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CHAPTER 2. | NDI CATOR #1, VACANCY RATE AND UNI T TURNARCUND TI ME

Thi s indicator exam nes the PHA' s vacancy rate (actua
and adjusted), and if applicable, the PHA's progress in
reduci ng vacancies. |f the PHA scores bel ow a grade C,
for conponent #1, vacancy rate, it nust also be scored
on conponent #2, unit turnaround tine.

The cal cul ati on of the two vacancy rates is perfornmed
by the I BS PHVAP nodul e using data provided by and
certified to by the PHA. The burden of docunentation of
these nunbers is the responsibility of the PHA. The
PHA- suppl i ed nunbers are confirned by HUD staff by
reviewi ng the docunentati on maintained by a PHA to
support its certification.

PHAs will supply all of the raw nunbers relating to
days avail abl e and eligible exenpti on days, which are
the basis for the score. Since PHAs have been
certifying to turnaround tinme since the inception of
PHVAP, the record systemthey devel oped to support the
certification for that indicator (previously indicator
#5) can be used to capture the information for the
vacancy i ndi cator.

Adequacy of a PHA's systemto track the duration of
vacancies and unit turnaround tine. The adequacy of a
PHA's systemto track the duration of vacancies and
unit turnaround tine shall be part of the on-site
confirmatory reviewin terns of:

1. A PHA s tineliness in referring vacant units to
t he mai nt enance departnent (down tine);

2. A PHA's tineliness in the rehabilitation of units
(make ready tine); and

3. A PHA s tineliness in re-leasing units to new
tenants (lease up time).

4, What is adequate for one PHA nay not be adequate
for another PHA. Therefore, tracking systens for
vacancies and unit turnaround tine necessarily
di ffer anmong PHAS, especially PHAs of different
si ze.
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5. For exanple, a large PHA (1250+ units) or nedi um
size PHA (500-1249 units) may have an aut omated



systemthat identifies and tracks all facets of

t he vacancy and unit turnaround process, including
periodic review of the systen(s) to identify areas
t hat need inprovenent, either specific aspects of
the tracking process or activities at specific
devel opnents. The automated system woul d i ncl ude
i nfornmation, by devel opnent, regarding all aspects
of the process, such as:

a. Date a unit becane vacant;

b. Dat e the mmi nt enance section was directed to
rehabilitate a unit;

C. Dat e t he mai nt enance departnment inforned the
occupancy section that a unit was ready for
occupancy; and

d. Date a new | ease went into effect.

6. In a second exanple, a snmall PHA (100-499 units)
and very small PHA (1-99 units) may have a manua
tracking systemthat includes a formal vacancy and
unit turnaround log that identifies the all of the
pertinent dates specified in subparagraph 5,
above.

7. In order to verify the information in either the
aut omat ed or manual system the reviewer should
sel ect a sanpling of units and conpare the
i nfornati on generated by the tracking systemwth
unit files, resident files for occupancy data, and
wor k orders.

8. HUD does not nandate the type of systemto be used
to track vacancies and unit turnaround tine, but
the on-site confirmatory revi ew shoul d establish
if a systemexists that records work order
activity and repair data, and allows for the
retrieval of PHVAP related information.

2-2 COVPONENT #1, VACANCY RATE (ACTUAL AND ADJUSTED).

A Cal cul ati on overview. The vacancy rate is determ ned
fromdata collected and reported by the PHA on: (1) the
nunber of dwelling units avail able for occupancy and
t he nunber of days these units were avail abl e during
t he assessment year; (2) the nunmber of days during the
assessment year the available units were
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vacant; and (3) the distribution of the vacancy days
into various exenpted categories, if appropriate. The
actual vacancy rate is based on data elenents (1) and
(2) and the adjusted vacancy rate is based on all three
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el ement s.

A dwelling unit is considered avail abl e for occupancy
fromthe date that it reaches the End of Initia
perating Period (EIOP) until such tinme that it is:

(1) approved by HUD for deprogramm ng (denolition,

di sposition, or conbined/ converted into other size
units) and is vacant; or (2) approved by HUD for
nondwel | i ng use, including use by a non-incone eligible
enpl oyee of the PHA

1. To properly determ ne the nunber of days during
t he assessment year that units were avail able for
occupancy, a PHA will need to first ensure that
its inventory of avail able days at the begi nning
of its assessnment year (avail able days inventory)
does not contain any exenptible units. This
begi nning inventory will then be multiplied by 365
days.

2. The begi nning inventory will need to be adjusted
to recogni ze increases or decreases to its
avai | abl e days inventory during the assessnent
year. |Increases may result fromnewy devel oped
units reaching EIOP during the assessnent year
Decreases may result from such actions as HUD
approving the denolition of a dwelling unit(s) or
approving the use of a dwelling unit to be used to
promot e econonic sel f-sufficiency and anti-drug
activities. The PHA will cal culate the nunber of
days in the assessnment year associated with these
i ncreases and decreases and adj ust the begi nning
i nventory accordingly. More detail on what types
of dwelling units need to be included or excluded
fromthe avail able days inventory can be found in
par agraph 2-4 of this Chapter.

Data on the nunmber of days that available units are
vacant during the assessnent year will be collected and
reported by the PHA. The data will al so be categorized
as to whether the vacancy (and the resulting vacancy
days) was the result of a circunstance or action beyond
the PHA's control or the result of the unit undergoing
noder ni zat i on.

2-3

To cal cul ate the actual vacancy rate, the PHA will take
the total nunmber of days during the assessnent year
that available units were vacant and divide by the
total number of days that dwelling units were avail able
for occupancy.

To cal cul ate the adjusted vacancy rate, the PHA will
take the total nunber of days during the assessnent



year that available units were vacant and subtract the
nunber of vacancy days associated with units that were
under goi ng noderni zati on or were vacant due to actions
or circumnmstances beyond its control. The result wll
be divided by the total nunber of days that dwelling
units were avail able for occupancy.

2-3 REDUCTI ON OF VACANCY RATES OVER LAST THREE YEARS

A PHAs have the option to resort their achievenent in
reduci ng vacanci es during the last three years by
conparing the actual vacancy rate in the current PHVAP
assessnment year to the actual vacancy rate in the first
year of the three year period (including the assessnent
year). GCenerally, PHAs that have reduced their actua
vacancies by at |east five percentage points during the
three year period may benefit fromthis calcul ation.
These PHAs certify to the actual percentage of
reducti on and rust maintain docunmentation in their
files to support the ratio entered on the certification
form

B. A PHA that elects to use this option nust recompute the
vacancy rate for the first year of the three year
peri od using a vacancy day and avail abl e day approach
rather than the snapshot approach of the previ ous PHVAP
rule. Using the sanme nethodol ogy will enable the PHA
to make valid conparisons of the first year and | ast
year vacancy rates. Reconputation will not be
necessary once a PHA has gone through three assessnent
cycl es using the nethodol ogy of the current rule.

2-4 REVI EW AND VERI FI CATI ON OF AVAI LABLE DAYS | NVENTORY. This
par agr aph descri bes how the revi ewer may use original and
other data sources to ensure that the avail abl e days
i nventory has been properly cal cul at ed.

A Units avail abl e for occupancy at the start of year. A
PHA wi Il have certified to the nunber of units it had
avail able for lease as of the first day of the
assessment year. The source docunents and the
net hodol ogy used will be reviewed. The reviewer will
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conpare the nunber to other forns subnmitted by the PHA
to HUD that also report on the avail able unit

i nventory, although not at the beginning of the
assessment year. |f the conparison shows a difference
that is not readily explainable, then the reviewer wll
undertake further analysis and discussion with the PHA
to ensure that the beginning inventory numnber is
appropriate. The available inventory number can be
conpared to these other sources:

1. Nunber of units reported in the header section of
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form HUD- 52723, Cal cul ati on of Perfornance Funding
System Operating Subsidy (PFS). Use the | ast
approved form HUD- 52723 for the subject assessnent
year. The PFS and PHVAP bot h use the sane
criteria for determning units available for
occupancy.

2. Nunber of units reported under the col um headi ng
titled Total Units Available for Qccupancy of the
form HUD- 51234, Report on Cccupancy for Public and
I ndi an Housing. This report provides a snapshot
of occupancy and vacancy activity as of that date
which is six nonths prior to the start of the
PHA's fiscal year. Conpare the PHA s begi nning
inventory nunber with units available data from
form HUD- 51234, both the one that is six nonths
before the start of the assessment year and the
one subnmitted for the followi ng year (which woul d
be that date six nmonths after the assessment year
starts).

Increases to units avail able during assessnent year. A
PHA wi Il have to take into account dwelling units that
becorme avail able for occupancy during the year. These
additional units may be the result of new devel opnent,
acquisition, or the reversion of dwelling units that
had been tenporarily approved for nondwel | ing use back
into dwelling units. Sources of data to review

i ncl ude:

1. Li ne 29 of the form HUD 52728, PHA cal cul ati on of
Cccupancy percentage for a Requested Budget Year
(RBY), submitted as part of its subsidy
calcul ation for the assessment year. For
assessment years ending March 31, 1997 and June
30, 1997 only, the PHA nay have been using the
ol der version of the form (HUD-52728A). The
equivalent line on the older formis line 14.
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2. Form HUD- 52344, Notice of End of Initial Operating
peri od (ElOP).

Decreases to units avail able during assessnment year. A
PHA wi Il have to take into account dwelling units that
become unavail abl e for occupancy during the year. The
types of decreases that can be experienced by a PHA and
the sources of data to review are described bel ow

1. Units approved for non-dwelling use. This term
refers to units approved by State/ Area Ofices for
non-dwel i ng status for use to pronote econonic
self-sufficiency and anti-drug activities in
accordance with 24 CFR S 990.108(b)(2). State/Area
O fice nmay al so approve units for conversion for



resi dent-rel ated purposes. Exanples of approved
non-dwel | i ng purposes include, but are not limted
to, police substations, day care centers, public
safety activities, resident job training, etc.
Sources of data that may be reviewed include:

a. Approval letters in State/ Area office files
are an original source of information to
det erm ne the nunber and purpose for which
HUD has approved non-dwelling units for the
PHA during the assessnent year.

b. Non-dwel I ing units should al so be refl ected
on the nost recent form HUD 51234.

C. Ideally, a PHA would list all units approved
for non-dwelling use, along with the date
they were first classified as such. Since
proration of tine may be necessary, the
actual date of the approval for nondwelling
use is inportant.

2. Enpl oyee occupied units. Not all units occupied
by enpl oyees should be exenpted. Units occupied
by residents who nmeet the eligibility criteria but
are al so enpl oyed by the PHA shoul d not be
exenpted fromthe nunber of units available. Only
t hose units occupi ed by persons whose occupancy is
contingent upon their continued enpl oynent by the
PHA shoul d be exenpted. Sources of data on this
special type of unit approved for non-dwelling use
i ncl ude:

4/ 97 2-6
7460.5 G

a. Approval letters in State/Area Ofice files
and form HUD- 51234 are sources of information
supporting these exenptions.

b. Because PHAs nay have been reporting this
figure incorrectly, specific questions to the
PHA to determ ne the accuracy of the
reporting may be warranted. The date of
approval is inmportant since the tinme exenpted
nmay need to be prorated.

3. Units approved for deprogramm ng. Only those units
t hat have been approved in witing by HUD for
denolition, disposition, or units that have been
| ost because they were conbi ned/converted into
other size units and are vacant will be exenpted
in accordance with 24 CFR S 990. 102. The date of
approval is inmportant since the tinme exenpted nay
need to be prorated. Sources of data include:

a. State/ Area O fice files relative to



denolition or disposition of units should be
reviewed in order to determine if the
requests have been approved.

b. Moder ni zati on records should be reviewed to
determine if units have been converted.

C. Conpare with form HUD 52728, 1ine 30.

d. For m HUD- 51234 and f orm HUD- 52295 shoul d
reflect the nunmber of units avail able.

2-5 REVI EW AND VERI FI CATI ON OF VACANCY DAYS | N ASSESSMVENT YEAR

A
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Vacant units undergoi ng noderni zation. Only vacancy
days associated with a vacant unit that neets the
conditions of being a unit undergoi ng nodernization, as
defined in 24 CFR S 990.102, will be exenpted when

cal cul ating the adjusted vacancy rate or unit
turnaround time. Construction work can be funded by
any of the follow ng prograns: Vacancy Reduction
Program HOPE VI; Conprehensive | nprovenent Assistance
Program (Cl AP); Conprehensive Gant Program (CGP); any
successor programto the Cl AP or the CGE°; and any ot her
simlar programfunded by a PHA or private sources.
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1. I n an ongoi ng noderni zati on program the work
necessary to reoccupy a vacant unit is either
under construction (contract has been awarded or
force account work has started in the unit or
bl ock of units) or the treatnent of the vacant
unit is included in a HUD approved noderni zation
budget, but the tine for placing the vacant units
under construction has not yet expired. Days that
units are kept vacant for use as a relocation
resource ARE NOT eligible for exenption as vacancy
days. A PHA shall either be followi ng a
HUD- approved rel ocation plan or subnit a
nodi fication request at the time of its
certification if unusual circunstances exist.

2. The vacancy days accruing prior to the unit being
i ncluded in the HUD approved noderni zati on budget
and the days accruing after the unit has been
turned over by the contractor are not exenpted in
t he adj usted vacancy rate and turnaround tine
cal cul ati ons.

3. Unit by unit docunentation nust be maintained
showi ng the foll owi ng dates for vacant units:

a. When the unit becane vacant;

b. When the unit was included in the HUD approved



noder ni zati on budget. In accordance

with Sec 990. 102, this nmeans form HUD- 52837
for the CG, and form HUD 52825 for the Cl AP
and any successor programto the CI AP or the
CGP

C. When the unit was released by the PHA to the
contractor, or released to a PHA's forced
account | abor section;

d. When the construction work was conpl eted and
the unit was returned to the PHA by the
contractor or by a PHA's forced account | abor
section; and

e. When a new | ease for the unit becane
ef fective.
4. In order to be eligible for exenption, units

remai ni ng vacant nore than two FFYs after the FFY
i n which the noderni zation funds are approved, nay
no | onger be exenpted fromthe cal cul ation of the
adj usted vacancy rate if the
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construction contract has not been let. These
units may be exenpted again, but only after a
contract is let.

5. Sources. The nodernization inplenentation
schedul es shoul d be reviewed to determ ne which
units shoul d be exenpted and for what period of
time. Contract logs will need to be reviewed to
validate that the tinme exenpted adheres to the
definition outlined above. Vacancy days not
docunented are not exenpted.

B. Units vacant for reasons beyond a PHA's control. Mny
of these exenptions were previously submtted as
nodi fication requests under the first interi mPHVAP
regul ation. Under the current regul ations, PHAs nay
certify to reasons beyond their control and avoid the
nodi ficati on process. Consistent with requirenments for
cal cul ating vacant units for the Performance Funding
System (PFS), units vacant for the follow ng reasons
are considered eligible for exenption fromthe
calcul ation for adjusted vacancy rate and unit
turnaround tine:

1. Litigation. Exanples under this category are:

a. A legally enforceable court order or
settl enent agreenent which establishes tine
franes or nunbers of offers, etc., that nust
be adhered to in order for the PHA to be in
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conpliance with the specified court
order/ agreenment/ desegregation effort; and

b. Units that must remain vacant pending the
outconme of a fire/police investigation,
coroner's seal, etc.

C. Sources. State/Area Ofice files and copies
of court orders relative to litigation wll
docunent the tinme that could be exenpted. It
will be necessary to review PHA records to
support the actual tinme franes.

Laws. Time periods required to conply with State
and/ or Federal laws relative to occupancy can be
exenpted. Exanples under this category are:

a. Units containi ng high/unsafe |evels of
hazardous/toxic materials, units vacated by
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order of the health departnment or

Envi ronnental Protection Agency (EPA), or
units that are kept vacant because they
became structurally unsound. Structura
failure may be caused by shrinking or
swel ling subsoil or simlar situations.

b. Anot her exanpl e of an exenption is the anount
of time required by State | aw that the
property of a resident nust be left in an
abandoned apartnent before the PHA can
di spose of the property.

c. Sources: State law will mandate the
requi renments rel ative to abandoned property.
PHA records will need to be reviewed to

support the actual tinme period requested for
exenption on a unit-by-unit basis.

(1) Reviewers will have to determ ne that
the conditions under which the unit was
hel d vacant match those described in the
State law. Unless State | aws prohibit
it, PHAs may secure the possessions at a
| ocation other than the vacated unit, to
enable the PHA to prepare the unit for
re- occupancy.

(2) Letters fromthe |ocal health departnent
or the EPA ordering units to be vacated
shoul d be reviewed as supporting
document ati on.

(3) State/Area Ofice records relative to



the physical condition of the unit,
i.e., CIAP application, CGP five-year
pl an, etc., should reflect the need for
noder ni zati on, denolition, etc.

3. Changi ng mar ket conditions.

a. PHAs in communities that undergo dramatic
popul ati on | oss or economni c dislocations nmay
experi ence vacancies and can utilize this
exenption as |long as the vacant units are
mar ket abl e units.

b. Sources. The PHAs should maintain
docunent ati on of the specific condition,
i.e., population |oss, business relocations,
etc., along with evidence of the nmarketing
and outreach approaches utilized by PHAs.
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(1) Docunentation rmust show exhaustive
mar keting efforts.

(2) Efforts to nodernize the units to nmake
the units nore closely match narket
demand in terms of size, type or
anmenities should be reflected.

(3) A PHA nust give consideration to
deprogramming i f the market does not
respond to marketing or nodernization

efforts.
4, Nat ur al di sasters.
a. Vacant units determ ned to be uni nhabitable

because of damage caused by a natura

di saster (declared by either Federal or State
aut horities) such as flood, earthquake,
hurricane, tornado, forest fire, etc.

b. Sources: A declaration and/or proclamation of
the di saster by the President or Governor
shoul d be nmintained to support the claim
along with PHA records relative to the units
actual ly damaged and the tinme exenpted.

5. I nsufficient ClAP funding. This exenption is only
to PHAs with |l ess than 250 the PHA applied for
Cl AP funds, but of funding available to a
State/ Area not sufficient to fund al
applications, and the units cannot be repaired
until funding is received, these vacant units may
be exenpted from both adjusted vacancy rate and
unit turnaround time cal cul ations.



a. Sources: A review of State/Area Ofice files
shoul d be conpl eted to docunent that the PHA
did subnmit an application for funding for the
repai r and noderni zati on of the vacant units.
The ClI AP application submtted nust be
ot herwi se approvable in order to neet the
exenption criteria.

b. The PHA' s operating budget is another source
of information relative to the PHA' s
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ability to repair the units. For exanple, a
PHA wi th cash reserves available for
operations greater than 15 percent of tota
actual routine expenditures would be expected
to use those funds for capital inprovenents
in the event Cl AP funds were not avail abl e.

6. Casual ty damage.

a. The armount of tine that units are vacant as a
result of casualty danage can be exenpted
fromthe calcul ati on for adjusted vacancy
rate or unit turnaround tine beginning with
the date of the occurrence or the date the
units were vacated (whichever is later) unti
the funds (in whole or in part) are received
to repair the units.

b. Source. PHA records relative to the date of
t he danage and settl ement of the claimshould
be avail able to support the request for
exenption.

7. The followi ng chart indicates units that may be
exenpted fromthe conputati ons of actua
vacanci es, adjusted vacancies and, if applicable,
unit turnaround tine. Any units exenpted under
t hese categories may not be counted agai n when
claimng an additional adjustment for units
subject to the definitions for physical condition
and/ or nei ghbor hood envi ronnent.

Unit Days Eligible for Exenption fromIndicator #1 Cal cul ati ons

Adj ust ed Vacancy

Rat e and
Actual Vacancy Rate Unit Turnaround Tine
Unit days/non-dwel | i ng purposes Unit days/ non-dwelling
pur poses
Enpl oyee occupi ed unit days Enpl oyee occupi ed unit

days



Approved deprogranmred days Approved depr ogramred
days
Moder ni zati on days

Beyond PHA' s Control:

Litigation;
Federal or State
| aw;

Changi ng mar ket ;
Nat ur al di sasters;
I nsufficient ClAP
funds; and
Casual ty damage
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2-6 DOCUMENTATI ON REQUI REMENTS.
A Docurent ati on of exenptions. In order to docunment the
exenptions, PHAs nust maintain records of the
fol | owi ng:
1. Dat e of nove-out/legal expiration date of |ease

(whi chever is later);

a. The term "l egal expiration of the |ease"
assunes a nonth-to-nonth | ease, therefore, no
| ater than the end of the nonth.

b. If a yearly lease is utilized by a PHA, the
PHA woul d then utilize either the date a unit
becomes vacant or the date the PHA becones
aware of a vacancy.

2. Ef fective date of | ease for new resident;
3. Approval of specific HUD action, i.e., approval of

non-dwel I i ng use, deprogranm ng, conversion,
occupancy by enpl oyee, etc.; and

4, Specific information to docunent reason for
vacancy.
B. A PHA nmust maintain records that docunent all of the

vacancy days exenpted for eligible reasons. It is

i mportant that the units conply with the definitions
outlined in this Chapter, AND that the docunentation
supports all of the vacancy days deducted. Using PHA
records, reviewers should be able to verify the nunber
of vacancy days exenpted as certified to by the PHA

2-7 CALCULATI ON METHODS. Wth the exception of reduction in
vacanci es during the three year period, the PHVAP software
nmakes all calculations relating to this indicator. Even
t hough the calculation is automated, the reviewer should
still have a thorough understandi ng of how t hese



cal cul ations are nade and of the exenptions that may be
taken by the PHA. Changes resulting froman on-site
confirmatory revi ew nust be nade by the local State/Area

of fice after the conclusion of the on-site confirmatory
review by inserting the revised data into the PHVAP nodul e,
in the appropriate iteration, for automated cal cul ati on and
rescoring.

A Actual vacancy rate. The actual vacancy rate
cal cul ation is begun by excluding those units (prorated
i f necessary) that are not
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avai | abl e for occupancy, i.e., non-dwelling units,

enpl oyee occupi ed units, and deprogramed units. This
est abl i shes the number of units available for

occupancy. The calculation is conpleted by dividing
the total nunmber of vacancy days in the assessnent year
by the total nunber of unit days available for
occupancy in one year. Unlike the unit turnaround tine
cal cul ati on, vacancy days from prior assessnent years
are not included.

1. For exanple, using the information collected by
the PHA to certify to turnaround tine, a 50 unit
PHA with one non-dwel ling unit and one enpl oyee
occupi ed unit would total the number of vacancy
days for the year and divide by the nunber of days
avail able for 48 units x.365 = 17,520. 1In this
exanpl e, the PHA reported that it experienced a
total of 73 days of vacancy.

Actual Vacancy Rate for a PHA Wt hout Modernization

73 total actual vacancy days = . 4% actual vacancy rate
17,520 total days available for
occupancy

2. Since this PHA has | ess than a one percent vacancy
rate, it would not be scored on conponent 12, unit
turnaround time. Further, since this PHA had only
vacancies attributed to normal make ready work
caused by nove-outs, the actual vacancy rate and
adj usted vacancy rate woul d be the sane.

3. Anot her situation is a 48-unit PHA that has an
ongoi ng noder ni zati on program covering 20 of its
units. A review of the vacancy records indicates
that the total nunber of days the units were
vacant was 2,230 days. The cal culation would be
as follows:

Actual Vacancy Rate for a PHA Wth Mdernization

2,230 actual vacancy days = 12. 7% actual vacancy rate



17,520 days avail able for
occupancy

4. In this exanple, the PHA woul d receive a grade of
F for its actual vacancy rate. However, since
this PHA al so supplied nunerical data show ng
units undergoi ng noderni zation, the
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PHVAP software will base the score on the adjusted
vacancy rate which is calculated as shown in the
following illustration

B. Adj ust ed vacancy rate. After establishing the actua
vacancy rate, the adjusted vacancy rate is cal cul ated
by first exenpting the vacancy days associated with
uni ts under goi ng noderni zati on or were vacant due to
ci rcunst ances or actions beyond a PHA' s control.

1. Using the exanple for an actual vacancy rate for a
PHA wi t h noderni zati on, assune that based on the
PHA's records, a total of 2,146 days were
attributable to nodernizati on. These days are
deducted fromthe total nunber of actual vacancy
days for an adjusted total of only 84 days of
vacancy. This adjusted figure is divided by the
total days avail able for occupancy. The
calculation is as foll ows:

Adj ust ed Vacancy Rate

2,230 - 2146 = 84 adjusted vacancy days = .48% adjusted
17,520 total days avail able for occupancy vacancy rate
2. Based on this calculation, the PHA has | ess than a

one percent adjusted vacancy rate and woul d
receive a grade of A for this component.

C. Reduced vacancies within the previous three years. PHAs
have the option of reporting on the progress they have
made within the previous three years to reduce actua
vacancies. PHAs do this by comparing the vacancy rate
in the current PHVAP assessnment year to the vacancy
rate in the first year of the three year period, which
i ncl udes the assessnent year. For exanple, if the
current assessnment year is FY 1996, the first year of
the three year period is FY 1994. The actual vacancy
rate of the current assessnent year is subtracted from
t he actual vacancy rate of the PHA for the assessnent
period two years earlier. GCenerally, PHAs that have
reduced actual vacancies by at |east five percentage
points within the three year period will benefit from
this cal cul ati on.

1. A PHA that elects to use this option nust



recompute the vacancy rate for the first year of
the previous three year period using a vacancy day
and avail abl e day approach rather than the

snap- shot approach of the previous PHVAP rule. 1In
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ot her words, a PHA cannot conpare the snapshot
figure fromformHUD 51234 for the base year to
the actual vacancy rate for the year currently
bei ng assessed.
2. An exanpl e of this calcul ati on based on
i nformation provided by a PHA is as foll ows:
Reduced Vacancies Wthin the Previous Three Years
Fi scal Year Actual Vacancy % Adj ust ed Vacancy %
FYE 1995 Vacancy % 26% 8%
FYE 1997 Vacancy % 11% 5%
Reduct i on 15%
3. In this exanple, the PHA woul d receive a grade of

Cfor this indicator since it reduced its actua
vacanci es by at |east 15 percent and had an

adj usted vacancy rate of not nore than five
percent. This is an advantage to the PHA. By
using the other two criteria, the PHA woul d

ot herwi se receive a grade of F based on the actua
vacancy rate of 11 percent, or a grade of D based
on the adjusted vacancy rate of five percent.

2-8 COVPONENT #2. UNI T TURNAROUND TI ME

A

Only those PHAs that score a grade of D, E. or F for
conponent #1, vacancy rate, will be scored on this
conponent which nmeasures the annual average anmount of
tine it takes a PHA to turn around its vacant units.
Al t hough PHAs that score a grade of C or above on
conponent #1, vacancy rate, would not be scored under
conponent #2, unit turnaround time, all PHAs are
required to certify to the three aspects of unit
turnaround tine.

1. Conponent #2 measures the PHA's efficiency in both
mai nt enance and | easing activities. The
cal cul ati on of this conponent includes all of the
cal endar days fromone resident to the next. It
is a calculation of:

a. Down tine: the nunmber of cal endar days a unit
is vacant between the latter of the |ega
expiration date of the imedi ate past |ease
or the actual nove-out date of the
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forner resident, and the date the work order
is issued to the mai ntenance section;

b. Make read tinme: the nunber of cal endar days

between the date the unit is referred to

mai nt enance for repair by a work order and

occupancy is notified that the unit is ready
for re-occupancy; and
C. Lease up time: the nunber of cal endar days

between the tinme the repair of a unit is
conpl eted and a new | ease takes effect.

2. Do not count the day the unit was |ast occupied or
the date the new tenancy began: only the days in
between. In sonme cases this nmay include vacancy

days fromprior fiscal years.

The annual average of the total nunber of unit

turnaround days is calculated by first counting the
total nunmber of days between the expiration date of the
| ease, the nove-out date, or the date the PHA becane

aware that the resident noved out, (whichever

and the date the new | ease becones effective for

is

ater)

al

units that were re-occupied during the assessment year.
This figure is then adjusted for eligible exenptions

and divided by the nunber of units that were
re-occupied in the assessnent year

1. An exanpl e of a calculation for unit turnaround

time would be as foll ows:

Unit Turnaround Tine Cal cul ation

Enter nunmber of units re-occupied this assessnent

year.

Enter vacancy days for these units for this
assessnent year.

Enter total vacancy days for these units for
prior year(s).

Total vacancy days for re-occupied units.

Enter eligible exenption days.

Adj ust ed turnaround days (subtract Line 5
from Line 4).

Average turnaround tine in days (divide Line

28

2,230

1,018

3, 248

(3,042)

206
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6 by Line 1).
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2. Based on the precedi ng exanple, this PHA woul d
receive a grade of A for component #2.

2-9 ADDI TI ONAL ADJUSTMENTS

A

A PHA with at | east five percent of its units subject
to either or both of the conditions defined in
subparagraph B. below, shall, if it so chooses, be

i ssued an adj usted PHVAP score in addition to the
regul ar score for indicator #1. These additional points
conpensate for differences in the difficulty of
managi ng devel opnments inpacted by the physica
condition of the units and/or the nei ghborhood

envi ronnent surroundi ng the properties. This
addi ti onal adjustnent nust be requested by the PHA on
f or m HUD- 50072

1. A PHA that receives the nmaxi mum potential weighted
points on indicator #1 nay not claiman additiona
adjustrment for this indicator.

2. Application of these additional adjustments may
not result in a score higher than the maxi mum
score authorized for this indicator.

3. A PHA that obtains a grade of A for indicator #4,
wor k orders, and/or indicator #5, annua
i nspection of units and systems, MAY NOT clai mthe
addi ti onal adjustnent for indicator #1 based on
physi cal condition of its devel opnents, but MNAY
cl aiman additi onal adjustment based on
nei ghbor hood envi ronnent.

4, If only certain units or devel opnents received
substantial rehabilitation, the additiona
adj ustment shall be prorated to exclude the units
or devel opments with substantial rehabilitation.

5. The Date of Full Availability (DOFA) shall apply
to scattered site units, where the age of the
units and buil dings vary, to determ ne whether the
units have received substantial rehabilitation
within the past ten years and are eligible for an
adj usted score for the physical condition factor.
DOFA al so applies when scattered site units are
built under new construction

6. Units that fall into this category but have
al ready been exenpted from consideration for any
ot her reasons shall not be counted again in this
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Definitions for physical condition and nei ghborhood
envi ronnent .

1. Physical Condition. Units |located in devel opments
that are over ten years old that require mgjor
capital investnent in order to neet |ocal code or
m ni mum HQS st andards, whichever is applicable,
can qualify for an additional adjustnent. Units
| ocated in devel opnents that have been
conprehensi vel y noderni zed within the past ten
years cannot be included in the total for this
adj ust ment .

2. Nei ghbor hood Environment. Units located in
devel opnents where the imedi ate surroundi ng
nei ghborhood (nmajority of the census tracts or
census bl ocks on all sides of the devel opnent) has
at least 51 percent of the famlies with incones
bel ow t he poverty rate, as docunented by the
| atest census data, qualify for an additiona
adj ust ment .

3. Addi ti onal points, or fraction thereof, may be
added to the score for this indicator and shall be
adj usted as shown on the followi ng chart:

Addi ti onal Adj ust nent

Extra

Percent of Total PHA Units Poi nt s
| east 5% but |ess than 10% of all PHA units .5
| east 10% but |ess than 20% of all PHA units .6
| east 20% but |ess than 30% of all PHA units .7
| east 30% but |ess than 40% of all PHA units . 8
| east 40% but |ess than 50% of all PHA units .9
| east 50%of all PHA units 1.0

4, PHAs shall maintain supporting docunmentation to

show how t hey arrived at the nunber and percentage
of units out of their total inventory that are
subj ect to the additional adjustnent.

Cal cul ati on for Physical condition and nei ghbor hood
envi ronnent. The percent of units to which the
addi ti onal adjustnent applies is conputed as the tota
nunber of units for which the physica
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condi tion and nei ghborhood environnent apply, w th each
unit counted only once if both conditions apply.
1. For exanple, a PHA that achieves |less than a grade
A on indicators 11, 14 and #5 would cal cul ate the
adj ustment for physical condition and nei ghborhood
environnent for indicator #1 as foll ows:
PHAs t hat Achieve Less than a Grade A
on I ndicators #1, #4 and #5
Nunber of units that qualify under both physica
condi tion and nei ghborhood environment: 10
Nunber of units that qualify under physica
condition only: +5
Nunber of units that qualify under nei ghborhood
envi ronnent only: +5
Total eligible units: 20
2. If this were a 100 unit PHA in the above exanple
t hat ot herw se had not exenpted these units for
any other reason, .7 percentage points would be
added to the score for this indicator.
3. For exanple, a PHA that achieves a grade of A on
i ndicators #4 and #5 woul d cal cul ate the
adj ustment for physical condition and nei ghborhood
envi ronnent for indicator #1 as foll ows:
PHAs t hat Achieves a G ade of A on Indicators #4
and #5
Nunber of units that qualify under both physica
condi tion and nei ghborhood environnent:
Nunber of units that qualify under nei ghborhood
envi ronnent only:
5
Total eligible units:
4, If this were a 100 unit PHA in the above exanple

t hat ot herw se had not exenpted these units for
any other reason, .6 percentage points would be
added to the score for this indicator.
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2-10 SOURCES OF DOCUMENTATI ON FOR VACANCY RATE AND UNI'T
TURNAROUND TI ME. PHAs shoul d have been mai ntaining records
of their vacancies and unit turnaround tine. The first
i nterimPHVAP regul ation required PHAs to use a snapshot of
t he vacancies as of the end of the nonth, six nonths before
their FYE. This is no |longer the case. PHA records wll
still be the main source for verifying the PHVAP scores.
Following is a list of additional records that may be
utilized to verify units that have been exenpted

A Rent register. Sometinmes this is called a rent roll
Thi s docunent provides a sunmary of the transactions
for each unit under lease in the PHA's inventory. By
conparing this register of |eased units agai nst the
i nfornmation collected by the PHA for vacancies and unit
turnaround time, an accurate picture of the PHA s
vacanci es can be established.

B. Form HUD- 51234, Report on occupancy. This report
identifies units available for occupancy, nondwelling
units, enployee occupied units and vacant units. It
does not, unless otherw se nodified, identify other
reasons for the vacant units, such as litigation,
casual ty damage or nodernization. Also, it only
reflects the occupancy at the mdpoint in the PHA' s
fiscal year.

C. Moder ni zati on |1 ogs. Mderni zation | ogs nmay be used to
det erm ne when the vacant units were put under contract
and when the units were returned to the PHA by the
contractor.

D. Moder ni zati on inpl enentati on schedule. This schedul e
will be used to determine if the nodernization work is
on schedule for the units exenpted fromthe
calculation. It will also document whether vacant
units were put under contract within two FFY's after
the FFY in which funds were awarded.

E. Moder ni zati on budget. Form HUD-52837 for the CGP and
form HUD- 52825 for the Cl AP, or successor forns.

F. PHVAP wor ksheets. PHAs shoul d be maintaining records in
such a way that they can utilize the information to
conpl ete form HUD-50072, PHVAP Certification. The
wor ksheet shoul d i nclude information on vacant units,
nunber of vacancy days, reasons for vacancies, etc.

G Mai nt enance records. Infornation on nake ready tines
wi Il be included in maintenance records.
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H. Denolition, disposition and conversion records. These



records nust be reviewed to deternmine if HUD has
approved these changes to the PHAs inventory to
denol i sh, convert or otherw se di spose of dwelling
units. Also, the PHA's operating budget and form

HUD- 51234 shoul d refl ect approval of non-dwelling space
requests.

l. Census data. If a PHA requested an additiona
adj ust ment based on nei ghbor hood envi ronment,
docunent ati on (appropriate maps show ng the census
tracts or census bl ock groups surrounding the
devel opnents) in question) nmust support that 51 percent
of the famlies in the census bl ock groups or tracts
surroundi ng the devel opments) have inconmes at or bel ow
t he poverty rate.

J. Devel opnent dat a/ previ ous noderni zation progranms. If a
PHA requested an additional adjustnent to the grade
based on physical condition of the units, a review of
State/ Area Office records woul d docunment the age and
condition of the units and which devel opnents have not
had conprehensi ve nbderni zation' within the past ten
years.

K. Form HUD- 52295, Tenant Accounts Receivabl e Report.
Anot her good source of information on occupied units is
the information contained in itemBi on this form

L. Form HUD- 52564, Operating Budget. The operating budget
is a great source of infornmation relative to the PHA' s
ability to repair units if CIAP is not available, the
nunber of enployee units, nunber of non-dwelling units,
units avail able for occupancy, etc. Form HUD 52728,
Cal cul ati on of occupancy Percentage for a Requested
Budget Year, which is a part of the budget subm ssion,
also is a basis for determ ning which units should be
exenpt ed

M Form HUD- 50058, Multifam |y Tenant Characteristic
System (MICS). Data collected fromform HUD- 50058 may
be beneficial to determine occupied units. Wile this
data is not currently conplete, as inprovenents are
made to the system the value to HUD reviewers will
i ncrease.
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