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What is the Administrative Plan?

The Administrative Plan is our rulebook for operating the Housing Choice Voucher
program. It contains mandatory rules decided by HUD, and it contains some optional
rules decided by HOSWWA.

Where can | find the Administrative Plan?

The Administrative Plan is always available for public inspection. You can find our
current Administrative Plan at https://hoswwa.org/hcv-administrative-policy/. You can
also ask for a copy in person at our main office.

Why are you proposing changes to the Administrative Plan?

The laws that govern the Voucher program have changed, and we are required to
update the rules in our Administrative Plan to match the law. Most of these changes are
mandatory, but some of the changes are discretionary. Check out the summary for a
brief description of the major changes.

What happens after the public comment period is over?

Before we finalize the changes to our Administrative Plan, we will review any public
comments we receive. Your comments will help us determine if we are making the right
choice on the discretionary changes. We cannot finalize the change until we consider
public feedback. Once the changes are finalized, most of them will go into effect
January 1%, 2027.

How do | submit comments?

You can send in writing to our main office at 820 11" Ave. Longview, WA 98632. You
can also submit comments in person. If you need help accessing or reading any of the
materials, please tell us! Let us know if you need any disability accommodations.
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Summary of Administrative Plan Changes

Background

The Administrative Plan revisions presented here are the result of very significant,
sweeping regulatory changes enacted by HUD.

Most of these changes result from the Housing Opportunity Through Modernization Act
of 2016 (HOTMA). HOTMA significantly modifies the core operations of the Rent
Assistance Department and represents the largest HCV policy update in decades.

Sections 102 and 104 will alter the Housing Authority’s rent assistance calculations,
eligibility requirements, reexamination workflows, and other areas throughout the
administrative policy.

After years of implementation delays, HOTMA became effective in several staggered
waves. HOTMA's final compliance deadline is January 15t, 2027. As of January 2027,
all HOTMA changes are fully effective and enforceable.

All chapters of the administrative plan received modifications. Chapters with significant
modifications are highlighted in Part II.
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I. Chapters Without Significant or Discretionary Changes

Chapter 00: Introduction

¢ No significant amendments.

¢ Added clarifying language to distinguish NSPIRE from HQS inspection
standards. NSPIRE implementation has been delayed many times, and HUD has
not fully phased out HQS terminology.

Chapter 01: Overview

¢ No significant amendments.
¢+ Modified the HOTMA implementation timeline to reflect its staggered rollout, and
revised the list of Contents.

Chapter 02: Fair Housing and Equal Opportunity

¢ No significant amendments.
¢ Removed outdated citations and guidance for serving Limited English Proficiency
populations.
= HUD significantly rolled back LEP protections in 2025, and former HUD
guidance is now rescinded.
= Nondiscrimination laws are still in effect. However, PHAs are no longer
required to have a Language Access Plan and are not required to offer
free translation or interpretation to LEP families.

Chapter 04: Applications, Waiting List, and Tenant Selection

¢ No significant amendments.
¢ Removed outdated citations and guidance for serving Limited English Proficiency
populations.

Chapter 05: Briefings and Voucher Issuance

¢ No significant amendments.
¢ Removed outdated citations and guidance for serving Limited English Proficiency
populations.
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Chapter 08: Inspections and Rent Reasonableness

¢

<&

NSPIRE compliance was further delayed by HUD. Until the transition to NSPIRE
is fully complete, our policy temporarily has two versions of Chapter 8: Version
08.A and Version 08.B.

Version 08.B will become active after we are fully transitioned to NSPIRE.
Version 08.A will remain active for as long as we continue using HQS.

Releasing both versions will ensure we are technically compliant, regardless of
our actual NSPIRE compliance date.

There are no discretionary policy amendments in either version.

Chapter 09: Leasing

¢

No significant amendments.

Chapter 10: Moving

¢

No significant amendments.

Chapter 12: Termination

¢

No significant amendments.

Chapter 13: Owners

¢

No significant amendments.

Chapter 14: Program Integrity

¢

No significant amendments.

Chapter 15: Special Housing Types

14

No significant amendments.

Chapter 17: Project-Based Vouchers

¢

No significant amendments
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Chapter 18: RAD-PBV

¢ Extensive revisions throughout this chapter to reflect the most recent RAD
regulations.

¢ Part IV is significantly rewritten to accommodate our eventual transition to
NSPIRE.

¢+ Added our Relocation Assistance policy, making it clear that our existing
Relocation policy applies to RAD PBVs.

¢ Expands and clarifies the rules for Underoccupied and Accessible Units, Choice
Mobility, and Family Briefings.

Chapter 19: Special Purpose Vouchers

¢ Updated Part | to reflect the most recent FYI regulations (PIH 2025-08), including
Voucher Issuance, Referrals, and Waiting Lists.

EHV Policy Supplement

¢+ Extensive revisions throughout this chapter.
¢ The EHV program will end this year, and many former plan elements are now
obsolete. PHAs are prohibited from issuing new EHVs.
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Il. Chapters With Significant or Discretionary Changes

Chapter 03: Eligibility
¢ Significant HOTMA modifications. HOTMA adds two new eligibility restrictions
based on household assets and real property ownership.

= Families must be denied admission if their net family asset values exceed
the value determined by HUD.

= Families must also be denied admission if they own suitable, habitable
real property.

¢ Mandatory, non-discretionary policy: We must enforce the limitations at intake.

Discretionary PHA decision #1: Asset Limitation Enforcement
We are required to enforce the limitations at intake, but we can optionally
enforce them for existing families who are already housed.

= Families rarely exceed the asset limitations. Adopting the optional
enforcement policy would require significant staff time and ongoing
monitoring efforts, and it would not yield any cost or efficiency benefits.

* Policy recommendation: Only enforce asset limitations for new
families at intake.

Chapter 06: Income and Subsidy Determinations
¢+ Extensive HOTMA revisions throughout this chapter.
¢ Mandatory, non-discretionary policies:

= Updated definitions for income, assets, deductions, and other subsidy
factors.

= Removal of the Earned Income Disallowance, which ended in 2023.
= New procedures for Student Financial Aid income.

= New annually-adjusted deductions.

= New hardship deductions.

= Modified list of income exclusions.

Discretionary policy decision #2: Permissible Deductions
We are required to adopt HUD’s mandatory income deductions. However, we
can optionally adopt additional permissive income deductions.

=  Permissive deductions would increase HAP, and PHAs will not receive
any extra funding to cover the increased subsidy costs.

» Policy recommendation: Do not adopt any extra permissible
income deductions.
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Discretionary policy decision #3: Increases in Payment Standards
HUD revised the regulations for applying increases in payment standards. We
must apply payment standard increases no later than the earliest annual or
interim reexam. However, HUD permits us to adopt policies to apply payment
standards even sooner, before the family’s next interim or annual.
» The new regulation will already require us to apply payment standards
earlier than the old regulation. Tenants will already benefit from earlier
payment standard increases, which will increase HAP costs.

» Policy recommendation: Do not apply payment standard increases
any earlier than required by the new regulation.

Chapter 07: Verification

¢ SAVE verification procedures are rewritten for clarity, but there are no functional
changes to SAVE verifications.

¢+ Mandatory, non-discretionary policies:
= Updated rules for verifying income, assets, and other subsidy factors.

Discretionary policy decision #4: Safe Harbor Verification
HOTMA made several mandatory modifications to the Verification Hierarchy.
HOTMA also introduces a new optional verification type: Safe Harbor.

» Most low-income families are receiving benefits from other means-
tested government benefit programs, such as DSHS cash or food
benefits. Those other programs already perform comparable income
determinations. Safe Harbor means we can streamline a review by
accepting the income determinations made by those government
agencies.

» Safe Harbor verification would simplify new admissions and
reexaminations, reducing costs and staff burden with relatively low risk.

» Policy recommendation: Allow Safe Harbor verification.
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Chapter 11: Reexaminations
¢+ Extensive HOTMA revisions throughout this chapter:
¢ Mandatory, non-discretionary policies:
= Adds a brand new transaction type: the Non-Interim Reexamination
= New methodology for calculating income at the annual reexamination

= Codifies a new mandatory income threshold for performing interim
reexaminations for income increases

Discretionary policy decision #5: Interim Reexamination Timing

After HOTMA, we will have very little discretion over when we can or cannot
perform an interim reexam. However, we can optionally adopt a policy to
waive interims that happen within three months of the effective date of a
family’s scheduled annual reexamination.

= Annual reexaminations already capture any necessary household
changes. If the reexamination is scheduled to be effective within 90
days, we will have already begun gathering income and household
documents for the annual. Waiving the interim will avoid duplication and
unnecessary filework.

= Policy recommendation: Do not require an interim if a change
occurs less than 90 days before their annual review.

Discretionary policy decision #6: Interim Decrease Threshold
After HOTMA, we no longer have discretion over our interim increase
threshold. However, we have the option of setting our own interim decrease
threshold.
= We can choose a percentage threshold anywhere from 0% to 10%.
= Since 10% is the mandatory threshold for increases, it would be easiest
and most straightforward to adopt the same percentage for decreases.
= Policy recommendation: Adopt a decrease threshold of 10%.
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Chapter 12: Termination
¢ Expands and adds clarifying language for terminations for Family Absence,
Insufficient Funding, and Death of a Sole Member.

¢ Adds termination rules for Asset Limitation enforcement.

Discretionary PHA decision #7: Asset Limitation Enforcement
We must enforce the limitations at intake and deny admission to ineligible
applicants. However, we have discretion about enforcing the Limitations and
terminating existing families. This policy directly correlates with our policy
discussed in Policy Decision #1.
o This policy directly correlates with our policy discussed in Policy
Decision #1. If we choose to enforce asset limitations for existing
families, then we must develop termination procedures to
correspond with that enforcement.

= Policy recommendation: Only enforce asset limitations for new
families at intake.

Chapter 16: Program Administration
¢ Updates the regulations for Fair Market Rents (FMRs) and Small-Area Fair
Market Rents (SAFMRs), Designated Payment Standard Areas, and Exception
Payment Standards
+ Clarifies the requirements for Energy Efficient Utility Allowances (EEUA).
¢ Updates the VAWA forms and certifications to the most current versions.

Discretionary policy decision #8: Energy Efficient Utility Allowances
Our agency has maintained a special EEUA utility allowance schedule for
many years. When that allowance was first created, it was granted based on
very simple criteria: the year a unit was built. The methodology was known as
Super Good Cents.

= The old methodology no longer exists in regulation and should have
been discontinued years ago. Based on modern regulation, EEUA can
only be granted to units that meet LEED or Energy Star standards. We
do not screen for either of these energy standards.

» We can choose to keep maintaining an EEUA schedule. However, we
would have to begin screening units for LEED or Energy Star
standards. It would require much more time and effort to determine
which units are eligible, slowing leaseup and adding to administrative
burden.

= Policy recommendation: Discontinue the Energy Efficient Utility
Allowance Schedule.
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Chapter 3
ELIGIBILITY

INTRODUCTION

The PHA is responsible for ensuring that every individual and family admitted to the
HCV program meets all program eligibility requirements. This includes any individual
approved to join the family after the family has been admitted to the program. The family
must provide any information needed by the PHA to confirm eligibility and determine the
level of the family’s assistance.

To be eligible for the HCV program:
e The applicant family must:
- Qualify as a family as defined by HUD and the PHA.
- Have income at or below HUD-specified income limits.

- Qualify on the basis of citizenship or the eligible immigrant status of family
members.

- Provide social security number information for household members as required.

- Consent to the PHA’s collection and use of family information as provided for in
PHA-provided consent forms.

- Not currently be-receiving-receive a duplicative subsidy.
- Meet net asset and real property ownership restriction requirements.

e The PHA must determine that the current or past behavior of household members
does not include activities that are prohibited by HUD or the PHA.

This chapter contains three parts:

Part |: Definitions of Family and Household Members. This part contains HUD
and PHA definitions of family and household members and explains initial and
ongoing eligibility issues related to these members.

Part II: Basic Eligibility Criteria. This part discusses income eligibility, and rules
regarding citizenship, social security numbers, and family consent.

Part Ill: Denial of Assistance. This part covers factors related to an applicant’s
past or current conduct (e.g. criminal activity) that can cause the PHA to deny
assistance.

© Copyright 2026 Nan McKay & Associates, Inc.
Unlimited copies may be made for internal use.
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3-1.K. FOSTER CHILDREN AND FOSTER ADULTS

Foster children or adults are permitted to live in an assisted unit with the PHA’s
permission. A PHA refusal to allow a family to have a foster child or foster children may
constitute a violation of the familial status provisions of the Fair Housing Act.

A foster adult is a member of the household who is 18 years of age or older and meets
the definition of a foster adult under state law. In general, a foster adult is a person who
is 18 years of age or older, is unable to live independently due to a debilitating physical
or mental condition, and is placed with the family by an authorized placement agency or
by judgment, decree, or other order of any court of competent jurisdiction.

A foster child is a member of the household who meets the definition of a foster child
under state law. In general, a foster child is placed with the family by an authorized
placement agency (e.g., public child welfare agency) or by judgment, decree, or other
order of any court of competent jurisdiction.

Foster children and foster adults who are living with an applicant or who have been
approved by the PHA to live with a participant family are considered household
members but not family members. The income of foster children/adults is not counted in
family annual income, and foster children/adults do not qualify for a dependent
deduction [24 CFR 5.603; HUD-50058 IB, p. 13].

The administrative plan must include policies concerning residency by a foster child or
foster adult, including defining when PHA consent for occupancy by a foster child or
foster adult must be given or may be denied [24 CFR 982.54].

PHA Policy

A foster child or foster adult may be allowed to reside in the unit if their presence
would not result in a violation of space standards as described in Section 8-1.F of
this policy.

Children that are temporarily absent from the home as a result of placement in foster
care are discussed in Section 3-I.L.

Chapter 3: Eligibility
HOSWWA Admin Plan, 1/1/2027
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3-11.B. CITIZENSHIP OR ELIGIBLE IMMIGRATION STATUS [24 CFR 5, Subpart E]

Housing assistance is available only to individuals who are U.S. citizens, U.S. nationals
(herein referred to as citizens and nationals), or noncitizens that have eligible
immigration status. At least one family member must be a citizen, national, or noncitizen
with eligible immigration status in order for the family to qualify for any level of
assistance.

All applicant families must be notified of the requirement to submit evidence of their
citizenship status or eligible immigration status or to elect not to contend that they have

eI|Q|bIe status when they apply for aSS|stance [24 CFR 5 508(f)(1 )(l)] Whereiea&ble—

Declaration [24 CFR 5.508]

HUD requires each family member, regardless of age, to declare whether the individual
is a citizen, a national, or an eligible noncitizen, except those members who elect not to
contend that they have eligible immigration status. Those who elect not to contend their
status are considered to be ineligible noncitizens. For citizens, nationals, and eligible
noncitizens the declaration must be signed persenally-by the head, spouse, cohead,
and any other family member 18 or older, and for minors by an adult residing in the
assisted unit who is responsible for the child-a-parent-orguardianforminors. The family
must identify in writing any family members who elect not to contend their immigration
status (see Ineligible Noncitizens below). No declaration is required for live-in aides,
foster children, or foster adults.

U.S. Citizens and Nationals

U.S. citizens or U.S. nationals (or the parent/quardian for family members under age 18)
must sign a declaration of their status, under penalty of perjury. In general, citizens and
nationals are required to submit only a signed declaration as verification of their status.
However, HUD regulations permit the PHA to request additional documentation of their
status, such as a passport. HUD strongly encourages PHAs to require that families
provide proof of citizenship by such means as birth certificates, naturalization
certificates, passports, or other documentation [HUD Secretary Letter 12/16/25].

PHA Policy

Family members who declare citizenship or national status will not be required to
provide additional documentation unless the PHA receives information indicating
that an individual’s declaration may not be accurate.

Eligible Noncitizens

Eligible noncitizens (or the parent/quardian for family members under age 18) must sign
a declaration of their status, under penalty of perjury. In addition to providing a signed
declaration, those declaring eligible noncitizen status must sign a verification consent
form and cooperate with PHA efforts to verify their immigration status as described in
Chapter 7. The documentation required for establishing eligible noncitizen status varies

© Copyright 2026 Nan McKay & Associates, Inc. Page 13 Chapter 3: Eligibility
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depending upon factors such as the date the person entered the U.S., the conditions
under which eligible immigration status has been granted, the person’s age, and the
date on which the family began receiving HUD-funded assistance.

Lawful residents of the Marshall Islands, the Federated States of Micronesia, and Palau,
together known as the Freely Associated States, or FAS, are eligible for housing
assistance under section 141 of the Compacts of Free Association between the U.S.
Government and the Governments of the FAS [Public Law 106-504].

Ineligible Noncitizens

Those noncitizens who do not wish to contend their immigration status are required to
have their names listed on a noncontending family members listing, signed by the head,
spouse, or cohead (regardless of citizenship status), indicating their ineligible
immigration status. Family members who do not sign a declaration of their status or

prowde the requwed supportlnq documentatlon WI|| be con3|dered |neI|Q|bIe for housmq

Providing housing assistance to noncitizen students is prohibited [24 CFR 5.522]. This
prohibition extends to the noncitizen spouse of a noncitizen student as well as to minor
children who accompany or follow to join the noncitizen student. Such prohibition does
not extend to the citizen spouse of a noncitizen student or to the children of the citizen
spouse and noncitizen student. Such a family is eligible for prorated assistance as a
mixed family.

When reviewing applicants for assistance, if a PHA formally makes a finding of fact or
conclusion of law, supported by a determination from the Department of Homeland
Security (DHS) or the Executive Office of Immigration Review (e.q., a Final Order of
Deportation), that an individual is not lawfully present in the United States, then the PHA

must provide to DHS a report of the person’s name, address, and other identifying
information that the PHA has. Note that a SAVE response of no service record or
verification of an immigration status that makes the individual ineligible for housing
assistance is not a finding of fact or conclusion of law that the individual is not lawfully
present. At least four times annually, PHAs must provide such information to DHS. If a
PHA has knowledge of an individual who is not lawfully present in the United States,
they must provide a report to DHS within 45 days after the close of the appropriate
calendar year quarter [HUD Secretary Letter 12/16/25].

Mixed Families

A family is eligible for assistance as long as at least one member is a citizen, national,
or eligible noncitizen. Families that include eligible and ineligible individuals are
considered mixed families. Such families will be given notice that their assistance will be
prorated, and that they may request a hearing if they contest this determination. See
Chapter 6 for a discussion of how rents are prorated, and Chapter 16 for a discussion of
informal hearing procedures.

© Copyright 2026 Nan McKay & Associates, Inc. Page 14 Chapter 3: Eligibility
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All household members will be asked before admission and at each
annual/interim reexamination if they are subject to a lifetime registration
requirement under a state sex offender registration program. Household
members that appear on the Dru Sjodin National Sex Offender website will be
asked to provide documentation verifying they are not subject to lifetime
registration The website is an online searchable website hosted by the
Department of Justice, which combines data from individual state sex offender
registries. It is located at www.nsopw.gov.

¢ Any member of the family fails to sign and submit consent forms for obtaining
information.

3-1ll.C. RESTRICTION ON ASSISTANCE BASED ON ASSETS [24 CFR 5.618]

There are two circumstances under which a family is ineligible to receive assistance
based on asset ownership.

First, assistance may not be provided to any family if the family’s net assets exceed the
HUD-published asset limitation amount (adjusted annually by HUD).

e This amount is listed in HUD’s current year Inflation-Adjusted Values tables

Second, the family has real property that is suitable for occupancy by the family as a
residence and the family has:

e A present ownership interest in the real property; and

e A legal right to reside in the real property; and

e The effective legal authority to sell (based on state or local laws of the jurisdiction
where the property is located) the real property.

The PHA does not have the discretion not to enforce or provide limited enforcement of
the asset limitation at admission. However, the real property restriction does not apply in
the following circumstances:

e Any property for which the family is receiving assistance for a manufactured home
under 24 CFR 982.620 or under the HCV Homeownership program:;

e Any property that is jointly owned by a member of the family and at least one non-
household member who does not live with the family, if the non-household member
resides at the jointly owned property;

e Any family that is offering the property for sale; or

e Any person who is a victim of domestic violence, dating violence, sexual assault, or
stalking.

- __When a family asks for an exception because a family member is a victim of
domestic violence, dating violence, sexual assault, or stalking, the PHA must
comply with all the confidentiality requirements under VAWA. The PHA must
accept a self-certification from the family member, and the restrictions on
requesting documentation under VAWA apply.

© Copyright 2026 Nan McKay & Associates, Inc.
Unlimited copies may be made for internal use.
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A property is considered suitable for occupancy unless the family demonstrates that it:

Does not meet the disability-related needs for all members of the family (e.q.,

physical accessibility requirements, disability-related need for additional bedrooms,
proximity to accessible transportation, etc.);

Is not sufficient for the size of the family;

PHA Policy

The PHA defines not sufficient for the size of the family as being overcrowded
based on space standards in Chapter 8 of this policy.

Is geographically located so as to be a hardship for the family (e.q., the distance or

commuting time between the property and the family's place of work or school would

be a hardship to the family, as determined by the PHA or owner);

PHA Policy

In general, the PHA defines a geographic hardship to include when a family
members’ work, school, health care provider, or other necessary service is
located an unreasonable distance from the real property or there is a lack of
adequate transportation options for the family to access work, school, health
care, or other necessary services. The PHA will consider circumstantial details a
family faces when determining whether a geographic hardship is present.

Is not safe to reside in because of the physical condition of the property (e.q.,

property’s physical condition poses a risk to the family’s health and safety and the
condition of the property cannot be easily remedied); or

Is not a property that a family may reside in under the state or local laws of the

jurisdiction where the property is located.

If a family meets one of the above exceptions, the real property is not automatically

excluded from the calculation of net family assets. Unless the real property is

specifically excluded from net family assets as described in 24 CFR 5.603 and Chapter

6 of this policy, it will be included in net family assets. If the value of that real property

brings the net family assets above the HUD-published asset limitation amount, the

family is out of compliance with the asset limitation.

See Chapter 7 for information on verifying net family assets for purposes of the asset

limitation.

© Copyright 2026 Nan McKay & Associates, Inc. Page 28 Chapter 3: Eligibility
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3-ll.LBE. SCREENING
Screening for Eligibility

PHAs are authorized to obtain criminal conviction records from law enforcement
agencies to screen applicants for admission to the HCV program. This authority assists
the PHA in complying with HUD requirements and PHA policies to deny assistance to
applicants who are engaging in or have engaged in certain criminal activities. In order to
obtain access to the records the PHA must require every applicant family to submit a
consent form signed by each adult household member [24 CFR 5.903].

PHA Policy
The PHA will not perform criminal background checks to screen applicants.

While a PHA has regulatory authority to use criminal conviction records for the purpose
of applicant screening for admission, there is no corresponding authority to use these
records to check for criminal and illegal drug activity by participants, and therefore,
PHAs may not use records for this purpose.

PHAs are required to perform criminal background checks necessary to determine
whether any household member is subject to a lifetime registration requirement under a
state sex offender program in the state where the housing is located, as well as in any
other state where a household member is known to have resided [24 CFR
982.553(a)(2)(i)]. Applicants must provide a complete list of all states in which any
household member has resided. Failure to accurately respond to any question during
the application process is cause to deny the family admission [Notice PIH 2012-28].

PHA Policy

The PHA will use the Dru Sjodin National Sex Offender database to screen
applicants for admission.

Additionally, PHAs must ask whether the applicant, or any member of the applicant’s
household, is subject to a lifetime registered sex offender registration requirement in
any state [Notice PIH 2012-28].

If the PHA proposes to deny assistance based on a criminal record or on lifetime sex
offender registration information, the PHA must notify the household of the proposed
action and must provide the subject of the record and the applicant a copy of the record
and an opportunity to dispute the accuracy and relevance of the information prior to a
denial of admission. [24 CFR 5.903(f) and 5.905(d)].

© Copyright 2026 Nan McKay & Associates, Inc.
Unlimited copies may be made for internal use.
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PART I: ANNUAL INCOME

6-.A. OVERVIEW [24 CFR 5.609]
Annual income includes:

e All amounts, not specifically excluded in 24 CFR 5.609(b);

e All amounts received from all sources (other than those specifically excluded in 24
CFR 5.609(b)) by each member of the family who is 18 years of age or older or is
the head of household or spouse;

e Unearned income (other than those sources specifically excluded in 24 CFR
5.609(b)) by or on behalf of each dependent who is under 18 years of age; and

e Imputed returns of an asset based on the current passbook savings rate, as
determined by HUD, when the value of net family assets exceeds the HUD-
published threshold amount (adjusted annually and published in HUD’s Inflation-

Adjusted Values tables)$50,000 {which-amountHUD will adjust-annually) and the

actual returns from a given asset cannot be calculated.

In addition to this general definition, the regulations at 24 CFR 5.609(b) provide a
comprehensive listing of all sources of income that are excluded from annual income.
Note, unlike in previous versions of the regulations, the current regulations governing
annual income do not list sources of income that are to be included. Instead, HUD relies
on the definition of excluded income under 24 CFR 5.609(b) to provide the scope of
what is included. To that end, generally, all income is included unless it is specifically
excluded by regulation.

Annual income includes “all amounts received,” not the amount that a family may be
legally entitled to receive but did notreceive. 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 [Notice PIH 2023-27].

Annual income also includes all actual anticipated income from assets (provided the
income is not otherwise excluded) even if the asset itself is excluded from net family
assets [Notice PIH 2023-27]. 24 CFR 5.603(b)(1) describes HUD regulations for treating
specific types of income and assets. The full texts of those portions of the regulations
are provided in exhibits at the end of this chapter as follows:

e Annual Income Full Definition (Exhibit 6-1)
e Treatment of Family Assets (Exhibit 6-2)

[ 2

e The Effect of Welfare Benefit Reduction (Exhibit 6-3)

Sections 6-1.B and 6-1.C discuss general requirements and methods for calculating
annual income. The rest of this section describes how each source of income is treated
for the purposes of determining annual income. Verification requirements for annual
income are discussed in Chapter 7.
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6-1.D. EARNED INCOME
Wages and Related Compensation [24 CFR 5.609(a); Notice PIH 2023-27]

-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/cohead regardless of age, is included in annual
income. Income received as a day laborer or seasonal worker is also included in annual
income, even if the source, date, or amount of the income varies [24 CFR 5.609
(b)(24)].

Earned income means income or earnings from wages, tips, salaries, other employee
compensation, and net income from self-employment. Earned income does not include
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 [24 CFR 5.100].

A day laborer is defined as 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 [24 CFR 5.603(b)]..
Income earned as a day laborer is not considered nonrecurring income and is therefore
included in annual income unless otherwise excluded by regulation.

A seasonal worker is defined as an individual who is hired into a short-term position
(e.g., for which the customary employment period for the position is six 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 [24 CFR 5.603(b)]. 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 [Notice PIH 2023-27]._Income earned as a seasonal worker is not considered
nonrecurring income and is therefore included in annual income unless otherwise
excluded by reqgulation.

PHA Policy

The PHA will include in annual income the full amount, before any payroll
deductions, of wages and salaries, overtime pay, commissions, fees, tips and
bonuses, and other compensation.

For persons who regularly receive bonuses or commissions, the PHA will verify
and then average amounts received for the two years preceding admission or
reexamination. If only a one-year history is available, the PHA will use the prior
year amounts. In either case the family may provide, and the PHA will consider, a
credible justification for not using this history to anticipate future bonuses or
commissions. If a new employee has not yet received any bonuses or
commissions, the PHA will count only the amount estimated by the employer.
The file will be documented appropriately.

Military Pay
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6-1.EF. BUSINESS AND SELF EMPLOYMENT INCOME [24 CFR 5.609(b)(28); Notice
PIH 2023-27]

Annual income includes “net income from the operation of a business or profession. Net
income is gross income minus business expenses that allows the business to operate.
Gross income is all income amounts received into the business, prior to the deduction of
business expenses.

Expenditures for business expansion or amortization of capital indebtedness may not be
used as deductions in determining net income. An allowance for depreciation of assets
used in a business or profession may be deducted, based on straight line depreciation,
as provided in Internal Revenue Service regulations. 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.”

PHA Policy

To determine business expenses that may be deducted from gross income, the
PHA will use current applicable Internal Revenue Service (IRS) rules for
determining allowable business expenses [see IRS Publication 535], unless a
topic is addressed by HUD regulations or guidance as described herein.

Independent Contractors

Income received as an independent contractor is included in annual income, even if the
source, date, or amount of the income varies [24 CFR 5.609 (b)(24)].

An independent contractor is defined as 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. In 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 [24 CFR 5.603(b)]._This may include individuals such as third-party
delivery and transportation service providers and “gig workers” like babysitters,
landscapers, rideshare drivers, and house cleaners. Income earned as an independent
contractor is not considered nonrecurring income and is therefore included in annual
income unless otherwise excluded by regulation.
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6-1.GF. STUDENT FINANCIAL ASSISTANCE [FR Notice-2/14/23-and Notice PIH-
2023-2724 CFR 5.609(b)(9)]

Chapter 6: Income and Subsidy Determination
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HOTMA. Student Fi ial Assi Reaui 124 CFR 5.609(b)(9)]

The regulations underHOTMA-distinguish between two categories of student financial
assistance paid to both full-time and part-time students.

Types of Assistance
The first category is any assistance to students under section 479B of the Higher
Education Act of 1965 (Title IV of the HEA) which must be excluded from the family’s

annual income [24 CFR 5. 609(b)(9)(|)] Anyasststanee%estuéen%sﬁnder—seenenm%

Examples of assistance under title IV of the HEA include:

e Federal Pell Grants;

e Teacher Education Assistance for College and Higher Education (TEACH)Feach-
Grants;

e Federal Work Study Programs;
e Federal Perkins Loans;

e Income earned in employment and training programs under section 134 of the
Workforce Innovation and Opportunity Act (WIOA); or

e Bureau of Indian Affairs/Education student assistance programs
- The Higher Education Tribal Grant
- The Tribally Controlled Colleges or Universities Grant Program

The second cateqgory is any other grant-in-aid, scholarship, or other assistance amounts

an individual receives for the actual covered costs charged by the institute of higher
education (not otherwise excluded by the Federally mandated income exclusions) [24
CFR 5.609(b)(9)(ii)]. Other student financial assistance received by the student that,
either by itself or in combination with HEA assistance, exceeds the actual covered costs
is included in income.

5699%b}€9}€u9]—Actua/ covered costs are deflned as the actual costs of:

e Tuition, books, and supplies;

- Including supplies and equipment to support students with learning disabilities or
other disabilities

e Room and board; and
e Other fees required and charged to a student by the education institution.

For a student who is not the head of household or spouse/cohead, actual covered costs
also include the reasonable and actual costs of housing while attending the institution of
higher education and not residing in an assisted unit.
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Further, to qualify, other student financial assistance must be expressly:

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

e To assist a student with the costs of higher education; or

e To assist a student who is not the head of household or spouse with the reasonable
and actual costs of housing while attending the educational institution and not
residing in an assisted unit.

The student financial assistance may be paid directly to the student or to the
educational institution on the student’s behalf. However, any student financial
assistance paid to the student must be verified by the PHA.

The financial assistance must be a grant or scholarship received from:
e The Federal government;

e A state (including US territories), tribal, or local government;

e A private foundation registered as a nonprofit under 26 U.S.C. 501(c)(3);

e A business entity (such as corporation, general partnership, limited liability company,
limited partnership, joint venture, business trust, public benefit corporation, or
nonprofit entity); or

¢ An institution of higher education.
Student financial assistance does not include:

e Financial support provided to the student in the form of a fee for services performed;
(e.g., a work study or teaching fellowship that is not excluded under section 479B of
the Higher Education Act HEA); or

e Gifts, including gifts from family or friends.;-ef

Calculating Income from Student Financial Assistance [HOTMA Student Financial
Assistance Resource Sheet; Notice PIH 2023-27]

Chapter 6: Income and Subsidy Determination
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The formula for calculatlnq student financial a33|stance H—the—studeni—a%he#h*&es—wﬁh—

HQIMA—methedeleew—fePealeula#nq—ﬂnaneiaLassstaneeAﬁh%h-alwavs beqlns with
deducting the assistance received under 479B of the HEA from the total actual covered
costs, because the 479B assistance is intended to pay the student’s actual covered
costs. When a student receives assistance from both Title IV of the HEA and from other
sources, the assistance received under Title IV of the HEA must be applied to the
student’s actual covered costs first and then other student financial assistance is
applied to any remaining actual covered costs. Once actual costs are covered, any
remaining student financial assistance is considered income.
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If the student does not receive any assistance under Title IV of the HEA but does
receive assistance from another source, the PHA will first calculate the actual
covered costs to the student in accordance with 24 CFR 5.609(b)(ii). The PHA
will then subtract the total amount of the student’s financial assistance from the
student’s actual covered costs. The PHA will include any amount of financial

assistance in excess of the student’s actual covered costs in the family’s annual
income.

Example 1
e Actual covered costs: $20,000
e Other student financial assistance: $25,000

e Excluded income: $20,000 ($25,000 in financial assistance -
$20,000 in actual covered costs)

¢ Included income: $5,000

When a student receives assistance from both Title IV of the HEA and from other
sources, the PHA will first calculate the actual covered costs to the student in
accordance with 24 CFR 5.609(b)(ii). The assistance received under Title IV of
the HEA will be applied to the student’s actual covered costs first and then the
other student financial assistance will be applied to any remaining actual covered
costs.

If the amount of assistance excluded under Title IV of the HEA equals or exceeds
the actual covered costs, none of the assistance included under other student
financial assistance” would be excluded from income.

Example 2
e Actual covered costs: $25,000
e Title IV HEA assistance: $26,000

o Title IV HEA assistance covers the student’s entire actual
covered costs.

e Other Student Financial Assistance: $5,000
e Excluded income: The entire Title IV HEA assistance of $26,000
¢ Included income: All other financial assistance of $5,000
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6-1._ GHI. PERIODIC PAYMENTS

Periodic payments are forms of income received on a regular basis. HJb-regulations-

income- Income that will not be repeated beyond the coming year (i.e., the 12 months
following the effective date of the certification), based on information provided by the
family, is considered nonrecurring income and is excluded from annual income. Income
that has a discrete end date and will not be repeated beyond the coming year is
excluded from a family’s annual income because it is nonrecurring income. For
example, a family receives income from a guaranteed income program in their city that
has a discrete beginning and end date. While the guaranteed income will be repeated in
the coming vyear, it will end before the family’s next annual reexamination. This income
is fully excluded from annual income.

However, this does not include unemployment income and other types of periodic
payments that are received at reqular intervals (such as weekly, monthly, or yearly).
Unemployment income and other types of periodic payments are not considered
nonrecurring income, unless explicitly excluded from income under 25 CFR 5.609(b) as
updated for HOTMA, and thus they are included in annual income.

year- Insurance payments and settlements for personal or property losses, including but
not limited to payments under health insurance, motor vehicle insurance, and workers’
compensation, are excluded from annual income. Any workers’ compensation is always
excluded from annual income, regardless of the frequency or length of the payments.

Chapter 6: Income and Subsidy Determination
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Alimony and Child Support [Notice PIH 2023-27]

Annual income includes “all amounts received,” not the amount that a family may be

legally entitled to receive but which-they-donetreceivedid not. As such, a family’s child
support or alimony income must be based on payments received, not the amounts the
family is entitled to receive based on any court or agency order. A copy of a court order

or other written payment aqreement anne mav not be sufficient verlflcatlon of amounts
received by a family.-

The PHA will count aII reqular payments of alimony or Chlld support awarded as
part of a divorce or separation agreement unless the family certifies and the PHA
verifies that the payments are not being made.

Family Claims No Payments Being Received: In order to verify that
payments are not being made, the PHA will review child support payments
over the last three months. If no payments have been made in the past
three months and there are no lump sums, the PHA will not include
alimony or child support in annual income.

Payments Being Received: If payments are being made reqularly, the
PHA will use the amount received during the last 12 months (excluding
any lump sums received). If payments have been made for a period less
than 12 months, the PHA will average all payments that have been made.

Lump Sum Payments: At new admission or interim recertification, if any
lump sum payments were made in the past 12 months, the PHA will
determine the likelihood of the family receiving another similar payment
within the next 12 months before deciding whether or not this amount will
be included in the calculation of annual income.
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If the PHA determines and can appropriately verify that the family in all likelihood
will not receive a similar payment, then the amount will not be considered when

projecting annual income.

If the PHA determines that it is likely that the family will receive a similar payment
and can appropriately verify it, the amount will be included when projecting

annual income.
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6-1.Hl. NONRECURRING INCOME [24 CFR 5.609(b)(24) and Notice PIH 2023-27)]

Income received as an independent contractor, day laborer, or seasonal worker is not
excluded from income as nonrecurring income, even if the source, date, or amount of
the income varies.

Income that has a discrete end date and will not be repeated beyond the coming year
during the family’s upcoming annual reexamination period will be excluded from a
family’s annual income as nonrecurring income. This exclusion does not include
unemployment income and other types of periodic payments that are received at regular

intervals (such as weekly, monthly, or yearly)-for-a-period-of-greaterthan-one-yearthat
Somsoteronead,

Income amounts excluded under this category may include, but are not limited to:

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

e Payments for eviction prevention;

e Security deposits to secure housing;

e Payments for participation in research studies (depending on the duration); and
e General one-time payments received by or on behalf of the family.
Nonrecurring income that is excluded under the regulations includes:

e Payments from the U.S. Census Bureau for employment (relating to decennial
census or the American Community Survey) lasting no longer than 180 days and not
culminating in permanent employment [24 CFR 5.609(b)(24)(i)].

e Direct federal or state payments intended for economic stimulus or recovery [24
CFR 5.609(b)(24)(ii)].

e Amounts directly received by the family as a result of state refundable tax credits or
state or federal tax refunds at the time they are received [24 CFR 5.609(b)(24 )(iii)
and (iv)].

e Gifts for holidays, birthdays, or other significant life events or milestones (e.g.,
wedding gifts, baby showers, anniversaries) [24 CFR 5.609(b)(24)(v)].

e Non-monetary, in-kind donations, such as food, clothing, or toiletries, received from
a food bank or similar organization [24 CFR 5.609(b)(24)(vi)]. When calculating
annual income, PHAs are prohibited from assigning monetary value to such non-
monetary in-kind donations received by the family [Notice PIH 2023-27]. Non-
recurring, non-monetary in-kind donations from friends and family are excluded as
non-recurring income.
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The PHA defines training program as “a learning process with goals and
objectives, generally having a variety of components, and taking place in a
series of sessions over a period of time. It is designed to lead to a higher level
of proficiency, and it enhances the individual’'s ability to obtain employment. It
may have performance standards to measure proficiency. Training may
include but is not limited to: (1) classroom training in a specific occupational
skill, (2) on-the-job training with wages subsidized by the program, or (3)
basic education” [expired Notice PIH 98-2, p. 3].

The PHA defines incremental earnings and benefits as the difference
between (1) the total amount of welfare assistance and earnings of a family
member prior to enrollment in a training program and (2) the total amount of
welfare assistance and earnings of the family member after enroliment in the
program [expired Notice PIH 98-2, pp. 3-4].

In calculating the incremental difference, the PHA will use as the pre-
enrollment income the total annualized amount of the family member’s
welfare assistance and earnings reported on the family’s most recently
completed HUD-50058.

End of participation in a training program must be reported in accordance with
the PHA's interim reporting requirements (see Chapter 11).

Reparation payments paid by a foreign government pursuant to claims filed under
the laws of that government by persons who were persecuted during the Nazi era
[24 CFR 5.609(b)(13)]

Adoption assistance payments for a child in excess of the amount of the dependent
deduction per adopted child [24 CFR 5.609(b)(15)]

Refunds or rebates on property taxes paid on the dwelling unit [24 CFR
5.609(b)(20)]

Amounts that HUD is required by federal statute to exclude from consideration as
income for purposes of determining eligibility or benefits under a category of
assistance programs that includes assistance under any program to which the
exclusions set forth in 24 CFR 5.609(b) apply. HUD will publish a notice in the
Federal Register to identify the benefits that qualify for this exclusion. Updates will
be published when necessary.

HUD publishes an updated list of these exclusions periodically. The most recent list
of exclusions was published in the Federal Register on May 20, 2014. It includes:

(a) The value of the allotment provided to an eligible household under the Food
Stamp Act of 1977 (7 U.S.C. 2017 (b))

(b) Benefits under Section 1780 of the School Lunch Act and Child Nutrition Act of
1966, including WIC

(c) Payments, , including for supportive services and reimbursement of out-of-
pocket expenses, to volunteers under the Domestic Volunteer Services Act of
1973 (42 U.S.C. 5044(q), 5058). The exclusion also applies to assets.
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(d)
(e)
(f)

(9)

()

(m

(n)
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5044(g),5058)

Except, the exclusion does not apply when the Chief Executive Officer of the

Corporation for National and Community Service determines that the value of
all such payments, adjusted to reflect the number of hours such volunteers
are serving, is equivalent to or greater than the minimum wage then in effect
under the Fair Labor Standards Act of 1938 (29 U.S.C. 201 et seq.) or the
minimum wage, under the laws of the State where such volunteers are
serving, whichever is the greater (42 U.S.C. 5044(f)(1)).

Payments received under the Alaska Native Claims Settlement Act (43 U.S.C.
1626(c))

Income derived from certain submarginal land of the United States that is held in
trust for certain Indian tribes (25 U.S.C. 459¢)

Payments or allowances made under the Department of Health and Human
Services’ Low-Income Home Energy Assistance Program (42 U.S.C. 8624(f))

We#kferee—Lwes#neM—AePeHQ%—éZg—l:L&G—z%% AIIowances earnings, and

payments to individuals participating in programs under the Workforce
Investment Act of 1998 which was reauthorized as the Workforce Innovation
and Opportunity Act of 2014 (29 U.S.C. 3241(a)(2)).

Deferred disability benefits from the Department of Veterans Affairs, whether
received as a lump sum or in monthly prospective amounts

Income derived from the disposition of funds to the Grand River Band of Ottawa
Indians (Pub. L. 94-540, 90 Stat. 2503-04)

Payments, funds, or distributions authorized, established, or directed by the
Seneca Nation Settlement Act of 1990 (25 U.S.C. 1774f(b))

A lump sum or periodic payment received by an individual Indian pursuant to the
Class Action Settlement Agreement in the United States District Court case
entitled Elouise Cobell et al. v. Ken Salazar et al., for a period of one year from
the time of receipt of that payment as provided in the Claims Resolution Act of
2010

The first $2,000 of per capita shares received from judgment funds awarded by
the Indian Claims Commission or the U. S. Claims Court, the interests of
individual Indians in trust or restricted lands, including the first $2,000 per year
of income received by individual Indians from funds derived from interests held
in such trust or restricted lands (25 U.S.C. 1407-1408)

) Payments received from programs funded under Title V of the Older Americans

Act of 1965 (42 U S. C 3056(f)) Benem&under—the—mden—veterans—HeuﬂngL

Payments received on or after January 1, 1989, from the Agent Orange

Settlement Fund or any other fund established pursuant to the settlement in In
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Re Agent Orange oroduct liability litiga on M D L. No. 381 (E. D N. Y )Paymente

(o) Payments received under 38 U.S.C. 1833(c) to children of Vietham veterans
born with spinal bifida, children of women Vietnam veterans born with certain
blrth defects, and chlldren of certain Korean service veterans born with spinal

(P)

bifida Pavments received under the Malne Indlan Clalms Settlement Act of 1980
(25 U.S.C. 1721)

() The value of any childcare provided or arranged (or any amount received as
payment for such care or reimbursement for costs incurred for such care) under
the Child Care and Development Block Grant Act of 1990 (42 U.S.C.
9858qg)Payments received under the Maine Indian Claims Settlement Act of
e

(r) Earned income tax credit (EITC) refund payments received on or after

January 1, 1991 (26 U.S. C 32(1))Ihe—vatue—ef—any—ehtld—eare—preweed—ep

(s) Payments by the Indian Claims Commission to the Confederated Tribes and

Bands of Yakima Indian Nation or the Apache Tribe of Mescalero Reservation
(Pub. L. 95-433)Earned income tax credit (EITC) refund payments received on
or after January 1, 1991 (26 U.S.C. 32(}))

(t) Amounts of scholarships funded under Title IV of the Higher Education Act of
1965j, including awards under federal work-study programs or under the Bureau

of Indlan Affalrs student a33|stance proqrams (20 U S. C 1087uu) Beyme%%

(u) Allowances, earnings and payments to AmeriCorps participants under the
National and Community Service Act of 1990 (42 U.S.C. 12637(d)) Ameunts-of
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feesmosbone

(v) Any amount of crime victim compensation that provides medical or other
assistance (or payment or reimbursement of the cost of such assistance) under
the Victims of Crime Act of 1984 received through a crime victim assistance
program, unless the total amount of assistance that the applicant receives from
all such programs is sufficient to fully compensate the applicant for losses

suffered asa result of the crlme (34 U.S.C. 20102(0)) Allewanees—eammgeandr

(w) Any amounts in an "individual development account" are excluded from assets
and any assistance, benefit, or amounts earned by or provided to the individual
development account are excluded from income, as provided by the Assets for
Independence Act as amended (42 U S.C. 604(h)(4)) Aweameunibeﬁenme

(x) Major disaster and emergency assistance received under the Robert T. Stafford
Disaster Relief and Emergency Assistance Act and comparable disaster
assistance provided by states, local governments, and disaster assistance
orqanlzatlons This exclu3|on also applles to assets An%ameun%smae

(y) Distributions from an ABLE account, distributions from and certain contributions
to an ABLE account established under the ABLE Act of 2014 (Pub. L. 113—
295.), as described in Notice PIH 2019—09 or subsequent or superseding notice
is excluded from income and assets.Payments-made-from-theproceedsof
T ol I ibed-in Notice PIH-2013—30_"Exclusion §
thles

(z) The amount of any refund (or advance payment with respect to a refundable
credit) issued under the Internal Revenue Code is excluded from income and
assets for a perlod of 12 months from recelpt (26 U.S.C. 6409). Majepersaetep

household under the Emergency Rental Assistance Program pursuant to the

Consolidated Appropriations Act, 2021 (Pub. L. 116—260, section 501(j)), and
the American Rescue Plan Act of 2021.
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(ab)Per capita payments made from the proceeds of Indian Tribal Trust Settlements

listed in IRS Notice 2013-1 and 2013-55 must be excluded from annual income
unless the per capita payments exceed the amount of the original Tribal Trust
Settlement proceeds and are made from a Tribe’s private bank account in which

the Tribe has deposited the settlement proceeds. Such amounts received in
excess of the Tribal Trust Settlement are included in the gross income of the
members of the Tribe receiving the per capita payments as described in IRS
Notice 2013-1. The first $2,000 of per capita payments are also excluded from
assets unless the per capita payments exceed the amount of the original Tribal
Trust Settlement proceeds and are made from a Tribe’s private bank account in
which the Tribe has deposited the settlement proceeds (25 U.S.C. 117b(a), 25
U.S.C. 1407).

(ac) Any amounts (i) not actually received by the family, (ii) that would be eligible for
exclusion under 42 U.S.C. 1382b(a)(7), and (iii) received for service-connected
disability under 38 U.S.C. Chapter 11 or dependency and indemnity
compensation under 38 U.S.C. Chapter 13 (25 U.S.C. 4103(9)(C)) as provided
by an amendment by the Indian Veterans Housing Opportunity Act of 2010
(Pub. L. 111-269 section 2) to the definition of income applicable to programs
under the Native American Housing Assistance and Self-Determination Act
(NAHASDA) (25 U.S.C. 4101 et seq.).
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PART ll: ASSETS

6-11.A. OVERVIEW

Annual income includes all actual anticipated income from assets (unless otherwise
excluded by the requlations) even if the asset itself is excluded from net family assets
[Notice PIH 2023-27].

The regulation at 24 CFR 5.603(b)(3) provides a list of items that are excluded from the
calculation of net family assets. Note, unlike previous versions of the requlations, the
current requlations do not list types of assets that are included in annual income.
Instead, HUD relies on the definition of items excluded from assets to provide the scope
of what is included. Exhibit 6-2 provides the regulatory definition of net family assets.

Optional policies for family self-certification of assets are found in Chapter 7. Policies
related to the asset limitation may be found in Chapters 3 and 12.

Income from assets is always anticipated, irrespective of the income examination type.

PHA Policy

The PHA generally will use current circumstances to determine both the value of
an asset and the anticipated income from the asset. The PHA will use other than
current circumstances to anticipate income when (1) an imminent change in
circumstances is expected, (2) it is not feasible to anticipate a level of income
over 12 months, or (3) the PHA believes that past income is the best indicator of
anticipated income. For example, if a family member owns real property that
typically receives rental income, but the property is currently vacant, the PHA can
take into consideration past rental income along with the prospects of obtaining a
new tenant.

© Copyright 2026 Nan McKay & Associates, Inc. = 48 Chapter 6: Income and Subsidy Determination
Unlimited copies may be made for internal use. rage. HOSWWA Admin Plan, 1/1/2027




Any time current circumstances are not used to determine asset income, a clear
rationale for the decision will be documented in the file. In such cases the family
may present information and documentation to the PHA to show why the asset
income determination does not represent the family’s anticipated asset income.

6-11.B. ASSETS DISPOSED OF FOR LESS THAN FAIR MARKET VALUE
[24 CFR 5.603(b)(2)]

PHAs must include the value of any business or family assets disposed of by an
applicant or participant for less than fair market value (including a disposition in trust,
but not in a foreclosure or bankruptcy sale) during the two years preceding the date of
application or reexamination, as applicable, in excess of the consideration received for
the asset. An asset moved to a retirement account held by a member of the family is not
considered to be an asset disposed of for less than fair market value [Notice PIH 2023-

27].

The family must certify whether any assets have been disposed of for less than fair
market value in the preceding two vears.

Minimum Threshold

The HCV Guidebook permits the PHA to set a threshold below which assets disposed
of for less than fair market value will not be counted [HCV GB, p. 5-271.

PHA Policy

The PHA will not include the value of assets disposed of for less than fair market
value unless the cumulative fair market value of all assets disposed of during the
past two years exceeds the gross amount received for the assets by more than

$1.000.

Separation or Divorce

The requlation also specifies that assets are not considered disposed of for less than
fair market value if they are disposed of as part of a separation or divorce settlement
and the applicant or tenant receives important consideration not measurable in dollar
terms.

PHA Policy

All assets disposed of as part of a separation or divorce settlement will be
considered assets for which important consideration not measurable in monetary
terms has been received. In order to qualify for this exemption, a family member
must be subject to a formal separation or divorce settlement agreement
established through arbitration, mediation, or court order.

Foreclosure or Bankruptcy

Assets are not considered disposed of for less than fair market value when the
disposition is the result of a foreclosure or bankruptcy sale. Negative equity in real
property or other investments does not prohibit the owner from selling the property or
other investments, so negative equity alone would not justify excluding the property or
other investments from family assets.
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Family Declaration

PHA Policy

Families must sign a declaration form at initial certification and each annual
recertification identifying all assets that have been disposed of for less than fair
market value or declaring that no assets have been disposed of for less than fair
market value. The PHA may verify the value of the assets disposed of if other
information available to the PHA does not appear to agree with the information
reported by the family.

6-11.C. ASSET INCLUSIONS AND EXCLUSIONS
Necessary and Non-Necessary Personal Property [24 CFR 5.603(b)(3)(i)]

All assets are categorized as either real property (e.q., land, a home) or personal
property.

Personal property includes tangible items, like boats, as well as intangible items, like
bank accounts.

The value of necessary items of personal property is excluded from the calculation of
net family assets. Necessary items of personal property include a car used for
commuting or medical devices.

HUD defines necessary personal property as items essential to the family for the
maintenance, use, and occupancy of the premises as a home; or they are necessary for
employment, education, or health and wellness. Necessary personal property includes
more than merely items that are indispensable to the bare existence of the family. It
may include personal effects (such as items that are ordinarily worn or utilized by the
individual), items that are convenient or useful to a reasonable existence, and items that
support and facilitate daily life within the family’s home. Necessary personal property
also includes items that assist a household member with a disability, including any items
related to disability-related needs, or that may be required for a reasonable
accommodation for a person with a disability. Necessary personal property does not
include bank accounts, other financial investments, or luxury items. Items of personal
property that do not qualify as necessary personal property are classified as non-
necessary personal property.

The combined value of all non-necessary items of personal property is only included in
annual income when the combined total value exceeds the HUD-published threshold
amount (adjusted annually and published in HUD'’s current year Inflation-Adjusted
Values tables). When the combined value of all non-necessary personal property does
not exceed the HUD-published threshold amount, all non-necessary personal property
is excluded from net family assets.

While not an exhaustive list, the following table from Notice PIH 2023-27 provides
examples of necessary and non-necessary personal property.
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Necessary Personal Property Non-Necessary Personal Property

Car(s)/vehicle(s) that a family relies on for | Recreational car/vehicle not needed for

transportation for personal or business day-to-day transportation for personal or
use (e.q., bike, motorcycle, skateboard, business use (campers, motorhomes,
scooter) traveling trailers, all-terrain vehicles

Furniture, carpets, linens, kitchenware (ATVs))
Bank accounts or other financial
investments (e.q., checking account,

Common electronics (e.g., radio, savings account, stocks/bonds)
television, DVD player, gaming system)

lothing L . _
Clothi Expensive jewelry without religious or
Personal effects that are not luxury items | cultural value, or which does not hold

Common appliances

Recreational boat/watercraft

(e.g., toys, books) family significance

Wedding and engagement rings Collectibles (e.g., coins/stamps)
Jewelry used in religious/cultural Equipment/machinery that is not used to
celebrations and ceremonies generate income for a business
Religious and cultural items ltems such as gems/precious metals,
Medical equipment and supplies antique cars, artwork, etc.

Health care—related supplies

Musical instruments used by the family

Personal computers, phones, tablets, and
related equipment

Professional tools of trade of the family,
for example professional books

Educational materials and equipment
used by the family, including equipment
to accommodate persons with disabilities

Equipment used for exercising (e.q.,
treadmill, stationary bike, kavyak,
paddleboard, ski equipment)

PHA Policy

In determining the value of non-necessary, non-financial personal property, the
PHA will use the family’s estimate of the value. The PHA may obtain an appraisal
if there is reason to believe that the family’s estimated value is off by $50 or
more. The family must cooperate with the appraiser but cannot be charged any
costs related to the appraisal.

Checking and Savings Accounts [Notice PIH 2023-27]
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HUD considers bank accounts as non-necessary items of personal property. Whether or
not non-necessary personal property is counted toward net family assets depends on
the combined value of all of the family’s assets.

e When the combined value of net family assets is greater than the HUD-published
threshold amount, which is adjusted annually and listed in HUD’s current year
Inflation Adjusted Values tables{$52. 787 for2026), checking and/or savings
accounts would be counted toward net family assets.

e \When the combined value of all non-necessary personal property does not exceed
the HUD-published threshold amount, all non-necessary personal property is
excluded from net family assets. In this case, the value of the family’s checking
and/or savings accounts would not be considered when calculating net family
assets.

However, actual income from checking and savings accounts is always included in a
family’s annual income, regardless of the total value of net family assets or whether the
asset itself is included or excluded from net family assets, unless that income is
specifically excluded.

ABLE Accounts [24 CFR 5.609(b)(10); Notice PIH 2019-09]

An Achieving a Better Life Experience (ABLE) account is a type of tax-advantaged
savings account that an eligible individual can use to pay for qualified disability
expenses. Section 103 of the ABLE Act mandates that an individual’'s ABLE account
(specifically, its account balance, contributions to the account, and distributions from the
account) is excluded when determining the designated beneficiary’s eligibility and
continued occupancy under certain federal means-tested programs. The PHA must
exclude the entire value of the individual’s ABLE account from the household’s assets.
Distributions from the ABLE account are also not considered income. However, all wage
income received, regardless of which account the money is paid to, is included as
income.

Investment Accounts Such as Stocks, Bonds, Saving Certificates, and Money
Market Funds [24 CFR 5.603(b)(1)]

HUD considers financial investments such as stocks and bonds non-necessary items of
personal property. Whether non-necessary personal property is counted toward net
family assets depends on the combined value of all of the family’s assets.

e When the combined value of net family assets is greater than -the HUD-published
threshold amount, which is adjusted annually and listed in HUD’s Inflation Adjusted
Values tables{$52.787 for2026), financial investments such as stocks and bonds
are considered part of net family assets. In this case, the value of the family’s
financial investments such as stocks and bonds would be counted toward net family
assets.

e \When the combined value of all non-necessary personal property does not exceed
the HUD-published threshold amount, all non-necessary personal property is
excluded from net family assets. In this case, the value of the family’s financial
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investments such as stocks and bonds would not be considered when calculating
net family assets.

However, actual income from financial accounts is always included in a family’s annual
income, regardless of the total value of net family assets or whether the asset itself is
included or excluded from net family assets, unless that income is specifically excluded.

When a stock issues dividends in some years but not others (e.g., due to market
performance), the dividend is counted as the actual return when it is issued, but when
no dividend is issued, the actual return is $0. When the stock never issues dividends,
the actual return is $0.

PHA Policy

The PHA will include interest or dividends earned by investment accounts as
actual income from assets even when the earnings are reinvested.

The cash value of such an asset is determined by deducting from the market
value any broker fees, penalties for early withdrawal, or other costs of converting
the asset to cash.

In determining the market value of an investment account, the PHA will use the
value of the account on the most recent investment report.

Lump-Sum Additions to Net Family Assets [24 CFR 5.609(b)(24(viii): Notice PIH
2023-27]

The requlations exclude income from lump-sum additions to family assets, including
lottery or other contest winnings as a type of nonrecurring income.

In addition, lump sums from insurance payments, settlements for personal or property
losses, and recoveries from civil actions or settlements based on claims of malpractice,
negligence, or other breach of duty owed to a family member arising out of law that
resulted in a member of the family becoming a family member with a disability are
excluded from income.

Further, deferred periodic amounts from Supplemental Security Income (SSI) and
Social Security benefits that are received in a lump sum amount or in prospective
monthly amounts, or any deferred Department of Veterans Affairs disability benefits that

are received in a lump sum amount or in prospective monthly amounts are also
excluded from income.

However, these amounts may count toward net family assets. The PHA must consider
any actual or imputed returns from assets as income at the next applicable income
examination. In the case where the lump sum addition to assets would lead to imputed
income, which is unearned income, that increases the family’s annual adjusted income
by 10 percent or more, then the addition of the lump sum to the family’s assets will
trigger an immediate interim reexamination of income in accordance with Chapter 11.
This reexamination of income must take place as soon as the lump sum is added to the
family’s net family assets unless the addition takes place in the last three months of
family’s income certification period and the PHA chooses not to conduct the
examination.
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For a discussion of lump-sum payments that represent the delayed start of a periodic
payment, most of which are counted as income, see sections 6-1.H and 6-1.1.

PHA Policy

Any lump-sum receipts are only counted as assets if they are retained by a family
in a form recognizable as an asset. [RHIIP FAQs]. For example, if the family
receives a $10,000 lump sum for lottery winnings, and the family immediately
spends the entire amount, the lump sum will not be counted toward net family
assets.

Jointly Owned Assets [Notice PIH 2023-27]

For assets owned jointly by the family and one or more individuals outside of the
assisted family, the PHA must include the total value of the asset in the calculation of
net family assets, unless:

e The asset is otherwise excluded:;

e The family can demonstrate that the asset is inaccessible to them; or

e The family cannot dispose of any portion of the asset without the consent of another
owner who refuses to comply.

If the family demonstrates that they can only access a portion of an asset, then only that
portion’s value is included in the calculation of net family assets for the family.

Any income from a jointly owned asset must be included in annual income, unless:

e The income is specifically excluded:;

e The family demonstrates that they do not have access to the income from that asset;
or

e The family only has access to a portion of the income from that asset.

If the family demonstrates that they can only access a portion of the income from an
asset, then only that portion’s value is included in the calculation of income from assets.

If an individual is a beneficiary who is entitled to access the account’s funds only upon
the death of the account’s owner, and may not otherwise withdraw funds from an
account, then the account is not an asset to the assisted family, and the family should
provide proper documentation demonstrating that they are only a beneficiary on the
account.
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Trusts [24 CFR 5.609(b)(2) and 5.603(b)(4)]

A trust is a legal arrangement generally requlated by state law in which one party (the
creator or grantor) transfers property to a second party (the trustee) who holds the
property for the benefit of one or more third parties (the beneficiaries).

The basis for determining how to treat trusts relies on information about who has access
to either the principal in the account or the income from the account. There are two
types of trusts, revocable and irrevocable.

When the creator sets up an irrevocable trust, the creator has no access to the funds in
the account. Typically, special needs trusts are considered irrevocable. Irrevocable
trusts not under the control of any member of the family are excluded from net family
assets. The value of the trust continues to be excluded from net family assets, so long
as the fund continues to be held in a trust that is not revocable by, or under the control
of, any member of the family or household [24 CFR 5.603(b)(4)]. Further, where an
irrevocable trust is excluded from net family assets, the PHA must not consider actual
income earned by the trust (e.q., interest earned, rental income if property is held in the
trust) for so long as the income from the trust is not distributed.

A revocable trust is a trust that the creator of the trust may amend or end (revoke).
When there is a revocable trust, the creator has access to the funds in the trust account.

e A revocable trust that is under the control of the family is included in net family
assets when the grantor is a member of the assisted family. If a revocable trust is
included in the calculation of net family assets, then the actual income earned by the
revocable trust is also included in the family’s income. For example, interest earned
or rental income if the property is held in the trust. The PHA must calculate imputed
income on the revocable trust if net family assets are more than the HUD-published
threshold amount, which is adjusted annually and listed in HUD’s Inflation Adjusted
Values tables, and actual income from the trust cannot be calculated (e.q., if the
trust is comprised of farmland that is not in use).

e A revocable trust that is not under the control of the family is excluded from net
family assets. This happens when a member of the assisted family is the beneficiary
of a revocable trust, but the grantor is not a member of the assisted family. In this
case the beneficiary does not “own” the revocable trust, and the value of the trust is
excluded from net family assets. For the revocable trust to be considered excluded
from net family assets, no family or household member may be the account’s
trustee.

For both irrevocable and revocable trusts, if the value of the trust is not considered part
of net family assets, then distributions from the trust are treated as follows:

e All distributions from the trust’s principal are excluded from income.

e Distributions of income earned by the trust (i.e., interest, dividends, realized gains, or
other earnings on the trust’s principal), are included as income unless the
distribution is used to pay for the health and medical expenses for a minor.

© Copyright 2026 Nan McKay & Associates, Inc. Chapter 6: Income and Subsidy Determination
Unlimited copies may be made for internal use. Page 55 HOSWWA Admin Plan, 1/1/2027




Life Insurance [FR Notice 2/14/23 and Notice PIH 2023-27]

Net family assets do not include the value of term life insurance, which has no cash
value to the individual before death.

The cash value of a life insurance policy available to a family member before death,
such as a whole life or universal life policy, is included in the calculation of the value of
the family’s assets. The cash value is the surrender value. While the cash value of an
insurance policy is considered an asset, the face value of any policy is not. If such a
policy earns dividends or interest that the family could elect to receive, the amount of
dividends or interest is counted as income from the asset whether or not the family
actually receives it.

Tax Refunds [24 CFR 5.603(b)(3)(xi) and Notice PIH 2023-27]

All amounts received by a family in the form of federal tax refunds or refundable tax
credits are excluded from a family’s net family assets for a period of 12 months after
receipt by the family.

At the time of an annual or interim reexamination of income, if the federal tax refund
was received during the 12 months preceding the effective date of the reexamination,
then the amount of the refund that was received by the family is subtracted from the
total value of net family assets. When the subtraction results in a negative number, then
net family assets are considered $0.

PHAs are not required to verify the amount of the family’s federal tax refund or refundable
tax credits if the family’s net assets are equal to or below the HUD-determined threshold
(adjusted annually for inflation), even in years when full verification of assets is required or if
the PHA does not accept self-certification of assets. PHAs must verify the amount of the
family’s federal tax refund or refundable tax credits if the family’s net assets are greater than
the HUD-determined threshold.

The anticipated income earned by the assets in which a family has deposited their federal
tax refund or refundable tax credits must be included in the family’s annual income unless
the income is specifically excluded.
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Asset Exclusions [24 CFR 5.603(b)]

The following are excluded from the calculations of net family assets:

The value of any account under a retirement plan recognized as such by the IRS,

including individual retirement arrangements (IRAs), employer retirement plans, and
retirement plans for self-employed individuals [24 CFR 5.603(b)(3)(iii)].

The value of real property that the family does not have the effective legal authority

to sell in the jurisdiction in which the property is located [24 CFR 5.603(b)(3)(iv)].

- Real property as used in this part has the same meaning as that provided under
the law of the state in which the property is located [24 CFR 5.100].

- _Examples of this include but are not limited to co-ownership situations (including
situations where one owner is a victim of domestic violence), where one party
cannot unilaterally sell the real property; property that is tied up in litigation; and
inherited property in dispute [Notice PIH 2023-27].

Any amounts recovered in any civil action or settlement based on a claim of

malpractice, negligence, or other breach of duty owed to a family member arising out
of law, that resulted in a family member being a person with a disability [24 CFR
5.603(b)(3)(V)];

The value of any Coverdell education savings account under section 530 of the

Internal Revenue Code of 1986 [24 CFR 5.603(b)(3)(vi)l;
The value of any qualified tuition program under Section 529 of such Code [24 CFR

5.603(b)(3)(vi)l;

The value of any “baby bond” account created, authorized, or funded by federal,

state, or local government [24 CFR 5.603(b)(3)(vi)];
Interests in Indian trust land [24 CFR 5.603(b)(3)(vii)];

Equity in a manufactured home where the family receives assistance under 24 CFR

part 982 [24 CFR 5.603(b)(3)(viii)l;
Equity in property under the Homeownership Option for which a family receives

assistance under 24 CFR part 982 [24 CFR 5.603(b)(3)(ix)I;
Family Self-Sufficiency accounts [24 CFR 5.603(b)(3)(x)];

Federal tax refunds or refundable tax credits for a period of 12 months after receipt

by the family [24 CFR 5.603(b)(3)(xi)].
The full amount of assets held in an irrevocable trust [Notice PIH 2023-271; and

The full amount of assets held in a revocable trust where a member of the family is

the beneficiary, but the grantor/owner and trustee of the trust is not a member of the

participant family or household [Notice PIH 2023-271.
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6-11.D. DETERMINING INCOME FROM ASSETS

In some cases, amounts that are excluded from net family assets may be included as
annual income when disbursements are made to a family from an asset. In other cases,
amounts are excluded from annual income as a lump-sum addition to net family assets,
but those funds are then considered a net family asset if held in an account or other
investment that is considered part of net family assets [Notice PIH 2023-27].

Net Family Assets

Net family assets are defined as the net cash value of all assets owned by the family,
after deducting reasonable costs that would be incurred in disposing real property,
savings, stocks, bonds, and other forms of capital investment.

PHA Policy

Reasonable costs that would be incurred when disposing of an asset include, but
are not limited to, penalties for premature withdrawal, broker and legal fees, and
settlement costs incurred in real estate transactions such as settlement costs and
transfer taxes [New PH OCC GB, Income Determinations, p. 24].

The calculation of asset income sometimes requires the PHA to make a distinction
between an asset’s market value and its cash value.

o The market value of an asset is its worth in the market (e.qg., the amount a buyer
would pay for real estate or the total value of an investment account).

o The cash value of an asset is its market value less all reasonable amounts that
would be incurred when converting the asset to cash.

The cash value of real property or other assets with negative equity would be
considered $0 for the purposes of calculating net family assets. Negative equity in real
property or other investments does not prohibit the family from selling the property or
other investments, so negative equity alone would not justify excluding the property or
other investments from family assets [Notice PIH 2023-27].
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Actual Income from Assets

Income from assets must be included on the Form HUD-50058 regardless of the
amount of income. Actual income from assets is always included in a family’s annual
income, regardless of the total value of net family assets or whether the asset itself is
included or excluded from net family assets, unless that income is specifically excluded
by 24 CFR 5.609(b).

Income or returns from assets are generally considered to be interest, dividend
payments, and other actual income earned on the asset, and not the increase in market

value of the asset. The increase in market value is relevant to the cash value of the
asset for the purpose of determining total net family assets and imputing income.

The PHA may determine the net assets of a family based on a self-certification by the
family that the net family assets do not exceed the HUD-published threshold amount,
which is adjusted annually and listed in HUD’s Inflation Adjusted Values tables, without
taking additional steps to verify the accuracy of the declaration [24 CFR 5.618(b)].
Policies related to verification of assets are found in Chapter 7 of this policy.

The PHA may not calculate or include any imputed income from assets when net family

assets are less than or equal to the HUD-published threshold amount [24 CFR
5.609(b)(1)]. The actual income from assets must be included on the Form HUD-50058.

Imputed Income from Assets

When net family assets exceed the HUD-published threshold amount, which is adjusted

annually and listed in HUD'’s Inflation Adjusted Values tables, the PHA may not rely on
self-certification. If actual returns can be calculated, the PHA must include actual
income from the asset on the Form HUD-50058 (for example, a savings account or CD
where the rate of return is known). If actual returns cannot be calculated, the PHA must
calculate imputed returns using the HUD-determined passbook rate (for example, real
property or a non-necessary item of personal property such as a recreational boat).
Imputed income is calculated by multiplying the net cash value of the asset (found by
deducting reasonable costs that would be incurred in disposing of the asset from the
market value) by the HUD-published passbook rate. If the PHA can compute actual
income from some but not all assets, the PHA must compute actual returns where
possible and use the HUD-determined passbook rate for assets where actual income
cannot be calculated [24 CFR 5.609(a)(2)].

An asset with an actual return of $0 (such as a non-interest-bearing checking account),
is not the same as an asset for which an actual return cannot be computed (such as
non-necessary personal property). If the asset is a financial asset and there is no
income generated (for example, a bank account with a zero percent interest rate or a
stock that does not issue cash dividends), then the asset generates zero actual asset
income, and imputed income is not calculated. When a stock issues dividends in some
years but not others (e.q., due to market performance), the dividend is counted as the
actual return when it is issued, and when no dividend is issued, the actual return is $0.
When the stock never issues dividends, the actual return is consistently $0.
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PART Ill: ADJUSTED INCOME

6-lllLA. INTRODUCTION
Overview

HUD regulations require PHAs to deduct from annual income any of five mandatory
deductions for which a family qualifies and allow the PHA to deduct other permissive
deductions in accordance with PHA policy. The resulting amount is the family’s adjusted
income. Mandatory deductions are found in 24 CFR 5.611.

5.611 Adjusted income means annual income (as determined under § 5.609) of the
members of the family residing or intending to reside in the dwelling unit, after making
the following deductions:

(a) Mandatory deductions

(1) $480-525 for each dependent; (adjusted annually by HUD, rounded to the next
lowest multiple of $25);

(2) $400-575 for any elderly family or disabled family (adjusted annually by HUD,
rounded to the next lowest multiple of $25);

(3) The sum of the following, to the extent the sum exceeds three-ten percent of annual
income:

(i) Unreimbursed health and medical care expenses of any elderly family or disabled
family;

(i) Unreimbursed reasonable attendant care and auxiliary apparatus expenses for each
member of the family who is a person with disabilities, to the extent necessary to enable
any member of the family (including the member who is a person with disabilities) to be

employed; and

(4) Any reasonable childcare expenses necessary to enable a member of the family to
be employed or to further his or her education.

This part covers policies related to these mandatory deductions. Verification
requirements related to these deductions are found in Chapter 7.

Anticipating Expenses

PHA Policy

Generally, the PHA will use current circumstances to anticipate expenses. When
possible, for costs that are expected to fluctuate during the year (e.g., childcare
during school and non-school periods and cyclical medical expenses), the PHA
will estimate costs based on historic data and known future costs.

If a family has an accumulated debt for medical or disability assistance
expenses, the PHA will include as an eligible expense the portion of the debt that
the family expects to pay during the period for which the income determination is
being made. However, amounts previously deducted will not be allowed even if
the amounts were not paid as expected in a preceding period. The PHA may
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require the family to provide documentation of payments made in the preceding
year.

When calculating health and medical care expenses, the PHA will include those
expenses anticipated to be incurred during the 12 months following the
certification date which are not covered by an outside source, such as insurance.
The allowance is not intended to give a family an allowance equal to last year’'s
expenses, but to anticipate regular ongoing and anticipated expenses during the
coming year. Since these expenses are anticipated, the PH Occupancy
Guidebook states ‘it is likely that actual expenses will not match what was
anticipated. Typically, this would not be considered an underpayment as long as
at the time of the annual reexamination, the expenses were calculated based on
the appropriate verification” [New PH OCC GB, Income Determinations, p. 30].

6-111.B. DEPENDENT DEDUCTION

An allowance of $480-525 is deducted from annual income for each dependent (which
amount will be adjusted by HUD annually in accordance with the Consumer Price Index
for Urban Wage Earners and Clerical Workers, rounded to the next lowest multiple of
$25) [24 CFR 5.611(a)(1)]. Dependent is defined as any family member other than the
head, spouse, or cohead who is under the age of 18 or who is 18 or older and is a
person with disabilities or a full-time student. Foster children, foster adults, and live-in
aides are never considered dependents [24 CFR 5.603(b)].

6-1ll.C. ELDERLY OR DISABLED FAMILY DEDUCTION
A single deduction of $400-575 is taken for any elderly or disabled family (which amount

will be adjusted by HUD annually in accordance with the Consumer Price Index for
Urban Wage Earners and Clerical Workers, rounded to the next lowest multiple of $25)
[24 CFR 5.611(a)(2)].

An elderly family is a family whose head, spouse, cohead, or sole member is 62 years
of age or older, and a disabled family is a family whose head, spouse, cohead, or sole
member is a person with disabilities [24 CFR 5.403].
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6-11l.D. HEALTH AND MEDICAL CARE EXPENSES DEDUCTION [24 CFR
5.611(a)(3)(i) and 5.603(b)]

Unreimbursed health and medical care expenses may be deducted to the extent that, in
combination with any disability assistance expenses, they exceed three-ten percent of
annual income.

This deduction is permitted only for families in which the head, spouse, or cohead is at
least 62 or is a person with disabilities. If a family is eligible for a medical expense
deduction, the medical expenses of all family members are counted. The PHA
calculates health and medical care expenses based on the family’s past expenses, but
accounting for any anticipated changes in expenses during the certification period.

Definition of Health and Medical Care Expenses

HUD regulations define health and medical care expenses at 24 CFR 5.603(b) to mean
“any costs incurred in the diagnosis, cure, mitigation, treatment, or prevention of
disease or payments for treatments affecting any structure or function of the body.
Health and medical care expenses include medical insurance premiums and long-term
care premlums that are pald or ant|C|pated durlng the perlod for which annual |ncome is
computed.”
expenses-—Health and medlcal care expenses may be deducted from annual income

only if they are eligible and not otherwise reimbursed-and-may-only-be-deductedfor-
lder] lisabled families.

Although HUD revised the definition of health and medical care expenses to reflect the
Internal Revenue Service (IRS) general definition of medical expenses, HUD is not
permlttlng PHAs to specmcally allgn their poI|C|es W|th IRS Publlcatlon 502 49#

PHA poI|C|es may not speC|f|caIIv allqn W|th IRS Publlcatlon 502 HUD recommends

PHAs use it as a standard for determining allowable expenses, and the PHA may list
examples of allowable expenses in their policy provided they comply with HUD’s
definition at 24 CFR 5.603 as updated for HOTMA. The PHA may not define health and
medical care expenses more narrowly than the regulation.

In accordance 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 unreimbursed health and medical
care expenses, the PHA may not request documentation beyond what is sufficient to
determine anticipated health and medical care costs.

PHA Policy

The PHA will use the most current IRS Publication 502 as a standard for
determining if expenses claimed by eligible families qualify as health and medical
care expenses. However, under no circumstances will the PHA deduct any
expenses listed in IRS Publication 502 that do not conform with HUD’s definition
of health and medical care expenses.
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Summary of Typical Allowable Health and Medical Care Expenses

Services of medical professionals

Substance abuse treatment

Surgery and medical procedures that
are necessary, legal, and non-
cosmetic

Services of medical facilities

Hospitalization, long-term care, and
in-home nursing services

Prescription medicines and insulin,
but not nonprescription medicines
even if recommended by a doctor

Improvements to housing directly
related to medical needs (e.q., ramps
for a wheelchair, handrails)

Medical insurance premiums or the
cost of a health maintenance
organization (HMQO)

programs
Psychiatric treatment

Ambulance services and some costs

of transportation related to medical
expenses. The PHA will use the
most current medical mileage rate
listed in IRS Publication 502.

The cost and care of necessary
equipment related to a medical
condition (e.g., eyeglasses/lenses,
hearing aids, crutches, and artificial

teeth)

The costs of buying, training, and
maintaining a guide dog or other
service animal to assist a visually
impaired or hearing disabled person,

or a person with other physical
disabilities. In general, this includes
any costs, such as food, grooming,
and veterinary care, incurred in
maintaining the health and vitality of
the service animal so that it may
perform its duties.

Medicare Part B and Part D
premiums

Note: This chart provides a summary of eligible health and medical care
expenses only. In all cases, the PHA will consider whether health and
medical expenses care expenses claimed by the family are eligible under
HUD’s definition.

Before placing health, medical, or disability expense bills and documentation in the
tenant file, the PHA will redact all personally identifiable information.

If the PHA receives documentation from a verification source that contains the
individual’s specific diagnosis, information regarding the individual's treatment, and/or
information regarding the nature or severity of the person’s disability, the PHA will
immediately dispose of this confidential information; this information will never be
maintained in the individual’s file. If the information needs to be disposed of, the PHA
will note in the individual’s file that verification was received, the date received, and the

name and address of the person/organization that provided the verification. Under no
circumstances will PHA include an applicant’s or resident’s medical records in the file
[Notice PIH 2010-26].

Chapter 6: Income and Subsidy Determination
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6-I1I.E. DISABILITY ASSISTANCE EXPENSES DEDUCTION [24 CFR 5.603(b) and
24 CFR 5.611(a)(3)(ii)]

Unreimbursed reasonable expenses for attendant care and auxiliary apparatus for each
member of the family who is a person with disabilities may be deducted if they: (1) are
necessary to enable a family member 18 years or older to work, (2) are not paid to a
family member or reimbursed by an outside source, (3) in combination with any medical
expenses, exceed three-ten percent of annual income, and (4) do not exceed the
earned income received by the family member who is enabled to work.

Earned Income Limit on the Disability Assistance Expense Deduction

A family can qualify for the disability assistance expense deduction only if at least one
family member (who may be the person with disabilities) is enabled to work [24 CFR
5.603(b)].

The disability expense deduction is capped by the amount of “earned income received
by family members who are 18 years of age or older and who are able to work” because
of the expense [24 CFR 5.611(a)(3)(ii)]. The earned income used for this purpose is the
amount verified before any earned-income-disallowances-erincome exclusions are
applied.

PHA Policy

The family must identify the family members enabled to work as a result of the
disability assistance expenses. In evaluating the family’s request, the PHA will
consider factors such as how the work schedule of the relevant family members
relates to the hours of care provided, the time required for transportation, the
relationship of the family members to the person with disabilities, and any special
needs of the person with disabilities that might determine which family members
are enabled to work.

When the PHA determines that the disability assistance expenses enable more
than one family member to work, the expenses will be capped by the sum of the
family members’ incomes.

Eligible Auxiliary Apparatus [Notice PIH 2023-27]

Auxiliary apparatus items may include expenses for wheelchairs, ramps, adaptations to
vehicles, guide dogs, assistance animals, or special equipment to enable a person who
is blind or has low vision to read or type or special equipment to assist a person who is
deaf or hard of hearing.

PHA Policy
Expenses incurred for maintaining or repairing an auxiliary apparatus are eligible.

In the case of an apparatus that is specially adapted to accommodate a person
with disabilities (e.q., a vehicle or computer), the cost to maintain the special
adaptations (but not maintenance of the apparatus itself) is an eligible expense.
The cost of service animals trained to give assistance to persons with disabilities,

including the cost of acquiring the animal, veterinary care, food, grooming, and
other continuing costs of care, will be included.
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Furthering Education

PHA Policy

If the childcare expense being claimed is to enable a family member to further
their education, the member must be enrolled in school (academic or vocational)
or participating in a formal training program. The family member is not required to
be a full-time student, but the time spent in educational activities must be
commensurate with the childcare claimed.

Being Gainfully Employed

PHA Policy

If the childcare expense being claimed is to enable a family member to be
gainfully employed, the family must provide evidence of the family member’s
employment during the time that childcare is being provided. Gainful employment
is any legal work activity (full- or part-time) for which a family member is
compensated.

Earned Income Limit on Child Care Expense Deduction

When a family member looks for work or furthers his or her education, there is no cap
on the amount that may be deducted for childcare — although the care must still be
necessary and reasonable. However, when childcare enables a family member to work,
the deduction is capped by “the amount of employment income that is included in
annual income” [24 CFR 5.603(b)].

The earned income used for this purpose is the amount of earned income verified after
any earned-income-disallowances-orincome exclusions are applied.

A han tha ne aYaWVVia

The PHA must not limit the deduction to the least expensive type of childcare. If the
care allows the family to pursue more than one eligible activity, including work, the cap
is calculated in proportion to the amount of time spent working [HCV GB, p. 5-30].

PHA Policy

When the childcare expense being claimed is to enable a family member to work,
only one family member’s income will be considered for a given period of time.
When more than one family member works during a given period, the PHA
generally will limit allowable childcare expenses to the earned income of the
lowest-paid member. The family may provide information that supports a request
to designate another family member as the person enabled to work.
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6-11l.G. HARDSHIP EXEMPTIONS [24 CFR 5.611(c), (d), and (e)]

Health and Medical Care and Disability Assistance Expenses [24 CFR 5.611(c);
Notice PIH 2023-27]

The regulations provide for two types of hardship exemption categories for families that
qualify for unreimbursed health and medical care expenses and/or disability assistance
expenses. A family will benefit from hardship exemption only if the family has eligible
expenses that can be deducted in excess of five percent of annual income. In order to
claim unreimbursed health and medical care expenses, the family must have a head,
cohead, or spouse that is elderly or a person with a disability. In order to claim
unreimbursed reasonable attendant care and auxiliary apparatus expenses, the family
must include a person with a disability, and the expenses must enable any member of
the family (including the member who is a person with a disability) to be employed.

Families may be eligible for relief under one of two cateqories; phased-in relief or
general relief, as defined below.

Phased-In Relief

Phased-in relief applies to families affected by the statutory increase in the threshold for

unreimbursed health and medical care expenses and/or disability assistance expenses
from 3 percent to 10 percent. Qualifying families are those 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 review prior to the date the
PHA begins implementing the relief or the applicable HOTMA compliance deadline
established by notice, whichever occurs first. These families must receive phased-in
relief if they are determined to be eligible. These families will begin receiving a 24-
month phased-in relief at their next annual or interim reexamination after that date.

For these families, the threshold amount is phased-in as follows:

e The family is eligible for a deduction totaling the sum of expenses that exceeds 5
percent of annual income for the first 12 months.

e At the conclusion of 12 months, the family is eligible for a deduction totaling the sum
of their expenses that exceed 7.5 percent of annual income for another 12 months.

e At the conclusion of 24 months, the standard threshold amount of 10 percent would
be used, unless the family qualifies for relief under the general hardship relief

cateqgory.
When an eligible family’s phased-in relief begins at an interim reexamination, the PHA

must process another transaction (either an interim reexamination or non-interim
transaction, as applicable) one year later to move the family to the next phase.

Prior to the end of the 24-month period, the family may request a hardship exemption
under the second category as described below. If the family is found eligible under the
second category, the hardship exemption under the first category ends, and the family’s

hardship is administered in accordance with the requirements listed below. Once a
family requests general relief, the family may no longer receive phased-in relief.
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PHAs must track the 24-month phase-period for each eligible family, even if a family’s
expenses go below the appropriate phase-in percentage, during the first or second 12-
month phase-in period. The phase-in must continue for families who move to another
housing unit at the same PHA. When the family is treated as a new admission under a
different property/program (e.q., the family moves from public housing to the HCV
program), unless the PHA has a written policy to continue the phased-in relief upon
admission, the family’s expense deduction will be calculated using the 10-percent
threshold unless request for general relief is approved by the PHA. When a family
moves with continued assistance or ports to a new PHA, the family must continue to
receive the phased-in relief. The family must receive the remaining calendar months of
the percentage phase-in. The PHA must use the existing phase-in documentation to
determine the remaining calendar months and the percentage phase-in.

General Relief

The second cateqgory is for families that can demonstrate:

e Their health and medical and/or disability assistance expenses increased:; or

e The family’s financial hardship is a result of a change in circumstances (as defined in
PHA policy) that would not otherwise trigger an interim reexamination.

The family may request a hardship exemption under the second category regardless of
whether the family previously received the health and medical and/or disability
assistance deductions or are currently or were previously receiving relief under the
phased-in relief category above. HUD requires that PHAs develop policies defining what
constitutes a hardship for purposes of this exemption.

The PHA must obtain third-party verification of the hardship or must document in the file
the reason third-party verification was not available. PHAs must attempt to obtain third-
party verification prior to the end of the 90-day hardship exemption period.

PHA Policy

To qualify for a hardship exemption, families must submit a request in writing to
the PHA. The request must show that the family’s health and medical and/or
disability assistance expenses have increased and that the family’s financial
hardship is a result of a change in circumstances.

For this purpose, the PHA defines a change in circumstances as a decrease in
income or increase in other expenses that has resulted in the family’s financial
hardship but does not, on its own, trigger an interim reexamination in accordance
with PHA policies.

Examples of a change in circumstances include the need for new health and
medical care or disability assistance expenses or an increase in the cost of
qualifying expenses so that qualifying expenses exceed 5 percent of the family’s
annual income.

Examples of circumstances constituting a financial hardship may include the
following situations:
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The family is awaiting an eligibility determination for a federal, state, or
local assistance program, such as a determination for unemployment
compensation or disability benefits;

The family’s income decreased because of a loss of employment, death of
a family member, or due to a natural or federal/state declared disaster; or

Other circumstances as determined by the PHA.

The family must provide third-party verification of the hardship with the request. If
third-party verification is not available, the PHA will document the file with the
reason and will attempt to obtain third-party verification prior to the end of the 90-
day hardship exemption period.

The PHA will 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. If the PHA receives documentation from
a verification source that contains the individual's specific diagnosis, information
regarding the individual’'s treatment, and/or information regarding the nature or severity
of the person’s disability, the PHA will immediately dispose of this confidential
information; this information will never be maintained in the individual’s file. If the
information needs to be disposed of, the PHA will note in the individual’s file that
verification was received, the date received, and the name and address of the person or
organization that provided the verification. Under no circumstances will PHA include an
applicant’s or resident’s medical records in the file [Notice PIH 2010-26].

The PHA must promptly notify the family in writing of the change in the determination of
adjusted income and the family’s rent resulting from hardship exemptions. The notice
must inform the family of when the hardship exemption will begin and expire [24 CFR

5.611(e)(2)].

PHA Policy

The PHA will make a determination of whether the family qualifies within 30
calendar days and will notify the family in writing of the result within 10 business
days of the determination.

If the PHA denies the hardship exemption request, the PHA notice will
also state that if the family does not agree with the PHA determination, the
family may request a hearing.

If the family qualifies for an exemption, the PHA will include the date the
hardship exemption will begin and the date it will expire as well as
information on how to request a 90-day extension based on family
circumstances.

If the family qualifies, the family will receive a deduction for the sum of eligible expenses
that exceed five percent of annual income.

The family’s hardship relief ends when the circumstances that made the family eligible
for the relief are no longer applicable or after 90 days, whichever is earlier. However,
the PHA may, at its discretion, extend the relief for one or more additional 90-day
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periods while the family’s hardship condition continues. PHAs are not limited to a
maximum number of 90-day extensions.

PHAs must establish written policies regarding the types of circumstances that will allow
a family to qualify for a financial hardship and when such deductions may be eligible for
additional 90-day extensions. PHAs must develop policies requiring families to report if
the circumstances that made the family eligible for the hardship exemption are no
longer applicable.

PHA Policy

The family may request an extension in writing prior to the end of the hardship
exemption period.

The PHA will extend relief for an additional 90-days if the family demonstrates to
the PHA'’s satisfaction that the family continues to qualify for the hardship
exemption based on circumstances described above. The PHA will require
updated verification based on the family’s current circumstances. Additional
extension(s) may be granted on a case-by-case basis provided the family
continues to request extensions prior to the end of each hardship exemption
period. Families must report if the circumstances that made the family eligible for
the hardship exemption are no longer applicable. At any time, the PHA may
terminate the hardship exemption if the PHA determines that the family no longer
qualifies for the exemption.
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Childcare Expense Hardship Exemption [24 CFR 5.611(d) and Notice PIH 2023-27]

A family whose eligibility for the childcare expense deduction is ending may request a
financial hardship exemption to continue receiving the deduction. If the family
demonstrates to the PHA'’s satisfaction that the family is unable to pay their rent
because of the loss of the childcare expense deduction, and that the childcare expense
is still necessary even though the family member is not working, looking for work, or
seeking to further their education, the PHA must recalculate the family’s adjusted
income and continue the childcare deduction.

The PHA must develop a policy to define what constitutes a hardship, which includes
the family’s inability to pay rent. The PHA must obtain third-party verification of the
hardship or must document in the file the reason third-party verification was not
available. PHAs must attempt to obtain third-party verification prior to the end of the 90-
day hardship exemption period.

PHA Policy

For a family to qualify, they must demonstrate that their inability to pay rent would
be as a result of the loss of this deduction. The PHA defines this hardship as a
potential decrease in income or increase in other expenses that would result from
the loss of the childcare expense and such loss would impact the family’s ability
to pay their rent.

Some factors to consider when determining if the family is unable to pay rent
may include determining that the rent, utility payment, and applicable expenses
(childcare expenses or health and medical expenses) are more than 40 percent
of the family’s adjusted income, or verifying whether the family has experienced
unanticipated expenses, such as large medical bills, that have affected their
ability to pay their rent.

The family must also demonstrate that the childcare expense is still necessary
even though the family member is no longer employed or furthering their
education. The PHA will consider qualification under this criterion on a case-by
case basis (for example, if the family member who was employed has left their
job in order to provide uncompensated care to an elderly friend or family member
who is severely ill and lives across town).

The family must provide third-party verification of the hardship with the request. If
third-party verification is not available, the PHA will document the file with the
reason and will attempt to obtain third-party verification prior to the end of the 90-
day hardship exemption period.

The PHA must promptly notify the family in writing of the change in the determination of
adjusted income and the family’s rent resulting from hardship exemptions.

If the PHA denies the request, the notice must specifically state the reason for the
denial. PHAs must provide families 30 days’ notice of any increase in rent.

If the PHA approves the request, the notice must inform the family of when the hardship
exemption will begin and expire [24 CFR 5.611(e)(2)]. The notice must also state the
requirement for the family to report to the PHA if the circumstances that made the family
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eligible for relief are no longer applicable and that the family’s adjusted income and
tenant rent will be recalculated upon expiration of the hardship exemption [Notice PIH

2023-27].

PHA Policy

The PHA will make a determination of whether the family qualifies within 30
calendar days and will notify the family in writing of the result within 10 business
days of the determination.

If the PHA denies the hardship exemption request, the PHA notice will
also state that if the family does not agree with the PHA determination, the
family may request an informal hearing.

If the family qualifies for an exemption, the PHA will include all required
information listed above as well as information on how to request a 90-day
extension based on family circumstances.

If the family qualifies, the hardship exemption and the resulting alternative adjusted
income calculation must remain in place for a period of up to 90 days.

The PHA may, at its discretion, extend the hardship exemptions for additional 90-day
periods based on family circumstances and as stated in PHA policies. PHAs are not
limited to a maximum number of 90-day extensions. PHAs must develop policies
requiring families to report if the circumstances that made the family eligible for the
hardship exemption are no longer applicable.

PHAs must promptly notify families in writing if they are denied either an initial hardship
exemption or an additional 90-day extension of the exemption. If the PHA denies the
request, the notice must specifically state the reason for the denial.

PHAs must notify the family if the hardship exemption is no longer necessary and the
hardship exemption will be terminated because the circumstances that made the family
eligible for the exemption are no longer applicable. The notice must state the
termination date and provide 30 days’ notice of rent increase, if applicable.

PHA Policy

The family may request an extension in writing prior to the end of the hardship
exemption period. The PHA will extend relief for an additional 90-days if the
family demonstrates to the PHA’s satisfaction that the family continues to qualify
for the hardship exemption. The PHA will require updated verification based on
the family’s current circumstances. Additional extensions may be granted on a
case-by-case basis provided the family continues to request extensions prior to
the end of each hardship exemption period. Families must report if the
circumstances that made the family eligible for the hardship exemption are no
longer applicable. At any time, the PHA may terminate the hardship exemption if
the PHA determines that the family no longer qualifies for the exemption.
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6-11l.H. PERMISSIVE DEDUCTIONS [24 CFR 5.611(b)(1)(ii)]

The PHA may adopt additional permissive deductions from annual income if they
establish a policy in the administrative plan. Permissive deductions are additional,
optional deductions that may be applied to annual income. As with mandatory
deductions, permissive deductions must be based on need or family circumstance and
deductions must be designed to encourage self-sufficiency or other economic purpose.

If the PHA offers permissive deductions, they must be granted to all families that qualify

for them and should complement existing income exclusions and deductions [PH Occ
GB, p. 128]. Permissive deductions may be used to incentivize or encourage self-
sufficiency and economic mobility.

A PHA that adopts such deductions must have sufficient funding to cover the increased

housing assistance payment cost of the deductions. A PHA will not be eligible for an
increase in HCV renewal funding for subsidy costs resulting from such deductions.

PHA Policy
The PHA has opted not to use permissive deductions.
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6-IVH.C. APPLYING PAYMENT STANDARDS [24 CFR 982.505; 982.503(b)]
Overview

The PHA'’s schedule of payment standards is used to calculate housing assistance
payments for HCV families. This section covers the application of the PHA’s payment
standards. The establishment and revision of the PHA’s payment standard schedule are
covered in Chapter 16.

Payment standard is defined as “the maximum monthly assistance payment for a family
assisted in the voucher program (before deducting the total tenant payment by the
family)” [24 CFR 982.4(b)].

The payment standard for a family is the lower of (1) the payment standard for the
family unit size, which is defined as the appropriate number of bedrooms for the family
under the PHA'’s subsidy standards [24 CFR 982.4(b)], or (2) the payment standard for
the size of the dwelling unit rented by the family.

If the PHA has established an exception payment standard for a designated part of a zip
code area or FMR area and a family’s unit is located in the exception area, the PHA
must use the appropriate payment standard for the exception area.

The PHA is required to pay a monthly housing assistance payment (HAP) for a family
that is the lower of (1) the payment standard for the family minus the family’s TTP or (2)
the gross rent for the family’s unit minus the TTP.

If during the term of the HAP contract for a family’s unit, the owner lowers the rent, the
PHA will recalculate the HAP using the lower of the initial payment standard or the
gross rent for the unit [HCV GB, p. 7-8].

Changes in Payment Standards

When the PHA revises its payment standards during the term of the HAP contract for a
family’s unit, it will apply the new payment standards in accordance with HUD
regulations._Requlations governing increases and decreases in the payment standard
have changed, with a required compliance date of December 3, 2024.

Decreases [24 CFR 982.505(c)(3) and Notice PIH 2024-34]

For new HAP contracts, the PHA applies the payment standard in effect at the time of
HAP contract execution.

The PHA must administer decreases in the payment standard amount for the family in
accordance with the PHA policy as described in the administrative plan and apply the
policy consistently to all families.

If a PHA changes its payment standard schedule, resulting in a lower payment standard
amount, during the term of a HAP contract, the PHA is not required to reduce the
payment standard used to calculate subsidy for families under HAP contract as long as

the HAP contract remains in effect-fFR-Netice11/16/16}.

AlQV/O ho DA doe Noose a a
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If the PHA does choose to reduce the payment standard for families currently under

HAP contract, the initial reduction to the payment standard may not be applied any
earlier than two years following the effective date of the decrease in the payment
standard and only with proper written notice to the family in accordance with 24 CFR
982.505(c)(3)(iii).

At that point, the PHA may either reduce the payment standard to the current amount in
effect on the PHA’s payment standard schedule or may reduce the payment standard to
another amount that is higher than the normally applicable amount on the schedule. The
PHA may also establish different policies for designated areas within their jurisdiction
(e.q., different zip code areas).

In the written notice, the PHA must state the new payment standard amount, explain
that the family’s new payment standard amount will be the greater of the amount listed
in the current written notice or the new amount (if any) on the PHA’s payment standard
schedule at the end of the 12-month period, and make clear where the family will find
the PHA’s payment standard schedule. The PHA’s policy on decreases in the payment
standard during the term of the HAP contract apply to all families under HAP contract at

the time of the effective date of the decrease in the payment standard within the

PHA Policy

If a PHA changes its payment standard schedule resulting in a lower payment
standard amount, during the term of a HAP contract, the PHA will not reduce the
payment standard used to calculate subsidy for families under HAP contract as
long as the HAP contract remains in effect.

The PHA will not establish different policies for decreases in the payment
standard for designated areas within their jurisdiction.

Increases [24 CFR 982.505(c)(4) and Notice PIH 2024-34]

For new HAP contracts, the PHA applies the payment standard in effect at the time of
HAP contract execution.

If the payment standard is increased during the term of the HAP contract, the increased
payment standard will be applied no later than the earliest of:
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e The effective date of an increase in the gross rent that would result in an increase in
the family share;

e The family’s first reqular or interim reexamination; or

e One year following the effective date of the increase in the payment standard
amount.

The PHA may adopt a policy to apply a payment standard increase at any time earlier
than the date calculated above as long as the policy is included in the administrative
plan and applied consistently to all families [24 CFR 982.505(c)(5)].

PHA Policy

The PHA will not adopt payment standard increases earlier than the date
required by the requlations.

Families requiring or requesting interim reexaminations did not have their HAP
payments calculated using the higher payment standard until their next annual
reexamination [HCV GB, p. 7-8].

2024-34]

Irrespective of any increase or decrease in the payment standard, if the family unit size
increases or decreases during the HAP contract term, the new family unit size may be

used to determine the payment standard immediately but no later than the family’s first
reqgular reexamination following the change in family unit size.

PHA Policy

If the family unit size (voucher size) changes during the term of a HAP contract,
the new family unit size will be used to determine the payment standard at the
family’s first reqular reexamination following the change in family unit size.

Moves

If the family moves to a new unit, or a new HAP contract is executed due to changes in
the lease (even if the family remains in place) the current payment standard applicable
to the family will be used when the new HAP contract is processed.
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6-IVHL.D. APPLYING UTILITY ALLOWANCES [24 CFR 982.517]
Overview

A PHA-established utility allowance schedule is used in determining family share and
PHA subsidy. A family's utility allowance is determined by the size of dwelling unit
leased by a family or the voucher unit size for which the family qualifies using PHA
subsidy standards, whichever is the lowest of the two. See Chapter 5 for information on
the PHA’s subsidy standards.

For policies on establishing and updating utility allowances, see Chapter 16.
Flat Fees [24 CFR 982.517(b)(2)(iii)]

The PHA may base its utility allowance payments on actual flat fees charged by an
owner for utilities that are billed directly by the owner, but only if the flat fee charged by
the owner is no greater than the PHA’s applicable utility allowance for the utilities
covered by the fee. If the owner charges a flat fee for some but not all utilities, the PHA
must pay a separate allowance for any tenant-paid utilities not covered in the flat fee.

PHA Policy

The PHA will not base utility allowance payments on flat fees charged by the
owner.

PBV Developments [24 CFR 982.517(b)(2)(iv)]

If a tenant-based voucher holder resides in a project with project-based voucher (PBV)
units and the PBV units use a site-specific utility allowance in accordance with PBV
requlations, the PHA must use the project-specific utility allowance schedule.

Reasonable Accommodation and Individual Relief

On request from a family that includes a person with disabilities, the PHA must approve

a utility allowance which is higher than the applicable amount on the utility allowance
schedule if a higher utility allowance is needed as a reasonable accommodation to
make the program accessible and usable by the family member with a disability [24
CFR 982.517(e)]. (See Chapter 2 for policies regarding the request and approval of
reasonable accommodations.)

Further, the PHA may grant requests for individual relief from charges in excess of the
utility allowance on reasonable grounds, such as special factors not within control of the

resident, as the PHA deems appropriate. The family must request the higher allowance
and provide the PHA an explanation of the need for individual relief and an explanation
about the amount of additional allowance required [see HCV GB, p. 18-8].

PHAs should develop criteria for granting individual relief, notify residents about the
availability of individual relief, and notify participants about the availability of individual
relief programs (sometimes referred to as “Medical Baseline discounts”) offered by the
local utility company.

© Copyright 2026 Nan McKay & Associates, Inc. = 08 Chapter 6: Income and Subsidy Determination
Unlimited copies may be made for internal use. rage HOSWWA Admin Plan, 1/1/2027




PHA Policy

The family must request the higher allowance and provide the PHA with
information about the amount of additional allowance required.

The PHA will consider the following criteria as valid reasons for granting
individual relief:

The family’s consumption was mistakenly portrayed as excessive due to
defects in the meter or errors in the meter reading.

The excessive consumption is caused by a characteristic of the unit or
owner-supplied equipment that is beyond the family’s control, such as a
particularly inefficient refrigerator or inadequate insulation. The allowance
should be adjusted to reflect the higher consumption needs associated
with the unit until the situation is remedied. The resident should be granted
individual relief until the allowance is adjusted.

The excessive consumption is due to special needs of the family that are
beyond their control, such as the need for specialized equipment in the
case of a family member who is ill, elderly, or who has a disability.

In determining the amount of the reasonable accommodation or individual relief,
the PHA will allow a reasonable measure of additional usage as necessary. To
arrive at the amount of additional utility cost of specific equipment, the family may
provide information from the manufacturer of the equipment, or the family or PHA
may conduct an internet search for an estimate of usage or additional monthly
cost.

Information on reasonable accommodation and individual relief for charges in
excess of the utility allowance will be provided to all families at admission as part
of the information on payment standards and utility allowances in the briefing
packet. The PHA will also provide information on utility relief programs or medical
discounts (sometimes referred to as “Medical Baseline discounts”) that may be
available through local utility providers.

At its discretion, the PHA may reevaluate the need for the increased utility
allowance at any reqular reexamination.

If the excessive consumption is caused by a characteristic of the unit or PHA-
supplied equipment that is beyond the family’s control, such as a particularly
inefficient refrigerator or inadequate insulation, the individual relief to the resident

will cease when the situation is remedied.
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EXHIBIT 6-2: TREATMENT OF FAMILY ASSETS

24 CFR 5.603(b) Net Family Assets

(1) Net family assets is the net cash value
of all assets owned by the family, after
deducting reasonable costs that would be
incurred in disposing real property,
savings, stocks, bonds, and other forms of

capital investment.

(2) In determining net family assets, PHAs

Revenue Service, including individual
retirement arrangements (IRAs), employer
retirement plans, and retirement plans for
self-employed individuals; (iv) The value of
real property that the family does not have
the effective legal authority to sell in the
jurisdiction in which the property is

or owners, as applicable, must include the

value of any business or family assets
disposed of by an applicant or tenant for
less than fair market value (including a
disposition in trust, but not in a foreclosure

or bankruptcy sale) during the two years
preceding the date of application for the
program or reexamination, as applicable,
in excess of the consideration received
therefor. In the case of a disposition as
part of a separation or divorce settlement,
the disposition will not be considered to be

for less than fair market value if the
applicant or tenant receives consideration
not measurable in dollar terms. Negative
equity in real property or other
investments does not prohibit the owner
from selling the property or other
investments, so negative equity alone
would not justify excluding the property or
other investments from family assets.

(3) Excluded from the calculation of net
family assets are: (i) The value of
necessary items of personal property; (ii)
The combined value of all non necessary
items of personal property if the combined

total value does not exceed the HUD-
published threshold amount (which
amount will be adjusted by HUD in
accordance with the Consumer Price
Index for Urban Wage Earners and
Clerical Workers); (iii) The value of any
account under a retirement plan
recognized as such by the Internal
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located; (v) Any amounts recovered in any
civil action or settlement based on a claim
of malpractice, negligence, or other
breach of duty owed to a family member
arising out of law, that resulted in a family
member being a person with a disability;
(vi) The value of any Coverdell education
savings account under section 530 of the
Internal Revenue Code of 1986, the value
of any qualified tuition program under
section 529 of such Code, the value of
any Achieving a Better Life Experience
(ABLE) account authorized under Section
529A of such Code, and the value of any
“baby bond” account created, authorized,
or funded by Federal, State, or local
government. (vii) Interests in Indian trust
land; (viii) Equity in a manufactured home
where the family receives assistance
under 24 CFR part 982; (ix) Equity in
property under the Homeownership Option
for which a family receives assistance
under 24 CFR part 982; (x) Family Self-
Sufficiency Accounts; and (xi) Federal tax
refunds or refundable tax credits for a
period of 12 months after receipt by the

family.

(4) In cases where a trust fund has been
established and the trust is not revocable
by, or under the control of, any member of
the family or household, the trust fund is
not a family asset and the value of the
trust is not included in the calculation of
net family assets, so long as the fund
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continues to be held in a trust that is not
revocable by, or under the control of, any
member of the family or household.
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PART I: GENERAL VERIFICATION REQUIREMENTS

7-1.A. FAMILY CONSENT TO RELEASE OF INFORMATION [24 CFR 982.516;
982.551; AND-24 CFR 5.230; Notice PIH 2023-27; and HOTMAgquestions@HUD.gov
response 9/15/25]

Consent Forms

The family must supply any information that the PHA or HUD determines is necessary
to the administration of the program and must consent to PHA verification of that
information [24 CFR 982.551]. All adult family members must sign consent forms as
needed to collect information relevant to the family’s eligibility and level of assistance.
While PHAs must use form HUD-9886, this form does not release all the information
necessary to the administration of the program. The PHA must also develop its own
release forms to cover all other necessary information.

In addition, if a PHA chooses to distribute EIV reports via mail, email, or other methods,
they must ensure compliance with the Federal Privacy Act.

PHA Policy

The PHA will utilize EIV’s “Print Household Member Information” feature to
generate income reports addressed separately to each adult in the household.
For example, if a household has two adults, the PHA will provide one report to
the head of household and a separate report to the other adult member.

Form HUD-9886-A, Authorization for Release of Information [24 CFR 5.230(b)(1),
b(2), (c)(4), and (c)(5)]; Notice PIH 2023-27

ef—LnieFmaHen—All adult famlly members (and the head and spouse/cohead regardless
of age) are required to sign the Form HUD-9886-A at admission. Participants,pPrior to
January 1, 2024, participants signed and submitted Form HUD-9886-A at each annual

reexamination. HOTMA eliminated this requirement-and-instead required-that the-Form-
HUD-9886-be-signed-enly-once. On or after January 1, 2024 (regardless of the PHA’s

HOTMA compliance date), current program participants must sign and submit a new
Form HUD-9886-A at their next interim or annual reexamination. This form wilk-is only
be signed once. Another Form HUD-9886-A will not be submitted to the PHA except
under the following circumstances:

. When any person 18 years or older becomes a member of the family;
. When a current member of the family turns 18; or
. As required by HUD or the PHA in administrative instructions.

The PHA has the discretion to establish policies around when family members must
sign consent forms when they turn 18. PHAs must establish these policies stating when
family members will be required to sign consent forms at intervals other than at
reexamination.

PHA Policy
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With the exception of income determinations made under the Low-Income
Housing Tax Credit (LIHTC) program, the PHA will accept Safe Harbor
determinations from any of the programs listed above.

In order to be acceptable, the income determination must:
Be dated within 12 months of the dates listed above;
State the family size

Be for the entire family (i.e., the family members listed in the
documentation must match the family’s composition in the assisted unit,
except for household members); and

Must state the amount of the family’s annual income.

The determination need not list each source of income individually. If the PHA
does not receive any acceptable income determination documentation or is
unable to obtain documentation, then the PHA will revert to third-party verification
of income for the family.

When families present multiple verifications from the same or different
acceptable Safe Harbor programs, the PHA will use the most recent income
determination, unless the family presents acceptable evidence that the PHA
should consider an alternative verification from a different Safe Harbor source.

When the PHA uses a Safe Harbor income determination from another program;
and the family’s income subsequently changes, the family is required to report
the change to the PHA. Depending on when the change occurred, the change
may or may not impact the PHA’s calculation of the family’s total annual income.
Changes that occur between the time the PHA receives the Safe Harbor
documentation and the effective date of the family’s annual reexam will not be
considered. If the family has a change in income that occurs after the annual
reexam effective date, the PHA will conduct an interim reexam if the change
meets the requirements for performing an interim reexamination as outlined in
Chapter 11. In this case, the PHA will use third-party verification to verify the
change.

7-1.C. STREAMLINED INCOME DETERMINATIONS [24 CFR 960.257(c) and
Notice PIH 2023-27]

HUD permits PHAs to streamline the income determination process for family members
with fixed sources of income. While third-party verification of all income sources must be
obtained during the intake process and every three years thereafter, in the intervening
years the PHA may determine income from fixed sources by applying a verified cost of
living adjustment (COLA) or rate of interest. The PHA may, however, obtain third-party
verification of all income, regardless of the source. Further, upon request of the family,
the PHA must perform third-party verification of all income sources.

Fixed sources of income include Social Security and SSI benefits, pensions, annuities,
disability or death benefits, and other sources of income subject to a COLA or rate of
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interest. The determination of fixed income may be streamlined even if the family also
receives income from other non-fixed sources.

Two streamlining options are available, depending upon the percentage of the family’s
income that is received from fixed sources. If at least 90 percent of the family’s income
is from fixed sources, the PHA may streamline the verification of fixed income but is not

required to verify non-fixed income amounts. If the family receives less than 90 percent
of its income from fixed sources, the PHA may streamline the verification of fixed
income and must verify non-fixed income annually.

PHA Policy

When the PHA does not use a Safe Harbor income determination from a federal
assistance program to determine the family’s annual income as outlined above,
the PHA will obtain third-party verification as outlined in Notice PIH 2023-27 and
Chapter 7 of this policy.
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7-1.D. VERIFICATION HIERARCHY [Notice PIH 2023-27]

When the PHA does not use an income determination from a means-tested federal
assistance program, HUD requires the PHA to obtain third-party verification of:

e Reported family annual income;

e The value of net family assets when the net value exceeds $50,000-(as-adjusted-
anndathy): the HUD-published threshold, as listed in HUD'’s Inflation-Adjusted
Values;

e Expenses related to deductions from annual income; and
e Other factors that affect the determination of adjusted income.

HUD mandates the use of the EIV system and offers administrative guidance on the use
of other methods to verify family information and specifies the circumstances in which
each method will be used. In general HUD requires the PHA to use the most reliable
form of verification that is available and to document the reasons when the PHA uses a
lesser form of verification.

HUD developed a hierarchy that described verification documentation from most
acceptable to least acceptable. The PHA must demonstrate efforts to obtain third party
verification prior to accepting self-certification except instances when self-certification is
explicitly allowed.

In order of priority, the forms of verification that the PHA will use are:

e Highest: Level 6: Up-front Income Verification (UIV) using HUD’s Enterprise Income
Verification (EIV) system

e Highest: Level 5:Up-front Income Verification (UIV) using a non-HUD system
e High: Level 4:

e Written Third-Party Verification from the source, also known as “family-

provided verification”

e Or EIV plus self-certification

E I dod | p - }
e Medium: Level 3: Written Third-party Verification Form

e Medium: Level 2: Oral Third-party Verification_(not third-party verification)

e Low: Level 1: Self-Certification

Each of the verification methods is discussed in subsequent sections below.
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Requirements for Acceptable Documents

PHA Policy

Any documents used for verification generally must be dated within 120 days of
receipt by the PHA. Statements dated within the appropriate benefit year are
acceptable for fixed sources of income. The documents must not be damaged,
altered or in any way illegible.

Printouts from webpages are considered original documents.

The PHA staff member who views the original document must make a
photocopy.
Any family self-certifications must be made in a format acceptable to the PHA

and must be signed by the family member whose information or status is being
verified.

File Documentation

The PHA must document in the file how the figures used in income and rent calculations
were determined. All verification attempts, information obtained, and decisions reached
during the verification process will be recorded in the family’s file in sufficient detail to
demonstrate that the PHA has followed all of the verification policies set forth in this
plan. The record should be sufficient to enable a staff member or HUD reviewer to
understand the process followed and conclusions reached.

When the PHA is unable to obtain third-party verification, the PHA will document in the
family file the reason that third-party verification was not available [24 CFR
982.516(a)(2); Notice PIH 2018-18].

7-1.E. LEVEL 5 AND 6 VERIFICATIONS: UP-FRONT INCOME VERIFICATION (UIV)

Up-front income verification (UIV) refers to the PHA’s use of the verification tools
available from independent sources that maintain computerized information about

earnings and benefits for a number of individuals. PHAs may use UIV sources before
L e

UIV will be used to the extent that these systems are available to the PHA.

There may be legitimate differences between the information provided by the family and
UIV-generated information. If the family disputes the accuracy of UIV data, no adverse
action can be taken until the PHA has independently verified the UIV information and
the family has been granted an opportunity to contest any adverse findings through the
informal review/hearing process of the PHA.
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When the PHA determines through EIV reports and third-party verification that a
family has concealed or under-reported income, corrective action will be taken
pursuant to the policies in Chapter 14, Program Integrity.

New Hires Report [Notice PIH 2023-27]

The New Hires Report identifies participant families who have new employment within
the last six months. The report is updated monthly.

PHAs must review this information at annual reexamination except when the PHA uses
Safe Harbor verification from another means-tested federal assistance program to
determine the family’s income.

PHAs that do not require families to undergo interim reexaminations for earned income
increases after an interim decrease are not required to review this report between a
family’s annual reexamination. If the PHA requires an interim for increases in earned
income after an interim decrease, then the PHA must review the report quarterly after
the family’s interim decrease.

PHA Policy

In accordance with PHA policies in Chapter 11, the PHA does not process
interim reexaminations for families who have increases in earned income unless
the family has undergone an earned income interim decrease within the same
annual cycle. Except for instances in which the PHA uses Safe Harbor income
determinations to determine a family’s annual income, the PHA will review the
New Hires Report at annual reexamination.

No Income Reported by HHS or SSA Report

This report is a tool for PHAs to identify participants who passed the SSA identity test,
but no income information was reported by either the Department of Health and Human
Services (HHS) HHS-or SSA records. This scenario does not mean that the participant
does not have any income. PHAs obtain written, third-party verification of any income
reported by the participant. The PHA must identify in its policies and procedures when
this report will be pulled [Notice PIH 2023-27].

PHA Policy

The PHA will generate the No Income Reported by HHS or SSA Report at least
quarterly and will retain the report.

The PHA will re-verify the status of participants identified on the report quarterly.
Based on the information provided by the family and in EIV, the PHA may require
that family members provide verifications or sign release forms to allow the
PHAIn-order to obtain additional verification.

When the PHA determines through this report and third-party verification that a
family has concealed or under-reported income, corrective action will be taken
pursuant to the policies in Chapter 14, Program Integrity.
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EIV Identity Verification Report

The EIV system verifies tenant identities against Social Security Administration (SSA)
records. These records are compared to HJB-PIC data for a match on social security
number, name, and date of birth.

PHAs are required to use EIV’s Identity Verification Report on a monthly basis to
improve the availability of income information in EIV [Notice PIH 2023-27].

When identity verification for a participant fails, a message will be displayed within the
EIV system and no income information will be displayed.

PHA Policy

The PHA will identify participants whose identity verification has failed by
reviewing EIV’s Identity Verification Report on a monthly basis.

The PHA will attempt to resolve discrepancies by obtaining appropriate
documentation from the participant. When the PHA determines that
discrepancies exist due as a result of PHA errors such as spelling errors or
incorrect birth dates, it will correct the errors promptly.

Deceased Tenants Reports [Notice PIH 2012-42026-11 and Notice PIH 2023-27]

The Deceased Tenant Report identifies residents that have been reported by the SSA
as deceased. The PHA is required to review the report at least guarterlymonthly.
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When the Deceased Tenants Report identifies an individual as being deceased, or
when PHASs receive information by other sources (e.g., reports from family or friends,
presentation of an obituary), PHAs must immediately-request confirmation of the death
within 24 hours of being notified of the death of a household member. The PHA must
document in the tenant record their attempts to confirm the death. Requests for
confirmation may be sent by mail, email, and/or hand delivery to the head of household.

If send-alettertothe-head ofhouseheoldorifthe head of household is deceased and
there is-are no other adult household members, the PHA should attempt to confirm the
death with an fo-the-emergency contact person.{o-cenfirmthe death of the listed-
household-member

PHAs may provide families or emergency contacts 30 days to respond to the PHA’s
request for a written confirmation of death. If the family does not respond within 30
days, then the PHA may presume that the information is accurate and proceed in
removing the deceased tenant from the household.

In cases where the deceased individual is the head of household, Fthe PHA must notify
the owner in writing of the deceased head of household.

For deceased single member households, PHAs must terminate the HAP to owner no
later than the last day of the month in which the death occurred. After confirming the
head of household’s death, PHAs must submit a form HUD-50058 with an End of
Participation (EOP) action PHAs-may-list the End-of Participation{EOP)-as the last day
of the month in which the death occurred. The landlord is entitled to receive the full HAP

amount for the month in which the tenant death occurred.

If the deceased individual was the head of household and there are remaining family
members who are eligible adults, the PHA must follow its administrative policies to
determine whether the family continues to receive assistance with a new head of
household and designate who the new head of household will be.

PHA Policy

If the deceased individual was the head of household and minors are the only
remaining household members, the PHA will follow its policies regarding
Caretakers for a Child in Section 6-1.B.

When the only remaining household member is the live-in aide, the live-in aide is not
entitled or eligible for any rental assistance or continued occupancy. The PHA may not
designate the live-in aide as the new head of household or change the relation code on
the Form HUD-50058.

Other EIV Reports [Notice PIH 2023-27]
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The PHA is required to review the Multiple Subsidy Report at least quarterly and the
Failed EIV Pre-Screening, Failed Verification (Failed SSA Identity Test), and the EIV
Immigration reports at least monthly.

Other EIV Reports [Notice PIH 2023-27]

The PHA is required to review the Multiple Subsidy Report at least quarterly and the
Failed EIV Pre-Screening and Failed Verification (Failed SSA Identity Test) reports at
least monthly.

Upfront Income Verification Using Non-HUD Systems

In addition to mandatory use of the EIV system, HUD encourages PHAs to utilize other
upfront verification sources-such-as-theWork-Numberand-web-based-state benefits-

systems.
PHA Policy
The PHA will inform all applicants and participants of its use of the following UIV

resources: The PHA will use the following UV resources:
HUD’s EIV system

The Work Number
Employment Security Department

Office of Support Enforcement
DSHS Benefit Verification System
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7-1.F. LEVEL 4 VERIFICATION [Notice PIH 2023-27]

HUD identifies two types of Level 4 verification: written-third party verification from the
source and EIV + self-certification.

EIV + Self-Certification

EIV may be used as written third-party verification and may be used to calculate income
if the family agrees with the information in EIV and self-certifies that the amount is
accurate and representative of current income. This practice is known as EIV + self-
certification. When calculating income using this method, the PHA may use its
discretion to determine which method of calculation is reasonable: the last four quarters
combined or an average of any number of quarters. The family must be provided with
the information from EIV.

PHA Policy

At annual reexamination, if the PHA is unable to use a determination of income
from a means-tested federal assistance program and if there are no reported
changes to an income source, the PHA will use EIV + self-certification as
verification of employment income, provided the family agrees with the amounts
listed in EIV.

The PHA will follow EIV security requirements as detailed in PHA policy in
Section 7-1.A. Family Consent to Release of Information. If an adult family
member other than the head of household fails to sign a consent form stating that
their EIV income information may be shared with the head of household, the PHA
will utilize EIV’s “Print Household Member Information” feature to generate
income reports addressed separately to each adult in the household. For
example, if a household has two adults, the PHA will provide one report to the

head of household and a separate report to the other adult member.

The PHA will use an average of the last two quarters of income listed in EIV to
determine income from employment. The PHA will provide the adult family
member with the information in EIV. The family member will be required to sign a
self-certification stating that the amount listed in EIV is accurate and
representative of current income. If the family member disagrees with using only
the last two quarters of income listed in EIV, because of the seasonal or
otherwise fluctuating nature of that family member’'s employment, the PHA will
permit the family member to sign a self-certification stating that the average of all
four quarters of income listed in EIV is accurate and representative of current
annual income and use that amount for calculating annual income. If the family
member disagrees and contends that the amount listed in EIV is not reflective of
current income, or if less than two quarters are available in EIV, the PHA will use
written third-party verification from the source as outlined below.

The PHA will not use this method of verification at new admission since ElIV is
not available for applicant families or at interim reexamination since the income
information in EIV is not current.
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verification such as a written third-party verification form.

When verification of assets held by a banking or financial institution is required,
the PHA will obtain one statement that reflects the current balance of the
account.

When pay stubs are used, the PHA will require the family to provide the two most
current, consecutive pay stubs. At the PHA’s discretion, if additional paystubs are
needed due to the family’s circumstances (e.g., sporadic income, fluctuating
schedule, etc.), the PHA may request additional paystubs or a payroll record.

7-1.G. LEVEL 3 VERIFICATION: WRITTEN, THIRD-PARTY FORM
[Notice PIH 2023 -27]

This type of verification is a form developed by the PHA and used uniformly for all
families when needed to collect information from a third-party source. This is known as
“traditional third-party verification.” PHAs send a PHA-developed form directly to the
third-party source by mail, fax, or email and the source completes the form by hand (in
writing or typeset).

The PHA may use this method when higher forms are unavailable or are rejected by the
PHA or when the family is unable to provide acceptable verification. The PHA may skip
this level of verification and may instead substitute oral third-party verification before
moving to self-certification.

PHA Policy

Typically, the PHA will attempt to send written third-party verification forms to the
verification source whenever higher forms of verification are unavailable.

However, on a case-by-case basis, the PHA may choose to obtain oral third-
party verification without first attempting, and in lieu of, a written-third party
verification form.

7.1.H. LEVEL 2: ORAL THIRD-PARTY VERIFICATION [Notice PIH 2023-27]

For third-party oral verification, PHAs contact sources identified by UIV techniques or by
the family by telephone or in person.

Oral third-party verification is mandatory if neither form of written third-party verification
is available.

Third-party oral verification may be used when requests for written third-party
verification forms have not been returned within a reasonable time—e.g., 10 business
days.

PHAs must document in the file the date and time of the telephone call or visit, the
name of the person contacted, the telephone number, as well as the information
confirmed.

The PHA may skip this level of verification if they attempted written third-party
verification via a form and the source did not respond and move directly to self-
certification.
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PHA Policy

3 o4 sYaals and STSSEETLVAY ationfo at-w brovided-= In
general, the PHA will attempt to obtain written third-party verification via a form
from the verification source. If written third-party verification forms are not
returned within 10 business days, the PHA will accept self-certification from the
family without attempting to obtain oral third-party verification.

However, if the PHA chooses to obtain oral third-party verification, the PHA will
document in the file the date and time of the telephone call or visit, the name of
the person contacted and the telephone number, as well as the information
confirmed.

When Third-Party Verification is Not Required [Notice PIH 2023-27]

Third-party verification may not be available in all situations. HUD has acknowledged
that it may not be cost-effective or reasonable to obtain third-party verification of
income, assets, or expenses when these items would have a minimal impact on the
family’s total tenant payment.

PHA Policy

If the family cannot provide original documents, the PHA will pay the service
charge required to obtain third-party verification, unless it is not cost effective, in
which case a self-certification will be acceptable as the only means of
verification. The cost of verification will not be passed on to the family.

The cost of postage and envelopes to obtain third-party verification of income,
assets, and expenses is not an unreasonable cost [VG, p. 18].

Primary Documents

Third-party verification is not required when legal documents are the primary source,
such as a birth certificate or other legal documentation of birth.

Imputed Assets

HUD permits PHAs to accept a self-certification from a family as verification of assets
disposed of for less than fair market value [HCV GB, p. 5-28].

PHA Policy

The PHA will accept a self-certification from a family as verification of assets
disposed of for less than fair market value.
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7-1.1 LEVEL 1: NON-THIRD-PARTY VERIFICATION TECHNIQUE: SELF-
CERTIFICATION [Notice PIH 2023-27].

Non-third-party verification consists of a signed statement of reported income and/or
expenses. This verification method should be used as a last resort when the PHA has
not been successful in obtaining information via all other required verification
techniques.

Self-certification, however, is an acceptable form of verification when:
e A source of income is fully excluded

e Net family assets are less than or equal to the HUD-published threshold and the
PHA has adopted a policy to accept self-certification

e The family declares that they do not have any present ownership in any real property

o—A family reports zero income

o A family states that they have non-recurring income that will not be repeated in the
coming year; and/or

e The PHA has adopted a policy to implement streamlined annual recertifications for
fixed sources of income (See Chapter 11)_

When the PHA was required to obtain third-party verification but instead relies on self-
certification, the family’s file must be documented to explain why third-party verification
was not available.

HUD does not require that a self-certification be notarized; however, HUD recommends
including language on any self-certification to ensure the certifier understands the
consequences of knowingly providing false information.

PHA Policy

When information cannot be verified by a third party or by review of documents,
family members will be required to submit self-certifications attesting to the
accuracy of the information they have provided to the PHA.

The PHA may require a family to certify that a family member does not receive a
particular type of income or benefit.

The self-certification must be made in a format acceptable to the PHA and must
be signed by the family member whose information or status is being verified.

All self-certifications will include the following language:

“I/We, the undersigned, certify under penalty of perjury that the information
provided here is true and correct, to the best of my knowledge and recollection.
WARNING: Anyone who knowingly submits a false claim or knowingly makes a
false statement is subject to criminal and/or civil penalties, including confinement
for up to five years, fines, and civil and administrative penalties (18 U.S.C. 287,
1001, 1010, 1012; 31 U.S.C. 3279, 3802).”
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Ferfamily members under the age of 62 who claim to be eligible immigrants_ must
provide supporting documentation of their immigration status and sign a verification
consent form. Supporting documentation consists of documentation accepted by the
U.S. Citizenship and Immigration Services (USCIS)—for example, a Form |-551 U.S.
Permanent Resident Card.

The PHA must verify immigration status with the United States Citizenship and
Immigration Services (USCIS). The primary method for verifying eligible immigration
status is USCIS’s automated system, Systematic Alien Verification for Entitlements
(SAVE). The PHA must determine whether the applicant’s status makes them eligible
for assistance consistent with Section 214. Exhibit 7-2 at the end of this chapter
provides information on eligibility for HUD assistance.

Where applicable, the PHA must retain documentation of SAVE verification in tenant
files. If SAVE cannot confirm an individual’s eligible immigration status, or if the
response in SAVE verifies an immigration status that is not eligible for assistance, then
the PHA must submit a request for secondary or additional verification to USCIS within
10 days of receiving the initial results. The PHA must scan and upload information to
USCIS as needed or required to obtain a verification response.

If the secondary or additional verification fails, the PHA must notify the family and inform

them of their right to file an appeal with USCIS. If the family wishes to exercise their
right to file an appeal with USCIS, they must submit a written request to USCIS within
30 days of the notification. USCIS will render a decision to the family and forward a
copy to the PHA.

Assistance must be denied when primary and secondary verification do not verify
eligible immigration status and the family does not pursue a USCIS appeal or informal
hearing rights, or decisions are rendered against the family through a USCIS appeal or
informal hearing.

The PHA must not delay, deny, reduce, or terminate assistance because of a delay in
the process of determining eligible status, unless the family causes the delay. While the
PHA may not admit any individual prior to receiving required documentation, the PHA
may elect to provide prorated assistance to the family prior to completing the verification

process.

Family members who do not sign a declaration of their status or provide the required
supporting documentation will be considered ineligible for housing assistance. The head

of household must sign a statement listing all family members who do not claim to be
citizens, nationals, or eligible immigrants, or whose status cannot be confirmed [HUD

Secretarv Letter 12/16/25] —theP—HAmust—ven#wmmgraﬁen%ta%uswﬁh%he—Unﬁedr

7-11.LH. VERIFICATION OF PREFERENCE STATUS

The PHA must verify any preferences claimed by an applicant that determined
placement on the waiting list.

PHA Policy
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PART lll: VERIFYING INCOME AND ASSETS

Chapter 6, Part | of this plan describes in detail the types of income that are included
and excluded and how assets and income from assets are handled. Any income
reported by the family must be verified. This part provides PHA policies that supplement
the general verification procedures specified in Part | of this chapter.

PHA Policy

The PHA will use Safe Harbor income verification in accordance with policies
listed in 7-1.B. Therefore, when Safe Harbor determinations are used, policies on
the verification of income and assets listed below will not apply. However, the
PHA will follow policies listed below when:

The PHA does not accept Safe Harbor documentation:;

The PHA is unable to obtain Safe Harbor documentation;

The family disputes the other program’s income determination; or

The PHA is required to verify employment income to cap unreimbursed
childcare and/or disability assistance expenses.

In the situations listed above, the below policies on the verification of income and

assets will apply.

7-11l.LA. EARNED INCOME

Tips

PHA Policy

Unless tip income is included in a family member’s W-2 by the employer or in
UIV verification sources, persons who work in industries where tips are standard
will be required to sign a certified estimate of tips received for the prior year or
tips anticipated to be received in the coming year.

Wages

PHA Policy

When the PHA requires third-party verification of wages, for wages other than
tips, the family must provide at minimum their two most current, consecutive pay
stubs.

7-111.B. BUSINESS AND SELF EMPLOYMENT INCOME

© Copyright 2026 Nan McKay & Associates, Inc.
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Income tax returns with corresponding official tax forms and schedules
attached and including third-party receipt of transmission for income tax
return filed (i.e., tax preparer’s transmittal receipt, summary of transmittal
from online source, etc.).

If accelerated depreciation was used on the tax return or financial
statement, an accountant's calculation of depreciation expense, computed
using straight-line depreciation rules.

For self-employed individuals who claim they do not to file tax returns, The PHA
witk-may obtain a completed copy of IRS Form 4506-T to verify that no return has
been filed.

reexaminationin-three-months—If the family member has been self-employed for
three to 12 months, the PHA will require the family to provide documentation of
income and expenses for this period and use that information to project income.

The PHA will provide a format for any person who is unable to provide such a
statement to record income and expenses for the coming year. The business
owner/self-employed person will be required to submit the information requested
and to certify to its accuracy at all future reexaminations.

At any reexamination the PHA may request documents that support financial
statements such as manifests, appointment books, cash books, or bank
statements.

For those employed in “gig employment” (i.e., those in formal agreements with
on-demand companies such as Uber, Lyft, or DoorDash), the PHA will provide a
format for the individual to declare their income and expenses. The PHA may
also review the printed statement of monthly income from the applicable app for
all hours worked and pay received as well as the Schedule C of the individual’'s

tax return and the corresponding IRS Form 1099 or 1099k.

7-111.C. PERIODIC PAYMENTS AND PAYMENTS IN LIEU OF EARNINGS
For policies governing streamlined income determinations for fixed sources of income,
please see Chapter 11.
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written payment agreement alone may not be sufficient verification of amounts received
by a family.

PHA Policy

The methods the PHA will use to verify alimony and child support payments are
in the following order of priority:

Upfront Income Verification consisting of a payment history report
received directly from the Office of Support Enforcement

Copies of the receipts and/or payment stubs for the 12 months prior to
PHA request

Other third-party verification form from the state or local child support
enforcement agency

Third-party verification form from the person paying the support

Third-party phone verification using the Office of Support Enforcement’s
automated phone system for child support payment history

Family's self-certification of amount received

Note: Families are not required to undertake independent enforcement
action

7-11l.E. NONRECURRING INCOME [Notice PIH 2023-27]

Income that will not be repeated beyond the coming year (i.e., the 12 months following
the effective date of the certification), based on information provided by the family, is
considered nonrecurring income and is excluded from annual income. PHAs may
accept a self-certification from the family stating that the income will not be repeated in
the coming year.

PHA Policy
The PHA will accept self-certification from the family stating that income will not

be repeated in the coming year. However, the PHA may choose, on a case-by-
case basis, to require third-party verification that income sources will not be
repeated in the coming year.

7-1Il.LF. ASSETS AND INCOME FROM ASSETS

Net Family Assets [24 CFR 5.603]

At admission and reexam, for families with net assets less than or equal to the HUD-
published threshold listed in HUD’s current year Inflation-Adjusted Values tables-
($52.787for 2026}, the PHA may, but is not required to, accept the family’s self-
certification that the family’s assets do not exceed the HUD-published threshold without

taking any additional steps to verify the accuracy of the declaration. The declaration
must include the amount of income the family expects to receive from assets which
must be included in the family’s income. This includes declaring income from checking
and savings accounts which, although these may be excluded from the calculation of
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net family assets (because the combined value of non-necessary personal property
does not exceed the HUD-published threshold), may generate asset income. PHAs
must clarify during the self-certification process which assets are included/excluded
from net family assets.

For PHASs that choose to accept self-certification, the PHA is required to obtain third-
party verification of all assets, regardless of the amount, at least once every three years.

PHAs who choose not to accept self-certifications of assets must verify all families’
assets on an annual basis.

When net family assets have a total net value over the HUD-published threshold, the
PHA may not rely on the family’s self-certification. Third-party verification of assets is

required when net family assets exceed the HUD-published threshold.

When verification of assets is required, PHAs are required to obtain a minimum of one
statement that reflects the current balance of banking/financial accounts.

PHA Policy
The PHA will verifyall famil | basis.

When net family assets have a total net value under the HUD-published
threshold, the PHA will accept the family’s self-certification of the value of family
assets and anticipated asset income. The family’s declaration must show the
total amount of income expected from all assets. All family members 18 years of
age and older must sign the family’s declaration. The PHA reserves the right to
require additional verification in situations where the accuracy of the declaration
is in question. Any income the family expects to receive from assets will be
included in the family’s annual income. The family will be required to provide
third-party verification of net family assets once every three years.

In determining the value of checking or savings accounts, the PHA will use the
current balance.

In determining the anticipated income from an interest-bearing checking or
savings account when verification is required and the rate of return is known, the
PHA will multiply the current balance of the account by the current rate of interest
paid on the account. If a checking account does not bear interest, the anticipated
income from the account is zero.

Self-Certification of Real Property Ownership [24 CFR 5.618(b)(2); Notice PIH
2023-27]

The PHA must determine whether a family has present ownership in real property that
is suitable for occupancy for purposes of determining whether the family is compliant
with the asset limitation described in Chapters 3. The PHA may accept a self-
certification from the family stating that the family does not have any present ownership
in any real property. If the family certifies that they do not have any present ownership
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interest in real property, the PHA may take that as sufficient to determine the family is
not out of compliance with the real property restriction. If the family declares they have
present ownership in real property, the PHA must obtain third-party verification of the
family’s legal right to reside in the property, the effective legal authority to sell the
property, and whether the property is suitable for occupancy by the family as a
residence.

PHA Policy

The PHA will accept self-certification from the family stating that the family does
not have any present ownership in any real property. The certification must be
signed by all family members 18 years of age and older. The PHA reserves the
right to require additional verification in situations where the accuracy of the
declaration is in question.

If the family declares they have present ownership in real property, the PHA will
obtain third-party verification of the following factors: whether the family has the
legal right to reside in the property; whether the family has effective legal
authority to sell the property; and whether the property is suitable for occupancy
by the family as a residence. However, in cases where a family member is a
victim of domestic violence, dating violence, sexual assault, stalking, or human
trafficking, the PHA will comply with confidentiality requirements under 24 CFR
5.2007 and will accept a self-certification.

7-H.G.-Assets Disposed Of of Forfor Less Than-than Fair Market Value

The family must certify whether any assets have been disposed of for less than fair
market value in the precedlng two years HUD—peFFmts—QI:LAeJ:eaeeepPa—se#-

vatue—[HGV—GB—pé-z&—The PHA needs to verify onIy those certlflcatlons that warrant
documentation [HCV GB, p. 5-28].

PHA Policy

The PHA will accept a family’s self-certification as verification of assets disposed
of for less than fair market value.

The PHA will further verify the value of assets disposed of for less than fair
marked value only if:

The PHA does not already have a reasonable estimation of its value from
previously collected information, or

The amount reported by the family in the certification appears obviously in
error.

Example 1: A participant reported a $10,000 certificate of deposit at the last
annual reexamination, and the PHA verified this amount. Now the person reports
that she has given this $10,000 to her son. The PHA has a reasonable estimate
of the value of the asset; therefore, reverification of the value of the asset is not
necessary.
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excluded income is defined as income where the entire amount qualifies to be excluded
from the annual income determination in accordance with 24 CFR 5.609(b) and any
Federal Register notice on mandatory exclusions issued by HUD (for example, food
stamps, earned income of a minor, or foster care funds).

PHAs may accept a family’s signed application or reexamination form as self-
certification of fully excluded income. They do not have to require additional
documentation. However, if there is any doubt that a source of income qualifies for full
exclusion, PHAs have the option of requiring additional verification.

For partially excluded income, the PHA is required to follow the verification hierarchy
and all applicable regulations, and to report the income on the form HUD-50058.
Partially excluded income is defined as income where only a certain portion of what is
reported by the family qualifies to be excluded and the remainder is included in annual
income (for example, the income of an adult full-time student other than the head of
household, spouse, or cohead).

PHA Policy

The PHA will accept the family’s self-certification as verification of fully excluded
income. The PHA may request additional documentation if necessary to
document the income source.

The PHA will verify the source and amount of partially excluded income as
described in Part 1 of this chapter.

7-1Il.EK. ZERO INCOME_Families-STATUS-REVIEWS [Notice PIH 2023-27]

have discretion to establish reasonable procedures to manage the risk of unreported

income, such as asking families to complete a zero-income worksheet at admission or
periodically after admission to determine if they have any sources of unreported income
or searching any UlV sources for unreported income.

In calculating annual income, PHAs must not assign monetary value to nonmonetary in-
kind donations from a food bank or similar organization received by the family [24 CFR
5.609(b)(24)(vi)l.
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PHAs may accept a self-certification of zero income from the family without taking any
additional steps to verify zero reported income. HUD does not require such self-
certifications be notarized.

PHAs that perform zero income reviews must update local discretionary policies,
procedures, and forms. Families who begin receiving income which does not trigger an
interim reexamination should no longer be considered zero income even though the
family’s income is not reflected on the Form HUD-50058.

PHA Policy

The PHA will check UIV sources and/or may request information from third-party
sources to verify that certain forms of income such as unemployment benefits,
TANF, SS, SSI, earned income, child support, etc. are not being received by
families claiming to have zero annual income.

The PHA will also require that each family member who claims zero income
status complete a Certification of Zero Income. If any sources of income are
identified on the form, the PHA will verify the income in accordance with the
policies in this chapter prior to including the income in the family’s annual
income.

If at any time the PHA receives information or has reason to believe that a family
claiming very low or zero income is now receiving regular income, the PHA may
request a zero income monitoring report from the family.

The PHA will only conduct interims in accordance with PHA policy in Chapter 11.
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EXHIBIT 7-2: SAVE System Responses and Section 214
Eligibility for HUD Assistance [HUD Secretary Letter 12/16/25]

Eligible for Assistance
e United States Citizen;
Lawful Permanent Resident (LPR) — Employment Authorized;
Lawful Permanent Resident (LPR) — Employment Authorized Indefinitely;
Conditional Resident — Employment Authorized;
Conditional Resident;
Conditional Entrant — Employment Authorized Indefinitely;
e Parolee;
e Parolee Indefinite — Not Employment Authorized;
Parolee Indefinite — Temporary Employee Authorized;
Parolee Expires — Not Employment Authorized;
Parolee Expires — Temporary Employment Authorized;
Refugee — Employment Authorized;
Refugee — Employment Authorized — Indefinite;
Asylee — Employment Authorized;
Asylee — Employment Authorized — Indefinite;
Family Unity -Temporary Employment Authorized;
Non-Immigrant Employment Authorized — Indefinite;
o__Non-immigrants who are citizens of either the Federated States of
Micronesia, the Republic of the Marhsall Islands, or Palau
Cuban/Haitian Entrant;
No Status — Granted Withholding of Removal — Employment Authorized
Indefinitely;
Violence Against Women Act (VAWA) — Self-Petitioner — Temporary Employment
Authorized;
VAWA Self-Petitioner; and
VAWA Self-Petitioner — Not Employment Authorized.
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Ineligible for Assistance

e Non-Immigrant

¢ Non-Immigrant — Temporary Employment Authorized;

e Non-Immigrant — Temporary Employment Authorized — Indefinite;

¢ Non-Immigrant — Not Employment Authorized;

e Non-Immigrant — Employment Authorized CNMI Only;

e Student Status Temporary Authorized;

e _If Principal — Temporary Employment Authorized;

e If Principal or Spouse — Temporary Employment Authorized;

e Temporary Resident — Temporary Employment Authorized;

e Deferred Action for Childhood Arrivals (DACA) — Employment Authorized;

e Temporary Protected Status (TPS) — Employment Authorized;

e Application Pending (Form I-589 Asylum);

e Application Pending (Form 1-485 Adjustment of Status) — Temporary Employment
Authorized;

e Application Pending;

e Application Pending — Temporary Employment Authorization;

e Application Pending — Not Temporary Employment Authorization;

e Deferred Action Status (DAS);

e Deferred Action Status (DAS) — Not Employment Authorized;

e Deferred Enforced Departure (DED); and

¢ No Status;

¢ No Status — Released on an Order of Supervision — Temporary Employment
Authorized;

¢ No Status — Employment Authorized Indefinitely; and

e No Status Temporary Employment Authorized.
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If more information is required to classify the individual’s immigration status,
following up with DHS and/or the individual may be necessary.

e Immigration Enumerator Required — Resubmit with Additional Information;
e Institute Additional Verification;

e Institute Third Level Verification;

e No Record Found with SSA — Resubmit with Additional Information;

e Temporary Employment Authorized;

e Resubmit Doc;

e Verification in Process;

e Continue to Process;

e Unable to Process;

e Null;

e Expired Document;

e Document Appears to be Altered; and

e Document Appears to be Counterfeit
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PART I: GENERAL VERIFICATION REQUIREMENTS

7-1.A. FAMILY CONSENT TO RELEASE OF INFORMATION [24 CFR 982.516;
982.551; AND-24 CFR 5.230; Notice PIH 2023-27; and HOTMAgquestions@HUD.gov
response 9/15/25]

Consent Forms

The family must supply any information that the PHA or HUD determines is necessary
to the administration of the program and must consent to PHA verification of that
information [24 CFR 982.551]. All adult family members must sign consent forms as
needed to collect information relevant to the family’s eligibility and level of assistance.
While PHAs must use form HUD-9886, this form does not release all the information
necessary to the administration of the program. The PHA must also develop its own
release forms to cover all other necessary information.

In addition, if a PHA chooses to distribute EIV reports via mail, email, or other methods,
they must ensure compliance with the Federal Privacy Act.

PHA Policy

The PHA will utilize EIV’s “Print Household Member Information” feature to
generate income reports addressed separately to each adult in the household.
For example, if a household has two adults, the PHA will provide one report to
the head of household and a separate report to the other adult member.

Form HUD-9886-A, Authorization for Release of Information [24 CFR 5.230(b)(1),
b(2), (c)(4), and (c)(5)]; Notice PIH 2023-27

ef—LnieFmaHen—All adult famlly members (and the head and spouse/cohead regardless
of age) are required to sign the Form HUD-9886-A at admission. Participants,pPrior to
January 1, 2024, participants signed and submitted Form HUD-9886-A at each annual

reexamination. HOTMA eliminated this requirement-and-instead required-that the-Form-
HUD-9886-be-signed-enly-once. On or after January 1, 2024 (regardless of the PHA’s

HOTMA compliance date), current program participants must sign and submit a new
Form HUD-9886-A at their next interim or annual reexamination. This form wilk-is only
be signed once. Another Form HUD-9886-A will not be submitted to the PHA except
under the following circumstances:

. When any person 18 years or older becomes a member of the family;
. When a current member of the family turns 18; or
. As required by HUD or the PHA in administrative instructions.

The PHA has the discretion to establish policies around when family members must
sign consent forms when they turn 18. PHAs must establish these policies stating when
family members will be required to sign consent forms at intervals other than at
reexamination.

PHA Policy
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With the exception of income determinations made under the Low-Income
Housing Tax Credit (LIHTC) program, the PHA will accept Safe Harbor
determinations from any of the programs listed above.

In order to be acceptable, the income determination must:
Be dated within 12 months of the dates listed above;
State the family size

Be for the entire family (i.e., the family members listed in the
documentation must match the family’s composition in the assisted unit,
except for household members); and

Must state the amount of the family’s annual income.

The determination need not list each source of income individually. If the PHA
does not receive any acceptable income determination documentation or is
unable to obtain documentation, then the PHA will revert to third-party verification
of income for the family.

When families present multiple verifications from the same or different
acceptable Safe Harbor programs, the PHA will use the most recent income
determination, unless the family presents acceptable evidence that the PHA
should consider an alternative verification from a different Safe Harbor source.

When the PHA uses a Safe Harbor income determination from another program;
and the family’s income subsequently changes, the family is required to report
the change to the PHA. Depending on when the change occurred, the change
may or may not impact the PHA’s calculation of the family’s total annual income.
Changes that occur between the time the PHA receives the Safe Harbor
documentation and the effective date of the family’s annual reexam will not be
considered. If the family has a change in income that occurs after the annual
reexam effective date, the PHA will conduct an interim reexam if the change
meets the requirements for performing an interim reexamination as outlined in
Chapter 11. In this case, the PHA will use third-party verification to verify the
change.

7-1.C. STREAMLINED INCOME DETERMINATIONS [24 CFR 960.257(c) and
Notice PIH 2023-27]

HUD permits PHAs to streamline the income determination process for family members
with fixed sources of income. While third-party verification of all income sources must be
obtained during the intake process and every three years thereafter, in the intervening
years the PHA may determine income from fixed sources by applying a verified cost of
living adjustment (COLA) or rate of interest. The PHA may, however, obtain third-party
verification of all income, regardless of the source. Further, upon request of the family,
the PHA must perform third-party verification of all income sources.

Fixed sources of income include Social Security and SSI benefits, pensions, annuities,
disability or death benefits, and other sources of income subject to a COLA or rate of
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interest. The determination of fixed income may be streamlined even if the family also
receives income from other non-fixed sources.

Two streamlining options are available, depending upon the percentage of the family’s
income that is received from fixed sources. If at least 90 percent of the family’s income
is from fixed sources, the PHA may streamline the verification of fixed income but is not

required to verify non-fixed income amounts. If the family receives less than 90 percent
of its income from fixed sources, the PHA may streamline the verification of fixed
income and must verify non-fixed income annually.

PHA Policy

When the PHA does not use a Safe Harbor income determination from a federal
assistance program to determine the family’s annual income as outlined above,
the PHA will obtain third-party verification as outlined in Notice PIH 2023-27 and
Chapter 7 of this policy.
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7-1.D. VERIFICATION HIERARCHY [Notice PIH 2023-27]

When the PHA does not use an income determination from a means-tested federal
assistance program, HUD requires the PHA to obtain third-party verification of:

e Reported family annual income;

e The value of net family assets when the net value exceeds $50,000-(as-adjusted-
anndathy): the HUD-published threshold, as listed in HUD'’s Inflation-Adjusted
Values;

e Expenses related to deductions from annual income; and
e Other factors that affect the determination of adjusted income.

HUD mandates the use of the EIV system and offers administrative guidance on the use
of other methods to verify family information and specifies the circumstances in which
each method will be used. In general HUD requires the PHA to use the most reliable
form of verification that is available and to document the reasons when the PHA uses a
lesser form of verification.

HUD developed a hierarchy that described verification documentation from most
acceptable to least acceptable. The PHA must demonstrate efforts to obtain third party
verification prior to accepting self-certification except instances when self-certification is
explicitly allowed.

In order of priority, the forms of verification that the PHA will use are:

e Highest: Level 6: Up-front Income Verification (UIV) using HUD’s Enterprise Income
Verification (EIV) system

e Highest: Level 5:Up-front Income Verification (UIV) using a non-HUD system
e High: Level 4:

e Written Third-Party Verification from the source, also known as “family-

provided verification”

e Or EIV plus self-certification

E I dod | p - }
e Medium: Level 3: Written Third-party Verification Form

e Medium: Level 2: Oral Third-party Verification_(not third-party verification)

e Low: Level 1: Self-Certification

Each of the verification methods is discussed in subsequent sections below.
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Requirements for Acceptable Documents

PHA Policy

Any documents used for verification generally must be dated within 120 days of
receipt by the PHA. Statements dated within the appropriate benefit year are
acceptable for fixed sources of income. The documents must not be damaged,
altered or in any way illegible.

Printouts from webpages are considered original documents.

The PHA staff member who views the original document must make a
photocopy.
Any family self-certifications must be made in a format acceptable to the PHA

and must be signed by the family member whose information or status is being
verified.

File Documentation

The PHA must document in the file how the figures used in income and rent calculations
were determined. All verification attempts, information obtained, and decisions reached
during the verification process will be recorded in the family’s file in sufficient detail to
demonstrate that the PHA has followed all of the verification policies set forth in this
plan. The record should be sufficient to enable a staff member or HUD reviewer to
understand the process followed and conclusions reached.

When the PHA is unable to obtain third-party verification, the PHA will document in the
family file the reason that third-party verification was not available [24 CFR
982.516(a)(2); Notice PIH 2018-18].

7-1.E. LEVEL 5 AND 6 VERIFICATIONS: UP-FRONT INCOME VERIFICATION (UIV)

Up-front income verification (UIV) refers to the PHA’s use of the verification tools
available from independent sources that maintain computerized information about

earnings and benefits for a number of individuals. PHAs may use UIV sources before
L e

UIV will be used to the extent that these systems are available to the PHA.

There may be legitimate differences between the information provided by the family and
UIV-generated information. If the family disputes the accuracy of UIV data, no adverse
action can be taken until the PHA has independently verified the UIV information and
the family has been granted an opportunity to contest any adverse findings through the
informal review/hearing process of the PHA.
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When the PHA determines through EIV reports and third-party verification that a
family has concealed or under-reported income, corrective action will be taken
pursuant to the policies in Chapter 14, Program Integrity.

New Hires Report [Notice PIH 2023-27]

The New Hires Report identifies participant families who have new employment within
the last six months. The report is updated monthly.

PHAs must review this information at annual reexamination except when the PHA uses
Safe Harbor verification from another means-tested federal assistance program to
determine the family’s income.

PHAs that do not require families to undergo interim reexaminations for earned income
increases after an interim decrease are not required to review this report between a
family’s annual reexamination. If the PHA requires an interim for increases in earned
income after an interim decrease, then the PHA must review the report quarterly after
the family’s interim decrease.

PHA Policy

In accordance with PHA policies in Chapter 11, the PHA does not process
interim reexaminations for families who have increases in earned income unless
the family has undergone an earned income interim decrease within the same
annual cycle. Except for instances in which the PHA uses Safe Harbor income
determinations to determine a family’s annual income, the PHA will review the
New Hires Report at annual reexamination.

No Income Reported by HHS or SSA Report

This report is a tool for PHAs to identify participants who passed the SSA identity test,
but no income information was reported by either the Department of Health and Human
Services (HHS) HHS-or SSA records. This scenario does not mean that the participant
does not have any income. PHAs obtain written, third-party verification of any income
reported by the participant. The PHA must identify in its policies and procedures when
this report will be pulled [Notice PIH 2023-27].

PHA Policy

The PHA will generate the No Income Reported by HHS or SSA Report at least
quarterly and will retain the report.

The PHA will re-verify the status of participants identified on the report quarterly.
Based on the information provided by the family and in EIV, the PHA may require
that family members provide verifications or sign release forms to allow the
PHAIn-order to obtain additional verification.

When the PHA determines through this report and third-party verification that a
family has concealed or under-reported income, corrective action will be taken
pursuant to the policies in Chapter 14, Program Integrity.
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EIV Identity Verification Report

The EIV system verifies tenant identities against Social Security Administration (SSA)
records. These records are compared to HJB-PIC data for a match on social security
number, name, and date of birth.

PHAs are required to use EIV’s Identity Verification Report on a monthly basis to
improve the availability of income information in EIV [Notice PIH 2023-27].

When identity verification for a participant fails, a message will be displayed within the
EIV system and no income information will be displayed.

PHA Policy

The PHA will identify participants whose identity verification has failed by
reviewing EIV’s Identity Verification Report on a monthly basis.

The PHA will attempt to resolve discrepancies by obtaining appropriate
documentation from the participant. When the PHA determines that
discrepancies exist due as a result of PHA errors such as spelling errors or
incorrect birth dates, it will correct the errors promptly.

Deceased Tenants Reports [Notice PIH 2012-42026-11 and Notice PIH 2023-27]

The Deceased Tenant Report identifies residents that have been reported by the SSA
as deceased. The PHA is required to review the report at least guarterlymonthly.
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When the Deceased Tenants Report identifies an individual as being deceased, or
when PHASs receive information by other sources (e.g., reports from family or friends,
presentation of an obituary), PHAs must immediately-request confirmation of the death
within 24 hours of being notified of the death of a household member. The PHA must
document in the tenant record their attempts to confirm the death. Requests for
confirmation may be sent by mail, email, and/or hand delivery to the head of household.

If send-alettertothe-head ofhouseheoldorifthe head of household is deceased and
there is-are no other adult household members, the PHA should attempt to confirm the
death with an fo-the-emergency contact person.{o-cenfirmthe death of the listed-
household-member

PHAs may provide families or emergency contacts 30 days to respond to the PHA’s
request for a written confirmation of death. If the family does not respond within 30
days, then the PHA may presume that the information is accurate and proceed in
removing the deceased tenant from the household.

In cases where the deceased individual is the head of household, Fthe PHA must notify
the owner in writing of the deceased head of household.

For deceased single member households, PHAs must terminate the HAP to owner no
later than the last day of the month in which the death occurred. After confirming the
head of household’s death, PHAs must submit a form HUD-50058 with an End of
Participation (EOP) action PHAs-may-list the End-of Participation{EOP)-as the last day
of the month in which the death occurred. The landlord is entitled to receive the full HAP

amount for the month in which the tenant death occurred.

If the deceased individual was the head of household and there are remaining family
members who are eligible adults, the PHA must follow its administrative policies to
determine whether the family continues to receive assistance with a new head of
household and designate who the new head of household will be.

PHA Policy

If the deceased individual was the head of household and minors are the only
remaining household members, the PHA will follow its policies regarding
Caretakers for a Child in Section 6-1.B.

When the only remaining household member is the live-in aide, the live-in aide is not
entitled or eligible for any rental assistance or continued occupancy. The PHA may not
designate the live-in aide as the new head of household or change the relation code on
the Form HUD-50058.

Other EIV Reports [Notice PIH 2023-27]
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The PHA is required to review the Multiple Subsidy Report at least quarterly and the
Failed EIV Pre-Screening, Failed Verification (Failed SSA Identity Test), and the EIV
Immigration reports at least monthly.

Other EIV Reports [Notice PIH 2023-27]

The PHA is required to review the Multiple Subsidy Report at least quarterly and the
Failed EIV Pre-Screening and Failed Verification (Failed SSA Identity Test) reports at
least monthly.

Upfront Income Verification Using Non-HUD Systems

In addition to mandatory use of the EIV system, HUD encourages PHAs to utilize other
upfront verification sources-such-as-theWork-Numberand-web-based-state benefits-

systems.
PHA Policy
The PHA will inform all applicants and participants of its use of the following UIV

resources: The PHA will use the following UV resources:
HUD’s EIV system

The Work Number
Employment Security Department

Office of Support Enforcement
DSHS Benefit Verification System
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7-1.F. LEVEL 4 VERIFICATION [Notice PIH 2023-27]

HUD identifies two types of Level 4 verification: written-third party verification from the
source and EIV + self-certification.

EIV + Self-Certification

EIV may be used as written third-party verification and may be used to calculate income
if the family agrees with the information in EIV and self-certifies that the amount is
accurate and representative of current income. This practice is known as EIV + self-
certification. When calculating income using this method, the PHA may use its
discretion to determine which method of calculation is reasonable: the last four quarters
combined or an average of any number of quarters. The family must be provided with
the information from EIV.

PHA Policy

At annual reexamination, if the PHA is unable to use a determination of income
from a means-tested federal assistance program and if there are no reported
changes to an income source, the PHA will use EIV + self-certification as
verification of employment income, provided the family agrees with the amounts
listed in EIV.

The PHA will follow EIV security requirements as detailed in PHA policy in
Section 7-1.A. Family Consent to Release of Information. If an adult family
member other than the head of household fails to sign a consent form stating that
their EIV income information may be shared with the head of household, the PHA
will utilize EIV’s “Print Household Member Information” feature to generate
income reports addressed separately to each adult in the household. For
example, if a household has two adults, the PHA will provide one report to the

head of household and a separate report to the other adult member.

The PHA will use an average of the last two quarters of income listed in EIV to
determine income from employment. The PHA will provide the adult family
member with the information in EIV. The family member will be required to sign a
self-certification stating that the amount listed in EIV is accurate and
representative of current income. If the family member disagrees with using only
the last two quarters of income listed in EIV, because of the seasonal or
otherwise fluctuating nature of that family member’'s employment, the PHA will
permit the family member to sign a self-certification stating that the average of all
four quarters of income listed in EIV is accurate and representative of current
annual income and use that amount for calculating annual income. If the family
member disagrees and contends that the amount listed in EIV is not reflective of
current income, or if less than two quarters are available in EIV, the PHA will use
written third-party verification from the source as outlined below.

The PHA will not use this method of verification at new admission since ElIV is
not available for applicant families or at interim reexamination since the income
information in EIV is not current.
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verification such as a written third-party verification form.

When verification of assets held by a banking or financial institution is required,
the PHA will obtain one statement that reflects the current balance of the
account.

When pay stubs are used, the PHA will require the family to provide the two most
current, consecutive pay stubs. At the PHA’s discretion, if additional paystubs are
needed due to the family’s circumstances (e.g., sporadic income, fluctuating
schedule, etc.), the PHA may request additional paystubs or a payroll record.

7-1.G. LEVEL 3 VERIFICATION: WRITTEN, THIRD-PARTY FORM
[Notice PIH 2023 -27]

This type of verification is a form developed by the PHA and used uniformly for all
families when needed to collect information from a third-party source. This is known as
“traditional third-party verification.” PHAs send a PHA-developed form directly to the
third-party source by mail, fax, or email and the source completes the form by hand (in
writing or typeset).

The PHA may use this method when higher forms are unavailable or are rejected by the
PHA or when the family is unable to provide acceptable verification. The PHA may skip
this level of verification and may instead substitute oral third-party verification before
moving to self-certification.

PHA Policy

Typically, the PHA will attempt to send written third-party verification forms to the
verification source whenever higher forms of verification are unavailable.

However, on a case-by-case basis, the PHA may choose to obtain oral third-
party verification without first attempting, and in lieu of, a written-third party
verification form.

7.1.H. LEVEL 2: ORAL THIRD-PARTY VERIFICATION [Notice PIH 2023-27]

For third-party oral verification, PHAs contact sources identified by UIV techniques or by
the family by telephone or in person.

Oral third-party verification is mandatory if neither form of written third-party verification
is available.

Third-party oral verification may be used when requests for written third-party
verification forms have not been returned within a reasonable time—e.g., 10 business
days.

PHAs must document in the file the date and time of the telephone call or visit, the
name of the person contacted, the telephone number, as well as the information
confirmed.

The PHA may skip this level of verification if they attempted written third-party
verification via a form and the source did not respond and move directly to self-
certification.
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PHA Policy

3 o4 sYaals and STSSEETLVAY ationfo at-w brovided-= In
general, the PHA will attempt to obtain written third-party verification via a form
from the verification source. If written third-party verification forms are not
returned within 10 business days, the PHA will accept self-certification from the
family without attempting to obtain oral third-party verification.

However, if the PHA chooses to obtain oral third-party verification, the PHA will
document in the file the date and time of the telephone call or visit, the name of
the person contacted and the telephone number, as well as the information
confirmed.

When Third-Party Verification is Not Required [Notice PIH 2023-27]

Third-party verification may not be available in all situations. HUD has acknowledged
that it may not be cost-effective or reasonable to obtain third-party verification of
income, assets, or expenses when these items would have a minimal impact on the
family’s total tenant payment.

PHA Policy

If the family cannot provide original documents, the PHA will pay the service
charge required to obtain third-party verification, unless it is not cost effective, in
which case a self-certification will be acceptable as the only means of
verification. The cost of verification will not be passed on to the family.

The cost of postage and envelopes to obtain third-party verification of income,
assets, and expenses is not an unreasonable cost [VG, p. 18].

Primary Documents

Third-party verification is not required when legal documents are the primary source,
such as a birth certificate or other legal documentation of birth.

Imputed Assets

HUD permits PHAs to accept a self-certification from a family as verification of assets
disposed of for less than fair market value [HCV GB, p. 5-28].

PHA Policy

The PHA will accept a self-certification from a family as verification of assets
disposed of for less than fair market value.
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7-1.1 LEVEL 1: NON-THIRD-PARTY VERIFICATION TECHNIQUE: SELF-
CERTIFICATION [Notice PIH 2023-27].

Non-third-party verification consists of a signed statement of reported income and/or
expenses. This verification method should be used as a last resort when the PHA has
not been successful in obtaining information via all other required verification
techniques.

Self-certification, however, is an acceptable form of verification when:
e A source of income is fully excluded

e Net family assets are less than or equal to the HUD-published threshold and the
PHA has adopted a policy to accept self-certification

e The family declares that they do not have any present ownership in any real property

o—A family reports zero income

o A family states that they have non-recurring income that will not be repeated in the
coming year; and/or

e The PHA has adopted a policy to implement streamlined annual recertifications for
fixed sources of income (See Chapter 11)_

When the PHA was required to obtain third-party verification but instead relies on self-
certification, the family’s file must be documented to explain why third-party verification
was not available.

HUD does not require that a self-certification be notarized; however, HUD recommends
including language on any self-certification to ensure the certifier understands the
consequences of knowingly providing false information.

PHA Policy

When information cannot be verified by a third party or by review of documents,
family members will be required to submit self-certifications attesting to the
accuracy of the information they have provided to the PHA.

The PHA may require a family to certify that a family member does not receive a
particular type of income or benefit.

The self-certification must be made in a format acceptable to the PHA and must
be signed by the family member whose information or status is being verified.

All self-certifications will include the following language:

“I/We, the undersigned, certify under penalty of perjury that the information
provided here is true and correct, to the best of my knowledge and recollection.
WARNING: Anyone who knowingly submits a false claim or knowingly makes a
false statement is subject to criminal and/or civil penalties, including confinement
for up to five years, fines, and civil and administrative penalties (18 U.S.C. 287,
1001, 1010, 1012; 31 U.S.C. 3279, 3802).”
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Ferfamily members under the age of 62 who claim to be eligible immigrants_ must
provide supporting documentation of their immigration status and sign a verification
consent form. Supporting documentation consists of documentation accepted by the
U.S. Citizenship and Immigration Services (USCIS)—for example, a Form |-551 U.S.
Permanent Resident Card.

The PHA must verify immigration status with the United States Citizenship and
Immigration Services (USCIS). The primary method for verifying eligible immigration
status is USCIS’s automated system, Systematic Alien Verification for Entitlements
(SAVE). The PHA must determine whether the applicant’s status makes them eligible
for assistance consistent with Section 214. Exhibit 7-2 at the end of this chapter
provides information on eligibility for HUD assistance.

Where applicable, the PHA must retain documentation of SAVE verification in tenant
files. If SAVE cannot confirm an individual’s eligible immigration status, or if the
response in SAVE verifies an immigration status that is not eligible for assistance, then
the PHA must submit a request for secondary or additional verification to USCIS within
10 days of receiving the initial results. The PHA must scan and upload information to
USCIS as needed or required to obtain a verification response.

If the secondary or additional verification fails, the PHA must notify the family and inform

them of their right to file an appeal with USCIS. If the family wishes to exercise their
right to file an appeal with USCIS, they must submit a written request to USCIS within
30 days of the notification. USCIS will render a decision to the family and forward a
copy to the PHA.

Assistance must be denied when primary and secondary verification do not verify
eligible immigration status and the family does not pursue a USCIS appeal or informal
hearing rights, or decisions are rendered against the family through a USCIS appeal or
informal hearing.

The PHA must not delay, deny, reduce, or terminate assistance because of a delay in
the process of determining eligible status, unless the family causes the delay. While the
PHA may not admit any individual prior to receiving required documentation, the PHA
may elect to provide prorated assistance to the family prior to completing the verification

process.

Family members who do not sign a declaration of their status or provide the required
supporting documentation will be considered ineligible for housing assistance. The head

of household must sign a statement listing all family members who do not claim to be
citizens, nationals, or eligible immigrants, or whose status cannot be confirmed [HUD

Secretarv Letter 12/16/25] —theP—HAmust—ven#wmmgraﬁen%ta%uswﬁh%he—Unﬁedr

7-11.LH. VERIFICATION OF PREFERENCE STATUS

The PHA must verify any preferences claimed by an applicant that determined
placement on the waiting list.

PHA Policy
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PART lll: VERIFYING INCOME AND ASSETS

Chapter 6, Part | of this plan describes in detail the types of income that are included
and excluded and how assets and income from assets are handled. Any income
reported by the family must be verified. This part provides PHA policies that supplement
the general verification procedures specified in Part | of this chapter.

PHA Policy

The PHA will use Safe Harbor income verification in accordance with policies
listed in 7-1.B. Therefore, when Safe Harbor determinations are used, policies on
the verification of income and assets listed below will not apply. However, the
PHA will follow policies listed below when:

The PHA does not accept Safe Harbor documentation:;

The PHA is unable to obtain Safe Harbor documentation;

The family disputes the other program’s income determination; or

The PHA is required to verify employment income to cap unreimbursed
childcare and/or disability assistance expenses.

In the situations listed above, the below policies on the verification of income and

assets will apply.

7-11l.LA. EARNED INCOME

Tips

PHA Policy

Unless tip income is included in a family member’s W-2 by the employer or in
UIV verification sources, persons who work in industries where tips are standard
will be required to sign a certified estimate of tips received for the prior year or
tips anticipated to be received in the coming year.

Wages

PHA Policy

When the PHA requires third-party verification of wages, for wages other than
tips, the family must provide at minimum their two most current, consecutive pay
stubs.

7-111.B. BUSINESS AND SELF EMPLOYMENT INCOME
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Income tax returns with corresponding official tax forms and schedules
attached and including third-party receipt of transmission for income tax
return filed (i.e., tax preparer’s transmittal receipt, summary of transmittal
from online source, etc.).

If accelerated depreciation was used on the tax return or financial
statement, an accountant's calculation of depreciation expense, computed
using straight-line depreciation rules.

For self-employed individuals who claim they do not to file tax returns, The PHA
witk-may obtain a completed copy of IRS Form 4506-T to verify that no return has
been filed.

reexaminationin-three-months—If the family member has been self-employed for
three to 12 months, the PHA will require the family to provide documentation of
income and expenses for this period and use that information to project income.

The PHA will provide a format for any person who is unable to provide such a
statement to record income and expenses for the coming year. The business
owner/self-employed person will be required to submit the information requested
and to certify to its accuracy at all future reexaminations.

At any reexamination the PHA may request documents that support financial
statements such as manifests, appointment books, cash books, or bank
statements.

For those employed in “gig employment” (i.e., those in formal agreements with
on-demand companies such as Uber, Lyft, or DoorDash), the PHA will provide a
format for the individual to declare their income and expenses. The PHA may
also review the printed statement of monthly income from the applicable app for
all hours worked and pay received as well as the Schedule C of the individual’'s

tax return and the corresponding IRS Form 1099 or 1099k.

7-111.C. PERIODIC PAYMENTS AND PAYMENTS IN LIEU OF EARNINGS
For policies governing streamlined income determinations for fixed sources of income,
please see Chapter 11.
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written payment agreement alone may not be sufficient verification of amounts received
by a family.

PHA Policy

The methods the PHA will use to verify alimony and child support payments are
in the following order of priority:

Upfront Income Verification consisting of a payment history report
received directly from the Office of Support Enforcement

Copies of the receipts and/or payment stubs for the 12 months prior to
PHA request

Other third-party verification form from the state or local child support
enforcement agency

Third-party verification form from the person paying the support

Third-party phone verification using the Office of Support Enforcement’s
automated phone system for child support payment history

Family's self-certification of amount received

Note: Families are not required to undertake independent enforcement
action

7-11l.E. NONRECURRING INCOME [Notice PIH 2023-27]

Income that will not be repeated beyond the coming year (i.e., the 12 months following
the effective date of the certification), based on information provided by the family, is
considered nonrecurring income and is excluded from annual income. PHAs may
accept a self-certification from the family stating that the income will not be repeated in
the coming year.

PHA Policy
The PHA will accept self-certification from the family stating that income will not

be repeated in the coming year. However, the PHA may choose, on a case-by-
case basis, to require third-party verification that income sources will not be
repeated in the coming year.

7-1Il.LF. ASSETS AND INCOME FROM ASSETS

Net Family Assets [24 CFR 5.603]

At admission and reexam, for families with net assets less than or equal to the HUD-
published threshold listed in HUD’s current year Inflation-Adjusted Values tables-
($52.787for 2026}, the PHA may, but is not required to, accept the family’s self-
certification that the family’s assets do not exceed the HUD-published threshold without

taking any additional steps to verify the accuracy of the declaration. The declaration
must include the amount of income the family expects to receive from assets which
must be included in the family’s income. This includes declaring income from checking
and savings accounts which, although these may be excluded from the calculation of
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net family assets (because the combined value of non-necessary personal property
does not exceed the HUD-published threshold), may generate asset income. PHAs
must clarify during the self-certification process which assets are included/excluded
from net family assets.

For PHASs that choose to accept self-certification, the PHA is required to obtain third-
party verification of all assets, regardless of the amount, at least once every three years.

PHAs who choose not to accept self-certifications of assets must verify all families’
assets on an annual basis.

When net family assets have a total net value over the HUD-published threshold, the
PHA may not rely on the family’s self-certification. Third-party verification of assets is

required when net family assets exceed the HUD-published threshold.

When verification of assets is required, PHAs are required to obtain a minimum of one
statement that reflects the current balance of banking/financial accounts.

PHA Policy
The PHA will verifyall famil | basis.

When net family assets have a total net value under the HUD-published
threshold, the PHA will accept the family’s self-certification of the value of family
assets and anticipated asset income. The family’s declaration must show the
total amount of income expected from all assets. All family members 18 years of
age and older must sign the family’s declaration. The PHA reserves the right to
require additional verification in situations where the accuracy of the declaration
is in question. Any income the family expects to receive from assets will be
included in the family’s annual income. The family will be required to provide
third-party verification of net family assets once every three years.

In determining the value of checking or savings accounts, the PHA will use the
current balance.

In determining the anticipated income from an interest-bearing checking or
savings account when verification is required and the rate of return is known, the
PHA will multiply the current balance of the account by the current rate of interest
paid on the account. If a checking account does not bear interest, the anticipated
income from the account is zero.

Self-Certification of Real Property Ownership [24 CFR 5.618(b)(2); Notice PIH
2023-27]

The PHA must determine whether a family has present ownership in real property that
is suitable for occupancy for purposes of determining whether the family is compliant
with the asset limitation described in Chapters 3. The PHA may accept a self-
certification from the family stating that the family does not have any present ownership
in any real property. If the family certifies that they do not have any present ownership
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interest in real property, the PHA may take that as sufficient to determine the family is
not out of compliance with the real property restriction. If the family declares they have
present ownership in real property, the PHA must obtain third-party verification of the
family’s legal right to reside in the property, the effective legal authority to sell the
property, and whether the property is suitable for occupancy by the family as a
residence.

PHA Policy

The PHA will accept self-certification from the family stating that the family does
not have any present ownership in any real property. The certification must be
signed by all family members 18 years of age and older. The PHA reserves the
right to require additional verification in situations where the accuracy of the
declaration is in question.

If the family declares they have present ownership in real property, the PHA will
obtain third-party verification of the following factors: whether the family has the
legal right to reside in the property; whether the family has effective legal
authority to sell the property; and whether the property is suitable for occupancy
by the family as a residence. However, in cases where a family member is a
victim of domestic violence, dating violence, sexual assault, stalking, or human
trafficking, the PHA will comply with confidentiality requirements under 24 CFR
5.2007 and will accept a self-certification.

7-H.G.-Assets Disposed Of of Forfor Less Than-than Fair Market Value

The family must certify whether any assets have been disposed of for less than fair
market value in the precedlng two years HUD—peFFmts—QI:LAeJ:eaeeepPa—se#-

vatue—[HGV—GB—pé-z&—The PHA needs to verify onIy those certlflcatlons that warrant
documentation [HCV GB, p. 5-28].

PHA Policy

The PHA will accept a family’s self-certification as verification of assets disposed
of for less than fair market value.

The PHA will further verify the value of assets disposed of for less than fair
marked value only if:

The PHA does not already have a reasonable estimation of its value from
previously collected information, or

The amount reported by the family in the certification appears obviously in
error.

Example 1: A participant reported a $10,000 certificate of deposit at the last
annual reexamination, and the PHA verified this amount. Now the person reports
that she has given this $10,000 to her son. The PHA has a reasonable estimate
of the value of the asset; therefore, reverification of the value of the asset is not
necessary.
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excluded income is defined as income where the entire amount qualifies to be excluded
from the annual income determination in accordance with 24 CFR 5.609(b) and any
Federal Register notice on mandatory exclusions issued by HUD (for example, food
stamps, earned income of a minor, or foster care funds).

PHAs may accept a family’s signed application or reexamination form as self-
certification of fully excluded income. They do not have to require additional
documentation. However, if there is any doubt that a source of income qualifies for full
exclusion, PHAs have the option of requiring additional verification.

For partially excluded income, the PHA is required to follow the verification hierarchy
and all applicable regulations, and to report the income on the form HUD-50058.
Partially excluded income is defined as income where only a certain portion of what is
reported by the family qualifies to be excluded and the remainder is included in annual
income (for example, the income of an adult full-time student other than the head of
household, spouse, or cohead).

PHA Policy

The PHA will accept the family’s self-certification as verification of fully excluded
income. The PHA may request additional documentation if necessary to
document the income source.

The PHA will verify the source and amount of partially excluded income as
described in Part 1 of this chapter.

7-1Il.EK. ZERO INCOME_Families-STATUS-REVIEWS [Notice PIH 2023-27]

have discretion to establish reasonable procedures to manage the risk of unreported

income, such as asking families to complete a zero-income worksheet at admission or
periodically after admission to determine if they have any sources of unreported income
or searching any UlV sources for unreported income.

In calculating annual income, PHAs must not assign monetary value to nonmonetary in-
kind donations from a food bank or similar organization received by the family [24 CFR
5.609(b)(24)(vi)l.
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PHAs may accept a self-certification of zero income from the family without taking any
additional steps to verify zero reported income. HUD does not require such self-
certifications be notarized.

PHAs that perform zero income reviews must update local discretionary policies,
procedures, and forms. Families who begin receiving income which does not trigger an
interim reexamination should no longer be considered zero income even though the
family’s income is not reflected on the Form HUD-50058.

PHA Policy

The PHA will check UIV sources and/or may request information from third-party
sources to verify that certain forms of income such as unemployment benefits,
TANF, SS, SSI, earned income, child support, etc. are not being received by
families claiming to have zero annual income.

The PHA will also require that each family member who claims zero income
status complete a Certification of Zero Income. If any sources of income are
identified on the form, the PHA will verify the income in accordance with the
policies in this chapter prior to including the income in the family’s annual
income.

If at any time the PHA receives information or has reason to believe that a family
claiming very low or zero income is now receiving regular income, the PHA may
request a zero income monitoring report from the family.

The PHA will only conduct interims in accordance with PHA policy in Chapter 11.
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EXHIBIT 7-2: SAVE System Responses and Section 214
Eligibility for HUD Assistance [HUD Secretary Letter 12/16/25]

Eligible for Assistance
e United States Citizen;
Lawful Permanent Resident (LPR) — Employment Authorized;
Lawful Permanent Resident (LPR) — Employment Authorized Indefinitely;
Conditional Resident — Employment Authorized;
Conditional Resident;
Conditional Entrant — Employment Authorized Indefinitely;
e Parolee;
e Parolee Indefinite — Not Employment Authorized;
Parolee Indefinite — Temporary Employee Authorized;
Parolee Expires — Not Employment Authorized;
Parolee Expires — Temporary Employment Authorized;
Refugee — Employment Authorized;
Refugee — Employment Authorized — Indefinite;
Asylee — Employment Authorized;
Asylee — Employment Authorized — Indefinite;
Family Unity -Temporary Employment Authorized;
Non-Immigrant Employment Authorized — Indefinite;
o__Non-immigrants who are citizens of either the Federated States of
Micronesia, the Republic of the Marhsall Islands, or Palau
Cuban/Haitian Entrant;
No Status — Granted Withholding of Removal — Employment Authorized
Indefinitely;
Violence Against Women Act (VAWA) — Self-Petitioner — Temporary Employment
Authorized;
VAWA Self-Petitioner; and
VAWA Self-Petitioner — Not Employment Authorized.
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Ineligible for Assistance

e Non-Immigrant

¢ Non-Immigrant — Temporary Employment Authorized;

e Non-Immigrant — Temporary Employment Authorized — Indefinite;

¢ Non-Immigrant — Not Employment Authorized;

e Non-Immigrant — Employment Authorized CNMI Only;

e Student Status Temporary Authorized;

e _If Principal — Temporary Employment Authorized;

e If Principal or Spouse — Temporary Employment Authorized;

e Temporary Resident — Temporary Employment Authorized;

e Deferred Action for Childhood Arrivals (DACA) — Employment Authorized;

e Temporary Protected Status (TPS) — Employment Authorized;

e Application Pending (Form I-589 Asylum);

e Application Pending (Form 1-485 Adjustment of Status) — Temporary Employment
Authorized;

e Application Pending;

e Application Pending — Temporary Employment Authorization;

e Application Pending — Not Temporary Employment Authorization;

e Deferred Action Status (DAS);

e Deferred Action Status (DAS) — Not Employment Authorized;

e Deferred Enforced Departure (DED); and

¢ No Status;

¢ No Status — Released on an Order of Supervision — Temporary Employment
Authorized;

¢ No Status — Employment Authorized Indefinitely; and

e No Status Temporary Employment Authorized.
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If more information is required to classify the individual’s immigration status,
following up with DHS and/or the individual may be necessary.

e Immigration Enumerator Required — Resubmit with Additional Information;
e Institute Additional Verification;

e Institute Third Level Verification;

e No Record Found with SSA — Resubmit with Additional Information;

e Temporary Employment Authorized;

e Resubmit Doc;

e Verification in Process;

e Continue to Process;

e Unable to Process;

e Null;

e Expired Document;

e Document Appears to be Altered; and

e Document Appears to be Counterfeit
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Failure to Provide Consent [24 CFR 982.552(b)(3)]

The PHA must terminate assistance if any family member fails to sign and submit any
consent form they are required to sign for a regular or interim reexamination. See
Chapter 7 for a complete discussion of consent requirements.

PHA Policy
The PHA will also terminate assistance if the family revokes consent for the PHA

to collect information from financial institutions.
Failure to Document Citizenship [24 CFR 982.552(b)(4) and [24 CFR 5.514(c)]

The PHA must terminate assistance if (1) a family fails to submit required
documentation within the required timeframe concerning any family member’s
citizenship or immigration status; (2) a family submits evidence of citizenship and
eligible immigration status in a timely manner, but United States Citizenship and
Immigration Services (USCIS) primary and secondary verification does not verify
eligible immigration status of the family; or (3) a family member, as determined by the
PHA, has knowingly permitted another individual who is not eligible for assistance to
reside (on a permanent basis) in the unit.

For (3) above, such termination must be for a period of at least 24 months. This does
not apply to ineligible noncitizens already in the household where the family’s
assistance has been prorated. See Chapter 7 for a complete discussion of
documentation requirements.

Failure to Disclose and Document Social Security Numbers [24 CFR 5.218(c),
Notice PIH 2018-24]

The PHA must terminate assistance if a participant family fails to disclose the complete
and accurate social security numbers of each household member and the
documentation necessary to verify each social security number.

However, if the family is otherwise eligible for continued program assistance, and the
PHA determines that the family’s failure to meet the SSN disclosure and documentation
requirements was due to circumstances that could not have been foreseen and were
outside of the family’s control, the PHA may defer the family’s termination and provide
the opportunity to comply with the requirement within a period not to exceed 90
calendar days from the date the PHA determined the family to be noncompliant.

PHA Policy

The PHA will defer the family’s termination and provide the family with the
opportunity to comply with the requirement for a period of 90 calendar days for
circumstances beyond the participant’s control such as delayed processing by
the SSA, natural disaster, fire, death in the family, or other emergency if there is
a reasonable likelihood that the participant will be able to disclose an SSN by the
deadline.
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Methamphetamine Manufacture or Production [24 CFR 982.553(b)(1)(ii)]

The PHA must terminate assistance if any household member has ever been convicted
of the manufacture or production of methamphetamine on the premises of federally
assisted housing.

Lifetime Registered Sex Offenders [Notice PIH 2012-28]

Should a PHA discover that a member of an assisted household was subject to a
lifetime registration requirement at admission and was erroneously admitted after June
25, 2001, the PHA must immediately terminate assistance for the household member.

In this situation, the PHA must offer the family the opportunity to remove the ineligible
family member from the household. If the family is unwilling to remove that individual
from the household, the PHA must terminate assistance for the household.

Failure of Students to Meet Ongoing Eligibility Requirements [24 CFR
982.552(b)(5) and FR 4/10/06]

If a student enrolled at an institution of higher education is under the age of 24, is not a
veteran, is not married, does not have dependent children, is not residing with his/her
parents in an HCV assisted household, and is not a person with disabilities receiving
HCV assistance as of November 30, 2005, the PHA must the terminate the student’s
assistance if, at the time of reexamination, either the student’s income or the income of
the student’s parents (if applicable) exceeds the applicable income limit.

If a participant household consists of both eligible and ineligible students, the eligible
students shall not be terminated, but must be issued a voucher to move with continued
assistance in accordance with program regulations and PHA policies or must be given
the opportunity to lease in place if the terminated ineligible student members elect to
move out of the assisted unit.

Death of the Sole Family Member [24 CFR 982.311(d) and Notice PIH-2010-92026-
1]

For deceased single-member households, PHAs must terminate the HAP to owner no

later than the last day of the month in which the death occurred. HAP remitted for any
month following the month in which the death occurred are considered HAP
overpayments. After confirming the head of household’s death, the PHA must submit an
End of Participation (EOP) Form HUD-50058 with the EOP date listed as the last day of
the month in which the death occurred. The PHAs is required to submit the Form HUD-
50058 no later than 60 calendar days from the effective date of the action. In cases
where there is a delay between the death of an individual and when the death is
reported in EIV, the PHA must submit an updated Form HUD-50058 no later than 60
days from the date EIV received the death information. The owner is entitled to receive
the full HAP amount for the month in which the tenant death occurred.
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Family Absence from the Unit [24 CFR 982.312]

The family may be absent from the unit for brief periods. The PHA must establish a
policy on how long the family may be absent from the assisted unit. However, the family
may not be absent from the unit for a period of more than 180 consecutive calendar
days for any reason. Absence in this context means that no member of the family is
residing in the unit. At its discretion, the PHA may allow absence for a lesser period in
accordance with PHA policy. Housing assistance payments terminate if the family is
absent for longer than the maximum period permitted. The term of the HAP contract and
assisted lease also terminate. The owner must reimburse the PHA for any housing
assistance payment for the period after the termination.

The family must supply any information or certification requested by the PHA to verify
that the family is residing in the unit or relating to family absence from the unit. The
family must cooperate with the PHA for this purpose. The family must promptly notify
the PHA of absence from the unit, including any information requested on the purposes
of family absences.

The PHA may adopt appropriate techniques to verify family occupancy or absence,
including letters to the family at the unit, phone calls, visits, or questions to the landlord

or neighbors.

The PHA administrative plan must state the PHA policies on family absence from the
dwelling unit. The PHA absence policy includes how the PHA determines whether or
when the family may be absent, and for how long; and any provision for resumption of
assistance after an absence, including readmission or resumption of assistance to the

family.
PHA Policy

The family is required to notify the PHA when all family members will be absent
from the unit for any period greater than 30 calendar days. Written notice must
be provided to the PHA at the start of the extended absence.

Upon PHA request, the family must provide any additional information to the PHA
related to the family’s absence from the unit to confirm their continued residency
in the unit. The PHA may take the following actions to determine whether the
family is absent from the unit:

Write letters to the family at the unit;
Telephone the family at the unit;

Contact the owner;

Interview neighbors;

Verify whether utilities are in service; and/or
Check with the post office.

If the family is absent from the unit for more than 180 consecutive calendar days,
the family’s assistance will be terminated. Notice of termination will be sent in
accordance with Section 12-II.F.
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A family terminated due to PHA error will be reinstated retroactively. Any family
terminated due to absence from the unit may reapply for assistance when the
waiting list is open.

12-1.E. MANDATORY POLICIES AND OTHER AUTHORIZED TERMINATIONS
Mandatory Policies [24 CFR 982.553(b) and 982.551(1)]

HUD requires the PHA to establish policies that permit the PHA to terminate assistance
if the PHA determines that:

e Any household member is currently engaged in any illegal use of a drug, or has a
pattern of illegal drug use that interferes with the health, safety, or right to peaceful
enjoyment of the premises by other residents

e Any household member’'s abuse or pattern of abuse of alcohol may threaten the
health, safety, or right to peaceful enjoyment of the premises by other residents

¢ Any household member has violated the family’s obligation not to engage in any
drug-related criminal activity

e Any household member has violated the family’s obligation not to engage in violent
criminal activity
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other language, written or oral, that is customarily used to intimidate
may be considered abusive or violent behavior.

Threatening refers to oral or written threats or physical gestures
that communicate intent to abuse or commit violence.

The family was evicted for repeated violation(s) of the lease.

Repeated lease violations include nonpayment of rent, disturbance
of neighbors, destruction of property, or living or housekeeping
habits that cause damage to the unit or premises, and criminal
activity. Generally, the PHA will consider whether or not the reason
for the eviction was the fault of the tenant or quests.

In making its decision to terminate assistance, the PHA will consider alternatives
as described in Section 12-11.C and other factors described in Sections 12-11.D
and 12-II.E. Upon consideration of such alternatives and factors, the PHA may,
on a case-by-case basis, choose not to terminate assistance.

Asset Limitation [24 CFR 5.618; Notice PIH 2023-27]

The PHA has discretion with respect to the application of the asset limitation at annual
and interim reexamination. The PHA may adopt a written policy of total
nonenforcement, enforcement, or limited enforcement as well as adopting exception
policies.

PHA Policy

The PHA has adopted a policy of total nonenforcement of the asset limitation for
all program participants. The asset limitation only applies to initial eligibility
determinations for new admissions to the PHA’s HCV program.
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Insufficient Funding [24 CFR 982.454; Notice PIH 2026-12, Revision 2]

The PHA may terminate HAP contracts if the PHA determines, in accordance with HUD
requirements, that funding under the consolidated ACC is insufficient to support
continued assistance for families in the program. The PHA must identify in the
administrative plan, in the event of insufficient funding, taking into account any cost
saving measures taken by the PHA, a description of the factors the PHA will consider
when determining which HAP contracts to terminate first [24 CFR 982.54(d)(26)].

PHA Policy

The PHA will determine whether there is sufficient funding to pay for currently
assisted families according to the policies in Part VIII of Chapter 16. If the PHA
determines there is a shortage of funding, prior to terminating any HAP contracts,
the PHA will determine if any other actions can be taken to reduce program
costs.

Actions that may be taken to reduce costs include, but are not limited to:
Rescinding applicant vouchers (with HUD approval);
Reducing subsidy standards;

Reducing payment standards, including discontinuing the use of HUD-
approved exception payment standards, if any (mandatory for a PHA in

shortfall);

Applying reduced payment standards at the earliest allowable date:

If no family composition change: no earlier than two years from the
effective date of the payment standard reduction

In response to a household composition change resulting in a
change to the family unit size (voucher size): immediately, upon the
effective date of the action adding/removing the household
member.

Not absorbing vouchers under portability;
Reviewing utility allowance rates;

Not increasing utility allowances until rates increase by 10 percent or more
since the last utility allowance update;

Conducting rent reasonableness on units currently under lease when local
rental rates have decreased;

Increasing the PHA’s minimum rent;

Denying moves to higher cost areas under portability unless the receiving
PHA will absorb:

Denying local moves to higher cost units;

Not issuing Choice Mobility vouchers to PBV tenants until such time as
funding permits;

Contacting PHAs currently administering the PHA’s vouchers and
requesting they absorb;
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Requesting owners asking for a rent increase to delay their request (the
PHA must honor if the requested rent is reasonable and all other
requirements are met); and

Seeking HUD waivers:
To apply decreased payment standards immediately
To establish payments standards below 90 percent of the FMR

In the event that the PHA decides to stop issuing vouchers as a result of a
funding shortfall, and the PHA is not assisting the required number of special
purpose vouchers (NED families, HUD-Veterans Affairs Supportive Housing
(VASH) families, and family unification program (FUP) families), when the PHA
resumes issuing vouchers, the PHA will issue vouchers first to the special
purpose voucher families on its waiting list until it has reached the required
number of special purpose vouchers, when applicable.

If after implementing all reasonable cost cutting measures there is not enough
funding available to provide continued assistance for current participants, the
PHA will terminate HAP contracts as a last resort.

Prior to rescinding applicant vouchers or terminating any HAP contracts, the PHA
will inform the local HUD field office. The PHA will terminate the minimum
number needed in order to reduce HAP costs to a level within the PHA’s annual
budget authority.

If the PHA must terminate HAP contracts due to insufficient funding, the PHA will
do so in accordance with the following criteria and instructions:

Families comprising the required number of special purpose vouchers,
including nonelderly disabled (NED), HUD-Veteran’s Affairs Supportive
Housing (HUD-VASH), Mainstream and Foster Youth to Independence
(FY1) will be the last to be terminated.
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16-1.B. PAYMENT STANDARDS [24 CFR 982.503; HCV GB, Chapter 7; and Notice
PIH 2024-34]

The payment standard sets the maximum subsidy payment a family can receive from
the PHA each month [24 CFR 982.505(a)]. Payment standards are based on fair market
rents (FMRs) published annually by HUD. FMRs are set at a percentile within the rent
distribution of standard quality rental housing units in each FMR area. For most
jurisdictions, FMRs are set at the 40th percentile of gross rents in the market area.

In the HCV program, the FMR may be established at the ZIP code level, metropolitan
market area level, or nonmetropolitan county level. Within each FMR area, the
applicable FMR is the HUD-published:

e Small Area FMR (SAFMR);

- For any metropolitan area designated as an SAFMR area; or

- __Anywhere a PHA has notified HUD it will voluntarily use SAFMRs;
e Metropolitan FMR for any other metropolitan area; or

e FMR for any other non-metropolitan county.

The PHA must establish a payment standard schedule that establishes payment
standard amounts for each FMR area within the PHA'’s jurisdiction, and for each unit
size within each of the FMR areas. In many cases a single FMR area will cover the
PHA'’s entire jurisdiction. Some PHAS’ jurisdictions include more than one FMR area.
The PHA'’s established payment standards within the payment standard area always
must be within the basic range of the applicable FMR area, or any HUD-approved
exception payment standard. Program requlations and this policy refer to the “applicable
FMR.” The “applicable FMR” is the HUD-published SAFMR for PHAs in mandatory
SAFMR areas or for those PHAs that have opted-in to using the SAFMR, both of which

are dlscussed below E%eae#umi—aze—theﬁk%ma%establﬁhﬂa—smg#eﬂaaymem

Small Area FMR PHAs (Mandatory and Opt-In) [Notice PIH 2018-01; Notice
PIH 2023-32; Notice PIH 2024-34; and Implementing Small Area Fair Market Rents
(SAFMR) Guidebook]

SAFMRs are FMRs calculated at the ZIP Code level, rather than for an entire
metropolitan or non-metropolitan county.

HUD identifies which metropolitan areas are required to use SAFMRs based on
significant voucher concentration challenges and market conditions. PHAs
administering the HCV program in those areas are required to use the SAFMRs when
establishing payment standards (mandatory SAFMR PHAs). Mandatory SAFMR PHAs
must use the SAFMR for any part of their jurisdiction located in the SAFMR area.
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Upon naotification to HUD, PHAs not located in mandatory SAFMR areas may opt-in and
voluntarily adopt SAFMRs for one or more of the FMR areas in which the PHA
administers vouchers (opt-in PHAs). A PHA that exercises this option in one
metropolitan area or non-metropolitan county is not required to exercise this option in
other metropolitan areas or non-metropolitan counties. A PHA that opts in to SAFMRs
may subsequently opt out through revision of the administrative plan and notification to
HUD.

Alternatively, PHAs may elect to use SAFMRSs only as the basis for exception payment
standards in some or all of those non-mandatory SAFMR areas that cover or are within
their jurisdictions. These PHAs are not considered opt-in PHAS.

When applicable, SAFMRs apply to all tenant-based vouchers in the PHA’s jurisdiction,
including special vouchers such as the Veterans Affairs Supportive Housing (VASH)
program, the Family Unification Program (FUP), and special housing types such as
Single Room Occupancies (SROs) and homeownership vouchers. SAFMRs do not
apply to manufactured home space rental.

PHA Policy
The PHA is not a mandatory SAFMR PHA.

The PHA will not voluntarily adopt the use of SAFMRs except to establish
exception payment standards in certain ZIP code areas.

The Basic Range [24 CFR 982.503(c) and Notice PIH 2024-34]

The PHA may establish a payment standard within the “basic range” established by
HUD—between 90 and 110 percent of the published FMR for each unit size—without
HUD approval or prior notification to HUD. For each payment standard area, the PHA
must establish a payment standard amount for each unit size which may be based on
the same percentage of the published FMR (for example, all units at 100 percent of
FMR), or the PHA may set different payment standards for different unit sizes (for
example, 1-bedrooms at 90 percent and 2-bedrooms at 100 percent of the FMR).

Designated Payment Standard Areas [24 CFR 982.503(a)(3) and Notice PIH 2024-
34]

The PHA may establish designated payment standard areas within each FMR area
where the PHA establishes different payment standards, provided each area is no
smaller than a census tract block group. If the PHA designates payment standard areas,
then it must include the criteria used to determine the designated areas and the
payment standard amounts for those areas in the administrative plan.

PHA Policy
The PHA has not established any designated payment standard areas.
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Exception Payment Standards [24 CFR 982.503(d¢)(5}, Notice PIH 2018-01, FR
Notice PIH 2024 34, and Notice 9/27/21]

There are several options available to increase payment standards above the basic
range. These are known as exception payment standards, which are payment
standards that exceed 110 percent of the published FMR. The following are types of
exception payment standards:

e Payment standards based on SAFMRs in ZIP codes where the SAFMR is higher
than the applicable metropolitan or non-metropolitan county FMR

e Payment standards greater than 110 percent up to 120 percent of the applicable
FMR

e Payment standards over 120 percent of the applicable FMR

e Payment standards up to 120 percent of the FMR for Veterans Affairs Supportive
Housing (HUD-VASH)

e Payment standards necessary as a reasonable accommodation

SAFMR is Higher than the FMR: Upon notification to HUD, a PHA that is not located in
a SAFMR area or that has not opted to voluntarily adopt SAFMRs may establish an
exception payment standard for a ZIP code area that exceeds the basic range for the
metropolitan area or county FMR of up to and including 110 percent of the SAFMR for
that ZIP code area. If an exception area crosses one or more FMR boundaries, then the
maximum exception payment standard amount that a PHA may adopt for the area
without HUD approval is 110 percent of the ZIP code area with the lowest SAFMR
amount. A PHA that adopts an exception payment standard pursuant to this authority
must apply it to the entire ZIP code area.

Payment Standards Greater than 110 Percent Up to 120 Percent: Upon notification
to HUD, a PHA may establish exception payment standards between 110 percent and
120 percent of the applicable FMR if the PHA meets one of the following criteria:

e Success rate: Fewer than 75 percent of families to which the PHA has issued
tenant-based vouchers during the most recent 12-month period for which there is
success rate data available have become participants on the program; or
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e Rent burden: More than 40 percent of families with tenant-based assistance pay
more than 30 percent of their adjusted income as their family share.

The PHA may revert back to the basic range at any time without notification to HUD.

PHAs may combine exception payment standards based on the SAFMR and exception
payment standards greater than 110 and up to 120 percent.

Other Exception Payment Standards: PHAs may request HUD approval to establish

exception payment standards up to 120 percent of the FMR when the above criteria do
not apply or in order to establish exception payment standards that exceed 120 percent
of the FMR. Requests may be made for an entire FMR area or a designated part of the
FMR area.

Exception Payment Standards for VASH: In addition, HUD allows PHAs to establish a
HUD-Veterans Affairs Supportive Housing (HUD-VASH) exception payment standard.
PHAs may go up to but no higher than 120 percent of the FMR or SAFMR specifically
for VASH families. PHAs who want to establish a VASH exception payment standard
over 120 percent must still request a waiver from HUD (See Section 19-III.E.).

Once exception payment standards are adopted, the PHA may use the exception
payment standard for all units, or for only units of a particular size. The exception
payment standard may be established for a designated part of the FMR area (called an
“exception area”) or for the entire FMR area. Exception areas are typically county, city,
town, ZIP code, or census tract areas. However, so long as the exception area is no
smaller than census tract block group, the PHA may determine the area for the
exception area.

PHA Policy
The PHA has not established exception payment standards.
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26] Reasonable Accommodatlon [24 CFR 982 503(d)(5) Notlce PIH 2025- 12 and

Notice PIH 2024-34]

Unit-by-unit exceptions to the PHA’s payment standards generally are not permitted.
However, an exception may be made on a case-by-case basis as a reasonable
accommodation for a family that includes a person with disabilities. (See Chapter 2 for a
discussion of reasonable accommodations.) When a family requires a unit with specific
features or for other disability-related reasons to accommodate a family member with a
disability, and the family is unable to find a unit with those features or that otherwise
meets the disability-related need within the established payment standard, the family
may request an exception to the established payment standard as a reasonable
accommodation. This type of exception does not affect the PHA’s payment standard
schedule.

Examples of circumstances that may qualify for an exception payment standard include,
but are not limited to:

e Accessibility features such as accessible bathrooms or larger doorways;

e Access to ground-level units or elevators for wheelchair/mobility devices:

e Units with features to benefit individuals with hearing or visual impairments:

e Proximity to medical providers or other services/supports:

e Accessible parking on the premises;

e Accessible to essential services or daily life activities;

e Proximity to public transit or to other accessible transportation; and

e |ocation with sidewalks for individuals who use wheelchairs/mobility devices

The PHA must evaluate each request on a case-by-case basis.

If required When-needed-as a reasonable accommodation, the PHA may make an
exception to the payment standard without HUD approval if the exception amount does
not exceed 120 percent of the applicable FMR/SAFMR for the unit size{24-CER
982.503(b)} (or in the case of VASH, up to 140 percent of the FMR/SAFMR). The PHA
may request HUD approval in accordance with Notice PIH 2025-12 for an exception to
the payment standard for a particular family if the required amount exceeds 120 percent
of the FMR/SAEMR.

PHA Policy
Unless the disability or the dlsabllltv related need is obvious, readlly apparent, or

is—sulemttteel—'lithe family must document the dlsabllltv related need for the

exception_payment standard. In order to approve an exception, or request an
exception from HUD, the PHA must determine that:
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There is a disability-related need for the particular unit (which may include

location);

The gross rent for the unit is above the PHA’s payment standard;

The family's share would otherwise exceed 40 percent of adjusted monthly
income; and

The rent for the unit is reasonable.

HUD remains effective as long as the family has a disability-related need for the

features of the approved unit, and the rent remains reasonable. Requests for a higher
exception payment standard for the same unit due to rent increases or changes in the
family’s income should only be submitted to HUD when the rent is no longer affordable
to the family, typically (though not exclusively) when the family share exceeds 40
percent of adjusted monthly income, and if the higher payment standard is above 120
percent of the FMR/SAFMR in effect at the time the PHA determines that the higher
payment standard is necessary.
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Decreases-in-the-Payment Standard below the Basic Range [24 CFR 982.503(de)
and Notice PIH 2024-34]

The PHA must request HUD approval to establish a payment standard amount that is
lower than the basic range. At HUD’s sole discretion, HUD may approve establishment
of a payment standard Iower than the baS|c range HUD WI|| netrappreveaewer

assisted under the program.
Updating Payment Standards [24 CFR 982.503(c)(3) and Notice PIH 2023-24]

HUD publishes FMRs in the Federal Register and also makes them available on the
HUD website with an effective date of October 1. When HUD updates FMRs, the PHA
must revise its payment standard amounts and schedule no later than three months
following the effective date of the published FMR if revisions are necessary to stay
within the basic range. HUD may require the PHA to make further adjustments if it
determines that rent burdens for assisted families in the PHA’s jurisdiction are
unacceptably high [24 CFR 982.503(h)]. PHAs must include a copy of the payment
standard schedule in the voucher briefing materials, and HUD strongly encourages
PHAs to post their payment standard schedule on their website.

PHA Policy

The PHA will review the appropriateness of the payment standards on an annual
basis when the new FMR is published, and at other times as determined
necessary. In addition to ensuring the payment standards are always within the
“basic range,” the PHA will consider the following factors when determining
whether an adjustment should be made to the payment standard schedule:

Funding Availability: The PHA will review projected HAP expenditures to
determine the impact projected subsidy adjustments will have on funding
available for the program and the number of families served. The PHA will
compare the number of families who could be served under revised payment
standard amounts with the number assisted under current payment standard
amounts.

Rent Burden of Participating Families: Rent burden will be determined by
identifying the percentage of families, for each unit size, that are paying more
than 30 percent of their monthly adjusted income as the family share. When 40
percent or more of families, for any given unit size, are paying more than 30
percent of adjusted monthly income as the family share, the PHA will consider
increasing the payment standard. In evaluating rent burdens, the PHA will not
include families renting a larger unit than their family unit size.

Quality of Units Selected: The PHA may review the quality of units selected by
participant families when making the determination of the percent of income
families are paying for housing, to ensure that payment standard increases are
only made when needed to reach the mid-range of the market.
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Changes in Rent to Owner: The PHA may review a sample of the units to
determine how often owners are increasing or decreasing rents and the average
percent of increases and decreases by bedroom size.

Unit Availability: The PHA may review the availability of units for each unit size,
particularly in areas with low concentrations of poor and minority families.

Lease-up Time and Success Rate: The PHA may consider the percentage of
families that are unable to locate suitable housing before the voucher expires and
whether families are leaving the jurisdiction to find affordable housing.

Effective dates of changes to payment standard amounts will be determined at
the time of update. The PHA will always ensure the payment standards will be
within the basic range. The PHA will post its payment standards schedule on the
PHA’s website and include a copy in the voucher briefing materials.
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16-11.C. UTILITY ALLOWANCES [24 CFR 982.517]

A PHA-established utility allowance schedule is used in determining family share and
PHA subsidy. The PHA must maintain a utility allowance schedule for (1) all tenant-paid
utilities, (2) the cost of tenant-supplied refrigerators and ranges, and (3) other tenant-
paid housing services such as trash collection.

The PHA must maintain an area-wide utility allowance schedule. The utility allowance
schedule must be determined based on the typical cost of utilities and services paid by
energy-conservative households that occupy housing of similar size and type in the
same locality. In developing the schedule, the PHA must use normal patterns of
consumption for the community as a whole, and current utility rates.

The utility allowance must include the utilities and services that are necessary in the
locality to provide housing that complies with housing quality standards. Costs for
telephone, cable/satellite television, and internet services are not included in the utility
allowance schedule.

In the utility allowance schedule, the PHA must classify utilities and other housing
services according to the following general categories: space heating; air conditioning;
cooking; water heating; water; sewer; trash collection; other electric; cost of tenant-
supplied refrigerator; cost of tenant-supplied range; applicable surcharges; and other
specified housing services.

The cost of each utility and housing service must be stated separately by unit size and
type. Chapter 18 of the HCV Guidebook provides detailed guidance to the PHA about
establishing utility allowance schedules.

PHA Policy

The PHA has not included an allowance for bottled gas, propane, wood heat, or
heating oil in its schedule. If a household selects a unit with this type of utility, the
household may request an average usage to be calculated based on previous 12
months of consumption in the selected unit.

The PHA must state its policy for utility allowance payments in the administrative plan
and apply it consistently to all households. The PHA must provide a copy of the utility
allowance schedule to HUD.

Energy Efficient Utility Allowance [24 CFR 982.517(b)(2)(ii)]

In addition to the area-wide utility allowance standard, the PHA may maintain an area-
wide, energy efficient utility allowance schedule to be used for units that are in a
building that meets Leadership in Energy and Environmental Design (LEED) or Energy
Star standards.

PHA Policy
The PHA will not maintain an enerqgy efficient utility allowance schedule.
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Air Conditioning [24 CFR 982.517(b)(1)(iii)]

The PHA must provide a utility Ar-allowance for air-conditioning must be provided when
the majority of housing units in the market have-provide central air-conditioning or are
wired for tenant-installed air conditioners.

PHA Policy

The PHA has not included an allowance for air-conditioning in its schedule.

Reasonable Accommodation and Individual Relief

Upon request from a family that includes a person with disabilities, the PHA must
approve a utility allowance which is higher than the applicable amount on the utility
allowance schedule if a higher utility allowance is needed as a reasonable
accommodation to make the program accessible and usable by the family member with
a disability [24 CFR 982.517(e)]. See Chapter 2 for policies regarding the request and
approval of reasonable accommodations.

Further, the PHA may grant requests for relief from charges in excess of the utility
allowance on reasonable grounds, such as special needs of the elderly, ill, or residents
with disabilities, or special factors not within control of the resident, as the PHA deems
appropriate. The family must request the higher allowance and provide the PHA with an
explanation of the need for the individual relief and information about the amount of
additional allowance required [see HCV GB, p. 18-8].

PHAs should develop criteria for granting individual relief and to notify residents about
the availability of individual relief, and also to notify participants about the availability of
individual relief programs (sometimes referred to as “Medical Baseline discounts”)
offered by the local utility company. Policies for granting exception utility allowances can
be found in Section 6-IlI.D. of this plan.

Utility Allowance Revisions

The PHA must review its schedule of utility allowances each year; and must revise the
schedule if there has been a change of 10 percent or more in any utility rate since the
last time the allowance for that utility was revised [24 CFR 982.517(c)(1)].

The PHA must maintain information supporting its annual review of utility allowance and
any revisions made in its utility allowance schedule.
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16-11l.C. INFORMAL HEARINGS FOR PARTICIPANTS [24 CFR 982.555]

PHAs must offer an informal hearing for certain PHA determinations relating to the
individual circumstances of a participant family. A participant is defined as a family that
has been admitted to the PHA’s HCV program and is currently assisted in the program.
The purpose of the informal hearing is to consider whether the PHA'’s decisions related
to the family’s circumstances are in accordance with the law, HUD regulations, and PHA
policies.

The PHA is not permitted to terminate a family’s assistance until the time allowed for the
family to request an informal hearing has elapsed, and any requested hearing has been
completed. Termination of assistance for a participant may include any or all of the
following:

e Refusing to enter into a HAP contract or approve a lease

¢ Terminating housing assistance payments under an outstanding HAP contract
e Refusing to process or provide assistance under portability procedures
Decisions Subject to Informal Hearing

Circumstances for which the PHA must give a participant family an opportunity for an
informal hearing are as follows:

e A determination of the family’s annual or adjusted income, and the use of such
income to compute the housing assistance payment

e A determination of the appropriate utility allowance (if any) for tenant-paid utilities
from the PHA utility allowance schedule

e A determination of the family unit size under the PHA'’s subsidy standards

e A determination to terminate assistance for a participant family because of the
family’s actions or failure to act

¢ A determination to terminate assistance because the participant has been absent
from the assisted unit for longer than the maximum period permitted under PHA

PHA Policy

The PHA will also give participant families an opportunity for an informal hearing
for:

Any denial of a request for a reasonable accommodation for a person with
disabilities (see Chapter 2).

Families participating in the Family Self-Sufficiency (FSS) program, when
the PHA withholds the coordination of supportive services or terminates a
family’s participation in the FSS program because the PHA determines the

© Copyright 2026 Nan McKay & Associates, Inc. Page 20 Chapter 16: Program Administration
Unlimited copies may be made for internal use. g HOSWWA Admin Plan, 1/1/2027




FSS family has failed to comply without good cause with the requirements
of the FSS Contract of Participation in accordance with the FSS Action
Plan [24 CFR 984.303(i)].
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Family Debts to the PHA

Families are required to reimburse the PHA if they were charged less rent than required
because the family either underreported or failed to report income. PHAs are required to
determine retroactive rent amounts as far back as the PHA has documentation of family
unreported income [Notice PIH 2018-18].

PHA Policy

Any amount owed to the PHA by an HCV family must be repaid by the family. If
the family is unable to repay the debt within 30 days, the PHA will offer to enter
into a repayment agreement in accordance with the policies below.

Criminal Prosecution for Program Fraud/Abuse

Local, state, or federal criminal prosecution should be considered by the PHA in flagrant
cases, if the abuse was committed over several years, the fraud and/or underpayments
are substantial and the PHA documents that a family and/or owner willfully intended to
misrepresent the truth [HUD OIG Integrity Bulletin, Summer 2015].

PHA Policy

The PHA will consult with the HUD Field Office and regional OIG Special Agent
in Charge (SAC) to determine whether it will refer the matter to the state or local
district attorney to pursue criminal fraud charges.

Refusal to Enter into an Agreement

If the family refuses to repay the debt, does not enter into a repayment agreement, or
breaches a repayment agreement, the PHA must terminate assistance [Notice PIH
2018-18].

PHA Policy

When a family refuses to repay monies owed to the PHA, in addition to
termination of program assistance, the PHA will utilize other available collection
alternatives including, but not limited to, the following:

Collection agencies

Small claims court

Civil lawsuit

State income tax set-off program
Repayment Agreement [24 CFR 792.103]

The term repayment agreement refers to a formal written document signed by a tenant
or owner and provided to the PHA in which a tenant or owner acknowledges a debt in a
specific amount and agrees to repay the amount due at specific time periods.
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Criminal Records

The PHA may only disclose the criminal conviction records which the PHA receives
from a law enforcement agency to officers or employees of the PHA, or to authorized
representatives of the PHA who have a job-related need to have access to the
information [24 CFR 5.903(e)].

The PHA must establish and implement a system of records management that ensures
that any criminal record received by the PHA from a law enforcement agency is
maintained confidentially, not misused or improperly disseminated, and destroyed once
the purpose for which the record was requested has been accomplished, including
expiration of the period for filing a challenge to the PHA action without institution of a
challenge or final disposition of any such litigation [24 CFR 5.903(g)].

The PHA must establish and implement a system of records management that ensures
that any sex offender registration information received by the PHA from a State or local
agency is maintained confidentially, not misused or improperly disseminated, and
destroyed, once the purpose for which the record was requested has been
accomplished, including expiration of the period for filing a challenge to the PHA action
without institution of a challenge or final disposition of any such litigation. However, a
record of the screening, including the type of screening and the date performed must be
retained [Notice PIH 2012-28]. This requirement does not apply to information that is
public information or is obtained by a PHA other than under 24 CFR 5.905.

Medical/Disability Records [Notice PIH 2010-26]

PHAs are not permitted to inquire about the nature or extent of a person’s disability. The
PHA may not inquire about a person’s diagnosis or details of treatment for a disability or
medical condition. If the PHA receives documentation from a verification source that
contains the individual’s specific diagnosis, information regarding the individual’s
treatment, and/or information regarding the nature or severity of the person’s disability,
the PHA will immediately dispose of this confidential information; this information will
never be maintained in the individual’s file. If the information needs to be disposed of,
the PHA will note in the individual’s file that verification was received, the date received,
and the name and address of the person/organization that provided the verification.
Under no circumstances will the PHA include an applicant’s or resident’s medical

records in the file. theuFlHArreeewe&a—venhea%mdeeemqnhat—prewdes—sueh

Documentation of Domestic Violence, Dating Violence, Sexual Assault, Stalking,
or Human Trafficking

For requirements and PHA policies related to management of documentation obtained
from victims of domestic violence, dating violence, sexual assault, stalking, or human
trafficking, see section 16-I1X.E.
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Failure to Provide Documentation [24 CFR 5.2007(c)]

In order to deny relief for protection under VAWA, a PHA must provide the individual
requesting relief with a written request for documentation of abuse. If the individual fails
to provide the documentation within 14 business days from the date of receipt, or such
longer time as the PHA may allow, the PHA may deny relief for protection under VAWA.

16-1X.E. CONFIDENTIALITY [24 CFR 5.2007(b)(4)]

If a tenant inquires or requests any VAWA protections or represents that they or a
household member are a victim of domestic violence, dating violence, sexual assault,
stalking, or human trafficking, and therefore entitled to VAWA protections, the PHA must
keep any information they provide concerning the VAWA violence/abuse strictly
confidential, including their or a household member’s status as a victim. This information

should be securelv and separatelv kept from tenant files. The Au—miermafﬂen—epewded—te

eenﬁdenee—'lihlemeaqsthat_thePHA (1) may not enter the |nformat|on into any shared
database, (2) may not allow employees or others to access the information unless they
are explicitly authorized to do so and have a need to know the information for purposes
of their work, and (3) may not provide the information to any other entity or individual,
except to the extent that the disclosure is (a) requested or consented to by the individual
in writing, (b) required for use in an eviction proceeding, or (c) otherwise required by
applicable law.

PHA Policy

If disclosure is required for use in an eviction proceeding or is otherwise required
by applicable law, the PHA will inform the victim before disclosure occurs so that
safety risks can be identified and addressed.
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EXHIBIT 16-1: SAMPLE NOTICE OF OCCUPANCY RIGHTS UNDER THE
VIOLENCE AGAINST WOMEN ACT, FORM HUD-5380

Protections for Victims of Domestic Violence, Dating Violence, Sexual Assault or Stalking
When should | receive this form? A covered housing provider must provide a copy of the
Notice of Occupancy Rights Under The Violence Against Women Act (Form HUD-5380) and the
Certification of Domestic Violence, Dating Violence, Sexual Assault, or Stalking (Form HUD-
5382) when you are admitted as a tenant, when you receive an eviction or termination notice
and prior to termination of tenancy, or when you are denied as an applicant. A covered housing
provider may provide these forms at additional times.

What is the Violence Against Women Act (“VAWA”)? This notice describes protections that
may apply to you as an applicant or a tenant under a housing program covered by a federal law
called the Violence Against Women Act (“VAWA”). VAWA provides housing protections for
victims of domestic violence, dating violence, sexual assault or stalking. VAWA protections must
be in leases and other program documents, as applicable. VAWA protections may be raised at
any time. You do not need to know the type or name of the program you are participating in or
applying in order to seek VAWA protections.

What if | require this information in a language other than English? To read this information
in Spanish or another language, please contact Housing Opportunities of SW WA at (360)
423-0140 or info@hoswwa.org. You can read translated VAWA forms at
https://www.hud.gov/program _offices/administration/hudclips/forms/hud5a#4. If you speak or
read in a language other than English, your covered housing provider must give you language
assistance regarding your VAWA protections (for example, oral interpretation and/or written
translation).

What do the words in this notice mean?

o VAWA violence/abuse means one or more incidents of domestic violence, dating
violence, sexual assault, or stalking.

e Victim means any victim of VAWA violence/abuse, regardless of actual or perceived
sexual orientation, gender identity, sex, or marital status.

o Affiliated person means the tenant’'s spouse, parent, sibling, or child; or any individual,
tenant, or lawful occupant living in the tenant’s household; or anyone for whom the
tenant acts as parent/quardian.

e Covered housing program’ includes the following HUD programs:
o Public Housing

o Tenant-based vouchers (TBV, also known as Housing Choice Vouchers or HCV)
and Project-based Vouchers (PBV) Section 8 programs

Section 8 Project-Based Rental Assistance (PBRA)

Section 8 Moderate Rehabilitation Single Room Occupancy
Section 202 Supportive Housing for the Elderly

Section 811 Supportive Housing for Persons with Disabilities
Section 221(d)(3)/(d)(5) Multifamily Rental Housing

Section 236 Multifamily Rental Housing

O |0 |]o |0 |o |[o

! For information about non-HUD covered housing programs under VAWA, see Interagency Statement on the

Violence Against Women Act’s Housing Provisions at
https://www.hud.gov/sites/dfiles/PA/documents/Interagency VAW AHousingStmnt092024.pdf.
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Housing Opportunities for Persons With AIDS (HOPWA) program
HOME Investment Partnerships (HOME) program

The Housing Trust Fund

Emergency Solutions Grants (ESG) program

Continuum of Care program

o__Rural Housing Stability Assistance program

e Covered housing provider means the individual or entity under a covered housing
program that is responsible for providing or overseeing the VAWA protection in a specific
situation. The covered housing provider may be a public housing agency, project
sponsor, housing owner, mortgagor, housing manager, State or local government, public
agency, or a nonprofit or for-profit organization as the lessor.

What if | am an applicant under a program covered by VAWA? You can’t be denied
housing, housing assistance, or homeless assistance covered by VAWA just because you (or a
household member) are or were a victim or just because of problems you (or a household
member) had as a direct result of being or having been a victim. For example, if you have a
poor rental or credit history or a criminal record, and that history or record is the direct result of
you being a victim of VAWA abuse/violence, that history or record cannot be used as a reason
to deny you housing or homeless assistance covered by VAWA.

What if | am a tenant under a program covered by VAWA? You cannot lose housing,
housing assistance, or homeless assistance covered by VAWA or be evicted just because you
(or a household member) are or were a victim of VAWA violence/abuse. You also cannot lose
housing, housing assistance, or homeless assistance covered by VAWA or be evicted just
because of problems that you (or a household member) have as a direct result of being or
having been a victim. For example, if you are a victim of VAWA abuse/violence that directly
results in repeated noise complaints and damage to the property, neither the noise complaints
nor property damage can be used as a reason for evicting you from housing covered by VAWA.
You also cannot be evicted or removed from housing, housing assistance, or homeless
assistance covered by VAWA because of someone else’s criminal actions that are directly
related to VAWA abuse/violence against you, a household member, or another affiliated person.

How can tenants request an emergency transfer? Victims of VAWA violence/abuse have the
right to request an emergency transfer from their current unit to another unit for safety reasons
related to the VAWA violence/abuse. An emergency transfer cannot be guaranteed, but you can
request an emergency transfer when:

1. You (or a household member) are a victim of VAWA violence/abuse;
2. You expressly request the emergency transfer; AND
3. EITHER

a. you reasonably believe that there is a threat of imminent harm from further
violence, including trauma, if you (or a household member) stay in the same
dwelling unit; OR

b. if you (or a household member) are a victim of sexual assault, either you
reasonably believe that there is a threat of imminent harm from further violence,
including trauma, if you (or a household member) were to stay in the unit, or the
sexual assault occurred on the premises and you request an emergency transfer
within 90 days (including holidays and weekend days) of when that assault
occurred.

You can request an emergency transfer even if you are not lease compliant, for example if you
owe rent. If you request an emergency transfer, your request, the information you provided to
make the request, and your new unit’s location must be kept strictly confidential by the covered

o [0 [0 |]O |Oo
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housing provider. The covered housing provider is required to maintain a VAWA emergency

transfer plan and make it available to you upon request.

To request an emergency transfer or to read the covered housing provider's VAWA emergency

transfer plan, contact your property manager, or the lead property manager, or the

regional property manager. Visit https://hoswwa.org/department-directory/ for a staff

directory. The VAWA emergency transfer plan includes information about what the covered

housing provider does to make sure your address and other relevant information are not

disclosed to your perpetrator.

Can the perpetrator be evicted or removed from my lease? Depending on your specific

situation, your covered housing provider may be able to divide the lease to evict just the

perpetrator. This is called “lease bifurcation.”

What happens if the lease bifurcation ends up removing the perpetrator who was the

only tenant who qualified for the housing or assistance? In this situation, the covered

housing provider must provide you and other remaining household members an opportunity to

establish eligibility or to find other housing. If you cannot or don’t want to establish eligibility,

then the covered housing provider must give you a reasonable time to move or establish

eligibility for another covered housing program. This amount of time varies, depending on the

covered housing program involved. The table below shows the reasonable time provided under

each covered housing programs with HUD. Timeframes for covered housing programs operated

by other agencies are determined by those agencies.

Covered Housing Program(s)

HOME and Housing Trust Fund, Continuum of

Reasonable Time for Remaining Household
Members to Continue to Receive Assistance,
Establish Eligibility, or Move.

Because these programs do not provide housing or

Care Program (except for permanent supportive

assistance based on just one person’s status or

housing), ESG program, Section 221(d)(3)
Program, Section 221(d)(5) Program, Rural
Housing Stability Assistance Program

Permanent supportive housing funded by the

characteristics, the remaining tenant(s), or family
member(s) in the CoC program, can keep receiving
assistance or living in the assisted housing as
applicable.

The remaining household member(s) can receive

Continuum of Care Program

Housing Choice Voucher, Project-based
Voucher, and Public Housing programs (for
Special Purpose Vouchers (e.qg., HUD-VASH,

rental assistance until expiration of the lease that is
in effect when the qualifying member is evicted.
If the person removed was the only tenant who

established eligible citizenship/immigration status,
the remaining household member(s) must be given

FUP, FYI, etc.), see also program specific

quidance)

30 calendar days from the date of the lease
bifurcation to establish program eligibility or find
alternative housing.

For HUD-VASH, if the veteran is removed, the
remaining family member(s) can keep receiving
assistance or living in the assisted housing as
applicable. If the veteran was the only tenant who
established eligible citizenship/immigration status,
the remaining household member(s) must be given
30 calendar days to establish program eligibility or
find alternative housing.
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Section 202/811 PRAC and SPRAC The remaining household member(s) must be given
90 calendar days from the date of the lease
bifurcation or until the lease expires, whichever is
first, to establish program eligibility or find alternative

housing.

Section 202/8 The remaining household member(s) must be given
90 calendar days from the date of the lease
bifurcation or when the lease expires, whichever is
first, to establish program eligibility or find alternative
housing.

If the person removed was the only tenant who
established eligible citizenship/immigration status,
the remaining household member(s) must be given
30 calendar days from the date of the lease
bifurcation to establish program eligibility or find
alternative housing.

Section 236 (including RAP); Project-based The remaining household member(s) must be given

Section 8 and Mod Rehab/SRO 30 calendar days from the date of the lease
bifurcation to establish program eligibility or find
alternative housing.

HOPWA The remaining household member(s) must be given
no less than 90 calendar days, and not more than
one year, from the date of the lease bifurcation to
establish program eligibility or find alternative
housing. The date is set by the HOPWA Grantee or
Project Sponsor.

Are there any reasons that | can be evicted or lose assistance? VAWA does not prevent
you from being evicted or losing assistance for a lease violation, program violation, or violation
of other requirements that are not due to the VAWA violence/abuse committed against you or
an affiliated person. However, a covered housing provider cannot be stricter with you than with
other tenants, just because you or an affiliated person experienced VAWA abuse/violence.
VAWA also will not prevent eviction, termination, or removal if other tenants or housing staff are
shown to be in immediate, physical danger that could lead to serious bodily harm or death if you
are not evicted or removed from assistance. But only if no other action can be taken to
reduce or eliminate the threat should a covered housing provider evict you or end your
assistance, if the VAWA abuse/violence happens to you or an affiliated person. A covered
housing provider must provide a copy of the Notice of Occupancy Rights Under The Violence
Against Women Act (Form HUD-5380) and the Certification of Domestic Violence, Dating
Violence, Sexual Assault, or Stalking (Form HUD-5382) when you receive an eviction or
termination notice and prior to termination of tenancy.

What do | need to document that | am a victim of VAWA abuse/violence? If you ask for
VAWA protection, the covered housing provider may request documentation showing that you
(or a household member) are a victim. BUT the covered housing provider must make this
request in writing and must give you at least 14 business days (weekends and holidays do not
count) to respond, and you are free to choose any one of the following:

1. A self-certification form (for example, Form-HUD 5382), which the covered housing
provider must give you along with this notice. Either you can fill out the form or someone
else can complete it for you;
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2. A statement from a victim/survivor service provider, attorney, mental health professional
or medical professional who has helped you address incidents of VAWA violence/abuse.
The professional must state “under penalty of perjury” that he/she/they believes that the
incidents of VAWA violence/abuse are real and covered by VAWA. Both you and the
professional must sign the statement;

3. A police, administrative, or court record (such as a protective order) that shows you (or a
household member) were a victim of VAWA violence/abuse; OR

4. |If allowed by your covered housing provider, any other statement or evidence provided
by you.

It is your choice which documentation to provide and the covered housing provider must accept
any one of the above as documentation. The covered housing provider is prohibited from
seeking additional documentation of victim status or requiring more than one of these types of
documentation, unless the covered housing provider receives conflicting information about the
VAWA violence/abuse.

If you do not provide one of these types of documentation by the deadline, the covered housing
provider does not have to provide the VAWA protections you requested. If the documentation
received by the covered housing provider contains conflicting information about the VAWA
violence/abuse, the covered housing provider may require you to provide additional
documentation from the list above, but the covered housing provider must give you another 30
calendar days to do so.

Will my information be kept confidential? If you share information with a covered housing
provider about why you need VAWA protections, the covered housing provider must keep the
information you share strictly confidential. This information should be securely and separately
kept from your other tenant files. No one who works for your covered housing provider will have
access to this information, unless there is a reason that specifically calls for them to access this
information, your covered housing provider explicitly authorizes their access for that reason, and
that authorization is consistent to applicable law.

Your information will not be disclosed to anyone else or put in a database shared with anyone
else, except in the following situations:

1. If you qgive the covered housing provider written permission to share the information for a
limited time;

2. If the covered housing provider needs to use that information in an eviction proceeding
or hearing; or

3. If other applicable law requires the covered housing provider to share the information.

How do other laws apply? VAWA does not limit the covered housing provider’s duty to honor
court orders about access to or control of the property, or civil protection orders issued to
protect a victim of VAWA abuse/violence. Additionally, VAWA does not limit the covered
housing provider’s duty to comply with a court order with respect to the distribution or
possession of property among household members during a family break up. The covered
housing provider must follow all applicable fair housing and civil rights requirements.

Can | request a reasonable accommodation? If you have a disability, your covered housing
provider must provide reasonable accommodations to rules, policies, practices, or services that
may be necessary to allow you to equally benefit from VAWA protections (for example, giving
you more time to submit documents or assistance with filling out forms). You may request a
reasonable accommodation at any time, even for the first time during an eviction. If a provider is
denying a specific reasonable accommodation because it is not reasonable, your covered
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housing provider must first engage in the interactive process with you to identify possible
alternative accommodations. To request a reasonable accommodation, please contact Housing
Opportunities of SW WA at (360) 423-0140 or info@hoswwa.org. Your covered housing
provider must also ensure effective communication with individuals with disabilities.

Have your protections under VAWA been denied? If you believe that the covered housing
provider has violated these rights, you may seek help by contacting HUD Seattle Regional
Office; Seattle Federal Office Building, 909 First Ave. STE 200, Seattle WA. 98104-1000.
You can also find additional information on filing VAWA complaints at
https://www.hud.gov/VAWA and

https://www.hud.gov/program _offices/fair_housing equal opp/VAWA. To file a VAWA
complaint, visit https://www.hud.gov/fairhousing/fileacomplaint.

Need further help?

e For additional information on VAWA and to find help in your area, visit
https://www.hud.gov/vawa.

e To talk with a housing advocate, contact Emergency Support Shelter in Cowlitz
County at (360) 425-1176 or Crisis Support Network (CSN) in Pacific County at

(360) 875-6702.

Public reporting burden for this collection of information is estimated to range from 45 to 90 minutes per
each covered housing provider's response, depending on the program. This includes time to print and
distribute the form. Comments concerning the accuracy of this burden estimate and any suggestions for
reducing this burden can be sent to the Reports Management Officer, QDAM, Department of Housing and
Urban Development, 451 7th Street, SW, Washington, D.C. 20410. This notice is required for covered
housing programs under section 41411 of VAWA and 24 CFR 5.2003. Covered housing providers must
give this notice to applicants and tenants to inform them of the VAWA protections as specified in section
41411(d)(2). This is a model notice, and no information is being collected. A Federal agency may not
collect this information, and you are not required to complete this form, unless it displays a currently valid
Office of Management and Budget control number.
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EXHIBIT 16-2: CERTIFICATION OF DOMESTIC VIOLENCE, DATING VIOLENCE, SEXUAL
ASSAULT, OR STALKING AND ALTERNATE DOCUMENTATION, FORM HUD-5382

U.S. Department of Housing and Urban Development
OMB Approval No. 2577-0286

Exp. 1/31/2028
CERTIFICATION OF DOMESTIC VIOLENCE, DATING VIOLENCE,

SEXUAL ASSAULT, OR STALKING

Confidentiality Note: Any personal information you share in this form will be maintained by
your covered housing provider according to the confidentiality provisions below.

Purpose of Form: If you are a tenant of or applicant for housing assisted under a covered
housing program, or if you are applying for or receiving transitional housing or rental assistance
under a covered housing program, and ask for protection under the Violence Against Women
Act (“WVAWA”), you may use this form to comply with a covered housing provider's request for
written documentation of your status as a "victim”. This form is accompanied by a “Notice of
Occupancy Rights Under the Violence Against Women Act,” Form HUD-5380.

VAWA protects individuals and families regardless of a victim’s age or actual or
perceived sexual orientation, gender identity, sex, or marital status.

You are not expected and cannot be asked or required to claim, document, or prove victim
status or VAWA violence/abuse other than as stated in “Notice of Occupancy Rights Under the
Violence Against Women Act,” Form HUD-5380.

This form is one of your available options for responding to a covered housing provider’'s
written request for documentation of victim status or the incident(s) of VAWA violence/abuse. If
you choose, you may submit one of the types of third-party documentation described in Form
HUD-5380, in the section titled, “What do | need to document that | am a victim?”. Your covered
housing provider must give you at least 14 business days (weekends and holidays do not count)
to respond to their written request for this documentation.

Will my information be kept confidential? Whenever you ask for or about VAWA protections,
your covered housing provider must keep any information you provide about the VAWA
violence/abuse or the fact you (or a household member) are a victim, including the information
on this form, strictly confidential. This information should be securely and separately kept from
your other tenant files. This information can only be accessed by an employee/agent of your
covered housing provider if (1) access is required for a specific reason, (2) your covered
housing provider explicitly authorizes that person’s access for that reason, and (3) the
authorization complies with applicable law. This information will not be given to anyone else or
put in a database shared with anyone else, unless your covered housing provider (1) gets your
written permission to do so for a limited time, (2) is required to do so as part of an eviction or
termination hearing, or (3) is required to do so by law.

In addition, your covered housing provider must keep your address strictly confidential to ensure
that it is not disclosed to a person who committed or threatened to commit VAWA
violence/abuse against you (or a household member).

What if | require this information in a language other than English? To read this in Spanish
or another language, please contact Housing Opportunities of SW WA at (360) 423-0140 or
info@hoswwa.org. You can read translated VAWA forms at
https://www.hud.gov/program_offices/administration/hudclips/forms/hud5a#4. If you speak or
read in a language other than English, your covered housing provider must give you language
assistance regarding your VAWA protections (for example, oral interpretation and/or written

translation).
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Can | request a reasonable accommodation? If you have a disability, your covered housing
provider must provide reasonable accommodations to rules, policies, practices, or services that
may be necessary to allow you to equally benefit from VAWA protections (for example, giving
you more time to submit documents or assistance with filling out forms). You may request a
reasonable accommodation at any time, even for the first time during an eviction. If a provider is
denying a specific reasonable accommodation because it is not reasonable, your covered
housing provider must first engage in the interactive process with you to identify possible
alternative accommodations. Your covered housing provider must also ensure effective
communication with individuals with disabilities.

Need further help? For additional information on VAWA and to find help in your area, visit
https://www.hud.gov/vawa. To speak with a housing advocate, contact Emergency Support
Shelter in Cowlitz County at (360)425-1176 or Crisis Support Network (CSN) in Pacific County
at (360)875-6702.

TO BE COMPLETED BY OR ON BEHALF OF THE VICTIM OF DOMESTIC VIOLENCE,
DATING VIOLENCE, SEXUAL ASSAULT, OR STALKING

1. Name(s) of victim(s):

2. Your name (if different from victim’s):

3. Name(s) of other member(s) of the household:

4. Name of the perpetrator (if known and can be safely disclosed):

5. What is the safest and most secure way to contact you? (You may choose more than

one.

If any contact information changes or is no longer a safe contact method, notify your
covered housing provider.

[ Phone Phone Number:

Safe to receive a voicemail: [ ] Yes [1No

[ E-mail E-mail address:

Safe to receive an e-mail: [ | Yes [1No

[ 1 Mail Mailing Address:

Safe to receive mail from your housing provider: [1Yes [ 1No

[ ] Other Please List:
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6. Anything else your housing provider should know to safely communicate with you?

Applicable definitions of domestic violence, dating violence, sexual assault, or stalking:

Domestic violence includes felony or misdemeanor crimes of violence committed by a current or
former spouse or intimate partner of the victim, by a person with whom the victim shares a child
in common, by a person who lives with or has lived with the victim as a spouse or intimate partner,
by a person similarly situated to a spouse of the victim under the domestic or family violence laws
of the jurisdiction, or by any other person against an adult or youth victim who is protected from
that person's acts under the domestic or family violence laws of the jurisdiction.

Spouse or intimate partner of the victim includes a person who is or has been in a social
relationship of a romantic or intimate nature with the victim, as determined by the length of the
relationship, the type of the relationship, and the frequency of interaction between the persons
involved in the relationship.

Dating violence means violence committed by a person:

(1) Who is or has been in a social relationship of a romantic or intimate nature with the victim;
and

(2) Where the existence of such a relationship shall be determined based on a consideration
of the following factors: (i) The length of the relationship; (ii) The type of relationship; and
(iii) The frequency of interaction between the persons involved in the relationship.

Sexual assault means any nonconsensual sexual act proscribed by Federal, tribal, or State law,
including when the victim lacks capacity to consent.

Stalking means engaging in a course of conduct directed at a specific person that would cause a
reasonable person to:

(1) Fear for the person’s individual safety or the safety of others or

(2) Suffer substantial emotional distress.

Certification of Applicant or Tenant: By signing below, | am certifying that the information
provided on this form is true and correct to the best of my knowledge and recollection, and that
one or more members of my household is or has been a victim of domestic violence, dating
violence, sexual assault, or stalking as described in the applicable definitions above.

Signature Date

Public Reporting Burden for this collection of information is estimated to average 20 minutes
per response. This includes the time for collecting, reviewing, and reporting. Comments
concerning the accuracy of this burden estimate and any suggestions for reducing this burden
can be sent to the Reports Management Officer, QDAM, Department of Housing and Urban
Development, 451 7th Street, SW, Washington, DC 20410. Housing providers in programs
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covered by VAWA may request certification that the applicant or tenant is a victim of VAWA
violence/abuse. A Federal agency may not collect this information, and you are not required to

complete this form, unless it displays a currently valid Office of Management and Budget control
number.
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0. | ion of incident(s):

In your own words, briefly describe the incident(s):
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EXHIBIT 16-3: EMERGENCY TRANSFER PLAN FOR VICTIMS OF DOMESTIC
VIOLENCE, DATING VIOLENCE, SEXUAL ASSAULT, OR STALKING
(HCV VERSION)

Attachment: Certification form HUD-5382

Housing Opportunities of SW Washington
Emergency Transfer Plan for Victims of Domestic Violence, Dating Violence,
Sexual Assault, or Stalking
Housing Choice Voucher Program
Emergency Transfers

The PHA is concerned about the safety of its tenants, and such concern extends to
tenants who are victims of domestic violence, dating violence, sexual assault, or
stalking. In accordance with the Violence Against Women Act (VAWA), the PHA allows
tenants who are victims of domestic violence, dating violence, sexual assault, or
stalking to request an emergency transfer from the tenant’s current unit to another unit.
VAWA protections are not limited to women and are available regardless of age or
actual or perceived sexual orientation, gender identity, sex, or marital status. Victims
cannot be discriminated against on the basis of any protected characteristic, including
race, color, national origin, religion, sex (including perceived or actual sexual
orientation or gender identity), familial status, disability, or age. HUD-assisted and
HUD-insured housing must also be made available to all otherwise eligible individuals
and families regardless of age, or actual or perceived gender identity, sexual

orlentatlon or marital status IhePHA&&emwemedabe&Hhesaﬁeﬂ#e#&s%enaMs—and

This plan identifies tenants who are eligible for an emergency transfer, the
documentation needed to request an emergency transfer, confidentiality protections,
how an emergency transfer may occur, and guidance to tenants on safety and security.
This plan is based on a model emergency transfer plan published by the U.S.
Department of Housing and Urban Development (HUD), the federal agency that
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oversees that the public housing and housing choice voucher (HCV) programs are in
compliance with VAWA.

Definitions

o __External emergency transfer refers to an emergency relocation of a tenant to
another unit where the tenant would be categorized as a new applicant; that is,
the tenant must undergo an application process in order to reside in the new unit.
Examples include:

= Transfers from one PBV project to another PBV project owned or
managed by HOSWWA

= Transfers from a PBV unit to a LIHTC or USDA unit owned by
HOSWWA

=  Transfers to a project or development not owned by HOSWWA

o __Internal emergency transfer refers to an emergency relocation of a tenant to
another unit where the tenant would not be categorized as a new applicant; that
is, the tenant may reside in the new unit without having to undergo an application
process. Examples include:

= Transfers from a PBV unit to a Housing Choice Voucher, if one is
available

=  Transfers to a different unit within the same project, if a vacant unit
is available and you determine that vacant unit is safe

o Safe unit refers to a unit that the victim of VAWA violence/abuse believes is safe.

o __VAWA violence/abuse means an incident or incidents of domestic violence,
dating violence, sexual assault, or stalking, as those terms are defined in 24 CFR
5.2003 and “Certification of Domestic Violence, Dating Violence, Sexual Assault,
or Stalking” (Form HUD-5382).

Eligibility for Emergency Transfers

/\ aYalaTa AN ’ aalWal s

T e e

A tenant may seek an emergency transfer to another unit if they or their household

member is a victim of VAWA violence/abuse, as outlined in the “Notice of Occupancy
Rights Under the Violence Against Women Act,” Form HUD-5380. This emergency
transfer plan provides further information on emergency transfers, and the PHA must
provide a copy if requested. The PHA may ask for submission of a written request for an
emergency transfer, such as form HUD-5383, to certify eligibility for the emergency
transfer.

A Tenant is eligible for an emergency transfer if:
1. The tenant (or their household member) is a victim of VAWA violence/abuse;
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2. The tenant expressly requests the emergency transfer; AND
3. EITHER

a. The tenant reasonably believes that there is a threat of imminent harm
from further violence, including trauma, if they or (their household
member) stays in the same dwelling unit; OR

b. If the tenant (or their household member) is a victim of sexual assault,
either the tenant reasonably believes that there is a threat of imminent
harm from further violence, including trauma, if the tenant (or their
household member) were to stay in the unit, or the sexual assault
occurred on the premises and the tenant requested an emergency
transfer within 90 days (including holidays and weekend days) of when
that assault occurred.

The PHA, in response to an emergency transfer request, should not evaluate whether
the tenant is in good standing as part of the assessment or provision of an emergency
transfer. Whether or not a tenant is in good standing does not impact their ability to
request an emergency transfer under VAWA.

A tenant requesting an emergency transfer must expressly request the transfer in
accordance with the procedures described in this plan.

A

Emergency Transfer Policies

Internal transfers when a safe unit is immediately available:
Internal VAWA emergency transfers will take priority over other voluntary transfers.
For internal transfers from one PBV unit to another PBV unit:

¢  HOSWWA may allow the security deposit to transfer.

o HOSWWA will waive the requirement for a co-signer.

PBV tenants may request a Housing Choice Voucher to move, if one is available.
For internal transfers from a PBV unit to an HCV: -
o« HOSWWA will waive the requirement for tenants to remain in place a full year.

o HOSWWA will waive the requirement for tenants to be in good standing.

Once a full request is received, and absent any conflicting or missing information,
HOSWWA will approve or deny the request within 14 business days.

Internal transfers when a safe unit is not immediately available:

Internal VAWA emergency transfers will take priority over other voluntary transfers.
HOSWWA will allow the tenant to break or bifurcate the lease to facilitate the move.
PBV tenants may request a Housing Choice Voucher to move, if one is available.

For internal transfers from a PBV unit to an HCV:
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o« HOSWWA will waive the requirement for tenants to remain in place a full year.
o HOSWWA will waive the requirement for tenants to be in good standing.

Once a full request is received, and absent any conflicting or missing information,
HOSWWA will approve or deny the request within 14 business days.

External transfers:

HOSWWA will allow the tenant to break or bifurcate the lease to facilitate the move.
PBV tenants may request a Housing Choice Voucher to move, if one is available, and
may request to exercise portability if necessary. For transfers from a PBV unit to an
HCV:

o HOSWWA will waive the requirement for tenants to remain in place a full year.

¢ HOSWWA will waive the requirement for tenants to be in good standing.

HOSWWA will help facilitate the transfer in these ways:
e Referring the tenant to the Crisis Support Network or the Emergency Support
Shelter, as applicable
e Referring the tenant to FCS staff for navigation support, if needed
e Providing a list of other PBV properties, or the list of participating HCV |landlords

Referring the tenant to any known agencies that provide help with moving or moving
costs Once a full request is received, and absent any conflicting or missing information,
HOSWWA will approve or deny the request within 14 business days.

VAWA provisions do not supersede eligibility or other occupancy requirements that may
apply under a covered housing program. HOSWWA may be unable to transfer a tenant
to a particular unit if the tenant cannot establish eligibility for that unit.

Emergency Transfer Request Documentation

To request an emergency transfer, the tenant shall notify the PHA’s management office
and submit a written request for a transfer to any PHA office. If the PHA does not
already have documentation of the occurrence of domestic violence, dating violence,
sexual assault, or stalking, the PHA may ask for this documentation in accordance with
24 CFR 5.2007. Unless the PHA receives documentation that contains conflicting
information, as described in 24 CFR 5.2007(b)(2), the PHA cannot require third-party
documentation to determine status as a VAWA victim for emergency transfer eligibility.
The PHA will provide reasonable accommodations to this policy for individuals with
disabilities.

The tenant’s written request for an emergency transfer should include either:

1. A statement expressing that the tenant reasonably believes that there is a
threat of imminent harm from further violence, including trauma, if the tenant
(or household member) were to remain in the same dwelling unit; OR

2. In the case of a tenant (or household member) who is a victim of sexual
assault, either a statement that the tenant reasonably believes there is a
threat of imminent harm from further violence or trauma if the tenant (or
household member stays in the same dwelling unit), or a statement that the
sexual assault occurred on the premises and the tenant requested an
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emergency transfer within 90 days (including holidays and weekend days) of
when the assault occurred.

Form HUD-5383 may be used for making a written request for an emergency
transfer.

Any request for documentation of domestic violence, dating violence, sexual assault,
stalking, or human trafficking will be in writing, will specify a deadline of 14 business
days following receipt of the request, will describe the three forms of acceptable
documentation, will provide explicit instructions on where and to whom the
documentation must be submitted, and will state the consequences for failure to
submit the documentation or request an extension in writing by the deadline.

The PHA may, in its discretion, extend the deadline for 10 business days. In
determining whether to extend the deadline, the PHA will consider factors that may
contribute to the victim’s inability to provide documentation in a timely manner,
including cognitive limitations, disabilities, limited English proficiency, absence from
the unit, administrative delays, the danger of further violence, and the victim’s need
to address health or safety issues. Any extension granted by the PHA will be in
writing.

Once the victim provides documentation, the PHA will acknowledge receipt of the
documentation within 10 business days.

The PHA has the discretion to provide benefits to an individual based solely on the
individual’'s statement or other corroborating evidence—i.e., without requiring formal
documentation of abuse in accordance with 24 CFR 5.2007(b). HUD recommends
documentation in a confidential manner when a verbal statement or other evidence is

accepted.

If the PHA accepts an individual’s statement or other corroborating evidence (as
determined by the victim) of domestic violence, dating violence, sexual assault,
stalking, or human trafficking, the PHA will document acceptance of the statement or
evidence in the individual’s file. Torequestan-emergency-transfer-the-tenant-shall
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tenant inquires about or requests any VAWA protections or represents that they or a
household member are a victim of VAWA violence/abuse entitled to VAWA protections,
the PHA must keep any information they provide concerning the VAWA violence/abuse,
their request for an emergency transfer, and their or a household member’s status as a
victim strictly confidential. This information should be securely and separately kept from
tenant files. All the information provided by or on behalf of the tenant to support an
emergency transfer request, including information on the Certification Form (HUD-5382)
and the Emergency Transfer Request Form (HUD-5383) (collectively referred to as
“Confidential Information”) may only be accessed by PHA employees or contractors if
explicitly authorized by the PHA for reasons that specifically call for those individuals to
have access to that information under applicable federal, State, or local law.

Confidential information must not be entered into any shared database or disclosed to
any other entity or individual, except if:

o Written permission by the victim in a time-limited release;

o Required for use in an eviction proceeding or hearing regarding termination of
assistance; or

o Otherwise required by applicable law.

In addition, HUD’s VAWA requlations require emergency transfer plans to provide strict
confidentiality measures to ensure that the location of the victim’s dwelling unit is never
disclosed to a person who committed or threatened to commit the VAWA
violence/abuse. Accordingly, HOSWWA will never permit unauthorized access to any
confidential information. HOSWWA will never attach or enter confidential VAWA
information into a shared database. Confidential VAWA information will only be securely
stored in a locked cabinet maintained by the approving manager.

Emergency Transfer Timing and Availability
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- The PHA cannot specify how long it will take from the time
a transfer request is approved until the tenant can be placed in a new, safe unit. The
PHA will, however, act as quickly as possible to assist a tenant who qualifies for an
emergency transfer. If the PHA identifies an available unit and the tenant believes that
unit would not be safe, the tenant may request a transfer to a different unit. The PHA
may be unable to transfer a tenant and their household to a particular unit if the tenant
and their household has not established or cannot establish eligibility for that unit.

If the PHA does not have any safe and available units for which the tenant is eligible,
the PHA will assist the tenant in identifying other covered housing providers who may
have safe and available units to which the tenant could move. At the tenant’s request,
the PHA will also assist the tenant in contacting the local organizations offering
assistance to victims of VAWA violence/abuse.

Making the Emergency Transfer Plan Available

HOSWWA will make its Emergency Transfer Plan readily available to participants,
applicants, and the public.

The plan is posted on our website at www.hoswwa.org

The plan is posted in the PHA Administrative Plan

The plan is provided upon request

HOSWWA will ensure effective communication with individuals with disabilities,
including making the transfer plan available in alternative accessible formats, as well as
providing reasonable accommodations. Please contact HOSWWA if you need
translations or accommodations.

Safety and Security of Tenants

© Copyright 2026 Nan McKay & Associates, Inc. Page 88 Chapter 16: Program Administration
Unlimited copies may be made for internal use. 9 HOSWWA Admin Plan, 1/1/2027



When the PHA receives any inquiry or request regarding an emergency transfer, the
PHA will encourage the person making the inquiry or request to take all reasonable
precautions to be safe, including seeking guidance and assistance from a victim
service provider. However, tenants are not required to receive guidance or assistance
from a victim service provider.

For additional information on VAWA and to find help in your area, visit
https://www.hud.gov/vawa.

To talk with a housing advocate, contact Emergency Support Shelter in Cowlitz
County at (360) 425-1176 or Crisis Support Network (CSN) in Pacific County at
(360) 875-6702.
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EXHIBIT 16-4: EMERGENCY TRANSFER REQUEST FOR CERTAIN VICTIMS OF
DOMESTIC VIOLENCE, DATING VIOLENCE, SEXUAL ASSAULT, OR STALKING,
FORM HUD-5383

U.S. Department of Housing and Urban Development
OMB Approval No. 2577-0286

Exp. 1/31/2028
CERTIFICATION OF DOMESTIC VIOLENCE, DATING VIOLENCE,

SEXUAL ASSAULT, OR STALKING

Confidentiality Note: Any personal information you share in this form will be maintained by
your covered housing provider according to the confidentiality provisions below.

Purpose of Form: If you are a tenant of housing assisted under a covered housing program, or
if you are receiving transitional housing or rental assistance under a covered housing program,
you may use this form to request an emergency transfer and certify that you qualify for an
emergency transfer under the Violence Against Women Act (“VAWA”). This form refers to
domestic violence, dating violence, sexual assault, or stalking as “VAWA violence/abuse.”

VAWA protects individuals and families regardless of a victim’s age or actual or
perceived sexual orientation, gender identity, sex, or marital status.

You may request an emergency transfer when:

1. You (or a household member) are a victim of VAWA violence/abuse;

2. You expressly request the emergency transfer; AND

3. EITHER

a. you reasonably believe that there is a threat of imminent harm from further
violence, including trauma, if you (or a household member) stay in the same
dwelling unit; or

b. if you (or a household member) are a victim of sexual assault, either you
reasonably believe there is a threat of imminent harm from further violence,
including trauma, if you (or a household member) stay in the unit, or the sexual
assault occurred on the premises and you request an emergency transfer within
90 days (including holidays and weekend days) of when that assault occurred.

A covered housing provider, in response to an emergency transfer request, should not evaluate
whether you are in good standing as part of the assessment or provision of an emergency
transfer. Whether or not you are in good standing does not impact your ability to request an
emergency transfer under VAWA.

However, submitting this form does not necessarily mean that you will receive an emergency
transfer. See your covered housing provider's VAWA Emergency Transfer Plan for more
information about VAWA emergency transfers and see “Notice of Occupancy Rights Under the
Violence Against Women Act,” Form HUD-5380, for additional housing rights you may be
entitled to.

Am | required to submit any documentation to my covered housing provider? Your
covered housing provider may request documentation proving that you, or a household
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member, are a victim of VAWA violence/abuse, in addition to completing this emergency
transfer request form. The request can be met by completing and submitting the VAWA Self-
certification Form (Form HUD-5382), unless the covered housing provider receives conflicting
information about the VAWA violence/abuse. If you have third-party documentation that
demonstrates why you are eligible for an emergency transfer, you may, instead, choose to
submit that documentation to your covered housing provider. See “Notice of Occupancy Rights
Under the Violence Against Women Act,” Form HUD-5380, for more information.

Will my information be kept confidential? Whenever you ask for or about VAWA protections,
your covered housing provider must keep any information you provide about the VAWA
violence/abuse or the fact you (or a household member) are a victim, including the information
on this form, strictly confidential. This information should be securely and separately kept from
your other tenant files. This information can only be accessed by an employee/agent of your
covered housing provider if (1) access is required for a specific reason, (2) your covered
housing provider explicitly authorizes that person’s access for that reason, and (3) the
authorization complies with applicable law. This information will not be given to anyone else or
put in a database shared with anyone else, unless your covered housing provider (1) gets your
written permission to do so for a limited time, (2) is required to do so as part of an eviction or
termination hearing, or (3) is required to do so by law.

In addition, your covered housing provider must keep your address strictly confidential to ensure
that it is not disclosed to a person who committed or threatened to commit VAWA
violence/abuse against you (or a household member).

What if | need this information in a language other than English? To read this in Spanish or
another language, please contact Housing Opportunities of SW WA at (360) 423-0140 or
info@hoswwa.org. You can read translated VAWA forms at
https://www.hud.gov/program_offices/administration/hudclips/forms/hud5a#4. If you speak or
read in a language other than English, your covered housing provider must give you language
assistance regarding your VAWA protections (for example, oral interpretation and/or written

translation).

Can | request a reasonable accommodation? If you have a disability, your covered housing
provider must provide reasonable accommodations to rules, policies, practices, or services that
may be necessary to allow you to equally benefit from VAWA protections (for example, giving
you more time to submit documents or assistance with filling out forms). You may request a
reasonable accommodation at any time, even for the first time during an eviction. If a provider is
denying a specific reasonable accommodation because it is not reasonable, your covered
housing provider must first engage in the interactive process with you to identify possible
alternative accommodations. Your covered housing provider must also ensure effective
communication with individuals with disabilities. Need further help? For additional information on
VAWA and to find help in your area, visit https://www.hud.gov/vawa. To speak with a housing
advocate, contact Emergency Support Shelter in Cowlitz County at (360) 425-1176 or
Crisis Support Network (CSN) in Pacific County at (360) 875-6702.

TO BE COMPLETED BY OR ON BEHALF OF THE TENANT REQUESTING AN
EMERGENCY TRANSFER

1. Name(s) of victim(s):

2. Your name (if different from victim’s):
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3. Name(s) of other household member(s):

4. Name(s) of other household member(s) who would transfer with the victim:

5. Name of the perpetrator (if known and can be safely disclosed):

6. Address of location from which the victim seeks to transfer:

7. Current Unit Size (# of bedrooms):

8. What is the safest and most secure way to contact you? (You may choose more than

one.

If any contact information changes or is no longer a safe contact method, notify your
covered housing provider.

[ Phone Phone Number:
Safe to receive a voicemail: [ ]Yes []No
L] E-mail E-mail address:
Safe to receive an e-mail: []Yes [ 1No
[ Mail Mailing Address:
Safe to receive mail from your housing provider: [ ]Yes [1No
] Other Please List:

9. Anything else your housing provider should know to safely communicate with you?

10. What features are requested for a safe unit? You may list here any information that would
facilitate a suitable transfer, such as accessibility needs, and a description of where it is safe or
unsafe for you to live.

(Please note that the ability to provide an emergency transfer is based on unit availability.)

© Copyright 2026 Nan McKay & Associates, Inc. Page 92 Chapter 16: Program Administration
Unlimited copies may be made for internal use. 9 HOSWWA Admin Plan, 1/1/2027



[ New Neighborhood [ 1 New Building

[ First Floor Unit [ Second Floor Unit (and above)
[ Near an Exit L] Well-lit hallways/walkways
[124-hour Security [] Accessible unit

L] Other

11. To approve your request for an emergency transfer, your covered housing provider
may require that you provide written documentation that you (or a household member) are
a victim of VAWA violence/abuse. Your covered housing provider must make this request
for documentation in writing. You can choose to submit any one of the following types of
documentation:

e Form HUD-5382 Certification of Domestic Violence, Dating Violence, Sexual
Assault, or Stalking, and Alternate Documentation, which asks your name and the
perpetrator’'s name (if known and safe to provide);

e A document signed by a victim service provider, attorney, mental health
professional, or medical professional who has helped you address the VAWA
violence/abuse. The professional must state “under penalty of perjury” that
he/she/they believe in the occurrence of the incident of VAWA violence/abuse and
that it is covered by VAWA. Both you and the professional must sign the statement;

e A police, administrative, or court record (such as a protective order) that shows
you (or a household member) are a victim of VAWA violence/abuse; OR

o If permitted by your covered housing provider, a statement or other evidence
provided by you.

Certification of Tenant: By signing below, | am certifying that the information provided
on this form is true and correct to the best of my knowledge and recollection, and that |
meet the conditions described on this form to qualify for an emergency transfer.

Signature Date

Public reporting burden for this collection of information is estimated to average 20 minutes per response. This includes the time
for collecting, reviewing, and reporting. Comments concerning the accuracy of this burden estimate and any suggestions for
reducing this burden can be sent to the Reports Management Officer, QDAM, Department of Housing and Urban Development, 451
7th Street, SW, Washington, DC 20410. Covered housing providers in programs covered by VAWA may ask for a written request for
an emergency transfer for a tenant who is a victim of domestic violence, dating violence, sexual assault, or stalking. Housing
providers may distribute this form to tenants and tenants may use it to request an emergency transfer. The information is subject to
the confidentiality requirements of VAWA. A Federal agency may not collect this information, and you are not required to complete
this form, unless it displays a currently valid Office of Management and Budget control number.
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