PBV Rent Calculation HOTMA - Day 3 October 2023

PBV Rent Calculation

NMNJ

Nan McKay

E. — L ip— Ct

Chapter 6
Subsidy and Tenant Rent
Calg:ulation

Learning
Outcomes

= Calculate TTP

= Determine the role of the
utility allowance and when
families would receive a
URP

= Describe regulations
governing minimum rent
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PBV Rent Calculation HOTMA - Day 3 October 2023

Learning

O' 2 Outcomes

= Calculate gross rent

19, = Calculate HAP and tenant
rent

= Calculate prorated rent for
mixed families

Total Tenant Payment

= TTP is highest of
= 30% monthly adjusted income
= 10% total monthly income
= The welfare rent (if applicable)
= Minimum rent

e
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PBV Rent Calculation HOTMA - Day 3

Example 1
= Annual income $2000
= 4 children x $480 1920
= Adjusted income $ 80

= Annual income divided by 12 = $167
= Adjusted income divided by 12 = $7

e

Example 1

» 10% of $167 = $17
= 30% of $7 = $2

» Minimum rent $0
= Welfare rent N/A

e

Example 2
= A family’s total annual income is $15,780
= 15,780/12 = $1,315
= $1,315 x 10% = $132
= A family’s adjusted income is $11,388
= $11,288/12 = $949
= $949 x 30% = $285
= Minimum rent at the PHA is $35
= TTP: $285

e
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PBV Rent Calculation HOTMA - Day 3

9. Total Tenant Payment (TTP)

_9a. Total monthly income: 8a + 12 T.3T5 3.
dc. TP if based on 9a X0.10 13T oc
3d income: By + 12 999 ad
de. Percentage of adusted monthly income 30 oe

_9f_TTP # based on adjusted annual income: (9d X 9e) + 100 335 o

_99. Weffare rent per month (f none. put 0) 0

Minimurn rent if waived. put 0) 35 oh

_9i._Enhanced Voucher minimum rent

TTP. highest of lines 9¢, 91, 9. Sh.or 9i 285
Most recent TP
m_Qualify for minmum rent hardship exemption? (¥ or N) N _om

Rent Phase-Ins
= If, purely as a result of the conversion,

amount tenant pays for rent and utilities
(TTP) increases by the greater of 10% or
$25, rent increase must be phased-in over
3 or 5 years
= PHA establishes length of phase-in in admin

plan and notify affected residents in writing
= Applies to non-RAD PBV units in the project

= Example in your book nng

Minimum Rent

Mo
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PBV Rent Calculation HOTMA - Day 3

Minimum Rents

= PHAs must establish minimum rents
between $0 and $50

= Minimum rent actually refers to a minimum
TTP

= |f minimum rent is any amount other than
$0, the PHA must adopt minimum rent

hardship exemption policies
NN

Financial Hardship Situations

= Lost eligibility/awaiting determination for
federal, state, or local assistance program

= Would be evicted as result of requirement

= Family income decrease because of changed
circumstances (unemployed)

= Death in family
= Other circumstances as determined by PHA or

e

Minimum Rent Process

= PHA notifies family if TTP = minimum rent
= Family requests exemption

= PHA suspends payment beginning of next
month

= Family not required to pay minimum rent
during period

= PHA may request reasonable documentation

of hardship nna
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PBV Rent Calculation HOTMA - Day 3

Minimum Rent Process

= PHA must promptly determine
= If hardship exists

= Whether temporary or long term
= As defined in PHA policy

e

Minimum Rent Process

= If PHA determines no hardship under
statute, minimum rent is imposed
retroactively

e

Minimum Rent Process

= [f PHA determines the hardship is
temporary, no minimum rent during 90-day
suspension period
= Minimum rent imposed retroactively
= Reasonable repayment agreement offered

e
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PBV Rent Calculation HOTMA - Day 3

Minimum Rent Process

= [f PHA determines hardship of long-term
duration exists, minimum rent is exempted
retroactively to date of family’s request for
exemption

= Exemption continues until hardship no
longer exists
= Family does not reimburse

e

PHA Procedures

= PHA must notify families:
= Of right to request hardship exemption

= Hardship exemptions are subject to PHA’s
informal hearing procedures

e

Example

= Family meets exemption criteria
= 30% of AMI $45 =

= 10% of MI $27

= PHA’s minrent  $30

e
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PBV Rent Calculation HOTMA - Day 3

Example

= The Diamond family has requested and
qualified for a minimum rent hardship
exemption
= The family has the following information:
= Total annual income $900
= Adjusted income $50
= PHA’s minimum rent $50

e

Example

9. Total Tenant Payment (TTP)
a._Total monthly income: 6a + 12
ic_TTP if based on annual income: 9a X 0.10
Adjusted monthly income: 8y + 12
o._Porcontage of adusted monthly income
f. TTP f based on adjusted annual income: (9d X 9e) + 100
Welare rent per month (f none. put 0) 0
h_Manimum rent (if waived. put 0)
i_Enhancod Voucher minimum ront
i._TTP. highest of lines Sc, 9f, 99, 9h. or 9i
k. Most recent TTP
m._Qualify for minmum rent hardship exerption? (v or N] Y

£y b o R E R B P b

e
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PBV Rent Calculation HOTMA - Day 3

Utility Allowances

= PHA must maintain allowance for all tenant-
paid utilities

= HAP contract lays out utility responsibilities
= May vary by unit size and type

= Unlike in HCV, utility responsibilities do not
change based on individual tenancy

= May only be changed by a formal contract

amendment
nNJ

Utility Allowance
Standard PBV

= For standard PBV,
PHA MUST use
the HCV utility A
allowance for all -
PBV units |V

e

Utility Allowance
RAD PBV

= For RAD PBV, public housing UA typically
used at closing

= After conversion, PHA use HCV UA or may
site-specific UAs

= New UAs are effective for in-place families
at recertification

e
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PBV Rent Calculation HOTMA - Day 3

Utility Reimbursement Payment

= Amount by which HAP exceeds the
contract rent to owner

= PHA may pay to the family or directly to the
utility supplier on behalf of the family

e

Example
= Contract rent (11k) $500
= Total HAP (11r) $510
= HAP to owner (11t) $500

= Utility reimbursement (11k - 11r) $10

e

Utility Reimbursement

= May pay utility reimbursements monthly

= Or PHA policy may allow for URPs of $15
or less per month to be paid once per
calendar year quarter instead
= Either prospectively or retroactively
= Amounts in excess of $15 per month must be

paid monthly
M3
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PBV Rent Calculation HOTMA - Day 3

Tax Credit Units

= [f the unit also has LIHTCs
= Tenant rent is calculated the same way

= PBV utility allowance is used to calculate
tenant rent

e

Utility Allowance Changes

= Revisions to UA per PHA policy
= PHA must use current UA at reexam

= Most PHAs typically apply new UA at the first
annual reexam after the effective date of the
new schedule

e
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PBV Rent Calculation HOTMA - Day 3

Differences from HCV

= Payment standards are not used

= Subsidy standards not used to calculate
maximum subsidy

= Affordability test does not apply
= Family and owner do not negotiate rent

= Contract rent adjustments align with the
anniversary date of the HAP contract

M3

Definitions

= Contract rent to owner = total monthly rent
payable to the owner under the lease for
the unit

M

Definitions

= Gross rent = the sum of the rent to owner
plus any utility allowance

Contract
Rent

Mo
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PBV Rent Calculation HOTMA - Day 3

Definitions
» Housing assistance payment (HAP) = the

monthly assistance payment paid by the
PHA to the owner

M3

Definitions

= Tenant rent= the portion of rent to owner
paid by the family as determined by the
PHA

Contract Tenant

G

Rent

M

Example

= Contract Rent $800
= Utility Allowance $40
= TTP $220

Mo
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Example

. Section 8: Project-Based Vouchers

b. 13 family now moving 1o this Unit? (Y of N) T

id_Reserved 1 11d
e Reserved T
I

311 Reserved

iig_Housing type [ 1Group rome (prorate gross vert) [ 1SRO Tperscn

Ih._OQwner name

i TIN/SSH T
HAP Controct ID Number 1

15 Cortractront o Gt i AU FEs 5F367 SUBGy. Pl SbSIBTed Tor] 5800 ik

s

T11. Securky deposi paxd by the PHA on behall of family, f any

Tim Uity alowance i any 540 Tim
Tin_Gross rent of uni 11k + Tim 840 1in
11q_TTP: copy from 9] s 220 119

Rent Calculation (f prorated rent, skip to 11aa)

T1r_Tol HAP: 11n minus 11g 119 18 Iarger pul 0
Tis_ Tenantrent: 11k minus 111 W positve or 0,

£
s
lllmﬂtwmcmﬂ( s s,
tenant
i TG owner: lower of 11k or 117 T i

Example

= Contract Rent $950
= Utility Allowance $50
= TTP $49

M

Example

11. Section 8: Project-Based Vouchers

_11b._Is famdy now méving 10 this uni? (Y of N) T 11b.

118 Reserved T T1a
o Reserved T Tie.
1 Reserved I it

ilig_Housing tpe 1] Group Home (prorate gross rent) | |SRG Tpersen
in_Guner name. Tih
i Owner TINSSN T

1] HAP Contract ID Number [
1k Contract rent o owner (if unit has other subsidy. put subsidzed rent) § 950 1
T11. Securlly Geposit paxd by the PHA on behall of famiy, f any s m
Tim. Utiity sbowsnce i oy 5 50 Tim
11n_Gross rent of unit 11k « 11m s 1000 1in.
1ig_TTP: copy from 9] 549 iig

Rent Calculation (if prorated rent, skip to 11a2)

T Yoll FAP. Tin s 11 W11 B rger. i 0
Tis. Tenantrent. 17k minus 111 TWpositve o 0.
put tenant rent

$
H
[ Frsgme. v |3 00
tenant
TIL AP 15 ownar Tower o TTE G 117 £ i
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Tenant Rent Changes

= PHA must notify both owner and family of
changes in tenant rent

= Effective on the date stated in the notice from
the PHA

=PHA policy states when increases and
decreases in tenant rent are effective

e

Contract Rent Changes

= |nitial rent to owner listed on HAP contract
= |nitial rent in PBV set in accordance with
regulations at 24 CFR 983.301 - 983.305
= |nitial rent in RAD PBV set in accordance with
Notice PIH 2012-32 (REV-2 or REV-3) or PIH
2019-23, as applicable

e

Contract Rent Changes

= Contract rent may only be adjusted at the
annual anniversary date of HAP contract
= No special adjustments allowed

= Changes in contract rent apply to all PBV
units in the development

e
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PBV Rent Calculation HOTMA - Day 3

Contract Rent Changes
Standard PBV

= Owner must request a rent increase at the
annual anniversary date of HAP contract
= PHA policy lays out how the owner makes the
request

= PHA gives the owner written notice of new
rent amount

e

Contract Rent Changes
RAD PBV
= Rents adjusted annually at anniversary of
HAP contract by applying HUD’s OCAF
= Operating cost adjustment factor
= Subject to funding and rent reasonableness

e

Contract Rent Changes

= Regulations do not discuss notice to the
family of contract rent changes that do not
affect tenant rent

= PHA may, but is not required to, notify the
family

e

Copyright 2023 by Nan McKay & Associates, Inc.

October 2023

Page 16



PBV Rent Calculation HOTMA - Day 3

Mixed Families

= Families with both eligible citizens/non-
citizens and ineligible non-citizens

= Rent is calculated as usual

= Count all income, assets, and deductions for
ineligible member with exception of the EID

= Family will have their HAP prorated

e

Example

= The Fulton consists of Henry and Tai Fulton,
both of whom are eligible non-citizens

= Based on the family’s income, the PHA pays
$254 in HAP for the family

e

Example

= Tai’s brother, Tom, is approved to move into the
unit

= He is an ineligible noncitizen so the family’s rent
must be prorated

= Tom has no income or assets and does not
qualify for any deductions

= The family’s HAP will be prorated because Tom

lives in the unit
e
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Example

Prorated Rent Calculation

laa._ Normal lotal HAP: 11n minus 11g S 254 33,
ae. Total number eligible 2e.
af_Total numbet in family 3 af.
lag_Proration percentage: 11ae + 11al 67 iag-
lah_Prorated total HAP- 11aa X 11ag 5171 ah
lai_Mixed family TTP: 11n minus 11ah s ai
] _Utility allowance: copy from 11m s 2]
Jak_ Mixed family tenant rent: 11ai minus 11a] Wpositve or 0, | § ak
put tenant rent
W negative, credit | § T1ak
tenant
TTan_Prorated HAP {o owner: 11K minus 11ak (4 11ak |s negative. put 11k) 3 Tian

Additional Payments and Services (not HAP)

= The PHA will now pay $171 in HAP
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