PH Specialist HOTMA - Day 3 Rent Calculation October 2023

Public Housing Specialist
Rent Calculation
Day 3

NMNJ

Nan McKay

L ip— C

Chapter 1
Form HUD 50058

Learning
Outcomes

= Understand the purpose of
the Form-50058 and the
50058 Instruction Booklet

= Review the Form HUD-50058
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Form HUD 50058

= New Form HUD 50058 issued in October
2023

= Updating for HOTMA

= Instruction booklet has not yet been
released

= PHA may not begin using the form until

1/1/24 or later
nNJ

Section 6

6. Assets
6a. Famiy No. | 6b. Bc. Is this assel 6d. Cash value of assel | 6e. Actual Income | 61, Imputed Income
Member Name Type | included in net
of family assets?
asset

6g. 6h, 6i. Total net family assets, total actual income, g 6h. 6i
fotal imy income:

6]._Passbook rate (written as decimal)
6k._Final assetincome: 6h + 6 (see instruction bookle!

2 ||

M

Section 7

7a. Famiy Member Name | No. | 75 7c. Calculabon | 7d. Dollars per year | 7e. Income 71, Income afler
Income | (PHA use) exciusions exclusions

(7d minus 7e)

o] o] vl ol wf w o o
o o ol ol o] « o o o

ol
ol

o ol 0| o o o o ol ol vl e e

Tg Column total
7h. Reserved
7i. Tolal annual income: 6K + 79

Gver-income Status (Public Housing Oniy]
7], What is the a; over-income it for famibes of ths sze? H
i

Ti_lIs the. reater than the over-income lmit? ¥ (1N
7

=

is s annual income greater
L If the family is over-income. note the star dale of he 24 consaculive Month grace pencd
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8. and

Ba_Tolal annual income: copy from 71 Is 8a
Permissive Deductions

8b. Family Member Name No. [ 8. Type of permissive deduction 3d_Amount

TBe_Tolal permissive deductions (sum of column 84
f hoadispouse/co-hoad Is under 62 and no family member is disabled, SKip o 81
B, Medicalidisabity threshoid: 8a X 0.10
Tolal annual Unreimbursed disabiily assistaNGe expense (1 o Expenses. skp 10 %
8h_Maximum disabiity allowance If 63 minus 81 s or zero, put amount
I negative and headspouselco-head Is under 62 and not
disabled, put 0
W negative and head/spouse/co-head s elderty of Gisabled, copy.
rom 89

= (3]

|

|

8 Eamings in 7d made possibie by Gabilty assrslance expense
) Allowable disabiity assistance expense: kower of 8h or 81 (# B9 s less than 81 and headispouselco-head
elderty or disabled. copy from Bh
Bk

a vl «l

under 62 and not disabled,
put0)
81 Family is eligible for medical or child care expense hardship or both?
8m._Tolal annual disabilty assistance and medical expense: 8] + 8k (i no disabilty expenses copy from BK) | §
8n. Medicalidisabaty assistance 1o disabillty assistance Expenses.of f 60 1S leas than 61, pul | §
deduction &m minus 81 (# 8m minus 81 is negative, put zero)
1 gisabilty assistance expenses and & is greater than or equal
1081, copy from 8m
Bp_Eigerty/amabity alowance ¥
Bq. Number of dependents (people under 18, of with disabiy, or ful-ime student. Do nol count head of
rousehold, spouse, co-head, foster chid/adul o live-n aide |
Allowance per dependent
allowance: 89 X 81
Tolal annual unreimbursed child Gare costs.
x_Total allowances: 8 + 6n + Bp + s + 81
. Adjusted annual income: 8a minus Bx (i Bx s larger, pul 0]

B

glel 2| =3P # == 2 3

2

Section 9

9. Total Tenant Payment (TTP)
9a. Tolal monthly income: 8a + 12
9c. TTP if based on annual income: 9a X 0.10
9d. Adjusted monthly income: 8y + 12
9e. Percentage of adjusted monthly ncome
9. TTPif based on adjusted annual income: (9d X 9e) + 100
99. Weifare rent per month (i none. put 0)
9h. Minimum rent (if waived. put 0)
i._Enhanced Vioucher minimum rent
j._TTP, highest of lines 9¢. 91, 9g. 9h. or &
Bk. Most recent TTP
9m. Qualify for minimum rent hardship exemption? (Y of N)

g*;x;tﬁsfg?g

10. Public Housing

il Copy from
10 Units flat rent
Income Based Rent Calculation (if prorated rent, skip 1o 10h)

100_Income Based Reni (Lower of 10a or 10b i authorized 1o u "o i not, put 10a)
10e._ Uity allowance, if any
101, Tenant rent: 10 minus 106 T positve or 0, put tenant
1]

| wlalnl
2

rent
[ fnegative. credit tenant

Income Based Prorated Rent Calculation (if not prorated, skip to 10u)

0h. PHA-established flal rent T0n
k[ -amily Maximum sul . 10h minus 1 01

10j. Total number eligidie 10;
10k_Total number in family 10k
10n. Eligible subsidy (101 + 10K X 10] 10n.
10p. Mixed family TTP: 10h minus 10n 10p.
10r._Utibty allowance # any 10r.
10s. Mixed famiy lenant rent. 10p minus 10 f positive or 0, put tenant 10s.

rent

[ negalive_credi! tenant s 10s.

Type of Rent
10u._Type of rent selected: [ ] Income-based [
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Converting Income

= The PHA must convert all income to an
annual figure on the 50058

= Multiply weekly wages by 52

= Multiply bi-weekly wages by 26

= Multiply semi-monthly wages by 24
= Multiply monthly wages by 12

e

Rounding

= Only whole dollar amounts are entered on
the 50058

= Round down if less than 50 cents
= $6.29 x 2080 = $13,083.20 = $13,083
= Round up if 50 cents or more
= $6.31 x 2080 = $13,124.80 = $13,125
= Only enter whole dollar amounts on 50058

: NN

Converting Percentages to
Decimals

= Move decimal two places to left and drop
% sign
= 2.5% =.025
= 2% =.02
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Chapter 2
Income

13

Learning

O’ 7 Outcomes

= Define annual income

e = Differentiate how income is
treated for different household
member and what is included

and excluded

Calculate income for students

Identify how to calculate

different types of income and
impute welfare income

Section 1
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Definition: Annual Income

= HOTMA extensively revised definition of
annual income
= Regulation lists income that is excluded

= Previous version of the regulation listed both
inclusions and exclusions

= All income is included unless specifically
excluded

e

§5.609 Annual income.

(a) Annual income includes, with
respect to the family:

(1) All amounts, not specifically
excluded in paragraph (b) of this
section, received from all sources by
each member of the family who is 18
vears 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

(b) Annual income does not include
the following:

e

Definition: Earned Income

= Earned income means income or earnings
from wages, tips, salaries, other employee
compensation, and net income from self-
employment

e
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Definition: Unearned Income

= Unearned income means any annual income
calculated under that regulations that is not
earned income

® Includes any pension or annuity, transfer
payments (meaning payments made or
income received in which no goods or
services are being paid for, such as welfare,
social security, and governmental subsidies
for certain benefits), or any cash or in-kind

benefits nng

Calculating Income

= The methodology used for calculating annual
income differs depending on whether income is
being calculated at:

= Initial occupancy/assistance
= Interim reexam
= Annual reexam

e

Calculating Income

= When calculating income at the time of
admission to the program or during
interim reexams, PHAs must use
anticipated income (current income) (i.e.,
the family’s estimated income for the
upcoming 12-month period)

e
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Calculating Income

= When calculating income at an annual
reexam, the PHA uses the family’s income
for the previous 12-month period, but must
make adjustments to reflect current
income

= More on how to calculate income
tomorrow

e

Income of Various Household
Members

e

Summary of Income Included and Excluded by Person

Live-in aides Income from all sources (both earned and unearned) is
excluded [24 CFR 5.609(b)(8)].

Foster child or foster adult | Income from all sources (both earned and unearned) is
excluded [24 CFR 5.609(b)(8)].

Head, spouse, or cohead All sources of income not specifically excluded by the
Other adult family regulations are included [24 CFR 5.609(a)].
members

Children under 18 years of | Earned income is excluded [24 CFR 5.609(b)(3)].
age All other sources of unearned income, except those

specifically excluded by the regulations, are included
[24 CFR 5.609(a)].

Full-time students 18 years | Earned income in excess of the dependent deduction is
of age or older (not head, | excluded [24 CFR 5.609(b)(14)].

spouse, or cohead) All other sources of unearned income, except those
specifically excluded by the regulations, are included.

*Regulations no longer include reference to temporarily absent family members.

e
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Minors

= Exclude employment income of children
under 18

= [nclude all unearned income

= Except those amounts specifically excluded
by regulations

= [nclude assets and asset income in net

family assets
M3

Example

= Amanda Allen (age 16) is a
high school student who
lives with her parents

= She works part-time after
school earning $15,000 per
year

= She receives $3,500 in SSI
per year

= She has a non-interest-
bearing checking account

Example

= Since Amanda is a minor,
the PHA will:

= Exclude the full amount
of employment income

= Include unearned
income from SSI

= Consider her checking
account when
determining net family
assets

Copyright 2023 by Nan McKay & Associates, Inc. Page 9
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Example

7.Income
7a. Family Member Name | No. | 5. 7c. Calculation | 7d. Dolars per year | 7e. Income 7M. Income afier
Income | (PHA use) exclusions xclusions:

= 8

7d minus 7e)

3,500

Amanda Allen |3 | SSI 3,500

L3
s
$
s
s
5
$
5
5
¥
B
B

FEECEECEEE e

75 Column total

7h. Reserved
71, Total annual income: 6K + 7g 7i

Full-Time Students

» Exclude earned income of a dependent full-time
student in excess of the dependent deduction
= Will adjust annually for inflation
= Currently $480
= Head, spouse, cohead are never considered full-
time students

M

Full-Time Students

= Include all unearned income
= Except those amounts specifically excluded by
regulations
* Include assets and asset income in net family
assets
= |f the head, spouse, or cohead attends school
full time, include all earned income

Mo
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Full-Time Students

= How does HUD define “full-time” student?
= 24 CFR 5.603 states: A family member who attends
school or vocational training on a full-time basis
= Therefore, to be considered full-time, a student
must be considered full-time by an educational
institution with a degree or certificate program

: NN

Example

= Miriam Leslie (age 22) f ‘.-
lives with her parents
and is a full-time student

= She earns $4,000 per
year at her part-time job

= She receives $3,500 in
SSI per year

= She has a checking

account nng

Example

= Since she is a dependent full-time student,
the PHA will:
* Include the first $480 of her wages

= Exclude the amount in excess of $480 of her
wages

= Include all income from SSI
= Her checking account is considered when

determining net family assets
M3
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7.Income
7a. Family Member Name | No

7c Calculation | 7. Dolars per year | 7e. Income 7T Income afer
(PHA use) exclusions exdusions

(7d minus 7e)

3,500
480

s €7

“Miriam Leslie| 3
Miriam Leslie| 3

FEECEECEEE e

75 Column total

3,980
7h. Reserved

71, Total annual income: 6K + 7g 7i

u NN

Temporarily Absent Family
Members

= Regulations state that children who are
temporarily absent due to placement in
foster care continue to be counted as
family members

= However, the regulations do not address
any other type of temporarily absent family

e

Temporarily Absent Family
Members

= Since the regulations state to count all
income unless it’s specifically excluded,
the PHA includes the income of
temporarily absent family members

= The PHA should define temporarily absent
in PHA policy since the regulations do not
= For example, a family member who is working in

another state on a temporary assignment
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Temporarily Absent Family
Members

= Once a family member is considered
permanently absent, they are removed
from the family composition and their
income is not counted

e

Live-In Aides

= Both earned and
unearned income is
fully excluded

= Live-in aides are
household
members, not family
members

= |neligible for any
deductions

Foster Children and Foster
Adults

= Exclude payments received by the family

= Exclude income of foster children and
adults
= Both earned and unearned

= Household members, not family members

e
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Kinship Care Exclusion

= “Kinship care” payments are excluded
= State programs, sometimes called “Kin-GAP”
= Kin-GAP and “similar payments” are

excluded as the equivalent of foster care
payments

: NN

Learning Activity 2-1

= [ncome Inclusions and Exclusions for
Different Household Members

e

Learning Activity 2-1 Answers

1. The head of household’s 16-year-old
daughter works a part-time job at a fast-
food restaurant and makes $300 per
week.

a. Include $300 per week
b. Include $480 per week
c. Exclude $300 per week

e
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Learning Activity 2-1 Answers

2. The live-in aide works part-time at a
hardware store and earns $250 per
week.

a. Include $250 per week
b. Exclude $250 per week

e

Learning Activity 2-1 Answers

3. Afull-time student who is not head,
spouse, or cohead works at a grocery
store and earns $310 per week.

a. Include $310 per week
b. Include $480 for the year
c. Include $480 per week
d. Exclude $310 per week

e

Learning Activity 2-1 Answers

4. The head of household is temporarily
absent (as defined by PHA policy) from
the unit because they are working for a
month in another state. They earn $500
per week.
a. Include $500 per week
b. Exclude $500 per week

e
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Definition: Earned Income

= Earned income means income or earnings
from wages, tips, salaries, other employee
compensation, and net income from self-
employment

e

Earned Income

= Include in annual income the earned
income of:
= Each member of the family who is 18 years of
age or older

= Or who is the head of household or spouse or
cohead regardless of age

e
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Employment Income

Stoew gy g et

* Fullamount, ¢
prior to payroll =
deductions

= Includes
overtime,
commissions,
fees, tips,
bonuses

By

e

Projecting Employment Income

= At initial occupancy and for any interim,
the PHA is required to estimate the income
of the family for the upcoming 12-month
period

* I[ncome calculation for an annual reexam
differs and will be discussed in a later

chapter on conducting annuals
e

Projecting Employment Income

= When pay stubs are used to calculate
income, the PHA must collect a minimum
of 2 current, consecutive paystubs dated
within 120 days of receipt by the PHA
= PHA must have a written policy on the
number of paystubs required
= All staff must apply policy consistently

e
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Annualizing Employment Income

= HUD does not address how income from
paystubs should be annualized
= Average vs. year-to-date
= Industry practice is to take an average of
pay stubs
= PHA practice should be consistent
regardless of what method is used

e

Annualizing Employment Income

© 0 0 0

Calculate Divide by total Multiply the Round, if
average gross number of average pay necessary
income for each paystubs to by the number

pay period by calculate of pay periods

adding together
gross pay from
all paystubs

average pay in the year
per pay period

e

Example

= PHA policy calls for 4 pay stubs
= Paystub 1: $725.80 for May 1
= Paystub 2: $799.93 for May 15
= Paystub 3: $730.48 for June 1
= Paystub 4: $767.92 for June 15
= What is the annual income?

e
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Example

= Step 1: $725.80 + $799.93 + $730.48 +
$767.92 = $3,024.13

= Step 2: $3,024.13 + 4 pay stubs = $756.03
= Pay is semi-monthly (15t and the 15t)

= Step 3: $756.03 x 24 = $18,144.72

= Step 4: $18,144.72 rounds to $18,145

e

Seasonal Employment

e

Seasonal Employment

= Some occupations
regularly work less than

12 months per year

= School employees &1 .
= Agricultural workers ’ = ’ ‘,,‘«.,,ﬁ\_‘:_j
= Construction trades i g

: NMN3
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Seasonal Employment

= Earnings of seasonal
workers or day
laborers are included Y
in annual income J

= Even if the source,
date, or amount of
income varies

Definition: Seasonal Worker

= An individual who is hired into a short-term
position (e.g., for which the customary
employment period for the position is 6 months
or fewer); and

= The employment begins about the same time
each year (such as summer or winter)

= Typically, the individual is hired to address
seasonal demands that arise for the particular

employer or industry
e

Seasonal Work

= Some examples of seasonal work include
employment limited to holidays or
agricultural seasons

= Seasonal work may include but is not
limited to employment as a lifeguard,
ballpark vendor, or snowplow driver

e
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Definition: Day Laborer

= An individual hired and paid one day at a
time without an agreement that the
individual will be hired or work again in the
future

e

Projecting Income from Seasonal
Employment

= Annualizing income from seasonal
employment at new admission or interim
can be challenging since it may not be
possible to project income for the
upcoming 12-month period

e

Projecting Income from Seasonal
Employment

= PHA may gather income from all sources
over a specific time frame, average over
that time frame, and then annualize over a
full year

e
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Projecting Income from Seasonal
Employment

= |[f it is not feasible to anticipate a level of income
over a 12-month period

= Or the PHA believes that past income is the best
available indicator of expected future income

= The PHA may annualize the income anticipated
for a shorter period
= Subject to redetermination at the end of the shorter

e

Example 1: Seasonal
Employment

= Maggie Price is an applicant
= She is currently a tile setter
earning $1,200 per month ey
= For the last 3 years, she worked -’L‘\J
for 8 months during the
construction season
= For the rest of the year (4
months) she worked part-time

earning $500 per month n.ng

Example 1: Seasonal
Employment
= Based on her current paystubs
and her tax information, the

PHA performs the following
calculation:

WAk

W a
—
$1,200 x 8 months = $9,600
+ $500 x 4 months = $2,000

$11,600 annual

e
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Example 2: Seasonal
Employment

= Derrick Jones is a new admission
= He is a house painter

= He works from April to September. He does not work in
rain or windstorms.

= He does not receive pay stubs. The PHA contacts his
employer who says over the last 3 years:

= He worked on average 30 hours/week
= He currently makes $12/hour

M3

Example 2: Seasonal
Employment

= The PHA uses past income as
the best available indicator of
expected future income

= The PHA uses the average
number of hours he’s worked
over the last three years
multiplied by his current rate
of pay

Self-Employment

Mo
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Self-Employment

= Annual income include net income from
the operation of a business or through
self-employment
= Net income is gross income minus business
expenses that allows the business to operate

= May deduct depreciation (straight-line), interest
payments on loans, and all expenses other than
those for expansion or capital improvements

e

Example

= A self-employed house
painter owns a truck he
uses for his business as
well as several ladders,

buckets, and spray guns \
He also purchases
rollers and hand

brushes each time he is
hired to do a job

e

Example

= The painter may deduct
the depreciation on his
truck and ladders as
well as the cost of the
paint, paint thinner, \ \

disposable rollers and
paint brushes he
purchases throughout
the year

e
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Self-Employment

= 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

n NN

Example

= Donna Edwards is starting a
new business as a dog walker.
She is using $500 of her own
money to purchase leashes,
dog treats, and to print fliers
and advertise

= After several months, she
withdraws $500 from the
business as a reimbursement
of her initial investment

Example

= The $500 is not
considered income since
it is a reimbursement of
her own investment

Mo
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Self-Employment

= [f net income from a business is negative,
no income is included in annual income
= Example: Martin West is HOH
= He earns $35,000 per year wages
= His spouse Amanda is self-employed
= She has negative business income of -$1,500
= Amanda’s loss does not offset Martin’s wages

: NN

Independent Contractors

= Income received as an independent
contractor is included in annual income

= Even if the source, date, or amount of the
income varies

= Considered self-employed

e

Definition

» An individual who qualifies as an independent
contractor instead of an employee in
accordance with the Internal Revenue Code
Federal income tax requirements and whose
earnings are consequently subject to the Self-
Employment Tax

= |n general, an individual is an independent
contractor if the payer has the right to control or
direct only the result of the work and not what

will be done and how it will be done nng
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Example: Independent
Contractor

= Amanda Allen drives for Uber

= She files a 1099

= She is considered self-
employed

= Whether she works full-time
or part-time, her net income
is included in annual income,
even if her hours and pay
vary

Earned Income Disallowance
(EID)

e

Earned Income Disallowance (EID)

= HOTMA removed the statutory authority
for the EID

= Families continue to qualify through
12/31/2023

= These families continue to receive the EID
under current regulations

= Full 24 months of exclusion

e
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Earned Income Disallowance (EID)

= As of 1/1/2024, no
new families qualify
= The EID fully

sunsets December
31, 2025

Example

» Brad Green gets a new job
on 11/12/23 and qualifies
for the EID

= Per PHA policy, the PHA
starts his EID clock on
12/1/123

= Brad is entitled to the full
24-months of EID

= His EID ends 12/1/25

Other Earned Income

Mo
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Military Pay

= Count all regular pay,
special pay, and
allowances of member
in armed forces

= Do not count special
duty pay received for
being exposed to

M3

Student Loans

= Exclude 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

Mo
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Educational Savings Accounts

= Any amount in or from, or any benefits,
income, or distributions from, any
Coverdell educational savings account or
any qualified tuition program under IRS
sections 529 and 530 is excluded from
income

e

Student Financial Assistance

e

Student Financial Assistance
under HOTMA

= HOTMA changed the
rules on student
financial assistance

= Creates two
categories of student
financial assistance
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Two Types of Student Financial
Assistance

“ 7% Assistance under section 479B of

&

o Title IV of the HEA

1 %\S the Higher Education Act of 1965
4

M3

Title IV of the HEA

= Must be
excluded from
the family’s
annual income

M

Examples * Pell Grants
of Title IV = Teach Grants

= Federal Work Study
Programs

= Federal Perkins Loans

= Income earned in
employment and training
programs under section
134 of the Workforce
Innovation and Opportunity
Act (WIOA) (starting 1/1/24)

= Bureau of Indian
Affairs/[Education student

assistance progrﬁng
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Other Student Financial
Assistance

= Exclude:

= Any other grant-in-aid, scholarship,
or other assistance amounts

= For the actual covered costs
charged by the institute of higher
education

= Not otherwise excluded by the
Federally mandated income
exclusions (i.e., Title IV of the HEA)

e

Definition: Actual Covered Costs

= The actual costs of:

= Tuition, books, and supplies
= Including supplies and equipment to support
students with learning disabilities or other
disabilities
= Room and board
= Other fees required and charged to a student

by the educational institution

Definition: Actual Covered Costs

= And, for a student who is not the head of
household or spouse/cohead, include:
= The reasonable and actual costs of housing

= While attending the institution of higher
education

= And not residing in an assisted unit

e
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Student Financial Assistance

= To qualify, assistance must be expressly:

= For tuition, book, supplies, room and board, or other
fees required and charged to the student by the
educational institution;

= To assist a student with costs of higher education; or

= 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.

Types of Student Financial
Assistance

= Must be a grant/scholarship received from:
= The Federal government
= A State, Tribal, or local government
= A private foundation registered as a nonprofit
= A business entity
= An institution of higher education

e

Student Financial Assistance

= Does not include:

= Financial support provided to the student in
the form of a fee for services performed

= Gifts, including gifts from family or friends

e
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Student Financial Assistance

= Applies to both full-time and part-time
students

= May be paid directly to the student or to
the educational institution on the student’s
behalf

e

What does this mean?

= The amount of student financial assistance
that helps the student with their actual
educational expenses is not included in
annual income

= Anything over that amount, may be
included

e

What does this mean?

= PHA needs to verify:

= How much is the student’s financial
assistance?

= Is any of the assistance coming from a
source under Title IV of the HEA?

= What are their actual covered costs to attend
school?

e
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Example 1: HEA Assistance Only

= [f a student only receives financial
assistance under Title IV of the HEA and
does not receive any other student
financial assistance

= Exclude the full amount of the assistance
received under Title IV

= No need to calculate actual covered costs

e

Example 2: Other Assistance Only

= |f the student does not receive any assistance
under Title IV of the HEA but does receive
assistance from another source:
1) Calculate actual covered costs

2) Subtract the total amount of the student’s financial
assistance from the student’s actual covered costs

3) Include any amount of financial assistance in
excess of the student’s actual covered costs

e
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Example 2: Other Assistance Only

Actual covered costs: $20,000

AV

$25,000 in financial assistance - $20,000 in actual covered costs

Included income: $5,000

Example 3: Both

= When a student receives assistance from both
Title IV of the HEA and from other sources:

= Calculate the actual covered costs

= Assistance received under Title IV of the HEA
is applied to the student’s actual covered
costs first

= Then apply the other student financial
assistance to any remaining actual covered

costs n.T]g

Example 3: Both

= If the amount of assistance excluded
under Title IV of the HEA equals or
exceeds the actual covered costs, none of
the student financial assistance is
excluded from income

Mo
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Example 3: Both

Actual covered costs: $25,000

AV

Exclude the entire Title IV HEA assistance

Included income: $5,000 in other financial assistance

Example 3: Both

= [f the amount of assistance excluded
under Title IV of the HEA is less than the
actual covered costs, exclude the amount
of other student financial assistance up to
the amount of the remaining actual
covered costs

M

Example 3: Both

Actual covered costs: $22,000

$22,000 actual covered costs - $15,000 Title IV HEA
assistance = $7,000 remaining

$5,000 other financial assistance - $7,000 remaining

Included income: SO
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Example 4: Both

Actual covered costs: $18,000

$18,000 actual covered costs - $15,000 Title IV HEA
assistance = $3,000 remaining

$5,000 other financial assistance -$3,000 remaining

Included income: $2,000

Learning Activity 2-2

= Calculating Student Income

Scenario1

= Herschel Kratz (age 52) is head of household.
He goes to school full-time at a community
college. He receives a Pell Grant in the
amount of $8,000 per school year. This is his
only financial assistance. The PHA verifies
his actual covered costs to attend school are
$1,200. Herschel also works part-time earning
$20,000 per year. What is his annual income?

Mo
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Scenario 2

= Marge Button (age 25) lives with her parents.
She is a full-time student. She receives a
scholarship from a local nonprofit group of
$1,000 per school year. This is the only student
financial assistance she receives. The PHA
verifies her actual covered costs to attend
school are $35,000 per year. She works part-
time and earns $9,000 per year. What is her

annual income?

Scenario 3

Homer Samuels (age 21) lives with his parents.
He attends school part-time. He works part-time
earning $15,000 per year. He has a student loan
for the school year of $25,000. He receives a
scholarship from a business of $10,000 per
school year. This is the only student financial
assistance he receives. The PHA verifies his
actual covered costs to attend school are $8,000

per year. What is his annual income?

Scenario 4

= Ned Flannigan (age 22) lives with his parents.
He attends school full-time. He receives an
athletic scholarship from his school of $50,000
per year. His actual covered costs to attend
school are $30,000 per year. He is in a Federal
Work-Study program where he earns $10,000
per school year working part-time. What is his

annual income?
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Periodic Payments

e

Periodic Payments

= Periodic payments are income sources
received on a regular basis
= Weekly, monthly, or yearly

= For example, payments from Social Security,
SSI, annuities, pensions, disability, death
benefits

= They are typically included in annual

income n'n:]
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Lump Sum Payments Counted
as Income

= Generally, lump sums received by the
family are not considered income since
they are nonrecurring

= However, lump sums caused by delays in
processing periodic payments (such as
welfare and unemployment) are included

in annual income

Example: Lump Sum

i«a
[

= Beverly Boone lost her job
on Oct 19t and applied for
unemployment

= On 12/6 she begins receiving
regular payments of $200 per
week from unemployment

= She also gets a $900 lump

sum to cover the period from
10/19 to 12/5

Example: Lump Sum

= The lump sum for the &
delayed start of
unemployment benefits is
included in her annual
income as well as her
weekly unemployment
benefit amount
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Exception: Certain Deferred
Periodic Payments

= Deferred periodic amounts from SSI and
SS benefits or any deferred VA disability
benefits that are received in a lump sum
amount or in prospective monthly
amounts are excluded from annual income

e

Example: Excluded Deferred
Payment

= Amanda Martinez applied
for SSI two years ago

= When it was awarded, she
received a one-time lump
sum payment for $8,000

= She also started receiving
gross monthly SSI
payments of $500

e

Example: Excluded Deferred
Payment

* Include the gross amount
of Wanda’s monthly SSI

= $500 x 12 = $6,000

= Exclude the full amount of
the lump sum

= The lump sum may be
an asset

= More on this later
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Social Security

* Include gross Social Security income prior
to the Medicare deduction
= Example:

=SS payment is $800 per month
= $174.70 subtracted for Medicare premium
= Count $800 per month as income

NN

Reduction in Social Security
Benefits

= If benefits reduced to make up for prior
overpayments by SSA, include amount
provided

= Not amount that would have been provided if
no error had been made

NN

SS Garnishments

= NMA asked HUD about SS garnishments (for
example, for back taxes or student loan debt)

Response:

Under the finel e, annualincome nclades all amounts ecefed, ot the omaunt o fomily may be lgolly entitie o receve, To thetend, the PHA would cacuiate the
amount the il anfcpatesrecehingafte the garishment, Aditional, the family mustrepatncome changes once the garmishment s o onger n plce

= This is a change from previous HUD guidance
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Example: SS Reduction

= Social security overpaid benefits for the past 6
months

= Should have received $1,100 per month
= Family instead received $1,200 per month
= SSA adjusts payment to recoup overpayment
= $1,000 per month for the next 6 months
= For the next sixth months, use the lower amount

e

Applying the COLA

= COLA announced annually in October
= Effective the day after SSA announces the
COLA, the PHA must factor in COLA (if

any)
= For all annuals and interims that have not yet
been completed and

= Are effective January 1 or later of the
following year

e

Example: Applying the COLA

= EIV shows Edward is currently
receiving $500 a month in SS

= The PHA is processing his
annual in November which will
be effective 2/1

= COLA announced 10/13: 3.6%
= $500 x 3.6% = $18
= $518 x 12 = $6,216 effective 2/1
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Retirement Accounts

= Any distribution of
periodic payments
from retirement
accounts is income at
the time it is received
by the family

Retirement Accounts

= Previous guidance from HUD stated that
the PHA would not include amounts
withdrawn that are a reimbursement of the
family’s own investment

= This is no longer the case

= The PHA does not consider the family’s
investment and counts all periodic

payments from retirement accounts

Alimony and Child Support

= Annual income includes “all amounts
received,” not the amount that a family
may be legally entitled to receive but
which they do not receive

= For example, a family’s child-support or
alimony income must be based on payments
received, not the amounts to which the family

is entitled by court or agency orders
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Nonrecurring Income

e

Definition: Nonrecurring Income

= Income that has a discrete end date and
will not be repeated beyond the coming
year during the family’s next annual
reexam period is excluded as nonrecurring

e

Periodic Payments vs
Nonrecurring Income

= However, this does not include
unemployment income and other types of
periodic payments if they are:
= Received at regular intervals
= For a period of greater than one year
= And can be extended

e
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Self-Certification of
Nonrecurring Income

= The PHA may accept a self-certification
from the family stating that income will not
be repeated in the coming year

e

Example: Nonrecurring Income

= The Watts family is a new
admission

= They receive income from
a guaranteed income
program in their city

= The payments will end 6
months after the family is
admitted to the program

Example: Nonrecurring Income

= While the guaranteed
income will be repeated |
in the coming year, it
will end before the
family’s next annual

= The income is fully
excluded

e
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Example: Regular Income

In February, the PHA is
conducting an annual for Lillian
Gonzalez, effective 5/1/24

She states she receives
monthly payments for
participation in a research
project that is expected to last
for 18 months and will end on
9/30/25 the following year

Example: Recurring Income

The PHA includes this
as income because the
amounts will be
received through the
next annual reexam

Example: Recurring Income

For the 5/1/25 annual
reexam, Lilian provides a
letter stating that the
income will end on
9/30/25

The PHA will exclude the
income received after
the 5/1/25 annual reexam

o
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Insurance Payments and
Settlements

= The regulations state to exclude insurance
payments and settlements for personal or
property losses

= Including but not limited to payments under
health insurance, motor vehicle insurance,
and workers’ compensation

e

Insurance Payments and
Settlements

= However, periodic payments paid at
regular intervals (such as weekly, monthly,
or yearly) for a period of greater than one
year that are received in lieu of wages for
workers’ compensation are included in
annual income

e

What does this mean?

= Excluded
= Payments received in lieu of wages for
workers’ compensation, even if paid in
periodic payments, that will last for a period
of less than one year

= [ncluded

= Workers’ compensation paid at regular
intervals for a period of greater than one year

e
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Example: Workers’ Comp

-~

= Heather Cooper was injured
in a work accident

= At her annual she states she
is receiving worker’s
compensation equal to her
salary paid in biweekly
installments for a period of 8
months

= The amount is excluded

Nonrecurring Income

* Income excluded as nonrecurring includes:

= Nonrecurring payments made to the family or to a third-
party on behalf of the family to assist with utilities;

= Payments for eviction prevention;
= Security deposits to secure housing;

= Payments for participation in research studies
(depending on the duration); and

= General one-time payments received by or on behalf of

e

Nonrecurring Income

» Income excluded as nonrecurring includes:

= Payments from the U.S. Census Bureau for
employment lasting no longer than 180 days

= Direct federal or state payments for economic
stimulus or recovery

= State or federal refundable tax credits or tax
refunds

= Gifts for holidays, birthdays, or other significant

life events or milestones n.ng

Copyright 2023 by Nan McKay & Associates, Inc. Page 50



PH Specialist HOTMA - Day 3 Rent Calculation October 2023

Nonrecurring Income

= Lump-sum additions to
net family assets,
including but not
limited to lottery or
other contest winnings g

= May be counted as an o
asset

Example: Lottery Winnings

= Trevor Lucky bought 10
lottery tickets

= One of the tickets won
him $1,000

= The winnings are a one-
time, lump-sum and are
not included in annual
income

Example: One-Time Lump Sum

* Logan fundraises $5,000
online to help pay for
personal expenses

= The PHA verified with Logan
that this was a one-time
solicitation for donations of
cash and that Logan does not
intend for this to be a
recurring source of income
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Example: One-Time Lump Sum

= The $5,000 is a one-time,
lump sum and should not be
included in his annual
income calculation

Example: One-Time Lump Sum

= At his next annual, the PHA verifies Logan
solicited for donations online a second time and
raised an additional $4,500

» Logan certified that he does not intend for this
to be a recurring source of income, but, because
the PHA can establish a pattern, the $4,500 is
not considered a lump-sum and should be
included in the annual income calculation

e

In-Kind Donations

= Non-monetary, in-kind donations, such as food,
clothing, or toiletries, received from a food bank
or similar organization are excluded
= Whether they are recurring or non-recurring
= Non-recurring, non-monetary in-kind donations
from friends and family are excluded
= Because they are non-recurring income

e
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Regular Income

= Provided they do not meet the definition of
non-recurring, the PHA includes regular
contributions (cash or noncash) provided
on a regular basis (recurring)

= May include rent and utility payments paid on
behalf of the family

e

Example: Non-Monetary, In-Kind

Donation
= Jonas Crandall receives a
basket weekly from the local |
food bank that includes both ’J q
food and toiletries K )f
= This is an in-kind donation 4 A

from the local food bank L

= The PHA must not include
the basket items in annual
income

e

Example: Regular Income

= Holly Hawes lives alone

= Her father does not live in her unit

= On average, he gives her $100 each month to
pay her utility bills

= Holly self-certifies that he has been paying her

utility bills for the last 2 years and will continue
to pay them in the upcoming year

= The $100 per month is income

e
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Zero Income Reviews

e

Zero Income Review

= Optional and not required by HUD

= Performed by the PHA for families who
claim they do not receive income from any
source, including from assets

= PHA requests that the family completes
and signs a worksheet explaining how

they pay for household expenses

Zero Income Review

= Remember, the PHAs must not assign
monetary value to nonmonetary in-kind
donations from a food bank or similar
organization received by the family

e
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Zero Income Review

= PHAs may only conduct interims in
accordance with the regulations and PHA
policies

= Families who begin receiving income
which does not trigger an interim should
not be considered zero income
= Even though the family’s income is not

reflected on 50058
nNJ

Learning Activity 2-3

= Periodic Payments and Non-
recurring Income

e

Scenario 1

= Stan Marshall (age 63) is head of household. He
collects $900 per month in Social Security,
although $178 is taken out for the Medicare
premium. His daughter Wendy (age 32) and his
grandson Eric (age 3) live with him. Wendy is
entitled to collect $300 per month in child
support for her son Eric. However, the PHA
verifies that she only collects an average of
$150 per month. This is her only source of
income. What is the family’s annual income?

e
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= Paul Frink (age 42) is head household. He

Scenario 2

was recently injured on the job. At his 3/1
annual, he states he collects $1,500 per
month workers’ compensation. This will
last for six months after the effective date
of his annual. He also states that he
receives food from a local food pantry
every Friday. What is his annual income?

e

Scenario 3

Wayland Burns (age 39) is head of
household. He claims that he is zero
income. When the PHA asks how he pays
his expenses, he says he won the lottery
last year and received a $10,000 lump sum.
He is living off the money. What is his
annual income?

e

Scenario 4

Edna Kerr (age 63) and her husband Seymour
(age 64) both receive Social Security benefits.
She receives $900 per month, but she was just
informed the SSA overpaid her benefits for the
last two years so she will only be receiving $800
a month for the next year. Seymour’s gross
benefit amount is $1,000 but he has $200 per
month taken out for a garnishment for back

child support. What is their income?
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Public Assistance Income

e

Public Assistance

® Include in annual income:
= Temporary Assistance for Needy Families

= SSI
= General Assistance

Public Assistance in As-Paid

States

= Income regulations no longer include a
reference to welfare assistance in as-paid

states
= New York, New Hampshire, and Vermont

= However, TTP regulations still state to
consider welfare rent when calculating

e
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Rules for Certain
Welfare Agency Sanctions

= Families who receive welfare benefits must
participate in welfare’s economic self-
sufficiency program to receive benefits

= When family has not complied with certain
requirements of the welfare agency, the
family’s benefits may be sanctioned -

reduced
nNJ

Welfare Agency Sanctions

= When the welfare agency imposes a
sanction that reduces a family's welfare
income because

= The family commits welfare fraud, or
= Fails to comply with welfare's economic self-

sufficiency program or work activities
requirement

NN

Welfare Agency Sanctions

= The PHA
= Must not reduce the family’s rent, even though
the welfare benefit income has been reduced

= Must include in annual income an "imputed”
welfare income

= “Imputed welfare” — the amount family would
have received if not for the welfare sanction

NMN3
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Specified Welfare Benefit
Reduction

= Not applicable if welfare reduction is

= Result of expiration of a time limit on
receiving benefits

= Family has complied with requirements but
can’t find a job

= Due to noncompliance with other welfare
agency requirements

NN

Verification of Welfare Benefit
Reduction

= Welfare agency, at request of PHA, will
inform PHA of

= Amount and term of welfare benefit reduction
for family

= Reason for reduction

= Subsequent changes in term or amount of
reduction

NN

Imputed Welfare Income

= PHA will include imputed welfare income
in annual income determination

= A family is receiving $600/mo TANF
benefits

= Benefits stop due to welfare fraud
= Imputed welfare income = $600

NMN3
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Imputed Welfare Income

= Imputed welfare income is offset (reduced)
by additional (new) income from other
sources starting after sanction is imposed

Lkl

i
i ko -
ADDITIONAL INCOME IMPUTED WELFARE INCOME

e

Imputed Welfare Income

= A family is receiving $600/mo TANF benefits
= Benefits stop due to welfare fraud

= Imputed welfare income = $600

= The head begins working, earning $300/mo
= Employment income = $300
= Imputed welfare income = $300

= Total 50058 monthly income = $600

NN

Imputed Welfare Income

= A family is receiving $600/mo TANF benefits
= Benefits are reduced to $200 due to fraud

= TANF income = $200
= Imputed welfare income = $400
= The head begins working, earning $300/mo
= TANF income = $200
= Employment income = $300
= Imputed welfare income?
= $400 - $300 $100

= Total 50058 income $600

NMN3
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Imputed Welfare Income

= A family is receiving $600/mo TANF benefits

= Benefits stop due to failing to participate in
required economic self-sufficiency program
= Imputed welfare income = $600

= The head begins working, earning $800/mo
= Employment income = $800
= Imputed welfare income? $0

NN

Review of PHA Decision

= Family must be assisted at the time of the
sanction

= Family may request an informal hearing to
review determination of imputed welfare
income amount

= But not whether they should have been
sanctioned by the welfare agency!

NN
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Health and Medical Care
Reimbursements

= Exclude 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

Aid and Attendance to Veterans

= Payments related to aid and attendance to
veterans in need of regular aid and
attendance are excluded

= Program through the VA used to offset the
cost of long-term care

= Exclusion applies only to veterans and not
to other beneficiaries of the payments,

such as a surviving spouse
M3

Home-Based Care Payments

= Exclude 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

e
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Home-Based Care Payments

!‘ o NS

= Payments may include
payments to a member of
the assisted family to
enable them to care for
another family member
who is disabled so that
person may remain in the
assisted unit

M3

Home-Based Care Payments

= The old 24 CFR 5.609(c)(16) excluded:

= Amounts paid by a State agency to a family
with a member who had a developmental
disability

= And is living at home

= To offset the cost of services and equipment
needed to keep the developmentally disabled

family member at home

What’s different?

= Payments no longer need to offset the cost of
services or equipment

= Covers all payments by state Medicaid-managed
care system, other state agency, or authorized
entity not just a state agency

= Applies to any family member with a disability,
not just a developmental disability

Mo
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Home-Based Care Payments

= Exclusion only applies to payments to the family
member for caregiving services for another
member of the assisted family residing in the
unit

= Payments to the family member for caregiving
services for someone who is not a member of
the assisted family (such as for a relative that
resides elsewhere) are not excluded from

income nng

Example: Home-Based Care
Payments

= Sally lives in a unit with her
mother Barbara who is
disabled and needs care
services

= Barbara wishes to remain in
the unit

= Sally is providing care
services for her mom and
gets direct payments from

the state Medicaid agency n‘ng

Example: Home-Based Care
Payments

= Amounts paid directlyto
Sally by the state
Medicaid agency are
excluded

e
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Civil Action Settlements

= Exclude 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, which resulted in a member of
the family becoming disabled

e

“Baby Bond” Accounts

= Income earned by

government contributions to,
and distributions from “baby
bond” accounts created,
authorized, or funded by
federal, state, or local
government is excluded

= Currently no federal program

= Some states have programs

Plan for Achieving Self-
Sufficiency (PASS)

= Exclude PASS income
= SSl recipients - training program
= Disregarded while SSI disregards it

NMN3
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Publicly
Assisted
Programs

= Exclude amounts
specifically for
reimbursement of
out-of-pocket
expenses to allow
participation in a
specific program

Resident Service Stipends

= Received by a resident for performing a
service for an owner
= Fire patrol
= Hall monitoring
= Lawn maintenance
= Serving on PHA board -
= Resident initiatives coordinator

Resident Service Stipends

= Not to exceed $200 per month
= If individual receives an amount that exceeds
$200 per month, include the entire amount
= Individual cannot receive more than one
such stipend at the same time

Mo

Copyright 2023 by Nan McKay & Associates, Inc. Page 66



PH Specialist HOTMA - Day 3 Rent Calculation October 2023

Training Programs

= Exclude all incremental earnings and benefits
from training programs funded by HUD or
qualifying federal, state, tribal, or local
employment training programs and training of a
family member as resident management staff

= Includes programs not affiliated with a local
government

= No specific programs cited

NN

Training Programs

= Incremental earnings:

= Increase in total amount of benefits (TANF)
and earnings of family member prior to
enrollment in training program versus after
enrollment

S 010

Training Programs

= Exclude incremental earnings and benefits
only while the family member participates
in the employment training program

= Definition of training program:
= Clearly defined goals and objectives

NMN3
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Example: Training Program

= Horatio Smith receives $600
per month in TANF.

= He enrolls in a state
employment training program

= He begins receiving $750 per
month in training income

= His TANF benefits stop

Example: Training Program

= What income is included?
= $600
= $150 increase is excluded
= How long will it be
excluded?
= While he is in the program

Other Income Exclusions

= Holocaust reparations payments
= Refunds and rebates for property taxes

= Adoption assistance payments in excess
of the dependent deduction
= Adjusted annually for inflation
= Currently $480

NMN3
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Loan Proceeds

= Exclude 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

= Examples include a private loan to enable a
family member to go to school or to buy a car

e

Mismanagement of Assets
Claims

= Exclude 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

= See Notice PIH 2023-27 for more information

e

Housing Gap Payments

= Exclude 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

e
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Housing Gap Payments

= [f the gap is reduced or eliminated because
of a subsequent move by the tenant or
change in subsidy, and the tenant
continues to receive the payment, the
payment that is no longer needed to close
the gap should be counted as income

e

Civil Rights Settlements

= Exclude income from civil rights
settlements or judgments

= Including settlements or judgments for back
pay regardless of how the settlement or
judgement is structures

=(i.e., as a lump sum or structured payment)
= May be counted toward net family assets

e

FSS Accounts

= Exclude income earned on amounts placed
in a family’s Family Self-Sufficiency (FSS)
account

= nterim or final distributions from the account
are also excluded

e
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Federally Mandated Exclusions

* Food Stamps
= School Lunch Act and Child Nutrition Act
= Including WIC
= Domestic Volunteers Services Act payments
= Heating assistance payments
= Workforce Investment Act of 1998
= AmeriCorps Living Allowance

.

Federally Mandated Exclusions

= Any amounts in an “individual development
account”

= Certain payments to Native Americans under
Indian Settlements/Trusts
= See list in book

= Spina Bifida and Agent Orange settlements

= Child Care and Development Block Grant Act

NN

Federally Mandated Exclusions

= Earned income tax credit refunds

= Robert T. Stafford Disaster Relief and
Emergency Assistance Act and other state and
local disaster assistance

= Title V of the Older Americans Act
= Examples in book
= Crime victim compensation

NMN3
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