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There is an ever-growing body of research 
demonstrating that neighborhood conditions have 
deep effects on children’s life trajectories1.  In short, 
zip code dictates destiny. 

There is also a growing understanding of the 
government’s role in creating Connecticut’s deeply 
segregated housing landscape. To counteract 
this history and ensure that all children have the 
opportunity to meet their promise, we need to make 
equitable investments in struggling communities 
and ensure that lower income Black and Latino 
families have access to neighborhoods that have 
historically been difficult to move to.

In Connecticut, almost 80% of voucher holders 
are Black or Latino. For this reason, government 
housing vouchers offer a unique opportunity for 
landlords to successfully grow their real estate 
businesses while contributing to interrupting the 
cycle of poverty for voucher families and unwinding 
the history of intentional segregation. This guide 
is designed to provide basic information helpful to 
landlords interested in assisting housing voucher 
access thriving communities.

HOUSING VOUCHERS 101DOING WELL WHILE  DOING GOOD
There are two main housing voucher programs in use 
in Connecticut, the federal Housing Choice Voucher 
Program, also known as Section 8, administered by the 
U.S. Department of Housing and Urban Development 
(HUD), and the state-funded Rental Assistance Program 
(RAP), administered by the Connecticut Department of 
Housing (DOH).

Housing Choice Vouchers
What is the Housing Choice Voucher Program?2

The federally-funded Housing Choice Voucher (HCV, 
also known as Section 8) Program assists very low-
income families, the elderly, and people with disabilities 
afford decent, safe, and sanitary housing in the private 
market. With a voucher, families are empowered to 
find their own housing, including single-family homes, 
townhouses, and apartments.

Who Administers Housing Choice Vouchers?
With a few exceptions, HCVs are administered by 
local public housing agencies (PHAs) which receive 
program funds from HUD.  Typically, and at the housing 
authority’s discretion, the voucher family is required to 
use their voucher in the town where it was issued for 
the first year of the program. After that, the voucher 
family may transfer or “port” their voucher anywhere in 
the state or anywhere in the country.
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Connecticut is fortunate to have two voucher 
administrators that  are not restricted to one particular 
town. These are the CT DOH, which operates as a 
statewide program with its contractor, J. D’Amelia 
and Associates, and Imagineers, LLC, acting as a 
contractor for the City of Hartford and operating in 
the Hartford region.

Once issued a voucher by the housing authority, 
a voucher family initiates a search in the regular 
housing market or can explore using their voucher to 
rent their current dwelling.  Rental units must meet 
Housing Quality Standards, minimum standards of 
health and safety determined by the PHA.

How Do Landlords Get Paid?
Through the HCV program, a  rental subsidy 
payment is provided directly to the landlord by the 
PHA on behalf of the participating family. The family 
pays their portion of the monthly rent directly to 
the landlord, as calculated by the PHA.  Landlords 
receive two payments each month which cover the 
entire monthly rent for the unit.

Some PHAs have HCV 
homeownership programs  

More information is available here:  
www.hud.gov/program_offices/

public_indian_housing/programs/
hcv/homeownership

Every year HUD issues Fair Market Rents (FMRs) 
reflecting a regional assessment of appropriate rents 
for units with various numbers of bedrooms. Based on 
a PHA’s understanding of the local housing market, it 
then sets a Payment Standard, the maximum value 
of the voucher, which can be anywhere from 90% to 
110% of HUD’s FMR. PHA calculates the maximum 
amount of housing assistance which a family may 
receive.  

The FMRs do not apply to the Hartford region where 
special voucher values are instead designated based 
on Small Area Fair Market Rents (SAFMRs) issued 
by HUD – using a more localized zip code-based 
calculation. SAFMRs allow PHAs to set their Payment 
Standards at levels that better reflect costs in local 

housing markets, especially in more expensive areas. 
See Appendix A or the link below for a full listing of 
the SAFMR levels in the Hartford region.

A family is generally expected to pay between 30 and 
40 percent of its monthly income on rent and utilities.  
The maximum housing assistance is typically the 
lesser of the two amounts:

1. The payment standard minus 30 percent of the
family’s monthly adjusted income, or

2. The gross rent (that is, the rent to the owner
plus the average utility costs) for the unit minus
30 percent of monthly adjusted income.

Fair Market Rents: 
www.huduser.gov/portal/datasets/fmr.html

Small Area Fair Market Rents:
 https://www.huduser.gov/portal/datasets/fmr/

smallarea/index.html#final-rulemaking

Who is Eligible?
Eligibility for a housing voucher is determined by 
income and household size. Participants can include 
U.S. citizens and specified categories of non-citizens 
who have eligible immigration status. Generally, the 
family’s income may not exceed 50 percent of the 
median income for the county or metropolitan area 
in which the family chooses to live.

To apply, families should explore getting on the 
waiting list for the state program and any local PHAs 
operating in areas they would like to live.

Waiting list information is 
available through 

United Way 211
www.cthcvp.org.
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For more information on 
eligibility, visit 

www.hud.gov/program_offices/
public_indian_housing/pro-

grams/hcv/ about/fact_sheet

Additional information on the Housing Choice Voucher program 
geared towards landlords and other housing  providers include: 
• HCV Landlord Resources, HUD, www.hud.gov/program_offices/

public_indian_housing/programs/ hcv/landlord
• Housing Choice Voucher Program – Forms for Landlords, HUD,

www.hud.gov/program_offices/pub lic_indian_housing/pro-
grams/hcv/landlord/forms
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Rental  Assistance Program Certificates

By and large, the state-funded Rental Assistance 
Program (RAP)  functions like the federally funded HCV 
program, although there are a few differences. First, 
RAP certificates are funded through the Connecticut 
Department of Housing (DOH) and are administered 
statewide by DOH and its agent, J. D’Amelia and 
Associates (JDA).  JDA subcontracts operation of RAP 
to six local Public Housing Authorities (PHAs) and one 
Community Action Agency in the state. 

More information about RAP program 
administration is available here: 

portal.ct.gov/DOH/DOH/Programs/
Rental-Assistance-Program    

Second, for RAP, a family is expected to pay 40 
percent of its monthly income towards rent and 
utilities, while elderly and disabled families pay 30 
percent of their monthly income.

Third, instead of payment standards, JDA       
determines a Maximum Allowable Rent (MAR),       the 
amount generally needed to rent a moderately-priced 
dwelling unit in the local housing market.  The MAR is 
used to calculate the amount of housing assistance 
a family may receive.  The MAR  limits the amount 
of rent a tenant may pay, not the amount of rent a 
landlord may charge. The MAR levels are available via 
the link above.

OPPORTUNITIES & BENEFITS TO RENTING TO 
VOUCHER HOLDERS3

For landlords, participating in government backed 
rental assistance programs like the HCV or RAP 
programs comes with a range of benefits and 
opportunities.

Taking Action on Racial and Social Justice

In Connecticut, almost 80% of voucher holders are 
Black and Latino.4  Reflecting national trends, many 
are seniors, single moms, and people with disabilities.5  
Many work, albeit at jobs paying an insufficient wage 
to afford a home for their family without government 
assistance.6

Through renting to a voucher household, especially a 
household with children, landlords with properties in 
thriving “higher opportunity” communities can take 
a stand against segregation, discrimination, and a 
history of policies that have kept communities with 
resources like high performing schools out of reach 
for lower income families who are disproportionately 
Black and Latino, include a member with a disability or 
are headed by a single mother.

Significant research demonstrates that voucher 
families interested in moves to higher opportunity 
communities will do better if they can make such 
moves.  This is especially true for children.  One study 
found that low-income children who moved with 
their families from high poverty to low poverty areas 
earned $302,000 more over their lifetime compared 
to children who remained in high poverty areas.7 

Empowering these types of moves is one of the best 
tools we have to break the cycle of poverty – and 
reliance on a variety of government assistance.
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Demonstrated Compliance with Fair Housing Laws
In Connecticut, it is illegal to discriminate against 
a potential tenant due to their source of income, 
including the use of a government housing subsidy 
like a HCV or RAP certificate.8  Despite this law, 
discrimination against voucher holders is rampant 
across the country, even in states with laws 
forbidding it.9   And because the overwhelming 
majority of voucher holders in Connecticut are Black 
or Latino, the likelihood of two potential bases for 
discrimination, race/ethnicity and voucher status, also 
increases the likelihood of discriminatory treatment. 10  

Add in the presence of children or an evident disability, 
and there is an even greater likelihood that a family 
will not be able to obtain suitable housing in the 
neighborhood of their choice. (See box on the right for 
a full listing of characteristics protected by the state 
and federal Fair Housing Acts.)

Thus, renting to voucher holders can give landlords 
the peace of mind that they are following the state 
law, but can also help landlords clearly demonstrate 
that they are in compliance with the state law. 

Easier Recruitment & Retention
There are other ways in which renting to voucher 
holders is a smart business choice.  When landlords 
consider whether to rent their units to both market 
and voucher recipients, they often consider the cost 
of recruitment and likely length of tenancy. On both 
counts, voucher recipients are good options for 
landlords.

High Demand Means Limited Vacancies
Sadly, only one family out of four or five that qualify 
are granted a housing voucher. This means that there 
are long waiting lists of applicants needing rental 
assistance. In addition, as previously discussed, 
even though discrimination against voucher holders 
is illegal in Connecticut, voucher holders face 
exceptionally high levels of housing discrimination.  
For this reason, units offered to voucher holders free 
from discrimination are in high demand. Combined 
these drivers of high demand for voucher friendly 
units, mean that, with a good working relationship 
with a housing authority, landlords don’t need to have 
extended vacancy periods, and lost income because 
they can’t find a renter.

Reliable Long-Term Tenants
Landlords participating in voucher programs find 
that voucher holders are often long-term tenants      
staying beyond the term of a one-year lease.11  The 
average voucher holder stays for 6.6 years, almost 4 
years longer than the average multifamily renter in 
the Northeast.12  These tenants help landlords avoid 
vacancies, repeated advertising, additional property 
showings, tenant screenings and background checks, 
as well as other move in and move out tasks—all of 
which cost time and money.
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Greater Rent Payment Reliability

Another major benefit that comes with renting to 
tenants with rental assistance vouchers is more 
reliable rent payments. Because the PHA typically 
pays the bulk of the rent for the tenant with the tenant 
contributing only a smaller portion, government 
rental assistance programs are more reliable than 
income from regular tenants.

Because the government is primarily responsible for 
the bulk of the rent, a landlord can also deprioritize 
reliance on credit checks for potential tenants. The 
credit that matters most is the United States of 
America’s credit. 

Many suburban landlords may not realize that over 
the last several years specialized local market-based 
voucher values called Small Area Fair Market Rents 
(SAFMR) are required to be used in some areas, starting 
with the Hartford region, and have been voluntarily 
adopted by Housing Authorities in others. This means 
that vouchers will frequently be worth more than 
they have traditionally been in robust rental markets. 
For example, under the new system, the 2021 SAFMR 
for a three-bedroom unit in Farmington, CT is $2,230. 
In 2018, before the new specialized voucher values 
were instituted in the Hartford region, the program 
only valued a three-bedroom voucher in Farmington 
at $1,790. A full listing of the SAFMRs for the Hartford 
region is provided in Appendix A. Housing Authorities 
have discretion to increase the SAFMR up or down by 
10%.

Tenant Quality & Neighborhood Impact

There is a prevalent image of voucher recipients 
as irresponsible tenants, but by accepting such 
stereotypes landlords miss out on great tenants.  
There is no academic evidence that housing voucher 
recipients in and of themselves are different from any 
other tenants.13 

The academic literature is more focused on 
examining the neighborhood impact of “clustering” 
of voucher holders and exploring the chicken-or-
egg question of whether higher levels of crime and 
decreased neighborhood satisfaction drives landlord 
assessments that the neighborhood is appropriate 
for HCV investment or was instead connected to 
clusters of vouchers.14  There are no findings that the 
presence of voucher households in a neighborhood in 
a manner that is non-clustered produces any negative 
neighborhood effects.

What we know for certain is that when assertions that 
voucher holders are more likely to destroy property, 
attract crime or bring down property values have 
been scrutinized, they have been found to be baseless 
when vouchers are dispersed in a manner that does 
not foster poverty concentration.15  In fact, when 
voucher locations are not clustered (i.e. more than 500 
feet), researchers have found a strong positive impact 
on property values in thriving neighborhoods.16

It is also critical to be attuned to whether stereotypes 
about voucher holders are in reality extensions 
of racial stereotypes. Research on discrimination 
against voucher holders shows a correlation to 
racial discrimination and neighborhood opposition 
to voucher holders is often code for a fear of new 
neighbors who are Black or Latino.17

And of course, long time landlords know, irresponsible 
tenants come in all stripes. The best preventative step 
landlords can take is to apply effective and fair tenant 
screening policies to all tenants, regardless of whether 
or not they use a voucher.
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BARRIERS AND CHALLENGES

Paperwork and Bureaucracy
The paperwork required to participate in government 
housing voucher programs is frequently cited 
by landlords as burdensome and not necessarily 
digitized. For this reason, the barrier to entry for 
smaller landlords is higher than for landlords with a 
greater number of units. Larger landlords are able to 
train particular staff members to complete the forms 
and interface with the housing authority. Conversely, 
for smaller landlords such paperwork will be only 
occasional while it will be more of an ongoing part of 
doing business for larger landlords.
Delays due to the need for various bureaucratic 
reviews and inspections is another challenge cited by 
landlords participating in voucher programs. There 
are likely opportunities to streamline these processes, 
but some amount of review will always be necessary.

To address these challenges, we propose two 
strategies. First, landlords should contact PHA staff 
and the PHA should be providing a single point of 
contact whenever possible.  Second, PHA and town 
staff could sponsor annual or semiannual landlord 
forums to both educate and enhance the knowledge 
of real estate professionals and landlords of the real 
benefits of the Housing Choice voucher program, and 
solve potential/perceived barriers for participation.

Technical Disconnects
Several types of technical disconnects have been 
frequently raised by landlords. These include:

1. Dynamic Pricing. Many larger landlords use
dynamic pricing. Rather than setting the price
for a rental unit in advance, dynamic pricing
adjusts the price based on the property’s
vacancy rate and a dynamic market analysis.
So, for example, when more apartments
are available, the asking rent will decrease.
Because voucher holders are given a specific
value for their voucher depending on bedroom
size, these kinds of day-to-day adjustments
can make it difficult for them to figure out in
advance if it is worth their time, which is limited
by a deadline set by the housing authority, to
explore units at any given complex.

2. Rent Reasonableness. Rent reasonableness is a
process of comparing a proposed unit to other

comparable units in the area.  The evaluation 
is intended to ensure that rental assistance 
programs are not paying higher rents than what 
the actual market rent is at the time of leasing.  
Although it may seem like a “negotiation” 
for landlords, landlords have the ability to 
demonstrate that the rent they are seeking is in 
line with the actual market.   PHAs can and will 
consider other factors when completing the rent 
reasonableness evaluation, and landlords and 
voucher recipients have the ability to provide 
information to the PHA staff for consideration.   
Both landlord and potential tenant may be 
able to request reconsideration of the housing 
authority’s rent reasonable determination by 
providing alternative comparable unit rents.  
If there is a dearth of comparable units in a 
neighborhood, landlords should confirm that 
any PHA comparisons are being made to similar 
neighborhoods (e.g. it is unfair to compare 
rental prices in a thriving community with high 
performing schools to those in a struggling 
community needing deeper investment).

3. When Utilities are Not Included. Utilities
are often not included as part of the rent
in developments with a smaller number of
units and in other types of units in thriving
communities.  This can create challenges for
landlords and tenants when trying to determine 
if tenants can truly afford their unit.  Including
utilities with rent will streamline the voucher
lease up process for landlords and increase the
likelihood of securing a voucher renter.

4. Property Maintenance and Inspections. The
triangular relationship between housing
authorities, landlords, and tenants can lead to
a round robin of finger pointing about who is
responsible for repairs that enable units to pass
inspection.  Researchers have attributed this,
in part, to landlord uncertainty about housing
authority expectations of landlords with
respect to unit upkeep and repairs.  One of the
best ways to get ahead of this dynamic is for
landlords, tenants, and housing authorities to
have frank conversations about expectations.
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Customer Service Concerns
Landlords regularly complain about housing authority 
customer service – and service and staff resources vary 
from housing authority to housing authority.  Any efforts 
to deepen the connection and understanding between 
landlords and housing authority administrators could pay 
dividends in improved open lines of communications. 
This will smooth the way for speedier move-ins and 
inspections. 

It might also be worth bearing in mind that PHAs face 
their own challenges in administering the program. The 
administrative fees associated with running the Housing 
Choice Voucher program are typically not enough to 
cover the staffing costs associated with quality customer 
services. Landlords might consider working with PHA 
Executive Directors to think through strategies for 
streamlining service.

Landlord and Neighbor Perception of Voucher Holders
Considering the high percentage of voucher holders 
in Connecticut who are Black and Latino, it may not be 
surprising to learn that race-based fears have played 
a role in some landlord’s decisions about whether to 
engage with voucher programs. Landlords are also often 
concerned about the perception of neighbors, some of 
whom may have stereotypes about housing voucher 
programs that are grounded in fears based on race and 
income status.

Increased understanding among members of the general 
public about the role the government has and continues 
to play in creating and continuing housing segregation 
creates an opening to convey the message to neighbors 
and others that hosting a voucher family is an important 
way to play a positive countervailing role. It is also critical 
to highlight positive experiences with voucher families 
and programs.

Conclusion
When it comes right down to it, to leverage voucher 
programs like the Housing Choice Voucher program to live 
up to their potential of providing true housing choices, we 
need a cadre of suburban landlords to become civil rights 
heroes. There will be some extra administrative work 
along the way– and probably some headaches here and 
there – but government voucher programs give landlords 
the opportunity to make money while contributing to a 
better society, greater racial integration, and a strategy 
to break the cycle of poverty for participating families. 
We encourage landlords to take a serious look at taking 
proactive steps to participate in government voucher 
programs.
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