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N

ow that the Enterprise Income Verification (EIV) system
must be used for
HUD programs, many property
managers are trying to figure
out just how this system can
help them in their day-to-day
operations. Any change in
process causes a reduction in
productivity, but once property
managers understand EIV, the
benefits are apparent.

INCOME VERIFICATION

NATIONAL AFFORDABLE HOUSING
MANAGEMENT ASSOCIATION
(NAHMA)—Protecting the
Interests of Affordable Housing
Property Managers and Owners

There is no question that EIV
has improved income verification after move-in. EIV can be
used to verify income for HUD
programs when completing:
z Initial certifications if a resident is moving from one program to another;
z Interim certification when the
household is reporting a change
in income or employment;
z Annual certification (AR); or
z Unit transfer when there is a
change in the household situation.
The verification of Social
Security Income (SSI) is much
the same as it has been since
the introduction of TASS years
ago. The main difference here
is that the SSI information is
updated more frequently. It is
never more than 90 days old

and is updated on a schedule.
If the resident agrees with
the information provided on
the EIV Income Report with
respect to SSI, no additional
verification is required.
EIV also significantly improves the verification of
employment income. Before
EIV, when a resident reported
employment income, the
owner/agent was required to
send a verification request to
the employer, wait two weeks
and, if there was no response,
follow up with a second request.
With EIV, if the employer

provided by the resident matches the employer indicated in
EIV, the owner/agent need only
collect the last four pay stubs
and project income using current information on the pay
stub. A copy of the EIV printout and copies of the pay stubs
are the only verification documents required.
However, owner/agents are
expected to compare current
income to previous income and
make a “common sense judgment” of whether income
reported on the pay stubs accurately reflects what the resident
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is expected to make.
For example, let’s say you
have a resident whose income
is seasonal. For the first three
quarters of the year, the resident makes about $3,000, but
in the fourth quarter, the resident makes about $9,000.
When you check EIV, there is
a two-year history of such
income fluctuations.
Say you complete an AR in
May. The last four weekly pay
stubs indicate an income of
$12,000 per year. However, when
comparing the projected income
to the income reflected in EIV,
you see that, historically, the resident makes $18,000 per year.
The resident still works for
the same employer, so it makes
sense to assume that the same
fluctuations in income will
occur in the coming year. In
this case, you should conduct
third-party verification to
accurately project income for
the next 12 months.
If the resident is working for
a new company, historical

income information may not
be pertinent. It is important, in
these cases, to refer to HUD’s
guide on interviewing techniques (see www.hud.gov/
offices/hsg/mfh/rhiip/inter
viewguide.pdf) to make sure
that the resident understands
the importance of providing
correct information. If the resident fails to provide complete
and accurate information, assistance paid in error must be
returned to HUD and other
penalties could apply including
eviction and pursuit of fraud.

TRUE DISCREPANCIES
With the introduction of EIV,
there are multiple discrepancy
reporting options available to
assist owner/agent and HUD
in efforts to ensure that the
right assistance goes to the
right people.
Some discrepancies are
caused by simple data entry
errors. If an owner/agent makes
a data entry mistake, it is in
everyone’s best interest for that

mistake to
be
addressed
quickly.
If a resident provides “bad”
information,
catching discrepancies quickly
helps to minimize assistance
paid in error. Let’s look at some
specific reports.
z The Failed Pre-Screening
report indicates that there is
something wrong with the
Social Security information
provided on the 50059. Either
the number is inaccurate or
data is missing. These discrepancies must be reviewed and
addressed on a monthly basis.
z The Failed Verification report
indicates that the surname, the
birth date and the Social Security number do not match the
information provided by the
Social Security Administration
(SSA). In most cases, this is
caused by a data entry error;

Getting Copies of the EIV and You Brochure
Owners/agents using the EIV system must provide each tenant household with the EIV & You brochure
at the time of annual recertification, along with a copy of the HUD Fact Sheet “How Your Rent is Determined.” (The Fact Sheet can be downloaded at www.hud.gov/offices/pih/programs/ph/rhiip/
factsheet.cfm.) Owners/agents must also provide applicant households who have been selected from
the waiting list for screening and final application processing with a copy of the EIV & You brochure.
The brochure will be translated into 13 languages for distribution to non-English speaking households.
You may order the EIV & You brochure in English from the online HUD Direct Distribution Center at
www.hud.gov/offices/adm/dds/index.cfm, or by telephone at (800) 767-7468. Quantities ordered
should be sufficient to cover distribution to existing tenant households and anticipated new tenant
households over the next 12 months. The brochure is also available for download at the Multifamily
RHIIP website at www.hud.gov/offices/hsg/mfh/rhiip/mfhrhiip.cfm.
Translated versions of the brochure for non-English speaking households will be posted to the
Multifamily RHIIP website once the translations are completed. These versions will not be available
for order through the HUD Direct Distribution Center.
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however,
there have
been situations where
the information provided by the
resident is false.
If this is the case,
then appropriate
action should be taken.
If the problem lies with the
information in the SSA databases, then the resident should
be encouraged to contact the
SSA to correct the problem.
As long as the owner/agent can
appropriately verify that the
information provided by the
resident is accurate, HUD will
continue to provide assistance.
z The Deceased Tenant Report
identifies residents who are still
showing as “active” in TRACS
but who have passed away
according to SSA records. If the
owner/agent was not aware of
the passing because the family
failed to contact management,
then this report can be used to
initiate contact with the family
and prepare appropriate certifications. If the resident is suspected of identity fraud, then appropriate action should be taken.
z The Multiple Subsidy Report
identifies residents who live on
a property who may be receiving
assistance on another property.
Owners/agents are expected to
contact the resident and discuss
the situation. If the resident is
indeed receiving assistance on
two properties, appropriate
action must be taken.

WARNINGS
There are two reports used to
provide owners/agents with
information that may cause the
owner/agent to initiate addi-

NAHPUpdate®
tional investigation.
One is the New Hires
Report. This report indicates
if any adult household member has gotten a new job
within the previous 180 days.
If the household income has
increased $2,400 per year or if
the resident previously
claimed unemployment, then
the new employment information must be reported in a
timely manner. Since the
owner/agent can review this
information monthly, and
new information shows up in
roughly 60 days, EIV can
assist with ensuring timely

however, on the EIV Income
Report, it appears as if Mary
has obtained a second job at
XYZ Administrative Services
that she failed to report. In
addition to her income
received from ABC Temporary Staffing, Mary makes
another $5,000 per year with
XYZ. EIV also indicates that
Mary started working at XYZ
in February 2009.
In this case, the owner/
agent would contact the household and notify them of the
potential discrepancy. The
household must be given the
opportunity to dispute the

EIV AND TRACS
As with any automated solution,
reliability of information provided is completely dependent on
the information source. This is
why it is increasingly important
to monitor compliance percentages in the TRACS system.
If a move-out is missing in
TRACS, but the resident has
moved to a new subsidized
home, it could appear as if a resident is receiving subsidy in two
properties.
If a Social Security number
is entered incorrectly, there
may be a “false hit” when comparing a household record to

A S W ITH AN Y AU TO MATE D S O LU TI O N , reliability of information provided is

completely dependent on the information source.
reporting of changes.
The other report that seems
to be causing the most confusion is the Income Discrepancy
Report. Many owner/agents are
approaching this report as “gospel” when the intention is to
identify “potential failure to
report.” Let’s look at an example:
Household composition:
Mark Jones (HOH), Mary
Jones (spouse), Bobby Jones
(dependent child)
z Household moves in January
2008—
z Mark is employed with
Acme Widgets and makes
$10,000 per year
z Mary is employed with
ABC Temporary Staffing
and makes $5,000 per year
z Bobby has no income
z 1st AR completed in January
2009—information reported is
the same
z 2nd AR completed in January 2010—information reported by the resident is the same;

information discovered in EIV.
If, however, the household
failed to report as required, the
owner/agent must complete the
appropriate certifications and
require the resident to pay back
any assistance paid in error.
There may be cases where
a discrepancy does not require
action. For example:
z Household consists of Mom,
Dad and other adult full-time
student
z Full-time student works at
ABC Financial and makes
$5,000 per year. However,
because of the full-time student status, only $480 is
included on the 50059.
z If EIV indicates a discrepancy in the full-time student’s
income, it can be explained
since only $480 is counted in
accordance with HUD
requirements.
z In this case, the owner/agent
should make a note of the discrepancy and include it in the
resident file
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IN SUMMARY
The point is, EIV can provide
information to let you know if
there are any “red flags” that
you should investigate. However, as with any automated solution, you have to develop a
common sense approach to
using the information provided.
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S HAP I R O

Welcome New
NAHPs!
NAHP
›› Brian Leverone

Answers from Your Peers

WinnResidential
Boston, MA

A Good Explanation Can Lower
Insurance Premiums

NAHP Executive
›› Joseph Biafora, Jr.

A

››

Robert Kriensky
PK Management
Sherman Oaks, CA

››

Suzanne Sigmund
Community Realty
Management
Pleasantville, NJ

››

Carolyn Fox
Franklin Asset Mgmt
Louisville, KY

››

Shunta Evette Sims
The Habitat Company
Atlanta, GA

››

Annie Johnson
Fairfield Property
Management
Shreveport, LA

››

Jane Lahage
Federation Housing
Philadelphia, PA

››

Eric Naftulin
Federation Housing
Philadelphia, PA

lmost all property
owners/managers have
property and liability
losses that unfortunately
become “immortalized” on
insurance company loss runs.
These loss runs are one of the
major factors underwriters look
to when establishing the cost

access to that information).
z Subrogation potential (someone else is responsible)—If
another party was ultimately
responsible for the loss, the insurer should be pursuing recovery
options. The loss “wasn’t your
fault” and should not be considered in the underwriting process.
Subrogation is
IF YOU ARE PROACTIVE and present your loss history in as favorable a
usually done
behind the
light as possible, your loss history can appear “cleaner,” and you will
scenes, and norbe better positioned to negotiate lower premiums.
mally you won’t
of your insurance, and if your
find out about it until it shows
the insurance pricing process:
losses are frequent or severe
up on the loss run as a recovz Divested locations—If you
(or, perish the thought, both), no longer own or manage the
ery—unless you do some digging!
your insurance premiums will
z Employee no longer
property, the loss experience
almost always be higher than if associated with that property
employed—If an employee was
you had just a few small losses. may no longer be applicable to the cause of multiple claims—
You must share this loss
for example, a maintenance
your operation.
information (typically five
z Loss controls put in place—If supervisor failed to maintain
year’s worth) if you want insur- the causes of losses at a proper- the property—you may be able
ers to quote your coverage, but ty have been eliminated (e.g., to make a case that the correfew property managers make
sponding past losses should not
you fixed the broken stair,
the extra effort to tell a more
replaced the wrinkled carpet or be a factor in future experience.
compelling story than that
Don’t assume that your broker
diverted the downspout so ice
revealed by the loss runs alone. doesn’t accumulate), the past
will analyze your loss history with
If you are proactive and present experience associated with
the goal of expunging certain
your loss history in as favorable those causes should have less
losses from your record. Identify
a light as possible, your loss his- impact on your premium.
the appropriate losses that should
tory can appear “cleaner,” and z Losses that fall outside of
no longer be applicable and have
you will be better positioned to experience period—Generally, your advisor or broker prepare a
negotiate lower premiums.
underwriters look for five years narrative to alert the insurer—
Underwriters generally don’t of loss experience. You need
when a loss should not really be
look closely at the detailed char- not reveal losses that occurred considered a loss! NU
acteristics and specific circumprior to the requested time
Al Shapiro is a Senior Consultant
stances of individual claims, so it frame (although the insurer
with Albert Risk Management
Consultants of Needham, MA.
is up to you to take control of
that paid the claim will have
4 N A H P U P D A T E Spring 2010

the analysis and help them see
what lies beneath the surface. It
simply takes knowing how to
explain which losses may not be
germane to your prospective
renewal. Here are a few strategies to recognize losses that
should be discounted or disregarded by underwriters during

J&S Properties
& Management
Panorama City, CA

NAHM
›› BJ Randelman
AIMCO
Philadelphia, PA

FI E L D U P DATE

What’s Working for Bed Bug Control?

T

he National Center for
Healthy Housing
(NCHH) has just issued
a new report called What’s
Working for Bed Bug Control in
Multi-Family Housing: Reconciling
best practices with research and the
realities of implementation.
NCHH designed the report
for health professionals, housing professionals and pest management professionals seeking
to plan for or respond to a bed
bug infestation in multi-family
housing. It describes methods
to control bed bugs, evaluates
the method’s pros and cons,
and makes recommendations
on the method. It includes
several case studies. In writing
the report, Allie Taisey, the
report’s primary author,
reviewed the published
research and trade journals and
interviewed 35 experts.
Bed bug control is an emerging challenge, NCHH notes, so
the report is a snapshot of current practices rather than a best
management practices document. NCHH believes that “we
are not yet at a stage in bed bug
control in multi-family housing
where there are clearly effective
best practices.”
The report was made possible thanks to U.S. Environmental Protection Agency
(EPA). It provided funding for
the report as a collaborative
effort between the Office of Pesticide Programs and the Office

Bed Bug Management Methods
MANAGEMENT
METHOD

PRIMARY
RETAIL COST
RESPONSIBILITY PER SYSTEM

Laundering

Resident

Unit Preparation

Resident

Encasements

Resident

Monitors

PMP, resident,
or staff

Vacuuming

PMP, trained
HEPA Vacuum
staff, or trained for $250-$500
resident

Vacuuming is not reliable as
an exclusive control method.

Steam

PMP or trained $500- $1500
staff

Steam wand must be moved
at a rate that heats the area
to a lethal temperature.

Thermal
Remediation
Using Ambient
Heat

PMP or trained $330 for luggage-sized
container. $90,000 for
staff
whole unit heater.
$800 - $2,000 to treat
an apartment.
PMP
$10,000 to purchase.
$1,300 per team
per day.
PMP
Varies by product

Lethal temperatures must
penetrate all items for the
treatment to kill all stages
of bed bugs.

Bed Bug
Detecting
Canine
Pesticides

Freezing Using
Dry Ice

PMP

COMMENTARY

COMPATIBILITY WITH
OTHER METHODS

Dissolvable Bag:
$22 for 10

Laundered fabrics will be
free of bed bugs as long as
they are kept isolated from
infested areas.
Varies
Poor housekeeping,
sanitation, etc., are not
necessarily conducive to
bed bug infestations, but bed
bugs are more likely to remain
undetected and pest control
efforts are more likely to fail in
a cluttered home.
$80 for mattress
Bed bugs that are trapped in
and $50 for box
an encasement designed for
spring
use in bed bug control will
not be able to feed or escape
and will eventually die.
Encasements keep bed bugs
from infesting mattresses and
box springs.
4 interceptors for $8. Monitors will catch bed bugs,
Carbon dioxide
but are not meant to control
infestations.
attractant devices
$15 - $950 initial cost

$6,900 for a
machine

Dogs are effective and
efficient for large-scale
(multi-unit) inspections.
See analysis in the following
report. Consider the residual
and ovicidal properties of each
product before selecting it.
Not widely used in the US,
but widely used in Europe.
Insufficient information to
assess at this time.

Include in every control
effort.
Include in every area so that
the Pest Management.
Professional (PMP) can properly
inspect the property.

Use encasements either after
treatment or before an
infestation is found.

Monitors can be used alone or in
combination with other
detection and control methods
to confirm active bed bug
infestations.
PMPs, staff, and residents should
use a vacuum to remove bed
bugs during inspections and unit
preparation.
Use with other methods such as
insecticidal dust for voids that
steam cannot penetrate.
Mattresses and box springs
must be dry prior to encasement.
Heat treatment is a good option
for cluttered homes where
preparation is a struggle.
Use with visual inspection. Treat
in areas where the dog alerts.
Pesticides are used as needed in
combination with other
treatment methods.
More research is needed
comparing the penetration of
both heat and cold.

REPRINTED WITH PERMISSION FROM THE NATIONAL CENTER FOR HEALTHY HOUSING

of Children’s Health Protection
The report can be downand Environmental Education
loaded at www.healthyhomes
under the direction of Katherine training.org/ipm/NCHH_Bed_
J. Seikel, Project Manager.
Bug_Control_2-12-10.pdf. On a

related note, check out the bed
bug video by Dr. Dini Miller of
Virginia Tech at www.youtube
.com/watch?v=b8lAFi5wF44. NU
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D E B B I E

P I LTCH

Integrating the Theoretical
with the Practical
NAME: Debbie Piltch,

Honorary NAHP, SHCM, CPO,
C8P, NCP
MANAGEMENT COMPANY :
Maloney Properties, Inc.
POSITION: Director of
Compliance
NAHP CERTIFICATION: 1994

“

T

he rules governing property management are
often written by people
who never had a background in
property management,” said
Debbie Piltch, director of compliance for Maloney Properties,
Inc. and president of her own
consulting firm. “The rules
sound reasonable and logical,
but when you go to put them in
place, they don’t always work.”
Debbie came to this conclusion after having worked as a

fair housing attorney, served on
a HUD task force researching
occupancy issues, and been a
trainer for government agencies, NEAHMA and others.
After pairing with other trainers who could give more “of the
practical side of things,” Debbie
went to work for Maloney Properties, Inc. (MPI), and soon
learned that what the rules dictate sometimes isn’t the best use
of federal dollars, nor are they the
most effective way to manage.
She calls working for MPI “a
match made in heaven.” She
credits the company’s president,
Janet Frazier, with being “an
incredible leader and mentor.”
Working for MPI “has allowed
me to grow as a trainer and as a
person,” she said.
Debbie’s interest in personal
and professional development

has its roots in her family. One
of nine children, her parents
were determined “that all of us
be well educated.” Debbie
worked her way through college and then took a job at the
University of MassachusettsAmherst, which offered free
classes to employees. There she
got a degree in labor relations
before going to law school at
the University of Pennsylvania.
There she had a fellowship at
the Wharton School of Business, which led to a fellowship
through The Skadden Fellowship Foundation.
Debbie’s fellowship was at
the Disability Law Center in
Boston where she worked on
housing issues for more than five
years. By then she was married
and had two of her three children, and starting her own con-

sulting business made the most
sense to her.
Her business was thriving, but
the travel was starting to get to
her. Just as she was thinking
about a career shift, she had to
wage a battle with cancer.
A long-time trainer for
NEAHMA, one of the things
Debbie loves about that organization is its community service
program, which adopts charities,
one of which has been the Massachusetts Affiliate of Susan G.
Komen for the Cure. NEAHMA
has participated in the Race for
the Cure for the last three
years, which Debbie said “has
been very touching.”
Working fulltime for MPI,
having a consulting business,
being healthy, and having a
thriving family leads to Debbie’s
bottom line: “It’s all good.” NU
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