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Contact Information
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Physical Address:
TDHCA

221 East 11th Street
Austin, Texas  78701

Mailing Address:
TDHCA

PO Box 13941
Austin, Texas  78711-3941

Website: www.tdhca.state.tx.us
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Module 1

3

Section 811 Project Rental Assistance Program 
Overview

Background
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Section 811 Project Rental Assistance (PRA) Program

Authorized by the 
Frank Melville 

Supportive Housing 
Investment Act of 

2010

New option for the 
Section 811 

Supportive Housing 
for Persons with 

Disabilities Program 

First awarded 
through a 

demonstration 
program in 2012
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Overview
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Section 811 Project Rental Assistance (PRA) Program

Provides project-based 
rental assistance for 

extremely low-income 
persons with disabilities 
with optional long term 

services

Creates the opportunity for 
persons with disabilities to 

live independently 

Made possible through a 
partnership between the 

Texas Department of 
Housing and Community 

Affairs (TDHCA), the Texas 
Health and Human Services 

Commission (HHSC), and 
the Department of Family 

and Protective Services 
(DFPS)

The partnership makes 
integrated affordable 
housing possible with 

support services for persons 
with disabilities

Overview

6

Target Populations

People with 
disabilities living 

in institutions

People with 
disabilities 

exiting, or having 
exited, an 

Intermediate Care 
Facility (ICF) or 
Nursing Facility

People with 
serious mental 

illness

Youth and young 
adults with 

disabilities exiting 
foster care



6/24/2022

4

Overview
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Who is eligible within the Target Populations?

Extremely low-income 
households whose 

incomes are the 
greater of the Federal 
Poverty Level or the 
30% income limits 
calculated by HUD

Each eligible 
household must 
have a qualified 
member of the 

Target Population 
at least 18 years of 
age and under the 

age of 62

Disabled 
household 

member must be 
eligible for 

services and a 
member of one of 

the program’s 
Target Populations

Individuals must 
be referred to the 

program by a 
Qualified Referral 

Agent

Overview
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Service Providers play a critical role in the Section 811 Program. There
are two main objectives that Service Providers do in the Section 811
Program:

1. Referral Agents are responsible for conducting or coordinating all pre-
tenancy activities, i.e., those activities that take place before a tenant
moves into their new home.

2. Section 811 Service Coordinators are responsible for administering
services to individuals participating in the program once they have
moved into a Section 811 unit.
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Overview
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Who are the Referral Agents and Service Coordinators?

Managed Care Organization (MCO)
• Residents in nursing facilities 
• Persons with serious mental illnesses

Local Intellectual and Developmental Disability Authority (LIDDA)
• Residents in intermediate care facility for individuals with an intellectual disability 

or related condition

Local Mental Health Authority or Local Behavioral Authority 
• Persons with serious mental illnesses

Texas Department of Family and Protective Services (DFPS)
• Youth or young adults aging out of foster care

Overview

10

Referral Agents conduct outreach to Target Populations 
and make referrals to TDHCA for the development of the 
participant’s choice

TDHCA as the Point-of-Contact (POC) verifies that all 
documentation has been gathered and refers the 
participant to the development when there is a vacancy

Owner conducts tenant screening, verifies income 
eligibility and executes HUD Model Lease with the 
participant

TDHCA provides rental assistance payments on behalf of 
the Section 811 PRA tenant
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Module 2
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Getting Started

Current Statistics for the 811 Program

12

Currently, the Section 811 program has
632 households housed,
with an average tenant portion of rent of $161,
the 1st RAC was effective May 1, 2016, and
the 1st tenant moved in September 22, 2016 and is still housed!
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The Participation Agreement (PA)

13

The PA is the 
contractual agreement 

between the 
Department and the 

Owner

The PA commits a 
development to 

participate in the 
Section 811 PRA 

program

Outlines number of 
committed units

Contract term for a 
30-year period

Creates the obligation 
to provide a notice to 
TDHCA of vacancies

Creates the obligation 
to meet HUD 
requirements

The Rental Assistance Contract (RAC)

14

20-Year Term

Structured 
into two parts
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The Rental Assistance Contract (RAC)
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Part One

Number of 811 Units

Bedroom Sizes

Maximum Annual Contract Amount

Contract Rent, Utility Allowances and Gross Rent

Affirmative Fair Housing Marketing Plan

Extended Use Agreement

HUD Model Lease 

Program Guidelines

The Rental Assistance Contract (RAC)

16

Part Two

Owner/Property Manager Responsibilities

Rental Assistance Payments

Utility Allowances

Vacancy Payments

Rent Adjustments

Termination of Tenancy
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Extended Use Agreement
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30-Year Term

Recorded with the 
county records in 

which the 
development is 

located

Executed with the 
RAC

Special Claims for Vacancy: During Lease-Up

18

Available for each assisted unit that is not leased as of 
the effective date of the Rental Assistance Contract (RAC)

Payment not to exceed 80% of the contract rent for up 
to 60 days of vacancy

Owner MUST 
• Make attempts to fill the vacancy 
• Not reject any eligible applicant except for good cause
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Special Claims for Vacancy: After Lease-Up
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Payment not to exceed 80% of the contract rent for up to 
60 days of vacancy

Certify that the vacancy was not caused by the owner 
violating the lease, the RAC or any applicable law 

Owner MUST 
• Notify TDHCA of the vacancy
• Make attempts to fill the vacancy 
• Not reject any eligible applicant except for good cause

Pause at Zero Tenants Notification

20

In between the Participation Agreement and execution of the RAC, some
developments may have received a “Pause at Zero Tenants Notification”
from the Department.
• At the issuance of this notification there were no Section 811 tenants

housed and no expectation of housing any Section 811 tenants.
• This notification does not mean that the property is OUT of the Section

811 program; however, it is a PAUSE and gives the owner permission to
lease those units to the general public.

• The Department reserves the right to enter into a RAC at any time and
will notify the development via CMTS.
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List of Re-Opened Properties

21

The map of properties that have been reopened in Harris County and Tarrant 
County can be found online at https://www.tdhca.state.tx.us/section-811-

pra/participating-properties.htm.  

HUD’s Secure Systems

22

Owners participating in the 811 Program need access to the 
following sub-systems located with in HUD’s Secure Systems

Active 
Partners 

Performance 
System 
(APPS)

Integrated 
Multifamily 

Access 
Exchange 

(iMAX)

Tenant 
Rental 

Assistance 
Certification 

System 
(TRACS)

Enterprise 
Income 

Verification 
System (EIV)



6/24/2022

12

Active Partners Performance System (APPS)

23

APPS

Ensures that companies and 
individuals participating in 
HUD’s multifamily housing 
programs have been vetted 

and approved by HUD 

First sub-system a new 
owner must access to 

become a business partner 
with HUD 

Must be completed to 
obtain access to the other 

required sub-systems

Integrated Multifamily Access Exchange (iMAX)

24

iMAX

Owners use to transmit 
tenant certifications        

(HUD 50059/50059A)

Monthly HAP Request 
(HUD Form 52670)
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Tenant Rental Assistance Certification System (TRACS)

25

TRACS

Displays compliant 
tenant and voucher 

information

Transmission by the 
owner to the state agency 

contractor Blueprint 
Housing Solutions

Transmission to HUD

Tenant Rental Assistance Certification System (TRACS)

26

For additional information on the TRACS system, please contact:

Ann Hittner, Director
Blueprint Housing Solutions

1124 S. IH 35, Austin, Texas 78704
Office: (512) 767-7686

Email: annh@shccnet.org
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Enterprise Income Verification System (EIV)

27

EIV

Provides owners with 
access to specific types of 

income verifications

Monthly Social Security 
and Supplemental Security 

Income from the Social 
Security Administration 

Monthly employer new 
hires reported from 

National Directory of New 
Hires (NDNH)

Quarterly wage and quarterly 
unemployment data from 

Health and Human Services 

Module 3

28

Enterprise Income Verification System
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Enterprise Income Verification System

29

EIV

• Web-based application which 
provides owners with employment, 
wage, unemployment compensation 
and Social Security benefit 
information for tenants participating 
in HUD’s assisted housing programs

• Automated tool to assist with 
identifying potential improper 
payments

Enterprise Income Verification System Data

30

National 
Directory of 

New Hires 
(NDNH)

• New hires 
• Quarterly wages 
• Quarterly unemployment compensation

Social Security 
Administration 

(SSA)

• Social Security (SS)
• Supplemental Security Income (SSI) 
• Dual entitlement
• Medicare premium
• Disability status 
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Enterprise Income Verification System

31

EIV cannot be used to verify 
income for tenants that do not 
participate in the Section 811 
program, such as Housing Tax 

Credit, HOME and BOND 
programs.

EIV cannot be accessed prior to a 
HUD-9887 and HUD-9887A 

having been signed by all persons 
18 years and older.

32

Who Needs Access to EIV?

St
af

f C
on

du
ct

in
g 

Ce
rt

ifi
ca

tio
ns

Need HUD Secure System 
Access

Owner approval letter for 
EIV access

Coordinator Authorization 
Access (CAAF) and User 

Authorization Access (UAAF)

Sign EIV Rules of Behavior

Complete Annual Security 
Training “Cyber Awareness 

Challenge”

St
af

f w
ho

 re
vi

ew
 d

at
a 

fo
r 

au
th

or
ize

d 
pu

rp
os

es

Must sign the EIV Rules of 
Behavior

Complete Annual Security 
Training “Cyber Awareness 

Challenge”

Enterprise Income Verification System
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Enterprise Income Verification System

33

EIV Coordinators 
are certified 
initially and 

annually thereafter

EIV Users are 
certified initially 
and bi-annually 

thereafter

Without the 
certification  
EIV access is 
terminated

EIV Policy and Procedures

34

• Ensure consistent actions when discrepancies are 
found

• Ensure residents are treated in a fair and consistent 
manner

• Document how and when EIV is used and processed

Owners must 
develop written 

policies and 
procedures for EIV

• How EIV data in the report is used
• When the report is completed and reviewed
• How the household’s information is protected
• How data is secured

Written Polices 
and Procedures 
MUST include
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35

• 10 TAC §8.6(f)(2) states, “Upon the execution of a RAC, the Owner must
submit a copy of the property’s EIV Policies and Procedures to the
Department for review. If deficiencies are identified, the Owner will be
required to correct and resubmit to the Department until all
deficiencies have been properly corrected.”

• EIV Policies and Procedures must be submitted for Department review
anytime an update or change is made.

• Owners must submit EIV Policies to 811info@tdhca.state.tx.us.

EIV Policy and Procedures Review

EIV Policy and Security Practices

36

Security 
Practices

•Technical Safeguards
•Administrative Safeguards
•Physical Safeguards

EIV 
Reports

•How often the reports are run 
at the development

•Must meet the HUD minimum, 
but could be more often
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EIV Policy and Security Practices

37

Technical 
Safeguards

Valid User ID 
and Password

Ensure only 
those individuals 
who have a need 

to use the EIV 
system to 

perform their 
job function 
have access

Complete 
Security 

Awareness 
Training 
annually

EIV Policy and Security Practices

38

Administrative 
Safeguards

Establishes authorized 
users, how to handle 
security breaches and 

the destruction of 
EIV data

Periodic review of 
EIV manuals and 

instructions 

Posting of bulletins and 
flyers to communicate to 
staff the sensitivity of EIV 

data and how this data 
should be handled
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EIV Policy and Security Practices

39

Physical 
Safeguards

Storing and transmitting of EIV 
data – electronically stored data 

must be in a restricted access 
location and tenants’ full SSN 

must not be included in electronic 
communications

Hardcopy EIV 
data should 
not be left 

unattended

Computer security – such  
as password protected 

screensavers and locking 
computer when leaving 

workspace

EIV Reports

40

Income Reports

• Summary
• Income
• Income Discrepancy 
• New Hires

Verification 
Reports

• Existing Tenant Search
• Multiple Subsidy
• Failed EIV Pre-Screening
• Failed Verification 
• Deceased Tenant

Additional 
Income Reports

• No Income Reported on 50059
• No Income Reported by HHS or SSA
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Summary Report

41

Must include the date the report was run

Must be in the tenant file

Completed at Annual Recertification and Interim 
Certifications

Summary Report

42

Summary of household 
information from the current 

TRACS certification

EXEMPT:
• Tenants who were 62 years of 

age or older and whose initial 
determination of eligibility was 
begun before January 31, 2010

• Children under 6 and foster 
children
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Summary Report

43

Verified

• Match the Social Security Administration database
• Do not have to continue to print report unless there is a change in household composition
• Must run until all members show “Verified”

Failed

• Does not match the Social Security Administration database
• Review and resolve discrepant identifiers of tenant
• Correspondence or documentation received to resolve the status

Not 
Verified

• Personal identifiers have not yet been sent to SSA for validation or validation is in process by SSA
• Must check the Failed SSA Identity Test report monthly

Deceased

• SSA’s records indicate the person is deceased 
• Review and resolve discrepant identifiers of tenant
• Correspondence or documentation received to resolve the status

Income Report

44

Must include the date the report was run

Must be in the tenant file

New Admissions

• Within ninety (90) days after 
transmission of the move-in to TRACS

• Review to confirm/validate the 
income reported by the household.

• Resolve any discrepancies within 
thirty (30) days of the date of the 
report

Current Tenants

• Annual Recertification
• Interim Certifications
• Any other time period outlined within 

the Owner’s EIV Written Policies and 
Procedures
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Income Report

45

Provides employment and 
income reported by Health 

and Human Services and 
SSA for each household 

member that passes the SSA 
identity test.

Identifies tenants who may 
not have reported complete 

and accurate income 
information or may be 

receiving multiple subsidies.

Income Report

46

Does not include other income such as TANF, pensions, 
child support 

Owners must NOT use the quarterly income reported to 
calculate the tenant’s income

Owners MUST use the Income Report as verification of 
the tenant’s Social Security benefits to calculate the 
tenant’s income
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Income Report

47

• EIV Income Report
• Current acceptable tenant provided 

documentation
• Third-party verification from the source

No Dispute of EIV 
Information

• EIV Income Report
• Third-Party verification from the sourceDisputed EIV 

Information

• EIV Income Report
• Current, acceptable, tenant-provided 

documentation
• Third-party verification from the source

Tenant-reported income 
“Not Verified”

Income Report

48

Recertifications processed January, 
February, March and April

Use the SSA 
benefit award 

letter that 
includes the 

COLA

Determine the 
tenant’s income 
by applying the 

COLA to the 
current verified 
benefit amount

Request 
third-party 
verification 

directly from 
SSA
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Income Discrepancy Report

49

Must include the date the report was run

Must be in the Tenant File

Completed at Annual Recertification and Interim Certifications

MUST print the report at the same time the Income Report is 
printed

Income Discrepancy Report

50

Identifies households where 
there is a difference of $2,400, or 

more, annually, in the wages, 
unemployment compensations 
and/or Social Security benefit 

income reported.

The report identifies tenants 
whose income may have been 

under or over reported. 

Other income the household 
receives (TANF benefits, 

pensions, child support, etc…) 
may be reported in annual 

income in TRACS but is not used 
for the discrepancy analysis in 

the EIV system.

Review and resolve any 
discrepancies with the family at 

the time of recertification or 
within 30 days of the report date. 

The file must be documented to 
resolve the discrepancy 

regardless of whether the 
discrepancy is valid or invalid.
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Income Discrepancy Report

51

HUD 4350.3 Rev-1
9-11(C)(3)

Income Discrepancy Report

52

HUD 4350.3 Rev-1
9-11(C)(3)
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No Income Reported on 50059

53

Must include the date the report was run

This is a tool for owners to use to identify tenants who pass the 
identity match against SSA but have zero income represented in 

TRACS system

Owners are not required to retain copies of this report

Owners must use this report only as identified and described in their 
policies and procedures

No Income Reported by HHS or SSA

54

Must include the date the report was run

Owners are not required to retain copies of this report

This is a tool for owners to use to identify tenants who pass the SSA 
identity test but no employment or income information was received 

from the match against either the SSA or NDNH records

Owners must use this report only as identified and described in their 
policies and procedures



6/24/2022

28

New Hires Report

55

Must include the date the report was run

Must be in the master file (binder)

Completed at least quarterly 

All correspondence with the tenant, third-party verifications and 
New Hires Detail Report for the tenant must be maintained in the 

tenant file

New Hires Report

56

• Request verification of employment 
• Process the interim certification

No Dispute of EIV 
Information

• Obtain third-party verification from 
the employer 

Disputed EIV 
Information

Identifies tenants who have been reported as starting new jobs within 
the last six months

Contact the tenant regarding the new employment reported
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Existing Tenant Search

57

Must include the date the report was run

Must be in the tenant file

Completed at the time of application
(only EIV report used prior to move-in)

All correspondence with the tenant and any contact with PHA, 
owner or management agent to be maintained in the tenant file

Existing Tenant Search

58

Identifies applicants applying for 
assisted housing that may be 

receiving rental assistance at the 
time of application at another 
Multifamily Housing or Public 
and Indian Housing location

Processed for each applicant and 
applicant household member, 

including live-in aides and minors 

Discuss with the applicant if the 
report identifies assistance at 

another location 

Gives the owner the opportunity 
to coordinate move-out and 
move-in dates with the other 

PHA or owner 
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Multiple Subsidy Report

59

Must include the date the report was run

Must be in the master file (binder)

Completed at least quarterly 

All documentation of action taken and the Multiple Subsidy Detail Report for 
the tenant must be maintained in the tenant file

Multiple Subsidy Report

60

Provide tenant opportunity 
to explain any 

circumstances relative to 
their being assisted at 

another location

Follow-up with respective 
PHA or owner to confirm 
tenant is being assisted at 

another location

Document any contacts 
made or information 

obtained to determine if 
household members are 

receiving multiple subsidies
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Failed EIV Pre-Screening Report

61

Must include the date the report is run

Must be in the master file (binder)

Completed at least monthly

All documentation to verify discrepant personal identifiers must be maintained 
in the tenant file

All discrepancies need to be corrected within thirty (30) days of the report

Failed EIV Pre-Screening Report

62

Identifies tenants who have missing or invalid 
personal identifiers
• The report will include those persons who are exempt from the 

SSN disclosure – the report should be noted.

Identifies tenants who need to disclose a SSN

• If tenant’s information was corrected at the time of 
recertification, but EIV has not yet been updated – the report 
should be noted.
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Failed EIV Pre-Screening Report

63

Check accuracy of 
data entry

Contact tenant to 
confirm and verify 

discrepant 
personal identifiers

Correct TRACS data 
within 30 days of 
the date of the 

report

Failed Verification Report (Failed SSA Identity Test) 

64

Must include the date the report was run

Must be in the master file (binder)

Completed at least monthly

All documentation to verify discrepant personal identifiers must be maintained 
in the tenant file
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Failed Verification Report (Failed SSA Identity Test)

65

Identifies tenants whose personal 
identifiers do not match the SSA 
database

•If tenant’s information was corrected at the 
time of recertification, but EIV has not yet 
been updated – the report should be noted

Failed Verification Report (Failed SSA Identity Test)

66

Check accuracy of 
data entry

Contact tenant to 
confirm and verify 

discrepant 
personal identifiers

Correct TRACS data 
within 30 days of 
the date of the 

report
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Deceased Tenants Report

67

Must include the date the report was run

Must be in the master file (binder)

Completed at least quarterly 

All documentation received for the tenant must be maintained in the tenant file

Deceased Tenants Report

68

Identifies tenants 
reported by SSA as being 

deceased

If the owner/manager has 
taken action to remove 
deceased member but 

EIV report does not 
reflect – the report must 

be noted

Confirm, in writing, with 
the head of household, 
next of kin or contact 

person/entity provided by 
the tenant to determine if 

the person is deceased

Any discrepant data in 
TRACS must be updated 
within 30 days from the 

date of the report

Encourage tenant to 
contact SSA if SSA’s data is 

incorrect
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Deceased Tenants Report

69

• Update family 
composition, income 
and allowances on the 
50059 (interim 
recertification)

• If single member 
household, process 
move out using 50059-A

If deceased, 
within 30 days 
from date of 

report…

Deceased Tenants Report

70

HUD 4350.3 Rev-1
9-12(D)(2)
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Deceased Tenants Report

71

HUD 4350.3 Rev-1
9-12(D)(2)

Retention of EIV Reports

72

• The Income Report
• Summary Report (showing status as verified)
• Income Discrepancy Report(s)
• Existing Tenant Search
• Any supporting documentation

Term of the tenancy 
plus three (3) years 

(Tenant File Reports)

• New Hires Report
• Identity Verification Reports
• Multiple Subsidy Report
• Deceased Tenants Report

Three (3) years                      
(Master File Reports)

Once the retention period has expired, owners must dispose of the data in a 
manner that will prevent any unauthorized access to personal information



6/24/2022

37

Timeline for EIV Reports

73

July 15, 2019

Ju
ne Failed EIV Pre-screening 

Report

Failed Verification Report 
(Failed SSA Identity Test)

Ju
ly Failed EIV Pre-screening 

Report

Failed Verification Report 
(Failed SSA Identity Test)

Au
gu

st Failed EIV Pre-screening 
Report

Failed Verification Report 
(Failed SSA Identity Test)

Ja
nu

ar
y New Hires Report

Multiple Subsidy Report
Deceased Tenants 
Report

Ap
ril New Hires Report

Multiple Subsidy Report
Deceased Tenants 
Report

Ju
ly New Hires Report

Multiple Subsidy Report
Deceased Tenants 
Report O

ct
ob

er New Hires Report
Multiple Subsidy Report
Deceased Tenants 
Report

July 5, 2019 July 29, 2019

Existing 
Tenant 
Search

90 days

October 27, 2019 July 29, 2020

• Summary Report
• Income Report
• Income Discrepancy 

Report

January 1, 2020

EIV Notice

74

Owners may not suspend, terminate, reduce, or make a final denial of 
any financial assistance or payment under a federal benefit program 

against an individual, or take other adverse actions against such 
individual, as a result of information produced by the EIV system 

without properly verifying the information and notifying the tenant in 
writing, within 30 days, of any adverse findings, same as other 

information and findings related to eligibility factors. 
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Module 4

75

Eligibility and Adjusted Income

The Process

76

Referral Agents outreach to Target Populations and 
make referrals to TDHCA for the properties of the 
participant’s choice

TDHCA as the Point-of-Contact (POC) verifies that 
all documentation has been gathered and refers the 
participant to the property when there is a vacancy

Owner conducts tenant screening, verifies income 
eligibility and executes HUD Model Lease with the 
participant

TDHCA provides rental assistance payments on 
behalf of the Section 811 PRA tenant
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The Process

77

Screen (the application process)

Determine Household Size

Document Income, Assets, Deductions and Student 
Eligibility

Annualize Income

Complete HUD-50059

The Application Process

78

Section 811 
Project Rental 

Assistance 
Program 

Application

HUD-92006 
Supplement to 
Application for 

Federally 
Assisted 

Households

Verification of 
Disability

HUD-9887 and 
HUD 9887A 
Consent and 

Release 
Documentation

Verification of 
Age

Verification of 
Social Security 

Number                                  
(if applicable)

HUD-27061-H 
Race and 

Ethnic Data 
Reporting Form

Owner will receive from TDHCA:
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Updating Forms From TDHCA

79

Forms that 
do not need 

to been 
updated 

within 120 
days of 

move-In

• Section 811 Project Rental Assistance 
Program Application 

• Verification of Disability; HUD Form 
90102

• HUD-27061-H; Race and Ethnic Data 
Reporting Form

Forms that 
must be 
updated 

within 120 
days of 

move-In

• HUD-92006; Supplement to 
Application for Federally Assisted 
Housing

• HUD 9887/9887-A; Consent and 
Release Documentation

• Verification of Age and Social Security

The Application Process

80

Development 
Application

Self Certification 
of Disposed 

Assets

Screening for 
Deductions

Screening for 
Drug Abuse and 
Criminal Activity

Development shall complete:
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Determine Household Size

81

Who counts as a household member?

Head of Household Spouse or Co-Head 
(other adults)

Dependents
• Unborn Children
• Children in joint custody
• Children away at school
• Children in the process 

of adoption
• Children temporarily 

absent due to 
placement in foster care

Foster Adults and 
Foster Children

Whose Income Counts

82

Members Earned 
Income

Other Income
(including income from assets)

Head Yes Yes
Spouse Yes Yes
Co-Head Yes Yes
Other Adult Yes Yes
Dependents (Child Under 18) No Yes
Full-time Student over 18 Yes Yes
Foster Adult Yes Yes
Foster Children (Under 18) No Yes

Non-Members Earned 
Income

Other Income
(including income from assets)

Live-in Aide No No
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Whose Income Counts

83

Full-Time Students (18 Years or Older)

Count $480 
of their 
earned 

income per 
year

Cannot be 
the Head, 
Spouse or 
Co-Head

Must be a 
Dependent 

Verify 
Student 

Status with 
Educational 
Institution

Verify 
Earned 
Income

Whose Income Counts

84

Permanently Confined Household Member

Member residing in a 
Nursing Home or 

Hospital

Applicant’s discretion 
to include as a member 
or exclude as a member 
of the applicant group
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Whose Income Counts

85

Foster Children and Foster Adults

Payments received for the care of foster children or foster adults 
are not counted. This rule only applies to payments made through 

official foster care relationships with local welfare agencies.

Members Earned 
Income

Other Income
(including income from assets)

Foster Adult Yes Yes
Foster Children (Under 18) No Yes

Whose Income Counts

86

Live-In Aides

Verification of the 
need for the live-in 

aide must be 
obtained

A relative may be 
considered as a live-

in aide 

Confidential 
medical information 

should not be 
sought

An adult child is not 
eligible to move-in 

to a unit after initial 
occupancy unless 

they are performing 
the functions of a 

live-in aide
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Whose Income Counts

87

Resides with the 
household member

Essential to the care and 
well-being of the 

household member

Not obligated for the 
financial support of the 

household member

Would not be considered 
a household member 
except to provide the 
necessary supportive 

services

Live-in Aide’s income is EXCLUDED if ALL 
the following apply:

Document Income and Assets

88

Third-Party
Sent directly by a third-

party source 
(Mail, Fax, Email, 

Internet)

Not hand carried by the 
Applicant

First-Hand

Hand Carried by the 
Applicant

Paystubs, Social Security 
Award Letters, Bank 
Statements, Divorce 

Decrees

Oral

Used for Clarifying

Should include: date and 
time, person contacted, 

information reported and 
signature of person 

collecting information

Three acceptable verification methods
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Documenting Income and Assets with EIV

89

HUD 4350.3 Rev-1
5-5(A)(3)(a)(2)

Do not use the quarterly 
wage income reported on 
the EIV Income Report for 

calculating the tenant’s 
annual income from 

employment.

Documenting Income and Assets with EIV

90

HUD 4350.3 Rev-1
5-5(A)(3)(c)

If the tenant agrees with 
the Social Security benefit 

information on the EIV 
Income Report, the owner 
must use the EIV Income 

Report as third party 
verification in lieu of the 

Award Letter.
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Documenting Income and Assets with EIV

91

If the tenant disputes the 
employment and income 

information in EIV, the owner 
MUST obtain third-party 

verification from the source.

Annualize Income

92

• Wage x 2080 hoursFull-Time Hourly 

• Wage x 52 pay periodsWeekly

• Wage x 26 pay periodsBi-Weekly 
paid every other week

•Wage x 24 pay periodsSemi-Monthly 
paid twice a month

•Wage x 12 pay periodsMonthly
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Annualize Income

93

Child 
Support

Voluntary 
Support

Verification can include a 
certification stating amount 

received

Court 
Ordered

Verification can 
include:

Divorce Decree

Court Order

Attorney General 
Verification

Including court 
ordered 
amounts

Annualize Income

94

Applicant certifies payments not 
being received

Verification of no payments 
received

Verification of reasonable legal 
actions taken to collect amounts 
due

Do not include 
court ordered child 

support if…
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Annualize Income

95

Income received by a 
resident of an 

intermediate care 
facility

Include in Annual 
Income

The SSI payment a 
tenant receives or the 

facility receives on 
behalf of the tenant 

Plus all other income 
the tenant receives 

from sources other than 
SSI 

Exclude in Annual 
Income

The personal allowance 
of an individual residing 
in the Intermediate Care 

Facility

If the owner is unable to 
determine the actual 
amount of personal 
allowance, use $30

Students

96

• Student Eligibility must be determined at move-in, initial or annual
recertification, including at the time of any interim recertification, if the
household member is enrolled as a student (part-time or full-time), at
an institution of higher education

• Student Eligibility is applicable to persons under the age of 24 years old
that are applying or living at the development, who are head, spouse,
co-head, other adult and live separate from their parents or legal
guardian

• Students who are dependents in the household, living with their
parents in an 811 unit, are not restricted by the criteria on the following
slide
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Students

97

• An individual student must meet ALL the following criteria to
be eligible:
• Must be of legal contract age under state law
• Must have established a household separate from parents or legal

guardians for at least one year prior to the application for occupancy
OR must meet the U.S. Department of Education definition of an
independent student

• Must NOT be claimed as a dependent by parents or legal guardians
on their Tax Return

• Must obtain a certification of the amount of financial assistance that
will be provided by parents, signed by the individual providing the
support

• This certification is required even if no assistance will be provided

Students

98

U.S. Department of Education’s definition of an Independent Student 
requires the individual to meet one or more of the following criteria:

Be at least 24 years old by 
December 31st of the 

current year

Serving on 
active duty of 

U.S. Armed 
Forces

Have legal 
dependents 
other than 

spouse

Be an orphan or a ward of the court 
anytime since 13 years of age, or an 

emancipated minor

Be a graduate 
or professional 

student
Married

Homeless 
or self-

supporting at 
risk of being 

homeless
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Students

99

• Please note, the previous slide reflects student rules and
exceptions for the 811 Program.
• The household still has to meet other student exceptions under the

Housing Tax Credit, BOND, HOME, and TCAP-RF programs.

• For example, an 811 applicant that is a college student applies
for a low-income unit at a Housing Tax Credit (HTC)
development.
• The owner or agent must screen the household to ensure they meet

the student requirements under both the 811 and HTC programs.
The tenant file must include documentation of student eligibility and
the exceptions met, if applicable.

Student Income

100

• If the person is over the 
age of 23 with 
dependent children

• If the person is living 
with their parents who 
are applying for, or 
receiving, Section 8 
rental assistance

Any financial 
assistance (in 
excess of the 

amount of tuition 
and any other 

required fees and 
charges) is 

considered income 
except …



6/24/2022

51

What is considered Financial Assistance

101

All financial assistance under the 
Higher Education Act of 1965

Grants

Scholarships

Educational Entitlements

Work Study

Financial aid packages

All financial assistance from an 
institution of higher education

All financial assistance from 
private sources

Income Limits

102

After determining family income, the owner 
must compare the family’s annual income to 

the appropriate income limit 

https://www.huduser.gov/portal/datasets/il.html
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Income Limits

103

Adjusted Income

104

Gross Income is used to determine income 
eligibility for any assisted unit

Adjusted Income is gross annual income less 
deductions to determine rent



6/24/2022

53

Adjusted Income: TTP versus TR

105

• Total Tenant Payment
• Tenant Rent + Utility 

Allowance
TTP

• Tenant Rent (Tenant’s 
Portion)

• TTP - Utility Allowance
TR

Adjusted Income

106

5 types of deductions

3 deductions can 
assist any household 

member

Dependent

Child Care

Disability

2 deductions only for 
elderly (62) or 

disabled household

Elderly or 
Disabled

Unreimbursed 
Medical
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Screening for Deductions

107

The household must be screened 
for deductions.

TDHCA has a Supplement to the 
Intake Application available on the 

website. 

Developments may develop and 
utilize their own version of 

screening tool.

Adjusted Income: Dependent Deduction

108

• Dependent Deduction of $480 per eligible dependent in the household
• Dependents are defined as household members who are not head, 

spouse, co-head and are:
• Under 18 years of age
• A person with disabilities at any age
• A full-time student, 18 years of age or older
To qualify for the deduction, verification of disability or student status is required

• A foster child, foster adult, unborn child, a child that has not joined the 
household yet, or dependent of a live-in aide will never qualify for the 
deduction

• A household does not have to have legal custody of a dependent to 
receive the deduction; however, the dependent must live in the unit
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Adjusted Income: Dependent Deduction

109

• Full-time student status is defined by the institution of higher
education, with a degree or certificate program, where the student is
enrolled

• A household may not receive a double dependent deduction for one
member

• For example, a 19 year old, disabled, full-time student would not be eligible for
two dependent deductions

• If one household shares custody of a child and both live in assisted
housing, only one household can claim the dependent deduction

• If there is a dispute about who gets to claim the dependent deduction, refer to
available documents such as copies of court orders or IRS Tax Returns showing
which parent/legal guardian has claimed, or has the right to claim, the child for
tax purposes

Learning Point 

110

The Mendoza household is comprised of five persons. Alfred and Maria
reside in the unit with their three (3) dependent children; Josh is 13,
Nathan is 9 and Sophie is 3. Is the Mendoza household eligible for a
dependent deduction? If yes, how much?
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Learning Point

111

The Hearn household is comprised of Mark who is disabled, his wife
Christy and their 19 year old daughter Sydney. Is the Hearn household
eligible for a dependent deduction? If yes, how much?

Adjusted Income: Child Care Deduction

112

• The Child Care Deduction is available for anticipated expenses to any
household paying for child care. The deduction is available to all children
under the age of 13 living in the unit (including foster children) when child
care enables a family member to…

• Work
• Look for work
• Go to school (academic or vocational)

• The household has to evidence that there is no adult family member
capable of providing care during the hours care is needed

• Child care expenses cannot be reimbursed by an outside agency or
individual

• Child care expenses deducted must be reasonable
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Adjusted Income: Child Care Deduction

113

• Child care expenses are not paid to someone living in the unit
• Child care expenses cannot exceed the work income generated by the

household member during the period in which care is provided
• The child care expenses are not restricted when seeking employment or

attending school
• To document anticipated child care expenses, the household must:

• Identify the child(ren) who will be cared for
• Identify the family member who is enabled to work, look for work, and/or go to school

because of the child care
• Evidence that no other adult household member in the unit is available to care for the child
• Identify the child care provider
• Provide documentation of cost

Learning Point

114

Jessica Smith works as a receptionist Monday through Friday for 40 hours
per week earning $11.50 an hour. Jessica’s 10 year old daughter, Patty,
attends the YMCA program after school from 3pm to 6pm each day
during the school year. Jessica pays the YMCA $7.00 an hour for the care
of her daughter. She receives no reimbursement for her child care
expenses. Jessica daughter spends the summer’s with her grandparents
and Jessica does not have any child care expenses during the summer. Is
the Smith household eligible for a child care deduction?
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Learning Point

115

How much is the child care deduction for Jessica’s household?

• Step 1:  Determine Jessica’s annual income

$11.50 
an hour

2080 
hours 

annually

$23,920 
gross 

income

• Step 2:  Determine what Jessica’s earned income is while Patty attends after-school care

$11.50 an 
hour

5 days a 
week

3 hours a 
day

37 weeks 
a year

$6,382.50 
earned
income

Learning Point

116

• Step 3: Determine the after-school child care expenses for Patty

• Step 4:  Determine that Patty’s after-school child care expenses do not exceed
Jessica’s earned income generated during the period in which care is provided

$7.00 
an  hour

5 days a 
week

3 hours 
a day

37 
weeks

$3,885 
total 

expense

$6,382.50 Jessica’s earned income 

$3,885 total after-school child care expense 

Child care does not exceed employment 
income
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Adjusted Income: Disability Deduction

117

• Disability Assistance Expense Deduction is available for unreimbursed,
anticipated costs for attendant care and/or an auxiliary apparatus.

• The care or apparatus enables a household member, 18 years or older,
including the disabled member to work

• The amount claimed is the difference in total expenses for attendant
care and/or auxiliary apparatus that exceeds 3% of annual income and
earned income of the adult household member enabled to work by the
attendant care or auxiliary apparatus

• If the disability assistance enables more than one household member to
be employed, the allowance cannot exceed the combined income of
both

Adjusted Income: Disability Deduction

118

• Auxiliary apparatus includes items that are directly related to permitting
the disabled person or other family member to work

• Includes items such as, but not limited to, the following:
• Wheelchairs, ramps, adaptations to vehicles (one-time allowances);
• Cost of maintenance and upkeep of an auxiliary apparatus (i.e. veterinarian and

food costs of service animal)
• Attendant care includes, but is not limited to, reasonable expenses for home

medical care, nursing services, interpreters for hearing impaired persons and
readers for persons with visual impairments
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Learning Point

119

• L.J. is an individual with disabilities that works full-time and has an
annual income of $24,800.  He requires a motorized wheelchair and
special transportation to get to his job.  The eligible disability expense is
$8,500 for his transportation to and from his job.  Is L.J. eligible for a
disability expense deduction? If yes, how much?

• Step 1:  Determine 3% of L.J.’s annual income

$24,800 
annual 
income

3% 
calculation 

factor

$744  is 
3% of L.J.’s 

income

Learning point

120

• Step 2: Determine L.J.’s eligible disability deduction

• Step 3: Ensure L.J.’s allowable deduction does not exceed his annual
income

$8,500 
disability 
expense

$744
3% of 

income

$7,756 
allowable 
deduction

$7,756 is 
less than $24, 800 

annual income
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Adjusted Income: Elderly or Disabled Deduction

121

• Elderly or Disabled Deduction is a one-time $400 deduction
• The deduction is available to a household if the head, spouse, or co-

head (or the sole member) is at least 62 years of age or older, or is a
person with disabilities

• A household is entitled to only one $400 deduction regardless of how
many household members qualify as elderly or disabled

Learning Point

122

Ted is 29 years old and a person with disabilities. Is Ted eligible for the 
elderly or disabled deduction? If yes, how much?

Carolyn is 62 and lives with her husband, Jeff, who is 35 and disabled.  Is 
the household eligible for the elderly or disabled deduction?  If yes, how 
much?
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Adjusted Income: Medical Expense Deduction

123

• Medical Expense Deduction is the portion of total medical expenses that exceeds
3% of annual income and is only permitted for households in which the head,
spouse, or co-head is elderly or disabled

• If the household is eligible, include the unreimbursed anticipated medical
expenses of ALL household members (including non-elderly, foster adults or
children)

• Medical expenses include medically necessary apparatus, services and medications

• Include ongoing expenses paid in the past 12 months to project the upcoming
year’s expenses

• Ongoing payments toward existing, unpaid medical bills are eligible for inclusion
for the upcoming year

• NOTE:  Must only include the amount of payments to be made, not the total balance due

Adjusted Income: Medical Expense Deduction

124

• Examples of eligible medical expenses include, but are not limited to:
• Services of doctors and healthcare professionals
• Services of healthcare facilities
• Medical insurance premiums or cost of an HMO
• Prescription/Nonprescription medicines that have been prescribed by a physician
• Dental expenses
• Eyeglasses
• Hearing aids
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Learning Point

125

• David Martinez is 31 years old and disabled. David is married to Ursula
and their total combined gross annual income is $14,256, with a total of
$2,000 of anticipated eligible medical expenses for the household. Is the
Martinez household eligible for a medical expense deduction? If yes,
how much?

Learning point

126

• Step 1: Determine 3% of the Martinez household’s annual income

• Step 2: Determine the medical expense deduction amount

$2,000 
medical 
expense

$427.68 

3% of 
income

$1,572.32 
medical 

deduction

The Martinez household is eligible for a medical expense deduction of 
$1,572.32

$14,256 
annual 
income

3% 
calculation 

factor

$427.68 is 
3% of 

annual 
income
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Adjusted Income: Medical Expense Deduction

127

• If the household is eligible for both medical and disability assistance
expense deductions, the following must be considered:

• Ensure that the household’s 3% of income test is applied only one time
• The disability assistance expense deduction must be calculated before the

medical expense deduction is determined
• The disability assistance expense deduction is limited by the amount earned by

the person enabled to work
• Expenses cannot be included in both categories (no double-dipping)

Learning Point

128

• L.J has a disability expense deduction of $7,756.  In addition, L.J.  also
has medical expenses in the amount of $1,500 that are not reimbursed
by insurance. Since L.J.’s disability expense have already been
calculated, which is required to be determined first, then the medical is
just added.

$7,756 
disability 

deduction

$1,500 
medical 

expenses

$9,256 
total 

deduction
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Learning Point

129
HUD 4350.3 Rev-1
5-10 (E)

In the event that the 
household’s initial 

3% calculation does 
not exceed the 

disability assistance 
expenses; the 

remainder of the 3% 
will be applied 

during the medical 
expense deduction 

calculation.  

Calculating Rent from Adjusted Income

130

Equals 
Adjusted 
Monthly 
Income

Divided by 
12 months

Minus 
allowable 

deductions

Total gross 
annual 
income

• The total tenant payment (TTP) is the greater of the following:
• 30% of monthly adjusted income
• 10% of monthly gross income
• Welfare rent (not applicable in Texas)

• The owner’s or service bureau’s software calculates the tenant’s portion
of rent

• The 811 program does not have a minimum tenant rent requirement
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Learning Point

131

The Guzman household’s gross annual income is $12,550 and their
adjusted income after deductions is $ 10,220. To determine the TTP, two
calculations must be performed:

$10,220 / 12 months = $851.67 X 30% = $255.50

$12,550 / 12 months = $1,045.83 X 10% = $104.58

Gross 
annual 
income

12 
months

Monthly 
income 10% TTP

Adjusted 
annual 
income

12 
months

Adjusted 
Monthly 
income

30% TTP

The TTP (rent including Utility Allowance) in this 
scenario is $256 monthly

Complete the HUD-50059

132

The owner’s or service bureau’s software 
calculates rent based on the appropriate 
formulas and produces a printed copy of 

the HUD-50059 to be executed by the 
owner or agent and the household
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Module 5

133

Lease, Lease Addenda, 
Deposits, and Fees

Lease Requirements and HUD Documents

134

811 HUD Model 
Lease Move-in Inspection House Rules

Pet Rules 

(if applicable)

Live-in Aide 
Addendum

(if applicable)

“EIV & You” 
Brochure

Resident Rights 
and 

Responsibilities 
Brochure

How Your Rent is 
Determined Fact 

Sheet
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811 HUD Model Lease

135

Initial lease must be one year – The lease will automatically renew for successive one-
month terms

811 households should only execute the 811 HUD Model Lease

811 Lease supersedes leases for other funding

Signed by all adult household members

No Modifications

Annual Recertification Initial Notice

136

Annual Recertification 
Initial Notice
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Move-In/Move-Out Inspection Form HUD-90106

137

Owner and tenant must jointly 
inspect the unit

TDHCA offers a waiver form for 
this requirement

If cleaning or repairs required, the 
owner must indicate on the form 
a date (within 30 days) the work 

will be completed

Owner and tenant must both sign 
and date the form

Tenant has five (5) days to report 
any additional deficiencies

Move-In 

Owner should encourage 
tenants to accompany 

them on the inspection

Move-Out 

Must have the 
statement that the 

unit is in decent, 
safe and sanitary 
condition if the 
development 

creates their own 
form.

House Rules

138

Must be related to the safety, care, and cleanliness of the 
building or the safety and comfort of the tenants

Must be reasonable

Owners must give tenants a 
30-day written notice prior

to implementing new 
House Rules

HUD 4350.3 Rev-1
6-9(B)(1)(a)

HUD 4350.3 Rev-1
Figure 6-6
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House Rules Review

139

• 10 TAC 8.6(j)(4) states, “Upon the execution of the RAC, an Owner is
required to submit a copy of the Development Policies (House Rules) to
the Department for review.” Furthermore, “The Owner is required to
send a copy of amendments to the House Rules to the Department
before implementing changes.”

• House Rules must be submitted for Department review anytime an
update or change is made.

• Owners must submit House Rules to 811info@tdhca.state.tx.us.

Pet Rules

140

Pet Rules

Pets are allowed 
at owner’s 
discretion

If pets are 
allowed the 
owner must 

create Pet Rules

Does not apply 
to assistance 

animals

Included as an 
addendum to 

the lease 

Maximum Pet 
Deposit must not 
exceed $300. Pet 

Rules must 
provide for an 

initial deposit of 
$50 and gradual 
payments not to 
exceed $10 per 

month 
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Live-in Aide Addendum

141

Establishes that a live-in aide is not eligible to 
remain in the unit once the tenant is no longer 
living in the unit

Gives the owner the right to evict a live-in aide 
who violates any of the House Rules

EIV & You Brochure

142

Information for applicants and 
tenants about HUD’s EIV system 
and how they may be impacted 
by the use of the data

Copy must be provided to 
applicants and tenants at 
move-in and annually at 
recertification
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Resident Rights and Responsibilities 

143

Briefly lists some of the most 
important rights and 

responsibilities for the tenant 
to get the most out of their 

home

Copy must be provided to 
applicants and tenants at 
move-in and annually at 

recertification

Does not replace the 
Department’s Tenant Rights and 

Resources Guide

How Your Rent is Determined Brochure

144

Guide to inform the residents of 
the responsibilities and rights 

regarding income disclosure and 
verification

Presented to the applicant at the 
time of application
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Collecting a Security Deposit

145

Security 
Deposit

Collect at the 
time of initial 

lease execution

Must be 
refundable

The GREATER of 
one month of 

TTP or $50

If deposit for the 
other funding is 

less than the TTP, 
use the lesser of 

the two. 

Other Fees

146

Allowable Fees
Damage due to neglect;

1) current tenant has 30 days to pay after receipt of bill.
2) Damages at move-out can be deducted from Security Deposit.

Lock-out calls or providing extra keys

Reasonable court filing, attorney and legal fees
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Other Fees

147

Disallowable Fees
Application Fees

Late Rent

Fees for returned checks or insufficient funds

Fees for bad behavior

Pet Rent

Damage Funds

148

During or after tenancy, the 
Department can pay up to 

$3,000 for unit damage that 
are the result of a tenant’s 

abuse or negligence that are 
above and beyond normal 
wear and tear. These funds 

can only be applied for once 
for each Section 811 tenant.
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Module 6

149

Recertification, Interim Certifications, 
Unit Transfers and Gross Rent Changes

Annual Recertification

150

Owners should not assume 
that a family’s circumstances 
or family composition is the 

same as the last year.

Owners should compare the 
new information provided to 
the previous information in 

the file. 

Owners should look for 
changes in household 

composition, income and 
asset sources for all 

members.

Owners must follow-up on 
any discrepancy found. 

Changes in income or family 
composition can affect the 

amount of assistance a 
tenant is eligible to receive 
and, therefore, the amount 

the tenant pays for rent.
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120-Day Annual Recertification Notification

151

Monthly Recertification Report pulled 120 days before an
anniversary month:

• Example: April Annual Recertification Due
• Report pulled in January to list residents that have a recertification due in

April.
• Report details residents names, move in dates, birth dates, Referral

Agent Names and Email addresses
• Email submitted to all Referral Agents listed in the report notifying them

of the residents they have with an annual recertification due.
• Email includes the reason for the email and a handout with a file

checklist and a handout detailing how Section 811 resident’s rent is
determined.

• Emails not only provide useful information to Referral Agents, but
Referral Agents provide us with updated information for their clients.

Annual Recertification

152

Owners must conduct a recertification of family income and composition at 
least annually

Tenants must sign consent forms (HUD-9887/9887A) and asset declaration 
forms. Tenants must be provided the HUD Fact Sheet and the “EIV and You” 
brochure.

Owners must use the EIV Income Report as verification of employment 
and awarded Social Security benefits.  It must not be used to calculate the 
employment income.  It must be used to calculate Social Security Income.

Owners must obtain verification for the following items:
•Annual income from wages and unemployment
•Other income sources not reporting to the EIV System (child support, pensions, etc…)
•The value of family assets
•Expenses related to allowable deductions

Owners analyze household income and then recompute the tenant’s 
rent and assistance payments, if applicable, based on the information 
gathered
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Annual Recertification

153

Provide First 
Reminder Notice to 

tenant

Obtain and review 
EIV Income and 

Verification Reports

Schedule a 
recertification 
interview with 

tenant

Verify family income, 
assets and allowable 

deductions 

Enter all data for 
calculation of the 
tenant rent and 

assistance payment 

Notify the tenant of 
any changes in the 

TTP
(Rent increases require a 

30-day notice)

Obtain the signature 
for all adult 

household members 
on the HUD 50059

Provide the tenant 
with the Initial 
Notice for next 
year’s annual 
recertification

The Recertification Process

Annual Recertification

154

Recertification Interview

Explain the types of 
information that 

household members are 
required to provide during 
the recertification process

Explain how the 
information will be used 

and maintained

Explain the verification 
process

Explain the importance of 
complete and accurate 

information 

Explain the consequences 
of false or incomplete 

information
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Annual Recertification

155

HUD 4350-3 Rev-1
Figure 7-4

Recertification Notice Due Dates

Annual Recertification

156

Recertification should be completed by the recertification anniversary date, including providing the 
resident with a 30-day notice of any increases in TTP

HUD 4350-3 Rev-1
7-8(B)
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Annual Recertification

157

The owner sends out the notices as required - The tenant responds as required; 
however, the recertification is delayed by the verification process.

Owner will take a loss in the change of 
rent for one month

Tenant MUST be given a 30-day notice 
of rent increase

HUD 4350-3 Rev-1
7-8(C)

Annual Recertification

158

The owner sends out notices – The tenant responds to recertification request 
after cutoff date, but before the recertification anniversary date.

Notice requires tenant to respond prior to 
the 10th day of the 11th month.

The third notice fulfills the 
requirement for a 30-day notice of 

rent increase

HUD 4350-3 Rev-1
7-8(D)(2)
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Annual Recertification

159

The owner sends out notices – The tenant responds after 
recertification anniversary date. 

The tenant’s recertification date 
changes. The tenant’s recertification is 

processed as an initial certification
HUD 4350-3 Rev-1
7-8(D)(3)

For 811 tenants, you do not begin 
eviction process, you start the 

termination of assistance process

Annual Recertification

160

FAST Act 
of 2016Streamlined Certification of Fixed Income under Fixing America’s 

Surface Transportation (FAST) Act of 2016

Interim Rule 
effective March 

2018

Allows owners to conduct full income 
recertification for families with 90% or more of 
their income from fixed-income sources every 

three years instead of annually

Does not eliminate the requirement to conduct 
annual recertifications for every household each 

year

Applies to households = All 
Family members 
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Annual Recertification

161

Social Security, Supplemental 
Security Income, Supplemental 

Disability Insurance

Annuities or other retirement 
benefit programs

Federal, State, Local or Private 
Pension Plans

Any other source of income 
subject to adjustment by a 

verifiable COLA

FAST Act 
Fixed income 
defined as… 

Annual Recertification

162

Initial Move-In

• Complete annual income determination 

Second and Third 
Year of occupancy

• Obtain from the household a certification that their fixed income sources have not changed
• Obtain an under 5K or Disposed of Asset Certification
• Adjust the household’s income by the applicable COLA
• EIV required

Fourth Year of 
occupancy

• Complete a full annual recertification
• Begin the three year cycle again
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Interim Certifications

163

A family member moves out

A family proposes to move-in a new 
household member

An adult member of the family who 
was unemployed obtains employment

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

Interim Certifications are triggered when the following occurs: 

Adult children are not 
eligible to move-in to 

an 811 unit after initial 
occupancy, unless they 

are performing the 
functions of a live-in 

aide.

Interim Certification

164

Decrease in income 

Increase in allowable deductions

Other changes which would affect the 
family’s annual adjusted income 

A tenant may request an interim certification for the following 
changes:
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Interim Certification

165

The decrease was caused by and verified as a deliberate action of 
the tenant to avoid paying rent 

The decrease will last less than one month

The increase in the household’s income is below $200

Interims are NOT required if:

Interim Certification

166

Delaying an Interim Certification

HUD 4350-3 Rev-1
7-11

Tenant pays current 
rent until interim is 

completed

Must not evict for 
nonpayment of rent
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Interim Certification

167

Interview tenant to 
obtain information 

on the reported 
changes

Obtain verifications Obtain required EIV 
reports

Analyze household 
income

Complete a 50059 
and obtain 
signatures

Submit to Blueprint, 
who submits to 
HUD via TRACS

The Interim Certification Process

Interim Certification

168

Tenant fails to report a change

EIV New Hire report 
indicates tenant 

employment
Notify the tenant Give 10 calendar 

days to respond

Inform tenant the 
rent may be raised 

if 10-day deadline is 
not met

Tenant responds in 
10 days

Follow Interim 
Certification Process

Implement any rent 
changes 

Tenant does NOT respond 
within 10 days

Tenant to pay rent of the 
designation of the layered 

program

When tenant responds and 
interim is processed the 
owner must reduce rent 
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Interim Certifications

169

Tenant complies with interim certification requirements:

Rent Increases

Supply tenant 
with 30-day 

notice of 
increase

Effective date is 
the first of the 

month after the 
30-day period

Rent Decreases

Change in rent is 
effective the first 

of the month 
after the date of 

action 

• Example: first 
of the month 
after a loss of 
employment

30-day notice 
NOT required

Interim Certifications

170

Tenant fails to comply with interim reporting requirements and 
owner initiates the interim certification:

Rent Increases

Implemented 
retroactively to the 
first of the month 

following the date of 
the action

• Example: first 
of the month 
after a gain of 
employment

Rent Decreases

Implemented 
effective the first rent 

period following 
completion of the 

interim certification
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Unit Transfers

171

Owners must transfer as a result of a 
change in family size or composition and 
the current unit is no longer the 
appropriate size.

Owners are obligated to transfer tenants to 
different units as a reasonable 
accommodation to a household member’s 
disability.

Owners must develop additional unit 
transfer policies to address tenant transfer 
requests beyond those needed for family 
size or a reasonable accommodation.

Security Deposits can either be transferred 
to the new unit or refunded and a new 
deposit required.

The recertification 
anniversary date 

does not change if 
a tenant transfers 
from one unit to 

another unit at the 
same property.

Gross Rent Changes

172

A 50059 reflecting any change in the tenant rent, utility reimbursement, total tenant 
payment or assistance payment must be completed

Must be presented to the tenant, but only needs to be signed by the tenant if there is 
an increase in tenant rent or decrease in utility allowance reimbursement

Must be implemented on the effective date of the Rent Schedule

A 30-day notice is required if the tenant rent increases or the UA reimbursement 
decreases.

Gross Rent changes occur due to changes in rent and/or Utility Allowances (UA)

Reflected on the Rent Schedule provide by TDHCA
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Approved Rent Schedule

173

Module 7

174

10 TAC Monitoring Regulations
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10 TAC Chapter 8

175

§8.1 Purpose §8.2 Definitions
§8.3 Participation 

as a Proposed 
Development

§8.4 Qualification 
Requirements for 

Existing 
Developments

§8.5 Disposition of 
Conflicts with 

other Department 
Rules

§8.6 Program 
Regulations and 
Requirements

§10.608 Record Keeping Requirements

176

Section 
811 

tenant 
records

Maintained for 
the term of 

tenancy

Plus three (3) 
years

After the 
retention period 

– All EIV data 
MUST be 
destroyed
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Notification Requirements

177

Prior to the date the 
current occupant will 

vacate a unit owed to the 
811 program 

Or in the event that the 
resident vacates without 
notice – once the unit is 
discovered to be vacant

Three (3) days prior to the 
issuance of a Notice to 

Vacate

3 calendar days 
of an 811 

applicant denial

Notify the 
Department staff

Provide a copy of the 
written denial notice 

provided to the applicant

Notification Requirements

Written Policies and Procedures

178

The policies and procedures detailed below are applicable only to the HUD Section 811 Project Rental
Assistance Program (811 Program). All other policies and procedures adopted by the development will also
apply to Eligible Applicants (applicants) and participating Eligible Tenants in the 811 Program unless they
directly contradict with the following policies, which will supersede.

Social Security 
Number 

Requirements
Income Limits

Application 
Procedures
• Security Deposits
• Occupancy Standards
• Unit Transfer Policies
• Fair Housing 

Requirements
• Opening and Closing of 

wait lists
• Student Eligibility
• VAWA 

Rejections and 
Appeals

Additional 
Deposits
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§10.612 Tenant File Requirements

179

Verification of disability 
HUD 90102

Section 811 Project 
Rental Assistance 

Program Application

§10.612 Tenant File Requirements

180

House Rules “How Your Rent is Determined” 
Fact Sheet
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§10.612 Tenant File Requirements

181

Resident Rights and 
Responsibilities “EIV and You” Brochure

§10.612 Tenant File Requirements

182

Move-In/Move-Out 
Inspection Form

TDHCA Section 811 
Waiver of Move-In 

Inspection
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§10.612 Tenant File Requirements

183

Verification of Age

Verification of Social Security Number

Screening for Drug Abuse and Other Criminal Activity

§10.612 Tenant File Requirements

184

Supplement to 
Application for 

Federally Assisted 
Housing 

HUD 92006
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§10.612 Tenant File Requirements

185

Annual Recertification 
Initial Notice

All other applicable 
Recertification Reminder Notices

§10.612 Tenant File Requirements

186

Race and Ethnic Data 
Reporting Form
HUD 27061-H

HUD 9887 and HUD 9887-A
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§10.612 Tenant File Requirements

187

Owner’s Certification of 
Compliance with HUD’s 

Tenant Eligibility and Rent 
Procedures
HUD 50059

811 Project Rental 
Assistance Lease
HUD 92336-PRA

188

After OMB approval of the HUD Form 
91067 VAWA lease addendum, all 811 
PRA households must have a valid and 

executed VAWA lease addendum.

§10.613 Lease Requirements

VAWA HUD Forms 5380 and 5382 are 
required to be provided at the time of 
admission, denial and notification of 
eviction or termination of assistance.
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§10.614 Utility Allowances

189

On an annual basis, the Department 
will provide the owner with a property-

specific rent schedule containing the 
approved Utility Allowance. The 

allowance listed on the rent schedule 
only applies the 811 PRA units, not the 

entire building, and is the only 
allowance approved for use on 811 PRA 

units.

§10.624 Compliance Requirements for Developments with 811 Units

190

Monitored at least once every three (3) years

Monitoring for all State Compliance Requirements (10 TAC)

Monitoring for all Federal Compliance Requirements (4350.3)

Monitoring for all requirements outlined within the 
development’s Rental Assistance Agreement (RAC)
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Module 8

191

Compliance Monitoring

Notification of Compliance Review

192

Notification for the Section 811 Program will be uploaded into CMTS at 
the same time as the Notification for the other programs.  

Documentation to complete the monitoring review must be submitted via the TDHCA 
811 Serv-U HTTP System (system). This is the same system used to exchange previous 

documents with the Department’s Section 811 program staff. To Login, enter the 
username issued by the Department’s Section 811 program staff and the password. If 
you do not know your password, select recover password to create a new password. 

Once you have logged into your account, upload the monitoring documentation 
requested to the subfolder Monitoring Documents and the file documents to the 

subfolder Files, within the folder XXXX_Development Name_Year.
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Uploading Required documents

193

Uploading Required Documents

194
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Uploading Required Documents

195

Documentation Due

196
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Documentation Due

197

All documentation to 
demonstrate compliance 

with HUD Security 
Practices

Notification of Compliance Review

198

During the layered program’s 
Onsite Review – the monitor will 
ensure that the 811 Tenant Files 
are properly stored in a locked 

enclosure. 
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Notification of Compliance Review

199

HUD’s 11 x 14 Fair Housing Poster in 
both English and Spanish is displayed 

where applications are accepted

Monitoring Report

200

The Monitoring Letter and Findings 
Report for both the layered program and 

the 811 Program will be issued 
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Compliance Review Timeline

201

February 2, 2021

March 17, 2021

90 DAYS

June 15, 2021
July 15, 2021

10 Days

February 12, 2021 July 25, 2021

Corrective Action Review

202

Is it corrected?Is it corrected?

YES!YES!

Corrected in the 
corrective action 

period?

Corrected in the 
corrective action 

period?

YESYES

NO…NO…
Considered in 
future funding 

decisions

Considered in 
future funding 

decisions

NO…NO…
Considered in 
future funding 

decisions

Considered in 
future funding 

decisions
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The 811 Team and Compliance 
appreciate you all.

Thank you!

RESOURCES:

HTTPS://WWW.TDHCA.STATE.TX.US/SECTION-811-
PRA/INDEX.HTM

HTTPS://WWW.TDHCA.STATE.TX.US/PMCOMP/

HTTPS://WWW.TDHCA.STATE.TX.US/SECTION-811-
PRA/CONTACT.HTM


