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Utility Estimate Schedule and Payment Standards

Each PHA is responsible for establishing a utility estimate schedule and payment standards
for rental units in its area. This chapter explains how Pensacola Housing defines its utility
estimate schedule and payment standards.
9.1

Utility Estimate Schedule

The utility estimate schedule is determined based on the typical cost of utilities and
services paid by energy-conservative households that occupy housing of similar size and
type in the same locality. In developing and maintaining its utility estimate schedule,
Pensacola Housing uses normal patterns of consumption for the community as a whole,
and current utility rates published by local utility companies. Estimates are not based on an
individual family’s actual energy consumption.
Pensacola Housing’s utility estimate schedule includes utilities that are necessary to
provide housing that complies with HQS. Non-essential utility costs, including telephone,
cable television, and Internet service, are not included in the utility estimate schedule.
Pensacola Housing will review the utility estimate schedule annually. If the review
determines that a utility rate has changed by 10 percent or more since the last revision of
the utility estimate schedule, the schedule will be revised to reflect the new rate. The
updated utility estimate schedule will be applied to participant families’ rent calculations at
their next reexamination. If the review determines that any change to utility rates is less
than 10 percent since that last revision, the utility estimate schedule will not change, but
the effective date of the schedule will be updated and the schedule will remain in effect for
the next 12 months.
The approved utility estimate schedule is provided to all applicants and participants when
they are issued a voucher.
9.2

Utility Allowances for Contract Units

Based on the utility estimate schedule it has established, Pensacola Housing will assign a
utility allowance for the household when the RTA is turned in, based on specifics provided
by the owner about the unit. The household’s utility allowance accounts for the cost of
utilities not paid for by the owner as part of the contract rent. The allowance is based on
the type of utilities (for example, electric or natural gas) and the lesser of the size of the
rental unit selected by the family or the family voucher size.
9.2.1 Utility Assistance Payment [24 CFR 982.514 (b)]
Where the calculation on HUD Form 50058 determines that a utility assistance payment is
due to the family, Pensacola Housing will provide a utility assistance payment for the
family each month. The utility assistance payment will be made directly to the utility
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company (Gulf Power, Pensacola Energy, or the Escambia River Electric Cooperative) on
the family’s behalf.
9.2.2 Hardship Waivers for Utility Estimates
A household responsible for paying some or all of the utilities in an assisted unit may
petition in writing for a hardship waiver, except for households that are leasing a larger
unit than their family voucher size (overhoused). The household must provide 12 months
of utility bills that, combined, exceed Pensacola Housing’s utility estimate for the household
by 50% or more. Hardship waivers will be reviewed by the rental assistance program
manager or the housing administrator. If the request for a waiver is approved, Pensacola
Housing will use the average of the household’s actual utility costs as the utility estimate
for the following 6 months. During this time, it is expected that the household will either
reduce their utility consumption or elect to move to a more energy-efficient unit.
9.2.3 Higher Utility Allowance as a Reasonable Accommodation
[24 CFR 982.517 (e)]
Pensacola Housing may also approve a request for a utility estimate waiver if a higher
utility allowance is needed as a reasonable accommodation to make the program accessible
to and usable by a household member with a disability. Documentation is required for such
reasonable accommodation requests, which will be reviewed on a case-by-case basis.
9.3

Payment Standards

The payment standard is the maximum monthly assistance payment for a family assisted
on the voucher program, before deducting the family’s TTP.
Payment standards are based on Fair Market Rents (FMRs). FMRs are the amount it costs
to obtain rental housing, of modest design and with suitable amenities, in a particular
market area. FMRs are determined by HUD and published at least annually in the Federal
Register. They are established for units of varying bedroom size, and include the cost of
essential utilities in addition to the rent.
In accordance with HUD guidelines, Pensacola Housing sets the payment standard for each
bedroom size at between 90% and 110% of the FMR. As a reasonable accommodation for a
person with disabilities, Pensacola Housing may approve an exception payment standard of
up to 120% of FMR to make the program equally accessible to the person with disabilities.
Should market conditions warrant it, Pensacola Housing may ask HUD to approve payment
standards at less than 90% of FMR, or at greater than 110% of FMR.
9.3.1 Selecting the Correct Payment Standard for a Family
For a voucher tenancy, the payment standard for a family is the lower of:
1. The payment standard for the family voucher size; or
2. The payment standard for the unit size selected by the family.
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If a family selects a unit located in an exception payment standard area, Pensacola Housing
will use the exception payment standard to calculate the tenant rent. See Section 9.4.
9.3.2 Payment Standards and Tenant Rents
Participants pay the greater of the TTP or the minimum rent toward rent and utilities, plus
the amount, if any, by which the gross rent (rent plus utility estimate) exceeds the payment
standard.
During the first contract year in a unit, if the gross rent exceeds the payment standard, the
tenant rent cannot be more than 40% of the family’s monthly adjusted income. An analysis
will be done when the RTA is turned in to ensure the unit meets this requirement.
If a change in household composition results in a change in the subsidy size for which a
family is eligible, the appropriate payment standard will be used to calculate the tenant
rent at the family’s next annual reexamination.
Pensacola Housing will pay a monthly HAP on behalf of each assisted family that equals the
lesser of:
1. The payment standard minus the TTP; or
2. The gross rent minus the TTP.
9.3.3 Increasing Payment Standards
Pensacola Housing will review its payment standards at least annually after HUD’s
publication of FMRs. If FMRs have increased such that any of Pensacola Housing’s payment
standards have dropped below 90% of FMR, Pensacola Housing will perform a market
analysis and make any necessary increases to its payment standards.
In addition, if it’s determined that success rates may suffer, or that families are having to
rent low-quality units, or pay more than 40% of adjusted income for rent, payment
standards may be raised to the level judged necessary to alleviate these hardships.
Pensacola Housing will periodically review vacancy rates and rents in the market area, size
and quality of units leased under the program, rents for units leased under the program,
success rates of voucher holders in finding units, and the percentage of annual income that
participant families are paying for rent under the HCV program, in evaluating its payment
standards.
Before increasing payment standards, Pensacola Housing will conduct a financial feasibility
analysis to ensure that even after payment standards are raised, adequate funds will
continue to be available to assist families on the program.
Payment standards will not be increased solely to allow the renting of luxury quality units.
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Payment standards for each bedroom size are evaluated separately, so that the payment
standard for one or more bedroom sizes may increase while others remain unchanged.
9.3.4 Decreasing Payment Standards
If FMRs have decreased such that any of Pensacola Housing’s payment standards have
risen above 110% of FMR, Pensacola Housing will perform a market analysis and make any
necessary decreases to its payment standards.
In addition, if success levels are projected to be high, and tenant rents are projected to be at
or below 30% of adjusted income, Pensacola Housing may reduce its payment standards.
Payment standards for each bedroom size are evaluated separately, so that the payment
standard for one or more bedroom sizes may decrease while others remain unchanged.
If a payment standard is decreased during the HAP contract term, the lower payment
standard will be used to calculate the HAP and tenant rent for the family beginning on the
effective date of the family’s second annual reexamination following the effective date of
the decrease in the payment standard.
For any new HAP contract executed on behalf of the family, either because they moved to a
new unit or because of a substantial change in the terms of the lease in their current unit,
the new payment standard will be applied on the effective date of the new HAP contract.
9.4

Exception Payment Standards

In order to help families find housing outside areas of high poverty, or when voucher
holders are having trouble finding eligible units to lease under the program, Pensacola
Housing may request that HUD approve one or more exception payment standards for
certain areas within its jurisdiction. The areas may be of any size, though generally not
smaller than a census tract. Exception payment standards may be requested for all or some
unit sizes, and for all or some unit types. The total area covered by the requested exception
payment standards may not contain more than 50% of the population of the FMR area.
If the FMR increases after an exception payment standard has been approved, the
exception payment standard will remain unchanged until such time as Pensacola Housing
requests, and HUD approves, a higher exception payment standard. If the FMR decreases,
the exception payment standard automatically expires. In that case, for families living in
exception payment standard areas, the standard payment standard will be used to
calculate tenant rent starting at the family’s next annual recertification.
9.5

Payment Standards for the Emergency Housing Voucher Program (EHV)

In accordance with HUD PIH Notice 2021-15, Pensacola Housing has established separate
higher payment standards for the EHVs in order to increase the potential pool of available
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units for EHV families. Pensacola Housing will use payment standards that are 110% of
FMR for this program.
9.6
Increasing Payment Standards for the EHV Program and During the HUD
Waiver Period
For the EHV program, and for all rental assistance voucher programs during the COVID-19
Statutory and Regulatory Waiver period, Pensacola Housing may apply payment standard
increases that occur during the HAP contract term by conducting Interim Reexaminations,
rather than waiting for the participant’s next regularly scheduled Annual Reexamination
after the change.
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