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What is the “UA”?

When utilities are paid directly by the tenant a calculation called the Utility Allowance must
be made 1o determine a reasonable cost to associate with those utilities.

The Utility Allowance must then be subtracted from the maximum gross rent (aka the “Rent
Limit"”) to determine the maximum amount of allowable tenant-paid rent.

= Example: If the current rent limit on a 2-bedroom apartment is $1,000.00, and the Utility
Allowance for a property that requires the residents to pay their own Electric costs is
currently $68.00, then the Maximum amount of allowable tenant-paid rent would be
$932.00 for the 2-bedroom apartment.

A proper Utility Allowance is essential in maintaining compliance with the rent restrictions
imposed by most MSHDA programs and must be updated at least annually. Since using the
incorrect Utility Allowance can result in overcharging rents and is an event of
noncompliance that could be reported to the IRS (uncorrectable and will result in loss of
credits!)or cause other penalties, care should be taken in making a correct calculation and
in using current Utility Allowance figures.

Fun Fact: We refer to this whole process as “UA”.
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= The UA process consists of first choosing a UA Method. Depending on the
funding/program layers present on a property the UA Methods available to them
may be more or less limited.

= Ex: an RHS 515 property that also has LIHTC funding must use the RHS/USDA
Approved Utility Allowance and cannot select another available LIHTC
Method.

= Next, the management agent must submit various forms, depending on the UA
Method, to MSHDA Compliance using the MSHDACompli@michigan.gov emaiil
address annually, and possibly wait for approval or confirmation of the UA to be
used in the next year.

= |[n 2020 the UA process was de-coupled from AOC submissions, so the deadline for
when to submit your Utility Allowance entirely depends on which UA Method has
been chosen.
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mailto:MSHDACompli@michigan.gov

= Starting with UA Submissions for 2025 (which typically occur in 4" Quarter 2024)
management agents will have the ability to submit their Utility Allowance
documents through the MSHDA Compliance Portal.

https://housing.state.mi.us/OPIC/

= All owner and manager contacts have access to submit the UA through the
MSHDA Compliance Portal. If someone other than those contacts needs access, a
System Access Form must be completed and submitted 1o MSHDA.
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https://housing.state.mi.us/OPIC/
https://www.michigan.gov/mshda/-/media/Project/Websites/mshda/rental/Property-Managers/Compliance-for-Rental-Housing/Compliance-Forms/Management-Agent-Forms/mshda_crh_f_maf_06_system_access_contact_change_pdf.pdf?rev=28b4b22dab9546d0b52d2452016fa197&hash=9972B2CCBB059AB3BFF3EE16D99329C4

(1) Logging on to the MSHDA Compliance
Portal

Note:
If you forgot your password, no worries.  Simply enter your email, hit the NEW PASSWORD
link, and the system will send a new password to your email.

Initial Submission

1. Go to MSHDA's Compliance Portal Site (OPIC / CARS) http://housing.state.mi.us/opic

2. Log in using your OPIC/CARS account information. Note: If you forgot your password,
just enter your email address and click on ‘New Password’

Please login.

Email
Password W Logn

Mew Password?
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(2) UA Tab

= Click on the UA tab.

= This will list all the properties that require an annual Utility Allowance subbmission.

= The UA Method used in the prior year will be listed automatically — you can change
this with the current year submission.

MICHIGAN STATE HOUSING DEVELOPMENT AUTRORITY

CARS aPIC

Properties waiting for "Utility Allowances'

MSHDA Number Project Home Address

999999 Property 1 123 Main Street
9999949 Property 1 123 Main Street

999998 Property 2 456 Main

City Year Method

City 2022 Actual Consumption
City 2023 Actual Consumption

City 2023

Outstanding Issues
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(3) Uploading the Required Documents

Click on the Property Name.

Choose the correct UA Method from the MSHDA Utility Allowances
bk M e.l-h O d " b OX. MICHGAN STATE HOUSING DEVELOPMENT AUTHORITY

Enter the date that the UA will become

CARS oPIC CERTS

effeCﬂVG in 2025 in Th e . EffeCﬂ\/e DOTe ! P"ﬁ;:‘;;‘;?:::‘i;r Ut:!:\;]wﬁﬁ: Address City Year Method Outstanding Issues
b OX o 999999 Property 1 123 Main Street  City 2022 Actual Consumption

C | |C |< ki C h oose F| | es " TOWO rd S -|-h e b O-I--I-O m 999999 Property 1 123 Main Strast City 2023 Actual Consumption

of the page. A dialog box will open that  EZ=& Fropry2 450 v aiy 2023

lets you select files from your computer.

You may upload PDF and Excel
documents, and you can select multiple [
documents to upload by holding CTRL.

Click “Upload” when you've selected the

C O rre CT fl | e S . (if uploading muitiple files: hold the CTRL butten down on your keyboard, then click the files you need to upload)
| Choose Files |No file chosen

Method |Actual Consumption  w| Effective Date:
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(4) Correcting a UA Submission

= |[f a UA is sent back due to errors, these will
be listed in the “Outstanding Issues” box.

= Once you have corrected the issues ~ MSHDA Utility Allowances
identified, you can follow the same steps pe  cems [E]
as (3) Uploading the Required Documents |

to upload the corrected forms through Number Home  Address ity Year Method Outstanding Issues
-I-h e MS H DA C om p | |G alels) F) Or-I-O | ) 909090 Property 1 ;ﬁiﬂam aty 2022 ro'll_iSAHDA é|:éifmzr:§fgﬁ;.:'f Sheet calculation did not include the

123 Main MSHDA 1/13/2023 - MSHDA PHA Sheet for the wrong region used - please

999999 erty ity 2023 . . —
#9995 Property 1 ity (20 PHA use Region C for Ingham County.

Street

999998 Property 2 456 Main City 2023

Utility Allowance Upload

Method | select one please | Effective Date:

(if uploading multiple files: hold the CTRL button down on your keyboard, then click the files you need to upload)

MICHIGAN.GOV/MSHDA




(5) MSHDA Compliance Portal

Automated Emails

Property 1- 2023

MSHDA Automated EMAIL - TEST <mshdacompliance@michigan.govz
To @ Morel, Brandy (MSHDA)

Expires 10/14/2031

Retention Policy Global Email Deletion Policy (7 years)

Anissue has been identified with your 2023 utility allowance submission. Please log into the MSHDA Compliance website at
http://housing.state.mi.us/OPIC to correct any submission issues.

Current Compliance Issue:
1/13/2023 - MSHDA PHA Sheet for the wrong region used - please use Region C for Ingham County.

Ifyou do have additional questions regarding your utility allowance submission please contact your assigned MSHDA Compliance Officer,

Ifyou need technical assistance with logging in or using the MSHDA Compliance Portal (OPIC / CARS / CERTS/UA), please contact Software &
Policy staff via email at or by phone at 517-241-2560.

Thank You,
Compliance

= |[n addition to appearing in the MSHDA
Compliance Portal, under the UA Tab, the
errors with a property’s UA submission will
be sent to the owner and manager
contact via automated email.

= |t is important that owners and
management agents keep their main
contacts up to date with MSHDA.

= These automated emails cannot be sent
to the OPIC/CARS/Certs or COL level
users.

MICHIGAN.GOV/MSHDA




UA Methods

MSHDA Utility Allowance Quick Reference Chart for LIHTC
Developments

Avrailable UA
methods

Funding source

RHS 515 &
RHS Rental
Assistance

HULD
Regulated
(Sec. 236 or
Sec. B)

#6 & #7 PHA (MSHDA
or Local)

Conwventionally
Fimanced LIHTC

#8 Local Utility
Co. Estimates

Conventionally
Fimanced LIHTC

#9 Agency Estimates
(Actual Consumption)

Conventionally Financed
LIHTC & RHS 538

#10 HUD Utility Model

Conwventionally Financed
LIHTC

#11 Engineer Energy
Consumption Model

Conventionally Financed
LIHTC

Other Qualifications

Minimum sample
required - one year actual
data.

Mo outstanding
compliance

IS5Ues_

Mo outstanding
compliance issues.

Mo cutstanding
compliance issues.

Requirements for
Annual
Review/Adjustment

Annually per
RHS

Annually
per HUD

Implement within 90
days of the Utility
Schedule effective
date

Obtain mew
estimate annually
and submit to
MSHDA 90 days
prior to
implementation
date

Submit proposed UA to
MSHDA 90 days pricor to
expiration of current
allowances

Submit proposed UA to
MSHDA 20 days prior to
expiration of current
allowances

Submit proposed UA to
MSHDA 90 days prior to
expiration of current
allowances

Tenant notification
requirement of new
UA (with or without a
rent change)

90 days in adwvance

90 days in advance

a0 days in adwvance

90 days in adwvance

Submission Deadline
to MSHDA

RHS approval
within 30
days of
approwval

HUD
approved
UA within
30 days of
approval

Copy of PHA rates
within 30 days of
effective date

Copy of utility
company letter
within 30 days of
approval

all agency consumption
data to be submitted by
1041 each year fora 1/1
effective date

all agency consumption
data to be submitted by
10/1 each year fora 1/1
effective date

all agency consum ption
data to be submitted by
1041 each year fora 1/1
effective date

Timeline for Methods 8, 9, 10 and 11

90 Dayv Period

{ ! ! 1

30 Days 60 days ** 90 days***

UA Effective Date***
Rent Change Date ***

Application Date to MSHDA*
(Tenant UA Motice Date™*)

Rent Change Motification Date**
(at least 30 days prior to rent change)
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UA Methods #1 No UA Required and

#2 Owner Paid

No UA Required

« There are a very few properties that
MSHDA Compliance monitors that
require no Utility Allowance to be
determined.

« They may have a fundlng layer like
FDIC or Bonds that don't require @
rent restriction, or they may be
properties that are vacant or burned
down.

 Necessary Docs — A letter, legal
document, or specific regulatory
agreement can be used fo confirm
that the property requires no UA
subbmission.

Owner Paid
 This is the simplest Utility Allowance

Method available, and the supporting
documentation required is just an
email or letter from the Management
Agent confirming that the owner wiill
continue to pay all Utilities for the next
year.

Effective Date — January 1¢

Necessary Docs — Email to
Compliance Officer or PDF Upload

Pitfall - The Owner includes Water,
Sewer, Trash, and Gas and pays for
those utilities, but the resident’s pay
their own Electric bill. This is NOT Owner
Paid Method. A UA for Electric is

necessary.
4 MICHIGAN.GOV/MSHDA




UA Method #3 MSHDA Financed
(Asset Manager Approved)

The Utllity Allowance is directly
approved by MSHDA Asset
onoglz;emen’r division during the

_ annual Budget process.

_ t:ﬁ _ _ Commore| _ of ¢ ff 'I'. st
0 (1702 0 T T TN s U = Effective Date — Janua ry 15" or Ju Iy
Ren 5 persons: =EH__- o (EE ] st

I I
rcaprcar-r: | | W ]
[nse/wepjapp: | ] fRn: ] 0 ] |

= Necessary Docs - MSHDA
Approved Rent Schedule

anrA s maemeniea " Pitfall - the Rent Schedule still
Eo )  needs to be supplied To MSHDA
———— (_ OMpPlilaNnce, Asset Managers do
gle]] Gu’roma’ncollé upload the rent
schedule to the Compliance
Portal.
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UA Method #4 RHS Approved

The Utility Allowance is directly
approved by RHS/USDA/RD
during their annual Budget
Process.

= Effective Date — January 19

= Necessary Docs — RHS
Approved Rent Schedule

= Pitfall — the Rent Schedule or
USDA Approval Letter must be
forwarded to MSHDA
Compliance. RHS is not
affiiated with MSHDA and
does not share this
documentation.

USDA
=LA

S Unied States Department of Agriculture

Rural Development
NOTICE OF APPROVED RENT (OCCUPANCY CHARGE)
Tonia & Savage AND/OR UTILITY ALLOWANCE CHANGE

Loan Spacialist
Micwest November 3, 2023

RE: 2024 NOTICE OF APPROVED BUDGET AND/OR UTILITY CHANGE

Dear Management Agent:

You are hereby notified that Rural Development has reviewed the request for a
change in shelter costs for the above project(s), and considered all justifications
provided by project management [and comments provided by tenants.] Rural
Development has approved the following rent {occupancy charge) and/or utility
allowance rates listed below. The changes for all units will become effective on
January 1, 2024 based on the following reasons:

Increase in Operating Expenses
The approved rents are as follows:

Present Rate Approved Rent

(Occupancy Charge) {Occupancy Charge)
UNIT BASIC RATE NOTE RATE BASIC RATE NOTE RATE
1BR $734 $815 $749 $830
2BR $851 $932 $866 $947

The approved utility allowance changes are as follows:

Present Utility Approved Utility
UNIT Allowance Allowance
1BR $36 $39
2BR $36 $38

Enclosed is a copy of the approved 2024 Budget/Utility Allowance for your records

You must notify the tenants (members) of Rural Development’s approval of the
rent (occupancy charge) and utility allowance changes by posting this letter in the
same manner as the "NOTICE TO TENANTS (MEMBERS) OR PROPOSED
RENT (OCCUPANCY CHARGE) AND UTILITY ALLOWANCE CHANGE.” This
notification must be posted in a conspicuous place and cannot be substituted for
the usual written notice to each individual tenant {member).

This approval does not authorize you to violate the terms of any lease (occupancy
agreement) you currently have with your tenants (members).

is an equal ppartunity provider, emplayer, and lender.
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UA Method #5 HUD Approved

Rent Schedule
Low Rent Housing

The Utility Allowance is directly
approved by HUD annually with the
Rent Schedule/HUD-92458.

= Effective Date — Potentially any month

= Necessary Docs - HUD Approved
Rent Schedule

= Pitfall #1 — the Rent Schedule must be
forwarded to MSHDA Compliance.
HUD is not affiliated with MSHDA and
does not share this documentation.

= Pitfall #2 — The HUD Rent Schedule
may not cover all of your unit types. A
secondary UA may need to be
determined if any are left out of the
HUD Rent Schedule.
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UA Method #6 MSHDA PHA Sheets

This Utility Allowance Method utilizes regional
Utility Schedules that MSHDA publishes on our
website in October.

= This method has some confusing
terminology. The numbers on the Utility
Schedule are Effective on January 1st of the
year they cover but must be Implemented
within 90-days, so no later than April 1st. So,
while these are usually turned into MSHDA
by January 1Ist, the Management Agent
isn’'t technically late on their UA submission
unftil after April 1st.

= Effective Date - 12/02/2024
= Submission Deadline - 1/31/2025

= Necessary Docs — Completed Utility
Schedule for your property’s region.

= Pitfall - Missing the Electric and Gas Service
harges.

Michigan State Housing Development Authority
Utility Schedule - Region A Effective: December 2, 2024

Counties in Region A: Alger, Baraga, Chippawa, Delta, Dickinson, Gagebic, Houghton, Iron, Keweanaw, Luce, Mackinac. Marquetta, Menominae, Ontanagan, Schoolcraft

Standard Utility Allowance Calculation

Natural Gas §28 | $33 538  $44  $50 §56 | $51  $60 §64  $69 | $74  §78 | $40 S47 §55  $63 | §72 380
Botle Gas $8: $114 | $132 | $150 $177 5191 $205 5219 138 §163 $189 5214 5230

Heating  Electric Resistance | $45  §52  §72  $92  $112 §64 375 $100 $126 $149 E $127 $150 2 %195 §217
Eleclric Heat Pump | $40 547 855 | $62  $69 § $60 §71  $80 389 §97 | ¢ $67 §79  $89 | 599  $108
Fuel Oil 2 $188 5223 5240 $258 S278 5174 §208 5269 $30
Natural Gas

Cooking

Natural Gas $6  §7 511 $14 | $17 $20
Botfle Gas $18 | %22 3 $41 | %51 $60
Hot Water
Elactric $22 26 $33 | $40 47 §55
Fuel Oil $23 §27 530 §51  S64 G765 | 520 53 9 86 5|s0 514 se0 ge4 |
20 535 48§62 §75 %89 | 336 8 59§ 2 $108| s43 51 71 se1 111 $130| Electic § |
2 847 578 $124 S171 S218[ 842 S47 978 $124 171 s218| B2 s47 §78 $124 5171 s218) Waer 5 |
9 | $126 | $174 $221| $43  S47  $79 $126 174 $221

$11 8§11 811 811 811 §11 | $11 S11 $11 $11 | S1 | $11 | 11§11 $11 | 11 $11 10

§7 7 g 7 g $7 §7 37 §7 §7 g §7 §7 57 §7 57 57 §7 | Refrigarator
(Air Conditioning™* 1 2 53 % & 5 L 52 §3 k 4 £ 1 $1 §3 35 57 89 e $
* Natural Gas Service Charge: Natural Gas service charge only allowed for Matural Gas utiliies,

** Tenant Fumnished Appliance Allowance: Only allowed If the tenant is responsible for supplying the range andior refrigerator,

*** Air Conditioning Allowance: Only allowed if windows are not operable,
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U,8, Department of Housl
Allowance for . and Ll?:i!):n D;\r.:;lgpmen: "
Tenant-Furnished Utilities Office of Publc and Indian Housing

and Other Services

S5 BR
Healing &, Matural Gas T
b. Eleclric 150
. Botil Gas 167

d. oi

e, Heal Pump
Coaking a. Matural Gas

gl

b. Eleclric
;.- Bottle Gas
Other Electricily
Air Conditioning
Waler Heating . Nalurel Gas
b, Electrc
c. Botle Gas
d. 0l

Other — specify

II“HHHHHIHHIH%HH
|~

Sk RAEIEIEIEINE sz
sm (3 =
]

| 1
@ FRE I A
w |2 S| == | &
w |E
] . ]

Range/Microwave
Refrigarator
Actual Family Allowances - May be used by the family o compule slowance while searching for o unil,

|
LX)
|
o
&1

Head of Household Name:

Unit Addrss

*HUD 50058 Unit Type in Parenthesis

UA Method #7 Local PHA Sheets

This Utility Allowance Method utilizes Local
Housing Authority or Commission Utility
Schedules that they publish on their individual
websites.

= The effective date is not guaranteed to be
January 1st of the year, these schedules
could be effective any time of the calendar
year. There is then a ?0-day implementation
period that permits the property to continue
using the previous year's figures until 20-days
following the published effective date.

= Effective Date — Potentially any month

= Necessary Docs — Completed Ufility
Schedule from your local PHA.

= Pitfall - failure to submit an annual UA
change to MSHDA if the Local PHA doesn't

update their schedule. MICHIGAN.GOV/MSHD A




UA Method #8 Local Utility Company
Estimates

With this method the Management
Agent obtains a letter from their
local utility company based on the
geographic area in which the
project is located. It should not be
pbased on the parficular project’s
utility usage, solely.

= Effective Date - January 1¢

NO IMAGE
= Necessary Docs — Letter from AVAILABLE

local utility company.

= Pitfall - Due to changes in policy
at DTE and Consumers, this is @
nearly defunct Method.
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UA Method #9 Agency Estimates
(Actual Consumption)

N N ol sl TGl [ [ [ [k ase] g = With this method the Management

AgienT submits information from the

utility provider showing actual usage
and rates for their residents.

75 | 6365 : ° °
EE=c s ===t s " Application Due - October 19
= Effective Date — January 1¢
= Necessary Docs — Consumption Datg

UA APPLICATION DATE: 101172024

e — Certification Workbook (Excel format),
T Signed Owner’s Utility Allowance

Acting on behalf of the Development Ownar, | cortify that the development's management agent has or

Cértification (PDF format], original utility

an MSHDA's sampling methodalogy in accordance wilh IRS reguiations and sialed in the MSHDA's

S ——— data used from the energy company.

= Pitfall - Actual consumption data
SE= - cannot be more than 60 days old
S when submitted to MSHDA for review.

Signed by:

58.2
| seas| opi3] 7soa] 7241 754s] 104.36] 16412 17343

1 3
9] 35.74]

GENERAL MANAGER

—— Signature

MSHDA APPROVAL:
Anlanerta
‘Compliance Analyst

LIHTC Complance 9D (¥19)
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UA Method #10 HUD Utility Model

This method utilizes a specialized
calculator from the HUD Website.

 Effective Date — Within 12 months
of last UA submission.

* Necessary Docs — Copy of the
final report from the HUD Website

o Pitfall — The Ufility is 15 years out of
date and will not provide a very
accurate UA. The amount of
knowledge necessary, including
detailed weather data, makes
this method nearly defunct.
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UA Method #11 Engineer Energy
Consumption Model

This method is a report purchased by the
property Owner from an Engineering firm to
estimate their Utility Allowance.

 Effective Date — Within 12 months of last UA

TECHNICAL DOCUMENTATION REPORT Sme|SS|On

sgmmmm * Necessary Docs — Copy of the Engineer’s
Report.

- Pitfall - The Engineer’s Report can be
expensive, and most other methods are
free.

arlottesville, VA 22902

ZAPPLING
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= 2013 LIHTC Manual —see Section 4C — Utility Allowances

= | |IHTC Utility Allowances (michigan.gov) — UA page on MSHDA's website

= Questionse

Cassandra Brown Brandy Morrell Eric Platte
brownc7@michigan.gov morrellb1@michigan.gov plattee2@michigan.gov

MICHIGAN.GOV/MSHDA


https://www.michigan.gov/mshda/0,4641,7-141-5555_8002_26576_26578-254003--,00.html
https://www.michigan.gov/mshda/rental/property-managers/compliance/manuals/lihtc-utility-allowances

s MSHDA

MICHIGAN STATE HOUSING DEVELOPMENT AUTHORITY

THANK Y(

It is your hard work that helps MSHDA reach o
where all people have quality affordable housin
potential.
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