OREGON HOUSING AND COMMUNITY SERVICES
2025 HOME Final Rule

May 20,2026
Dawn Cockrum, Multifamily Program Analyst in Portfolio Supp art

2026 AHVA Symposium

5/18/2026

Raise of Hands Poll

Question: HOME Experience. How many of you have been working with the HOME
program?

A) 1 year or less

B) 2to4 years

C) 50r more years

D)Don’t work with HOME but | am here to learn

HOME Investment and Partnership Program
HOME

2013 HOME Final Rule
* 2013 —Enacted
* 2015 — Applicability Chart published

2025 HOME Final Rule
* January 6,2025: Published Final Rule in Federal Register with effective date of February 05,
2025 202420824, pdf

* February 3,2025: Published revised effective date to April 20, 2025, in Federal Register _2025-
02088 pdf




*Recent Revisions to the HOME Final Rule

On April 30" and May 1% of 2026, HUD announced its Recission or
Indefinite Delay on three (3) key final rule regulations that had a
compliance implementation date by April 30, 2026.

* Tenant Protections-indefinitely delayed by HUD on April 29, 2026: 2026-08339
91 FR23014

* Maximum per-Unit Subsidy Limits-/ndefinitely delayed by HUD on April 29, 2026:
2026-08339 (91 FR 23014

+ Greenand Resilient Property Standards in HOME-assisted units-Rescinded on
May 01,2026: 2026-08531 (91 FR 23450
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Looking Back — How We Got Here

The 2025 HOME final Rule changed the HOME statute and
existing HOME programregulafions through an extensive and
comprehersive review whichrecognized opportunities fo
improve and better align regulatory provisions with other
programs.
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HUD Fact Sheet: 2025 HOME Final Rule HOME

HOME-FingkRule-Fact-Sheetpdf
HUD’s stated goal with the final rule was to revise the current HOME regulations to:
« update,
« simplify, or streamline requirements,
* betteralignthe program with other Federal housing programs, and
* implement recent amendments to the HOME statute.

The rule alsoincludes minor revisionstothe regulations for the
* Community Development Block Grant (CDBG), and

« Section 8 Housing Choice Voucher Programs consistent with the implementation of
the changes to the HOME program.

> Focus of today’s discussion ison Rental Housing

2026 AHMA Syngosu




2025 HOME Final Rule: Nine Primary Areas

The final rule focuses on nine primary areas:
1. Rental Housing

. Tenant-based Rental Assistance
. *Tenant Protection
. Homebuyer Housing
Community Land Trusts
Community Housing Development Organizations (CHDOs)
. *Maximum per-Unit Subsidy Limits
. *Green and Resilient Property Standardsin HOME -assisted units
. Periods of Affordability

* inded or delayed indefinitely

© XN U s WN

Qualification as Affordable Housing:
Rental Housing — 24 CFR 92.252

Qualification as Affordable Housing:
Rental Housing — 24 CFR 92.252

Clarified that in addition to telephone, “cdble and broadoand” are
notincluded in the utility alowance, 192252(b) **UPDATED**
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2025 HOME Final Rule-Key Changes
Discussed Today
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Income Determinations — 24 CFR 92.203

»Owners may accept the determination of a family’s annual income from the rental
assistance provider for Federal or State project-based subsidy (public housing agency,
etc.), ora Federal tenant-based rental assistance program(housing choice vouchers).
24 CFR 92.203(1)(2) **AMENDED **

o HUD replaced the word “MUST accept” to “MAY accept”
o Meansmanagement may accepta 50059 or a 50058 asverification of income

»>Assets can be established by Self-Certification for move-ins if the assetsare under the
currentthreshoIdA92203(e¥(1) and 24 CFR5.618 (b)(1) **NEW **

o HUD changedthisruletoalign withHOTMA and the LIHTC program
o Assets must still be verified during the Integrated Disbursement & Information
System (IDIS) years
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HOME Methods of Verification

O follow HUD's verifil ik hy (see HUD Notice H 2023-10 / PIH 2023-7) which
lists verification documentation from most acceptable to least acceptable

Level | Verification Technique Ranking Order of Acceptability
Upfront Income Verification (UIV) using non- | Highest

5 | EIVsystem —e.g., The Work Number, web-

based state benefit systems

Written third-party verification from the High

source provided by the tenant - e.g.,

*Adapted from Table J2: Verification Hierarchy from HUD Notice H2023-10 / PIH 2023-7.

# | paystubs, bank statements, benefit letters,
etc.
5| Written, Thira-Party Verifation Form Medium - use I applicant or tenant s unable
| to provided Level 4 documentation.
2 | Oral, third-party verification Medium
4| self-Certification (not third-party) Low — use as last resort if unable to obtain any iin
third-party or if specifically permitted -

Rent Limits do not apply to Federal, State or local rental
assistance or subsidy payments. 24 CFR 92.252(a)

It was determined that the Housing and Economic Recovery Act of 2008 (HERA)
promotes alignment and where a family is participating ina program where the person
pays thirty percent (30%) of their monthly adjusted income or ten percent (10%) of their
monthly adjusted income as a contribution under that program then the maximum rent
due from the family isthe family’s contribution.

> Applies to both High or Low HOME Rent unit.

Providesclarity on whether an owner could accept the full contract rent or payment
standard, ina HOME-assisted unit that was also receiving Section 8 or other forms of
rental assistance even if the tenant was low income and governed by the High HOME
Rent provisions of 92.252(a)(1)




* Prior tothe 2025 finalrule,
this example showsthat
the owner could only
receive $951 of a $1,759
voucher value to stay in
HOME compliance with the
maximum rent regulation

* (TR + UA+ Subsidy=Gross
Rent).
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* This example showsthat
the $1,759 payment
standard on the voucher
canbe usedandthe HOME
unit stays in compliance.

* Thereisno longer arent
limit with rental assistance
programs.

* (TR + UA =Gross Rent).
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Full Subsidy Payment Standards Explained

$

[




Subsidy Payment Standard Example

We have tenant who uses her

5/18/2026

voucher at a property where PagT Vi RBVT

the rent is $850. The owner Tt
asked for $850 on her voucher. [
Her portion of rentin is $400

and the subsidy pays $450.

[

Her Housing Choice Voucher
(tenant-based) isvalued at

$1,759, but only $850 of the
vouchers value is being used.

ko o)

New Full Subsidy Payment Standard Example

The owner uses the full
payment standard of the
voucher. After deductingthe
$135 utility allowance from the
$1,759 payment standard, the
owner will receive $1,624

(TR+RA) for the 3-bedroom unit.
The tenants' portion of rent
stays the same at $400 and the
subsidy pays $1,224.

The voucher holders rent did
not increase becausetheir rent
is based off of 30% of their

income, and notthe amount of

rent being charged.

1w
Pase VLSt $rans

Full Subsidy Payment Standards-Cont.

For Housing Choice Vouchers (HCV), some locd Public Housing
Authority's (PHA)may have a preference to not allow the full
payment standard if it supersedes the units marketed rent.
Although HUD programs and LIHTC allow the owner fo collect
additional income from the voucher to help with additional
cash flow for the property’s operations, the PHA is not required
toissue the full payment standard if the units rent is the lessor.




Over-Income Households —
HOME & LIHTC Unit (Fixed or Floating)

24 CFR 92252 (h)(i)-Over-I HOME h old ded tomake the langu age
clearer forthe reader.

Basically, the regulation meanst hatif a High or Low-HOME unit goes over the 80 %income limit, and the
unithasLIHTC attached, the tenant’s rent must notgoover the UHTCmax rentif the 3 0% ad justedincome
rent is higher.
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pElow Chart lincresses ofincome | Ol
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([umrsstinunaert =t

Eliminates the need
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adjusted income
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in
maal

Over-Income HOME/LIHTC Household Example

The Jonesfamily ishaving their 37 annual self-certification at the Headwaters Apartments.
There are 4 personsinthe household. They live in a 3-bedroom floating Low-HOME/LIHTC
unit,and the owner paysall utilities.

The property is 100% LIHTC with a 40%-60% minimum set-aside. Upon reviewing the
household's self-certification, the manager seesthat the annualincome listed has gone over
the HOME 80% income limit. The Fair Market Rent for this unitis $1,643,and the max 60%
LIHTC rentis $1,304.

The manager does NOT need to conduct a 30% adjusted income calculation or a FMRanalysis.
The Jones’ rent will be raised tothe LIHTC maximum allowed at $1,304.

This rule benefits the tenant with paying less rent, while staying in compliance with
the LIHTCregulations, and it eases the administrative burden on management by

eliminating the adjusted income calculation work.
2006 AHMA Symposium
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* Here the TIC shows the 60% LHTC
minimum set-aside marked for the
income & rent restric¢ions. Down
below, you'll notice thatthe HOME

Program income status is not 50% Low-
HOME but is marked as over-income.

* Most af fordable housing software
systems will icallydefault to

the minimum UHTC set-aside income

and rent limits and mark the OI** box

TBD: Low-HOME/LIHTC Units Allowed to Charge 60% LIHTC Rent -
24 CFR 92.252 (a)(2)(iii)

®
K

Rental Assistance Safe Harbor Income
Determination - 24 CFR 92.203

* Owners may accept the determination of afamily’s annual income from the rental assistance
provider for Federal or State projed-based subsidy (public housingagency, etc)), or a Federal
tenant-based rental assistance program( housing choice vouchers).

« This rule is applicable for move-ins and duringthe IDISyears (every6thyear).

+ Ifthe owner decides to use the income determination from the 50059/50058, the data mustbe
transferred onto the OHCS HOME only orthe CM.02 (for LIHTC/HOME) Tenant Inacme
Certification (TIC) or the tenantfileduring move-ins and IDISyears. Remember to use the
“Gross” income and not the adjusted income. Acopy of the 50059/50058 mustbe placed in the
file for auditors to review.

+ Should the ownerchoose to use this method for income determination, it must be used
consistently with “all” eligible rental assisted applicants/te nants.

« This rule does not applyto Local rental assistance programs, such as a Community Actio
Networks orNon-Profit organizations.




PHA Utility Allowance Allowed

* New regulation allows units with HOME funds to use the Public
Housing Authority’s (PHA) utility allowance schedule now. T his
B rule is retroactive and supersedes the 2013 HOMEfinal rule
restriction.

It isimportantthat owners remember to notify OHCS at the
beginning of the 90-dayimplementation period “Before”
changing a UA method. This is a requirement for all program
types, not just HOME.

* Changing a UAmethod notifications can aurrently be emailed to
OHGS at ARH.portfolio @hcs Oregon gov
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Asset Verification

New Asset Self-Certification guidance will be
updated in our 2026 HOME Compliance Manual.

Aligns with the LIHTC move-in process.

Current asset inclusions and exclusions are in the
2024 HOME Compliance Manual

+ HUD announced they wil update the Inflationary
Values eachyearby the end of August.

+ Tostay curre nt on the asset thresholds, adjusted
income deductions and passbook rates visitHUDs
site here: Annualinflationary Adiistments and

Did you know?
On January 1,2026, theseincome exclusions and
deductions changed.

+ Eamed income fordependent full-time
students=$500

* Adoption Assistance Income=$500

- Elderly/Disabled deduction=$550

« Dependentdeduction=$500

« Passbook rate=$0.40

10



Assets Redefined: Asset Self-Certification, and
Asset Self-Certification Worksheet

Eligible Events:
> Move-Ins
»> Yearswhere Self-Certifications are allowed

» HOME must verify assetsduring IDIS years

5/18/2026

Asset Self-Certification — CM.04

< Replaces 3™ party verifications
<« Inflationary Index

+ 2025 $51,600

+ 2026 $52,787

“* Assets New Definitions
* Necessary
* Non-Necessary
* RealEstate

Use with Asset Self-Certification
Worksheet — CM.04a

Workshop-Asset Self-Certification and the
Worksheet

11



What to Look For?

When reviewing the ap plicant/tenant Asset
Self-Certificatfion, the owner/agent should
always review and compare the information
on the Applicant/TenantIincome
Questionnaire (form CM.01). The information
onthe Questionnaire should be consistent with
the information on the Asset Self Certification.

For move-in applicants, a carefulreview of the
rental applicafion information regarding assets
is also recommended.
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Asset Self Certification CM.04-

Example #1

InPart1 & I, we see the Doe family has notdisposed of any assets for less than FMV

and they marked Yes to receiving a $2,600tax credit (refund).

AsSET SELF-CERTIRCATION: EXAMPLE 1 [T s

Fox housshakds whose sambined et assats d ot ewssed the agpliable imputed incarme Uimitatior
e on per hurehokd: il rets of chdeer)

Unit#: 32

“ash Ve of smeh asset el by an fariy mermber s iden
o ard the sctual ncome that the asset ears, “Cash valise is current markat value minus eost
e fous, sattbemant costs, autstanding loan, penaliies for warky withdrawal, oic.*

Lo rann P Msecr Vadue (V)

Clves KMo |
T
ez |

fodoral tan ot o refundable fedural taxcrodit inthe st Wmonths? | | K Yes | Mo
amouet of rturmjersdit| §3 0D

Asset Self- Cert

Partlll & IV

Example #1 Continued

[ —————

In Partlll & IV, we see they have
non-necessary personal
property that has some ‘actual’
annual income. The Doe’s do
not have any Non-Account
assets or Real Property.

The owner/agent will total the
assefs in Part Il (A) ($52,025) 15
and (B) ($5,950.02) separately § PP R Py

and enter that inf tionon T Ebia”
the Asset Self-Cert Worksheet :

awnn
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Asset Self S Cocason W BUAMPLEL
Certification s v s oAb D ok wmber 12
‘Worksheet- PrcprtyMare: Haisbaw Vs Apuriarts

CM.0da aua vt
Example#1

ety o
ekt

| T

After adding dllthe assets
‘cash values’ from column
(A) of the Self-Cert, we
deduct the federal tax
credit to get atotal of
$49,425 in assets. This is
under the $52,787
threshold. Now we move to
#7 and enter the ‘annual
income’ from the assets
that are listed in column (B)
of the Self- Cert.

LIy ey ——")

o W Ll © "
L2 [ e e e o

TIC entry . e

from T T T T
oo | SZ2000
Font A
Example e
#1 o, e
s oot ey i [ 5595002

ot ot o o :
o & = W 0w w i
Vs Tt I I Rl

[ —

s 108 1 | $27,350.02
[Errrer——

The $5,950.02 ‘actualincome’ from the assets listed on line #7 of the
Worksheet will go into PartIV (F). It isthen added to the household's
gross income of $22,000 in Part Vfor atotal of$27,950.02

Asset Self Certification CM.04-

Example #2

InPart 1 & I, we see the Doe famiy has notdisposed of any assets for less than FMV
and they marked Yes to receiving a $5,300 tax credit (refund).

AsserSmr-Ceecanon:  EXAMPLE2

For housaholds whoss combingd nat assats da ot avessd the spplicabls wmputed Incom
Compdete el e form per househoid: include assets of chiiven)

AgabcantTemars Name: Lane aeel lohes Goe i 13

Property Name: Eainbow fickd Apartments
Far the following szt types, Inchade the current Cash Value of gagh asset held by amy family member a3 demifi on the mast tenan.
o

Inceme cerif s vaue s

cash, cch a braker's fcs, g i far o)
Pant navr (V]
v Na pact two 2 s,
=T T ot of Dipora TR st received
2 | Date of Disporsa [ PR st received:
Tederataxrecurn or el omorths? | L IRVes ] No
Amount of return/credit| §5,300

13



Asset Self- Cert

Example #2 Continued

total assets in Part 111 (A) ($1,425 +
$12000 Speedboat) and Part IV =i
(C) ($38,000 Land) total $51425.
Thishousehold is under the

threshold ‘before’ we deduct the o [T
federal taxretumn.
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In Part 11l &1V, we see the Doe's [l 2% R —
have NNPP that has some ‘actual’ i s s
annual income of $.02 in Part lll (B) e T [ro— ¢
from the savings account. The Omirgiens [ $125 - :
Doe’s ako have aNon-Account  —5. 1= S % ¢
Based asset and Real Property. — N N

g - T T

At aglance, we can see that the

i Vs AL PrAETy

T Vo ey rsizraseny
e

i
a0 i
s |

Asset Self
Certification
Worksheet-

CM.04a
Exanple#2

InPatllwe addhe
assets ‘cash valves' from
coumn (A) of he Self-
Cert. ($13425). Because
it's under te $52,787
threshold, we move to
#5 and enter the cash
valve o the Real
Propetty, then deduct
the federal fax crediton
line #8 to getthe total
cashvdue of $32,700.
This amount s under the
threshold so No assets
will be isted on TIC. Then
we add the income fom
the assets thad's listed in
#11 (B=502) & #12
(D=50) of the Seif- Cert
and putonline (F) of he
nC(5.02)

Pu o s v s i BOTHIFP i Pt

[T

[ i o o NNPF dendoffos s T MY, S0

TIC entry
from

Example
#2

M
e Enpopment

TR 1

v

PR
TotaiReR VA W R hacesary Persan

1 Ty UNPP Sl IO, 410 et Tow RN LT Bt vl 2 LE53 than
A 1 e impunts nscane Ut

o oAk [s02

i )
e Type ot st

" W 0 o] o
o [ i | convseotame R

(B e T L

Parm V. Torar Housenoin incosse

[ $22,000.02

The $.02 ‘actualincome’ from the savings account listed on line #13 of

the Worksheet goes into Part IV (F). It is then added to the household's

gross annual income of $22,000for a total household income of
22,000.02 in Part V.
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Over the Threshold-Asset Self- Cert

Example #3

In Part Il & 111, we see the Doe’s
assets are well over the $52,787
threshold. We will not be able to
use the Asset Worksheet, but we
will dedu ct the $2,500 federal tax
credit from the NNPP total for this
hou sehold. The owner/agent wil
need to verffy al the assets.

You wil have both ‘Actual Income’ -
(Part 1 B)and ‘Imputed Income’ —
for this house hold. 1
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Over the Threshold Asset Self- Cert

Example #3 Continued

Total Net Assets: $2.500 + $25,000+ $150,000 + $12.000+ $38,000 =$227,500
Checking +Saving + Wholelife + Boat + Land
Deduct Federal Tax Credit: $2,500-$227,500 =$225,000 Net Assets

Actual Income from Assets: $10,005.00
The Savings has .02% interest rate. $25,000 x .02% =$5.00 Add that to the $10,000
Life Insurance annud income.

Imputed Ihcome from Assets: $50,000x .40% =5200

Deduct the actualincome cssets (Savings $25,000 & Life Ins. $150,000) of $175,000
from the $225,000to get $50,000. Multiply it by the current 2026 passbook rate of
40% to get $200 income from cssets.

Add both the actual income and imputed income: $10,00500 + $200= $10,205.00
will be your income from the assets.

Over the Threshold TIC Example

You wil st allthe
assets in Part IVof .. St
the TIC because i

the assets were

o | W 73 =

‘Greater’ thanthe Tobi o | S2L000
threshold. — —

Notice in column o e s e R
(J)we added the — -

-$2,500 Tax Credit e =

andin column

[ FECKING
% AVINGS
3

(K), we put ‘A’ for
the actual
i assefs

and (1) for the
imputed assets.
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Additional Information

“Plecse be aware that if this applicant/tenant wes receiving HUD Section 8
(PBRAor HCV) they may not qualify for the unit. There are asset limitations for
move-ins and/or recerts depending on the owners' policies and procedures. The
2026 asset limitation is $105,574 forthese programs. Imputed Incame limitction

Colcalatie Adjusted Item | Regulatory Reference |  Amount Applicable
Component Programs

Asset 24 CFR § S.618)(1) 105474

Limitation Retab. Sevion B
Mod Rehat SRO,
HOPWA
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Additional Information- Cont.

<« If assets are over the threshold and need to be verified, HOME adopted the
HOTMA verification methods which no longer re quire HOME units to obtain a 6-
month balance on checking accounts. A current statement is sufficient.

< OHCS isupdating some of our Mandatory and Recommended forms to adjust to
the HOME Findl Rule (HFR) rent and subsidy changes, cs well as for other
programs. They should be posted soon.

< The updated OHCS 2026 HOME/HTF/HOME ARP Compliance Manualis coming
soon! We have added the new 2025 HFR regulations and some helpful resource
links for the user to access.

<« 2026 FAQ's are coming! They wil include LIHTC, HOME and Housing Trust Fund
Q&A's.

« Plecse keep an eye out for Technicd Advisory's (TA) announcing these updates .

Poll

Question: After today’s presentation, doyou feel more confident about
understanding the key changes in the 2025 HOME Final Rule?

A) Very confident

B) Somewhat confident - Need more training on specifics
C) Not confident - This is new information

D)Unsure
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Recent Technical Advisories

« February 20, 2026-Change to Tenant Income Certification
Require ments for 100% LIHTC Projects (no full certs for 1st
annual)

» April 08, 2026- Updated Process to Manage ment Agent
Packets (MAPs) and Submissions

« April 15, 2026 — Technical Advisory announcing the anficipated
posting for the 2026 Income and Rent Limifs would occur in
mid-May. The TA also introduced information regarding the
new OHCS Income and Rent Limits Dashboard.

* May - Watch for a Technical Advisory announcing the new
limits and areminder of OHCS' new Dashboard platform by the
end of the month.

Technical Advisories

« Sign up to receive TAnotices

Oregon Housing and Community Services : Technical
Advisories : Housing Development : State of Oregon

Questions?

If you would like a copy of today's presentation, please emai Dawn at
Down knim@hcs Oregongov and one will be sent fo you.

5/18/2026
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