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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 to 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 Process
 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 email 
address annually, and possibly wait for approval or confirmation of the UA to be 
used in the next year.  

 In 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.

mailto:MSHDACompli@michigan.gov
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2024 Process Changes
 Starting with UA Submissions for 2025 (which typically occur in 4th 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 to MSHDA.

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
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(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.  
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(2) UA Tab

 Click on the UA tab.
 This will list all the properties that require an annual Utility Allowance submission.
 The UA Method used in the prior year will be listed automatically – you can change 

this with the current year submission.
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(3) Uploading the Required Documents 
 Click on the Property Name.
 Choose the correct UA Method from the 

“Method” box.
 Enter the date that the UA will become 

effective in 2025 in the “Effective Date” 
box.

 Click “Choose Files” towards the bottom 
of the page. A dialog box will open that 
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 
correct files.
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(4) Correcting a UA Submission
 If a UA is sent back due to errors, these will 

be listed in the “Outstanding Issues” box.
 Once you have corrected the issues 

identified, you can follow the same steps 
as (3) Uploading the Required Documents 
to upload the corrected forms through 
the MSHDA Compliance Portal.
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(5) MSHDA Compliance Portal 
Automated Emails

 In 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.

 It 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.
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UA Methods



M I C H I G A N . G O V / M S H D A

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 funding layer like 
FDIC or Bonds that don’t require a 
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 to confirm 
that the property requires no UA 
submission. 

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 will 
continue to pay all Utilities for the next 
year.

• Effective Date – January 1st 
• 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.
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UA Method #3 MSHDA Financed 
(Asset Manager Approved)

The Utility Allowance is directly 
approved by MSHDA Asset 
Management division during the 
annual Budget process. 
 Effective Date – January 1st or July 

1st 
 Necessary Docs – MSHDA 

Approved Rent Schedule
 Pitfall – the Rent Schedule still 

needs to be supplied to MSHDA 
Compliance. Asset Managers do 
not automatically 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 1st

Necessary Docs – RHS 
Approved Rent Schedule
 Pitfall – the Rent Schedule or 

USDA Approval Letter must be 
forwarded to MSHDA 
Compliance. RHS is not 
affiliated with MSHDA and 
does not share this 
documentation.
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UA Method #5 HUD Approved

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.



M I C H I G A N . G O V / M S H D A

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 1st, the Management Agent 
isn’t technically late on their UA submission 
until 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 

Charges.



M I C H I G A N . G O V / M S H D A

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 90-day implementation 
period that permits the property to continue 
using the previous year’s figures until 90-days 
following the published effective date.

 Effective Date – Potentially any month
 Necessary Docs – Completed Utility 

Schedule from your local PHA.
 Pitfall – failure to submit an annual UA 

change to MSHDA if the Local PHA doesn’t 
update their schedule.
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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 
based on the particular project’s 
utility usage, solely. 
 Effective Date – January 1st 
 Necessary Docs – Letter from 

local utility company.
 Pitfall - Due to changes in policy 

at DTE and Consumers, this is a 
nearly defunct Method. 
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UA Method #9 Agency Estimates 
(Actual Consumption)

 With this method the Management 
Agent submits information from the 
utility provider showing actual usage 
and rates for their residents.
 Application Due – October 1st 
 Effective Date – January 1st 
 Necessary Docs – Consumption Data 

Certification Workbook (Excel format), 
Signed Owner’s Utility Allowance 
Certification (PDF format), original utility 
data used from the energy company.
 Pitfall - Actual consumption data 

cannot be more than 60 days old 
when submitted to MSHDA for review. 
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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
• Pitfall – The Utility 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 

submission.
• Necessary Docs – Copy of the Engineer’s 

Report.
• Pitfall – The Engineer’s Report can be 

expensive, and most other methods are 
free.
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Resources and Q&A
 2013 LIHTC Manual – see Section 4C – Utility Allowances
 LIHTC Utility Allowances (michigan.gov) – UA page on MSHDA’s website

 Questions?

Cassandra Brown
brownc7@michigan.gov

Brandy Morrell
morrellb1@michigan.gov

Eric Platte
plattee2@michigan.gov

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


THANK YOU
It is your hard work that helps MSHDA reach our shared vision to make Michigan a place 
where all people have quality affordable housing as a foundation to reach their full 
potential.
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