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Notes from Guest Contributor Mary Ross

Changes to the 50059 and Voucher Submission Process
Are Your Vouchers Really Subject to Adjustment?

As HUD continues to refine the HUD assistance programs, instruction and guidance
regarding key processes are refined on a regular basis. The information below is in-
tended to make you aware of new or clarified guidance in regards to voucher payments

associated with the properties submitting monthly vouchers to HUD.

TRACS 202C, which was implemented from December 2008 to March 31, 2009, pro-
vided an opportunity for HUD to clarify the instructions regarding some of the more

challenging certification issues:

Dual subsidy and compliant move in-move out date
Mid-month change in household composition
Voucher payments for late certifications

When TRACS 202C was released, HUD also released updated versions of the Monthly
Activity Transmission (MAT) Guide to provide clarifications to submission require-
ments. Owner/agents should review the latest clarifications provided in Chapter 4 of

the MAT Guide.
HUD Compliant Move-outs and Addressing Dual Subsidy

Specifically, HUD defines when a move out is compliant and how to handle situations
where residents move from one subsidized unit to another. Specifically, HUD de-
scribes the proper steps to address dual subsidy (when a resident moves in to a new

subsidized property before moving out of the current subsidized property).
(continued page 3, see 50059)

Notes from the Client Care Department

Checking the transmission log from the IMAX screen
Are you frustrated by messages saying your files were not sent?

After attempting to send or receive TRACS files, if the Status message at the bottom
of the IMAX screen reads O files sent and O files received, you should click on the log
tab and use the scroll bar on the far right hand side to scroll through the log messages.
You may need to scroll down to the bottom of the messages before you find an error
code.

(continued page 2, see iIMAX)
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Correction:

We failed to credit

Craig Fosburg as the author of
the article on Backing Up Your
Data in the October newslet-

ter.

Craig has been with IPM-
Software for 9 years, working
mainly in the Client Care and
Conversion departments. He
also serves as our primary IT
person as well as the being
the primary contact for the
contract administrators using

our CA Trac'r program.

“Be satisfied with

nothing but your
best”.
Edward Rowland Sill

Continued from pg 1- iIMAX

You will be looking for a three digit code. Some of the codes you may see are
code 400 (TRACS ID or Password is invalid) or 401(WASS ID or Password is

invalid).

Since IMAX was implemented last spring and most users have valid WASS ID’s
and Passwords, one of the most common error codes we see is error code
“401”. This error code may mean that your ID or Password were entered incor-
rectly or, if you have not reset your password for 60 days or more, it may mean
your WASS Password has expired. If you get the 401 error, first try deleting and

retyping both your WASS ID and Password. Attempt to send your files again.

If you get this specific error code again and have not reset your WASS Password
in the last 60 days, you should try to access the Secure Systems. If Secure Sys-
tems lets you login using that ID and password, there may be other issues but
most likely you will be directed to change your WASS Password before you can
submit your files. After changing your password in Secure Systems, return to
your HUDControl or CornerStone program and try sending your files again. You

should be able to transmit your files successfully

Please use this link to assist you further with managing your iMAX Codes.
http://www.ipm-software.net/downloads/

help documents/157 CS+HUD After send files via IMAX.doc

Heather Harvey
Client Care Supervisor

Heather has been with IPM-Software for three years. As well as being Client Care Supervisor, she
assists in documentation and testing of the programs and processes.

Integrated Property Management Software would like to

To all of our current clients, thank you for your continued support.

“Coming together is a beginning. Keeping together is
progress. Working together is success.”

“Welcome our New Business™

Henry Ford
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Continued from pg 1- 50059
HUD clearly states that the current subsidized property received assistance until the unit is vacated or until the
owner/agent can take possession of the unit (whichever comes first).

If you receive a notice from your CA or an HQ123 message indicating that one of your residents has moved in to
another subsidized property you should investigate immediately. If you believe that your resident is still in residence,
determine the facts. If the resident has given notice, you should submit a move-out effective on the actual move-out

date.

If the resident has not given notice, determine whether you are dealing with a skip or whether the resident is plan-
ning to move but has not given notice. There have been cases where a resident on a waiting list in another property

has been moved in by mistake, so do not assume that an actual move-in has occurred.

In all cases, the move-out record should record the actual move-out date or the date on which you gain possession
of the unit in the case of a skip.

If you receive an MAOO3 message indicating that one of your recently moved-in residents has moved out from an-
other subsidized property after your move-in date, perform the following:

1. Verify with the other property, that the move-out date is correct and in agreement with the examples in
Chapter 4 of the MAT Guide . You should charge the resident market rent starting with the original move-
in date and through the move-out date indicated in the MAOO3 message.

2. Next, terminate the resident effective on the move-in date using the new DS termination code to indicate
that no subsidy is earned for the termination day.

3. Finally, perform an initial certification effective the day after the effective date of the move-out from the
former property to establish the start of subsidy in the new property.

4. You should also submit an adjustment, on the next voucher, refunding subsidy from the original move-in
effective date through the day prior to the new move-in date.

Changing the move-in date, in these situations, is not appropriate.

NOTE: To avoid these situations, owner/agents should use the EIV Existing Tenant Query to see if an applicant is
receiving HUD subsidy.

Mid-Month Changes in Household Composition
The rules surrounding mid-month changes in household composition are considered when:

A formerly single household becomes two households (household splits) or

Two existing subsidized households exchange one or more members (household swaps).

(continued page 4, see 50059)
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A “split” can be more formally defined as the creation of a new subsidized household by one or more members of
an existing subsidized household, leaving at least one member of the existing household in place.

A “swap” can be more formally defined as a situation, starting with two existing subsidized households, where one
or more members of a household move to the other household leaving at least one member behind. In some

cases the move is in one direction only—only one household loses members and the other gains.

In other cases the move could be in both directions—each household adds and subtracts members. Examples of
situations covered are similar to the following:

Head and Spouse, in a subsidized unit, decide to separate and one or the other moves into a new sub-
sidized unit in the same or different property establishing a new household (split).

Another family member (other than the head or spouse), in a subsidized unit, moves into a new subsi-
dized unit in the same or different property. This could be the adult child of the head, an unrelated

member, the parent of the head or some other relationship to the head (split).

A dependent child in a subsidized unit who qualifies as an emancipated minor, moves into a new (split)
or existing (swap) subsidized unit.

A dependent child in a subsidized unit, qualifying for the $480 deduction, moves to another subsidized
unit (swap).

Household splits should be addressed by processing a move-in certification effective on the occupancy date for
the household member or members establishing a new household (subsidy starts on the MI date) and by process-
ing an interim certification for the remaining household member(s) in the existing unit. The interim certification
effective date is determined by following the rules for interims as given in handbook paragraphs 7-13.C and 7-13.D

and will always be on the first of the month when rent changes.

Household swaps should now be dealt with by processing two interim certifications adding or removing house-
hold members as appropriate. The effective dates of the two interims are determined by the rules in handbook
paragraphs 7-13.C and 7-13.D and may differ from one another depending on whether the rent increases or de-

creases and whether the residents followed the rules in reporting the changes.

While the deadline to implement the rule changes described in Chapter 4 of the MAT Guide was March 31, 2009,
we still see cases where move-in transactions are improperly stopped by Contract Administrators responsible for
oversight of Section 8 HAP programs. Owner/agents should be cognizant of the rule changes to ensure that resi-
dents receive all the assistance to which they are entitled. Vouchers should not be adjusted downward and resi-

dents should not be required to pay market rent just because there are rules limiting when rent changes can take

effect. (continued page 5, see 50059)
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TRACS Changes Driven By Edits to HUD Handbook 4350.3 Revision 1

In August 2009, HUD Handbook 4350.3 Revision 1, Change 3 became effective and provided additional clarification
regarding:

Move out transactions when a sole household member passes away and
Signature requirements for Gross Rent Change transactions

In previous versions of the HUD Handbook 4350.3 Revision 1, HUD provided instruction to owner/agents requiring
move-out transactions to be effective when the family vacated the unit or no more than 14 days after the date of
death (whichever is sooner) when a sole household member passed away. Unfortunately many families were not
able to vacate the units that quickly. When owner/agents sent move out transactions, the unit would appear vacant
when it was not. HUD has altered their instruction to say that assistance must be prorated to the day unit is va-
cated or 14 days after the date of death (whichever is sooner). This means that the property manager will not cre-
ate a move out transaction until the unit is actually vacant. The site software will continue to bill for the unit and,
when the move out transaction is entered, the software will create an adjustment for any subsidy paid from the 15"

day after the date of death until the move-out date. CAs should not adjust the voucher prior to the move-out.

When HUD released TRACS version 202C, they introduced Form HUD 50059-A. Form HUD 50059-A is used
when owner/agents send partial certification transactions to TRACS. These include move-outs, terminations, unit
transfers and gross rent change transactions. In HUD Handbook 4350.3 Revision 1, change 3, Paragraph 9-3-C,

HUD clarified signature requirements for Gross Rent Change transactions.

The owner/agent must always sign Gross Rent Change 59-As. The head-of-household must sign the GR 59-A if
there is a change in TTP (up or down) and/or if there is a utility allowance adjustment. HUD has clari-
fied that the GR 59-A transactions can be sent together, on one voucher, even if all signatures have not yet been
obtained. However, the owner/agent must collect resident signatures, as required, no later than 60 days after the

GR transaction appears on a voucher.

This creates a bit of a challenge for many property managers since software vendors must “auto-sign” the 59-A GR
certs in order to include them in a TRACS Resident File. So, based on the information in your software, your site

managers may assume that the process is complete when the GR transactions are sent. However, property manag-
ers must develop a system to ensure that resident signatures are obtained, as required, before the 60 day deadline
is exceeded. Failure to obtain resident signatures will result in findings at the next Management and Occupancy Re-

view.

Mary Ross (CPO, FHC & MORS) is the President and founder of Ross Business
Development. She is a nationally recognized expert in property management train-
ing and consulting services. For over 14 years, Mary has helped senior executives
throughout the industry work successfully to meet changing industry and regula-
tory requirements. She provides clients with high-level consultation and advice on

how to succeed in compliance (HUD/Tax Credit) and conventional markets.
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Notes from the Sales Department

IPM-Software, Inc.
4008 Vista Road . .
Suite 250C Do you have Tax Credit Properties?

Pasadena, Texas 77504

Phone: 800-944.5572 Eliminate manual reporting with CornerStone’s Tax Credit module. Our

Tax Credit module has State specific reporting and tax compliance snap-
shots. CornerStone was specifically designed for LIHTC / Section 8 over-

lays.

Fax: 713-944-2554

Call now to schedule an Online demonstration of Tax Credit component
in CornerStone.

We are on the Web!

www.ipm-software.net

Contact Your IPM-Software Sales Representative at
(800) 944-5572

Jean ext. 212 jglavosek@ipm-software.net
Nancy ext. 230  ndinh@ipm-software.net
Karen ext. 227 kstevenson@ipm-software.net

Our Mission Statement Coming in December:
Our continuing mission and commitment From Client Care - CornerStone reports with
is to profitably offer the most accurate drill down capabilities
property management and compliance
software to the Affordable Multi- From Sales—Referrals
Family Housing Industry and to pro- o . : _
vide our customers the best possible ser- From Training— New training options coming in
vice and support. 2010
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If you would like more information on any topic in this email or have questions, or comments, please email us at sup-
port@ipm-software.net

If you would prefer to be removed from our mailing list please email us at support@ipm-software.net with Unsubscribe
in the subject line.

Please Note: this e-mail account is for transmission of important client notices. Do not reply to this address, any
messages sent to this e-mail address will be rejected. If you need clarification on any items included in this e-mail,
please e-mail support@ipm-software.net




