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[bookmark: _GoBack]In the highly competitive affordable housing market, owners of older developments are faced with challenge of keeping their units occupied when there are more modern affordable housing developments being built with modern appliances and amenities close by. Developments that are up in age typically have higher maintenance costs which leaves little to no funds available for needed upgrades and market appeal, to compete with the newer developments; furthermore, rental income is also low due to the residents leaving the older developments to obtain residency at the more modern looking developments. What options are owners left with to remain competitive with these newer developments?  Resyndication is an option. 
When existing low income housing tax credit (LIHTC) developments have completed their 15-year compliance period, owners have the option of applying for new credits which can be used to rehabilitate the property to make it more marketable. Resyndication is not the same as the acquisition/rehabilitation process, which is simply when an existing establishment is acquired and converted into a LIHTC development. Existing residents in typical acquisition/rehab developments are not qualified tax credit residents, whereas the existing residents of resyndicated developments are. Although resyndicating is a viable way to preserve the existing LIHTC developments and keep them marketable, owners and management agents want to pay close attention to the eligibility of the existing residents as it relates to the household composition, student status, income, and rent.
According to IRS guidance, households that originally qualified for the old allocation would continue to qualify for the resyndicated development (new allocation) as long as the owner has a tenant income certification (TIC) along with the supporting documents to support the household being qualified. In the event that the initial (or move-in) TIC is inadequate, owners can rely on a certification from a subsequent year to document the household being qualified during the old allocation as long as the necessary support documentation is intact. As for the household composition itself, the household will still qualify as the original household as long as one (1) of the original household members continues to reside in the unit. In the event that all of the original members vacate the unit, the new household must be qualified in order to remain in compliance.
Owners of developments operating in their extended use period (EUP) who are considering resyndication should proceed with caution when implementing the less restrictive policies allowed by the state agency, since the Internal Revenue Service (IRS) is no longer involved. One policy in particular would be the full-time student rule. In Mississippi, during the EUP children in grades K through 12 are not considered full-time students. If an owner has allowed a full-time student household to occupy a LI unit without meeting one of the full-time student exceptions, that particular unit will not qualify if the development is resyndicated. Once the development is resyndicated, the IRS gets back involved and the policies that were in place during the 15-year compliance period are back in effect. 
One of the most important factors to pay close attention to when resyndication takes place is the change in the income and rent limits. Although older developments may not have the curb appeal as the newer developments, the older developments have the potential to earn more revenue because of the Housing and Economic Recovery Act (HERA) provision. This provision simply states that developments may utilize older higher limits as long as the development was placed in service when those limits went into effect. With the ability to use older limits that may be higher than the current limits, those older developments can qualify more applicants using the higher limits and can even generate more revenue by charging the higher rents; however, once the development is resyndicated, it can no longer utilize those older limits as it once did. All of the existing residents that were qualified during the old allocation using the higher limits will continue to qualify income-wise for the new allocation; however, the same does not hold true when it comes to rent. If the maximum rent limit in effect at the time of resyndication is lower than the rent limit that the owner was charging for the old allocation, the development will need to drop its rents below or at the limits in place at that time to avoid overcharging of rent.
Developments located in “impacted” counties can also be effected by resyndication. Developments located in an impacted county and placed in service on or before 12/31/2008 are allowed to utilize the HERA Special limits which are in most cases higher than the MTSP and National Non-Metro (NNM) Limits. If the acquisition credits for a resyndicated development are placed in service after 12/31/2008, the new allocation will not be permitted to use the HERA Special limits, thus forcing the owner to drop their rents below the current MTSP or NNM limits. 
These items shouldn’t be perceived as a deterrent to owners who may be considering resyndication, but they should serve as reminders of the changes that may occur because of it. Staying competitive in any realm, whether it’s business, sports, or housing, considering how your current decisions effect your future always pay dividends in the long run. As the affordable housing market continues to thrive, owners should give serious consideration toward preserving the existing LIHTC developments when they are approaching the end of their 15 year compliance period, and resyndication is great way to do so. 


