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Introduction

 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



Important Terminology

HUD Terminology:

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

specified

Cannot/Must Not:  The action is strictly 

prohibited

Should: The action is recommended
Can/May:  Owners have permission 

to take the action

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

Must / Is 
Expected

Cannot / 
Must 
Not

Should

Can / 
May

Good 
Business 
Practice



Applicability of the EIV System

 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

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)

The EIV System applies to the following programs:

Chapter 1, Figure 1-1
Page 4-5: Topic II



Housing Programs to which the 

EIV System Does Not Apply:

 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.a, 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 II 
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Section 1

Understanding the 

Income Discrepancy Report



Income Discrepancy Report Use and Retention Requirements

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          



Income Discrepancy Report Purpose

 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

 Identifies 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



Wage, Unemployment and Social Security Income in TRACS

 As a reminder, wage, unemployment and Social Security income 
in TRACS includes:

 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



The Income Discrepancy Report is a Tool

 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) 

 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



Income Discrepancy Report Rules

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



Income Discrepancy Report Example



How EIV Calculates Income Discrepancies

 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



Effective Date of Action

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



Period of Income for Discrepancy Analysis

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

 In example: POI = 01/01/2013 – 12/31/2013

Exhibit 9-7: How EIV Calculates Income Discrepancies



Projected Annual Wages and Benefits

 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 MI, 

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



Reported Annual Wages and Benefits

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



Calculating Income Discrepancies

 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

 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

 If yes, 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



EIV Compares an Apple to an Orange

 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



Section 2

Overview of HUD’s Requirements for 

Investigating and Documenting 

EIV Income Discrepancies



HUD’s Requirements for EIV Income Discrepancies 

 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



Unreported and/or Underreported Income

 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



The 5-Year Limitation 

 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



Policy Considerations

 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 3rd party verifications) 
for all household members



Disclaimer

 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



Owner Retention of Administrative Fees

 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



Tracking Administrative Time

 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



Section 3

Determining if an EIV Income

Discrepancy is Valid or Invalid



Our Goal Throughout This Training 

 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 3rd 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 3rd 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



EIV Income Discrepancy Triangle 

 We will start sections 
3-5 of this training by 
reviewing the 
applicable section of 
the EIV Income 
Discrepancy Triangle, 
which is a visual aid 
that we created to 
serve as a simple 
representation of the 
Owner’s overall goals 
when investigating and 
documenting EIV 
income discrepancies



Detailed Steps to Investigate and 

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



Use of Examples to Demonstrate 

How to Apply the Detailed Steps

 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



Trigger Action Decision Diagram 

 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 
EIV income 
discrepancies  



Section 4

Apparent Invalid EIV Income 

Discrepancies

Topic 2



EIV Income Discrepancy Workflow



Steps to Resolve and Document 

an EIV Income Discrepancy 

 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



Exhibit 9-7: How EIV Calculates Income Discrepancies 

Exhibit 9-7, pages 1-3



Determine the Difference Between Actual / 

Annualized Last Quarter and Projected Income

 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)



Apparent Invalid EIV Income Discrepancy –

Identifying Projected Income

 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 3rd

party verifications in the tenant file

 Conclude the investigation 



Example of Identifying Projected 

Income for the Same Time Period

Effective Date of Action:
06/01/2014
Projected Annual Wages 
and Benefits from Form 
HUD-50059:
$0.00
Period of Income for 
Discrepancy Analysis:
03/01/2013 –
02/28/2014
Actual Reported Annual 
Wages and Benefits 
from EIV Data: 
$14,945.81
Annualized Last Quarter 
Reported Annual Wages 
and Benefits from EIV 
Data: $15,996.75



Review Projected Income from the Form 

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:

06/01/2013 AR 

11/01/2013 IR – projected income = $15,336

Form HUD-50059 Listed as Effective Date 

of Action:

06/01/2014 AR – projected income = $0

The most current form HUD-50059 with an 

action type of MI, AR, IR or IC that falls within 

the Period of Income of 03/01/2013 –

02/28/2014 is 11/01/2013’s IR.  This 

certification, which reports a projected income 

of $15,336, 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.

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

$15,336 - $15,996.75 = $(660.75)
$660.75 < EIV’s discrepancy cutoff 
threshold of $2,400



Resolution for an Apparent Invalid EIV Income 

Discrepancy– Identifying Projected Income

 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 MI, 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. 



Review the EIV Income Report

 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’ 



Review the Most Current Form HUD-50059

 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):
 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)

 3rd 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)



Apparent Invalid EIV Income Discrepancy –

New Income, SSI State Supplement Program Payments, Pensions

 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)



Apparent Invalid EIV Income Discrepancy – New Income, 

SSI State Supplement Program Payments, Pensions (Con’t)

 Cite the Handbook, Federal Register and/or applicable 3rd 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

 SSI 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/lnx/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



Add the Amount of Excluded Income to Projected Income

 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)



Examples of Allowable Exclusions from Income

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



Apparent Invalid EIV Income Discrepancy –

Allowable Exclusions from Income

 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 3rd

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

Effective Date of Action:
09/01/2014
Projected Annual Wages and 
Benefits from Form HUD-
50059:
$23,849.00
Period of Income for 
Discrepancy Analysis: 
06/01/2013 – 05/31/2014
Actual Reported Annual 
Wages and Benefits from 
EIV Data: $32,527.69
Annualized Last Quarter 
Reported Annual Wages and 
Benefits from EIV Data:
$32,301.73



Review the 50059 to Identify Income 

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
Form HUD-50059 Listed as Effective Date of Action:

09/01/2014 AR – projected income = $23,849
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 $22,852, 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 - Jane Smith, who is 50 years 

of age and Dependent - Emma-Sue Smith, who is 

17 years of age 

$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 $9,675.69 is 

roughly the amount of income earned by Emma-

Sue, the household member under 18



Review the Income Report to Identify 

Income Earned by the Head

First, confirm Jane’s actual 

income 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:

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: 



Review the Income Report to Identify 

Income Earned by the Dependent

Now determine if Emma-

Sue’s actual income listed 

on the EIV Income Report 

is roughly $9,675.69:

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: 



Calculate the Difference Between 

Actual vs Projected Income 

$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.  



Resolution for an Apparent Invalid EIV Income 

Discrepancy - Allowable Exclusions from Income

 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 MI, AR, IR or IC that falls within the Period of 
Income and actual income (as reported in EIV)

 Cite the Handbook and 3rd 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



Section 5 

Nonapparent and/or Apparent Valid 

EIV Income Discrepancies



EIV Income Discrepancy Report Workflow



Review All Form HUD-50059s for the Period of Income

 Review all form HUD-50059s with an action type of MI, 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)

 3rd 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)



Review the Corresponding Back-Up 

Documentation and Calculations

 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



Nonapparent Invalid EIV Income Discrepancy –

New Income, SSI State Supplement Program Payments, Pensions

 Determine if there is an apparent explanation as to why 
the EIV income discrepancy is invalid based on a thorough 
review of the 3rd 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)



Nonapparent Invalid EIV Income Discrepancy – New Income, 

SSI State Supplement Program Payments, Pensions (Con’t)

 Cite the Handbook, Federal Register and/or applicable 3rd 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

 SSI 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/lnx/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



Determine if Owner Miscalculation and/or Error Exists

 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 



Notify the Tenant in Writing to Request a Meeting

 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 
letter, 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 signed/dated forms HUD-50059 that fall 
within the Period of Income



Determine Income Verifications Needed

 Determine retroactive 3rd 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/


Create an EIV Income Discrepancy 

Case File and Checklist

 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 3rd 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 3rd party income verification to be obtained 



Sample EIV Income Discrepancy Case File Checklist



Conduct the Tenant Meeting 

 Conduct the tenant meeting utilizing the documents prepared in 
the EIV income discrepancy case file: 
 Explain that the Federal Privacy Act (5 USC 552a, 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



Documents to Review and Sign 

During the Tenant Meeting

 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 3rd

party income verification



Send Out Retroactive 3rd Party Verifications

 Send out retroactive 3rd party income verifications for each adult household member, as 
applicable

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

 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

 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?

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

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

 Include a highlighted statement located directly before the 3rd party signature area stating: 

 “*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).”

 Include additional instructions for completion by 3rd party source:  

 "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.”  



Update the EIV Income Discrepancy Case File Checklist

 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 3rd 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



Follow Up Recommendations

As each retroactive 3rd party income verification is received, review 
it for thoroughness

 If any critical information is missing from a retroactive 3rd 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 3rd 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.



Keep in Mind HUD’s Timeframe 

for Resolving Discrepancies

 Once all of the critical information requested on each retroactive 
3rd 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 3rd party income verifications have 
been received; therefore, we recommend that Owners do not begin any 
calculations until all verifications are received.  



Summary of the Documents Needed 

to Resolve an EIV Income Discrepancy 

 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. EIV Income 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 3rd party income verifications, including back-up 
documentation and calculation worksheets, for the Period of Income, as 
applicable; 

6. Copies of newly obtained retroactive 3rd party income verifications, 
including detailed wage printouts and/or benefit statements, for the 
Period of Income, as applicable



Interim Reporting Requirements

 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



What Constitutes Unreported, Under-reported 

and/or Over-reported Income? 

 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



Calculate Actual Monthly Income 

 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 

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



Example of Calculating Actual Monthly Income (Con’t) 



Calculate Projected Monthly Income 

 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



How to Calculate Projected Monthly Income

 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 - $4,000 = $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 

 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  

08/01/2012 AR 08/01/2013 AR



Example of Calculating Projected Monthly Income (Con’t) 

 Period of Income = 05/01/2013 – 04/30/2014

 08/01/2012 AR valid for 05/2013 – 07/2013.  $20,807 / 12 = $1,733.92

 08/01/2013 AR valid for 08/2013 – 04/2014.  $21,658 / 12 = $1,804.83



Compare Actual to Projected Monthly Income 

 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



Example of Comparing Actual to Projected Monthly Income 

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)



Nonapparent Invalid EIV Income Discrepancy –

Tenant Over-Reported Income

 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 3rd 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



Identifying Tenant Over-Reported Income

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

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 



Review Pay Stubs Collected at 

Time of 08/2013’s Recertification



Confirm Owner Calculation on 08/2013’s AR



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 MI, 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 



Review Pay Stubs Collected at 

Time of 08/2014’s Recertification



Confirm Owner Calculation on 08/2014’s AR



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:



Determine if Tenant Over-Reported Income

 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 



Phone Clarification



Calculate Actual Monthly Income 

Earned by the Cohen Household

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



Calculate Projected Monthly 

Income for the Cohen Household 

 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  

08/01/2012 AR 08/01/2013 AR



Calculate Projected Monthly Income 

for the Cohen Household (Con’t)

 Period of Income = 05/01/2013 – 04/30/2014

 08/01/2012 AR valid for 05/2013 – 07/2013.  $20,807 / 12 = $1,733.92

 08/01/2013 AR valid for 08/2013 – 04/2014.  $21,658 / 12 = $1,804.83



Compare Actual to Projected Monthly 

Income for the Cohen Household

 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)



Resolution for a Nonapparent Invalid EIV Income 

Discrepancy – Tenant Over-Reported Income

 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 3rd 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



Nonapparent Invalid EIV Income 

Discrepancy – Irregular Income

 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 3rd 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

Effective Date of Action: 
06/01/2014
Projected Annual Wages and 
Benefits from Form HUD-
50059:
$23,010.00
Period of Income for 
Discrepancy Analysis: 
03/01/2013 – 02/28/2014
Actual Reported Annual Wages 
and Benefits from EIV Data: 
$26,189.00
Annualized Last Quarter 
Reported Annual Wages and 
Benefits from EIV Data:
$27,976.00



Review 06/2013’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:

06/01/2013 AR – projected income = $22,230

The most current form HUD-50059 with an action 

type of MI, AR, IR or IC that falls within the Period 

of Income of 03/01/2013 – 02/28/2014 is 

06/01/2013’s AR.  This certification, which reports 

a projected income of $22,230, 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 – Kayleigh Connors, who is 

26 years of age

$22,230 - $26,189 = $(3,959.00)

$22,230 - $27,976 = $(5,746.00)

$(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 

calculated in accordance with the Handbook 



Review Pay Stubs Collected at 

Time of 06/2013’s Recertification



Confirm Owner Calculation on 06/2013’s AR



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 



Review Pay Stubs Collected at 

Time of 06/2014’s Recertification



Confirm Owner Calculation on 06/2014’s AR



Review the Income Report to 

Identify Irregular Income

Review Kayleigh’s EIV Income Report, notice the increase in 

income in Q4 of 2013:



Determine if Tenant Received Irregular Income

 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



Phone Clarification



Calculate Actual Monthly Income 

Earned by the Connors Household

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



Calculate Projected Monthly 

Income for the Connors Household 

 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  

06/01/2012 AR 06/01/2013 AR



Calculate Projected Monthly Income 

for the Connors Household (Con’t)

 Period of Income = 03/01/2013 – 02/28/2014

 06/01/2012 AR valid for 03/2013 – 05/2013.  $21,840 / 12 = $1,820.00

 06/01/2013 AR valid for 06/2013 – 02/2014.  $22,230 / 12 = $1,852.50



Compare Actual to Projected Monthly 

Income for the Connors Household

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



Resolution for a Nonapparent Invalid EIV 

Income Discrepancy – Irregular Income

 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 3rd 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



Data Entry Errors

 If an Owner obtained retroactive 3rd 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



How to Correct Errors in the EIV System

 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/


Identity Theft

 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 3rd 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



Summary of Workflow for Nonapparent 

Invalid EIV Income Discrepancies (Con’t)



Section 6

Apparent Valid EIV Income Discrepancies



EIV Income Discrepancy Workflow



Did the Discrepancy Begin before Period of Income?

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 



Determine the 5-Year Look Back Period Start Date

 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



Obtain Additional Detailed Wage 

Printouts and/or Benefit Statements

 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



Determine the Start Date of the 

Unreported and/or Under-reported Income

 Determine the start date of the unreported and/or under-
reported income based on the retroactive 3rd 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



Complete the Retroactive Calculations and Process 

New and/or Correction Form HUD-50059(s)

 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



Fully Document the Tenant File

 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 3rd 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 3rd 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



Calculate Retroactive Rent

 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) 



Negotiate and Sign the EIV Repayment Agreement

 Conduct a meeting with the tenant(s) to:
 Review and discuss the results of the retroactive 3rd 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



Apparent Valid EIV Income Discrepancy –

Unreported and/or Under-Reported Income

 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 3rd 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

Effective Date of Action: 
09/01/2014
Projected Annual Wages and 
Benefits from Form HUD-
50059:
$22,172.00
Period of Income for 
Discrepancy Analysis:
06/01/2013 – 05/31/2014
Actual Reported Annual 
Wages and Benefits from EIV 
Data: $28,588.48
Annualized Last Quarter 
Reported Annual Wages and 
Benefits from EIV Data:
$32,121.81



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 



Review Pay Stubs Collected at 

Time of 09/2013’s Recertification



Confirm Owner Calculation on 09/2013’s AR



Review 09/2014’s AR to Rule Out 

Owner Miscalculation and/or Error

Form HUD-50059 Listed as Effective Date of Action:

09/01/2014 AR – projected income = $22,172

The most current form HUD-50059 with an action 

type of MI, AR, IR or IC listed in TRACS is 

09/01/2014’s AR.  This certification, which reports 

a projected income of $22,172, is the certification 

used by the EIV system as the source of 

determining projected income.

$22,172 - $28,588.48 = $(6,416.48)

$22,172 - $32,121.81 = $(9,949.81)

$(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 

calculated in accordance with the Handbook 

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



Review Pay Stubs Collected at 

Time of 09/2014’s Recertification



Confirm Owner Calculation on 09/2014’s AR



Review the Income Report to Identify

Unreported and/or Under-Reported Income

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

in Q4 of 2013:



Review the Income Report to Identify

Unreported and/or Under-Reported Income

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

and Q2 of 2014:



Determine if Tenant Received an Increase in Income

 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



Phone Clarification 

 Per a telephone clarification, we confirmed that Ryan’s hours 

returned to his normal schedule effective 12/21/2013.  



Determine if Tenant Received New Income

 Period of Income = 06/01/2013 – 05/31/2014

 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



Calculate Actual Monthly Income 

Earned by the Atwood Household  

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



Calculate Projected Monthly 

Income for the Atwood Household

 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  

09/01/2012 AR 09/01/2013 AR



Calculate Projected Monthly 

Income for the Atwood Household (Con’t)

 Period of Income = 06/01/2013 – 05/31/2014

 09/01/2012 AR valid for 06/2013 – 08/2013.  $19,500 / 12 = $1,625

 09/01/2013 AR valid for 09/2013 – 05/2014.  $20,007 / 12 = $1,667.25



Compare Actual to Projected Monthly 

Income for the Atwood Household 

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



Determine and Process New and/or Correction

Form HUD-50059s for the Atwood Household 

 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



Calculate Retroactive Rent 

for the Atwood Household

Create an 11/01/13 IR: Create an 01/01/14 IR: Create an 06/01/14 IR:



Resolution for an Apparent Valid EIV Income

Discrepancy – Unreported and/or Under-Reported Income

 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 3rd 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



Tenant Failure to Comply

 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



Owner Determination of Lease Violation and/or Fraud

 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



Summary of Workflow for Apparent 

Valid EIV Income Discrepancies (Con’t)



Trainer Contact Information

Nicole Scott

Scott Associates

nrscott07@gmail.com


