The U.S. Department of Housing and Urban Development
(HUD) gives grants to Public Housing Agencies (PHAs, including
Indian Housing Authorities (IHAs)) to finance the capital cost of
the construction, rehabilitation, or acquisition of public housing
developed by PHAs to provide decent shelter for low-income
residents at rents they can afford. The first low-rent public housing
projects in the United States were constructed as the result of the
vast public works program set in motion in 1933 by the National
Industrial Recovery Act. The Housing Act of 1937 marked the
earliest of the Federal housing programs designed to meet the
direct concerns for the well-being of individuals. The housing acts
of 1949 and 1954 created the massive urban renewal programs of
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the 1950’s, and Section 8 programs provided hundreds of thou-
sands of new public housing units for the poor.

In most communities, there are three kinds of housing assis-
tance available:

In rural communities, the Department of Agriculture provides
rental assistance programs, home improvement and repair loans
and grants, and self-help housing loans to low-income individuals
and families.

Public housing was established to provide decent and safe
rental housing for eligible low-income families, the elderly, and
persons with disabilities. Public housing comes in all sizes and
types, from scattered site single family houses to highrise apart-
ments for elderly families. HUD administers Federal aid to local
PHAs that manage and operate the housing program for low-
income residents at rents they can afford.

Beginning in FY 1998, the Indian component of the Public and
Indian Housing program will be removed and folded into the Native
American Housing Block Grant program.

In FY 1996, HUD distributed more than $6.2 billion to approxi-
mately 3,350 PHAs and IHAs provided public housing and ser-
vices to 1.4 million households.

Public housing is limited to low-income families and individuals.
The PHA determines the individual’s eligibility based on (1) annual
gross income; (2) whether the applicant qualifies as elderly, a
person with a disability, or as a family; and (3) U.S. citizenship or
eligible immigration status.

PHAs use income limits developed by HUD. HUD sets the lower
income limits at 80% and very low income limits at 50% of the
median income for the county or metropolitan area in which the
recipient chooses to live. Income limits vary from area to area so an
individual may be eligible at one PHA but not at another.

Rent, which is referred to as
the Total Tenant Payment (TTP) in the public housing program, is
based on the family’s gross annual income less deductions, if any.
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HUD regulations allow PHAs to exclude from annual income the
following allowances: $480 for each dependent; $400 for any
elderly family, or a person with a disability; and some medical
deductions for families headed by an elderly person or a person
with disabilities. Based on the person’s application, the PHA
representative determines if any of the allowable deductions
should be subtracted from annual income. Annual income is the
anticipated total income from all sources received from the family
head and spouse, and each additional member of the family aged
18 or older.

The formula used to determine the TTP is the highest of the
following, rounded to the nearest dollar:

The Section 8 rental voucher and rental certificate programs
are the Federal Government’s major programs for assisting very
low-income families, the elderly, and the disabled to rent decent,
safe, and sanitary housing in the private market. Since the rental
assistance is provided on behalf of the family or individual, partici-
pants are able to find and lease privately owned housing, includ-
ing single-family homes, townhouses, and apartments. The partici-
pant is free to choose any housing that meets the requirements of
the program and is not limited to units located in subsidized
housing projects.

The Section 8 rental voucher and rental certificate programs
place the choice of housing in the hands of the individual family.
When a rental voucher or certificate holder finds a unit that the
family wishes to occupy, the PHA inspects the dwelling and re-
views the lease prior to executing a housing assistance contract
with the owner.

The major difference is how the subsidy is calculated. Under
the rental certificate program, the rent for the unit usually may not
exceed a maximum rent, determined by the PHA, based on HUD
standards established for each county and metropolitan area.
Most rental certificate families must lease a unit in which the total
rent including utilities does not exceed this maximum rent. The
rental certificate holder generally pays 30% of its monthly ad-
justed income towards the rent and utilities.

In the rental voucher program, the PHA determines a pay-
ment standard for its jurisdiction. The payment standard is used to
calculate the amount of assistance a family will receive, but it does
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not affect the amount of rent a landlord may charge or the family
may pay. A family who receives a rental voucher may selected a unit
that rents above or below the payment standard. The family pays
more than 30% of its monthly adjusted income for rent and utilities
if the rent is greater than the payment standard. If the unit rent is
less than the payment standard, the family will pay less than 30% of
its monthly adjusted income. The advantage of the rental voucher is
that the family generally has a greater choice of housing opportuni-
ties. The disadvantage is that most families under the voucher
program pay more than 30% of their monthly adjusted income for
rent.

The rental certificate program started in the 1970’s. The rental
voucher program came about in the 1980’s and was specifically
developed as an alternative to the certificate program.

The Department and Congress both recognize that running two
very similar programs is administratively burdensome to PHAs and
confusing the program participants. In 1995, HUD issued a final rule
that conformed the regulations of the certificate and voucher pro-
grams so the only differences between the programs are those that
are in the law. The Department has proposed legislation that would
eliminate these remaining statutory differences and merge the two
programs into a single tenant-based program.

In FY 1996, 4.7 million families received rental
assistance (1.4 million in public housing and the rest in privately
owned units).

Eligibility for a rental voucher or certificate is deter-
mined by the PHA based on total annual gross income and family
size and is limited to U.S. citizens and specified categories of
noncitizens who have eligible immigration status. In general, the
family’s income may not exceed 50% of the median income for the
county or metropolitan area in which the family chooses to live.

The program regulations require that the PHA must use the
same waiting list for admission to its tenant-based certificate and
voucher programs. When a family’s name reaches the top of the list,
the family is offered the form of assistance that first becomes
available. If a family refuses the form of assistance the PHA offers,
the family may remain on the list and wait for the other form of
assistance. If a family refuses offers of both certificate and voucher
assistance, the PHA may then remove the family’s name from the
waiting list.

PHAs have discretion over whether to allow participating
families to switch forms of assistance. Some PHAs permit families
to switch if the PHA has the other form of assistance available at
the time of the request, many PHAs do not.
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HUD administers a number of programs that offer housing
and supportive services for homeless persons. These programs
provide a range of housing, from emergency to transitional to
permanent housing for persons with disabilities. A brief description
of three of these programs follow.

S+C is a program designed to provide housing and supportive
services on a long-term basis for homeless persons with disabili-
ties (primarily those with serious mental illness, chronic problems
with alcohol and/or drugs, and AIDS) and their families who are
living in places not intended for human habitation (for example,
cars, parks, and abandoned buildings) or in emergency shelters.
The program allows for a variety of housing choices, and a range
of supportive services funded by other sources, in response to the
needs of the hard-to-reach homeless population with disabilities.

Program grants are used for the provision of rental assistance
payments. The supportive services may be funded by other
Federal, State, or local sources, as well as private sources.

SRO housing assistance is designed to bring more standard
single room dwelling units into the local housing supply and to use
those units to assist homeless persons. The SRO units might be in
run down hotels, old schools, or even in large abandoned homes
that have been rehabilitated.

HUD contracts with PHAs to rehabilitate residential properties
for SRO housing. The PHAs make Section 8 rental assistance
payments to participating owners on behalf of homeless individu-
als who rent the rehabilitated dwellings. The rental assistance
payments cover the difference between a portion of the tenant’s
income (normally 30%) and the unit’s rent, which must be within
the fair market rent established by HUD.

Rental assistance for SRO units is provided for a period of
10 years. Owners are compensated for the cost of some of the
rehabilitation (as well as the other costs of owning and maintain-
ing the property) through the rental assistance payments. To be
eligible for assistance, a unit must receive a minimum of $3,000
of rehabilitation.

For over three decades the Department of Defense has been
closing domestic military installations to reduce overhead. Com-
munities where these bases were located are charged with the
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responsibility of finding alternative uses for them once they have
been closed.

In 1987, Congress passed the McKinney Homeless Assistance
Act, which made servicing the homeless the first priority for use of
all surplus Federal properties, including military facilities.

In 1994, the Base Closure Community Redevelopment and
Homeless Assistance Act was passed, superseding the McKinney
Act for most base closure building and properties. This legislation
was designed to accommodate the impacted communities’ multiple
reuse as well as to meet national priorities for homeless assistance.



