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INTRODUCTION TO HHFDC 

AFFORDABLE HOUSING PROGRAMS

There is a handout 

available to download

Be sure to expand your 

GoToWebinar control 

panel  using the 

orange/white arrow icon

Expand & Click to 

Download
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A Certification will be emailed to each 

registered participant at the close of 

the webinar from GoToWebinar.

PRESENTERS:

Harold Tucker: 

207-805-0035 (direct)

Htucker@spectrumlihtc.com

Cathy Turner:  

207-805-0036 (direct)

Cturner@spectrumlihtc.com
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DISCUSSION TOPICS

Part   I Introduction

Part   II Process of Obtaining Funds 

Part   III General Compliance Issues

Part   IV Reporting Requirements

Part   V Income Eligibility

Part   VI Rent Restrictions

Part   VII Student Restrictions

Part   VIII Noncompliance

Part   IX Tenant Selection Plan

Part   X Tenant Application

Part   XI Tenant Income Verifications

Part   XII Compliance Reviews and Inspections

PART I: 

Introductions
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Key Players

The Hawaii Housing Finance 

& Development Corporation. (HHFDC)  

Compliance Monitoring Agency

SPECTRUM COMPLIANCE = “Authorized Delegate”                        

The HHFDC contracts 

with Spectrum to provide 

compliance monitoring.  

Key Players

Owners 
Ultimately responsible for compliance.

Management and Site Staff 
Ensure compliance and critical 
to success of the programs. 
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The HHFDC has several affordable 
housing programs. Some are actively 

funded and other are not.

All have compliance requirements. 

TAX CREDITS RHRF HMMF

HOME DURF RAP

NSP 201H HOME-ARP

….and MORE!

LOW INCOME HOUSING TAX CREDIT 

Administered by the IRS (started in 1986)

Compliance is monitored by individual States

Funds given to States and Territories by Population
(minimum – small states - $3.25 million)

HAWAII – over $4 million
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LOW INCOME HOUSING TAX CREDIT 

HHFDC award credits in funding rounds in 
accordance with requirements of the 

Qualified Allocation Plan (QAP)

A point system from the QAP helps 
determine project ranking. 

LOCATION

# OF UNITS

ENERGY EFFICIENCY

15 year initial compliance period, 

with credits taken for 10 years

LOW INCOME HOUSING TAX CREDIT 
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Since 1990, extended use provisions 

have been required

(26,35,46 Years in Hawaii!)

LOW INCOME HOUSING TAX CREDIT 

Owners and investors can deduct the credit from 

their tax liability. 

LOW INCOME HOUSING TAX CREDIT 
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Tax Credit Assistance Program (TCAP)

Established with the Housing and Economic 
Recovery Act (HERA) in 2008.

Allowed HFAs to exchange a portion of their 2009 
Housing Credits for grants from the Treasury. 

Monitored the same as LIHTC

No longer active 
(3 Properties)

Section 1602 of the American Recovery and Reinvestment 
Act of 2009 (ARRA)

It allowed State housing agencies to elect to receive 

cash grants to a certain portion of the LIHTC allocation. 

Monitored the same as LIHTC

No longer active

(6 Properties)
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HOME Investment Partnerships Program

Funds allocated by HUD to State and local governments

The main purpose is to increase the supply of decent, safe, 

sanitary housing for low and very low-income families 

(50% and 80% AMI)

HOME Investment Partnerships Program

Primary attention is to rental housing 

Generally, HOME funds are matched with other sources of 

funding (Bonds, LIHTC)
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HOME Investment Partnerships Program

Compliance period determined by type of project and 

amount of HOME investment, 5 to 20 years.

Significant noncompliance can lead to an extended 

affordability period, foreclosure, etc.

Neighborhood Stabilization Program

Purpose was to stabilize and revitalize communities        
caused by the economic decline and housing collapse 

in 2008.

Rules mirror those of the HOME Program

This program is no longer being funded. 
(3 properties)
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RENTAL ASSISTANCE PROGRAM (RAP)

Program was created in 1981 by 
the State Legislature.

Encourages the development of new or existing 
rental properties while maintaining rental rates for 

low and moderate income families.  

RENTAL ASSISTANCE PROGRAM (RAP) 

Original purpose of the program was to provide monthly 

rental subsidies.

Later amended to provide interim construction loans

Works alone or with other programs 
(most work alone in Hawaii but 2 are paired with LIHTC)
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RENTAL ASSISTANCE REVOLVING FUND (RARF) 

Fund was developed under the RAP program

First award given in October 1993.

Receives money from 

public, private, state sources 

RENTAL ASSISTANCE REVOLVING FUND (RARF) 

Money invested in such a way as to maximize the rate of 

return

RAP payments are made to projects from this fund with 

interest earnings

RARF properties are piggybacked with other programs. 
(HOME and LIHTC)
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RENTAL ASSISTANCE REVOLVING FUND (RARF)

RARF properties maintain at least 20% of their units for 

households with incomes no greater than 80% AMGI.

Properties are also subject to a Regulatory Agreement 

and a contract with the HHFDC. 

(30-year agreement with an additional 20-year re-evaluation)

RENTAL HOUSING REVOLVING FUND (RHRF)

Also established by the State legislature

State felt that the lack of affordable housing 

was created by the high cost of development

Created a fund to subsidize the cost of 

building, so that rents could be reduced
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HULA MAE MULTI-FAMILY PROGRAM (HMMF) 

Provides below-market interest rate loans through 

the issuance of tax-exempt bonds

Portion of the units must be set aside for 

low-income households

HULA MAE MULTI-FAMILY PROGRAM (HMMF) 

Typically piggybacked with other funding 

sources (LIHTC and RHRF)

Rules are similar to those of LIHTC program 
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DWELLING UNIT REVOLVING FUND (DURF) 

DURF funds may be used for the acquisition or 

construction properties and loans to developers.

Currently, compliance mirrors the RHRF program. 

HOUSING TRUST FUND (HTF) 

The federal Housing Trust Fund Program was created by 

Title One of the Housing and Economic Recovery Act of 

2008 (HERA). 

Purpose is to increase the supply of decent, safe and 

sanitary housing for extremely low (30%) households
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HOUSING TRUST FUND (HTF) 

The HHFDC has been designated as the HTF Grantee 

for the State of Hawaii. 

80% of each annual grant must be designated 

for rental housing.

HOUSING TRUST FUND (HTF) 

The HHFDC will allocate 50% of the annual HTF allocation 

to the City and County of Honolulu.

The remaining 50% will be rotated between the neighbor 

island counties of Hawaii, Kauai and Maui. 
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HOUSING TRUST FUND (HTF) 

This program has a competitive application process. 

Applications are reviewed for eligibility and rated using 

selection criteria. 
(i.e. readiness to proceed, developer experience, financially feasible, use of non-federal 

funding sources) 

HOME-ARP (American Rescue Plan)

Established on March 11, 2021. The HOME-ARP program is intended 

to benefit households based on their status as 

“qualifying populations” 

Unlike the regular HOME program, 70% of all HOME-ARP units will 

serve households based ONLY upon their status as

qualifying households. 

Up to 30% of HOME-ARP assisted units may be restricted to 

households that are low-income (80% AMI). 
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HOME-ARP (American Rescue Plan)

“Qualifying Populations”

1) Homeless as defined in section 103(a) of the McKinney-Vento 

Homeless Assistance Act

2) Risk of homelessness as defined in section 401 of McKinney-Vento 

3) Fleeing or attempting to flee domestic violence, dating violence, sexual 

assault, stalking or human trafficking 

4) Part of other populations where providing support would prevent 

homelessness 

5) veterans and families that include a veteran family member that meet 

the criteria in one of (1-4) above.

201H

The 201H program allows the HHFDC to help developers expediate 

the review process and seek exemptions from certain laws and rules 

pertaining to planning, zoning, and construction standards. No less 

than 50% plus one additional unit must be affordable to households 

with incomes at or below 140% AMI. 
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Management Resources

CHAPTER 5 of the HUD Handbook 4350.3 

is a valuable tool 

Management Resources

Chapter 5 provides guidelines for 

calculating income for ALL programs!

Keep a copy of chapter 5 handy as 

searchable PDF!

Copy: HUD.gov or Google!
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State Compliance Manual or Procedural Manual

The LIHTC and HOME programs are federal programs, but both 

allow the STATE to impose additional restrictions upon owners. 

The State Compliance Manual will outline any additional program 

restrictions.

The Compliance Manual is often updated and is on the Spectrum 

website www.spectrumlihtc.com

Management Resources

State Compliance Manual

The manual also 

contains any 

recommended or 

required forms for use 

when certifying 

tenants or meeting 

program requirements. 

Management Resources
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TRAINING

Spectrum strongly recommends that owners and 

managers obtain regular training. 

It is essential that everyone stay current with 

regulations with program rules and Fair Housing law.

Affordability periods are for an extended number of 

years and rules change on a regular basis!

Management Resources

APPLICATION FOR FUNDS

When an owner/developer completes an application, they 

are making promises to the HHFDC and the County. 

For LIHTC projects, they also may make promises to 

investors who are purchasing the credits awarded. 

Management Resources
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Declaration / Regulatory Agreement

Promises recorded in the Declaration and Regulatory Agreement:

Total number of affordable units

Income restrictions

Amenities to be offered residents

Manager’s units

These may or may not be recorded in the Regulatory Agreement. 

However, management should be aware of all promises made to the 

HHFDC. 

Management Resources

Form 8609 (LIHTC only)

The most important tax credit document.

It records allocation date, PISD, MSA and 

year the MSA must be met. 

Each building in the project will receive its own 8609. If 

you have six buildings, you will have at least six 8609s. 

Management Resources
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Form 8609 (LIHTC only)

The 8609 has two parts.

Part I is completed by the State after the final cost 

certification is received. 

It lists the allocation date, Building Identification 

Number (BIN), total credits allocated and the Placed 

In Service (PIS) date among other items. 

Management Resources

Form 8609 PART 1

Management Resources
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Form 8609 (LIHTC only)

Part II is completed by the owner. 

This section is where the owner elects the Minimum 
Set Aside (MSA) 20/50, 40/60, or AIT

It states if the building will be treated as part of a 
multiple building project.

And it shows the first year of the credit period. 

Management Resources

Management Resources

Form 8609 PART II
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Certificate(s) of Occupancy (LIHTC)

The Certificate of Occupancy is important with new construction. It 

determines the PIS (Placed In Service) date of the building. 

Your PIS is determined by the date first unit in a building is ready 

for occupancy.

Management Resources

Partnership Agreement (LIHTC)

A partnership agreement is executed between the owner and 

investors. The owner agrees to provide credits by a

certain date. 

If that date is not met there are usually financial consequences. 

Management Resources
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Income limits 

The LIHTC, RHRF, HMMF, DURF, TCAP, and Section 1602 

programs use the newer MTSP income limits. 

(Multi-Family Tax Subsidy Program)

NOTE: There is a 45-day grace period to institute new 

limits once published for the above programs. 

Management Resources

Income limits 

The HOME program publishes its own income limits. 

NO 45-day grace period. 

They are effective immediately. 

NOTE: HOME-ARP uses the HOME published limits

Management Resources
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Management Resources

HOME

LIHTC, 

RHRF, 

HMMF,

RARF

Income limits 

HTF

Utility Allowance Documentation 

If tenants pay any utilities themselves,

a utility allowance must be calculated. 

Come from a reliable source

Reviewed and updated annually

Management Resources
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What Federal Government Agency administers the LIHTC Program?

What agency monitors for compliance in Hawaii?

Guidelines for calculating income come from?

a. HUD b. HHFDC c. IRS

a. HUD b. HHFDC c. IRS

a. Project Declarations b. HUD Handbook 4350.3 c. QAP

What is the most important tax credit document?

When HUD releases income limits you must implement in 

how may days? (LIHTC, HMMF, RHRF)

How many days to implement HOME rent and income 

limits once their published?

a. 8823 b. 8609 c. Tax Return

a. 45 b. 90 c. 120

a. 45 b. 90 c. None - Immediately
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PART II: 
Process of Obtaining Funds

Most housing programs have competitive

application processes. 

Conditions have to be met to qualify to apply, and then 

promises have to be made to win the award or funding. 
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The state annually publishes an application period.

Owners complete the application and submit by the 

deadline. Failure to meet the deadline means the 

application never gets reviewed. 

The Application Process

After the submission, the HHFDC reviews the applications, 

give extra points for promises and then either reserves or 

awards funds. 

Extra points may be given to an application for adding 

new rental units to the County, for building in a difficult to 

develop area, or for providing service to tenants.

The Application Process
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The consolidated application is available on the HHFDC 

web site, www.hawaii.gov under info for developers. 

Available for those interested in applying for financing for 

the development of affordable housing. 

The Application Process

PART III: 
General Compliance Issues



32

Key to all programs is compliance!

Two major components are:

Income eligible and Rent restricted.

Monitoring for compliance is required by all these programs.

(sometimes several times per year)

(End of Year, Quarterly, On-site Audits)

Reporting of noncompliance, corrected or not, is required.

Be sure your compliance team is well versed in the 

compliance requirements for all your funding programs. 

General Compliance Issues
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For tax credit properties, all monitoring for compliance is 

done by building. 

For LIHTC, keep records by building, not by project. 

The other programs are monitored on a project wide basis. 

Compliance by Building or Project

For all programs, compliance must be maintained 
for a set period of time. 

This is your affordability period. 

Affordability Periods
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LIHTC 

15 years + the extended use period. 

TCAP and Section 1602

Tied to the LIHTC Declaration. 

HMMF

Specified in the Regulatory Agreement. 

Affordability Period

HOME - Depends on the type of project. 

Rehab or Acquisition:

HOME investment is less than $15,000 per unit – 5 years.

HOME investment is $15,000 - $40,000 per unit – 10 years.

HOME investment is $40,000 or more per unit – 15 years.

Affordability Period
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HOME (con’t)

Refinance project:
With any amount of HOME investment – 15 years. 

New Construction: 
With any amount of HOME investment – 20 years.

NSP (Neighborhood Stabilization Program)

The affordability period mirrors that of the HOME program.

HTF (Housing Trust Fund)

The affordability period is always – 30 years

Affordability Period

HOME-ARP

HOME-ARP rental units must comply with the HOME-ARP rental 

requirements for a minimum of 15 years, irrespective of the amount of 

HOME-ARP funds invested in the project. 

If Housing Assistance Payments (HAP) contract is awarded the 

minimum compliance period is the greater of 15 years of term of the 

HAP contract. 

Affordability Period
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RAP

The affordability period is never less than 10 years nor more than the 

period for which RAP payments have been committed. 

For nonprofit owners and government sponsored owners, the term 

can’t exceed 25 years or term of the mortgage. 

For limited dividend owner, the term shall not exceed 15 years or 

term of the mortgage. 

Affordability Period

RHRF

The affordability period is specified in the Declaration of Land Use 

Restrictive Covenants, but when awarding funds for RHRF, extra points 

are given to applications promising an affordable period of at least 

30 years.  (60 to 65 years is the norm) 

Affordability Period
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DURF

The affordability period is specified in the 

Declaration of Land Use Restrictive Covenants.

The current DURF project monitored has an affordability period 

of 30 years. 

Affordability Period

201H

The affordability period is specified in the 

Declaration of Land Use Restrictive Covenants.

Affordability Periods are typically 30 Years.

Affordability Period
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The 2 major components of Hawaii housing programs are?

All programs must maintain compliance for a period of time 

this is called the ?

The initial LIHTC affordability period is for how many years?

a. Income eligible/Rent restricted

b. Affordability/Compliance

c. Agreements/Declarations

a. Affordability Period b. Occupancy Period c. Minimum Set-Aside

a. 10 years b. 15 years c. 45 years

The HOME affordability period usually depends on what?

a. QAP b. Project Declaration c. Project Investment

a. QAP b. Restrictive Covenant c. Form 8609

The affordability periods for RHRF, HMMF, 201H and DURF are 

recorded in what document? 
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PART IV: 
Reporting Requirements

LIHTC, RHRF, DURF and 201H

Annual submission by February 1st of each 

year for the prior year. 
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LIHTC, RHRF, DURF and 201H

The following documents are required for Annual Reporting:

1. Annual Report and Owner’s Certification of Continuing Program 

Compliance (check website for current version)

2. Electronic Status Report (Paul Perpich – EOYhelp@spectrumlihtc.com)

3. Qualified Basis Tracking Sheet (only submitted until required set-asides are met)

4. Utility Allowance documentation for the reporting year

5. HRS 467 

All items but electronic status report submitted to 

spectrumendofyear@gmail.com

Annual Record Keeping Submissions

(AKA: EOY – End of Year Submissions) 

Please be sure that HHFDC & Spectrum have accurate and complete 
information for contacting the owner/agent of each property. 

Contact HHFDC & SPECTRUM immediately if there is any change.

Owners will receive written instructions along with applicable 
deadlines for completing annual reports.
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Annual Record Keeping Submissions:

The Annual Report and Owner’s Certification of 
Continuing Program Compliance 

These forms will be reviewed for accuracy and 
consistency

You may submit several certifications depending on the 
housing programs at your property. 

Example:

(RHRF, HMMF, LIHTC)

you would submit 3!

The Owner’s 
Certification of 

Continuing 
Program 

Compliance 

Always check for 
the most 

updated version 
on our website!
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Annual Record Keeping Submissions:

The Unit History Report/Database (SPECTRUM SOFTWARE)

Will be reviewed for a number of items, including the following:

Late/missing annual certifications

Rent-restriction and over-income households

Minimum Set-Aside compliance

Vacant Unit and Next Available Unit (140%) Rules

Compliance with the Tax Credit Regulatory Agreement (LURA)

HMMF

Quarterly reporting is due for this program, in the form of: 

1. Certification of Continuing Program Compliance Report

2. Electronic status report

3. Utility allowance documentation

4. Form HRS 467. (Update: Can submit once annually with 4th Quarter – February 1st)
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HMMF

REPORTING IS DUE QUARTERLY:

The certification is due before the 15th day after the quarter ends.

1st Quarter due = April 15th

2nd Quarter due = July 15th

3rd Quarter due = October 15th

4th Quarter due = February 1st (This submission is included in the EOY submission)

1 15

15 15

RAP

Monthly submission of RAP payments, by the 7th, 

for the PRIOR month. 

The monthly submission is to include occupancy status reports 

and delinquency reports. 

The occupancy reports list the units maintained for eligible

tenants and market tenants, as well as report vacant units. 



44

RAP (continued)

Monthly Operating Statement/Annual Operating Budget

The owner is required to prepare and maintain and annual 

Operating Budget at least 60 days prior to the beginning of 

each fiscal year. 

Audited Financial Statements

Audited financial statements are due within 90 days after 

the end of each fiscal year. 

HOME, HOME-ARP, and HTF

Currently the requirement is submission of Annual Compliance 

Reports to the County and Spectrum by July 15th each year. 

NOTE:

Check website for most current version of the 

HOME, HOME-ARP, HTF and NSP Status Reports. 
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HOME, HOME-ARP, and HTF

DON’T FORGET THE 

FOLLOWING!

UTILITY ALLOWANCE!

COUNTY RENT APPROVALS!

NSP

Submission of the NSP Compliance Status Report is 

required annually. 

The annual NSP Compliance Status Report is 

sent to Spectrum as well. (July 15th)
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NSP

DON’T FORGET THE 

FOLLOWING!

UTILITY ALLOWANCE!

COUNTY RENT APPROVALS!

RARF

There is NO reporting due for this program alone. 

The RARF program is always piggybacked with 

another program. 
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MONITORING FEES

On May 3, 2010 Chapters 15-311 and 15-312 of the Hawaii 

Administrative Rules became effective. The rule

allowed for the collection of monitoring fees by the HHFDC for 

the RHRF and HMMF programs. 

MONITORING FEES

Payment of compliance monitoring fees is now required for the 
LIHTC, RHRF and HMMF programs. Current fees (excluding manager’s unit)

are as follows:

LIHTC = $25 per unit

RHRF = $35 per unit

HMMF = $35 per unit

DURF = $35 per unit

201H = $35 per unit

Fees are program specific. If a property has 3 programs (LIHTC, RHRF, 
HMMF) a total of $95 per unit is due each year in fees. 
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HOME, HOME-ARP, and HTF FEES

The HOME Final Rule published in August 2013 allows PJs 

to charge monitoring fees for properties where HOME 

funds were committed after 8/23/2013. 

However, HHFDC has NOT instituted these fees for HOME 

or HTF. However, it could be applied down the road!

THANKS HHFDC!!!!

PART V: 
Income Eligibility
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INCOME ELIGIBILITY

One of the two major components to compliance 

(Income Eligible, Rent Restricted). 

Household must be income eligible at move-in.

Unit is not program eligible otherwise, whatever 

the program. 
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A tenant’s income eligibility is determined 

by comparing the household’s gross annual 

PROJECTED income to the maximum 

income limit.  

The LIHTC, HMMF, RHRF, 
TCAP, and Section 1602 
programs use the newer 

MTSP income limits. 

When new limits are 
published, must be in use 

within 45 days of the 
effective date.

All income limit charts are 
on the Spectrum website. 

www.spectrumlihtc.com
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Existing LIHTC and HMMF properties are “Held Harmless”
when income limits decrease for both income and rents.

The HHFDC has decided that RHRF, RAP, DURF, 201H and 
RARF properties will also be “Held Harmless” when 
income limits decrease for both income and rents. 

The HOME Program publishes its own income limits.

The HOME income limits have NO 45-day grace 
period. They are effective immediately. 



52

HHFDC provides additional income limit levels. 
www.spectrumlihtc.com. (LIHTC, HMMF, RHRF RARF)

https://dbedt.hawaii.gov/hhfdc/2022/04/21/2022-hud-income-guidelines/

HHFDC provides additional income limit levels.

Dbedt.Hawaii.gov/hhfdc/2024/04/21/2022-hud-income-guidelines/ 

201H and DURF!
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https://dbedt.hawaii.gov/hhfdc/2022/04/21/2022-hud-income-guidelines/

HHFDC provides additional income limit levels.

Dbedt.Hawaii.gov/hhfdc/2024/04/21/2022-hud-income-guidelines/ 

They match MTSP! 

https://dbedt.hawaii.gov/hhfdc/2022/04/21/2022-hud-income-guidelines/

HHFDC provides additional income limit levels.

Dbedt.Hawaii.gov/hhfdc/2024/04/21/2022-hud-income-guidelines/ 

They should 

match MTSP! 
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CERTIFICATIONS

The Tenant Income Certification (TIC) or Certification of 
Eligibility (COE) is the most important document 

showing income eligibility in your file.

Documents the income eligibility of the unit. 

Recertification – must be done at least annually

for all programs.

Tenant Income Certification 
(TIC) Records:

Household Composition

Gross Income

Asset Values & Income 
from Assets

Student Status

Rent & Utility Allowance

Set Aside

Other Unit Details
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An unsigned or incomplete TIC is 
reported as an

OVER INCOME HOUSEHOLD

regardless of the actual income or 

when verifications are obtained.

The annual recertification must be completed 
within 12 months of the prior certification. 
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RAP, RARF, RHRF, 201H and DURF programs require 
interim certifications if household income or 

composition changes during the year. 

100% LIHTC and HMMF properties may self-certify 
starting with the 3rd year if no other financing is 

involved in the project. 

Know who is and who isn’t counted as part 

of the household.

A household can consist of one or more persons. 

Members do not need to be related.

Count all household members and compare total 

income to the appropriate income limit. 
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DO NOT COUNT:

Live-in Aides

Visitors or guests

DO NOT COUNT AS FAMILY MEMBERS 

DO NOT COUNT INCOME or ASSETS

Foster Children

Foster Adults

HOTMA
Housing Opportunities Through Modernization Act of 2016

Considered for appropriate unit size, 

but not counted for income limitation. 
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DO COUNT:

Children temporarily in a foster home 

Children away at school who live at home during 

vacations

Children in joint custody living in unit at least 50% of 

the time 

DO COUNT:

Unborn children of pregnant women
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DO COUNT:

Children in process of being adopted

Temporarily absent household members  
(military or working in another State)

Persons permanently in a nursing home per family decision

DO COUNT:

A person on active military duty if this 

person leaves dependents or a spouse in the unit
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LIHTC, RHRF, DURF and 201H annual reporting is due when?

Continuing program compliance for the HMMF program is due how 

many times per year?

HOME, HOME-ARP, HTF and NSP annual reporting is due when?

a. January 1st b. February 1st c. July 1st

a. Once b. Monthly c. Quarterly

a. January 1st b. February 1st c. July 15th

The most important document in the tenant file?

A recertification must be complete how often?

A live-in aide is considered a household member when?

a. 8609 b. Lease c. TIC (certification) 

a. Annually b. Monthly c. Every 3 years

a. Never b. Always c. If a spouse 
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10 MIN BREAK

INCOME AND ASSETS

HOTMA: Lots of new changes!
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Income and assets must be verified for all household 

members, including minors.

INCOME and ASSETS

HOTMA

Housing Opportunity Through Modernization Act

HUD must be implemented to 1/1/2026

On July 29, 2016, HOTMA was 

signed into law. 

HOTMA makes numerous and 

significant changes to income

calculations and net family assets.

Let’s look at a few key changes…
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Asset Self-Certification
(NEW HOTMA)

If combined net assets 
for the household do 

not exceed the imputed 
income limitation, 

HUD regulations allow 
a signed statement 

verifying this. 

FOR ALL 
HI PROGRAMS!!!

HOTMA
Asset 

Self-Certification

Limitation

2025 = $51,600
2026 = $52,787

(adjusted by HUD annually)
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Part I: 

Assets disposed of 

for less than FMV. 

Part II: 

Federal Tax Return

Part III: 

Non-necessary 

Person Property

Part IV: 

Real Property

Remember! Only 

used if total 

household assets 

are at or under the 

current threshold. 

Account Based
(interest/dividends)

Non-Account Based

Part I: 

If household only has 

NNPP

Part II: 

If household has NNPP 

and Real Property
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Imputed Income on Assets
(NEW HOTMA)

If combined net assets for the 
household exceed the 

imputed income limitation, 
then some assets may have 
imputed income calculated.

HOTMA NOTE:

The imputed passbook will be adjusted annually 

by HUD for inflation.

2024 = .40%

2025 = .45%

2026 = .40%
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“Actual”
Savings: $55,000 x. 00%     =   $00 

Total Actual income            =   $00

Non-Necessary Assets

Savings: $55,000 (0% interest) 

Total Net Assets: $55,000 – assets exceed $51,600K

“Imputed”
Vacant Land: $25,000 x .45%  =  $112.50 

Total Imputed income              =   $112.50

Savings $55,000 $0

$80,000 $112.50

Vacant Land $25,000 $112.50

Real Property

Vacant Land: $25,000

Total Net Assets: $25,000 (Always included)

Example

$0

$112.50

Total Net Assets: $80,000

Disposed assets must be declared at move-in 

and every annual certification. They must be counted 
for two years from the date of disposition.

The amount counted is the difference between the 

cash value and the amount actually received. 

In the past the difference was not counted unless it 

was a $1,000 or more. This regulation is gone!!!

DISPOSED OF ASSETS
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FEDERAL TAX REFUNDS

Example:

The Rodriguez family explain that they received a $4,500 refund which was 

deposited into a checking account. The balance of the checking account is 

$10,000. They own no other assets. The household also reports the checking 

account earns $100 in actual income. 

$10,000 - $4,500 = $5,500 value. 

$100 in actual income. 

A tax refund may be subtracted from the 

TOTAL VALUE of net family assets, regardless 

of where the amount is deposited. 

RETIREMENT ACCOUNTS
NEW HOTMA RULES

(1/1/2024)

Retirement Accounts will NOT be considered a family asset!

This includes any retirement plan recognized by the IRS

- IRAs

- 401Ks

- KEOGHS

However, payments will still be considered income!
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REQUIRED MINIMUM DISTRIBUTION
RMD

NEW HOTMA RULES
(1/1/2024)

An RMD is a “recurring” payment. 

HUD clarifies “Non-recurring income” can be excluded.

This is a source of income that will not be repeated in the coming year. 
(i.e. Tax Refund, Gift for special occasions)

RMD will repeat each year! It is income!

CHECKING

CURRENT Balance

NEW HOTMA
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FINANCIAL AID

NEW HOTMA RULES

HOTMA mandates the exclusion of certain financial 

aid for both full-time and part-time students.

(non-Section 8 households)

STUDENT FINANCIAL AID

24 CFR 5 5.609(b)(9)

NEW HOTMA RULES

(1/1/2024)

The new rule creates two categories of student financial aid.

#1: Title IV HEA Assistance  
Any assistance under 479B of the Higher Education Act of 1965. 

(always excluded as income)

#2: Other Financial Assistance
Any other grant-in-aid, scholarship, or other assistance amounts an 

individual receives for the actual covered costs charged by 

the institute of higher education. 

(excess of actual covered cost is income)
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Financial Aid

NEW HOTMA RULES

(1/1/2024)

WHAT ARE ACTUAL COVERED COSTS?

Tuition

Books and Supplies

Room and Board

Other required Fees (labs)

Financial Aid

NEW HOTMA RULE

The formula for a calculating the amount of 

“other student financial assistance” begins 

with deducting the HEA assistance from the 

total actual covered costs. 
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Financial Aid

Example:

Students actual covered costs: $28,000

HEA Assistance: $25,000 – Pell Grant

Other Financial Assistance: $18,000 – Rotary Club Scholarship

Math:

$28,000 covered costs

-$25,000 HEA Assistance

$3,000 covered costs left

$18,000 Other Financial Assistance

-$3,000 covered costs left 

$15,000 is included in household income

EDUCATIONAL GRANTS AND SCHOLARSHIPS

If the household has Section 8

“Over the age of 23” = 24 years-old

Section 8 households are treated the same as they were prior to HOTMA
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HOTMA expands the list of income exclusions

Go to hudexchange.info for a copy!

HOTMA

It is important that all staff have some type of 

HOTMA training!

Spectrum offers on-line and live trainings
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INCOME RESTRICTIONS

LIHTC, TCAP, Section 1602 

(20/50) 
20% of the units occupied by households not exceeding 

50% area median gross income.

OR

(40/60) 
40% of the units occupied by households not exceeding 

60% area median gross income. 

INCOME RESTRICTIONS
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LIHTC 

(20/50 and 40/60)

These are minimum federal requirements for a project.

The Declaration will spell out your specific requirements.

Most Hawaii LIHTC projects are 100% tax credit, 

meaning all units are income restricted in some way.

HOME

When there are 5 or more HOME units in a project:

At least 20% of the HOME units must be occupied by 
households with income not exceeding 50% AMGI; 

(Low-HOME Units)

Remaining units may be restricted at 80% AMGI

(High-HOME Units)

HOWEVER, most Participating Jurisdictions (PJ’s) 

will require the rest meet 60% guidelines
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HOME

When there are fewer than 5 HOME units in a project:

Households in all HOME assisted units must meet 80%

AMGI, unless state/county/PJ requires otherwise.

RAP and RARF

(20/80)

At least 20% of the units must be occupied by 

households with income not exceeding 80% AMGI.
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RHRF

At least 50% of the units must be occupied by 
households with income not exceeding 60% AMGI.

At least 10% of the units must be occupied by 
households with income not exceeding 30% AMGI.

The remaining units must be occupied by households 
with income not exceeding 100% AMGI.

RHRF

The RHRF regulations allow projects to rent to higher
income households if there is an insufficient number of 

income qualified households.

This provision is to allow for full occupancy

Written permission must be received from HHFDC prior to 
admitting any income-ineligible households!
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HMMF

Income restrictions mirror those of the LIHTC program

(20/50 or 40/60)

There currently is only one project in Hawaii that has 
HMMF as its only HHFDC affordable funding source. 

Income limits clearly stated in the Declaration

HOME-ARP

30% of units will be restricted to households that are 

low-income (80% AMI).

70% of HOME-ARP will serve households based ONLY on 

their qualifying status. (i.e. homeless, fleeing violence, etc.)
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201H

Income restrictions will be at or below 140% AMI.

No less than 50% plus one additional unit. 

DURF

Current DURF projects are meeting the 

80% and 140% AMIs. 

Income restrictions will be recorded in the 

Regulatory Agreement.
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REMEMBER!

Know your income restrictions

Multiple programs? 

Always maintain the most restrictive income limits. 

PART VI: 
Rent Restrictions
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The second of the two major components to 

compliance (income eligible, rent restricted).

All programs restrict rents for program-eligible units.

All gross allowable rents include any 

utility charges and required fees.

If tenants pay any utilities themselves, a utility 

allowance must be calculated.
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Gross rent must be lowered by the 

amount of the utility allowance

GROSS RENT= 

Tenant Rent + Utility Allowance + Any Required Fees

Example:

Max rent limit is $600. 

UA is $80. 

You may charge tenant at most $520

$520 + $80 = $600

RAP

Tenant contribution for rent is the lesser of:

The Contract Rent

OR

30% of the eligible tenant’s annual income, 

adjusted for the utility allowance.
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RAP

If contract rent is greater than 30% of tenant’s adjusted 

monthly income, eligible for Rental Assistance.

Examples:

1. Contract Rent = $900.00

2. Maximum RAP = $175.00

3. 30% of Household Income (-UA) = $600

4. $900 - $600 = $300 remaining rent due. 

Household is eligible for maximum RAP of $175.
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Households may receive less than full Rental Assistance 
amount, but never more.

1. Contract rent = $900.00 

2. Maximum RAP = $175

3. 30% of Household Income (-UA) = $800

4. $900 - $800 = $100 remaining rent due

If total possible RAP is $175, this household is eligible for $100.

Rent affordability must be watched out for. May 

still not be able to afford rent, even with RAP, if 

income is too low.

Be sure rent affordability is addressed in your 

Tenant Selection Criteria.
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HOME

2 rent tiers:

High HOME rents  (80%)

or

Low HOME rents (50%)

HOME

2 rent tiers: [No need to do your own calculations!]
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HOME rents include Rental Assistance from 

voucher subsidy or HOME-funded rental assistance. 

Only exception is Low-HOME tenants with 

project-based subsidy. 

Then the rent limits from the project-based 

program can be used.

REMEMBER!

HOME rents include all utilities, 

so rents must be reduced if tenant pays utilities

A utility allowance is needed!  
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HMMF

Bond program has NO rent restrictions!

Almost all HMMF project have LIHTC as well, so you will 

use LIHTC rent restrictions.

There may be rent restrictions agreed to in the 

Declaration, so check!

DURF

Rents for affordable DURF units must be restricted to 

applicable percentage of AMI.

EXAMPLE:

140% AMI DURF unit must have rents 

restricted at the 140% rent limit. 
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HOME-ARP

30% of family’s adjusted income or 30% of annual income 

of a family whose annual income equals 50% AMI. 

As with income restrictions, if there’s more than 

one funding program with your property, always 

follow the most restrictive program when setting 

rents to ensure compliance with all programs.
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When calculating household income always use?

Always include verifiable anticipated income (raise, bonus, etc)?

If total household assets are $50,000 or less the household may?

a. Gross b. Net c. Tax Returns 

a. True b. False

a. Not move-in

b. Self-Certify Assets 

c. Impute assets by current passbook rate 

Which program may NOT use the Asset Self Certification?

A disposed of asset for less than fair market value is counted as an 

asset for how long?

A HOME project with more than 5 HOME funded units, how many 

units must be designated at Low-HOME?

a. RHRF b. HOME c. They can all use it! 

a. 1 year b. 2 years

a. 20% b. 60% c. 80%

c. 3 years
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PART VII: 
Student Restrictions

Households occupied by students are not 

eligible for admission to properties with some 

funding sources, unless an exception is met.
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LIHTC STUDENT RULE

Student status is only an issue when EVERYONE

in the household is a Full-Time student. 

A full-time student is defined by the IRS code as being an individual 

who during each of 5 calendar months during the calendar 

year is a full-time student at an educational organization.

Months need not be full or consecutive

1 DAY = 1 MONTH
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Example 1:

Julio was a full-time student for the
Spring Semester

January 21st

February
March
April

Graduation: May 9th

He wants to move-in July 1st

January – May = 5 months

He is a FULL-TIME STUDENT

He cannot move-in on 7/1 unless he 
meets an exception

Households solely occupied by full-time students qualify only if 

at least one of these 5 exceptions apply:

1) A student receiving assistance under Title IV of the Social Security Act (on 

welfare)

2) Enrolled in a job training program receiving assistance under the Job 

Training Partnership Act or similar Federal, State, or Local law

3) Single parent with dependent children

4) A person who was previously under the care and placement of a foster 

care program

1) Married and entitled to file a joint return

LIHTC STUDENT RULES
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HMMF STUDENT RULES

Effective 7/31/2008 the exceptions for students 

living in HMMF projects are the same as 

for the LIHTC projects. 

RAP and RHRF STUDENT RULES

There are no restrictions regarding 

full-time students. 
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HOME STUDENT RULES

The 2013 Final HOME Rule calls for HOME to use the same 

definition used for Section 8 to determine 

eligibility of students. 

HOME STUDENT RULES

HOME student rule states :

Higher education students (Part Time or Full Time) under the age of 24 are not 

eligible unless:

1) A Veteran

2) Married

3) Has a dependent child

4) Is individually eligible or whose parents are eligible for Section 8

This rule is triggered when ANY member is a student at an institute of higher 

education. 
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STUDENT STATUS

If you have a property with both LIHTC and HOME 

you may have a household that meets one program’s 

student definition but not the other’s definition. 

DURF, RAP, RHRF, HOME-ARP, 201H, and HTF

There are no student restrictions. 
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PART VIII: 
Noncompliance

NONCOMPLIANCE

Period of time the project failed to follow proper 

procedures.

May be IRS, HUD, HHFDC, or State Regulatory 

Requirements.
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NONCOMPLIANCE

For LIHTC, 

noncompliance can lead to recapture of credits!

For other programs, noncompliance may lead to an 

extension of the affordability period, or termination of 

the agreement, or even foreclosure!

Noncompliance can occur for:

Inadequate/Missing documents

Failure to obtain proper income verifications

Late certifications or certification signature dates

Violations of UPCS inspection standards

Failure to submit year-end documentation on time

Failure to respond to audit reports or incomplete response

And more!
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CONSEQUENCES OF NONCOMPLIANCE

FOR LIHTC

Filing of IRS Form 8823

Recapture of credit is a possibility. 

Only the IRS makes this decision

RAP

Rental assistance payments may be terminated. 

May be done if the Owner, 

without written consent of the HHFDC:

1. Sells or transfers the project to a new owner

2. Sells or transfers a Substantial Interest in ownership of 

the project 

3. Refinances or prepays the Mortgage Loan
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RHRF 

Penalties are at the discretion of the HHFDC.

For projects with RHRF loans, 

foreclosure is a possibility.

HOME 

Noncompliance with HOME requirements may result in 

an extension of the affordability period, repayment of 

funds or foreclosure of the HOME loan.

NSP – Noncompliance could lead to repayment of the 

NSP funds being required.
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HTF 

Noncompliance with HTF requirements may result in 

repayment of funds.

HOME-ARP, DURF, and 201H

Noncompliance with these programs is at the 

discretion of the HHFDC. 

Corrective action could include additional reporting 

requirements, return of funds or legal action. 
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PART IX: 
Tenant Selection Plan

It is strongly suggested that your property have a written 

Tenant Selection Plan (TSP).

The TSP clearly states how an applicant will be selected, 

any priorities in effect for selection (e.g., handicap units 

going to households requiring these features)
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Consider a policy whereby if an applicant 

does not submit a complete application, 

sign release forms, 

come to an interview, 

or cannot provide complete verification of income, 

the application will be cancelled. 

Have a clear policy in regard to 

affordability whether by a base 

amount of income or by a percentage 

of income. 

This policy is typically a 

manager/owner decision, but it must 

be used consistently and should 

therefore be in writing. 
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If your property is elderly housing, make sure you 
understand the appropriate definition of elderly for 

your property. There are 3 definitions. 

1. For some HUD elderly properties and all RD 
elderly properties, the definition is head or co-

head must be 62 years or older, or disabled and 
any age over 18.

2. At least one tenant 55 or older in at least 80% 
of the units.  Properties meeting this definition 

may exclude families with children. 

3. Everyone in the unit is 62 year of age or older. 
Children may not reside in these properties, as 

they are under 62. 

The HOME Program does not have a regulatory 

definition of elderly. Properties must now meet one of the 

federal definitions. 
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Always be sure to check references for all applicants.

State clearly in your TSP that management reserves the 

right to reject solely based on negative references. 

If you deny for poor credit or criminal activity then 

the TSP should address these issues as well. 

If your property keeps a waitlist the Tenant 

Selection Plan should clearly state how applicants 

are chosen from that list. 

Are they chosen simply chronologically? 

Is the list kept by bedroom size request? 

Are very-low income households 

chosen before low or moderate 

income households?
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If you do not keep a wait list (HOME requires one) 

the TSP should clearly state how units are rented 

and how interested households can find out about 

upcoming openings. 

VAWA
Violence Against Women Act
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VAWA
Violence Against Women Act

VAWA is gender neutral and protects all 
persons covered by VAWA in any HUD 
protected class regardless of gender, 
gender identity, sexual orientation, marital 
status or age.

VAWA
Violence Against Women Act

The 2013 Reauthorization Act indicates the 
LIHTC program is subject to 

VAWA requirements. 

VAWA does extend to all affordable housing 
in Hawaii. 
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VAWA
Violence Against Women Act

Information can be obtained through 
HUD forms:

5380 – Notice of Occupancy Rights Updated

5381 – Model Emergency Transfer Plan 
5382 – Certification Form Updated

5383 – Emergency Transfer Request

All available at www.HUD.gov
Check for Updates – Current Versions Expire in 2028

VAWA
Violence Against Women Act

FORM 5380

Notice of Occupancy Rights

Who is protected

How they are protected

How tenants eligible for 
VAWA may be evicted. 
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VAWA
Violence Against Women Act

FORM 5381

MODEL EMERGENCY 
TRANSFER PLAN

Who is eligible for an 
emergency transfer

How to request a 
transfer

VAWA
Violence Against Women Act

FORM 5382

CERTIFICATION FORM

To be used by those 
seeking protection from 

the housing provider. 
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VAWA
Violence Against Women Act

FORM 5383

VAWA EMERGENCY 
TRANSFER REQUEST 

Not required to use 
this form. Owners may 
use the HUD form or 

create their own. 

For the LIHTC program, how many calendar months is 

considered Full Time for student status?

If you are denying housing for poor credit, criminal history, drug use or 

poor references, a policy should be stated in the?

This housing program requires a waitlist?

a. 5 months b. 6 months c. 12 months 

a. Project Declaration b. Tenant Selection Plan

a. HOME b. LIHTC c. None

c. QAP
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10 MIN BREAK

PART X: 
Tenant Application
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A comprehensive application is critical to help 

identify all projected income, assets, household 

composition and student status for all 

programs. 

The Spectrum Application for Housing is 

a required form in Hawaii. 
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Attach a cover letter with instructions 

for completing

REVIEW CAREFULLY

Don’t cut corners!  Don’t rush through this!

Completed by 

Management

Waiting List

Real Estate is 

an Asset

(could generate 

income)

Appropriate 

Unit Size 

Requested?
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Recent or 

Anticipated 

Changes

Student 

Status

Student 

Status
All Household 

Members

50% custody

Social Security

SSI

Pension

Veteran’s

Unemployment

Public Assistance
(not SNAP)

Contributions
(monetary or not)

FT Student Income

Annuities

Long Term Medical 

Care Insurance
($180+/day)

From Investments
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Amounts
(compare later to 

verifications)

Any source 

household does 

not have  should 

be answered 

using “N/A” or 

“None”

Fully 

Completed

Amounts
(compare later to 

verifications)

HOTMA 

“Based on 

payments 

received”

Not the amounts 

family is entitled 

by the courts
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“Other” is 

an option
Past

and

Future

Account 

Numbers & Bank 

Names

Values
(compare later to 

verifications)

No more 

paper checks

Many values, 

interest & 

dividends will 

be estimates. 

Compare with 

verifications 

and clarify.
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Real Estate again! 
(compare to first page)

Assets Disposed

“Other” is an 

option

Assets Disposed

Have Written Policies – If Denying Housing

Reason for applying can reveal a lot!

-downsizing

-divorce
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Reference, 

Emergency 

Contact, and 

Vehicle Info can 

lead to more 

questions

Signed by

ALL Adults (18+)

Date: how 

old is this 

information?

“True to the best 

of my knowledge”

FALSE STATEMENTS or INFORMATION ARE PUNISHABLE BY 

LAW & WILL LEAD TO CANCELLATION OF THIS APPLICATION 

or TERMINATION OF TENANCY…

ALL ADULTS 18+ MUST SIGN

Written policy about malicious fraud vs. innocent mistakes
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The application process should include an interview with 

all adult household members. 

Review the application and clarify any discrepancies or 

missing information. 

The interview is documented with the 

Interview Checklist or Household Eligibility Questionnaire, 

required for use in Hawaii.

CHECKLIST or QUESTIONNAIRE

Condensed Version of Application

Completed by All Adults

Compare to the Application

Check for Differences/Changes

Easy way to demonstrate 

“DUE DILIGENCE”
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CHECKLIST or QUESTIONNAIRE

Working before, no job 
reported now?

More household members? 
Fewer?

A lot can change in only a few 
days or weeks!

PART XI: 
Tenant Income Verifications
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The projected earned income of every prospective 

household member 18 years of age or older, 

must be verified. 

Unearned income and asset income of all household 

members, including minors, 

must be verified. 

Verifications must be received by the 

owner/management agent prior to the execution 

of the certification and lease. 
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Information on forms, verifications, 

and how to calculate total income is provided in

HUD Handbook 4350.3 REV-1, 

Chapter 5. 

HOTMA – New Verification Hierarchy 

Owners are responsible for obtaining verification 

of a family’s annual income and assets. 

HUD developed a hierarchy (table J2) that 

describes verification documentation from 

MOST acceptable to LEAST acceptable. 
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6

Upfront Income Verification 

(UIV) using HUD’s Enterprise 

Income Verification (EIV) 

system

Can’t use EIV with LIHTC

LIHTCThe Work Number or 

automated verification system

Documentation in possession 

of the tenant 

(i.e. pay stubs, SS letter, bank statement)

AKA: “traditional third-party verification”

Employment verification completed by the 

third party by hand

“Last Resort”

Recommend only for zero income adults 

and assets that do not exceed imputed 

threshold 

Certificate of Zero Income

Asset Self Certification

NEW HOTMA RULE
1/1/2024

Implementation Guidance: Section 102 and 104 of HOTMA

Owners may obtain a minimum of 

two current and consecutive pay stubs to determine 

annual income. 

If two paystubs do not reflect an accurate 

determination of income, you can request more. 

Spectrum highly recommends more!
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THIRD PARTY VERICATIONS ARE VALID FOR:

LIHTC, HMMF, 201H and DURF – 120 days

RAP and RHRF – 90 days
(Verbal updates may be obtained for verifications between 90 and 120 days old)

HOME – 6 months 
(Two months source documentation at move-in)

* Owners may not rely on verifications that are expired. After this 

time, a new written verification must be obtained. 

Verifications must not be hand-carried by the 

applicant/tenant to or from the source. 
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HOME

The HOME Program required use of source documents 

at move-in. 

(pay stubs, bank statements, etc.) 

The Final HOME Rule now  stipulates that at least 

two months of source documents must be obtained for 

projects with HOME funds committed on or after 

August 23, 2013. 

Significant differences between the income

reported on the application and amounts reported

on verifications should be explained by the 

tenant and documented in the file 

with a Clarification Form. 
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PART XII: COMPLIANCE REVIEWS AND 

INSPECTIONS

PART XII: 
Compliance Reviews and Inspections
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All of the housing programs covered 

today require compliance monitoring.

Preparation for a monitoring visit starts long 

before the first day you open the doors!
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Keep the right number of units at the right 

set-asides continually throughout the 

affordability period.

Track the set-asides for each unit and make sure 
you maintain the percentages!

When verifying income/assets:

Current to effective date of TIC?

All questions answered?

Verifications signed by source?

Calculations double checked?
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SPECTRUM highly recommends: 

There be someone in your company whose job it 

is to double check and approve all move-ins, or

Contract with a consulting company to do this 

for you (for LIHTC compliance help)

Go to training!

Don’t worry about earning the certifications.

Your goal should be to leave having learned 
something you didn’t know going in!
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Tenant files:

Have them;

Keep them organized;

Keep them complete;

Keep them consistent;

Never, ever, make an auditor HUNT!

COMPLIANCE MONITORING SPECIFICS

WHAT HAPPENS WHEN SPECTRUM DOES AN 

AUDIT?
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Your get the call or email that there’s a monitoring 

visit coming. 
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TAKE A DEEP BREATH! DON’T PANIC!

You knew this was coming and you’re ready!

Be available on the date requested. 

If at all possible conduct a self-audit of files.

You may want to do a pre-inspection of the units 

if a physical inspection is part of the review.
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Compliance person should be available to 

sit in on the review. 

Offer to sit with the auditor and be 

available for questions. 

Provide the auditor enough space to work 

comfortably.
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We are NOT out to get you. 

Compliance Monitoring for HHFDC, is based 
on TWO Items:

#1: FILE REVIEW

Of in-place households

#2: PHYSICAL INSPECTION

Affordable units and 100% of the buildings, 

common areas and grounds. 

Note: Initial reviews of HOME projects will involve 
inspection/review of 100% units. 
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Tenant File Review:

We will schedule a visit to your project.  You will be 
notified at least 15 days in advance of the site visit.

Be sure to use all required & recommended forms, 
(www.spectrumlihtc.com ). 

Tenant File Review:

Please feel free to contact our monitoring 
staff with any questions about compliance 

requirements.

Call mornings (your time) if possible due to 
time difference, or leave a message and 

we’ll get back to you! (EMAIL!)
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Tenant File Review:

Some noncompliance is not correctable 

Some is not easily correctable

Some noncompliance can be costly! 

All noncompliance is avoidable!

SITE VISITS
Number of low-income units for 

LIHTC/HMMF/RHRF/DURF

LESSER OF

20% of low-income units (rounded up)  

OR

Sample Size in the Reference Chart
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Example

50-unit Project

Lesser of 20% or Chart

20% = 10

Chart = 18

We will choose 10!

Frequency of Audits

RAP:

Annually

LIHTC, RHRF, HMMF, 201H, DURF: 

Every 3 years

HOME, HOME-ARP, HTF, NSP:

Every 3 years. 



136

Physical Inspections  

All buildings 

(exterior & interior), grounds, common areas, and units

NSPIRE (NEW), 

State Building Code Laws Apply.  

Fair Housing and ADA construction requirements 

Will Also Apply.  

PHYSICAL INSPECTION

National Standards For The 
Physical Inspection of Real 

Estate (NSPIRE)

UPCS  
Uniform Physical Condition Standards have sunset!
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PHYSICAL INSPECTION

National Standards For The Physical 
Inspection of Real Estate 

(NSPIRE)

Concept is that there is 
a greater focus on the 
resident’s home (unit)

PHYSICAL INSPECTION

National Standards For The Physical 
Inspection of Real Estate 

(NSPIRE)

SMOKE DETECTORS

1. Smoke detectors in all bedrooms 

2. Smoke detectors on all levels

3. Hardwired or tamper proof battery type (starting 12/29/2024)
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PHYSICAL INSPECTION

Emergency Lights – 24-Hour Fix

Exit signs – 24-Hour Fix

National Standards For The Physical 
Inspection of Real Estate 

(NSPIRE)

PHYSICAL INSPECTION

INFESTATIONS – Roach, Mice, Bed Bugs

30-Day Correction Period

24-Hour Correction Period if 

evidence in 2+ Rooms

National Standards For The Physical 
Inspection of Real Estate 

(NSPIRE)



139

PHYSICAL INSPECTION

CALL FOR AID

30-Day Correction Period if blocked

24-Hour Correction Period 

if any component is not working

National Standards For The Physical 
Inspection of Real Estate 

(NSPIRE)

PHYSICAL INSPECTION

Trash Chutes

30-Day 

Correction Period

National Standards For The Physical 
Inspection of Real Estate 

(NSPIRE)
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PHYSICAL INSPECTION

Trip Hazard

30-Day 

Correction Period

National Standards For The Physical 
Inspection of Real Estate 

(NSPIRE)

Physical Inspections 

Sight staff must accompany our inspector while we inspect 
common areas and units. 

Inspection certificates for boilers, elevators, fire 
extinguishers, etc., must be available for review.
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Physical Inspections (Health/Safety Issues)  

There is a 24-hour window to report the repair HEALTH/SAFETY 
inspection items. 

HEALTH/SAFETY physical inspection findings in common areas can put 
ALL LIHTC units in the building into noncompliance

WORK ORDERS and PICTURES

Physical Inspections (Health/Safety Issues)

-Structural Damage

-Blocked Egresses

-Missing Smoke Detectors

-Pest Infestation

-Mold

-Inoperable Emergency Lighting
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Physical Inspections (Routine Maintenance) 

You have 45-days from the date of the initial report to provide 
documentation of repair for routine maintenance items.  

WORK ORDERS and PICTURES

Physical Inspections (Routine Maintenance)

Routine maintenance issues:

-Missing Sink Stopper

-Broken Window Shades

-Ripped Window Screens

-Missing Kitchen Cabinet Drawers
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Steps to help avoid reported findings during the inspection:

1) Do your own inspection before we get there.

2) Keep a log of when your inspection certificates expire.

3) Keep up on your routine maintenance.

4) Bring smoke detectors, batteries, etc., with you  during the 

inspection.

Typically, inspection findings corrected while we are still 

on site will not be reported.

The auditor will conduct an exit 
interview at the end of your audit. 
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Start working on the issues the auditor 
brought up during the exit interview;

When the auditor’s written report comes in, 
make sure it’s responded to by the deadline!

If a finding of noncompliance is necessary, make 

sure it’s corrected noncompliance!
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The audit’s over!

What Happens Next?

After we audit your property we will issue an 
Initial Monitoring report to HHFDC and the 

Project Owner.  

There is a 45-day response period to this report.
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Please note that, although management agents 
are also provided a copy of the report, it is 

ultimately the owner’s responsibility to make sure 
a response is generated.

There is a 45-day response period to 

this initial report.

A GOOD RESPONSE IS PIVOTAL TO CLEAR ISSUES!!

1. Formal Cover Letter

2. Supporting Documents

3. Provided by Due Date
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REPORT EXAMPLES: How to respond!

INSPECTION TABLE 

(Action Required)

AUDIT TABLE

(Compliance Issue)

REPORT EXAMPLES: How to respond!

BODY OF THE REPORT
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After the 45-day response period has concluded, we will 
issue the second – and Final Monitoring Report.

It will report the finding of any noncompliance 

for LIHTC projects. 

At this time, IRS Form 8823 will be generated for 
LIHTC, if needed. Corrected noncompliance is much better 

than continuing noncompliance.

Lack of training;

Lack of documentation;

Confusion with the rules of other programs;

Failure to provide a complete response to an 

audit report.

The main causes of noncompliance we find:
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1. Training for all! (HOTMA and NSPIRE)

2. Know your program requirements. (Affordability Period, Set-Asides, County Rent Approvals)

3. Know HHFDC requirements for compliance reporting. (Annually, Quarterly, Fees)

4. Use your resources. (Required forms, income/rent limits, Spectrum)

5. Ask Questions! (Recommend by email to Spectrum)

6. Income Eligible and Rent Restricted. (Qualified affordable unit!)

AARP Hawai’i 
is providing a FREE training on 

Dec 17th, 2025 at 9:00AM 

Improve your site’s Disaster 

Preparedness Plan!
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THANK YOU FOR ATTENDING!

We are available to answer questions. 

Harold Tucker: 

207-805-0035 (direct)

htucker@spectrumlihtc.com

Cathy Turner:  

207-805-0036 (direct)

cturner@spectrumlihtc.com

WORKSHOP CERTIFICATE

A certificate will be emailed to you 

shortly from GotoWebinar. Check 

your emails throughout the next 

day or two. 


