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WHAT HAPPENED IN 2023
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Historical ACS Data is Used

\

0@ Nay
ACS A
Data X CPI Factor = HUD AMI
2017 X CPI Factor = 2020 AMI
2018 X CPI Factor = 2021 AMI
2019 X CPI Factor = 2022 AMI
2020- X CPI Factor = 2023 AMI

2021

For areas without reliable one-year American Community Survey (ACS) data, HUD will next
use the five-year ACS. If that is also unreliable, HUD will follow alternative procedures.
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Historical ACS Data is Used
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ACS A
Data X CPI Factor = HUD AMI
2017 X (2020 CPI/2017CPlI) = 2020 AMI
2018 X (2021 CPI/2018CPI) = 2021 AMI
2019 X (2022 CPI/2019CPI) = 2022 AMI
2020- X (2023 CPI/2020.CRPI) = 2023 AMI

2021 2021

For areas without reliable one-year American Community Survey (ACS) data, HUD will next
use the five-year ACS. If that is also unreliable, HUD will follow alternative procedures.
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T2aY 1.8% 3.8°
HUD Income Limits 3. 60 8% 3.8%
2022 to 2023 AMI Change 5 39,

9.4%
12.4%

9%

13.6%

24.9%
16.1%

2022-2023 Percent Change in AMI

Il Less than -5% [ ] 0% to 2.5%
B -2.5% to -5% [ 2.5%to 5%
[ 0% to -2.5% B 5% to 7.5%
[] Nochange Bl 7-5%to 10%
B 10% to 15%
B 15% to 20%
I Above 20%
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AMI to VLI

Adjustments

Preliminary VLI
Capped
Final VLI
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HUD Income Limits
2022 to 2023 VLI Change

2022-2023 Percent Change in VLI

B -2.5% to -5%
[] 0% to -2.5% 54 of 2,603 areas
[ ] Nochange

[ ] 0% to 2.5%
] 2.5% to 5%

B 5% to 5.92%
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| STATE:PENNSYLVANIA [ 4 PERSDN‘

Wayne County, PA
FY 2023 MFI: $78,000 VERY LOW INCOME 27300 31200 35100 39000

60% INCOME LIMIT 32760 37440 42120 46800

¢ ¥
x 05x 06

VLI=39,000 46,800

60% Income Limit

utcess 2023

2023 MTSP Income Limits
Effective May 15,2023 :3 :38 pa ges
Is

Statement on FY 2023 Median Family Income Estimates and Income Limits

IncomeLimits | Dec. 2,2022
" Maoping To
Joeierecionid  FY 2023 MTSP Income Limitr&bles (PDF)
Uit pre———— AT [

www.taxcredithousing.com - Data and Tools > Income Limits
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STATE: INDIANA
L]
INCOMELIMITS--
PROGRAM 1 PERSON 2 PERSON 3 PEASON 4 PERSON 5 PERSON & PERSON 7 PERSON © PERSON
Steuben County, IN
FY 2023 MFI: §56,300  VERY LOW INCOME 28800 33000 37150 41250 44550 47850 51150 54450
60% INCOME LIMIT 34580 38600 44560 48500 53450 57420 61380 £5340
HERA Special 50%* 30800 34350 39300 43850 47950 50850 54150 57850
HERA Special 80%* 36720 41340 47180 52380 56580 80780 64360 9180
Switzerland County, IN
FY 2023 WFI: §76,000 VERY LOW INCOME 27650 31600 35550 39450 42650 45800 48350 52100
60% INCOME LIMIT 33180 37320 42660 47340 51180 54360 56740 €2S20
HERA Speeial 50% 23200 33350 3700 41650 45000 48350 51650 55000
HFRA Spacial &0%* 35040 40020 45000 43980 54000 56020 £1350 £6000

' " 4 PERSON

VERY LOW INCOME 27650 31600 35550 39450
60% INCOME LIMIT 33180 37920 42660 47340

Wayne County, IN
FY 2023 MFI: $70,000

HERA Special 50%* 31800 38350 40300 45400 45050 52700 56300 59350
HERA Special S0%* 35160 43620 43080 54480 58860 53240 67560 71340

White County, IN

X 05x 0.6
VLI=35,000 42,000 J

60% Income Limit

35550 39450 42650 45800 48950
42660 47240 51180 54980 56740

36450 40450 43700 48950 50200
43740 48540 52440 56340 60240

s Limis fan 2 MO bald hacal zad spoject in a HUD impacted area whose current limit would
llimit times the Current Year Median (FY2023) over the F¥ana
fn 8 Income Limitz held harmlese by HUD in FY2007 or

Why doesn’t VLI equal 50% of AMI? Because HUD loves to
make adjustments to VLI!

Affordable Housing

o Income Limits.

utcess 2023

Aonlcaionand loction

2023 MTSP Income Limits

— Effective May 15,2023 338 pages

R

Data and Tools

Statement on FY 2023 Median Family Income Estimates and Income Limits
-IncomeLimits | Dec. 2, 2022
" Maoping Tool

Jomerieine FY 2023 MTSP Income Limitg Tables (PDF)

ik Estimator ©
FY 2023 rcame it Methdoloy (PDF)

AT Noticeof Y 2023Iocome Liits for thePuic Housing ndSecton

www.taxcredithousing.com - Data and Tools > Income Limits
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Median

HUD MTSP Income Limits

Equal to 50% AMI

:0 NOVOGRADAC.

High
Housing
Cost

HUD MTSP Income Limits

High-Housing Cost Adjustment Areas

:0 NOVOGRADAC.

Income
Loy
s
&
Type Incomne Limit Cabeulation Non-met Metropolitan b r
| i Counties Aress = - LAt ! | Type Income Limit Cabculation Non-metro Matropolia |
1 ::Illllllllt; Ih.l\\!ll on 50r% of local median 24 73 N’ : p? J 1 Ly r "Ilrllﬂll\.'? Arcas
. T B % : ' H w
197 of 2,603 = : Fsels W‘(I All Adjustments - ‘
of population il L 4 & L [ Equalto50% A T
" T, . -I 28 1.6% of population
4 y ¢ B :-,Hf
F¥2023 =
Methodology for FY2023
Determining Section & Methodology for
Income Limits Determining Section &
Income Limits
; ;
i HUD MTSP Income Limits %, :
HUD MTSP Income Limits 5% Fl & HOVOERADIE:
State State Median Non-Metro :’ NOVOGRADAC. 0 oor r
Non-
&
Metro
Ty Income Limit Cabeulation ommeir Neimpolian
Tyge Income Limit Caleubation Non-meirs Wicspolian — :mu Aress
2. | Limits hased on Siate sosmetropolitan 3 %
miodlaa famidy incoune beval 122 T} T
- v i[1] | 4 |
140 of 2,602 = 5.4% 14 012,603 = 0.5%
1.2% of population 0.3% of population
FY2023 Meﬂﬁ:ﬂ% for 5% Floor _
Methodology for Determining Section &
Determining Section & Inrama Fimite
Income Limits ‘
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Type Income Limit Calculation

Non-metro
Counties

Metropolitan
Areas

‘Limits based on State nonmetropolian
‘median fanuly income level

85% of the 2-bedsoom FMR.

‘Timits decreased 1 the greater of $0% of
e 1

car’s limit

6. | Limits capped if they would otherwise

increase by more than twice the increase
in the National Median Income (i.e., 1,701 536
would be more than 105.92% of last

income.

intent e 2., very “To address this, HUD.
‘generally sets the four-person low-income limit at 1.6 (i.., 80 percent/SO percent) times the relevant

2,237 of 2,603 = 85.9%

the four-person
300 for FY 2023), except

adjusted,

83.8% of population

‘Housing Act of 1037 has the

FY 2023
Methodology for
Determining Section 8
Income Limits
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5.92% Ceiling
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2023 Cap

Greater of 5 percent or twice the change in national
median family income

+5%I EEEEEEEEEEEER b
Type Income Limit Calculation Non-metro Metropolitan
Counties Areas
— s o . ‘ ‘
6. | Limits capped if they would otherwise
increase by more than twice the increase .
in the National Median Income (i.e., 1,701 536 A" Ad_l UStmentS
would be more than 105.92% of last
car’s limit
St 2,237 of 2,603 = 85.9%
e i 83.9% of population
FY 2023
Methodology for
Determining Section 8 5.92% Ceiling
Income Limits
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2023 Cap Calculation

Old Method (used from 2010 to 2021):
ACS from 3 years prior x CPIl Factor = HUD-Published National Median Income

2018 ACS x CPI Factor = 2021 HUD-Published NMI $79,900
2019 ACS x CPI Factor = 2022 HUD-Published NMI $90,000
Change 12.64%

X 2

Greater of 2x change or 5% 2 x Change —25.287;

New Method (used from 2022 forward):

2018 ACS CRI Factor &= 2021 HUD-Published NMI $76,401
2019 ACS /x CPNFagtor = 2022 HUD-Published $80,944
Change 5.945%

X 2

Greater of 2x change or 5% 2 x Change( 11.89% (2Q22)
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2024 OUTLOOK
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ACS

e Strong growth in ACS from 2021 to 2022

* National Median ACS
— 85,806 for 2021
— 92,148 for 2022
— 7.39% increase in ACS

* |If CAP remains the same cap would be 14.78% (7.39%*2)

© 2023 :0 NOVOGRADAC®




Historical ACS Data is Used

co Nay.

\,ON al‘/ona/
ACS VA
Data X CPI Factor = HUD AMI
2021 X (2023 CPI1/2021CPI) = 2023 AMI
2022 X (2024 CPI/2022CPI) = 2024 AMI
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Slow down in trend factor

1.12170 for 2023
1.06484 for 2024

Basically a 5% headwind for
AMI growth

Trend Factor

$120,000

$110,000

$100,000

$90,000

$80,000

-5.08%

\ Change

0% Change
in ACS

$112,200
$106,500
$100,000 $100,000

2023 2024
Trend Factor: 11217 Trend Factor: 1.06484
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Impact of Trend Factor on National Median Income

$120,000

$110,000

$100,000

$90,000

$80,000

1.98% Change

P in AMI

71.39% Change
in ACS $98,100

2023 2024
Trend Factor: 11217 Trend Factor: 1.06484
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2022/2023 o
Method 14.78%
2024 CAP
Pre 2022 o
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HUD Cap on Income Limits by Year

12% 11.5% 11.89%

10%

10%

8%

8% 7%

6%

5%

4%

2%

0%
2017 2018 2019 2020 2021 2022 2023

Source: Novogradac; U.S. Department of Housing and Urban Development :’ NOVOGRADAC®
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H_UP MTSP Income Limits
Non-

’0 NOVOGRADAC

High HUD MTSP Income Limits
Housing
Cost

FMRs increased by

10% in each of the
__ === last two years.
> .| 9 ) [ -,f-m_Jg?J éfﬂ E@%ﬁqﬁﬂﬁﬂﬂ.
CAP HUD MTSP Income Limits 5% Floor HUD MTSP Income Limits $6 NOVOGRADAC.
— .
Over 85% of areas
were capped in
rm e 2023

2,237 of 2,603 = 25.9%

£3.8% of population

o b
‘Non-metra fetropolitan |
Con Aress
r
1 4 |
r
14 of 2,603 = 0.5%

FY 2023

Methodology for
Determining Section 8

Income Limits

0.3% of population
ETrr—

i
]
- o
FY2023
Methadolagy for
Determining Section &
Inrama imite
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Real Area #1

ACS $93,697 4.54% Change in ACS $97,949

Trend Factor 11217 1.06484

AMI $105,100 -0.76% Change in AMI $104,300

VLI (Uncapped) $52,500 $52150

VLI (Capped) $48,750 6.97% Change in VLI $52,150
Source: Novogradac :. NOVOGRADAC?
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Income Limit Increases by Area

Change in % of Areas % of Areas
VLI (if Cap is 14.78%) (if Cap is 5%)
<0% 3% 3%
0%-2% 9% 9%
2%-4% 12% 12%
4%-6% 18% 76%
6%-8% 14% -
8%-10% 12% -
10%-12% 15% -
12%-14% 5% -
149%-14.78% 1% -
Source: Novogradac 20 NOVOGRADAC”®
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OTHER CONSIDERATION
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HUD Program Limits vs Multifamily Tax Subsidy Projects
(MTSP) Limits

HUD Program Limits MTSP
 Area Median Income * Applicable to Tax Credit and Tax-

— Not subject to cap Exempt Bond Projects
 Applicable to HUD Programs — 50% - Very Low Income (VLI)

— 30% - Extremely Low Income — 60%

— 50% - Very Low Income (VLI) — HERA Special - not subject to cap

— 80% - Low Income * Projects’ applicable limits are held
« Not Held Harmless harmless based on first building

placed-in-service date

© 2023 :0 NOVOGRADAC®




MTSP- Hold Harmless

The hold harmless rule means:

In the year the first building of a project is placed in service - owners will qualify households
starting with the applicable income limits at the time the earliest building is placed in service.

In any subsequent year -

* If the income limits in the area /ncrease, owners will now get to use the new, higher income
limits to qualify households.

* If the income limits in the area decrease, owners will continue to use the highest income limits
of all previous years back to when the first building was placed in service.
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Hold Harmless Concept

Held harmless

New high
Held harmless /\

E

s| @

; © ¢

= ¢
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&

20X1 20X2 20X3 20X4 20X5 20X6 20X7 20X8
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Hold Harmless Concept

Three separate sets of income limits

N =
; Q

& @)

20X1 20X2 20X3 20X4 20X5 20X6 20X7  20X8
PIS PIS PIS

MTSP Income Limits
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Rent Limit Calculation

The imputed household size for the income limit “starting point” is determined
by multiplying the number of bedrooms by 1.5 (SRO excluded; simply 1)

That household size corresponds to a HUD-published income limit for a given
area based on minimum set-aside—60% or 50% (or if it is a different

percentage under the average income test or per the state, the percentage can
be calculated using the 50% numbers¥*)

The income limit is multiplied by 0.3 (i.e. 30%)
The result is then divided by 12 (to make it monthly)

If the quotient isn’t a whole dollar, the pennies are removed (or rounded down)

© 2023 :0 NOVOGRADAC®




Rent Limit Calculation

For rent limits, the program assignhs a household size to each unit size.

LIHTC imputed number of tenants per bedroom = 1_5

LIHTC # of
tenants

1
1.5

# of bedrooms

338 pages

;;;;;;;; 5 2023

2023 MTSP Income Limits
Effective May 15,2023

Statement on FY 2023 Median Family Income Estimates and Income Limits
IncomeLLimits | Dec. 2, 2022

s FY 2023 MTSP Income Limiﬁbles(PDF)
>
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Rent Limit Calculation

# of bedrooms LIHTC # of
tenants
SRO 1 [ ] ] L] ]
1 15 The income limit of a theoretical 4.5-person household is
2 3 the average of the 4-person limit and the 5-person limit.
3 4.5
4 6
 STATE:CALIFORNIA e INCOMELIMIT
PROGRAM 1 PERSON 2 PERSON 3 PERSON 4 PERSON 5 PERSON
Bakersfield, CA MSA
FY 2023 MFI: $72,600 VERY LOW INCOME 28900 33000 37150 41250 44550
60% INCOME LIMIT 34680 39600 44580 (49500 53460)
Avg = 51,480

. This is the income limit by which we multiply 30% to
— get the 60% RENT LIMIT for a 3-bedroom apartment

2023 MTSP Income Limits

(for Bakersfield, CA for 2023)

Statement on FY 2023 Median Family Income Estimates and Income Limits
imits | Dec. 2,2022

W FY 2023 MTSP Income Limitﬁbles (PDF)

Clabore
Us B Y2023 i Methodsloey (POF) ‘AY

~UHTC Mapping e

www.taxcredithousing.com - Data and Tools - Income Limits
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Rent Limit Calculation

— Then we multiply the imputed income limit by 30%
#ofbedrooms | .t and divide by 12 to get the monthly rent limit.
SRO 1
| 1.5
2 3
3 4.5
4 6

4 PERSON &5 PERSON

41250 44550
(49500 53460)

Avg = 51,480

338 pages

{0174 L~ Rent Limit: $15,444

Income Limit: $51,480

Center
e 2023
per—— o
L)
::M 2023 MTSP Income Limits T I 2 m —
i Effective May 15, ,2023 ] ’ [ ]
Dai

ita and Tools
. .
Statement on FY 2023 Median Family Income Estimates and Income Limits R t L t
Income Limits Dec. 2,2022 e n I m I

Mo Too
porchsichane Y 2023 MTSP Income Limitﬁ\bies (PDF)
) a\!

Ui it

LT Nt oY 2023 b it o the Pl osing St [

www.taxcredithousing.com - Data and Tools - Income Limits © 2 0 23 :‘ N OVOG RA DACE)
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Stephanie Naquin,
NPCC, HCCP, COS

Novogradac

stephanie.naquin
@novoco.com

Stephanie Naquin is a principal and director of multifamily property compliance with
Novogradac, based in Novogradac’s Austin, Texas, office. Her work includes consulting with state
agencies, equity providers, lenders, attorneys, developers and on-site staff on topics related to
multifamily compliance of Internal Revenue Code (IRC) Section 42, IRC Section 142, the HOME
program, National Housing Trust Fund, U.S. Department of Housing and Urban Development
multifamily programs and other locally administrated affordable housing programs, with a focus on
holistic compliance. Her team is responsible for reviewing thousands of tenant files annually for
compliance across the country. Naquin frequently presents to statewide and national audiences.
She also presents the Novogradac Property Compliance Workshop, develops educational/training
material and writes for various publications, including a regular compliance article in the
Novogradac Journal of Tax Credits. Naquin was previously the director of multifamily compliance
with the Texas Department of Housing and Community Affairs, where her team oversaw all aspects
of compliance monitoring, physical inspection and compliance administration. Naquin began her
career as a leasing agent with an owner-managed affordable housing organization, where she held
various positions. Her experience in both the private and regulatory sectors of the industry allows
her to synthesize complicated federal and state regulations and present that information in a
concise and easily digestible manner. Naquin serves on the Texas Affiliation of Affordable Housing
Providers Governing Board and is the co-chair of their compliance committee. Her certifications
include the National Center for Housing Management Certified Occupancy Specialist, the National
Association of Home Builders Housing Credit Certified Professional and the Novogradac Property
Compliance Certification.
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Copyright Notice and Disclaimer:

Novogradac & Company LLP (“Novogradac”) is the copyright owner of this webinar. This webinar, audio and video
recordings of this webinar, the slide deck, transcripts, and any other handouts branded with the Novogradac logo
(collectively the “Materials”) are provided to viewers of this webinar for informational and/or educational purposes
only and audio, video, or photographic copies and/or derivative works of the Materials may not be created,
distributed or reproduced without the consent of Novogradac. The Materials and attendance at the webinar are
not a substitute for professional advice. By accessing the Materials and attending the webinar, you agree to the
terms of this disclaimer. You agree to use the Materials for informational and/or educational purposes only. No
other use, including, without limitation, reproduction, retransmission or editing of the Material may be made
without the prior written consent of Novogradac. You agree that Novogradac makes no warranty, guarantee, or
representation as to the accuracy or sufficiency of the information in the Material and that Novogradac is not
responsible for any such business, financial and/or tax decisions made by you based on the information
contained in the Materials. You agree not to make audio or video recordings of the webinar instruction. You may
hot copy, cite to, or distribute the Materials, in whole or in part, without the prior written consent of an authorized
officer of Novogradac. All rights reserved 2023 by Novogradac & Company LLP. Novogradac & Company LLP is a
registered trademark of Novogradac.
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