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Welcome!Welcome!Welcome!Welcome!    
The Murfreesboro Housing Authority (MHA) welcomes you as an owner/landlord in the 

Housing Choice Voucher Rental Assistance Program and looks forward to a good working 

relationship with you. 

  

The MHA is pleased to provide you with the following information about the Housing 

Choice Voucher Program, a HUD funded Section 8 tenant-based rental assistance program.  

This booklet is designed to answer concerns and questions most often asked by 

owners/landlords.  The booklet includes a few pages of Questions and Answers, a list of 

Landlord and Family Responsibilities, and a Summary of Housing Quality Standards.  

Please take time to read this information and keep the booklet as a reference.   

 

Owners participate in the Section 8 program on a voluntary basis.  When interested, an 

owner simply leases vacant units to families with a Housing Choice Voucher.  The family 

pays a portion of their rent, based on income, directly to the owner, and the MHA pays the 

remainder of the rent directly to the owner.  The owner/tenant relationship is very similar 

to a relationship with unassisted tenants.  The owner screens and selects appropriate 

tenants in the same manner as unassisted tenants are selected.  Your participation in 

providing better housing for Rutherford Country is appreciated.   

 

 

Section 8 Staff 

 

Deborah Fox-Section 8 Administrator-Ext. 15 

Sebrina Arrington-Section 8 Program Analyst-Ext. 16 

William Parker-Family Self-Sufficiency Coordinator-Ext. 23 

Diana Paison-Section 8 Housing Inspector-Ext. 20 

 

 

Mailing Address:    415 N. Maple Street 

      Murfreesboro, TN 37130 

 

Telephone:     (615) 893-9414 

Fax:      (615) 893-9436 

 

Office Hours:     7:30 a.m. to 4:30 p.m. 

      Monday through Friday 
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HOW THE PROGRAM WORKSHOW THE PROGRAM WORKSHOW THE PROGRAM WORKSHOW THE PROGRAM WORKS    
    

 
The following is a basic guideline of how the Program works. 

 

1. A family is determined to be eligible.  The family must not have an outstanding debt 

to any public housing agency nor have been evicted from public housing in the last 

three years. 

 

2. The family is issued a Housing Choice Voucher. 

 

3. The family searches for a unit to rent.  The MHA will provide the family with a list 

of owners/landlords who accept Section 8.  The owners must request to be placed on 

this list. 

 

4. When the family finds a unit, they ask the owner or landlord if they will accept the 

Section 8 family as a tenant, and if they are willing to accept a Housing Assistance 

Payment from the MHA. 

 

5. The owner and family sign a Request for Tenancy Approval and submit it and a 

copy of the lease to the Section 8 staff. 

 

6. If the owner’s lease and rent amount are acceptable, the Section 8 Inspector 

conducts an inspection.  Inspections are scheduled within fifteen days after the 

Request for Tenancy Approval is received. 

 

7. If there are repairs to be made, the repairs must be completed before assistance may 

begin.  The family may not occupy the unit prior to the unit passing inspection. 

 

8. Once repairs are completed, the owner and family sign a lease. 

 

9. The family pays the security deposit. 

 

10.  The owner signs a Housing Assistance Payments Contract with the MHA. 

 

11.  The family moves into the unit. 

 

12.  Each month a portion of the rent is paid directly to the owner by the MHA, and the 

family pays their portion directly to the owner. 

 

13.  The family reports certain changes in income and family composition to the MHA. 

 

14.  The family’s eligibility is recertified each year. 

 

15.  A unit must be reinspected and pass a Housing Quality Standards (HQS) inspection 

each year. 

 

16.  Relocations are possible (after the initial 12-month period).  The MHA has a policy 

that a family may move only at the end of each 12-month lease period. 
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Landlord Benefits for Section 8 ParticipationLandlord Benefits for Section 8 ParticipationLandlord Benefits for Section 8 ParticipationLandlord Benefits for Section 8 Participation    
 

 
� Housing Assistance Payments are deposited in the bank account of the owner or 

agent of the owner no later than the 5
th

 day of each month. 

 

� Risks in rent default are reduced because the family’s portion of rent is based on 

their income. 

 

� The owner sets the amount of the security deposit according to local practice, 

generally not more than one month’s contract rent. 

 

� The MHA maintains a landlord listing that is provided to all families searching for a 

place to live, which may assist with property vacancy rates. 

 

� The owner is responsible for screening tenants, which allows the owner full 

discretion for tenant selection. 

 

� Annual Housing Quality Standards inspections assist the owner with identifying 

areas that need repair in order to maintain the overall quality of the unit. 

 

� The lease term is 12 months, which improves tenant stability.  The MHA guidelines 

prohibit families from relocating with continued assistance during their lease. 

 

� The MHA encourages timely payment of tenant rent by enforcing the family 

obligations in the program.  It is a violation of a family’s responsibilities in the 

program if they fail to make timely rent payments or damage the unit beyond 

normal wear and tear. 

 

� Participating owners help low-income families in Rutherford County secure safe, 

decent and affordable housing. 
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QuQuQuQuestions & Answersestions & Answersestions & Answersestions & Answers    
    
 

What is the Section 8 Housing Choice Voucher Program? 

 
The Section 8 Housing Choice Voucher Program is a rental assistance program that is 

funded through the U.S. Department of Housing and Urban Development (HUD).  The 

Murfreesboro Housing Authority (MHA) is a public housing authority that administers the 

Program in Rutherford County for the federal government.   

 

The purpose of the Program is to enable eligible families or individuals to have decent, safe, 

and sanitary housing by paying a portion of rental costs, which includes utilities (does not 

include phone or cable).  The Program is a rental assistance program.  The MHA does 

administer a homeownership voucher program, but the participants are chosen by MHA 

and receive financial training prior to purchasing a home. 

 

What is the Rent Payment Based On? 

 
In the Housing Choice Voucher Program, the rent payment is based on the lesser of the 

Payment Standard or the gross rent of the unit (rent and utilities).  The Payment Standard 

is an amount between 90 and 110% of the Fair Market Rent.  The family may rent a unit 

that rents for more than the Payment Standard and pay a greater portion of their income 

for rent and utilities.  If, however, the family selects a unit where the gross rent (rent and 

utilities) exceeds the Payment Standard, their family contribution for rent may not exceed 

40% of their monthly-adjusted income.  Rent increases are not limited by an Annual 

Adjustment Factor, but must be reasonable in comparison with area market rents. 

 

Who is Eligible for Assistance? 

 
Both families and individuals are eligible to receive Section 8 assistance.  The applicant 

must have an income below either the very low-income limit (50% of area median) or the 

extremely low-income limit (30% of area median) to qualify.  HUD establishes the Section 8 

income limits each year.  In addition, the applicant must not have an outstanding debt to 

any public housing agency nor have been evicted from public housing in the past three 

years. The applicant must be a U.S. citizen or eligible non-citizen. 

 

How Does an Owner Determine if a Family is a Section 8 Participant? 

 
A participant is issued a Housing Choice Voucher before they begin their search for a 

housing unit.  The participant will have a Request for Tenancy Approval form which must 

be completed (see “Required Forms”).  An owner should always contact the MHA staff 

before signing a lease with a Section 8 family.  The unit must pass a Housing Quality 

Standards (HQS) inspection, and a Housing Assistance Payments (HAP) Contract must be 

signed by the owner and the MHA before a rental subsidy may begin.  The MHA assumes 

no responsibility for any portion of the rent payment prior to the effective date of the HAP 

Contract. 
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What Type of Units Qualify? 
 

Eligible unit types include houses, duplexes, apartments and mobile homes. The unit must 

be privately owned.  The family receiving assistance cannot have any financial interest in 

the unit.  A person or persons owning a unit may not receive rental assistance for the unit 

that they own.  The owner of the unit may not be related to any member of the participant’s 

household, unless the family includes a member with a disability and the MHA has 

approved the unit as a reasonable accommodation for the disability. 

 

There are no designated Section 8 units.  Each family is free to choose the unit they wish to 

rent.  However, the unit chosen must meet the following conditions: 

 

• The owner must be willing to participate in the Program.  

• The owner must be willing to sign a one year lease with the family, and sign a 

Housing Assistance Payments Contract with the MHA. 

• The unit must pass an inspection. 

• The rent requested by the owner must be reasonable in comparison to other 

nonsubsidized rents for comparable units in the area. 

• The unit must not be owner occupied, or any portion used by the owner (such as for 

storage). 

• The unit must be the right size for the family according to program guidelines. 

• The owner’s proposed lease must be acceptable. 

 

Final acceptability of a unit is the decision of the Section 8 staff. 

 

How Much Paperwork? 
 

The owner is expected to sign several documents.  First, the family is given a copy of the 

Request for Tenancy Approval (see “Required Forms”).  This form must be signed by the 

owner and family when the family locates a unit that they desire to lease.  After the MHA 

staff receives the form, they must determine that the rent is reasonable according to local 

market conditions (see below, “How Much May I Charge for Rent?"). 

 

Second, a lease must be signed between the family and the owner, and the MHA must 

maintain a copy in the tenant file.  A completed and unsigned copy should be submitted 

with the Request for Tenancy Approval.   

The lease must specify all of the following:  name of the owner; name of the family; unit 

rented (address, apartment number, and any other information needed to identify the unit); 

the initial term of the lease and provision for renewal terms; amount of the monthly rent to 

owner; utilities and appliances that are to be supplied by the owner; and utilities and 

appliances that are to be supplied by the family.  The lease should include the amount of the 

security deposit. The lease should also address notice period for termination of tenancy and 

rent increases after the initial term.  

 

Third, a Housing Assistance Payments Contract must be signed between the MHA and the 

owner (see “Required Forms”).  

 

Fourth, the MHA must receive a completed W-9 (see “Required Forms”), copy of the Social 

Security Card, picture ID, and proof of ownership for the property (such as tax bill or 

closing statement) for each owner to establish an owner account payable record (if not 
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already established). Bank information, including a voided check, is required for direct 

deposit. Finally, a copy of the lead based paint disclosure form (see “Required Forms”) with 

signatures must be maintained in the family’s file. 

 

Who Makes the Rental Payment, and When May an Owner Expect to  

Receive the Payment? 

 
Each month the MHA makes a housing assistance payment directly to the owner.  The 

amount due the owner is directly deposited into the owners account no later than the 5
th

 of 

each month.  The family is responsible for paying their portion of the rent directly to the 

owner according to the terms of the lease.  The owner is responsible for collecting the 

tenant’s portion of the rent.  

 

How Much Rent is the Family Expected to Pay? 

 
The family contribution toward rent is based on income.  Section 8 families typically pay 

30% of their monthly adjusted income toward rent and utilities.  If the gross rent (rent and 

utilities) exceeds the Payment Standard, however, the family may have to pay a greater 

amount of their income toward rent and utilities. 

 

How Much May I Charge for Rent? 

 
A rent limit is not applicable in the Housing Choice Voucher program.  The owner 

establishes the contract rent.  The MHA may not approve a unit for the Section 8 program, 

however, if the contract rent exceeds rents charged for similar, unsubsidized units in the 

market area (census tract).  The MHA conducts ongoing rent surveys to determine rent 

reasonability. 

 
In addition, the MHA may not approve a unit for the Program if the gross rent for the unit 

exceeds the Payment Standard AND the family’s contribution toward rent is greater than 

40% of their monthly adjusted income. 

 

Are Rent Increases Allowed? 

 
Yes.  An owner may request a rent increase 60 days prior to the renewal date of the lease 

Notice must be given to the family and the MHA.  The owner determines the amount of the 

increase.  Section 8 staff must determine, however, that the contract rent after the increase 

is still reasonable compared to other similar, unsubsidized units in the market area.  The 

family must also agree to the rent increase.  If the new contract rent is not rent reasonable, 

the owner must decrease the rent to a reasonable rent, or the Housing Assistance Payments 

Contract will be terminated with a 30-day notice to the landlord and family.  If the family 

decides they cannot afford the increase in rent, they are eligible to relocate with a proper 

written notice to the landlord and MHA. If granted, the rent increase is effective on the 

lease renewal date. 

 

 

 

 

 



9 

May I Collect a Security Deposit? 

 
Yes. The MHA encourages owners to collect a security deposit according to local market 

practice.  The security deposit should not exceed that charged to other unassisted renters 

and should not exceed one month’s contract rent. 

 

Who Selects and Screens the Tenants? 

 
The selection and screening of suitable tenants is the responsibility of the owner.  Section 8 

staff only screens the family for eligibility according to Program criteria (income, 

citizenship, previous assisted housing).  When you are contacted by a prospective renter, 

evaluate them as you would any other renter.  Make sure that your tenant selection 

standards are based on objective, business-related considerations, such as previous history 

of non-payment, damages to unit, or disturbance of neighbors.  Owners must apply the 

same standards of tenant selection to any family who applies, whether that family is a 

prospective Section 8 renter or not.  Tenant selection must not be based upon race, color, 

age, religion, sex, familial status, disabilities or any other discriminatory factors. 

  

If the MHA has previous rental history information for a family, the MHA will provide 

owners with the previous addresses of the family and the name of previous owners for 

reference checks.  Section 8 staff will also provide the following information based on 

documentation in its possession: eviction history, damage to rental units, housekeeping and 

domestic disturbances. 

 

How Often is the Unit Inspected? 

 
The unit must pass an HQS inspection (see “HQS Summary”) before the Section 8 family 

may move into the unit.  If the family currently occupies the unit, it must pass an inspection 

before a housing assistance payment may begin. 

 

The unit must be inspected at least every 12 months while the unit remains on the Section 8 

Program. Each family is assigned an “annual recertification” date.  The family’s eligibility 

is re-determined 90 days in advance of the annual recertification date each year.  An HQS 

inspection will be conducted 30 to 60 days in advance of the annual recertification date 

unless the family is moving to another unit. 

 

What are the Inspection Criteria? 

 
Before the MHA can make payments to an owner on behalf of a family, the unit must meet 

HUD’s minimum Housing Quality Standards (HQS).  These standards have been 

implemented by HUD nationwide to ensure that all assisted units meet minimum health and 

safety standards. 

 

A summary of the Housing Quality Standards inspection criteria is included in this booklet.  

A detailed HQS inspection form is available upon request. 

 

Who Pays the Utilities? 

 
The owner and the family decide who is responsible for each utility.  Both the lease and 

HAP contract must stipulate who is responsible for each utility.  Regardless of who is 
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responsible to pay each utility, for the unit to pass the Section 8 Housing Quality Standards 

inspection, every unit must have electricity, hot and cold running water, an adequate and 

acceptable permanent heat source, a refrigerator, and a cooking stove. 

 

How Long is the Family Eligible for Assistance? 

 
A family’s eligibility is redetermined every 12 months.  Each family has an annual 

recertification date that is based on the initial move-in date to their current unit in the 

Section 8 program.  If the family began receiving a rental subsidy for a particular unit May 

15, their annual recertification date is May 1 for the next year.  The family’s eligibility will 

be redetermined and an HQS inspection of the unit will be conducted 30 to 60 days in 

advance of this date. 

A family continues receiving Section 8 rental assistance as long as they continue to be 

eligible, the unit where they reside passes HQS and the family does not violate any of their 

family obligations in the program (See “Family Obligations and Responsibilities”). 

 

If the family vacates a unit, the payment for the unit stops.  The owner is entitled to keep 

the housing assistance payment ONLY for the month in which the family relocated.  Any 

money received after a family vacates should be returned to the MHA.  The owner should 

always notify the MHA when a Section 8 tenant vacates.   

 

If the family’s assistance is terminated because of a violation of their family obligations, the 

owner is notified that the Housing Assistance Payments Contract is terminated.  If the 

owner agrees, the family may remain in the unit and pay all of their rent.  

 

May an Owner Evict a Section 8 Tenant? 

 
An owner may evict a Section 8 family under the terms of the lease agreement.  The owner 

must follow state and local laws regarding evictions.  The owner must give the MHA a 

written notice of the eviction.  In some circumstances, eviction is grounds for termination of 

the Section 8 family’s rental assistance. 

 

Who is Responsible for Unpaid Tenant Rent and Damages? 

 
If a family does not pay their portion of the rent or causes damage to the unit, the owner 

may elect to evict the family.  The security deposit may be applied toward unpaid rent and 

damages. 

 

May an Owner Sell a Property Occupied by a Section 8 Family? 

 
Yes, the MHA requests that you contact the staff and notify the family as soon as possible.  

In all cases, the MHA and the family must be given at least a 30-day notice.  If the new 

buyer is willing to honor the Section 8 HAP Contract, an addendum will be signed.   
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Landlord Responsibilities in the Section 8 Program 

    
1. To perform routine management functions including:  screening and selecting 

families, maintaining the property, collecting rent and handling tenant complaints.  

Participation in the Program does not relieve a landlord of any normal duties of 

ownership.  The MHA only pays a portion of the rental payment on behalf of the 

family. 

 

2. To comply with all requirements of the Housing Assistance Payments Contract. 

 

3. To enforce the lease agreement.  The owner must provide the MHA with a copy of 

any owner eviction notice given to the family. 

 

4. To maintain the unit at all times so it always passes the MHA Housing Quality 

Standards inspection.   (See the Summary of Housing Quality Standards on page 

15.)  The owner may require the Section 8 family to repair or pay for repairs or 

damages (other than normal wear and tear) caused by the family or guests of the 

family. 

 

5. To collect only the amount of rent from the family which is specified in the lease 

and/or HAP Contract or any interim Notice of Change amendments to the HAP 

Contract.  Side payments are not allowed. 

 

6. To notify the MHA Section 8 staff immediately if the family vacates the unit.  

Landlords are not eligible to receive payments if the family is not living in the unit.  

The HAP Contract automatically terminates when a Section 8 family vacates a unit.  

Any Housing Assistance Payments received following the month the family vacates 

the unit must be returned to the MHA. 

 

7. To immediately report to the MHA Section 8 staff if any utilities are disconnected, 

whether paid for by the owner or family (if known).  If a family or landlord fails to 

fulfill their obligation to connect/pay utilities as required by the lease agreement, the 

subsidy will be stopped or terminated. 

 

8. To immediately notify the MHA if persons, other than those listed by the MHA in 

the HAP Contract, are living in the unit. 

 

9. To provide proof of ownership of a unit.  If the property is put on the market for 

sale, the owner must notify the MHA. The owner may not assign the HAP Contract 

to a new owner without the prior written consent of the MHA. 

 

10. To provide a W-9 for the purposes of filing an accurate 1099 with the IRS. 

 

11. To notify the Section 8 staff of rent increases 60-days prior to the effective date of 

the increase. 

 

Failure to fulfill these obligations may result in the withholding, abatement (stop) or 

termination of Housing Assistance Payments.  Future participation in the Program may 

also be prohibited. 
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TENANT RESPONSIBILITIES: OBLIGATIONS OF THE FAMILY 
 

A. When the family’s unit is approved and the HAP Contract is executed, the family 

must follow the rules listed below in order to continue participating in the Housing 

Choice Voucher Program. 

 

B. The family must: 

 

1. Supply any information that the MHA or HUD determines to be necessary 

including evidence of citizenship or eligible immigration status, and information 

for use in a regularly scheduled reexamination or interim reexamination of 

family income and composition. 

 

2. Disclose and verify Social Security numbers and sign and submit consent forms 

for obtaining information. 

 

3. Supply any information requested by the MHA to verify that the family is living 

in the unit or information related to family absence from the unit. 

 

4. Promptly notify the MHA in writing when the family is away from the unit for 

an extended period of time in accordance with the MHA policies. 

 

5. Allow the MHA to inspect the unit at reasonable times and after reasonable 

notice. 

 

6. Notify the MHA and the owner in writing before moving out of the unit or 

terminating the lease. 

 

7. Use the assisted unit for residence by the family.  The unit must be the family’s 

only residence. 

 

8. Promptly notify the MHA in writing of the birth, adoption, or court-awarded 

custody of a child. 

 

9. Request MHA written approval to add any other family member as an occupant 

of the unit. 

 

10. Promptly notify the MHA in writing if any family member no longer lives in the 

unit. 

 

11. Give the MHA a copy of any owner eviction notice. 

 

12. Pay utility bills and provide and maintain any appliances that the owner is not 

required to provide under the lease. 

 

C. Any information the family supplies must be true and complete.  
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D. The family (including each family member) must not:  

 

1. Own or have any interest in the unit (other than in a cooperative, or the owner of a 

manufactured home leasing a manufactured home space). 

 

2. Commit any serious or repeated violation of the lease. 

 

3. Commit fraud, bribery or any other corrupt or criminal act in connection with the 

program. 

 

4. Engage in drug-related criminal activity or violent criminal activity or other 

criminal activity that threatens the health, safety or right to peaceful enjoyment of 

other residents and persons residing in the immediate vicinity of the premises. 

 

5. Sublease or let the unit or assign the lease or transfer the unit. 

 

6. Receive Housing Choice Voucher Program housing assistance while receiving 

another housing subsidy, for the same unit or a different unit under any other 

Federal, State or local housing assistance program. 

 

7. Damage the unit or premises (other than damages from ordinary wear and tear) or 

permit any guest to damage the unit or premises. 

 

8. Receive Housing Choice Voucher Program housing assistance while residing in a 

unit owned by a parent, child, grandparent, grandchild, sister or brother of any 

member of the family, unless the MHA has determined (and has notified the owner 

and the family of such determination) that approving rental of the unit, 

notwithstanding such relationship, would provide reasonable accommodation for a 

family member who is a person with disabilities. 

 

9. Engage in abuse of alcohol in a way that threatens the health, safety or right to 

peaceful enjoyment of the other residents and persons residing in the immediate 

vicinity of the premises. 
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Housing Quality Standards (HQS) 

General Guidelines 

    
HQS are minimum standards applying to all units in the Section 8 Housing Choice Voucher 

Program. 

 

A summary list of the requirements is on page 15.  A more detailed explanation of Housing 

Quality Standards is found in the HUD Handbook for administering the Section 8 Program. 

 

Before initial move-in: 

� The leases and the Housing Assistance Payments Contract MAY NOT be signed 

until a unit meets Housing Quality Standards. 

� When a landlord signs the Housing Assistance Payments Contract with the MHA, 

he/she affirms that the unit meets Housing Quality Standards. 

� It is the landlord’s responsibility to maintain the unit so it always meets Housing 

Quality Standards unless the tenant causes the unit to become substandard. 

� If a family causes damages to a unit that causes the unit to become substandard (e.g. 

tears the linoleum or breaks a window), the family is responsible for making the 

necessary repairs.  The lease should specify how repairs should be completed. 

 

At annual recertification: 

� 30-60 days in advance of the family’s original move-in date (under the Section 8 

program), an HQS inspection must be conducted. 

� If the unit passes inspection, the owner is not responsible to make any repairs and 

the HAP Contract continues. 

� If the unit fails inspection, the Section 8 Inspector completes a Notice of Inspection 

form that lists each fail item in detail.  The repairs must be completed within 30 

days of the initial inspection date or the HAP must be stopped (by HUD regulation).  

A reinspection is conducted within 30 days of the initial inspection.  If the unit 

passes, the HAP Contract and payments continue uninterrupted.  If the unit fails, 

the HUD regulations require that HAP payments be abated (stopped).  The 

abatement continues until all repairs are completed, or 30 days at the maximum.  

During the abatement period, the MHA requests that the owner contact the Section 

8 Inspector when repairs are completed.  A reinspection will be scheduled, and if the 

unit passes the reinspection, payments resume effective the day the owner reports 

the repair complete.  If the unit fails the reinspection, the MHA begins proceedings 

to terminate the HAP Contract and relocate the family. 

� The MHA may grant owner extensions for repairs when the owner can not complete 

repairs for reasons beyond their control (parts must be ordered, owner or family 

hospitalization, inclement weather).  The extension request (written or oral) must be 

received before the initial 30-day repair period expires.  Extensions are granted for 

30-day time periods, unless the owner documents the need for a long-term extension. 

� If the family refuses to make repairs that are the family’s responsibility within 30 

days of the date of inspection, assistance will be terminated, unless an extension is 

requested BEFORE the initial 30-day inspection period ends. 

 

Special Inspections: 

� The MHA Inspector will complete a special inspection at the request of the family or 

landlord as time permits.  The MHA does not conduct routine move-out inspections. 
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Common Reasons Units Fail HQS InspectionsCommon Reasons Units Fail HQS InspectionsCommon Reasons Units Fail HQS InspectionsCommon Reasons Units Fail HQS Inspections    
 

 
1. Smoke alarm missing or not working.  

 

2. Lack of ventilation in the bathroom (no window or fan). 

 

3. Outlet covers are missing or broken. 

 

4. Windows are broken/cracked, will not open or locks are missing. 

 

5. Bug/vermin infestation. 

 

6. A handrail is not present where four or more consecutive steps are present. 

 

7. Secure railings are absent around a porch or balcony that is 30 inches or more 

above the ground. 

 

8. Paint on interior or exterior surfaces is chipping or peeling.  

 

9. Water heater discharge line is missing or is too short; pop/pressure relief valve is 

missing. 

 

10. Utilities are disconnected. 

 

11. Stove/refrigerator is missing or inoperable and/or missing knobs, burners or heating 

elements. 

 

12. A tripping hazard is present as a result of a damaged floor covering (carpets/vinyl). 

 

13. Electrical wiring is exposed. 

 

14. A bedroom is missing a window.  All rooms designed to be used as a bedroom must 

have a window.  If a window is designed to open, it must open. 

 

15. Leaking faucets or plumbing.  
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Summary of Housing Quality StandardsSummary of Housing Quality StandardsSummary of Housing Quality StandardsSummary of Housing Quality Standards    
THE FOLLOWING IS A SUMMARY LIST OF MINIMUM STANDARDS FOR 

UNITS IN MHA’S SECTION 8 PROGRAM 

 

GENERAL STANDARDS 

 

• There must be a Living Room, Kitchen, Bathroom, and a Bedroom for every two 

persons. 

 

• All outlets and switches must be flush with the wall and have unbroken, tight fitting 

cover plates.  

 

• All light fixtures and/or ceiling fans must be secured to the wall or ceiling.  It is 

recommended that pull chains on fans and light fixtures be strings, rope, or cord 

rather than metal, which conducts electricity. 

 

• Permanently installed ceiling or wall fixtures must have covers (globes) if they were 

designed to have covers. 

 

• All rooms must be free of any frayed or exposed wiring, and the wiring must be the 

proper type. 

 

• All windows and doors that are accessible from the outside must have secure frames 

and acceptable locks that work.  Padlocks are not acceptable locks on exterior 

doors.  Double keyed locks are acceptable only on doors that are partially glass or 

on solid doors if there is an alternate means of egress in the same room. 

 

• Windows must be airtight, free of breaks and cracks, and the sashes must meet.  

There must be minimal or no deterioration.  Screens, if present, must be in good 

condition. 

 

• In rooms where windows are required, the windows must open to the exterior of the 

unit. 

 

• Sliding glass doors can serve as windows in the Living Room or Bedroom if there 

are no windows.  If the unit does not have central air conditioning, then a screen 

must be present on the sliding glass door. 

 

• At least one window in each room must open (if designed to open).  Props are not 

allowed in any windows.  If the unit does not have central air conditioning, a screen 

must be installed on a window that opens. 

 

• Exterior doors must be airtight, have adequate weather-stripping, and have a sound 

threshold.  If there is a storm door present, it must be properly installed.  
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GENERAL STANDARDS, cont. 

 

• Interior doors (closet doors, doors opening into rooms, etc.) must be properly 

installed.  There must be no hazardous conditions present. 

 

• Ceilings must be sound and free from hazardous defects, leaks, holes, or bulges.  

 

• Walls must be sound and free from hazardous defects or holes. 

 

• The unit must be free of chipping, cracking or peeling paint. 

 

• Floors must be sound and free from hazardous defects, holes, soft spots, bulges, or 

tripping hazards. 

 

• All utilities must be connected either by the landlord or the family.  A unit without 

utilities is considered substandard. 

 

STANDARDS THAT APPLY TO SPECIFIC ROOMS 

 

 
Living Room 

 

• Must have at least two working outlets or one working outlet and one working, 

permanently installed ceiling or wall light fixture. 

 

• Must have at least one window. 

 

Other Rooms Used for Living and Halls 

 

• There must be a means of illumination (light fixture, wall outlet, window, etc.) 

 

Kitchen 

 

• Must have at least one working outlet and one working, permanently installed 

ceiling or wall light fixture. 

 

• The stove and refrigerator must be plugged into an outlet (cannot be plugged into 

an extension cord). 

 

• There must be a stove with an oven and all burners in working condition.  Oven 

door must be secure and all knobs and handles present.  Oven must have racks. 

 

• A refrigerator must be present which freezes and cools properly.  Gaskets and seals 

must be in good condition.  Grill area must be adequately covered.  Shelves must be 

present in the refrigerator. 

 

• A sink must be present with hot and cold water, which drains properly.  Handles 

must be present on the sink.  The trap must be properly installed.  All pipes and 



18 

faucet must be free of leaks or drips; there must be no visible holes around the 

pipes. 

  

• There must be space to store and prepare food. 

 

 

STANDARDS THAT APPLY TO SPECIFIC ROOMS, cont. 

 

Bedrooms 

 

• There must be at least two working outlets or one working outlet and one working, 

permanently installed light fixture. 

 

• There must be at least one window. At least one window must open and remain up 

without a prop.  If the unit does not have central air conditioning, then this window 

must also have a screen. 

 

• There must be a door for privacy that will stay shut and is properly installed. 

 

• A room used as a bedroom must be private and cannot be used as access to another 

room used as a living area, such as the kitchen or living room/den. 

 

• Ventless gas heaters are not allowed. 

 

Bathroom 

 

• There must be at least one working, permanently installed light fixture. 

 

• If window is present in the bathroom, it must open, and remain up without a prop.  

If there is no central air conditioning in the unit, the window must have a screen. 

 

• If there is no window that opens, then an operable vent fan must be present. 

 

• There must be a sink with hot and cold water, which drains properly.  Handles must 

be present on the sink; the trap must be properly installed; pipes and the faucet 

must be free of leaks or drips; there must be no visible holes around the pipes. 

 

• There must be a flush toilet in an enclosed room that flushes and shuts off properly; 

it must be free of leaks and cracks; and must have a seat and tank top. 

 

• There must be a tub or shower with hot and cold running water, which drains 

properly; it must be free of leaks, drips and sharp objects; all handles and levers 

must be present on the tub or shower. 

 

• There must be a door for privacy; which will stay shut and is properly installed. 
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HEATING AND PLUMBING 

 

• All rooms must have direct or indirect heat. 

 

• Unvented heaters that burn oil or kerosene are prohibited 

 

• Unvented gas space heaters are not allowed.  

 

 

HEATING AND PLUMBING, cont. 

 

• If gas or wood stoves are being used, the flues must be installed properly, with 

secure pipes; collars must be present, and installed securely, with no visible 

openings 

 

• If wood heat is the primary heat source, it is recommended that the chimney be 

cleaned annually. 

 

• If there is a ventless gas heater present in the unit, then an operable carbon 

monoxide detector must be installed, in addition to the smoke detector.  Ventless gas 

heaters must be permanently wall mounted, and designed to be ventless.  They 

cannot be used in a bedroom or other room used for sleeping.  They cannot be used 

in mobile homes or manufactured houses.  They must be properly installed 

according to manufacturer’s instructions and the State of Tennessee L.P. Gas 

Policy. 

 

• Permanent heaters must have knobs and be properly installed. 

 

• Each unit must have a properly installed and operating hot water heater. 

 

• If the hot water heater is gas, the flue must be secure.  Collars must be present and 

installed securely, with no visible openings.  If gas hot water heater is located in a 

living or sleeping area, it must be enclosed.  An adequate enclosure is a “shield” that 

is secured to the floor or walls, provides adequate ventilation, is 6” higher than the 

water heater, and will protect the family in the event of an explosion. 

 

• If the water heater is electric, and it is accessible to the family, the romex wire must 

be enclosed in protective conduit. 

 

• There must be a temperature-pressure relief valve on the water heater with a 3/4" 

overflow pipe which extends to within 6” of the floor or to the exterior of the unit. 

 

• The water and sewer system must be served by an approved public or private 

system.  Drinking water provided by a well must be tested every two years. 
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GENERAL HEALTH AND SAFETY: INTERIOR 

 

• The unit must be capable of being entered without going through another unit. 

 

• There must be adequate exterior doors and operable windows for exit.  

 

• If there are security bars on the windows, at least one in each room without an 

exterior door must open from the inside. 

 

• Elevators (if applicable) must have a current inspection certificate, and be in a safe 

and working condition. 

 

• Unit must be free of insects, mice, rats, other vermin, and garbage or debris.  

 

• Unit must be free of chipping, cracking, or peeling paint. 

 

 

 

GENERAL HEALTH AND SAFETY: INTERIOR, cont. 

 

• Unit must be free of abnormally high levels of air pollution such as vehicular 

exhaust, sewer gas, fuel gas, dust, or other pollutants. 

 

• Unit must be free of other hazards such as splintered doors, sliding closet doors that 

could fall down, protruding nails, etc. 

 

• Unit must have adequate ventilation. 

 

• There must be a metal cover over the fuse/breaker box. There should be no 

hazardous conditions inside or around the fuse/breaker box. 

 

• There must be an operable smoke detector or fire alarm on each level of the unit 

(including the basement).  There must be at least one smoke detector located in the 

hallway outside the bedrooms. 

 

• If the tenant is hearing impaired, the smoke detector must have a visible signal 

(lights), and must be installed in the bedroom occupied by the hearing-impaired 

individual.  The smoke detector must be connected to the regular smoke detector 

outside of the bedroom. 

 

• Smoke detectors are required in unfinished basements (cellars) if there is any type 

of electrical appliance, such as a water heater, washer/dryer, or fuse/breaker box.  If 

a light fixture is the only type of “electrical appliance” present, then no smoke 

detector is required. 

 

• It is recommended that smoke detectors placed in a basement be in close proximity 

to the stairway leading to the floor above; that smoke detectors installed to protect a 

sleeping room be located outside of the bedroom, but in the immediate vicinity of 
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the sleeping area; that smoke detectors be mounted on the ceiling at least 4 inches 

from a wall or on a wall with the top of the detector not less than 4 inches nor more 

than 12 inches below the ceiling. 

 

• If the unit is more than two stories, there must be a fire escape. 

 

• An operable carbon monoxide detector must be present if there is a ventless gas 

heater in the unit. 

 

• Interior stairs and common halls must have adequate lighting and be free of any 

hazardous or failing conditions in the walls, floor, ceiling, windows or doors.  If 

there are four or more steps, or the steps, balconies or ledges are 30” or higher, 

there should be a secure handrail.  All steps should be present, stable and secure. 

 

GENERAL HEALTH AND SAFETY: EXTERIOR 

 

• The grounds must be free of garbage, debris, trash, etc. 

 

• Covered trash cans or dumpsters must be provided for the tenant’s use.  

 

• Outbuildings must be in sound condition. 

 

• The site and immediate neighborhood must be free from conditions that would 

seriously endanger the health or safety of the residents such as uncovered wells, 

deep holes, abandoned appliances, abandoned cars, etc. 

 

 

BUILDING EXTERIOR 

 

• The foundation must be free of large cracks, and must be stable. 

 

• Vents and crawl spaces must be covered. 

 

• Stairs, rails, and porches must be secure.  If steps are present, they must be stable, 

and secure.  Unsecured concrete blocks cannot be used as steps. 

 

• If a sidewalk is present, it must be free of large holes and cracks, and should be 

stable. 

 

• If there is a porch or balcony 30” or higher, a secure rail with adequate protection 

(slats, lattice, etc.) must be installed to prevent a person from falling through. 

 

• If there are four or more steps, 29” or less in height, there must be at least one 

handrail. 

 

• If there are four or more steps, 30” or higher, and both sides of the steps are 

exposed (open), there should be two secure handrails with adequate protection 

(slats, lattice, etc.) to prevent a person from falling through. 
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• It is recommended that slats be installed no more than 6” apart, and that railings be 

installed to within 6” of the porch or steps. 

 

• Roofs must be free of damage or leaks.  

 

• Water hydrants must be free of leaks and drips. 

 

• Gutters and downspouts, if present, must be sound and secure. 

 

• The exterior must be free of holes, missing siding, and appear airtight. 

 

• The chimney must be sound, stable, and free of hazards. 

 

• Plumbing vent pipes and flues must extend above the roofline. 

 

• Unit must be free of loose, frayed or exposed wires that could be hazardous. 

 

• Exterior must be free from chipping, cracking, or peeling paint. 

 

• Window air conditioners must be installed securely, and be free of any exposed or 

frayed wiring or other hazardous conditions.  

 

 

MOBILE HOMES 

 

• Tie downs are required on mobile homes.  If tie downs are not visible, an affidavit 

must be signed by the owner stating that tie downs have been installed. 

 

• Underpinning is required.  It must be installed securely, with no large openings. 

 

• Steps must be secure and stable.  A concrete block, for example, cannot be used as 

steps.  

 

• Wood burning stoves are not allowed. 

 

• Ventless gas heaters are not allowed. 

 

LEAD BASED PAINT 

 
Lead based paint is an HQS issue only if the unit was built before 1978 and one of the 

following is true: 

 

1. There is a child under the age of 6 (72 months or younger) in the household, and 

there are visible signs of a lead based paint hazard such as chipping, peeling, or 

chalking paint, OR 

 

2. There is a child under the age of 6 (72 months or younger) in the household with a 

diagnosed EBL (elevated level of lead in their blood), regardless of whether a visible 

lead based paint hazard is present in the unit. 
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If either of these conditions is true, then the MHA must inform the owner that proper 

procedures must be followed for correcting the problem (stabilizing or removing the lead 

based paint hazard).  If a lead based paint hazard is present: 

 

1. The owner may have the unit tested by a certified lease based paint inspector.  If the 

unit is found to be free of lead based paint, the owner does not have to engage in the 

paint stabilization process. Once a clearance examination is completed and the unit 

is determined to be lead free, no further action is required for the unit.  The owner 

must provide the MHA with a copy of the clearance letter or report.  If the test 

confirms the presence of lead in the paint, then the EPA and HUD regulations for 

the removal or stabilization of the lead based paint hazard must be followed.  After 

the paint stabilization is complete, a clearance examination must be completed by a 

lead based paint specialist who did not complete the lead hazard work.  The owner 

must provide the MHA with a copy of the clearance letter or report. 

 

2. If the owner does not wish to have the unit tested, then the paint must be stabilized 

assuming that there is lead present in accordance with EPA and HUD regulations.  

After the paint stabilization is complete, a clearance examination must be completed 

by a lead based paint specialist who did not complete the lead hazard work.  The 

owner must provide the MHA with a copy of the clearance letter or report. 

 

See the following section, “Property Owners & Lead Based Paint” for more 

information. 

 

 

 

    

Property Owners & Lead Based PaintProperty Owners & Lead Based PaintProperty Owners & Lead Based PaintProperty Owners & Lead Based Paint    

Things to KnowThings to KnowThings to KnowThings to Know 
 

In September 1999, stricter federal regulations were passed regarding lead based paint 

when a property owner elects to sell or lease a property built prior to 1978.  Previous to the 

new regulations, owners that leased property built before 1978 were required to disclose 

any known lead based paint hazards to lessees, provide them a copy of the brochure 

“Protect your Family from Lead in your Home”, and sign a lead based paint disclosure 

form with the lessee (see “Required Forms” section).  The Housing Quality Standards for 

the Section 8 program required that any defective (chipping, peeling, chalking) paint 

present in a unit where a child six or younger lived should be abated by EPA standards. 

 

The September 1999 legislation strengthened the regulations regarding lead based paint.  

Property owners still must disclose any known lead based paint hazards, provide a copy of 

the brochure, “Protect your Family from Lead in your Home”, and sign a lead based paint 

disclosure form with lessees.  In addition, according to the new regulations, when defective 

paint (chipping, peel, chalking) is repaired in a unit built before 1978, the owner must hire a 

certified lead based paint specialist to complete the lead hazard work.  After the lead hazard 

work is completed, a clearance examination must be completed by a certified lead based 

paint specialist who did not perform the hazard control work.  The regulations require that 

specialists trained in the proper removal of lead based paint be hired to complete lead 



24 

hazard work because lead dust can form when lead based paint is removed improperly.  

Lead dust can form when lead based paint is dry scraped, dry sanded, or heated.  Dust also 

forms when painted surfaces bump or rub together.  Lead chips and dust can get on 

surfaces and objects that people touch during and after a renovation, and settled dust can 

reenter the air when people vacuum, sweep or walk through. 

 

Lead based paint that is in good condition usually is not a hazard.  Peeling, chipping, 

chalking or cracking lead based paint is a hazard that requires immediate attention, 

especially if a family with young children is living in the unit.  A lead based paint hazard is 

defined as:  deteriorated lead based paint, lead based paint on friction surfaces, impact 

surfaces, accessible (chewable) surfaces and dust and soil that is contaminated with lead. 

 

HUD recommends that property owners be proactive with paint renovations.  If property 

owners properly repaint or cover areas with chipping/peeling paint on a routine basis (and 

prior to the HQS inspection), the paint will not be defective and the owner will not be 

required to test the paint for lead content or complete lead hazard controls.  Keeping all 

painted surfaces free of  chipping/peeling paint will protect your investment, provide a 

quality product for your residents, and MOST IMPORTANTLY, protect small children 

from the hazards of lead based paint. 

 

When you lease a unit built before 1978 to a family with children six years old or younger, 

you should be particularly aware of defective paint in the unit.  Chipping, peeling, chalking 

paint is considered a serious Housing Quality Standards problem when children six and 

younger live in a rental unit because the children are at an elevated risk for lead poisoning.  

Lead poisoning may cause damage to the brain and nervous system, behavior and learning 

disabilities, slowed growth, hearing problems and headaches. 

 

 

Lead is more dangerous to children than adults because: 

• Babies and young children often put their hands and other objects in their mouths 

and these objects may have lead dust on them.  

• Children’s growing bodies absorb more lead. 

• Children’s developing brains and nervous systems are more sensitive to the 

damaging effects of lead. 

 

For the purpose of MHA’s Housing Quality Standards in the Section 8 program, lead based 

paint is only an issue if the unit was built before 1978, and there is a child age 6 (72 months) 

or younger in the household.  If during a visual inspection defective paint is present and the 

family requesting to lease the unit has a child six years of age or younger, the following 

guidelines will be followed: 

 

• The owner may have the unit tested by a certified lead based paint inspector.  If an 

owner has the unit tested and it is found to be free of lead based paint, then the 

owner does not have to engage in the abatement process. No further action is 

required.  The owner must provide the MHA with a copy of the clearance letter.  If 

the test confirms the presence of lead in the paint, then the EPA and HUD 

regulations must be followed for the stabilization or removal of paint from the 

defective surfaces.  After the stabilization or removal is completed, a clearance 

examination must be conducted by a person who did not perform the hazard control 
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work.  The owner must provide the MHA with a copy of the clearance letter or 

report that shows the unit is lead free before the unit may be approved. 

 

• If the owner chooses not to have the unit tested, then the owner must stabilize or 

remove the defective paint assuming that there is lead present in accordance with 

EPA and HUD regulations.  After the lead hazard work is complete, a clearance 

examination must be conducted by a person who did not perform the hazard control 

work.  The owner must provide the MHA with a copy of the clearance letter or 

report that shows the unit is lead free before the unit may be approved. 

 

ANY METHOD OF ABATEMENT CAN BE DANGEROUS IF NOT 

COMPLETED PROPERLY.  IT IS BEST TO HIRE A CERTIFIED LEAD BASED 

PAINT PROFESSIONAL.  HUD REGULATIONS REQUIRE THAT A 

CERTIFIED LEAD BASED PAINT ABATEMENT WORKER AND/OR 

SUPERVISOR COMPLETE LEAD BASED PAINT ABATEMENT. 

 
In all cases, the following methods of paint removal should not be used because they may 

create dangerous levels of lead dust and fumes: 

• Open flame burning or torching 

• Abrasive blasting without high efficiency (HEPA) vacuum local exhaust 

• Machine sanding or grinding without HEPA vacuum local exhaust 

• Heat guns at temperatures above 1100°°°°F 

• Dry scraping (wet scraping should be done instead, except near electrical outlets, 

where use of water could result in electrocution hazards and except for very small 

areas of deteriorated paint, such as nail holes and hairline cracks) 

• Paint stripping in a poorly ventilated space using a volatile stripper that is a 

hazardous substance (according to regulations of Consumer Product Safety 

Commission or the Occupational Safety and Health Administration), such as 

methylene chloride 

 

The MHA staff is not certified in the area of lead based paint interim controls or 

abatement procedures.  The MHA staff can not advise property owners on the 

proper on-site procedures to be followed.  For more information on the proper 

methods of lead based paint abatement, you may call the Tennessee Department of 

Environmental Conservation at (615) 532-8011 or the Tennessee Department of 

Health at (615) 741-7778, or contact a certified lead based paint inspector. 
 

 

  

 

Required Forms 
If interested, please see the Murfreesboro Housing Authority’s Section 8 Staff for the required 

forms 
 

 

END    


