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Acquisition, Rehab 
& Re‐Syndication

November 2024

Contact Information

2

Mailing Address: Physical Address:
TDHCA TDHCA
PO Box 13941 221 East 11th Street
Austin, TX 78711‐3941 Austin, TX 78701

Website: https://www.tdhca.texas.gov

Division Phone Number: (512) 305‐8869 

or (800) 525‐0657 (toll free in Texas only)
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Announcements

Schedule:

• The training will run from 9:00 am until approximately 11:30 am

• We will take a break mid‐morning to shift from the webinar to the open forum

• Staff will be present to answer any questions

Housekeeping:

• Certificates will not be emailed but you will receive an email confirming your
attendance, usually within 24‐hours in an email from the GoTo Platform, please
check your “junk” folders as we cannot reissue these emails
• If you did not use your emailed link for the training from your registration you will not receive a
follow‐up email or show as having attended the webinar

• We suggest you silence your phones and put an “out of office” email response to
help avoid distractions during the training

• Please pose questions and comments to the “Questions Box”
3

Department Resources

• Compliance Forms
• https://www.tdhca.texas.gov/compliance‐forms

• Manuals and Rules
• https://www.tdhca.texas.gov/compliance‐manuals‐and‐rules

• Utility Allowance Information
• https://www.tdhca.texas.gov/compliance‐utility‐allowance‐information

• Income and Rent Limits
• https://www.tdhca.texas.gov/income‐and‐rent‐limits

• Compliance Presentations
• https://www.tdhca.texas.gov/compliance‐program‐training‐presentations

• Contact List
• https://www.tdhca.texas.gov/compliance‐division‐staff
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Department Resources: Recorded Presentations

5
https://www.tdhca.texas.gov/compliance‐program‐training‐presentations

Department Resources: Recorded Presentations

6
https://www.tdhca.texas.gov/compliance‐program‐training‐presentations
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Acquisition, Rehab & Re‐Syndication Chart

7

• Existing tenants are not “grandfathered in”

• New certifications are required

• May have other programs but did not have existing tax creditsAcquisition/Rehab

• Must comply with both LURAs

• Existing, eligible households remain qualified after re‐syndication

• New Income Certifications do not need to be performed on existing 
households

Re‐Syndication with an 
existing LURA

• Existing tenants are not “grandfathered in” since the previous term 
has expired

• New certifications are required

• May have other programs but the tax credit extended use term is 
expired

Re‐Syndication without 
an existing LURA

0613_PowerPoint PresentationAcquisition and Rehab
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Acquisition and Rehabilitation
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Commitment 
Notice

Pandora Springs

Tax Credit 
Award:

$218,000.00

Acquisition and Rehabilitation: Certifications

10

If the existing household is 
qualified as eligible within 
120 days of the date the 

building is acquired

The effective date of 
the Income 

Certification is the 
date of the acquisition

Use the income limits 
in effect at the time of 

the acquisition

If the existing household is 
qualified as eligible more 

than 120 days after the date 
the building is acquired

The effective date of 
the Income 

Certification is the 
date the household 

signs the form

Use the income limits 
in effect at the time 
the household signs 

the form

If a new household moves in 
after the date the building is 

acquired

The effective date of 
the Income 

Certification is the 
date the household  
moves into the unit

Use the income limits 
in effect at the time of 

move‐in

9
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Acquisition and Rehabilitation: Timeline

11

October 20, 2024

• Building 
Acquired 

(Acq. Placed 
in Service)

January 1, 2025
June 15, 2025

• Rehab 
Placed in 
Service

2025 is the first year of the credit period for both the Acquisition 
and the Rehab.

Acquisition and Rehabilitation: Learning Point 1

12

What is the effective date of the Income Certification if the 
existing household is qualified on November 15th?

October 20th

Building 
Acquired

February 17th

End of 120 
Days

11
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Acquisition and Rehabilitation: Learning Point 2

13

What is the effective date of the Income Certification if the 
existing household is qualified on February 18th?

October 20th

Building 
Acquired

February 17th

End of 120 
Days

Acquisition and Rehabilitation: The Credit Period

14

There is no requirement to qualify existing households as 
eligible within 120 days of the date of Acquisition but all 

households must be qualified as eligible by the beginning of the 
first year of the credit period; this includes those that were 
tenants at the time of acquisition and any new move‐ins.

The Owner, Syndicator, or 
Limited Partner may 

require all households be 
certified within 120 days 

of the acquisition. 

13
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Acquisition and Rehabilitation: Effective Dates

15

Unit 101
Vacant

Move‐In April 1, 2024

Effective date April 1, 2024

Unit 102
Occupied

Certified January 27, 2024

Effective date November 22, 2023

Unit 103
Occupied

Certified as ineligible on March 20, 
2024

Unit 104
Occupied

Certified March 15, 2024

Effective date November 22, 2023

Building Acquired: November 22, 2023
Credit Period began: January 1, 2024

120 days from November 22, 2023
Is March 21, 2024

Acquisition and Rehabilitation: Effective Dates

16

Unit 101
Vacant

Move‐In April 1, 2024

Effective date April 1, 2024

Unit 102
Occupied

Certified January 27, 2024

Effective date November 22, 2023

Unit 103
Occupied

Certified as ineligible on March 20, 
2024

Unit 104
Occupied

Certified March 15, 2024

Effective date November 22, 2023

Building Acquired: November 22, 2023
Credit Period began: January 1, 2024

120 days from November 22, 2023
Is March 21, 2024

If an existing household is 
NOT income eligible at the 
time of Acquisition and at 
the first year of the credit 

period, the unit is not eligible 
for credits until it is occupied 
with an eligible household

15

16



11/20/2024

9

Acquisition and Rehabilitation: Recertification Effective Dates

17

Unit 101 ‐ Low‐Income
Move‐In April 1, 2024 with an 
Effective date April 1, 2024

Annual Data Collection April 1, 2025

Unit 102 ‐ Low‐Income
Certified January 27, 2024 with an  
Effective date November 22, 2023

Annual Data Collection 
November 22, 2024

Unit 103 ‐ Low‐Income
Certified as ineligible on March 20, 

2024

Complete an annual recertification 
to certify as low‐income

Unit 104 ‐ Low‐Income
Certified March 15, 2024 with an 
Effective date November 22, 2023

Annual Data Collection 
November 22, 2024

Building Acquired: November 22, 2023
Credit Period began: January 1, 2024

One year later at the 
recertification process

100% Low‐Income Project = 
Annual Data Collection by 

anniversary date

Full Certification should be 
completed on ineligible 
household to establish 
possible eligibility 

Acquisition and Rehabilitation: Recertification Effective Dates

18

Unit 101 ‐ Low‐Income
Move‐In April 1, 2024 with an 
Effective date April 1, 2024

Annual Data Collection April 1, 2025

Unit 102 ‐ Low‐Income
Certified January 27, 2024 with an  
Effective date November 22, 2023

Annual Data Collection 
November 22, 2024

Unit 103 ‐ Low‐Income
Certified as ineligible on March 20, 

2024

Complete an annual recertification 
to certify as low‐income

Unit 104 ‐ Low‐Income
Certified March 15, 2024 with an 
Effective date November 22, 2023

Annual Data Collection 
November 22, 2024

Building Acquired: November 22, 2023
Credit Period began: January 1, 2024

One year later at the 
recertification process

100% Low‐Income Project = 
Annual Data Collection by 

anniversary date

Full Certification should be 
completed on ineligible 
household to establish 
possible eligibility 
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Acquisition and Rehabilitation: Form 8609

19

Existing HTC developments with a Land Use 
Restriction Agreement that require 

payment of a compliance monitoring fee 
that receive a second allocation of credit 
will pay only one fee; the fee required by 

the original Land Use Restriction 
Agreement will be disregarded. For HTC 
Developments, the fee will be collected, 
retroactively if applicable, beginning with 

the first year of the credit period.

Acquisition and Rehabilitation: Form 8609

20

Existing HTC developments with a Land Use 
Restriction Agreement that require 

payment of a compliance monitoring fee 
that receive a second allocation of credit 
will pay only one fee; the fee required by 

the original Land Use Restriction 
Agreement will be disregarded. For HTC 
Developments, the fee will be collected, 
retroactively if applicable, beginning with 

the first year of the credit period.
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Acquisition and Rehabilitation: Form 8609

21

Existing HTC developments with a Land Use 
Restriction Agreement that require 

payment of a compliance monitoring fee 
that receive a second allocation of credit 
will pay only one fee; the fee required by 

the original Land Use Restriction 
Agreement will be disregarded. For HTC 
Developments, the fee will be collected, 
retroactively if applicable, beginning with 

the first year of the credit period.

Acquisition and Rehabilitation: Income Limits

22

21
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Acquisition and Rehabilitation: Income Limits

23

Acquisition and Rehabilitation: Rent Limits

24

Existing HTC developments with a Land Use 
Restriction Agreement that require 

payment of a compliance monitoring fee 
that receive a second allocation of credit 
will pay only one fee; the fee required by 

the original Land Use Restriction 
Agreement will be disregarded. For HTC 
Developments, the fee will be collected, 
retroactively if applicable, beginning with 

the first year of the credit period.
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Acquisition and Rehabilitation: Rent Limits

25

Existing HTC developments with a Land Use 
Restriction Agreement that require 

payment of a compliance monitoring fee 
that receive a second allocation of credit 
will pay only one fee; the fee required by 

the original Land Use Restriction 
Agreement will be disregarded. For HTC 
Developments, the fee will be collected, 
retroactively if applicable, beginning with 

the first year of the credit period.

Acquisition and Rehabilitation: Income and Rent Limits

26

Existing HTC developments with a Land Use 
Restriction Agreement that require 

payment of a compliance monitoring fee 
that receive a second allocation of credit 
will pay only one fee; the fee required by 

the original Land Use Restriction 
Agreement will be disregarded. For HTC 
Developments, the fee will be collected, 
retroactively if applicable, beginning with 

the first year of the credit period.

25

26



11/20/2024

14

Acquisition and Rehabilitation: Transfers

27

Unit 101
Low‐Income

Unit 102
Low‐Income 

Unit 103
Low‐Income 

Unit 104
Low‐Income 

Unit 201
Low‐Income

Unit 202
Low‐Income 

Unit 203
Low‐Income 

Unit 204
Low‐Income 

 Transfers between projects prior to Forms 8609 line 8b election are not allowable
 Households must be moved out of one project and moved into the new project and 

must income qualify

Acquisition and Rehabilitation: Building the Unit Status Report

28

• The Unit Status Report (USR) for the existing households which were
certified within 120 days of the acquisition date:
• Annual Income will be the certified income.
• Move‐in date should be the actual household move‐in but the TIC
date should reflect the date of acquisition.

• The Unit Status Report (USR) for the existing households which were
certified outside of 120 days of the acquisition date:
• Annual Income will be the certified income.
• Move‐in date should be the actual household move‐in but the TIC
date should reflect the date on which the certification is effective.

• The USR for the households which moved in after the acquisition date:
• Annual Income will be the certified income.
• The move‐in and TIC date should also reflect the date on which the
certification and move‐in were completed.

27
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Acquisition and Rehabilitation: Building the USR continued

29

• Item to note: The households all certified within 120 days of the acquisition date will all have
the same recertification date, it will no longer follow the original move‐in from before the
acquisition.

• Additionally, if households move around to facilitate the rehabilitation of the development
the certification date will follow the move‐in to the new unit and all recertifications will be
conducted according to the new date. Unless, the move is within the same project, in which
case the date does not change. The units simply swap status.

Acquisition and Rehabilitation: USR Example

30

Building Acquired: November 22, 2023
Credit Period began: January 1, 2024

120 days from November 22, 2023
Is March 21, 2024

29
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0613_PowerPoint PresentationRe‐Syndication of Funds

31

Re‐Syndication: Forms 8609

32

31
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Re‐Syndication: Learning Point 1

33

Unit 101
Low‐Income Vacant

Unit 102
Low‐Income Occupied
Moved in May 21, 2017

Unit 103
Low‐Income Occupied
Moved in July 3, 2021

Unit 104
Low‐Income Occupied

Moved in December 5, 2023

Do units 103 and 102 need 
to be certified as eligible?

Acquisition Date: November 1, 2023

Re‐Syndication: Learning Point 2

34

Unit 101
Low‐Income Occupied

Moved in February 6, 2024

Recertification is due 
February 6, 2025

Unit 102
Low‐Income Occupied
Moved in May 21, 2017

Recertification May 21, 2024

Unit 103
Low‐Income Occupied
Moved in July 3, 2021

Recertification July 3, 2024

Unit 104
Low‐Income Occupied

Moved in December 5, 2023

Recertification is due 
December 5, 2024

Acquisition Date: November 1, 2023

What date will the annual 
certification follow?

33
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Re‐Syndication: Updating the Unit Status Report

35

• The Unit Status Report (USR) should reflect the original move‐in date
for the property since the household was certified under an HTC
LURA.
• Annual Income will be the initially certified income or most
recently certified income, if full annual Income Certifications are
completed.

• The USR should reflect the actual move‐in date for the households
which moved in after the re‐syndication date.
• Annual Income will be the certified income.

• The TIC date should also reflect the date on which the most recent
certification was completed, may be an initial or annual certification.

Re‐Syndication: Updating the USR continued

36

• Item to note: Since households were initially qualified under an HTC LURA there is no need
to certify within 120 days of the new funding.

• Annual Certification will continue to be done on the anniversary of the initial move‐in.
• Additionally, if households move around to facilitate the rehabilitation of the development
the certification date will follow the move‐in to the new unit and all recertifications will be
conducted according to the new date. Unless, the move is within the same project, in
which case the date does not change. The units simply swap statuses.

When households vacate 
the property to facilitate the 

rehab, the USR should 
reflect the move‐out date.  
When the household moves 

back in they must be 
properly certified as low‐

income. 

35
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Re‐Syndication: USR Example

37

Re‐Syndication date: November 1, 2023
New Credit Period began: January 1, 2024

Existing LURA was in place at the time of 
acquisition. 

Re‐Syndication: Operating Under 2 LURAs, Example 1

38

• The existing Land Use Restriction Agreement (LURA) is still in place.
• The New LURA is also in place.
• The two must be managed concurrently. In some cases they align; however,

this is not always the case.

Original LURA: All units at 60% AMI

New LURA: Half of the units are at 50% AMI and the other half are at 60% AMI

37
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Re‐Syndication: Operating Under 2 LURAs, Example 2

39

• What if the old LURA has more designations than the new one…
• In this example, the original LURA had more restrictive designation

requirements and an extended term ending in 2038. The new LURA is less
restrictive and has a term ending in 2047.

Original LURA: 51 units at 50% AMI
Remainder designated at 60% AMI

New LURA: All units are designated at 60% AMI

Notes on Re‐Syndication

40

Written Policies 
addressing credit, criminal 
history and occupancy 
standards cannot be 
applied retroactively

If the rehab combines Housing Tax 
Credits with any other Federal funds be 
sure to review the Uniform Relocation 

Act (URA) to ensure compliance.

39
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Re‐Syndication: Transfers

41

Unit 101
Low‐Income

Unit 102
Low‐Income 

Unit 103
Low‐Income 

Unit 104
Low‐Income 

Unit 201
Low‐Income

Unit 202
Low‐Income 

Unit 203
Low‐Income 

Unit 204
Low‐Income 

 Transfers between projects prior to Forms 8609 line 8b election are not allowable
 Households must be moved out of one project and moved into the new project and 

must income qualify

Acquisition, Rehab & Re‐Syndication: Original Term Expired

42

• If the new funds are obtained on a property in which the Housing Tax Credit
Term has expired then the acquisition/rehab must be treated as such.

• If the new funds, Bond for example, are placed on a property with an
existing LURA of another funding source, then all households must be
initially certified as required under the new funding source.

41
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Acquisition, Rehab & Re‐Syndication

THANK YOU!

TEXAS DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS
(TDHCA OR THE DEPARTMENT)

221 EAST 11TH ST, AUSTIN, TX 78701
PO BOX 13941, AUSTIN, TX 78711

MAIN NUMBER: (512) 475‐3800

WWW.TDHCA.TEXAS.GOV
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