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Rent Calculations

A critical part of providing housing 
assistance is the calculation of the 
family rental payment.

Many factors contribute to an 
accurate calculation: annual incomeaccurate calculation: annual income, 
income disregards, non‐citizen 
proration imputed welfare incomeproration, imputed welfare income, 
and welfare benefits reduction.
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Rent Calculations

• REMEMBER:
h f l d h h– The rent formula may not produce a rent higher 
than the statutory income‐based rent:

• 30% of adjusted incomej
• 10% of monthly income
• Designated housing portion of welfare 
paymentpayment

– If utility allowance exceeds income‐based rent, 
utility reimbursement must be paid to family or 
iliutility company
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LRPH – Choice of Rent

3 Types:
1. Flat Rent  ‐ Set by PHA

2. Income based Rent – 30% of annual 
adjusted income – utility allowance 
(UA)+‐

3. Minimum Rent – Set by PHA $0 – $50
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LRPH – Choice of Rent

Switching Type of Rent
• PHA must provide information to the family to make 

an informed decision on the type of rent they pay.

• Policies on switching type of rent in circumstances ofPolicies on switching type of rent in circumstances of 
financial hardship; and

• The dollar amounts of tenant rent for the family 
under each option.

• HUD required financial hardship must be included in 
PHA policy – 24 CFR 960 253(f)PHA policy  24 CFR 960.253(f)
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Annual Income
What’s Included?What s Included? 

• Per 24 CFR §5.609, annual Income means all 
amounts monetary or not which:amounts, monetary or not, which:

– Go to or on behalf of the family head or spouse or 
to any other family member

– Are anticipated to be received from a source 
outside the family during the 12‐month period 
following admission or annual re examinationfollowing admission or annual re‐examination 
effective date 

– Are not specifically excluded in 24 CFR 5.609(c) 

– Include amounts derived (during the 12‐month 
period) from assets to which any family member 
has accesshas access
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Annual Income
What’s Included?What s Included? 

• Annual Income includes, but is not limited to:

– Employment Income ‐ the full amount of wages– Employment Income  ‐ the full amount of wages 
and salaries before any payroll deductions

– Self‐employment/Business Income ‐ the net 
income from the operation of a business or 
profession

Payments in Lieu of Earnings such as– Payments in Lieu of Earnings – such as 
unemployment , worker’s and disability 
compensation, and severance pay

– Military Pay  ‐ all regular pay, special pay, and 
allowances
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Annual Income
What’s Included?What s Included? 

– Periodic Payments and Allowances – the full 
amount of periodic payments received from 
Social Security, annuities, insurance policies, 
pensions, and disability or death benefits

Welfare Assistance payments made under the– Welfare Assistance ‐ payments made under the 
Temporary Assistance for Needy Families (TANF) 
program

– Asset Income – interest, dividends, and other net 
income from real or personal property

Periodic Allo ances s ch as alimon child– Periodic Allowances – such as alimony, child 
support, and regular contributions or gifts  
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Annual Income
What’s Excluded?What s Excluded? 

• In accordance with 24 CFR §5.609(c) annual income 
does not include the following: 

– Income from employment of children under the 
age of 18 years

f $ f h f ll– Earnings in excess of $480 for each full‐time 
student 18 years of age or older (excluding the 
head of household and spouse) p )

– Payments received for the care of foster children 
or foster adults

$– Adoption assistance payments in excess of $480 
per adopted child

– Temporary nonrecurring or sporadic incomeTemporary, nonrecurring, or sporadic income
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Annual Income
What’s Excluded?What s Excluded?

– Lump‐sum additions to family assets, such as 
inheritances insurance payments capital gainsinheritances, insurance payments, capital gains, 
and settlement for personal or property losses

– Amounts received by the family that are 
specifically  for, or in reimbursement of, the cost 
of medical expenses

Income of a live in aide– Income of a live‐in aide

– The full amount of student financial assistance

– The special pay to a family member serving in p p y y g
the Armed Forces who is exposed to hostile fire
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Annual Income
What’s Excluded?What s Excluded?

– Deferred periodic amounts of Supplemental 
Security Income and Social Security benefitsSecurity Income and Social Security benefits 
that are received in a lump‐sum payment

– Amounts paid by a state agency to a familyAmounts paid by a state agency to a family 
with a developmentally disabled family 
member living at home

– Amounts received by the family in the form 
of refunds or rebates under state or local law 
for property taxes paid on the dwelling unitfor property taxes paid on the dwelling unit
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Annual Income
What’s Excluded?What s Excluded?

and

– Amounts specifically excluded by any 
other federal statute from consideration 
as income for purposes of determiningas income for purposes of determining 
eligibility or benefits under a category of 
assistance programs that includeassistance programs that include 
assistance under the 1937 Act.

– Notice periodically published in FR p y p
identifying categories:

• 77 FR 20318 (4/20/2001) – most recent Notice

• http://frwebgate.access.gpo.gov/cgi‐bin/getpage.cgi
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Income Deductions 
• 24 CFR §5.611 defines adjusted income as the 

annual income of the household after making 
deductions  

• In determining adjusted income, the following 
are mandatory deductions:are mandatory deductions:

– Dependents ‐ $480/dependent

Child Care Expenses to enable employment– Child Care  Expenses ‐ to enable employment 
or education

– Elderly/Disabled Family ‐ $400/familylderly/ isabled Family $400/family

– Medical Expenses ‐ Elderly/Disabled family’s 
unreimbursed medical expenses that exceed 
3% of the family’s annual income
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Permissible Income Deductions

• PHA may adopt permissible deductions for the 
Low Rent Public Housing program including:Low Rent Public Housing program including:
– Some percentage of earned income or a dollar 
amount of earned income

– Disallowance of earned income, or a portion of 
earned income for the secondary wage earner

D d ti f li hild t PAID b– Deduction of alimony or child support PAID by a 
resident family

– Deduction of unreimbursed medical costs or 
medical insurance costs for non‐elderly families

– Establishing an escrow account for increased 
i f f il bearnings of family members
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When calculating income and rent, 
rememberremember…

• Certain families are eligible for the EarnedCertain families are eligible for the Earned 
Income Disregard

• Welfare grants reduced for fraud orWelfare grants reduced for fraud or 
noncompliance with economic self‐
sufficiency will not result in rent reductiony

• Optional income deductions permitted

• Flat rents and income‐based rents offerFlat rents and income based rents offer 
residents greater flexibility
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New Opportunities for Partnerships

• PHAs should make their best efforts to enter 
into cooperation agreements with welfare 
agencies to:

– Target assistance, benefits, and services to 
Public Housing residents and Section 8 
participants

– Verify welfare benefits, sanctions, and 
th i f ti P bli H iother information on Public Housing 

residents and Section 8 participants
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Earned Income DisallowanceEarned Income Disallowance
Who is Eligible?
“Di ll ” “di d ” d• “Disallowance,” “disregard,” and 
“exclusion” mean the same thing

• QHWRA changed the 9 income disregard• QHWRA changed the 9 income disregard 
requirements

• “Qualified” family• Qualified  family 

– LRPH (24 CFR §960.255): Public Housing  
family memberfamily member

– HCV Program (24 CFR §5.617): a person 
with disabilities)with disabilities) 
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Earned Income Disallowance
Who Qualifies?
• Unemployed for one or more years before 
employment; 

• Increased earnings while participating in an 
economic self‐sufficiency or other job 
training program; or

• Increased earnings or new employment and 
has received welfare assistance (at least 
$500) in the last 6 months$500) in the last 6 months. 
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Earned Income Disallowance
What’s Different?
• Before:Before:

– Only for people who went to work 
following qualifying training receivedfollowing qualifying training received 
the income disregard

– Disregard was for 18 monthsg
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Earned Income DisallowanceEarned Income Disallowance
What’s Different
• Now:

– Full disregard of increased earned income 
for a maximum of 12 monthsfor a maximum of 12 months

– 50% disregard of increased earned income 
for a maximum of 12 months

– If earned income is sporadic, disallowance 
period will be a maximum of 48 months

E h d l f il b i i l d l– Each  adult family member is entitled to only 
one disallowance period

– Many more families qualifyMany more families qualify
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Earned Income DisallowanceEarned Income Disallowance

What Amount is Excluded?What Amount is Excluded?

The amount of earned income that is 

h h f il ’ fgreater than the family’s former

income
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Earned Income DisallowanceEarned Income Disallowance

Are There Special Provisions?Are There Special Provisions?

• Maximum period for the combined 
full and fifty percent exclusion is 48full and fifty percent exclusion is 48 
months, beginning the month 
following the first employmentfollowing the first employment‐
related exclusion.

A l i PHA ff• As an alternative, PHAs may offer 
Individual Savings Accounts
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Earned Income DisallowanceEarned Income Disallowance

Is The Family’s Income Frozen ForIs The Family s Income Frozen For 
One Year?

NoNo…
– If the family’s income changes in 

th ( hsome other way (such as a new 
person with additional income 
joining the household with thejoining the household with the 
PHA’s permission) the rent would 
increaseincrease.
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Economic Self Sufficiency

What is an Economic Self Sufficiency Program?
A d i d t i t t iAny program designed to encourage, assist, train or 

facilitate the economic independence of HUD‐assisted 

families or to provide work for such families, such as:

• Job Training • Employment 

• Counseling • Work Placement      

• Basic Skills Training • Education• Basic Skills Training • Education

• English Proficiency • Workfare

• Apprenticeship • Financial  or household management

• Any program necessary to ready a participant for work,

including a substance abuse or mental health treatment 
programp og a
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Imputed Welfare Income

• In certain circumstances, families have 
lf b fit d d b t t li iblwelfare benefits reduced, but are not eligible 

for a rent reduction

– Who?        

Wh t?– What?      

– When?      

?– How?
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Imputed Welfare Income

Who is not eligible?
Families who receive welfare assistance or 

other public assistance (subsidized 

transportation or childcare) under a 

governmental program that requires the 

family to participate in an economic  self‐

sufficiency program as a condition for y p g

assistance
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Imputed Welfare Income

When must a PHA reduce rent?
• When welfare is reduced because the family has• When welfare is reduced because the family has 

reached the maximum time limit for receiving welfare 
benefits

• When the family is not able to find a job in spite of full 
compliance with all welfare department requirements

• When the family is being sanctioned for failure to• When the family is being sanctioned for failure to 
comply with welfare department requirements OTHER 
than participation in economic self‐sufficiency 
program

• When a family’s benefit is reduced because of an 
earlier, inadvertent overpaymentearlier, inadvertent overpayment
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Imputed Welfare Income

When should the PHA not reduce rent?

• When the family’s benefits are reduced 
because the welfare agency verifies that a 
family member has committed welfare fraud;family member has committed welfare fraud; 
or

• When the benefits are reduced because the• When the benefits are reduced because the 
welfare agency verifies that the sanction is for 
noncompliance with a requirement to p q
participate in an economic self sufficiency 
program. 
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Imputed Welfare Incomep
Verifying welfare sanctions

M t b i iti f th lf• Must be in writing from the welfare agency

• The specific reason for the welfare agency 
sanction so the PHA can determine whether orsanction so the PHA can determine whether or 
not to impute income

• The amount and term of the reduction/sanction

• The PHA is permitted to rely upon the welfare 
agency’s determination of the amount and term 
of the reduction/sanctionof the reduction/sanction

• The PHA may reasonably delay imputing welfare 
income while a family pursues an appealy p pp
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Imputed Welfare Income  
ExampleExample

Jane Doe
Jane Doe is sanctioned by the welfare department forJane Doe is sanctioned by the welfare department for 
failing to comply with economic self‐sufficiency 
requirements. Her former $500 monthly grant is cut 

$300 f 6 hto $300 for 6 months
– Former welfare income: $500

– Monthly welfare sanction: $200Monthly welfare sanction: $200

– New actual welfare income: $300

– Monthly imputed welfare income:  $200             
( = sanction amount)

– New income ‐ based on actual welfare 

income plus imputed welfare income $500income plus imputed welfare income $500
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Imputed Welfare Income

Jane Doe goes to work

• Family income is $500 monthly; $300 is actual     
welfare income, $200 is imputed welfare income ‐
New earnings are applied first to offset imputedNew earnings are applied first to offset imputed 
welfare income

– If new earnings equal $250/month, imputed 
welfare income equals $0/month and total 
income (actual welfare plus earnings) equals $550

– If new earnings equal $200/month, imputed 
welfare income equals $0/month and total 
income (actual welfare plus earnings) equals $500( p g ) q $
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Imputed Welfare Income
Jane Doe goes to work

If J ’ i l $150/ th• If Jane’s new earnings equal $150/month, 
imputed welfare income is reduced to $50/month 
and total income (actual welfare plus earnings) 

l $500equals $500

• In no case will total income be less than welfare 
income before the sanctionincome before the sanction
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Earned Income Disallowance & 
Imputed Welfare Income ‐ ExampleImputed Welfare Income ‐ Example 

• Meet Jane Doe’s neighbor John Hill• Meet Jane Doe s neighbor, John Hill
• Like Jane, John was receiving TANF income of

$540 per month$ p
• On June 1, 2001 John was sanctioned 

$140/month for failure to comply with economic 
lf ffi i i tself sufficiency requirements

• John’s rent is unchanged.  It continues to be 
based on $540, even though he is only receivingbased on $540, even though he is only receiving 
$400
($140 imputed welfare income)
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Mixed FamilyMixed Family

• U S Housing Act of 1937 restrictsU.S. Housing Act of 1937 restricts 
financial assistance to persons who are 
citizens or non‐citizens with eligible g
immigration status.

• A mixed family is a family whoseA mixed family is a family whose 
members include those with citizenship 
or eligible immigration status, and those g g
without citizenship or eligible 
immigration status.
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Mixed FamilyMixed Family

HCV ProgramHCV Program 
• Determine Gross Rent for the unit

• Determine Total Tenant Payment (TTP)Determine Total Tenant Payment (TTP)

Remember:   Annual income includes income of 
all family members, including any family member y g y y
who has not established eligible immigration 
status.

• Subtract TTP from lesser of Gross Rent or the 
Payment Standard

• Multiply HAP by proration of family• Multiply HAP by proration of family
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Mixed FamilyMixed Family

HCV PHCV Program

How is the Fraction Determined?
– Numerator is the number of family 
members who are citizens or have 
established eligible immigration status

– Denominator is the total number of 
f il bfamily members
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Mixed FamilyMixed Family 
HCV Program – Proration of Assistance Example

M t T B k T ’ b f i d Mik• Meet Tammy Baker. Tammy’s boyfriend Mike 
moved in with Tammy and her child. Mike is 
not a citizen and does not have eligiblenot a citizen and does not have eligible 
immigration status.

• Tammy’s monthly income is $500Tammy s monthly income is $500

• Mike’s monthly income is $600

• Total family income is $1 100 per monthTotal family income is $1,100 per month

What are the resulting rent calculations?

Prepared by the Denver Office of Public 
Housing for the 2010 Sustainable Homes 
and Communities Practitioner Training



Mixed FamilyMixed Family 
HCV Program – Proration of Assistance Example

– Adjusted Annual income is $13 200 ‐ $480 =Adjusted Annual income is $13,200  $480 = 
$12,720

– TTP is $12,720 x .3 = $3,816/12 = $318
$• (Assuming Fair Market Rent is $700 and 

Payment Standard is set at 100%)
– Voucher formula ‐ Rent $600 + $100 (Utility $ $ ( y
allowance) = $700 Gross Rent

– Maximum Subsidy ‐ $700 ‐ $318 = $382 x 2/3 = 
$255 HAP$255 HAP

– Mixed family total contributions ‐$700 ‐ $255 
(HAP) = $445 ‐ $100 (UA) = $345
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Rent Burden ‐ 40 Percent 
Rule

Low Rent Public Housing
• Determine “maximum rent” for unit
• Divide the family maximum subsidy by the number of 

persons in the family to determine maximum subsidypersons in the family to determine maximum subsidy 
per each family member

• Multiplying the members’ maximum subsidy by the 
number of family members who have citizenship ornumber of family members who have citizenship or 
eligible immigration status

• Maximum rent $700 ‐ $318 (TTP) = $382/3 = $127 x 2 = 
$2$255.

• TTP = $700 ‐$255 = $445 ‐ $100 (UA) = $345
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Rent Burden ‐ 40 Percent RuleRent Burden  40 Percent Rule
HCV Program:  Rent Burden 

At th ti f il i iti ll i• At the time a family initially receives 
tenant‐based assistance or a Section 8 
participant moves to a new unit theparticipant moves to a new unit, the 
family share must not exceed 40% of the 
family’s monthly adjusted income.  y y j

• This occurs when the gross rent of the 
unit exceeds the applicable payment 
standard.
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Rent Burden ‐ 40 Percent RuleRent Burden  40 Percent Rule

HCV Program:  Rent Burden Example

• Meet Robin Hood, a 64 year‐old head of 
household

• Robin was issued a one bedroom voucher 
by the Sherwood Housing Authority (SHA)

• FMR is $403 with a PS of 100%

• Robin Hood’s total annual income is $6,480 
(SSI/month $540 x 12)
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Rent Burden ‐ 40 Percent RuleRent Burden  40 Percent Rule

HCV Program:  Rent Burden Example
• Robin submitted a request for lease approval for a 

two bedroom apartment renting at $750/month.  
SHA has established a utility allowance for a twoSHA has established a utility allowance for a two 
bedroom at $130/month.

• Robin’s adjusted income is $6,480 – 400 = $6,080

• 30% of monthly adjusted income ‐ $6,080 x .3 = 
$1,824/12 = $152

f hl d d $• 40% of monthly adjusted income = $6,080 x .4 = 
$2,592 /12 = $216
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Rent Burden ‐ 40 Percent RuleRent Burden  40 Percent Rule

HCV Program:  Rent Burden Example
• Robin pays 30% of monthly adjusted income plus

the excess over the payment standard.

G f h i R l h• Gross rent for the unit = Rent to owner plus the 
utility allowance ($750 = 130 = $880)

• The HAP payment is calculated by subtracting 30%The HAP payment is calculated by subtracting 30% 
of monthly adjusted income from the payment 
standard ($403 ‐ $152 = $251 maximum subsidy 
(HAP)(HAP)

Can the PHA approve Robin’s rental of the unit?
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Rent Burden ‐ 40 Percent RuleRent Burden  40 Percent Rule

HCV Program:  Rent Burden Example
• Gross Rent ($800 ‐ $403 (Payment standard) = 

$477 portion of rent HUD will not subsidize

• Gross rent – HAP = TTP ($880 – 251 = $629) –
utility allowance $130 = $499 is Robins 
portion of the rentportion of the rent.  

This is greater than 40% of his adjustedThis is greater than 40% of his adjusted 
income, therefore, the SHA cannot approve 
the unit or enter into a HAP contract.
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Rent Burden ‐ 40 Percent RuleRent Burden  40 Percent Rule

HCV Program:  Rent Burden Exampleg p

Increase in payment standard as Reasonable 
Accommodation:

• If Robin Hood requested, and qualified 
for,  approval of a higher payment standard  or
an increase in voucher bedroom size as a 
reasonable accommodation for a disabled 
person, then the unit could be approved ifp , pp f
the resulting calculation did not exceed 
40% of Robin’s adjusted monthly income.
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Reasonable AccommodationsReasonable Accommodations

Remember…
• Each request a PHA receives for an increase 
in bedroom size or an increase in payment 
standard as a reasonable accommodation 
for a disabled person is highly fact‐specific 
and must be considered on a case‐by‐caseand must be considered on a case‐by‐case 
basis. 

• There is an affirmative duty of the PHA toThere is an affirmative duty of the PHA to 
consider  reasonable accommodations for 
a disabled family when requested.
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Enterprise Income VerificationEnterprise Income Verification

New regulatory provision

– 24 CFR §5.233

– Requires all PHAs to use EIV as 3rdq
party source to verify employment and 
income

• Mandatory interim exams

• Re‐exams 

– Effective January 31, 2010
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Enterprise Income VerificationEnterprise Income Verification

Benefits of EIV 

– Improves program integrity

– Reduces administrative and subsidy y
payment errors

– Identifies and prevents fraud and abuse 

– Ensures limited Federal resources serve 
as many eligible families as possible

– Ensures program is accessible by 
intended program beneficiaries
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Enterprise Income VerificationEnterprise Income Verification

Benefits of EIV, continued

– Time

– Postageg

– Cost of 3rd party verification (many 3rd

parties are now charging a fee)

– Occurrence of not receiving requested 
3rd party verification forms from 3rd

party sources
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Enterprise Income VerificationEnterprise Income Verification

Written 3rd Party Verification 
• The original documents generated by a 3rd party source 

may be in the possession of the tenant (or applicant) 
that was commonly referred to as tenant‐provided 
documents.

• Since these documents originated from a 3rd party 
source they now are considered third party, i.e. pay y p y, p y
stubs, payroll summary report, employer notice/letter of 
hire/termination, SSA benefit verification letter, bank 
statement, child support payment stubs, welfare benefit 
letters, and unemployment benefit notice.

• Current acceptable tenant‐provided documents must 
be used for income and rent determination!!!
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Enterprise Income VerificationEnterprise Income Verification

PIH Notice 2010‐19 

• Administrative Guidance for Effective and 
Mandated Use of the Enterprise Income 
Verification (EIV) System
– http://www.hud.gov/offices/pih/publications
/notices/10/pih2010 19 pdf/notices/10/pih2010‐19.pdf

– Effective  May 17, 2010

– EIV guidelines are provided to assist PHAs inEIV guidelines are provided to assist PHAs in 
consistently and uniformly resolving income 
discrepancies
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Enterprise Income VerificationEnterprise Income Verification

PIH Notice 2010‐19

• File documentation required to demonstrate PHA 
compliance with mandated use of EIV as a third party 
source to verify tenant employment and incomesource to verify tenant employment and income 
information (24 CFR §5.233(a)(2)(i)).  

• For each new admission (form HUD‐50058 action 
type 1), the PHA is required to do the following:

• Review the EIV Income Report to confirm/validate 
family‐reported income within 120 days of the PICfamily‐reported income within 120 days of the PIC 
submission date; and
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Enterprise Income VerificationEnterprise Income Verification

• Print and maintain a copy of the EIV Income 
Report in the tenant file; and

• Resolve any income discrepancy with the 
family within 60 days of the EIV Income 
Report date.
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Enterprise Income VerificationEnterprise Income Verification

PIH Notice 2010‐19
• For each historical adjustment (form HUD‐50058 

action type 14), the PHA is required to do the 
following:following:

– Review the EIV Income Report to confirm/validate 
family‐reported income within 120 days of the PIC 
submission date andsubmission date; and

– Print and maintain a copy of the EIV Income 
Report in the tenant file; and

– Resolve any income discrepancy with the family 
within 60 days of the EIV Income Report date.
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Enterprise Income VerificationEnterprise Income Verification

Submission and Recordkeeping 
Requirements

• PIH Notice 2010‐19 and 24 CFR 
§5.233(a)(2)(i):
– Identify file documentation required to 
d t t PHA li ithdemonstrate PHA compliance with 
mandated use of EIV as a third party 
source to verify tenant employment andsource to verify tenant employment and 
income information.
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Enterprise Income VerificationEnterprise Income Verification

Submission and Recordkeeping 
Requirements

• To demonstrate compliance with 
mandatory use, PHAs must retain in the 
participant file the following (NOTE: this 
means paper doc mentation)means paper documentation):
– For each annual re‐exam: Income Report

– For each interim re‐exam:– For each interim re‐exam: 
• No income discrepancy: ICN Page

• Income discrepancy:  Income Report
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Enterprise Income VerificationEnterprise Income Verification

Submission and Recordkeeping 
Requirements

• ALL PHAs are required to electronically submit the 
HUD 50058 within 60 days of actionHUD‐50058 within 60 days of action. 

• ALL PHAs must retain form HUD‐50058 and supporting 
documentation during term of each assisted lease, and 
for at least 3 ears thereafterfor at least 3 years thereafter.

• PHAs must review Income Report to confirm/validate 
family‐reported income within 90 days of the admission 
ddate.

• Any income discrepancies MUST be resolved with 
family w/in 30 days of Income Report date .

NOTE: Keep supporting documentation in file.
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Enterprise Income VerificationEnterprise Income Verification

PIH Notice 2010‐3  ‐ Social Security
• Explains procedures PHAs are required to 

use for verifying Social Security numbers, 
S i l S i b fi f liSocial Security benefits of applicants, 
participants, and household members 

– at the time of application for rental– at the time of application for rental 
assistance programs ; and

– during mandatory reexamination of g y
household income.
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Enterprise Income VerificationEnterprise Income Verification

PIH Notice 2010‐3  ‐ Social Security
• EIV does not contain SS and SSI benefit 

information for applicants, only for tenants. 

SSI b fi i f i i EIV d d• SSI benefit information in EIV updated every 
three months.  HUD‐SSA Computer Matching 
Schedule: Feb, May, Aug, Nov

• PHAs should ask applicants to provide a copy of 
their SS and/or SSI benefit letter, dated within 
the last 60 calendar days for each householdthe last 60 calendar days, for each household 
member that receives SS and/or SSI benefits.
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Enterprise Income VerificationEnterprise Income Verification

PIH Notice 2010‐3 – Social Security 

• PHAs should NOT submit requests to SSA 
to verify that a family is not receiving 

benefits;

• If Social Security records are wrong, only 
family can request SSA to correct record 
by completing and submitting form SS‐5 
A li i f S i l S i C dApplication for a Social Security Card to 
the local SSA office
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Enterprise Income VerificationEnterprise Income Verification

Family Obligation To Supply PHA/HUD 
With Information
– LRPH: 24 CFR §960.259

– HCV:  24 CFR §982.551

– Family MUST supply any information that  
h PHA HUD d i ithe PHA or HUD determines is necessary 
in the administration of the program
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Enterprise Income VerificationEnterprise Income Verification

Family Obligation To Supply PHA/HUD 
With Information 

The family MUST supply any information 
requested by PHA or HUD for use: 

• Regularly scheduled re‐exam of family 
income and compositionincome and composition

• Interim reexamination of family income 
and composition p
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Enterprise Income VerificationEnterprise Income Verification

Disclosure of EIV Information

• EIV may be disclosed only to the 
individual to which the information 
pertains to

• EIV information for a minor may be 
disclosed to the parent or guardian

• PHA‐hired auditors may view EIV 
i f i i fil h hinformation in tenant files; however, they 
may not be granted access to EIV
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Enterprise Income VerificationEnterprise Income Verification

Disclosure of EIV Information

• All EIV users, including individuals who will 
not access the EIV system, but will view 
printed or electronic EIV information are 
required to :

Si h EIV A R l f B h i d U– Sign the EIV Access, Rules of Behavior and User 
Agreement 

– Watch the EIV System Training:Watch the EIV System Training:  
http://portal.hud.gov/portal/page/portal/HUD/webcasts/archives/iv
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Enterprise Income VerificationEnterprise Income Verification

EIV  Reports
• EIV provides reports to assist PHAs with the 

following:
Identifying tenants whose reported personal– Identifying tenants whose reported personal 
identifiers do not match the SSA database;

– Identifying tenants who need to disclose a SSN;

– Identifying tenants whose alternate identification 
number (Alt ID) needs to be replaced with a SSN;

– Identifying tenants who may not have reportedIdentifying tenants who may not have reported 
complete and accurate income information;
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Enterprise Income VerificationEnterprise Income Verification

EIV  Reports, continued
• Identifying tenants who have started a new job;

• Identifying tenants who may be receiving 
d li l iduplicate rental assistance;

• Identifying tenants who are deceased and 
possibly continuing to receive rental assistance;possibly continuing to receive rental assistance;

• Identifying former tenants of PIH rental 
assistance programs who voluntarily or 

l l l f h d hinvoluntarily left the program and have a 
reportable adverse status and/or owe money to 
a PHA or Section 8 landlord.
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Enterprise Income VerificationEnterprise Income Verification

EIV Reports, continued
• All PHAs are required to review EIV Income 

Reports of each family before or during 
mandatory annual and interim reexaminationsmandatory annual and interim reexaminations 
of family income and /or composition.

• HUD has established the criteria for what 
constitutes a substantial difference. HUD defines 
a substantial difference as one that is $200 or 
more per month or $2 400 per yearmore per month or $2,400 per year.

• EIV  = UIV

Prepared by the Denver Office of Public 
Housing for the 2010 Sustainable Homes 
and Communities Practitioner Training



Enterprise Income VerificationEnterprise Income Verification

Failed EIV Pre‐Screening Report:

• Informs the PHA of any tenant who has 
failed HUD’s EIV pre‐screening process 
due to:

– Incorrect personal identifiers; or 

– Invalid form HUD‐50058 transmitted 
(e.g. effective date of action is more 
h 15 h )than 15 months ago). 
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Enterprise Income VerificationEnterprise Income Verification

Failed EIV Pre‐Screening Report:

• Staff should:

– Review this report on a monthly basisp y

– Obtain appropriate documentation 
from the tenant

– Update Section 3 of the form HUD‐
50058, accordingly; and 

– Transmit a revised form HUD‐50058 
into PIC 
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Enterprise Income VerificationEnterprise Income Verification

Use of EIV

• EIV data is used to validate tenant‐
reported income & supplement tenant‐
provided documents

• EIV data should not be used to calculate 
anticipated annual income (except as 
specified in HUD guidelines)
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Enterprise Income VerificationEnterprise Income Verification

Use of EIV  

• When the tenant disputes the EIV data, 
the PHA must request written third party 
verification

– If the tenant is unable to provide 
acceptable documentation to support 
disputed information.
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Enterprise Income VerificationEnterprise Income Verification

Use of EIV 

During the Annual Recertification EIV is 
used to:
– Compare EIV‐reported information to tenant‐
reported information

If no discrepanc PHA sho ld se c rrent– If no discrepancy, PHA should use current 
tenant‐provided documentation to calculate 
annual income
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Enterprise Income VerificationEnterprise Income Verification

Use of EIV 

• If there is a discrepancy, PHA must obtain 
documentation from tenant and PHA 
must obtain 3rd party source, if necessary

• Use most current & reliable 
documentation to calculate annual 
income
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Enterprise Income VerificationEnterprise Income Verification

Income Discrepancy Resolution

• In accordance with 24 CFR §5.236:

– Discuss income discrepancy with the p y
tenant

– Request the tenant provide any 
documentation to confirm or dispute 
the unreported or underreported 
iincome
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Enterprise Income VerificationEnterprise Income Verification

Income Discrepancy Resolution

If the tenant is unable to provide 
acceptable documentation, then the PHA 
is required to request 3rd party 
verification directly from the source
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Enterprise Income VerificationEnterprise Income Verification

Income Discrepancy Resolution

• PHA is required to re‐determine tenant 
rent contribution retroactively if family 
failed to report complete and accurate 
income information 
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Enterprise Income VerificationEnterprise Income Verification

Income Discrepancy Resolution

• Family is required to repay PHA if it is 
charged less rent than required by HUD’s 
rent formula due to family’s 
underreporting or failure to report income

F il i d i b PHA f– Family required to reimburse PHA for 
difference between rent that should have been 
paid and rent that was charged.

– This rent underpayment is commonly referred 
to as retroactive

– Amnesty programs are not permissible 
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Penalties for Non‐CompliancePenalties for Non Compliance

HCV Program

• PHA is required to reimburse 100% of any 
uncollected owner overpayment to 
HAP(Housing Assistance Payment) Equity 
from the Administrative Fee Equity or 
other non Federal f ndsother non‐Federal funds

• A PHA cannot reimburse prior year HAP 
cost with current year HAP fundingcost with current year HAP funding
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Penalties for Non‐CompliancePenalties for Non Compliance

HCV Program

• PHAs may be subject to a monetary 
penalty as determined by the Assistant 
Secretary of PIH

• HUD may offset the PHA’s monthly 
operating subsidy by the amount of the 
imposed penalty or require payment 
from non Federal funds to HUDfrom non‐Federal funds to HUD

Prepared by the Denver Office of Public 
Housing for the 2010 Sustainable Homes 
and Communities Practitioner Training



Penalties for Non‐CompliancePenalties for Non Compliance

HCV Program

Appeal Process
– HUD will notify the PHA of any imposed 
sanction or penalty

– PHA may appeal within 30 days of notice date 
by sending appeal by ONLY CERTIFIED MAIL ORby sending appeal by ONLY CERTIFIED MAIL OR 
CARRIER  to the Assistant Sectary for Public & 
Indian Housing in Washington, DC
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