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 SEQ CHAPTER \h \r 1EIV Income Reports and 
Resolving Income Discrepancies 
  Income Reports


· [image: image4.wmf]You must be familiar with what the Income Report shows, in order to resolve 
Discrepancy Reports.  The Report shows…
· Whether there is current employment, and (usually) the hire date
· The last 8 (eight) available quarterly wages and unemployment 
· These come from the quarterly State Unemployment Reports filed by employers

· The last 8 (eight) Social Security benefit amounts 

· Look for a history of unreported income and follow up as needed

· For Move-Ins, resolve any differences in income (between the MI cert and the Income Report) within 30 days of the date you print the Income Report 
Discrepancy Reports and Requirements
· A Discrepancy Report will be shown for a tenant who…
· Has a current, active certification in TRACS, and
· Shows SS/NDNH income that is different from the income on the active certification by $2400 or more, for the POI (Period of Income) shown on the report.
· The report is designed to alert management that there MAY BE a difference between the household’s income and what the household reported its income to be, for the POI
· Discrepancy Reports must be printed 120 days prior to a tenant’s Annual effective date, and for use when processing an Interim 

· Always print the tenant’s Income Report and Discrepancy Report at the same time

· Income Reports are updated monthly; Discrepancy Reports are updated every weekend

· If you print the reports on different days, you will be unable to reconcile them as easily

· You must be sure that the active certification in TRACS (which EIV is seeing and comparing to its income data) matches the active certification in the tenant file
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· You must follow up to resolve all Income Discrepancy Reports either…

· During the recert interview for which they were printed, or 
· Within 30 days of the date the report was printed

· This is an “either-or”, not a “whichever comes first”

· “Resolve” means that you may…

· Be able to resolve the Discrepancy Report by examining the tenant file

· You may discover that EIV “sees” a difference between EIV-reported income and the income on the 50059 that is allowed under HUD regulations

· Identify unreported or under-reported income, causing too much HUD assistance, which the tenant will have to repay 

· Identify income that the tenant reported, but that management did not properly show on the 50059

· In cases of management error, the property must repay HUD for overpaid assistance

· Identify over-reported income, causing too little HUD assistance, and the tenant may be entitled to a credit or refund 

What the Report Shows
· Head of Household Information

· Effective Date of Action: the 50059 that EIV believes is discrepant.  It was the current, active cert in TRACS when the Discrepancy Report was compiled.

· Projected Annual Wages and Benefits from Form HUD-50059 

· The total income, from the discrepant 50059, that EIV recognizes

· Period of Income for Discrepancy Analysis: the timeframe for which 

EIV “sees” income from SSA and NDNH

· The POI begins 15 months prior to the current cert date, and lasts 12 months

· Discrepancy Analysis

· Reported Annual Wages & Benefits from EIV Data: the amount EIV thinks should have been on the 50059, based on information it gathered from SSA and NDNH for the POI for the discrepant certification

· You can see the information EIV gathered by looking at the tenant’s Income Report for the items within the POI
· Actuals shows the added-up dollar amount for the year that EIV sees on the Income Report for the POI
· Annualized Last Quarter:  Last quarter’s data from the Income Report, multiplied by 4 to annualize it 

· Amount of Annual Income Discrepancy: the difference between what EIV sees for the POI, and what the 50059 shows as income that EIV recognizes

· Amount of Monthly Income Discrepancy:  the annual amounts divided by 12

· Percentage of Income Discrepancy:  the Amount of Annual Income Discrepancy divided by the Reported Annual Wages and Benefits from EIV Data
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· The blue Notes link shows which income sources EIV recognizes when it lists 50059 and EIV income
· EIV only “sees” SSA and NDNH (employment/unemployment) income

· The Note is identical for every Discrepancy Report

· Using the wrong income code on a 50059 may trigger a Discrepancy Report
“No Discrepancy” Report (See Screen Shot)
· Print this out for every recert when there is no Discrepancy Report for a household, since it’s the only way to document that you checked for a Discrepancy Report at the same time you printed the Income Report

Analyzing and Resolving Discrepancy Reports
· Be sure that the discrepant cert listed on the Discrepancy Report is the current cert.  This is the 50059 that EIV is seeing and comparing to its income data, so it must match the active certification in the tenant file 

· If TRACS doesn’t have the tenant’s current, active cert, transmit it

· Print another Income Report and Discrepancy Report a few days after the certification appears in the Tenant Query

· Document this resolution step, and the cert transmission date 

· Once the proper cert is in TRACS, there may not be a Discrepancy Report

· Look at the Projected Annual Wages and Benefits from Form HUD-50059 

· Compare it to the actual 50059 in the tenant file; it should be the sum of all the income  that EIV recognizes

· You may find that incorrect codes used on the cert caused the Discrepancy Report.

· If that resolves the Discrepancy Report, write “Resolved” and explain the situation

· Submit a Correction Cert that uses the correct income codes

· Identify why EIV sees more (or less) income than the current 50059 shows

· The Reported Annual Wages & Benefits from EIV Data shows the income EIV sees for 

the POI


· Compare that number to the total income on the tenant’s EIV Income Report

· Be sure to look only at the income during the POI

· This will tell you why EIV thinks the household income is different from the income reported on the 50059

· Identify why the 50059 does not show the income that EIV sees and proceed accordingly

Some Discrepancy Reports can be resolved by examining the tenant file
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· Does EIV see income that is not supposed to be shown on the 50059?

· If so, write “Resolved” on the Discrepancy Report and explain the situation

· Place the Discrepancy Report behind the discrepant cert in the tenant file

· Use the “if I knew then what I know now” test – if you had the income information that EIV sees at the time the 50059 was done, would you have shown different amounts?

· If you would have done the 50059 the same way, write “Resolved” on the Discrepancy Report and explain the situation

· Place the Discrepancy Report behind the discrepant cert in the tenant file

· Unreported or under-reported income on the 50059 due to management error 

· Process/transmit a Correction Cert
· The tenant must receive a 30-day notice of a rent increase (the effective date of the cert will be the date HUD begins paying less assistance, but it won’t be the date the household begins paying the new, higher rent)

· Write “Resolved” on the Discrepancy Report, explain the situation, and note that a Correction cert was completed and transmitted

· Place the Discrepancy Report behind the discrepant cert in the tenant file

When you see more income on the 50059 than the Discrepancy Report Shows (discrepancy is a positive number)…

· This indicates that the tenant’s income decreased and the tenant is not getting enough HUD assistance (household is paying too much for rent) 
· Investigate the discrepancy

· You can discuss the discrepancy with the tenant to identify what happened, or you can verify the income prior to discussing the discrepancy with the tenant

· If the tenant’s income has decreased and s/he didn’t report it, obtain proper verification and process/transmit an IR effective on the first of the month after the certification is completed  (7-13.D.2)

· If the tenant did report the decrease, but management didn’t properly process an IR, obtain proper verification and process/transmit a retroactive IR/Correction.  The tenant will be entitled to a credit or refund.

· Write “Resolved” on the Discrepancy Report, explain the situation and note the effective date of the IR/Correction(s) completed

· Place the Discrepancy Report behind the discrepant cert in the tenant file

[image: image8.wmf]When you see more income on the Income Report than the 50059 shows (discrepancy is a negative number)…

This could mean that the tenant failed to report income, that the income the tenant reported was lower than the income actually was, or that the tenant’s income increased and s/he failed to report the increase 
Or, it could be that the Discrepancy Report is incorrect

· You must attempt third-party verification with the income source

· You can discuss the discrepancy with the tenant first, or you can verify the income prior to discussing the discrepancy with the tenant

· As always, request written third-party verification, wait two weeks, then follow up to attempt to get mailed, oral, faxed or emailed verification

· Document your follow-up attempts in the tenant file, including the date/time, name/position of the person you spoke with, your initials and the outcome

· After verification, you may find that the Reported Annual Wages & Benefits is incorrect 

· EIV may have annualized income that did not last a year, artificially inflating the income 

· Write “Resolved” on the Discrepancy Report and explain the situation 

· Place the Discrepancy Report behind the discrepant cert in the tenant file

· Verification may show that there was unreported or under-reported income 

· You must immediately give the tenant written notice of his/her responsibility to report income changes (7-12.B)

· The notice must refer to the lease clause requiring an IR when income changes, give the tenant 10 calendar days to respond, and let him/her know that subsidy will be terminated (or eviction will occur, in PRAC properties) if the 10-day deadline isn’t met  (Exhibit 7-7, sample letter)

· If the tenant responds, process and transmit the appropriate IR/Correction(s)

·  You must go back 5 years or to the Move-In, whichever is most recent

·  The tenant must repay overpaid HUD assistance, and a repayment agreement may be needed

· If the tenant fails to respond, the tenant must begin paying market rent on the 1st of the month following the 10-day notice period (Subsidy Termination would be effective on the last day of the month).  For PRAC sites, the tenant should be evicted for lease non-compliance.

· You cannot take any adverse action without proper investigation of EIV data

When No Verification is Possible
· Discuss the Discrepancy Report with the tenant
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· If the tenant does not dispute the source and the dollars of the income on the Income Report, and all reasonable attempts to get any type of verification have failed, you can use the dollars on the Income Report for 50059 calculations

· When the tenant disputes, and claims they do not/did not receive income from the agency or employer shown on the Income Report…

· The tenant must come to the office and certify that the EIV information is invalid and has been incorrectly attributed to his/her identifiers (SSN, last name and date of birth)
· You may create a form for this (include a penalty of perjury clause) or the tenant can simply write out a statement in his/her own words

· This statement should be signed and dated by the tenant, and kept in the tenant file along with the Discrepancy Report

· For NDNH data

· For wages, advise the tenant to contact the employer to remove the erroneous information from their records  

· For unemployment, advise the tenant to contact the State Workforce Agency (SWA) to remove the invalid unemployment information from its records
· Advise the tenant that s/he should provide you with a written copy of the correspondence in both directions

· For Social Security benefits, advise the tenant to contact the Social Security Administration and request that the invalid information be corrected
· Document the tenant file  

· Keep a copy of all verification attempts and letters sent to employers listed in the Income Report

· Keep a copy of the tenant-signed certification disputing the EIV information

· Document that you advised the tenant to contact the listed employers, or the SWA or SSA, to request that the erroneous information be removed from his/her record
· Document that you advised the tenant to provide you with copies of all correspondence, and keep copies of tenant-provided letters to employers/SWA in the tenant file
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· If you suspect fraud, you should report this to the HUD OIG (Office of the 

Inspector General) Office of Investigation in your district
· Incorrect EIV information could mean that the tenant has been the victim of 

identity theft.  If a tenant suspects that someone else is using his/her SSN or 


has otherwise stolen his/her identity, s/he should:

· Check SS record to be sure they’re correct, by calling the SSA

· File an Identity Theft Complaint with the Federal Trade Commission

· Monitor their credit reports, request credit reports, and place a fraud alert 

on their credit reports, with the three national credit reporting agencies.  

· File a police report - identity theft is a crime
Resources
· Email policy questions/issues, and suggestions for EIV systems changes to: mf_eiv_comments@hud.gov
· HUD Notice H 2011-21 (August, 2011). 78 pages; includes examples and charts:    http://portal.hud.gov/hudportal/documents/huddoc?id=11-21hsgn.pdf
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· Link to websites for State Workforce Agencies in all 50 states:  http://www.jobcentral.com/state-workforce-agencies.asp
· List of HUD-approved Housing Counseling Agencies, by state.   http://www.hud.gov/offices/hsg/sfh/hcc/hcs.cfm
· To file an Identity Theft Complaint with the Federal Trade Commission

· Call 877-438-4338, or go to: http://www.ftc.gov/bcp/edu/microsites/idtheft/    

· National credit reporting agencies: 

· Contact all three at:  http://www.annualcreditreport.com , or individually at

· Equifax Credit Information Services Inc, PO Box 740241, Atlanta, GA 30374

(800)685-1111     http://www.equifax.com
· Experian, PO Box 2104, Allen, TX  75013

(888) 397-3742       http://experian.com
· TransUnion, PO Box 6790, Fullerton, CA  92834





(800)680-7289, (800)888-4213      http://www.transunion.com
EIV Report Schedule

      EASY REFERENCE CHART

	Print EIV Income and Discrepancy Reports On…
	For Annual Recertifications 
Due  In…

	September 1
	January

	October 1
	February

	November 1
	March

	December 1
	April

	January 1
	May

	February 1
	June

	March 1
	July

	April 1
	August

	May 1
	September

	June 1
	October

	July 1
	November

	August 1
	December


Income Discrepancy Resolution Checklist
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 FORMCHECKBOX 

Confirm that the certification listed on the Discrepancy Report is the 


household’s current, active cert

 FORMCHECKBOX 

Compare the Projected Annual Wages and Benefits from Form 


HUD-50059 to the income on the actual 50059 in the tenant file


- Were there incorrect codes used on the cert?
 FORMCHECKBOX 

Look at the Income Report; find the household’s income within the POI to see where the 


Reported Annual Wages & Benefits from EIV Data came from

 FORMCHECKBOX 

Determine why the 50059 doesn’t show the same income that’s on the Income Report for 


the POI

 FORMCHECKBOX 

If you determine that the 50059 was correct…


- Write “Resolved” on the Discrepancy Report and explain 


- Place the Discrepancy Report behind the discrepant cert in the tenant file


 FORMCHECKBOX 

If the 50059 was incorrect due to management error…

-   Process and transmit a Correction cert

-   Tenant gets 30-day notice of a rent increase, or is entitled to a credit/refund if the rent went down

 FORMCHECKBOX 

Verify suspected tenant unreported or under-reported income (back 5 years or to move-in)

 FORMCHECKBOX 

Give tenant a 10-day notice 

 FORMCHECKBOX 

Process/transmit retroactive IR/Correction(s)

 FORMCHECKBOX 

Reverse large voucher adjustment on voucher if tenant will be repaying in installments

 FORMCHECKBOX 

Arrange tenant repayment

 FORMCHECKBOX 

Enter OARQ (Owner/Agent Requests) voucher adjustments each month that the tenant repays

	Period of Income (POI)

This chart provides POI dates for Discrepancy Reports for 2012 Recertifications

Effective Date of the Discrepant Certification

Period of Income (POI)

January 1, 2012
October 1, 2010 - September 30, 2011
February 1, 2012
November 1, 2010 – October 31, 2011
March 1, 2012
December 1, 2010 – November 30, 2011
April 1, 2012
January 1, 2011 - December 31, 2011
May 1, 2012
February 1, 2011 – January 31, 2012
June 1, 2012
March 1, 2011  - February 28, 2012
July 1, 2012
April 1, 2011 – March 31, 2012
August 1, 2012
May 1, 2011 – April 30, 2012
September 1, 2012
June 1, 2011 – May 31, 2012
October 1, 2012
July 1, 2011 – June 30, 2012
November 1, 2012
August 1, 2011 – July 31, 2012
December 1, 2012
September 1, 2011 – August 31, 2012
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