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Once all sources of income have been verified and total annual income has been determined, the family's income will be adjusted by the allowable income deductions before rent is calculated.

General

1.		The following forms will be used to calculate the family's rent

			•	Adjusted Income Worksheet

			•	Rent Calculation Worksheet - Public Housing
			
			•	Rent Calculation Worksheet - Housing Choice Voucher

2.	All figures will be rounded to the nearest dollar (0 - 49, round down; 50 - 99, round up)



Adjusting Annual Income


What May be Deducted from Income


Non-elderly/Non-disabled Families

			1.		Child Care Expenses:  a deduction of amounts anticipated to be paid by the family for the care of children under 13 for the period for which Annual Income is computed.  Allowed ONLY when such care is necessary to enable a family member to be gainfully employed, to actively seek employment or to further his/her education. Amounts deducted must be un-reimbursed expenses and shall not exceed:
							
					a.		amount of employment income included in the Authority's computation of annual income

					b.		an amount determined to be reasonable by the Authority when the expense is incurred to permit education or to actively seek employment.
			
			2.  		Dependent Deduction:  an exemption of $480 for each member of the family residing in the household (other than the head of household, or spouse, Live-In Aide, foster adult or foster child) who is

					a.		under eighteen (18) years of age 

					b.		who is eighteen (18) or older and disabled, handicapped or a full-time student.

			3.		Disability Assistance Expense Deduction: (for families not considered a "disabled family" but which have a member, other than the head or spouse, who is disabled) a deduction of the cost of all un-reimbursed expenses for Disability Assistance less three percent (3%) of Annual Income, provided the amount so calculated does not exceed the employment income earned.

				
	For Elderly and Disabled Families Only (families whose head, co-head, spouse or sole member is elderly or disabled)

			1.		Elderly/Disabled Household Exemption:  An exemption of $400 per household.

				2.		Medical Deduction and/or Disability Assistance Expense Deduction (medical expenses of all family members counted)		
				
					a.		For Elderly /Disabled Families  with Medical Expenses but without Disability Assistance Expenses: total un-reimbursed medical expenses less three percent (3%) of Annual Income.

					b.		For Elderly/Disabled Families with both Medical and Disability Assistance Expenses:	
		
							1)		If total of all un-reimbursed disability assistance expense is equal to or greater than three percent (3%) of Annual Income, deduction equals the amount of Disability Expenses less 3% of Annual Income, PLUS actual un-reimbursed Medical Expense.

							2)		If total of all un-reimbursed Disability Assistance expense is less than 3% of Annual Income, then the deduction equals the amount by which the sum of Disability Assistance expenses plus Medical Expenses exceeds 3% of Annual Income.


How Deductions for Expenses are Counted

	1.		General

			A.		the PHA will use current circumstances to anticipate expenses.
	
B.	When  costs are expected to fluctuate (e.g., child care and medical expense) the PHA will estimate costs based on historic data and known future costs.

	2.		CHILD CARE EXPENSE DEDUCTION

A.	When verifications have determined that child care expense is for allowable purposes, the amount deducted shall reflect reasonable charges for child care.

B.	The PHA's current maximum allowance is _____per child per week.
	(PHA may have different amounts determined to be reasonable for differing types of childcare)

C.	In the case of child care necessary to permit employment, the amount deducted shall not exceed the amount of employment income that is included in annual income.  In the case of EID recipients, the income amount being counted due to the disallowance is what is used as the cap.

D.	In determining the allowable deduction, PHA will take into account the  following factors

•	whether or not the family is receiving subsidies for child care from  local social service agencies and how much is being subsidized

•	how the schedule for the claimed activity (for which child care is needed) relates to the hours of care provided

•	the time required for transportation

•	the relationship of the family member(s) to the child

•	any special needs of the child that might help determine which
	family member is enabled to pursue an eligible activity

E.	In the case of a family member searching for employment, the deduction may be denied or reduced if the job search efforts are not commensurate with the child care expense being allowed by the PHA.

F.	In the case of a family member using child care for furthering education, the family member need not be attending full time, but the time spent in educational activities must be commensurate with the child care claimed.

G.	The PHA will not refuse to give a family the child care expense deduction because there is an adult family member in the household that may be available to provide child care.

H.	When more than one family member works, the PHA will determine which member is being enabled to work because child care is provided.  Unless obviously not the case, a good general rule is to assume that the child care expenses enable the lowest paid individual to work.

			I.		Child care expenses DO NOT include:

•	child support payments made to another on behalf of a minor who is not living in the family's household.

•	costs of general housekeeping and personal services also provided by a child care provider (amounts will be prorated)

•	child care amounts paid to a family member who lives in the family's unit

J.	Child care expenses DO include:

•	Child care expenses for foster children 

•	Payments to a relative who does not live in the family's unit but provides child care.

•	Expenses incurred for supervised activities after standard school hours or during school holidays, e.g. summer day camp, after-school sports league, are allowable forms of child care.


	2.		MEDICAL EXPENSES

A.	UNREIMBURSED medical expenses may be deducted to the extent that, in combination with any disability assistance expense, they exceed 3% of annual income.  Un-reimbursed means that the expenses are not covered by insurance or some other source.

B.	Medical expense deductions are allowable ONLY for families whose head, spouse or co-head is at least 62 or is a person with disabilities.  HOWEVER, the medical expenses of all family members are counted.

C.	Medical expenses are expenses anticipated to be incurred during the 12 months following certification or reexamination.  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.

D.	When expenses anticipated could be defined as either medical or disability assistance, the PHA will consider them medical expense unless it is clear that the expenses are incurred exclusively to enable a person with disabilities to work.

E.	What may be counted

	The most current IRS Publication 502 Medical and Dental Expenses will be used to determine the costs that qualify as medical expenses.  

	•	Abortions 

•	Acupuncture

•	Alcoholism - inpatient treatment at a therapeutic center for alcohol addiction, including meals and lodging provided by the center during treatment

•	Ambulance service

•	Artificial Limb

•	Artificial Teeth

•	Bandages

•	Breast Reconstruction

•	Birth Control Pills

•	Braille Books and Magazines

•	Capital Expense to make improvements to housing directly related to disability need, such as ramps

•	Car - cost of special adaptations for disabilities

•	Chiropractor

•	Christian Science Practitioner for medical care

•	Contact Lenses

•	Crutches

•	Dental Treatment

•	Diagnostic Devices (e.g., diabetes blood sugar test kits)

•	Disabled Dependent Care Expenses

•	Drug Addiction - inpatient treatment at a therapeutic center for drug addiction including meals and lodging at the center

•	Eyeglasses and Eye Surgery

•	Fertility Enhancement

•	Guide Dog or Other Animal trained to help persons with disabilities

•	Hearing Aids

•	Home Care

•	Hospital services

•	Insurance premiums

•	Long-term care services

•	Laboratory fees - including X-rays

•	Lead-Based Paint Removal

•	Learning disability - cost related to special ed

•	Lodging cost related to medical treatment

•	Medical services from physicians, surgeons, specialists or other

•	Medicines - includes prescribed drugs, 

•	Nursing and nursing home care expenses

•	Operations other than cosmetic

•	Oxygen

•	Psychiatric Care

•	Psychoanalysis

•	Sterilization

•	Stop-Smoking programs

•	Telephone - special equipment for hearing-impaired

•	Television adaptors for hearing-impaired

•	Therapy

•	Transportation - cost to go to medical care and/or
	IRS-allowed mileage rate for traveling to medical care or treatment

•	Vasectomy

•	Vision Correction Surgery

•	Weight Loss programs

•	Wheelchairs or autoettes when used mainly to relief sickness or a disability

•	Wig - when a patient has lost hair due to treatment

F.	The amount of medical deduction will depend on whether or not there is also disability expense.


	3.		DISABILITY ASSISTANCE EXPENSE

A.	A deduction for attendant care and auxiliary apparatus for a disabled family member may be allowed if expenses

•	are necessary to enable a family member 18 years or older to work

•	are not paid to a family member or reimbursed by an outside source

•	in combination with any medical expenses, exceed three percent of annual income

B.	The PHA will determine the reasonableness of the expenses based on typical costs of care or apparatus in the locality.  Periodically, PHA will collect information from organizations that provide services and support to persons with disabilities.

C.	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.

D.	If both Child Care and a Disability expense are needed to enable a person in the family to work the employment income used to justify the child care allowance for employment purposes may NOT also be used to justify a disability allowance.

	

EXAMPLE

	Family pays

	$100/week for child care
	$100/week for disability assistance

	This allows individual to work and earn $150 per week.  The total for BOTH the disability assistance allowance and child care allowance may not exceed $150 per week.

E.	In evaluating the family's request for this deduction, 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

•	any special needs of the person with disabilities that might determine which family members are enabled to work.

F.	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.

G.	Allowable Expenses

•	cost for care attendant (when individual provides other non-eligible services, total amount paid will be prorated)
		
		-	medical care
		-	nursing services
		-	in-home or center based care services
		-	interpreters for persons with hearing impairments
		-	readers for blind

•	cost of general housekeeping and personal services IF the person enabled to work is the disabled person needing this assistance

	•	wheelchairs

	•	ramps

	•	adaptations to vehicles and other equipment

	•	special equipment to enable a blind person to read or type

	•	special computer adaptations

	•	cost for maintaining and repairing an auxiliary apparatus

	•	cost of maintaining special adaptations

	•	cost and care of service animals

H.	No disability assistance expenses are allowed if they are paid to a family member who lives in the household; expenses will be allowed if paid to a relative not living in the household.

I.	Disability assistance deduction is calculated by subtracting 3% of annual income from the total expense.  

•	If total expense is less than or equal to 3% of annual income, the deduction would be "0"

•	If total expense is greater than 3% of annual income, the deduction would be the difference

•	The deduction may not exceed that portion of annual income earned by the individual freed to work because of the assistance expense.

4.	FAMILIES THAT QUALIFY FOR BOTH MEDICAL AND DISABILITY ASSISTANCE EXPENSE DEDUCTIONS

A.	If an elderly or disabled family has both medical and disability assistance expenses, the disability assistance calculation must be conducted first to insure that the deduction isn't greater than the amount earned by the individual freed to work because of the assistance expense.  3% of annual income is subtracted from total disability assistance expense.

B.	If the disability expenses are less that 3% of annual income, then total disability assistance expense will be added to the total medical expense and that total subtracted from 3% of annual income to come up with one deduction amount.  

•	If 3% of annual income is less than the total expense, then the difference is the allowable deduction amount.  

•	If 3% of annual income is greater than the total expense, then there would be no deduction.

C.	If disability assistance expense is greater than 3% of annual income

•	the difference is  added to ACTUAL medical expenses to make up the deduction amount.

•	if the difference is greater than the income of the individual freed to work, the income amount would be used and added to the actual medical expenses to make up the total deduction amount.


Calculating Rent for Mixed Families (when one or more family member is an ineligible noncitizen)

Public Housing
	
1.	When a family has a mixture of members who are citizens and noncitizens, they are entitled to assistance only for the citizens in the family.  Therefore, the rent will be prorated so that the subsidy is only for the eligible members.

2.	Prior to the proration calculation, the PHA must determine a maximum rent for the PHA.  This is determined as follows:

A.	Maximum rent is based on the value of the 95th percentile of the total tenant payment for  each tenant.

B.	Maximum rents will be established on a PHA-wide basis by bedroom size

C.	For each bedroom size, list the TTPs for all residents in descending order from the highest to lowest.

D.	Multiply .05 by the total number of rents listed

E.	This gives you the number of slots to count down from the top of the list to arrive at a rent that will be used as the maximum re  nt.

	EXAMPLE

	To determine the maximum rent for 25 two-bedroom units

	TTPS in order from highest to lowest are:  400, 399, 350, 340, 300,  280, 220, 180,  150, 133, 130, 125,  100, 90, 88, 66, 60, 50, 40, 40, 33, 32, 25, 20, 10

	.05 x  25 =   1.25, round down to 1

	Counting one down from the highest rent, the 95 percentile rent would be $399.

F.	HUD requires that maximum rents be reviewed and adjusted every year.

3	The non-prorated Total Tenant Payment will first be determined for the family using the Rent Calculation Worksheet.

4.	Next, the PHA will use the form Worksheet for Prorated Rent for Mixed Families - Public Housing to calculate the family's total prorated rent

Section 8

1.	When a family has a mixture of members who are citizens and noncitizens, they are entitled to assistance only for the citizens in the family.  Therefore, the rent will be prorated so that the subsidy is only for the eligible members.

2.	First determine the gross rent (rent to owner plus utilities) for the unit

3.	Determine the HAP amount, taking into consideration the income of all
	household members (use form Rent Calculation Worksheet - Housing Choice Voucher)

4.	Determine the proration factor by dividing the number of eligible family members (citizens and those with eligible immigration status) by the total
	number of members in the household.

5.	Multiply the HAP amount by the proration factor to determine the family's eligible subsidy portion or prorated HAP.

6.	Subtract the prorated HAP from the gross rent to calculate the family share

7.	The Worksheet for Prorated Rent for Mixed Families - Housing Choice Voucher will be used.



Hardship Cases

1.	At Lease Up, the PHA will inform the family of the Minimum Rent Waiver option available to them  if one of the  following situations occurs

a.     	The family has lost eligibility for or is awaiting federal, state or local assistance, including a family that includes a member who is a noncitizen lawfully admitted for permanent residence. 

b.	Income has decreased because of a change in circumstances, including loss of employment

c.     	A family member has died

d.	When the family would be evicted as a result of the imposition of the minimum rent requirement		

2.	When the family requests a hardship waiver, the minimum rent requirement will be immediately suspended pending determination by the Authority of the   family’s eligibility for the suspension.

3.       Family determined ineligible for hardship waiver:

a.	If it is determined by the PHA that the family does not qualify for the hardship, the minimum rent will be reinstated plus any back minimum rent owed for the period  the rent was suspended.  

b.	Family may appeal  the determination through the Authority’s Grievance Procedure /Informal Hearing Procedure

c.	A family who appeals a financial hardship determination through the Grievance Procedure/Informal Hearing Procedure is exempt from any escrow deposit required.

4.     	Family determined eligible for hardship waiver

a.		Temporary Hardship--less than ninety (90) days
If the Authority determines that the hardship is temporary, the minimum rent will be imposed, including back payment for minimum rent from the time of suspension. 

1)	Family will not be evicted for nonpayment of rent during the 90-day period beginning on the date of the family’s request for waiver.  

2)	The Authority will negotiate a repayment agreement with the family if necessary for any rent not paid during this period. 

b.		Long Term Hardship--ninety (90) days or more
If it is determined that the family qualifies for the long-term hardship waiver of the minimum rent, the family will report every thirty (30) days to the Authority.
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