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List	of	Terms	&	Acronyms	

	
24 CFR HUD's section of the Code of Federal Regulations (CFR) is Title 24 and is often referenced as 24 CFR. 
2530 Previous Participation Certification (HUD-2530). HUD’s centralized review of the past/present performance of 

those principals applying for participation in the Department's multifamily housing programs. Principals are 
reviewed to see if they have carried out their past financial, legal, and administrative obligations in a satisfactory 
and timely manner. The majority of the review concerns itself with the applicant's past performance in all HUD 
programs, but it also considers performance in programs of other agencies, including those of the Farmers Home 
Administration (FmHA) and of State and local housing finance agencies. Form HUD-2530 Previous Participation 
Certificate (HUD-2530) approval is granted when the review establishes that the applicant is a satisfactory risk to 
the mortgage insurance fund if the applicant is applying for participation in a HUD-insured project, such as 
Section 221(d)(3) or (d)(4) Multifamily Rental Housing. In the case of HUD non-insured housing programs such as 
Section 202 and Section 811, HUD-2530 approval is granted when the review shows that the applicant is 
responsible.  This is now automated in APPS. 

4350.1 Multifamily Asset Management and Project Servicing HUD Handbook 4350.1 is the primary handbook used by 
Field Office Loan Management multifamily staff in carrying out their asset management and loan servicing 
responsibilities in monitoring and assisting owners/managing agents to maintain projects in good physical and 
financial condition. This handbook provides general guidance for most of the tasks associated with HUD's 
involvement in the affairs of multifamily projects. The main focus of this handbook is on the 
HUD/mortgagor/managing agent relationship, while other handbooks listed at the end of this Chapter provide 
more specific guidance for most of the tasks associated with HUD's involvement in the activities of multifamily 
projects. 

4350.3 Occupancy Requirements of Subsidized Multifamily Housing Programs. This handbook describes the occupancy 
requirements and procedures governing the HUD-subsidized multifamily housing programs identified in paragraph 
1-2. The handbook also addresses the procedures by which households apply for housing and the rights and 
responsibilities of in-place tenants and property owners. 

4381.5 The Management Agent Handbook. This handbook provides guidance regarding most aspects of HUD's 
relationship and interaction with owners and management agents of HUD insured and HUD-assisted properties. It 
also includes guidance regarding the involvement of residents and their representative organizations in key 
decisions concerning their projects and the importance of supporting resident efforts to organize. 

50059 HUD-50059 Form. Owner's Certification of Compliance with HUD's Tenant Eligibility and Rent Procedures (Move-
ins, Initial Certifications, Annual Recertifications, and Interim Recertifications). Must be signed by the head, 
spouse, co-head, all adult members of the household and the owner are required on the HUD-50059 for the 
actions listed above. Signatures must be obtained on the HUD-50059 prior to submitting the tenant data to the 
Contract Administrator or HUD. 

50059-A HUD-50059-A Form. Owner's Certification of Compliance with HUD's Tenant Eligibility and Rent Procedures - 
Partial Certification (Move-outs, Terminations, Gross Rent Changes and Unit Transfers). The owner must sign 
and date the HUD-50059-A. The head of household must sign and date the completed HUD-50059-A when there 
is a change in the amount of rent the household must pay, a change in the utility reimbursement, when there is a 
unit transfer and when required by state or local law. A copy of all HUD-50059-As must be retained in the tenant 
file. 

52670 HUD-52670. Housing Owner's Certification and Application for Housing Assistance Payments. Project specific 
form completed by the owner/management agent to request assistance payment for the voucher month using 
tenant 50059 certification data. 

52670-A HUD-52670-A Form. Special Claims Schedule. Form used by owner/agents to submit special claim requests 
(cover page). Must be accompanied by HUD-52670-A or HUD-52671-A. 

52670-C HUD-52670-C Form. Special Claims for Regular Vacancies. Form used by owner/agents to submit regular 
vacancy claim requests. 

52671-A HUD-52671-A Form. Special Claims for Unpaid Rent / Damages. Form used by owner/agents to submit unpaid 
rent/damage special claim requests. 

75% FMR 
Alternative 

Owners eligible to renew under Option 2 of the Section 8 Renewal Policy Guide may request to renew without a 
RCS if the current Section 8 gross rent potential (contract rent + utilities) and the proposed Section 8 gross rent 
potential (proposed rent + utilities) at renewal are less than 75% of the FMR (which includes utilities) potential for 
the units being renewed.   

811 Demo 
Program 

Through the Section 811 Supportive Housing for Persons with Disabilities program, HUD provides funding to 
develop and subsidize rental housing with the availability of supportive services for very low- and extremely low-
income adults with disabilities. 

92458 HUD-92458 Form. Rent Schedule Low Rent Housing. The information is necessary for the Department to ensure 
that project owners are not overcharging their tenants and to ensure that the rent levels approved by the 
Department are not exceeded. The Department uses this information to enforce rent regulations which otherwise 
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would be difficult because there would be no clear record of the rents and charges that the Department had 
approved. In addition, the Department needs to periodically collect information regarding project principals, so 
unauthorized participation by previously excluded or otherwise undesirable owners can be detected.  

92547-A HUD-92547-A. Budget Worksheet. 
9834 Management Review for Multifamily Housing Projects form. To assess management and oversight of multifamily 

housing projects. This form is to be completed by HUD staff, Performance Based Contract Administrators 
(PBCA), Traditional Contract Administrators (CAs) and Mortgagees of Coinsured Projects (Mortgagees).  The 
Management Review form consists of three parts:  Desk Review, On-site Review with Addenda, and Summary 
Report.  Additional guidance regarding the management process can be found in HUD Handbooks 4350.1, REV-1 
and 4566.2. 

9839 Management Certification. Using Form HUD-9839a, b, or c, as appropriate, the owner and management agent 
together certify that they will comply with HUD requirements and contract obligations, execute an acceptable 
management agent agreement, and that no payments have been made to the owner in return for awarding the 
management contract to the agent and such payments will not be made in the future projects not managed by the 
owner). 

9887 HUD-9887 form. Notice and Consent for the Release of Information to the U.S. Department of Housing and Urban 
Development (HUD) and to an Owner and Management Agent (O/A), and to a Public Housing Agency (PHA). In 
signing this consent form, tenants authorize HUD, the property O/A, and the PHA to request income information 
from the government agencies listed on the form. 

9887-A HUD-9887-A form. Applicant's/Tenant's Consent to the Release of Information Verification by Owners of 
Information Supplied by Individuals Who Apply for Housing Assistance. In signing this consent form, tenants 
authorize the Owner of the housing project to which you are applying for assistance to request information from a 
third party about the tenant. 

A	
AAF Annual Adjustment Factor.  Published by notice in the Federal Register. The Department of Housing and Urban 

Development establishes the rent adjustment factors — called Annual Adjustment Factors (AAFs) — on the basis 
of Consumer Price Index (CPI) data relating to changes in residential rent and utility costs.  HUD also has the 
discretion to approve special adjustments in Contract Rents on a case by case basis for projects subject to the 
AAF method. Such adjustments are determined by multiplying the Contract Rent in effect for a particular unit in an 
assisted mortgaged property on the anniversary date of the HAP Contract by the applicable AAF. 

Abatement Abatement, as a technical term, means that subsidy may not be paid on a unit for the term of the abatement. 
Abatements are usually thought of in relation to uninhabitable units related to a disaster or where a unit has health 
and safety issues. However, abatements can also be put in place for program violations. This means that a tenant 
can be in a unit and paying a subsidized rent but the OA is not allowed to collect subsidy. For voucher purposes, 
the unit would count as abated. 

AC Administrative Coordinator or Admin Coordinator (AC or A/C). Position is part of the Program Support Team at 
Contract Management Services (CMS). 

ACC Annual Contributions Contract. The contract between HUD and the PHA (Public Housing Authority) or Contract 
Administrator.  

ACR Annual Compliance Review. Completed by HUD to assess Performance Based Contract Administrators (PBCA) 
performance under the provisions of the Performance Based Annual Contributions Contract (PB-ACC), applicable 
HUD regulations and guidelines. 

ADA The Americans with Disabilities Act (ADA) prohibits discrimination against people with disabilities in several areas, 
including employment, transportation, public accommodations, communications and access to state and local 
government’ programs and services. 

Adjusted Income Annual income (as determined by the owner) of the members of the family residing or intending to reside in the 
dwelling unit, after making any allowable deductions (examples: dependents, elderly or disabled family, medical 
expenses, child care, etc.).  

ADP ADP is a secured system that tracks employees work times, leave requests, work schedules and is the main data 
source for payroll.  The system also stores information such as leave balances, payment and taxes, benefits, and 
other personal employee specific information. 

AE/CA Account Executive/Contract Administrator (AE/CA). HUD staff in the case of a project manager or contract staff in 
the case of a contract administrator who are responsible for managing the relationship with individual projects, 
including the renewal of the Section 8 contract. 

AFFH Affirmatively Furthering Fair Housing (AFFH) refers to the 1968 Fair Housing Act’s obligation for state and local 
governments to improve and achieve more meaningful outcomes from fair housing policies, so that every 
American has the right to fair housing, regardless of their race, color, national origin, religion, sex, disability, or 
familial status. 

Affiliate  Any person or entity (including, but not limited to, a general partner or managing member, or an officer of either) 
that controls an Owner or purchaser, is controlled by an Owner or purchaser, or is under common control with the 
Owner or purchaser. 

Affordable In general, housing for which the occupant(s) is/are paying no more than 30 percent of his or her income for gross 
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Housing housing costs, including utilities. Please note that some jurisdictions may define affordable housing based on 
other, locally determined criteria, and that this definition is intended solely as an approximate guideline or general 
rule of thumb. 

AFHMP Affirmative Fair Housing Marketing (AFHM) Plan – Multifamily Housing. All applicants for participation in FHA 
subsidized and unsubsidized multifamily housing programs with five or more units (see 24 CFR 200.615) must 
complete this Affirmative Fair Housing Marketing Plan (AFHMP) Form as specified in 24 CFR 200.625, and in 
accordance with the requirements in (24 CFR 200.620). The purpose of the AFHMP is to help applicants in 
developing an AFHM program to achieve a condition in which individuals of similar income levels in the same 
housing market area have a like range of housing choices available to them regardless of their race, color, 
national origin, religion, sex, disability, or familial status. The AFHMP helps owners/agents (respondents) 
effectively market the availability of housing opportunities to individuals of both minority and non-minority groups 
that are least likely to apply for occupancy in the housing project. 

AFS Annual Financial Statement.  Electronic annual financial statements submissions are due from all projects with 
HUD-insured or HUD-held mortgages, or direct HUD loans or capital grants. Submissions are also due from 
owners of non-insured projects if there is a contractual requirement to submit financial statements. Contractual 
requirements are usually located in the Housing Assistance Payments contract or in a Use Agreement. 

AHTC Affordable Housing Tax Credit Program (Formerly LIHC: Low-Income Housing Tax Credit) 
AMI The area median income (AMI) is the household income for the median — or middle — household in a region. ... 

Each year, the Department of Housing and Urban Development (HUD) calculates the median income for every 
metropolitan region in the country. 

Amortization 
Schedule 

The reduction of debt by level fixed payments. Usually a table that shows the monthly payment requirements, 
interest and principal, and the unpaid loan balance during the life of the loan. 

Annual Income Annual income also means amounts derived (during the 12-month period) from assets to which any member of 
the family has access. A family’s anticipated gross income determines not only eligibility, but also determines the 
rent a family will pay. The anticipated income, subject to exclusions the family will receive during the next twelve 
(12) months, is used to determine the family’s rent. 
 
Gross Income – Income Exclusions = Annual Income 

AO The Auto OCAF (AO) rent adjustment initiative automates the process of the OCAF rent increase for Section 8 
contracts in Amend Rents years. This initiative does not affect Section 8 contracts in their year of contract 
renewal. Owners of projects that meet certain criteria are not required to submit a package containing the OCAF 
Rent Adjustment Worksheet, Form HUD-9625, to obtain an annual OCAF rent adjustment on their Amend Rents 
anniversary date. iREMS prompts HUD/CA staff 150 days prior to Amend Rents renewal of an eligible project that 
its rents have been adjusted, a letter and Exhibit A has been completed, and is ready to be printed and sent to the 
Owner advising of the new rents. At that time, the Owner may accept the new rents or request a budget-based 
rent adjustment if eligible. Other options may be available depending upon the HAP contract. 

APPC APPS Previous Participation Certification (APPC) (formerly known as form 2530).  
Applicant A person or a family that has applied for housing assistance. 
Application A written request for occupancy in a subsidized housing unit that includes the information required to determine 

eligibility for assistance and suitability for tenancy. Owners generally develop a standardized form that is 
completed by the prospective applicant. The application must be signed and dated by the applicant and include 
the applicant's certification that the information provided is complete and accurate. 

APPS Software program that allows HUD's business partners to submit their Previous Participation Certification (form 
2530) request to HUD for processing via the Internet. 

AQL Acceptable Quality Level. The required performance level for each IBPS task. The AQL for each IBPS task is 
specified in the performance requirements summary (PRS) of the ACC. There is at least one IBPS performance 
standard for each core task described in the Statement of Work. These IBPS standards are used to determine the 
amount of earned fees.  

AR  Annual Recertification. The yearly verification and recertification of family composition and income.  Owners must 
verify family composition and income in order to recalculate the tenant’s Total Tenant Payment (TTP) and tenant 
rent and the assistance payment provided by HUD. 

ARAMS Automated Renewal and Amendment Management Subsystem (a subsystem of TRACS that handles the 
processing of contract renewals). HUD Field Office staff can correct incorrect project/contract numbers in the 
Contracts database and update funding amounts in the ARAMS database. 

As-is Rents In the context of a transaction that anticipates an increase in rents to cover capital improvements and the transfer 
of a Section 8 project, the comparable market rents as determined by a rent comparability study comparing the 
subject project in its current condition with comparable properties. 

Asset An asset is a resource with economic value that an individual, corporation or country owns or controls with the 
expectation that it will provide future benefit. There is no asset limitation for participation in HUD assisted-housing 
programs. However, the definition of annual income includes net income from family assets. See 24 CFR 5.603 – 
Definitions. 

Assignment and 
Assumption of the 
HAP 

An Assignment or Assumption of Housing Assistance Payments (HAP) Contract is required when the property 
being sold is subject to a HAP contract, with or without mortgage insurance. 
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Assistance Animal Assistance animals are animals that are used to assist, support, or provide service to persons with disabilities. 
Assistance animals – often referred to as “service animals”, “assistive animals”, “support animals”, or “therapy 
animals” – perform many disability-related functions including but not limited to guiding individuals who are blind 
or have low vision, alerting individuals who are deaf or hard of hearing to sounds, providing minimal protection, or 
rescue assistance , pulling a wheelchair, fetching items, alerting persons to impeding seizures, or providing 
emotional support to persons with disabilities who have a disability-related need for such support. 

Assistance 
Payment 

The amount HUD pays the owner for a unit occupied by a Section 8, RAP, Rent Supplement, or PAC tenant. It 
includes HUD’s share of the contract rent and any utility reimbursement due the tenant. It is the gross rent for the 
unit minus the Total Tenant Payment (TTP).  

Assisted Rent Any rent less than the market rent. Includes Section 236 rents that are greater than the basic rent. 
Assisted Tenant A tenant who pays less than the market rate. 
Attachment 5 Attachment 5 HUD -9635 titled “Projects Preparing a Budget-Based Rent Increase” (Appendix 1). This mainly 

applies to Profit Motivated Entities (SOA 236 & 221(d)(3) ONLY). Regards owner distribution and initial equity. 
Required document for rent adjustments/contract renewals using budget based rent increase request. 

Auxiliary Aids Services or devices that enable persons with impaired sensory, manual, or speaking skills to have an equal 
opportunity to participate in, and enjoy the benefits of, programs or activities receiving Federal financial 
assistance. 

B	
Basic Rent The minimum rent all tenants in a Section 236 project must pay. It is HUD approved and represents the amount of 

rent the owner needs to receive in order to operate the property with the mortgage interest rate reduced to as low 
as 1%. 

BHA Bremerton Housing Authority (Housing Authority of the City of Bremerton). BHA entered into its first Annual 
Contributions Contract (ACC) with HUD in 2000 for the state of Washington, and has been providing 
Performance-Based Contract Administration (PBCA) services ever since. 

Budget-Based 
Rent Increase 

Many HUD-assisted properties have rents that are approved by HUD or Contract Administrator based on the 
estimated costs to operate the property. 

Building Code A set of building construction requirements developed and administered by national and local bodies to ensure 
that buildings meet certain minimum standards for structural integrity, safety, design, and durability. 

C	
CA Contract Administrator. HUD provides Section 8 rental subsidies to the owners of certain mortgaged properties 

pursuant to a HAP Contract. The entity responsible for the administration of the Section 8 assistance pursuant to 
a particular HAP Contract is the designated "Contract Administrator". HUD has primary responsibility for contract 
administration but has assigned portions of these responsibilities to other organizations that act as Contract 
Administrators for HUD.  

CAAF Coordinator Access Authorization Form used for certification, re-certification, and expiration of EIV access.  
CAC Contract Administrator Coordinator. MF Housing Program EIV users with Housing Contract Administrator 

Coordinator (CAC) role defined in WASS. 
Calypso Subsidy Processing System software database by Hopewell Software. 
CAOM The Contract Administrator Oversight Monitor (CAOM) at the HUD Field Office, responsible for monitoring the 

contract administrator to measure its performance and compliance.   
Capital 
Improvement 

A capital improvement is an outlay of funds for the improvement of a fixed asset that extends the life or increases 
the productivity of the asset. In the context of a building, capital improvements typically refer to replacement of 
major structural elements and mechanical equipment. Capital improvements are typically paid for from a Reserve 
for Replacement fund or through loan proceeds. 

Capital Repair Sometimes a distinction is made between capital improvements (adding a new feature to a property, or replacing 
a major building system when it has reached the end of its useful life) and capital repairs (repairs made to a 
building system during its useful life to extend it, or to improve its efficiency, or to cure a maintenance issue). 

CAU Contract Administrator User (CAU). EIV user role as defined in WASS. 
CDE Compliance Disposition Enforcement (CDE). HUD established plan containing the Program Center's 

recommendations to address the failure of the property to meet HUD property standards requirements, which may 
include, but not limited to, debarment, civil penalties, and abatement of subsidy or HAP contract termination. 

CEAD Miscellaneous Accounting Request on a HAP voucher adjustment for a contract expiration adjustment. 
CEO Chief Executive Officer 
Certified General 
Appraiser 

An individual qualified to appraise any property, under the 1998 appraiser certification Law. 

CFR The Code of Federal Regulations (CFR) is the codification of the general and permanent rules published in the 
Federal Register by the executive departments and agencies of the federal government. It is divided into 50 titles 
that represent broad areas subject to federal regulation. Each volume of the CFR is updated once each calendar 
year and is issued on a quarterly basis. HUD's section of the CFR is Title 24 and is often referenced as 24 CFR. 

Citizen A citizen or national of the United States. [24 CFR 5.504] 
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CMS Contract Management Services (CMS), a division of Bremerton Housing Authority (BHA), performs administrative 
and regulatory duties for U.S. Department of Housing & Urban Development’s (HUD). 

CNA Comprehensive Needs Assessment. A CNA is a report on a property that estimates its repair and replacement 
needs over an extended period of time, often analyzing the way in which resources need to be accumulated to 
pay for these needs (reserve analysis) 

COB Close of Business. The end of the business day. 
Co-HOH Co-Head of Household. An adult member of the family who is treated the same as a head of the household for 

purposes of determining income, eligibility, and rent. 
COLA Cost-of-Living Adjustment. An adjustment made to Social Security and Supplemental Security Income to 

counteract the effects of inflation. Cost-of-living adjustments (COLAs) are generally equal to the percentage 
increase in the consumer price index for urban wage earners and clerical workers (CPI-W) for a specific period.  

Common 
Household Pet 

A domesticated animal, such as a dog, cat, bird, rodent (including a rabbit), fish, or turtle, that is traditionally kept 
in the home for pleasure rather than for commercial purposes. This definition does not include animals that are 
used to assist persons with disabilities. 

Congressional 
Inquiry 

A congressional inquiry is a correspondence from a congressman to a federal agency to check on the status of a 
proceeding.  

Continuum of Care A collaborative funding and planning approach that helps communities plan for and provide, as necessary, a full 
range of emergency, transitional, and permanent housing and other service resources to address the various 
needs of homeless persons. HUD also refers to the group of service providers involved in the decision making 
processes as the "Continuum of Care." 

Contract 
Combination 

(Combining Contracts) The Office of Multifamily Housing (MFH) believes that a desirable goal is to have only one 
Section 8 HAP contract per project. To achieve this goal, owners may request to combine multiple contracts or 
stages, provided that all applicable requirements are met.  An owner of a project that consists of one building and 
has more than one HAP contract on the same building may request to combine those contracts as allowed.  
Some owners can also with some limited opportunity combine multiple projects and contracts under a single, 
scattered site project. 

Contract Number An 11-character contract identification number. 
Contract Rent The rent HUD or the Contract Administrator has approved for each unit type covered under an assistance 

contract. The rent may be paid by the tenant, HUD, or both. Refer to the project’s rental schedule (form HUD-
92458) or Rental Assistance contract for exact amounts. Contract Rent is the total rent paid by the tenant plus 
rental assistance paid by HUD under the contract, and it does not include any tenant-paid Utility Allowance. The 
Contract Rent is specific to the property and typically varies by unit type. 

Contract 
Termination 

Expiration of the Section 8 contract or an owner’s refusal to renew the contract. 

Co-op Housing in which each member shares in the ownership of the whole project with the exclusive right to occupy a 
specific unit and to participate in project operations through the purchase of stock. 

COS I (COS1) Compliance Specialist I. Position is part of the Compliance Team at Contract Management Services (CMS). 
COS II (COS2) Compliance Specialist II. Position is part of the Compliance Team at Contract Management Services (CMS). 
Covered Person A tenant, any member of the tenant’s household, a guest, or another person under the tenant’s control. 
CPA Contracts Processing Associate. Position is part of the Contracts Team at Contract Management Services (CMS). 
CQI Continuous Quality Improvement (CQI) provides various levels of staff involvement, process improvement, 

outstanding staff training programs, accountability, and monitors overall performance. Areas of risk are identified 
and mechanisms are put in place to proactively reduce risk with the goal of eliminating risk.  Business objectives 
are fulfilled through robust systems, continuous improvement strategies, and excellent relationships with industry 
partners.   

CR Contract Renewal 
Critical Repairs A needs assessor who is preparing a Capital Needs Assessment identifies needed repairs as “critical” or “non-

critical.” Typically, critical repairs must be completed prior to initial/final closing of an FHA-insured mortgage 
and/or RAD conversion. 

CRT HUD’s Compliance Review Team. 
CS I Contracts Specialist I. Position is part of the Contracts Team at Contract Management Services (CMS). 
CS II Contracts Specialist II. Position is part of the Contracts Team at Contract Management Services (CMS). 
CY Contract Year 

D	
Data Set HUD USER provides researchers with access to original electronic data sets generated by PD&R-sponsored data 

collection efforts, including the American Housing Survey, HUD median family income limits, as well as microdata 
from research initiatives on topics such as housing discrimination, the HUD-insured multifamily housing stock, and 
the public housing population. 

Debt Service Debt service is payment of interest and principal on a debt (such as a mortgage), typically made on a monthly 
basis. For FHA-insured loans, debt service also includes the monthly mortgage insurance premium. 

DEC Departmental Enforcement Center. The DEC works cooperatively with HUD's program offices to assure 
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compliance of business agreements and regulations. The DEC's activities promote integrity, management 
accountability and the physical and financial viability of HUD-insured and assisted housing. In addition, the DEC 
ensures that program funds are implemented in the most efficient and effective manner possible by conducting 
internal/external reviews, taking suspension and debarment actions, and pursuing civil money penalties or double 
damages, where there have been program violations. The Enforcement Center takes action against troubled 
developments (aka troubled property or troubled project) that fail the financial and physical inspection standards. 

Deductions In determining adjusted income, the owner is allowed to reduce the family income by specified amounts as HUD 
defined. Such deductions can be based on household dependents, elderly family or disabled family, medical 
expenses, attendant care, and child care. 

Deed of Trust An instrument used in some States instead of a mortgage. The buyer of the property gives a deed of trust (instead 
of a mortgage) which is then held in the name of a trustee. Legal title to the property is then vested in the trustee 
to secure repayment of the debt. If the buyer defaults on the loan, the lender has reasonably easy access to the 
property through the trustee. 

DEMO Program Portfolio Reengineering Demonstration Program. The Demo Program was undertaken as an interim measure until 
a permanent debt-restructuring program could be adopted. The program was authorized for FY 1996, 1997, and 
1998. Properties participating in the Demo were subject to the rules of the program in force at the time of their 
entry into the program. Restructurings were completed under the Demo program through 1999 and into the year 
2000. 

Denial of Tenancy 
or Assistance 

The process of rejecting an applicant's request for either occupancy or assistance because the household does 
not meet eligibility criteria for the program or the owner's criteria for suitability for tenancy. 

Dependent A member of the family other than the head, spouse, or co-head, who is under 18 years of age or is a person with 
disabilities or a full-time student. Per Handbook 4350.3, a foster child, a foster adult, or a live-in aide may never 
be a dependent regardless of age or disability. 

Disability or 
Disabled 

A physical or mental impairment that substantially limits one or more of the major life activities of such for an 
individual. See 4350.3, Figure 3-6. 

Discriminatory 
Effect 

A practice has a discriminatory effect where it actually or predictably results in a disparate impact on a group of 
persons or creates, increases, reinforces, or perpetuates segregated housing patterns because of race, color, 
religion, sex, handicap, familial status, or national origin. 

Disincentive 
Deduction 

A deduction from the per unit per month IBPS fee to the PBCA. For each IBPS task, the disincentive deduction 
equals the maximum IBPS fee times the disincentive deduction percentage. HUD deducts this amount for PHA 
performance of an IBPS task that fails to meet the acceptable quality level. Exhibit A of the ACC specifies the 
performance standard for assessing a disincentive deduction for performance of an IBPS task. (During the term of 
the ACC, HUD may amend the performance standard or the disincentive deduction percentage by HUD notice to 
the PHA.) 

Displaced Family A family in which each member, or whose sole member, is a person displaced by governmental action, or a 
person whose dwelling has been extensively damaged or destroyed as a result of a disaster declared or 
otherwise formally recognized pursuant to federal disaster relief laws.  

Displaced Person A person displaced by governmental action, or a person whose dwelling has been extensively damaged or 
destroyed as a result of a disaster declared or otherwise formally recognized pursuant to Federal disaster relief 
laws. 

DOB Date of Birth. Your date of birth is the exact date on which you were born, including the year. 
DOC The Department of Commerce (DOC) is the one agency in state government that touches every aspect of 

community and economic development: planning, infrastructure, energy, public facilities, housing, public safety 
and crime victims, international trade, business services and more. 

Domestic Violence Includes felony or misdemeanor crimes of violence committed by a current or former spouse of the victim, by a 
person with whom the victim shares a child in common, by a person who is cohabitating with or has cohabitated 
with the victim as a spouse, by a person similarly situated to a spouse of the victim under the domestic or family 
violence laws of the jurisdiction receiving grant monies, or by any other person against an adult or youth victim 
who is protected from that person’s acts under the domestic or family violence laws of the jurisdiction. 

Double Subsidy Occurs when household is receiving subsidy in two units simultaneously. 
DRUG Drug related expenses Miscellaneous Accounting Request on a HAP voucher.   
DSC Debt Service Coverage. The debt service coverage (DSC) ratio is the relationship of a property's annual net 

operating income (NOI) to its annual mortgage debt service (principal and interest payments). Commercial 
lenders use the DSC ratio to analyze how large of a commercial loan can be supported by the cash flow 
generated from the property, or to determine how much income coverage there is at a certain loan amount. 

DSS Debt Service Savings. The quantifiable difference after a reduction in debt service.  In the case of a 202 project 
with a written and signed “Debt Service Savings Agreement,” HUD will allow the dollar amount listed in the 
agreement to be included in the budget. 

DUNS Data Universal Numbering System (DUNS) Number:  The DUNS Number is a unique nine-digit identification 
number provided by Dun & Bradstreet (D&B).  The DUNS Number is randomly issued, never used twice and is 
site specific.  Each distinct physical location of an entity is assigned its own DUNS Number worldwide. Most 
potential and existing US Government Contractors, Grantees and Loan Recipients are required to obtain a DUNS 
Number for US Government registration purposes.  The DUNS Number verifies the legal name, physical address 
and trade-style of each location and is the key to starting the CCR registration process. 
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E	
Earned Basic Fee The amount of the basic fee earned by the PHA per unit per month (in an FMR area). The earned basic fee 

equals the sum of the earned IBPS fees for the IBPS tasks. 
Earned IBPS Fee The amount of the IBPS fee earned by the PHA per unit per month. The earned IBPS fee equals the maximum 

IBPS fee minus any disincentive deduction. 
EH&S Exigent Health and Safety (EH&S) violations. The inspector conducting a REAC inspection may issue a EH&S 

citation to the project owner if serious deficiencies are identified that must be corrected immediately. These 
deficiencies are called EH&S violations. An EH&S deficiency notice or a REAC physical inspection report may 
affect the decision to renew, abate or terminate the contract. The HUD AE must determine if the project is 
following HUD’s physical condition standards before processing a request to renew the contract. 

EIN Employee Identification Number. Employer tax ID numbers are issued to businesses by the IRS. These numbers 
are nine digits long and read as XX-XXXXXXX. A tax ID number is required information on all tax returns filed with 
the IRS. 

EIV The EIV system is a web-based application which provides owners with employment, wage, unemployment 
compensation, and Social Security benefit information for tenants participating in HUD's assisted housing 
programs. Information in EIV is derived from computer matching programs initiated by HUD with the Social 
Security Administration (SSA) and the U.S. Department of Health and Human Services (HHS), for all tenants with 
valid personal identifying information (name, date of birth (DOB), and Social Security number (SSN)) reported on 
the form HUD-50059. Information in the EIV system is used by owners to verify employment and income at the 
time of recertification and to reduce errors in subsidy payments. 

EIV 5% Penalty The property will receive a 5% Decrease in Voucher Payment for Not Having Access To and/or Using EIV. 
EIV ETS EIV Existing Tenant Search report. 
EIVP An EIV 5% Penalty (EIVP) Miscellaneous Accounting Request on a HAP voucher.   
Elderly See 4350.3, Figure 3-6. 
Eligible Noncitizen A person who has eligible immigration status in one of the categories specified by HUD.  
ELIHPA The Emergency Low Income Housing Preservation Act, aka Title II of the Housing and Community Development 

Act of 1987, (ELIHPA) was designed to prevent the loss of affordable housing units for preservation project 
properties. 

eLOCCS The Electronic Line of Credit Control System (eLOCCS) is HUD's primary grant disbursement system, handling 
disbursements for the majority of HUD programs. eLOCCS provides Internet-based drawdown of funds and query 
and reporting capabilities. Once eLOCCS access has been authorized, the user is allowed to view a wide range 
of Housing Assistance Payments (HAP) contract-level information regarding HUD contract payments to the CA 
and/or HUD payments made directly to the HAP owner. eLOCCS has a close relationship with the Tenant Rental 
Assistance Certification System (TRACS). Owner Agents and CAs submit vouchers to TRACS where validation 
edits are performed. If the TRACS edits are passed, the request is then forwarded to LOCCS for payment to the 
CA or directly to the HAP owner if a CA does not administer the contract. 

Emancipated 
Minor 

Emancipation of minors is a legal mechanism by which a minor is freed from control by their parents or guardians, 
and the parents or guardians are freed from any and all responsibility toward the child. 

EMAS Economic and Marketing Analysis Section. HUD's Economists provide research support to HUD staff and client 
groups about the various economic indicators. 

Energy Audit Any process that identifies and specifies the energy and cost savings likely to be realized through the purchase 
and installation of particular energy efficiency measures or renewable energy measures. 

Energy 
Conservation Plan 

Only required for Section 236, BMIR, projects that receive rent supplement assistance, and projects that 
converted from Rent Supplement to Section 8 and are requesting a budget-based rent increase. Status report on 
the project’s implementation of its current Energy Conservation Plan. This may be:  A narrative report coded to 
facilitate references to the plan, or a copy of the plan annotated to show the current status of all items that were 
scheduled to be completed within sixty (60) days after the rent increase is proposed to be effective.  

EUL The Estimated Useful Life (EUL) (aka Remaining Useful Life) is the estimated period of time during which an 
asset subject to depreciation (i.e., multifamily property) is judged to be in productive use. Useful life is the period 
over which improvements to real property contribute to property value. Because buildings are subject to physical 
deterioration and functional or economic obsolescence, their periods of usefulness are limited. 

Eviction The dispossession of the tenant from the leased unit as a result of the termination of tenancy, including a 
termination prior to the end of a lease term. 

Evidence of 
Citizenship or 
Eligible Status 

The documents that must be submitted to evidence citizenship or eligible immigration status. 

Exception Rents Rents higher than comparable market rents used only where the PAE has determined that the housing needs of 
the tenants and the community cannot be adequately addressed through a Restructuring Plan that provides for 
market rents.  

Excess Income In HUD’s Section 236 program, some residents pay a rent that is higher than the Section 236 Basic Rent. The 
portion of rent above the Basic Rent is called “excess rent.” The Section 236 program requires owners to make a 
monthly report to HUD detailing all excess rent and calculating the total excess rent that is to be repaid to HUD 
(this total is called “excess income”). Owners can retain excess income, with HUD permission, under certain 
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circumstances. 
Expiring Contract Project-based assistance contract attached to an eligible multifamily housing project which, under the terms of the 

contract, will expire. 
Extended Contract A renewal contract with contract length more than 5 years. 
Extremely Low 
Income Family 

Those with incomes below 30 percent of area median income. Department of Housing and Urban Development 
(HUD) programs use “area median incomes” calculated on the basis of local family incomes, with adjustments for 
household size. 

F	
Fair Housing Act Title VIII of the Civil Rights Act, 42 U.S.C. 3601. The Fair Housing Act is a broad statute that prohibits 

discrimination based upon race, color, religion, sex, national origin, disability, or familial status in most housing 
and housing-related transactions. 

Family 
Composition 

The specific individuals who are included in the assisted family.  Information on family composition includes 
names, ages, sexes, and citizenship status of all members and their relationship to one another. 

FASS or FASSMF Financial Assessment Subsystem (FASS) – Multifamily Housing (MF). FASSMF is an automated system that 
supports the collection, validation, and assessment of financial data for multifamily housing properties insured 
and/or subsidized by HUD to assess multifamily properties for non-compliance and poor performance. 

FASSUB FASSUB is the Internet component of the Financial Assessment Subsystem — Multifamily Housing (FASSMF). It 
is a secure, web-based system that allows industry users to access and submit annual financial statement (AFS) 
data via the Internet. 

Federal Register Published by the Office of the Federal Register, National Archives and Records Administration (NARA), the 
Federal Register is the official daily publication for rules, proposed rules, and notices of federal agencies and 
organizations, as well as executive orders and other presidential documents. 

FHA The Federal Housing Administration, generally known as "FHA", provides mortgage insurance on loans made by 
FHA-approved lenders throughout the United States and its territories. FHA insures mortgages on single family 
and multifamily homes including manufactured homes and hospitals.  

FHA Mortgage 
Insurance 

FHA mortgage insurance (aka FHA insured mortgage) provides lenders with protection against losses as the 
result of homeowners defaulting on their mortgage loans. The lenders bear less risk because FHA will pay a claim 
to the lender in the event of a homeowner's default. Loans must meet certain requirements established by FHA to 
qualify for insurance. 

FHEO The Office of Fair Housing and Equal Opportunity (FHEO) administers and enforces federal laws and establishes 
policies that make sure all Americans have equal access to the housing of their choice. 

Fidelity Bond An assurance, generally purchased by an employer, to cover employees who are entrusted with valuable property 
or funds (i.e., a resident manager entrusted with collecting rents.)  

Flex Subsidy Loan This Flex Subsidy (Flex Sub) Loan program was part of HUD’s effort to preserve affordable housing originally 
developed under federal government programs. It provided loans to owners of troubled, federally assisted, low 
and moderate-income multifamily rental properties. 

FMR Fair Market Rents. The rent, including the cost of utilities (except telephone), that would be required to be paid in 
the housing market area to obtain privately owned, existing, decent, safe and sanitary rental housing of modest 
(non-luxury) nature with suitable amenities. Fair Market Rents for existing housing are established by HUD for 
housing units of varying sizes (number of bedrooms), and are published in the Federal Register in accordance 
with 24 CFR Part 888. 

FMR Area The area for which HUD has established an FMR. 
FORQ A Field Office Initiated Accounting Adjustment (FORQ) Miscellaneous Accounting Request on a HAP voucher.  

TRACS will automatically deduct the offset amount from the total voucher amount approved, thus assuring that 
the proper amount will be paid via TRACS.  

Foster Adult A foster adult is usually an adult with a disability who is unrelated to the tenant family and who is unable to live 
alone. 

Foster Child Children that are in the legal guardianship or custody of a State, county, or private adoption or foster care agency, 
yet are cared for by foster parents in their own homes, under some kind of short-term or long-term foster care 
arrangement with the custodial agency. 

FPOC Funding Point of Contact 
Fraud Deceit or trickery deliberately practiced to gain some advantage dishonestly. Fraud is an intentional deception 

and cannot be committed accidentally. 
FSS The Family Self-Sufficiency (FSS) program was established by Section 554 of the Cranston-Gonzalez National 

Affordable Housing Act of 1990 to help residents of public housing and participants in the Housing Choice 
Voucher program become self-sufficient through education, training, case management, and other supportive 
services. 

Full-Time Student A person who is attending a school of higher education or vocational training on a full-time basis. 
FY Fiscal Year. Period for settling accounts: a 12-month period at the end of which all accounts are completed in 

order to provide a statement of a company's, organization's, or government's financial condition, or for tax 
purposes.  HUD FY starts October 1 through September 30th of each year. 

FYE Fiscal Year End. The completion of a one-year, or 12-month, accounting period. A firm's fiscal year-end does not 
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necessarily need to fall on December 31, and can actually fall on any day throughout the year. HUD’s fiscal year-
end is September 30th of each year. 

G	
GAO The U.S. Government Accountability Office (GAO) is an independent, nonpartisan agency that works for 

Congress. Often called the "congressional watchdog," GAO investigates how the federal government spends 
taxpayer dollars. 

GI General Inquiries (GI) are resident inquiries received directly from a tenant, forwarded by other agencies, as well 
as those discovered during on-site reviews that pose no health or safety concerns. GI issues include but are not 
limited to: rent calculations, work orders not being completed timely, recertification, tenant charges, loud noises, 
rude staff, fraud concerns, gaining copies of tenant file documents, unapproved entry into a unit, hot/cold water 
issue (not plumbing), water pressure (not plumbing), etc. 

GL General Ledger. 
GR The Gross Rent (GR) for a unit equals the contract rent plus the utility allowance, if the property has a utility 

allowance.  
GR Change Any HUD-approved change in the contract rent or the utility allowance for a unit. 
Gross Income Gross income is the total income derived from the operation of a property, and is calculated before deducting 

costs such as routine maintenance, debt service, etc. 
GRP Gross Rent Potential (GRP) is the total rental income that a property would generate, if all units were occupied, all 

residents were charged the maximum, scheduled rent, and all rent were collected. 
Guest A person temporarily staying in a unit with the consent of the tenant or another member of the household who has 

express or implied authority to consent on behalf of the tenant. [24 CFR 5.100] A guest is a temporary visitor of 
the tenant’s and should not be confused with an unauthorized occupant. Additionally, a guest is not a party to the 
lease agreement. 

H	
Handicap With respect to a person, a physical or mental impairment which substantially limits one or more major life 

activities; a record of such an impairment; or being regarded as having such an impairment. See 4350.3, Figure 
3-6. 

HAP The payment made by HUD or the Contract Administrator to the owner of an assisted unit as provided in the 
contract. Where the unit is leased to an eligible family, the payment is the difference between the contract rent 
and the tenant rent. An additional payment is made to the family when the utility allowance is greater than the 
total tenant payment. A housing assistance payment, known as a “vacancy payment,” may be made to the owner 
when an assisted unit is vacant, in accordance with the terms of the contract. 

HAP Contract A Housing Assistance Payments (HAP) Contract between HUD (or the Housing Agency) and the owner. HAP 
Contracts specify the number of units in a particular mortgaged property for which Section 8 assistance will be 
provided. Under the HAP Contracts, HUD provides Section 8 rental subsidies to the project owners in an amount 
equal to the difference between the HUD approved rent (the "Contract Rent") for a particular assisted unit and the 
HUD required rental contribution from eligible tenant families. The HAP Contract must be in the form prescribed 
by HUD. 

Hardship 
Exemption 

An exemption from the $25 minimum rent an owner must provide for any household unable to pay the Section 8 
minimum rent due to a long-term financial hardship as defined in the regulation. 

HCV Housing Choice Vouchers. The housing choice voucher program is the federal government's major program for 
assisting very low-income families, the elderly, and the disabled to afford decent, safe, and sanitary housing in the 
private market. Since housing assistance is provided on behalf of the family or individual, participants are able to 
find their own housing, including single-family homes, townhouses and apartments. Housing choice vouchers are 
administered locally by public housing agencies (PHAs). The PHAs receive federal funds from the U.S. 
Department of Housing and Urban Development (HUD) to administer the voucher program. Rental units must 
meet minimum standards of health and safety, as determined by the PHA. A housing subsidy is paid to the 
landlord directly by the PHA on behalf of the participating family. The family then pays the difference between the 
actual rent charged by the landlord and the amount subsidized by the program.  

HFA State Housing Finance Agencies (HFAs) are state-chartered authorities established to help meet the affordable 
housing needs of the residents of their states. Although they vary widely in characteristics such as their 
relationship to state government, most HFAs are independent entities that operate under the direction of a board 
of directors appointed by each state's governor. They administer a wide range of affordable housing and 
community development programs. 

HH Household. The family and live-in aide, if applicable. 
HMFA HUD Metro FMR Area. Indicates that only a portion of the OMB-defined core-based statistical area (CBSA) is in 

the area to which the income limits or FMRs apply. HUD is required by OMB to alter the name of metropolitan 
geographic entities it derives from the CBSAs when the geography is not the same as that established by OMB. 

HOH Head of Household. The adult member of the family who is the head of the household for purposes of determining 
income eligibility and rent. 
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Homeless An individual who lacks a fixed, regular, and adequate nighttime residence; as well an individual who has a 
primary nighttime residence that is a supervised publicly or privately operated shelter designed to provide 
temporary living accommodations, an institution that provides a temporary residence for individuals intended to be 
institutionalized; or a public or private place not designed for, or ordinarily used as, a regular sleeping 
accommodation for human beings. 

Homeless 
Preference 

The multifamily homeless preference is an optional owner-adopted preference. By employing the preference, as 
part of a federal effort to address homelessness, owners of these properties may place homeless families and 
individuals at the top of their properties' waiting list. 

Household Swap These are cases where what was formerly a single household becomes two households (household splits) or 
where two existing subsidized households exchange one or more members (household swaps). A swap can be 
more formally defined as a situation, starting with two existing subsidized households, where one or more 
members of a household move to the other household leaving at least one member behind. In some cases the 
move is in one direction only—only one household loses members and the other gains. In other cases the move 
could be in both directions—each household adds and subtracts members. 

HPHA Hawaii Public Housing Authority. Contract Management Services is the sub-contractor for HPHA working, 
together to complete HUD PBCA duties for the state of Hawaii. 

HQ Headquarters. The HUD administrative center from which the affairs of an organization are directed. 
HQ Termination If TRACS has not received either an annual recertification (AR) or a termination (TM) certification by the end of 

the 15th month for an assisted household, it issues an HQ termination shortly after the beginning of the 16th 
month, ending HUD assistance payments for that household. 

HQS Housing Quality Standards (HQS) help HUD and local Public Housing Authorities (PHAs) accomplish…by 
defining “standard housing” and establishing the minimum quality criteria necessary for the health and safety of 
program participants. 

HSC Housing Coordinator. MF Housing Program EIV users with Housing Coordinator (HSC) role as defined in WASS 
HSU Non-HUD User (HSU) EIV user role for MF Housing Program users as defined in WASS. 
HUD U.S. Department of Housing and Urban Development’s (HUD). Established in 1965, HUD's mission is to increase 

homeownership, support community development, and increase access to affordable housing free from 
discrimination. To fulfill this mission, HUD will embrace high standards of ethics, management and accountability 
and forge new partnerships — particularly with faith-based and community organizations — that leverage 
resources and improve HUD's ability to be effective on the community level. 

HUD Comparable 
Market Rents 

The rents specified by the comparability study performed by the HUD appraiser. 

HUD User An information resource from HUD's Office of Policy Development and Research offering a wide range of low- 
and no-cost content of interest to housing and community development researchers, government officials, 
academics, policymakers, and the American public. HUD User is the primary source for federal government 
reports and information on housing policy and programs, building technology, economic development, urban 
planning, and other housing-related topics. 

HUDclips HUD's Client Information Policy Systems (HUDCLIPS) is an online resource for forms, handbooks, policies, and 
other related information. 

HUD-Held 
 

A loan that formerly was FHA-insured, but that is now owned by HUD (as a result of paying an FHA mortgage 
insurance claim), is said to be HUD-Held. 

I	
IBPS Incentive Based Performance Standard (IBPS). A description of specific elements of each core task. HUD will 

measure the PHA’s performance of each such element as the performance standard to determine the amount of 
PHA’s earned administrative fees (including earned basic fees and earned incentive fees). Part of the Annual 
Contributions Contract (ACC) for Project-based Section 8 Contract Administration (PBCA). 

IBPS 1 Management & Occupancy Reviews (MORs). Task under the Annual Contributions Contract (ACC) for Project-
based Section 8 Contract Administration (PBCA). Summary of tasks completed must be reported to HUD monthly 
(contingency fee worksheet/invoice). 

IBPS 3 Processing Rent Adjustments. Task under the Annual Contributions Contract (ACC) for Project-based Section 8 
Contract Administration (PBCA). Summary of tasks completed must be reported to HUD monthly (invoice report). 

IBPS 6 Review, Verify, and Authorize Monthly Section 8 Vouchers. Task under the Annual Contributions Contract (ACC) 
for Project-based Section 8 Contract Administration (PBCA). Included voucher processing and special claims. 
Summary of tasks completed must be reported to HUD monthly (invoice report). 

IBPS 9 Life-threatening health & safety issues.  Task under the Annual Contributions Contract (ACC) for Project-based 
Section 8 Contract Administration (PBCA). Summary of tasks completed must be reported to HUD monthly 
(invoice report). 

IBPS 10 Non-life-threatening health & safety issues. Task under the Annual Contributions Contract (ACC) for Project-
based Section 8 Contract Administration (PBCA). Summary of tasks completed must be reported to HUD monthly 
(invoice report). 

IBPS 12 Year-end statement. Task under the Annual Contributions Contract (ACC) for Project-based Section 8 Contract 
Administration (PBCA). Summary of tasks completed must be reported to HUD annually. 
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IBPS 14 Renewal of Expiring Contracts. Task under the Annual Contributions Contract (ACC) for Project-based Section 8 
Contract Administration (PBCA). Summary of tasks completed must be reported to HUD monthly (invoice report). 

IBPS 15 General Reporting Requirements. Task under the Annual Contributions Contract (ACC) for Project-based Section 
8 Contract Administration (PBCA). Summary of tasks completed must be reported to HUD monthly (invoice 
report). 

IBPS Percentage The percentage of the maximum basic fee for PHA performance of each of the IBPS tasks. The IBPS percentage 
times the maximum basic fee is the maximum IBPS fee per unit per month for each IBPS task. The earned IBPS 
fee may be reduced by disincentive deductions for PHA performance of an IBPS task that falls below the 
acceptable quality level. 

IBPS Task Any of the contract administration core tasks listed in the performance requirements summary (PRS) of the HUD 
ACC. HUD measures the PHA’s performance of each IBPS task to determine the amount of the PHA’s earned 
basic fee or earned incentive fee for each covered unit. 

IC An Initial Certification (IC) can be requested by a current tenant to determine their eligibility to receive program 
assistance. 

IG An Inspector General (IG) is responsible for audits, inspections, evaluations, investigations, and other law 
enforcement efforts to combat fraud, waste, and abuse within or affecting the operations of the Department of 
State and the Broadcasting Board of Governors. 

iMAX iMAX is a web-based communication system that provides Contract Administrators (CAs), Owners, Management 
Agents, and Service Bureaus who have subsidy contracts with HUD to transmit to HUD and to other Owners, 
Management Agents, and Service Bureaus and CAs registered with iMAX, tenant data and voucher data files. 
Files sent to HUD are logged, processed, and submitted to TRACS for payment processing by iMAX. iMAX also 
receives TRACS processing results and makes these results available to the external business partners of HUD. 

Immediate Family 
Member 

Means, with respect to a person: (A) a spouse, parent, brother or sister, or child of that person, or an individual to 
whom that person stands in loco parentis: or (B) any other person living in the household of that person and 
related to that person by blood or marriage. 

Income Limit Determines the eligibility of applicants for HUD's assisted housing programs. The major active assisted housing 
programs are the Public Housing program, the Section 8 Housing Assistance Payments program, Section 202 
housing for the elderly, and Section 811 housing for persons with disabilities. 

Income Targeting A statutory requirement that at least 40% of new admissions to a Section 8 property in each fiscal year be 
households with incomes at or below 30% of the area median income. The law ensures that a significant portion 
of federal housing assistance goes to families with the greatest need. 

Independent 
Student 

Student that meets the Independent Student definition for Title IV aid. The student must meet one or more of 
HUD’s specified criteria.  

Initial Renewal The first renewal of a project’s contract or stage that is processed under Section 524 of MAHRA. 
IP Intellectual property (IP) refers to creations of the mind, such as inventions; literary and artistic works; designs; 

and symbols, names and images used in commerce. IP is protected in law by, for example, patents, copyright and 
trademarks, which enable people to earn recognition or financial benefit from what they invent or create.  

IR  Interim Recertification. Required when a tenant experiences a change in income or family composition between 
annual recertifications. 

iREMS Formally known as “REMS”. iREMS is the official source of data on Multifamily Housing's portfolio of insured and 
assisted properties. iREMS provides automated support to collect/maintain accurate data and enables Program 
Centers and Hubs, and Enforcement Center staff to perform servicing functions and implement enforcement 
actions where needed. This system is available on the Internet only to contract administrators. 

IRP In a Section 236 property, an Interest Reduction Payment (IRP) is provided by HUD on a monthly basis to make 
up the difference between the mortgage Debt Service at the market rate and the debt service at an effective 
interest rate of 1 percent. 

IRP Decoupling IRP decoupling is a preservation tool to permit owners or purchasers of HUD Section 236 properties to retain the 
remaining monthly interest reduction payments (IRPs) after refinancing. In return for approving the owner’s 
decoupling request, HUD requires that the existing use restrictions be extended for five years beyond the 
originally scheduled maturity date of the Section 236 loan. 

J,	K	
Section intentionally left blank as a placeholder for future terms 

L	
Land Lease A land lease--also called a ground lease--is a lease agreement that permits the tenant to use a piece of land 

owned by the landlord in exchange for rent. Land leases work very similarly to the way traditional property leases 
operate, and tenants can enter into both residential and commercial agreements. 

Lead-Based Paint Paint or other surface coatings that contain lead equal to or exceeding 1.0 milligram per square centimeter or 0.5 
percent by weight or 5,000 parts per million (ppm) by weight. 

Lean The core idea is to maximize customer value while minimizing waste. Simply, lean means creating more value for 
customers with fewer resources. A lean organization understands customer value and focuses its key processes 
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to continuously increase it. The ultimate goal is to provide perfect value to the customer through a perfect value 
creation process that has zero waste. Eliminating waste along entire value streams, instead of at isolated points, 
creates processes that need less human effort, less space, less capital, and less time to make products and 
services at far less costs and with much fewer defects, compared with traditional business systems. Companies 
are able to respond to changing customer desires with high variety, high quality, low cost, and with very fast 
throughput times. Also, information management becomes much simpler and more accurate. 

Lease A legally binding agreement between an owner and a tenant/family for the leasing of a decent, safe, and sanitary 
dwelling unit to the family. The regulations governing HUD’s various multifamily housing programs state that 
owners must use leases that are in an acceptable form to HUD.  

Lease Term The period of time for which a lease agreement is written. 
LIHPRHA Low-Income Housing Preservation and Resident Homeownership Act of 1990 (LIHPRHA), aka Title VI, was 

designed to prevent the loss of affordable housing units for preservation project properties. 
LIHTC Low Income Housing Tax Credit.  A tax incentive intended to increase the availability of low-income housing. The 

program provides an income tax credit to owners of newly constructed or substantially rehabilitated low-income 
rental housing projects. 

Limited 
Distribution Project 

A limited distribution project is one in which distributions of surplus cash to the ownership are limited and certain 
conditions must be met before the project’s surplus cash can be distributed. 

Live-in Aide A person who resides with one or more elderly persons, near-elderly persons, or persons with disabilities, and 
who: 1. Is determined to be essential to the care and well-being of the 
persons; 2. Is not obligated for the support of the persons; and 3. Would not be living in the unit except to provide 
the necessary supportive services. 

LMSA Loan Management Set Aside. The LMSA Program was developed by HUD primarily to provide financial 
assistance in the form of rental subsidies to multifamily properties subject to FHA insured mortgage loans which 
are in immediate or potential financial difficulty; and thereby to reduce the volume of mortgage loan defaults as 
well as claims for FHA mortgage insurance benefits from private lenders holding the FHA insured mortgage loans 
on such projects. HUD also provides rental assistance under the LMSA Program to properties subject to 
mortgage loans held by FHA. 

Loan Maturity The loan maturity date is the final due date of a note at which point all remaining principal and interest is due and 
payable. A loan that is scheduled to have a zero unpaid balance at maturity is called a “self-amortizing” loan, and 
a loan that is scheduled to have a balance remaining at maturity is sometimes called a “balloon” or “bullet” loan. 

LOT Lesser-of-Test. The “lesser of” test is required at both initial and subsequent renewal under Option 4 of the 
Section 8 Renewal Policy Guide. (See section 524(b)(1) of MAHRA and 24 CFR Part 402.5(b).) The rents are to 
be set at the lesser of: 1. Current rents as adjusted by OCAF; or 2. Budget-based rent level. Note: Project rents 
may be reduced. 

Low and Moderate 
Income Household 

A household having an income equal to or less than the Section 8 low-income limit established by HUD. 

Low and Moderate 
Income Person 

Means a member of a family having an income equal to or less than the Section 8 low-income limit established by 
HUD. Unrelated individuals will be considered as one-person families for this purpose. 

Low Income 
Family 

A household whose income does not exceed 80 percent of the median income for the area, as determined by 
HUD, with adjustments for smaller or larger families.  

LTH&S Life Threatening Health & Safety (LTH&S) are resident inquiries received directly from a tenant, forwarded by 
other agencies, as well as those discovered during on-site reviews which pose a serious health or safety concern. 
LTH&S issues include but are not limited to: Electrical Hazards (Exposed wires, open panels with exposed wiring, 
missing outlet/switch plate covers), Missing/Inoperable Smoke Detectors, Missing Fire Extinguishers or those 
requiring service, Fire Hazards, etc. 

M	
M2M The Mark-to-Market (M2M) is a program designed to preserve low-income rental housing affordability while 

reducing the long-term costs of federal rental assistance, including project-based assistance from HUD, for 
certain multifamily rental projects. The projects involved are projects with (1) HUD-insured or HUD-held 
mortgages; and (2) contracts for project-based rental assistance from HUD, primarily through the Section 8 
program, for which the average rents for assisted units exceed the rent of comparable properties. 

M2M Full This is a term used to refer to properties that went through the Mark-to-Market (M2M) program and which also 
required refinancing to achieve supportable debt service. 

M2M Lite This is a term used to refer to properties that went through the Mark-to-Market (M2M) program and which did not 
require additional debt restructuring in order to achieve supportable debt service. 

MAHRA The Multifamily Assisted Housing Reform and Affordability Act of 1997 (MAHRA) includes Section 8 HAP 
contracts renewed after October 1, 1998. Regulations are at 24 CFR parts 401 and 402.  MAHRA the underlying 
legislative authority provided to HUD to restructure FHA-insured multifamily mortgages.  

Management 
Agent 

An entity that has day-to-day frontline responsibilities for a HUD insured and/or assisted multifamily housing 
property. The project owner is responsible for seeking out and selecting a management agent that meets the 
standards outlined in Handbook 4381.5, Chapter 2. The HUD-owner-management agent relationship is defined 
and subject to the requirements and procedures set forth in HUD Handbook 4381.5. 
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Management Fee Management agents operating HUD-insured and HUD-assisted properties are paid a management fee for their 
services. Management fees may be paid only to the person or entity approved by HUD to manage the project. 
Management agents must cover the costs of supervising and overseeing project operations out of the fee they 
receive. Owners determine the actual amount of fee to be paid to the management agent. As provided for in 
project Regulatory Agreements and rental assistance contracts, for certain projects HUD determines the amount 
of fee that may reasonably be paid out of project funds. 

Market Area The geographic area from which a project owner could reasonably expect to draw applicants, based on the 
services and amenities offered by the development and the needs of the community. 

Market Rate 
Tenant 

A market tenant is defined as an unsubsidized tenant—one who is paying the contract/market rent for the subsidy 
type. These would include Section 8, RAP, Rent Supplement and 202 PAC households who are not receiving 
subsidy (subsidy = $0) along with Section 236 and BMIR tenants who are paying market rent. PRAC tenants are 
never considered market rate. 

Market Rent The rent HUD authorizes the owner to collect from families ineligible for assistance. For Section 236 units, the 
market rent is shown on the project's HUD-approved rent schedule. For Rent Supplement, Section 202, and 
Section 8 units, the market rent is the same as the contract rent. For BMIR units, market rent varies by whether 
the project is a rental or cooperative. 

Master Class Master Classes are training programs designed by CMS Managers or CMS Staff to provide revenue for the 
agency. 

MAT The Monthly Activity Transmission (MAT) is a front-end subsystem to TRACS. It accepts data submitted from the 
Industry sites to HUD Headquarters in an electronic form and returns messages from HUD headquarters to 
sender sites. Limited edits are performed on the data format before passing the pre-validated data to the TRACS 
system for further validation and processing. Data which fail the MAT edits  cause an error message requesting 
correction to be sent to the sender. The Industry members are responsible for formatting their automated data to 
be accepted by the MAT. 

MAT Guide The Monthly Activity Transmission (MAT) User's Guide contains technical submission instructions for owners, 
management agents, and PHAs / State Housing Agencies acting as contract administrators transmitting HUD-
50059 data electronically to the Tenant Rental Assistance Certification System (TRACS). 

Maximum Basic 
Fee 

The amount of the maximum basic fee per unit per month for each FMR area in the PHA service area. The 
amount of the maximum basic fee for each FMR area in the service area (and for each year of the ACC term) is 
specified in Exhibit E of the ACC. 

Maximum IBPS 
Fee 

The maximum basic fee times the IBPS percentage (before any disincentive deduction). 

MF Multi-Family 
MF Housing A building with more than four residential rental units. 
MI A Move-In (MI) certification transaction is required to establish a tenant in a new project, contract, and unit. 
Minimum Rent The lowest total tenant payment permitted for tenants receiving Section 8 assistance. The minimum rent is $25 

and is used when 30% of adjusted monthly income and 10% of gross monthly income and the welfare rent (where 
applicable) are all below $25. The minimum rent covers the tenant’s contribution for rent and utilities. 

MIP For each FHA-insured mortgage loan, FHA charges an initial mortgage insurance premium (MIP) at closing plus a 
monthly mortgage insurance premium over the life of the loan. The mortgage insurance premium amounts are 
calculated to cover FHA’s risks. 

Mixed Family A family whose members include those with citizenship or eligible immigration status and those without citizenship 
or eligible immigration status. 

MO A Move-out (MO) certification transaction is required to move a tenant out of an existing unit/contract. 
MOD Rehab The Moderate Rehabilitation Program (MOD REHAB) provided project-based rental assistance for low-income 

families. The program was repealed in 1991 and no new projects are authorized for development. 
Moderate Income Households whose incomes are between 81 percent and 95 percent of the median income for the area, as 

determined by HUD, with adjustments for smaller or larger families. HUD may establish income ceilings higher or 
lower than 95 percent of the median for the area on the basis of HUD's findings that such variations are 
necessary because of prevailing levels of construction costs, fair market rents, or unusually high or low family 
incomes. 

MOR Management and Occupancy Reviews (MORs), which monitor project operations, are required to ensure that 
HUD’s multifamily housing programs are administered as intended by identifying deficiencies to eliminate fraud, 
waste, and mismanagement.  Documented monitoring activities also provide support for enforcement actions 
when owners/agents will not correct deficiencies.  The Management and Occupancy Review is one of the integral 
mechanisms of project monitoring used to ensure that owners/agents comply with the requirements under the 
Regulatory Agreement, Mortgage, Management Certification, Housing Assistance Payments (HAP) Contract 
and/or other relevant business agreements. 

Mortgage A written instrument which creates a lien on the property used as security to ensure repayment of the debt owed 
on that property. It is the key document of a mortgage insurance or loan transaction. 

Mortgage Note A Mortgage Note is executed for all mortgages. It is the written promise by the borrower to repay the loan. It sets 
forth the amount of indebtedness to the mortgagee (or to HUD in the case of a Direct Loan), the interest rate, and 
the manner in which the debt will be repaid. 

MOU A memorandum of understanding (MoU) is describing a bilateral or multilateral agreement between two or more 
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parties.  It expresses a convergence of will between the parties, indicating an intended common line of action. 
MSA Metropolitan Statistical Area (MSA). An area with at least one urbanized area of 50,000 or more population, plus 

adjacent territory that has a high degree of social and economic integration with the core, as measured by 
commuting ties. 

MU2B or MUTB Chapter 15 of the Section 8 Renewal Policy Guide, Mark-up-to-Budget (MU2B), is designed to facilitate ownership 
transfers to non-profit purchasers and/or capital repairs by nonprofit owners. Rents may be increased on a budget 
basis for acquisition and/or rehab costs, subject to a market cap. A rent comparability study is required and may 
include current market rents and post rehab market rents (the rents the property can command after rehab is 
completed). 

MU2M or MUTM The Mark-Up-To-Market (MU2M) renewal Option was introduced as an Emergency Initiative in June 1999 to 
provide Owners of certain below-market properties located in strong markets, an incentive to renew the Section 8 
contract and continue providing affordable housing. Section 524(a)(4)(A) of MAHRA made MUTM a permanent 
program and required HUD to mark rents up to market on properties meeting specific eligibility criteria as 
described in Section 3-3 of the Section 8 Renewal Policy Guide. Contract renewals under this authority are 
referred to as Option One-A, Entitlement MUTM. 

Multifamily 
Property 
Disposition 

Multifamily Property Disposition (PD) is the program through which HUD forecloses on HUD-held multifamily 
mortgages, sells HUD-owned multifamily properties, and manages HUD-owned properties and properties where 
HUD is mortgagee-in-possession. 

N	
NAHMA The National Affordable Housing Management Association (NAHMA) is the leading voice for affordable housing, 

advocating on behalf of multifamily property managers and owners whose mission is to provide quality affordable 
housing. As an advocate for professional standards for affordable housing providers, NAHMA holds a unique 
position in the industry. Founded in 1990, NAHMA’s membership today includes the industry’s most distinguished 
multifamily managers, owners, and industry stakeholders. 

NAHRO National Association of Housing and Redevelopment Officials (NAHRO): An organization that develops new 
techniques related to the finance, design, construction, and management of housing. The NAHRO also plays a 
key role by consulting with federal Agencies and the Congress on the U.S. housing policy. 

National Housing 
Act 

President Franklin Roosevelt signed the National Housing Act into law on June 27, 1934. The purpose of the law 
was to “encourage improvement in housing standards and conditions, to provide a system of mutual mortgage 
insurance, and for other purposes.” The law created the Federal Housing Administration (FHA) and the Federal 
Savings and Loan Insurance Corporation. 

NDNH National Directory of New Hires. The federal Office of Child Support Enforcement (OCSE) operates the National 
Directory of New Hires (NDNH), a database established by the Personal Responsibility and Work Opportunity 
Reconciliation Act of 1996 (PRWORA) for the purposes of assisting state child support agencies in locating 
parents and enforcing child support orders. In addition, Congress authorized specific state and federal agencies 
to receive information from the NDNH for authorized purposes. 

Neighborhood 
Networks 

The United States Department of Housing and Urban Development Neighborhood Networks Initiative, or HUD 
Neighborhood Networks, was initiated in 1995 to provide access to technology for residents of HUD multifamily 
housing by developing computer learning centers at HUD housing sites. 

NLTH&S Non-Life Threatening Health & Safety (NLTH&S) are resident inquiries received directly from a tenant, forwarded 
by other agencies, as well as those discovered during on-site reviews which pose minor health or safety 
concerns. NLTH&S issues include but are not limited to: Rodents, Insect infestation, Mold and Mildew, Inoperable 
Heat, Poor Air Quality, etc. 

NOFA (or NOR) Notice of Funding Availability or Notice of Return. As announced in the Federal Register. Each NOFA lists the 
application deadlines and eligibility requirements. 
 
PBCA Contract Administrators must submit a NOFA to HUD in states where funding requests (based on a 
project’s contract rent adjustment or renewal) are required to be submitted to HUD. 

NOI Net Operating Income (NOI) is the income remaining after deduction of all operating expenses of a property for a 
given period, but before payment of debt service. 

Noncitizen A person who is neither a citizen nor a national of the United States. 
Non-Critical 
Repairs 

A needs assessor who is preparing a Capital Needs Assessment identifies needed repairs as “critical” or “non-
critical.” Typically, non-critical repairs must be completed within one year after initial/final closing of an FHA-
insured mortgage and/or RAD conversion. However, there are some exceptions and a period longer than 12 
months may be allowed, with HUD approval, for certain non-critical repairs. 

Nonprofit Project Any private organization that is organized under state or local laws; has no part of its net earnings inuring to the 
benefit of any member, founder, contributor, or individual; and has a long-term record of service in providing or 
financing quality affordable housing for low-income families through relationships with public entities. 

Notice of Intent Notice to be filed by an owner with the HUD Multifamily Hub or Program Center with jurisdiction over the property 
identifying their option to opt out of the Section 8 program, restructure debt, or renew without restructuring.  
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O	
O/A Owner/Agent. Alternative: O/MA (owner/management agent) 
OA Office Assistant. Position is part of the Voucher Team at Contract Management Services (CMS). 
OAHP HUD Office of Recapitalization (Recap): Effective October 5, 2014, the U.S. Department of Housing and Urban 

Development’s former Office of Affordable Housing Preservation (OAHP) was renamed the Office of 
Recapitalization (Recap).  

OAMPO Office of Asset Management and Portfolio Oversight (Formerly Office of Asset Management) (OAMPO) is within 
Multifamily Housing Programs to promote the highest standards of asset management practices. OAMPO is 
responsible for the portfolio of multifamily assets after the development phase.  

OARQ An O/A initiated accounting adjustment (OARQ) Miscellaneous Accounting Request on a HAP voucher.   
OC Owner Certification as required per 24 CFR Part 245, which governs tenant participation in multifamily housing 

projects. 
OCAF An Operating Cost Adjustment Factors (OCAF) is a factor established annually by HUD for each state, which may 

not be negative that is applied to the existing contract rent (less the portion of the rent that is paid for debt 
service). Some Section 8 Housing Assistant Payment (HAP) Contracts provide for annual adjustment of the 
Contract Rents by applying an OCAF.  

OGC The Office of General Counsel (OGC) plays a vital role in helping the Department accomplish its mission of 
assuring decent and affordable housing, enabling all Americans to achieve homeownership, providing resources 
for communities to build strong neighborhoods, preventing homelessness, and enforcing fair housing laws. OGC 
attorneys provide legal opinions, advice and services with respect to all departmental programs and activities. The 
Office of General Counsel also includes the Enforcement Center.      

OIG/BBG Office of Inspector General/U.S. Department of State and the Broadcasting Board of Governors inspects each of 
the approximately 260 embassies, diplomatic posts, and international broadcasting installations throughout the 
world to determine whether policy goals are being achieved and whether the interests of the United States are 
being represented and advanced effectively. Additionally, OIG performs specialized security inspections and 
audits in support of the Department's mission to provide effective protection to our personnel, facilities, and 
sensitive information. OIG also audits Department and BBG operations and activities to ensure that they are as 
effective, efficient, and economical as possible. Finally, OIG investigates instances of fraud, waste, and 
mismanagement that may constitute either criminal wrongdoing or violation of Department and BBG regulations. 

Old Regulation 
Contracts 

Contacts where HUD issued the “notification of selection” before November 5, 1979 for the Section 8 New 
Construction Program or before February 20, 1980 for the Substantial Rehabilitation Program are considered old 
regulation projects and should have HAP contracts that do not contain restrictions as described in existing 24 
CFR Parts 880 and 881. Properties that submitted an “initial application” before February 29, 1980 to a State 
Agency are considered old regulation projects and should have HAP contracts that do not contain restrictions as 
described in existing 24 CFR Part 883. 

OMB The Office of Management and Budget (OMB) serves the President of the United States in overseeing the 
implementation of his vision across the Executive Branch. Specifically, OMB’s mission is to assist the President in 
meeting his policy, budget, management and regulatory objectives and to fulfill the agency’s statutory 
responsibilities. 

OnBase This is an electronic document library for completed work and submitted reports.  Documents are kept in OnBase 
according to their document retention schedule and HUD requirements. 

Opt-Out When a property owner decides not to request renewal of an expiring Section 8 Housing Assistance Payment 
(HAP) Contract, the owner is said to have “opted out.” Opt-outs create affordability risks for affected tenants. 

Original Section 8 
HAP Contract 

A contract that has not yet been renewed under MAHRA. 

Owner Any private person or entity, including a cooperative, an agency of the Federal Government or a public housing 
agency, having the legal right to lease or sublease dwelling units. 

Owner 
Comparable Gross 
Rent Potential 

The sum of all Owner Comparable Gross rents for units under the expiring Section 8 contract(s). 

Owner 
Comparable Gross 
Rents 

The Owner Comparable Market Rents plus the applicable Utility Allowances, if any. 

Owner 
Comparable 
Market Rents 

The rents specified by the comparability study submitted by the owner. 

Owner 
Comparable Rent 
Potential 

The sum of all Owner Comparable Markets Rents for the units in the Section 8 contract(s). 

Owner Equity This term refers to the market value of real property, less the amount of existing indebtedness. Some HUD 
programs utilize program-specific definitions, typically for purposes of determining the maximum allowable annual 
cash flow distribution the owner can earn.  
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P	
PAE A Participating Administrative Entity (PAE) is a public agency (including State housing finance agency or a local 

housing agency), a nonprofit organization, or any other entity (including a law firm or an accounting firm) or a 
combination of such entities, that meets the requirements under Section 513(b) of MAHRA. 

Parents For purposes of the Section 8 student eligibility restrictions, and consistent with long-standing HUD policy 
regarding eligibility for the Section 8 programs, means the biological or adoptive parents, or guardians (e.g., 
grandparents, aunt/uncle, godparents, etc.), or such other definition as may be adopted by the PHA, Owner, or 
Manager through appropriate amendment to its admissions policies. 

PASS The Physical Assessment Subsystem (PASS) coordinates the procurement of uniform physical condition standard 
inspections for Public Housing Agencies/Authorities (PHAs) and Office of Multifamily Housing (MFH) assisted and 
insured properties. 

PBCA Starting in 1999, HUD issued statewide contracts to administer Section 8 Housing Assistance Payments (HAP) 
Contracts, to Performance Based Contract Administrators (PBCA). Accordingly, most HAP Contracts are 
administered not by HUD, but by PBCAs. PBCA duties include administration of the monthly HAP subsidies, 
conducting Management and Occupancy Reviews, reviewing and approving adjustments to contract rents, and 
working with property owners to renew expiring HAP Contracts. 

PCNA A Project Capital Needs Assessment (PCNA) is an independent evaluation provided by the PAE of the property's 
immediate physical condition and rehabilitation needs, and its long term maintenance and replacement needs, 
including review and certification of the accuracy of the owner's evaluation.  

Per Diem Daily allowance for a specific amount of money an organization gives an individual, often an employee, per day to 
cover living expenses when traveling for work. A per diem can include part or all of the expenses incurred, for 
example it may exclude accommodation (for which reimbursement may be available on presentation of receipts) 
and only cover meals. Travel, particularly by motor vehicles, is often reimbursed at a rate determined only by 
distance travelled. 

Pet Deposit An owner may require tenants who own or keep pets in their units to pay a refundable pet deposit. 
PHA Public Housing Agency (PHA). Any state, county, municipality, or other governmental entity or public body, or 

agency or instrumentality of these entities that is authorized to engage or assist in the development or operation 
of low-income housing under the U.S. Housing Act of 1937. 

PIA Process Improvement Activity 
PIH HUD Office of Public and Indian Housing (PIH): HUD’s PIH Office oversees three major program offices: public 

housing programs, the tenant-based Section 8 Housing Choice Voucher (HCV) program, and the Office of Native 
American Programs. Through the public housing program, public housing agencies (PHAs) own and manage 
affordable housing for low-income residents. PHAs also operate the Housing Choice Voucher program. PHAs in 
tribal areas operate programs through the Office of Native American Programs, which ensures that safe, decent, 
and affordable housing is available to Native American families, and creates economic opportunities for Tribes 
and Indian housing residents. 

PMSA Primary Metropolitan Statistical Area (PMSA). An area that qualifies as a metropolitan statistical area has a 
census population of 1 million or more; two or more PMSAs may be designated within it if they meet published 
official standards and local opinion favors the designation. 

POA Plan of Action. A sequence of steps that must be taken, or activities that must be performed well, for a strategy to 
succeed. An action plan has three major elements: (1) Specific tasks: what will be done and by whom? (2) Time 
horizon: when will it be done? (3) Resource allocation: what specific funds are available for specific activities? 
Also called action program. 

Portfolio 
Reengineering 

FHA-insured multifamily housing mortgage and housing assistance restructuring of an eligible multifamily project. 

Post Rehab Rents (aka After Rehab Rents) In the context of a transaction that anticipates an increase in rents to cover capital 
improvements and the transfer of a Section 8 project, the comparable market rents as determined by a rent 
comparability study comparing the subject project, with all planned capital repairs, with comparable properties. 

PRAC Beginning in 1991, HUD replaced the Section 202/8 and Section 202 PAC programs with assistance through 
Project Rental Assistance Contracts (PRACs) for projects developed with Section 202 or Section 811 Capital 
Advances. The PRAC provides a rental subsidy on behalf of tenants in these properties that covers the difference 
between the HUD approved operating costs of the project and the tenant’s contribution toward the rent. 

Preferences Established criteria used to determine the order applicants are selected from the waiting list for housing 
assistance or an assisted housing unit. Preferences may be established by federal law, HUD regulations, State or 
local law, or written owner policy. 

Preliminary 
Application 

An abbreviated application form that is used by some owners when the waiting time for an available unit is 
extensive and requires only enough information to assess apparent program eligibility, place the applicant on a 
waiting list, and contact the applicant when a unit becomes available or additional information is required. 

Premises The building or complex or development in which the public or assisted housing dwelling unit is located, including 
common areas and grounds. 

Prepayment When a property owner pays off the balance of a mortgage loan prior to maturity of the loan, the owner is said to 
have “prepaid” the loan. Prepayment of FHA-insured loans requires HUD approval of a correctly prepared 
prepayment application and HUD’s agreement that the property owner has properly notified residents of the 
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proposed prepayment. In addition, prepayment of some FHA-insured loans requires an additional discretionary 
HUD approval. 

Preservation 
Project 

A project that is subject to a HUD-approved Plan of Action under the Emergency Low -Income Housing 
Preservation Act of 1987 (12 U.S.C. § 1715l note) or the Low-Income Housing Preservation and Resident 
Homeownership Act of 1990 (12 U.S.C. § 4113). When owners entered into long-term Use Agreements with HUD 
under the Preservation Program, HUD agreed to certain items which were outlined in the Preservation project’s 
approved Plan of Action (POA). 

Principal Insofar as it refers to the entity or person that is the principal party in the ownership entity of a HUD multifamily 
housing project, including: a) all individuals, joint ventures, partnerships, corporations, trusts, or non-profit 
organizations that is the mortgagor; b) any public or private entity serving as the management agent; c) all 
general partners, any limited partner with at least a 25% ownership interest, and any member of a Limited Liability 
Company with at least a 10% ownership interest in any such public or private corporation; and d) affiliates or 
individual members of entities that directly or indirectly control the policy of a principal, or that have the power to 
do so.  

Profit Motivated 
Project 

A profit-motivated project is one in which the ownership entity is legally allowed to distributed surplus cash to its 
members. 

Prohibited Bases Civil rights statutes establish the demographic categories by which discrimination is prohibited. 
Project Base 
Assistance 

Rental assistance that is attached to a multifamily housing project. If the assistance voucher remains with the 
property or unit after a tenant moves-out, it is referred to as “project-based.” 

Promissory Note A promissory note, sometimes referred to as a note payable, is a legal instrument (more particularly, a financial 
instrument and a debt instrument), in which one party (the maker or issuer) promises in writing to pay a 
determinate sum of money to the other (the payee), either at a fixed or determinable future time or on demand of 
the payee, under specific terms. If the promissory note is unconditional and readily saleable, it is called a 
negotiable instrument.  

Prorated 
Assistance 

Partial rental assistance, or reduced housing assistance payments received by mixed families. In mixed families, 
the level of assistance is calculated at the ratio of eligible family members to ineligible family members. 

Protected Classes Demographic categories of persons established by civil rights statutes against whom discrimination is prohibited. 
Public Housing Housing assisted under the provisions of the U.S. Housing Act of 1937 or under a state or local program having 

the same general purposes as the federal program. Distinguished from privately financed housing, regardless of 
whether federal subsidies or mortgage insurance are features of such housing development. 

Public Records 
Request 

Any information, minutes, files, accounts or other records which a governmental body is required to maintain, and 
which must be accessible to scrutiny by the public. This includes the files of most legal actions.   

Public Use Area Interior or exterior rooms or spaces of a building that are made available to the general public. Public use may be 
provided at a building that is privately or publicly owned. 

PUPA Per Unit Per Annum.  The annual yield of the PUPM. 
PUPM Per Unit Per Month.  Generally used to describe management fee calculations approved by HUD.  In approving 

the permissible percentage fees, the per unit per month yield (flat fee dollar amount per each revenue producing 
unit at the property) must fit within the range established by the HUD area office. 

Purchase 
Certification 

Executed copy of the Owner’s Certification Regarding Purchasing Practices and Reasonableness of Expenses. 
Required document for rent adjustments/contract renewals using budget based rent increase request.  

Q	
QA Quality Assurance 
QAA Quality Assurance Analyst. Position is part of the Program Support Team (PST) at Contract Management 

Services (CMS). This position focuses on how to improve processes at CMS. 
QC Quality Control 
QCA Quality Control Assessor. Position is part of the Program Support Team (PST) at Contract Management Services 

(CMS). This position assists and performs QC checks to provide accountability and identify performance 
weaknesses. 

R	
R4R or RFR As stated in HUD Handbook 4350.3 REV 1, the regulatory agreement for FHA-insured multifamily properties 

specifies that the borrower must establish and maintain a Reserve Fund for Replacement (R4R) account, with a 
specified monthly amount to be deposited, for defraying certain costs of replacing major structural elements and 
mechanical equipment of the insured property, and for other purposes. The balance in the account is a restricted 
asset; disbursements can only be made with HUD’s consent. See 4350.1, Section 4-9 for items traditionally 
contemplated as eligible for draws from the R4R. 

RA Rent Adjustment (RA) is an adjustment of the existing Contract Rent at the contract anniversary based on an 
operating cost adjustment factor, a budget, a rent comparability study, or an annual adjustment factor, as 
appropriate, and as permitted under the terms of the HAP Contract or Renewal Contract. 

RAD The Rental Assistance Demonstration (RAD) Program allows public housing agencies (PHAs) and owners of 
other HUD-assisted properties to convert units from their original sources of HUD rental assistance to long-term, 
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project-based Section 8 rental assistance contracts - either Section 8 Project-Based Vouchers or Project-Based 
Rental Assistance. 

RAP Rental Assistance Payment. A rental assistance subsidy program established by the Housing and Community 
Development Act of 1974 to provide additional rental assistance subsidy to project owners on behalf of very low-
income tenants. RAP was available only to Section 236 projects and was the predecessor to the project-based 
Section 8 program. 

RCS Rent Comparability Study. A method of estimating market rent for the Section 8 units in the subject property. The 
appraiser derives an indicated (market) rent by comparing the Section 8 units with similar, but unsubsidized 
properties, applying appropriate units of comparison and making adjustments as appropriate to the comparable 
rents. The results should then be correlated into an indicated market rent. The study must include all Section 8 
units in the subject property. 

RD Rural Development (Rural Housing Development) Makes a variety of loans and grants to housing developers for 
the construction and renovation of multi-family housing facilities in rural areas. 

REAC Real Estate Assessment Center’s (REAC) provides and promotes the effective use of accurate, timely, and 
reliable information assessing the condition of HUD's portfolio. REAC also provides information to help ensure 
safe, decent, and affordable housing. It is designed to restore the public trust by identifying fraud, abuse, and 
waste of HUD resources. 

REAC Score The numerical rating generated by the annual evaluation of the multifamily project. Trained inspectors conduct 
physical inspections and the results are compiled, along with other data, to produce a Real Estate Assessment 
Center (REAC) score for each property in the system. The top REAC score is 100. REAC scores are made 
available to government agencies, property owners, and HUD staff. Property owners are required to complete 
needed repairs. 

Reasonable 
Accommodation 

Under the Fair Housing Act, a reasonable accommodation is a change, exception, or adjustment to a rule, policy, 
practice, or service. 

Reasonable 
Modification 

Under the Fair Housing Act, reasonable modification is a structural change made to existing premises, occupied 
or to be occupied by a person with a disability, in order to afford such person full enjoyment of the premises. 

Recap HUD Office of Recapitalization (Recap): Formally known as Office of Affordable Housing Preservation (OAHP). 
Recap is responsible for the preservation and recapitalization of federally assisted affordable housing; overseeing 
and processing financial transactions to ensure the long-term physical and financial viability of affordable rental 
housing; and ensuring compliance with relevant laws and statutes. 

Recertification 
Anniversary Date 

Generally, the recertification anniversary date is the first day of the month a tenant moved into a project receiving 
HUD assistance. As long as an owner processes an annual recertification according to the procedures and 
deadlines required in Chapter 7, changes in the TTP, tenant rent, and assistance payment take effect on the 
recertification anniversary date. 

Refinancing A “refinancing” is the payment of an outstanding or existing debt with funds obtained by securing a new debt, 
often at a different interest rate and terms. 

Regulatory 
Agreement 

Binding and recorded document on HUD insured properties.  This agreement is required for the initial closing and 
sets forth requirements that the owner must meet over the term of the HUD commitment. The Form delineates the 
mortgagor's responsibilities and provides for HUD control of the mortgagor entity, be it an individual, partnership, 
trust or corporation (either nonprofit or profit motivated). 

Rehabilitation The labor, materials, tools, and other costs of improving buildings, other than minor or routine repairs. The term 
includes where the use of a building is changed to an emergency shelter and the cost of this change and any 
rehabilitation costs does not exceed 75 percent of the value of the building before the change in use. 

Renewal Replacement of an expiring Federal rental contract with a new contract under Section 8 of the United States 
Housing Act of 1937. 

Renewal Contract A contract issued under MAHRA (including the applicable provisions of the Expiring Contract, as specified in the 
Renewal Contract) under which project-based section 8 rental assistance under the Expiring Contract is renewed. 

Renovation Rehabilitation that involves costs of 75 percent or less of the value of the building before rehabilitation. 
Rent Increase An increase in the Contract Rents under the Expiring Contract that occurs upon renewal of the HAP Contract (or 

Renewal Contract) and that is calculated based on the measure for renewal rents corresponding to the renewal 
option under which the HAP Contract (or Renewal Contract) was renewed. 

Rent SUPP Rent Supplement Program (SUPP). Section 101 of the Housing and Urban Development Act of 1965 authorized 
rent supplements on behalf of needy tenants living in privately owned housing and was the first project-based 
assistance program for mortgages insured by the Office of Housing. 

Rental Assistance HUD assists in obtaining decent, safe, and sanitary housing in private accommodations by making up the 
difference between what they can afford (typically 30% of household income) and the approved rent for an 
adequate housing unit. 

Residency 
Preference 

A preference for admission of persons who reside in a specified geographic area (“residency preference area”). 

RESR A Residual Receipts accounting request on a HAP voucher.  Used to offset part of the voucher billing.  
Retention Policy A data retention policy is a recognized and proven protocol within an organization for retaining information for 

operational use while ensuring adherence to the laws and regulations concerning them. After documents/data is 
disposed per the policy, destroyed items are no longer accessible for public records requests. 

RFI A request for information (RFI) is a standard business process whose purpose is to collect written information 
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about the capabilities of various suppliers. Normally it follows a format that can be used for comparative purposes. 
RFP A request for proposal (RFP) is a formal document that outlines the company's need for a product or service and 

provides an outline for prospective vendors or service providers to follow in the development of a proposal.  RFPs 
contain details about the project, budget information, deadlines and the criteria that will be used to select the 
vendor or service provider. 

RGRC Miscellaneous Accounting Request on a HAP voucher adjustment for a Retroactive GRC that includes a UA 
decrease that drives a requirement to provide a 30-day notice to affected residents.   

RHIIP The Rental Housing Integrity Improvement Project (RHIIP) is a priority Secretarial initiative designed to reduce 
income and rent errors and improper payments in the administration of both public housing and Section 8 
programs. 

RHS The Department of Agriculture's Rural Housing Service (RHS) provides grants and loans for housing and 
community facilities in rural areas of the U.S. 

RL Resident Liaison. Position is part of the Compliance Team at Contract Management Services (CMS). This 
position is dedicated in working with residents on issues that affect the quality of life within the project base 
assisted developments. 

ROB Rules of Behavior. Security check requirement. Required for Tenant Rental Assistance Certification System 
(TRACS) internal and external users; required for Multifamily Enterprise Income Verification (EIV) system internal 
users. 

RPA A Repayment Agreement (RPA) is an agreement to repay an outstanding debt or balance owing in monthly 
installments. This sort of arrangement allows for the outstanding balance to be repaid in smaller, more 
manageable amounts. Repayment agreements come in two types: money being paid back by a tenant as a result 
of misreporting and money being paid back by an owner/agent as a result of an owner/agent error. 

RR “Residual receipts” (RR) refer to certain funds held by borrowers whose mortgages are insured or held by HUD. 
Residual receipts are calculated after first determining the amount of surplus cash. Certain borrowers then may 
make any distributions permitted under the regulatory agreement and other program obligations. For mortgage 
insurance programs that provide for distributions, Residual Receipts is the term used for the surplus cash 
remaining after distributions are paid. 

RW The Report Writer (RW) the person who compiles and finalizes the 9834 report following a Management and 
Occupancy Review (MOR) as part of the Compliance Team at Contract Management Services (CMS).  

S	
S8 NC, S8 NC/SR  Section 8 New Construction and Substantial Rehabilitation. Active from 1974 through the mid-1980s, this program 

stimulated the construction of several hundred thousand units of affordable housing. The program involved a 
contract between HUD and a private developer or housing authority that agreed to construct or rehabilitate 
housing units and rent the housing units to eligible tenants. HUD provided long-term (20- to 40- year) Section 8 
project-based rental subsidies on behalf of tenants, pursuant to a Housing Assistance Payment (HAP) Contract. 
This program was repealed by Congress in 1983, but there are still many units that continue to receive these 
HUD subsidies. 

SAM System for Award Management. Formally known as Central Contractor Registration (CCR). SAM is the primary 
registrant database for the U.S. Federal Government. SAM collects, validates, stores, and disseminates data in 
support of agency acquisition missions, including Federal agency contract and assistance awards. Both current 
and potential federal government registrants are required to register in SAM in order to be awarded contracts by 
the federal government.  

SAVE The Systematic Alien Verification For Entitlements (SAVE) is an automated system used to verify the immigration 
status of non-citizens.  SAVE is administered by the U.S. Citizenship and Immigration Services, a component of 
the Department of Homeland Security, and system provides the following information: Alien Registration Number, 
Verification Number, First Name, Last Name and Immigration Status messages. All Multifamily property managers 
use this system to check the legal background of individuals applying for housing assistance.   

Scattered Site Construction or acquisition of low-density buildings (generally fewer than 15 units per site) in nonminority 
concentrated neighborhoods throughout a city or metropolitan area. Relating to or being publicly funded low-
income housing units scattered throughout middle-income residential areas. 

Screening A review of an applicant's history to identify patterns of behavior that, if exhibited at the assisted housing 
development, would make the applicant an unsuitable tenant. Screening criteria may include consideration of 
drug-related or criminal activity, tenancy, credit and rent payment history, or other behaviors that may affect the 
rights of other residents and management. 

Section 202 A federal program providing direct government loans to nonprofits for the purpose of developing affordable rental 
housing for the elderly, and also for persons with disabilities under subsequent authorizations. The program also 
provides rental assistance subsidies for certain properties. 

Section 202/811 Programs for housing assistance to the elderly and people with disabilities. 
Section 221d3 
BMIR 

Mortgage Insurance program. The Below Market Interest Rate (BMIR) program was a HUD program that was 
active from 1963 – 1970 and that accounted for the development of roughly one hundred thousand units of 
affordable housing. The BMIR program provided mortgage loans at a below-market interest rate (3 percent) and 
FHA mortgage insurance to private developers of low- and moderate-income multifamily housing.  
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Section 221d3 
Market 

Mortgage Insurance program for low/moderate income families. 

Section 221d4 Mortgage Insurance program that may be combined with NC/SR Section 8; usually Profit Motivated Owner. 
Section 223f Mortgage Insurance program to re-finance existing Project Based S-8 properties; generous loan terms; high loan-

to-value ratios. 
Section 236 The Section 236 program was active from 1968 – 1975 and accounted for the development of several hundred 

thousand units of affordable housing. The program’s key feature was a monthly Interest Reduction Payment (IRP) 
that reduced the mortgage debt service to the level consistent with a 1.0% mortgage interest rate. Most Section 
236 loans were made by private lenders, with FHA mortgage insurance. Other Section 236 loans were made by 
State housing finance agencies (HFAs) without FHA mortgage insurance. In return for a lower overall debt 
service, HUD required assisted property owners to lease their units to low- and moderate-income families at HUD 
approved rents for the term of their 40-year mortgage. 

Section 8 The housing assistance payments program that implements Section 8 of the United States Housing Act of 1937. 
Section 8 Housing Developments that provide decent and safe rental housing for eligible low-income families, the elderly, and 

persons with disabilities. 
Section 8 Renewal 
Policy Guide 

This HUD guidebook provides comprehensive guidance for renewing expiring Section 8 project-based contracts. 
It incorporates the procedures contained in previous Section 8 expiring contract Housing Notices, along with a 
number of changes.  

Secure Systems HUD’s online portal that allows property owners, management agents, and contract administrators can use the 
Internet to update or access the following (as approved): iREMS, iMAX, TRACS, EIV, and eLOCCS. 

Security Deposit A payment required by an owner to be held during the term of the lease (or the time period the tenant occupies 
the unit) to offset damages incurred due to the actions of the tenant. Such damages may include physical damage 
to the property, theft of property, and failure to pay back rent. Forfeiture of the deposit does not absolve the tenant 
of further financial liability. 

Security Personnel A qualified security professional with adequate training and experience to provide security services for project 
residents. 

SERV A Service Coordinator Miscellaneous Accounting Request on a HAP voucher.   
Service 
Coordinator 

A service coordinator is a social service staff person hired or contracted by the Owner or management company. 
The role was conventionally defined as providing information and referrals and assisting residents to access the 
services that can help them remain independent and age in place. 

Short-Term 
Contract 

A renewal contract with contract length less than 12 months. 

Signature 
Authority 

Officer or representative vested (explicitly, implicitly, or through conduct) with the powers to commit the 
authorizing organization to a binding agreement. Allowable authority varies between ownership types and other 
binding documents. 

SOA The section of the National Housing Act (referred to as Section of the Act (SOA)) under which home loans are 
insured by the FHA. 

SOP A standard operating procedure (SOP) is a set of step-by-step instructions created by a business to help workers 
carry out routine operations. Their purpose is to achieve efficiency, quality output and uniformity of performance, 
while reducing miscommunication and failure to comply to industry regulations. 

Special Claim As part of its commitment to provide affordable housing, HUD recognizes that owners of affordable housing have 
a potential financial risk because of the limitation on security deposits and the need to adhere to waiting list 
requirements; therefore, owners should be reimbursed for their financial loss through the special claims process. 

Special Claim ID 
Number 

For all approved or reduced claims HUD or the CA will notify the owner/agent of the approved amount and claim 
ID number. To receive payment on the claim, the owner/agent must include the assigned special claims ID 
number for the type of claim on their monthly voucher payment request. 

Special Claims 
Guidebook 

This Guide provides the Department of Housing and Urban Development (HUD) field offices, Contract 
Administrators (CA), and owners/management agents information they need to prepare, review and approve 
special claims. 

Special Rent 
Increase 

From time-to-time Loan Management Staff are asked to process special rent increases for projects that have 
been sold at foreclosure sales to third parties or sold by HUD, as a HUD-owned property. In either case, if a 
property was sold without financing, there are special processing procedures that must be followed. These 
procedures are intended to provide a mechanism to deal with projects that were financed by the owner after 
acquisition on an all-cash basis. See 4350.1, chapter 34. 

Split Household These are cases where what was formerly a single household becomes two households. A split can be more 
formally defined as the creation of a new subsidized household by one or more members of an existing 
subsidized household, leaving at least one member of the existing household in place. 

SRO Single Room Occupancy (SRO) housing means housing consisting of single room dwelling units that are the 
primary residences of their occupants. HUD’s definition of SRO has been revised to require the unit to contain 
either food preparation areas or bathrooms (they may contain both) only if the property consists of new 
construction, conversion of non-residential space, or reconstruction. For acquisition or rehabilitation of an existing 
residential structure, neither food preparation nor sanitary facilities are now required to be in the unit. If the units 
do not contain sanitary facilities, the building must contain sanitary facilities that are shared by tenants. 

SS Social Security. A federal insurance program that provides benefits to retired people and those who are 
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unemployed or disabled. 
SSA The Social Security Administration (SSA) is a U.S. government agency created in 1935 by President Franklin D. 

Roosevelt, the SSA administers the social insurance programs in the United States. The agency covers a wide 
range of social security services, such as disability, retirement and survivors' benefits. Previously operating under 
the Department of Health and Human Services, the SSA has operated as a wholly independent agency since 
1994.  

SSI The Supplemental Security Income (SSI) program pays benefits to disabled adults and children who have limited 
income and resources. SSI benefits also are payable to people 65 and older without disabilities who meet the 
financial limits.  

SSN Social Security Numbers (SSNs) are tax identification numbers for individuals, and the Social Security 
Administration (SSA) issues them in the format of XXX-XX-XXXX. A tax ID number is required information on all 
tax returns filed with the IRS.  

Student Student for Section 8 eligibility purposes means all students enrolled either full-time or part-time at an institution of 
higher education. 

Subsequent 
Renewal 

The renewal of an expiring contract that was initially renewed under 524 of MAHRA. 

Surplus Cash Surplus Cash is the cash (including Section 8 HAP payments earned, but not yet received) remaining after all 
expenses and obligations of the property are paid for, or funds are set aside for their payment in the current 
reporting period.  

T	
T&R Terminate and Reissue. Contract renewal is being terminated early and renewed. 
TANF Temporary Assistance for Needy Families (TANF) provides temporary cash for families in need. Some families 

participate in the WorkFirst Program. The WorkFirst Program helps participants find and keep jobs. 
TCA Traditional Contract Administrators. Under their ACCs, Traditional Contract Administrators are responsible for 

asset management functions and HAP contract compliance and monitoring functions. They are paid a fee by HUD 
for their services. 

TCD The Target Completion Date (TCD) is the deadline given when all phases of a specific project are to be finished. 
Telecommuter Person who works from home, making use of the internet, email, and telephone. 
Tenant An individual or a family renting or occupying an assisted dwelling unit. 
Tenant Rent The amount payable monthly by the family as rent to the owner. 1. Where all utilities (except telephone) and other 

essential housing services are supplied by the owner, tenant rent equals total tenant payment. 2. Where some or 
all utilities (except telephone) and other essential housing services are not supplied by the owner, tenant rent 
equals total tenant payment less the utility allowance. 

Tenant-Based 
Assistance 

Rental assistance that is not project-based assistance and provides for eligible families to select suitable housing. 

Tenant-Based 
Voucher 

A Housing Choice Voucher (HCV) that remains with the tenant after move-out is referred to as “tenant-based;” if 
the voucher remains with the property or unit after move-out, it is referred to as “project-based.” 

TFRW Tenant File Review Worksheet. From HUD-9834. 
TIN A tax identification number (TIN) is a nine-digit number used as a tracking number by the U.S. Internal Revenue 

Service (IRS). 
TM Certification Termination (TM) of Assistance. When a tenant fails to comply with certain HUD program requirements, the 

owner, under agreements with HUD, is obligated to terminate the assistance provided by HUD on behalf of that 
tenant. 
 
Termination (TM) of tenancy occurs when a tenant violates specific provisions of the lease agreement, and the 
owner notifies the tenant that he/she no longer has the right to occupy the unit as a result of lease violations. The 
HUD model leases have very specific conditions under which tenancy may be terminated and procedures that 
must be followed during the termination process. 

TPA A full Transfer of Physical Assets (TPA) is a property sales transaction involving the assumption of a HUD-insured 
loan. Transactions which do not involve a complete change in ownership may be eligible for a Modified TPA. HUD 
approval of the substitution is required in every case where HUD exercises control over the mortgagor either as 
preferred stockholder, by regulatory agreement, or by certificate of beneficial interest. 

TQAR Targeted Quality Assurance Review (TQAR) is an in-depth review of files, processing procedures, or staff 
performance where concerns of potential risk are found.  The QA Team or management can request a TQAR at 
any time as needed to determine risk.   TQARs are customized reviews specific to reviewing and addressing 
concern.   QA staff report the review results to department manager for review and correction.  The QA 
Supervisor keeps the Director and CMS Director informed of all TQAR discoveries and outcomes. 

TRACS The Tenant Rental Assistance Certification System (TRACS) is designed to process subsidy contracts, tenant 
rental assistance information, and owner requests for payment (vouchers). TRACS collects tenant data and 
voucher data for project-based programs and authorizes payment for subsidy programs. Payments are based 
upon the voucher, contract, and tenant data residing in the system. 

Transitional A project that has as its purpose facilitating the movement of homeless individuals and families to permanent 
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Housing housing within a reasonable amount of time (usually 24 months). Transitional housing includes housing primarily 
designed to serve deinstitutionalized homeless individuals and other homeless individuals with mental or physical 
disabilities and homeless families with children. 

TSP A Tenant Selection Plan (TSP) is a formal written policy statement, developed by the owner and available to the 
public, that clearly states the procedures and criteria the owner will consistently apply in drawing applicants from 
the waiting list, screening for suitability for tenancy, implementing income targeting requirements, and offering 
housing assistance and/or assisted housing units. The Tenant Selection Plan also includes policies applied to 
residents of the property such as how unit transfers are carried out. 

TTP The total tenant payment (TTP) represents the minimum amount a family must contribute toward rent and utilities 
regardless of the unit selected. The TTP is calculated using a statutory formula and individual income information. 
To calculate TTP, annual adjusted income and annual (gross) income must be converted to monthly adjusted 
income and monthly gross income by dividing the annual figures by 12 months. 

TTY TTY stands for TeleTYpewriter (also known as a TDD, a Telecommunications Device for the Deaf or text 
telephone). The TTY consists of a keyboard, a text display and a modem. A TTY user types letters that are 
converted into electrical signals and travel over regular telephone lines to another TTY, where they appear on a 
text display or a paper print-out. 

U	
U.S. Census 
Bureau 

Serves as the leading source of quality data about our nation's people and economy. 

UA Utility Allowance. HUD’s or the Contract Administrator’s estimate of the average monthly utility bills (except 
telephone) for an energy-conscious household. This estimate considers only utilities paid directly by the tenant. If 
all utilities are included in the rent, there is not a utility allowance. Utility allowances vary by unit type and are 
listed on the project’s rent schedule or HAP contract. 

UAAF User Access Authorization Form. This form must be used by all individuals requesting User access in the 
Multifamily Housing portion of the EIV system. 

UAF Utility Allowance Factor. The Department of Housing and Urban Development’s Office of Housing permits 
owners/agents to use Utility Allowance Factors (UAFs) for projects subject to the requirements found in Housing’s 
Utility Analysis Notice. The notice describes when owners/agents of Multifamily Housing properties that receive a 
utility allowance may use the published UAFs to adjust these allowances. The dataset will be updated once per 
year and will be published with an effective date. The dataset will be based on information published by the U.S. 
Energy Information Administration and the Bureau of Labor Statistics. Owners/agents will determine their utility 
and state specific UAF and apply the published UAF to their existing allowance for the utility allowance they are 
adjusting. 

Unauthorized 
Occupant 

A person who, with the consent of a tenant, is staying in the unit, but is not listed on the lease documents or 
approved by the owner to dwell in the unit. An owner must follow State or local law regarding an unauthorized 
occupant and establish an equitable and consistent policy and incorporate that policy into the house rules. 

Unearned Income Income received that is not wages, tips, or other compensation for work performed. 
Unintentional 
Program Violation 

An error or oversight by the tenant that does not involve deliberate, intentional deceit. 

USCIS U.S. Citizenship and Immigration Services (USCIS) is the government agency that oversees lawful immigration to 
the United States.  The Homeland Security Act of 2002 (Pub. L. No. 107–296, 116 Stat. 2135) dismantled the 
former Immigration and Naturalization Service (INS) and separated the former agency into three components 
within the Department of Homeland Security. 

Use Agreement A Use Agreement is a contract between HUD and a property owner that binds the owner to specific requirements. 
A document governing use and that restricts a project’s rents to a level that is less than market. 

UT Unit Transfer (UT). With owner approval, a tenant moves from one unit to another unit within the same property. 
UT Certification A Unit Transfer (UT) Certification is required when an existing tenant transfers to a different unit in the property.  
Utility 
Reimbursement 

The amount, if any, by which the utility allowance for a unit exceeds the total tenant payment for the family 
occupying the unit. 

UUTL Miscellaneous Accounting Request on a HAP voucher adjustment for an unclaimed utility check. 

V	
VAWA The Violence Against Women and Justice Department Reauthorization Act (VAWA) is designed to protect both 

child and adult victims of domestic violence, dating violence, sexual assault, and stalking.  VAWA expands 
protections relating to the prohibition of terminating assistance because of criminal activity directly relating to 
domestic violence, dating violence, sexual assault, and stalking by replacing the term “immediate family member” 
with “affiliated individual.”  If the tenant or affiliated individual is the victim of the above-described criminal activity, 
the activity cannot be cause for terminating assistance, tenancy, or occupancy rights. 

VAWA ETP VAWA Emergency Transfer Plan (ETP). The plan must allow tenants who are victims of domestic violence, dating 
violence, sexual assault, or stalking, to transfer to another available and safe dwelling under a covered housing 
program and must incorporate reasonable confidentiality measures.  The tenant can be granted a transfer only if 
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the tenant requests one and either reasonably believes he or she is threatened with imminent harm from further 
violence if he or she remains in the unit or, if the tenant is a victim of assault, the assault occurred on the 
premises during the 90-day period before the transfer request.  Transfers are subject to the availability of other 
assisted housing and to all other HUD requirements being met. 

Very Low Income 
Family 

A very low-income family is a family whose annual income does not exceed 50 percent of the area median 
income, as determined by HUD, with adjustments for smaller and larger families. 

VP I Voucher Processor I. Position is part of the Voucher Team at Contract Management Services (CMS). 
VP II Voucher Processor II. Position is part of the Voucher Team at Contract Management Services (CMS). 

W	
W-4 Federal form that collects New Hires data.  
Waiting List A formal record of applicants for housing assistance and/or assisted housing units that identifies the applicant's 

name, date and time of application, selection preferences claimed, income category, and the need for an 
accessible unit. The waiting list may be kept in either a bound journal or a computer program. Whichever method 
is used to maintain the waiting list, the owner must establish a method of documenting the appropriate selection 
of applicant names from the list. 

WASS The Web Access Secure System (WASS) is the security gateway for over 25 systems for external Users and over 
20 systems for internal HUD Users.   

Watch List 
Contract 

HAP Contract renewed using a Watch List Contract (HUD-9643) at Recap-determined comparable Market Rents. 
The project should be designated, monitored and entered into the Integrated Real Estate Management System 
(IREMS) as a project subject to a Watch List Contract, and defined in IREMS as a project with a loan that failed 
M2M restructuring and is therefore operating under a Watch List Contract. 

Weighted Average 
Rents 

The sum of each rental unit type times the average rent for each type and times the number of units in each type, 
divided by the total number of units. In FHA programs, unit types are based on the number of bedrooms.  

Work Plan A work plan is an outline of a set of goals and processes by which a team and/or person can accomplish those 
goals, offering the reader a better understanding of the scope of the project. Work plans, whether used in 
professional or academic life, help you stay organized while working on projects. The (Annual) Work Plan is a tool 
HUD uses to compare projected accomplishments to actual performance.  Each ACC’s Annual Work Plan covers 
the term of the new Fiscal Year.  It is submitted to HUD with the Annual Report for the previous contract year. 

 

X,	Y	
Section intentionally left blank as a placeholder for future terms 

Z	
Zero Based 
Budget 

Written certification the Owner has reviewed the projects income and expenses and elects a zero based-budget 
request (current rents) in lieu of the OCAF rent adjustment for the Fiscal Year. Only allowed with certain contract 
types. 

 


