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Housing Choice Voucher Program (HCVP)
Introduction for Landlords



Topics & Presenters:
. HCVP Overview

Jennifer Smith/Director HCV

 RFTA Process
 HQS Inspections

Tara Emery/Inspections Supervisor

 Myth Busting
Charlotte Washington/Housing Stability Coordinator 
& LMH Customer Service Manager

 Landlord Support
Amy Gerber/Senior Vice President HCV
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Up Next

Program Overview
Jennifer Smith

Director of HCVP



HCV Overview

What is the Housing 
Choice Voucher 
Program?

 AKA Section 8

 Creates housing choice

 Federal rental assistance program

 Funded by US Department of Housing and 
Urban Development

 Assists low income, elderly & disabled families

 Administered by a Public Housing Authority 
(PHA)

 Ensures healthy, safe and decent housing  



HCV Overview

Service 
Areas

Lucas County

Wood County except 
Bowling Green, OH

Fulton County

Monroe County 
Michigan



Program Overview

Who are HCV 
Participants?

 Neighbors

 Friends

 Co-workers

 Family Members

 Older individuals/Elderly

 Individuals with disabilities  

 Individuals experiencing 
homelessness



Program Overview

Contractual 
Relationship

•.



HCV Overview

Contractual 
Agreements

•.

HAP Contract HUD Form 52641
https://www.hud.gov/sites/dfiles/OCHCO/documents/52641.pdf

Tenancy Addendum  HUD Form 52641A
https://www.hud.gov/sites/dfiles/OCHCO/documents/52641A.pdf

Voucher HUD Form 52646
https://www.hud.gov/sites/dfiles/OCHCO/documents/52646.pdf

https://www.bing.com/ck/a?!&&p=cbe1b9c7d9aeba201b4f24132fc0fff51066b4f5700340b7ac636286454d5b67JmltdHM9MTczMDg1MTIwMA&ptn=3&ver=2&hsh=4&fclid=3c04ac0f-073c-6fc0-15af-b8e406426e00&psq=hap+contract&u=a1aHR0cHM6Ly93d3cuaHVkLmdvdi9zaXRlcy9kZmlsZXMvT0NIQ08vZG9jdW1lbnRzLzUyNjQxLnBkZg&ntb=1
https://www.bing.com/ck/a?!&&p=cbe1b9c7d9aeba201b4f24132fc0fff51066b4f5700340b7ac636286454d5b67JmltdHM9MTczMDg1MTIwMA&ptn=3&ver=2&hsh=4&fclid=3c04ac0f-073c-6fc0-15af-b8e406426e00&psq=hap+contract&u=a1aHR0cHM6Ly93d3cuaHVkLmdvdi9zaXRlcy9kZmlsZXMvT0NIQ08vZG9jdW1lbnRzLzUyNjQxLnBkZg&ntb=1
https://www.bing.com/ck/a?!&&p=cbe1b9c7d9aeba201b4f24132fc0fff51066b4f5700340b7ac636286454d5b67JmltdHM9MTczMDg1MTIwMA&ptn=3&ver=2&hsh=4&fclid=3c04ac0f-073c-6fc0-15af-b8e406426e00&psq=hap+contract&u=a1aHR0cHM6Ly93d3cuaHVkLmdvdi9zaXRlcy9kZmlsZXMvT0NIQ08vZG9jdW1lbnRzLzUyNjQxLnBkZg&ntb=1
https://www.bing.com/ck/a?!&&p=cbe1b9c7d9aeba201b4f24132fc0fff51066b4f5700340b7ac636286454d5b67JmltdHM9MTczMDg1MTIwMA&ptn=3&ver=2&hsh=4&fclid=3c04ac0f-073c-6fc0-15af-b8e406426e00&psq=hap+contract&u=a1aHR0cHM6Ly93d3cuaHVkLmdvdi9zaXRlcy9kZmlsZXMvT0NIQ08vZG9jdW1lbnRzLzUyNjQxLnBkZg&ntb=1
https://www.bing.com/ck/a?!&&p=cbe1b9c7d9aeba201b4f24132fc0fff51066b4f5700340b7ac636286454d5b67JmltdHM9MTczMDg1MTIwMA&ptn=3&ver=2&hsh=4&fclid=3c04ac0f-073c-6fc0-15af-b8e406426e00&psq=hap+contract&u=a1aHR0cHM6Ly93d3cuaHVkLmdvdi9zaXRlcy9kZmlsZXMvT0NIQ08vZG9jdW1lbnRzLzUyNjQxLnBkZg&ntb=1


Roles & 
Responsibilities

 Administer the program in accordance with HUD 
regulations and LMH's Administrative Plan

 Issue voucher and determine continued eligibility 
of families

 Execute & enforce the HAP contract

 Provide Housing Assistance Payment (HAP) 
for assisted families in eligible units

 Reexamine family’s income and inspect units at 
least annually

 Ensure compliance with HUD, Fair Housing, Federal, 
State and local laws and regulations

LMH's Role



The Landlord's 
Role

 Tenant selection and background screening

Compliance with the Housing Assistance 
Payments Contract (HAPc) 

Maintain the unit in accordance with the 
federal Housing Quality Standards 
(HQS/NSPIRE)

Collect the tenant portion of the rent

 Enforce the lease and take action when 
there are lease violations

Cannot collect from tenant any amounts 
owed by the PHA

Roles & 
Responsibilities



The Family's Role

 Pay rent on time

 Sign voucher and abide by program requirements

 Abide by the requirements of the lease

 Not damage the unit beyond normal wear and tear

 Provide income and family information to LMH
and report changes in income within 10 days

Cooperate with LMH regarding inspections 
and reexaminations

 Secure permission of the landlord and LMH before 
adding household members

Roles & 
Responsibilities



HCV Landlord 
Benefits

Timely, reliable rent payments 
with the opportunity to request 
regular rent increases.

Direct Deposit of HAP 
Payments

Long term tenancy 
potential

Helping to fight the housing 
crisis for the elderly, disabled 
and low- income families



Up Next

Inspection Overview
Tara Emery

LMH/ Inspection Supervisor



Request for Tenancy 
Approval
(RFTA)



Request for Tenancy 
Approval
(RFTA)



Forms for 
Landlords



Forms for 
Landlords



Forms for 
Landlords



Avoiding Delays

 Forms must be legible and properly 
completed by Landlord and 
Participant

 Email RFTA packet to LMH Customer 
Service at hcvpcsr@lucasmha.org

 Submit all missing information 
immediately

mailto:hcvpcsr@lucasmha.org


What Happens 
Next? An (initial inspection) is 

scheduled when the 
RFTA is approved

LMH Inspector 
conducts an HQS 

inspection

Inspections will be 
stopped if unit not 

ready for inspection

If unit fails, LMH Clerical 
Specialist provides the 

deficiency list 
to the landlord

Once the unit 
is ready for 

reinspection, 
LL contacts LMH 

to reschedule

When the unit passes, 
the HAPc will be created. 

The tenant portion and 
PHA portion will be 

determined.



Housing Quality Standard (HQS)
Inspection Transitioning 
to NSPIRE

 LMH inspects up to 5000 units annually

 15 – 20 inspections a day per inspector

 Types of inspections: 
• Initial
• Annual
• Complaint 
• 24-Hour Inspections



What is an HQS/NSPIRE inspection?

13 key aspects of housing quality criteria 
1. Sanitary facilities
2. Food preparation and refuse disposal
3. Space and security
4. Thermal environment
5. Illumination and electricity
6. Structure and materials
7. Interior air quality
8. Water supply
9. Lead-based paint
10. Access
11. Site and neighborhood
12. Sanitary condition
13. Smoke Detectors



Annual HQS/NSPIRE
(Mandatory)

 Scheduled annually

Once scheduled, the landlord should 
receive an email seven (7) days before the 
inspection as a reminder

 Notices are currently sent out via USPS mail

 The Landlord Portal also includes inspection 
dates for the unit



Complaint HQS/NSPIRE 
Inspection

 Complaint inspections are for health and safety issues in a unit.

 A Participant or Landlord can email or call/email HCVP 
Customer Service to request inspection. 

 Item(s) must fall within the perimeters of the LMH complaint 
form.

 Depending on the hazard determines whether it must be 
repaired in 24 hours or up to 30 days.



Other inspection 
Types

24-hr
Inspector identified a “life-threatening” defect. 
Must be corrected by the next business day

Special
Something additional was identified

QA
Conducted by supervisor and is a sampling 
of random inspections used to verify 
consistency and accuracy of inspectors



Recent Public 
Notice from HUD



Useful Information

LMH Landlord Portal
https://www.lucasmha.org/landlords

Inspection
https://www.hud.gov/reac/nspire

A Good Place to Live:
https://www.hud.gov/sites/documents/DOC_11735.PDF

52580 Form:
https://www.hud.gov/sites/dfiles/OCHCO/documents/52580.PDF

LMH Customer Service Representative may be reached 
at hcvpcsr@lucasmha.org and/or phone 419-246-3183.

https://www.lucasmha.org/landlords
https://www.hud.gov/reac/nspire
https://www.hud.gov/sites/documents/DOC_11735.PDF
https://www.hud.gov/sites/dfiles/OCHCO/documents/52580.PDF


Myth Busting 
Charlotte Washington

Housing Stability Case Manager & Customer Service Supervisor

Up Next



Myth vs Reality

Myth: The Housing Authority guarantees the tenant’s full rent.

Reality: The PHA only pays a portion based on tenant income. 
Tenants are still responsible for their share and can face lease 
enforcement if they do not pay.

Myth: Tenants can’t be evicted if they have a voucher.

Reality: Voucher holders are subject to the same lease terms 
and eviction processes as any other tenant.

Myth: The program covers damages or unpaid rent.

Reality: Landlords must pursue any damages or unpaid tenant 
rent portions directly through lease enforcement and local 
legal remedies.



Myth: The Housing Authority will fix tenant behavior.

Reality: The landlord manages the lease. The PHA can assist with 
guidance, but lease enforcement is the landlord’s responsibility.

Myth: Voucher holders will damage or neglect the property.

Reality: There is no evidence to suggest that HCV tenants are 
more likely to damage property than market-rate tenants. 
Property condition issues often reflect broader challenges that 
can affect any renter. Screening tenants, setting expectations, 
and conducting regular inspections are best practices for all 
landlords regardless of the tenant's funding source.

Myth vs Reality

Bottom Line:  Understanding the facts behind the 
program helps build better partnerships between 
landlords, tenants, and the Housing Authority.



Strategies to Avoid 
Common Landlord 
Pitfalls

Establish and Follow Consistent Screening Standards
Pitfall: Accepting tenants based on feelings instead of facts.
Strategy:
• Set clear, objective criteria (income, credit, rental history).
• Apply the same standards to every applicant.
• Document your screening process to demonstrate fairness.

Communicate Early — and Often
Pitfall: Misunderstandings leading to unnecessary conflict.
Strategy:
• Clearly explain lease expectations upfront 

(payment dates, rules, maintenance requests).
• Respond promptly to tenant communications.
• Keep written records of important discussions



Know the Program
Pitfall: Violating HUD or LMH rules without realizing it.
Strategy:
• Take time to learn the basics of the Housing Choice Voucher (HCV) program.
• Understand what LMH requires for inspections, leases, and ongoing compliance.
• Reach out to LMH for help — they are your partner, not just your regulator!

Treat All Tenants Equally
Pitfall: Inconsistent enforcement or perceived favoritism.
Strategy:
• Enforce the lease terms consistently for all tenants.
• Avoid different rules or special arrangements for different people.
• This protects you legally and keeps your management fair and professional.

Strategies to Avoid 
Common Landlord 
Pitfalls



Stay Proactive with Property Care
Pitfall: Small problems becoming big, expensive problems.
Strategy:
• Perform regular property inspections (with proper notice).
• Handle repair requests quickly and professionally.
• Remember: Well-maintained properties keep tenants happier —

and stay in compliance with HUD and NSPIRE standards.

Closing Thought:
Good landlords don’t just avoid problems — they build partnerships 
with their tenants and with LMH.
Clear standards, strong communication, and consistent action 
protect your business and your peace of mind.

Strategies to Avoid 
Common Landlord 
Pitfalls



Up Next

Landlord Support & Resources
Amy Gerber

Senior Vice President HCV



Landlord Liaison/
Housing Navigator

 Acts as your dedicated point of contact
for any landlord-related issues.

 Bridges communication between landlords, 
tenants, and LMH staff.

 Helps resolve concerns quickly before they 
become bigger problems.

 Provides technical assistance for the Landlord Portal.

 Assists voucher holders with finding and securing 
housing, which helps landlords fill units faster.

Role & 
Responsibility



 One-on-One Support: Personalized help for landlords.

 Housing Match Assistance: Connects landlords 
to pre-screened tenants looking for housing.

 Problem Solving: Early intervention on tenant/landlord 
issues before they escalate.

 Resource Guidance: Helping landlords and tenants 
successfully move through the leasing process.

 Portal Troubleshooting: Ensuring landlords can fully 
access LMH’s systems.

Landlord Liaison/
Housing Navigator

Services 
Provided



 To strengthen partnerships with private 
landlords.

 To improve lease-up success — faster 
move-ins, fewer delays.

 To ensure landlords feel supported, connected, 
and valued in the HCV Program.

 LMH is committed to real relationship-building
 Communication and responsiveness are 

a priority

Landlord Liaison/
Housing Navigator

Why LMH 
Created 
This Role



Where to Advertise 
Your Properties

Affordablehousing.com
https://www.affordablehousing.com/

Zillow
https://www.zillow.com/toledo-oh/rent-houses/

ForRent.com
https://www.forrent.com/

Realtor.com
https://www.realtor.com/rentals

Rentals.com
https://www.rentals.com/Ohio/Toledo/

Apartmentguide
https://www.apartmentguide.com/ 

https://www.affordablehousing.com/
https://www.zillow.com/toledo-oh/rent-houses/
https://www.forrent.com/
https://www.realtor.com/rentals
https://www.rentals.com/Ohio/Toledo/


LMH Landlord 
Portal

Where to find 
Landlord Portal?

www.lucasmha.org



Benefits of LMH’s 
Landlord Portal

 HAP/Direct Deposit

 Participants and Units

 Current HAP Amount

 Inspection Information

 Status of Abatements/
Payment Holds

An information tool 
to enhance the landlord 

and property manager 
experience with the 

Housing Choice 
Voucher Program



How to Get in Touch

Shawn Kellerbauer
Office: 419-259-9425
Cell: 419-973-5850
Email: skellerbauer@lucasmha.org
Landlord Liaison/Housing Navigator



Stay Connected

Where to Find LMH 
Landlord Forms
Visit our website at Lucasmha.org
and click on the 'Landlords' tab 
to access:
 Direct Deposit Form
 Rent Increase Request Form

Tip: The best way to get fast answers is by email. Include the tenant’s 
name and address to help us serve you quicker.

Best Ways to Contact Us:
For general support, contact:
Phone: 419-246-3183
Email: HCVPCSR@Lucasmha.org
Business Hours: 
Monday – Friday, 8:30 AM – 4:30 PM



Questions?
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