               U.S. Department of Housing and Urban Development

                              H O U S I N G

Special Attention of:                         Notice H 96-51 (HUD)

State Coordinators; Directors

of Housing; Directors of                      Issued:  June 12, 1996

Multifamily Housing Division;                 Expires:  June 30, 1997

Asset Management Branch Chiefs;

Contract Administrators; Owners               Cross References:

and Management Agents of HUD-Insured              H 96-7 (HUD)

and HUD-Assisted Properties

Subject:  CLARIFICATION TO NOTICE H-96-7 IMPLEMENTING THE JANUARY 26, 1996

          CONTINUING RESOLUTION AND NEW PROVISIONS OF THE APRIL 26, 1996

          OMNIBUS APPROPRIATIONS ACT AFFECTING THE ADMINISTRATION OF

          MULTIFAMILY ASSISTED HOUSING PROGRAMS

Minimum Rents

o    Many questions have come in regarding the time line established in HUD

     Notice H-96-7 for imposition of the Section 8 $25 minimum rent

     provision.  In the many weeks since publication, HUD has informed

     individual callers, national housing provider trade groups and local HUD

     managers and field staff in conference calls that the May 1 deadline

     will not be enforced (owners will be held harmless) for 30 days pending

     good faith effort to comply with implementation.

o    The deadline of June 1, 1996, is firm and provides sufficient time to

     allow for circulation and distribution of Notice H-96-7 (bulk shipments

     are sent to the local HUD offices who in turn are responsible for

     completing a mailing list to affected owners/agents in their area),

     software vendors to complete necessary design changes so that rent

     changes/interim recertifications can be processed electronically without

     the need to resort to manual processing, the resident to sign the

     revised Form HUD-50059 and the requisite 30-day notice of rent increase

     to be provided to the resident.

o    For those owners/agents not able to meet the May 1 implementation date,

     the new minimum rent must be charged prospectively beginning June 1.

     TRACS programming assumes the minimum rent as of May 1 so a discrepancy

     may be generated.  Owners/agents will need to correct the certification

     and submit that change to TRACS.  HUD, however, will not require that

     the same adjustment be made on the voucher (i.e., the minimum rent does

     not have to be charged retroactively back to May 1).

HMHP:   Distribution: W-3-1,R-1,R-3-3,R-3-1(H)(RC),R-3-2,R-6,R-7,R-8
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o    The minimum rent provision in Notice H-96-7 applies specifically to

     project-based Section 8 programs.  In addition to the covered programs

     listed in the "applicability" section on page 3 ("HAP" contracts), "PAC"

     contracts involve Section 8 assistance and, therefore, are also covered.

     "PRAC" contracts do not involve Section 8 subsidy and are not affected

     by the minimum rent requirement.

o    HUD published Housing Notice H-96-22 on April 16, 1996, under the

     subject "Minimum Rents" which provides for consideration of hardship

     cases by project owners.  Notice H-96-22 discusses alternative action to

     eviction for nonpayment of rent for some assisted housing families with

     adjusted monthly incomes so low that they cannot pay the $25 minimum

     rent required by the January 26, 1996 Continuing Resolution.

New Minimum Rent Waiver Policy

     Section 230 of the FY 1996 Omnibus Appropriations Act (Public Law 104-

134 approved April 26, 1996), "Balanced Budget Downpayment Act II," contains

minimum rent waiver authority. Section 230 reads:

     "Notwithstanding section 402(a) of the Balanced Budget Downpayment Act,

     I (Public Law 104-99), the Secretary of Housing and Urban Development or

     a public housing agency (including an Indian housing authority) may

     waive the minimum rent requirement of that section to provide a

     transition period for affected families.  The term of a waiver approved

     pursuant to this section may be retroactive, but may not apply for more

     than 3 months with respect to any family."

     In implementing this provision, the Department has determined that, with

respect to the Section 8 project-based programs administered by the Office of

Housing, 1/ the best resolution is for HUD to grant a blanket waiver.

Effective upon publication of this Notice and commencing with the July 1 rent

period, the minimum rent requirement is waived for 3 months for all families.

Owners are directed to inform residents to whom a minimum rent notice has

been sent that they have been granted a waiver of the $25 minimum rent for

July, August and September.

________________________

1/   Section 8 New Construction (24 CFR Part 800), Substantial Rehabilitation

(Part 881), State Agency Set-Aside (Part 883), Rural Housing Set-Aside (part

884), Loan Management Set-Aside (Part 886, Subpart "A"), Property Disposition

(Part 886, Subpart "C").
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This waiver has no effect on continuation of subsidy payment by HUD to the

project on behalf of the resident.

     The minimum rent requirement and the statutory ability to waive it are

applicable only through September 30, 1996, absent any additional legislation

extending the provisions.

     HUD has determined that the waiver applies to all families and is not

limited to "hardship" cases.  A blanket waiver for all families was deemed

the best approach.  Congress did not grant private Section 8 owners the

authority to make decisions to grant or deny waivers.  Only HUD and housing

authorities are authorized to do so in the statute.  "Case-by-case" waivers

by HUD officials locally would place unreasonable administrative demands and

burdens on HUD offices.  The circumstances affecting assisted families can be

complicated, requiring a range of responses.  HUD officials are not in a

position to evaluate and respond to each individual circumstance.

     The use of the waiver refers only to those residents "in place" at the

time that minimum rents were implemented at the property (either May 1 or

June 1).  The waiver would not apply to applicants or prospective residents.

Individuals occupying after the date of implementation at the property would

not require a "transition period," as the standard of a $25 per month minimum

rent would be operational at the time of occupancy for a new resident.

Federal Preferences Suspension

o    24 CFR Parts 889 and 890, which correspond to Sections 202 and 811

     Capital Advance Programs respectively, were erroneously left out in the

     purpose/preamble to Notice H-96-7.  Admissions to Section 202 capital

     advance projects are generally governed by federal preferences and thus

     the program is included under the suspension authorized by the CR.

     Section 811 capital advance projects, however, do not have a federal

     preferences requirement in the regulations so the suspension is of

     negligible effect.

o    Questions have come in regarding the wording on page 3 of Notice H-96-7

     which reads "the law [CR] prohibits imposing Federal tenant selection

     preferences." To clarify, owners may still elect to follow federal

     preferences as the basis for admissions but it is no longer obligatory

     for the remainder of FY 1996.  Owners may also admit based on date order

     of application "first-come-first-served", or devise their own tenant

     selection system provided that any changes are consistent with the

     Affirmative Fair Housing Marketing Plan and do not result in illegal

     discrimination.  The previous requirement that local preferences may
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     only be adopted after the local housing authority has held public

     hearings, and the 30 percent cap on admissions using local preferences,

     are also suspended.

Section 236 Rents

     The Section 236 rent provisions contained in Section 405(d) of the

January 26, 1996 Continuing Resolution ("The Balanced Budget Downpayment Act

I") and implemented through HUD Notice H-96-7 issued March 15, 1996, are

further amended by Section 228 of the FY 1996 Omnibus Appropriations Act

(Public Law 104-134), "The Balanced Budget Downpayment Act II," signed by the

President on April 26, 1996.  These statutory changes in turn amend Section

236(f) (1) of the National Housing Act.

     The changes in the law affect rent ceilings and not the floor.  The

floor rent continues to be the Section 236 Basic Rent (which is the rent

necessary to pay debt service on a hypothetical 1% mortgage and operating

expenses for the property).  The floor rent may not be dropped below the

Basic Rent even if the Section 8 Fair Market Rent (FMR) for the area is below

the Basic Rent.  Moderate income residents pay no less than the Section 236

Basic Rent.  Very low income families pay no more than 30% of adjusted

monthly income and application of Section 8 subsidy or RAP covers the

difference up to the Basic Rent.

     Prior to passage of the April 26, 1996 provision, there were two rent

caps, Section 236 Market Rent and Section 8 Existing Fair Market Rent (FMR)

for the area.  The April 26, 1996 provision adds a third rent cap, "actual

rent," so that if 30% of the family's adjusted monthly income is more than

the Section 236 Basic Rent, the family's rent is the lesser of 30% or:

     --   Section 236 Market Rent

               (the rent necessary to pay the mortgage if it was privately

               financed);

     --   Section 8 Existing FMR for the area

               (now calculated at the 40th percentile rather than the 45th);

     --   "Actual Rent"

               (based on comparable unassisted housing in the market area).

     The Section 236 Market Rent is budget-based and approved by HUD and the

Section 8 FMRs are published by the Department so there is minimal difficulty

in ascertaining these figures. Far more complicated, however, is determining

the "actual rent" based on comparability, and the Department will need to

develop procedures for implementing this provision of the law.  Further

direction and guidance will be provided on this subject.
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     As an additional point, at the time of the passage of the January 26,

1996 Continuing Resolution, the Section 8 FMR (added as a second rent cap by

that Resolution) in the vast majority of cases was above the Section 236

Basic Rent.  HUD developed Notice H-96-7 with this in mind.  It is understood

that moderate income residents pay no less than the Basic Rent.  Notice H-96-

7 implemented an alternative rent cap, however, whereby moderate income

residents pay the lower of the Section 236 Market Rent or the Section 8 FMR,

not to exceed 30% of adjusted monthly income. Now that Section 8 FMRs are

calculated at the 40th percentile rather than the 45th, the Department is

finding, however, that the Section 8 FMRs are below the Section 236 Basic

Rents in many market areas.

     This situation has led to a number of unintended consequences and

inequities regarding rent disparity (the rents paid by moderate income

residents are being reduced to the same Basic Rent charged on units occupied

by very low income residents) and the potential for substantially diminished

return of excess income receipts to HUD.  HUD is attempting to address these

issues so that alternative rent structures can be developed where warranted

while maintaining the stability and integrity of the Section 236 portfolio.

Contract Renewals

o    The question has come up, on LMSA projects with multiple contracts with

     different expiration dates, are HUD offices to cease processing rent

     increases for the entire property once the first contract has expired

     and been renewed for a one-year period?  The answer is no, treat each

     RAP contract separately.  During the term of the unexpired RAP contract,

     the owner has the right to adjustment at each anniversary in accordance

     with the contract.

o    Section 405(b) of the CR, as implemented on page 5 of Notice H-96-7,

     provides that "all project-based Section 8 contracts expiring in FY 1996

     will be renewed for a period of one-year at current rent levels, where

     requested by an owner.  Under Section 405 (b), the renewal covers all

     units under contract, not just units occupied by families currently

     receiving assistance.

Corrections to Contract Renewal Forms

     All renewal contracts are reprinted in their entirety in order to

correct two items on the standard forms:

o    The contract forms "HUD as Contract Administrator (Execution of Contract

     with Respect to Contract Units in Stages)" and "PHA as Contract
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     Administrator (Execution of Contract with Respect to Contract Units in

     Stages)" have been revised to read "the maximum amount of the commitment

     for housing assistance payments under this stage of the Contract is

     $______________."  This language appears as item #4.

o    The "examples" under the effective date and termination date of the one-

     year contract form of renewal were incorrectly stated and are amended by

     this Notice.  The examples now read that if an Expiring Contract expires

     on February 21, 1996, the effective date of the renewal contract to be

     inserted is February 22, 1996, and the expiration date of the renewal

     contract to be inserted is February 21, 1997.

     Questions with respect to this Notice, shall be directed as follows:

o    For the next 30 days, contact James S. Cruickshank in the Office of

     Multifamily Asset Management on (202) 708-4162, ext. 2641.  Thereafter,

     all calls from HUD field staff must be directed to the appropriate Desk

     Officer in Headquarters.

o    Project-specific questions pertaining to contract renewals and funding

     should be addressed to the Funding Control staff, Robert M. Ratcliffe,

     Director, on (202) 708-9444.

o    All questions from property managers, owners and residents must be

     directed to the local HUD office serving their area. The point of

     contact in the local HUD office is the Asset Management Branch,

     Multifamily Housing Division.

                                   Assistant Secretary for Housing-

                                   Federal Housing Commissioner

                                U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT

                                SECTION 8 HOUSING ASSISTANCE PAYMENTS PROGRAM

                                ANNUAL CONTRIBUTIONS CONTRACT RENEWAL

EFFECTIVE DATE OF THIS CONTRACT RENEWAL:_________________________

MASTER SECTION 8 ACC NUMBER AND DATE:____________________________

HAP RENTAL CONTRACT NUMBER AND DATE:_____________________________

SECTION 8 PROJECT NUMBER:________________________________________

FHA PROJECT NUMBER (if applicable)_______________________________

TYPE OF PROJECT:    New Construction:____________________________

                    Substantial Rehabilitation:__________________

                    Loan Management Set Aside:___________________

                    Property Disposition:________________________

This ANNUAL CONTRIBUTIONS CONTRACT RENEWAL ("ACC") is entered into between

the U.S. Department of Housing and Urban Development ("HUD") and __________

____________________________________________ ("PHA") pursuant to the United

States Housing Act of 1937, 42 U.S.C. 1437, et seq. and the Balanced Budget

Downpayment Act, also known as the Continuing Resolution ("CR") passed by

Congress on January 26, 1996, (PL 104-99. See H.R. 2880, Sec. 405).  The

purpose of this ACC is to provide annual contributions to the PHA in order

for the PHA to make housing assistance payments to the Owner of the Project

("Owner") on behalf of Eligible Families ("Families") leasing decent, safe

and sanitary units from the Owner.

Previously, HUD and the PHA entered into an Annual Contributions Contract

("Expiring ACC") to provide annual contributions to the PHA on behalf of

eligible families living in ______________________________________

("Project").

The Expiring ACC expires, on ____________________________, 1996.

Since the CR gives HUD the authority to renew Housing Assistance Payments

Contracts for one year only, HUD and the PHA desire to renew this Expiring

ACC EXCEPT for those provisions relating to Annual Contributions and periodic

Adjustments to Contract Rents.

THEREFORE, HUD and the PHA hereby agree as follows:

1.   HUD will make annual contributions ("ACC payments") to the PHA so that

     the PHA can renew for one year its Housing Assistance Payments Contract

     with the Owner.  These ACC Payments will be use by the PHA to make

     housing assistance payments on behalf of eligible families to lease

     decent safe an sanitary units that meet HUD's Housing Quality Standards

     in the Project from the Owner.
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2.   The PHA will renew its expiring section 8 Housing Assistance Payments

     Contract with the Owner.  The PHA warrants that it will use HUD's

     standard Form HAP Renewal Contract.

3.   All terms of the Expiring ACC are renewed except for those provisions

     relating to the computation of the annual contributions and the periodic

     adjustments of contract rents.

4.   In the Expiring ACC, Section (b) of the provision dealing with Annual

     Contributions is hereby replaced with the following:

          (b) Computation of Annual Contribution.  Subject to the maximum

          dollar limitation in this Contract, HUD shall make contributions to

          the PHA for one year with respect to the Project in an amount equal

          to the sum of the following (subject to reduction by the amount of

          any Project Receipts other than annual contributions, which

          Receipts shall be available for Project Expenditures)

               (1)  The maximum amount of the commitment for housing

                    assistance payments payable under the HAP Contract

                    Renewal.

               (2)  The allowance, in the amount approved by HUD, for

                    preliminary costs of administration.

               (3)  The allowance, in the amount approve by HUD, for the

                    regular costs of administration, including costs of HUD-

                    required audits of Owners and the PHA.

5.   The maximum amount of the commitment for annual contributions under this

     Contract is ____________________________________.

6.   The Effective date of this ACC is _______________________.

     (The date inserted must be the day after the expiration date of the

     Expiring ACC Contract. For example, if the ACC expires on February 21,

     1996, the date inserted must be February 22 1996).

7.   This Contract terminates on ______________________________.

     (The date inserted must correspond to the expiration date of the HAP

     Renewal Contract, regardless of the length of this ACC Renewal.

     Therefore, the term of this ACC renewal may be less than one year. For

     example, if the HAP Renewal Contract expires on February 21, 1997, the

     date inserted must be February 21, 1997).
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8.   The PHA warrants that the rental units supported by this Contract and

     the HAP renewal are in good and tenantable condition and meet HUD's

     Housing Quality Standards.

United States of America

Secretary of Housing and

Urban Development                       PHA_______________________

By: __________________                  By: ______________________

    ___________________                     ______________________

     (Official Title)                        (Official Title)

Date: ________________                  Date:_____________________

                      U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT

                      Office of Housing, Federal Housing Commissioner

                                HOUSING ASSISTANCE PAYMENTS

                                RENEWAL CONTRACT

                                HUD as Contract Administrator

SECTION 8 PROJECT NUMBER:____________________________________

SECTION 8 PROJECT NUMBER OF EXPIRING CONTRACT

          (if different):____________________________________

FHA PROJECT NUMBER: (if applicable)__________________________

TYPE OF PROJECT:    New Construction: ________________________

                    Substantial Rehabilitation: _____________

                    Loan Management Set Aside: ______________

                    Property Disposition:____________________

This HOUSING ASSISTANCE PAYMENTS CONTRACT ("Contract") is entered into

between the U.S. Department of Housing and Urban Development ("HUD") and

__________________________________________________________ ("Owner") pursuant

to the United States Housing Act of 1937, 42 U.S.C. 1437, et seq. and the

Balanced Budget Downpayment Act, also known as the Continuing Resolution

("CR") passed by Congress on January 26, 1996, (PL 104-99.  See H.R. 2880,

Sec. 405).  The purpose of this Contract is to provide housing assistance

payments on behalf of Eligible Families ("Families") leasing decent, safe and

sanitary units from the Owner.

Previously, HUD an the Owner entered into a Housing Assistance Payments

Contract ("Expiring Contract") to provide section 8 assistance to the Owner

for eligible families living in __________________________________

("Project").

This Expiring Contract expires on __________________________, 1996.

Since the CR gives HUD the authority to renew Housing Assistance Payments

Contracts for one year only, HUD and the Owner desire to renew this Expiring

Contract EXCEPT for the Contract Rent and Rent Adjustment Provisions.

THEREFORE, HUD and the Owner hereby agree as follows:

1.   This Contract provides Housing Assistance Payments to the Owner for one

     year (see #4 & #5 below) at the rent levels in
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     place upon expiration of the Expiring Contract.  These contract rents

     are listed in Exhibit A.

2.   All terms of the Expiring Contract are renewed except for those

     provisions relating to contract rents and rent adjustments.

3.   There will be no rent adjustments during the term of this Contract.

4.   The maximum amount of the commitment for housing assistance payments

     under this Contract is $____________________.

5.   The effective date of this Contract is __________________________.

     (The date inserted must be the day after the Expiring Contract expires.

     For example, if the Expiring Contract expires on February 21, 1996, the

     date inserted must be February 22, 1996).

6.   This Contract terminates on ________________________________.

     (The date inserted must be a year from the expiration date of the

     Expiring Contract.  For example, if the Expiring Contract expires on

     February 21, 1996, the date inserted must be February 21, 1997).

7.   The Owner warrants that it has the legal right to execute this Contract

     and to lease dwelling units covered by this Contract.

8.   The Owner warrants that the rental units listed in Exhibit A are in good

     and tenantable condition and meet HUD's Housing Quality Standards.

This Contract is hereby executed with respect to the contract units described

in Exhibit A.

United States of America

Secretary of Housing and

Urban Development                            OWNER

By: ______________________                   By: _____________________

    ______________________                       _____________________

         (Official Title)                         (Official Title)

Date:____________________                    Date:____________________
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                                EXHIBIT A

                                IDENTIFICATION OF UNITS ("CONTRACT UNITS")

                                BY SIZE AND APPLICABLE CONTRACT RENTS

Number                   Number                   Contract

of Units                 of Bedrooms              Rent

                      U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT

                      Office of Housing, Federal Housing Commissioner

                                HOUSING ASSISTANCE PAYMENTS

                                RENEWAL CONTRACT

                                PHA as Contract Administrator

SECTION 8 PROJECT NUMBER:___________________________________

SECTION 8 PROJECT NUMBER OF EXPIRING CONTRACT

          (if different):___________________________________

FHA PROJECT NUMBER: (if applicable)_________________________

TYPE OF PROJECT:    New Construction:_______________________

                    Substantial Rehabilitation:_____________

                    Loan Management Set Aside:______________

                    Property Disposition:___________________

This HOUSING ASSISTANCE PAYMENTS CONTRACT ("Contract") is entered

into between the _________________________________ Public Housing Agency

("PHA") and _____________________________________________________________

("Owner") pursuant to the United States Housing Act of 1937, 42 U.S.C. 1437,

et seq. and the Balanced Budget Downpayment Act, also known as the Continuing

Resolution ("CR") passed by Congress on January 26, 1996, (PL 104-99. See

H.R. 2880, Sec. 405).  The purpose of this Contract is to provide housing

assistance payments on behalf of Eligible Families ("Families") leasing

decent, safe and sanitary units from the Owner.

Previously, the PHA and the Owner entered into a Housing Assistance Payments

Contract ("Expiring Contract") to provide section 8 assistance to the Owner

for eligible families living in _____________________________ ("Project").

This Expiring Contract expires on ______________________, 1996.

Since the CR gives HUD the authority to renew Housing Assistance Payments

Contracts for one year only, the PHA and the Owner desire to renew this

Expiring Contract EXCEPT for the Contract Rent and Rent Adjustment

provisions.

THEREFORE, the PHA and the Owner hereby agree as follows:

1.   This Contract provides Housing Assistance Payments to the Owner for one

     year (see #4 & #5 below) at the rent levels in place upon
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     expiration of the Expiring Contract.  These contract rents are listed in

     Exhibit A.

2.   All terms of the Expiring Contract are renewed except for those

     provisions relating to contract rents and rent adjustments.

3.   There will be no rent adjustments during the term of this Contract.

4.   The maximum amount of the commitment for housing assistance payments

     under this Contract is $__________________.

5.   The effective date of this Contract is _____________________.

     (The date inserted must be the day after the Expiring Contract expires.

     For example, If the Expiring Contract expires on February 21, 1996, the

     date inserted must be February 22, 1996).

6.   This Contract terminates on _____________________________.

     (The date inserted must be a year from the expiration date of the

     Expiring Contract. For example, if the Expiring Contract expires on

     February 21, 1996, the date inserted must be February 21, 1997).

7.   The Owner warrants that it has the legal right to execute this Contract

     and to lease dwelling units covered by this Contract.

8.   The Owner warrants that the rental units listed in Exhibit A are in good

     and tenantable condition and meet HUD's Housing Quality Standards.

This Contract is hereby execute with respect to the contract units described

in Exhibit A.

_____________________________

Public Housing Agency                   OWNER

By:_________________________            By:______________________

   _________________________               ______________________

       (Official Title)                      (Official Title)

Date:_______________________            Date:____________________

Unite States of America

Secretary of Housing and

Urban Development

By:_______________________

   _______________________

      (Official Title)

Date:_____________________
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                                EXHIBIT A

                                IDENTIFICATION OF UNITS ("CONTRACT UNITS")

                                BY SIZE AND APPLICABLE CONTRACT RENTS

Number                   Number                   Contract

of Units                 of Bedrooms              Rent

                      U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT

                      Office of Housing, Federal Housing Commissioner

                                HOUSING ASSISTANCE PAYMENTS

                                RENEWAL CONTRACT

                                HUD as Contract Administrator

SECTION 8 PROJECT NUMBER:___________________________________

SECTION 8 PROJECT NUMBER OF EXPIRING CONTRACT

          (if different):___________________________________

FHA PROJECT NUMBER: (if applicable)_________________________

TYPE OF PROJECT:    New Construction:________________________

                    Substantial Rehabilitation:_____________

                    Loan Management Set Aside:______________

                    Property Disposition:___________________

This HOUSING ASSISTANCE PAYMENTS CONTRACT ("Contract") is entered into

between the U.S. Department of Housing and Urban Development ("HUD") and

______________________________ ("Owner") pursuant to the United States

Housing Act of 1937, 42 U.S.C. 1437, et seq. and the Balanced Budget

Downpayment Act, also known as the Continuing Resolution ("CR") passed by

Congress on January 25, 1996, (PL 104-99. See H.R. 2880, Sec. 405).  The

purpose of this Contract is to provide housing assistance payments on behalf

of Eligible Families ("Families") leasing decent, safe and sanitary units

from the Owner.

Previously, HUD and the Owner entered into a Housing Assistance Payments

Contract ("Expiring Contract") to provide section 8 assistance to the Owner

for eligible families living in __________________________ ("Project").

This Expiring Contract expires on ___________________, 1996.

Since the CR gives HUD the authority to renew Housing Assistance Payments

Contracts for one year only, HUD and the Owner desire to renew this Expiring

Contract EXCEPT for the Contract Rent and Rent Adjustment Provisions.

THEREFORE, HUD and the Owner hereby agree as follows:

1.   This Contract provides Housing Assistance Payments to the Owner for one

     year (see #5 & #6 below) at the rent levels in place upon
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     expiration of the Expiring Contract.  These contract rents are listed in

     Exhibit(s) A (and B).

2.   All terms of the Expiring Contract are renewed except for those

     provisions relating to contract rents and rent adjustments.

3.   There will be no rent adjustments during the term of this Contract.

4.   The maximum amount of the commitment for housing assistance payments

     under this stage of the Contract is $______________________________.

5.   The effective date of this Contract is ___________________________.

     (The date Inserted must be the day after the Expiring Contract expires.

     For example, if the Expiring Contract expires on February 21, 1996, the

     date inserted must be February 22, 1996).

6.   This Contract terminates on ___________________________.

     (The date inserted must be a year from the expiration date of the

     Expiring Contract. For example, if the Expiring Contract expires on

     February 21, 1996, the date inserted must be February 21, 1997).

7.   The Owner warrants that it has the legal right to execute this Contract

     and to lease dwelling units covered by this Contract.

8.   The Owner warrants that the rental units listed in Exhibit(s) A (and B)

     are in good and tenantable condition and meet HUD's Housing Quality

     Standards.

                                                                 3

                                EXECUTION OF CONTRACT WITH RESPECT

                                TO CONTRACT UNITS IN STAGES

This Contract is hereby execute with respect to the contract units describe

in Exhibits: A and B.

                                STAGE I

With respect to the units described in Exhibit A, this Contract

terminates on ____________________, 1997.

(The date inserted must be a year from the expiration date of Stage I of the

Expiring Contract.  For example, if Stage I of the Expiring Contract expires

on February 21, 1996, the date inserted must be February 21, 1997).

United States of America

Secretary of Housing and

Urban Development                       OWNER

By:_____________________                By:___________________

   _____________________                   ___________________

     (Official Title)                        (Official Title)

Date:___________________                Date:_________________

                                STAGE II

With respect to the units described in Exhibit 8, this Contract terminates

on__________________, 1997.

(The date inserted must be a year from the expiration date of Stage II of the

Expiring Contract.  For example, if Stage II of the Expiring Contract expires

on February 21, 1996, the date inserted must be February 21, 1997).

United States of America

Secretary of Housing and

Urban Development                       OWNER

By:_____________________                By:__________________

   _____________________                   __________________

     (Official Title)                        (Official Title)

Date:__________________                 Date:________________
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                                EXHIBIT A

                                STAGE I

                                IDENTIFICATION OF UNITS ("CONTRACT UNITS")

                                BY SIZE AND APPLICABLE CONTRACT RENTS

Stage I: Termination date:_______________________

(The date inserted must be a year from the expiration date of Stage I of the

Expiring Contract. For example, if Stage I of the Expiring Contract expires

on February 21, 1996. the date inserted must be February 21, 1997).

Number                   Number                   Contract

of Units                 of Bedrooms              Rent
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                                EXHIBIT B

                                STAGE II

                                IDENTIFICATION OF UNITS ("CONTRACT UNITS")

                                BY SIZE And APPLICABLE CONTRACT RENTS

Stage II: Termination date:_______________________

(The date inserted must be a year and a day from the expiration date of the

Expiring Contract's Stage II. For example, if the Expiring Contract's Stage

II expires on February 21, 1996, the date inserted must be February 21,

1997).

Number                   Number                        Contract

of Units                 of Bedrooms                   Rent

                      U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT

                      Office of Housing, Federal Housing Commissioner

                                HOUSING ASSISTANCE PAYMENTS

                                RENEWAL CONTRACT

                                PHA as Contract Administrator

SECTION 8 PROJECT NUMBER:_________________________________________

SECTION 8 PROJECT NUMBER OF EXPIRING CONTRACT

          (if different):__________________________________________

FHA PROJECT NUMBER: (if applicable)________________________________

TYPE OF PROJECT:    New Construction:______________________________

                    Substantial Rehabilitation:____________________

                    Loan Management Set Aside:_____________________

                    Property Disposition:__________________________

This HOUSING ASSISTANCE PAYMENTS CONTRACT ("Contract") is entered into

between the _______________________________ Public Housing Agency ("PHA") and

______________________________ ("Owner") pursuant to the United States

Housing Act of 1937, 42 U.S.C. 1437, et seq. and the Balanced Budget

Downpayment Act, also known as the Continuing Resolution ("CR") passed by

Congress on January 26, 1996, (PL 104-99. See H.R. 2880, Sec. 405).  The

purpose of this Contract is to provide housing assistance payments on behalf

of Eligible Families ("Families") leasing decent, safe and sanitary units

from the Owner.

Previously, the PHA and the Owner entered into a Housing Assistance Payments

Contract ("Expiring Contract") to provide section 8 assistance to the Owner

for eligible families living in ___________________________ ("Project").

This Expiring Contract expires on _____________________, 1996.

Since the CR gives HUD the authority to renew Housing Assistance Payment

Contracts for one year only, the PHA and the Owner desire to renew this

Expiring Contract EXCEPT for the Contract Rent and Rent Adjustment

Provisions.

THEREFORE, the PHA and the Owner hereby agree as follows:

1.   This Contract provides Housing Assistance Payments to the Owner for one

     year (see #5 & #6 below) at the rent levels in place upon
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     expiration of the Expiring Contract.  These contract rents are listed in

     Exhibit(s) A (and B).

2.   All terms of the Expiring Contract are renewed except for those

     provisions relating to contract rents and rent adjustments.

3.   There will be no rent adjustments during the term of this Contract.

4.   The maximum amount of the commitment for housing assistance payments

     under this stage of the Contract is $_________________________________.

5.   The effective date of this Contract is __________________________.

     (The date inserted must be the day after the Expiring Contract expires.

     For example, if the Expiring Contract expires on February 21, 1996, the

     date inserted must be February 22, 1996).

6.   This Contract terminates on __________________________________.

     (The date inserted must be a year from the expiration date of the

     Expiring Contract. For example, if the Expiring Contract expires on

     February 21, 1996, the date inserted must be February 21, 1997).

7.   The Owner warrants that it has the legal right to execute this Contract

     and to lease dwelling units covered by this Contract.

8.   The Owner warrants that the rental units listed in Exhibit(s) A (and B)

     are in good and tenantable condition and meet HUD's Housing Quality

     Standards.
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                                EXECUTION OF CONTRACT WITH RESPECT

                                TO CONTRACT UNITS IN STAGES

This Contract is hereby executed with respect to the contract units described

in Exhibits: A and B.

                                STAGE I

With respect to the units described in Exhibit A, this Contract terminates on

______________________, 1997.

(The date inserted must be a year from the expiration date of Stage I of the

Expiring Contract.  For example, if the Expiring Contract expires on February

21, 1996, the date inserted must be February 21, 1997).

_________________________

Public Housing Agency                        OWNER

By:_____________________                     By:_________________

   _____________________                        _________________

     (Official Title)                           (Official Title)

Date:__________________                      Date:________________

United States of America

Secretary of Housing and

Urban Development

By:_____________________

   _____________________

     (Official Title)

Date:___________________

                                STAGE II

With respect to the units describe in Exhibit B, this Contract terminates on

_______________________, 1997.

(The date inserted must be a year from the expiration date of Stage II of the

Expiring Contract. For example, if the Expiring Contract expires on February

21, 1996, the date inserted must be February 21, 1997).

_________________________

Public Housing Agency                   OWNER

By:______________________               By:______________________

   ______________________                  ______________________

     (Official Title)                        (Official Title)

Date:___________________                Date:____________________

United States of America

Secretary of Housing and

Urban Development

By:______________________

   ______________________

     (Official Title)

Date:____________________
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                                EXHIBIT A

                                STAGE I

                                IDENTIFICATION OF UNITS ("CONTRACT UNITS")

                                BY SIZE AND APPLICABLE CONTRACT RENTS

Stage I: Termination Date:____________________________

(The date inserted must be a year from the expiration date of Stage I of the

Expiring Contract. For example, if Stage I of the Expiring Contract expires

on February 21, 1996, the date inserted must be February 21, 1997).

Number                        Number                        Contract

of Units                      of Bedrooms                   Rent
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                                EXHIBIT B

                                STAGE II

                                IDENTIFICATION OF UNITS ("CONTRACT UNITS")

                                BY SIZE AND APPLICABLE CONTRACT RENTS

Stage II: Termination Date:_______________________________

(The date inserted must be a year from the expiration date of Stage II of the

Expiring Contract. For example, if Stage II of the Expiring Contract expires

on February 21, 1996, the date inserted must be February 21, 1997).

Number                   Number                        Contract

of Units                 of Bedrooms                   Rent

