Summary of Changes – Admin Plan – to be effective 01/01/2027 
HOTMA Section 102/104 changes
Updated References throughout - KY137 and City of Paducah to KY006 and Housing Authority of Paducah
Added Disclaimer Policy after Introduction. 
Disclaimer Policy
This policy will be interpreted and applied in accordance with applicable federal statutes and HUD regulations and policy guidance. Any conflict between the language of this policy and such federal statutes and/or regulations will be resolved in accord with federal law and policy. Additionally, since the provisions of this plan are based on local, state and federal law and regulation, the policy will be deemed automatically revised should any of those laws or regulations change. To the extent that the change is mandatory (allowing no PHA discretion), the text of this policy will be revised without requirement for administrative processing. By approving this provision, the Board of Commissioners understands that they are approving future automatic revisions responding to mandatory changes. Anywhere the policy is found to be contradictory to HUD regulations, HUD regulations will prevail, and changes will be made to correct the policy in the next revision.

Added Eligibility determination per HOTMA. 
C. The family must not exceed the asset limitation.
All applicants who are out of compliance with the asset limitation found at 24 CFR 5.618 will be denied admission. This includes families with net family assets (as defined by 24 CFR 5.603) that exceed $100,000 (which amount will be adjusted for inflation annually by HUD) and/or a family that has a present ownership interest in, a legal right to reside in, and the effective legal authority to sell (based on lase of the state or locality in which the property is located), real property that is suitable for occupancy by the family as a residence. 
The real-property restriction does not apply to the following circumstances identified in 24 CFR  5.618;
1. Property for which the family is receiving assistance under 24 CFR § 982.620 or under the HCV Homeownership Option;
1. Property jointly owned by a family member and at least one non-household member who does not live with the family, when the non-household member resides at the jointly owned property;
1. A person who is a victim of domestic violence, dating violence, sexual assault, or stalking, as defined by HUD regulations; or
1. A family that is offering the property for sale.
Before denying admission on this alone, the PHA will offer an opportunity for the applicant to explain why any property or asset should be excluded or why real property owned by the family is exempt or not suitable for occupancy. 
Real property will be considered not suitable for occupancy for the following reasons:
1. Property does not meet the disability related needs of the family. 
1. Property is insufficient for family size (not enough bedrooms based on the PHA’s occupancy standards). 
1. The property is is geographically located so that it creates a hardship for the family. HAP will generally consider a geographic hardship to exist when the property is more than 50 miles or approximately 60 minutes of normal one-way travel from the family’s place of employment, school, necessary medical providers, or other essential services or obligations. HAP will consider the specific circumstances of each family and may determine that a geographic hardship exists at a shorter distance or travel time or does not exist at a greater distance or travel time, based on doc-umented circumstances. Factors considered may include employment sched-ules, frequency of travel, school attendance, necessary medical treatment, disa-bility-related needs, availability of transportation, caregiving responsibilities, and other circumstances determined by HAP.
1. Property is unsuitable because its physical condition presents a health or safety risk that cannot be easily remedied, including circumstances involving environmental factors outside the family's control or cost-prohibitive alterations. The PHA may consult local code enforcement or the local health department when necessary to help determine if the property is unsuitable for occupancy. 
1. Property is not a property the family may reside in under State of local laws of the jurisdiction where the property is located (e.g. the property is zoned for commercial use). 

Removed from Section 1. Eligibility Determination. – 
A. The PHA shall include all income not specifically excluded by HUD in annual income calculations. The PHA will apply imputed returns on assets over $50,000.
 Regulations: 24 CFR §§ 5.609(a)(1)–(a)(2); and 891.105 All amounts received by the head of the household, co-head, or spouse, including the income of a day laborer, independent contractor, and seasonal worker are included in annual income. 
B. Regulations: 24 CFR §§ 5.609(a)(1)–(a)(2); and 891.105. Annual income includes all amounts received from all sources by each member of the family who is 18 years of age or order, the head of household, or spouse of the head of household, in addition to the unearned income received by or on behalf of each dependent who is under 18 years of age.
C. Gross income received through self-employment or operation of a business; with the exception of the following which shall be considered income:
 • Net income from the operation of a business or profession. Expenditures for business expansion or amortization of capital indebtedness shall not be used as deductions in determining net income. An allowance for depreciation of assets used in a business or profession may be deducted, based on straight line depreciation, as provided in IRS regulations; and

 • Any withdrawal of cash or assets from the operation of a business or profession will be included in income, except to the extent the withdrawal is reimbursement of cash or assets invested in the operation by the family. 
Note: gross income is the total income that a business brings in and is not reflective of the costs of operating a business or of being self-employed. 
All earned income of all children under the age of 18, including foster children.
Earned income in excess of the amount of the deduction for a dependent in § 5.611.
 • Deduction is currently $480* per child. The end result is that all adoption assistance payments will be excluded.
Earned income of dependent full-time students in excess of the amount of the deduction for a dependent.
 • Deduction is currently $480* per dependent. The end result is that these payments will not be counted.
D. Amounts received by the family that are specifically for, or in reimbursement of, the cost of health and medical care expenses for any family member.
E. Income received from any account under an IRS-recognized retirement plan. However, any distribution of periodic payments from these accounts shall be income at the time they are received by the family. Retirement accounts include: 
• Individual retirement arrangements (IRAs) 
• Employer retirement plans, and • Retirement plans for self-employed individual.

INCOME AND INCOME EXCLUSIONS
Income that will not be repeated in the coming year based on information provided by the family. Some examples of non-recurring income include: 
• U.S. Census Bureau for employment income (relating to decennial census or the American Community Survey) lasting no longer than 180 days and not resulting in permanent employment. 
• Direct federal or state payments for economic stimulus or recovery. 
• State or federal refundable tax credits or state or federal tax refunds received directly at the time they are received directly by the family.
 • Gifts for significant life events or milestones (e.g., holidays, birthdays, wedding gifts, baby showers, anniversaries). 
• Non-monetary, in-kind donations, such as food, clothing, or toiletries, received from a food bank or similar organization. 
• Lump-sum additions to net family assets, including but not limited to lottery or other contest winnings
Income received as an independent contractor, day laborer, or seasonal worker is not excluded from income, even if the source, date, or amount of the income varies.
F. Payments related to aid and attendance for veterans under 38 U.S.C. 1521.
Any amounts recovered in any civil action or settlement based on a claim of malpractice, negligence, or other breach of duty owed to a family member arising out of law, that resulted in a member of the family having a disability.
G. Civil rights settlements or judgments, including settlements or judgments for back pay.
H. The special pay to a family member serving in the Armed Forces who is exposed to hostile fire.
I. Amounts received by a person with a disability that are disregarded for a limited time for purposes of Supplemental Security Income eligibility and benefits because they are set aside for use under a Plan to Attain Self-Sufficiency (PASS).
J. Amounts received by a participant in other publicly assisted programs which are specifically for or in reimbursement of out-of-pocket expenses incurred (e.g., special equipment, clothing, transportation, child care, etc.) to allow participation in a specific program.
K. Resident service stipends not to exceed $200 per month. This is a modest amount provided 

to a resident for performing a service for the PHA, on a part-time basis, that enhances the quality of life in the development.
L. Incremental earnings and benefits from training programs funded by HUD or qualifying federal, state, tribal, or local employment training programs (including training programs not affiliated with a local government) and training of a family member as resident management staff. • Excluded amounts must be received under employment training programs with clearly defined goals and objectives and only excluded during participation in the program unless the amounts are excluded as Federal Financial Aid (§ 5.609(b)(9)(i).
M. Income earned on amounts placed in a family’s FSS.
N. Deferred periodic amounts from: • Supplemental Security Income and Social Security benefits that are received as a lump sum or in prospective monthly amounts, or • Department of Veterans Affairs disability benefits that are received in a lump sum amount or in prospective monthly amounts.
O. Refunds or rebates under state or local law for property taxes paid on the dwelling unit.
P. The net amount disbursed by a lender to a borrower, under the loan terms. Funds may be received by the family or a third party (e.g., educational institution or car dealership).
Q. Replacement housing “gap” payments that offset increased rent and utility costs to families that are displaced from one federally subsidized housing unit and move into another federally subsidized housing unit (49 CFR part 24).
R. Amounts received by a participant in other publicly assisted programs which are specifically for or in reimbursement of out-of-pocket expenses incurred (e.g., special equipment, clothing, transportation, child care, etc.) to allow participation in a specific program.
S. Payments received by tribal members as a result of claims relating to the mismanagement of assets held in trust by the United States. This includes payments from tribal trust settlements. Payments must be excluded from gross income under the Internal Revenue Code or other federal law.
T. Reparation payments paid by a foreign government for claims by people persecuted during the Nazi era.
U. Any amounts recovered in any civil action or settlement based on a claim of malpractice, negligence, or other breach of duty owed to a family member arising out of law, that resulted in a member of the family having a disability.
V. Payments related to aid and attendance for veterans under 38 U.S.C. 1521.

HOTMA expands the exclusion to cover all payments by the state Medicaid-managed care system, other state agency, or authorized entity, for caregiving services to enable a family member with a disability to live in the assisted unit. 
• No change if the family already received such payment that was excluded from income 
• Previous requirement that these payments offset the cost of services or equipment has been eliminated.
2. Irrevocable trust or revocable trust outside of family or household control, excluded from 
the definition of net family assets under § 5.603(b), 
• Distributions of the principal, or corpus, of the trust, and
 • Distributions of income from the trust used to pay the costs of health and medical care 
expenses for a minor. Revocable trust or a trust under the control of the family or household: any distributions from the trust are excluded from income. 
• Except that any actual income earned by the trust, regardless of whether it is distributed, shall 
be considered income to the family at the time it is received by the trust.

Replaced with Section 2. Determination of Income 
[bookmark: _Toc241489376][bookmark: _Toc241506077]2. Determination of Income (24 CFR 5.609)
[bookmark: _Toc241489377][bookmark: _Toc241156648][bookmark: _Toc241506078]A. Annual Income
Annual income is used to determine whether the family is within the Income Limits applicable to the PHA’s jurisdiction. Annual income is the anticipated amounts, monetary or not, that go to, or on behalf of, the family (including temporarily absent head, spouse or co-head), and are received from a source outside the family” within the twelve (12) months following certification.
1. Annual Income Includes, with respect to the family;
0. All income that is not specifically excluded by HUD regulation, received from all sources by each member of the family who is 18 years of age or older or is the head of household or spouse of the head of household, plus unearned income by or on behalf of each dependent who is under 18 years of age, and
0. [bookmark: _Hlk197001574]When the value of net family assets exceeds $50,000 (which amount will be adjusted for inflation annually by HUD) and the actual returns from a given asset cannot be calculated, imputed returns on the asset based on the current passbook savings rate.
1. Adjusted income is the annual income minus HUD mandated deductions.
1. Both annual and adjusted incomes are used to calculate the amount of rent.  In calculating annual and adjusted income, the PHA must include the income of every member of the household, including those who are temporarily absent. Income of persons who are permanently absent from the household will not be counted.
[bookmark: _Toc241489378][bookmark: _Toc241156649][bookmark: _Toc331685240][bookmark: _Toc331513361][bookmark: _Toc241506079]B. Income Inclusions
1. Temporarily and Permanently Absent
HUD regulations specify that the income of family members who are “temporarily absent” from the household is to be included in total family income. The PHA has determined that “temporarily absent” is defined as an absence for up to one-hundred eighty (180) days. An exception to the inclusion of that income is extended to members of the military and temporarily absent may exceed one year. Military absence can be confirmed with call-up orders. Other absences will be confirmed based on the circumstances of the absence.
Families must report in writing to the PHA any absence of the entire household from the unit of more than ninety (90) consecutive days, consistent with the lease provisions. Families must report any family members who have been or are expected to be absent from the household for more than fifteen (15) days. Any changes in family composition must be reported to the PHA within ten (10) days. Families will be counseled at briefing sessions and re-certification on the effect family composition may have in determining unit size and Total Tenant Payment as well as the PHA's policies for dealing with such changes. At times, situations may arise that result in the temporary or permanent absence of a family member or members from the household. Such situations will be handled in the following manner:
1. Absence of children for foster care 
In instances in which the children have been removed from the home by a social service agency, the agency will be contacted to determine the approximate length of time the children are expected to be away from the home.
1. If the agency indicates that the children are expected to return to the home at some point during the next twelve (12) months, the children will remain a part of the family composition and will be counted in determining the family’s unit size.
1. If the children are not ever expected to be returned to the home, the children will be removed from the family composition and the family’s unit size may be reduced accordingly.
1. If the agency indicates that it is unknown whether the children will be returned to the home, the children will remain a part of the family composition.
Oral conversations with the social service agency must be thoroughly documented in the family file, including the date of contact, name and title of contact person, name of agency, and telephone number and the details of the conversation.
1. Absence of single parent; use of caretaker adult 
When a single parent leaves the household for an extended period as a result of imprisonment, hospitalization, military service, etc., and another adult approved by the PHA moves into the home to care for the children, the rental assistance will not be terminated. The family composition will be modified to include the name of the caretaker as head of household. The caretaker's income will not be included in the family income. The single parent's name shall be temporarily removed, and the file documented to explain the circumstances. When the parent returns to the unit, the caretaker may leave or remain in the household. If the caretaker remains, his/her income will be included in the calculation of family income.
1. Absence of head of household, spouse or co-head due to military service or school
If the head of household, spouse or co-head is absent from the home to serve in the military or attend school, the individual will be considered temporarily absent and the income will be included in the calculation of family income. However, income received as a result of special hazardous duty pay when exposed to hostile fire will not be included.
1. Absence of other family member due to military service or school 
If a family member other than the head of household, spouse or co-head is absent from the home to serve in the military or attend school, the family has the option of considering the person permanently absent (income not counted; not on lease) or temporarily absent (income counted; on lease). Income received as a result of imminent danger pay when exposed to hostile fire will not be included.
1. Absence due to hospitalization of sole member 
When the family consists of only one member and that person leaves the home to go into a hospital or nursing home for a period of more than six (6) months, the assistance will be terminated. If a responsible medical professional verifies prior to the expiration that the confinement will be permanent, the PHA will terminate the assistance.
If a medical source documents that a family member who is residing in a nursing facility or hospital is expected to return to the unit in 180 days or less, the person shall be considered temporarily absent. If the person does not return to live in the unit within 180 days, the individual will be considered permanently absent.
1. Absence of All Household Members 
If all members of the household are absent for ninety (90) consecutive days, but have not moved from the unit, assistance will be terminated. In order to determine if the family is absent from the unit, the PHA may write letters to the family at the unit, telephone the family at the unit, interview neighbors, and/or verify if utilities are in service. In cases in which the family has moved from the unit, assistance will be terminated in accordance with the PHA’s termination and eviction policies.
1. Adult visitors 
An adult may visit a unit for no more than fourteen (14) cumulative days per year. Exceptions may be granted by the PHA if the visitor is providing care for a household member with a long-term illness. Adults exceeding this limit must be approved by the PHA before being considered a family member and added to the lease. Addition of such person may not be approved if they cannot be accommodated within the existing occupancy limits for the unit.
1. Child visitors
Children under the age of eighteen (18) may visit a unit for a maximum of ninety (90) accumulative days per year without being considered part of the family, provided the family has the written permission of the PHA.
1. Joint Custody of Children  
Children who are subject to a joint custody agreement but live in the unit at least fifty-one percent (51%) of the time will be considered members of the household. The PHA defines 51% of the year as 186 days. If the family includes a child who is temporarily absent from the home due to foster care, the standards in paragraph “a” above will be used.
1. Earned Income
Earnings anticipated to be received in the twelve (12) months following the effective date of the certification will be annualized. To annualize income, the PHA will multiply:
1. Hourly income by the number of hours worked in a year;
1. Weekly income by 52 weeks, unless it is verified that less weeks will be worked;
1. Bi-weekly income by 26 pay-periods;
1. Semi-monthly by 24 pay-periods; and
1. Monthly by 12 pay-periods.
Where income is fluctuates as to hours or rates, such as for teachers, construction workers, farmers or migrant workers, the PHA will use an average for twelve (12) months based on past income history of the family and such anticipated income that can be verified.
1. Income from Assets
1. Assets Valued Under $50,000 (which amount will be adjusted for inflation annually by HUD);
When assets owned by any family member (including minors) have a combined cash value of less than $50,000 (which amount will be adjusted for inflation annually by HUD), actual income received from the asset(s) is counted as income. (For example, checking and savings accounts.) In determining the value of checking accounts, the PHA will use the lesser of the current balance or the average daily balance of the account for the most recent past three (3) months. Anticipated interest will be determined by multiplying the value of the checking account by the annual interest rate.
1. Assets Valued Over $50,000 (which amount will be adjusted for inflation annually by HUD);
[bookmark: _Hlk197067630]When assets owned by any family member (including minors) have a combined cash value of more than $50,000 (which amount will be adjusted for inflation annually by HUD), the PHA will use actual income received from the asset(s). When actual returns from a given asset cannot be calculated, imputed returns on the asset, based on the current passbook savings rate will be used.  Actual returns and imputed returns can be added together when some assets can be determined and some cannot. 
1. Assets Disposed of for Less than Fair Market Value
The PHA will count as an asset the difference between the market value and the actual amount received for assets disposed of for less than market value for two (2) years from date of disposition.
1. Asset Calculations may change as a result of further HOTMA implementation. The PHA will follow HUD regulations, even if it differs from this policy as additional HOTMA provisions are enforced. 
[bookmark: _Hlk197067007][bookmark: _Hlk197067696][bookmark: _Toc241506080][bookmark: _Toc331513363][bookmark: _Toc331685242][bookmark: _Toc241156650][bookmark: _Toc241489379]C. Income Exclusions
[bookmark: _Hlk197009553]Some amounts are prohibited from being included in a family’s income for rent determination purposes. These amounts, called exclusions, are not part of Annual Income. See Section VIII: Verifications for verification and reporting requirements related to Fully Excluded and Partially Excluded Income. The federally mandated exclusions are as follows and will be applied to all transactions with an effective date on or after July 1, 2025 (until such date, the prior income exclusions will be used):
1. Any imputed return on an asset when net family assets total $50,000 or less (which amount HUD will adjust annually in accordance with the Consumer Price Index for Urban Wage Earners and Clerical Workers) and no actual income from the net family assets can be determined.

1. The following types of trust distributions:
1. For an irrevocable trust or a revocable trust outside the control of the family or household excluded from the definition of net family assets under 24 CFR 5.603(b):
0. Distributions of the principal or corpus of the trust; and
0. Distributions of income from the trust when the distributions are used to pay the costs of health and medical care expenses for a minor.
1. For a revocable trust under the control of the family or household, any distributions from the trust; except that any actual income earned by the trust, regardless of whether it is distributed, shall be considered income to the family at the time it is received by the trust.
1. Earned income of children under 18 years of age per 24 CFR 5.609(b)(3).
1. Payments received for the care of foster children or foster adults, or State or Tribal kinship or guardianship care payments.
1. Insurance payments and settlements for personal or property losses, including but not limited to payments through health insurance, motor vehicle insurance, and workers' compensation.
1. Amounts received by the family that are specifically for, or in reimbursement of, the cost of health and medical care expenses for any family member.
1. Any amounts recovered in any civil action or settlement based on a claim of malpractice, negligence, or other breach of duty owed to a family member arising out of law, that resulted in a member of the family becoming disabled.
1. Income of a live-in aide, foster child, or foster adult as defined in 24 CFR 5.403 and 5.603, respectively.
1. Student Financial Assistance (as described below)
8. Any assistance that section 479B of the Higher Education Act of 1965, as amended (20 U.S.C. 1087uu), requires be excluded from a family's income; and
8. Student financial assistance for tuition, books, and supplies (including supplies and equipment to support students with learning disabilities or other disabilities), room and board, and other fees required and charged to a student by an institution of higher education (as defined under Section 102 of the Higher Education Act of 1965 (20 U.S.C. 1002)) and, for a student who is not the head of household or spouse, the reasonable and actual costs of housing while attending the institution of higher education and not residing in an assisted unit.
1. Student financial assistance, for purposes of this paragraph (9)(ii), means a grant or scholarship received from—
0. The Federal government;
0. A State, Tribe, or local government;
0. A private foundation registered as a nonprofit under 26 U.S.C. 501(c)(3);
0. A business entity (such as corporation, general partnership, limited liability company, limited partnership, joint venture, business trust, public benefit corporation, or nonprofit entity); or
0. An institution of higher education.
1. Student financial assistance , for the purposes of this paragraph (9)(ii), does not include—
0. Any assistance that is excluded pursuant to paragraph (C)(9)(i) of this section;
0. Financial support provided to the student in the form of a fee for services performed (e.g., a work study or teaching fellowship that is not excluded pursuant to paragraph (C)(9)(i) of this section);
0. Gifts, including gifts from family or friends; or
0. Any amount of the scholarship or grant that, either by itself or in combination with assistance excluded under this paragraph or paragraph (C)(9)(i), exceeds the actual covered costs of the student. The actual covered costs of the student are the actual costs of tuition, books and supplies (including supplies and equipment to support students with learning disabilities or other disabilities), room and board, or other fees required and charged to a student by the education institution, and, for a student who is not the head of household or spouse, the reasonable and actual costs of housing while attending the institution of higher education and not residing in an assisted unit. This calculation is described further in paragraph (C)(9)(ii)(E) of this section.
1. Student financial assistance, for purposes of this paragraph (C)(9)(ii) must be:
0. Expressly for tuition, books, room and board, or other fees required and charged to a student by the education institution;
0. Expressly to assist a student with the costs of higher education; or
0. Expressly to assist a student who is not the head of household or spouse with the reasonable and actual costs of housing while attending the education institution and not residing in an assisted unit.
1. Student financial assistance, for purposes of this paragraph (C)(9)(ii), may be paid directly to the student or to the educational institution on the student's behalf. Student financial assistance paid to the student must be verified by the responsible entity as student financial assistance consistent with this paragraph (C)(9)(ii).
1. When the student is also receiving assistance excluded under paragraph (C)(9)(i) of this section, the amount of student financial assistance under this paragraph (C)(9)(ii) is determined as follows:
4. If the amount of assistance excluded under paragraph (C)(9)(i) of this section is equal to or exceeds the actual covered costs under paragraph (C)(9)(ii)(B)(4) of this section, none of the assistance described in this paragraph (C)(9)(ii) of this section is considered student financial assistance excluded from income under this paragraph (C)(9)(ii)(E).
4. If the amount of assistance excluded under paragraph (C)(9)(i) of this section is less than the actual covered costs under paragraph (C)(9)(ii)(B)(4) of this section, the amount of assistance described in paragraph (C)(9)(ii) of this section that is considered student financial assistance excluded under this paragraph is the lower of:
1. the total amount of student financial assistance received under this paragraph (C)(9)(ii) of this section, or
1. the amount by which the actual covered costs under paragraph (C)(9)(ii)(B)(4) of this section exceeds the assistance excluded under paragraph (C)(9)(i) of this section.
For Section 8 programs, including the Housing Choice Voucher and Project-Based Voucher programs, student financial assistance shall be treated in accordance with the applicable HUD appropriations requirements and HUD guidance. For a Section 8 student who is the head of household, spouse, or co-head and who is age 23 or younger or does not have dependent children, any student financial assistance received from the Higher Education Act of 1965, private sources, or an institution of higher education that exceeds the student's tuition and other required fees and charges shall be included in annual income. The PHA shall calculate the amount included in income by subtracting the student's total tuition and required fees and charges from the total student financial assistance received from all sources. Any positive amount shall be included in annual income.
This Section 8 limitation does not apply to a student who is over age 23 and has dependent children. For such students, student financial assistance shall be treated in accordance with the applicable provisions of 24 CFR § 5.609 and HUD HOTMA guidance.
1. Income and distributions from any Coverdell education savings account under section 530 of the Internal Revenue Code of 1986 or any qualified tuition program under section 529 of such Code; and income earned by government contributions to, and distributions from, “baby bond” accounts created, authorized, or funded by Federal, State, or local government.
1. The special pay to a family member serving in the Armed Forces who is exposed to hostile fire.
1. 
1. Amounts received by a person with a disability that are disregarded for a limited time for purposes of Supplemental Security Income eligibility and benefits because they are set aside for use under a Plan to Attain Self-Sufficiency (PASS);
1. Amounts received by a participant in other publicly assisted programs which are specifically for or in reimbursement of out-of-pocket expenses incurred (e.g., special equipment, clothing, transportation, child care, etc.) and which are made solely to allow participation in a specific program;
1. Amounts received under a resident service stipend not to exceed $200 per month. A resident service stipend is a modest amount received by a resident for performing a service for the PHA or owner, on a part-time basis, that enhances the quality of life in the development.
1. Incremental earnings and benefits resulting to any family member from participation in training programs funded by HUD or in qualifying Federal, State, Tribal, or local employment training programs (including training programs not affiliated with a local government) and training of a family member as resident management staff. Amounts excluded by this provision must be received under employment training programs with clearly defined goals and objectives and are excluded only for the period during which the family member participates in the employment training program unless those amounts are excluded under paragraph (b)(9)(i) of this section.

1. Reparation payments paid by a foreign government pursuant to claims filed under the laws of that government by persons who were persecuted during the Nazi era.
1. Earned income of dependent full-time students in excess of the amount of the deduction for a dependent in 24 CFR 5.611.
1. Adoption assistance payments for a child in excess of the amount of the deduction for a dependent in 24 CFR 5.611.
1. Deferred periodic amounts from Supplemental Security Income and Social Security benefits that are received in a lump sum amount or in prospective monthly amounts, or any deferred Department of Veterans Affairs disability benefits that are received in a lump sum amount or in prospective monthly amounts.
1. Payments related to aid and attendance under 38 U.S.C. 1521 to veterans in need of regular aid and attendance.
1. Amounts received by the family in the form of refunds or rebates under State or local law for property taxes paid on the dwelling unit.
1. Payments made by or authorized by a State Medicaid agency (including through a managed care entity) or other State or Federal agency to a family to enable a family member who has a disability to reside in the family's assisted unit. Authorized payments may include payments to a member of the assisted family through the State Medicaid agency (including through a managed care entity) or other State or Federal agency for caregiving services the family member provides to enable a family member who has a disability to reside in the family's assisted unit.
1. Loan proceeds (the net amount disbursed by a lender to or on behalf of a borrower, under the terms of a loan agreement) received by the family or a third party (e.g., proceeds received by the family from a private loan to enable attendance at an educational institution or to finance the purchase of a car).
1. Payments received by Tribal members as a result of claims relating to the mismanagement of assets held in trust by the United States, to the extent such payments are also excluded from gross income under the Internal Revenue Code or other Federal law.
1. Amounts that HUD is required by Federal statute to exclude from consideration as income for purposes of determining eligibility or benefits under a category of assistance programs that includes assistance under any program to which the exclusions set forth in paragraph (b) of this section apply. HUD will publish a notice in the Federal Register to identify the benefits that qualify for this exclusion. Updates will be published when necessary.
1. Replacement housing “gap” payments made in accordance with 49 CFR part 24 that offset increased out of pocket costs of displaced persons that move from one federally subsidized housing unit to another Federally subsidized housing unit. Such replacement housing “gap” payments are not excluded from annual income if the increased cost of rent and utilities is subsequently reduced or eliminated, and the displaced person retains or continues to receive the replacement housing “gap” payments.
1. Nonrecurring income, which is income that will not be repeated in the coming year based on information provided by the family. Income received as an independent contractor, day laborer, or seasonal worker is not excluded from income under this paragraph, even if the source, date, or amount of the income varies. Nonrecurring income includes:
23. Payments from the U.S. Census Bureau for employment (relating to decennial census or the American Community Survey) lasting no longer than 180 days and not culminating in permanent employment.
23. Direct Federal or State payments intended for economic stimulus or recovery.
23. Amounts directly received by the family as a result of State refundable tax credits or State tax refunds at the time they are received.
23. Amounts directly received by the family as a result of Federal refundable tax credits and Federal tax refunds at the time they are received.
23. Gifts for holidays, birthdays, or other significant life events or milestones (e.g., wedding gifts, baby showers, anniversaries).
23. Non-monetary, in-kind donations, such as food, clothing, or toiletries, received from a food bank or similar organization.
23. Lump-sum additions to net family assets, including but not limited to lottery or other contest winnings.
1. Civil rights settlements or judgments, including settlements or judgments for back pay.
1. Income received from any account under a retirement plan recognized as such by the Internal Revenue Service, including individual retirement arrangements (IRAs), employer retirement plans, and retirement plans for self-employed individuals; except that any distribution of periodic payments from such accounts shall be income at the time they are received by the family.
1. Income earned on amounts placed in a family's Family Self Sufficiency Account.
1. Gross income a family member receives through self-employment or operation of a business; except that the following shall be considered income to a family member:
27. Net income from the operation of a business or profession. Expenditures for business expansion or amortization of capital indebtedness shall not be used as deductions in determining net income. An allowance for depreciation of assets used in a business or profession may be deducted, based on straight line depreciation, as provided in Internal Revenue Service regulations; and
27. [bookmark: _Hlk197007361]Any withdrawal of cash or assets from the operation of a business or profession will be included in income, except to the extent the withdrawal is reimbursement of cash or assets invested in the operation by the family.

[bookmark: _Toc241489380][bookmark: _Toc241156651][bookmark: _Toc331685244][bookmark: _Toc331513365][bookmark: _Toc241506081]D. Assets
Family members with assets are required to report all assets annually.  The PHA will determine the net cash value of each asset by deducting reasonable costs that would be incurred to convert the asset to cash from the market or face value of the asset.
Reasonable costs include but are not limited to:  penalties for early withdrawal of funds from CD’s, Money Market accounts, IRAs, annuities, etc.; the cost basis plus commissions and fees for stocks, bonds and other capital investments; appraisal fees, realtor commissions, closing costs, repair costs, if applicable, for real property: penalty fees for early withdrawal of IRA’s, pensions and annuities.
If assets are held jointly in an “and” or an “or” account, the full value of the asset less any reasonable costs will be counted unless the family member can demonstrate that their access to the account is legally restricted. The PHA must be able to verify the restriction.
Necessary items of personal property are not counted as assets. These include but are not limited to; clothing; furniture, personal automobiles, computers and related equipment for personal but not business use.
Assets include but are not limited to trusts (only if a family member has access or control of the trust), joint accounts, investments, CDs, IRAs, Keogh, real or personal property or other annuities to which the family member has access even if penalties would be imposed for early withdrawal.

In determining the net cash value of assets, the PHA will treat assets as follows:
1. Trusts
Principal from a trust is not counted as an asset if the trust is not revocable by, or under the control of, any member of the family, so long as the fund continues to be held in trust. The distributions are considered to be part of annual income. A lump sum distribution in total or in part will be added to all other income and divided by twelve (12) to obtain the gross monthly income. Verification of trust provisions should be contained in the original trust documents. If the documents cannot be obtained, verification should be obtained from the trustee (individual or financial institution).
If a family sets up an irrevocable trust for the benefit of another person outside of the household, the PHA must determine whether or not the value of the trust is less than the fair market value of the assets contained therein had the family retained the asset. If that is the case, the fair market value less reasonable costs must be determined, and the net value of the asset included in total assets. Any income the family receives from this trust will be included in annual income. Nominal amounts set aside in trust for or donated to charitable organizations up to $1000.00 will not be considered assets disposed of for less than fair market value.
1. Joint Ownership
[bookmark: _Hlk196836517]For joint ownership of assets, the PHA must determine the percentage of ownership attributable to the family member. Documents that may provide this information include deeds, tax returns, ownership papers, and financial institution records. These types of documents should, if applicable to the asset, describe whether the family member has full or restricted access to the asset. If restricted, the PHA will use only that portion of the asset available to the family member.
1. Investments
The PHA will use the balance from the most recent statement or report and subtract all costs for converting the investment to cash in order to determine the cash value of investments. Income from investment accounts will be based on the rate of return. Whenever the PHA cannot determine an anticipated rate of return, use the earnings shown on the most recent statement or report as the basis for calculation.
1. Retirement Benefits (CDs, IRAs, Keogh)
Retirement/pension accounts, while the household member is employed, are counted as assets only if there is access to cash from the account while employed. Similarly, if funds are held in the account with the principal restricted from access, only distributions from the fund are counted as income.
1. Checking and Savings Accounts
[bookmark: _Hlk2588404][bookmark: _Hlk521063016][bookmark: _Hlk524597512]Checking and savings accounts are also considered as assets. The total amount in savings will be considered an asset unless the account is specifically designated under a plan for self-sufficiency for a person with a disability under Social Security Administration guidelines. Checking accounts are also assets under HUD guidelines; however, since most checking accounts are used primarily as a pass-through for receipt of income and payment of monthly household expenses, only the amount in the checking account in excess of $5,000.00 will be considered to be an asset. In determining the value of the checking and/or savings account, the PHA will use the average balances of the last two (2) consecutive month bank statements verified/generated by a third-party source dated within 60 days preceding the reexamination or PHA request date. 
1. Annuities
Annuities may provide for either fixed or variable payment.  For variable payments, the PHA will evaluate historical information to determine the approximate anticipated payment amount for the next twelve (12) month period. This annualized income may be adjusted based on significant changes from the anticipated income. The holder of an annuity may withdraw the funds at any time before maturity but will pay a penalty for early withdrawal. Verification of the penalty amount may be obtained from the company holding the annuity and should be deducted from the total distribution before determining asset or income amounts. Monthly or periodic regular annuity payments are counted, as income while the principal of the annuity remains an asset until fully liquidated. Verification of any annuity expenses will be obtained from the annuity provider.
1. Net Cash Value of Assets Disposed of for Less than Fair Market Value for 2 Years from Date of Disposition
Reasonable costs include but are not limited to:  penalties for early withdrawal of funds from CD’s, Money Market accounts, IRAs, annuities, etc.; the cost basis plus commissions and fees for stocks, bonds and other capital investments; appraisal fees, realtor commissions, closing costs, repair costs, if applicable, for real property: penalty fees for early withdrawal of IRA’s, pensions and annuities.
If assets are held jointly in an “and” or an “or” account, the full value of the asset less any reasonable costs will be counted unless the family member can demonstrate that their access to the account is legally restricted. The PHA must be able to verify the restriction.
Not counted, as assets are necessary items of personal property. These include but are not limited to; clothing; furniture, personal automobiles, computers and related equipment for personal but not business use.
1. Lump Sum Additions
Lump sum additions such as inheritances, insurance payments (including payments under health and accident insurance and Workers’ Compensation, except those portions which are reimbursement for expenses paid out by the family or otherwise excluded by HUD regulation), capital gains and settlement for personal or property losses are counted as assets whether or not they are placed in savings or other investment vehicles. The PHA will verify payments of inheritances through the executor; health, accident and Workers’ Compensation payments through the provider; capital gains through the broker, original 1099s or tax returns; and settlements for personal or property losses through the insurer.
Lump sum payments of $500 or less will not be included in the calculation of assets.
[bookmark: _Toc241506082][bookmark: _Toc241489381][bookmark: _Toc241156652][bookmark: _Toc331685245][bookmark: _Toc331513366]E. HUD Required Deductions
HUD has mandatory deductions from annual income:
1. Dependent Allowance  
$525 (which amount will be adjusted for inflation annually by HUD, rounded to the next lowest multiple of $25) each for family members (other than the head, spouse or co-head) who are minors (including children who are adopted), and for family members who are eighteen (18) and older who are full-time students or who are disabled (foster children, foster adults, and children of live-in aides are not entitled to this deduction).
1. Elderly/Disabled Allowance 
$575 (which amount will be adjusted for inflation annually by HUD, rounded to the next lowest multiple of $25) per family for families whose head, spouse or co-head is 62 or over or disabled.
1. Allowable Medical Expenses  
Deducted for all family members of an eligible elderly/disabled family.
1. Appendix K will be used to determine allowable medical and dental expenses that can be included as medical deductions. Where an expense item can be treated as either a medical or a disability assistance expense the PHA will calculate the expenses both ways and give the family the greater deduction.

1. The PHA will advise all families at each certification and each reexamination that they may report any one-time nonrecurring medical or disability expense cost and request an interim recertification.

1. The PHA will include the following as a standard medical expense deduction when determining the family’s medical expenses deduction:

(1)  The amount of un-reimbursed out-of-pocket expenses for prescription drugs

(2)  Any premiums incurred for a Medicare prescription drug plan

1. Standard medical deduction is the sum of allowable medical deductions that exceed ten percent (10%) percent of annual income.

1. Allowable Disability Assistance Expenses  
Deducted for attendant care or auxiliary apparatus for persons with disabilities if needed to enable the disabled person or another adult family member to work.
Disability assistance expenses are those reasonable expenses that are anticipated during the period for which annual income is computed for attendant care and auxiliary apparatus for a disabled family member and that are necessary to enable a family member (including the disabled family member) to be employed. 
These expenses may not be paid to a member of the family nor reimbursed by an outside source.
The PHA must determine what is “reasonable” based on local conditions and costs as well as whether the expenses are directly linked to enabling the family member to work. Reasonable attendant care costs for the locality should be verified through a local social services agency which handles attendant care needs, or an independent Living Center that assists families in matching attendants with disabled clients.
Attendant care includes the actual cost of providing an attendant to care for a disabled person either in the home or in the workplace based on local standards for hourly pay or salary.
Equipment may include but not be limited to providing a wheelchair (manual or electric) to allow the disabled individual the mobility to go from home to place of employment or to facilitate care in the home, ramps to provide access to and from the unit, modifications to a vehicle or special equipment to enable a blind individual to read or type, but only if this enables the disabled person or other family member to work, any other type of special equipment needed for mobility if the use thereof is demonstrated to be employment related for the disabled person or another family member.
The amount allowed is limited to the amount that exceeds three percent (10%) of gross family income and does not exceed the amount earned as a result of the expense.
The PHA must be able to verify that there is a direct link between the disability assistance expenses claimed by the family and a family member’s (including the disabled family member) employment.  
If more than one family member is enabled to work as a result of the incurring of disability assistance expenses, the PHA will verify the employment and combine the incomes of all working family members to establish the cap by which the expenditures are limited.
If both childcare and disability expenses are needed to enable a person to work, the PHA will use the same employment income to justify the childcare allowance and the disability assistance allowance.
1. Financial hardship exemption for unreimbursed health and medical care expenses and reasonable attendant care and auxiliary apparatus expenses.
1. All families who received a deduction for unreimbursed health and medical care and/or reasonable attendant care or auxiliary apparatus expenses based on their most recent income examination prior to January 1, 2027, will begin receiving the 24-month phased-in relief at their next annual or interim reexamination, whichever occurs first. 
1. Families who receive this phased-in relief will have eligible expenses deducted as follows 
1. 1st twelve months – in excess of 5% of annual income. 
1. 2nd twelve months – in excess of 7.5% of annual income. 
1. After 24 months – in excess of 10% threshold will phase in and remain in effect unless the family qualifies for general hardship relief. 
1. Once a family chooses to obtain General Relief, a family may no longer receive the phased-in relief.

1. General Relief Hardship Exemption
A family may request a hardship exemption for health or medical care expenses, reasonable attendant care, or auxiliary apparatus expenses. 
1. Eligibility: A family must demonstrate that their applicable expenses increased or they experienced a change in circumstances that resulted in a financial hardship, as defined below, that would not otherwise trigger an interim reexamination. This relief is available regardless of whether the family previously received health and medical deductions or is currently receiving, or previously received, a phased-in hardship exemption under 24 CFR 5.611(c) (1). 
1. A change in circumstances includes the need for new, qualifying, health/ medical, reasonable attendant care and auxiliary apparatus expenses or an increase in the cost of qualifying expenses so that qualifying expenses exceed 5% of the family’s annual income.
1. The exemption ends when the circumstances that made the family eligible for the exemption no longer apply or after 90 days, whichever comes earlier. 
1. If the family wishes to request a successive 90-day period for the exemption, they must demonstrate to the PHA why an additional period of exemption is warranted. It is the tenant’s responsibility to notify the PHA within 10 days if the circumstances change. Failure to report a change in circumstances can result in retroactive rent. 
If the PHA determines that the expense giving rise to the hardship exemption will not end within 90 days, the PHA may grant one or more 90-day extensions in advance. 
The PHA  will consider requests for this hardship exemption so long as the hardship exist. It is the tenants responsibility to notify the PHA within 10 days if the circumstances change.  
Verification: 
The PHA must obtain third-party verification of the family’s inability to pay rent or must document in the file the reason third-party verification was not available. The PHA must attempt to obtain third-party verification prior to the end of the 90-day period.
The PHA must comply with the Health Insurance Portability and Accountability Act (HIPAA) (Pub. L. 104-191, 110 Stat. 1936) and the Privacy Act of 1974 (Pub. L. 93-579, 88 Stat. 1896) when requesting documentation to determine eligibility for a financial hardship exemption for unreimbursed health and medical care expenses. 

The PHA may not request documentation beyond what is sufficient to determine anticipated health and medical care and/or reasonable attendant care and auxiliary apparatus costs or when a change in circumstances took place. Before placing bills and documentation in the tenant file, The PHA will redact all personally identifiable information. The PHA will comply with all federal nondiscrimination and civil rights statutes and requirements, including, but not limited to, the Fair Housing Act, Title VI of the Civil Rights Act, Section 504, and the Americans with Disabilities Act, as applicable. Among other obligations, this includes providing for reasonable accommodations that may be necessary for persons with disabilities. 

Attendant Care 
The PHA will accept written third-party documents provided by the family. If family provided documents are not available, the PHA will provide a third-party verification form directly to the care provider requesting the needed information. 

Expenses for attendant care will be verified through: 
1. Written third-party documents provided by the family, such as receipts or canceled checks. 
1. Third-party verification form signed by the provider, if family-provided documents are not available. 
1. If third-party verification is not possible, written family certification as to costs anticipated to be incurred and the anticipated period. 
Auxiliary apparatus expenses will be verified through:
1. Written third-party documents provided by the family, such as billing statements for purchase of auxiliary apparatus, or other evidence of monthly payments or total payments that will be due for the apparatus during the period for which the hardship is requested. 
1. Third-party verification form signed by the provider, if family-provided documents are not available. 
1. If third-party or document review is not possible, written family certification of estimated apparatus costs for the period for which the hardship is requested.
 In addition, the PHA will verify that: 
1. The family member for whom the expense is incurred is a person with disabilities. 
1. The expense permits a family member, or members, to work. 
1. The expense is not reimbursed from another source.
Family member(s) permitted to work:
1. The PHA will verify that the expenses claimed enable a family member, or members, including the person with disabilities, to work.
1. The PHA will request third-party verification from a rehabilitation agency or knowledgeable medical professional indicating that the person with disabilities requires attendant care or an auxiliary apparatus to be employed, or that the attendant care or auxiliary apparatus enables another family member, or members, to work.
1. This documentation may be provided by the family. If third-party verification has been attempted and is either unavailable or proves unsuccessful, the family must certify that the disability assistance expense enables a family member, or members (possibly including the family member receiving the assistance), to work. 
Unreimbursed Expenses 
1. To be eligible, the costs must not be reimbursed by another source. 
1. The family is required to certify that attendant care or auxiliary apparatus expenses are not paid by or reimbursed to the family from any source.
Determination of Families Inability to Pay Rent
It is the policy of the PHA to offer general hardship relief for the regular health and medical expenses deduction. Hardship includes the following situations: 
Family health and medical expenses 
1)	A change in circumstances includes the need for new, qualifying, health / medical, reasonable attendant care and auxiliary apparatus expenses or an increase in the cost of qualifying expenses so that qualifying expenses exceed 5% of the family’s annual income.
2)	For hardship conditions based on loss of income, the hardship condition will continue to be recognized until new sources of income are received that are at least equal to the amount lost.  
4)	The family may receive a deduction of all eligible expenses exceeding 5% of their annual income. 
5)	The exemption ends when the circumstances that made the family eligible for the exemption no longer apply or after 90 days, whichever comes earlier.
1. Child Care Expenses
Deducted for the care of children, including foster children, under thirteen (13) years of age when childcare is necessary to allow an adult member to work, attend school, or actively seek employment. 
The following standards are the criteria for allowing childcare expenses as a deduction:
1. Childcare expenses must be “reasonable” and may not exceed the amount of employment income that is included in annual income.  If childcare is required to allow one or more family members to be employed, the amount of the childcare expense may not exceed the total of earned income received by all family members.

One or more family members can engage in qualifying activities for childcare purposes as long as the limitations of reasonable expenses for job search and education and expenses not exceeding earned income for employment are applied.

1. The amount of childcare expenditure must be reasonable if the purpose of the childcare is to allow a family member to actively seek employment or to further his or her education

1. The PHA will make a determination as to what is a reasonable rate for childcare based on local conditions and rates. The PHA will obtain information from the social services agency that certifies childcare providers, day care centers, federally funded after school programs, etc., and determine a scale of reasonable costs. If it is determined that there is a significant difference between in-home care and day care center charges, the PHA will develop a separate scale for each.

1. To claim the deduction, verification from the child care provider must include the name, address, and phone number of the company or individual child care provider, the names of the children being cared for, the number of hours for which child care is provided, the rate of pay, and the typical yearly amount paid (taking into account school and vacation periods).

1. Childcare to work: The maximum childcare allowed would be based on the amount earned by the person enabled to work. The "person enabled to work" is the adult member of the household who earns the least amount of income from employment. The childcare deduction may not exceed the amount of income earned by the person enabled to work.
1. Childcare for school: To qualify for childcare deductions under the provision of furthering education, the family member must demonstrate that they are enrolled in some accredited or approved educational or training program. While the type of educational effort may vary widely and be either full-time or part-time, evidence of regular participation will be required and verified by the PHA. 
Furthering education can include but is not limited to; completing high school or equivalency (GED), trade school, Community or Junior College, four-year College, technical schools, ESL or basic education classes, apprenticeship programs, certificate programs, clerical school and even independent study, if the family member must access on-line educational programs out of the home. 
The family member must provide and the PHA verifies information on the type of educational program, the number of units or hours of participation, the name of the educational institution or training facility. 
1. Childcare to seek employment: The deduction for childcare to seek employment must not exceed the Annual Adjusted Income of the family member seeking employment. The deduction does not include transportation costs, or other expenses incurred, and are limited to one year per individual.
To qualify for childcare deductions under the provision of actively seeking employment, the family member may be a participant in an official job search program or may simply demonstrate independent job search activities. In either case, in order to verify the time spent in seeking employment, the PHA will require the family to maintain a log that reflects the following:
1. The date and time of departure from home (including time needed to drop off children for childcare, if provided outside the home);
1. The name and location of the prospective employer, unemployment office or employment agency;
1. The name of the person(s) contacted and telephone number;
1. The length of time for completion of the application, the interview, testing or other job search activity;
1. The time the children are picked up and the time arrived at home;
1. The name, address, telephone number and social security number of the childcare provider; and
1. The total amount paid for the childcare.
If multiple applications are placed or interviews are held consecutively or on the same day, the above information should be provided for each prospective employer or agency. The PHA will use this information to verify the contacts and the eligibility of childcare expenses. 

Since job search activities may be irregular and not easily anticipated, the PHA may attempt a limited inclusion at the annual certification and conduct an interim examination after some actual expenditures have been incurred. In many instances, job search periods will be of limited duration, but in some cases the job search period may be extended, especially if the type of employment sought is limited in availability, employment opportunities of any kind are scarce or the job skills needed are unusual.

If the family has school age children who require care only before and/or after school hours, the PHA will consider payment for before and/or after school activities to be a reasonable expense in lieu of individual childcare.

The PHA will allow childcare expense coverage to include pick-up and drop-off of children at the provider’s location. The PHA will also evaluate expenses which may exceed the norm if childcare must be provided evenings, nights or weekends for either educational or employment purposes.

The PHA will review the work hours or educational hours to assure that the combined employment or education hours plus pick-up/drop-off times are within a reasonable timeframe (generally determined to be no more than one hour before or after scheduled work hours or class times). Exceptions may be made for overtime, special seminars or testing, providing the PHA can verify the extended times.

Childcare expenses may be divided between two households in cases of split custody. If only one custodian is an assisted family, the cost of childcare will be pro-rated based on the percentage paid by each custodial parent. The cap on eligibility for childcare expenses allowed the assisted family would still be based on the earned income limitation.

At annual certification, the PHA will determine the total anticipated childcare expense for the employed family members (including increases for care need during school breaks and summer vacations for school age children) and average the amount over twelve (12) months. Should there be a significant variation from the estimated amount the family may request an interim certification adjustment.

The deduction for childcare is not given if an agency or person outside the household reimburses the expenses.

1. Exemption to Continue Childcare Deduction
A family whose eligibility for the child care expense deduction is ending may request a financial hardship exemption to continue the child care expense deduction. It is the policy of the PHA to extend the child care expense deduction for additional 90-day periods if the family demonstrates that they are unable to pay their rent because of loss of the child care expense deduction, and the child care expense is still necessary even though the family member is no longer employed, looking for work, or furthering his or her education. 
0. The PHA may extend the hardship exemption for additional 90-day periods based on family circumstances. 
0. The PHA may terminate the hardship exemption if it is determined that the family no longer needs the exemption. 
0. The child care deduction may continue to be necessary when the family has a hardship so that they continue to need child care.
Families must report if the circumstances that made the family eligible for the hardship exemption are no longer applicable. 
If the family reports the change in circumstances in a timely manner (within 10 days) the PHA will provide the family with 30 days advance notice of any rent increase, and such rent increase will be effective the first day of the month beginning after the end of that 30 day notice period.
If the family does not report the change in a timely manner, the adjustment will be made retroactive to the date it would have been effective had the information been provided on a timely basis. The family will be responsible for any underpaid rent and may be offered a repayment agreement. 
Determination of Families Inability to Pay Rent
It is the policy of the PHA to offer general hardship relief the child care deduction. Hardship includes the following situations: 
Child care 
1)	A death has occurred in the family. In order to qualify under this provision, a family must describe how the death has created a need for child care. 
2)	A health/ medical issue in the family which has created the need for child care. In order to qualify under this provision, a family must describe how the health or medical issues have created a need for child care. 
A family is considered to have a hardship when: 
1)	The household’s family share of total housing costs exceeds 40 percent of adjusted household income. 
2)	Or when the family would be evicted because it is unable to pay the tenant portion of the rent.



Considerations in Denials and Terminations – highlighted text added to conform.  
 E.	The PHA shall require all applicants and participants to sign the HUD 9886-A consent form. Failure to sign or revocation of consent will result in denial of or termination of assistance.
Made sure all references to HUD 9886 were updated to HUD 9886-A. Additional language added to reference 9886-A
HUD 9886-A
Each member of the applicant family who is eighteen (18) years of age or older, must sign an Authorization for the Release of Information/Privacy Act form (HUD-9886-A) annually authorizing HUD and the PHA to request information from specified sources necessary to verify the household’s income. A household member who turns 18 during the year will be required to sign a HUD-9886-A at the family’s next annual or interim recertification.
Any adult that is requested to be added to the household composition must sign the authorization form at the time that the request is made.
The executed consent form (Form HUD-9886-A) will remain effective until the family is denied assistance, the assistance is terminated, or if the family provides written notification to the PHA to revoke consent.
Failure to Sign Consent Form: Your failure to sign the consent form will result in the denial of eligibility or termination of assisted housing benefits, or both. Denial of eligibility or termination of benefits is subject to the Section 8 informal hearing procedures. 
Revocation of consent: If you revoke consent, the PHA will be unable to verify your information, although the data matches between HUD and other agencies will continue to automatically occur in the Enterprise Income Verification (EIV) System if the family is not terminated from the program. Revocation of consent will result in the denial of eligibility or termination of assisted housing benefits. 
Upon revocation of consent, the PHA will send a notice to the family acknowledging the revocation of consent and notifying the family that assistance is terminated.
The sources of information to be obtained by HUD and/or the PHA will be in accordance with the limitations addressed for each source in form HUD-9886-A. 
Critical implementation factors require the PHA to utilize other consent forms to verify information other than the limited sources permitted by form HUD-9886-A. The information requested is pertinent to determine the family’s eligibility and/or level of assistance the PHA can provide.
The PHA must notify the local HUD office when an applicant or participant family member revokes their consent.
Added heading to section that didn’t seem to fit and had reference to a PIH notice. Added additional details about De Minimus errors. 
1. Fraud and Income Calculation Errors

[bookmark: 10._Family_Obligations]If after verifying that a tenant received excessive housing assistance by not reporting all their income, the Paducah Section 8 Housing office will use various enforcement actions depending on the cost and benefits of the technique selected. Options selected include, but are not limited to:
•	Immediate Restitution
•	Repayment Agreement
•	Retroactive Rent
•	Garnishment of Wages
•	Prosecution
•	Termination of Assistance

The Paducah Section 8 Housing office will use a confessed judgment note when immediate restitution or repayment agreement action is instituted.

All Tenant Income Discrepancy Reports used as a control for recording resolution of SS/SSI income differences will be maintained for two years and destroyed.

De minimis errors occur when the Agency’s determination of a family’s income deviates from the correct income determination by no more than $30 per month in monthly adjusted income (or $360 in annual adjusted income). HUD may revise the amount of de minimis error through rulemaking.

Once the Agency becomes aware of the existence of an income calculation error, the error(s) will be corrected retroactive to the effective date of the action resulting in an error regardless of the dollar amount associated with the error. Families will not be required to repay the Agency in instances where the Agency miscalculated income resulting in a family being undercharged for rent. Once the Agency becomes aware of the error the family will be provided with a 30-day notice of the increase to their rent portion. The Agency will take corrective action to credit or repay a family if the family was overcharged tenant rent, including di minimis errors, in the income determination. In the case of public housing residents, the Agency will provide an immediate rent credit. If the amount of the credit would be more than the charges due in the next 30 days, the Agency will provide payment to the family within 30 days of becoming aware of the error.

Replaced prior language : Yellow highlights added previously – blue highlights added for clarification for HOTMA compliance. 
The PHA shall correct any income determination errors exceeding the HUD de minimis threshold. The PHA will notify families within 30 days of discovery and will issue appropriate rent adjustments.
Added Clarification language to 11. Family Obligations. 
The family shall not:
û	Own or have any interest in the dwelling unit (other than in a manufactured home assisted under regulations or a member of a cooperative). PHA will restrict the eligibility of a family to receive assistance if the family has a present ownership interest in, a legal right to reside in, and the effective legal authority to sell (based on lase of the state or locality in which the property is located), real property that is suitable for occupancy by the family as a residence (see Part I. Section 1. Eligibility Determination for details) or has assets more than $100,000, as adjusted in accordance with the Consumer Price Index for Urban Wage Earners and Clerical Workers. 

Clarification to all references of $50k for assets. Added (as adjusted annually by HUD for inflation)
Updated Interim Adjustments Section
[bookmark: _Toc241489391][bookmark: _Toc241506093]OLD
Interim Adjustments
PHA will perform an interim reexamination only due to an increase in the family’s adjusted income (24 CFR §§ 5.657(c)(3); 882.515(b)(3); 891.410(g)(2); 891.610(g)(2); 960.257(b)(3); and 982.516(c)(3)). PHA will continue to perform zero income reviews and will update local discretionary policies, procedures, and forms 
to comply with the final rule requirements. 
A family may request an interim determination of family income for any change since the last determination. However, the PHA will decline to conduct an interim reexamination of family income if the PHA estimates that the family’s adjusted income will decrease by an amount that is less than 10 percent of the family’s annual adjusted income.
Families participating in the Housing Choice Voucher Program as well as the Paducah Section 8 Housing office are required to report any changes of family composition, increases or decreases in health care and medical (elderly) or childcare expenses, increases or decreases in family income during each contract year as they occur. 
The PHA will not utilize the EIV system at each interim adjustment to determine income discrepancies. The tenant is required to reimburse the PHA for the difference between the tenant rent that should have been paid and the tenant rent that was charged.2
[bookmark: _bookmark15]2 Required by Notice PIH 2018-18 (#16)
NEW Interim Section
1. Rent Adjustments
Residents must report all changes in family composition and/or income, in writing, to the management within ten (10) calendar days of the occurrence. Failure to report within the ten (10) calendar days may result in a retroactive rent charge.
PHA will process interim changes in rent in accordance with the chart below:
	Income / Household Change
	PHA Action

	Decrease in annual adjusted income of 5% or more. This includes a decrease in income or an increase in an allowable deduction that causes annual adjusted income to decrease by 5% or more.
	The PHA must process an interim reexamination. If the family reports the change timely, the rent decrease is effective the first day of the month following the date of the actual change. 

	Decrease in annual adjusted income of less than 5%.
	The PHA  will decline to process an interim reexamination. The change will be documented and addressed at the next annual reexamination. 

	Addition of any household member, including a family member, foster adult, foster child, or live-in aide.
	The PHA must process an interim reexamination regardless of whether the change results in an increase, decrease, or no change in annual adjusted income. The PHA generally does not consider the increase in earned income from the new family member unless the family previously received an interim rent reduction during the same annual reexamination cycle, HAP will consider subsequent earned-income increases.

	Removal of any household member, including a family member, foster adult, foster child, or live-in aide.
	The PHA must process an interim reexamination regardless of whether the change results in an increase, decrease, or no change in annual adjusted income. 

	Increase in annual adjusted income of 5% or more from unearned income.
	The PHA must process an interim reexamination. The 5% test is based on the family's annual adjusted income, not simply the dollar amount of the new unearned income. 

	Increase in earned income for a current and household member. For example, a raise, additional hours, or change to a higher-paying job.
	The PHA generally does not consider the increase in earned income when determining whether an interim reexamination is required. However, if the family previously received an interim rent reduction during the same annual reexamination cycle, HAP will consider subsequent earned-income increases. If the adjusted income increase is 5% or more, an interim reexamination is required. 

	A formerly unemployed household member begins employment.
	The PHA generally does not process an interim reexamination solely because the household member starts earning income. HAP will consider earned-income increases following a prior interim decrease during the same cycle, the 5% adjusted-income test applies.

	Increase in income from a new source of unearned income.
	The PHA must process an interim reexamination if the increase causes annual adjusted income to increase by 5% or more. A new source of unearned income does not automatically require an interim simply because it is a new source.

	Increase in annual adjusted income of less than 5%.
	The PHA does not process an interim reexamination based solely on the income increase. The change is addressed at the next annual reexamination, subject to the household-composition rules and any other applicable HOTMA requirement. 

	Income increase reported during the last 3 months before the next annual reexamination.
	HAP will not conduct an interim reexamination for an income increase reported during the final 3 months of the certification period. The change will be addressed at the next annual reexamination. 



1. Calculated percentages less than 5% will not be rounded up to the nearest whole number.
1. The PHA will process an interim adjustment in rent if it is found that the resident at an annual or interim reexamination has misrepresented the facts upon which the rent is based so that the rent the resident is paying is less than the rent that he/she should have been charged. The PHA will apply any increase in rent retroactive to the first of the month following the month in which the misrepresentation occurred.
1. Complete justification and verification of the circumstances applicable to rent adjustments must be documented by the resident and approved by the Executive Director and/or his/her designee.
1. The PHA will process interim adjustments in rent accordance with the following policy:
1. When a decrease in income is reported, and the PHA receives confirmation that the decrease will last less than thirty (30) days, an interim adjustment will not be processed.
1. Residents reporting decreases in income that are expected to last more than thirty (30) days will follow the table above.
1. Residents granted a reduction in rent under these provisions might be required to report for special reexaminations at intervals determined by the Housing Manager. Reporting is required until the circumstances cease or until it is time for the next regularly scheduled reexamination, whichever occurs first. If family income increases during this time, the rent will be increased accordingly. A fully documented record of the circumstances and decisions shall be included in the resident's folder.
1. Residents will be notified in writing of any rent adjustment and such notice will state the effective date of the adjustment.
1. Timely reported changes that result in rent decreases go into effect the first month following the PHA’s verification of the reported change. Failure to report a decrease will not result in retroactive action. 
1. Changes that are not reported timely but result in a rent decrease will be implemented no later than the first rent period following the PHA’s verification and completion of the interim reexamination.

1. Timely reported changes that result in rent increases (except those due to misrepresentation) require thirty (30) days’ notice. The increase becomes effective the first of the month after the end of the 30-day notice period. 
1. Changes that are not reported timely but result in a rent increase will be implemented retroactively to the first of the month following the date of the change that caused the interim reexamination. 

Addition to Housing Inspection Standards. 
This will be determined using HUD Inspection Form 52580 or any updated form provided by HUD once NSPIRE-V becomes mandatory. Once HUD provides the mandatory compliance deadline (currently 02/01/2027) the agency will fully implement the updated NSPIRE-V protocol.
Updates for clarification:
Previously stated
1. [bookmark: _Toc241489400][bookmark: _Toc241506102]Annual Re-examinations
All families will be re-examined at least annually to determine if they will continue to receive assistance and to recalculate total tenant payment and assistance payments. The family is required to provide verification of family income, composition, health care and medical expenses (elderly), and unusual expenses.
Any reasonable child-care expenses necessary to enable a member of the family to be employed or to further their education are deducted from income for age 12 and under. 
· A family whose eligibility for the child-care expense deduction is ending may receive a hardship exemption to continue receiving a child-care expense deduction in certain circumstances. The hardship exemption and the resulting alternative adjusted income calculation must remain in place for a period of up to 90 days. 

The sum of unreimbursed health and medical care and reasonable attendant care and auxiliary expenses that exceed 10 percent of the family’s annual income can be deducted from annual income.

UPDATED
1. Annual Re-examinations
All families will be re-examined at least annually to determine if they will continue to receive assistance and to recalculate total tenant payment and assistance payments. The family is required to provide verification of family income, composition, health care and medical expenses (elderly), and unusual expenses.
Any reasonable child-care expenses necessary to enable a member of the family to be employed or to further their education are deducted from income for age 12 and under. 
· A family whose eligibility for the child-care expense deduction is ending may receive a hardship exemption to continue receiving a child-care expense deduction in certain circumstances. Please refer to Part I. Section 2. Determination of Income E. HUD Required Deductions for specifics.

The sum of unreimbursed health and medical care and reasonable attendant care and auxiliary expenses that exceed 10 percent of the family’s annual income can be deducted from annual income. Qualifying families may be eligible for a phase in deduction or a hardship exemption. Please refer to Part I. Section 2. Determination of Income E. HUD Required Deductions for specifics.


Family Self Sufficiency
OLD
[bookmark: _Toc241489430][bookmark: _Toc241595431]Family Self-Sufficiency Program
The Paducah Section 8 Housing office operates a voluntary Family Self-Sufficiency (FSS) Program. The objective of this action plan is to initially outline the policies and procedures for implementation of this FSS Program.
The overall goal of the Paducah Section 8 Housing office is to enable a maximum of 30 families to become economically and socially independent through the coordination and delivery of existing community services.
Mandatory program size will reduce by the number of program graduates although the agency will continue to operate a voluntary program totaling 30 participants.
Based on experience with the Family Self-Sufficiency Program, it is known that there are both societal and individual barriers to break down before a family can leave long term poverty.
It is also understood that an effective FSS Program requires a mixture of creativity and flexibility, in addition to accountability, for both the family and service providers.
NEW
	Family Self-Sufficiency Program
The Paducah Section 8 administers the Family Self-Sufficiency (FSS) Program. The FSS program operates as a voluntary program for eligible Housing Choice Voucher (HCV) participants.

· Participation in the FSS Program is voluntary.
· Eligible HCV families may choose whether to participate without affecting their HCV assistance.
· FSS participants work toward individually established goals designed to promote economic independence and self-sufficiency.
· Participants may receive case management, referrals, supportive services, employment and educational resources, and other assistance consistent with the FSS Program.
· An FSS Contract of Participation and Individual Training and Services Plan will be completed as required for participating families.
· Eligible increases in earned income may result in deposits to their FSS escrow account in accordance with HUD requirements.
· Successful completion of the FSS Program will be determined in accordance with HUD requirements and HCVs approved FSS policies.
· The FSS Program will be administered in accordance with applicable HUD regulations, FSS Action Plan, and established HCV policies and procedures.


Program Management
OLD
1. [bookmark: _Toc241489436][bookmark: _Toc241595437]Program Management
Location – Effective January 1, 2019, the Paducah Section 8 Housing office will be relocated to offices at 2330 Ohio Street, which is the same complex as the Housing Authority of Paducah.
The Housing Authority of Paducah shall provide management, training, oversight, and quality control that results in the fulfillment of all obligations and requirements of the HCV program in accordance with 24 CFR Part 982, as amended. Housing Authority of Paducah shall ensure that all required documentation and reporting to the HUD are completed accurately and in a timely manner, including the Annual Administrative Plan and the 5-Year Administrative Plan as required by HUD.
The Housing Authority of Paducah’s website will provide a webpage about the HCV program. However, the website information about HCV program was maintained for 2 years on the city’s website: http://www.paducahky.gov/section-8-housing-assistance
A new phone number was established. However, to insure a seamless transition for customers and clients, current phone service (270-444-8542) will be forwarded to the new phone number for 5 years.
Staffing
Program Administrator - The Executive Director of the Housing Authority of Paducah will be the Program Administrator responsible for the general oversight of the Section 8 HCV programs.
Section 8 Housing Manager – Supervises Housing Specialist(s) and Inspector(s) and is responsible for:
· Special programs (HUD-VASH and Scholar House including briefing of participants);
· Portability requests and processing;
· Ensuring the briefing of participants is thorough and complete;
· SEMAP requirements;
· Administrative Plan amendments, approvals and compliance (annual & 5-year);
· Homeownership and FSS programs including promotion, bank relationship, applications;
· FMR and Utility Rate updates;
· HUD reporting;
· Fraud Investigations;
· Hearings as requested;
· Various reports and duties as directed by the Program Administrator.
Housing Specialist I/II- Responsible for:
· Processing applications;
· Certifications & recertifications of income & family composition, including use of EIV system;
· Issuing vouchers;
· Processing, calculating of assistance payment (rent & utilities), and printing check payments;
· Processing move-ins and outs, and transfers;
· Preparing voucher utilization report for Coordinator;
· Preparing and issuing various determination letters (No response, Income, Inspection failure, Final Inspection failure, Reimbursement, Withdrawal, etc.);
· Maintaining tenant and landlord database;
· Prepare for audits and purging of files;
· Maintaining current forms and office supplies;
· Various reports and duties as directed by the coordinator.
Inspector – NSPIRE/HQS inspections are to be performed by a Housing Specialist, if trained in the HUD NSPIRE/HQS standards; or under contract with an appropriately trained private inspector; or the Program Administrator. Inspector is responsible for:
· Verifying address location;
· Inspecting units and approving only those units that meet HUD NSPIRE/HQS standards and local property maintenance codes;
· Explaining any deficiencies of a unit to the landlord and tenant;
· Completing inspection reports;
· Various reports and duties as directed by the coordinator.

Board of Directors – Composition of the Board includes the Mayor of the City of Paducah as the Chair of the Board, three tenant members, and three at large members until 6/30/2025. 

NEW

1. Program Management
Effective July 1, 2025, the Paducah Section 8 Housing Choice Voucher (HCV) Program was merged with the Housing Authority of Paducah (HAP). The HCV Program is administered by the Housing Authority of Paducah in accordance with applicable HUD regulations, including 24 CFR Part 982, the HAP HCV Administrative Plan, HUD notices, and other applicable federal requirements.

The Housing Authority of Paducah provides management, oversight, training, quality control, compliance monitoring, and administrative support for the HCV Program. Required HUD reporting and program submissions shall be completed accurately and timely.

HCV Department Staffing

The HCV Department consists of three employees. Overall agency oversight is provided by the Executive Director. Day-to-day HCV program administration is managed by the Housing Manager.

Executive Director – Program Oversight
· Provides executive oversight of the HCV Program.
· Ensures compliance with HUD regulations and HAP policies.
· Oversee program performance, financial accountability, and regulatory compliance.
· Ensures appropriate internal controls and quality-control procedures are maintained.
· Provides directions to the Housing Manager regarding HCV operations and agency priorities.
· Ensures required HUD reports, certifications, plans, and submissions are completed.
· Oversee portability requests and processing.
· Oversees HUD-VASH and other applicable special-purpose vouchers.
· Reports significant HCV matters and program performance to the HAP Board of Commissioners.
· Oversee the HCV Homeownership Program and Family Self-Sufficiency (FSS) Program, as applicable.
· Oversees informal reviews and informal hearings.
· Oversees SEMAP compliance and quality-control reviews.
· Monitors voucher utilization, leasing, HAP expenditures, and program performance.
· Ensure HUD systems and required program reporting are completed accurately and timely.
· Coordinates audit, monitoring, and HUD review responses.
· Maintains and recommends revisions to the HCV Administrative Plan.
Section 8 Housing Manager 
· Provides day-to-day management and supervision of the HCV Department.
· Supervises Housing Specialists and inspection activities.
· Oversee applications, eligibility determinations, admissions, and voucher issuance.
· Oversee annual and interim reexaminations.
· Oversees income, asset, deduction, rent, utility allowance, and HAP calculations.
· Oversees participant briefings and ensures required information is provided to families.
· Oversees waiting-list administration and applicant processing.
· Oversees landlord participation and owner documentation.
· Oversees move-ins, transfers, moves, and terminations.
· Oversee reasonable accommodation requests in coordination with appropriate HAP staff.
· Issues vouchers and processes requests for tenancy approval.
· Oversee fraud, unreported income, and program-integrity matters.
· Ensure the rent to the owner does not exceed rents charged for comparable unassisted units, as required by HUD regulations.
· Oversees and schedules HCV inspections and ensures compliance with current HUD inspection requirements.
· Monitors failed inspections, required corrections, abatements, and enforcement actions.
· Coordinates inspection results including abatement or other action when required.
· Coordinates FMR, payment standard, and utility allowance reviews and updates.
· Processes repayment agreements and program-integrity matter as assigned.
· Monitors move-ins, transfers, move-outs, and portability transactions for accuracy.
· Prepares and issues required notices and determination letters.
· Processes change in family composition and income.
· Conducts applicant and participant briefings.
· Monitors participant compliance with family obligations.
· Performs other HCV program duties assigned by the Executive Director.
Housing Specialist(s)
· Processes applications and determines program eligibility.
· Assist with the completion of annual and interim reexaminations.
· Verifies income, assets, deductions, and family composition.
· Uses EIV and other HUD-approved verification systems as required.
· Calculating Total Tenant Payment, family rent, utility reimbursement, and Housing Assistance Payments.
· Maintains participant and landlord records.
· Assist with reasonable accommodation requests and supporting documentation.
· Assists with HUD-VASH, Homeownership, FSS, and other special programs as assigned.
· Schedules for HCV inspections.
· Assist with processing move-ins, transfers, move-outs, and portability transactions.
· Maintains complete and accurate electronic and/or physical participant files.
· Assists with audits, quality-control reviews, SEMAP, and HUD monitoring.
· Prepares required reports and program documentation.
· Performs other HCV duties assigned by the Housing Manager.
Inspector 
Inspection Responsibilities
· Schedules and performs HCV inspections in accordance with applicable HUD inspection standards.
· Documents inspection results and identified deficiencies.
· Inspects units for compliance with HUD requirements.
· Communicates deficiencies and correction requirements to owners and participants.
· Conducts initial, periodic, special, complaint, and quality-control inspections as assigned.
· Performs HCV inspections in accordance with applicable HUD inspection standards.
· Identifies deficiencies requiring expedited or emergency correction.
· Conducts require follow-up inspections or verify acceptable documentation of completed repairs when permitted.
· Maintains inspection records and supporting documentation.
Rent Reasonableness Responsibilities
· Conducts and documents rent reasonableness determinations in accordance with HUD requirements and the HCV Administrative Plan.
· Obtains and evaluates comparable unassisted units when determining whether the proposed rent is reasonable.
· Completes rent reasonableness determinations before initial lease-up and whenever otherwise required by HUD, including applicable owner-requested rent increases.
· Coordinates inspection and rent reasonableness results with HCV staff before HAP approval and execution of required HCV documents.
· Maintains inspection reports, rent reasonableness documentation, photographs, and other required supporting records.

Board of Directors – Beginning 07/01/2025 the Paducah Section 8 Housing Program will be merged with the Housing Authority of Paducah and effectively be under the leadership of the Housing Authorities Executive Director and Board of Commissioners who is appointed by the Mayor of Paducah.

