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In  concert  with the  adoption of  the 2015 Qualified Allocation Plan,  VHFA  is  clarifying the  process 
whereby Per Unit per Month (PUMO) operating expenses for each multifamily housing project seeking 
funding from VHFA are reviewed for reasonableness and comparability to like projects.  Projects with 
operating expenses that vary by more than 15% from VHFA’s benchmarks will require a detailed review 
and explanation.  While VHFA will implement a more formal process for evaluating and comparing 
operating expense, review of operating expenses has always been an integral part of the Agency’s 
underwriting process.  This more organized process will allow for greater transparency, tracking and 
reporting on project performance, and debt capacity versus reliance on soft sources of funding to 
support multifamily housing preservation and development. 

 

As in the past, where proposed operating expenses vary from the benchmarks (either above or below), the 
Development Underwriter will initiate a conversation with the project sponsor, regarding the level of 
funding being requested to insure the project’s long term financial feasibility, and that levels of 
subsidy are appropriate and necessary. The degree to which PUMO operating expenses might deviate 
from benchmarks, and to other projects competing for scarce funding sources, might be a factor in the 
level of funding provided. 

 

The benchmarks were calculated by VHFA in cooperation with Housing Vermont who provided VHFA 
with its portfolio data (3,424 units) which allowed VHFA to assimilate, compare and evaluate operating 
expense data of the combined multifamily portfolios for a total of 5519 units.   The data between VHFA 
and Housing Vermont was similar and encompasses the majority (but not all) multifamily tax credit housing 
projects in the State.  Data reflects operating expenses as shown in the most recently received annual 
project audits by VHFA and HVT.  These will be updated, reviewed and published annually. 

 

It is recognized that operating expenses submitted by projects at the time of application to VHFA for 
loans and/or tax credits may have compensating factors that could cause a variance including, but not 
limited to, such things as tenant paid utilities versus project paid utilities, heat plant and fuel types, 
elevators versus no elevators, services, among many other variables. For preservation projects doing 
significant energy efficiency work we would expect documentation of revised utility costs.  If VHFA is 
unable to identify the reason for the variance, the project sponsor will be asked to provide further 
explanation. 

 

If there are services involved that are being supported by project cash flows, then details for what services 
are included and the related income and expenses will be requested using the Support Services Plan and 
Budget Forms. 

 

http://www.vhfa.org/sites/default/files/documents/developer/Supportive%20Services%20Plan.docx 

http://www.vhfa.org/sites/default/files/documents/developer/Supportive%20Service%20Budget.xlsx 

http://www.vhfa.org/sites/default/files/documents/developer/Supportive%20Services%20Plan.docx
http://www.vhfa.org/sites/default/files/documents/developer/Supportive%20Services%20Plan.docx
http://www.vhfa.org/sites/default/files/documents/developer/Supportive%20Service%20Budget.xlsx


 

VHFA MULTIFAMILY OPERATING BENCHMARKS 2016 
 
Project Type 

Subsidized 
1-32 Units 

Subsidized 
33 + Units 

Unassisted 
1-32 Units 

Unassisted 
33 + Units 

 
Senior 

 
$ 636 

 
$ 581 

 
$ 564 

 
$ 564 

General 
Occupancy 

 
$ 634 

 
$ 582 

 
$ 575 

 
$ 581 

 

 
REVISION 5/2016 

 
 

Provisions from the 2016 Qualified Allocation Plan 
 

“Operating Expenses:   VHFA tracks per unit month operating expenses (PUMO) using both recently 
approved operating budgets and audited financials. PUMO exclude reserve deposits and debt service 
payments. Using the last two years’ budget and audit numbers for Section 8 and non-Section 8 
properties, the Agency sets benchmark operating expenses for Elderly and General Occupancy projects 
within its portfolio. These benchmarks are used as a general guideline in the review and approval of 
proposed operation budgets for existing properties and all proposed new loans and tax credit 
developments. Within these benchmarks there can be some deviation based on the specifics of a given 
property; however, there should not be a huge disparity among similar projects. Current benchmarks for 
varying property types will be available through VHFA. “ 


