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Rental Housing Integrity Improvement
Project (RHIIP)

1 I I |
Office of Public and Indian Housing (PIH)

EIV SYSTEM TRAINING FOR
PUBLIC HOUSING &
HOUSING CHOICE VOUCHER
PROGRAMS

February 11-12, 2009 Prepared & Presented By Nicole Faison

.|II||”H Agenda — Day 2

Using the EIV System
Obtaining Income Information
EIV Household Income Report
New Hires Report

Deceased Tenants Report
Existing Tenant Search
Multiple Subsidy Report

I
mm Agenda — Day 2 (continued)

Income Discrepancy Report
Income Discrepancy Resolution

Retroactive Rents & Repayment
Agreements
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UPFRONT INCOME VERIFICATION (UIV)
USING THE EIV SYSTEM

qﬂmm What is Upfront Income

Verification (UIV)?

Upfront Income Verification:

the verification of income, before or during a
family reexamination, through an independent
source that systemically and uniformly
maintains income information in

computerized form for a number of
individuals.

“Automated Written 3 Party Verification™

5

EIV = 3 Party Verification*

*When the tenant does not dispute EIV &

supplemented with current tenant-provided
documents
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Simplifying the Verification
Process with EIV

31 party verification is required only if:
The tenant disputes the EIV data; and/or
Additional information is required as
determined by the PHA, such as

Effective dates of employment

Pay rate, number of hours worked, pay
frequency for new jobs

Confirmation of change in circumstances
(reduced hours, reduced rate of pay, etc.)

Simplifying the Verification
Process with EIV (continued)

The PHA will use current tenant-
provided documents or most current
information to calculate anticipated
annual income
File Documentation -
Acceptable Verifications:
EIV+Current tenant-provided documents; or
EIV+Current tenant-provided documents+3'd
party verification [Required when tenant

disputes EIV data or PHA requires additional
information]

]

Simplifying the Verification
Process with EIV (continued)

Tenant-provided documents should be
dated within the last 60 days of the
reexamination interview or PHA request
(for information) date.

Pay stubs should be current and
consecutive!
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..'II|”H Tenant Obligation To Supply
PHA/HUD With Information

24 CFR 960.259 & 982.551
The family must supply any information that the
PHA or HUD determines is necessary in the
administration of the program...
The family must supply any information requested
by the PHA or HUD for use in a regularly
scheduled reexamination or interim reexamination
of family income and composition in accordance
with HUD requirements
PHA may evict or terminate rental assistance
for failure to provide necessary information

| m The EIV System

System Overview

I
"”H What is the EIV System?

An upfront income verification (UIV)
tool available to program
administrators nationwide; used to
validate tenant reported wages,
unemployment and social security
income during mandatory annual and
interim reexaminations of income
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..'II|”H What is the EIV System?
(continued)

A web-based application available to
authorized program administrators of
HUD rental assistance programs
Also available to HUD staff for oversight and
monitoring purposes
Contains income data obtained through
computer matching programs with the
Social Security Administration (SSA) &
Health and Human Service (HHS)

..'II|”H What is the EIV System?
(continued)

SSA provides income data from its social
security benefits database

HHS provides employment and
employer data from the National
Directory of New Hires (NDNH)
database

I
"”H EIV System Functions

Identify tenants whose identity cannot be
verified

Identify tenants who are deceased
Identify tenants who may be receiving
multiple assistance

Identify individuals (applicants) who may
already be receiving rental assistance)
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EIV System Functions
(continued)

Obtain tenant income information
Quarterly Wages
Including Federal wages
Employment information
Hire date
Employer information (FEIN, Name, Address)
Quarterly Unemployment compensation
Monthly SS/SSI benefit information
Medicare premium/buy-in information

EIV System Functions
(continued)

Identify tenants who have started new
jobs

Identify tenants with income
discrepancies

.n”l”H Data in EIV

Accessible at any time
Data available for existing tenants only -
not available for applicants

Who have positive identity verification status
Two years of wage and employment
information
Current SS/SSI benefit information and
last 8 changes to benefit
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I
””H Data in EIV (continued)

2 Data Sources
National Directory of New Hires (NDNH)
cMonthly new hire information (W-4)

Quarterly wage information (QW)
Quarterly Unemployment Insurance
(un

Information is as reported by employer to

State Workforce Agencies (SWA)

Federal agencies report directly to NDNH

i
””H Data in EIV (continued)

Social Security Administration (SSA)
Monthly benefit information:
Social Security (SS)
Supplemental Security Income (SSI)
Dual Entitlement
Medicare premium payment
information

I
"”H Timing of NDNH Data

There are reporting time frames
associated with the reporting of quarterly
and monthly employment data — as
imposed by HHS

SWA and Federal agencies are required
to report data within specific time frames
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I
””” NDNH Reporting Time Frames

New Hire Employment Information
Twice a month for electronic or
magnetic medium transmission (12-16
days apart); or
Within 20 days of date of hire

.||||||”| NDNH Reporting Time Frames
(continued)

Quarterly Wage (Federal)
No later than one month after the end of a
calendar quarter

Quarterly Wage (SWA)
Within four months of the end of a
calendar quarter

Quarterly Unemployment Compensation
Within one month of the end of a calendar
quarter

'I|||||”| Availability of NDNH Data in
EIV
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I
mm HUD Data Collection Process

Computer matching occurs based on
HUD-collected data from Public Housing
Agencies (PHAs) on current form HUD-
50058 in Public and Indian Housing
Information Center (PIC)

Data collected from Section 3 & 7 of the
50058

HUD Data Collection Process
(continued)

Household member Social Security
number (SSN), Name and Date of Birth
(DOB) is collected from Section 3 of the
50058

Used to validate individual’s identity
Reported and verified (by PHA) wages,
unemployment, and SS/SSI benefits is
collected from Section 7 of the 50058

Used for income discrepancy analysis

Computer Matching Program
with SSA

HUD sends collected personal identifiers
(SSN, Name and DOB) of all household
members (who have passed HUD's pre-
screening process) to SSA for:
Identity validation process
Obtainment of failed identity errors
Obtainment of SS/SSI benefit
information for positively identified
individuals
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Computer Matching Program
with SSA (continued)

SS/SSI benefit information in the EIV
system is updated every 3 months in
accordance with the schedule on slide
24.

SS/SSI benefits are increased annually
to reflect the SSA-approved cost of living
adjustment (COLA) for all beneficiaries
by December 31st of each year.

Computer Matching Program
with SSA (continued)

HUD-SSA Computer Matching Schedule

PHA State Month Matched
AL, FL, GA, ID, IL, KY, MD, MI, MO, |January, April, July,
ND, NY, VA October

AR,AZ, CA, CO, CT, MA, MN, MS, February, May, August,
MT, NM, OK, OR, PA, RQ, SC, WA, November
wi

AK, DC, DE, GQ, HI, IA, IN, KS, LA, | March, June, September,
ME, NC, NE, NH, NJ, NV, OH, RI, SD, | December
TN, TQ, TX, UT, VQ, VT, WV, WY

Computer Matching Program
with HHS

HUD sends the SSNs of Individuals age
18 and over, who have passed both
HUD’s pre-screening process and SSA
identity verification process to HHS for
obtainment of:

w-4

QW

ul
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.|||||”H Frequency of Computer
Matching Program

Monthly Computer Matching
W-4 (New Hires) for all individuals age 18+
QW & Ul for all individuals age 18+ for any
50058 with an action of:

New Admission
Portability Move-ins
Historical Adjustments
Note:  Monthly matching also done for any household who has a

household member who turned 18 since last quarterly
computer matching

.|||||”H Frequency of Computer
Matching Program (continued)

Quarterly Computer Matching (Feb, May, Aug,
nd Nov)
W-4 for all individuals age 18+
QW & Ul for all individuals age 18+

For any 50058 with an action of: new
admission, annual reexam, interim reexam,
portability move-in, portability move-out, other
change of unit, annual reexam — searching
voucher, issuance of voucher, flat rent annual
update and historical adjustment

I
"”H Identity Verification Status

Identity Verification Status:

Verified: tenant personal identifiers have
been confirmed by SSA. Available
income information is obtained

Not Verified: HUD has not yet sent tenant
personal identifiers to SSA for verification
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..|I||”H Identity Verification Status
(continued)

Identity Verification Status:

Failed: tenant personal identifiers do not
match SSA records. No income
information is obtained.

Deceased: SSA records indicate that the
individual is deceased.

..|I||”H Identity Verification Status

.|II||”H Identity Verification Status
EIV Example - 2

Detailed failed verification description (in
red) is available on Household Income
Report
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g |
””| Introduction of HUD’s
EIV System

Effective Use of EIV

Logging onto EIV

URL: https://hudapps.hud.gov/HUD Systems
Type in WASS ID and Password
Click on Login or press enter to logon to system

Y

Logging onto EIV (continued)

Double Click ~= =
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I
””H Logging onto EIV (continued)

Double Click on Link

PHA Users

.|||||”H Legal Warnings/Privacy Act —

.ll|||”” Legal Warnings/Privacy Act —
HUD Users

Entecpeive Income Vertficasion

. ClickEach
Check Box

Double Click
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I
””H Getting Started in EIV

[ —— e e i e
Functions on Left In White
s Double Click to Access

..|I||”H Viewing EIV Data For a
Household

Ability to view household summary,
income details or income discrepancy
information within one click
Click on the Income Report tab to view
household income details
Available employment and income
information is displayed for each
household member

--||||”H Viewing EIV Data For a
Household (continued)

Detailed error messages as to why a
household member's identity verification
failed

Date household member died is displayed
for any household member whose identity
verification status is “deceased”

Alert (indication) of possible multiple
assistance
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I
””H Use of EIV Income Report

Identify income (wages, unemployment
and SS/SSI benefits — only) not
previously reported

Identify historical patterns of earnings
and received income

Identify new employment

..|I||”H Use of EIV Income Report
(continued)

Determine need to pursue traditional 31
party verification

Identify reason(s) for tenant failed
identity verification

Identify household members who may
be receiving multiple HUD rental
assistance

I ‘
l” H Access Tenant Information

Tenant information can be accessed:
Single (By Head of Household); or
Batch (By Reexamination Month)

EIV contains a Household Income

Report for each household reported in

PIC
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.||||||H| Accessing Tenant Information
By Head of Household (cont.)

Ervrgebun o coms Varific s e e e b

Double Click

.||||||H| Accessing Tenant Information
By Head of Household (cont.)

r
Entapise income Vertcuson RO

e e e—

(P
Pasmh

Enter Data - Double Click

Enter SSN of Head of Household (HOH) or last name or date of birth of HOH
You must select a Participant Code (PHA Code) if searching by last name or DOB;
and you have access to date for more than one PHA

50

'I|||||H| Example of PHA User with
Access to Multiple PHAs

.
Entapriss ncome Veiication RO

[RP———)
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..'II|”H Accessing Tenant Information
HOH Summary Report

..'II|”H Accessing Tenant Information
Household Income Report

'l||||”H Contents of Household Income
Report

HOH summary information
Employment Information
Wages

Unemployment Benefits

Social Security Benefits

Dual Entitlement

Medicare Data

Supplemental Security Benefits
Disability
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I
””H HOH Summary Information

Information extracted from PIC (data from
50058):
PHA Code (1b)
PHA Name (1a)
Program Type (1c)
Project Name (for Public Housing only)
Next Annual Reexam Date (2i)
Transmission Date of 50058
Unit Address (5a)
Most Recent Type of Action (2a)
Effective Date of Most Recent Action (2b)

..'II|”H HOH Summary Information
(continued)

Information extracted from PIC (data
from 50058):

HOH Name (3b, 3c & 3d)

HOH SSN (3n)

HOH DOB (3e)

I
"”H Employment Information (W-4)

This section of the Household Income
Report contains all new hire information
for each adult household member:

Hire Date

Hire State

Federal Employer Identification Number
(FEIN)

Employer Name and Address
Date Received by EIV
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.|||||”H Employment Information -
Example

gl oyt Wi

- ; Bt ecrimedly
i e " TEM  Emphyen Kime and Al W
oo o o IS

I
””H Wage Information

This section of the Household Income
Report contains wage information for
each adult household member:

Pay Period (Quarter and Year)

Amount (of gross wages)

FEIN

Employer Name and Address

Date Received by EIV

I
"”H Wage Information — Example

Wages

Tt Recsved by
il

AATAS L FESTARATS,

P PROHEER MERIN
i PO T HELER Tehs

Pay Parod AmomtFEN - Employer Name and Address
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I
””H Unemployment Benefits

This section of the Household Income

Report contains unemployment benefit
information for each adult household
member:

Pay Period (Quarter and Year)

Amount of Gross Benefit
Date Received by EIV

Slide 62 ;
|||||”H Unemployment Benefits -
Example
Eu»-ma..n
Slide 63

I
"”H Social Security (SS) Benefits

This section of the Household Income
Report contains SS information for each
household member:

Payment Status Code (see handout)

Date of Current Entitlement

Net Monthly Benefit if Payable

Payee Name and Address

Benefit History

Lump Sum Date and Amount
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Example

Seckal Senby Berein

Social Security Benefits -

Bty
—
wEE b

L .

I"”H SS Information:
Medicare Buy-in = Yes
Insurance is paid by 3" party — these
amounts should not be used to calculate

allowable medical expense deduction ‘

SS Information:

ociel Sac oy Benetis

Medicare Buy-in = No

Meation Caia.

Banatt bintory
Cuw Grnes Benes

Camas|

ro—

Difference between gross

and net benefit is tenant-paid
Supp. Medical insurance

Page | 22



Slide 67

Slide 68

Slide 69

SS Information: Disallowed Claim

Social Security Benefits

Werifica Benefit History

P:z"_"“m Date  Gross Benefit
DacacfCument ot A e
stiament:
NetMonthly 000
Besafit if Payable:

Payte Nassa and ALEEM
Rzcress.

Do o4 Commest 10
Emrement

Het Monsnly 000

[ienets i 1y abie

Payee Mame and HORRS,
nddress:

SS Information:
Terminated Benefits

Verit) Benefit History
Gross Benefit

I
"”H Dual Entitlement

This section of the Household Income
Report contains Dual Entitlement
information for each household member:

Claim Number

Payment Status Code

Date of Current Entitlement

Net Monthly Benefit if Payable

Payee Name and Address

Benefit History

Page | 23



Slide 70

I
””H Dual Entitlement — Example 1

Slide 71 M
‘H Dual Entitlement — Example 2
(Er— I —
| Dae GressDesm
Tenant was once eligible for Dual
but currently, no benefits are being paid.
Slide 72

lI|||”H Dual Entitlement — Example 3
Benefits Not Paid
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.|II||”H Medicare Data

This section of the Household Income
Report contains Medicare Data for each
household member:

Payee Name and Address

Premium Amount for Hospital &

Supplemental Medical Insurance

Buy-in Status (Yes or No)

If “Yes” insurance is paid by a 3 party

Not to be used for determining medical
deduction

Buy-in Start Date & Buy-in End Date

i
””H Medicare Data - Example

Hileli
il Frion By o Sy
b O iR T EE
Splidrere SR 0 b e ol

I””I”H Supplemental Security Income
Benefits

This section of the Household Income
Report contains Supplemental Security
Income (SSI) information for each
household member:

Payment Status Code

Alien Indicator

Current SSI Monthly Assistance Amount

Current State Supplemental Amount

Payee Name and Address

Benefit History

Page | 25



Slide 76

Slide 77

Slide 78

SSI Benefits - Example

5.l Sy Bivfin

Payment Binary of Mt o Pl
B T Pt

SSI Information:
Current Payment

Supplementsl Security Benats

- Ot Dot

SSI Information: Non-payment

Bupplemeens SecurTy Benefrs
Benents Paid

Fayreat B - Federsl State  Type of
Ameunt Ameun PEeeet

[Cumirn *This is not a true indicator
i o omerrn T that individual is disabled —
DO NOT USE THIS AS AN
INDICATOR TO QUALIFY THE
FAMILY FOR $400 DISABLED|
FAMILY DEDUCTION
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.|I|||”H Disability

This section of the Household
Income Report contains Disability
information for each household
member:
Disability Status (Yes or No)
On-set Date of Disability
Note: Do not use this section for
verification of disability!

i
””H Disability - Example

sl
E=0 1 st

|||||”H Using EIV to Verify
SS/SSI Benefits

HUD guidance - PIH Notice 2008-44
(see handout)
PHA consults EIV to verify tenant-
reported SS/SSI benefits

Print SS/SSI section of EIV report
PHA may use EIV income report as 3"
party verification of benefits, if tenant
does not dispute EIV-reported amount
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..|I||”H Using EIV to Verify
SS/SSI Benefits (continued)

If tenant disagrees with EIV-reported
amount or benefit information is not in
EIV, the PHA must require the tenant to
provide a current SS/SSI benefit letter
If tenant does not have a current benefit
letter, refer the tenant to SSA:

Online request for a benefit letter:

www.socialsecurity.gov; or
Toll-free number (800) 772-1213

..|I||”H Using EIV to Verify
SS/SSI Benefits (continued)
Photocopy of Social Security check or

bank statement is not acceptable
verification!

I””I”H Accessing Tenant Information
By Reexamination Month

Tenant information can be accessed for
multiple tenants of a PHA
Report criteria selection
Program Type
Al
Public Housing
Section 8
Reexam Month
A specific month or all months
PHA Code
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1
||||”H Accessing Tenant Information
By Reexamination Month (cont.)

Access to summary reports
Printer-friendly
Downloadable into Excel
Access to detail reports by clicking link to
summary reports
Printer-friendly only for detailed Income
Reports
Page tabs allow easy access between
summary and detail reports with one
click

1
||||”H Accessing Tenant Information By
Reexamination Month — continued

Ervrgebun o coms Varific s

Double Click

" . )
I””H Accessing Tenant Information By
Reexamination Month (continued)

Enterprise Income Veriication

o brmtn 0 By Rave it Mot

II Seiec Prigran T, Resaminatin Moot and Faricpant Cod. Chck Stacch 0 etievs epary emmay
Sl Brageam T AP Egs v

Select Reavimingion loal: [
Sebect Partcipand [ nde.

Double Click

—
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1
||||”H Accessing Tenant Information By
Reexamination Month (continued)

[[Enmersien iome viineaon T

Double Click on Red Links

88

Summary Income Report

Click on Details Report Tab sty Fost oo 18

I
"”H Printer-Friendly ICN Page
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I
””H Detail Income Reports

I
””H Income Discrepancy Report

Identifies households with an income
discrepancy
Difference between PIC-reported and
ElIV-reported income is $2,400 or greater
Income discrepancy is based on
potentially tenant unreported or
underreported:

Wages

Unemployment benefits

SS/SSI benefits

%2

'l||||”H Summary Income Discrepancy
Report

Click on Details Report Tab
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..'I||”H Detail Income Discrepancy
Reports

Slide 95

i
””H Failed Verification Report

Identifies program participants with
invalid tenant personal identifiers:
Incorrect SSNs
Date of Birth
Surnames
Identifies deceased household members
PHAs should use this report to correct
erroneous data on the form HUD-50058

Slide 96

-|||||”H Failed Verification Report -
Example

o Mt B b s M " LigAin Sai g el Ve Rapes

g 1
(ST —
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Guidance on Failed
Verification Report

No income information is obtained for
any individual listed on this report

View report on a monthly basis
(minimum)

Update 50058s ASAP to obtain income
information

See PIH Notice 2008-44 for suggested
corrective actions to address errors

Guidance on Failed
Verification Report (continued)

Failed Verification Report often provides:
Correct SSN
Correct DOB
Informs you if tenant is receiving SS/SSI
benefits

Ask the tenant for a current benefit
verification letter

Failed EIV Pre-Screening
Report

Identifies household members that were not
sent to SSA for verification because the SSN or
50058 failed HUD's EIV pre-screening test
Provides PHAs information useful in correcting
invalid tenant personal identifiers (Surname,
DOB, SSN)

Provides clarification of error descriptions
PHAs can use this report to update 50058s and
improve PIC reporting rate
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..'I||”H Failed EIV Pre-screening
Error Descriptions

Slide 101 ;
|'|||”H Failed EIV Pre-screening
Report - Example
Slide 102

I
"”H No Income Report

Identifies households in which there was
no income reported by HHS and SSA
This does not mean that the household
has zero income
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T
"”H No Income Report - Example

i
””H New Hires Report

HUD requests two years’ worth of new
hire information each month

Useful for identifying tenants who have
started a new job within the last 6
months

New Hire information is updated monthly

Summary New Hires Report
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I
””H Detail New Hires Reports

.ﬂ”l”H EIV Reports

Existing Tenant Search
Stand alone reports:

New Hires Report

Multiple Subsidy Report

Identity Verification Report

Deceased Tenants Report

Income Discrepancy Report
Simply double click on the appropriate
white link on the left-hand side of the
screen

EIV Functions Menu

Click on the desired link to access report
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New Hires Report
Information

HUD requests two years’ worth of new hire
information each mont
Employment information section on the Income
Report includes:

Hire Date

Hire State

Employer Name & Address

Date EIV received information
Useful for identifying tenants who have started
anew job
New Hire information is updated monthly —
most employers report in 30 days or Iess from
date of hire

New Hires Report
Information (continued)

For PHAs with an interim (income
increase) reexam policy, EIV can alert
you to new employment within 60 days
(or less) of new hire
Proactive outreach to tenants for rent
adjustments in a timely manner
Eliminate/reduce amount of tenant
retroactive rent
Reduce need for 3" party verification of
new employment

10

New Hires Report
Summary Reports

Parnicipans Cose: #3064 WICHITA
Pregram Typs: A1 P Programa

B wanation Bonm. a1

[T — AIET00T - DA12T008
e VN New Hies. &0

Mdemisars At New Hires: s

Denniead i Excal
Printer Priencty Version

§ 234567 89 10 HextGrew o
145001 010 Houssholos Last Fags
Dotall Reports
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New Hires Report
Detail Reports

Dt
e e ];; FEIY Bl el S e L

EIV received new hire information
Within 20 days of hire date!

New Hires — Details Report

New Hire Date Not Available

Hire date not transmitted — confirm hire date
with tenant or employer. May have began work
between April and June of 2007 based on wage info

HaxDae 07" N e e ad A Bote Hreerred b 1Y
Py Povid S AT Waghorvs e Boe st b IV
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I
””H Employment Information

[
-

|||||”H Reasons for No New Hire
or Wage Information

Individual was hired more than two years
ago

Employer did not submit information
Recent new hire

i.e. Hire date is 11/25/08 (qtr 4); quarter 4
wages will not appear in EIV until May ‘09

I
"”H Existing Tenant Search

Allows user to enter a SSN to determine
if individual may be receiving rental
assistance in PIH or MFH programs
Beneficial for PHAs at time of processing
applications for rental assistance
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..'II|”H Accessing the Existing Tenant
Search

oo Ry g o S

Esing I Seark

Faie Sl ey omde:

Gt

..|I||”H Existing Tenant Search
Results - Negative

Erterprine Income Verifcation

o oo L Tt

e b e s s s

ek et o Pl e

'l||||”H Existing Tenant Search
Results - Positive
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Slide 123

..|I||”H Existing Tenant Search
What to do if there is a match

Advise applicant it appears he/she is
already receiving assistance
Give applicant opportunity to explain
and/or provide documentation he/she is
not still assisted
Copy of current lease
Notice of key return for prior subsidized
unit

..'I||”H What to do if there is a match
(continued)

If necessary, contact PHA to confirm
current tenancy status

Take action in accordance with PHA
policy

Avoid admitting family into program until
you have received confirmation that
family is not already assisted

I
"”H Multiple Subsidy Report

Identify individuals who may be receiving
multiple HUD rental assistance (analysis of PIC
& TRACS databases)
Report criteria selection — search within:
Specific PHA
PIH programs only
Both PIH & MFH programs
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..|I||”H Multiple Subsidy Report -
continued

Lists which households identified (potential)
participant may be residing in. Includes the
following information

HOH SSN

HOH Last Name

Program Type

Relationship of household member

PHA Code

Project Code (if applicable)

Unit address

|||||”H Accessing the Multiple
Subsidy Report

(e eoms vt R
oo Frgess i ek Lopet ++ g Sbninn

G by Pucpie e TR

© Sainch e P Py om sk
Sainch ain PH1nd O Programt

T

'l||||”H Summary Multiple Subsidy
Report
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..|I||”H Multiple Subsidy Report
Details

i
””H Reasons For False/Positives

PHA did not update family composition
on form HUD-50058 (PIH) or 50059
(MFH) to remove family members who
have moved out of the unit
i.e. a household member shows up as a
household member in one unit and as the
HOH in another unit
Family is using voucher at eligible
project-based Section 8 program
i.e. unit address is the same

I””I”H Detail Multiple Subsidy Report
Example of False/Positive #1
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Detail Multiple Subsidy Report
Example of False/Positive #2

Alert of Multiple Assistance on
Household Income Report

Multiple Subsidy Report -
What to do if there is a match

Update family composition on 50058, if
necessary
Advise tenant it appears he/she is
already receiving assistance
Give tenant opportunity to explain and/or
provide documentation he/she is not still
assisted

Copy of current lease

Notice of key return for prior subsidized
unit
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What to do if there is a match -
(continued)

If necessary, contact PHA to confirm
current tenancy status

Take action in accordance with PHA
policy

Accessing the Identity
Verification Report

Provides statistics on:
Number of households and household members
Number and percentage of households where all
members are verified
Number and percentage of households not verified
Number and percentage of households that have failed
the identity verification process

Report selection criteria
Program Type
Reexam Month
PHA

PHA should view report monthly

Identity Verification Report —
Report Selection

Entseprise Income Verfication
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I
””H Identity Verification Report

1 .
I|||”H Accessing the Income

Discrepancy Report

This report identifies:
Families who may have substantially under
($2,400+ annually) reported income
(wages, unemployment and Social
Security benefits)
Families who may have experienced an
increase in earnings since last reexam

1
||||”H Accessing the Income
Discrepancy Report (continued)

Report selection criteria

Program Type

Reexam Month

Threshold (5% - 100%)
Suggest running reports at 100%
threshold level first

The income discrepancy is most likely a
valid income discrepancy at the highest
(and higher) threshold levels!
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.|||||”H Income Discrepancy Report
Report Selection
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.|||||”H Income Discrepancy Report
PHA Level: Top

'I||||”H Income Discrepancy Report
PHA Level: Bottom
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.|||||”H Income Discrepancy Report
Tenant Level

1
||||”H Income Potentially Not Reported
(Household Income Report)

-|||||”H How to Read Income
Discrepancy Report
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..|I||”H EIV Income Discrepancy
Analysis

PIC—EIV Example: $0 - $20,000 = 100%
EIV $20,000

Discrepancy amount = ($20,000)

..|I||”H EIV Income Discrepancy
Analysis (continued)

Current 50058 income data is analyzed weekly
Compares PIC and EIV reported wages,
unemployment benefits and social security
benefits only

Two discrepancy analysis calculated: actual &
annualized last quarter (larger discrepancy in
bold)

Discrepancy must meet selected % threshold &
$2,400+ (annual discrepancy amount) to be
included on report

'l||||”H EIV Income Discrepancy
Analysis (continued)

Period of income for discrepancy
analysis
Identifies 12 month period of income
considered for discrepancy calculation
Actual annual income discrepancy
(Past actual earnings)
Compares PIC projected wages and benefits
to actual EIV data for a 12-month period
(which ends 3 months prior to effective date
of current 50058)
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..|I||”H EIV Income Discrepancy
Analysis (continued)

Annual income discrepancy:

annualized last data quarter (Future

projected earnings)
Compares PIC projected wages and benefits
to projected EIV annualized last quarter data
(last quarter data X 4 to annualize)
Projection of income for 12 months which
ends 9 months after effective date of current
50058

| Federal Privacy Act
5 USC 552a

“In order to protect any individual whose
records are used in a matching program, no
recipient agency, non-Federal agency, or
source agency may suspend, terminate,
reduce or make a final denial of any
financial assistance or payment under a
Federal benefit program to such individual,
or take other adverse action against such
individual, as a result of information
produced by such matching program, until
the agency has independently verified the
information.”

'l||||”H Is the Discrepancy Valid or
Invalid?

What was the effective date of the
unreported income?

If effective date is prior to reexamination
interview date and no interim increase
policy — the discrepancy is valid
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.|||||”H Is the Discrepancy Valid or
Invalid? (continued)

Does the PHA have an interim increase
policy?

If interim increase policy and tenant
did not report — the discrepancy is
valid

.I||| ”
| H Valid Income Discrepancies

Valid Income Discrepancies: are those
discrepancies where:

The tenant failed to disclose an income
source and/or under reported the amount
of income that was effective as of the
interview date of a mandatory
reexamination of income; and/or

The tenant failed to report a change or
increase in an income source and/or
income amount as required by PHA’s
interim reexamination policy

1 .
|I||”H Examples of Valid Income
Discrepancies

Mr. Jones reports he has no income, but fails
to report that he is employed at McDonald’s.
Ms. Smith reports she works at McDonald’s,
but fails to report that she is also employed at
ABC Box Company.

Mr. Hellman reports he receives welfare
benefits, but fails to report that he also
receives social security benefits.

Ms. Tandrum reports she receives social
security benefits, but fails to report that she
also receives Supplemental Security Income.

153
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|I||| ”
| H Invalid Income Discrepancies

Invalid Income Discrepancies: are
those discrepancies that are not a result

of tenant error. These discrepancies
may occur as a result of:

PHA error

Administrative circumstances

3" party data reporting error

1 .
||||”H Examples of Invalid Income
Discrepancies
PHA Errors:

50058 Reporting Errors on Section 7:
Income amount reported incorrectly
Income source reported incorrectly
Earned Income Disallowance (EID)
reported incorrectly
Omitted income

I””I”H Examples of Invalid Income
Discrepancies (continued)

Administrative Circumstances:

No interim increase policy (income
effective after reexam
interview/processing date; tenant not
required to report increase in income)
Recent decrease in income, verified
by PHA
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Examples of Invalid Income
Discrepancies (continued)

3" Party Reporting Errors :

There has been an incident of identity theft
and someone else is using the tenant’s SSN
—only the employer can correct this error
The income reported under a social security
number is incorrectly listed under the
tenant’s SSN (example, employer error) —
only the employer can correct this error

Income Discrepancy
Resolution

Identify under reported income and/or
unreported income sources

No adverse action may be taken by the
PHA based solely on EIV data

Review current & historical 50058s and
annual reexam documents in tenant file
Verify effective dates of new and
terminated income sources

Income Discrepancy
Resolution (Continued)

Discuss the income discrepancy with the
tenant
Obtain additional documents from tenant
and/or third party verification (if necessary)
Obtain Social Security Earnings Statement
(SSA Form 7004) to obtain historical wage
earnings (see handout)

Useful for retroactive rent calculations
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--||||”H SSA Form 7004

PPHA may request via mail or online at
www.ssa.gov. Delivery dates:
Online requests: 2-4 weeks; Mail requests: 4-6 weeks

PHA stamps their address
Here to receive info. Include
enant reference #

Tenant signs & dates here

..'II|”H Sample Social Security
Earnings Statement

Vour Earmings K
== | Useful for calculating retroactive rents
& Identifying actual annual income

Reported earnings for each year is listed

i
””H Calculating Retroactive Rent

The PHA should determine the amount
of tenant rent underpayment as a result
of intentional/unintentional
misrepresentation of household income
Retroactive rents are determined by
recalculating the correct tenant rent
based on omitted income during
previous reexams

Take action in accordance with PHA
policy
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.|||||”H Retroactive Rent
Repayment Agreements

Suggestions:
Explain to the tenant how the retroactive rent
was calculated and for what time period it
covers
Provide tenant a written retroactive rent
payment agreement outlining what caused the
PHA to calculate a retroactive rent (i.e. tenant
did not disclose employment income during
mandatory annual reexams for 2007, 2006 &
2005); how much is owed; amount of monthly
payment in addition to regular rent; and
consequences for default. PHA staff and
tenant should sign a repayment agreement

n -
II||”H Retroactive Rent
Repayment Agreements (cont.)
Include payment schedule

Use discretion in determining length of time to
pay retroactive rent; no two cases are alike

-l||||”H Accessing the Deceased
Tenants Report

[hmmwmmmw "TT———

Page | 55



Slide 166

Slide 167

Slide 168

.|||||”H Deceased Tenants Report
PHA Statistics

|||||”H Deceased Tenants Report
What to do if there is a match
Confirm with HOH or next of kin
(emergency contact person)
Update family composition accordingly

Complete EOP if deceased single
member household

Discontinue HAP (Section 8)

Take any other action in accordance with
PHA policy

Goal: Zero (0) deceased tenants!

Ask HUD
QUESTIONS & ANSWERS
SESSION
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qwm Visit HUD's Web Page For
More Information on EIV

http:/iwww.hud i bih/programs/ph/rhiip/uivnewsflash.cfm

http://www.hud.gov/offices/pih/programs/ph/rhiip/training.cfm

www.hud.gov/offices/pih/programs/ph/rhiip/uiv.cfm

C———)> http:/www.hud.gov/subscribe/mailinglist.cfm

PIH.RHIIP.TA@hud.gov

i
””H For Help with the EIV System

Contact Your local HUD Office

Additional Assistance is available
after contacting your local
HUD Office at:

Email: PIH.RHIIP.TA@HUD.GOV

1m0
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