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This course is designed to:

Assist participants in understanding how to investigate and
document EIV income discrepancies

Throughout this course, we will discuss:

HUD’s requirements for investigating and documenting EIV
income discrepancies;

Detailed steps to determine if an EIV income discrepancy is
valid or invalid;

Tenant failure to comply with EIV requirements

Examples will be used throughout this course to provide
participants with hands on experience in performing the
step by step process of investigating and documenting EIV

income discrepancies
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HUD Terminology:

Must/Is Expected: Owners are required to take the action

—

specified S

Not

Cannot/Must Not: The action is strictly 4
prohibited \

VIRYAR
Business | / |

. . ractice A Expected |
Should: The action is recommended Q : \ w

Can/May: Owners have permission
This training:

Good Business Practice: Action is not required but
experience suggests it is beneficial

to take the action
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The EIV System applies to the following programs:

Project-based Section 8
New Construction
State Agency Financed
Substantial Rehabilitation
Section 202/8

Rural Housing Services
(RHS) Section 515/8

Loan Management Set-
Aside (LMSA)

Property Disposition Set-
Aside (PDSA)

Section 202/162 Project
Assistance Contract (PAC)

Section 202 Project Rental Assistance
Contract (PRAC)

Section 811 Project Rental Assistance
Contract (PRAC)

Section 811 Project Rental Assistance
Demonstration units under a Rental
Assistance Contract

Section 236

Section 236 Rental Assistance
Payment (RAP)

Section 221(d)(3) Below Market
Interest Rate (BMIR)

Section 101 Rent Supplement

Chapter 1, Figure 1-1
Page 4-5: Topic Il
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Low Income Housing Tax Credit (LIHTC) program for the Owner’s
completion of the LIHTC Tenant Income Certification (TIC) or for
LIHTC compliance monitoring by state officials;

RHS Section 515 program for certification of tenants who do not
receive Section 8 assistance or for compliance monitoring by RHS
staff for tenants receiving Section 8 assistance;

HOME; and

Other Non-HUD programs

NOTE: EIV data cannot be used for non-HUD purposes; nor can it
be viewed by any monitoring agent of a housing program not
covered by the Handbook

See Chapter 9, Section 9-17.C.2.3, Disclosure of EIV Data, for
information on why the Handbook is not applicable to these

programs

Chapter 9, Paragraph 9-17.C.2.a
Page 5: Topic Il
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Overview of HUD’s Requirements for
Investigating and Documenting EIV Income
Discrepancies

Determining if an EIV Income Discrepancy is
Valid or Invalid

Apparent Invalid EIV Income Discrepancies
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Discrepancies

Apparent Valid EIV Income Discrepancies
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Section 1

Understanding the
Income Discrepancy Report




ﬁHousing Academy
Owners must:
Print and review the Income Discrepancy Report:

At time of recertification (annual and interim) of family
composition and income

Within 90 days after transmission of a Move-In or Initial
Certification to TRACS

At other times as indicated in the Owner’s EIV Policies
and Procedures

Retain the Income Discrepancy Report in the Tenant
File for Term of Tenancy, plus 3 years

Chapter 9, Paragraph 9-11.B
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Identifies households where there is a difference of $2,400 or
more annually in wages, unemployment compensation
and/or Social Security Administration benefits for the Period
of Income (POI) as a result of the match between the data in
TRACS and EIV

|dentifies tenants whose income may have been under- or
over-reported, which causes improper subsidy payments

Negative numbers represent potential tenant under-reporting
of income

Positive numbers represent potential tenant over-reporting of
income and/or management error

In either case, the Owner must investigate all discrepancies
identified to determine whether or not they are valid

Chapter 9, Paragraph 9-11.C.1
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As a reminder, wage, unemployment and Social Security income
in TRACS includes:

TRACS
Income Code Type of Income

B Business

F Federal Wage

M Military Pay

WY Monfederal Wage

L Unemployment

S Social Securty

g5 supplemental Security

Income

Other income the household receives (such as welfare/TANF
benefits, SSP (State Supplement Program) Payments, child
support, alimony, recurring gifts, wages not included in the NDNH
database, most pensions, etc.), may be reported as annual income
in TRACS; however, it is not used for the income discrepancy
analysis in EIV

Chapter 9, Paragraph 9-11.C.1
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The Income Discrepancy Report is a tool to alert Owners that
there may be a discrepancy in the income reported by the
tenant during the Period of Income (POl)

Owners must investigate and document all discrepancies
identified to determine whether or not they are valid

Owners are not expected to reconcile dollar amounts to the
penny when resolving income discrepancies

HUD regulation 24 CFR 5.236(2) prohibits Owners from taking
adverse action against an individual based solely on the data
in EIV. Adverse action includes, but is not limited to,
suspending, terminating, reducing or making a final denial of
rental assistance

Chapter 8, Paragraph 8-20.A.2, Chapter 9, Paragraph 9-8.C and 9-11.C.2
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Owners must:
Print the Income Discrepancy Report at the same time as they print

the Income Report
Each week a completely new Income Discrepancy Report is generated
based on the current information in EIV for a tenant and the old (Income

Discrepancy) report is over-written with the current data
Review and resolve any discrepancies in income reported on the
Income Discrepancy Report with the tenant at the time of
recertification or within 30 days of the Income Report date

Any unreporting, under-reporting or over-reporting of income by the
tenant and reported on current or historical forms HUD-50059 must be

identified
Retain the Income Discrepancy Report along with detailed information
on the resolution of the reported discrepancy in the tenant file (for
term of tenancy, plus 3 years) regardless of whether the income

discrepancy is found to be valid or invalid
Chapter 8, Paragraph 8-20.A.2, Chapter 9, Paragraph 9-8.C and 9-11.C.2
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sSummanry Income Income Discrepancy Certification

Report Report Report FPage
Head of Household Information
Name: JANE SMITH
Social Securnity Number: AR 1234
Contract Number MAO1M 100000
Project Number
Project: ABC HOUSING
Effective Date of Action: 04/01/2014
Next Re-certification Date: 04/01/2015
EL?SEL%% ;nnual Wages and Benefits from Form $15.440.00 not
FPenod Of Income for Discrepancy Analysis 01/01/2013 - 12/31/2013

Annualized Last

Discrepancy Analysis Actuals Quuarter
Es::-;rted Annual Wages and Benefits from EIV $942200 $11,659.51
Amount of Annual Income Discrepancy: $6,018.00 $3,78049
Amount of Monthly Income Discrepancy: $501.50 $315.04
Percentage of Income Discrepancy: 63.87% 32.42%

Mote:Negafive numbers represent potential under reporting of income. Please discuss this income discrepancy
with the tenant. Positive numbers represent potential decrease in tenant income.

Confidential Pnvacy Act Data. Civil and Criminal penalties apply to misuse of this

data.
Report Generated By - MEFXXX SARAH JOHNSON
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The EIV system compares the tenant’s
projected next year’s income as
reported in TRACS to the actual income
data compiled by EIV in order to
determine whether or not to generate
an Income Discrepancy Report for a
household

Exhibit 9-7: How EIV Calculates Income Discrepancies
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Effective Date of Action = the effective date
of the current, active form HUD-50059
reported in TRACS (at the time of the
computer match) for the identified tenant

This date is used to calculate the Period of
Income (POI) start and end dates

In example: Effective Date of Action =
04/01/2014

Exhibit 9-7: How EIV Calculates Income Discrepancies
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Period of Income (POI) for Discrepancy Analysis = Timeline
reference governing the collection of data used to determine
whether or not a discrepancy exists between projected household
income (as reported in TRACS) and actual income (EIV income data
available at the time the projection is made)

The POl is established in order to gather the actual income data and
compare it to the projected income, the results of the comparison
determine whether a discrepancy exists for a household

The POl start date is 15 months prior to the effective date of the
current, active form HUD-50059 reported in TRACS (listed as the
Effective Date of Action)

The POl end date is 3 months prior to the effective date of the same
current, active form HUD-50059 reported in TRACS

In example: POl =01/01/2013-12/31/2013

Exhibit 9-7: How EIV Calculates Income Discrepancies
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Projected Annual Wages and Benefits from Form HUD-50059 = All wages,
unemployment compensation, SS and SSI benefits reported on form HUD-
50059 submitted by the Owner (or Service Bureaus on behalf of the
Owner) to TRACS

Data from households whose identity match with SSA either failed or is still
pending will not be included in this calculation

Projected income information is used as the baseline for the discrepancy
calculation, which ultimately determines if EIV generates an Income
Discrepancy Report for a household

Per Exhibit 9-7: The most current form HUD-50059 with an action type of Ml,

AR, IR or IC that falls within the timeline of 3 to 15 months prior to the Effective
Date of Action is used as the source for projected income information

Experience has shown: the current, active form HUD-50059 reported in TRACS,
listed as the Effective Date of Action, is used as the source for projected income
information

In example: Projected Annual Wages = $15,440.00

Exhibit 9-7: How EIV Calculates Income Discrepancies
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Reported Annual Wages and Benefits from EIV Data: Amounts reportable
in EIV from the SSA database (including SS, SSI, and Dual Entitlement
benefits) and NDNH (including wages, W-4, and unemployment
compensation)

A household’s actual income from EIV data is compared to their projected
income as reported on form HUD-50059 in TRACS to evaluate the accuracy of
an income projection
In example:
Actual Reported Annual Wages and Benefits from EIV Data = $9,422.00
Amount of (Actual) Annual Income Discrepancy = $6018, Amount of (Actual) Monthly
Income Discrepancy = $501.50, Percentage of Income Discrepancy = 63.87%
Annualized Last Quarter Reported Annual Wages and Benefits from EIV Data =
$11,659.51
Amount of (Annualized Last Quarter) Annual Income Discrepancy = $3780.49, Amount
of (Annualized Last Quarter) Monthly Income Discrepancy = $315.04, Percentage of
Income Discrepancy = 32.42%
Note: An Owner will receive an Income Discrepancy Report for a household if there is a $2400
or more difference between the Projected Income and either the Actual or Annualized Last

Quarter (Reported) Income
Exhibit 9-7: How EIV Calculates Income Discrepancies
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) EIV’s income discrepancy calculation consists of the following:

Determine the Effective Date of Action

Determine the Period of Income (POI) for Discrepancy Analysis

Capture the Projected Annual Wages and Benefits from Form HUD-50059
Capture the Actual and Annualized Last Quarter Reported Annual Wages and
Benefits from EIV Data

U OO0 O

U

Begin the discrepancy evaluation process:

) First evaluation = Entire period of consideration
) Projected Annual Wages and Benefits from Form HUD-50059 data in TRACS —
Reported Annual Wages and Benefits (as derived) from EIV Data

) Second evaluation = Last quarter of period of consideration
-} Actual EIV Income = final quarter income data x 4 quarters
) Projected Annual Wages and Benefits from Form HUD-50059 data in TRACS —
Actual EIV Income

) Compare the results of the first and second discrepancy evaluation to determine
if either number exceeds the discrepancy cutoff threshold of $2,400
-1 Ifyes, an EIV Income Discrepancy Report is generated for the household
- If no, an EIV Income Discrepancy Report is not generated for the household

Exhibit 9-7: How EIV Calculates Income Discrepancies
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We ran and printed Jane’s EIV Income Report on 12/01/2014, which is 120 days prior to her
04/01/2015 Annual Recertification, on the same schedule as the First Reminder Notice

Per Jane’s EIV Income Discrepancy Report:
Effective Date of Action = ‘04/01/2014’
Projected Annual Wages and Benefits from Form HUD-50059 = $15,440

We conducted Jane’s recertification interview on 12/30/2013 in order to process her 04/01/2014
Annual Recertification

At that time, we collected the following current, consecutive weekly pay stubs to calculate Jane’s
projected income:

12/06/2013, 12/13/2013, 12/20/2013, and 12/27/2013
Period of Income for Discrepancy Analysis = ‘01/01/2013-12/31/2013’
Actual Reported Annual Wages and Benefits from EIV Data = $9,422
Annualized Last Quarter Reported Annual Wages and Benefits from EIV Data = $11,659.51

The Projected vs. Actual Income compared by EIV (to determine if an Income Discrepancy Report is
generated for Jane) only overlaps from 12/02/2013 - 12/27/2013

The Projected vs. Actual Income compared will only overlap for a short period of time and/or
won’t overlap at all (in the case of an Interim Recertification)

This alone causes invalid EIV income discrepancies; however, Owners must still investigate
and document all discrepancies identified to determine whether or not they are valid
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Section 2

Overview of HUD’s Requirements for
Investigating and' Decumenting
EIV Income Discrepancies
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Owner’s must:

Investigate (and document) ALL discrepancies identified on
the (Income Discrepancy) report to determine whether or not
the discrepancy is valid

Identify ANY unreporting, under-reporting or over-reporting
of income by the tenant and reported on current or historical

forms HUD-50059

The Income Discrepancy Report is a tool to alert Owners
that there may be a discrepancy in the income reported
by the tenant during the Period of Income (POI). The
Owner is not expected to reconcile dollar amounts to
the penny when resolving discrepancies.

Chapter 8, Paragraph 8-20.A.1.a, Chapter 9, Paragraph 9-11.C, 9-11.C.2, 9-11.C.3.b
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If the Owner determines one (or more) household
member unreported and/or under-reported his/her
income (during the Period of Income), the Owner
must:

Go back to the time the unreported or under-reporting of
income started, not to exceed the 5-year limitation that the
tenant was receiving assistance described on forms HUD-
9887 and HUD-9887-A

Charge the tenant for the difference between the rent the
tenant should have paid and the rent he/she was actually
charged

Chapter 8, Paragraph 8-21.A.1, Chapter 9, Paragraph 9-13.A
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A tenant must reimburse the Owner for the total overpayment back to
the time the overpayment of assistance started, not to exceed the 5-year
limitation that the tenant was receiving assistance discussed in forms
HUD-9887 and HUD-9887-A. This 5-year limitation applies to all
overpayments of assistance and is not limited to errors found using EIV.

Applicable language in form HUD-9887:

“This consent is limited to wages and unemployment compensation you have

received during period(s) within the last 5 years when you have received
assisted housing benefits.”

Applicable language in form HUD-9887-A:

“The O/A may not make inquiries into information that is older than 12 months
unless he or she has received inconsistent information and has reason to
believe that the information that you have supplied is incorrect. If this occurs,

the O/A may obtain information within the last 5 years when you have received
assistance.”

Chapter 8, Paragraph 8-21.A.5, 9-13.A
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The Handbook does not provide clear step by step guidance on how to
investigate and document EIV income discrepancies

In this training, we make recommendations on how to determine if an EIV
income discrepancy is valid or invalid. These recommendations are based on
our interpretation of the guidance in the Handbook and practical experience.

Please consult the Compliance Department (at the company for which you
work), your Contract Administrator and/or local HUD Field Office when
establishing a policy for investigating and documenting EIV income
discrepancies

In order to ensure Fair Housing compliance, we recommend that Owners
develop an EIV Income Discrepancy Workflow and apply it consistently to all
households

In order to resolve an EIV income discrepancy, an Owner must investigate
and document his/her findings in the tenant file (including applicable
citations from the Handbook, Federal Register and/or 3™ party verifications)
for all household members
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Each and every EIV income discrepancy is unique

In order to conclude an EIV income discrepancy investigation, all
documents contained in the tenant file must indisputably support the
determination of the Owner.

An Owner should never conclude an EIV income discrepancy
investigation until and unless all documentation (required to make a
determination of valid or invalid) has been received and/or thoroughly
reviewed

If an Owner is unable to confidently make a determination (of valid or
invalid) and/or fully document his/her decision using the detailed steps
provided in this training, he/she should seek further guidance from the
Compliance Department (at the company for which he/she works),
his/her Contract Administrator and/or the local HUD Field Office

Important Note: An Owner should always be mindful of regulations
and/or lease provisions (e.g., VAWA and/or reasonable accommodations)
that effect how an Owner should proceed when investigating and
documenting an EIV income discrepancy
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HUD recognizes the financial and administrative burden
of investigating and documenting discrepancies and/or
possible errors

Owners may retain a portion of the repayments they
actually collect from tenants to defray the cost of
pursuing these cases. Owners may only retain an
amount to cover their actual costs, which is the lesser

of:

The actual costs; or,

Twenty percent (20%) of the amount received from the
tenant

Chapter 8, Paragraph 8-21.B.2.a
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It is a good business practice to create an EIV income discrepancy
case file checklist and log each and every meeting, conversation,
phone call, email, action, etc. of the EIV income discrepancy
investigation/resolution process through to completion to justify
retention of administrative fees, if applicable

Examples of what constitutes administrative time includes:
Initial review of EIV Income and Income Discrepancy Reports

Preparation of notices and other documents pertaining to the
discrepancy investigation

All communication (meetings, phone calls, notices, e-mails, faxes, etc.)
with other staff member(s), tenant(s), third party income source(s),
HUD and/or a Contract Administrator, etc. pertaining to the
discrepancy investigation and resolution, negotiating the repayment
agreement, and collecting retroactive rent

Record time for each individual staff member; for example a ten minute
conversation between a manager and his/her regional manager would be
recorded as twenty minutes, or ten minutes per person
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Section 3

Determining iffan EIV Income
Discrepancy is Valid or Invalic
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Each and every EIV income discrepancy is unique; therefore, the overall goal of our training
is to teach an EIV Income Discrepancy Workflow that can be applied to all income
discrepancy cases that an Owner must investigate and document

To accomplish this, first we grouped EIV income discrepancies into one of three categories:

Apparent Invalid
Income discrepancies for which an Owner is able to conduct a brief investigation of the
EIV Income Reports and most current form HUD-50059 with an action type of MI, AR,
IR or IC that falls within the Period of Income, including 37 party verifications, to
determine that there is an apparent explanation as to why the EIV income discrepancy
is invalid for the household

Nonapparent and/or Apparent Valid
Income discrepancies for which an Owner must continue his/her investigation by
reviewing all form HUD-50059s with an action type of MI, AR, IR or IC that fall within
the Period of Income, including 3™ party verifications, as well as potentially obtain
additional documents in order to either determine that there is an apparent
explanation as to why the EIV income discrepancy is invalid or see the EIV income
discrepancy through to completion

Apparent Valid
Income discrepancies for which an Owner identifies unreporting and/or under-
reporting of income and must determine when it started as well as calculate the
difference between the amount of rent the tenant should have paid and the amount

of rent the tenant was charged
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EIV Income Discrepancy Report is Generated:

EI We Wi I I Sta rt SECtiO NS Begin checklist, begin tracking time
Apparent Invalid

3-5 of this training by L —
reviewing the e L

If mo, contimue investigation

applicable section of Nonapparent or Apparent Valid
Review all 505, 3 party & back-up docs w/fin POI, send 10-day ketter, conduct

t h e E I V I n CO m e _tienint meeting, obtain detailled wage printouts and/or benefit stmts for POH

Determine: is discrepancy invalid?

D i S C re p a n Cy Tri a n g I e’ If yes, document findings, cite Handbook, Fed. Register

and/or 3™ party verifications, conclude investigation

W h iC h iS a Vi S u a I a id If no, continue investigation

Apparent Valid

that we created to etcrmine: Did discrepancy begin

prior to the start date of the POI1?
If yes, obitain add. wage printouts/benefit

serve asas i m p I e ftrl':-'i fnrl Et'rearls fdl:lrt:ul:repan: source(s). IIIII,.-"IIII
representation of the o

Owner’s overall goals rereement. Document

findings, cite

Handbook

when investigating and b

Register,
conc ude

documenting EIV
income discrepancies
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Document EIV Income Discrepancies

! Second, we will present our best practice recommendations for investigating
and documenting EIV income discrepancies in a detailed step by step format

Detailed Steps to Investigate and Document EIV Income Discrepancies

MOTE: Log all administrative time spent as part of the investigation/resolution process (review of the EIV
Reparts, review of the tenant file, all communications with the tenant and/or other involved parties including
phone calls, emails, in-person conversations, corrective actions, etc.)

1. Rewiew the EIV Income Discrepancy Report, note the following (on the EIV Income Discrepancy
Warksheet):
a. Effective Date of Action
b. Projected Annual Wages and Benefits from Form HUD-50059
i. This is the gross annual income for the household from income sources reportable in EIV
based on the form HUD-50059 listed as the Effective Date of Action
c. Period of Income (POI) for Discrepancy Analysis (12 month period beginning 15 months prior to
the Effective Date of Action)
d. Actual Reported Annual Wages and Benefits from EIV Data
i This is the gross annual income for the household from income sources reportable in EIV
for the Period of Income

1. When there is a difference of 52,400 or more between the Projected and either
Actual or Annualized Last Quarter Reported Annual Wages and Benefits, an EIV
Income Discrepancy Report is generated
2. Determine and review the most current form HUD-5005% with an action type of M1, AR, IR or IC that falls

within the Period of Income, note the following (on the EIV Income Discrepancy Worksheet):
a. Projected income as reportable in EIV
i As a reminder, reportable income includes business income, federal wages, military pay,
nonfederal wages, unemployment, Social Security benefits, and Supplemental Security
Income
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Third, we will demonstrate how to apply the
detailed steps for investigating and documenting
EIV income discrepancies by discussing examples

of income discrepancy cases as they relate to
each of the three categories:

Apparent Invalid

Nonapparent and/or Apparent Valid

Apparent Valid
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! Finally, we will
conclude sections
3-5 by reviewing
the applicable
section of the
Trigger Action
Decision diagram,
which is another
visual that we
created to
summarize our
best practice
recommendations
for investigating
and documenting
EIVincome
discrepancies

EIV Income Discrepancy Investigation and Resolution Workflow

Conclusion: All EIV Income Discrepancies require investigation and documentation (regardless of
whether or not they are valid). We recommend that documentation to resolve an EIV
income discrepancy include the following: detailed notes as to the Owner’s findings

from the investigation, Handbook and/or Federal Register citations, references to any

3" party verifications (used to make a determination) and income and/or rent

calculations, as applicable.

Trigger: Owner receives an EIV Income Discrepancy Report for a household.

Action: Owner reviews the EIV Income Discrepancy Report and notes the Period of Income (POI) and
Actual Reported Annual Wages and Benefits.

Owner determines and reviews the most current form HUD-50059 with action type of MI, AR, IR
or IC that falls within the POl and notes the projected income.

Decision Point: Is Owner able to determine that the difference between actual and projected income is less than
the discrepancy cutoff threshold of $2,400? [f yes, Owner concludes investigation. If no, Owner

proceeds with investigation.

Trigger: Owner is not able to determine that the difference between actual and projected income is less
than the discrepancy cutoff threshold of $2,400.

Action: Owner reviews and compares the EIV Income Report to the most current form HUD-50059 (that
falls within the POI) and 3™ party verifications.

Decision Point: Is Owner able to determine that there is an apparent explanation as to why the EIV income

discrepancy is invalid? If yes, Owner concludes investigation. If no, Owner proceeds with

investigation.
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Section 4

Apparent Invalia EIV Income
DiIScrepancies

Topic 2
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EIV Income Discrepancy Report is Generated:
Begin checklist, begin tracking time
Apparent Invalid
Review EIV IncC. and Inc. Disc. Rpt, most current 59 and 3™ party income verifications within POI

Determine: is discrepancy invalid?

If yes, document findings, cite Handbook, Fed. Register and/or 3™ party
werificati nclude investigation

If no, continue investigation

Nonapparent OR Apparent Valid

Review all 595, 3" party & back-up docs w/in POI, send 10-day letter, conduct

Determine: is discrepancy invalid?
If yes, document findings, cite Handbook, Fed. Register
and/or 3™ party verifications, conclude investigation

If no, continue investigation
Apparent Valid

Determine: Did discrepancy begin
prior to the start date of the PoOI1?

EIV Income Discrepancy Report is Generated:

Begin checklist, begin tracking time

Apparent Invalid

Review EIV Inc. and Inc. Disc. Rpt, most current 59 and 3™ party income verifications within POI
Determine: is discrepancy invalid?

If yes, document findings, cite Handbook, Fed. Register and/or 3 party
verifications, conclude investigation

If no, continue investigation
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Review the EIV Income Discrepancy Report, note the following (on
the EIV income discrepancy case file checklist):

Effective Date of Action
Projected Annual Wages and Benefits from Form HUD-50059

This is the gross annual income for the household from income sources reportable
in EIV based on the form HUD-50059 listed as the Effective Date of Action

Period of Income (POI) for Discrepancy Analysis
This is the 12 month period beginning 15 months prior to the Effective Date of
Action

Actual Reported Annual Wages and Benefits from EIV Data
This is the gross annual income for the household from income sources reportable
in EIV for the Period of Income

Annualized Last Quarter Reported Annual Wages and Benefits from EIV

Data
This is the gross income annualized for the household from income sources
reportable in EIV based on the last quarter of the Period of Income

When there is a difference of $2,400 or more between the Projected and either Actual
or Annualized Last Quarter Reported Annual Wages and Benefits from EIV Data, an
Income Discrepancy Report is generated
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Identifying Projected Income

Projected income information is used as the baseline for discrepancy
calculations. It is derived from the form HUD-50059 records stored in the
TRACS database. The income projected information is used to determine
whether or not a given household should have an Income Discrepancy Report.
The determination is made using the following evaluation criteria.

+ Selected form HUD-50059 records will come directly from the curent TRACS
database. There is no need fo access the TRACS database to obfain
projected household income information.

« EIV will review the curent TRACS database to locate the most current form
HUD-50059 record for a household that falls in the timeline of 3 to 15 months.

« Prior fo the Effective Date of Action. The most recent record falling within that
timeline is used as the source for projected income information.

« Form HUD-50039 records in TRACS with an effective date that falls within the
specified 3 to 15 months timeline, and includes an action type of MI, AR, IR ar
IC, is included in the Income Discrepancy Report calculations.

Action Types -

Included in the

Income

Discrepancy

Report

Calculations Definition
Mi Move In
AR Annual Recertification
IR Interim Recertification
IC Initial Certification

« Data from households that lack S5A verification or that fails the SSA
verification will not be included in the calculations.

« |f aform HUD-30059 record in TRACS does not meet the qualification
criteria, the household is excluded from the Income Discrepancy Report.

Calculating Income Discrepancies

Once projected and actual income data have been captured, the discrepancy
evaluation process begins. EIV conducts two separate evaluations during the
Income Discrepancy Report generation process. The outcome determines
whether or not the results should be included in the Income Discrepancy Report.

Income discrepancies are calculated in the following manner:

Discrepancy 1 - Entire period of consideration versus income projected is
calculated as follows:

(Projected Annual Wages and Benefits from form HUD-50059 data in
TRACS) — (Reported Annual Wages and Benefits as derived from EIV data.)

Discrepancy 2 — Last quarter of period of consideration annualized against
projection is calculated as follows:

< Actual EIV Income = final quarter income data (prorated as first and final
guarter income in calculating total income for period of income against
projection) x 4 quarters.

Projected Annual Wages and Benefits from form HUD-50059 data in TRACS
— Actual EIV Income

\ 7
e

Exhibit 9-7, pages 1-3



IﬁTﬁ Housing Academy

Determine and review the most current form HUD-50059 with an
action type of MI, AR, IR or IC that falls within the Period of Income,
note the following (on the EIV income discrepancy case file checklist):

Projected income as reportable in EIV

As a reminder, reportable sources of income include business income, federal
wages, military pay, nonfederal wages, unemployment, Social Security benefits,
and Supplemental Security Income

Subtract Actual Reported Annual Wages and Benefits from EIV Data
from projected income from form HUD-50059

Subtract Annualized Last Quarter Reported Annual Wages and Benefits
from EIV Data from projected income from form HUD-50059

Determine if the difference between both actual and projected income
and annualized last quarter and projected income is less than the
discrepancy cutoff threshold of $2,400

If yes, the Owner may conclude that this is an Apparent Invalid EIV
Income Discrepancy (no further investigation is necessary)



IﬁTﬁ Housing Academy

Best practice recommendations for resolving an Apparent
Invalid EIV Income Discrepancy:

Add detailed notes to the EIV Income Discrepancy Report
and EIV income discrepancy case file checklist to be filed in
the tenant file to "tell the story”
If EIV had used the household’s projected income from the most
current form HUD-50059 with an action type of MI, AR, IR or IC that
falls within the Period of Income, an EIV Income Discrepancy Report
would not have been generated because EIV would have compared

reported income (on form HUD-50059) to actual and annualized last
quarter income (in EIV) for the same time period

Cite the Handbook, Federal Register and/or applicable 3™
party verifications in the tenant file

Conclude the investigation



Example of Identifying Projected

Income for the Same Time Period

Head of Household Information

Name:

Social Security Number:
Contract Number:

Project Number:

Project:

Effective Date of Action:
Next Re-Certification Date:

Projected Annual Wages and Benefits from Form
HUD-50059:

Period Of Income for Discrepancy Analysis

Discrepancy Analysis

Reported Annual Wages and Benefits from EIV
Data:

Amount of Annual Income Discrepancy:
Amount of Monthly Income Discrepancy:

Percentage of Income Discrepancy:

I_m—n Housing Academy

Effective Date of Action:
06/01/2014

KEVINBLACK Projected Annual Wages
'Att_tt_-|234 .
and Benefits from Form
MAO1M100000
HUD-50059:
ABC Housing SO'(_)O
06/01/2014 Period of Income for
06/01/2015 Discrepancy Analysis:
03/01/2013 -
$0.00 02/28/2014
03/01/2013-02/28/2014 Actual Reported Annual
Wages and Benefits
Actuals Amualized Last from EIV Data:
Quarter 514,945.81
$14.945 81 §15996.75 Annualized Last Quarter
($14.945 81) $1500675) Reported Annual Wages
($1,245 48) $1333.06) and Benefits from EIV
(100%) (100%) Data: $15,996.75



Review Projected Income from the Form

Iﬂ_ﬁ Housing Academy

HUD-50059 for the Same Time Period
Form HUD-50059’s Processed for Household per Tenant File / Property Mgmt Software

During the Period of Income: Section B. Summary Information

1. Project Name

06/01/2013 AR AECHuving 12 Mecive Date woinots | 22 No.ofedrons, "

13. Anticipated Voucher Date

. . _ 2 Subsidy Type 1-Sec8) 14 Next Recertiication Date 06012014 | 23. Buiiding ID
11/01/2013 IR — projected income = $15,336 | ; sy swsormee 24 it Tonet Coce

. . 5. Project Number 15. Project Move-In Date 06/2312008 | 26. Security Deposit 401
FO m H U D'50059 L ISt ed as Effect lve Date 6. Contract Number MAOIMI00000 16 Certification Type R | 27. 236 BasiBMIR Rent
7. Project iMAX 1D TRACMI2345| 17 Action Processed 28. Market Rent
H . 8. Plan of Action Code 18. Correction Type 29. Contract Rent 2621
Of ACtI O n . 9. HUD-Owned Project? 19. EIV Indicator 30 U?il?tﬁllou?ance 93

10. Previous Housing Code 20. Prev. Subsidy Type 31. Gross Rent 2714

06/01/2014 AR - prOjeCted income = $O 11. Displacement Status Code 32. TTP at RAD Conversion

Section C. Household Information

The most current form HUD-50059 with an Bl % CH A Y e e - ) Pl B Sl X e
. ] . No. Last Name First Name 6 [Rel|Sex| Race |Eth Date Staws |std Code | Excp|Code| Number Age Codes
action type of MI, AR, IR or IC that falls within [z Kevin H[M| & |2 [ovesss 0D345678| | EC 7
: 02 | Black Mary S|F A 2 03.-:01-:195; §76-34-3210 EC 38
the Period of Income of 03/01/2013 — EE o - Dl i |3|ooimm s | B b
02/28/2014 is 11/01/2013’s IR. This 3
certification, which reports a projected income ———— T . — 0
p o e 54. Numoerof NonFamiy Members 0 | 27 2o EOnb 2GR SR 0
of $15,336, was processed within the same 52 Famiy has Visual Disabilty? gg:ﬂﬂgg;ggﬁ;ﬁ?\g‘jﬂgﬁnbem + | 5. Expected Family Additon - Fster Chidren 0
time period as the Period of Income used to &zl T
calculate the Actual Reported Annual Wages s memsiomio E——
and Benefits from EIV Data. ﬁﬁ;_ neome oo | A sgvéiaems ﬁi s Tl cotone ??*‘ni' Diesed
10- W=Non-Fed. Wage 256 e 1. Checkmg BOA 1134 C 303 0

$15,336 - $14,945.81 = $390.19 i
$390.19 < EIV’s discrepancy cutoff
threshold of $2,400

$15,336 - $15,996.75 = $(660.75)

$66O 75 < E IV’S d Iscre anc Cutoﬁ-' 70. Total Employment Income 236 81. Total Cash Value of Assefs 503
. p y 71. Total Pension Income 0 82 Actual Income from Assets 0
72 Total Public Assistance Income 0 83. HUD Passhook Rate 0.00

th re S h O | d Of $2 4 O O 73 Tofal Other Income 15,080 84 Imputed Income from Assets 0
) 4. Total Non-Asset Income

15,336 85. Asset Income 0




IﬁTﬁ Housing Academy

EIV Income Discrepancy Resolution:
Add detailed notes to the EIV Income Discrepancy Report and EIV
income discrepancy case file checklist to be filed in the tenant file
to "tell the story”

If EIV used projected income from the most current form HUD-50059 with an
action type of Ml, AR, IR or IC that fell within the Period of Income, an EIV
Income Discrepancy Report would not have been generated for the household
Include the calculation in the tenant file

Cite the Handbook (to support the resolution)
Per Exhibit 9-7 (pages 1-2) - EIV will review the current TRACS database to
locate the most current form HUD-50059 record for a household that falls in
the timeline of 3 to 15 months prior to the Effective Date of Action. The most
recent record falling within that timeline is used as the source for projected
income information.

Conclude the investigation (for the household)

If EIV used projected income from the form HUD-50059 detailed in the
Handbook, an EIV Income Discrepancy Report would not have been generated
for the household. There is an apparent explanation as to why the EIV Income
Discrepancy is invalid for the entire household.



IﬁTﬁ Housing Academy

Review the EIV Income Report, note the following (on the
EIV income discrepancy case file checklist):

Make a list of each household member’s source of income,
start date(s) (if available), and amount(s) as reported in EIV

The Income Report details all reportable sources of income
(Employment, Unemployment, Social Security benefits, Dual
Entitlement benefits, Medicare data and Supplemental

Security Income) that each household member receives,
regardless of age

The first person listed on the Income Report is the Head of Household

If a household member has no Employment Information, this box will
state ‘EIV received no Employment (W4) data’. Likewise, if there is no
Wages Information, the EIV Income Report will state ‘EIV received no
income data’; if there is no Unemployment, Social Security, Dual
Entitlement, Medicare, and/or Supplemental Security Income data,
the EIV Income Report will state ‘EIV received no benefit data’



IﬁTﬁ Housing Academy

Review the most current form HUD-50059 with an action
type of Ml, AR, IR or IC that falls within the Period of Income,
note the following (on the EIV income discrepancy case file

checklist):
By household member, make a list of:

Form HUD-50059: Source(s) and amount(s) of projected
income as reportable in EIV (which includes business income,
federal wages, military pay, nonfederal wages, unemployment,
Social Security benefits, and Supplemental Security Income)
3"d Party Verification(s): Source(s), start date(s) and averaged,
annualized amount(s) of projected income from either the
verification letter(s), tenant provided pay stubs, and/or EIV

Income Report, as applicable
Be mindful of any circumstance(s) that warrants a 30-day notice
of rent increase. Make a note of new and/or increased income
start date(s), reported date(s), and (re)certification(s) effective

date(s)



IﬁTﬁ Housing Academy

Determine if there is an apparent explanation as why the
EIV income discrepancy is invalid

If yes, the Owner may conclude that this is an Apparent
Invalid EIV Income Discrepancy (no further investigation
IS necessary)

Best practice recommendations for resolving an
Apparent Invalid EIV Income Discrepancy:

Add detailed notes to the EIV Income Discrepancy Report
and EIV income discrepancy case file checklist to be filed
in the tenant file to "tell the story”

(Examples include: new income requiring a 30 day notice of rent

increase, SSI State Supplement Program (SSP) Payments
administered/paid by the state, pensions coded in EIV as wages)



IﬁTﬁ Housing Academy

Cite the Handbook, Federal Register and/or applicable 3" party verifications in the tenant file
New Income: HUD rule states that if the tenant complies with interim reporting requirements,
the Owner must provide a 30 day notice of rent increase (4350.3, REV-1, Change 4, Chapter 7,

Paragraph 7-13.C.1)
Provide a detailed timeline, include calculations and reference supporting documentation to detail that the
tenant complied with Interim reporting requirements

SS| State Supplement Program (SSP) Payments: Recipients of SSI may be eligible for additional
benefits from the state in which they reside, through the State Supplement Program (SSP). SSP
provides state-funded assistance to aged, blind and disabled individuals. Historically, the Social
Security Administration (SSA) included SSP payments with the Federal benefits each month, or
paid them separately if a recipient was not entitled to a Federal benefit. Currently, states may
elect to make SSP payments directly to recipients through a state agency instead of through the
SSA. SSP payments that are paid directly by the state are not reported in EIV

(https://secure.ssa.gov/poms.nsf/Inx/0501405001).
Include the calculations and reference supporting documentation to detail that the tenant reported SSP
payments as required by HUD rules; however, this income is not reported in EIV

Pensions coded in EIV as wages: Per the MAT User’s Guide, pensions include veterans pensions,
military retirement, and income from all other pensions and annuities and are coded as PE on the
form HUD-50059/50059-A (Chapter 5, 5.5 MAT10 Section 4: Income Record, Definitions and Edit
for MAT Field 4)

Include the calculations and reference supporting documentation to detail that the tenant reported income
from a pension(s) as required by HUD rules

Conclude the investigation (as it pertains to the specific household member)
Important Reminder: All household members must be documented in the final EIV Income

Discrepancy Resolution



IﬁTﬁ Housing Academy

Determine if one or more household member qualifies for an
allowable exclusion from income

If yes, add the amount of actual income (earned by the household
member with the allowable exclusion) to the projected income
reported on the most current form HUD-50059 with an action type of
MI, AR, IR or IC that falls within the Period of Income

Subtract Actual Reported Annual Wages and Benefits from EIV Data
from Projected Income from Form HUD-50059 (which now includes
the amount of actual income (earned by the household member with
the allowable exclusion))

Determine if the difference (between actual and projected income) is
less than the discrepancy cutoff threshold of $2,400

If the amount of actual income (earned by the household member with
the allowable exclusion) was included in projected income reported on
the most current form HUD-50059, the Owner would not have received
an EIV Income Discrepancy Report for the household

If yes, the Owner may conclude that this is an Apparent Invalid EIV
Income Discrepancy (no further investigation is necessary)



IﬁTﬁ Housing Academy
Full-Time Dependent Students:

The Handbook states “count only earned income up to a maximum of $480 per year for full-time
students, age 18 or older, who are not the head of the family, spouse or co-head.” Therefore, the

form HUD-50059(s) for a verified full-time student will reflect a maximum of $480 for earned
income. [Chapter 5, Paragraph 5-6.A.3.d]

EIV reports all gross employment income earned regardless of HUD’s Student Rule

Income from HUD-Funded Training Programs:

The Handbook states “amounts received under HUD-funded training programs are excluded from
annual income.” Under certain circumstances, income from state and local government funded

training programs are also excluded. As such, the form HUD-50059(s) will not reflect excludable
sources of income. [Chapter 5, Paragraph 5-6.M.1-2]

EIV reports all gross employment income earned regardless of whether or not the income is
received from a HUD-funded training program

Income from Employment of Children (Including Foster Children):

The Handbook states “income from employment of children (including foster children) under the
age of 18 years” is excluded from annual income. As such, the form HUD-50059(s) will not reflect
excludable sources of income. [Chapter 5, Paragraph 5-4.B, Exhibit 5-1: Income Exclusions]

EIV reports all gross employment income earned, regardless of age



IﬁTﬁ Housing Academy

Best practice recommendations for resolving an
Apparent Invalid EIV Income Discrepancy:

Add detailed notes to the EIV Income Discrepancy Report
and EIV income discrepancy case file checklist to be filed
in the tenant file to "tell the story”

EIV reports all gross employment income earned whereas a

form HUD-50059(s) does not report allowable exclusions from
Income

Cite the Handbook, Federal Register and/or applicable 3™
party verifications in the tenant file

Conclude the investigation (as it pertains to the specific
household member)

Important Reminder: All household members must be
documented in the final EIV Income Discrepancy Resolution



Example of Identifying Income

Earned from Employment of Children

Head of Household Information

Name:

Social Security Number:
Contract Number:

Project Number:

Project;

Effective Date of Action;
Next Re-Certification Date:

Projected Annual Wages and Benefits from Form
HUD-50059:

Period Of Income for Discrepancy Analysis

Discrepancy Analysis

Reported Annual Wages and Benefits from EIV
Data:

Amount of Annual Income Discrepancy:
Amount of Monthly Income Discrepancy:

Percentage of Income Discrepancy:

I'n—]'ﬁ Housing Academy

JANE SMITH Effective Date of Action:
'.tt'.t_i*_1234 09/01/2014
Projected Annual Wages and

MAO1M100000
Benefits from Form HUD-
ABC Housing 50059:
09101/2014 $23,849.00
09/01/2015 Period of Income for
Discrepancy Analysis:
523,849.00 06/01/2013 - 05/31/2014
06/01/2013-05/31/2014 Actual Reported Annual

Wages and Benefits from
Actuals Annualized Last EIV Data: S32’527_69
Quarter Annualized Last Quarter
$32,527.69 $3230173 Reported Annual Wages and
($8,678.69) se45273 Benefits from EIV Data:

($723.22) ($704.39) S32,301.73
(26.68%) (26.17%)



Review the 50059 to Identify Income @H Acad
M Housing Academy

Earned from Employment of Children
Form HUD-50059’s Processed for Household per Tenant File / Property Mgmt Software

During Period of Income:
09/01/2013 AR — projected income = $22,852 Section B. Summary nformation

. . . 1. Project Name o D I
Form HUD-50059 Listed as Effective Date of Action: — ottt (5005 | 2 Mo s
-2 e e8] 14, Next Recertification Date 09/01/2014 | 23 Buiding

3. Secondary Subsidy Type 24, Unit Transfer Code

09/01/2014 AR — projected income = $23,849 i Popary D | S rmanlite

5. Project Number 15. Project Maove-In Date

The most current form HUD-50059 with an action s i et By vicculie | vt
. . . 8. Plan of Action Code 18. Comection T 20. Contract Rent
type of MI, AR, IR or IC that falls within the Period = zmomer=e B Wider” 0 Uiy Rorares

11. Displacement Status Code 32. TTP at RAD Conversion

of Income of 06/01/2013 — 05/31/2014 is Torsat Nl Section C. Household Information

09/01/2013’'s AR. This certification, which reports a | . | 3. 228 & 5 s s %‘gﬁe g&p ool ey
projected income of $22,852, was processed within = @[= - HEEES e E

02

the same time period as the Period of Income used =

to calculate the Actual Reported Annual Wages and =

08

Benefits from EIV Data. . aniy s Mooty Dssiy? B o b e
51. Family has Hearing Disability? oy N” oot MDE"’ a"“L =m
52. Family has Visual Disabilty? - penden

57. Expected Family Addition - Adoption 0
58. Expected Family Additizn - Pregnancy 0
50, Expected Family Addition - Foster Children 0

[y

This household consists of: - it Mmmm
Head of Household - Jane Smith, who is 50 years — re s | ¥ v st e

of age and Dependent - Emma-Sue Smith, who is 2]+ | = |5 2] x o] [re] i
17 years of age e A e e
$22,852 - $32,527.69 = $(9,675.69)

$22,852 - $32,301.73 = $(9,449.73)

($9,675.69) and $(9,449.73) > EIV’s discrepancy

cutoff threshold of $2,400

The Owner should now determine if $9,67569 IS 70. Total Enploment home 2 1. ol Cas Ve f s w
roughly the amount of income earned by Emma- nmae o o

Sue, the household member under 18



Review the Income Report to Identify ? _
Income Earned by the Head fim Housmg sxeadeny

First, confirm Jane’s actual
iIncome listed on the EIV
Income Report as
compared to projected
Income reported on
09/01/2013’s AR does not
exceed EIV’s discrepancy
cutoff threshold of $2,400:

Wages

Pay
Period

Q3 of 2014
02 of 2014
21 of 2014
04 of 2013
Q3 of 2013
02 of 2013
a1 of 2013

04 of 2012

Amount FEIN Employer Name and Address

RIVERBEND HEALTH COMMITTEE
$5,685.00 12-3456789 100 STATE 5T, DORCHESTER MA 02125-2322
RIVERBEND HEALTH COMMITTEE
100 STATE 5T, DORCHESTER MA 02125-2322
RIVERBEND HEALTH COMMITTEE
100 STATE 5T, DORCHESTER MA 02125-2322
RIVERBEND HEALTH COMMITTEE
100 STATE 5T, DORCHESTER MA 02125-2322
RIVERBEND HEALTH COMMITTEE
100 STATE 5T, DORCHESTER MA 02125-2322
RIVERBEND HEALTH COMMITTEE
100 STATE 5T, DORCHESTER MA 02125-2322
RIVERBEND HEALTH COMMITTEE
100 STATE 5T, DORCHESTER MA 02125-2322
RIVERBEND HEALTH COMMITTEE
100 STATE 5T, DORCHESTER MA 02125-2322

$6,336.00 12-3456789
$5,601.00 12-3456789
$6,552.00 12-3456789
$5,274.00 12-3456789
$6,152.00 12-3456789
$5,047.00 12-3456789

$6,959.00 12-3456789

Date Received
by EIV

02192015
1210212014
08/26/2014
051712014
022012014
11212013
11212013

06/04/2013

Because the Period of Income of 06/01/2013 — 05/31/2014 does not
coincide with income reporting quarters, prorate one month of Q2 2013
and two months of Q2 2014’s income for Jane as follows:

HoH

Quarter Prorate  Actual
1moofQ22013 6152/3*1  2050.67
Q3 2013 5274.00
Q4 2013 6552.00
Q1 2014 5601.00
2 moof Q2 2014 6336/3*2 4224.00

23701.67 22852.00

Projected Difference

843.67



Review the Income Report to Identify

In_'m- Housing Academy

Income Earned by the Dependent

Wages
Pay Date Received
Period Amount FEIN Employer Name and Address by EIV

AZ3 INC
2761 FRUITLAND AVE, VERNON CA 90058-3607
NORTHEASTERN UNIVERSITY

Now determine if Emma- | °"" """ -
Sue’s actua| Income I|Sted o EEE:LLéNTlNGTONAVE, BOSTON MA 02115-5005 .

$1,611.00 98-7654321 9764 FRUITLAND AVE, VERNON CA 90058-3607

on the EIV Income Report Q1072014 $2.378.00 98-7654321 570 { FRUITLAND AVE. VERNON CA 90058-3607 08/26/2014

Q3 of 2014 $200.00 98-7654321 02/119/2015

. AZ3 INC
iS rou h I $9 675 69 . Q4072013 $2,293.00 98-7654321 5721 F2 LT AND AVE. VERNON CA 90058-3607 0517/2014
! ) ) AZ3 INC
Q3072013 $527.00 98-7654321 5761 FRUITLAND AVE, VERNON CA 90058-3607 02/20/2014
ALDO US INC
Q3072013 $2,108.00 12-3344556 g5 4ODGE, VILLE ST LAURENT CANADA QU HaN2B3, 022012014
ALDO US INC
(2012013 $1.333.00 12-3344556 ‘95 HODGE, VILLE ST LAURENT CANADA QU Hanzga, | /2172013
ALDO US INC
Q10f2013  $1,850.00 12-3344556 905 1oDGE, VILLE ST LAURENT CANADA QU H4N2B-3 1172172013
Q4072012  $1,291.00 12-3344556 ALDO US INC 09/10/2013

905 HODGE, VILLE ST LAURENT CANADA QU HAN2B-3

Because the Period of Income of 06/01/2013 — 05/31/2014 does not
coincide with income reporting quarters, prorate one month of Q2 2013
and two months of Q2 2014’s income for Emma-Sue as follows:

Quarter Prorate  Actual Projected Difference
Dep 1moof Q22013 1333/3*1 444.33
Q3 2013 2108.00
Q3 2013 227.00
Q4 2013 2293.00
Ql 2014 2378.00

2mo of Q2 2014 1611/3%2 1074.00
8824.33 0.00 8824.33



I-m-“ Housing Academy

$22,852 - $32,527.69 = $(9,675.69)

$(9,675.69) > EIV’s discrepancy cutoff threshold of $2,400
The Owner determined that there is only a difference of
$849.67 between actual and projected income for Jane, which
is well below EIV’s discrepancy cutoff threshold of $2,400.
Furthermore, $8,824.23 is roughly the amount of income
earned by Emma-Sue, the household member under 18.

Actual Projected Difference
23701.67 22852.00 549.07

bBoald.33 0.00 Ba2d.33
325.20.00 22852.00 9674.00



IﬁTﬁ Housing Academy

EIV Income Discrepancy Resolution:

Add detailed notes to the EIV Income Discrepancy Report and EIV income

discrepancy case file checklist to be filed in the tenant file to "tell the story”
The amount of income earned by Emma-Sue, the household member with the allowable
exclusion, accounts for the difference between the projected income on the most current

form HUD-50059 with an action type of MlI, AR, IR or IC that falls within the Period of
Income and actual income (as reported in EIV)

Cite the Handbook and 3™ party verifications (to support the resolution)
Per Chapter 5, Paragraph 5-4.B, Exhibit 5-1: Income Exclusions: Income from employment
of children (including foster children) under the age of 18 years is excluded
Include the calculation in the tenant file

Conclude the investigate (as it pertains to the specific household member)
The amount of income earned by Emma-Sue, the household member with the allowable
exclusion, accounts for the difference between projected and actual income for the entire
household; therefore, we feel that the Owner is able to conclude the EIV income
discrepancy investigation
Note: If an additional household member(s) with earned income appeared to be
contributing to the EIV income discrepancy, the Owner should investigate and
document that individual(s) (to confirm that he/she has reported all income as required
by HUD) before concluding the EIV income discrepancy investigation

Important Reminder: All household members must be documented in the final
EIV Income Discrepancy Resolution



Summary of Workflow for Apparent

Invalid EIV Income Discrepancies Ilﬂﬂ Housing Academy

Conclusion: All EIV Income Discrepancies require investigation and documentation (regardless of
whether or not they are valid). We recommend that documentation to resolve an EIV
income discrepancy include the following: detailed notes as to the Owner's findings

from the investigation, Handbook and/or Federal Register citations, references to any

3™ party verifications (used to make a determination) and income and/or rent
calculations, as applicable.

Trigger: Owner receives an EIV Income Discrepancy Report for a household.

Action: Owner reviews the EIV Income Discrepancy Report and notes the Period of Income (PO1) and
Actual and Annualized Last Quarter Reported Annual Wages and Benefits.

Owner determines and reviews the most current form HUD-50059 with action type of MI, AR, IR
or IC that falls within the PQI and notes the projected income.

Decision Point: Is Owner able to determine that the difference between both actual and projected income and
annualized last quarter and project income is less than the discrepancy cutoff threshold of

52,4007 If yes, Owner concludes investigation. If no, Owner proceeds with investigation.

Trigger: Owner is not able to determine that the difference between both actual and projected income
and annualized last guarter and project income is less than the discrepancy cutoff threshold of
$2 400.

Action: Owner reviews and compares the EIV Income Report to the most current form HUD-50059 (that
falls within the POI) and 3™ party uer'lficatiuns-l

Decision Point: Is Owner able to determine that there is an apparent explanation as to why the EIV income
discrepancy is invalid? If yes, Owner concludes investigation. If no, Owner proceeds with
investigation.




ﬁ Housing Academy

Section 5

Nonapparent and/or Apparent Valid
EIV Income Discrepancies




EIV Income Discrepancy Report Workflow |

EIV Income Discrepancy Report is Generated:
Begin checklist, begin tracking time

Apparent Invalid
Review EIV Inc. and Inc. Disc. Rpt, most current 53 and 3™ party income verifications within POI
Determine: is discrepancy invalid?
If yes, document findings, cite Handbook, Fed. Register and/or 3™ party
wverifications, conclude investigation
If no, continue investigation

Nonapparent OR Apparent Valid

Review all 595, 3" party & back-up docs w/fin POI, send 10-day letter, conduct
ftenant meeting, obtain detailed wage printouts and/or benefit stmts for POI

Determine: is discrepancy invalid?
If yes, document findings, cite Handbook, Fed. Register
and/or 3% party verifications, conclude investigation

If no, continue investigation

Apparent Valid
Determine: Did discrepancy begin
prior to the start date of the POI?
If yes, obtain add. wage printouts/benefit |}
stmits for 5 years for discrepant sourcs
Complete calculations, create new
and/or comection 595, meet /
with household to sign 595
and secure repayment
EEIEEIHEI(. Document
findings, cite
Handbook
and/or Fed.
Register,
condude

Nonapparent OR Apparent Valid

Review all 59s, 3™ party & back-up docs w/in POI, send 10-day letter, conduct

tenant meeting, obtain detailed wage printouts and/or benefit stmts for POI

Determine: is discrepancy invalid?
If yes, document findings, cite Handbook, Fed. Register

and/or 3™ party verifications, conclude investigation

If no, continue investigation




IﬁTﬁ Housing Academy

Review all form HUD-50059s with an action type of MlI, AR,
IR or IC that fall within the Period of Income, note the
following (on the EIV income discrepancy case file checklist):

By household member, make a list of:

Form HUD-50059(s): Source(s) and amount(s) of projected
income as reportable in EIV (which includes business income,
federal wages, military pay, nonfederal wages, unemployment,
Social Security benefits, and Supplemental Security Income)

3" Party Verification(s): Source(s), start date(s) and averaged,
annualized amount(s) of projected income from either the
verification letter(s), tenant provided pay stubs, and/or EIV
Income Report, as applicable
Be mindful of any circumstance(s) that warrants a 30-day notice
of rent increase. Make a note of new and/or increased income
start date(s), reported date(s), and (re)certification(s) effective

date(s)
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Review the corresponding back-up documentation (including
any past EIV Income Report(s) run at time of
(re)certification) and calculations used to verify that the
Owner calculated income/rent in accordance with the
Handbook (notate the EIV income discrepancy case file
checklist):

At Move-In or Initial Certification, confirm that the Owner
calculated wage and/or unemployment income using the most
recent, consecutive 4-6 pay stubs, averaged and annualized (for
consistency with Annual and Interim Recertification income/rent
calculation requirements per the Handbook)

At Annual or Interim Recertification, confirm that the Owner
calculated wage and/or unemployment income using the most
recent, consecutive 4-6 pay stubs, averaged and annualized
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Determine if there is an apparent explanation as to why
the EIV income discrepancy is invalid based on a thorough
review of the 3" party documentation in the tenant file

If yes, the Owner may conclude that this is a Nonapparent
Invalid EIV Income Discrepancy (no further investigation is
necessary)

Best practice recommendations for resolving a
Nonapparent Invalid EIV Income Discrepancy:

Add detailed notes to the EIV Income Discrepancy Report
and EIV income discrepancy case file checklist to be filed
in the tenant file to "tell the story”

(Examples include: new income requiring a 30 day notice of rent

increase, SSI State Supplement Program (SSP) Payments
administered/paid by the state, pensions coded in EIV as wages)
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Cite the Handbook, Federal Register and/or applicable 3" party verifications in the tenant file
New Income: HUD rule states that if the tenant complies with interim reporting requirements,
the Owner must provide a 30 day notice of rent increase (4350.3, REV-1, Change 4, Chapter 7,

Paragraph 7-13.C.1)
Provide a detailed timeline, include calculations and reference supporting documentation to detail that the
tenant complied with Interim reporting requirements

SS| State Supplement Program (SSP) Payments: Recipients of SSI may be eligible for additional
benefits from the state in which they reside, through the State Supplement Program (SSP). SSP
provides state-funded assistance to aged, blind and disabled individuals. Historically, the Social
Security Administration (SSA) included SSP payments with the Federal benefits each month, or
paid them separately if a recipient was not entitled to a Federal benefit. Currently, states may
elect to make SSP payments directly to recipients through a state agency instead of through the
SSA. SSP payments that are paid directly by the state are not reported in EIV

(https://secure.ssa.gov/poms.nsf/Inx/0501405001).
Include the calculations and reference supporting documentation to detail that the tenant reported SSP
payments as required by HUD rules; however, this income is not reported in EIV

Pensions coded in EIV as wages: Per the MAT User’s Guide, pensions include veterans pensions,
military retirement, and income from all other pensions and annuities and are coded as PE on the
form HUD-50059/50059-A (Chapter 5, 5.5 MAT10 Section 4: Income Record, Definitions and Edit
for MAT Field 4)

Include the calculations and reference supporting documentation to detail that the tenant reported income
from a pension(s) as required by HUD rules

Conclude the investigation (as it pertains to the specific household member)
Important Reminder: All household members must be documented in the final EIV Income

Discrepancy Resolution
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Determine if Owner miscalculation and/or error is the sole cause of the EIV
income discrepancy

Note: The tenant is not obligated to reimburse the Owner for undercharges caused
solely by the Owner’s failure to follow HUD’s procedures for computing rent or
assistance payments [Chapter 8, Paragraph 8-20.B.2]

If the Owner determines that Owner miscalculation and/or error is the sole cause
of the EIV income discrepancy, he/she must determine when the miscalculation
and/or error began (and obtain additional documentation, if applicable)

Note: Be mindful of the form HUD-50059 effective on or before the Period of
Income and/or 5-year look back period start date. Review this (re)certification (even
if the effective date is before the Period of Income or 5-year look back period start
date) to confirm income/rent as of the Period of Income or 5-year look back period
start date and calculate the difference between the amount of rent the tenant
should have paid and the amount of rent the tenant was charged.

Complete the retroactive calculations to recalculate income/rent in accordance
with the Handbook

Determine and process new and/or correction form HUD-50059s, as applicable;
keep in mind that the tenant cannot be charged retroactively for any portion of the
discrepancy due to Owner miscalculation and/or error
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Notify the tenant(s) in writing to (note date on the EIV
income discrepancy case file checklist):

Advise him/her of the possible EIV income discrepancy

Request a meeting between management and all adult
household members, within 10 days from the date of the
etter, to discuss the possible EIV income discrepancy

Prepare for the tenant meeting:

Review both lists of each household member’s source of
income, start date(s), and amount(s) as reported in EIV per
review of the EIV Income Report(s) and as reportable in EIV
per review of the sighed/dated forms HUD-50059 that fall
within the Period of Income
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Determine retroactive 3™ party income verifications needed

Retroactive Employment Income Verification — identify the “Compensation
Data Timeframe” based on the Period of Income, as applicable, through
present; confirm that a printout of gross earnings for the entire period is
attached to the completed verification returned from the source. If it is not
attached, request that the tenant obtain this from his/her employer.

Retroactive Unemployment Income Verification — identify the
“Compensation Data Timeframe” based on the Period of Income, as
applicable, through present; confirm that a printout of gross benefits for the
entire period is attached to the completed verification returned from the
source. If it is not attached, request that the tenant obtain this from the
local State Workforce Agency (SWA).

A historical printout of gross benefits from SSA should only be requested if
the tenant disputes the benefit information reported on an Income Report
and/or if the Owner cannot reconcile the benefit information reported on
an Income Report. If a detailed printout of gross benefits is required, it can
be obtained by the tenant from SSA using SSA’s website
(http://www.socialsecurity.gov) or toll-free number (1-800-772-1213).



http://www.socialsecurity.gov/
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Create an EIV income discrepancy case file consisting of

the following:

The Tenant Consent to Disclose EIV Income Information [Exhibit 9-4]
document which allows the Owner to disclose the information
contained in the EIV Income and Income Discrepancy Reports with
other adult household members

The EIV Income and Income Discrepancy Reports

Tenant Statement of Accuracy of EIV Income Reports or Certification
Page

Forms HUD-9887 and HUD-9887-A (if the EIV Income Report was run
for Annual Recertification)

All applicable retroactive 3" party income verifications

Create an EIV income discrepancy case file checklist to be
affixed to the front of the file folder to detail/track each
retroactive 3" party income verification to be obtained



EIV Income Discrepancy Case File

Period of Income (POI):

Head of Household:

to

IﬁTﬁ Housing Academy

Unit: Page of

From EIV:

From form(s) HUD-50059 that falls within POI

Household Member: Income Source:

Start Date:

Amount Reported:

Household Member: Income Source: Amount Reported:

Total Reported in EIV:

Total Reported on form HUD-50059 (EIV reportable sources only):

Forms required for tenant interview:

Household member name:

Consent to Disclose EIV Information? YES ! MO

Form

Cate Signed

Date Requested

F/U Sent F/U Sent Cate Rec'd Notes

Tenant Statement of Accuracy of EIV Reports

HUD-9887 / 9887-A (if applicable)

Retro Verification Source:

Retro Verification Source:

Household member name:

Consent to Disclose EIV Information? ¥ES I MO

Form

Date Signed

Date Requested

F/U Sent F/U Sent Date Rec'd Notes

Tenant 5tatement of Accuracy of EIV Reports

HUD-9887 / 9887-A (if applicahle)

Retro Verification Source:

Retro Verification Source:

{If monthly calculations are required, see worksheet attached)

Period of Income Investigation: Is discrepancy valid?

YES (fully document on cover page)

MO (did discrepancy begin during PQI? Y/ N  If no, refer to 5-year-look-back worksheet)

**FINAL RESOLUTIOM OF DISCREPANCY MUST BE DETAILED OMN COVER PAGE
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Conduct the tenant meeting utilizing the documents prepared in
the EIV income discrepancy case file:

Explain that the Federal Privacy Act (5 USC 5523, as amended) prohibits
the disclosure of an individual’s information to another person without
the written consent of such individual

Provide the Tenant Consent to Disclose EIV Income Information [Exhibit
9-4] document for tenant(s) signature to allow the Owner to disclose the
information contained in the EIV Income and Income Discrepancy

Reports with other adult household members

If all adult household members sign the Tenant Consent to Disclose EIV Income
Information [Exhibit 9-4], the Owner may proceed with the tenant meeting with all
adult household members present
If one or more adult household member(s) refuses to sign the Tenant Consent to
Disclose EIV Income Information [Exhibit 9-4], the Owner must conduct separate
tenant meetings to ensure that no unauthorized disclosure of EIV income
information occurs
NOTE: The Owner is not prohibited from discussing with and/or showing the
head of household how the household’s income and rent was determined based
on the total income reported and verified
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Review the EIV Income and Income Discrepancy
Reports with each adult household member(s)

Obtain written certification from each adult household
member(s) only as it pertains to him/herself as to the
accuracy or inaccuracy of the information contained in
the EIV Income and Income Discrepancy Reports

If the EIV Income Report was run for Annual
Recertification, obtain tenant signature(s) on forms
HUD-9887 and HUD-9887-A

Obtain tenant signature(s) on the Authorization to
Release Information section of each retroactive 3™
party income verification



Send Out Retroactive 34 Party Verifications  |yog .

1 Send out retroactive 3™ party income verifications for each adult household member, as
applicable

) Recommended detail to be included on retroactive income verification forms, as applicable:

1 Prominently list the “Compensation Data Timeframe” on the verification form and provide a space for
staff to handwrite the beginning date (start date of Period of Income, as applicable) through present

Compensation Data Timeframe:

thru PRESENT

1 Ask the following questions to resolve the EIV income discrepancy:
) What is the date this individual was first eligible to receive this source of income?

_1 Did this individual receive this source of income continuously from the start date listed above through present?

-1 If no, please detail all dates and amounts of income received

1 Include a highlighted statement located directly before the 3™ party signature area stating:

2 “*IMPORTANT: Please attach a printout documenting all gross earnings for each pay-period for this individual
during the ‘Compensation Data Timeframe’ listed above. This printout is required to determine this individual’s
continuing eligibility for his/her housing program(s).”

-1 Include additional instructions for completion by 3™ party source:

1 "This information is required by the program(s) governing this property. The information requested will be used to
determine the total gross income (or total unemployment gross benefits) this individual has earned (received)
during the ‘Compensation Data Timeframe’ specified above.”
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If sending out a Retroactive Employment Verification, we recommend the
following as a best business practice:

Reach out to the tenant’s place of employment to determine the name and
contact information of the individual authorized to provide the requested
information

Subsequently contact that individual to communicate that he/she will receive
the Retroactive Employment Verification and request that he/she complete and

return the form as quickly as possible

Notate the following on the EIV income discrepancy case file checklist:
The name of each adult household member(s) and if he/she signed or refused
to sign the Tenant Consent to Disclose EIV Income Information

Important Note: At all times the Owner must be conscientious in order to
prevent disclosure of information to unauthorized individuals if one or more
adult household member(s) refuses to sign the Tenant Consent to Disclose

EIV Income Information
The date that each verification was sent to the 3™ party source, as applicable

The date that the historical printout of gross benefits (as well as Medicare Data
premiums) was requested from the tenant(s), as applicable
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As each retroactive 3™ party income verification is received, review
it for thoroughness

If any critical information is missing from a retroactive 3™ party income
verification (i.e. dates, amounts, a detailed wage printout or benefit statement,
etc.), contact the source to obtain the missing information and notate follow-up
dates on the EIV income discrepancy case file checklist

If an Owner fails to receive a Retroactive Unemployment Income Verification,
advise the tenant to contact the local State Workforce Agency (SWA) to request
that they mail a printout of historical benefits to the Owner’s office

In the rare case that an Owner is unable to obtain a retroactive 3" party income
verification(s), the Owner should mail an IRS Form 4506-T Request for Transcript

of Tax Returns to the IRS

Note: Taxes should ONLY be used as secondary compensation verification.
Because taxes do not detail earnings received on a pay and/or benefit period
basis, Owners will not be able to determine the date that unreporting, under-
reporting and/or over-reporting of income started. In the rare circumstance that
no compensation detail is available from the source(s) (i.e. company out of
business and/or refuses request), tax statements will be the only option to
determine income.
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Once all of the critical information requested on each retroactive
3"d party income verification is obtained, note the date received on
the EIV income discrepancy case file checklist

Work diligently during and immediately after the tenant meeting to
obtain all documents listed on the EIV income discrepancy case file
checklist as quickly as possible. Send follow up verifications,
conduct follow up phone calls, etc. as often as needed to finalize

the checklist.

Keep in mind HUD’s timeframe requirements for resolving EIV income
discrepancies and work on the EIV income discrepancy case accordingly

All EIV Income Discrepancies must be thoroughly investigated and
documented. As a best business practice, we do not believe that final
calculations can be accurately completed for valid EIV income
discrepancies until all retroactive 3 party income verifications have
been received; therefore, we recommend that Owners do not begin any
calculations until all verifications are received.
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NOTE: By this time, the Owner should have reviewed the
following documents, as applicable to the household,
and completed the EIV income discrepancy case file
checklist:

1. EIV Income Discrepancy Report;

2. EIVIncome Report(s) for the Period of Income;

3. Any Other Applicable EIV Report(s) for the Period of Income;
4

Copies of all form HUD-50059s processed and transmitted to TRACS for
the Period of Income, as applicable;

5. Copies of all original 3™ party income verifications, including back-up
documentation and calculation worksheets, for the Period of Income, as
applicable;

6. Copies of newly obtained retroactive 3™ party income verifications,
including detailed wage printouts and/or benefit statements, for the
Period of Income, as applicable
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Per Interim reporting requirements:

All tenants must notify the Owner when [Chapter 7, Paragraph 7-
10]:
A family member moves out of the unit;

The family proposes to move a new member into the unit;

An adult member of the family who was reported as unemployed on the
most recent certification or recertification obtains employment; or

The family’s income cumulatively increases by $200 or more per month

Owners must process an Interim Recertification if a tenant reports
[Chapter 7, Paragraph 7-11]:
A change in family composition;
An increase in a family’s cumulative income of $200 or more a month;
An increase in allowances (e.g., number of dependents, a new disability
assistance expense);
Most decreases in income except in the circumstance described in
subparagraph D below; or

A change in citizenship or eligible immigration status of any family
members
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Reminder: An Owner must identify ANY unreporting, under-reporting or
over-reporting of income by the tenant and reported on current or
historical forms HUD-50059 (Paragraph 8-20.A.1.a, 9-11.C.3.b)

In order to identify any unreported and/or under-reported income, the
Owner should review all reportable sources of income for all household
members during the Period of Income to determine if:
Any adult member (who was reported as unemployed) failed to report new
employment; or
The household failed to report a cumulative increase of $200 or more per
month
Per our interpretation of Interim reporting rules, Owners are not
obligated to retroactively decrease a tenant’s rent when the tenant fails
to report for an Interim Recertification in accordance with the Handbook
If an EIV income discrepancy investigation reveals that a tenant over-reported

income (because he/she did not request an Interim Recertification), an Owner
is not required to retroactively decrease the tenant’s rent

We consider this an Apparent Invalid EIV Income Discrepancy
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Calculate the actual monthly income earned by
the household for each month during the Period
of Income. To accomplish this, complete the
following:

By household member and income source, review
the newly obtained detailed wage printouts and/or
benefit statements to determine the monthly
amount of gross income earned

For each month during the Period of Income,
subtotal all amounts of monthly gross income earned
by all household members to calculate the
cumulative actual monthly income earned by the
entire household



Example of Calculating Actual Monthly Income |f=g .

Period of Income = 05/01/2013 — 04/30/2014

“ 7 12 Summer Street
= @m  Happyville, MA
= - PAYDETALL 05/01/2013 - 04/3012014
EMPLOYEE NAME: TULIA COHEN 10/11/2013 10/18/2013 0.00
EMPLOYEE ID# 1C0303 10/2512013 11/01/2013 0.00 10/13 total 0
- _ _ 11/08/2013 1171512013 0.00
Period Endin Date Pay Advice Date Gross Earnmes 11/22/2013 1112912013 18000 11/13 total $180.00
04/26:2013 05032013 £33.00 0413 before POI 12/0672013 12132013 106,00
- - - 1212012013 12272013 846.00 12713 total $1.242.00
05/24:2013 0373172013 867.00  05/13 total $1.678.75
01/03/2014 01/10/2014 $73.00
06/07/2013 0611412013 82025 01/17/2014 01724/2014 $59.50
061212013 0612812013 93600 0803 total $173625 01/312014 020772014 84600  01/14 total $2.578.50
07052013 07122013 85930 02142014 0121/2014 273.00
071912013 071262013 86400 OV13 tofal SLTDIS0 g ngiapiy 03/0772014 $73.00 0214 total $1.746.00
08/022013 08/09/2013 §82.00
081672003 08232013 S46.00 03/14/2014 03121/2014 846.00
091312013 0912012013 148.00 04/11/2014 04/18/2014 $46.00

09/27/2013 10/04/2013 0.00 0913 rotal $148.00 (04/2572014 030272014 §59.350 04/14toal $1.705.50




EI¥ Income Discrepancy Case File

Dates of Period of Income (POI):

Head of Household:

5113

ro 30174,

Julia Cakhen

Unir:

1073

Page 5 of =
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Monthly detail based on detailed 3rd party wage printouts andlor benefit statements for POl [stare with POl end date and work backwards): Tatal Monthly Income
FAanth: HH member { Source: Monthly Amount: HH memboer ! Source: PAanthly Amount: HH member & Source: FAanthly Amount: HH member & Source: Fonthly Amount: far Househald:

Julia Ciohen

flay 2013 Roberts Int Design 167275 167870
Julia Coben

June 2013 Fioberts Int Design 1,75E.25 1, 75625
Julia Cohken

July 2013 Fioberts Int Design 172350 1, 72350
Julia Ciohen

Augusk 2013 Roberts Int Design 2.574.00 2487400
Julia Coben

September 2013 Fioberts Int Design 14:3.00 14:3.00)
Julia Coken

Detober 2013 Fioberts Int Design 0.00 0.00)
Julia Ciohen

Moember 2013 Fioberts Int Design 150,00 150.00)
Julia Coben

Dlecember 2013 Fioberts Int Design 1,242.00 1,242.00]
Julia Cokien

January 2014 Fioberts Int Design 257860 207850
Julia Coken

Febroary 2014 Fioberts Int Design 1,74E.00 1,74E.00]
Julia Coben

flarch 2014 Foberts Int Design 1,705,560 1,708.50]
Julia Cokien

Bpril 2014 Fioberts Int Design 1,705.50 1,705.50]
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Calculate the projected monthly income reported by the
household at (re)certification(s) for each month during the
Period of Income. To accomplish this, complete the
following:

Review each form HUD-50059 processed during the Period of
Income to determine the household’s projected monthly
income as reportable in EIV (which includes business income,
federal wages, military pay, nonfederal wages, unemployment,
Social Security benefits, and Supplemental Security Income)

Determine the Total Non-Asset Income (field 74 on form HUD-50059)

Subtract income received from sources that are not reportable in EIV,
such as welfare and/or TANF benefits, SSP Payments, child support,
alimony, recurring gifts, and wages that are not included in the NDNH
database, to determine the household’s projected income as
reportable in EIV
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Divide that number by 12 to determine the projected monthly income
reported by the household at (re)certification(s)

For example, the Period of Income is 03/01/2013 — 02/28/2014

Per review of the tenant file, a 03/01/2013 AR and an 11/01/2013 IR
were processed for the household during the Period of Income

Per review of the 03/01/2013 AR, the Owner determines that the Total
Non-Asset Income amount (field 74 on form HUD-50059) is $22,000;
however, $4,000 is income from child support. The Owner calculates
$22,000 - S4,000 = $18,000 / 12 = $1,500. The household’s projected
monthly income as reportable in EIV for 03/01/2013-10/31/2013 (8
months) is $1,500

Per review of the 11/01/2013 IR, the Owner determines that the Total
Non-Asset Income amount (field 74 on form HUD-50059) is $28,000;
however, $4,000 is income from child support. The Owner calculates
$28,000 - $4,000 = $24,000 / 12 = $2,000. The household’s projected
monthly income as reportable in EIV for 11/01/2013-02/28/2014 (4
months) is $2,000



Example of Calculating Projected Monthly Income ﬁaousingmdemy

1 Period of Income =05/01/2013 — 04/30/2014

! Per review of the tenant file, an 08/01/2012 AR and an 08/01/2013 AR
were processed for the household during the Period of Income

Section D. Income Information Section D. Income Information

&5, BT &R &a, 66. &7, BB 69.

Mbr. Income Typa Code Amaunt SSNBensfits || Mbr. Income Type Code Amount SSN Benefits

No. Claim Nao. Mo. Claim No.

1 W=Non-Fed. Wage 20,807 1 W=Non-Fed. Wage 21,658
T0. Total Employment Income 2,807 70. Total Employment Income 21,658
71. Total Pansion Income 0 71. Total Pension Income 0
T2. Total Public Assistance Incoms (1] 72. Total Public Assistance Income 0
T3. Total Othar Incomea 0 73. Total Other Income 0l
T4. Total Non-Asset Incoma 20,807 74. Total Non-Asset Income 21,658




Example of Calculating Projected Monthly Income (Con’t) ﬁaousing,«cademy

1 Period of Income =05/01/2013 — 04/30/2014
! 08/01/2012 AR valid for 05/2013 — 07/2013. $20,807 / 12 =51,733.92
! 08/01/2013 AR valid for 08/2013 — 04/2014. $21,658 / 12 = $1,804.83

Household income as reported on form
HUD-5005%9 (income reported on 50059 that

Month: is current for month being calculated):
May 2013 1,733.92
June 2013 1,73392
July 2013 1,73392

August 2013 1,804 83
September 2013 1,804 83
October 2013 1,804.83
November 2013 1,804 83
December 2013 1,804 83
lanuary 2014 1,804 83
February 2014 1,804.83
March 2014 1,804 83
April 2014 1804 83
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Compare the household’s actual monthly income to projected

monthly income for each month during the Period of Income to

determine if there is a difference of $200 or more (per month)
If yes, compare actual monthly income to projected monthly income

by household member and income source to determine the source(s)
of the discrepant income

Determine if the sole cause of the EIV income discrepancy is
due to over-reported income from tenant failure to request an
Interim Recertification for a decrease in income

If yes, no further investigation is necessary
OR

Determine if there is an apparent explanation as to why the EIV
income discrepancy is invalid for the household

If yes, no further investigation is necessary
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Monthly comparison based on 3rd party wage printouts andlor benefit printouts to income reported on form HUH-50053(s]:

Houzchald income as reported on form HUDO-
Househald incame based an wage andlor FH033 [income rtpc'rl:-:-.:l on 50053 that iz
Manth: bencfit printouts [from aboyve]: current For manth bing caloulated): Differernce: Maotes:
Mlay 2013 1ETETE 1733482 -BEAT
Jupe 2013 1,75E.25 1733482 2233
July 2013 172250 173382 -042
BAugust 2013 2h74.00 180483 TEIAT( 0813 3 pay period month, no discrepancy
September 2013 14800 180483 -LERE.23| 09813 Tenant did nok report income decrease
Oetober 2013 0.a0 180483 1,204,823 1013 Tenant did nok report income decrease
Mowember 2003 12000 1,804 83 -LE24.83| 1113 Tenant did nok report income decrease
December 2012 1.242.00 1804.82 -BEZ8212M3: Tenant did not report income decreaze
January 2014 2h78.50 180483 TTRET|01M4 - 3 pay period month, no discrepancy
Febroary 2014 1,746.00 180483 5383
PAarch 2014 1, 70550 180483 -99.33
Bpril 2014 1, 70550 180483 -93.33

The sole cause of the EIV income discrepancy is due
to over-reported income from tenant failure to

request an Interim Recertification for a decrease in
income (no further investigation is necessary)
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Best practice recommendations for resolving a Nonapparent
Invalid EIV Income Discrepancy:

Add detailed notes to the EIV Income Discrepancy Report and EIV
income discrepancy case file checklist to be filed in the tenant file
to "tell the story”

Tenant Over-Reported Income

Cite the Handbook, Federal Register and/or applicable 3™ party
verifications in the tenant file

4350.3, REV-1, Change 4, Paragraph 7-10.B, tenant failed to report for an
Interim Recertification in accordance with the Handbook. The Owner is not
obligated to retroactively decrease a tenant’s rent when the tenant failed to
report for an Interim Recertification.

Provide a detailed timeline, include calculations and reference supporting

documentation to detail that the tenant failed to report for an Interim
Recertification

Conclude the investigation (for the household)

Important Reminder: All household members must be documented in the
final EIV Income Discrepancy Resolution



ldentifying Tenant Over-Reported Income [T Housing Academy

Head of Household Information

Name:

Social Security Number:
Contract Number:

Project Number:

Project:

Effective Date of Action:
Next Re-Certification Date:

Projected Annual Wages and Benefits from Form
HUD-50059:

Period Of Income for Discrepancy Analysis

Discrepancy Analysis

Reported Annual Wages and Benefits from EIV
Data:

Amount of Annual Income Discrepancy:
Amount of Monthly Income Discrepancy:

Percentage of Income Discrepancy:

JULIA COHEN
whE_w_(130)3
MAO1M100000

ABC Housing
08/01/2014

06/01/2015

$25 067

05/01/2013 - 04/30/2014

Actuals

$18,926.17
$6,140.83

$511.74
32.45%

Annualized Las
Quarter

$23,760.00
$1.307.00

$108.92
5.50%

Effective Date of Action:

08/01/2014

Projected Annual Wages and

Benefits from Form HUD-50059:

$25,067.00

Period of Income for Discrepancy

Analysis: 05/01/2013 —

04/30/2014

Actual Reported Annual Wages
-and Benefits from EIV Data:

$18,926.17

Annualized Last Quarter Reported

Annual Wages and Benefits from

EIV Data:

$23,760.00



Review 08/2013’s AR to Rule Out

Owner Miscalculation and/or Error

Iﬂ_ﬁ Housing Academy

Form HUD-50059’s Processed for Household per Tenant File / Property Mgmt Software During

the Period of Income:
08/01/2013 AR — projected income = $21,658

The most current form HUD-50059 with an action
type of MI, AR, IR or IC that falls within the Period of
Income of 05/01/2013 — 04/30/2014 is 08/01/2013’s
AR. This certification, which reports a projected
income of $21,658, was processed within the same
time period as the Period of Income used to
calculate the Actual Reported Annual Wages and
Benefits from EIV Data

This household consists of:
Head of Household — Julia Cohen, who is 27 years
of age

$21,658 - $18,926.17 = $2,731.83

$21,658 - $23,760 = $(2,102)

$2,731.83 > EIV’s discrepancy cutoff threshold of
$2,400

The Owner should now review the corresponding
back-up documentation (including any past EIV
Income Report(s) run at time of certification) and
calculations used to verify that income/rent was
calculated in accordance with the Handbook

Section B. Summary Information

1. Project Name ZYX Housing | 13 Efiactive Date 08/01/2013 | 23, Unit Number 1078
2.Swbsdy Type T-Sec 5| 14. Anticipated \I.fauclher Date 24, No: of Bedrooms 1
2_ gmnda%Subsidy Type 15. Next Recertification Date 08/01/2014 gg E::ltd'}:gnger o
Pr .
5. Pr;R::t%umber 23456%(9 27. Previous Unit No.
8. Contract Number MADGM10000) 15 Prolect Moverin Dete 08/23/2011) 28. Securly Depost 08
. v 29, Basic Rent 0
& P ot Gode el 18, Caricaton Type AR! 3. MertelRen 050
8 HUD-Owned Project? 19. Action Processed 31. Contract Rent 990
10 FIPS County Coe N'| 20. Carrection Type 32, Uity Allowance 0
1. Previous Housh 21. Cert. Correction Data 33, Gross Rent
- Provious Housin Code 92 Prev. Subsidy T ' 990
12. Displacement Status S rre ¥ 1ype
Section C. Household Information
42 43 | 4 45. 46. 47. 48. | 49.
M. 35. 36. 37.138.(39.| 40. |41 . . h ’
. Birth  |SpecialStudent| 1D Code | Elig. | Alien Reg. |Age atj Work
No.  LastName FirstName Ml Rel.Sex| Race B po |sigtus|Status| (SSN) |Code| Number |Cert. [Codes
01 [Coben Tulia H|F| W |22 333-12-0303) EC 2
02
03
04
05
06
o7
08
o - ' 53. Number of Family Members 1 ' " ' 0
50. Family is Mokility Impaired? N 54. Number of Non-Family Members 0 57. Expected Family Addition - Adoption
51. Family is Hearing Impaired? NI &5 Number of Dependents 0 58. Expected Family Addition - Pregnancy 0
52. Family is Visually Impaired? N| 5§ Number of Eligible Members 1 59. Expected Family Addition - Foster Children 0

60. Previous Head Last Name
61. Previous Head First Name
62. Previous Head Middle Initial

63. Previous Effective Date
64. Previous Head ID
65. Previous Head Birth Date

Section D. Income Information Section E. Asset Information

Mbr. | Income Type Code Amount | SSN Benefits | Mor. Description Status| Cash Value | ActualYeardy| — Dale
No. Claim No. No. Income Divested
1 W=Non-Fed. Wage 21,658 I | Bank of Amer Ckg C 710 0

70. Total Employment Income 21,658 81. Cash Value of Assels 710

71. Total Pension Income 0 82 Actual Income from Assets 0

72. Total Public Assistance Income 0 83. HUD Passbook Rate 200

73. Total Other Income 0 84, Imputed Income from Assels 0

74. Total Non-Asset Income 21,658 85, Asset Income 0




Review Pay Stubs Collected at

Time of 08/2013’s Recertification

~_Tepberts tmkeripr Design

o "—-E;:- 1 ")F Jl 12 Summer Street Adwvice Diate: M.l_'_l' 3, 2013
__ Gk i Happyville, MA Advice Amount. $725.13
I DIRECT DEPOSIT
L1078 Sandy Way ~
rapile MA NON-NEGOTIABLE
Ermp. M. Emplayee Name Last 4 of SEN Periold Ending Advice Date Type Advice Numers
0303 Julia Cahen 0303 4262013 5/3/2013 Payrall 739
[ Hours Earnirgs Deductions Year-To-Date
—
Regular 439 B33.00] Medicare 12.08]Ea mings B,664.00
Federal Tax SLES|Medicare 96.63
BA Tax 44 15 Federal Tax 413.17
MR, Tax 353.19
Totals AVAILABE BALANCE [HOURS)
[TOTAL PAY 833.00 (WVACATION 23
DEDUCTIONS 107 87 SICK |
NET PiY 7513 PERSOMAL 14
i { _ —Roberts Intérior DEsLgn
- 12 Summer Street Advice Date: May 31, 2013
Happyvﬂle, MA Advice Amount: $754.72
Julia Cohen DIRECT DEPOSIT
1078 Sandy Way
Happyile, MA NON-NEGOTIABLE
Emp. No. Employee Name Last 4 of SSN Periold Ending Advice Date Type Advice Numer
JC0303 Julia Cohen 0303 5/24/2013 5/31/2013 Payroll 761
Type / Hours Earnings Deductions Year-To-Date _
[Regular 51 867.00[Medicare 12.57Earnings 8,342.75)
Federal Tax 53.75|Medicare 120.97|
MA Tax 45.95)Federal Tax 517.25)
MA Tax 442.17|
Totals AVAILABE BALANCE (HOURS)
[TOTAL PAY 867.00| (VACATION 23]
DEDUCTIONS 112.28| SICK 29|
NET PAY 754.72 PERSONAL 14

_ —Roberts Interior Design

'n—m- Housing Academy

12 Summer Street Adpvice Date: May 17, 2013
Happyville, MA Advice Amount: $706.63
Tulia Cohen DIRECT DEPOSIT
1078 Sandy Way
Happyville, MA NON-NEGOTIABLE
Emp. No. Employee Name Last 4 of 55N Periold Ending Advice Date Type Advice Numer
JC0303 Julia Cohen 0303 5/10/2013 5/17/2013 Payroll 753
Type / Hours Earnings | Deductions Year-To-Date
rﬂegular 47.75) 811.75|Medicare 11.77]Earnings 7,475.75)
Federal Tax 50.33|Medicare 108.40)
MA Tax 43.02QFederal Tax 463.50)
MA Tax 396.21]
Totals AVAILABE BALANCE (HOURS)
TOTAL PAY 811.75 (VACATION 23
DEDUCTIONS 105.12 SICK 29
NET PAY 706.63 PERSONAL 14
~ Roberts lnterior Besign
i 12 Swmmer Street Advice Date: June I4, 2013
Happyville, MA Advice Amount: $754.72
Julia Cohen DIRECT DEPOSIT
1078 Sandy Way )
Happyville, MA NON-NEGOTIABLE
Emp. No. Employee Name Last 4 of 55N Periold Ending Advice Date Type Advice Numer
JC0303 Julia Cohen 0303 6/7/2013 6/14/2013 Payroll 770
Type / Hours Earnings | Deductions Year-To-Date
Eegular 48.25) 820.25|Medicare 11.89)Earnings 9,116.25
Federal Tax 50.86|Medicare 132.19]
MA Tax 43.47QFederal Tax 565.21
MA Tax 433.16
Totals AVAILABE BALANCE (HOURS)
TOTAL PAY 820.25 (VACATION 28|
[DEDUCTIONS 106.22 SICK 33
[NET PAY 714.03 PERSONAL 14




Confirm Owner Calculation on 08/2013’s AR

Iﬁfﬁ Housing Academy

AR Date HH Member  Gross Pay Date  Gross Amount Inc. listed on 59
8/1/2013 Julia 5/3/2013 833.00
5/17/2013 81175
5/31/2013 867.00
¥ Y 6/17,/2013 820.25
Total 3,332.00
divided by 4.00
equals 833.00

¥ 26 payperiods 21 658.00 21 658.00



Review 08/2014’s AR to Rule Out

Owner Miscalculation and/or Error

Form HUD-50059 Listed as Effective Date of Action:

08/01/2014 AR — projected income = $25,067

The most current form HUD-50059 with an
action type of Ml, AR, IR or IC listed in TRACS
is 08/01/2014’s AR. This certification, which
reports a projected income of $25,067, is the
certification used by the EIV system as the
source for determining projected income.

This household consists of:
Head of Household — Julia Cohen, who is 28
years of age

$25,067 - $18,926.17 = $6,140.83

$25,067 - $23,760 = $1,307

$6,140.83 > EIV’s discrepancy cutoff threshold
of $2,400

The Owner should now review the
corresponding back-up documentation
(including any past EIV Income Report(s) run at
time of certification) and calculations used to
verify that income/rent was calculated in
accordance with the Handbook

I_m—n Housing Academy

Section B. Summary Information

1. Projact Name . i
e Z¥X Heusing | 43 Effactive Date 08/01/2014| 23, Unit Number 1078
7 Subeidy Typs T-Sec¥| M. Anticipated Voucher Date | 24.No. of Badmoms 1
3. Secondary Subsidy Type 15. Next Recarffication Date 08/01/2015( 25. Builing ID
4lpwa¢yn VK 26 Unit Transfer Coda
5. Project Number 23456789 ] . 27. Pravious Unit No. 08
6. Contract Number MAosM10000g| 18- Project Mave-In Date U8/23/2011) 28. Securily Deposit
7. Talecom Address tracm 12345 ::; ‘”:::_tﬁfm;"”]_m 4p| 28-Basic Rent 0
8. Plan of Action Code 0| 19 Aot '3; n B'Pf'j 30. Market Rent 995
9. HUD-Owned Project? N | o chon Frocessa 31. Contract Rent 995
¥ | 20. Caorrection Type 32 Utility Allowance 0
10. FIPS County Code b
- - 21. Cert Comection Date 33. Gross Rent -
1. Previous Housing Code 39 Frev. Subsidy T qas
12. Displacement Staius - Prew. Subsidy Type
Section C. Household Information
42. 43, 4. 45, 45, 47. 48. | 49
oo I Fren WRelel 4L Bk specaliSiudent| 1D Code |Eig.| Alien Reg. [Age af| Work
o ama rELhama (=8% RAE BN pate  |Status |Status | (SSM)  |Code| Number |Cert. |Codes
01| Cohen Tulia HE[ W [ 2[wmness 333-12-0303( EC -
02
0
04
05
05
a7
03
50. Family is Mobility Impaired? N[ 33 Number of Family Members 11" 57 Expactad Family Addition - Adaption 0
L . . 54. Number of Mon-Family Members 0 - . 0
51. Family is Haaring Impaired? N 55, Number of Depandants 0 58. Expected Family Addifion - Pregnancy
52, Family is Visually Impairad? N| 55 Number o Eigibla Members 1| 59 Expacted Family Additon - Foster Chidren 0
60. Previous Head Last Nama 3. Previous Effective Data
61. Previous Head First Namea 4. Previous Head ID
62 Previous Haad Middla Initial 65. Previous Haad Birth Date
Section D. Income Information Section E. Asset Information
[ 87. B8, G0, TA. 78. 77 78, Ta. B0
Mbr. Income Type Coda Amount | SSNBensfis | Mbr. Descripfion Skius| Cash\ehe |ActuslYearly) Date
Na. Claim Mo. Ma. Income Dive sted
1 W=Non-Fed. Wage 25,067 1| Bank of Amer Ckg C 832 0
70. Total Employmant Income 15,067 B1. Cash Value of Assats Bi2
71. Total Pension Incomsa o 82 Actual Income from Assets o
T2. Total Public Assistance Incoma 1] B3. HUD Passbook Rate 200
73. Total Other Incoma [l B4, Imputed Incoma from Assets i
T4. Total Non-Assat Income 25067] 85, Asset Incomea i}




Review Pay Stubs Collected at

Time of 08/2014’s Recertification

-~ Roberts Interior Pesign

~_Roberts Interlor Design

12 Summer Street

ﬁ-m- Housing Academy

Advice Date:

12 Summer Street Advice Date: April 18, 2014 May 2, 2014
Happyville, MA Advice A £ $9I2.7 Happyville, MA Advice Amount: $971.48
Julia Cohen DIRECT DEPOSIT Julia Cohen DIRECT DEPOSIT
1078 Sandy Way 1078 Sandy Way
Happyville, MA NON-NEGOTIABLE Happyville, MA NON-NEGOTIABLE
Emp. No. Employee Name Last 4 of 55N Periold Ending Advice Date Type Advice Numer Emp. No. Employee Name Last 4 of SSN Periold Ending Advice Date Type Advice Numer
JC0303 Julia Cohen 0303 4/11/2014 4/18/2014 Payroll 972 10303 Julia Cohen 0303 4/25/2014 5/2/2014 Payroll 989
TYPE / HOURS EARNINGS | DEDUCTIONS YEAR-TO-DATE TYPE / HOURS EARNINGS | DEDUCTIONS YEAR-TO-DATE
rReguIar 58.25 1,048 50[Medicare 15.20)Earnings 7,281.25] Regular 62| 1,116.00Medicare 16.18]Earnings 8,397.2
Federal Tax 65.01|Medicare 105.58] Federal Tax 69.19|Medicare 121.7
MA Tax 55.57)Federal Tax 451.44 MA Tax 59.15Federal Tax 520.6
MA Tax 385.91 MA Tax 445.0
TOTALS AVAILABLE BALANCE (HOURS) TOTALS AVAILABLE BALANCE (HOURS)
Total Earnings 1,048.50 \Vacation 26.5] Total Earnings 1,116.00] Vacation 26.
Total Deductions 135.78] Sick 39) Total Deductions 144.52] Sick 3
INET PAY 912.72 Personal 16| NET PAY 971.48¢ Personal 1
~ Roberts Interior Design ——Roberts nterlor Design
"~ I2 Summer Street Advice Date:  May 16, 2014 . 12 Sumumer Street Advice Date:  May 30, 2014
Happyville, MA Advice Amount: $72:0,?? Happyville, MA Advice Amount: $752.11
Julia Cohen DIRECT DEPOSIT TJulia Cohen DIRECT DEPOSIT
1078 Sandy Way 1078 Sandy Way i
Happyville, MA NON-NEGOTIABLE Happyville, MA NON-NEGOTIABLE
Emp. No. Employee Name  Last 4 of SSN Periold Ending Advice Date Type Advice Numer Emp. No. Employee Name  Last 4 of SSN Periold Ending Advice Date Type Advice Numer
10303 Julia Cohen 0303 5/9/2014 5/16/2014 Payroll 1004 JC0303 Julia Cohen 0303 5/23/2014 5/30/2014 Payroll 1022
TYPE / HOURS EARNINGS DEDUCTIONS YEAR-TO-DATE TYPE / HOURS EARNINGS I DEDUCTIONS YEAR-TO-DATE
rllegular A 7'2&00 Medicare 12.01[Earnings 0,225.25 rReguIar 48] 864.00|Medicare 12.53)Earnings 10,089.25|
Vacation [3 108.00|Federal Tax 51.34|Medicare 133.77 Federal Tax 53.57|Medicare 146.29]
MA Tax 43 .88)Federal Tax 571.97] MA Tax 45.79Federal Tax 625.53]
IMA Tax 488.94 MA Tax 534.73
TOTALS AVAILABLE BALANCE (HOURS) TOTALS AVAILABLE BALANCE (HOURS)
Total Earnings 828.00| Vacation 20.5] Total Earnmg_s 864.00) V_a:auon 20.5|
Total Deductions 107.23 Sick 39 Total Deductions 111.89 Sick 39I
NET PAY 720.77) Personal 1§ MET PAY 752.11 Personal 16




Confirm Owner Calculation on 08/2014’s AR

Iﬁfﬁ Housing Academy

AR Date HH Member  Gross Pay Date  Gross Amount Inc. listed on 59
8/1/2014 Julia 4/18/2014 1,048.50
5/2/2014 1116.00
5/16,/2014 32800
v v 5/30/2014 86400
Total 3,856.50
divided by 4.00
equals 964.13

¥ 26 payperiods 25,067.25 25,067.00



Review the Income Report to
Identify Over-Reported Income

Review Julia’s EIV Income Report, notice the decrease in income
In Q3 and Q4 of 2013:

I’nﬁ Housing Academy

Wages
Pay Amount FEIN Employer Name and Address Date Received
Period by EIV
04 of 2014 §6.007.00 22-0101019 ROBERTS INTERIOR DESIGN

12 SUMMER STREET, HAPPYVILLE MA 302015
Q3 of 2014 $5,686.00 220101019 ROBERTS INTERIOR DESIGN

12 SUMMER STREET, HAPPYVILLE MA 10/232014
Q2 of 2014 $2.982.00 220101019 ROBERTS INTERIOR DESIGN

12 SUMMER. STREET, HAPPYVILLE MA 0773072014
Q1of2014 $6,030.00 22-0101019 ROBERTS INTERIOR DESIGN

12 SUMMER STREET, HAPPYVILLE MA (472972014
04 of 2013 $142200 220101019 ROBERTS INTERIOR DESIGN

12 SUMMER STREET, HAPPYVILLE MA 0210172014
Q3 of 2013 444550 220101019 ROBERTS INTERIOR DESIGN

12 SUMMER. STREET, HAPPYVILLE MA 1172472013
Q2 of 2013 $2921.00 22-0101019 ROBERTS INTERIOR DESIGN

12 SUMMER STREET, HAPPYVILLE MA 072472013
Q10f2013 $2827.00 220101019 ROBERTS INTERIOR DESIGN

12 SUMMER STREET, HAPPYVILLE MA 04r2712013



Determine if Tenant Over-Reported Income [ ryrrme

1 Period of Income = 05/01/2013 - 04/30/2014

! Tenant Over-Reported Income: 4350.3, REV-1, Change 4, Paragraph 7-10.B, tenant
failed to report for an Interim Recertification in accordance with the Handbook

—_Roberts Interior Desigin

L

" 12 Summer Street

Happyville, MA
- PAY DETAIL 05/01/2013 — 04/30/2014
~EMPLOYEE NAME- JULIA COHEN
EMPLOYEE ID# JC0303 10/11/2013 10/18/2013 0.00
10/2512013 11/01/2013 0.00 10/13 total 30
_ Peniod Endins Date Pav Advice Date Gross Earmmes 11/08/2013 11/15/2013 0.00
11/22/2013 11/28/2013 180.00 11/13 fotal $180.00
04/26/2013 05/03/2013 £33.00 04/13 befors POI
05/10/2013 05/17/2013 81175 12/06/2013 121372013 296.00
05/24/2013 05/31/2013 86700 053 total SLE78T5  oonetld Lo ol B4600  12/13 tuial $1.242.00
08107013 061143015 20,25 01/03/2014 01/10/2014 873.00
062172013 06/28/2013 93600 0613 total 175625  CL/172014 017242014 858.50
0L/31/2014 02/07/2014 846.00  01/14 total $2.578.50
07/05/2013 07/12/2013 £59.50
07/19/2013 D7/26/2013 86400 07/13 fotal $1.723.59  02/14/2014 0272172014 873.00
02/28/2014 03/07/2014 873.00 00714 total $1.746.00
08/02/2013 D8/09/2013 £82.00
08/16/2013 082312013 £46.00 03/14/2014 0372112014 846.00
08/30/2013 09/06/2013 B46.00 08/13 total $2.57400  03/28/2014 04/04/2014 85950 03/14 total $1.705.50
09/13/2013 09/20/2013 148 00 04/11/2014 04/18/2014 846.00

09/27/2013 10/04/2013 0.00 09/13 total $148.00 04/25:2014 05/02/2014 §59.50 04714 total $1.703.50




Phone Clarification [T Housing Academy

ABC Housing
100 Main S5treet
Happyville, MA 01234

NOTE TO FILE f TELEPHONE CLARIFICATION

Re: Julia Cohen, Unit 1078

Date: 04/19/2015

Time: 11:00 AM

Spoke with: Marissa Roberts, Owner of Roberts Interior Design
Phone Number:617-555-1212

Summary of Conversation:

| contacted Ms. Roberts regarding the pay detail she provided for Julia Cohen.  Ms. Roberts confirmed
that from 9/10/2013 through 11/27/2013, Ms. Cohen took an unpaid leave of absence. She worked
half time through the end of November 2013, and her normal hours resumed December 1, 2013.

'gu.uti-:uii‘l.

Jane Smith

Property Manager
ABC Housing



IﬁTﬁ Housing Academy

Calculate the actual monthly income earned by Julia for each month
during the Period of Income

EI¥ Income Discrepancy Case File Head of Household: Julia Coken Unix: 1075 Page 5 of =

Dates of Period of Income (POI): __ 5113 o _ 30N

Monthly detail based on detailed 3rd party wage printouts andlor benefit statements for POl [stare with POl end date and work backwards): Tatal Monthly Income
FAanth: HH member { Source: Monthly Amount: HH memboer ! Source: PAanthly Amount: HH member & Source: FAanthly Amount: HH member & Source: Fonthly Amount: far Househald:

Julia Ciohen

flay 2013 Roberts Int Design 167275 167870
Julia Coben

June 2013 Fioberts Int Design 1,75E.25 1, 75625
Julia Cohken

July 2013 Fioberts Int Design 172350 1, 72350
Julia Ciohen

Augusk 2013 Roberts Int Design 2.574.00 2487400
Julia Coben

September 2013 Fioberts Int Design 14:3.00 14:3.00)
Julia Coken

Detober 2013 Fioberts Int Design 0.00 0.00)
Julia Ciohen

Moember 2013 Fioberts Int Design 150,00 150.00)
Julia Coben

Dlecember 2013 Fioberts Int Design 1,242.00 1,242.00]
Julia Cokien

January 2014 Fioberts Int Design 257860 207850
Julia Coken

Febroary 2014 Fioberts Int Design 1,74E.00 1,74E.00]
Julia Coben

flarch 2014 Foberts Int Design 1,705,560 1,708.50]
Julia Cokien

Bpril 2014 Fioberts Int Design 1,705.50 1,705.50]




Calculate Projected Monthly ﬁ—— H Acad
M Housing Academy

Income for the Cohen Household

1 Period of Income =05/01/2013 — 04/30/2014
! Per review of the tenant file, an 08/01/2012 AR and an 08/01/2013 AR
were processed for Julia during the Period of Income

Section D. Income Information Section D. Income Information

&5, BT &R &a, 66. &7, BB 69.

Mbr. Income Typa Code Amaunt SSNBensfits || Mbr. Income Type Code Amount SSN Benefits

No. Claim Nao. Mo. Claim No.

1 W=Non-Fed. Wage 20,807 1 W=Non-Fed. Wage 21,658
T0. Total Employment Income 2,807 70. Total Employment Income 21,658
71. Total Pansion Income 0 71. Total Pension Income 0
T2. Total Public Assistance Incoms (1] 72. Total Public Assistance Income 0
T3. Total Othar Incomea 0 73. Total Other Income 0l
T4. Total Non-Asset Incoma 20,807 74. Total Non-Asset Income 21,658




Calculate Projected Monthly Income

for the Cohen Household (Con’t I Housing Academy

1 Period of Income =05/01/2013 — 04/30/2014
! 08/01/2012 AR valid for 05/2013 — 07/2013. $20,807 / 12 =51,733.92
! 08/01/2013 AR valid for 08/2013 — 04/2014. $21,658 / 12 = $1,804.83

Household income as reported on form
HUD-5005%9 (income reported on 50059 that

Month: is current for month being calculated):
May 2013 1,733.92
June 2013 1,73392
July 2013 1,73392

August 2013 1,804 83
September 2013 1,804 83
October 2013 1,804.83
November 2013 1,804 83
December 2013 1,804 83
lanuary 2014 1,804 83
February 2014 1,804.83
March 2014 1,804 83
April 2014 1804 83




I—nﬁ Housing Academy

Monthly comparison based on 3rd party wage printouts andlor benefit printouts to income reported on form HUH-50053(s)-

Houzehald inceme bazed on wage andfor

Househald income as reported an form HUD-
50053 (income reporked on 50053 thak iz

Maonth: benefit printouts [from aboee]: current For manth being caleulated): Difference: Motes:
Peay 20132 167876 17 5617
June 2013 1,75E.26 1,7 2243
July 2012 1,722.80 1,788z 04z
Bugust 2013 207400 1,804.83 TEIAT 0813 2 pay period month, no discrepancy
September 2013 142.00 180482 -LEBE 220913 Tenant did not report income decrease
Oetober 2013 0.an 180483 18043311013 Tenant did mat report income decrease
Mowvember 2013 120,00 1,804 83 -LE24. 83 1IM3: Tenant did not report income decrease
Oecember 2012 1.242.00 180482 -BEZE212M3: Tenant did not report income decrease
January 2014 287850 180483 FUIAET| 0114 : 2 pay period month, no discrepancy
Febroary 2014 1,746.00 1,804 83 -BEAE
Parch 2014 1, 70650 1,804 2 -39
Spril 2014 1, 70550 1,204, 2 -39,

FINALSUMMARY OF RESOLUTION AND ACTION TAKEN:
REFER TO WORKSHEETS AND INVESTIGATION DETAILS ATTACHED, IF APPLICABLE:

Tenant had taken leave of absence from her employer and did not request an interim recertification.

No retro rent changes needed.

The sole cause of the EIV income discrepancy is due to
over-reported income from tenant failure to request an
Interim Recertification for a decrease in income (no
further investigation is necessary)




IﬁTﬁ Housing Academy
EIV Income Discrepancy Resolution:

Add detailed notes to the EIV Income Discrepancy Report and EIV

income discrepancy case file checklist to be filed in the tenant file
to "tell the story”

Tenant Over-Reported Income

Cite the Handbook and applicable 3™ party verifications in the
tenant file

4350.3, REV-1, Change 4, Paragraph 7-10.B, tenant failed to report for an
Interim Recertification in accordance with the Handbook. The Owner is not

obligated to retroactively decrease a tenant’s rent when the tenant failed to
report for an Interim Recertification.

Provide a detailed timeline, include calculations and reference supporting

documentation to detail that the tenant failed to report for an Interim
Recertification

Conclude the investigation (for the household)

Important Reminder: All household members must be documented in the
final EIV Income Discrepancy Resolution



IﬁTﬁ Housing Academy

Best practice recommendations for resolving a Nonapparent

Invalid EIV Income Discrepancy:
Add detailed notes to the EIV Income Discrepancy Report and
EIV income discrepancy case file checklist to be filed in the
tenant file to "tell the story”

(Examples include: occasional overtime, per diem workers,
unexpected bonuses, lump sum payments, etc.)

Cite the Handbook, Federal Register and/or 3" party
verifications in the tenant file

Exhibit 5-1, Income Exclusions #9, states ‘temporary, nonrecurring, or

sporadic income (including gifts)’ is excluded
Provide a detailed timeline, include calculations and reference
supporting documentation to detail that the tenant received irregular
income

Conclude the investigation (for the household)
Important Reminder: All household members must be documented in
the final EIV Income Discrepancy Resolution



Identifying Irregular Income [T Housing Academy

Head of Household Information
Effective Date of Action:

Name: KAYLEIGH CONNORS

Social Security Number: 234 06/ 01/ 2014

Contract Number. MAOTM100000 Projected Annual Wages and

Project Number: Benefits from Form HUD-

Project: ABC Housing 50059:

Effective Date of Action: 06/01/2014 $23,010.00

Next Re-Certification Date: 06/01/2015 Period of Income for

Projected Annual Wages and Benefits from Form Discrepancy Analysis:

D300, 20 03/01/2013 - 02/28/2014

Period Of Income for Discrepancy Analysis 03/01/2013-02/26/2014 Actual Rep orted Annual Wa ges

. | | and Benefits from EIV Data:
iscrepancy Analysis Actuals 31;1:1;11139(1 Last $2 6,189.00

Reported Annual Wages and Benefits from EIV Annualized Last Quarter

Data: $26.189.00 $27.976.00 Reported Annual Wages and

Amount of Annual Income Discrepancy: ($3,179.00) ($4,966.00) Benefits from EIV Data:

Amount of Monthly Income Discrepancy: ($264.92) ($413.83) 527,976.00

Percentage of Income Discrepancy: (12.14%) (17.86%)



Review 06/2013’s AR to Rule Out e dics
M Housing Academy

Owner Miscalculation and/or Error
Form HUD-50059’s Processed for Household per Tenant File / Property Mgmt Software

During the Period of Income:

Section B. Summary Information
06/01/2013 AR — projected income = $22,230 " Poaene il L DN 2.t e oo
. . A TRT | 6 NextPecertfeaton Dok S0L/014| 5 Bk © :
The most current form HUD-50059 with an action |dssi™™ - 25, Tt ot )
. . . t- mmd:zmm ' ; 16. Project Move-In Date 062972010 28, Da
type of MI, AR, IR or IC that falls within the Period |iZizs i) st | B e 2
of Income of 03/01/2013 — 02/28/2014 is e | Cormntie 5 Ui owene %
y . e . . 11. Previous Houging Code 22:|’re-: aldy T 3. Rent 900
06/01/2013’s AR. This certification, which reports |z il a—
a projected income of $22,230, was processed e v [ofuh] 0 o] & [e]al 6 TRl a0 Tale
o . . . No. Lzst Name Firat Name Mi[ReliSex| Rae BN nyo [cune| Smtos| (SSN) |Code| Number | Cert [Codes
within the same time period as the Period of T o e WIETW 2 moses s 5
Income used to calculate the Actual Reported @
Annual Wages and Benefits from EIV Data ®
Th'S hOUSGhO|d CO”S'StS Of 50. Famiy & Mobllly Impared? N ﬁ'ﬁmmﬁﬂﬁmﬁm é, 57 Expectad Family Addition - Adoptin 0
: : 2 Fandy oo ety | £5 Mumber fCopncens 0| 55 Expecedfamiyhddton- FmtaCrkdren
Head of Household — Kayleigh Connors, who is ey e Ve e N| 56 Numbor o iguehlenters 1| 5% ExpscedFamiy
6. Previous Head Last Name 3. Previous Eflectve Date
26 years of age e s e e
Section D. Income Information Section E. Asset Information
$22,230 - $26,189 — $(3,95900) . 67. 8. - W-m [ 1. . 7. ks .
"'E- Income Type Code Ampunt c;‘a.fm. ':': Description Statua | Cash Value MT‘I':B:E:‘E Dmeed
$221230 - $271976 — $(51746'OO) | W=Non-Fed. Wage .30 I | Bank of Amer Ckg C 809 o
$(3,959.00) and $(5,746.00) > EIV’s discrepancy
cutoff threshold of $2,400
The Owner should now review the corresponding
back-up documentation (including any past EIV
Income Report(s) run at time of certification) and
calculations used to verify that income/rent was T oo Ty Gmemintes
calculated in accordance with the Handbook T4 Tkl o Ao e -




Review Pay Stubs Collected at

_m—n Housing Academy

Time of 06/2013’s Recertification

Bishop Transportation Bishop Transportation
62 Apache Road

Pay Date: 2/14/13

62 Apache Road
Happyville, MA

Pay Date:
Pay Amount:

2/7/13
$372.14

Happyville, MA

Pay Amount: $372.14

Kayleigh Connors
22 Sandy Way
Happyville, MA

Kayleigh Connors
22 Sandy Way
Happyville, MA

EARNINGS STATEMENT EARNINGS STATEMENT

Emp. No. Employee Name Lact 4 of 55N Periold Ending Pay Date Type Check Number Emp. No. Employee Name Last 4 of SSN Periold Ending Pay Date Type Check Number
345 Connors, Kayleigh 1234 2/1/2013 2/7/2013 Payroll 96325 345 Connors, Kayleigh 1234 2/8/2013 2/14/2013 Payroll 96602
Type / Hours Earnings I Deductions Year-To-Date Type / Hours Earnings I Deductions I Year-To-Date
[Fegutar 30 427 50[Medicare .20 Eamnings 7,137.50) Regular 30 427.50Medicare 6.200Eamings 2,565.00
Federal Tax 26.51|Medicare 30.99) Federal Tax 26.51Medicare 37.19
MA Tax 22.66Federal Tax 132.53 MA Tax 22 gbfFederal Tax 159.03
MA Tax 113.29 MA Tax 135.95
Totals AVAILABE BALANCE (HOURS) Totals AVAILABE BALANCE (HOURS)
TOTAL PAY 427.50) VACATION 16] Mk 427.50 VACATION 16
DEDUCTIONS 55.36 ick s DEDUCTIONS 55.36 SICK 8
NET PAY 37214' PERSONAL E NETPAY 37214 PERSONAL 8
. . Bishop Transportation
Bishop Transportation 6 A ph Road p Pav Dat 2/28/13
ache Roa ay Date:
62 Apache Road Pay Date: 2/21/13 Ha p\n' 1le, MA Pay Amount: $372.14
Happyville, MA Pay Amount: $372.14 PRY ' y : .
EARNINGS STATEMENT Kayleigh Connors EARNINGS STATEMENT Kayleigh Connors
22 Sandy Way 22 Sandy Way
Happyville, MA Happyville, MA
Emp. No. Employee Name Last 4 of SSN Periold Ending Pay Date Type Check Number Emp. No. Employee Name Last 4 of SEN Periold Ending Pay Date Type Check Number
345 Connors, Kayleigh 1234 2/15/2013 2/21/2013 payroll 97222 345 Connors, Kayleigh 1234 2/22/2013 2/28/2013 Payroll 97301
Type / Hours Earnings Deductions Year-To-Date Type / Hours Earnings | Deductions Year-To-Date
Regular 30) 427 50fMedicare 6.20Earnings 2,992.50| Regular 24 342.00qMedicare 6.20)Earnings 3,420.00]
Federal Tax 26.51 Medicare 43.39] Sick 6 85.50fFederal Tax 26.51Medicare 49.59
MA Tax 22.66)Federal Tax 185.54] MA Tax 22.66]Federal Tax 212.04
MA Tax 158.60 MA Tax 181.26
Totals AVAILABE BALANCE (HOURS) Totals AVAILABE BALANCE (HOURS)
TOTAL PAY 427.50 [VACATION 16 TOTAL PAY 427.50) VACATION 16)
DEDUCTIONS 5536 sick 8 DEDUCTIONS 55.36) SICK 2
NET PAY 372.14 PERSONAL 8| NET PAY 37214 PERSONAL g




Confirm Owner Calculation on 06/2013’s AR

Iﬁiﬁ Housing Academy

Cert Date Type  HHMember  Gross Pay Date  Gross Amount Inc. listed on 59
6/1/2013 AR Kayleigh 2/7/2013 427 50
2/14/2013 427 50
22172013 42730
¥ I 2/28/2013 427 50
Total 1,710.00
divided by 4.00
equals 427.50

% 52 payperiods 22 23000 22 230.00



Review 06/2014’s AR to Rule Out

Owner Miscalculation and/or Error
Form HUD-50059 Listed as Effective Date of Action:

06/01/2014 AR — projected income = $23,010

The most current form HUD-50059 with an action
type of MI, AR, IR or IC listed in TRACS is
06/01/2014’s AR. This certification, which reports
a projected income of $23,010, is the certification
used by the EIV system as the source of
determining projected income.

This household consists of:
Head of Household — Kayleigh Connors, who is
27 years of age

$23,010 - $26,189 = $(3,179.00)

$23,010 - $27,976 = $(4,966.00)

$(3,179.00) and $(4,966.00) > EIV’s discrepancy
cutoff threshold of $2,400

The Owner should now review the corresponding
back-up documentation (including any past EIV
Income Report(s) run at time of certification) and
calculations used to verify that income/rent was
calculated in accordance with the Handbook

I_m—n Housing Academy

Section B. Summary Information

1. Project Name

ZVX Housing | 43 pectye Date D6/01/2014 | 33, (it Mumber o2
2 TSec 5| 14. Antic, Vioucher Date 24. No. of Bedrooms
jw@ﬁm Type - 15, Next pummﬂmmnm 0a/01/2015| 25, Buddng 1D :
4. Property 1D TvX 26. Uinit Transfer Cote
g |’I'0}Ed Numbser 134557 EG| X 21, Pranous Uint No. -
. 16. Project Move-In Date 06/29/2010/ 28. De 780
6. Contract Number MACﬁMlE.’.‘;’.‘E b crampdm oy m " post )
10. FIPS County Code N | 20 Conecton Type 32, Utity Aowsnce 0
: 2. Cert. Comection Date 43, Grogs Rent
1. Previous Hoaglng Code 2. Prev SutakyT 995
12. Displaement $iEtus - P ype
Section C. Household Information
. . ae wr |ag |- 42, ;:QJ 44, 45, 46, | 47, 48, | 49,
. 38, . EAECRE R
Mo  LastName Frathame  |MIReliSei| Race fn| T Sém m ITS?N? B Rl b M
g; Connors Kayleigh HI|F| W 2 |DBA/1986 270-11-1234) EC i
o3
4
05
05
o7
8
0. Famiy & Mabllly Impaired? NI e gff mﬁfﬂmmm é 7. Expected Family Addtion - Adopton 0
51. Family & Hearing Impaired? N 55 Numiber of Dependants p| 5 Expected Famiy Addition - Pregrancy
52. Family & Visually Impaired? N| = mmofugfue Members I 50. Expected Famiy Addition - Foster Children 0

60, Previous Head Lagt Name
61. Previous Head Firat Name
62. Previous Head Middle Inital

&3 Pravious Eflectve Date
&d. Previous Head 10
65. Previous Head Brth Date

Section D. Income Information Section E. Asset Information

Mox Income Type Code Amount | SSN Benefis | Mor Deseription Status| Cash Ve |ACLE! Yearly( Date
ho. Caim No. | No. Income Divested
1 |W=Non-Fed Wage B | |Bankof AmerCkg |C led2 0

70. Total Employment |ncome 5 B1. Cash Value of Assets 1,642

71. Total Pension Income 82, Agual Income Fom Assets 0

T2, Total Public Asstatance Income il 83, HUD Pesabook Rate 100

73, Total Other Income 0 B4, Imputed Income fom Assets ]

74. Total Mon-Asset Income Bl B5. Aszet Income ]




Review Pay Stubs Collected at

Time of 06/2014’s Recertification

Bishop Transportation
62 Apache Road
Happyville, MA

EARNINGS STATEMENT

Pay Date:
Pay Amount:

2/13/14
$385.20

Kayleigh Connors
22 Sandy Way
Happyville, MA

Bishop Transportation
62 Apache Road
Happyville, MA

EARNINGS STATEMENT

_m—n Housing Academy

2/20/14
$385.20

Pay Date:
Pay Amount:

Kayleigh Connors
22 Sandy Way
Happyville, MA

Emp. No. Employee Name Last 4 of SSN Periold Ending Pay Date Type Check Number Emp. No. Employee Name Last 4 of SSN Periold Ending Pay Date Type Check Number
345 Connors, Kayleigh 1234 2/7/2014 2/13/2014 Payroll 102639 345 Connors, Kayleigh 1234 2/14/2014 2/20/2014 Payroll 102720
Type / Hours Earnings | Deductions Year-To-Date Type / Hours Earnings 1 Deductions Year-To-Date
Regular 30 442.50|Medicare 6.42)Earnings 2,655.00 Regular 30| 442 50 Medicare 6.42]Earnings 3,097.50
Federal Tax 27.44Medicare 38.50f Federal Tax 27 44 Medicare 44.91]
MA Tax 23.45)Federal Tax 164.61] MA Tax 23.45QFederal Tax 192.05
MA Tax 140.72 MA Tax 164.17
Totals AVAILABE BALANCE (HOURS) Totals AVAILABE BALANCE (HOURS)
TOTAL PAY 442.50f VACATION 32 TOTAL PAY 442.50] \VACATION 32
DEDUCTIONS 57.30] [SICK 24 DEDUCTIONS 57.30) SICK 24
NET PAY 385.20f PERSONAL 8] NET PAY 385.20) PERSONAL 8]
Bishop Transportation Bishop Transportation
62 Apache Road Pay Date: 2/27/14 62 Apache Road Pay Date: 3/6/14
Happyville, MA Pay Amount: $385.20 Happyville, MA Pay Amount: $385.20
KayTleigh Connors i
EARNINGS STATEMENT v EARNINGS STATEMENT Kayleigh Connors
22 sandy Way 22 Sandy Way
Happyville, MA Happyville, MA
Emp. No. Employee Name Last 4 of SSN Periold Ending Pay Date Type Check Number Emp. No. Employee Name Last 4 of SSN Periold Ending Pay Date Type Check Number
345 Connors, Kayleigh 1234 2/21/2014 2/27/2014 Payroll 102811 345 Connors, Kayleigh 1234 2/28/2014 3/6/2014 Payroll 102904
Type / Hours Earnings 1 Deductions Year-To-Date Type / Hours Earnings Deductions Year-To-Date
Regular 30 442.50]Medicare 6.42)Earnings 3,540.00| Regular 30 442 50[Medicare 6.42Earnings 3,982.50)
Federal Tax 27.44|Medicare 51.33 Federal Tax 27.44]Medicare 57.75
MA Tax 23.45]Federal Tax 215.48] MA Tax 23.450Federal Tax 246.92
MA Tax 187.62 MA Tax 211.07]
Totals AVAILABE BALANCE (HOURS) Totals AVAILABE BALANCE (HOURS)
TOTAL PAY 442.50) \VACATION 32 TOTAL PAY 242 50 VACATION 32
DEDUCTIONS 57.30) SICK 24 DEDUCTIONS 57.30) sicK 24
NET PAY 385.20) PERSONAL k| NET PAY 385.20) PERSONAL 3|




Confirm Owner Calculation on 06/2014°’s AR

Iﬁiﬁ Housing Academy

Cert Date Type  HH Member  Gross Pay Date  Gross Amount Inc. listed on 59
6/1/2014 AR Kayleigh 2{13/2014 442 50
2/20/2014 442 30
2/27/2014 442 50
¥ v 3/6/2014 442 50
Total 1,770.00
divided by 4.00
equals 442 50

% 52 payperiods 23,010.00 23,010.00



Review the Income Report to P |
Identify Irregular Income M Housing Academy

Review Kayleigh's EIV Income Report, notice the increase in
Income in Q4 of 2013:

Wages

Pay
Period

Q3 of 2014
Q2 of 2014
Q1 of 2014
Q4 of 2013
Q3 of 2013
Q2 of 2013
Q10f2013

Q4 of 2012

Amount FEIN

$5,75250 11-7654321

$5,752 50
$5,7113.50
$9,557 50
$5,557 50
$5,557 50
$5,122 50

$5,460.00

11-7654321
11-7654321
11-7654321
11-7654321
11-7654321
11-7654321

11-7654321

Employer Name and Address

BISHOP TRANSPORTATION
62 APACHE ROAD, HAPPYVILLE MA
BISHOP TRANSPORTATION
62 APACHE ROAD, HAPPYVILLE MA
BISHOP TRANSPORTATION
62 APACHE ROAD, HAPPYVILLE MA
BISHOP TRANSPORTATION
62 APACHE ROAD, HAPPYVILLE MA
BISHOP TRANSPORTATION
62 APACHE ROAD, HAPPYVILLE MA
BISHOP TRANSPORTATION
62 APACHE ROAD, HAPPYVILLE MA
BISHOP TRANSPORTATION
62 APACHE ROAD, HAPPYVILLE MA
BISHOP TRANSPORTATION
62 APACHE ROAD, HAPPYVILLE MA

Date Received
by EIV

1012712014
0713012014
04/24//2014
02/02//2014
1112212013
071242013
0412712013

01/31£2013



Imﬁ Housing Academy

Determine if Tenant Received Irregular Income

1 Period of Income =03/01/2013 — 02/28/2014

! Irregular Income: Exhibit 5-1, Income Exclusions #9, states ‘temporary,
nonrecurring, or sporadic income (including gifts)’ is excluded

Bishop Transportation
62 Apache Road
Happyville, MA

Earnings Detail
Kayleigh Connors

page 1/2
Period Ending Date Payment Date Payment Amount
1201 372013 . . 5/6/2013 9/12/2013 5 427.50
3/8/2013 3/14/2013 5 427.50 9;;333013 /L8053 " 227,50
| ] SE 0 27 .5
Basenls alrziis - 22750 zﬁii?ﬁi i;?;fii : jf:‘ :i 913Total § 171000
3/22/2013 3/28/2013 s 427.50 XVIVESE _D”;_w"‘w-” : 4f?'50 : .710:
3/29/2013 4/4/2013 $ 427.50 313Total § 171000 oo Li1rals - 4;?'50
2/e/e0is 2/L/0is - 42750 10/12/2013 10/24/2013 : 127,50
1272 207 = 5 - - =Wfazfs .
ij;i;gii ii;ii;gg : j;;gg 10/25/2013 10/31/2013 % 427.50 1013 Total § 1.710.00
1/26/2013 5/2/2013 $ 427.50 413Totl § 171000 LLiLrenis Lumpenis s 427.50
e — s - — 11/8/2013 11/14/2013  § 427.50
5/10/2013 5/16/2013 s 427.50 1171572013 1721720013 % 427.50
5/17/2013 5/23/2013 % 427.50 bifezals SL/EEZRLE s ==7.50
c/2a/o01z /20 /2013 : 127 50 11/29/2013 12/5/2013 5 427.50 1W13Total § 213750
5/31/2013 6/6/2013 s 427.50 513Totl §  2137.50 12/6/2013 12/12/2013  § 427.50
6/7/2013 5/13/2013 z 227.50 12/13/2013 12/19/2013 % 427.50
/1472013 §/20/2013 3 427.50 12/20/2013 12/26/2013 = 427.50
6/21/20132 6/27/2013 & 427.50 12/26/2013 & 4,000.00
6/28/2013 T/4/2013 = 427.50 6/13 Total % 1,710.00 1272772013 1/2/2014 & 427.50 12113 Total 5.710.00
7/5/2013 7/11/2013 5 427.50 1/3/2014 1/9/2014 5 427.50
7/12/2013 7/18/2013 $ 427.50 1/10/2014 1/16/2014 5 427.50
7/19/2013 7/25/2013 s 427.50 1/17/2014 1/23/2014 5 433.50
7/26/2013 8/1/2013 $ 427.50 T3Total § 171000 1/24/2014 1/30/2014 $ 442,50
8/2/2013 8/B/2013 s 427.50 1/31/2014 2/6/2014 5 442.50 4Totdl § 217350
8/9/2013 8/15/2013 5 427.50 2/7/2014 2/13/2014 5 442.50
/1672013 B/22/2013 § 427.50 2/14/2014 2/20/2014 3 442,50
/2372013 B/28/2013 & 427.50 2/21/2014 22772014 3 442,50
8/30/2013 9/5/2013 $ 427.50 §13Total § 213750 2/26/2014 3/6/2014 5 442,50 M4Total §  1,770.00




Phone Clarification [T Housing Academy

ABC Housing
100 Main Street
Happyville, MA 01234

NOTE TO FILE / TELEPHONE CLARIFICATION
Re: Kayleigh Connors, Unit 0022

Date: 02/20/2015

Time: 9:30 AM

Spoke with: Deborah McCormick, Manager
Phone Number: 617-555-9876

Summary of Conversation:

| contacted Ms. McCormick regarding the pay detail she provided for Kayleigh Connors. Ms. McCormick
confirmed that due to a unusually successful year, employees were granted a bonus of $4,000. This
bonus is not expected to occur every year and is most likely a one-time occurrence.

Jase Swith
Jane Smith
Property Manager
ABC Housing



IﬁTﬁ Housing Academy

Calculate the actual monthly income earned by Kayleigh for each month

during the Period of Income

EIV Income Discrepancy Case File

Dates of Period of Income (POI):

Head of Household: Kayleigh Connors

_3/1/13 to _ 2/28/14

Unit: 0022

Page 3 of 3

Monthly detail based on detailed 3rd

party wage printouts andfor benefit statements for POI (start with POI end date and work backwards):

Total Monthly Income for

Month: HH member / Source:  |Monthly Amount:] HH member f Source:  [Monthly Amount:] HH member f Source:  [Monthly Amount:] HH member f Source:  |Monthly Amount: Household:

Kayleigh Connors

March 2013 Bishop Trans. 1,710.00 1,710.00
Kayleigh Connors

April 2013 Bishop Trans. 1,710.00 1,710.00
Kayleigh Connors

May 2013 Bishop Trans. 2,137.50 2,137.50
Kayleigh Connors

June 2013 Bishop Trans. 1,710.00 1,710.00
Kayleigh Connors

July 2013 Bishop Trans. 1,710.00 1,710.00
Kayleigh Connors

August 2013 Bishop Trans. 2,137.50 2,137.50
Kayleigh Connors

September 2013 Bishop Trans. 1,710.00 1,710.00
Kayleigh Connors

October 2013 Bishop Trans. 1,710.00 1,710.00
Kayleigh Connors

November 2013 Bishop Trans. 2,137.50 2,137.50
Kayleigh Connors

December 2013 Bishop Trans. 5,710.00 5,710.00
Kayleigh Connors

January 2014 Bishop Trans. 217350 2,173.50
Kayleigh Connors

February 2014 Bishop Trans. 1,770.00 1,770.00




Calculate Projected Monthly ? |
Income for the Connors Household M Housing Academy

1 Period of Income =03/01/2013 — 02/28/2014
! Per review of the tenant file, an 06/01/2012 AR and an 06/01/2013 AR

were processed for Kayleigh during the Period of Income

Section D. Income Information Section D. Income Information

66. 67. 68, 69. 66. 67. B8 69.

Mbr. Income Type Code Amount SSN Benefits || Mbr. Income Type Code Amount SSN Benefits

No. Claim No. MNo. Claim No.

1 W=Non-Fed. Wage 21,840 1 W=Non-Fed. Wage 22,230
70. Total Employment Income 21,840 70. Total Employment Income 22,230
71. Total Pension Income 0 71. Total Pension Income 0
72. Total Public Assistance Income 0 72. Total Public Assistance Income 0
73. Total Other Income 0 73. Total Other Income 0
74. Total Non-Asset Income 21,8400 74. Total Non-Asset Income 22.230)




Calculate Projected Monthly Income

Iﬁ-m- Housing Academy

for the Connors Household (Con’t
1 Period of Income =03/01/2013 - 02/28/2014

1 06/01/2012 AR valid for 03/2013 — 05/2013. $21,840/ 12 =51,820.00
1 06/01/2013 AR valid for 06/2013 — 02/2014. $22,230/ 12 =51,852.50

Household income as reported on form
HUD-5005% {income reported on 50059 that

Month: Is current for month being calculated):
March 2013 1,8320.00
April 2013 1,320.00
May 2013 1,320.00
June 2013 1,85250
July 2013 1,85250
August 2013 1,852.50
September 2013 1,852.50
October 2013 1,852.50
November 2013 1,852.50
December 2013 1,852.50
January 2014 1,5852.50
February 2014 1,852.50




Compare Actual to Projected Monthly

Income for the Connors Household

I_m—n Housing Academy

Menthly comparison based on 3rd party wage printouts and/or benefit printouts to income reported on form HUH-50059(s) (start with POI end date and work backwards):

Household income based on wage andfor

Household income as reported on form
HUD-50052 (income reported on 50059 that

Month: benefit printouts [from above): is current for month being calculated): Difference: Notes:
March 2013 1,710.00 1,320.00 -110.00
April 2013 1,710.00 1,820.00 -110.00
May 2013 2,137.50 1,820.00 317.50|3 pay period month, no discrepancy
June 2013 1,710.00 1,852.50 -142 .50
July 2013 1,710.00 1,852.50 -142.50
August 2013 2,137.50 1,852.50 285.00|3 pay period month, no discrepancy
September 2013 1,710.00 1,852.50 -142.50
October 2013 1,710.00 1,852.50 -142.50
November 2013 2,137.50 1,852.50 285.00|3 pay period month, no discrepancy
December 2013 5,710.00 1,852.50 3,857 .50(|received one-time bonus, see phone clarification
January 2014 2,173.50 1,852.50 321.00|3 pay period month, no discrepancy
February 2014 1,770.00 1,852.50 -82.50

FIMAL SUMMARY OF RESOLUTION AND ACTION TAKEN:
REFER TO WORKSHEETS AND INVESTIGATION DETAILS ATTACHED, IF APPLICABLE:

Tenant received a 54,000 bonus in December 2013. This is a one-time payment.

! The sole cause of the EIV income discrepancy is
because the Tenant received a one time, non-recurring
bonus (no further investigation is necessary)




IﬁTﬁ Housing Academy

EIV Income Discrepancy Resolution:

Add detailed notes to the EIV Income Discrepancy Report and
EIV income discrepancy case file checklist to be filed in the
tenant file to "tell the story”

Irregular income from a one time, non-recurring bonus

Cite the Handbook and applicable 3™ party verifications in the
tenant file

Irregular Income: Exhibit 5-1, Income Exclusions #9, states
‘temporary, nonrecurring, or sporadic income (including gifts)’
is excluded

Provide a detailed timeline, include calculations and reference
supporting documentation to detail that the tenant received irregular
income from a one-time, non-recurring bonus

Conclude the investigation (for the household)

Important Reminder: All household members must be documented in
the final EIV Income Discrepancy Resolution



IﬁTﬁ Housing Academy

If an Owner obtained retroactive 3" party verification(s) and fully
investigated the income discrepancy, yet it STILL appears that the
income reported in the EIV system is invalid, there may be an
error(s) in the information contained in TRACS or in the SSA
and/or NDNH database(s)

Only the originator of the data can correct the information. The
originator of the data is as follows:
TRACS Data — Owner and/or Management Agent

Employment and Wage Information — Employers (who report this
information to the local State Workforce Agency, who reports it to the
NDNH database)

Unemployment Benefit Information — Local State Workforce Agency
SS and SSI Benefit Information — Social Security Administration

When inaccurate data is corrected by the originator, it will be

updated in the EIV system during the next computer matching
Chapter 9, Paragraph 9-16.A-D



Iﬁ]_ﬁ Housing Academy
TRACS Errors

An Owner must correct the data in the software and transmit it to TRACS

Employment Errors (from NDNH’s database)

The tenant should contact his/her employer directly, in writing, to dispute the
employment and/or wage information and request that the employer correct the
error(s); and

The tenant should provide the Owner with a copy of the written correspondence to
be filed in the tenant file

Unemployment Benefit Information Errors (from NDNH’s database)
The tenant should contact the local State Workforce Agency directly, in writing, to

dispute the unemployment benefit information and request that the local SWA
correct the error(s); and

The tenant should provide the Owner with a copy of the written correspondence to
be filed in the tenant file

SS and SSI Benefit Information Errors (from SSA’s database)

The tenant should contact the SSA at (800) 772-1213, or visit the local SSA office and
request that the error(s) be corrected. SSA office information is available in the

government pages of the local telephone directory or online at
http://www.socialsecurity.gov.

Chapter 9, Paragraph 9-16.A-D


http://www.socialsecurity.gov/

IﬁTﬁ Housing Academy

If a tenant asserts that the information contained in the EIV system does not
belong to him/her and the Owner is unable to obtain confirmation of
income via 3" party verification, the tenant may be a victim of identity
theft. In order to resolve the income discrepancy, the tenant should:

Check his/her Social Security records to ensure the records are correct (call SSA at
1-800-772-1213);

File an identity theft complaint with the Federal Trade Commission (call FTC at 1-
877-438-4338, or visit their website at:
http://www.ftc.gov/bcp/edu/microsites/idtheft/);

Monitor his/her credit reports with the three national credit reporting agencies
(Equifax, TransUnion, and Experian); and

Certify and document on an Identity Theft Victim Affidavit that the actions above
have been taken (including providing a claim number to the Owner) within a 30-
day timeframe of a tenant claim of identity theft

The Owner should maintain the certification of identity theft and all

supporting documentation in the tenant file (for a term of tenancy, plus 3

years)
Chapter 9, Paragraph 9-16.E


http://www.ftc.gov/bcp/edu/microsites/idtheft/

Summary of Workflow for Nonapparent

Invalid EIV Income Discrepancies

Conclusion:

Trigger:

Action:

Decision Point:

In_'m- Housing Academy

All EIV Income Discrepancies require investigation and documentation (regardless of
whether or not they are valid). We recommend that documentation to resolve an EIV
income discrepancy include the following: detailed notes as to the Owner’s findings
from the investigation, Handbook and/or Federal Register citations, references to any

3" party verifications (used to make a determination) and income and/or rent

calculations, as applicable.

Owner is not able to determine that there is an apparent explanation as to why the EIV income
discrepancy is invalid.

Owner reviews all form HUD-50059s that fall within the POI, including 3™ party verifications,
back-up documentation and past EIV Income Reports, as applicable.

Is Owner able to determine| that there is an apparent explanation as to why the EIV income
discrepancy is invalid based on a thorough review of the 3" party documentation in the tenant

file? If yes, Owner concludes investigation. If no, Owner proceeds with investigation.

Trigger:

Decision Point:

Owner is not able to determine that there is an apparent explanation as to why the EIV income

discrepancy is invalid based on a thorough review of the 3™ party documentation in the tenant

file.

Is Owner able to determine that an Owner miscalculation and/or error is the sole cause of the
EIV income discrepancy? [f yes, Owner determines when the Owner miscalculation and/or error
began (the tenant cannot be charged retroactively for any portion of the discrepancy due to
Owner miscalculation and/or error) and skips to Owner processes new and/or correction form
HUD-50059s. If no, Owner proceeds with investigation.




Summary of Workflow for Nonapparent

Invalid EIV Income Discrepancies (Con’t) T Housing Academy

Conclusion: All EIV Income Discrepancies require investigation and documentation (regardless of
whether or not they are valid). We recommend that documentation to resolve an EIV
income discrepancy include the following: detailed notes as to the Owner’s findings
from the investigation, Handbook and/or Federal Register citations, references to any

3" party verifications (used to make a determination) and income and/or rent
calculations, as applicable.

Trigger: Owner is not able to determine that an Owner miscalculation and/or erraor is the sole cause of

the EIV income discrepancy.

Action: Owner requests and prepares for a tenant meeting. Owner conducts a tenant meeting to review

the possible EIV income discrepancy and obtain signatures on all necessary documentation.
Owner sends out retroactive 3™ party verifications to cbtain detailed wage printouts and/for

benefits statements, as applicable.

Owner reviews the newly obtained retroactive 3™ party verifications {including detailed wage
printouts and/or benefits statements, as applicable), creates an EIV income discrepancy case file
checklist and calculates the tenant’s actual monthly income earned during the POI as compared

to projected monthly income reported by the tenant at certification during the POL.

Decision Point: Is Owner able to determine that the sole cause of the EIV income discrepancy is due to aver-
reported income from tenant failure to request an Interim Recertification for a decrease in

income? If yes, Owner concludes investigation. If no, Owner proceeds with investigation.

Trigger: Owner is not able to determine that the sole cause of the EIV income discrepancy is due to over-
reported income from tenant failure to request an Interim Recertification for a decrease in
income.

Decision Point: Is Owner able to determine that there is an apparent explanation as to why the EIV income

discrepancy is invalid? [f yes, Owner concludes investigation. If no, Owner proceeds with

investigation.




ﬁ Housing Academy

Section 6

Apparent Valid EIV Income Discrepancies




EIV Income Discrepancy Workflow [T Housing Academy

EIV Income Discrepancy Report is Generated:

Begin checklist, begin tracking time Ap pa re nt V a I i d

Apparent Invalid
R Y Determine: Did discrepancy begin

If yes, document findings, cite Handbook, Fed. Register and//or 3™ party
verifications, conclude investigation

e prior to the start date of the POI?

Nonapparent OR Apparent Valid

T e e e If yes, obtain add. wage printouts/benefit

tenant meeting, obtain detailed wage printouts and,/or benefit stmts for POI

Determine: is discrepancy invalid?

s docmen g e oo, e ress stmts for 5 years for discrepant source(s).

and/for 3™ party verifications, conclude investigation

“;:p;nut‘:'ﬁldm Complete calculations, create new

Jripeni gy and/or correction 59s, meet

“i‘mm“a:g“:{:w“ with household to sign 59s
Eeey and secure repayment

et agreement. Document

Register,

e findings, cite
Handbook
and/or Fed.
Register,

conclude
inv.




IﬁTﬁ Housing Academy

Important Note: At this point in the investigation, we believe that
the Owner will have ruled out all possible explanations that
would make an EIV income discrepancy invalid. In this lesson we
detail how to investigate and document a valid EIV income

discrepancy.

Determine if the nonreporting and/or under-reporting of income
began before the start date of the Period of Income for the
discrepant source(s) of income

Per the Handbook, if the Owner determines the tenant unreported
or under-reported his/her income, the Owner must go back to the
time the unreported or under-reporting of income started, not to
exceed the 5-year limitation that the tenant was receiving
assistance described on forms HUD-9887 and HUD-9887-A, and
calculate the difference between the amount of rent the tenant
should have paid and the amount of rent the tenant was charged



IﬁTﬁ Housing Academy

If yes, determine the 5-year look back period start date
(notate the EIV income discrepancy case file checklist)
and obtain additional detailed wage printouts and/or
benefit statements for the discrepant source(s) of
income only

If the EIV Income Report was run for Annual Recertification,
the most recent signature date on the new form HUD-9887
obtained during the Annual Recertification interview will
determine the 5-year look back period start date

If the EIV Income Report was run for Interim Recertification,
the most recent signature date on the current form HUD-
9887 completed during the last Annual Recertification,
Move-In or Initial Certification will determine the 5-year
look back period start date



IﬁTﬁ Housing Academy

Confirm that the tenant lived in the unit for the full 5-year look back
period; if not, the investigation and retroactive documentation can
only be requested back to the Move-In or Initial Certification date

For example:

If the most recent signature date on the current signed/dated 9887 on file is
12/3/2014, the 5-year look back start date will be 12/4/2009 (12/3/2014 +
1 day = 12/4/2014 minus 5 years = 12/4/2009), provided the tenant moved

in prior to 12/4/2009
If the tenant moved in after 12/4/2009, on 12/15/2011 for example, the 5-
year look back start date will be limited to 12/15/2011

The 5-year look back period end date is always “present”
Therefore, the 5-year look back period/timeframe is either:
12/4/2009 through present; or
12/15/2011 through present (if the tenant did not move in until 12/15/2011)
Note: HUD states that tenants with unreported income that goes
back further than 5 years can be reported to the HUD Office of
Inspector General (OIG) for fraud



IﬁTﬁ Housing Academy

Determine the start date of the unreported and/or under-
reported income based on the retroactive 3 party income
verification(s) obtained for the discrepant source(s) of income

Note: Be mindful of the form HUD-50059 effective on or before
the start date of the Period of Income and/or 5-year look back
period. Review this form HUD-50059 (even if the effective date
is before the start date of the Period of Income or 5-year look
back period) to confirm income/rent as of the start date of the
Period of Income or 5-year look back period and calculate the
difference between the amount of rent the tenant should have
paid and the amount of rent the tenant was charged.

Note: The tenant is not obligated to reimburse the Owner for
undercharges caused solely by the Owner’s failure to follow
HUD’s procedures for computing rent or assistance payments

Chapter 8, Paragraph 8-20.B.2



IﬁTﬁ Housing Academy

Complete the retroactive calculations, as applicable, to
confirm the amount(s) of income that must be reported on
form HUD-50059(s) for the discrepant source(s) of income

Determine and process new and/or correction form HUD-
50059s, as applicable

If a tenant does not comply with interim reporting requirements
and the Owner discovers that the tenant has failed to report
changes as required in Paragraph 7-10, the Owner is to initiate an
Interim Recertification and implement rent changes as follows:

Rent increases: Owners must implement any resulting rent
increase retroactive to the first of the month following the date
that the action occurred

Rent decreases: Any resulting rent decrease must be implemented
effective the first rent period following completion of the

recertification
Chapter 7, Paragraph 7-13.D



IﬁTﬁ Housing Academy

Fully document the tenant file, providing a brief summary of the

issue, investigation and findings. Include the following:

EIV Income Discrepancy Report;

EIV Income Report(s) for the Period of Income and/or 5-year look back period,
as applicable;

EIV Income Discrepancy Case File Checklist and Worksheets;

Any Other Applicable EIV Report(s) for the Period of Income and/or 5-year
look back period, as applicable;

Copies of all form HUD-50059s processed and transmitted to TRACS for the
Period of Income and/or 5-year look back period, as applicable;

Copies of all original 37 party income verifications, including back-up
documentation and calculation worksheets for the Period of Income and/or 5-
year look back period, as applicable;

Copies of newly obtained retroactive 3™ party income verifications (detailed
wage printouts and/or benefit statements) for the Period of Income and/or 5-
year look back period, as applicable

Retroactive calculations, as applicable, to resolve the discrepant source(s) of
income



IﬁTﬁ Housing Academy

Complete an EIV Repayment Calculation Worksheet to calculate

the difference between the amount of rent the tenant(s) should

have paid and the amount of rent the tenant(s) was charged and
determine the amount of the repayment agreement

Print all new and/or correction form HUD-50059s and the
calculations used to determine the amount of the repayment
agreement in preparation for a follow up meeting with the
tenant(s)

NOTE: If any portion of the discrepancy is due to Owner
miscalculation and/or error, the tenant cannot be charged
retroactively for that portion. The retroactive form HUD-
50059s will need to be processed and HUD will need to be
repaid; however, this money cannot be collected from tenant.

Send a 10-day letter to meet with the tenant(s)



IﬁTﬁ Housing Academy

Conduct a meeting with the tenant(s) to:
Review and discuss the results of the retroactive 3™ party
verification(s) obtained for the discrepant source(s) of income

Inform the tenant of the repayment amount due and his/her
obligation to reimburse the Owner

Provide the tenant with a copy of the repayment calculation /
retain a copy in the tenant file

Negotiate the terms of the EIV repayment agreement with the
tenant(s)

Complete, sign and date the EIV repayment agreement with the
tenant(s)

Review, sign and date all applicable new and/or correction form
HUD-50059s with the tenant(s)

Process the new and/or correction form HUD-50059s and the
EIV repayment agreement in your property management
software



IﬁTﬁ Housing Academy

Best practice recommendations for resolving an Apparent Valid
EIV Income Discrepancy:

Add detailed notes to the EIV Income Discrepancy Report and EIV
income discrepancy case file checklist to be filed in the tenant file
to "tell the story”

Unreported and/or under-reported income

Cite the Handbook, Federal Register and/or applicable 3 party
verifications in the tenant file

Provide a detailed timeline, include calculations and reference
supporting documentation to detail that the tenant failed to report
income as required by HUD rules

Conclude the investigation (as it pertains to the specific household
member)

Important Reminder: All household members must be documented in
the final EIV Income Discrepancy Resolution



Identifying Unreported and/or

Under-Reported Income

Head of Household Information

Name:

Social Security Number:
Contract Number:

Project Number:

Project:

Effective Date of Action:
Next Re-Certification Date:

Projected Annual Wages and Benefits from Form
HUD-50059:

Period Of Income for Discrepancy Analysis

Discrepancy Analysis

Reported Annual Wages and Benefits from EIV
Data;

Amount of Annual Income Discrepancy:
Amount of Monthly Income Discrepancy:

Percentage of Income Discrepancy:

I_m—n Housing Academy

Effective Date of Action:

RYAN ATWOOD

1**_**_98?6 09/01/2014

VAOTNH00000 Projected Annual Wages and
Benefits from Form HUD-

ABC Housing 50059:

00/01/2014 S22,172.00

09/01/2015 Period of Income for
Discrepancy Analysis:

¥22,17200 06/01/2013 — 05/31/2014

06/01/2013-05/31/2014 Actual Reported Annual
Wages and Benefits from EIV

Actuals Annua 1zed Last

Annuallzed Last Quarter

28 568.48 32,121.81
$ ) Reported Annual Wages and

($6.416.48)  (59,949.81) Benefits f EIV Data:
($537.71) ($829.15) S;;i ;tls 8rlom ata.
(22 44%) (30.98%) S



Review 09/2013’s AR to Rule Out

Owner Miscalculation and/or Error
Form HUD-50059’s Processed for Household per Tenant File / Property Mgmt Software During

the Period of Income:
09/01/2013 AR — projected income = $20,007

The most current form HUD-50059 with an action
type of MI, AR, IR or IC that falls within the Period of
Income of 06/01/2013 — 05/31/2014 is 09/01/2013’s
AR. This certification, which reports a projected
income of $20,007, was processed within the same
time period as the Period of Income used to
calculate the Actual Reported Annual Wages and
Benefits from EIV Data

This household consists of:

Head of Household — Ryan Atwood, who is 28 years
of age

Spouse — Erin Atwood, who is 27 years of age
Dependent — Jack Atwood, who is 1 years of age

$20,007 - $28,588.48 = $(8,581.48)

$20,007 - $32,121.81 = $(12,114.81)

$(8,581.48) and $(12,114.81) > EIV’s discrepancy
cutoff threshold of $2,400

The Owner should now review the corresponding
back-up documentation (including any past EIV
Income Report(s) run at time of certification) and
calculations used to verify that income/rent was
calculated in accordance with the Handbook

I'n—]'ﬁ Housing Academy

Section B. Summary Information

1.Frq|actNarna z’.YK]Iousmg 13. Effectiva Data 09/01/2013 23, Unit Numbsr

2. Subsidy Type T-5ec¥| 1. Anticipated Voucher Date o 24. No. of Badrooms
3. Secondary Subsidy Typa 15. Next Recerffication Date (09/01/2014 25. Building I

4. Property D w 26. Unit Transfer Coda
5. Project Number 23458780 ) o 27. Previous Unit Mo.
6. Cantract Numbar MAgsM10000g| 16- Progct Move-In Date 09/21/2003) 28. Security Deposit
7. Telecom Address tracm 12345 E g::_thrml:"_rm 2| 20- Basic Rent

8. Plan of Action Coda mmmpmm 0. Market Rent

9. HUD-Owned Project? N 20lCc-rra|:.ti:-nT 31.antmt.tRant
10. FIPS County Code : e 32, Utility Allowance
11. Previous Housing Code 21. Cert Comection Date 3. Gross Rent

3 22. Prev. Subsidy Typa

12. Displacement Seius

0422

396

0
1185
1165

1185

Section C. Household Information

4. | 4| M 45 |46 47 |48 | 40
:“- . ;5”' - f:- Sr.i{é?fi gﬂg' R‘:J' é‘; Birh  |SpecallStudent| 1D Code |Elig. | Afien Reg. [Age | Work
9 ama it Rama 7% "8 =M Date  |Status|Status | (SSN)  |Code| Mumber |Cer. |Codes
01| Atwood Ryan HM[ W [2[wenoss 441-01-9878| FC 28
02 | Atwood Frin s |F W[ 2 [10/23/1985 444-01-2345| EC b
5 Atwood Jack DIM| w |2 |%0n20n 206-01-3579| EC 1
05
5
g
8
50, Family is Mobiliy Impsired? N| 33 number o Famiy Members 3| 7. Expacted Family Addition - Adoption 0
S ; ) . Number of Non-Family Membars 0 - -
51. Family is Hearing Impaired? N 55, Number of Depandants 1 58. Expected Family Addifion - Pregnancy
52, Family is Visually Impairad? N| 55 Number of Bigile Members 3| 59 Expected Famiy Addion - Foster Chidren 0

0. Previous Head Last Nama
1. Previous Haad First Name
62, Pravious Head Middle Initial

63, Pravious Effective Date
4. Previous Head ID
5. Previous Head Birh Date

Section D. Income Information Section E. Asset Information

6. 6. 88. 6. 75. 76. 71 78 7. 80.
Mbr | Incoma Type Code Amount | SSNBenefis | Mbr. Descripion | Sttus| Cash\ale |Actud Yearly)  Date
Mao. Claim Ma. No. Incoma Divested
1 W=Non-Fed Wage 20,007 1) Citizens Ckg C 824 ]

0. Total Employmant Income 0,007 81. Cash Valua of Assets 24

1. Total Pansion Income a B2, Actual Income from Assats o

2. Total Public Assistance Income 0 83. HUD Passhook Rata 200

T73. Total Other Income i B4, Imputed Income from Assas 0

T4 Total Non-Assat Income 0,007 B5. Assat Income ]




Review Pay Stubs Collected at

Time of 09/2013’s Recertification

Housing Academy

JUSTIN CONSTRUCTION JUSTIN CONSTRUCTION
52 South Main Street 52 South Main Street
Happyville, MA Happyville, MA
Ryan Atwood Pay Date: May 17 2013 Ryan Atwood Pay Date: May 31 2013
422 Sandy Way Check Amount: $669.85 422 Sandy Way Check Amount: $669.85
Happyville, MA Check Number: 9797 Happyville, MA Check Number: 9826
Emp. ID Employee Name Last 4 of SSN Periold Ending Pay Date Type Check Number Emp. ID Employee Name Last 4 of SSN Periold Ending Pay Date Type Check Number I
atwor Ryan Atwood 9876 5/10/2013 5/17/2013 Wages 9797 atwor Ryan Atwood 9876 5/24/2013 5/31/2013 Wages 9826
Type / Hours Earnings I Deductions Year-To-Date Type / Hours Earnings Deductions Year-To-Date
rReguIar 75 769.50|Medicare 11.16]Earnings 7,695.00) Regular 75 769.50]Medicare 11.16Earnings 8,464.5(
Federal Tax 47.71Medicare 111.58] Federal Tax 47.71jMedicare 122.74
MA Tax 40.78fFederal Tax 477.09 MA Tax 40.78fFederal Tax 524.8C
MA Tax 407.84 MA Tax 448.62
Toials AVAILABE BALANCE (HOURS) Totals AVAILABE BALANCE (HOURS) .
[TOTAL PAY 769.50 VACATION 50 [TOTAL PAY 769.50) [VACATION 5C
DEDUCTIONS 99.65 SICK 50 DEDUCTIONS 99.65) SICK 5C
INET PAY 669.85 NET PAY 669.85) .
JUSTIN CONSTRUCTION JUSTIN CONSTRUCTION
52 South Main Street 52 South Main Street
Happyville, MA Happyville, MA
Ryan Atwood Pay Date: Jun 14 2013 Ryan Atwood Pay Date: Jun 28 2013
422 Sandy Way Check Amount: $669.85 422 Sandy Way Check Amount: $669.85
Happyville, MA Check Number: 9887 Happyville, MA Check Number: 9904
Emp. ID Employee Name Last 4 of SSN Periold Ending Pay Date Type Check Number Emp. ID Employee Name Last 4 of SSN Periold Ending Pay Date Type Check Number
atwor Ryan Atwood 9876 6/7/2013 6/14/2013 Wages 9887 atwor Ryan Atwood 9876 6/21/2013 6/28/2013 Wages 9904
Type / Hours Earnings Deductions Year-To-Date Type / Hours Earnings Deductions Year-To-Date
[Regutar 75) 769.50] Medicare 11.16|Earnings 523000 [Reeviar 75 769.50]Medicare 11.16jEarnings 10,003.50
Federal Tax 47.71]Medicare 133.89 FederalTax 47.71|Medicare 145.05
MA Tax 40.78]Federal Tax 572.51 MATax 40.78Federal Tax 62022
MA Tax 489.40) IMA Tax 530:19
Totals AVAILABE BALANCE (HOURS) I'TOTAL — Totals —_ — 0AVAILABE BALANCE (HOURS) —
[TOTAL PAY 769.50 VACATION 50 DEDUCTIONS 99.65 \SIICKA ol 50
DEDUCTIONS 99.65] SICK 50 NET PAY 669.85
NET PAY 669.85 -




Confirm Owner Calculation on 09/2013’s AR l‘—m?aousingAcademy

Cert Date Type  HH Member  Gross Pay Date  Gross Amount Inc. listed on 59 .
9/1/2013 AR Ryan 5/17/2013 769.50
5/31/2013 769.50
6/14/2013 769.50
¥ v 6/28/2013 769.50
Total 3,078.00
divided by il
equals 769.50
x 26 pay periods 20,007 .00

Y
Houshold total income: 20,007 .00 20,007.00




Review 09/2014’s AR to Rule Out

Iﬂ_ﬁ Housing Academy

Owner Miscalculation and/or Error

Form HUD-50059 Listed as Effective Date of Action:
09/01/2014 AR - pl’OjECted InC0me = $22,172 Section B. Summary Information

. ] 1.Frect Name 24X Housing | 13, Efective Date 09/01/2014| 23, Unit Number )
The most current form HUD-50059 with an action [ Z&ame =~ s Nat ReotictonDas. 09012015 2 uldng D~ :
. . R 4. Pr D 26. Unit ITransfer Code
type of MI, AR, IR or IC listed in TRACS is g:;;g‘;:ﬁ:’ﬂm; Mmﬁﬁ% 16, Prod Move-n Dite 09/21/2003 gégéi‘ﬁ?ﬁfoﬂjﬂf 3%
’ H - . - Telecom Address racm]23 - Unit Move-in Date . Basic Rent 0
09/01/2014’s AR. This certification, which reports | ¢t e | Cotfestn e A5 5 ub
. . . L. . . HUD-Owned Project? N | 20, Corrottion . irimactD “zn;m
a projected income of $22,172, is the certification | ety 2, ot o 5 G »
12. Displacement Status - Frev sl
used by the EIV system as the source of Section C. Household Information
iNni I I 3. &. 3. o380 4 el go SpﬁiaJStj;ém Do |Fp.| Mlenf Agg'at Wok
determining projected income. G| siams | el | RelSe R | O (pecdSbden) DO |g | AonRer goaiiok
01 | Atwood Ryan H /M| W |2 |10/09/1984 441-01-9876( EC 29
. - 02 | Atwoo rin / 10/23/1985 5
This household consists of: ] s oy B e R B b= -
Head of Household — Ryan Atwood, who is 28 @
08

years of age

- " . 53. Number of Family Members 3 . " . 0
. . 50. Family is Mobility Impaired? N 54, Number of Non-Famiy Members 0 57. Expected Family Addition - Adoption
— 51. Family is Hearing Impaired? N ! Y 58. Expected Family Addition - Pregnancy 0
Spouse Erin AtWOOd; Who IS 27 yearS Of age 52. Familyis Visually Impaired? N gg:mm:;fgf&i:&dmﬁmm i 59. Expected Family Addition - Foster Children 0
— I 60. Previous Head Last N 63. Previous Effective Dat
Dependent — Jack Atwood, who is 1 years of age | peis et 58 ProusEfectveDae
62. Previous Head Middle Initial 65. Previous Head Birth Date
Section D. Income Information Section E. Asset Information
$22.172 - $28,588.48 = $(6,416.48 66, . 6. g | 7 n| w 7. o
! ! ( ! ) Mbr. Income Type Code Amount | SSN Benefits | Mbr. Description Status| Cash Value | ActualYeardy| — Date
No. Claim Mo. | No Income Divested

$22,172 - $32,12181 - $(9,94981) 1 |W-Non-Fed. Wage 2,172 1| Citnens Cig c 886 0
$(6,416.48) and $(9,949.81) > EIV’s discrepancy
cutoff threshold of $2,400

The Owner should now review the corresponding
back-up documentation (including any past EIV
Income Report(s) run at time of certification) and

calculations used to verify that income/rent was 1\ ol P e 1 Rhdslonimisas 0
72. Total Public Assistance Income i 83. HUD Passhook Rate 200

73. Total Other Income 0 84. Imputed Income from Assels 0

calculated in accordance with the Handbook v, o e s )




Review Pay Stubs Collected at

Time of 09/2014’s Recertification

JUSTIN CONSTRUCTION
52 South Main Street
Happyville, MA

n_'m- Housing Academy

JUSTIN CONSTRUCTION
52 South Main Street
Happyville, MA

Ryan Atwood Pay Date: May 16 2014 Ryan Atwood Pay Date: May 30 2014
422 Sandy Way Check Amount:  $669.85 422 Sandy Way Check Amount:  $669.85
Happyville, MA Check Number: 10002 Happyville, MA Check Number: 10094
Emp. ID Employee Name Last 4 of SSN Periold Ending Pay Date Type Check Number Emp. ID Employee Name Last 4 of SSN Periold Ending Pay Date Type Check Number
atwor Ryan Atwood 9876 5/9/2014 5/16/2014 Wages 10002 atwor Ryan Atwood 9876 5/23/2014 5/30/2014 Wages 10094
Type / Hours Earnings Deductions Year-To-Date Type / Hours Earnings Deductions Year-To-Date
[Regutar 75 852.75|Medicare 12.36]Earnings 8,527.50] [Regular 75 852.75[Medicare 12.36]Earnings 9,380.25
Federal Tax 52.87Medicare 123.65| Federal Tax 52.87fMedicare 136.01]
MA Tax 45.20fFederal Tax 528.71) MA Tax 45.20fFederal Tax 581.58
MA Tax 451.96 MA Tax 497.15
Totals AVAILABE BALANCE (HOURS) Totals AVAILABE BALANCE (HOURS)
W
TOTAL PAY 852.75 \VACATION 50f |TOTAL PAY 852.75 [VACATION 56'
DEDUCTIONS 110.43] SICK 50§ [DEDUCTIONS 110.43| SICK 50|
NET PAY 742.32 NET PAY 742.32
JUSTIN CONSTRUCTION JUSTIN CONSTRUCTION
52 South Main Street 52 South Main Street
Happyville, MA Happyville, MA
Ryan Atwood Pay Date: Jun 13 2014 Ryan Atwood Pay Date: Jun 20 2014
422 Sandy Way Check Amount:  $669.85 422 Sandy Way Check Amount:  $669.85
Happyville, MA Check Number: 10178 Happyville, MA Check Number: 10222
Emp. ID Employee Name Last 4 of SSN Periold Ending Pay Date Type Check Number Emp. ID Employee Name Last 4 of SSN Periold Ending Pay Date Type Check Number
atwor Ryan Atwood 9876 6/6/2014 6/13/2014 Wages 10178 atwor Ryan Atwood 9876 6/20/2014 6/27/2014 Wages 10222
Type / Hours Earnings Deductions Year-To-Date Type / Hours Earnings 1 Deductions Year-To-Date
Regular 75 852.75|Medicare 12.36]Earnings 10,223.00] |Regular 75 852.75|Medicare 12.36Earnings 10,223.00
Federal Tax 52.87]|Medicare 148.23, Federal Tax 52.87Medicare 148.23,
IMA Tax 45.20)Federal Tax 633.83 MA Tax 45.20)Federal Tax 633.83
MA Tax 541.82| MA Tax 541.82
Totals AVAILABE BALANCE (HOURS) Totals AVAILABE BALANCE (HOURS)
—
TOTAL PAY 852.75 \VACATION 50| [TOTAL PAY 852.75 VACATION 50|
DEDUCTIONS 110.43| SICK 50] |DEDUCTIONS 110.43 SICK 50
NET PAY 742.32 NET PAY 742.32)




Confirm Owner Calculation on 09/2014’s AR f—m?aousingAcademy

Cert Date Type HH Member Gross Pay Date  Gross Amount Inc. listed on 59 .
9/1/2014 AR Ryan 5/16/2014 852 75
5/30/2014 852 75
6/13/2014 852 75
¥ v 6/27/2014 852 75
Total 3,411 .00
divided by 4
equals B52.75
®x 26 pay periods 22.171.50

L)

Houshold total income: 2217150 22 172.00



Review the Income Report to Identify

Unreported and/or Under-Reported Income

Iﬁfﬁ Housing Academy

Review Ryan’s EIV Income Report, notice the increase in income

In Q4 of 2013:
Wages
Pay Amount FEIN Employer Name and Address Date Received
Period by EIV
Q1 0f 2015 $6,195.00 11-3411111 JUSTIN CONSTRUCTION

52 S MAIN ST, HAPPYVILLE MA 04/16/2015
Q4 of 2014 $5,704.90 11-3411111 JUSTIN CONSTRUCTION

52 S MAIN ST, HAPPYVILLE MA 01/30//2015
Q3 of 2014 $5628.15 11-3411111 JUSTIN CONSTRUCTION

52 S MAIN ST, HAPPYVILLE MA 10124112014
Q2 of 2014 $5542.88 11-3411111 JUSTIN CONSTRUCTION

52 S MAIN ST, HAPPYVILLE MA 08/02/2014
Q1 of 2014 $5457 60 11-3411111 JUSTIN CONSTRUCTION

52 S MAIN ST, HAPPYVILLE MA 04/22/2014
Q4 of 2013 $6,91551 11-3411111 JUSTIN CONSTRUCTION

52 S MAIN ST, HAPPYVILLE MA 01/24/2013
Q3 of 2013 $5389.07 11-3411111 JUSTIN CONSTRUCTION

52 S MAIN ST, HAPPYVILLE MA 10/27/2013
Q2 of 2013 $5.001.75 11-3411111 JUSTIN CONSTRUCTION

52 5 MAIN ST, HAPPYVILLE MA 07/30/2013



Review the Income Report to Identify

Unreported and/or Under-Reported Income

I’lﬁﬁ Housing Academy

Review Erin’s EIV Income Report, notice the new income in Q1

and Q2 of 2014:

Employment Information
Hire Date  Hire FEIN
State

12/26/2013 MA M-1111111

Employer Name and Address

WILLS AUTOMOTIVE
913 KARSTENS WAY, HAPPYVILLE MA

Date Received
by EIV

04/16/2015

Wages
Pay Amount FEIN
Period
Q2 of 2014 $2,012.80 11-1111111
Q1 of 2014 $3,522.40 11-1111111

Employer Name and Address

WILLS AUTOMOTIVE
513 KARSTENS WAY, HAPPYVILLE, MA
WILLS AUTOMOTIVE
513 KARSTENS WAY, HAPPYVILLE, MA
WILLS AUTOMOTIVE

Date Received
by EIV

04/16/2013

04/16/2015



Determine if Tenant Received an Increase in Income f—nﬁ Housing Academy

1 Period of Income =06/01/2013 — 05/31/2014

! Chapter 7, Paragraph 7-10: All tenants must notify the Owner when the
family’s income cumulatively increases by $200 or more per month

JUSTIN CONSTRUCTION
52 South Main Street
Happyville, MA

Per your request, below please find the pay detail you requested for employee Ryan Atwood,

Pericd Ending Date Pay Date Gross Pay Amount 12 06 2013 12 13 2013 1,051.65
05 24 3013 05313013 769.50 Outside po 12202013 12 272013 1,051.65 Total 12/13: $2,103.33
0607 2013 0614 2013 768.50 0103 2014 01102014 852.75
0621 2013 06 28 2013 769.50 Total 06/13: $1,539.00 01172014 01242014 832.75
01312014 02 07 2014 852.75 Total 01/14: $2,558.25
0705 2013 0712 2013 769.50
07 19 2013 07262013 769.50 Total 07/13: $1,539.00 02142014 022112014 85275
02 28 2014 03 07 2014 852.75 Total 02/14: 51,705.50
0802 2013 0809 2013 768.50
08 16 2013 08 23 2013 769,50 03 14 2014 03212014 852.75
08 302013 0906 2013 F69.50 Total 03‘{13: 52'303_50 03 282014 0404 2014 B52.75 Total 03!14: 51,?{]5.50
0927 2013 1004 2013 1,051.65 Total 09/13: $1,821.15 _ 042532014 05 02 2014 852.75 Total 04/14: $1,705.50
1011 2013 10182013 1,05165 05092014 05162014 852.75
1025 2013 11012013 1,051.65 Total 10/13: $2,103.30 _ 05232014 05302014 B52.75 Total 05/14: $1,705.50
1108 2013 11152013 1,051.65 06 06 2014 0613 2014 852.75 Outside POI

1122 2013 11292013 1,051.65 Total 11/13: $2,103.30




Phone Clarification f"‘nﬁ Housing Academy

! Per a telephone clarification, we confirmed that Ryan’s hours
returned to his normal schedule effective 12/21/2013.

ABC Housing
100 Main Street
Happyville, MA 01234

NOTE TO FILE / TELEPHONE CLARIFICATION

Re: Ryan Atwood, Unit 422
Date: 05/10/15

Time: 2:30 PM

Spoke with: Justin Bishop, Owner
Phone Number: 617-555-1234

Summary of Conversation:

| contacted Justin Bishop regarding the wage printout he provided for Ryan Atwood. | asked him to
confirm the payments from Sept 2013 — Jan 2014 which appear higher than Mr. Atwood’s normal
salary range.

Mr. Bishop explained that Mr. Atwood typically works 37.5 hours per week, but from 9/16/13 through
12/20/13, he worked 47.5 hours per week. After that date he resumed his normal 37.5 hour per week
schedule.

Mr. Bishop does not expect Mr. Atwood to increase his hours again.

Jane Swith
Jane Smith
Property Manager
ABC Housing



Determine if Tenant Received New Income ﬁﬁﬁ Housing Academy

] Period of Income =06/01/2013 - 05/31/2014

1 Chapter 7, Paragraph 7-10: All tenants must notify the Owner when an adult member of
the family who was reported as unemployed on the most recent certification or

recertification obtains employment

Will’s Automotive
513 Karstens Way
Happyville, MA

STATEMENT OF EARNINGS

EMPLOYEE NAME: ERIN ATWOOD

PERIOD END DATE PAYMENT DATE GROSS EARNINGS
01032014 01102014 $ 503.20
01172014 01242014 $ 503.20
01312014 02072014 $ 503.20 $ 1,509.60
02142014 02212014 $ 503.20
02282014 03072014 $ 503.20 $ 1,006.40
03142014 03212014 $ 503.20
03282014 04042014 $ 503.20 $ 1,006.40
04112014 04182014 $ 503.20
04252014 05022014 $ 503.20 $ 1,006.40
05092014 05162014 $ 503.20
05232014 05302014 $ 503.20 $ 1,006.40




IﬁTﬁ Housing Academy

Calculate the actual monthly income earned by the Atwood
household for each month during the Period of Income

EI¥ Income Discrepancy Case File Head of Household: Fuan Atwood Unit: 422 Page Z of 3
Dates of Period of Income (POI): __BANE o SEd
Monthly detail based on detailed 3rd party wage printouts andlor benefit statements For PO [start with POI cad date and work backwards]: Tatal Manthly Income
Planth: HH membeer f Saurce: PAanthly Smaunk: HH member ! Saurce: Manthly &maunk: HH member f Saurce: Manthly &maunt: HH member  Saurce: Mlanthly &maunt: for Househaold:

Fyan Abwood Erin Atwood

June 2013 Justin Construction 1,5349.00 Will's Auko oo 1,539.00
Fyan Abwood Erin Atwood

July 2013 Juzstin Construction 1,539.00 Will's Ak 0.0 1,5.39.00
Fiyan Arwood Erin Atwood

Bugusk 2013 Justin Construction 2.308.50 Will's Auko 0.0 240850
Fyan Atwood Erin Atwood

September 2013 Justin Construction 1.321.15 Will's Suto [LRA]N] 182115
Fyan Atwood Erin Atwood

Dictober 2013 Justin Construction 2,102,320 Will's Bako 0.00 2107230
Fiyan Arwood Erin Atwood

Powember 2013 Justin Construction 20330 Wil Bako 0.00 210330
Fyan Arwood Erin Atwood

December 2013 Justin Construction 210330 Will's Auka 0.00 210330
Fyan Atwood Erin Atwood

January 2014 Justin Construction 2,558.25 Will's Auto 1,509.60 406725
Fyan Abwood Erin Atwood

Februany 2014 Juzstin Construction 1, 70550 Will's Ak 1,005, 40 2,711.90
Fiyan Arwood Erin Atwood

flarch 2014 Justin Construction 1,705 50 Wil Bako 1,006 40 271140
Fyan Abwood Erin Atwood

Lupril 2014 Justin Construction 1,706.50 Will's Auko 1,00E.40 271140
Fyan Abwood Erin Atwood

felay 2014 Juzstin Construction 1, 70550 Will's Ak 1,005, 40 2,711.90




Calculate Projected Monthly PR |
Income for the Atwood Household M Housing Academy

Period of Income = 06/01/2013 - 05/31/2014

! Per review of the tenant file, a 09/01/2012 AR and a 09/01/2013 AR

were processed for the Atwood household during the Period of Income

Section D. Income Information Section D. Income Information

BE. 67, 68, B9, 66, 67, 6B, 69,

Mbr. Income Type Code Amount | SSN Benefits Mbr. Income Type Code Amount | SSN Benefits

Ma. Claim No. Mo. Claim No.

1 W=Non-Fed. Wage 19,500, 1 W=Non-Fed. Wage 20,007
70. Total Employment Income 19,500 70. Total Employment Income 20,007
71. Total Pension Income 0 71. Total Pension Income 0
72. Total Public Assistance Income 0 72. Total Public Assistance Income 0
73. Total Other Income 0 3. Total Other Income 0
74. Total Non-Asset Income 19,5000 74. Total Non-Asset Income 20,007




Calculate Projected Monthly 9 _
Income for the Atwood Household (Con’t) i Elousing aeademy
1 Period of Income =06/01/2013 - 05/31/2014

1 09/01/2012 AR valid for 06/2013 — 08/2013. $19,500 /12 = 51,625
1 09/01/2013 AR valid for 09/2013 — 05/2014. $20,007 / 12 =5$1,667.25

Household income as reported on form
HUD-50058 {income reported on 50059 that

Month: is current for month being calculated):
lune 2013 1,625.00
July 2013 1,625.00
August 2013 1,625.00
September 2013 1,667.25
October 20153 1,667.25
November 2013 1,667.25
December 2013 1,667.25
lanuary 2014 1,667.25
February 2014 1,667.25
March 2014 1,667.25
April 2014 1,667.25
May 2014 1,667.25




Compare Actual to Projected Monthly

Income for the Atwood Household I Housing Academy

_ICompare the household’s actual monthly income to
projected monthly income for each month during the Period
of Income to determine if there is a difference of $200 or
more per month

Monthly comparison based on 3rd party wage printouts andlor benefit printouts to income reported on form HUD-50053(s] [start with POl ead date and work backwards

Hauszehald incame as reparted on form HUDO-
Houzehald income bazed on wage andler 50053 [income reporked on S0053 that iz
Maonth: Eencfit prinkouts [From abavs]: current Far manth Being calculaked]: Difference: Maotes:
Jupe 2013 1,535.00 1,E25.00 -8E.00
July 201% 1,535.00 1E25.00 -8E.00
August 2013 230850 1E25.00 E233.50( 3 pay period month
September 2013 182115 1EET.25 153.90( Fyan increased hours, < $2000mo
Oe:tober 2012 2,102,230 1LEET.2E 436.05| Ryan increazed hours, > £2000mo, did not report it
Movember 2013 20330 1EGT.25 43605
December 2013 200330 1EET.25 43605
Jdanuary 2014 406785 1EET.25 2400.E0] Erin =tarted a new job and did not report it
Febroary 2014 2,740 1EEY.25 1,044 B5
Mlarch 2014 2,180 1EET.25 1,044 ER
Bpril 2014 20180 1EGT.26 1,044 E5
Py 2014 2,01.90 1,EET.25 1,044 .65




I—nﬁ Housing Academy

Determine and process the new and/or correction form HUD-50059s, as applicable

Chapter 7, Paragraph 7-10: the tenant failed to notify the Owner when the family’s income
cumulatively increased by $200 or more per month and when an adult member of the family who
was reported as unemployed on the most recent (re)certification obtained employment

Chapter 7, Paragraph 7-13: (tenant did not comply with IR requirements) implement the resulting
rent increase retroactive to the first of the month following the date that the action occurred
Action requiring an IR: Ryan’s income increased by $200 or more per month (from income
reported / projected on 09/2013’s AR) in 10/2013
Create a new IR effective 11/01/2013, which is the first of the month following the date that the
action (cumulative increase in income > $200 or more per month from projected income) occurred
Action requiring an IR: Erin obtained employment on 12/16/2013 (as detailed by the Hire
Date on the EIV Income Report)

Create a new IR effective 01/01/2014, which is the first of the month following the date that the
action (new employment) occurred

FINAL SUMMARY OF RESCOLUTIOMN AND ACTION TAKEMN:
REFER TO WORKSHEETS AND INVESTIGATION DETAILS ATTACHED, IF APPLICABLE:

Ryan temporarily increased his hours during the PQI, increasing the HH income by more than 5200 per month.

Erin obtained new employment during the POI.

Discrepancy is valid, need to create the following Interim Recertifications:

New IR effective 11/01/2013 - change Ryan's wages to 527,343 (5$1,051.65 * 26)

New IR effective 01/01/2014 - change Ryan's wages to $22,172 ($852.75 * 26), add Erin's wages of 513,083 ($503.2 * 26)

New IR effective 06/01/2014 - leave Ryan's wages at 522,172 (5852.75 * 26), remove Erin's wages of 513,083 (5503.2 * 26)

Ownerf/Agent Signature:  Jane Smith Date: 5/22/2014




Calculate Retroactive Rent

for the Atwood Household

fM Housing Academy

Cert Type

Effective Date | Rent ShouldBe |

Rent Was

| Difference

# of Months |

TOTAL

Comments

11/01/13

672.00

IR

01/01/14

869.00

IR

06/01/14

542.00

Create an 11/01/13 IR:

184.00

368.00

381

.00

1,905.00

54.00

3

162.00

FINAL REPAY TOTAL:

Create an 01/01/14 IR:

2,435.00

Create an 06/01/14 IR:
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IﬁTﬁ Housing Academy

EIV Income Discrepancy Resolution:

Add detailed notes to the EIV Income Discrepancy Report and EIV
income discrepancy case file checklist to be filed in the tenant file
to "tell the story”

Increase in hours and new employment

Cite the Handbook and applicable 3" party verifications in the
tenant file

Chapter 7, Paragraph 7-10: All tenants must notify the Owner when
the family’s income cumulatively increases by $200 or more per
month AND when an adult member of the family who was reported
as unemployed on the most recent (re)certification obtains
employment

Provide a detailed timeline, include calculations and reference supporting
documentation to detail the increase in hours and new employment

Conclude the investigation (for the household)

Important Reminder: All household members must be documented in
the final EIV Income Discrepancy Resolution



IﬁTﬁ Housing Academy

If a tenant’s inaction prevents or disrupts the Owner’s
effort to investigate (and document) ALL discrepancies
identified on the (Income Discrepancy) report and/or if
the tenant does not provide sufficient documentation
required to conclude an EIV income discrepancy, the
Owner must decide how to proceed in accordance with:

Chapter 8, Paragraph 8-18 (Procedures for Addressing
Discrepancies and Errors);

Chapter 8, Paragraph 8-19 (Procedures for Addressing Fraud);
and

Attorney Guidance, as applicable



IﬁTﬁ Housing Academy

In addition to reimbursing HUD for improper subsidy payments, the
tenant may be subject to additional penalties for failure to report
his/her income as required by the lease

If an Owner determines that a tenant did not comply with the lease,
the Owner must follow the guidance in the Handbook for:

Terminating tenancy (Chapter 8, Section 3); and/or

Requirements on fraud and filing a civil action against a tenant to recover
improper subsidy payments (Chapter 8, Paragraph 8-18 & 8-19)

Where fraud is suspected, the Owner should:

Report to the local HUD Office of Inspector General (OIG). Before doing so, it is
a good business practice to consult the Compliance Department (at the
company for which you work) and/or your supervisor.

NOTE: Fraud is determined based on all facts in the case. An Owner must
be able to prove intent which requires considerable documentation.
Consult applicable personnel within your company, as well as with legal

counsel, before taking action against a tenant for fraud



Summary of Workflow for Apparent

Valid EIV Income Discrepancies

Conclusion:

Trigger:

Decision Point:

I_m—n Housing Academy

All EIV Income Discrepancies require investigation and documentation (regardless of
whether or not they are valid). We recommend that documentation to resolve an EIV
income discrepancy include the following: detailed notes as to the Owner’s findings

from the investigation, Handbook and/or Federal Register citations, references to any

3" party verifications (used to make a determination) and income and/or rent

calculations, as applicable.

Owner is not able to determine that there is an apparent explanation as to why the EIV income
discrepancy is invalid; therefore, Owner determines that the EIV income discrepancy is valid.

Is Owner able to determine that the unreporting and/or under-reporting of income began prior
to the POI start date for the discrepant source(s) of income? If yes, Owner obtains additional
documentation before proceeding with investigation. If no, Owner proceeds with investigation.

Trigger:

Action:

Owner determines that the unreporting and/or under-reporting of income began prior to the POI
start date for the discrepant source(s) of income.

Owner determines the 5-year look back period start date, obtains additional retroactive 3™ party
verifications (including detailed wage printouts and/or benefits statements, as applicable) for the
discrepant source(s) of income (not to exceed the 5-year look back period determined by the
signature date on form HUD-9887) and updates the EIV income discrepancy case file checklist.




Summary of Workflow for Apparent

Valid EIV Income Discrepancies (Con’t) Iﬁ'ﬁ Housing Academy

Conclusion:

Trigger:

Action:

All EIV Income Discrepancies require investigation and documentation (regardless of
whether or not they are valid). We recommend that documentation to resolve an EIV
income discrepancy include the following: detailed notes as to the Owner’s findings

from the investigation, Handbook and/or Federal Register citations, references to any

3" party verifications (used to make a determination) and income and/or rent
calculations, as applicable.

Owner processes new and/or correction form HUD-50059s to calculate the difference between
the amount of rent the tenant should have paid and the amount of rent the tenant was charged.

Owner requests and prepares for a tenant meeting.

Owner conducts a tenant meeting to: review and discuss the results of the retroactive 3™ party
verification(s) obtained, inform the tenant of the repayment amount due and his/her obligation
to reimburse the Owner (*provided the Owner did not identify an Owner miscalculation and/or
error), negotiate, complete, sign and date the EIV repayment agreement with the tenant(s), and
review, sign and date all applicable new and/or correction form HUD-50059s with the tenant(s).
Owner processes the retroactive form HUD-50059(s) and the EIV repayment agreement in
his/her property management software. Owner concludes investigation.




Trainer Contact Information [T Housing Academy

Nicole Scott

Scott Associates
nrscott07 @gmail.com



