Summary of Proposed ACOP Changes to be effective 01_01_2027
Language below simplified throughout policy for each instance it was used – approximately 15 references
OLD (which amount will be adjusted by HUD in accordance with the Consumer Price Index for Urban Wage Earners and Clerical Workers) 
NEW (which amount will be adjusted for inflation annually by HUD)

[bookmark: _Hlk184044533]Added on Pg 27 under Authorization for the Release of Information/Privacy Act Notice (HUD 9886-A) for clarification
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 and the family has 30 days to vacate the unit. 
Pg 27-29 
ADDED #13
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;
(2) 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;
(3) A person who is a victim of domestic violence, dating violence, sexual assault, or stalking, as defined by HUD regulations; or
(4) 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. 
(2) Property is insufficient for family size (not enough bedrooms based on the PHA’s occupancy standards). 
(3) The property 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 documented circumstances. Factors considered may include employment schedules, frequency of travel, school attendance, necessary medical treatment, disability-related needs, availability of transportation, caregiving responsibilities, and other circumstances determined by HAP.

(4) 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. 
(5) 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). 
Pg 49
OLD
3. Examples of partially excluded income that are subject to regular verification requirements include:
a) Income subject to the 50% phase-in period of the Earned Income Disallowance
b) Earnings in excess of $480 for full-time students 18 years old or older
NEW
3. Examples of partially excluded income that are subject to regular verification requirements include:
a) Earned income of dependent full-time students in excess of the amount of the deduction for a dependent in 24 CFR 5.611.

Pg 63 - D. Earned Income Disallowance Self-Sufficiency Incentive (EID)
REMOVE entire section – no longer applicable 
This disallowance of an increase in earned income only applies to families currently residing in public housing.  A family cannot qualify for the EID at the time of admission. In order to qualify, the family is one:
1.	Whose annual income increases as a result of employment of an adult family member who was previously unemployed for one or more years prior to the employment; 
Previously unemployed includes a person who has earned, in the twelve months previous to employment, no more than would be received for 10 hours of work per week for 50 weeks at the established minimum wage. The established minimum wage means the federal minimum wage unless there is a higher state or local minimum wage.

2.	Whose annual income increases as a result of increased earnings by an adult family member during participation in any economic self-sufficiency or other job training program; or
3.	Whose annual income increases, as a result of new employment or increased earnings of an adult family member, during or within six (6) months after receiving assistance, benefits or services under any state program for temporary assistance for needy families funded under Part A of Title IV of the Social Security Act. The TANF program includes formula-driven maintenance assistance and such benefits and services as one-time payments; wage subsidies and transportation assistance-provided that the total amount over a six (6)-month period is at least $500.
Note:  Receipt of Food Stamps and/or Medicaid is not part of the TANF program. If no TANF assistance is provided as listed above, the family will not qualify for the earned income disallowance under TANF provisions but may qualify under the remaining criteria. The PHA will verify receipt of benefit or services other than monthly maintenance with the TANF provider if the family indicates that their eligibility for the earned income disallowance is based on other assistance under TANF.
4.	Maximum 24-Month Disallowance
The disallowance of increased earned income of an individual family member is limited to a lifetime 24-month period.  It applies to a maximum of 12 months for disallowance of 100% and a maximum of 12 months for disallowance of 50% during the 24-month period starting from the initial exclusion. At the end of the 24-months, EID ends regardless of how many months were “used.”  
5.	Disallowance of Increased in Annual Income
Initial 12-month exclusion:  During the 12-month period beginning on the date a member of a qualified family is first employed or the family first experiences an increase in annual income attributable to employment, the PHA must exclude from annual income of a qualified family any increase in income of the family member as a result of employment over prior income of that family member.
Phase-in of rent increase: Upon the expiration of the 12-month period the PHA must exclude from the annual income of a qualified family at least 50 percent (50%) of any increase in income of such family member as a result of employment over the family member's baseline income.
6.	Effect of HOTMA Changes on Currently Participating Families

A family cannot qualify for EID after January 1, 2024. Families currently on EID will remain on EID until their 24-month period has expired.

Pg 68 HUD Required Deductions
OLD
HUD has five (5) mandatory deductions from annual income:
1. Dependent Allowance  
$480  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).
2. Elderly/Disabled Allowance 
$400 per family for families whose head, spouse or co-head is 62 or over or disabled.
3. Allowable Medical Expenses  
Deducted for all family members of an eligible elderly/disabled family.
a) 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.

b) 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.

c) 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

d) Standard medical deduction is the sum of allowable medical deductions that exceed three percent (3%) percent of annual income.

4. 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 (3%) 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.
5. 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:
a) 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.

b) 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

c) 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.

d) 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).

e) 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.
f) 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. 
g) 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);
(2) The name and location of the prospective employer, unemployment office or employment agency;
(3) The name of the person(s) contacted and telephone number;
(4) The length of time for completion of the application, the interview, testing or other job search activity;
(5) The time the children are picked up and the time arrived at home;
(6) The name, address, telephone number and social security number of the childcare provider; and
(7) 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.

NEW
[bookmark: _Toc331513366][bookmark: _Toc331685245][bookmark: _Toc241598013]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).
2. 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.
3. Allowable Medical Expenses  
Deducted for all family members of an eligible elderly/disabled family.
e) 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.

f) 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.

g) 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

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

4. 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.
5. 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. 
2) Families who receive this phased-in relief will have eligible expenses deducted as follows 
a) 1st twelve months – in excess of 5% of annual income. 
b) 2nd twelve months – in excess of 7.5% of annual income. 
c) After 24 months – in excess of 10% threshold will phase in and remain in effect unless the family qualifies for general hardship relief. 
3) Once a family chooses to obtain General Relief, a family may no longer receive the phased-in relief.

6. 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). 
2) 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.
3) The exemption ends when the circumstances that made the family eligible for the exemption no longer apply or after 90 days, whichever comes earlier. 
4) 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: 
a) Written third-party documents provided by the family, such as receipts or canceled checks. 
b) Third-party verification form signed by the provider, if family-provided documents are not available. 
c) 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:
a) 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. 
b) Third-party verification form signed by the provider, if family-provided documents are not available. 
c) 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: 
a) The family member for whom the expense is incurred is a person with disabilities. 
b) The expense permits a family member, or members, to work. 
c) The expense is not reimbursed from another source.
Family member(s) permitted to work:
a) The PHA will verify that the expenses claimed enable a family member, or members, including the person with disabilities, to work.
b) 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.
c) 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 
a) To be eligible, the costs must not be reimbursed by another source. 
b) 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 Family’s 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 
2) 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.
3) 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.

7. 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:
h) 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.

i) 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

j) 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.

k) 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).

l) 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.
m) 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. 
n) 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:
(8) The date and time of departure from home (including time needed to drop off children for childcare, if provided outside the home);
(9) The name and location of the prospective employer, unemployment office or employment agency;
(10) The name of the person(s) contacted and telephone number;
(11) The length of time for completion of the application, the interview, testing or other job search activity;
(12) The time the children are picked up and the time arrived at home;
(13) The name, address, telephone number and social security number of the childcare provider; and
(14) 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.

8. 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. 
1) The PHA may extend the hardship exemption for additional 90-day periods based on family circumstances. 
2) The PHA may terminate the hardship exemption if it is determined that the family no longer needs the exemption. 
3) 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 Family’s Inability to Pay Rent

It is the policy of the PHA to offer general hardship relief for 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.

PG – 101 Added 
4. Non-Compliance with asset limitation
The PHA will determine each family’s net family assets at interim and annual reviews in accordance with its policy. At the review, if the family owns real property, the family must inform the PHA of any reason why it is not suitable for their occupancy. After the review, the PHA will determine if the family is out of compliance with the asset limitation because the family: 
1. Has net assets in excess of $100,000 (as adjusted annually for inflation). 
2. Owns real property suitable for occupancy.
 If the PHA determines that a family is out of compliance with the asset limitation, the family will be notified that the PHA will initiate termination or eviction proceedings within [six] months of the income examination that determined the family was out of compliance.  If the family has not vacated their unit, the PHA will begin eviction proceedings (for public housing residents) or terminate housing assistance (for HCV program participants) after 6 [six] months.
Pg 101 Table updated
OLD
	INCOME CHANGE CHART

	Income Change
	PHA Action

	Decrease in income for any reason except for decrease that lasts less than 30 days.
	The PHA will process an interim adjustment in rent. An interim adjustment will not be processed if the decrease will last less than 30 days.

	Increase in earned income due to the employment of a formerly unemployed current household member who is not qualified for the 24 month earned income disallowance.
	The PHA will process an interim rent adjustment. This rent increase will be effective on the first day of the second month following the income increase.

	Increase in unearned income.
	The PHA will defer the increase to the next regular reexamination.

	Increase in income because a person with income (from any source) joins the household.
	The PHA will process an interim rent adjustment. This rent increase will be effective on the first day of the second month following the income increase.

	Increase in earned income due to a current increase or change of employment of a current household member.
	The PHA will defer the increase until the next regular re-examination.

	Increase in income due to start of a new source of unearned income.
	The PHA will process an interim re-adjustment effective the first of the second month following receipt of new unearned income to household.



	Increase in earned income subject to the 24 month disallowance.
	The PHA will exclude 100% of the qualified increase for 12 months and 50% of the qualified increase for an additional 12 months. The combined exclusion periods may not exceed a total of 24 months. The PHA will process interim re-certifications to be effective on the 13th month after each exclusion period.



	Income / Household Change
	PHA Action

	Decrease in annual adjusted income of 10% or more. This includes a decrease in income or an increase in an allowable deduction that causes annual adjusted income to decrease by 10% 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 10%.
	The PHA  will decline to process an interim reexamination, unless HAP has adopted a lower threshold in its ACOP. 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 10% or more from unearned income.
	The PHA must process an interim reexamination. The 10% 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 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 10% 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 10% 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 10% 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 10%.
	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 10% will not be rounded up to the nearest whole number.
2. 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.
3. 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.
4. The PHA will process interim adjustments in rent accordance with the following policy:
a) 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.
b) Residents reporting decreases in income that are expected to last more than thirty (30) days will follow the table above.
5. 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.
6. Residents will be notified in writing of any rent adjustment and such notice will state the effective date of the adjustment.
7. 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. 
8. 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.

9. 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. 
10. 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. 



Pg 120-121 – Over-income
Updated verbiage for clarity. 

M.	Occupancy of Over-Income Families  
The Housing Opportunity Through Modernization Act of 2016 (HOTMA) amended the U.S. Housing Act of 1937 and placed an income limitation on families residing in public housing. The over-income limit is determined by multiplying the applicable income limit for a very low-income family as defined in 24 CFR 5.603(b) by a factor of 2.4. 
1.	After a family’s income has exceeded the over-income limit for two consecutive years, the PHA will terminate the family’s tenancy within six (6) months of the second income determination or charge the family a monthly rent equal to the greater of:
a)	The applicable Fair Market Rent; or
b)	The amount of monthly subsidy for the unit, including amounts from the operating and capital fund
Families choosing the alternative rent will be required to sign a new non-public housing over income lease (pursuit to 24 CFR 960.509) no later than 60-days after the notice is provided or at the next lease renewal, whichever is sooner. The family will no longer be a public housing program participant and will become unassisted tenants once the new lease is signed. 
2.	The PHA must conduct an income examination 12 months after the initial over-income determination (subject to the exception where the PHA already determined the family fell below the over-income limit). If the family remains over-income for 12 consecutive months, the PHA must provide written notification no later than 30 days after the examination. The notice must tell the family that it has been over-income for 12 consecutive months and that continuing for 24 months will result in the PHA following its over-income policy.
3.	If the PHA becomes aware, through an annual or interim reexamination of an increase in income, that a family has reached the over-income limit, the effective date of the action will be the point in time for which the two-year clock will start. 
4.	If the PHA conducts an interim reexamination which demonstrates that the family’s income has dropped below the over-income limit, the family is no longer considered over-income.  If the PHA becomes aware, through a subsequent annual or interim reexamination that the family’s income has increased to an amount that exceeds the over-income limit, the family would begin a new two-year clock.
5.	If the PHA owns or operates fewer than two hundred fifty (250) public housing units, the PHA may admit families whose annual income exceed eighty percent (80%) of median income at the time of initial occupancy if:
a)	There are no other eligible low-income applicants on the waiting list;
b)	There are no eligible low-income families applying for public housing assistance when the unit is leased to an over-income family;
c)	The PHA advertises the availability of public housing units to eligible low-income families including publication of a notice for thirty (30) days in at least one newspaper of general circulation before offering the unit to an over-income family;
d)	The over-income family rents the unit on a month-to-month basis at a rental amount which is not less than the cost to operate the unit;
e)	The lease to the over-income family provides that the over-income family agrees to vacate the unit when it is needed by an eligible family; and
f)	The PHA gives the over-income family at least thirty (30) days’ notice to vacate the unit when it is needed for rental by an eligible family.
Families admitted under these circumstances are not subject to the over-income limit.  
7.	The PHA must submit to HUD and make publicly available an annual report containing:
a)	The number of families residing the PHA’s public housing units with income exceeding the over-income limit; and 
b)	The number of families on the PHA’s waiting list for admission to public housing.
8.	The PHA may continue to house families with incomes above the local low-income limit but below the over-income limit.
Removal of the following statement under the Disclaimer Policy. Pg 127
Please note that all references to assets will remain at $5000 as the previous policy stated, not $50,000 (which amount HUD will adjust annually in accordance with the Consumer Price Index for Urban Wage Earners and Clerical Workers), until such a time that HUD’s computer system will allow for the submission of a 50058 using this method of calculating assets. 

PG 134 – Updated Income Limits and Fair market Rents
[bookmark: _Toc331513465][bookmark: _Toc331685344][bookmark: _Toc241598104][bookmark: _Hlk33635596]Appendix D: PHA Income Limits

PHA Income Limits are updated annually by HUD around April 1st of each year. New income limits will be applied as they are released by HUD. Updated income limits are always available for review in our property management offices. 

This table reflects the most recent update, effective 04/01/2026. 


	[bookmark: _Hlk33635941]Persons in Family
	Income Limit

	1
	$55,550

	2
	$63,500

	3
	$71,400

	4
	$79,350

	5
	$85,700

	6
	$92,050

	7
	$98,400

	8
	$104,750


[bookmark: _Toc331513466][bookmark: _Toc331685345][bookmark: _Toc241598105][bookmark: _Hlk214288157]
Appendix E: Table of Flat Rents
Flat Rents are updated annually and set at no less than 80% of HUD released Fair Market Rents. Updated Flat Rents are always available for review in our property management offices. 
This table reflects the most recent update, effective 01/01/2027. 

	Bedroom Size
	

	0
	$630

	1
	$739

	2
	$905

	3
	$1078

	4
	$1293

	5
	$1487




PG 139 – (termination and eviction policy) Removed – HOTMA final rule removed this provision and EID no longer applies
Restriction on Eviction of Over-Income Families
The PHA may not evict or terminate the tenancy of a family solely because the family is over the income limit if: 
1.	The family has a valid Family Self-Sufficiency Contract of Participation; or
2.	At least one family member is receiving the Earned Income Disallowance benefit.
PG 139 (termination and eviction policy) – updated 14 day to 30 day notice – This was supposed to be temporary for COVID. We left it 14 days in the policy because we were under the impression this was going to go back to 14 days, but since it has not, we will update it for now. If HUD allows us to go back to 14 days, we will revisit the policy.  

OLD
The PHA must provide residents a notice of termination as follows:
1. Fourteen (14) days in advance, in cases of failure to pay rent;
NEW
1. Thirty (30) days in advance, in cases of failure to pay rent;

OLD
Notices under this procedure shall be deemed delivered:
a) Upon personal service thereof to the complainant or an adult member (18 years of age or older) of the complainant's household;
b) On the second day after the deposit thereof for mailing, postage prepaid, with the U.S. Postal Service, if mailed by first class mail other than certified or registered mail, unless the resident can prove that delivery of the notice, in fact, occurred at some other time.
NEW
Notices under this procedure shall be deemed delivered:
a) Upon personal service thereof to the complainant or an adult member (18 years of age or older) of the complainant's household;
b) Upon posting to the door of the occupied unit;
c) On the second day after the deposit thereof for mailing, postage prepaid, with the U.S. Postal Service, if mailed by first class mail other than certified or registered mail, unless the resident can prove that delivery of the notice, in fact, occurred at some other time.

Starting Pg 163 – Appendix L - Definitions
OLD
[bookmark: _Hlk516048368]Adjusted Income
Adjusted Income means Annual Income less the following allowances, determined in accordance with HUD instructions:
1. $480 for each Dependent;
2. $400 for any Elderly Family;
3. For any family that is not an Elderly Family or disabled family, but has a member other than the head of household or spouse, Handicapped/Disabled Assistance Expenses in excess of three percent of Annual Income, but this allowance may not exceed the employment income received by Family members who are 18 years of age or older, as a result of the assistance to the Disabled Person;
4. For any Elderly or Disabled Family,
a) That has no disability assistance expenses, an allowance for Medical Expenses, equal to the amount by which the Medical Expenses exceed three percent of Annual Income;
b) That has Disability Assistance Expenses greater than or equal to three percent of Annual Income, an allowance for Disability Assistance expenses computed in accordance with paragraph 3, above, plus an allowance for medical expenses, that is equal to the Family's Medical Expenses;
c) That has Disability Assistance Expenses that are less than three percent of Annual Income, an allowance for combined Disability Assistance Expenses and Medical Expenses, that is equal to the amount by which the sum of these expenses exceeds three percent of Annual Income; and
5. Child Care Expenses.
NEW
Adjusted Income
Adjusted income means annual income (as determined under 24 CFR 5.609) of the members of the family residing or intending to reside in the dwelling unit, after making the HUD required deductions. 
Annual Income
NEW
Annual Income
Annual income is defined in accordance with 24 CFR § 5.609, as amended by the Housing Opportunity Through Modernization Act of 2016 (HOTMA), and applicable HUD guidance.
Annual income includes all amounts not specifically excluded by 24 CFR § 5.609 that are received from all sources by each family member who is 18 years of age or older or who is the head of household or spouse of the head of household, plus unearned income received by or on behalf of a dependent who is under 18 years of age.
For initial occupancy or initial provision of housing assistance and for interim reexaminations, the PHA will estimate the family's income for the upcoming 12-month period in accordance with HUD requirements. For annual reexaminations, the PHA will determine the family's income for the previous 12-month period, subject to applicable HOTMA requirements for streamlined income determinations and adjustments for changes in income.
Income from assets and the treatment of net family assets will be determined in accordance with 24 CFR §§ 5.603 and 5.609 and applicable HUD guidance.
Only income specifically included under 24 CFR § 5.609 will be counted, and income specifically excluded by federal law, regulation, or applicable HUD guidance will not be included in annual income.

OLD
Passbook Rate
The interest rate, as determined by the PHA, used in calculating the imputed income from assets.
[bookmark: _Hlk197070557]Passbook Rate Calculation
The PHA will use the HUD established Passbook Rate that is in effect on the first day of the PHA’s fiscal year. The PHA will review the passbook rate annually and adjust it accordingly on the first day of the PHA’s fiscal year, to be effective for transactions dated on or after July 1.  
NEW

Passbook Rate Calculation
The PHA will use the HUD established Passbook Rate published annually by the U.S. Department of Housing and Urban Development (HUD), effective January 1 of each calendar year, when calculating imputed income from net family assets as required by 24 CFR § 5.

Pg 179 Updated Definition of Over-Income Family for clarity
Over-Income Family
[bookmark: _Hlk528316440][bookmark: _Hlk1120773][bookmark: _Hlk524441916][bookmark: _Hlk521921157]An individual or family who has exceeded the over-income limit set by HUD per 24 CFR 960.507.  
PG 188 Definition removed – irrelevant
PHMAP
This assessment program has been replaced by PHAS.
The Public Housing Management Assessment Program (PHMAP) is a process designed to allow HUD and the PHA to identify PHA management capabilities and deficiencies, and to lead to overall better management of the public housing program, in accordance with 24 CFR part 901.


