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Conquering Multiple Programs:  
NCHSA 2020 Edition  

REFERENCES & NOTES 

 

 

 

 

Determining Household Size 
Income limits vary based on household size, as they are published based 
on the number of persons in the household (for example, 1 person, 2 
persons, 3 persons) with increasingly higher income limits for households 
with more members. 

Household Size Must Include… 
In general, all persons living in the unit, or who will be living in the unit during the certification 
year, including: 

 

 Children who: 
 reside in the unit 50% of the time;   
 are away at school, but who live in the household during school recesses;  
 are in the process of being adopted; and  
 are the unborn child of a pregnant woman (A self-affidavit is the only acceptable 

method of verifying pregnancy.). 
 
 
 

 

 
 
 
 
 

 Temporarily Absent who are: 
 Temporarily absent due to hospitalization; and   
 Temporarily absent due to work.  

 

Household Size May Need to Include… 
 

 Military Household Members  
 Include those individuals who are temporarily absent from the household due to 
active military duty only if the individual:  

 Is the head, co-head, or spouse of the head; or  
 Has a dependent or spouse in the unit. 

  
 
 
 
 
 
 
 
 
 
 
 
 
HUD encourages owners and management agents to be as lenient as responsibly possible to 
support affected military households with children.  This includes a variety of situations when 
persons are called to active duty in the Armed Force, such as allowing a guardian to move into 
the assisted unit on a temporary basis to provide care for any dependents the military person 
leaves in the unit. Income of the guardian temporarily living in the unit for this purpose is not 
counted in determining household income nor the amount of rent the household pays based 
on income.  

EXAMPLE – MILITARY HOUSEHOLD MEMBERS – MEMBER EXCLUDED: 
Randy and Sandy (head and co-head) and their 23-year-old daughter, Shannon, move into a 
unit. A year later, when completing the recertification interview, Randy and Sandy inform the 
manager that Shannon was recently deployed on active military duty for the next 24 months.  
In this scenario, Shannon would be excluded as a household member when completing the 
recertification, as she is not the head, co-head, or spouse of the head, nor does she have a 
spouse or dependent in the unit.  

4350.3 5-6 D/5-11 

 

EXAMPLE – MILITARY HOUSEHOLD MEMBERS – MEMBER INCLUDED:  
Jane is applying for a unit. Jane informs the manager that her husband, Miguel, is a Marine 
and will be out of the country on active duty for the next 18 months. In this scenario, Miguel 
must be included as a household member.  

4350.3 3-6 E.4 /3-10 

 

4350.3 3-6 E/3-8 

8823 Guide Page 4-2 

 

4350.3 5-6 B/5-9 

 

                               Unborn Children  
There is some HUD guidance that indicates that unborn children are not 
considered household members for income limit determination purposes.  
Check with your Participating Jurisdiction (PJ) to obtain documentation on 
their stance on the issues.  

H
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A live-in aide is defined as:  
“A person who resides with one or more elderly persons, near-elderly persons, or 
persons with disabilities, and who: 

1. Is determined to be essential to the care and well-being of the person(s); 
2. Is not obligated for the support of the person(s); and 
3. Would not be living in the unit except to provide the necessary supportive 

services.” 

 
 
 

Determining Household Size, cont. 

Household Size May Need to Include, cont.  
 Persons permanently confined to a hospital or nursing home.  

The household decides if such persons are included as household 
members.  If such persons are included, they must not be listed as the 
head, co-head, or spouse on the Tenant Income Certification form (TIC). 

 If the person is included as a household member, then any income 
received by the permanently confined member must also be included 
when determining household income.  

 

Household Size DOES NOT Include… 
 Guests  
 Live-in aides/Resident assistants 

 
 
 
 
 
 
 
 

 

 

 

 

 

 

4350.3 3-6 E /3-9 

4350.3 Glossary 
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Determining Household Size, cont. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Unborn Children  

If the PJ does not permit unborn to be treated as household members, 
then the unborn child must not be included as a member when 
determining applicable HOME income limits, however, the unborn child 
may still be treated as a household member when determining the 
applicable LIHTC limits for LIHTC compliance.   

Example:  Unborn Child – High – HOME – 50% LIHTC Unit 
 
HOME 80% Limits – 1 Person $32,800 
          2 Person $34,500 
 
LIHTC  50% Limits – 1 Person $28,200 
          2 Person $31,500 
 
An applicant who discloses that she is pregnant, applies for the above unit. She is 
the sole applicant.   
 
Her gross annual income is determined to $30,900.  
To determine eligibility for the HOME program, her gross income needs to be at or 
below the 1-person HOME income limit.  
 
To determine eligibility with the LIHTC program, her gross income needs to be at or 
below the 2-person LIHTC Income limit.   
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Determining Household Size, cont. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

8823 Guide, Page 4-4 

 

Changes in Household Size     
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Determining Household Size, cont. 
 
 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

  

 

 

 

 

 
 
 

 

 

 

 

 

 

 

 

 

 

 

Changes in Household Size 

4350.3-4-8D/4-26 

                          Changes in Household Size      
RD guidance does not directly address whether a new certification is 
needed when there is a change in household size; however, if a change in 
household results in an household being ineligible, at recertification the 
borrower must follow the requirements outlined in section 6.30 of the HB-2-
3560.   
 

Interim certifications must be conducted when a household reports a  

change in household composition.  

If a tenant reports a change in household size along with an increase in income that does not 
increase the household’s cumulative income by $200 or more a month, do not include the 
increase in income in processing the interim recertification. 

                      Changes in Household Size  
HOME guidance does not directly address changes in household size.  
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Verification Requirements 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

8823 Guide Page 4-7 
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Verification Requirements, cont.  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Tres. Reg. 4.42-5(b)(vii) 

Rev. Proc 94-65 

8823 Guide Page 4-17 

8823 Guide 4-31 

 Verification Requirements, cont.   
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Verification Requirements, cont.  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

4350.3 5-13/5-54 
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Verification Requirements, cont. 
 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 Verification Requirements, cont.     
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Verification Requirements, cont. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 Verification Requirements, cont.     
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 Verification Requirements, cont. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                            Verification Requirements    

HB-2-3560 6.11B /6-16 

Information to be verified Acceptable Documentation  Additional Notes 

Employment 3rd party verification of employment form 
When it is not immediately possible to obtain the written verification from  
the income source, the income may be temporarily verified by actually  
examining the income checks, check stubs, or other reliable data the  
person possesses which indicates gross income. 

Zero Income Persons Attachment 6-B 
It is the policy of Rural Development not to accept a tenant certification for  
an applicant or tenant with zero income unless all income is specifically  
exempted. 

Self Employed 
Self-employed applicants/ tenants must provide current  
documentation of income and expenses, which cannot be older  
than the previous fiscal year and a complete, legible copy of  
the most recently filed Federal income tax form 

Compare the income and expenses information provided by the applicant  
with the latest income tax return and clarify any discrepancies. 

Unemployment and Unemployment  
Benefits 

Applicants/tenants receiving unemployment benefits must  
provide the most recent award or benefit letter prepared and  
signed by the authorizing agency to verify the unemployment  
income. 

Unemployed applicants/tenant must complete a form, 
which provides their current employment status and requires them to  
agree to inform the Borrower immediately, in writing, if their employment  
status changes 

Social Security, Pensions, Workers  
Comp, etc.  

A copy of the most recent award or benefit letter prepared and  
signed by the authorizing agency. Information must be updated  
every 12 months to account for cost-of-living increases or  
changes in benefits 

For individuals who receive SSI (Supplemental Security Income) benefit  
letter should be dated within 90 days of the effective date of the  
certification.  

Public Assistance 

Applicants/tenants must provide a copy of the most recent  
award or benefits letter 
prepared and signed by the authorizing agency to verify the  
amount of public assistance received 
 

While food stamps are not included when determining income eligibility or  
rent, best practice is to verify receipt of food stamp benefits as this  
demonstrates how a very low-income household is obtaining food. 

Alimony or Child Support Payments 
A copy of the divorce decree, 
separation agreement, or another document indicating the  
amount of the required support payments.  

The applicant/tenant must also report the amount received during the past  
twelve months. If the applicant/tenant reports that the amount required by  
the agreement is not being received, the applicant/tenant must document  
that assistance has been requested from the state or local entity  
responsible for enforcing payment. 

Assets 3rd party verification from the financial institutions or copies of  
account statements 

Applicants/tenants must certify whether any asset has been disposed of  
for less than fair market value. 
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24 CFR 92.203(a)(1)(i) 

 

                      Verification Requirements 
 

 
 
Initial Certification:  Income must be documented using method 1. 

Recertification:  For subsequent income determinations during the period of 
affordability, the Participating Jurisdiction may require the use of any of the methods 
noted below.  

 

Method 1:  
Examine at least 2 months of source documents evidencing annual income (e.g.,   
wage statement, interest statement, unemployment compensation statement) for the 
household. 
 
Method 2:  
Obtain from the family a written statement of the amount of the family's annual            
income and family size, along with a certification that the information is complete and 
accurate. The certification must state that the family will provide source  documents 
upon request. 
 
Method 3:  

Obtain a written statement from the administrator of a government program under 
which the family receives benefits and which examines each year the annual 
income of the family. The statement must indicate the tenant's family size 
and state the amount of the family's annual income; or alternatively, the statement 
must indicate the current dollar limit for very low- or low-income families for the family 
size of the tenant and state that the tenant's annual income does not exceed this 
limit. 

 

https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=aa4ed86b98222f1a0ea6c65019c1bba5&term_occur=3&term_src=Title:24:Subtitle:A:Part:92:Subpart:E:92.203
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=aa4ed86b98222f1a0ea6c65019c1bba5&term_occur=4&term_src=Title:24:Subtitle:A:Part:92:Subpart:E:92.203
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=aa4ed86b98222f1a0ea6c65019c1bba5&term_occur=4&term_src=Title:24:Subtitle:A:Part:92:Subpart:E:92.203
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=9b1c72c097ee2b80939b52c1bcc7aac0&term_occur=1&term_src=Title:24:Subtitle:A:Part:92:Subpart:E:92.203
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=9b1c72c097ee2b80939b52c1bcc7aac0&term_occur=2&term_src=Title:24:Subtitle:A:Part:92:Subpart:E:92.203
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=a924ec3b85bf511f41baa0d3097ecdef&term_occur=1&term_src=Title:24:Subtitle:A:Part:92:Subpart:E:92.203
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=aa4ed86b98222f1a0ea6c65019c1bba5&term_occur=5&term_src=Title:24:Subtitle:A:Part:92:Subpart:E:92.203
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=aa4ed86b98222f1a0ea6c65019c1bba5&term_occur=5&term_src=Title:24:Subtitle:A:Part:92:Subpart:E:92.203
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=a924ec3b85bf511f41baa0d3097ecdef&term_occur=2&term_src=Title:24:Subtitle:A:Part:92:Subpart:E:92.203
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=aa4ed86b98222f1a0ea6c65019c1bba5&term_occur=7&term_src=Title:24:Subtitle:A:Part:92:Subpart:E:92.203
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=9feb738492bca14fa5bf8841df3d4e72&term_occur=1&term_src=Title:24:Subtitle:A:Part:92:Subpart:E:92.203
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=a924ec3b85bf511f41baa0d3097ecdef&term_occur=3&term_src=Title:24:Subtitle:A:Part:92:Subpart:E:92.203
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=aa4ed86b98222f1a0ea6c65019c1bba5&term_occur=6&term_src=Title:24:Subtitle:A:Part:92:Subpart:E:92.203
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4. Verification Requirements, cont. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
   VERIFICATION REQUIREMENTS  

EIV reports must not be used to verify income for the LIHTC program, 
separate verification/documentation must be obtained to determine income 
for the LIHTC program. 
Many HFA’s definition of “third-party verification” is more restrictive than 
HUD’s definition, in such cases, the HFA method of verification must be 
followed. 

Asset Verification at HUD/LIHTC Properties 

 Initial Certification – Verify all assets regardless of Value 

  1st  Recertification – Accept self-certification if assets are $5K or less; if 
more than $5K, verify all assets. 

  2nd  Recertification - Accept self-certification if assets are $5K or less; if 
more than $5K, verify all assets. 

 3rd  Recertification – Verify all assets regardless of Value 

Fixed Income Verification – 
As annual income recertifications are not required at 100% LIHTC projects, 
HUD’s streamlining method of verifying fixed income sources may be 
followed. However, for projects that are not 100% LIHTC, verification of all 
income sources must be obtained on an annual basis. 

 
 

VERIFICATION REQUIREMENTS  
As HOME requires two (2) months of source documents, this requirement is 
more restrictive the LIHTC requirement, therefore the HOME requirements 
must be followed.  
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UPCOMING EVENTS CALENDAR 
 

Preparing for New REAC & NSPIRE Rules Workshop 
(Buffalo, NY 2/13/20) 

 

 

 

Preparing for New REAC & NSPIRE Rules 
(San Jose, CA 2/27/20) 

 

 
 

Preparing for New REAC & NSPIRE Rules           
(Atlanta, GA 3/3/20) 

 

 
 

Conquering HUD Compliance w/ ACE 
Certification(Phoenix, AZ 3/10/20) 

 

 
 

Preparing for New REAC & NSPIRE Rules                
(New Orleans, LA 3/10/20) 

 

 

 

Preparing for New REAC & NSPIRE Rules             
(Geneva, OH, 3/17/20) 

 
 

Preparing for New REAC & NSPIRE Rules 
(Philadelphia, PA 3/24/20) 

 

 

 

Preparing for New REAC & NSPIRE Rules                   
(Los Angeles, CA 3/31/20) 

 

 
 

Conquering LIHTC Compliance Seminar with HCCP  
(Los Angeles 4/7/20) 
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Preparing for New REAC & NSPIRE Rules            
(Denver, CO 4/7/20) 

 

 
 

Preparing for New REAC & NSPIRE Rules          
(Yonkers,  NY 4/16/20) 

 

 
 

 Conquering LIHTC Compliance Seminar with HCCP 
(Indianapolis 4/21-4/23) 

 

 
  

Preparing for New REAC & NSPIRE Rules                      
(St Louis, MO 4/21/20) 

 

 

 

  

Preparing for New REAC & NSPIRE Rules         
(Honolulu, HI 4/28/20) 

 

 
 

 Conquering HUD Seminar with ACE Certification 
(Chicago, IL 5/5/20) 

 

 
 

Preparing for New REAC & NSPIRE Rules                 
(New Haven,  CT 5/12/20) 

 

 

 

 

Preparing for New REAC & NSPIRE Rules         
(Nashua, NH 6/2/20) 

 

 
  

Preparing for New REAC & NSPIRE Rules         
(Memphis, TN 6/4/20) 

 

https://www.law.cornell.edu/cfr/text/26/1.42-5
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 Upcoming Events Calendar 

 

Conquering LIHTC Compliance with HCCP 
(Minneapolis 6/9-6/11) 

 

 

 

Preparing for New REAC & NSPIRE Rules               
(Salt Lake City, UT 6/9/20) 

  

 

 
 

Conquering LIHTC Compliance Seminar with HCCP  
(St Louis 6/16/20) 

 

 
 

Conquering LIHTC Compliance Seminar with HCCP 
(Denver, CO 7/7/20) 

  

 
 

Conquering LIHTC Compliance Seminar with HCCP 
(Columbus, OH 7/21/20) 

 

 
 

Conquering LIHTC Compliance Seminar with HCCP 
(Atlanta, GA 8/11/20) 

 

 

 
 

Conquering LIHTC Compliance Seminar with HCCP 
(Little Rock, AR 8/18/20) 

 

 
 

Preparing for New REAC & NSPIRE Rules (Orlando, FL 
9/8/20) 

 

 
 

Conquering LIHTC Compliance Seminar with HCCP 
(Chicago, IL 9/15/20) 
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 Preparing for New REAC & NSPIRE Rules 
(Portsmouth, NH 9/17/20) 

 

 

 
 

 Conquering HUD Compliance w/ ACE Certification 
(Albany, NY 9/22/20) 

 

 

 

  

Conquering HUD Compliance w/ ACE 
Certification(Portsmouth, NH 10/13/20) 
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Learn About the Speaker:  
Amanda Lee Gross 
Ms. Gross has over eighteen years of hard-won, real-world knowledge and experience in all 
aspects of the affordable housing industry.  She began her career as a site manager, 
eventually rising to the position of compliance director for a large multi-state property 
management company.  Ms. Gross leveraged that experience to become a highly-skilled, 
nationally recognized trainer in Fair Housing, LIHTC, Rural Development, HUD, and HOME. 
Over the last eight years, she has conducted hundreds of trainings nationwide and has 
provided consulting services to state housing finance agencies, public housing authorities, 
management companies, and developers. 

Ms. Gross is a featured speaker at numerous industry events.  She also provides custom-
tailored training to private organizations that understand that highly-trained staff are more 
effective and better able to protect the assets and reputation of the company.  She also works 
in a consulting capacity, advising clients in the development of their policies and procedures, 
optimizing project compliance performance, and addressing audit findings.  Ms. Gross's areas 
of expertise focus on the following programs: 

 Fair Housing and VAWA 
 Low-Income Housing Tax Credit (LIHTC) Program 
 USDA/Rural Development Rental Housing Program 
 HUD Multifamily Housing Programs 
 HOME Investment Partnership Program 

 

Contact or Follow Amanda Lee 
       AGross@us-hc.com 

   

      @amandaleegross 

 

 
 

Learn About US Housing Consultants  
Maintaining compliance with affordable housing program regulations isn’t intuitive, and federal 
guidance is not always clear. Yet, noncompliance can result in dire consequences for the 
owner, the project, and, most importantly, can negatively affect the tenants.  

Using experience, up-to-date research, and dedication, our associates at US Housing 
Consultants help industry professionals navigate the often-murky waters of affordable housing 
regulation so that our clients can continue to provide affordable housing.   

 
Our Services Include:  

 Compliance Training ( LIHTC, HUD, RD, HOME, VAWA, and Fair Housing) Click here 
for our upcoming training schedule! https://www.us-hc.com/seminar-schedule.html 

 Tenant File Reviews ( LIHTC, HUD, RD,  and HOME) 
 Pre-REAC Inspections 
 REAC Appeals  
 Capital Needs Assessments 

@amandaleegross 

@amandalee-gross 
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