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"My property now has 
affordability restrictions;  
What does affordability mean? 
And how do I income-verify my 
tenants?"



Agenda

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

This meeting will cover....

• Affordability Overview

• Income Verification for Vacant Units

• Income Verification for Legacy Residents

• NCS Compliance

This material covers Fast Track Housing Projects (FTHPs) and Standard Workforce Housing Projects (SWHPs). It is not 
applicable for Government-Aided Housing Projects (GAHPs), which have separate compliance processes.



• "Affordability" refers to unit rent and tenant 
household income 

• Affordability measured by area median income (AMI)

• PILOT rate (e.g. 4%) is based on average affordability 
of restricted units

• Affordability agreement identifies size and number of 
units for each affordability restriction.

• A specific unit's restriction can change over the 
course of the PILOT, but the totals are fixed.

Affordability

Example:
10-unit apartment, average affordability 80% AMI
• 2 one-bedroom units at 60% AMI
• 6 one-bedroom units at 80% AMI
• 2 one-bedroom units at 100% AMI



Unit Rent Restrictions

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

• Rent is restricted based on the MSHDA "Rent by Bedroom" values 
for Wayne County published and updated April 1 annually.



Unit Rent Restrictions Cont'd

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

Rent is adjusted by a utility allowance for tenant-paid utilities. Use Region 
D scheduled published by MSHDA December 1 each year.

MSHDA Rent by Bedroom

- Utility Allowance

= Maximum Allowable Rent



Unit Rent Restriction Formula

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

Example:
80% AMI one-bedroom unit in an apartment 
building where tenants pay electricity ("other 
electric" +"electric service charge") and natural 
gas heating and hot water ("natural gas heat" + 
"natural gas hot water" + "natural gas service 
charge")
• MSHDA Rent by bedroom:  $1,515
• Utility allowance: $93
• Max allowable rent: $1,515 - $93 = $1,422



Tenant Income Restrictions

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

• Tenant income is determined based on the MSHDA "Income" 
values for Wayne County published and updated April 1 annually.

• You need to know income and household size to assign an AMI to 
a household



Tenant Income Restrictions

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

• Generally, a tenant's AMI should be less than or equal to the unit's 
affordability restriction.

• However, a unit vacant for 30+ days can be leased to a higher 
income tenant, up to 120%AMI so long as the average AMI of all 
tenants in restricted units doesn't exceed average affordability 
restriction.

• Some exceptions also apply to Legacy Residents!
Example:
• 80% AMI unit. 

• Household A: 80% AMI
• Household B: 100% AMI

• Household A can rent this unit, Household B can't unless the unit is vacant 
for 30 days AND the average tenant income would not exceed 80%



Tenant Income Restrictions

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies



Additional Notes

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

• Unit affordability- based on unit size

• Tenant AMI- based on household size

• If you have a vacant unit, you will know the maximum allowable 
rent before you know the number of people in the future tenant's 
household, because rent limits are based on bedroom size.

• Pro tip: If you have an affordability restriction that doesn't appear 
on the MSHDA tables (e.g. 90% AMI; 75% AMI), just interpolate 
from the 100% AMI values.

• Use the City's pro forma (detroitmi.gov/PILOT) to help 
with calculations



• Before a restricted unit is occupied, prospective 
tenants should be income-verified.

• Income-verification establishes household AMI via:

• Determining household income & size; and

• Signing of Tenant Authorization Form

• This is a one-time process. It does not need to be 
repeated as long as the household remains.

Income 
Verification 
for vacant 
units



Income Verification- Proof of Income

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

• Proof of income must be demonstrated with documentation:

• Paystubs (at least two)
• Social security statements
• Retirement/pension statements
• Child support payments
• Proof of receipt of scholarship grants/student verification form
• Other income sources may be accepted, such as bank statements

• Look at Gross income (before taxes), not net

• Keep copies of all documentation in tenant's file



Income Verification- Calculating Annual Income

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

• Hourly Rate

• (Hourly rate) x (hours worked per week) x 52 weeks in a year = annual income

           $17 per hour x 32 hours per week x 52 weeks = $28,288

• Salary

• Bi-weekly- (Bi-weekly pay) x (26 pay periods per year) = annual income

    ($1,200 bi-weekly rate) x 26 = $31,200

• Monthly- (Monthly pay) x (12 pay periods per year = annual income

    $2,700 monthly pay x 12 = $32,400

• Social Security 

• Monthly Award (award letter or bank statement) x 12 monthly payments= annual income

   $2,000 monthly payment x 12 = $24,000

• Use Gross income, not net



Income Verification- AMI Calculation

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

• Establish household size (documentation not required)

• Search current-year MSHDA Income chart to find household AMI:
• Identify the row for the household size.

• Search until you hit the number that is above (no rounding down)

• You can also use the PILOT pro forma "unit summary-rent roll" tab! 
This will calculate tenant AMI for you

Example:
• 1-person household earning $38,400 = 55% AMI



Income Verification- Tenant Authorization Form

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

• The Tenant must sign a Tenant-Authorization Form which gives 
the owner/landlord authorization to share the collected 
data/documentation to the City of Detroit's designated 
compliance partner, NCS.

• If there are multiple adults with income, both can sign the same 
form

• Property Manager (or Owner) will also sign

• Keep signed Forms on file



Income Verification- Tenant Authorization Form

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

• Link available at detoitmi.gov/PILOT

https://detroitmi.gov/sites/detroitmi.localhost/files/2025-06/Tenant%20Authorization%20Form%20%281%29.pdf


• Legacy Residents are tenants who are in a property 
during the PILOT application process and are 
covered by a Tenant Retention Plan

• Legacy residents are initially considered compliant- 
regardless of household income.

• The Income-verification process is the same for 
legacy residents as for new tenants, however there 
are fewer restrictions household income relative to 
unit restriction.

• This is a one-time process. It does not need to be 
repeated as long as the household remains.

Income 
Verification 
for Legacy 
Residents



Legacy Residents

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

• Additional protections for all legacy residents include:

• Extra time to income-verify (later of the length of their active lease or the start of 
PILOT)

• "Rainbow chart"- provides buffer where income can exceed unit restriction

• PILOT notice

• Additional protections for low-income Legacy Residents include:

• Post-rehab rent increases limited to no greater than 5% increase from previous 
rent; or 30% of income

• Subsequent year-over-year rent increases limited to 3%

• Note: Refusal to income-qualify when required will be considered 
non-compliance.



Legacy Resident Policy Visualization

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies



Legacy Resident Policy Examples

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

Timing Example: PILOT starts Jan 1, '26

"Rainbow Chart" Example:

.

Scenario Income-Verify by:

Lease July 1, 2025- July 1, 2026 July 1, 2026

Lease Dec 2024- Dec 2025 January 1, 2026

Month-to-month (expired lease) January 1, 2026

Scenario Legacy Tenant Income Max:

40% AMI Unit 80% AMI

60% AMI Unit

80% AMI Unit 100% AMI

100% AMI Unit 120% AMI



Legacy Resident Policy- Possible Changes

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

• HRD is proposing a policy change that will allow tenants with incomes up to 
120% AMI to occupy a restricted unit if certain conditions are met. (the 
income-averaging approach)

• If this policy is adopted, Legacy Residents                                    who 
have been considered noncompliant, will                                 be 
compliant. (See 3a of rainbow chart)

• In the meantime, as you income-
verify Legacy                           Residents, do not assume they are not 
compliant                                 unless they are >120% AMI, or unless 
average                                     tenant income exceeds the average 
restriction.



• Compliance begins in year 1 of the PILOT

• NCS is the HRD's 3rd party compliance agency. 
They, not the City, receive detailed data including 
Personally Identifiable Information "pii"

• Compliance involves sharing of data to NCS:

• Form Lease; and

• Certified rent roll

• Owner compliance report (template provided); 
and

• Individual tenant Income verification 

Compliance



Compliance Process

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

January- NCS issues form letter requesting owner compliance report, rent roll 
data for previous year, lease, and Certificate(s) of Compliance within 30 
days. ("Box" link provided). 
Once the data is received, NCS will request tenant income verification 
documents.  ("Box" link provided) .
April 1- Deadline to provide compliance data
• NCS will review this information. If there is information that is missing 

or requires correction, time is given (60 days) to correct or obtain 
missing information.
• A notice of compliance or non-compliance will be given upon 

audit conclusion.



1) Lease

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

a copy of Owner’s form lease for the Project



2) Owner Compliance Report

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

an owner compliance report must be provided, including:
• number and type of Restricted Units and the applicable rental restriction,
• number and type of each non-Restricted Unit,
• occupied or vacant
• For each occupied Restricted Unit

• Actual rent charged,
• Household income according to income verification,
• Number of people in the household at the time of income verification,
• AMI value associated with the household based on income verification,
• Date of income certification,
• If the unit is occupied by Legacy Residents
• Lease end date if the unit is occupied by Legacy Residents who have not 
yet income-qualified

•For each occupied non-Restricted Unit:
• Actual rent charged



3) Individual Tenant Income Verification Information 

Source: State of Nation’s Housing 2024, Harvard Joint Center for Housing Studies

Provide Income Verification info for each tenant required to income verify:
Tenants occupying Restricted units who have not already income-verified
excluding Legacy Residents within the term of their active lease at the time 
of the Tenant Retention Plan

Information includes:
Income documentation
Household size
Tenant Authorization Form



Thank you! Questions?
Visit Detroitmi.gov/PILOT for more information

Michele Oberholtzer michele.oberholtzer@detroitmi.gov
Justus Cook Justus.Cook@detroitmi.gov

Carmen Austin Carmen.Austin@detroitmi.gov
Rebecca Staniek RStaniek@ncsdetroit.com
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