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Chapter 13  

13.0 DETERMINATION OF TOTAL TENANT PAYMENT & TENANT 

RENT 
 

13.1 FAMILY CHOICE  
 

At admission and once each year, usually in preparation for their annual reexamination, 

each family is given the choice of having their rent determined under the income method 

or having their rent set at the flat rent amount. 
 

A. Families who opt for the flat rent will be required to go through the income 

reexamination process every three years, rather than the annual review they would 

otherwise undergo. However, HUD requires that family composition be reviewed 

on an annual basis.   
 
B. Families who opt for the flat rent may request to have a reexamination and return 

to the income based method at any time for any of the following reasons: 
 
1. The family's income has decreased. 
 
2. The family's circumstances have changed increasing their expenses for 

child care, medical care, etc. 
 
3. Other circumstances creating a hardship on the family such that the 

formula method would be more financially feasible for the family. 

 

13.2 THE INCOME METHOD  

 

The total tenant payment is equal to the highest of: 
 

A. 10% of the family’s monthly income; 
 
A. 30% of the family’s adjusted monthly income; or 
 
B. If the family is receiving payment for welfare assistance from a public agency and 

a part of those payments, adjusted in accordance with the family’s actual housing 

costs, is specifically designated by such agency to meet the family’s housing 

costs, the portion of those payments which are so designated.  If the family’s 

welfare assistance is ratably reduced from the standard of need by applying a 

percentage, the amount calculated under this provision is the amount resulting 

from one application of the percentage; or 
 

C. The minimum rent of $50.00. 

 

13.3 MINIMUM RENT  

 

IHFA has set the minimum rent at $50.00. If the family requests a hardship exemption, 

however, IHFA will suspend the minimum rent beginning the month following the 

family’s request until IHFAIFHA can determine whether the hardship exists and whether 
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the hardship is of a temporary or long-term nature.  All minimum rent hardship requests 

must be approved by both the branch LRPH staff person and the Boise LRPH staff 

person prior to proceeding with waiving the minimum rent requirement.  

 

A. A hardship exists in the following circumstances: 
 

1. When the family has lost eligibility for or is waiting an eligibility 

determination for a Federal, State, or local assistance program, including a 

family that includes a member who is a noncitizen lawfully admitted for 

permanent residence under the Immigration and Nationality Act who 

would be entitled to public benefits but for Title IV of the Personal 

Responsibility and Work Opportunity Act of 1996; 
 
2. When the family would be evicted because it is unable to pay the 

minimum rent; 
 
3. When the income of the family has decreased because of changed 

circumstances, including loss of employment; and 
 
4. When a death has occurred in the family. 

 
B. No hardship. If IHFA determines there is no qualifying hardship, the minimum 

rent will be reinstated, including requiring back payment of minimum rent for the 

time of suspension. 
 
C.  Temporary hardship. If IHFA reasonably determines that there is a qualifying 

hardship but that it is of a temporary nature, the minimum rent will be not be 

imposed for a period of 90 days from the beginning of the suspension of the 

minimum rent. At the end of the 90-day period, the minimum rent will be 

imposed retroactively to the time of suspension. IHFA will offer a repayment 

agreement in accordance with Section 19 of this policy for any rent not paid 

during the period of suspension. During the suspension period IHFA will not evict 

the family for nonpayment of the amount of rent owed for the suspension period. 
 
D.  Long-term hardship. If IHFA determines there is a long-term hardship, the family 

will be exempt from the minimum rent requirement until the hardship no longer 

exists. 
 
E. Appeals. The family may use the grievance procedure to appeal IHFA’s 

determination regarding the hardship. No escrow deposit will be required in order 

to access the grievance procedure. 

 

13.4 THE FLAT RENT  

 

IHFA has set a flat rent for each public housing unit. In doing so, it considered the size 

and type of the unit, as well as its age, condition, amenities, services, and neighborhood.  

IHFA determined the market value of the unit and set the rent at the market value. The 

amount of the flat rent will be reevaluated annually and adjustments applied. Effective 

June 2014, HUD requires PHAs to set flat rents at no less than 80 percent of Fair Market 

Rents (FMR). PHAs can use the greater of the Rent Comparable method or the 80 percent 
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of FMR. However, if a new flat rent amount for a unit increased a family’s existing rent 

payment by more than 35 percent, then the new flat rent increase amount is required to 

phased in over a three year period.  Furthermore, PHAs may, but are not required to 

lower flat rents to the 80 percent of FMR in years when the FMR decreases from the 

previous year. If the 80 percent rental amount is used for flat rent, PHA’s shall deduct the 

Utility Allowance from the 80 percent rental amount. IHFA does not consider annual flat 

rent adjustments to be a significant change to the Annual Agency Plan. See HUD Notice 

PIH 2015-13 and PIH 2014-12.  

 

Affected families will be given a 15-day notice of any rent change. Adjustments are 

applied on the anniversary date for each affected family (for more information on flat 

rents, see Section 15.3). 

 

IHFA will post the flat rents at each of the developments and at the central office.  Flat 

rents are incorporated in this policy upon approval by the Board of Commissioners. 

 

Unless 80 percent of FMR is used, there is no utility allowance for families paying a flat 

rent. For Flat Rents set at 80 percent of FMR, the PHA must first determine 80 percent of 

FMR for each bedroom-size, and then reduce that amount by the utility allowance. PIH 

Notice 2015-13  

 

13.5 RENT FOR FAMILIES UNDER THE NON-CITIZEN RULE  

 

A mixed family will receive full continuation of assistance if all of the following 

conditions are met: 
 
A. The family was receiving assistance on June 19, 1995; 

 
B. The family was granted continuation of assistance before November 29, 1996; 
 
C. The family’s head or spouse has eligible immigration status; and 
 
D. The family does not include any person who does not have eligible status other than 

the head of household, the spouse of the head of household, any parent of the head or 

spouse, or any child (under the age of 18) of the head or spouse. 

 

If a mixed family qualifies for prorated assistance but decides not to accept it, or if the 

family has no eligible members, the family may be eligible for temporary deferral of 

termination of assistance to permit the family additional time for the orderly transition of 

some or all of its members to locate other affordable housing.  Under this provision, the 

family receives full assistance.  If assistance is granted under this provision prior to 

November 29, 1996, it may last no longer than three (3) years.  If granted after that date, 

the maximum period of time for assistance under the provision is eighteen (18) months.  

IHFA will grant each family a period of six (6) months to find suitable affordable 

housing.  If the family cannot find suitable affordable housing, IHFA will provide 

additional search periods up to the maximum time allowable. 
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Suitable housing means housing that is not substandard and is of appropriate size for the 

family.  Affordable housing means that it can be rented for an amount not exceeding the 

amount the family pays for rent, plus utilities, plus 25%. 

 

The family’s assistance is prorated in the following manner: 
 
A. Determine the 95

th
 percentile of gross rents (tenant rent plus utility allowance) for 

IHFA.  The 95
th

 percentile is called the maximum rent. 
 
B. Subtract the family’s total tenant payment from the maximum rent.  The resulting 

number is called the maximum subsidy. 
 

C. Divide the maximum subsidy by the number of family members and multiply the 

result times the number of eligible family members.  This yields the prorated subsidy. 
 

D. Subtract the prorated subsidy from the maximum rent to find the prorated total 

payment.  From this amount subtract the full utility allowance to obtain the prorated 

tenant rent. 

 

The maximum rents will be revised annually and adjustments to affected families will be 

made at the time of their next scheduled recertification or whenever there has been a    

change in income or family composition.   The Schedule of Maximum Rents will be 

publicly posted in the applicable Branch Office and will be furnished to applicants and 

tenants upon request. 

 

13.6 UTILITY ALLOWANCE  

 

IHFA shall establish allowances for utilities which are purchased directly by tenants from 

the utility suppliers.  These allowances will be reviewed annually and will include any 

changes in circumstances (modernization or energy conservation measures) and changes 

in utility rates.  If a rate change of 10% or more has occurred between annual reviews, 

IHFA will revise the allowances and adjustments to tenant rent will be made accordingly. 

 

IHFA will give copies of utility allowance schedules to new tenants and will send a 

proposed revision notice to all tenants a minimum of 60 days before any scheduled 

revision.  The notice will include a description of the basis on which allowances are 

determined, the amount allowed for each individual utility for which the tenant is 

responsible, and where utility allowance records are maintained and available for 

inspection.  The notice shall also give tenants an opportunity to submit written comments 

during a period not to expire less than 30 days prior to the date the proposed utility 

allowance schedule will become effective.  All written comments will be retained by 

IHFA and will be available for inspection by tenants and upon request, by HUD. 

 

IHFA’s determination of allowances and revisions thereof will be final and valid unless 

found to be arbitrary, capricious, and abuse of discretion or otherwise not in accordance 

with law. 
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Shoshone Apartments Only 
 

Consumption readouts will be obtained from Avista Utilities on an annual basis and a 

consumption base will be established using a three-year average.  When a utility revision 

is necessary, the consumption base will be multiplied by the current rate to determine the 

new allowance.  If average consumption for the main floor is over 10% higher than the 

second floor, two allowances will be computed.  If the difference is less than 10%, one 

utility allowance will be computed and used for all units.  Those units with the lowest and 

highest usage will be dropped when calculating averages. 

 

Idaho Falls Scattered Sites Only 
 

Separate utility allowances shall be determined for each scattered site unit.  Consumption 

data will be obtained from all utility suppliers on an annual basis and a consumption base 

will be established using a three year average.  When a utility allowance revision is 

necessary, the three year average base will be multiplied by the current rate to determine 

the appropriate utility allowance.  The full amount will be allowed on utilities which are 

charged on a fixed price basis. 

 

13.7 INDIVIDUAL RELIEF POLICY 
 

Requests for assistance in payments of utility bills in excess of the Utility Allowance 

Schedule may be granted in appropriate circumstances.  IHFA will adjust tenant rent 

accordingly when utility usage is affected by special needs of the elderly, ill, or disabled 

which are beyond their control.  The LRPH Program Development Specialist will review 

individual requests to determine if assistance is appropriate. 

Assistance will be granted if the following factors apply: 
 
 The condition is expected to last over 90 days; 

 A physician certifies increased usage is necessary for the health and/or well being of a 

tenant; 

 Tenant’s utility usage is affected by more than 10% of the current allowance. 

 

The tenant will be notified in writing within 10 working days of the decision.  If 

assistance is appropriate, adjustments to tenant rent shall be retroactive to the first day of 

the month following the month in which the tenant requested relief. 

 

Notice that utility relief is available, IHFA representative to contact, and the criteria for 

granting relief shall be mailed to each tenant annually, and shall also be included in the 

information given to new tenants upon admission.  

 

13.8 PAYING RENT  

 

Rent and other charges are due and payable on the first day of each month. All rents 

should be paid at the Idaho Falls Branch Office (Idaho Falls Scattered Sites) or the 

Shoshone Apartments.  Reasonable accommodations for this requirement will be made 

for persons with disabilities. 
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Rents are due & payable on the first day of each month. Rent that is not received by the 

close of the business day on the 5
th

 day of each month is considered late and therefore 

late fees apply. If the 5
th

 falls on a weekend or a holiday, any rent that is not waiting in 

the drop box or the mail first thing in the morning on the next business day will be 

considered late.  IHFA will charge a fee of $15.00 if any balance is left showing at the 

end of the business day on the 5
th

 day of the month.  IHFA will charge a $20.00 fee any 

time a check is not honored for payment (bounces).  If two (2) or more checks are 

returned for non-sufficient funds, all future rent payments must be made by money order. 

 

If the Tenant has not paid their rent by the sixth (6
th

) day of the month, a five (5) day 

Notice to Pay Rent will be delivered to the tenant in accordance with state law, advising 

the tenant that they are in violation of the lease agreement and have five (5) days to pay 

the rent or the lease agreement will be terminated.   

 

If the rent has not been received by the end of the five (5) calendar days following the 

date of the first notice, a fourteen (14) Day Notice to Vacate and Quit Premises will be 

delivered to the tenant in accord with state law, advising the tenant that their lease 

agreement is being terminated.   A payment of rent after the fourteen (14) day notice has 

been issued WILL NOT rescind the termination of tenancy.  Rent will be returned and 

eviction proceedings will continue.  A Right to an Informal Hearing will also be sent at 

the same time as the fourteen (14) day Notice to Vacate and Quit Premises.  The tenant 

may be required to pay the court costs and the fees of the landlord’s attorney.  (In 

extenuating circumstances, the LRPH Housing Specialist, the Branch Office Supervisor, 

and/or the Boise LRPH Coordinator may set up a repayment agreement for past due rent).   

See also, Procedures Rent Payment.  

 

13.9   PRO-RATED RENTS AT MOVE-IN AND MOVE-OUT  
 

1. Move-ins: 
 
For a move-in that occurs on any day other than the 1

st
 day of the month, rent will be pro-

rated and the tenant is liable for rent for the remaining days in the month.  This also 

applies to the cable charge at Shoshone Apartments. 

 

To pro-rate the rents – divide monthly rent by 30 days then times the actual number of 

days in the unit.   

 

Example #1: resident moves in on July 19
th

 and the monthly rent amount is $275.  Divide 

$275 by 30 days =$9.17 per day.  Multiply the daily rate times the actual number of days 

left in the month.  In this case, $9.17 x 13 days = $119.21 for the pro-rated July rent. July 

19
th

 through July 31
st
 is used to calculate the actual rent due. 

 

Example #2: resident moves in on February 18
th

 and the monthly rent is $275.  Divide 

$275 by 30 days = $9.17 per day.  Multiply the daily rate times the actual number of days 

left in the month. In this case, $9.17 x 11 days = $100.87 for the pro-rated February rent. 

February 18
th

 through February 28
th

 is used to calculate the actual rent due. This would be 

different on leap year.   
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2. Move-outs: 
 
For a move-out that occurs on any day other than the last day of the month, the rent will 

be pro-rated and the tenant is liable for any days that they occupied the unit provided the 

keys are returned and a proper 30-day notice was given prior to vacating.  If a household 

provides a notice to vacate that exceeds the required 30-day notice, but then moves out 

prior to the full original projected move-out date, then tenant will be liable for rent for the 

days they physically occupied the unit only if:  
 

a) the keys were returned, and  

b) the tenant notifies staff that they are no longer in the unit, and  

c)   the required 30-day notice was fulfilled.   

Example:  resident moves out on March 10
th

 (gave notice to move on March 1
st
) and the 

rent is $275.  Divide $275 by 30 days, then multiply the number of days the unit was 

occupied by the resident.  Rent due for days occupied is 10 days. It works out to be: 

$275/30=$9.17x10 days = $91.70.  

 

However, in this case, the resident failed to provide proper 30-day notice to vacate.  Rent 

owed for failure to provide 30 day notice is: March 11
th

 – March 30
th

.  Again, divided the 

monthly rent amount by 30 days, multiply the number of days to fulfill the 30 day notice, 

not counting the occupied days.  In this case is would be $275/30=$9.17 x 20 days = 

$183.40.   

 

The total rent owed by this resident would be: 

Occupied Days – 3/1/2014 – 3/10/2014     $  91.70 

Failure to Provide 30 days notice – 3/11/2014 – 3/30/2014   $183.40 

        Total Rent Owed $275.10 

 

Please note, if a new resident moves in prior to March 30
th

, IHFA will refund the rent to the 

previous resident for the days that the new resident occupies the unit.  
 


