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ENTERPRISE INCOME 
VERIFICATION (EIV)

March 20, 2008
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EIV DATA UPDATES

• Daily updates are provided to EIV each 
morning from TRACS

• Info is uploaded into the EIV system the 
following evening, therefore:
– There is a time lag of one day between the 

tenant data in TRACS and when it appears in 
EIV.
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EIV DATA UPDATES Contd.

• Personal identifiers (Social security 
number, last name and date of birth) are 
matched against the Social Security 
Administration’s database.  

• SSA benefit data and NDNH data are 
provided for only those tenants who pass 
the identity verification match with SSA.

• SSA provides reason(s) tenants fail the 
identity test
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EIV DATA UPDATES Contd.

• The following chart shows when TRACS
tenant data is submitted to SSA by 
recertification month and when the SSA data 
will be refreshed in EIV
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EIV DATA UPDATES Contd.

Group Recertification Month Month Data Is Refreshed in EIV

I April, May, June, July January, April, July, 
October

II August, September, October, 
November

February, May, August, 
November

III December, January, 
February, March

March, June, September, 
December
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EIV DATA UPDATES Contd.

• For Example:
– Move in April 15, Recertification month is April
– SSA data for this tenant will be refreshed in EIV in 

January

– Move in on October 1, Recertification month is 
October

– SSA data for this tenant (household) will be refreshed 
in EIV in August
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EIV DATA UPDATES Contd.

• Benefit data from SSA that includes the 
cost of living adjustment (COLA) is not 
available from SSA for uploading into EIV 
until the end of the calendar year.
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EIV DATA UPDATES Contd.

• O/As may
– Use the benefit information in EIV that does 

not include the COLA if agrees with income 
tenant reports receiving.

– Request tenant obtain current award letter 
when tenant does not agree with EIV data.

– Use award letter provided by tenant that 
receives COLA adjustment (if available).
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EIV DATA UPDATES Contd.

• O/As have the discretion to:
– Determine the tenant’s income by applying 

the COLA increase percentage to amount in 
award letter for the current award year or by 
applying it to the benefit data in EIV that does 
not include the COLA increase.

– If the O/A elects to implement this, they must 
apply it consistently to all applicable tenants.
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EIV DATA UPDATES Contd.

National Directory of New Hires (NDNH)

• Tenants that pass the identity match with SSA 
are matched with the W4 (new hires)/ 
wage/unemployment benefit data contained in 
the NDNH

• All tenants 18 and over who have passed the 
SSA match, will be matched against the NDNH 
(unless person is a live-in aide or foster child).
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EIV DATA UPDATES Contd.

• There are two types of matches conducted 
against NDNH:
– Monthly Match: Eligible tenant base is matched with 

W4 database and only new tenants are matched with 
wage and unemployment benefit data

– Quarterly Match: Eligible tenant base is matched 
with the w-4, wage and unemployment benefit data
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EIV DATA UPDATES Contd.

• The W-4 (new hires), wage and 
unemployment benefit data is loaded into 
EIV by the 20th of each month.
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WHEN CAN EIV DATA BE USED?

• O/As may use the data in EIV at the time 
of recertification (annual or interim) for 
verifying the employment and income of 
tenants currently participating in one of 
Multifamily Housing’s rental assistance 
programs.
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WHEN CAN EIV DATA BE USED?

• CAs and HUD staff may use the EIV data 
and reports for monitoring O/As 
compliance with the recertification 
process.

• IG may use for investigative purposes.
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CONSENT FORMS

• Before accessing the employment and 
income data in EIV for a tenant the O/A 
must:
– make sure there is a current signed and 

dated form HUD-9887, Notice and Consent 
for the Release of Information, on file.  

• The form authorizes HUD and the O/A to 
use data obtained through computer 
matching.
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CONSENT FORMS

• In addition, the O/A must make sure a signed 
and dated form HUD-9887-A, Applicant’s 
Consent to the Release of Information, is on file.

• The HUD-9887-A authorizes the O/A to request 
information about the tenant from a third party 
source.

• There does not need to be a HUD-9887 or HUD-
9887-A for O/As to utilize the Existing Tenant 
Search features in EIV for applicants.
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CONSENT FORMS

• The consent forms must be:
– signed and dated by the head of household, 

spouse, co-head and each family member 
who is at least 18 years of age at the time of 
move-in and annual recertification.

Reference Paragraphs 5-15 and 5-21 of Handbook 4350.3 REV-1.
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TENANT NOTIFICATION 
REQUIREMENTS

• O/As are required to provide tenants written 
notification of the recertification process and 
their responsibility to provide information about 
changes in family composition and income.

Reference Paragraph 7-7 and Exhibits 7-1, 7-2, 7-3 and 7-4 of HUD 
Handbook 4350.3 REV-1, Occupancy Requirements of Subsidized 
Multifamily Housing Programs
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NOTICE REQUIREMENTS

• O/As must provide the tenant with a listing 
of documents he/she should bring to the 
recertification interview
– For example:
• checks stubs or other documentation to 

support income
• unemployment compensation information
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WHY IS THIS IMPORTANT?

• When the information in EIV is the same 
as what the tenant reports, or when the 
tenant does not dispute the EIV data the 
O/A may be able to:
– Use the EIV data and tenant provided 

documents for third party verification and for 
income calculation.
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NEW WAY OF DOING BUSINESS

• For many owners, the new process of 
accepting tenant provided documents to 
complement the data in EIV replaces the 
more time-consuming, costly and less 
accurate third party verification process 
currently used by O/As.
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INDEPENDENT THIRD PARTY 
VERIFICATION

• O/As must obtain independent third party 
verification when the:

– The tenant disputes the EIV data;
– The tenant is unable to provide            

acceptable and current income 
documentation;

– The EIV data is incomplete; or
– There is no EIV data.
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INDEPENDENT THIRD PARTY 
VERIFICATION Contd.

• O/As have the discretion of whether or not 
additional third party verification of income 
or other EIV data may need to be obtained 
based on circumstances encountered 
during the recertification process.



24

USING EIV DATA

Social Security Benefits:
• If the social security benefit information in 

EIV is the same as what the tenant reports 
he/she receives, 
– the owner may use the EIV Income Report as 

third party verification and for income 
calculation purposes.
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USING EIV DATA Contd.

Social Security Benefits:
• If the social security benefit information in EIV is 

NOT the same as what the tenant reports he/she 
receives, or the tenant disputes the EIV data, 
– the owner must request that the tenant obtain and 

provide a current (dated within the last 60 days) 
benefit award letter from SSA.  

• This letter will be used as third party verification 
and for income calculation purposes.
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USING EIV DATA Contd.

Social Security Benefits:
• If there is no SSA information in EIV, the 

owner must 
– request that the tenant obtain and provide a 

current (dated within the last 60 days) benefit 
award letter from SSA.  

• This letter will be used as third party 
verification and for income calculation 
purposes.
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USING EIV DATA Contd.

Social Security Benefits:
• If the O/A finds it necessary to use some 

other alternative form of verification, e.g., 
bank statements, it may be necessary to 
use more than one document as third 
party verification.
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USING EIV DATA Contd.

NDNH (new hires, wage and unemployment 
compensation):

• The NDNH information in EIV is NOT to be 
used to calculate the tenant’s income 
without obtaining documentation from the 
tenant, e.g., 4-6 current, consecutive pay 
stubs, to support the EIV data.
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USING EIV DATA Contd.

NDNH 
• If the information in EIV agrees with the 

employment and income that the tenant 
reports, 
– the O/A may use the EIV Income Report as 

third party verification for employment source 
and tenant provided documents for 
determining the tenant’s income.
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USING EIV DATA Contd.

NDNH
• If the information in EIV does NOT agree 

with the employment and income that the 
tenant reports, or if the tenant disputes the 
EIV data, 
– the O/A must obtain third party verification 

directly from the employer(s) for use in 
determining the tenant’s income.
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USING EIV DATA Contd.

• There may be times when the O/A will 
need to request third party verification in 
order to have all of the information needed 
to determine the tenant’s income.
– For example:  the O/A may need to obtain a 

“start” or “stop” date for employment that is 
not reported in EIV.
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USING EIV DATA Contd.

Applicants:
• Since EIV data is only provided for tenants 

currently participating in one of Multifamily 
Housing’s rental assistance programs, 
– O/As will need to obtain third party 

verification(s) directly from the source for 
applicants.
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INVESTIGATING AND 
RESOLVING DISCREPANCIES

• O/As may not suspend, terminate, reduce, 
make a final denial of rental assistance, or 
take any other adverse action against an 
individual based on the data in EIV.

• O/As will continue to use the guidance in 
Chapter 8, Paragraph 8-17 of Handbook 
4350.3 REV-1 for investigating 
discrepancies.
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INVESTIGATING AND 
RESOLVING DISCREPANCIES

• When the O/A determines the tenant had 
unreported or underreported income, 
he/she must go back to the point in time 
the unreporting or underreporting of 
income started and calculate the amount 
the tenant must reimburse to the owner.
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INVESTIGATING AND 
RESOLVING DISCREPANCIES

• O/As must have the HUD-50059(s) on file 
that were in effect during the period(s) of 
under- or unreported income to use to 
calculate and support amounts due from 
tenants.
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INVESTIGATING AND 
RESOLVING DISCREPANCIES

• All calculations of amounts due from the 
tenant should be in the tenant file and a 
copy of the calculations provided to the 
tenant.  

• The calculations may be made a part of 
the payment plan.
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INVESTIGATING AND 
RESOLVING DISCREPANCIES

• Tenants are obligated to reimburse the 
owner if they are charged rent less than 
required by HUD’s rent formula due to 
unreporting or underreporting of income. 

Reference the HUD Model Leases in Appendix 4 of Handbook 4350.3 
REV-1.
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PAYMENT PLANS

• If the tenant is unable to pay the amount 
due, the O/A should enter into a 
repayment agreement with the tenant to 
collect the funds over a specified period of 
time.

Reference Paragraph 8-10 of Handbook 4350.3 REV-1
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REIMBURSEMENT TO HUD

• O/As are required to reimburse HUD for 
overpayment of assistance in accordance 
with Chapter 8, Paragraph 8-20 of 
Handbook 4350.3 REV-1.
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NON-COMPLIANCE WITH LEASE

• If the O/A finds the tenant is in non-
compliance with his/her lease because 
he/she knowingly provided incomplete or 
inaccurate information,
– the O/A must follow the guidance in Chapter 

8, Section 3 of Handbook 4350.3 REV-1 for 
terminating assistance or tenancy.
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RETENTION OF EIV DATA

Social Security benefit reports:

• O/As must retain reports obtained from 
EIV that are used as third party verification 
of a tenant’s social security benefits for the 
term of tenancy plus three years after 
tenancy is terminated.
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RETENTION OF EIV DATA

NDNH data reports
• O/As may only retain reports obtained from EIV, 

either electronic or paper, that contain NDNH 
data for a period of two years.  

• At the time of recertification, the O/A must 
destroy any EIV reports in the tenant’s file, or 
any other file(s), that contain NDNH new hire, 
wage or unemployment compensation data on 
the tenant that is two years old.
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RETENTION OF EIV DATA

Social Security benefits and NDNH data in a 
combined report

• If a tenant has both SS/SSI benefits and 
employment or income from NDNH and 
the information is contained in one report, 
the retention requirements for NDNH data 
reports apply.
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SECURITY OF EIV DATA

• Data in EIV is covered by the Privacy Act.
• Information may be used for official 

purposes only 
– O/As for verifying employment and income at 

the time of recertification
– CAs and HUD staff for monitoring and 

oversight of the recertification process
– IG for investigative purposes
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SECURITY OF EIV DATA

• Official use does not include sharing the 
information with governmental entities not 
involved in the recertification process used 
for HUD’s assisted housing programs, 
– e.g., cannot be shared with administrators of 

the Low Income Housing Tax Credit (LIHTC) 
or the Rural Housing Services (RHS) Section 
515 without Section 8 programs.
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Enterprise Income Verification
“EIV”

Reports Available to HUD, 
Owners, Management Agents and 

Contract Administrators
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Reports Currently Available 
Income Information 
• By Subsidy Contract
• By Project Number
• By Head of Household

Verification reports
• Existing Tenant Search
• Multiple Subsidy Report
• Identity Verification Report
• Deceased Tenant Report
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Welcome Page

System Announcements
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By Subsidy Contract
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By Subsidy Contract Report

FIRST REPORT FROM 
• By Subsidy Contract
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Income Report
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What the data on the Income Report 
represents:

• The report provides:
– Information on tenants who have started new 

employment within the past months
– Quarterly wage information for past or current 

employment
– Unemployment benefits
– Social security benefits

• Will identify the reason a tenant failed the identity 
verification against SSA information.  
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Income Discrepancy Report
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What the data on the Income Discrepancy 
Report represents:

• EIV information is not considered to be 
conclusive proof if a tenant challenges that 
it is not current or complete. 

– One factor is time lag in the collection of SSA and 
NDNH data.  In such cases, the employment 
information, including the “new hires” information will 
help the O/A research the tenant’s income.
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What the data on the Income Discrepancy 
Report represents: (cont’d)

• Prorating Actual Income

– When the period of income includes a Period of 
Income Start Date that coincides with income 
reporting quarters:

• the income is simply added for those quarters.  

– In those cases where an income record overlaps the 
start or end of the period of consideration:

• the income will be prorated, based on the following 
calculation.
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What the data on the Income Discrepancy 
Report represents: (cont’d)

• Prorating Actual Income (cont’d)
– First Quarter income = (quarter income value / period 

of time) * length of time in period.  
• For example, if the income is within the period of 

consideration for 2 or 3 months, the calculation would be 
(quarter income value / 3 months) * 2 months.

– Sum the quarter income that occurs within the period 
of consideration.  This should be 3 quarters of data.

– Add the final quarter of income data.  Quarter income 
= (quarter income value / period of time) * (length of 
time considered).



58

What the data on the Income Discrepancy 
Report represents:  (cont’d)

• Calculating Income Discrepancies
– Once projected and actual income data has 

been captured, the discrepancy evaluation 
process begins.  

• EIV conducts two separate evaluations during the Income 
Discrepancy Report generation process. 

• The outcome determines whether or not the results should 
be included in the Income Discrepancy Report.
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What the data on the Income Discrepancy 
Report represents: (cont’d)

• Discrepancy Analysis

– Once the income discrepancy calculations are 
completed, EIV analyzes the results to 
determine whether an Income Discrepancy 
Report should be generated.  

– The analysis compares the results to a pre-
defined EIV system value – Discrepancy 
Cutoff.
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What the data on the Income Discrepancy 
Report represents: (cont’d)

• The Discrepancy Cutoff Variable
– This establishes the monetary value that the 

calculated discrepancy must exceed in order for the 
household to be included in the Income Discrepancy 
Report.  

• By default, this value is set to -$2,400.  This means that the 
discrepancy between the actual annual income value and the 
projected income must be at least $2,400 or greater in order 
for a discrepancy report to be generated.

– The $2,400 is based on the requirement that tenants must 
report to the O/A when the family’s income cumulatively 
increases by $200 or more per month.
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What the data on the Income Discrepancy 
Report represents: (cont’d)

• Example:
– If the projected income for a household was $10,000 

but the actual income was $14,000, the difference of 
$4,000 is greater than the established cutoff value of 
$2,400, qualifying it to appear on the report. 

– If the projected income for a household was $10,000 
but the actual income was $12,000, the difference of 
$2,000 is less than that of the established cutoff value 
of $2,400, disqualifying it from appearing on the 
report. 
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Summary Report
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Failed Verification Report

There may need to be corrections at the site level as indicated by the error description above.
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Failed Verification Report
• This report identifies household members who failed the SSA 

identity match due to invalid personal identifiers – incorrect SSN, 
date of birth or last name, as well as, identifies deceased household 
members. 
– O/As need to confirm with the affected tenant that his/her SSN, date of 

birth and/or last name are correct in TRACS.  O/As should have third 
party verification or documentation to support the tenant’s personal 
identifiers and the accuracy of the TRACS data.   O/As must correct any 
incorrect information that may be in the TRACS system.

• If the information in TRACS is accurate, the O/A should encourage 
the tenant to contact the SSA to correct any inaccurate data in their 
databases.

Reference the EIV User Manual for Multifamily Housing posted on the EIV 
Website for Error Descriptions and Explanations.
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No Income Report
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What the data on the No Income 
Report represents:

•This report is a listing of tenants who passed 
the identity match against SSA’s records but 
no employment or income information was 
received from the match against either the 
SSA or NDNH records. 

•In addition to there not being information in 
the SSA or NDNH databases, there are 
various other reasons why this could occur, 
e.g., no longer a current HUD-50059 in 
TRACs, and would require further 
investigation by the O/A. 
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New Hires Report
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What the data on the New Hire’s Report 
represents:

• Employment information on tenants who have started 
new jobs. 

• Report is updated monthly.
• Most employers report information on new hires to their 

state within 30 days of the hire date, therefore, an O/A 
may know within 60 days whether a tenant has started a 
new job.

• O/As may be, but are not required to be, proactive in 
outreaching to their tenants to report the income 
changes so that rent adjustments can be made in a 
timely manner, thus eliminating /reducing the amount of 
retroactive rent repayments. 
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By Project Number

Report Types under By Project will be the same as Report Types under By Subsidy Contract 
tab.



70

By Head of Household
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Summary Report
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Eliminate Tenant Receipt of Multiple Rental 
Assistance

• Use Existing Tenant Search for all 
Applicants

• Use Multi-Subsidy Report for current 
participants

• TRACs databases search for repeat SSN 
showing up in MFH programs
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Deceased Tenant Report
What to do if there is a match!!

• Confirm with next of kin and/or emergency 
contact person

• Update family composition in TRACS
• Process a HUD 50059 to terminate 

tenancy if deceased is single
• Take any other actions in accordance with 

Handbook 4350.3 REV-1 policy
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Accessing the Existing Tenant Search

Welcome KEVIN GARNER 

• Back to Secure Systems Income Information 
• By Subsidy Contract 
• By Project Number
• By Head of Household Verification Reports 
• Existing Tenant Search
• Multiple Subsidy Report
• Identity Verification Report
• Deceased Tenant Report User Administration
• Coordinator Access Requests
• User Certification
• User Certification Report
• User Maintenance
• User Expiration Report

Click on Existing Tenant Search Link
To Access Report

https://hudapps.hud.gov/eiv/thirdpartyincome/monthlyreportscontract.jsp
https://hudapps.hud.gov/eiv/thirdpartyincome/monthlyreportscontract.jsp
https://hudapps.hud.gov/eiv/thirdpartyincome/monthlyreportscontract.jsp
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Accessing the Existing Tenant Search

• Type in SSN and Click “Get Report”
• Both MFH and PIH databases are 

searched
• Report displays information on current 

tenants as reported in TRACS and PIC
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Existing Tenant Search Results



77

Multiple Subsidy Report (Summary)

The user may search the PIH and MFH 
Programs to identify individuals receiving

Multiple Rental Subsidy
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Multiple Subsidy Report (Detailed)

These individuals may
be receiving multiple

Subsidies!
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Multiple Subsidy Report (Detailed)
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Multiple Subsidy Report 
Suppose there is a Match?...Then What?

• Advise the tenant of the discrepancy
• Give tenant opportunity to explain and/ or 

provide documentation
• Take action in accordance with Handbook 

4350.3 REV-1 policy
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Deceased Tenants Report (Access)

Deceased Tenant 
Report
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Deceased Tenant Report (Detailed)
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EIV CASE STUDIES
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CASE STUDY 1 - SMITH

• George Smith reported to the O/A that his 
only income is $942.00 per month from 
social security.  He also reported that he 
does not pay his Medicare insurance 
premium himself but that it is paid by the 
state.
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CASE STUDY 1 – SMITH Cont’d.

Looking at the EIV Income Report:

1. Can the O/A use the EIV Income Report 
as third party verification and for 
calculating the tenant’s income?

2. Does EIV show any income other than 
social security?
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CASE STUDY 1 – SMITH Cont’d.

3. What amount would be used to calculate 
annual income?

4. Would the Supplemental Medical 
Insurance amount of $96.40 be included 
in annual income?

5. Would the $96.40 be included as a 
medical expense?
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CASE STUDY 1 - SMITH
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CASE STUDY 1 – SMITH (CONT’D)
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CASE STUDY 1 – SMITH   (CONT’D)
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CASE STUDY 2 – SMITH

• George Smith reported to the O/A that his 
only income is $815.60 per month from 
social security.  He also reported that he 
pays $96.40 for his Medicare premium.
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CASE STUDY 2 – SMITH Contd.

Looking at the Income Report
1. Can the O/A use the EIV Income Report 

as third party verification and for 
calculating the tenant’s income?

2. Why is his Supplemental Medical 
Insurance higher than the amount of 
$96.40 he reported he pays for 
Medicare?
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CASE STUDY 2 – SMITH Contd.

3. Would the O/A need to obtain any further 
information from Mr. Smith?

4. Would the O/A need to obtain any 
additional third party verifications?
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CASE STUDY 2 - SMITH
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CASE STUDY 2 – SMITH  (Cont’d)
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CASE STUDY 2 – SMITH  (Cont’d)
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CASE STUDY 3 - STOLK 

• It is time for Jerry Stolk’s annual 
recertification.  Jerry reported to the O/A 
that he works at Kohl’s Department Store 
and earns approximately $17,000 per 
year.  

• Jerry brought in his pay stubs for the 
previous 4 weeks (gross pay - $385.75; 
$390.60; $365.24; $370.49).
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CASE STUDY 3 - STOLK

1. Can the O/A use the data in EIV as third 
party verification?

2. Since the income reported in EIV is 
approximately 6 months old, should the 
owner obtain third party verification from 
Kohl’s?

3. How would you calculate Jerry’s income?
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CASE STUDY 3 - STOLK
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CASE STUDY 3 – STOLK  (Cont’d)
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CASE STUDY 4 - JONES

• Jeannie Jones moved into Jacks Apts. On 
May 25, 2007.  She reported that her only 
income was social security and that was 
all the income the O/A reported on her 
HUD-50059

• EIV generated an Income Discrepancy 
Report indicating that Jeannie had 
unreported or underreported income in 
excess of $2,400
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CASE STUDY 4 – JONES Contd.

Reviewing the income report:
1. Do you think that Jeannie had 

unreported or underreported income?
2. How did you arrive at your conclusion?
3. Based on the EIV income data should 

the owner obtain a third party verification 
from Marriott Hotel Services?  If so, why?
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CASE STUDY 4 - JONES
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CASE STUDY 4 – JONES  (Cont’d)
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CASE STUDY 4 – JONES  (Cont’d)
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CASE STUDY 5 - SAUNDERS

• It is time for Sandra Saunders annual 
recertification.   

• EIV generated an Income Discrepancy 
Report indicating that Sandra had 
unreported or underreported income in 
excess of $2,400.  The Period of Income 
for Discrepancy Analysis is 6/1/06 –
5/31/07
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CASE STUDY 5 – SAUNDERS Contd.

• TRACS/HUD-50059 income information 
for the discrepancy period shows:
– Interim Recertification effective 7/1/06

– $3,690 child support

– Interim Recertification effective 9/1/06
– $3,690 child support

– Annual Recertification effective 9/1/07
– $3,105 child support
– $299 other non-wage source



107

CASE STUDY 5 - SAUNDERS

Reviewing the Income Report:
1. Did Sandra have unreported income?
2. How far back should the owner go to 

calculate the amount of rent Sandra 
owes?

3. Can the owner take any adverse action 
against Sandra without discussing this 
with her? 
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CASE STUDY 5 - SAUNDERS
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CASE STUDY 5 – SAUNDERS (Cont’d)



110

CASE STUDY 5 – SAUNDERS (Cont’d)
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CASE STUDY 5 – SAUNDERS (Cont’d)
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CASE STUDY 6 - WATERS

• Wally Waters moved in on March 25, 2006 and 
reported that he had no employment income.  

• On December 2, 2006 Wally came in for his 
recertification interview.  At that time the O/A 
pulled the EIV Income Report that shows in the 
New Hires section that Wally is working at 
Walmart.

• Wally reported that he is working at Walmart and 
said that he would bring in some check stubs.
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CASE STUDY 6 – WATERS Contd.

• Is there any reason that the O/A should 
request a third party verification directly 
from Walmart?
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CASE STUDY 6 - WATERS
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CASE STUDY 6 – WATERS (Cont’d)
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ANSWERS FOR 
EIV CASE STUDIES
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Case Study 1 – Smith

1. Can the O/A use the EIV Income Report as third party verification and for 
calculating the tenant’s income?

ANSWER:  Yes, because the EIV benefit information is the same as 
reported by the tenant. 

2.  Does EIV show any income other than social security?

ANSWER: No.  

3.  What amount would be used to calculate annual income?

ANSWER: Gross benefit amount of $942.00
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Case Study 1 – Smith (Cont’d)

4. Would the Supplemental Medical Insurance amount of $96.40 be 
included in annual income?

ANSWER: No. 

5.  Would the $96.40 be included as a medical expense?

ANSWER:  No.  Since it is not included in annual income, it 
is not included in the medical expense deduction.
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Case Study 2 – Smith

1. Can the O/A use the EIV Income Report as third party verification and for 
calculating the tenant’s income?

ANSWER:  Yes, because the EIV benefit information is the same as 
reported by the tenant.

2.  Why is his Supplemental Medical Insurance higher than the amount of $96.40 
he reported he pays for Medicare?

ANSWER: This is an indication that the tenant has more deductions 
from his Medicare benefit award, such as Medicare Part D Prescription 
Drug premiums, garnishments, etc.  The O/A would need to discuss this 
with the tenant.  This would require the owner to obtain further third part 
verification to support the additional deductions.  
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Case Study 2 – Smith (Cont’d)

3. Would the O/A need to obtain any further information from Mr. Smith?

ANSWER:  The O/A would need to discuss this with the tenant, 
asking the tenant to disclose what additional deductions are 
withheld from his Medicare benefit award.

4.  Would the O/A need to obtain any additional third party verifications?

ANSWER:  Yes.  This would require the owner to obtain further 
third party verifications to support the additional deductions. 
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1.  Can the O/A use the data in EIV as third party verification?

ANSWER:  Yes.  Since the employment source Jerry provided is the 
same source as what is in EIV, the O/A can use the Income Report in EIV 
as third party verification.

2. Since the income reported in EIV is approximately 6 months old, should the 
owner obtain third party verification from Kohl’s?

ANSWER:  The O/A can use the pay stubs provided by Jerry to calculate 
his income.

3.  How would you calculate Jerry’s income?

ANSWER:  Jerry’s income can be calculated by adding the gross pay 
from the four pay stubs together, divide that total by four and multiply the 
answer by 52 weeks.

$385.75 + $390.60 + $365.24 + $370.49 = $1,512.08 (total for four weeks)
$1,512.08 / 4 = $378.02 (average for a week) 
$19,657.04 = Jerry’s annual income

Case Study 3 - Stolk
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Case Study 4 - Jones

1. Do you think that Jeannie had unreported or underreported income?

ANSWER:  Yes, she could possibly have unreported income. 

2.  How did you arrive at your conclusion?

ANSWER:  Because EIV shows wages from Marriott Hotel Services.

3.  Based on the EIV income data should the owner obtain a third party 
verification from Marriott Hotel Services?  If so, why?

ANSWER:  Yes.  The O/A needs to obtain third party verification to find 
out whether or not Jeannie is still employed there.

There is one clue on the income report that indicates Jeannie is no 
longer employed there and that is that the Q2 of 2007 wages reported by 
the employer are approximately one-third of the wages reported for 
previous quarters.  However, this is only a clue, the O/A still needs to 
obtain the third party verification. 
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Case Study 5 - Saunders

1. Did Sandra have unreported income?

ANSWER:  Yes.  In reviewing the income sources disclosed by 
Sandra and the income reported on the HUD-50059’s for the Period 
of Income for Discrepancy Analysis provided on the Discrepancy 
Report, there was no employment income disclosed or reported.  The 
EIV Income Report shows that Sandra had income from employment 
for this same time period.

2. How far back should the owner go to calculate the amount of rent Sandra 
owes?

ANSWER:  The O/A will need to verify when Sandra started working 
at each source of employment shown on the EIV Income Report.  The 
O/A needs to review the HUD-50059s on file for Jeanne to determine 
when the underreporting of income occurred.  It appears in this 
instance that the error possibly started with the interim recertification 
effective 7/1/06.
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Case Study 5 – Saunders  (Cont’d)

3. Can the owner take any adverse action against Sandra without discussing 
this with her?

ANSWER:  No.  O/As cannot take any adverse action against the 
tenant based on the EIV data.  The O/A must notify the tenant in
writing of the error and identify any information that is believed to be 
incorrect.  The O/A must provide the tenant the opportunity to discuss 
this with him/her.  (See Chapter 8, Paragraph 8-17 of HUD Handbook 
4350.3 REV-1, Occupancy Requirements of Subsidized Multifamily 
Housing Programs, for further discussion on the notification 
requirements.)
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Case Study 6 - Waters

1. Is there any reason that the O/A should request third party verification 
directly from Walmart?

ANSWER:  Yes, unless Wally has documentation he can provide that 
shows the date he started working at Walmart.  Note that the “Hire Date” 
on the Income Report shows “Not available”.  

The Hire Date is not required information that an employer must provide 
the state. 
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