
Income and Asset Calculations
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Annual income

All amounts, monetary or not, are received on behalf of 
family
Even if family member is temporarily absent

All amounts anticipated to be received during 12-month 
period following certification effective date
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Annual income

Amounts that are not specifically excluded by 
regulation
Exhibit 5-1

Amounts from assets to which family has access

3



Annual income

Project annual income family expects to receive

Several ways to make projection
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Annual income

Generally, must use current circumstances to anticipate 
income The owner calculates projected annual income 
by annualizing current income
 Income that may not last for full 12 months

Should be calculated assuming will last a full 12 months
Unemployment

 If changes occur later in year
 Interim recertification can be conducted to change rent 
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Use information 
available on 
changes expected 
to occur during the 
year
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Annual income

Must not use quarterly wage income reported in 
EIV to calculate income from employment
Must confirm with tenant that information in EIV is 
correct
If tenant agrees, must:

Use Income Report as verification of tenant’s employment
Use tenant provided documents for calculating
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Methods for Projecting and Calculating 
Annual Income

Once all sources of income are known and verified, must 
convert reported income to annual figure.  
Convert periodic wages to annual income by multiplying:

Hourly wages by number of hours worked per year
2, 080 hours for full-time employment with 40-hour week and no 

overtime;
Weekly wages by 52
Bi-weekly wages by 26
Semi-monthly wages by 24
Monthly wages by 12



Example

 EIV shows that John is working at 
Jack’s Restaurant and John agrees 
that he is working there. John has 
brought in his four most current, 
consecutive check stubs. The owner 
must use the EIV Income Report as 
third party verification that John is 
employed at Jack’s Restaurant and 
use the gross pay shown on the 
check stubs provided by the tenant 
for determining John’s annual 
income.  John is paid weekly

 Check stubs – gross pay 1) 
$120; 2) $145; 3) $125; 4) 
$130 – total gross pay = $520

 $520 / 4 = $130 average gross 
pay per week

 $130 x 52 weeks = $6,760 
gross annual income
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If the tenant 
disputes 
information in EIV

Must obtain third 
party verification 
from source
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Annual income

To annualize other than full-time income
Multiply wages by actual number of hours or weeks 
person expected to work
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Rounding Rules

HUD requires rounding up at $0.50
Round only when a number is being placed on the 50059



Example

Anticipated Increase in Hourly Rate 

 February 1 - Certification effective date 

 $7.50/hour - Current hourly rate 

 $8.00/hour - New rate to be effective 
March 15 

 40 hours per week x 52 weeks = 2,080

 February 1 through March 15 = 6 
weeks 

 6 weeks x 40 hours = 240 hours

 2,080 hours minus 240 hours = 1,840 
hours

Annual Income is calculated as follows

 240 hours x $7.50 = $1,800

 1,840 hours x $8.00 = $14,720

 Annual Income $16,520
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Annual income

Some circumstances present more challenges
Family that has sporadic work or seasonal income or a 
tenant who is self-employed
 In all instances, owners are expected to make a 
reasonable judgment as to the most reliable 
approach to estimating what the tenant will receive 
during the year
 Interim recertifications may be required
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Example

Seasonal work
 Clyde Kunkel is a roofer. He 

works from April through 
September. He does not work 
in rain or windstorms. His 
employer is able to provide 
information showing the total 
number of regular and 
overtime hours Clyde worked 
during the past three years

To calculate
 Use the average number of 

regular hours over the past 
three years times his current 
regular pay rate, and the 
average overtime hours times 
his current overtime rate.
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Example

Sporadic work
 Justine Cowan is not always 

well enough to work full-time. 
When she is well, she works 
as a typist with a temporary 
agency. Last year was a good 
year and she worked a total of 
nearly six months. This year, 
however, she has more 
medical problems and does 
not know when or how much 
she will be able to work.

To calculate
 Because she is not working at 

the time of her recertification, it 
will be best to exclude her 
employment income and 
remind her that she must 
return for an interim 
recertification when she 
resumes work.
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Example

Sporadic work
 Sam Daniels receives social 

security disability. He reports 
that he works as a handyman 
periodically. He cannot 
remember when or how often 
he worked last year: he says it 
was a couple of times. Sam’s 
earnings appear to fit into the 
category of nonrecurring, 
sporadic income that is not 
included in annual income.

To calculate
 Tell Sam that his earnings are 

not being included in annual 
income this year, but he must 
report to the owner any regular 
work or steady jobs he takes.
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Example

Self-employment income
Mary James sells beauty 

products door-to-door on 
consignment. She makes most 
of her money in the months 
prior to Christmas but has 
some income throughout the 
year. She has no formal 
records of her income other 
than a copy of the IRS Form 
1040 she files each year.

To calculate
With no other information 

available, the owner will use 
the income reflected on Mary’s 
copy of her form 1040 as her 
annual income.
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Whose Income is Counted

Head
Who is the Head?

Spouse
Co-Head
Other Adults

 Including Foster Adults

Dependents
Foster Children
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Whose Income is Counted

Persons under age of 18 who have entered into a lease 
are treated as adults
Their income must also be counted
Will be either head, spouse, or co-head
Sometimes referred to as emancipated minors
If an emancipated minor is other than head, spouse, or 
co-head
Considered a dependent
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Whose Income is Counted

When more than one family shares custody of a child, 
and both families live in assisted housing, only one 
family can claim dependent deduction
Family that counts dependent deduction also counts 
unearned income of child
Other family claims neither

21



Must count all income 
of family members 
approved to reside in 
unit

Even if temporarily 
absent

If absent person is no 
longer a family 
member

Must be removed 
from lease and 
50059
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Income of Temporarily Absent 
Family Members

Temporarily absent individual on active military duty 
must be removed from family
Their income must not be counted unless that person is 
head, spouse, or co-head

 If the spouse or a dependent of the person on active 
military duty resides in the unit, that person’s income 
must be counted in full, even if the military member is 
not the head, or spouse of the head of the family.
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Example

 John Chouse works as an 
accountant. He suffers from a 
disability that periodically 
requires lengthy stays at a 
rehabilitation center. When he 
is confined to the rehabilitation 
center, he receives disability 
payments equaling 80% of his 
usual income. During the time 
he is not in the unit, he will 
continue to be considered a 
family member.

 The owner will conduct an 
interim recertification. Even 
though he is not currently in 
the unit, his total disability 
income will be counted as part 
of the family’s annual income
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Example

Mirna Martinez accepts 
temporary employment in 
another location and needs a 
portion of her income to cover 
living expenses in the new 
location.

 The full amount of the income 
must be included in annual 
income
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Example

 Charlotte Paul is on active 
military duty. Her permanent 
residence is her parents' 
assisted unit where her 
husband and children live. 
Charlotte is not currently 
exposed to hostile fire.

 Because her spouse and 
children are in the assisted 
unit, her military pay must be 
included in annual income.
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Income of Permanently Confined 
Family Members 

An individual permanently confined to a nursing home 
or hospital may not be named as family head, spouse, 
or co-head 
May continue as a family member at the family’s discretion
 If included, income and allowable deductions are counted
 If excluded income and allowances are not counted
 If included, individual is listed on 50059 as an adult who is 
not head, spouse, or co-head, even when permanently 
confined family member is married to person who is or will be 
head
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Alimony or Child Support 

Must count alimony or child support amounts awarded by court 
unless certifies
 Payments are not being made and
 They have taken all reasonable legal actions to collect amounts due

May accept printouts from court or agency responsible for 
enforcing support payments, or other evidence indicating 
frequency and amount of support payments actually received
When no documentation of child support, divorce, or separation 

is available
May require family to sign certification stating amount of child support 

received
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Regular Cash Contributions and 
Gifts 

Must count regular contributions and gifts from persons not living 
in unit
 Rent and utility payments 
 Other cash or noncash contributions provided on regular basis 

 Excluded
 Groceries
 Childcare paid directly provider
 Amounts received for or in reimbursement of medical expenses
 Temporary, nonrecurring, or sporadic
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Example – Regular Cash 
Contributions

The father of a young single parent pays her monthly 
utility bills. On average he provides $100 each month. 
The $100 per month must be included in the family’s 
annual income
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Example – Regular Cash 
Contributions

The daughter of an elderly tenant pays her mother’s 
$175 share of rent each month. The $175 value must 
be included in the tenant’s annual income.
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Income from a Business 

Must include net income from operation of business or 
profession 
Must count any salaries or other amounts distributed to 

family members from the business
Also cash or assets withdrawn by family members

 If net income from business is negative, must be 
counted as zero income
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Adjustments for Prior Overpayment of 
Benefits

 If an agency is reducing family's benefits for prior 
overpayment count amount that is actually provided 
after adjustment
Social security
SSI
TANF
Unemployment benefits 
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Example

 Lee Park’s social security 
payment of $250 per month is 
being reduced by $25 per 
month for a period of six 
months to make up for a prior 
overpayment.

 Count his social security 
income as $225 per month for 
the next six months and as 
$250 per month for the 
remaining six months.
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Retirement Accounts

Withdrawals from retirement savings accounts such as 
Individual Retirement Accounts and 401K accounts that 
are not periodic payments are not counted in annual 
income 
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Retirement Accounts

 Individual retirement, 401K, and Keogh accounts
 If occasional withdrawals from account, determine 
average balance for previous six months
Do not count withdrawals as income

36



Example

 Isaac Freeman retired recently. 
He has an IRA account but is 
not receiving periodic 
payments from it because his 
pension is adequate for his 
routine expenses. However, he 
has withdrawn $2,000 for a trip 
with his children.

 The withdrawal is not a 
periodic payment and is not 
counted as income. 
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Example

 Ly Pham has a Keogh account 
valued at $30,000. When she 
turns 70 years old, she begins 
drawing $2,000 a year. 
Continue to count the account 
as an asset. 

 Do not count the $2,000 she 
withdraws as income. 
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Withdrawal of Cash or Assets from 
an Investment 

Withdrawal of cash or assets from an investment 
received as periodic payments should be counted as 
income. 
Lump sum receipts from pension and retirement funds 

are counted as assets.
 If benefits are received through periodic payments, do 

not count any remaining amounts in the account as an 
asset.
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Annual Income

Periodic and determinable allowances
Alimony and child support payments
Regular contributions or gifts received from 
organizations or persons not residing in dwelling 
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Annual Income

Stocks, bonds, Treasury bills, certificates of deposit, 
mutual funds, and money market accounts
Value of stocks and other assets vary from one day to 
another
May assess value of these assets at any time after 
authorization for release of information has been 
received
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Assets

No asset limitation for participation in HUD assisted-
housing programs
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Calculating Income from Assets

Annual income includes amounts derived 
from assets
What is Considered an Asset?
Items of value that may be turned into cash  
Savings account is an example
Bank pays interest on asset which is income on the asset 

Some belongings are not considered assets
Necessary personal property is an example
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Assets Include – Exhibit 5-2

Cash held in savings and checking accounts, safe 
deposit boxes, homes, etc
Savings accounts - use current balance
Checking accounts - use average balance for last six 
months
Assets held in foreign countries are considered assets

Revocable trusts
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Assets Include – Exhibit 5-2

Equity in rental property or other capital investments
Stocks, bonds, Treasury bills, certificates of deposit, 

mutual funds, and money market accounts 
 Interest or dividends are counted even when reinvested
May assess value at any time after authorization for the 
release of information
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Assets Include – Exhibit 5-2

Individual retirement, 401K, and Keogh accounts
Included when holder has access to funds 
If making occasional withdrawals, use average balance for 
previous six months



47

Assets Include – Exhibit 5-2

Retirement and pension funds
 While the person is employed

 Include only amounts family can withdraw without 
retiring or terminating employment 

 At retirement, termination of employment, or 
withdrawal
 Periodic receipts counted as income

 If benefits received through periodic payments, 
include in annual income
 Do not count any remaining amounts in account as asset

 Lump-sum receipts counted as assets
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Assets Include – Exhibit 5-2

Cash value of life insurance policies available to 
individual before death
Surrender value 

Personal property held as an investment
Gems
Jewelry
Coin collections
Antique cars held as investment  
Personal jewelry is NOT considered an asset
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Assets Include – Exhibit 5-2

Lump-sum receipts or one-time receipts
Inheritances
Capital gains
One-time lottery winnings
Victim's restitution
Settlements on insurance claims
Any other amounts not intended as periodic payments



A mortgage or deed of trust held by an 
applicant

Payments are often received as one combined 
payment of principal and interest
 Interest portion for 12 months following certification counted 
as income from asset
Refer to amortization schedule

Determine asset value as of the effective date of the 
certification
Determine at each annual recertification
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Cash Value of an Asset

Fair Market Value $_______________
- Reasonable Costs - $________________

-Debt Owed - $________________
= Cash Value = $________________
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“Reasonable Costs” include:

 Penalty fees for early withdrawal
 Broker or commission fees

Computing Cash Value
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Imputed Income from Assets

If the total cash value of ALL assets is greater than 
$5000, calculate the imputed income from that total, 
using HUD’s rate of .06%.

Example:  Total Cash Value is $12,000
Imputed Income is $12,000 x .06% = $7
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Divestiture of an Asset

An applicant or resident who sells or gives away any 
asset within 2 years for any amount greater than 
$1000 less than the asset’s worth will be penalized by 
including the divested cash value of that asset

After 2 years from date of divestiture, divestiture penalty 
is finished
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Divested Assets

Bill Smith gave each of his three children $500.  
Because the total exceeds $1000, the gifts are treated 
as divested assets. 
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Cash Value of a Divested Asset

Fair Market Value $__________

- Reasonable Costs $__________
- Money Received $__________

=Cash Value $__________



Questions ???
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