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WHAT IS SECTION 8? 
 

Section 8 is a program for low-income people who wish to live in privately owned housing and receive rental 
assistance. The term “Section 8” is used because the federal law which created the program is Section 8 of the 
Housing and Community Development act of 1974. 
On October 1, 1999, HUD merged the former Certificate and Voucher Programs into the New Choice Voucher 
Program. 
In the New Choice Voucher Program, you have a limited time to find suitable housing offered by a private owner 
using a Voucher issued by the Housing Authority of Henderson (HA). Any housing you select must meet Section 8 
Housing Quality Standards (HQS). 
New Choice Vouchers give a family the flexibility to pay more than 30 percent of their income for rent and utilities if 
they desire. However, families who are new admissions or move to a new unit cannot pay more than 40 percent of 
their income when they move in. 
The Housing Authority of Henderson reserves the right to deny a family permission to rent or move to a high-cost 
unit inside or outside of the Jurisdiction because of insufficient funding. 

All Voucher units must meet a rent reasonableness test i.e.: the rents cannot be higher than similar units in 
the area. This test is performed on each Section 8 unit leased and when a landlord requests a rent increase. 
In this program, you pay your share of rent directly to the landlord. 
 
A copy of the Housing Authority of Henderson’s Section 8 Administration Plan is available in Section 8 
lobby.  The Section 8 Administration Plan is available for any tenant, applicant or Section 8 Landlord who 
wishes to review the Housing Authority of Henderson’s Section 8 Policies and Procedures. 
 
 

INCOME AND RENT: 
 

Your rent is calculated according to federal regulations and must be recalculated any time your income or family 
size changes. This Section 8 Program has a minimum rent of $50.00, although it may be waived in some 
circumstances. In all programs, at least 10 percent of the unadjusted monthly income is required for rent. Voucher 
holders may pay more than 30 percent, depending on the unit they rent.  
The New Choice Voucher Program regulations change how rent is calculated and require that the PHA calculate 
the subsidy, or portion paid by the PHA first. When the certificate families change to the New Choice Voucher 
Program, they will have to pay the difference between the subsidy and the total rent for their unit. In most cases, 
their portion of the rent will increase. 
 
(Subsidy- All that Section 8 can pay for any unit chosen by a tenant). 
 
 

WHAT IS COUNTED AS INCOME: 
 

Annual income is the anticipated total money from all sources received by the family head and spouse (even if 
temporarily absent) and by each additional adult member of the family. This includes all income derived from assets 
and is calculated for the 12-month period following the effective date of certification. This includes all cash and non-
cash contributions the family is receiving.  All income must be verified with the income source.  
 

 
CHANGES REPORTED: 

 
Any change in income or family composition must be reported the Section 8 Office IN PERSON within ten 
(10) days of the occurrence.  
 

***We recommend reporting changes immediately to avoid violations or complications.*** 
 
DEDUCTIONS FROM INCOME: 
 
1. $480 for each member of the family residing in the household who is under 18  years of age or is 

disabled or handicapped or a full-time student of any age. 
2. $400 for an elderly person. 
3. Medical expenses in excess of 3 percent of annual family income of an elderly, handicapped and disabled 

family. 
4. Reasonable childcare expenses necessary to enable another family member to be employed or to further 

his/her education. 
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SECURITY DEPOSIT: 
 
Landlords usually require a security deposit, which can be used to: 
 
• Repair damage caused by a renter 
• Clean a housing unit left in a dirty condition 
• Pay “rent due” from the participant 
 
In the Voucher Program, the maximum security deposit cannot exceed the amount the owner would request for a 
unit not subsidized by Section 8. 

 
 

UTILITY ALLOWANCE CHECK: 
 

If you pay for your own utilities, you will receive an allowance, which lowers the amount of rent you pay to the 
landlord. (A utility allowance is calculated for every unit using the Utility Allowance Charts in this packet.)  If your 
allowance is more than your share of the rent, you MAY qualify for a reimbursement check from the Section 8 
Program. It is for payment of utility bills. 
 
 

VOUCHERS ACCEPTED: 
 

You may use your Housing Choice Voucher anywhere in Henderson County. Vouchers may also be transferred to 
other cities, with restrictions, this is called Portability.  Wherever you choose to live, the unit must pass a Housing 
Quality Standards (HQS) inspection. It must also pass a rent reasonableness test to assure the rent charged is fair. 
If an owner has housing which qualifies and he/she is willing to rent it under the Section 8 program, a lease, 
tenancy addendum, and housing assistance payment contract must be signed. The Section 8 office has a list of 
some participating owners in Henderson County.  
 
 

SHOPPING FOR A NEW HOME: 
 

KEEP THESE IMPORTANT POINTS IN MIND: 
 
• The unit must offer adequate space for your family. 

You may want to look for a location near shopping centers, medical facilities, recreation areas, 
schools, and public transportation. 

• The unit has to be in good condition.  
 
 
 

SECTION 8 LEASE: 
 

A lease is provided by every landlord and is between the landlord and the tenant. The tenancy addendum is 
provided by the PHA and contains all HUD language necessary to conform to federal regulations. It becomes a part 
of the lease by reference.  

 
 

HOUSING ASSISTANCE PAYMENT CONTRACT: 
 

The Housing Assistance Payment Contract is a written agreement between the landlord and The Housing Authority 
of Henderson. It specifies how much the HA will pay each month to the landlord on behalf of the Section 8 
participant.  
This contract protects the landlord’s interests and the rights of the renters under federal regulations. The HA will not 
begin rental assistance until the lease, tenancy addendum, and HAP Contract have been signed. 

 
 
 

TERMINATION OF ASSISTANCE: 
 

There are a number of ways families can lose their Section 8 assistance. Here is a partial list of typical reasons 
usually sufficient to stop Section 8 assistance to a family: 
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• Vacating the housing without proper notice. 
• Allowing unauthorized persons to live in the housing unit for more than 14 days (per    

Calendar year) or allowing people to use your address. 
• Not complying with the terms of the Section 8 statement of Family Responsibilities. 
• Failing to report any changes in income or provide information required by the Section 8 office for 

reexamination of the family’s continued eligibility for Section 8 assistance. 
• Involvement in drug-related or violent criminal activities. 
• Serious or repeated lease violations. 
• Causing significant damage to your unit. 

 
 

DRUG RELATED OR VIOLENT CRIMINAL ACTIVITY: 
 

Drug-related crime and violent crime are increasing everywhere across the country. Federal regulations provide for 
termination of assistance to those who participate in these activities. The regulations also state that a person does 
not have to have been arrested or convicted in order for their assistance to be terminated.  
If you do not abide by your lease, your landlord has the right to evict you from his/her property. It is extremely 
important to read your lease before you sign it to make sure you fully understand what it says. 
Typical reasons for eviction are non-payment of rent, destruction of property, poor housekeeping habits, keeping 
unauthorized pets, fighting, and allowing people who are not on your lease to stay with you. 
An eviction may cause you to lose your Section 8 rental assistance, and a poor record with landlords will make it 
difficult for you to obtain other housing. 

 
 

LEGAL STEPS FOLLOWING AN EVICTION: 
 

In all cases, you must be notified in writing by the landlord of the reason for any action to evict you from the 
property.  If you remain in the housing after this time has expired, the owner will file a lawsuit to recover possession 
of it.  You have the right to appear in court and explain your actions before the court decides whether or not you will 
be forced to move. It is to your advantage to appear in court because the case will be decided without considering 
your side of the story if you are not there.  If you are forced to move, you must notify the Section 8 office as soon as 
you receive termination notice to schedule an appointment so the Section 8 can determine whether you are eligible 
to continue receiving assistance and to look for a new place to live under the program. 
 
 

WRONGFUL EVICTION: 
 

The Section 8 office is not directly involved in the eviction process because the lease is between you and the 
landlord. If you have problems or believe your rights have been denied during the eviction process: you should seek 
advice from an attorney. Legal Services help people with limited income obtain legal representation based on their 
ability to pay. 

 
 
    INFORMAL HEARINGS: 

 
The HA provides program participants with the opportunity for an informal hearing to consider certain HA policy 
decisions. An opportunity for a hearing may be given for HA decisions regarding: 
 
• Determination of annual or adjusted income to compute HAP. 
• Determination of family size under the HA subsidy standards. 
• Determination to terminate assistance for participant family because of family’s action or failure to 

act. 
• Determination to terminate assistance because the family has been absent from the assisted unit 

for longer than HUD rules or HA policy allow.  
 

Pursuant to the Section 8 Administration Plan, Section XI (2) – Complaints, Informal Reviews for Applicants, Informal   
Hearings for Participants states the resident/applicant shall submit a written request for hearing to the Housing Authority  
Office within Ten (10) Calendar days from the date of the mailing of the summary of the Informal Hearing. 

 
 
 
 
 

NEW EFFECTIVE: 1/1/2015 
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ANNUAL REEXAMINATION: 

 
Section 8 is required by federal regulations to review your income and family size at least once a year. This is done 
to assure that you are paying the right amount of rent based on your income and that your home is appropriate for 
your family size. 
 
REEXAMINATION PREPARATION 
 
For your reexamination and annual inspection, 
 
• Be on time for your appointment. 
• Be sure you have all the information requested in your re-examination letter. 
 

It is very important you keep the appointment scheduled for you, ONLY request a change in your 
appointment time in the event of an emergency.  

 
REVIEW 
 
The Section 8 office will notify you of your reexamination approximately two months before the anniversary of your 
initial move in date. Section 8 staff members will schedule times to conduct your interview. 
After interviewing you in the office, your caseworker will check to see that all information you provided about your 
income and family size is correct. 
In addition to your interview, Section 8 will schedule a time to inspect your home to be sure that it still meets the 
basic Housing Quality Standards. The inspection is a good time for you to inform Section 8 of any concerns you 
have about the condition of your home or maintenance problems. 
 

 
HOUSING QUALITY STANDARDS: 

 
The chief goal for the Section 8 program is to provide decent, safe and sanitary housing at an affordable cost. 
Federal regulations spell out basic housing standards, which a housing unit must meet before you can rent it under 
Section 8. 
These basic standards help protect your family by assuring a basic level of acceptable housing. The standards 
must be maintained for the duration of the lease. 
Before your family can be assisted by the Section 8 program, the proposed housing must pass an inspection to 
assure that Housing Quality Standards are met. 
After initial inspection, the housing unit must be inspected by Section 8 at least once a year as long as it remains on 
the program. 
It is also required that Section 8 “spot check” some units each year to make certain that the Housing Quality 
Standards were reviewed properly and are being maintained.  
Problems with your housing should be reported first to the landlord. If the problem is not corrected in a 
prompt or satisfactory manner, it should be reported to the Section 8 Inspector 
The Section 8 Inspector will make special inspections in response to complaints from renters or landlords. These 
“complaint inspections” are made whenever participants or landlords report housing or living conditions, which could 
endanger their safety or health.  
 
 

TENANTS RESPONSIBILITY: 
 

A. Housekeeping habits can affect your Section 8 assistance 
 
Your participation in the Section 8 Program may be terminated if you do not comply with the terms of your lease. 

Usually, the lease specifies that you must keep the property you rent in good condition, except for normal wear and 
tear. If you housekeeping practices damage the property, you may be evicted.  

Your family deserves a clean, safe and orderly home. Good housekeeping habits also make your housing last 
longer and require fewer repairs. To check your good housekeeping habits, make sure these basic chores are on your list: 

 
• Clean grease and spilled food from your stove and oven. 
• Keep the inside and outside of your refrigerator clean. 
• Scrub your bathtub, shower, sink, and toilet as needed or at least twice a week to keep them sanitary. 
• Throw away your kitchen garbage and household trash every day. 
• Keep steps and yards free of trash. 
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No landlord is required to participate in the Section 8 program. 
Good housekeeping by every Section 8 participant helps expand the program because the landlords are more 
willing to rent their property to new Section 8 participants.  

 
B. Maintenance on your unit 

 
Let the landlord know as soon as possible when maintenance or repair work is needed. Major work should not be 

required after each Housing Quality Standards Inspection.  DO NOT MAKE REPAIRS TO YOUR UNIT!  The Landlord is 
being paid Federal dollars to maintain the unit for you.  If the damage is tenant caused (above normal wear and tear) the 
Landlord may charge the tenant for the repair cost. 

 
 

SECTION 8 INSPECTIONS: 
 

You have to provide a Section 8 inspector access to your home upon notification. The inspector will inform you in 
advance whenever an inspection is scheduled. 
For this reason, it is very important you notify the Section 8 office anytime you change your telephone 
number. 
DO NOT change the locks to your unit, or add a dead bolt lock unless, you must first get written permission 
from your landlord, and bring written proof to the HA and provide the landlord with a key. Your landlord 
MUST have access in case of an inspection or an emergency.  

 
EMERGENCIES: 

 
In general, a “maintenance emergency” could be anything you believe to be dangerous to your health or safety or 
could cause serious damage or loss of property. 
Landlords usually consider the following situations “emergencies” and will give them immediate attention: leaking 
gas, fallen electrical lines, flooding, backed up sewer, fallen ceiling, fire and broken doors or windows which leave 
the property unprotected. 
In case of a maintenance emergency, call the landlord immediately and clearly state the emergency. Most 
property owners want to do everything possible to avoid or reduce damage. 
Emergency repairs should be handled within a few hours, at most. The time to make non-emergency 
repairs depends entirely on your landlord’s procedures, the number of workers available and other repairs 
waiting to be done at any given time. 
Allow the landlord a reasonable time to complete ordinary repairs. If you are not satisfied that the landlord is making 
a reasonable effort to respond, contact your Section 8 Inspector and request help in solving the problem. 

 
APPLIANCES: 

 
Before installing major appliances not provided by the landlord, such as a washer, dryer, dishwasher, ceiling fan, 
refrigerator, stove or air conditioner, always get written permission from the landlord. (If you or your landlord 
install a new or different stove you must notify the HA immediately).  This is the only way to be certain that 
your home is correctly wired to handle the electrical load from these items. Do not assume the wiring will be safe.  

 
 

MOVING: 
 

There are some specific rules about moving out of a unit after you sign a lease. You can move after you have 
lived in your home for at least one year. Here are some guidelines for moving out the proper way (your landlord 
may have other requirements): 
 

• Give at least a 30-day written notice. 
• Give the Section 8 office a copy of the notice that you gave to your landlord. 
• Notify utility companies to disconnect your electricity, gas and water (if the utilities are in 

your name). 
• Make sure all bills have been paid, including any rent due. 
• Clean your unit thoroughly before moving, including major appliances, and carpet. 

 
If you have paid all amounts owed to your landlord for rent and repairs and you have cleaned your 
home properly before moving out, you should be eligible to have your security deposit refunded. This 
will also encourage your landlord to give you a good reference! 
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Be sure to give your landlord a forwarding address so that he/she may mail you any amount due from 
your security deposit. 

FIRE SAFETY: 
 
Many fires in rented houses, duplexes, and apartments are caused by grease on stoves, children or careless 
smoking. Tragedy can be prevented by practicing these home fire safety tips everyday: 
 

• Clean grease of the stove so it cannot catch fire while cooking. 
• Do not leave food cooking if you cannot be there to watch it. 
• Never use ovens or gas stoves to heat your home. 
• Never smoke in bed or while drowsy. 

 
All exits must be clear so you can get out in case of fire. The bedroom window must not be blocked by 
furniture or obstructions that cannot be moved easily. Fires can be prevented by spotting dangerous items 
around your unit and taking action to make them safe. Here are a few suggestions about common hazards: 
 

• Keep your television, stereo and kitchen appliances in safe condition. Replace frayed or 
broken plugs and cords. Do not run electrical cords under rugs. 

• Do not use extension cords in the kitchen, for any appliance, or use them where someone 
could trip over them. 

• Do not overload electrical outlets. Each outlet is designed to handle one lamp or appliance 
at a time safely. Overloaded circuits can cause fires. 

• Keep rags, paper, trash and materials which burn easily away from stoves, room heaters, 
water heaters, televisions, pilots and other appliances that get hot. 

• Avoid leaving children alone at home where they can start fires by playing with matches, 
lighters and candles. 

• Do not keep gasoline or flammable products inside your unit. They can burst into flames if 
they get too hot. 

• Do not store anything in the hot water heater or furnace closets. 
• Do not block access to water heaters or furnace closets. 

 
All housing units rented to families under Section 8 programs must have smoke detectors. These alarms 
sometimes make a loud annoying noise during cooking or other normal activities. If this happens, you 
should open windows and doors to let in fresh air. You should NEVER disconnect the smoke detector. To 
alert your family during a fire, your smoke detector must be in working order at all times. We recommend 
you check it at least once a month. 
 

 
 

OWNERS RESPONSIBILITY FOR SCREENING TENANTS: 
 

• Suitability for Tenancy: The PHA must inform the owner that the PHA has not screened the family’s 
behavior or suitability for tenancy and that such screening is the owner’s own responsibility. 

• Family’s Background: An owner may consider a family’s background with respect to such factors 
as: 

A. Payment of rent and utility bills. 
B. Caring for a unit and premises. 
C. Respecting the rights of others to the peaceful enjoyment of their housing. 
D. Drug-related criminal activity or other criminal activity that is a threat to the life, safety or property of 

others and compliance with other essential conditions of tenancy. 
 
• Information Provided Owner Concerning Tenancy: The PHA must give the owner the family’s 

current address (as shown on the PHA records) and the name and address of the landlord at the 
family’s current and prior addresses, if known to the PHA. When a family wants to lease a dwelling 
unit, the PHA will provide information to an owner for all participants when the PHA possesses the 
following: 

 
A. The tenancy history of family members, or 
B. Drug-trafficking by family members.  

 
To get a good rental reference from a landlord you must have a good first year on the Section 8 Program. 
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OCCUPANCY STANDARDS: 
 

 
Number of Bedrooms    Number of Persons 
Minimum  Maximum** 
1           1         2 
2           2         4 
3           3         6 
4           4         8 
 
** The maximum number of persons may be exceeded by one to permit an infant to share the parent’s bedroom.  
 
No more than two people should share a bedroom or living/sleeping area. 
 
 The Housing Authority of Henderson is modifying its occupancy standards for issuance of New Choice Housing 
Vouchers. Effective 11-01-2004 all vouchers (new and transferring families) will be based on the standard of two 
occupants per bedroom.   

 
A family consisting of only a pregnant woman may be treated as a two-person family (not a single). A one-bedroom 
voucher will be issued. 
 
A child who is temporarily away from the home because of placement in foster care is considered a member of the 
family in determining the family unit size. 

 
 
 

PORTABILITY: 
 

The 2004 Consolidated Appropriations Act approved by Congress enacted changes in the method all 
program funding is calculated. In light of the budget reductions after a thorough analysis of program 
operations the Housing Authority of Henderson will implement the following changes by December 1, 2004: 
 
 
(Portability- Taking a Section 8 Voucher Issued by One PHA, To another PHA’s Jurisdiction).   
 
• The Housing Authority of Henderson may deny portability moves to agencies that have a higher 

payment standard who refuse to absorb the participant. 
• If funds are available the Housing Authority of Henderson will perform an analysis to determine if 

they have adequate resources, if they are available the move will be approved. 
• If adequate funds are not available, the move will be denied and the family will be offered the opportunity to 

lease in place, lease another unit in Henderson, or port to a location with payment standards equal or less 
than the standards used by the Housing Authority of Henderson.  
 

 
RESIDENCY: 

 
The family must lease up with their voucher in the initial HA jurisdiction for 12 months, if neither the head of 
household nor the spouse of an assisted family already had legal residence in the jurisdiction of the initial HA at the 
time the family first submitted an application for assistance with the initial HA. 

 
 

PARTICIPANTS: 
 

The family may choose Portability if they are in compliance with program rules and regulations and if they are in 
compliance with the owner’s lease provisions. They will be required to furnish a statement from their current 
landlord stating (1) rent and other charges are paid in full, (2) there are no substantial damages to the unit, (3) the 
unit is decent safe and sanitary, (4) there have been no recent complaints of disturbances to neighbors or criminal 
activity by the family members or their guest, (5) only the persons listed on the lease have been living in the unit, 
and (6) the family is in substantial compliance with all other lease provisions.  
After the initial term of the lease, the family will be required to give the owner and the HA a 30-day written notice of 
their intention to move from their current unit using the portability option.  
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NEIGHBORING HOUSING AGENCIES THAT ADMINISTER SECTION 8 HOUSING 

 
 

Kentucky Housing Corporation  
1231 Louisville Road 

Frankfort, Kentucky 40601 
800-772-1213 

 
Madisonville Housing Authority  

211 Pride Avenue 
Madisonville, Kentucky 42431 

270-821-5517 
 

Housing Authority of Owensboro 
2161 East 19th Street 

Owensboro, Kentucky 42303 
270-683-5365 

 
 

Owners That Offer Handicap Accessible Units 
 

Aislynn Village/Reece Homes     270-827-1707* 
Audubon School Apartments        270-853-0527* 
Cambridge Pointe Apartments     270-830-8540* 
Cottages of Henderson      270-827-1300* 
Henderson Station Apartments     270-826-6221* 
Pleasant Pointe Apartments     270-827-5235* 
Sand Lane Manor      270-826-6221* 
Saddlebrook Apartments     270-830-6600* 
 
* The owners listed above offer handicap accessible units when the units are available. 
 

 
 

 
 
 

AREAS OUTSIDE LOWER ECONOMIC AREAS 
 

List of Owners      
 
Brookhaven Apartments      270-827-8576 
Cambridge Pointe Apartments     270-826-8540 
Claymark Way Apartments     270-826-0635 
Cottages of Henderson      270-827-1300 
Eastland Terrace Apartments     270-831-1085 
Elmwood Apartments      270-296-0355 
2435 Green River Road      270-827-0635 
Magnolia Manor Apartments     270-827-5785 
Pleasant Point Apartments     270-827-5235 
Saddlebrook Apartments     270-830-6600 
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