the Unit to Be 

Assisted rent, the Agency Analyst may determine the rent is no reasonable. The Agency 

Analyst may then select “No” on the Report, print it, and secure it in the tenant file. EZ-

RRD will automatically fill in the Analyst’s name and date of determination. 

 

If a Request for a Reasonable Accommodation is made, see Section IV- Compliance with 

Fair Housing Regulations in this Policy. 

 

 

 

Priority # Action 

I Exact match on all 9 required characteristics and total value points 

II Exact match to structure type, location, # of bedrooms, and same or similar total 

value points for all required characteristics 

III Exact match to location, # of bedrooms, and same or similar total value points for 

all required characteristics. 



 

Sample Reasonable Rent Determination Report 

A sample Reasonable Rent Determination Report is provided below. The Value Point level and 

the actual value assigned to each characteristic in this sample are also provided. 

As needed an optional Reasonable Rent Determination Standard Deviation Adjusted Report 

showing standard deviation comparisons may be used. This optional report illustrates the results 

of standard deviation calculations for the characteristics of unit size, unit type, quality, and age if 

needed. 

  



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



EXPLANATION OF TYPES OF ANALYSIS USED IN THE PROCEDURES 

The EZ-RRD system uses three basic methods of analysis. They are determining high. medium, 

and low Rental Market Values Areas, Assigning Value Points to Characteristics, and Standard 

Deviation calculation. 

Determining High, Medium, and Low Rental Market Value Areas 

High, medium, and low rental areas, or submarkets within the Agency’s jurisdiction, are 

determined through a process called Value of the Unit’s Location. EZ-RRD Analysts perform 

extensive economic research. This research identifies the value of rental property in all areas of 

the Agency’s jurisdiction. This research entails examining many factors that affect property 

values and rental values within each submarket. These factors include but are not limited to 

census tract income levels, percent of population  above or below poverty, median family 

income, renter occupied units, owner occupied units, percent of vacant units, median house age, 

crime statistics, public transportation, population impaction, community parks and other 

amenities, hospitals, airports, recreational facilities, waterfront access, recent real estate 

developments, etc. 

These factors are used to evaluate the comparable units or the unit to be assisted as well as the 

immediate three to four block area surrounding each comparable unit and unit to be assisted to 

assign a high, medium, or low rental market value rating to each comparable unit and each unit 

to be assisted. 

The high rental market value area consists of luxury communities in the most favorable 

locations. These communities are usually newer construction and may have additional 

community/association amenities such as recreational facilities or be on a waterfront. Individual 

properties may include state of the art systems, modern appliances, and/or superior quality 

finishes. 

A medium rental market value area is considered an average neighborhood or intermediate 

community. These areas are slightly less favorable than the luxury areas. These communities 

may include newer, larger homes and may include quality finishes. These areas may have 

additional amenities such as a fitness center, swimming pool, and recreational courts. Properties 

would contain adequate systems and appliances. 

The lower rental market value area is a below average neighborhood, ranging from minimal to 

depleted or impoverished areas. Minimal communities often include older, smaller homes in 

good condition (that would be considered starter homes if being purchased). They may also 

include buildings in poor condition that have been abandoned or vandalized. These 

neighborhoods may have community parks and swimming pools. 

Assigning Value Points to Characteristics 

The value for each characteristic is based upon the economic research for the Agency’s 

jurisdiction described above. In addition, it is based on several years of rental market research 

using an enormous, national, unassisted rental market unit sampling. Each HUD required 

characteristic was individually analyzed to represent its contribution accurately to the unit’s total 

rental value. The specific values used are proprietary and cannot be disclosed. 



For example, the Agency gives the highest weight to location. Higher weights are also given to 

utilities paid for by the landlord, quality, and unity type. The lowest value are given to 

maintenance services. 

The value points for each characteristic are added for each unit to become the Total Value Point 

rating. This rating represents the unit’s actual rental value. The Total Value Points for the unit to 

be assisted are compared with the Average Total Value Points for the three comparable units 

during the reasonable rent determination process. This process is illustrated on the sample 

Reasonable Rent Report provided above. 

This methodology is also supported by the Housing Choice Voucher Program HUD Guidebook. 

This Guidebook refers to the Point and Dollars per Feature System. 

Standard Deviation Calculations 

The EZ-RRD system uses the standard deviation procedure to compare differing characteristics 

between the unit to be assisted and the comparable units. Standard Deviation uses the value 

points assigned to each characteristic to calculate the appropriate rent for units having different 

characteristics. The following examples illustrate how the EZ-RRD system applies the standard 

deviation calculation. 

1. The high quality characteristic has to value of 16 points. The fair quality characteristic 

has a value of 13 points, a 19% difference (16 – 13 = 3 point difference; 3 points + 16 

points = 19%). If the other characteristics are the same and if the high quality unit rents 

for $1,000, the fair quality unit should rent at $810 or 19% less. 

2. The single family structure type characteristic has a value of 18 points. The 

garden/walkup structure type characteristic receives 15 points or 17% less. If the other 

characteristics are the same, and the single family units rents for $1,200, the 

garden/walkup unit should rent for $996, or 17% less. 

The above calculation is made for each characteristic with different descriptions during each 

reasonable rent determination. The results of these standard deviation calculations are presented 

in the Total Value Points. For example, using the sample Reasonable Rent Determination above, 

the following Total Value Points and rents were listed. 

Average Total Value Points of Comparables:  78 

Average Rents of Comparables:    $738 

Total Value Points of Assisted Unit:    78 

Requested Rent of Assisted Unit:     $925 

After applying the standard deviation calculations, this system determined that the average 

comparable units and the unit to be assisted had the same total value. As the requested rent for 

the unit to be assisted unit is higher than the average of the comparable units, the requested rent 

is no reasonable. 

COMPLIANCE WITH FAIR HOUSING REGULATIONS 

The Agency will ensure the reasonable rent determination process is not utilized to violate 

anyone’s fair housing rights. To accommodate a request for a reasonable accommodation, the 



Agency recognizes the Fair Housing regulations are more strict than the reasonable rent 

regulations. Therefor, the fair housing regulations will take precedence. 

A participant may make a request for a reasonable accommodation when the EZ-RRD Report 

shows the rent is no reasonable or when the rent is so high the Participant would pay more than 

40% of their monthly adjusted income toward the rent (24 CFR Part 982.508 – Maximum Family 

Share at Initial Occupancy). The Agency will take reasonable internal and external 

administrative remedies to grant regulatory acceptable requests for a reasonable accommodation 

when said requests are received. 

Internal administrative remedies are efforts completely within the Agency’s control. As needed, 

the internal administrative remedies described below will be considered. 

As a reasonable accommodation, the Agency may give a higher rating to four of the required 

reasonable rent characteristics as described below. These higher ratings may result in a high total 

value of the unit to be assisted, and this enable the EZ-RRD software to identify comparable 

units that may justify a higher rent. 

Concerning the location characteristic, the staff should review the definitions for the rental 

market value area to be sure the most accurate rental market value area is being considered for 

the unit to be assisted. 

Concerning the quality characteristic, the Agency may give a unit with features that address a 

specific disability an “Excellent” quality rating. 

Concerning the amenities characteristic, the actual features that address a disability are 

considered amenities. The Agency may select the “Handicap Accessible” amenity and add one 

additional amenity in “Other.” 

Concerning the landlord provided services characteristic, if the unit has services that aid people 

with disabilities, such as transportation, extra security, meals and package handling, the Agency 

can select “Landlord Provided Services.” 

When the request for a reasonable accommodation concerns the 40% of the Monthly Adjusted 

Income (MAI) rule, the Agency may consider the internal administrative remedy of using a 

payment standard of 120% of the Fair Market Rent for specific unit and participant in question 

(24 CFR 982.503 b (1.)(v). The Agency does not need the HUD approval for this action. The 

higher payment standard may bring the tenant’s rent share to under 40% of MAI thus allowing 

the Agency to approve the requested rent. 

External administrative remedies involve efforts by the Agency and HUD. If the requested gross 

rent for a unit at initial occupancy exceeds the payment standard, and the tenant would pay more 

than 40% of their monthly adjusted income for rent, the Agency may request a waiver from 

HUD for the regulation of 24 CFR Part 982.508- Maximum Family Share at Initial Occupancy. 

The waiver request would be to allow the family to pay more than 40% of their monthly adjusted 

income for rent. 



As needed, another external administrative remedy the Agency will consider is to request a 

waiver from HUD from regulation at 24 CFR Part 982.507 Rent to Owner’s Reasonable Rent. 

This waiver request would be to approve the rent for the unit in question even though it is not 

reasonable. (This section subject to change if cited regulations are changed or updated.) 

AGENCY STAFF TRAINING 

As new analysts and new supervisors are appointed, they will undergo training concerning the 

reasonable rent requirements and the EZ-RRD system. This training will include a review of: 

 24 CFR Section 982.507 Rent to Owner: Reasonable Rent 

 24 CFR Section 985.3 (b) Reasonable Rent 

 HUD Housing Choice Voucher Program Guidebook Chapter 9 

 Reasonable Rent Policy 

 EZ-RRD Procedures 

The Analyst performing reasonable rent determinations will demonstrate proficiency for 

correctly performing the reasonable rent determination. 

AGENCY INTERACTION WITH LANDLORDS 

Owner/Agent Relations 

The owner/agent will be advised by accepting each monthly housing assistant payment he/she 

will be certifying that: 

 The Rent to Owner is not more than rent charged by the owner/agent for comparable 

unassisted units in the premises. 

 The assisted family is currently occupying the unit and the assisted family is not in 

violation of lease obligations. 

AGENCY-OWNED UNITS 

Local government or independent entities (approved by HUD) must perform rent reasonableness 

determinations for Agency owned units leased by voucher holders. In these cases, the following 

arrangements may be made: 

 The Authority may pay expenses associated with this service. 

 The Authority may use administrative fee income to compensate the independent 

agencies for their services. 

 The family cannot be charged for these services. 

COLLECTION OF UNASSISTED COMPARABLE UNITES 

Data for comparable units may be collected from the following sources: 

 Onsite visits 

 Real estate, Landlord/real estate investor groups, property managers 

 Any publication with real estate ads 

 Available Census Reports for the most recent years 

 Various Internet sources 



 Multiple Listing Services 

 Newspaper ads followed by owner/agent interviews 

 Owner/Agent questionnaires 

 Apartment and home rental guides 

 Fair Housing groups 

 Government sources 

 Other methods 

CALCULATION OF THE RECOMMENDED REASONABLE RENT 

The EZ-RRD System automatically calculates the Recommended Reasonable Rent figure and 

prints that figure on the EZ-Reasonable Rent Determination Report (RRD). The Recommended 

Rent figure is determined through two automated calculations. First, The Average Rents of 

Comparables is divided by the Average Value of Comparables to obtain the average dollar value 

per value point of the comparable units. Second, this average dollar value is multiplied by the 

unit to be assisted value points to obtain the recommended rent. 

The staff person performing the RRD compares the Recommended Reasonable Rent figure with 

the Unit to be Assisted Rent figure. If the recommended rent is equal or higher than the unit to be 

assisted rent, the requested rent is reasonable. The staff person marks “YES” on the RRD. 

If the Recommended Rent is lower than the Unit to be Assisted rent, the requested rent is not 

reasonable. The staff checks “NO” on the RRD and follows the process for unreasonable rent 

requests. 

D. RENT LIMITATIONS [24 CFR 982.507] 

By accepting each monthly housing assistance payment from GDPM, the owner certifies that the 

rent to owner is not more than rent charged by the owner for comparable unassisted units in the 

premises. The owner is required to provide GDPM with information requested on rents charged 

by the owner on the premises or elsewhere. 

At all times during the tenancy, the rent to owner may not be more than the most current 

reasonable rent determined by GDPM. 

 

E. DISAPPROVAL OF PROPRED RENT [24 CFR 982.502] 

If any of the programs, if the proposed rent is not reasonable, at the family’s request, GDPM will 

negotiate with the owner to reduce the rent to a reasonable rent. If the rent is not affordable 

because the family share would be more than 40% of the family’s monthly adjusted income, 

GDPM will negotiate with the owner to reduce the rent to an affordable rent for the family. 

At the family’s request, GDPM will negotiate with the owner to reduce the rent or 

include some or all of the utilities in the rent to owner. 

If the rent can be approved after negotiations with the owner, GDPM will continue processing 

the Request for Tenancy Approval and lease. If the revised rent involves a change in the 



provisions utilities, the original RTA will be noted with discussed changes and initialed and 

dated by staff member. 

If the owner does not agree on the rent to owner after GDPM has tried and failed to negotiate a 

revised rent, GDPM will inform the family and owner that the lease is disapproved. 

F. CONTRAFT EXECUTION PROCESS [24 CFR 982.305(c)] 

Prior to HAP Contract execution, GDPM will reconfirm the family’s composition and critical 

information about income and allowances. 

If significant changes have occurred, the information will be verified and the Total Tenant 

Payment will be recalculated. GDPM will not re-verify information or recalculate the Total 

Tenant Payment merely because previous verification is more than 60 days old, in this situation. 

If circumstances have not changed (according to the family), GDPM need not obtain new 

verification are man than 60 days old. 

GDPM prepares the Housing Assistance Contract and lease for execution. The family and the 

owner will execute the lease agreement, and the owner and GDPM will execute the HAP 

contract. Copies of the documents will be furnished to the parties who signed the respective 

documents. GDPM will retain a copy of all signed documents. 

GDPM makes every effort to execute the HAP contract before the commencement of the lease 

term. The HAP contract may not be executed more than 60 days after commencement of the 

lease term and no payments will be made until the contract is executed. 

The following GDPM representative(s) is/are authorized to execute a contract on behalf of 

GDPM: Manager, Section 8 Administration, or Leasing Supervisor. 

Owners must provide an employer identification number or social security number. 

Owners must also submit proof of ownership of the property, such as a grant deed or tax bill, a 

copy of the management agreement if the property is managed by a management agent, and 

proof of LLC paperwork. 

Unless their lease was effective prior to June 17, 1998, a family may not lease properties owned 

by a parent, child, grandparent, grandchild, sister or brother of any family member. GDPM will 

waive this restriction as a reasonable accommodation for a family member who is a person with 

a disability. 
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