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MORs &
Top 10 Findings 
and how to avoid them!

AHMA NCH Annual Conference 2025

California Affordable Housing Initiatives and CGI Federal

We’ll start  soon…



Sensitivity Label: Public

Housekeeping
• Please feel free to ask questions as we go along, raise your hand!
• Silence your phones 
• We’ll make a pdf version of this presentation 
   available 
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The goal of this session is to familiarize owners and agents on the 
Management and Occupancy Review Process (MORs) and  to cover the 
top 10 MOR findings and how you can avoid them.

You should come away with an understanding and general expectations 
how the MOR process is implemented.
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MOR Agenda

 Housekeeping/Intros
 The MOR
 History
 Process and Prep
 Reports

 Top 10 Conditions/Findings, How to Avoid Them & 
Preparing for your next MOR

 Resources

 Recap

 Q&A
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Your CAHI Team
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Who or What is 
California Affordable 
Housing Initiatives 
(CAHI)??
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Management & 
Occupancy Reviews 
(MORS)

What are they and a brief history
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Management & Occupancy Reviews (MORs)

“The management review is one of the integral mechanisms 
of project monitoring used to ensure that owners/agents 
comply with the requirements under the Regulatory 
Agreement, Mortgage, Management Certification, Housing 
Assistance Payments (HAP) Contract and/or other relevant 
business agreements.”

• HUD Handbook 4350.1 Multifamily Asset Management and 
Project Servicing, Chapter 6 Project Monitoring
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MORS 2004-Present

• MORs occurred annually in Northern California starting in 2004

• 2011, HUD suspended all MORS around the country

• 2016, MORS restarted in the Summer.  66% of PBCA’s portfolio 
annually.  MORs approved quarterly by HUD HQ.

• 2022, Final Rule on MOR scheduling, Risk based scheduling of 
MORs
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Scheduling
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Work Plan Approvals

• HQ requests submissions for approval about 4 weeks before the 
end of each quarter
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Final Rule on Risk-based Scheduling
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Scheduling Notification

• CAHI LCS reaches out to property

• Send written notice
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HUD TRIVIA
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Who is the current Secretary of Housing and Urban 
Development?

1. Linda McMahon

2. Scott Turner

3. Jerome Powell

Answer:

2.   Scott Turner
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Prepping for your MOR 
On-site Visit
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How the PBCA is preparing
• Addendum C Documents

• Details about the last Physical Inspection (REAC)

• Unresolved findings from the previous MOR

• Year of construction of property and primary housing population

• Effective date of last rent adjustment and Utility Allowance, if applicable.  

• Timeliness of monthly voucher submissions.

• Information on property operations (i.e. vouchering & special claims)

• Tenant calls and complaints and congressional inquiries received through 
the call center

• Review of EIV and TRACS reports
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Addendum C
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How You Can Prepare for Your MOR and On-site Visit

• Addendum C documents

• Tenant File Sample

• Review Past MORS.  Unresolved Conditions? No repeat 
Conditions!

• Prior to visit, let us know if tenant files are located off 
site!

• 24 hour notice to tenants that units may be entered*

• Notify your staff and maintenance teams
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HUD FORM 9834
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The On-site Visit
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Entrance Meetings

• Review the planned 
schedule for the visit
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Day of On-site Visit

• Tenant File Sample

• Recent MO, Rejected Applicant, Repayment 
Agreements

• Addendum C documents

• Vacant Units

• REAC/NSPIRE Follow-up, visit maintenance facilities
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Exit Meeting
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Post Visit
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Receive Written Report within 30 days

• Appeals

• CAHI’s Quality Assurance Team

    may follow up

• Summary Page

• Tenant File Summary

• Conditions
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Sample Conditions & Corrective Actions
Condition:    File missing adequate third-party verification,

        Units XYZ: Direct Express, Wages ending and checking 6 month balance.

Criteria:   HUD Handbook 4350.3, REV-1, CHG-4, Chapter 5, Paragraphs 5-12A, “Owners must verify all 
income, assets, expenses, deductions, family characteristics, and circumstances that affect family 
eligibility or level of assistance.” 5-13 “Owners must use verification methods that are acceptable 
to HUD. The owner is responsible for determining if the verification documentation is adequate 
and credible.” and Exhibit 5-2A1. 

Cause:  OA failed to obtain proper verification.

Effect:  HAP payment and tenant rent may be incorrect.

Corrective 
Action:  Obtain missing third-party verification for current certification.  If inconsistent information is 

noted when third-party verification is received, recalculate rent retroactively.  Reimburse any 
HAP collected in error by processing a corrected certification.  However, tenant may not be 
charged retroactively for any calculation error made by management. Provide the date 
corrected 50059 was submitted to TRACS if needed. Also, provide a copy of the third party 
verification received. Also confirm third party verification procedures have been reviewed with 
staff. 

Target Completion 
Date

XX/XX/XXXX
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Responses Due Every 30 days
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MOR TRIVIA
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True or False, if CAHI receives an appeal for an overall BA 
or Unsat MOR report, a quality assurance specialist or 
supervisor who has had no involvement with the original 
site visit or report drafting will review the appeal.

Answer:

True.  CAHI will assign a reviewer who had no involvement 

in the original MOR visit, report writing or report review 

process.  This may include members of our Quality 

Assurance team or an LCS supervisor.
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Top 10 Conditions / 
Findings
How to prepare and/or avoid them
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Lead Paint
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Lead Based Paint Compliance
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JJ’s Story

https://www.nytimes.com/2022/03/29/us/lead-
poisoning-insurance-landlords.html
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Does any of this even apply to my property?

Built before 
1/1/1978?

Yes

No

Exempt!  None of 
this applies to 

you!

Elderly/Disabled 
with no children 

under 6 yo?
Yes

Exempt!  None of 
this applies to 

you!
No

Next Slide…
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Not Exempt? How can we keep kids safe?
Do you have any of these?

• Risk Assessment confirming property is 
exempt.

• Abatement & clearance examination 
confirming property is exempt.

• In some cases, a letter from HUD/Certified 
LBP Inspector verifying property is exempt.

• At least two consecutive biannual re-
evaluations conducted without finding LBP 
hazards or a failure of an encapsulation or 
enclosure.

Then you can prove Exempt Status!

You are not Exempt, then you need to 
demonstrate that: 
• Biannual reevaluations conducted by a 

certified LBP inspector/risk assessor.
• Written LBP maintenance program.
• Compliance with LHCP (must include visual 

inspections of LBP components annually and 
at each unit turn).

• Mitigation of LBP hazards when hazards are 
identified during reevaluations and within 
required timeframes.

• Completion certificates in lead-safe work 
practices as required by the O/A’s LHCP.

Resources: 
https://www.hud.gov/program_offices/healthy_homes/
enforcement/bigbuy

https://www.hud.gov/program_offices/healthy_homes/enforcement/bigbuy
https://www.hud.gov/program_offices/healthy_homes/enforcement/bigbuy
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AFHMP
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VAWA ETP

• VAWA ETP missing a statement that shows OA will allow an 
Internal transfer and External transfer concurrently. 

• What will be done with applicants – do they have a 
preference or not?

• Having an ETP
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Waiting Lists

• Process Applicants from your 
Waiting List in a timely manner

• Follow your Tenant Selection Plan

• Add notations to your Waiting List 

• Ensure the printed Waiting List is 
provided for the MOR showing all 
MI, rejections, 
withdrawals/removals, etc.
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EIV

• Not running periodic reports

• Lack of Master File

• Valid/Invalid?  Resolution? Lack of 
documentation/notation in Master and Tenant files
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Notations
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EIV Existing Tenant Report & Multiple Subsidy



Sensitivity Label: Public

Lack of Annual Unit Inspections
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Family/Owner Summary Sheets Not Updated
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Leases

• Not all adults have signed the lease

• Wrong initial lease terms

• Children that have turned 18 and are now adults

• Live-in Aide Addendum (where applicable)

• Unapproved Addenda

• California Lease Addendum pre-approved by HUD

• Initialling changes
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HOTMA
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HUD MEMO DATED 2/6/24

• TSP must be updated for HOTMA policies but not implemented until TRACS 203a is 

released, HUD posts new documents, the site has TRACS 203a software working, and the 

site implements their full HOTMA policy.  Their current TSP must be used until then.

• EIV P&P must be updated per HOTMA policy.  However, O/A should continue to use EIV 

with their pre-HOTMA policy.

• O/A MUST not evict per the HOTMA asset limitation until the new Model Leases or posted 

and the family signs that new lease.

• If an O/A chooses to implement any HOTMA policy, TRACS Software will not accommodate 

the changes in calculations.  Therefore, O/A must use the rent override feature to update 

the rents per their HOTMA policy and calculations.

Important New HOTMA 
Section 102 and 104 
Implementation Guidance 
Now Available

https://content.govdelivery.com/accounts/USHUDFHA/bulletins/3886749
https://content.govdelivery.com/accounts/USHUDFHA/bulletins/3886749
https://content.govdelivery.com/accounts/USHUDFHA/bulletins/3886749
https://content.govdelivery.com/accounts/USHUDFHA/bulletins/3886749
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HOTMA CONTINUED...
• O/As that implement any HOTMA policy – must update the tenant file with all HOTMA 

policies implemented as per the documentation requirement listed in the Memo 

distributed on 2/6/2024

• HUD continues to provide flexibility, O/A can choose to implement any of the available 

passbook rates. The PBCA accepts vouchers with the chosen passbook rate and the MOR 

reviewer will use the O/A passbook rate when calculating income from assets.

• The remainder of the variable HOTMA allowances and thresholds posted with a 1/1/25 

effective date must not be used – unless the Owner is choosing to implement these.  If 

they choose to implement – they must manually override rents in TRACS for all 

certifications and update the tenant file with all HOTMA policy utilized.

• HUD email dated 6/3/2025: Full Compliance 1/1/2026
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HUD HQ EMAIL 6/3/2025
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DRAFTING TABLE
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MOR TRIVIA
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True or False, AFHMPs only need to be reviewed when a site is going to 
open up the waiting list.

Answer:

FALSE.  
Respondents must review their AFHMP every five years or when the local Community Development jurisdiction’s Consolidated Plan is updated, or when there 

are significant changes in the demographics of the project or the local housing market area. When reviewing the plan, the respondent should consider the 

current demographics of the housing market area to determine if there have been demographic changes in the population in terms of race, color, national 

origin, religion, sex, familial status, or disability. The respondent will then determine if the population least to likely to apply for the housing is still the 

population identified in the AFHMP, whether the advertising and publicity cited in the current AFHMP are still appropriate, or whether advertising sources 

should be modified or expanded. Even if the demographics of the housing market area have not changed, the respondent should determine if the outreach 

currently being performed is reaching those it is intended to reach as measured by project occupancy and applicant data. If not, the AFHMP should be 

updated. 
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Resources

• CAHI Website – Knowledge 
Center www.cahi-Oakland.org

• HUD 9834

• 4350.1 Chap 6

• 4350.3 (All Chapters, Chap 9 
for EIV)

• HUD Notice 2017-05 VAWA

• 24 CFR 35 Lead Paint

• 202 MAT User Guide

http://www.cahi-oakland.org/
http://www.cahi-oakland.org/
http://www.cahi-oakland.org/
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HOTMA Resources

• Link on CAHI’s homepage to 
HUD’s HOTMA resources
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Summary & Wrap Up
• Reviewed scheduling for FY23

• Overview of MOR process 
• Scheduling notice
• Preparation and Add C documents
• Entrance meeting
• On-site, activities throughout the day
• Exit Meeting
• Format of written report, follow up on corrective actions and appeals

• 10 Common Findings/Conditions and what to do to avoid them

• Resources

• Q&A is next!
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Do you want to 
receive 
announcements 
for trainings like 
this in the 
future (and 
other relevant 
info)?
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HUD Notice 2015-04

QUESTIONS?
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Thank you so much for attending!
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