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Two words: “Compliance Monitoring.”  
Most people outside of the housing industry don’t know the magnitude of this work. But for those of us 
working in the affordable housing field, we know all too well its importance. 
 
No property manager or owner wants to be determined non-compliant. And Housing Finance Agencies, 
entrusted with the oversight of scarce federal resources, want to ensure the success of a property (and 
their portfolio) through compliance. Compliance plays an important role in a property’s long-term 
viability and property managers/owners and HFA staff require thoughtful guidance and support to 
navigate the complex world of tax credit compliance monitoring. 
 
Changing Needs 
In response to this need, RIHousing kicked off the new year with the release of our new LIHTC 
Compliance Manual. Ensuring property managers and owners of LIHTC-financed properties have the 
tools and resources they need to ensure the long-term success of these developments is at the heart of 
our Asset Management and Compliance departments.  
 
The housing landscape had changed dramatically since the last time RIHousing updated our Compliance 
Manual. Gone are the days when LIHTC equity is enough to fund a project. More and more funding 
sources are needed, resulting in a complex layering of sources, all with different rules, regulations and 
requirements. With more funding sources came the need for comprehensive compliance monitoring 
guidance and staff who understand the requirements and implications of non-compliance. As an agency 
entrusted to safeguard public funds, ensuring that the federal dollars put toward affordable housing is 
of the utmost importance.   
 
For years, RIHousing Compliance staff had struggled to keep LIHTC managers and owners informed 
about important changes in compliance monitoring. The complexities of administering these programs 
to meet requirements and conditions specified under the law and specific regulations for each funding 
source made updating our existing manual an almost impossible task. RIHousing’s existing LIHTC 
Compliance manual had initially been created in 1997, with minimal updates made over the last two 
decades. The content, format and layout of the manual had become obsolete and a burden for both 
users and our staff.  
 
RIHousing staff previously had to rely heavily on the release of a series of Program Bulletins to 
communicate updates to managers/owners, which caused confusion among partners as well as 
internally. For many years, partners and monitoring staff were left wanting more. 
 
It Was Time…… 
The existing manual was very text heavy, with no visuals or graphics. It was a 105-page document 
without hyperlinks, bookmarks or indexing, requiring users to spend considerable time searching for the 
regulations and requirements needed.  RIHousing had long recognized the need for a completely 
updated manual but did not have the in-house capacity to undertake the complete overhaul we felt was 
required.   
 
In late 2017, we released a Request for Proposals (RFP) for consulting services to help prepare the new 
manual. Initially, we expected the effort to take several months and expected it to be composed of 
three main steps: 
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• Assessment of Current Policies and Procedures:  Work with our Rental Compliance/Training 
Coordinator and staff to review the existing compliance manual and management documents, 
review existing protocol, forms and checklists. 

• Review of Best Practices and HUD Requirements and Guidance: Compile and compare industry 
best practices to RIHousing policies and procedures against IRS and HUD regulations; make 
recommendations and provide sample documents. 

• Development of New Compliance Manual:  Produce comprehensive policies and procedures in 
the LIHTC Compliance Manual to be used both as guidance for owners/managing agents and by 
RIHousing staff as a reference. All materials produced must meet all applicable IRS and HUD 
regulations. 

 
Our intent was for a comprehensive, user-friendly document that incorporates all requirements, 
methods and procedures related to LIHTC compliance monitoring, whether standalone, or when layered 
with other federal and state affordable housing programs. We selected Costello Compliance, a 
nationally recognized industry leader and expert in LIHTC compliance, and began the process.   
 
Pulling off Bureaucratic Layers (or Back to Basics) 
During the course of the initial phase of review, it became apparent that in order to create the 
document we wanted, we would have to completely re-assess our policies, forms and procedures or the 
update would be superficial at best. We initially intended to include several key Compliance and Asset 
Management staff on the project but ended up engaging our entire team. 
 
The project took almost one year from beginning to rollout of the new manual. The additional time was 
a result of a deep dive into our policies and procedures, which yielded in a complete revamp of how we 
manage LIHTC compliance.  
 
We are most proud of the fact that the effort drove policy changes and resulted in new ways for 
thinking about compliance. We pulled back the “bureaucratic layers” that were no longer necessary and 
focused on what was really needed and how best to communicate our intentions to our target audience. 
While the endeavor took longer than anticipated, partners and staff feel it was worth it.  While we didn’t 
envision what it would become, we are very excited to highlight key aspects of the new manual: 

• Reflects significant changes in policy at RIHousing  

• Scaled back non-regulatory RIHousing requirements 

• Consistent with HUD methods, IRS guidance and industry best practices 

• Discusses LIHTC compliance intricacies  

• Includes the new “Average Income Set-Aside” 

• Over 90 case studies and recommendations in the form of Examples 

• User friendly: provides clearer, more practical guidance for partners and staff 

• More efficient: easily searchable with bookmarks and hyperlinks to forms and documents 

• Format makes the manual easier to update as needed and keep current 

• Multiple Programs Guide: a 26-page addendum that presents requirements for each program 

• Graphics throughout vs previous, which was almost entirely text 
o Graphs, flow charts, examples and tables for ease of use and understanding  
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Roll Out & Results 
We rolled out the new Compliance Manual with a series of interactive webinars for our partners.  We 
also shared the manual via email and posting to our website. As we completely revamped our forms and 
applications we were able to highlight the changes and features of the report via the webinars.  To date, 
over 140 program managers, owners and development partners have participated in the webinars. 
 

Our staff and partners have been thrilled! We have received plenty of great feedback since the rollout. 
Our consultant has shared they think the manual is the “Best ever done” and they plan to use our 
Compliance Manual for training purposes going forward.  
 

We understand several HFAs have rolled out updated compliance manuals in recent years. We think 
ours is unique in that we may be the first compliance manual in the country that addresses “gig” income 
as new forms of earning potential relate to income qualifications. Studies show that gig economy jobs 
are taking on a greater role in household income, and managers and owners require guidance on how to 
calculate income derived from these jobs. 
 

Unintended Positive Results 

• Ended up reflecting on and changing policies 

• Re-trained staff 

• Collaborative: all Compliance staff involved; engagement created ‘buy-in’ from staff 

• Team-building process; engaged entire team 
 
Can’t Stop, Won’t Stop 
The effort has completely engaged staff and our management/owner partners. We have big plans for 
next steps to ensure the manual remains current but also reflects new and emerging rules and 
regulations, remains user-friendly and utilizes any new and emerging technology improvements.   
 

We are about to launch our “On the Road,” series, which allows our Training Coordinator to hit the road 
and head out to management offices for small, in-person engagement and introduction of the new 
manual and our policies and procedures. This also allows for feedback from partners that can help spur 
further improvements.  
 

Exceeding Expectations 
RIHousing has been promising transparency and improvements in our processes and with this manual, 
we are living up to this promise. By reflecting on and updating our internal processes, we were able to 
make several key streamlined process improvements which means we are more efficient with our time 
and effective in our oversight. RIHousing Compliance specialists have an electronic version of the 
manual on their iPads to use during inspections and managers/owners know exactly what is expected to 
remain in compliance with LIHTC, avoiding serious financial penalties and loss of tax credits, which could 
cost the property (and owner) greatly. Owners/agents may refer to the new manual to clear up any 
“gray” areas in LIHTC compliance. 
 

Our goal was to provide clear and consistent policies and procedures while lessening the burden on 
compliance staff, owners/agents and tenants by offering the resources to support our partners in 
remaining in compliance and operating successful, safe and affordable homes for Rhode Island 
residents. We feel strongly that with this comprehensive effort, we have met our goal and more! 

Click here to see the new manual. 

https://www.rihousing.com/filelibrary/RIHousing_LIHTC_Compliance_Manual_March_2019.pdf
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Invest. Build. Believe.

Cover page of the new manual sends a 
clear message of new and improved.

Fe
ed
ba

ck I just wanted to comment, that was one of the best webinars I have ever been on. Plus, the job your 
team and Costello did on the new LIHTC Guide is AMAZING! Great Job! 

Thank you so much for the clear guidance.
Melissa Koseski, Vice President, Wingate Companies

REALLY enjoying this manual! It’s the best resource to e�ectively manage a Tax Credit site.
Julie Leddy, Executive Director, Coventry HFA

I wanted to compliment you and the others on the Compliance Manual webinar today. Excellent work! 
Excellent Manual! Thank you,

Rodgney Hoel, Director of Property Management, Housing Opportunities Corporation

The old manual had a glossary, but no way of 
determining the source of the information; the new 
manual has a clickable index, allowing the user to 
read not only a de�nition within the document itself, 
but the context surrounding it



Easily Access and Reference Information

Multiple Program Guide2

STUDENT ELIGIBILITY

TAX CREDIT HUD RD HOME BOND
In general,
households made
up offull-time
students of any age
do not qualify.
There are five
exceptions to this
general rule. They
are for students
who are:

1) Married and
entitled to file a
jointtax return*

2) Single parents
with dependent
child(ren)

3) Title IV welfare
recipients (TANF
or similar
program)

4) Former foster
care recipients

5) Participants in a
Job Training
Partnership Act
(JTPA) or similar
program**

* Same-sex couples
qualify for "married
and entitled to file"
iflegally married
under any state law.
**The “Workforce
Investment Act” has
replaced JTPA.

HUD Section 8 Rule:
Any individual who attends
an institute ofhigher learning
(full OR part-time) must be
one ofthe following:

1) A dependent ofthe
household living with a
parent

2) Over age 23
3) A veteran
4) Married
5) A parent with a

dependent child in the
unit

6) A disabled individual who
was receiving assistance
prior to 11/30/2005 or

7) Be independentfrom
parents or have parents
who are income eligible.

Certain vulnerable youths
also count as independent
under HUD and DOE rules.

Non-Section 8 programs:
Each student at an institute
ofhigher learning must meet
ALL ofthe following
requirements
1) Be oflegal contract age

under state law
2) Have established a

separate household from
parents for at least a year
OR meetthe U.S. Dept.
of Education definition of
an independent student

3) Not be claimed on a
parent's tax return

4) Must disclose ifthey get
financial assistance from
parents.

Same as
HUD
Section 8
Rule

Same as
HUD Section
8 Rule
(regardless
of
commitment
date)

Same as tax
credit. In general,
households made
up offull-time
students of any
age do not
qualify. Prior to
HERA, the only
exception that
qualified a full-
time student
household was
‘married, entitled
to file a jointtax
return’. Per HERA,
the same five
student
exceptions that
apply for LIHTC
apply to bond
qualification.

§42 (i)(3)(D) & 8823
Guide 17-1 & 2 & Exhibit
17-1; 4350.3 Exhibit 5-1
Rev. Rul. 2013-17

4350.3 3-13
Unnumbered
letter dated
1/11/2007

HOME Reg
§92.2 (2013)

§42 (i)(3)(D) §142
(d)(2)(C)

• References 
multiple 
programs 
throughout the 
body of the 
guide for 
ease-of-use.

• Users can easily 
cross-reference 
as needed.

Charts de�ne asset types 
and corresponding 
market & cash values 
and income. 

Charts

NEW



©

Focus of the manual isn’t only on maintaining compliance through documentation, 
but also on the physical portion of compliance, providing insight into the UPCS 
standards used to inspect LIHTC properties.

• Includes over 90 
relevant examples 
strategically placed 
throughout the 
manual to provide 
insight to 
owner/agents in an 
e�ort to reduce 
noncompliance at the 
site level.

• Examples provide 
answers with clear 
explanations.     

Examples, Examples, Examples

NEW



Flow Charts

Student rules can be tricky, so we’ve 
taken away the guesswork by adding 
user-friendly �ow charts for ease-of-use.

Check Lists

“Real-world” descriptions are 
incorporated into the language 
within the manual as well as 
helpful checklists and reminders.

Real-Life Applications

NEW



The section on determining end 
of LIHTC periods features 
examples, helpful hints and 
visuals to help users more easily 
determine Credit, Compliance 
and Extended Use periods. 

You can describe where to �nd 
the information, but why do 
that when you can just SHOW 
the user where the relevant 
information is?

Important sections and frequent 
mistakes on a form are noted and 
de�ned for users. 

Visual examples such as those for 
“placed-in-service” dates help 
managers/owners more easy 
identify important details.

A Picture is Worth a Thousand Words

NEW



Citations

 The table of contents, like 
the manual itself, is 
interactive; one click takes 
the user to the appropriate 
page(s) for reference.

Citations from 
HUD Handbook 
4350.3, providing 
easy access for 
users to reference 
appropriate HUD 
guidance for more 
information

A 26-page 
“Multiple 
Programs 
Guide” is a 
supplement 
to the manual.

Interactive, 26-Page Multiple Programs Guide

NEW
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