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Housing Tax Credit
2026

Contact Information

2

Mailing Address: Physical Address:
TDHCA TDHCA
PO Box 13941 221 East 11th Street
Austin, TX 78711-3941 Austin, TX 78701

Website: https://www.tdhca.texas.gov
Email: multifamilycompliance@tdhca.texas.gov

Division Phone Number: (512) 305-8869 
or (800) 525-0657 (toll free in Texas only)
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Announcements

Schedule:
• The webinar will run from 8:30 am until approximately 4:30 pm
• Breaks: Mid-Morning and Mid-Afternoon
• Lunch: Approximately 12 – 1 pm
Housekeeping:
• Certificates will be emailed by TDHCA within about a week of the webinar
• You will receive an email confirming your attendance within 24-hours from the GoTo

Platform, please check your “junk” folders as we cannot reissue these emails
• If you did not use your emailed link for the training from your registration you will not

receive a follow-up email or show as having attended the webinar to receive a certificate
• We encourage you to silence your phones and put an “out of office” email response to

help avoid distractions during the training
• Please pose questions and comments to the “Questions Box”

3

GoTo Meeting Platform
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If You or Your Tenants Need Housing Assistance:

5

If you need housing assistance, such as rental 
assistance, utility assistance or finding affordable 
apartments, please contact:

Phone: (800) 525-0657

Email: info@tdhca.texas.gov

Or visit Help For Texans:

https://www.tdhca.texas.gov/help-for-texans

0613_PowerPoint PresentationResources
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• Internal Revenue Service (IRS)
• https://www.irs.gov/
• https://www.irs.gov/pub/irs-pdf/p5913.pdf

• Housing and Urban Development (HUD)
• https://www.hud.gov/
• https://www.hud.gov/hudclips/handbooks/housing-4350-3

• Texas Department of Housing and Community Affairs (TDHCA)
• https://www.tdhca.texas.gov/
• https://www.tdhca.texas.gov/compliance
• https://www.tdhca.texas.gov/compliance-manuals-and-rules
• https://www.tdhca.texas.gov/compliance-division-staff
• https://www.tdhca.texas.gov/programs/multifamily-housing-programs
• https://texas-sos.appianportalsgov.com/rules-and-

meetings?chapter=10&interface=VIEW_TAC&part=1&subchapter=F&title=10

Resources
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Module 1
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The Tax Credit Program
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Internal Revenue Service (IRS)
• Section 42 of Internal Revenue Code
• 8823 Audit Guide (revised January 2011)
• Treasury Regulation 1.42

• 1.42-5 ( Tax Credit Compliance Monitoring; updated February 2019)
• 1.42-10 (Utility Allowance; updated March 2016)

• Revenue Rulings, Procedures and Notices
• Treasury Decisions
• Process Tax Returns
• Responsible for recapturing credits

Key Players: The IRS

10

US Department of Housing and Urban Development (HUD)
• Chapters 3 and 5 of the 4350.3 (Change 4: 11/2013)

• Outlines income and asset inclusions/exclusions
• Defines who counts as a household member

• Publish Income Limits
• Housing Opportunity Through Modernization Act of 2016 (HOTMA)

Key Players: HUD

9
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Texas Department of Housing and Community Affairs (TDHCA)
• Housing Finance Agency (HFA) for Texas
• Allocates Tax Credits
• Publishes QAP and Multifamily Rules
• Compliance Monitoring Rules (Title 10, Chapter 10, Subchapter F of the 

Texas Administrative Code)
• Reports to The IRS
• Provides Technical Assistance

Key Players: The Department

12

Owners
• Provide affordable units
• Maintain property standards
• Maintain sufficient documentation to evidence compliance with all 

requirements
• Establish written policies and procedures 
• Report to TDHCA

Key Players: Owners

11
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How it works

13

IRS Issues Credits States Award Credits

14

Qualified Allocation Plan (QAP)

https://www.tdhca.texas.gov/multifamily-programs-qap-nofas-and-rules
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Qualified Allocation Plan (QAP): Timeline
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Qualified Allocation Plan (QAP): Timeline for State Housing Tax Credits
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What’s Next?

Eligible Basis to Total Credit

18

Eligible 
Basis

Applicable 
Fraction

Qualified 
Basis

Qualified 
Basis

Credit 
Percentage

Annual 
Credit

Annual 
Credit 10 Years Total Credit

Qualified 
Basis

4% or 
9%

Annual 
Credit

17
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Credit Percentage: 9% versus 4%

19

•New Construction
•Rehabilitation9%

•Acquisition
•Financed with 50% 

Tax Exempt Bonds
4%

Timeline: From Allocation to First Monitoring Review

20

July 2024

August 20, 2025

December 31, 2026

December 31, 2026

No later than 2027

19
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Timeline: LURA Requirements

21

Credit Period: 
10 years

Federal 
Compliance 
Period: 15 

years

Minimum 
Federal 

Affordability 
Period: 30 

years

Extended 
Affordability 
Period: 30+ 

years

0613_PowerPoint Presentation

Module 2
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The Land Use Restriction 
Agreement
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Land Use Restriction Agreement (LURA)

23

Each Property will be issued a Land 
Use Restriction Agreement (LURA) 

which will drive the operations of the 
property under the Housing Tax Credit 
(HTC) Program.  The LURA is attached 

to the land, so for the term of the 
LURA the land must operate under the 

requirements of the document and 
program.

The LURA Process

24

Return 
Original 

recorded 
LURA to the 
Department

Owner to 
record LURA 

in County 
Records

Executed 
LURA sent to 
the Owner 

for Signature

Generated 
upon receipt 

of 
Construction 
Status Report

Initiated by 
Asset 

Manager

23
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The LURA

25

The LURA: Minimum Set-Aside

26

100% HTC 40/60

Mixed Income 40/60

Average Income 

25
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The LURA: Low-Income Units Required – 100% HTC

27

100% HTC 40/60

The LURA: Low-Income Units Required – Mixed Income

28

Mixed Income 40/60

27

28
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The LURA: Average Income Details

29

Average Income 

The LURA: Marketing Requirements

30

There are two parts to this requirement:
1. Affirmative marketing to persons with disabilities.
2. General marketing to veterans & public housing authorities through

direct marketing or contracts with applicable organizations.

29
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Affirmative Marketing Requirements

31

Marketing efforts must begin 90 days prior to the first building Placed in Service dateMarketing efforts must begin 90 days prior to the first building Placed in Service date

Update the Affirmative Marketing Plan every 5 yearsUpdate the Affirmative Marketing Plan every 5 years

Conduct Outreach Marketing annually, unless waitlist is closedConduct Outreach Marketing annually, unless waitlist is closed

Exception to Affirmative Marketing: Wait List ClosedException to Affirmative Marketing: Wait List Closed

Find more information online: https://www.tdhca.texas.gov/fair-housing-tdhca-monitored-propertiesFind more information online: https://www.tdhca.texas.gov/fair-housing-tdhca-monitored-properties

The purpose of affirmative marketing is to specifically identify potentially eligible 
tenants and homebuyers who are "least likely to apply" for housing and ensure 

they are aware of available housing opportunities.

Affirmative Marketing Training and Technical Assistance

32

For training and technical assistance, or to have your Affirmative 
Fair Housing Marketing Plan reviewed, please contact the Texas 

Department of Housing and Community Affairs Fair Housing 
Division.  

Phone: (512) 475-0306
Email: Fair.Housing@tdhca.texas.gov

31
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The LURA: Learning Point 1

33

What are the minimum set-asides available in Texas?

20/50

40/60

Average Income

Only B and C

A, B and C

A
B
C
D

E

The LURA: Learning Point 2

34

All TDHCA monitored properties are required to market to veterans 
and public housing authorities?

True

False

A

B

33
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The LURA: Learning Point 3
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Marketing to veterans and public housing authorities is part of the 
property’s affirmative marketing efforts?

True

False

A

B

The LURA: Additional State Rent and Occupancy Requirements

36

35
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The LURA: Additional State Rent and Occupancy Requirements

37

• Certify at 80% AMI at move-in only
• No recertification requirement
• No student restrictions

The LURA: Average Income Restriction – 100% HTC

38

80% 70% 60% 50% 40% 30% 20%

The unit 
designations 

must be 
dispersed 

across all unit 
types and 

throughout the 
development.

37
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The LURA: Average Income Restriction – Mixed Income

39

80% 70% 60% 50% 40% 30% 20%

The unit 
designations must 

be dispersed 
across all unit 

types and 
throughout the 
development.

LURA: Learning Point 4

40

Designations are attached to the unit and not the household?

False, the designations are attached to the household and can float property-wide

True, the designations, once designated at lease-up, are considered fixed and cannot change

False, the designations float, but only in the building

True, the LURA specifies a required leasing strategy that must be adhered to

A
B
C

D

39
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LURA: Learning Point 5

41

For Average Income, all the 80% units can be prime locations and 
the largest floorplans?

True, the owner needs to make money on those prime units

False, designations must be spread throughout the property and unit types

True, but only if the owner asked Cara for approval

False, 80% is not a real designation, Cara made that up

A
B
C

D

The LURA: Longer Compliance Period and/or Extended Use Period

42

If the LURA does not 
include this or the 

“box” is not checked, 
the development does 
not have an extended 

period.

41
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The LURA: Historically Underutilized Business (HUB)

43

The LURA: Material Participation by Nonprofit Organization

44

43
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Nonprofit Material Participation

45

Co
nf

irm
 O

w
ne

rs
hi

p - Conduct a search 
on the Secretary 
of State website
- If unable to 
identify, will 
request 
documentation 
from owner

In
 G

oo
d 

St
an

di
ng - Secretary of 

State or IRS will 
confirm nonprofit 
status

M
at

er
ia

l P
ar

tic
ip

at
io

n - Owner must 
submit a narrative 
describing 
material 
participation
- Providing 
Supportive 
Services only is 
not always 
sufficient

The LURA: Elderly Limitation Development

46

45
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The LURA: Elderly Development

47

If the LURA requires the 
development operate as an Elderly 

Development during the 
Compliance Period, the owner must 

contact the Asset Manager to 
process a LURA Amendment if they 
wish to continue operating as such. 



The LURA: Elderly Preference Development

48

47

48
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The LURA: Mitigation for Schools

49

LURA: Supportive Services

50

How can you bee 
successful with 

Supportive Services?

Read the LURA!

49
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Who, What, Where and When of Supportive Services

• Who?
• The LURA outlines who is required to conduct the Supportive Services.

• What?
• The LURA outlines what services are required for the specific development and

program.

• Where?
• The LURA indicates where the services may be conducted.

• Generally, this will be on-site at the development or require that transportation is provided at
no cost when the services are offered off-site.

• When?
• The LURA dictates when a service is to be offered; daily, weekly, monthly,

quarterly, annually, etc.

51

Who provides the Supportive Services? continued

52

If your program was awarded in 2006 or 
2007 your LURA may have the 

highlighted requirement to coordinate 
the tenant services through state 

workforce development and welfare 
programs. 

You will need to reach out to those 
agencies in your area and coordinate 

the Supportive Services through those 
agencies to be compliant with the 

requirements of the LURA.

51
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Where are the Supportive Services to be held?

53

How Long do Supportive Services Have to be Provided?

• Supportive Services must be provided as long as the LURA requires.
• Throughout the Compliance Period…

• If the Compliance Period has been extended, then Services must be offered throughout.
• Throughout the Extended Use Period…

54

53
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LURA: Supportive Services – Outreach & Education

55

LURA: Learning Point 6

56

If the residents do not attend the service offered, that supportive 
service no longer needs to be offered?

True

False

A

B

55
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LURA: Learning Point 7

57

How long do Supportive Services need to be offered?

Throughout the Compliance Period

Throughout the Extended Use Period

Depends on the LURA

A

C
B

LURA: Learning Point 8

58

If the property’s elderly election is for the compliance period, will 
we need a LURA Amendment to continue this election after the 

compliance period, Federal and Extended, to continue as elderly?

Yes, contact the asset manager

No, the owner can do what they want

The property can begin leasing to the 
general public after the compliance period

A

C
B

57
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The LURA: Special Housing Needs

59

The LURA: Learning Point 9

60

What is the correct statement about the Special Needs units and 
requirements?

May be the same as the Mobility and Visual Impaired Units

Must be held vacant, unless occupied by Special Needs Households, during the time period specified in the LURA

Must be affirmatively marketed during the entire affordability period

All of the above

None of the above

A
B
C
D

E

59

60
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The LURA: Learning Point 10

61

The 12 months to hold special needs/CoC units vacant begins the 
day of the LURA execution?

No

It begins the date the building is placed in service

The 12-month period begins on the date each building receives its certificate of occupancy

I am not sure

None of the above

A
B
C
D

E

The LURA: Veteran Identification in Tenant Applications

62

Beginning January 1, 2021, all Applications were to include an option 
for applicants to indicate if they are a veteran and the statement as 
outlined below.  The newest LURA version includes this as a LURA 

requirement; however, this is a requirement for all TDHCA 
developments. 

61

62
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LURA: Learning Point 11

63

The LURA for the development does not require Veteran Identification in 
Tenant Applications. This means the application for the development 

does not have to ask the question and have the statement?

True

False

A

B

The LURA: Applicable Fraction

64

63

64
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Applicable Fraction

65

Applicable 
Fraction

Determined by 
the Building 

Identification 
Number (BIN)

Lesser of the unit 
fraction versus 
square footage 

fraction
Used in 

determining how 
many credits the 

building will 
receive

Applicable Fraction to Determine Qualified Basis

66

Eligible 
Basis

Applicable 
Fraction

Qualified 
Basis

Qualified 
Basis

Credit 
Percentage

Annual 
Credit

Annual 
Credit 10 Years Total Credit

Qualified 
Basis

4% or 
9%

Annual 
Credit

65

66
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How to Calculate Applicable Fraction

67

Number of 
Low-Income 

Units

Total Number 
of Units

Unit 
Fraction Square Footage 

of Low-Income 
Units

Square Footage 
of Total Units

Square 
Footage 
Fraction

Applicable Fraction: 100% HTC

68

24

24

Unit 
Fraction

15,600

15,600

Square 
Footage 
Fraction

Building 1: All 1-bedroom units at 650 sq. feet
Building 2: 25 2-bedroom units at 800 sq. feet 

and 29 3-bedroom units at 1,000 sq. feet

Building 1: 24 x 650 sq. feet = 15,600 total
Building 2: 25 x 800 sq. feet = 20,000 and 

29 x 1,000 sq. feet = 29, 000
20,000 + 29,000 = 49,000 total

= 100% = 100%

67

68
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Applicable Fraction: 100% HTC with an Exempt Unit 

69

54

54

Unit 
Fraction

49,000

49,000

Square 
Footage 
Fraction

Building 1: All 1-bedroom units at 650 sq. feet
Building 2: 25 2-bedroom units at 800 sq. feet 

and 29 3-bedroom units at 1,000 sq. feet

Building 1: 24 x 650 sq. feet = 15,600 total
Building 2: 25 x 800 sq. feet = 20,000 and

29 x 1,000 sq. feet = 29, 000
20,000 + 29,000 = 49,000 total

Maintenance Supervisor lives onsite in a 3-
bedroom unit

= 100% = 100%

53

53

Unit 
Fraction

48,000

48,000

Square 
Footage 
Fraction

Applicable Fraction: Mixed Income – Unit Fraction

70

24

25

Unit 
Fraction

18,424

19,124

Square 
Footage 
Fraction

Building 1: 25 Total Units; 24 HTC Units
Building 2: 34 Total Units; 28 HTC Units

Building 1: 18,424 HTC sq. feet & 19,124 total
Building 2: 20,818 HTC sq. feet & 25,424 total

= 96% = 96.34%

69

70
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Applicable Fraction: Mixed Income – Square Footage

71

28

34

Unit 
Fraction

20,818

25,424

Square 
Footage 
Fraction

Building 1: 25 Total Units; 24 HTC Units
Building 2: 34 Total Units; 28 HTC Units

Building 1: 18,424 HTC sq. feet & 19,124 total
Building 2: 20,818 HTC sq. feet & 25,424 total

= 82.35% = 81.88%

Applicable Fraction: Mixed Income with Exempt Unit

72

Building 1: 25 Total Units; 24 HTC Units
Building 2: 34 Total Units; 28 HTC Units

Building 1: 18,424 HTC sq. feet & 19,124 total

The Manager and Maintenance Supervisor live 
onsite, both in 2-bedrooms at 903 sq. feet

Building 2: 20,818 HTC sq. feet & 25,424 total= 95.65% = 95.96%

24

25

Unit 
Fraction

18,424

19,124

Square 
Footage 
Fraction

= 96% = 96.34%

22

23

Unit 
Fraction

16,618

17,318

Square 
Footage 
Fraction

71

72
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Applicable Fraction: Building 5

73

6

8

75%

7,000

9,000

77.78%

4-Bedroom units are 1,500 sq. feet and 3-Bedroom units are 1,000 sq. feet

Applicable Fraction: Building 5 with an Over Income Unit

74

6

8

75%

7,000

9,000

77.78%

4-Bedroom units are 1,500 sq. feet and 3-Bedroom units are 1,000 sq. feet

5

8

62.5%

6,000

9,000

66.67%

73

74
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Applicable Fraction: Building 5 with an Over Income Unit

75

6

8

75%

7,000

9,000

77.78%

4-Bedroom units are 1,500 sq. feet and 3-Bedroom units are 1,000 sq. feet

5

8

62.5%

6,000

9,000

66.67%

6

8

75%

7,000

9,000

77.78%
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Form 8609: Low-Income 
Housing Credit Allocation 

and Certification

75

76
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Form 8609: When are they issued?

77

Forms 8609 are 
issued after:

Cost 
Certification is 

Completed

First Monitoring 
Review is 

Completed

Final 
Construction is 

Completed

LURA is 
Recorded

Owners must submit IRS Form(s) 8609 with 
Part II complete through CMTS by the second 

monitoring review. If an owner elects to 
group buildings together into one or more 
multiple building projects, the owner must 
attach a statement identifying the buildings 

within the project.

Forms 8609: Part I – Building Identification Number (BIN) & Allocation

78

77

78
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Forms 8609: Date of Allocation

79

Initial Date of AllocationActivity

Date Carryover Agreement signed by the Department9% Credit

Effective date of the Determination Agreement4% Credit

Same date as accompanied creditTCAP

Effective date of the Sub-Award AgreementExchange

Forms 8609: Part I – Credit Percentage; 9%

80

79

80
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Form 8609: Part I – Credit Percentage; 4%

81

Forms 8609: Part I – Placed in Service Date (PISD)

82

81

82
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Forms 8609: Placed in Service Date

83

New 
Construction
• Certificate of 

Occupancy (CO)
• Including 

Temporary CO if 
issued

Acquisition
• Date Building is 

Acquired
• Settlement 

Statement for the 
Transfer of the 
Property (closing 
statement)

Rehab
• Accounting 

function based on 
aggregate 
expenditures 
over a 24-month 
period

Forms 8609: Part I – Building Type: New or Existing

84

83

84
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Forms 8609: Part I – Nonprofit Set-Aside

85

Forms 8609: Part II – Eligible Basis

86

85

86
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Eligible Basis in the Calculation of Credit

87

Eligible 
Basis

Applicable 
Fraction

Qualified 
Basis

Qualified 
Basis

Credit 
Percentage

Annual 
Credit

Annual 
Credit 10 Years Total Credit

Qualified 
Basis 9% Annual 

Credit

$500,000 100% $500,000

$500,000 $45,000

$45,000 $450,000

Forms 8609: Part II – Multiple Building Project; Yes or No

88

87

88
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Forms 8609: Part II – Multiple Building Project; The Attachment

89

Forms 8609: Part II – Credit Period

90

89

90
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Forms 8609: Part II – Minimum Set-Aside

91

Minimum Set-Aside

92

20% of the units in 
Project must be 

occupied by 
households with an 
income AND rent at, 
or below, 50% AMI

20/50 40% of the units in the 
Project must be 

occupied by 
households with an 
income AND rent at, 
or below, 60% AMI

40/60
40% of the units 

within the Project are 
both income and rent 
restricted and average 
at, or below, 60% AMI

Average 
Income

91

92
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Form 8609 Elections:

Minimum Set-Aside: 20/50 Election

93

Unit 304
Low-Income

Unit 303
Market Unit

Unit 302
Low-Income

Unit 301
Low-Income

Unit 204
Market Unit

Unit 203
Market Unit

Unit 202
Low-Income

Unit 201
Market Unit

Unit 104
Low-Income

Unit 103
Low-Income

Unit 102
Low-Income

Unit 101
Low-Income

Form 8609 Elections: 
20/50 Set-Aside

Individual Building Project

20% of the building = 3 
units (2.4 rounded up 
to the nearest whole 

unit)

Form 8609 Elections:

Minimum Set-Aside: 40/60 Election – Multiple Buildings

94

Form 8609 Elections: 
40/60 Set-Aside 

Multiple Building Project

40% of the project = 4 
units (3.2 rounded up to 
the nearest whole unit)

Unit 102
Low-Income 

Unit 101
Low-Income

Unit 104
Market 

Unit 103
Low-Income 

Unit 102
Low-Income 

Unit 101
Low-Income

Unit 104
Low-Income 

Unit 103
Low-Income 

93

94
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Minimum Set-Aside: Average Income – Learning Point 1

95

Unit 304
Low-Income

70%

Unit 303
Market Unit

Unit 302
Low-Income

60%

Unit 301
Low-Income

50%

Unit 204
Market Unit

Unit 203
Market Unit

Unit 202
Low-Income

40%

Unit 201
Market Unit

Unit 104
Low-Income

60%

Unit 103
Low-Income

60%

Unit 102
Low-Income

60%

Unit 101
Low-Income

40%

Form 8609 Elections: 
Average Income Set-Aside
Individual Building Project

40% of All Units must be 
both rent and income 

restricted = 5 units (4.8 
rounded up to nearest unit)

The box shows the units 
(Qualified Group) the Owner 

wishes to use to qualify for the 
Average Income Test (AIT).  Since 

this average is below 60%, the 
set-aside requirement has been 

met.

40% + 40% + 50% + 60% + 60% = 250/5 = 50% average

Minimum Set-Aside: Average Income - Learning Point 2

96

Unit 304
Low-Income

70%

Unit 303
Market Unit

Unit 302
Low-Income

60%

Unit 301
Low-Income

60%

Unit 204
Market Unit

Unit 203
Market Unit

Unit 202
Low-Income

50%

Unit 201
Market Unit

Unit 104
Low-Income

80%

Unit 103
Low-Income

80%

Unit 102
Low-Income

80%

Unit 101
Low-Income

70%

Form 8609 Elections: 
Average Income Set-Aside
Individual Building Project

40% of All Units must be 
both rent and income 

restricted = 5 units (4.8 
rounded up to nearest unit)

The box shows the units 
(Qualified Group) the Owner 

wishes to use to qualify for the 
Average Income Test (AIT).  Since 

this average is above 60%, the 
set-aside requirement has not 

been met.

60% + 60% + 70% + 50% + 70% = 310/5 = 62% average

95

96
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Minimum Set-Aside: Average Income - Learning Point 3

97

Unit 304
Low-Income

70%

Unit 303
Market Unit

Unit 302
Low-Income

60%

Unit 301
Low-Income

60%

Unit 204
Market Unit

Unit 203
Market Unit

Unit 202
Low-Income

50%

Unit 201
Market Unit

Unit 104
Low-Income

80%

Unit 103
Low-Income

80%

Unit 102
Low-Income

80%

Unit 101
Low-Income

60%

Form 8609 Elections: 
Average Income Set-Aside
Individual Building Project

We have established 
Minimum Set-Aside. 

60% + 60% + 70% + 50% + 60% = 300/5 = 60% average

It is always crucial, but 
especially with Average 

Income, that the designations 
on the USR reported be 

accurately.

Minimum Set-Aside: Average Income - Learning Point 3 cont.

98

Unit 304
Low-Income

70%

Unit 303
Market Unit

Unit 302
Low-Income

60%

Unit 301
Low-Income

60%

Unit 204
Market Unit

Unit 203
Market Unit

Unit 202
Low-Income

50%

Unit 201
Market Unit

Unit 104
Low-Income

80%

Unit 103
Low-Income

80%

Unit 102
Low-Income

80%

Unit 101
Low-Income

60%

Form 8609 Elections: 
Average Income Set-Aside
Individual Building Project

This is not a Minimum Set-
Aside issue; this issue will 
trigger noncompliance for 

the most recent 80% move-
in.

The Qualified Group averages at 
60% AMI; however, the second 

test for the Project does not 
meet the 60% Average.

60% + 60% + 70% + 50% + 60% + 80% + 80% + 80% = 
540/8 = 67.5% average

97

98
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Module 4

99

Rent & Income Limits, 
Utility Allowances, 
Fees & Gross Rent

Income and Rent Limits

100

• Published annually by 
HUD

• Project specific
• Based on household size

Income 
Limits

• Calculated from Income 
Limits

• Project specific
• Based on unit size

Rent 
Limits

99

100
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Income and Rent Limits: HUD Report

101https://www.huduser.gov/portal/datasets/il.html

Income and Rent Limits: TDHCA Income & Rent Tool 9%

102
https://www.tdhca.texas.gov/income-and-rent-limits

101

102
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Income and Rent Limits: TDHCA Income & Rent Tool 4% & Exchange

103
https://www.tdhca.texas.gov/income-and-rent-limits

Exchange4% HTC

Income and Rent Limits: Project PIS Date – Multiple Buildings

104

103

104
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Income and Rent Limits: Learning Point 1

105

True or false, 9% HTC, 4% HTC and Tax Credit Exchange 
developments will all have the same Carryover date?

True

False

A

B

Income and Rent Limits: Learning Point 2

106

A 4% property and a 9% property in the same town/county will 
always have the same income and rent limits, true or false?

True

False

A

B

105

106
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Utility Allowances: Regulations

107

Treasury Regulation 1.42-10
• Federally approved methodologies

8823 Audit Guide, Chapter 18
• Identifies compliance and 

noncompliance

10 TAC §10.614
• TDHCA’s rule that details how the 

methodologies are implemented in 
Texas

Utility Allowance: Application vs. LURA

108

Once a property is underwritten with a Utility 
Allowance, that UA is allowed to be used until the 

building reaches 90% occupied for a period of 90 days, 
the end of the first year of the Credit Period, or the 

Owner requests a change from the underwritten UA.  

When the 1st building (BIN) hits the 90% occupied mark 
the Owner should submit a UA package to have it 

ready to implement after 90 days.  

107

108
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Utility Allowances: What’s Included

109

Include utilities 
paid by the resident

Paid directly to the 
provider

Paid to, or through, 
the owner of the 

building

Is the billing based 
on actual 

consumption?

Is the billing based 
on RUBS?

PHONE, CABLE, 
INTERNET

110

Utility Allowances: 7 Methodologies

Rural Housing Services (RHS or RD)

HUD-Issued Utility Allowance

Public Housing Authority (PHA)

Written Local Estimate (WLE)

Energy Consumption Model (ECM)

Actual Use Method

HUD Utility Schedule Model (HUSM)

109

110
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Utility Allowances: USDA Rural Housing

111

RHS 
Assisted 
Buildings

Section 
515 Direct 

Loan 
Program

Section 516 
Off Farm Labor 
Housing Loans 

and Grants

Section 521 
Rural Rental 
Assistance 

(RA)

Must use the 
project’s utility 

allowance 
submitted 

annually through 
the budget 

process.

Utility Allowances: USDA Rural Housing – Approval 

112

Effective Date: 
Indicated by 

RHS Approval

Posting: As 
required by RHS

Annual Review: 
As required by 

RHS

Approval: From 
RHS

111

112
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Utility Allowances: HUD-Regulated Buildings

113

HUD-
Regulated 
Buildings

HOME Units

NHTF 
Units

NSP 
Units

HOME-
ARP 

Units

TCAP RF 
Units

Project Based 
Section 8

Public 
Housing /RAD

These are NOT all 
the programs that 

would make an 
HTC Building HUD-

Regulated.

Utility Allowances: HOME Funds from the Department

114

Written Local Estimate 
(WLE)

Energy Consumption 
Model (ECM)

HUD Utility Schedule 
Model (HUSM) Actual Use Method

These methods are 
available for HOME 

funded developments

The Department 
has no jurisdiction 

over Utility 
Allowances for 
other entity’s 

HOME Funds when 
there are not 

Department MFDL 
funds also.

113

114
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Utility Allowances: Department Issued MFDL Funds

115

Effective Date: Indicated by 
the letter

Posting: Not required if 
Department calculated – 90 

days if Owner requested

Annual Review: Once per 
calendar year

Approval: From the 
Department

Utility Allowances: HOME Funds from Another PJ Part 1

116

Effective Date: 
Indicated by 

HOME PJ

Posting: As 
required by 

HOME PJ

Annual Review: 
As required by 

HOME PJ

Approval: From 
HOME PJ

115

116
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Utility Allowances: HOME Funds from Another PJ Part 2

117

Effective Date: 
Indicated by HOME 

PJ/Posting

Posting: As required 
by HOME PJ/90-day 

Posting

Annual Review: As 
required by HOME 
PJ/TDHCA Required

Approval: From 
HOME PJ and 

TDHCA

Utility Allowances: HUD Rent Schedule

118

Effective Date: 
Indicated on the 
Rent Schedule

Posting: As 
required by the 
HUD Program

Annual Review: As 
required by the 
HUD Program

Approval: From 
HUD

117

118
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Utility Allowances: Other Buildings

119

Methods 
for Other 
Buildings

Public 
Housing 

Authority 
(PHA)

Written 
Local 

Estimate 
(WLE)

Energy 
Consumption 
Model (ECM)

Actual Use 
Method

HUD Utility 
Schedule 

Model 
(HUSM)

Utility Allowances: PHA Methodology – City and County 

120

119

120
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Utility Allowances: PHA Methodology – Regional, COG or TDHCA

121

Utility Allowances: PHA Methodology – City versus County 

122

City of Houston Harris County

121

122
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Utility Allowances: PHA Method – Different Building Types

123https://www.hacanet.org/landlords/

Utility Allowances: PHA Schedule 

124

Effective Date: 
Within 90 days

Posting: Not 
Required

Annual Review: 
When PHA 
publishes

Approval: Not 
required

123

124
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Utility Allowances: Written Local Estimate

125

Effective Date: 90 
days from the date of 

the provider letter

Posting: Required on 
the date of the 
provider letter

Annual Review: Once 
per calendar year

Acknowledgement: 
From TDHCA

Utility Allowances: Energy Consumption Model

126

Effective Date: 60 days after the end of the 
last month of the 12-month period for which 

data was used to compute the estimate

Posting: Should be the date of the Engineer 
letter and must be submitted on that date 

for review

Annual Review: Once per calendar year, 
must include Engineer’s license

Approval: From TDHCA

125

126
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Utility Allowances: HUD Utility Schedule Model

127

Effective Date: 90 days 
from the “Form Date”

Posting: Same day as the 
“Form Date” and date 
submitted to TDHCA

Annual Review: Once 
per calendar year

Approval: From TDHCA

Utility Allowances: Actual Use Method

128

Effective Date: Date the 
allowance is approved 

by the Department

Posting: Date approval 
is received from TDHCA

Annual Review: Once 
per calendar year, must 

be submitted by 8/1

Approval: From TDHCA

127

128
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Utility Allowances: Annual Review

129

• Requirements for Annual Review
• USDA/Rural Development and HUD Project Based Funding Utility Allowances

• The owner must demonstrate that the utility allowance has been reviewed annually and in
accordance with USDA/RD and HUD regulations

• PHA Method
• Owners are responsible for periodically determining if the applicable PHA released an updated

schedule to ensure timely implementation. When a new allowance is made available by the
PHA, it can be implemented immediately, but must be implemented for rent due 90 days after
the effective date

• Written Local Estimate (WLE), HUD Utility Model Schedule (HUSM) and Energy
Consumption Model (ECM)
• Owners must update the allowance once a calendar year. The update and all back-up

documentation MUST be submitted to the Department no later than October 1st of each year

• Actual Use Method
• Owners must update once a calendar year. The update and all back-up documentation MUST

be submitted no later than August 1st of each year

• A utility allowance is considered implemented once the Unit Status Report (USR)
is updated and rents are restricted.

Utility Allowances: Annual Review Not Submitted

130

Except for MFDL developments, if an Owner fails to submit for 
annual review during the calendar year, the Development's Utility 

Allowance will default to the applicable PHA allowance. If the 
Development is in an area that does not have a PHA, the 

Development fails to have a properly calculated Utility Allowance. 

129
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Utility Allowances: How to Handle Changes

131

An Owner may not change methodologies or the utilities that a resident 
is financially responsible for without prior written Department 

approval.

*** Once approval to start or stop charging for a utility is received, 
owners must implement the change in utilities charged at the time 

of each household’s lease renewal, and no sooner. ***

• The Department will review all requests, except for the “Actual Use” methodology
which is 45 days, within 90 days of the receipt of the request

• If the owner fails to post the notice to the residents AND simultaneously submit the
request to the Department by the beginning of the 90-day period, the approval or
denial will be delayed for up to 90 days after the Department notification

Utility Allowances: Combining Methodologies

132

In general, owners may combine any methodology described in• In general, owners may combine any methodology described in
§10.614 for each utility service type paid directly by the resident and
not by or through the owner of the building

• Example: If residents are responsible for electricity and gas, an owner may use
the appropriate PHA allowance to determine the gas portion of the allowance
and use the HUD Model to determine the electric portion of the allowance

• USDA/RD and HUD-Regulated buildings (including those HUD-
Regulated by MFDL funds) are not allowed to combine methodologies

Be careful… different methods have 
different annual review requirements 

and effective dates.

131
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Utility Allowances: At Application

133

If the application 
includes USDA/RD 

assisted buildings or 
tenants, the UA is 
prescribed by the 

USDA/RD program; no 
other method is allowed

Any of the five (5) 
methodologies (Written 

Local Estimate, HUD 
Model, PHA, Energy 

Consumption Model, or 
Actual Use Method) 

Upon request, the 
Compliance Division (UA 

Team) will calculate or 
review an allowance 

within 21 days, but no 
earlier than 90 days, 

from when the 
application is due

The Owner is not 
required to review the 
utility allowances, or 

implement new 
allowances, until the 
building has achieved 
90% occupancy for a 

period of 90 consecutive 
days, or the end of the 
first year of the Credit 
Period, if applicable, 
whichever is earlier. 

Any requests for new 
resources (either 

additional funds or Tax 
Credits) on a Development 

with an existing 
Department LURA must 

use the method that is in 
effect on the existing 
Development. If the 

Owner wishes to change 
or if for an MFDL 

application is required to 
change the methods for 

the purposes of the 
application, a request for 
the existing Development 
must first be submitted to 
the Compliance Division 

for approval.

Utility Allowances: How to Submit

134

• Must be submitted directly to
UA-Application@tdhca.texas.gov

• Include the “Utility Allowance Questionnaire 
for Applications” along with all required 
back-up based on the methodology

Application

• Upload directly to the development’s CMTS 
attachment system; select Utility Allowance 
as the TDHCA Contact

• Under “Type” for the drop-down box, select 
Utility Allowance Documents

Existing and 
Established 

All requests for existing/established developments 
described in this section must be complete and uploaded 
directly to the Development's CMTS account using "Utility 

Allowance Documents" in the type field and "Utility 
Allowance" as the TDHCA Contact. 

The Department will not approve requests that are 
incomplete and/or are not submitted correctly.

133
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Utility Allowances: Learning Point 1

135

Tax Credit Developments can use any of the 7 methodologies to 
calculate the utility allowance?

True

False

A

B

Utility Allowances: Learning Point 2

136

A Housing Choice Voucher (Section 8) household in the building 
makes the entire building HUD-regulated, true or false?

True

False

A

B

135
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Utility Allowances: Learning Point 3

137

What utility allowance do I use if I have both USDA/RD assisted 
buildings and HUD-regulated buildings?

USDA/RD Approval Letter

HUD Rent Schedule

Whatever assistance the unit receives

None of the above

I don’t know

A
B
C
D

E

Utility Allowances: Learning Point 4

138

What date should my HUD issued Utility Allowance be updated on 
the Unit Status Report?

At household renewal

On the HUD Rent Schedule effective date

Whatever date the owner chooses

None of the above

Any of the above

A
B
C
D

E

137
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Utility Allowances: Learning Point 5

139

A household that has a Section 8 Voucher, what is the Utility 
Allowance for that unit on a Tax Credit property?

The approved Utility Allowance methodology for 
the development

The approved Utility Allowance from the Public 
Housing Authority that issued the voucher

The most applicable PHA for the Development

A

C
B

Utility Allowances: Learning Point 6

140

When the UA goes into effect, does it affect households on the 
effective date of the UA or at household recertification?

On the utility allowance effective date, the USR should be 
updated with the current UA and any rent adjustments made

At recertification the USR should be updated at that time 
with the current UA and any rent adjustments made

A

B

139
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Fees

141

Fees…

Application

Service & 
Contingency

Mandatory 
& Optional

Fees: Included in Eligible Basis

142

Common 
Areas

Covered 
Parking Garages Swimming 

Pool
Storage 

Units

If these items are included in eligible basis the tenants cannot be charged for their use, even market rate households!

141

142
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Fees: Application Fees

143

Application fees are supported 
based on how the property is 

charged

Flat fee per month regardless of 
how many applications are 

processed

Cost per individual application 
processed

Per household admin fee as 
outlined in  

10 TAC §10.622(c)(1) 

Application processing is limited 
to the actual out-of-pocket cost 

to the owner for checking 
household’s credit history and 

landlord references

NO deposit or fee may be 
charged for a household to 
be placed on a waiting list.

Fees: Application Fees – Flat Fee

144

111 move-ins + 106 cancelled/denied = 217 total 
$258.85 monthly x 12 months = $3,106.20 annual expense

$3,106.20 per year ÷ annual apps 217 = $14.31 per applicant
$5.65 Admin Fee per Household per §10.622

Initial Application Fee $19.96, each thereafter $14.31

143
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Fees: Application Fees – Individual Fee

145

Example 1: Example 2:

$99.20 total ÷ 4 total applications = 
$24.80 each

$5.65 Admin Fee per Household per §10.622

Initial Application Fee $30.45, each thereafter 
$24.80

Application fee is $15.35 each
$5.65 Admin Fee per Household 

per §10.622

Initial Application Fee $21.00, 
each thereafter $15.35

Fees: Allowable Fees

146

• Late Rent Fee
• Re-letting Fee
• Fee to Repair Damages

Contingency 
Fees

• Sure Deposit
• Meals
• Hair Salon

Provisions of 
Service

145

146
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Fees: Mandatory Fees

147

Month-to-
Month Fee

Mandatory Renter’s 
Insurance

Utilities paid 
to the owner 

based on 
RUBS

Disallowed Fees

• Admin fees for submetered water and sewer billing for Housing Tax 
Credit households and households receiving Section 8 Vouchers

• Charges for copies of the paperwork for the low-income unit
• Fees to use the clubhouse/amenities
• Fees for preparing a unit for occupancy
• Fees for assistance with application and tenancy paperwork
• Assistance animal fees and deposits
• Fees or Deposits to be placed on the waitlist
• Make-ready costs that are not beyond normal wear and tear
• Fees for third party verification methods (i.e. the Work Number)
• Fees to pay rent online when there is not a free option
• Section 811 PRA does not allow for any type of fee

148

147
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Fees: Learning Point 1 

149

Can a fee be charged for amenities after the Development has 
completed the Federal Compliance Period?

Yes, after the first 15 years, TDHCA and the IRS no longer 
monitor fees for amenities

No, if the cost of the amenity was included in the 
Eligible Basis, the property may never charge a fee for it

A

B

Fees: Learning Point 2 

150

Can an owner impose ‘visitor parking fees’ since visitors are not Tax 
Credit tenants?

No, the parking lot was included in eligible basis and 
cannot be charged for, even to guests

Yes, operating a property is expensive and an 
owner must find avenues for ancillary income

A

B

149
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Gross Rent

151

Tenant 
Paid Rent

Utility 
Allowance

Mandatory 
Fees Gross Rent

Gross Rent and the Rent Limit

152

Gross Rent

Rent Limit 
based on 
bedroom 

size

151

152



1/22/2026

77

Gross Rent: Prohibition – Once in 12-Month Period

153

Per 10 TAC §10.622(k); Owners are not permitted to increase the household portion of 
rent more than once during a 12-month period, even if there are increases in rent limits 
or decreases in utility allowances, unless the Unit or household is governed by a federal 
housing program that requires such changes or the household transfers to a Unit with 

additional Bedrooms. If it is determined that the Development increases rent more than 
once in a 12-month period, the Department will require the Owner to refund or credit the 
affected household. The Owner must obtain in writing, from the household, the election 

to receive a full refund check or to have the entire overpaid amount credited to their 
household account. In the absence of a tenant election, a full refund check must be 

presented to the household.

Gross Rent: Prohibition – $75 increase, or More

154

Per 10 TAC §10.622(l); If an Owner is increasing a household's rent $75 or more per 
month, the Owner is required to provide the household a 75-day written notice of such 

increase, unless the Unit or household is governed by a federal housing program that 
allows for such a change. If an Owner increases the household's rent $75 or more without 
providing a 75-day notice, any amounts in excess of $75 per month must be refunded or 

credited to the affected household(s). The Owner must obtain in writing, from the 
household, the election to receive a full refund check or to have the entire overpaid 

amount credited to their household account. In absence of a tenant election, a full refund 
check must be presented to the household.

153
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Gross Rent: Prohibition – No Fee to Pay Rent

155

Per 10 TAC §10.622(m); Owners must provide an option to pay rent in a manner that does 
not involve additional out of pocket costs to the household.

Gross Rent: Testing Example 1

156

$1,351 $287 $0 $1,638

$1,638 $2,088≤

155
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Gross Rent: Testing Example 1 with BOND 

157

$1,351 $287 $0 $1,638

$1,638 $1,740≤

Gross Rent: Testing Example 2

158

$1,851 $287 $0 $2,138

$2,138 $2,088>

157
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Gross Rent: Testing Example 3

159

$1,801 $287 $20 $2,108

$2,108 $2,088>

Gross Rent: Testing Example 4 – Average Income

160

$975 $81 $0 $1,056

$1,056 $1,255<

159
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Gross Rent: Testing Example 5 – Average Income

161

$1,904 $106 $0 $2,010

$2,010 $2,008>

Gross Rent: How to Correct

162

In accordance with 10 TAC §10.622(a):
• If it is determined that an HTC Development, during the Compliance Period, 

collected rent more than the rent limit established by the minimum set-aside, 
the Owner must correct the violation by reducing the rent charged.

• The Department will report the violation as corrected on January 1st of the 
year following the violation.

• The refunding of overcharged rent does not avoid the disallowance of the 
credit by the IRS.

161
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Additional Rent & Occupancy: Testing Example 

163

$1,450 $327 $0 $1,777

$1,777 $1,740>

Additional Rent & Occupancy: Testing Example; How to Correct

164

In accordance with 10 TAC §10.622(b):
• Refund or credit, the excess amount collected to the affected household.

• Calculate the amount of rent overage paid by the household, 
• Reduce the household’s rent and refund/credit the excess amount collected, 
• Update the lease contract and notify the household in writing of the rent 

reduction, and 
• Submit evidence of the rent overage calculation, a copy of the cancelled 

check or evidence of the account credit, the updated lease contract and rent 
ledger to evidence the reduced rent has been implemented.  

• The noncompliance will be considered corrected on the date which the 
overcharged rent was refunded/credited to the resident and the date that the 
rent plus the utility allowance is equal to or less than the applicable limit.

The Owner must obtain in writing, 
from the household, the election to 

receive a full refund check or to have 
the entire overpaid amount credited 

to their household account. In the 
absence of a tenant election, a full 
refund check must be presented to 
the household within thirty days.

163
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Gross Rent: Learning Point 1

165

Where in the gross rent calculation does the housing assistance 
belong?

Tenant Paid Portion of Rent

Mandatory Fee

Utility Allowance

Not included

A
B
C

D

Gross Rent: Learning Point 2

166

Where in the gross rent calculation does the Pet Rent belong?

Tenant Paid Portion of Rent

Mandatory Fee

Utility Allowance

Not included

A
B
C

D

165
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Gross Rent: Learning Point 3

167

Where in the gross rent calculation does the mandatory renter’s 
insurance belong?

Tenant Paid Portion of Rent

Mandatory Fee

Utility Allowance

Not included

A
B
C

D

Gross Rent: Learning Point 4

168

If an owner is required to adjust rent for a gross rent issue of 
noncompliance during the compliance period, can they give a 

refund to the tenant to correct the noncompliance, true or false?

True

False

A

B

167
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Module 5

169

Maintaining 
Compliance

Compliance: Written Policies and Procedures

170

Written 
Policies and 
Procedures 

review 
process

Periodically 
by TDHCA Fair 
Housing staff

As a result of 
complaints

Owner 
initiated 

review for 
approval

Owner initiated review and 
TDHCA approval does not 

guarantee future compliance.

To request a review, the owner 
must email 

fair.housing@tdhca.texas.gov to 
initiate the process.

Maintain current and prior 
versions of the Tenant Selection 

Criteria.

169
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Eligibility: 5 Basic Steps

171

Screening through the application process

Determine the household composition

Document income & assets

Annualize income

Complete Income Certification

1

2

3

4

5

Eligibility: Section 8 Verification

172

The Income Verification 
for Households with 

Section 8 Certificates may 
be used. 

This form may not be 
used if the verifying 

Housing Authority has 
any ownership, 

management, consulting 
agreement, or any 
involvement in the 

property operations.

171
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Eligibility: Students

173

• All household members must be screened for student status:
• Kindergarten through 12th grade
• Higher Education

• Full-Time (FT) Status 
• As defined by the educational institution
• 5 calendar months, months enrolled do not have to be consecutive

Student Status Screening vs. Income Screening

174

January 1, 2026

Move-In Date
March 5, 2026

December 31, 2026

Student Status

March 4, 2027

Income

173
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Eligibility: Student Households

175

All Full-Time 
Students?

Yes… Must meet 
an exception:

Married & able to 
file a joint return

Single parents and 
their children

Foster Child as a 
minor

TANF Recipient

JTPA or WIA

No… Okay!
Remember, all students in 

higher education, 
regardless of full-time 

status, must be screened 
for student financial 

assistance.

Lease Requirements; 10 TAC §10.613

176

Cannot evict without good cause; must be 30-day written 
notice for nonpayment of rent

Comply with VAWA

Requirement to report student status and changes to the 
status

Cannot lock-out or threaten to lock-out

Tenant Rights and Resources Guide

175
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Annual Data Collection vs. Annual Income Certification

177

• 100% Low-Income Projects
• Must complete Annual Data Collection by 

anniversary of original move-in to project
• Can be executed within 120 days BEFORE the 

due/effective date

Annual Data 
Collection

• Same process as Initial Certification
• Use current household information and income 

limits
• Due by the anniversary of the household’s original 

move-in date or initial certification date
• Can begin 120 days BEFORE the due/effective date

Annual 
Income 

Certification

Annual Data Collection vs. Annual Income Certification

178

Annual Data 
Collection

Annual Eligibility 
Certification

Number of 
household members 

& their age

Ethnicity, Race & 
Disability Status

Student Status

Rental Assistance, if 
any

Annual Income 
Certification

Full annual Income 
Certifications collect 

the required data

177

178
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Project Elections and Annual Requirements: 100% Low-Income

179

Unit 102
Low-Income 

Unit 101
Low-Income

Unit 104
Low-Income 

Unit 103
Low-Income 

Unit 202
Low-Income 

Unit 201
Low-Income

Unit 204
Low-Income 

Unit 203
Low-Income 

All households must complete annual data 
collection, regardless of project election.

Project Elections and Annual Requirements: Mixed Income

180

Unit 102
Low-Income 

Unit 101
Low-Income

Unit 104
Low-Income 

Unit 103
Low-Income 

Unit 202
Low-Income 

Unit 201
Market

Unit 204
Market

Unit 203
Low-Income 

All households must complete annual Income 
Certification, the both buildings are in the same project.

If each building is an individual project, then Building 1 
can do Annual Data Collection and Building 2 must do full 

annual Income Certifications

179

180
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Available Unit Rule (AUR)

181

When a household goes Over-Income (OI)
• Keep Rent Restricted
• Lease the next unit of smaller/comparable size to low-

income household
• The above items must continue until the Applicable

Fraction is restored in the building

The Available Unit 
Rule (AUR) is a 
building rule.

140% 
Threshold

60% AMI 
and below

140% of 
60% AMI

70% AMI 140% of 
70% AMI

80% AMI 140% of 
80% AMI

Going over the designation 
does not make a household OI

Next Available Unit Rule: Building 5

182

6

8

75%

7,000

9,000

77.78%

4-Bedroom units are 1,500 sq. feet and 3-Bedroom units are 1,000 sq. feet

181

182



1/22/2026

92

Next Available Unit Rule: Building 5 with an Over Income Unit

183

6

8

75%

7,000

9,000

77.78%

4-Bedroom units are 1,500 sq. feet and 3-Bedroom units are 1,000 sq. feet

5

8

62.5%

6,000

9,000

66.67%

Next Available Unit Rule: Building 5 with an Over Income Unit

184

6

8

75%

7,000

9,000

77.78%

4-Bedroom units are 1,500 sq. feet and 3-Bedroom units are 1,000 sq. feet

5

8

62.5%

6,000

9,000

66.67%

6

8

75%

7,000

9,000

77.78%

183

184
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Available Unit Rule: Average Income – Learning Point

185

Unit 304
Low-Income

70%

Unit 303
Market Unit

Unit 302
Low-Income

60%

Unit 301
Low-Income

50%

Unit 204
Market Unit

VACANT

Unit 203
Market Unit

Unit 202
Low-Income

40%

Unit 201
Market Unit

Unit 104
Low-Income

60%

Unit 103
Low-Income

60%

Unit 102
Low-Income

60%

Unit 101
Low-Income

40%

50 + 60 + 70 + 40 + 40 + 60 + 60 + 60 = 440/8 = 55% average

Unit 304
Low-Income

70% OI

Unit 204
Low-Income

70%

Unit 304
Market Unit

All units in this building 
are the same size.  The 
Applicable Fraction is 

based on the unit count.

Household Additions

• The addition of new member(s) to an existing low-income household requires
screening and income/asset verification for the new member of the household,
including firsthand documentation and/or third-party verification. The
treatment will depend on whether the building is a mixed-use or 100% LIHTC
building.

• 100% HTC Projects
• The new household member’s income is added to the existing household’s original

Income Certification.

• Mixed-Use Projects
• The new household member’s income is added to the existing household’s most recent

Income Certification. The household continues to be income-qualified, and the income
of the new member is taken into consideration with the income of the existing
household for purposes of the Available Unit Rule under IRC §42(g)(2)(D).

186

Screen the 
new 

household 
member: 
Income, 
Assets & 
Student 
Status

Verify 
Reported 

Information

Add to the 
EXISTING 
Income 

Certification

New 
household 
member 
signs the 
EXISTING 
Income 

Certification 
on the date 
they move-

in

185

186
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Transfers: 100% Low-Income Multiple Building Projects

• Households may transfer to any unit in a 100% low-income multiple building project and
retain their program designation.

• The project election will be done on line 8(b) of Form 8609 for each BIN.

• The household does not need to be and should not be certified at the time of transfer.
• The original certification which qualified the household for the program/project remains the applicable

certification.
• The original household qualifying documentation must be maintained in the new unit file.

• The move-in date remains the date the household was first designated under the program.
• Annual certification requirements should be done within 120 days of the anniversary of the original move-

in.

• The Unit Status Report (USR) should retain the original move-in date and qualifying
income from the time of move-in.

187

Transfers: 100% Low-Income Multiple Building Projects

188

414
30%

413
50%

412
60%

411
60%

314
60%

313
40%

312
50%

311
50%

214
60%

213
50%

212
40%

211
60%

114
50%

113
30%

112
60%

111
60%

424
60%

423
50%

422
50%

421
60%

324
60%

323
60%

322
40%

321
30%

224
60%

223
60%

222
50%

221
50%

124
50%

123
40%

122 
Vacant

30%

121
60%

These two buildings are one project.  Can the household in unit 411 
transfer to unit 122?

411
Vacant

30%

122
60%

187

188
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Transfers: Mixed Income Multiple Building Projects

• Low-income households retain their program designation when they transfer to any unit in a
multiple building project if at the last annual certification their income was less than 140%
of area median income level set by the minimum set aside.

189

Designation moves with the household.

Transfers: Over Income Households

• A current household with an income exceeding 140% of the applicable limit is considered
Over Income (OI).

• These households may transfer within the building but may not transfer to a unit outside of
the building/BIN in which the household became OI.

• The household may not transfer within a multiple building project, they must remain in the building/BIN
where they certified as OI.

• When the household transfers within the building the statuses will swap, the newly
occupied unit will continue to be considered OI (since the designation follows the
household) and the newly vacated unit will have the status from the swapped unit.

• Over Income households impact the Next Available Unit Rule, which is a building rule.

190

189

190
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Transfers of an OI Household

191

33
50%

32
60%

31
OI

23
Market

22
60%

21
60%

13
Market
Vacant

12
50%

11
60%

63
Market

62
60%

61
60%

53
60%

52
Market

51
50%

Vacant

43
60%

42
Market 
Vacant

41
50%

The two buildings are one 
project. 

Can the household in unit 31 
transfer to unit 51?

Since the household in 
unit 31 is over income (OI) 
they cannot move out of 
their building.  The Next 
Available Unit Rule must 

be maintained on a 
building basis. 

Transfers: Individual Building Projects

• Each building/BIN is its own project (100% low-income and mixed income projects)
• Developments that made the 20/50 or 40/60 election: at the time of move-in to the new

project, the household must be certified and have a current annual income less than the
income limit established by the minimum set aside the Owner selected.

• Developments that elected the Average Income Test (AIT) under IRC §42(g): the household
must be certified and their current designation averaged together with the designations of
the other households in the project must be equal to or less than the percentage
represented at the time of application.

192

The household must certify to move between buildings

191

192
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Transfers within the Same Building/BIN

A household may transfer to a new unit within the same BIN. The unit designations will swap 
status.

193

505
60%

504
Market

503
Vacant

60%

502
60%

501
Market

405
60%

404
60%

403
60%

402
60%

401
60%

305
60%

304
60%

303
60%

302
Vacant
Market 

301
Market

205
60%

204
60%

203
Market

202
60%

201
60%

Can the household in unit 301 
transfer to unit 503?

301
Vacant

60%

503
Market

Since the transfer is within 
the same building the 

households can move and 
the unit designations 

swap.  
The applicable fraction, if 
based on square footage, 

must be maintained 
when households move 

within the building.

Transfers: Mixed Income Multiple Building Projects

194

33
50%

32
60%

31
Market

23
Market

22
60%

21
60%

13
Market
Vacant

12
50%

11
60%

63
Market

62
60%

61
60%

53
60%

52
Market

51
50%

Vacant

43
60%

42
Market 
Vacant

41
50%

These two buildings are one 
project.  

Can the household in unit 31 
transfer to unit 51?

Each building has an 
applicable fraction of 

66.67% based on the unit 
count.  Moving the market 
household in unit 31 over 
to the other building into 
a low-income unit would 

affect the applicable 
fraction. 

193
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Transfers: Mixed Income Multiple Building Projects

195

33
50%

32
60%

31
Market

23
Market

22
60%

21
60%

13
Market
Vacant

12
50%

11
60%

63
Market

62
60%

61
60%

53
60%

52
Market

51
50%

Vacant

43
60%

42
Market 
Vacant

41
50%

These two buildings are one 
project.  

Can the household in unit 21 
transfer to unit 51?

21
Vacant

50%

51
60%

Each building has an 
applicable fraction of 

66.67% based on the unit 
count.  Since both units 
are designated as low-

income the transfer will 
not impact the applicable 

fraction. 

Transfers: Multiple Building Project; Average Income

196

33
50%

32
60%

31
30%

23
20%

22
60%

21
60%

13
80%

Vacant

12
50%

11
60%

63
20%

62
60%

61
60%

53
60%

52
80%

51
50%

Vacant

43
60%

42
80%

Vacant

41
50%

These two buildings one 
project.  

Can the household in unit 31 
transfer to unit 51?

Moving the 30% 
household in unit 31 over 
to the other building into 
unit 51 would not affect 

the average. The building 
average must remain 

under the 60% average.

52.22% Average 57.78% Average

31
Vacant

50%

51
30%

54.44% Average 55.56% Average

195
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Transfers: Individual Building Projects; Average Income

197

33
50%

32
60%

31
Market

23
Market

22
60%

21
60%

13
Market
Vacant

12
50%

11
60%

63
Market

62
60%

61
60%

53
60%

52
Market

51
50%

Vacant

43
60%

42
Market 
Vacant

41
50%

These two buildings are 
individual projects.  

Can the household in unit 21 
move to unit 51?

21
Vacant

50%

51
60%

56.67% Average 56.67% Average

Moving the 50% 
household in unit 21 over 
to the other building into 
unit 51 would not affect 

the average. The building 
average must remain 

under the 60% average.

If the household in 21 is 
still eligible, they could 
certify and then move.

55% Average 58.33% Average

Compliance: Learning Point 1

198

Nicole, age 33, is applying for a unit with her son Vince, age 8.  She is 
attending community college full-time to finish her degree.  She is divorced; 

per the court order her ex-husband is allowed to claim Vince on his tax 
return.  Does the applicant household meet the student status requirements?

No, Nicole does not claim her son on her taxes

Yes, Nicole is a single parent & her child is claimed by a parent on their tax return

Yes, Nicole attends community college and this is exempt

Yes, Nicole is over the age of 23 so her student status is irrelevant

A
B
C

D

197

198
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Compliance: Learning Point 2

199

Charles and Mike, both age 23, are applying for an HTC apartment in April.  
Charles is working on his Master’s Degree and Mike has confirmed that he will 

graduate in May.  The university has confirmed the full-time status for each 
applicant.  Does the applicant household meet the student status?

Yes, Charles is working on his Master’s, which is an exception

Yes, Mike is graduating a month after they move-in

No, Charles and Mike are both FT students and no exceptions are met

No, But they can re-apply in June, after Mike graduates and be okay 

A
B
C

D

Compliance: Learning Point 3

200

Amy, age 40, is a part-time student at an online college.  She has been 
attending part-time for the last 2 years.  She is applying for an apartment. 

Does Amy qualify as eligible under the student status requirements?

Yes, Amy is only part-time

Yes, Amy is an independent student

No, Amy does not meet an exception

No, she might decide to be full-time, we cannot take that chance

A
B
C

D

Amy’s student status 
should be verified each 
semester to make sure 
that she continues to 
meet this allowance.

199
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Compliance: Learning Point 4

201

Ana and her daughter Kim moved into the development on March 12, 2025.  
On August 19, 2025, Ana requested to add a household member to her unit.  

Her partner Cho will be moving in, is this permissible?

This is allowable, complete the eligibility process for Cho, update the 
most current Income Certification and the Unit Status Report

This is not allowable, Ana has only occupied the unit for five months

A new household member may only be added during the annual 
recertification process

A

B

C

Compliance: Learning Point 5

202

Lisa and her son Will moved into the development on December 12, 2025.  On 
January 19, 2026, Lisa requested to add a household member to their unit.  

Her adult daughter, Katie, will be moving in, is this permissible?

This is allowable, complete the eligibility process for Katie, update the 
most current Income Certification and the Unit Status Report

This is not allowable; Lisa has only occupied the unit for a month

A new household member may only be added during the annual 
recertification process

A

B

C

201

202
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Compliance: Learning Point 6

203

When a household transfers within a multiple building project, the Unit Status 
Report should be updated to the date the household moves into the new unit. 

True or False?

True, the household moved into the unit on 
that date

False, the household move-in date should be 
the original qualifying date for the project

T

F

0613_PowerPoint Presentation

Module 6

204

Acquisition & Rehabilitation
and “Post 15”

203

204
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205

Acquisition and Rehabilitation

Acquisition and Rehabilitation: Timeline

206

November 15, 2024

• Building 
Acquired 

(Acq. Placed 
in Service)

January 1, 2025
June 15, 2025

• Rehab 
Placed in 
Service

2025 is the first year of the credit period for both the Acquisition 
and the Rehab.

205

206
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Acquisition and Rehabilitation: Certifications

207

If the existing household is 
qualified as eligible within 
120 days of the date the 

building is acquired

The effective date of 
the Income 

Certification is the 
date of the acquisition

Use the income limits 
in effect at the time of 

the acquisition

If the existing household is 
qualified as eligible more 

than 120 days after the date 
the building is acquired

The effective date of 
the Income 

Certification is the 
date the household 

signs the form

Use the income limits 
in effect at the time 
the household signs 

the form

If a new household moves in 
after the acquisition placed 

in service date

The effective date of 
the Income 

Certification is the 
date the household  
moves into the unit

Use the income limits 
in effect at the time of 

move-in

Acquisition and Rehabilitation: Learning Point 1

208

What is the effective date of the Income Certification if the 
household is qualified on December 5th?

August 15th

Building 
Acquired

December 13th

End of 120 
Days

August 15th

207

208



1/22/2026

105

Acquisition and Rehabilitation: Learning Point 2

209

What is the effective date of the Income Certification if the 
household is qualified on December 18th?

August 15th

Building 
Acquired

December 13th

End of 120 
Days

December 18th

Acquisition and Rehabilitation: The Credit Period

210

There is no requirement to qualify existing households as 
eligible within 120 days of the date of Acquisition, but all 

households must be qualified as eligible by the beginning of the 
first year of the credit period; this includes those that were 

tenants at the time of acquisition along with any new move-ins.

209

210
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Acquisition and Rehabilitation: Certification Dates

211

Unit 303
Low-Income Occupied
Certified: July 25, 2025

Unit 302
Low-Income Occupied
Certified: January 27, 

2025

Unit 301
Low-Income Vacant

Move-In: April 1, 2025

Unit 203
Low-Income Occupied

Certified: November 11, 
2025

Unit 202
Low-Income Occupied

Certified: December 10, 
2025

Unit 201
Market Occupied

Unit 103
Low-Income Occupied

Certified as ineligible on 
March 20, 2025

Unit 102
Low-Income Occupied

Certified: October 4, 2025

Unit 101
Low-Income Vacant

Move-In: January 18, 2026

Building Acquired: November 12, 2024
Credit Period began: January 1, 2026

120 days from November 12, 2024
Is March 12, 2025

If an existing household 
is NOT income eligible 

at the time of 
Acquisition and at the 
first year of the credit 
period, the unit is not 

eligible for credits until 
it is occupied with an 

eligible household

Acquisition and Rehabilitation: Recertification Dates

212

Unit 303
Low-Income Occupied
Certified: July 25, 2025
Annual: July 25, 2026

Unit 302
Low-Income Occupied

Certified: January 27, 2025
Annual: November 12, 2025

Unit 301
Low-Income Vacant

Move-In: April 1, 2025
Annual: April 1: 2026

Unit 203
Low-Income Occupied

Certified: November 11, 2025
Annual: November 11, 2026

Unit 202
Low-Income Occupied

Certified: December 10, 2025
Annual: November 12, 2026

Unit 201
Market Vacant

Low-Income household to 
move-in February 1, 2026

Unit 103
Ineligible Low-Income 
Occupied – Convert to 

Market when 201 moves in

Unit 102
Low-Income Occupied

Certified: October 4, 2025
Annual: October 4, 2026

Unit 101
Low-Income Vacant

Move-In: January 18, 2026
Annual: January 18, 2027

Building Acquired: November 12, 2024
Credit Period began: January 1, 2026
120 days from November 12, 2024 is March 12, 2025

One year later at the 
recertification process:

100% Low-Income Project: 
Annual Data Collection by 

anniversary date

Mixed Income Project: Income 
Certification Must be completed 

on ineligible household to 
establish possible eligibility or 
convert to Market status when 

allowed

211
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Acquisition and Rehabilitation: Form 8609

213

Existing HTC developments with a Land Use 
Restriction Agreement that require 

payment of a compliance monitoring fee 
that receive a second allocation of credit 
will pay only one fee; the fee required by 

the original Land Use Restriction 
Agreement will be disregarded. For HTC 
Developments, the fee will be collected, 

retroactively if applicable, beginning with 
the first year of the credit period.

Acquisition and Rehabilitation: Income Limits

214

Existing HTC developments with a Land Use 
Restriction Agreement that require 

payment of a compliance monitoring fee 
that receive a second allocation of credit 
will pay only one fee; the fee required by 

the original Land Use Restriction 
Agreement will be disregarded. For HTC 
Developments, the fee will be collected, 

retroactively if applicable, beginning with 
the first year of the credit period.

213
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Acquisition and Rehabilitation: Rent Limits

215

Existing HTC developments with a Land Use 
Restriction Agreement that require 

payment of a compliance monitoring fee 
that receive a second allocation of credit 
will pay only one fee; the fee required by 

the original Land Use Restriction 
Agreement will be disregarded. For HTC 
Developments, the fee will be collected, 

retroactively if applicable, beginning with 
the first year of the credit period.

Acquisition & Rehabilitation with Previous Tax Credit Allocation

216

215

216
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Re-Syndication of Tax Credits: Learning Point

217

Unit 102
Low-Income Occupied

Moved in May 21, 2017
Unit 101

Low-Income Vacant

Unit 104
Low-Income Occupied

Moved in December 5, 2025

Unit 103
Low-Income Occupied
Moved in July 3, 2021

No, the development was 
under an HTC Land Use 

Restriction Agreement and 
the households were 

qualified as eligible at the 
time of occupancy. However, 
units 102 and 103 need to be 
screened for current student 

status.

Do units 103 and 102 need 
to be certified as eligible?

Award Date: November 1, 2025

Re-Syndication: Learning Point continued

218

Unit 102
Low-Income Occupied

Moved in May 21, 2017

Recertification May 21, 2025

Unit 101
Low-Income Occupied

Moving in February 6, 2026

Recertification will be due 
February 6, 2027

Unit 104
Low-Income Occupied

Moved in December 5, 2025

Recertification will be due 
December 5, 2026

Unit 103
Low-Income Occupied
Moved in July 3, 2021

Recertification July 3, 2025

All annual recertification 
requirements apply and are 
due by the anniversary date 
of the original move-in date 

to the project.

Award Date: November 1, 2025

217
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Acquisition and Rehabilitation: Notes on Re-Syndication

219

Existing HTC developments with a Land Use 
Restriction Agreement that require payment of a 
compliance monitoring fee that receive a second 
allocation of credit, will pay only one fee; the fee 

required by the original Land Use Restriction 
Agreement will be disregarded. For HTC 

Developments, the fee will be collected, retroactively 
if applicable, beginning with the first year of the credit 

period.  This began with the 2020 QAP, it is 
not applied retroactively

Written Policies 
addressing credit, criminal 

history and occupancy 
standards cannot be 
applied retroactively

If the rehab combines 
Housing Tax Credits with 

any other Federal funds be 
sure to review the Uniform 

Relocation Act (URA) to 
ensure compliance

Acquisition/Rehabilitation or Re-Syndication: Transfers

220

Unit 102
Low-Income 

Unit 101
Low-Income

Unit 104
Low-Income 

Unit 103
Low-Income 

Unit 202
Low-Income 

Unit 201
Low-Income

Unit 204
Low-Income 

Unit 203
Low-Income 

 Transfers between projects prior to Forms 8609 line 8b election are not allowable
 Households must be moved out of one project and moved into the new project and 

must income qualify

219
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221

Credit PeriodCredit Period

Compliance Period

Minimum Federal Affordability Period

Extended Affordability Period

The End of the Federal Compliance Period

222

•Frequency and depth based on risk 
assessment

Post-15: File Monitoring

•Every 3 years

Post-15: Physical Inspection

Post-15: Monitoring Requirements

221
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Post-15: Monitoring Requirements continued

223

Continue to Monitor For:
• All Reporting Requirements (§10.607) and Lease Requirements (§10.613)
• Income qualified households – Exempt/Employee Units
• Rent & Fee restrictions (including additional rent and occupancy restrictions)
• Total number of required low-income units (property wide)
• Annual Data Collection (once a calendar year)
• All affirmative marketing requirements will remain in place.
• Marketing to veterans, if required, will continue to be a requirement.
• Rent and Occupancy Restrictions will continue to be required and monitored.
• LURA requirements through full term or extended compliance period.
• Compliance monitoring fees will continue to be submitted to the Department 

annually in the amount stated in the LURA.

Post-15: Changes to Monitoring Requirements

224

No Longer Monitoring For:
• Documentation of Student Status **Restrictions Apply**
• Applicable Fraction by building
• Application fees
• 8609 elections
• Ratio Utility Billing Systems (RUBS) are now part of the 

UA calculation
• Annual Income Recertification All provisions allowed for under 10 TAC §10.623 

will no longer apply and the property will be 
expected to comply with all aspects of Section 

42 with the award of new credits.

223
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225

Post-15: LURA Requirements

If the LURA 
does not 

include this or 
the “box” is not 

checked, the 
development 
does not have 
an extended 

period.

226

Post-15: LURA Requirements

225
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227

Post-15: Annual Requirements

Once a calendar year, Owners must continue to collect and maintain 
current data on each household that includes the number of 

household members, age, ethnicity, race, disability status, student 
status, rental amounts and rental assistance (if any). This 

information can be collected on the Department's Annual Eligibility 
Certification (AEC) form or the Income Certification form or HUD 

Income Certification form or USDA Income Certification form.

There are other 
program requirements 
when the property is 
layered. All program 
requirement must be 
met, not just the Tax 
Credit requirements. 

228

Post-15: Changes to Monitoring

• The student restrictions found in §42(i)(3)(D) of the Code are no longer monitored in
the same way
• An income-qualified household consisting entirely of full-time students may occupy

a low-income unit; however, the development may not market to students
• The development may not lease more than 15% of the total number of units to

student households
• All households, regardless of income level or 8609 elections, will be allowed to transfer

between buildings; however, the units will still “swap” status and the move-in date will
remain the original move-in date to the development

• The Department will not monitor the development’s application fee after the Federal
Compliance Period is over
• The development should still maintain a reasonable application fee

• Please remember, all student household members should be screened for student
related income, i.e. financial aid

227
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Mixed income developments are not required to conduct annual
income recertification:

• Owners must continue to collect and report data on each
household that includes the number of household members, age,
ethnicity, race, disability status, student status, rental amounts
and rental assistance (if any)

• This information can be collected on the Department's Annual
Eligibility Certification form or the Income Certification form or
HUD Income Certification form or Rural Housing Certification form

• If the property is layered with another program that requires
annual income certifications the property must comply with the
additional program requirements

229

Post-15: Mixed Income Developments

230

Post-15: Monitoring Rules

Unless specifically noted in §10.623, all requirements of the 10 
TAC, Chapter 10, Subchapter F, the LURA and §42 of the Code 
remain in effect for the Extended Use Period. These Post-15 

Monitoring Rules apply only to the HTC Developments 
administered by the Department. 

Participation in other programs administered by the Department 
may require additional monitoring to ensure compliance with 

the requirements of those programs.

229
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231

It is important to maintain compliance after the Compliance Period, even 
though issues of noncompliance are no longer reported to the IRS on 
Forms 8823.  Issues of noncompliance, which are not corrected in the 
Corrective Action period are looked at during a Previous Participation 
Review and could be relevant with the new Enforcement/Debarment 

rule.  

Additionally, if the Development is awarded Acquisition/Rehab or Re-
syndication funds, it will be expected to comply with the new award 

and the existing LURA.

Post-15: Maintaining Compliance

232

Per 10 TAC §10.607(j), within six (6) months but at least 90 days prior to 
the end of the Affordability Period and/or the end of the Land Use 

Restriction Term, the Owner MUST provide written notice to the current 
tenants and applicants. The Notice must contain the following: proposed 
new rents, any rehabilitation plans and information on how to access the 
Department’s Vacancy Clearinghouse to locate other affordable housing 

options. Owners should ensure that there is a procedure in place to 
notify the tenants as required.

If the Development Owner has been approved for new funding, through 
the Department, and/or awarded new credits such notice is not 

required. 

Post-15: Notification Requirements at End of Term

231
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Acquisition and Rehab : Learning Point

233

The Acquisition date for the development is July 1, 2024.  The first year of the 
Credit Period began January 1, 2025.  The property’s previous HTC LURA term 
expired on December 31, 2023.  Which of these statements is true, more than 

one may apply?

Households do not need to be certified since they were previously eligible under an HTC LURA.

All households must be Income Certified by the beginning of the first year of the credit period.

All households must be Income Certified by June 30, 2024.

All households may be Income Certified within 120 days of July 1, 2024.

A
B
C

D

Post-15: Learning Point

234

The Wilson household moved into the development on September 15, 2025.  
The development has market units in every building and completed the 

Federal Compliance Period on December 31, 2025.  When and what type of 
recertification is due for the Wilson household in 2026?

Full recertification is due by the anniversary date of September 15, 2026, since the development has market units

Annual Data Collection due by the household anniversary date of September 15, 2026

Annual Data Collection due once a calendar year and must be completed by December 31, 2026

Full recertification is due once a calendar year and must be completed by December 31, 2026

A
B
C

D

233
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0613_PowerPoint Presentation

Module 7

235

Compliance Monitoring

Reporting Requirements: 10 TAC §10.607

236

• 3 Parts and the Annual Owner Financial 
Certification

• Due April 30th for the previous calendar year
• 1st report is due the second year after an award

Annual Owner’s 
Compliance Report 

(AOCR)

• Due on the 10th day of January, April, July and 
October

• 1st report is due after leasing commences

Periodic Unit Status 
Reports (USR)

• Due date is identified in the notification of the 
reviewMonitoring Reviews

235
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Notices to the Department: 10 TAC §10.609

237

Updating CMTS:
• Within 10 days of a change in the contact information (including contact

persons, physical addresses, mailing addresses, email addresses, phone
numbers, and/or the name of the property as know by the public) for the
Ownership entity, management company, and/or Development the
Department's CMTS must be updated.

• Separate contact information must be provided for Ownership entity,
management company, and on-site manager at the Development. A single
contact may be used for the owner and management if they are the same
entity.

• Failure to comply is an issue of noncompliance.

Notification of Monitoring Review: On-Site

238

237
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Notification of Monitoring Review: Desk

239

Electronic Files

240

All required records must be made available and accessible 
for a monitoring review, physical inspection, and whenever 

requested by the Department. The Department permits 
electronic records. Digital signatures of both property 

management and household are acceptable. Developments 
should have policies in place that allow the household to 
choose between electronic or hard copy documents. It is 
the responsibility of the Development Owner to maintain 
policies and procedures that mitigate fraud, waste, and 

abuse on an ongoing basis.

239
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241

Monitoring Review: CMTS Reporting

https://www.tdhca.texas.gov/compliance-monitoring-tracking-system

Monitor Review Questionnaire: Where is it?

242

241
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243

Scroll 
Down

Monitoring Review: CMTS Attachment System

The Attachment System is used by the
Department for a number of purposes.
This is the digital filing cabinet for the
property and will be used by various
divisions (Compliance, Physical
Inspections, Asset Management, Fair
Housing, Complaints, etc.) to
communicate with the Development. It
should be monitored regularly and
anything uploaded into the system to the
property’s attention should be responded
to accordingly.

When documentation is uploaded into CMTS by the Department, only the 
email addresses associated with the property, ownership entity and 

management company entity will be notified by email.

If the company/group would like more than one person notified of uploads 
into CMTS it is the company/group’s responsibility to setup an email address 
that would allow more persons to be notified. Note: only one email address 

may be entered for each of these.  

For example, instead of the management entity being 
john.doe@propertymgmt.com there could be an email address that allows 

emails to multiple persons, like compliance@propertymgmt.com.  You should 
work with your IT staff to set this up. The Department does not offer this 

resource.

244

Monitoring Review: Utility Allowance Submission

243
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245

Scroll 
Down

Monitoring Review: Forms 8609 and Certificates of Occupancy

If you have received Temporary Certificates of 
Occupancy those must be submitted also.  This 

will “drive” the Placed-in-Service Date.

This is an important date for special needs and 
CoC requirements. 

246

Scroll 
Down

Monitoring Review: Application Fees

If the development is billed a lump sum 
monthly, it is also necessary to include the 

above and a statement of how the 
application fee was calculated.

245
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247

Scroll 
Down

Monitoring Review: Material Participation

248

Scroll 
Down

Monitoring Review: Supportive Services

If the LURA requires Supportive Service:
• Documentation evidencing compliance with all Supportive Service

requirements in the Land Use Restriction Agreement (LURA).
• For example: sign-in-sheets, notices, calendars, schedule of

planned/upcoming services, invoices, contracts and ledgers, and the
provider’s tax-exempt status, if applicable.

• Upload into CMTS evidence of two current consecutive services for each
service provided (example: monthly = 2 months, quarterly =2 quarters,
weekly = 2 weeks’ worth, weekday = 2 weeks’ worth).

• The development may also submit an outline showing the planned
services in addition to the back-up for services already held.

247
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Desk Review: Files Requested

249

Deadline is a hard deadline 
due to the updated IRS 

§1.42-5 regulation: 
“reasonable notice of 

review is no more than 15 
days”

Monitoring Report

250

Monitoring 
Letter 
Issued

No Issues of 
Noncompliance

Review 
Closed!

Issues of 
Noncompliance

Will explain 
type, reason 
and specific 
corrective 

action required

Corrective 
Action 
Period 

identified

90 days

Can be 
extended up 
to 6 months

For good 
cause

Approval 
Needed

Compliance.extensionrequest
@tdhca.texas.gov

Include what is 
preventing the 

correction and the 
date that the issue 

can be resolved

249
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Monitoring Report: The Report

251

Monitoring Report: The Details

252

251
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Monitoring Report: The Timeline

253

December 14, 2025

December 29, 2025

90 DAYS

March 29, 2026

May 2, 2026

10 Days

May 12, 2026

45 DAYS

June 2, 2026

June 26, 2026

Form 8823: Low-Income Housing Credit Agencies Report of 
Noncompliance or Building Disposition

254

This form is completed by the 
Department

This is the mechanism used by the 
State Housing Finance Agency (SHFA 
or HFA) to report noncompliance in a 

building to the Internal Revenue 
Service (IRS)

253
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Form 8823: Types of Noncompliance

255

Each category has a 
corresponding Chapter in the 

Low-Income Housing
Credit Agencies Report
of Noncompliance or
Building Disposition

Audit Technique Guide:
Guide for Completing Form 8823

Noncompliance Status System

256

Is it corrected?

YES!

Corrected in 
the corrective 
action period?

YES

NO…
Considered in 
future funding 

decisions

NO…
Considered in 
future funding 

decisions

255
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Monitoring: Learning Point 1

257

Failure to submit the Annual Owner Compliance Report (AOCR) by 
April 30th will result in an issue of noncompliance. True or false?

True

False

A

B

Monitoring: Learning Point 2

258

If the Development has Certificates of Occupancy and Temporary 
Certificates; which should be submitted?

Both

Neither

A

B

257
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Monitoring: Learning Point 3

259

When there are issues of noncompliance the development will be 
given a 6-month Corrective Action Period?

True

False

A

B

Monitoring: Learning Point 4

260

All issues of noncompliance, including violations of State specific 
requirements, are reported to the IRS on Form 8823?

True

False

A

B

259
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What happens if you do not agree?

261

Contact the Monitor 
and/or the Director of 

Compliance Monitoring

National Center for 
Housing Management 

(NCHM)

Internal Revenue 
Service (IRS)

• Income/Asset
• Inclusion/Exclusions

• HTC Specific Program 
concerns

Housing Tax Credit 2026

THANK YOU!

TEXAS DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS
221 EAST 11TH STREET, AUSTIN, TEXAS 78701

PO BOX 13941, AUSTIN, TEXAS 78711

(512) 475-3800 OR (800) 525-0657

WWW.TDHCA.TEXAS.GOV
MULTIFAMILYCOMPLIANCE@TDHCA.TEXAS.GOV

261

262


