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U.S. Department of Housing and Urban Development

Los Angeles Field Office, Region IX

611 West 6th Street, Suite 1100

Los Angeles, CA 90017-3101


	HUD                                            Information Bulletin

 Office of Community Planning and Development                                 Issue No. CPD-2013-08
  Los Angeles Field Office                                                                          


MEMORANDUM FOR:  Community Development Block Grant (CDBG) Grantees, HOME Participating Jurisdictions (PJ), 
FROM: Robert G. Ilumin, Deputy Director, Office of Community Planning and Development
SUBJECT: Update on Documenting Questionable Low Income and Renters under the Uniform Relocation and Real Estate Acquisitions Policy Act of 1970 (URA)
Income that Cannot Be Documented With Third Party Verification
         During the intake process, grantees and PJ’s may find that some displaced tenants appear to be low income but cannot provide third party verification of their income.  Although how to handle unverified income is not specifically addressed in the URA, HUD Handbook 1378, Tenant Assistance, Relocation and Real Property Acquisition, Chapter 6, Section 6-2(C) provides the following guidance on documenting tenant income.
1) Agencies should have policies that describe the nature of documentation they will require to support income determinations for relocation assistance (particularly where a person claims to be low-income and/or where the Agency also operates a HUD subsidized housing program for which the displaced person may be eligible); 

2) Acceptable documentation can include:  Wage statement from employer(s), W-2s, copy of current tax return; if employment is sporadic (e.g., from irregular day-labor) obtain a self certification; Government and/or private pensions, disability payments, benefit income (such as welfare, SSI, etc.) can be documented with a copy of an eligibility letter or statement, check or record of regular bank deposits; and other reasonable evidence of income accepted under HUD subsidized housing programs;

Please note that self-certification may be used to document income only for employment that is sporadic like irregular day-labor.  Regular employment or self-employment must be verified by employer statements or tax returns.  When a displaced household’s income falls within the Section 8 low income limits, compare the income to the displacement rent and utilities and, if lower, use the difference between the income and the lower of the comparable rent and utilities and the replacement rent and utilities to calculate the Replacement Housing Payment (RHP).  Using income to calculate the RHP, often results in significantly higher payments.

Grantees and PJ’s are required to pay displaced persons the full amount they are due under the URA based on supporting documents in the file.  If a higher RHP justified because of income, it must be paid; however if income cannot be completely documented, do not use it to calculate the RHP. If HUD funds do not pay for the relocation, Grantee and PJ’s may use other funds to pay for relocation that exceeds the URA.
Grantees and PJ’s are responsible for developing policies and procedures that address: 1) what documentation will be required when income is difficult to verify and 2) how to document individual circumstances that cannot be dictated as a matter of policy.  When making determinations of relocation eligibility be sure to provide the household with an appeal process.  It is not acceptable to make an arbitrary decision without notifying the tenant why that decision was made and giving them an opportunity to appeal.
When documenting income is a problem, send a letter to the household describing what income documentation is required and giving them a deadline of 30 to submit it.  Explain that, if acceptable income documentation is not submitted,  income will not be used calculate the Replacement Housing Payment and the Replacement Housing Payment will be based on the difference between the displacement unit’s rent and utilities and the lower of the comparable unit’s rent and utilities, and the replacement unit’s rent and utilities. 
Eligibility of Sub-Lessee for URA Benefits

        If a second family is paying rent to or sub-letting from the primary household at the displacement unit, Grantee and PJ’s should evaluate whether the second family is eligible for relocation assistance as a member of the household or as a separate household, or,  whether the family is not eligible for any relocation assistance.  Review the lease to determine if the second family is listed on it and if the lease allows sub-letting; if not allowed, the decision may be that the second family is not a legal occupant and is not eligible for relocation assistance.  However, before making the final decision, review other facts that may be germane like: how long the rental arrangement had been in effect, whether the landlord knew about the arrangement and charged more rent and whether the landlord tried to evict either family. Fully document your decision, send a determination letter to the family and place a copy of it in the file.
Rent as Income to Displaced Households

           If the second family is determined not be part of the household, then the rent paid to the displacement household should be counted as income and verification of the income should be obtained. If the amount of rent cannot be verified calculate the Replacement Housing Payment based on the rent differential i.e. the difference between the displacement rent and utilities and the lower of the comparable rent and utilities or replacement rent and utilities. 

          If you have any questions about this information bulletin, or need other assistance with acquisition or relocation compliance, contact Jana Bickel, HUD Los Angeles Field Office Relocation Specialist at (213)-534-2581 or Jana.Bickel@hud.gov. 
          The bulletin updates Los Angeles Field Office Information Bulletin dated 2010-01/10.

[image: image1]
_1321081039.doc
�



�
















