
Average Income



• The Consolidated Appropriations Act (Omnibus 
Spending Bill)

March 23, 2018

Average Income Set-Aside

• Deeper targeting

• Broader population served

Designation Bands (20%-80%)





Current Set-
Asides

20/50
• 20% of LI units must be both rent-

restricted and occupied by individuals at 
50% or less of AMI

40/60
• 40% of LI units must be both rent-restricted 

and occupied by individuals at 60% or less of 
AMI



Average 
Income

• At least 40% of residential units must be 
rent restricted and occupied by individuals 
whose incomes do not exceed the imputed 
income limitation



Average 
Income

• The designated imputed 
income limitations must be in 
10% increments as follows:
• 20%, 30%, 40%, 50%, 60%, 

70%, and 80%

Average 
Income

• The average of the imputed 
income limitations designated 
cannot exceed 60% of AMI







➢Made at application

➢Irrevocable

➢Elections are made on the 8609

➢Reflected in an exhibit of the LURC

➢Must reflect parity of set-aside distribution



















• How will DCA monitor this 
new set-aside

• Required training for 
management companies

• Impact of general unit non-
compliance

• Next available unit 
compliance

• What kind of reporting will 
be required 



• Minimum set-aside

• At least 40% of the LI units are rented at their designation 

• Designations must average to 60%

Test 1 1



• Is there a cliff?

• Yes, but the same “cliff” exists for all set-asides

• When is a property in jeopardy of falling off the cliff?

• Owner elects minimum required LI units

• Low Occupancy

• Over-income at initial lease-up



Applicable Fraction

The Applicable Fraction is the percent of rent restricted 
units in comparison to overall residential units.

Owners must maintain the specified number of rent-
restricted units indicated on the 8609.

A reduction in applicable fraction can result in a decrease
in the qualified basis as noncompliance.



100 Unit 
Bldg.

All Units 
are rent 
restricted

Applicable 
fraction = 
100%



No longer 
suitable for 
occupancy 

• 5 units have mold and are 
“unqualified”

No longer 
included in 
applicable 

fraction 

• 5 units

Owner is not 
able to claim • 5 units

x

x

x

x

x



• New applicable fraction is 95%

Test 
2

5 out of compliance units

Test 2



• Examples (non-exhaustive)
• Physical condition, i.e. down unit

• Student Rule violation

• Household was over-income at move in



Income Limits

• The designated imputed income limitations must be 
in 10% increments as follows:  20%, 30% 40%, 50%, 
60% 70% and 80% of AMI

30% AMI for LIHTC purposes is not the 
same as extremely low income under 
National Housing Trust Fund (HTF)



• Income Limits 

• EXAMPLE:

• 2-bedroom unit in Bibb County

• Assumes 3 people in the household

36,610



• Rent Limits
• Maximum rent that can be charged is 30% of the respective 

designation

$36,610 (Annual Max Income Limit – 70% AMI)

÷ 12 (months)

=$3,050.83

x           .30 (30% of maximum income)

$     915.25 (gross rent limit per month*)

*Always round down = $915/month



What triggers the NAU rule for units designated with 
the following set-asides?

Unit 

Designation

Over Income at 

140% of:

20% 60%

30% 60%

40% 60%

50% 60%

60% 60%

70% 70%

80% 80%



NAU Rule

• Provides that a unit is over 
income if the occupant’s income 
exceeds 140% of the greater of 
60% of AMI or the designated 
limit applicable to the unit and



Effectively requires that the next 
available unit of comparable size or 
smaller size be rented

(A) to a tenant whose income does not 
exceed the designated limit applicable to 
the new unit, if it was previously a low-
income unit or

(B) to a tenant at an income level that 
would not cause a violation of the 60%  
average , if the new unit had not 
previously been a low-income unit or



Triggers

➢Over-income household (140%)

➢A property has market units, in which one or more units 
become vacant 

➢If there is at least one over income unit, the unit with the 
lowest set-aside should be filled first to help restore the 
average. 



• DCA imposed rules   
• Parity and Designations

• Reporting

• Management Company Requirements



• Training
• Regional or compliance manager must complete training 

• Documented by certification of completion from  industry 
standard training 

• Completed prior to Placed in Service 
(PIS)

• Once per year every year for a minimum of three years



• Annual Owner Certification

• DCA will review compliance annually at 12/31

• Rent roll to be submitted annually with the AOC, reflecting 
12/31 date in excel. Rent roll must include:

• Unit Number

• Square Footage

• Rental Rate

• Designated set-aside

• Move-in date

• NAU, if applicable, with NAU form

• Monthly MITAS reporting



• Written Policy and Procedures
• Lease Up

• Waitlist Procedures

• Transfer Requests

• Re-certifications

• Marketing Plans



Waitlist

• When a prospective applicant applies to live 
at your property, how will you know which 
designation?  Should you prequalify?  Will 
you maintain separate waitlist by 
designation?

Transfers
• What happens when a prospective applicant 

is on the 30% list, but you have an internal 
transfer request for a 30%?







If a tenant originally qualified for a 70% unit, 
but seeks to move to a 40% unit on the 1st

floor, the tenant does not have to re-qualify 
unless their income exceeds 140% of the 60% 
AMI

Scenario 
1:



Scenario 1 Continued:

• Income limit at 70% AMI is $36,610

• Over-income at 70% AMI is $51,254

• To transfer to 40% AMI unit, tenant will not have to requalify if their 
income is less than $43,932

Set Aside Over 
Income 
at 140%

Requalify

40% $43,932 No

60% $43,932 No

70% $51,254 Yes

LIHTC Income Limits for 2020 (Bibb County)

Household 
Size

Designations

40% 60% 70% 140%

1 Person $16,280 $24,420 $28,490 $34,188

2 Person $18,600 $27,900 $32,550 $39,060

3 Person $20,920 $31,380 $36,610 $43,932



If a tenant originally qualified for a 40%,  2 bdrm,  
but rented the only available 70%, 2 bdrm, the Owner 
may swap the designations or the tenant may 
physically transfer to the 40% without requalifying. 

Scenario 
2:

Scenario 
3:

Tricia moves in and qualifies for a 30% unit, 
but has a significant increase in income.  
Unless her income represents more than 
140% of the 60% set-aside, no increase in rent 
is required.



• DCA will review compliance: 

• Regularly scheduled file audit reviews

• Monthly reporting analysis

• Annual AOC

• DCA reserves the right to request a rent roll at any 
given time. 



• Question:
How will non-compliance be documented?  

• Answer:
• Federal non-compliance will be indicated on the Form 

8823.
• State non-compliance will impact future funding and the 

Owner’s and property’s performance metrics.   



• Question:
Should the rental rate be based on the set-
aside designated for the unit? 

• Answer:
Yes, Rent is based on the unit set-aside, not
the tenant’s income. 



• Question:
Can Average Income be layered with HOME
and bond deals?  

• Answer:
Yes, Income Averaging can be layered with
your bond and HOME deals. However, your
HOME units must fixed, not floating.   



• Question:
Do transfers retain their original designation?

• Answer:
No, transfers assume the designation of the new 
unit (if qualified).  



Applications at a Glance



9% APPS BY YEAR

2018 2019

4% APPS BY YEAR

2018 2019





2018 4% Apps 

2019 4% Apps 




