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This Fact Sheet is a general guide to inform the
Owner/Management Agents (OA) and HUD-
assisted residents of the responsibilities and rights
regarding income disclosure and verification.

Why Determining Income and Rent
Correctly is Important

Department of Housing and Urban Development studies

show that many resident families pay incorrect rent. The

main causes of this problem are:
e Under-reporting of income by resident families, and
e OAs not granting exclusions and deductions to

which resident families are entitled.

OAs and residents all have a responsibility in ensuring
that the correct rent is paid.

OAs’ Responsibilities:

e Obtain accurate income information

e  Verify resident income

e Ensure residents receive the exclusions and
deductions to which they are entitled

e Accurately calculate Tenant Rent

e Provide tenants a copy of lease agreement and
income and rent determinations Recalculate rent
when changes in family composition are reported

e Recalculate rent when resident income decreases

e Recalculate rent when resident income increases by
$200 or more per month

e Recalculate rent every 90 days when resident claims
minimum rent hardship exemption

e Provide information on OA policies upon request

e Notify residents of any changes in requirements or
practices for reporting income or determining rent

Residents’ Responsibilities:

o Provide accurate family composition information

e Report all income

e Keep copies of papers, forms, and receipts which
document income and expenses

e Report changes in family composition and income
occurring between annual recertifications

« Sign consent forms for income verification

¢ Follow lease requirements and house rules

Income Determinations

A family’s anticipated gross income determines not only
eligibility for assistance, but also determines the rent a
family will pay and the subsidy required. The
anticipated income, subject to exclusions and deductions
the family will receive during the next twelve (12)
months, is used to determine the family’s rent.

What is Annual Income?

Gross Income — Income Exclusions = Annual Income

What is Adjusted Income?

Annual Income — Deductions = Adjusted [ncome

Determining Tenant Rent

Project-Based Section 8 Rent Formula:



The rent a family will pay is the highest of the following
amounts:
*  30% of the family’s monthly adjusted income
¢ 10% of the family’s monthly income
*  Welfare rent or welfare payment from agency

to assist family in paying housing costs.

OR

e $25.00 Minimum Rent

Income and Assets

HUD assisted residents are required to report all income
from all sources to the Owner or Agent (OA).
Exclusions to income and deductions are part of the
tenant rent process.

When determining the amount of income from assets to
be included in annual income, the actual income derived
from the assets is included except when the cash value of
all of the assets is in excess of $5,000, then the amount
included in annual income is the higher of 2% of the
total assets or the actual income derived from the assets.

Annual Income Includes:

¢ Full amount (before payroll deductions) of wages
and salaries, overtime pay, commissions, fees, tips
and bonuses and other compensation for personal
services

* Net income from the operation of a business or
profession

* Interest, dividends and other net income of any kind
from real or personal property (See Assets
Include/Assets Do Not Include below)

¢ Full amount of periodic amounts received from
Social Security, annuities, insurance policies,
retirement funds, pensions, disability or death
benefits and other similar types of periodic receipts,
including lump-sum amount or prospective monthly
amounts for the delayed start of 4 periodic amount
**(except for deferred periodic payments of
supplemental security income and social security
benefits, see Exclusions from Annual Income,
below)**

* Payments in lieu of earnings, such as unemployment
and disability compensation, worker’s compensation
and severance pay **(except for lump-sum additions
to family assets, see Exclusions from Annual
Income, below)**

e Welfare assistance

Periodic and determinable allowances, such as
alimony and child support payments and regular
contributions or gifts received from organizations or
from persons not residing in the dwelling

All regular pay, special pay and allowances of a
member of the Armed Forces (except for special pay
for exposure to hostile fire)

**For Section 8 programs only, any financial
assistance, in excess of amounts received for tuition,
that an individual receives under the Higher
Education Act of 1965, shall be considered income
to that individual, except that financial assistance is
not considered annual income for persons over the
age of 23 with dependent children or if a student is
living with his or her parents who are receiving
section 8 assistance. For the purpose of this
paragraph, “financial assistance” does not include
loan proceeds for the purpose of determining
income.**

Assets Include:

Stocks, bonds, Treasury bills, certificates of deposit,
money market accounts

Individual retirement and Keogh accouats
Retirement and pension funds

Cash held in savings and checking accounts, safe

- deposit boxes, homes, etc.

Cash value of whole life insurance policies available
to the individual before death

Equity in rental property and other capital
investments

Personal property held as an investment |
Lump sum receipts or one-time receipts |
Mortgage or deed of trust held by an applicant
Assets disposed of for less than fair market value.

Assets Do Not Include:

Necessary personal property (clothing, furniture,

cars, wedding ring, vehicles specially equipped for

persons with disabilities)

Interests in Indian trust land

Term life insurance policies

Equity in the cooperative unit in which the family

lives

Assets that are part of an active business

Assets that are not effectively owned by the

applicant

or are held in an individual’s name but:

o The assets and any income they earn accrue to
the benefit of someone else who is not a member



of the household, and
o that other person is responsible for income taxes
incurred on income generated by the assets
Assets that are not accessible to the applicant and
provide no income to the applicant (Example: A
battered spouse owns a house with her husband.
Due to the domestic situation, she receives no
income from the asset and cannot convert the asset
to cash.)
Assets disposed of for less than fair market value as
a result of:
e Foreclosure
e Bankruptcy
e Divorce or separation agreement if the applicant
or resident receives important consideration not
necessarily in dollars.

Exclusions from Annual Income:

Income from the employment of children (including
foster children) under the age of 18

Payment received for the care of foster children or
foster adults (usually persons with disabilities,
unrelated to the tenant family, who are unable to live
alone

Lump-sum additions to family assets, such as
inheritances, insurance payments (including
payments under health and accident insurance and
worker’s compensation), 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 for any family member

Income of a live-in aide

**Subject to the inclusion of income for the Section
8 program for students who are enrolled in an
institution of higher education under Annual Income
Includes, above, ** the full amount of student
financial assistance either paid directly to the student
or to the educational institution

The special pay to a family member serving in the
Armed Forces who is exposed to hostile fire
Amounts received under training programs funded
by HUD

Amounts received by a person with a disability that
are disregarded for a limited time for purposes of
Supplemental Security Income eligibility and
benefits because they are set aside for use under a
Plan to Attain Self-Sufficiency (PASS)

Amounts received by a participant in other publicly
assisted programs which are specifically for or in
reimbursement of out-of-pocket expenses incurred

(special equipment, clothing, transportation, child
care, etc.) and which are made solely to allow
participation in a specific program

Resident service stipend (not to exceed $200 per
month)

Incremental earnings and benefits resulting to any
family member from participation in qualifying State
or local employment training programs and training
of a family member as resident management staff
Temporary, non-recurring or sporadic income
(including gifts)

Reparation payments paid by a foreign government
pursuant to claims filed under the laws of that
government by persons who were persecuted during
the Nazi era

Earnings in excess of $480 for each full time student
18 years old or older (excluding head of household,
co-head or spouse)

Adoption assistance payments in excess of $480 per
adopted child

Deferred periodic payments of supplemental security
income and social security benefits that are received
in a lump sum amount or in prospective monthly
amounts

Amounts received by the family in the form of
refunds or rebates under State of local law for
property taxes paid on the dwelling unit

Amounts paid by a State agency to a family with a
member who has a developmental disability and is
living at home to offset the cost of services and
equipment needed to keep the developmentally
disabled family member at home

Federally Mandated Exclusions:

Value of the allotment provided to an eligible
household under the Food Stamp Act of 1977
Payments to Volunteers under the Domestic
Volunteer Services Act of 1973 '
Payments received under the Alaska Native Claims
Settlement Act

Income derived from certain submarginal land of the
US that is held in trust for certain Indian Tribes
Payments or allowances made under the Department
of Health and Human Services’ Low-Income Home
Energy Assistance Program

Payments received under programs funded in whole
or in part under the Job Training Partnership Act
Income derived from the disposition of funds to the
Grand River Band of Ottawa Indians

The first $2000 of per capita shares received from
judgment funds awarded by the Indian Claims



Commission or the US. Claims Court, the interests
of individual Indians in trust or restricted lands,
including the first $2000 per year of income
received by individual Indians from funds derived
from interests held in such trust or restricted lands

* Amounts of scholarships funded under Title IV of
the Higher Education Act of 1965, including awards
under the Federal work-study program or under the
Bureau of Indian Affairs student assistance programs

* Payments received from programs funded under
Title V of the Older Americans Act of 1985

* Payments received on or after January 1, 1989, from
the Agent Orange Settlement Fund or any other fund
established pursuant to the settlement in fn Re
Ageént-product liability litigation

* Payments received under the Maine Indian Claims
Settlement Act of 1980

* The value of any child care provided or arranged (or
any amount received as payment for such care or
reimbursement for costs incurred for such care)
under the Child Care and Development Block Grant
Act of 1990

* Earned income tax credit (E1ITC) refund payments
on or after January 1, 1991

e Payments by the Indian Claims Commission to the
Confederated Tribes and Bands of Yakima Indian
Nation or the Apache Tribe of Mescalero
Reservation

* Allowance, earnings and payments to AmeriCorps
participants under the National and Community
Service Act of 1990

* Any allowance paid under the provisions of
38U.S.C. 1805 to a child suffering from spina bifida
who is the child of a Vietnam veteran

* Any amount of crime victim compensation (under
the Victims of Crime Act) received through crime
victim assistance (or payment or reimbursement of
the cost of such assistance) as determined under the
Victims of Crime Act because of the commission of
a crime against the applicant under the Victims of
Crime Acl

e Allowances, earnings and payments to individuals
participating under the Workforce Investment Act of
1998.

Deductions:

*  $480 for each dependent including full time students
or persons with a disability
e $400 for any elderly family or disabled family

*  Unreimbursed medical expenses of any elderly
family or disabled family that total more than 3% of
Annual Income

e Unreimbursed reasonable attendant care and
auxiliary apparatus expenses for disabled family
member(s) to allow family member(s) to work that
total more than 3% of Annual Income

e Ifan elderly family has both unreimbursed medical
expenses and disability assistance expenses, the
family’s 3% of income expenditure is applied only
one time.

*  Any reasonable child care expenses for children
under age 13 necessary to enable a member of the
family to be employed or to further his or her
education.

Reference Materials

Legislation:

e Quality Housing and Work Responsibility Act of
1998, Public Law 105-276, 112 Stat. 2518 which
amended the United States Housing Act of 1937, 42
USC 2437, et seq.

Regulations:
e General HUD Program Requirements;24 CFR Part 5

Handbook:
* 4350.3, Occupancy Requirements of Subsidized

Multifamily Housing Programs

Notices:
“Federally Mandated Exclusions” Notice 66 FR 4669,

April 20,2001

For More Information:
Find out more about HUD’s programs on HUD’s
Internet homepage at http://www.hud.gov



APPLYING FOR HUD
HOUSING
ASSISTANCE?

THINK ABOU'T THIS...
IS FRAUD WOR'TH I't'?

Do You Realize...
If you commit fraud to obtain assistect housing from HUD, you could be:

Evicted from your apartment or house.

¢ Required to repay all overpaid rental assistance you received.
« Fined up to $10,000.

« Imprisoned for up lo five years.

o Prohibited from receiving future assistance.

s Subject to State and local government penalties.

Do You Know...

You are committing fraud if you sign a form knowing that you provided false or misleading
informatlon.

The information you provide on housing assistance application and recerification forms
will be checked. The local housing agency, HUD, or the Office of Inspector General will

check the income and asset information you provide with other Federal, State, or local
governments and with private agencies. Certifying false information is fraud.

So Be Carefull

When you fill out your application and yearly recertification for assisted housing from
HUD make sure your answers fo the questions are accurate and honest. You must include:

All sources of income and changes in income you or any members of your household
receive, such as wages, welfare payments, social security and veterans’ benefits,

pensions, retirement, etc,

Any money you receive on behalf of your children, such as child support, AFDC
payments, social security for children, etc.

form HUD-1141
(12/2005)




Any increase in income, such as wages from a new job or an expecled pay raise or
bonus.

All assets, such as bank accounts, savings bonds, certificates of deposit, slocks, real
estate, etc., that are owned by you or any member of your household.

All income from assets, such as inlerest from savings and checking accounts, stock
dividends, etc.

Any business or asset (your home) that you sold in the last two years at less than full
value.

The names of everyone, adults or children, relatives and non-relatives, who are living
wilh you and make up your household.

(Important Notice for Hurricane Katrlna and Hurricane Rita Evacuees; HUD's
repotting requirements may be temporarily waived or suspended because of your
circumstances. Contact the local housing agency before you complete the housing

assistance application.)

Ask Questions

If you don’t understand something on the application or recertification lorms, always ask
questions. It's better (o be safe than sotry.

Watch Out for Housing Assistance Scams|

» Don’t pay money lo have someone fill oul housing assistance application and
recertification forms for you.

* Don’t pay money to move up on a wailing list.

» Don't pay for anything that is not covered by your lease.

¢+ Get a receipt for any money you pay.

»  Get a written explanation if you are required to pay for anything other (han rent

(maintenance or wiility charges).

LXE<}

Report Fraud

If you know of anyone who provided false information on a HUD housing assistance
application or recettification or if anyone tells you to provide false information, repott that
person lo the HUD Office of Inspector General | lotline. You can call the Hutline toll-free
Mondlay through Friday, from 10:00 a.m. to 4:30 p.m., Eastein Time, at 1-800-347-3735.
You can fax information to (202) 708-4829 or e-mail it to Hotline@hudoig.goy. You can

wtite the Holline at:

?t';',;.'-r;\ HUD OIG Hotline, GFI
RGN 451 7" Street, SW
Washingtlon, DC 20410

N
\\\ ;}'7:-,““ ot
'\.-,.‘I_:i_l_\___..,h‘\.m}_-. e
form HUD-1141
(12/2005)
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What is EIV? They will also be able to determine if you:

»  Used a false social security number

+  Failed to report or under reported the income of
a spouse or other household member

* Receive rental assistance at another property

ElV is a web-based computer system. containing
employment and income information
on individuals participating in HUD’s
rental assistance programs. This
information assists HUD in making
sure “the right benefits go to the right

Is my consent required to get
persons”.

information about me from EIV?

What income information is Yes. When you sign form HUD-9887, Notice and ;

. . Consent for the Release of Information, and form

in EIV and where does it come | HUD-9887-A, Applicant's/Tenant's Consent to the &

from?>? - Release of Information, you are giving your consent :
- for HUD and the property owner or manager

The Social Security Administration: to obtain information about you to verify your B

+  Social Security (SS) benefits
= Supplemental Security Income (SS!) benefits
+  Dual Entitlement SS benefits

employment and/or income and determine your :
eligibility for HUD rental assistance. Your failure i
to sign the consent forms may result in the denial
of assistance or termination of assisted housing
benefits.

The Department of Health and Human Services
(HSS) National U:mnﬁoé of New Hires (NDNH):
= Wages

« . Unemployment compensation

* New Hire (W-4)

Who has access to the EIV
information?

| Oniy you and those parties listed on the consent form
What is the information in FIV | HUD-9887 that you must sign have access to the

. | information in EIV-pertaining to you.
used for?

The EIV system provides the owner and/or
manager of the property where you live with your
income information and employment history. This

What are my responsibilities?

As atenant in a HUD assisted property, you must

information is used to meet HUD’s requirement = certify that information provided on an application
to independently verify your employment and/ = for housing assistance and
or income when you recertify for continued rental o the form used fo certify and
assistance. Getting the information from the EIV 5 recertify your assistance (form
system is more accurate and less time consuming &% HUD-50059) is accurate and
and costly to the owner or manager than contacting =8 honest. This is also described
your income source directly for verification. in the Tenants Rights &
] ; Responsibilities brochure
o= s | Property owners and managers are able to use the that your property owner or
a.ﬂﬂm.mﬁn-ﬂm&oam.ﬁnoﬁ S EIV system to determine if you: . &8 manager is required to give to
u..,m You mnﬂﬁwwuwﬂammﬁ numumﬁmnmwﬂﬂm. :

. ou every 8
« correctly reported your income y ery year




Penalties for providing false information

Providing false information is fraud. Penalties for
those who commit fraud could include eviction,
Evmv\:._mi of overpaid assistance received, fines

up fo $1.0,000, imprisonment for up to 5 years,
prohibition from receiving any future rental assistance
and/or state and local government penalties.

Protect yourself, follow HUD reporting ;
requirements =

When.completing applications and recertifications,
you must include all sources of income you or any
. member of your household receives. Some sources
- include:

= Income from wages

*  Welfare payments

*  Unemployment benefits )

*  Social Security (SS) or Supplemental Security
Income (SSI) benefits

*  Veteran benefits

*  Pensions, retirement, etc.

* Income from assets

*  Monies received on behalf of a n:__a such as:
=Child support
< AFDC payments
- Social security for children, etc.

If you have any questions on whether money .
received should be countsd as income, ask your
property owner or managsr.

When changes occur in your household income
or family composition,
__.:Bma_mﬁmq contact your

- propefty owner or manager to
= determine if this will affect <o_.=
ol _,m_.:m_ assistance.

Your property owner or

manager is required to provide
you with a copy of the fact sheet :Ioi <9: mm:ﬁ
Is Determined” which includes a listing of what is
included or excluded from income.

What if I disagree with the EIV
information?

If you do not agree with the empioyment and/or
income information in EIV, you must tell your property
owner or manager. Your property owner or manager
will contact the income source directly to obtain
verification of the employment and/or i income you
disagree with. Once the property owner or manager

receives the information from the i income source, you b

will be notified in writing of the results.

What if I did not report income
previously and it is now being
reported in EIV?

If the EIV report discloses income from a prior period
that you did not report, you have two options: 1)

you can agree with the EIV report if it is correct,

or 2) you can dispute the report if you believe itis .
incorrect. The property owner or manager will then
conduct a written third party verification with the
reporting source of income. If the source confirms
this income is accurate, you willbe required to repay
any overpaid rental assistance as far back as five

(5) years and you may be subject to penalties if it is
determined that you deliberately tried to conceal your
income.

What if the information in EIV is
not about me?

EIV has the capability to uncover cases of potential -
identity theft; someone could be using your moo_m_
security number, If this is discoverad, you must .
notify the Soclal Security Administration by ca _._u

them toll-free at 1-800-772-1213, Further Information

on identity theft is available on the Social mmo::.q

Administration website at: hitp:/www.ssa.gov/

pubs/10064.html.

Who do I contact if my income
or rental assistance is not being
calculated correctly?

First, contact your property owner or manager for
an explanation.

If you need further assistance, you may contact the
contract administrator for the n_‘ovm% <oc live in;
and if it is not rasolved PP e

to your satisfaction, you
may contact HUD. For
help locating the HUD
office nearest you, which
can also provide you
contact information for
the contract administrator,
please call the Multifamily
Housing Clearinghouse
at: 1-800-685-8470.

Where can I obtain mozre
information on EIV and the
income verification process?

Your property cwner or manager can provide you
with additional _:*ozdm:o: on EIV and the income

Vverification process. They can also refer you to.

the appropriate contract administrator or your local
HUD office for additional infcrmation.

If you have access to a computer, you can read
more about EIV and the income verification
process on HUD's Multifamily EIV homepage at
WWW. ::a gov/cffi omm\:mm\:_?::__v\m_<\m_<:oam
cfm.
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