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Columbia Housing Authority – 
Affordable Housing Initiative 

2013 Strategic Plan 
 
Introduction 
 
The Columbia Housing Authority (CHA), after decades of owning and operating public housing 
apartment units, now intends to expand its community role by becoming a developer and manager of 
other types of affordable housing in Columbia, Missouri, while upgrading its existing public housing 
stock and encouraging and contributing to larger community revitalization projects.   
 
CHA contracted with ND Consulting Group (NDCG), Capital Consultants, Inc. (CCI) and Tim Person and 
Associates (TPA) (collectively referred to herein as the “Plan Team”) to assist in preparing this CHA 2013 
Strategic Plan intended to analyze CHA’s aging public housing stock located in the Downtown, Douglass 
Park and North Central Neighborhoods, as well as neighborhood and community-wide affordable 
housing needs, obstacle and interests.  The Plan Team has examined the neighborhoods around existing 
downtown public housing developments, including its community make-up and real estate market, 
studied existing building conditions, and explored financing options to implement the CHA 2013 
Strategic Plan. 
 
CHA’s interest in expanding their role as an affordable housing provider in Columbia is largely a response 
to the City’s documented affordable housing shortage as established by the City of Columbia’s 
Affordable Housing Policy Committee Report, dated February 18, 2008.  In 2007, the City of Columbia 
convened a committee to investigate affordable housing needs and report on its findings and 
recommendations for the community. The CHA, as the primary affordable housing provider in Columbia, 
is ideally positioned to advance many of the Report’s recommendations.   To guide its efforts to advance 
recommendations, CHA has defined its priorities, as follows: 
 
1. Assess the condition of the existing CHA downtown public housing apartments and develop 

conceptual plans for the replacement or renovation of existing inventory; 
 
2.  Work with the Douglass Park, Ridgeway, and North-Central Neighborhood Associations on a 

community-based plan that identifies properties suitable for infill housing while also considering 
both affordable housing and other community revitalization needs; 
 

3. Locate development sites within the Plan area and design prototype units with the intent to  apply 
to HUD and the Missouri Housing Development Commission for Low-income Housing Tax Credits 
and other subsidies to finance the development and operations of new affordable housing units; 

 
4. Identify not-for-profit partners who have the capacity to provide support services to low-income 

special needs populations with affordable housing needs; 
 

5. Develop working relationships with Columbia’s government, business, and civic organizations and 
not-for-profits involved in affordable housing issues; and 

 
6.  Advocate for and support the establishment of a local Affordable Community Housing Trust, an 

Affordable Housing Trust Fund, and a Community Land Bank. 
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Section I:  Relevant Historical & Existing Conditions 
 
A. Plan Area – “The Heart of Columbia” 

 
The Plan Area is located in the “Heart of Columbia” and defined as an area encompassing three of the 
CHA’s main Public Housing developments:  1) The Downtown Family Site (referred to in this report as 
the “Downtown Properties”);  2) Oak Towers;  and 3) Paquin Tower.  The Project Capital Needs 
Assessments of all Downtown Properties conducted by Capital Consultants, Inc. (CCI) are attached 
hereto as Exhibit N. 
 
The Plan Area is bounded generally by Broadway to the south, College Boulevard to the east, Business 
Loop 70 to the north, and West Boulevard to the west.  Paquin Tower is located just outside of the 
southeast corner of this general area.  For the purpose of this report, the CHA is referring to Plan Area 
being located in “The Heart of Columbia.”   
 
Maps of the Plan Area are found in Exhibit A. Reference maps included illustrate (1) political Wards; (2) 
locations of existing CHA  Public Housing developments; (3) neighborhood association boundaries; (4) 
land ownership surrounding CHA’s Downtown Properties; (5) potential development areas in and 
around the boundaries of the Plan Area; and (6) bus and bike routes.  
 
The Plan Team recognizes that the Plan Area includes active neighborhood associations in the Douglass 
Park, North Central, and Ridgeway neighborhoods. 
 
B. Meetings with Public Housing Residents, Community Stakeholders, and Government Officials 
 
A list of the community members that were interviewed or otherwise participated in series meetings 
and public comment forums can be found in Exhibit B, which also includes a detailed synopsis of those 
interviews. 
 
The interviews yielded the following suggestions for consideration when moving forward with housing 
development and other community revitalization projects: 
 
SUGGESTION:  Cultural sensitivity training should be a CHA/City of Columbia priority. CHA Safety and 
Columbia Police Officers should develop strategic relationships with community-based organizations to 
foster trust and partnerships throughout the Columbia community. 
 
SUGGESTION: Create a Public Housing Resident Advisory Group as the part of the public housing 
development process organized by members appointed by CHA’s Chief Executive Officer, including at 
least one member from the existing CHA Tenants’ Association. 
 
SUGGESTION:  Continue dialoguing with those interviewed for this Plan, including neighborhood 
leadership, Public Housing Residents, and other community stakeholders, according to regularly 
scheduled meetings to keep them engaged with and advised of CHA’s Plan implementation.  Set up a 
website link for projects and keep it updated.  Provide residents with information on Plan milestones as 
they occur, as well as Resident specific information and guidance on matters related to the design and 
renovation process, temporary relocation plans, and housing assistance guarantees. 
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SUGGESTION: Some groups interviewed have an ongoing and routine dialogue with the CHA but their 
role in advancing CHA’s mission should be more clearly defined. Once their mission is clarified then 
CHA’s can commit to allowing their participation in the revitalization of the Plan Area and PHA units.   
 
SUGGESTION:  Interior improvements to make the apartments more livable including: improving kitchen 
layouts, better electrical service, door bells, improved kitchen and bathroom ventilation, replacement of 
decayed plumbing, better interior storage, doors on closets, improved access to bathrooms, improved 
building insulation and the installation of  energy efficient windows, doors, appliances, and HVAC 
systems. 
 
SUGGESTION:  Exterior improvements including: outdoor storage, private patio areas, drainage, places 
for private gardens (plants and vegetables), etc. 
 
SUGGESTION:  Improve neighborhood safety by preventing or controlling foot traffic flows through the 
various complexes.  This can be accomplished with improved lighting, landscaping, sidewalks, and 
fencing. 
 
SUGGESTION:  Need for reasonable access to essential retail and other services; identify a location for a 
grocery store of the size and affordability comparable to an Aldi’s.  
 
SUGGESTION:  Make jobs and other economic opportunity available for CHA residents. CHA has created 
a number of programs that help CHA residents work toward self-sufficiency. CHA has an opportunity to 
include CHA residents with specific skills in the construction and the management of the new affordable 
housing units. 
 
C. Brief History of the CHA, Urban Renewal, and Federal Housing Policy 
 
When discussing the history of the CHA and the neighborhoods encompassed by the CHA’s 2013 
Strategic Plan Area with current residents and community stakeholders, Columbia’s Urban Renewal 
process of the 1950’s and the subsequent development of the CHA’s existing public housing stock are 
often mentioned in discussing community concerns.  This history is used by some individuals as support 
for their skepticism about the CHA and City officials acting in the best interests of Public Housing 
Residents and the broader community.  The CHA and its partners must be sensitive to this history and 
engage all segments of the community in the planning process. It is important that this history be 
acknowledged and its lingering effects understood by the Plan Team. 
 
It also became clear that there were many misconceptions about past and current federal housing 
assistance programs which include Public Housing, the Section 8 Housing Choice Voucher Program, and 
the current Multi-Family housing program that uses Low-Income Housing Tax Credits (LIHTC) to build 
new affordable housing.  There was also a great deal of discussion about the term “Affordable Housing” 
and what was considered “affordable” and what populations would be served with any new affordable 
housing development. 
 
Flat Branch, Sharp End, and Cemetery Hill 

The original Columbia settlement at Smithton failed in 1820’s due to lack of water. The community 
moved one half mile east into the bottomlands between Hinkson and Flat Branch Creeks and the area 
was re-platted by investors.  Market Square, at the intersection of Cherry Street and Flat Branch Creek, 
was intended to be the heart of city and for the first few decades of its history, most businesses were 
located there.  But the area was susceptible to flooding and streets were impassible during rains; the 
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area became associated with wetlands and illness, and some moved up the ridge between Eighth and 
Ninth Streets. 
 
Sharp End, the black business district, developed when the white community relocated to avoid flood 
conditions.  Land in the Flat Branch neighborhood was purchased by African-American investors, 
including John Langand Gilbert Akers.  Akers owned most of the block bounded by Third, and Fourth, 
Walnut and Broadway and Lang owned most of the block to the east.  
 
A 1919 Housing Survey of Columbia, Missouri studied six neighborhoods in the city.  Two predominantly 
black neighborhoods that were studied included Sharp End and Railroad Street.  The study concluded 
that something had to be done to provide decent, sanitary housing for all Columbians. 
 
To recognize the history of this area, the CHA is working with other community stakeholders to create 
an “African-American Heritage Trail” connecting historic sites from Cemetery Hill through Douglass Park 
and surrounding areas will commemorate the contributions of African-Americans in Columbia and their 
struggle for civil rights and full participation in our society. 
 
This celebration of African-American heritage should be incorporated into CHA’s larger plan to 
contribute to the renovation and revitalization of the Plan Area. 
 
Public Housing and Urban Renewal 

The formation of the Columbia Housing Authority and its development of its existing Downtown 
Properties are a direct product of Urban Renewal. The Federal Housing Act of 1937 established housing 
authorities throughout the U.S. which provided federal subsidies to pay for the construction of 
affordable housing for low-income families.   
 
The post war Federal Housing Act of 1949 authorized the construction of 810,000 new public housing 
units nationwide within six years.  The Act sought not only to create affordable housing for low-income 
families but also to replace sprawling slums that existing within communities around the country.  The 
Act required, in part, that Authorities demolish or renovate one slum dwelling for every new unit built. 
 
In 1955, Columbia’s Chamber of Commerce took a stand in favor of slum clearance and began to push 
for the establishment of a Land Clearance for Redevelopment Authority and requested federal funds be 
sought to support it efforts. In May 1956, Columbia voters approved establishing a public housing 
authority and a Land Clearance for Redevelopment Authority.  As a result of these efforts, the CHA now 
owns and operates 719 Public Housing units which are divided into four property divisions.    
 

 # of Units 
Construction 
Time Frame 

Type of Units Housing Designation 

Downtown  Family Site 294 1959 – 1965 
1, 2, 3, & 4 Bedroom 
Townhome & Garden Units 

All Households 

Bear Creek Family Site 78 1973 
1, 2, & 3 Bedroom 
Garden Units 

All Households 

Oak Towers  147 1966 
Efficiency &  
1 Bedroom Units 

Elderly and Near Elderly 

Paquin Tower  200 1973 
Efficiency &  
1 Bedroom Units 

Elderly & Persons with Disabilities 
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While the construction of Public Housing units in Columbia helped to improve local housing conditions in 
the Flat Brach area, Public Housing developments in other cities did not fare so well as they were often 
located in less desirable areas without adequate access to jobs, transportation systems, schools, and 
other goods and services.  Concentrating the poorest of the poor in one area also affected the quality of 
life for residents and surrounding neighborhoods. 
 
Section 8 Housing Choice Voucher Program  

In response to the drawbacks of Public Housing, the Section 8 Housing Choice Voucher program was 
created in 1978 in order to expand low-income housing opportunities while also giving families more 
choices as to housing type and location in the community.  A Housing Choice Voucher (HCV) allowed 
low-income families to choose housing throughout the community from the available rental market.  
This allowed families better access to jobs, transportation systems, schools, and other goods and 
services while also reducing concentrated pockets of poverty created by Public Housing in communities. 
 
Today, the Columbia Housing Authority administers 1,147 Housing Choice Vouchers for families who 
rent from over 700 private landlords throughout Columbia and Boone County. 
 
While this approach to deconcentrating poverty and increasing housing choices proved to be more 
successful than the Public Housing program, the program still has its drawbacks.  First and foremost, in 
many communities, the rental housing stock tends to be older housing with new construction focusing 
on homeownership and upscale rental housing.  This older housing is also less energy-efficient, thus 
adding to the financial burden of low-income families.  Rental properties in some communities are also 
clustered in certain areas thereby limiting housing choices for some families. 
 
Multi-Family Housing and the Low-Income Housing Tax Credit Program 

In the late 1980’s, Federal Housing Policy shifted its efforts to working with  the private sector to build 
new affordable housing units that were well-constructed, energy-efficient, accessible, and dispersed 
throughout the community.  Not-for-profit and public entities are also involved in this effort. 
 
This new form of affordable housing is called Multi-Family Housing and is designed to be affordable to 
families with incomes at or below 60% of the Median Family Income (MFI) whereas the Public Housing 
and Housing Choice Voucher Programs serve families at or below 30% MFI.  Multi-Family properties also 
accept Housing Choice Vouchers which in turn allows these properties to serve a broader income range 
of low-income and very low-income families. 
 
The Low-Income Housing Tax Credit (LIHTC) program was created to provide financial assistance to 
housing developers in exchange for building affordable housing to meet community needs.  In exchange 
for this financing, developers must maintain these housing units with affordable fixed rents established 
by the program for an extended period of affordability, usually 15-20 years.  In addition, only low-
income eligible families are allowed to rent these new housing units during this time period. 
 
The LIHTC program is the largest source of Federal and State funding for the development of new 
affordable housing and the renovation of the existing affordable housing stock.  In recent years the 
program has produced roughly 100,000 units each year. Altogether, about 2.4 million units in some 
35,000 separate properties have been placed in service under the program between 1987 and 2011.  
The LIHTC program has outstripped both public housing (with 1.1 million units currently existing) and 
HUD-assisted, privately owned housing (with up to million units). LIHTC is thus the largest program in 
U.S. history providing property-based subsidies to rental housing, 
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The U.S. Department of Housing and Urban Development (HUD), which administers the Public Housing 
and Section 8 Housing Choice Voucher Programs, is not providing funding for the construction of new 
Public Housing units or issuing new Housing Choice Vouchers. 
 
D. The Columbia Housing Authority Today 
 
CHA’s Board of Commissioners and staff have determined that there is a need to renovate and preserve 
the CHA’s aging public housing stock, to increase the number and variety of affordable housing options 
available to low-income households, and to work with not-for-profit organizations serving Columbia’s 
low-income “special needs populations” to build housing with supportive services for their clients.  As a 
part of the process to prepare the CHA 2013 Strategic Plan, a series of interviews were conducted to 
examine the support CHA has in the community around its intent to expand its community role as a 
developer of new affordable housing stock in Columbia.  A detailed synopsis of those interviews is 
attached hereto as Exhibit B. 
 
Discussions and interview with Downtown CHA Residents were given priority in order to: 

1. Advise Residents directly of the plans being developed to renovate the CHA’s aging Downtown 
Public Housing units; 

2. Give Residents assurances that they will not be displaced without housing options and choices; 
and 

3.  Gather recommendations from Residents for improving their apartments to better meet their 
family needs.  

 
Documented interviews indicated that many residents like living at their present CHA location but would 
appreciate and benefit from various suggested improvements including but not limited to the following: 

 New electric and plumbing systems; 

 Energy efficient appliances and HVAC systems; 

 Ventilation systems in the kitchen (range hoods) and in the bathrooms (vent fans). 

 Additional bathrooms;  

 Improved storage areas;  

 Private outdoor patios; 

 Use of Universal Design to improve accessibility; and 

 Increased energy efficiency to lower utility bills.  
 
These requests have been incorporated into the schematic planning prepared by Capital Consultants, 
Inc. (CCI).  A Scope of Work detailing the plans proposed for each of the housing complex is included in 
CCI’s Capital Needs Assessments of existing stock, attached as Exhibit N. 
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Public Housing Residency and Market Competition 

As of May 2013, the length of Residency of the CHA’s Downtown Residents was as follows: 

Public Housing Residents’ Length of Residency – 294 Downtown Family Site 

Residency 
In Years 

Number of 
Households 

Number of 
Residents 

Percent of 
Residents 

Move-In 
Time Frame* 

40+ 1 1 0.2% Before 1973 

30+ 1 1 0.2% 1974-1983 

20+ 10 11 1.7% 1984-1993 

10+ 15 26 3.9% 1994-2003 

5+ 73 154 23.3% 2004-2009 

2+ 62 158 23.9% 2009-2011 

>2 114 310 46.9% 2012-2013 

Total 276 661 100.0% 1969-2013 

 
Nearly 50% of all Public Housing Residents have lived for less than 2 years in the CHA’s Downtown 
Family Site.   
 
There are several reasons for this high rate of Resident turnover including market competition from 
more modern rental housing units that Residents can access if they are issued a housing voucher 
through the Section 8 Housing Choice Voucher Program. 
 
In September 2012, over 1,500 persons applied for a Section 8 Housing Choice Voucher during the one 
week the waiting list was open with 19% of these applicants currently living in CHA Public Housing units.   
 
Of the 287 occupied Public Housing units located in the CHA’s Downtown Family Site, 122 households 
(43%) applied for a Section 8 Housing Choice Voucher during this time period.  It will be at least two 
years before the Section 8 waiting list is open again. 
 

Public Housing Residents Applying for a Section 8 Housing Choice Voucher  

September 2012 Waiting List Statistics 

Public Housing Location 
Number of 

Housing Units 
Occupied 

Number of Residents 
Who Applied for 

A Section 8 Voucher 

% of Residents 
Who Applied for 

A Section 8 Voucher 

Lincoln Drive 30 14 47% 

Unity Drive 34 17 50% 

Oak/Hicks Drives 20 2 10% 

All Other Downtown Addresses 203 89 44% 

Bear Creek Family Site 73 22 30% 

Oak Towers 147 7 5% 

Paquin Tower 197 15 8% 
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CHA Waiting Lists 

 
CHA’s housing needs have remained high during the past year with 455 households currently on the 
Public Housing waiting list and over 1,500 households on the 2012 Section 8 Housing Choice Voucher 
Program waiting list.  Of these households, 89% of Public Housing and 75% of Section 8 applicants have 
extremely low-incomes at or below 30% AMI.  For more detail on the CHA’s waiting lists, see attached 
Exhibit D. 
 
The CHA periodically opens the waiting list for the Section 8 Housing Choice Voucher Program for one 
week at a time.  Due to the overwhelming demand for housing assistance, the waiting list is then closed 
for two years or more.  Over 1,500 households applied for a Section 8 voucher in September 2012.    This 
represents a 25% increase in applicants as compared to October 2010.  It is expected that it waiting list 
will not open again until sometime 2015. 
 

 Number of Section 8 Housing Choice Voucher Program Applicants 

Year 2008 2010 % Increase 2012 % Increase 

# Applicants 1,000 1,200 20% 1,500 25% 

 
Demand for One-Bedroom Units 

The demand for efficiency and one-bedroom housing units remains very high with 91% of Public Housing 
applicants and 49% of Section 8 applicants eligible to receive assistance for a one-bedroom housing unit.  
Most of these 1,120 applicants are single person households.  For more detail on existing waitlists, see 
attached Exhibit D.   
 
The City of Columbia’s 2010-2014 Consolidated Plan documents a continued high need for housing for 
the elderly and persons with disabilities.  The number of disabled families on the Public Housing (102) 
waiting list remains high.  Black/African American households continue to make up a disproportionate 
number of housing applicants.  (Public Housing Family Sites: 57% and Section 8 Housing Choice Voucher 
Program: 68%) 
 
Significant increases in utility costs have also made it more difficult for low-income households to secure 
and maintain their housing.  Poor energy efficiency of low-income housing units puts families at financial 
risk often leading to unpaid utility bills and the loss of their housing.  In turn, low-income families with 
large debts owed to utility companies are often unable to get utilities turned on without first paying off 
their debt to the utility companies.  This often forces families to move significant distances outside of 
their current utility provider’s service area. 
 
E. Current Investment and the Potential for Development in the Plan Area 
 
The Plan Area in the Heart of Columbia is largely developed with limited large vacant in-fill sites 
available.  There have been limited housing renovations or new developments in this area to date.  Any 
planned renovation of existing housing stock will most likely be accomplished on a piecemeal basis.  
New affordable housing developments will require careful and slow acquisition of deteriorated buildings 
and vacant lots.  
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The neighborhood revitalization and affordable housing expansion efforts have been undertaken by the 
Columbia Community Development Corporation (CDCC), Job Point, and Habitat for Humanity, who have 
collectively built or rehabilitated 30 homes in the Plan Area.  These properties have helped to stabilize 
the neighborhoods in the Plan Area and created new opportunities for homeownership.  These new 
homes are identified on maps in Exhibit B 
 
The City of Columbia has also used its allocation of CDBG and HOME funds to make a significant effort to 
improve housing conditions in the Plan Area by offering the following programs through their 
Community Development Department: 

 Code Deficiency Abatement Program 

 Emergency Repair Program 

 Homeownership Assistance Program 

 Neighborhood Development Housing Program 

 Neighborhood Response Team Demolition Program 

 Owner-Occupied Rehabilitation Program 
 
F. Market & Demographic Analysis:  Documenting  the Need for Affordable Housing 
 
According to the City of Columbia’s 2012 Consolidated Plan, Columbia needs to add 2,512 affordable 
housing units to meet the community demand among low and very-low-income individuals with and 
without disabilities and documents the dramatic needs of the community which CHA, to the largest 
extent possible, seeks to alleviate through its execution of this and future affordable housing 
development plans. 
 
The City of Columbia has and will continue to grow in population due to its dynamic institutions and 
businesses; the largest of the employers are:  the University of Missouri, Stephens College, Columbia 
College, the Harry S. Truman Memorial Veterans Hospital, University Hospital & Clinics, Boone Hospital 
Center, Shelter Insurance Company, and the State Farm Insurance Company.  The City of Columbia’s 
2012 Consolidated Plan projects that the city’s population will grow to about 107,000 by 2015. The 
growth in population and the associated demand for housing and services has inflated the price of land, 
thereby increasing the cost of homes and apartments. The overall demand for housing has increased the 
need for additional decent, affordable housing in Columbia, especially for low-income individuals with 
and without disabilities. 
 
Average gross rents increased from $525 to $675 between 2000 and 2007.  Rising utility costs are using 
a larger percentage of rental subsidy dollars. The Columbia Imagined Plan reports that the city expects 
that by 2014, 39% of renters will continue to have incomes below $20,000/year and most will need 
some form of rent subsidy. Exhibit D to this Plan provides additional demographic information that 
documents the Columbia population with incomes below $15,000. The Columbia Imagined Plan also 
documents the need for affordable housing for individuals and families below 80% of the Area Median 
Income (AMI).  The populations the Columbia Imagined Plan specifically identifies as most in need are 
the low-income elderly and special needs households.  As noted previously, the waiting list for the CHA’s 
Section 8 Housing Choice Voucher Program includes over 1,500 families and the longest CHA Public 
Housing waiting list is for one-bedroom apartments. 
 
The graphs and charts, Exhibit D, document the large number of low-income households, the increasing 
number of vacant homes and the concentration of rental units, and the higher number of African-
Americans living within the Douglass Park Neighborhood, where the highest concentration of CHA 
housing units are located.  
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The census information located in Exhibit D also documents that: 

 In Columbia, 27.5% of the households have incomes below $25,000 and 16.5% of households have 
incomes below $15,000; 

 46.9% of Columbia’s housing stock are rentals while 43.1% are owner-occupied; 

 Within .5 miles of the CHA Administration Building at 201 Switzler Street, 63% of the households 
have incomes that are below $25,000 and 44.5% are below $15,000; 

 Per the 2010 census, within .25 miles of the CHA Administration Building, there are 128 vacant 
homes, the average household income is $17,914, and the average home value is $71,961;   

 Housing stock in this area is also much older with 55% of the housing stock built before 1960 and 
40% built before 1950; 

 Between 2000 and 2010 the area within .25 and .5 miles of the CHA Administration Building, has 
experienced an increase in the number of vacant homes and a decrease in occupied rental units and 
owner occupied units; 

 African-Americans make up 11.5% of the Columbia population yet 46.8% of the population residing 
within .5 miles of the CHA Administration Building is African-American; 

 In 2010, within .5 miles of the CHA Administration Building, there were 2,018 housing units of which 
61.7% are rental units and 19.2% are vacant housing units; it is anticipated that in 2015 there will be 
2,077 housing units of which 60.8% will be rental units while 20.3% are expected to be vacant; 

 Presently, within .25 miles of the CHA Administration Building, 195 rental households and 40 owner 
occupied households have no vehicle. Within .5 miles, 361 rental households and 50 owner 
occupied households have no vehicle; 

 In 2010, the average rent for households within .25 miles of the CHA Administration Building was 
$295 and within .5 miles was $425.  It is worth noting that seemingly affordable rents in this area are 
not reflective of average rents in Columbia at large and are skewed by the concentration of CHA 
subsidized units in the area. 

 
Census information confirms some of the factors contributing to the need to add new affordable 
housing units within a mile of the CHA Administration Building. Within one mile of the CHA, there is a 
disproportionate number of households without a vehicle, a high percentage of very-low-income 
households, and an increasing number of vacant lots and uninhabitable housing buildings. The 
neighborhood has a high percentage of rental households and would benefit from an increase in the 
number of owner-occupied households. 

 
The increase in vacant/uninhabitable properties within 1.0 mile of the CHA Administration Building 
offers opportunities for scattered site residential development for both rental and owner-occupied 
households.  A map of potential redevelopment sites is attached at Exhibit A and identifies where the 
vacant homes and lots are located.  The sites that are identified may change as the existing owners 
make decisions to invest or decide to sell at a time when the CHA may not have an interest.. 
 
Vacant buildings and deteriorating conditions create the perception of an “unsafe neighborhood” and 
an area poor for investment.  However, if CHA is implementing an investment strategy, the vacant 
buildings offer potential for renovation and/or demolition for new construction.  Derelict, occupied 
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buildings often create the greatest challenges to revitalization efforts.  Drug dealers, criminals, and other 
undesirable characters may reside in such properties and create a truly unsafe neighborhood.  
 
The challenges for the Columbia Housing Authority in revitalizing the Heart of Columbia neighborhoods 
are to control many of these vacant land and buildings as is both financially and practically feasible.  The 
Columbia Housing Authority then can create the image of the area being improved and new investments 
are occurring.  Once the market image for the area is changing, other investors will take on other 
properties. Positive market forces will return and the Columbia Housing Authority and its residents can 
see the fruits of its efforts.   
 
The City of Columbia’s Consolidated Plan and the Mayor’s 2008 Affordable Housing Policy Committee 
report also documents the need for affordable housing preservation and development in the Plan Area.  
These goals which are based on the demonstrated need but are very optimistic include: 

 Goal A:  Using supply and demand side strategies provide incentives to allow the purchase of at 
least 300 housing units affordable to those between 50-80% of the Median Family Income 
annually. 

 Goal B:  Provide direct subsidies, including rental assistance and other programs and incentives 
from existing direct mainstream Federal and Stare funded programs; to make at least an 
additional 400 units annually of rental housing, not occupied by students with other means of 
support, affordable to those below 30% of the median income. 

 Goal C:  Provide incentives via state and federal financing, including owner occupied and rental 
housing, to make affordable an additional 400 units annually of housing for those below 60% of 
the median family income. 

 Goal D:  Provide incentives and regulatory relief that will result in the construction and/or 
conversion of 1,000 additional housing units available to the elderly, physically disabled, or 
those with other special needs. 

 
The Affordable Housing Policy Committees report also emphasizes the need for Columbia to establish an 
Affordable Housing Trust Fund to augment the existing financing programs that finance the construction 
and operation of affordable housing.  This need is growing as federal and state financing programs 
shrink or change their priorities for funding. 
 
The Missouri Department of Economic Development and the Missouri Housing Development 
Commission in their Comprehensive Planning analysis have identified five areas of barriers for low-
income individuals in Missouri and used them to frame the activities of their Consolidated Plan. They 
are: 

 Lack of knowledge or education regarding individual housing rights 

 Income 

 Discrimination 

 Lack of affordable housing 

 Ordinances, regulations and policies 
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Elderly and Special Needs Housing 

The availability of affordable housing that does not discriminate against low-income and very low-
income people, especially when they also have disabilities or other special needs, is a major issue in 
Columbia. 
 
As part of CHA’s 2013 strategic plan, a phone survey of affordable housing developments was conducted 
to determine demand in the Columbia marketplace.  See Exhibit B for more detailed survey information 
that was collected.  Of the leasing agents interviewed, all emphasized the need for one-bedroom units 
for individuals aged 55+.  Leasing agents report they are constantly contacted by families and social 
workers needing to place individuals aged 55+ in an independent living housing complex that has 
accessible units and some social activities.  These agents also reportedly long waiting lists and very little 
turnover in their one-bedroom apartments.  These findings are consistent with that reported by CHA 
leasing agents. 
 
They also said the 2-bedroom, 2 bath apartments with washer/dryer hookups are easily leased because 
they meet the needs of elderly applicants as well as mothers with a child.  Moreover, the elderly, often 
with fixed incomes, are very cost conscious and will select a smaller unit if the price between the one 
and two-bedroom apartment is much different. 
 
The CHA’s greatest demand is for one-bedroom apartments because of the high number of individual 
applicants who are single persons, elderly, individuals with disabilities, or single mothers with a very 
young child.  We also know that community-based social services providers serving varying special needs 
populations need one-bedroom apartments for their clients.    The Columbia rental leasing community 
strongly supports adding one-bedroom apartments to the affordable housing inventory.  
 
Excerpts from the September, 2012 Market Study prepared by Development Strategies for the proposed 
Lambeth Apartments project that was submitted to MHDC f is attached as Exhibit E. The market study 
further documents the need for additional affordable housing in Columbia. 
 
Central Business District Concerns 

The potentially negative impact of Downtown Columbia’s business growth remains a concern for low-
income Public Housing Residents of the CHA and the Plan Area who fear that the growing real estate 
needs of the Central Business District will be given a higher priority than the need to maintain existing 
public and other affordable housing stock. 
 
The northern boundary of Columbia’s Downtown Special Business District (SBD) is Park Avenue. The CHA 
owns units on Park Avenue adjacent to the SBD.  With the population growth of Columbia, the demand 
for property adjacent to the SBD will likely increase pressure on the surrounding neighborhoods to be 
demolished for the development of denser and higher use buildings. 
 
The CHA’s Downtown Properties are just outside the City of Columbia’s “desirable” downtown core.  
During this Strategic Planning process, CHA repeatedly and publically stated their plan is to preserve and 
improve their Downtown public housing properties and expand the affordable housing inventory in 
Columbia without eliminating existing housing stock. Despite these proclamations, some Columbia 
residents remain concerned that the CHA will dispose of their Public Housing inventory and replace it 
with apartments that the current CHA Residents cannot afford to rent.   
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This concern may have its roots in the history of Urban Renewal in Columbia; however the policies of the 
past are not supported by current policies, practices or plans of the CHA.   With this in mind, the CHA 
must be sensitive to the history of the area and the effects of Urban Renewal era that resulted in the 
displacement of residents and businesses in the Douglass Park and Sharp End neighborhoods for the 
construction of Public Housing in the CHA’s Downtown properties in the late 1950’s and early 1960’s.   
 
Preserving Existing Public Housing  

While the market demand for higher end housing and commercial development may exist, the CHA 
position remains consistent, the existing CHA land, as well as any of the CHA’s future acquisitions, will be 
preserved as affordable housing because the current Plan Area is an ideal location within the larger city 
to serve the community needs of its Public Housing Residents. 
 
CHA residents are not the only residents in the Douglass Park, Ridgeway, and North Central 
Neighborhoods that are concerned about the future of affordable housing and other development in 
the Plan Area.  As a part of our study of the redevelopment opportunities for CHA, the Plan Team 
conducted interviews with CHA residents, neighborhood residents and leaders, civic leaders and civil 
servants.  Most of those interviewed expressed their strong support for the preservation of existing 
Public Housing units in the CHA’s Downtown properties and the need to expand affordable housing 
options in the Plan Area. They also expressed concerns about pressures to redevelop their 
neighborhoods for other uses.  S    
 
Some area residents do not want their homes (the majority of which were built between 1920 and 
1950) to be demolished and replaced as Columbia’s downtown area continues to expand.  They value 
the residential character of their community and its proximity to the universities and hospitals, major 
employers, public transportation, bike paths and other neighborhood amenities easily accessed by 
pedestrians.  It is this same value for Public Housing Residents that the CHA wishes to preserve and 
protect through its efforts to renovate its Downtown Family Site. 
 
CHA has repeatedly stated that the agency will not tear down, sell or otherwise take action that reduces 
the affordable housing stock available in and around the Plan Area and is demonstrating this 
commitment by making plans to renovate its current Public Housing inventory while also developing 
new and varied affordable housing options. 
 
G. Columbia’s Analysis of Local Impediments to Fair Housing Choice 
 
The Columbia Housing Authority recognizes that the existing CHA Public Housing inventory along with its 
Section 8 Housing Choice Voucher Program and other rental subsidy vouchers cannot meet the 
Columbia’s current affordable housing demands.  The City of Columbia’s Consolidated Plan for 2010-
2014 includes an “Analysis of Impediments to Fair Housing Choice” which identifies the following 
primary impediments to fair housing faced by the Columbia renter community:  

 Lack of funding for affordable housing in general; 

 Lack of funding for fair housing enforcement and education; 

 Discrimination in the rental market based upon race and disabilities; 

 Local codes do not require that accessibility be built into the vast majority of new housing units; 

 A severe shortage of existing rental and owner occupied affordable and accessible housing 
available to lower income elderly and disabled persons; 
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 Neighborhood resistance to housing for those with mental disabilities; 

 The lack of grocery stores within walking or biking distance from much of the existing subsidized 
Public Housing in Columbia; and 

 The lack of access to bus service to local employment centers from existing subsidized and 
affordable housing neighborhoods in Columbia. 

The Columbia Consolidated Plan includes an extensive discussion of the substantial unmet needs for 
affordable housing in general but particularly for persons with disabilities, including but not limited to 
persons affected by serious mental illness.  According to the City’s Plan, there are an estimated 2,512 
low-income persons with disabilities in Columbia but only 349 housing units dedicated for this 
population and at least 1,000 additional units needed by this population alone. 
 
CHA, as a longtime housing provider serving primarily very low-income individuals and families, 
recognizes that many of those receiving housing assistance would benefit from support services that 
enable them to live independently.  In response, CHA has partnered with Burrell Behavioral Health, a 
not-for-profit community mental health provider serving Columbia, to provide on-site support services 
to residents of Oak and Paquin Towers.  Burrell’s staff provides mental healthcare and counseling, 
treatment and support for addiction disorders and social supports geared to enhance health, well-being 
and self-sufficiency, among other services.  The CHA staff and Commissioners believe there are 
immediate needs for similar community support services at all CHA developments. 
 
H. Financing Tools for Redevelopment of the Plan Area. 
 
Columbia Housing Authority (CHA) owns 441 units in the Plan Area which includes 294 units in its 
Downtown Family Site and 147 units in Oak Towers.  The Downtown Family Site units are a mix of one 
and two story townhouses and garden style apartments (single floor), most of which are more than 50 
years old.   Though these buildings have been well maintained, in most cases, buildings have very high 
maintenance costs, little or no insulation, significant plumbing and electrical issues, obsolete floor plans 
and other structural defects that require substantial renovation.   
 
A variety of affordable housing programs should be explored as possible sources to finance the 
renovations of existing stock, as well as new affordable housing development.  With each development 
project, the particular capital needs and other development costs must be balanced with appropriate 
financing sources that allow for the desired housing outcomes.  We do not expect that the broad and 
long-term goals of the CHA will be achieved through a one size fits all financing model, repeated project 
after project until all goals are met.   
 
Instead, with each project the CHA must match its capital and timing needs with the competitive and 
non-competitive financing sources available in order to develop a financing model that is advantageous 
but also advances community needs and competitive financing priorities to the largest extent possible.  
At the same time, maintaining maximum affordability for low-income households may require the CHA 
to reduce a development’s reliance on permanent debt through the layering of multiple gap funding 
sources while maintaining and expanding HUD rental and operating subsidies available to CHA and other 
financial alternatives. 
 
With that in mind, the following sources were identified by the CHA and its Plan Team as possible 
sources of development financing. 
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1. Primary Affordable Housing Development Sources: 
 

a. State and Federal 9% Low-income Housing Tax Credits (LIHTC) are administered by the 
Missouri Housing Development Commission (MHDC) through a highly competitive statewide 
application process conducted pursuant to an annually published Qualified Allocation Plan 
(QAP) which details the Commission’s application requirements, underwriting standards, 
review and selection process and community priorities.   

 
Typically the QAP is published mid-summer with applications due in early fall; credits are 
awarded according to population across three regions: St. Louis, Kansas City and the 
outstate region.  More often than not, developments are not funded with its first or even 
second application. 

 
Generally, CHA’s 9% LIHTC applications should be reserved for new construction 
developments sized between 25 and 50 units.  
 
(See Exhibit L for summary of LIHTC program)  
 

b. State and Federal 4% LIHTC financing is awarded through the same process as MHDC’s 9% 
LIHTC financing.  Because the 4% credit generates less than half the equity of a 9% credit, 
developments financed with 4% credits are only feasible if capital needs are lower and/or 
gap funding is available.  Over the past 4 years, the competition for 4% credits has been 
such that MHDC has sufficient credits to administer two competitive funding rounds, one in 
the fall and one in the spring.  A strong application for 4% credit financing can reasonably 
expect to be funded with its first application. 

 
c. Tax exempt bonds are issued by the Missouri Department of Economic Development (DED) 

are available to all affordable housing developments receiving 4% LIHTC financing from 
MHDC.  Tax exempt bond applications are processed year round and until all bond authority 
for a given period is expended.  For the past 4 years, with a slowdown in economic 
development activities Statewide, DED has allocated only of a fraction of its tax exempt 
bond authority and therefore now is an ideal time to secure tax exempt bond financing. 

 
Using LIHTC Financing to Renovate Downtown Public Housing Properties 

The renovation of the low-rise Public Housing units throughout the Plan Area may be financially feasible, 
utilizing tax exempt bond financing coupled with 4% LIHTCs.  Assuming the cost to renovate the low-rise 
buildings is approximately $65,000 to $85,000 , as preliminary physical needs assessments suggest, tax 
exempt bonds with 4% credits could potentially generate enough subsidy to complete all necessary 
renovations including reconfiguring all or most units by modernizing floor plans, adding larger 
bedrooms, updating kitchens and bathrooms and installing new systems including plumbing, electrical, 
and HVAC.  
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2. Gap Funding Sources for Affordable Housing: 
 

a. HOME funds administered by the Missouri Housing Development Commission and/or the 
City of Columbia are made available at least annually by application.  HOME funds typically 
serve as gap funding for 4% LIHTC and less often 9% LIHTC developments. 

 
b. Community Development Block Grant (CDBG) Funds administered by the City of Columbia 

are also made available at least annually by application.  Federal CDBG appropriations have 
seen drastic cuts in the past few years and are more often allocated to local infrastructure 
projects rather than affordable housing initiatives but should be pursued as a source for 
public capital improvement projects that enhance a housing development, such as sidewalk 
or alley paving, public landscaping or lighting. 

 
c. Federal Home Loan Bank of Des Moines’s Affordable Housing Program through an annual 

competitive application process grants subsidies to a variety of community based affordable 
housing programs.  Under the Bank’s 2013 program Implementation Plan, an applicant can 
request up to $30,000 per unit with a maximum award of $500,000 per application.  
Applications are due in May each year. Applications for subsidies to develop or enhance 
supportive housing that is affordable to very low-income families, persons with special 
needs and homeless households are prioritized.  It is feasible to submit an application to the 
FHLB in May 2014. 

 
3. Tax Incentivized Community and Economic Development Programs: 

 
a. Federal and State Historic Tax Credits can be used for the renovation of properties in 

designated historic districts or those placed on the National Register of Historic Places. 
 

Although the Plan Area has a fascinating history, it is very unlikely that any of the 
neighborhoods in the area will be designated as a historic district for the purposes of 
receiving federal and state historic tax credit for the renovation of the properties.  While the 
CHA Downtown Properties are over 50 years old, the original architectural character has 
been greatly altered through renovation over the years.  The major changes to the roof 
lines, windows, and dormers of the original CHA buildings will likely preclude the buildings 
from qualifying.  Other neighborhood buildings, while generally more than 50 years old, lack 
sufficient architectural significance to achieve historic designation. 

 
b. Tax Increment Financing (TIF), Community Improvement Districts (CID) and other Missouri 

Taxing Districts 
 

Throughout the state of Missouri Tax Increment Financing Districts (TIF), Community 
Improvement Districts (CID), Transportation Development Districts (TDD) and other 
specialized business and other local taxing districts have been created under Missouri 
enabling legislation to allow local municipalities to provide incentives to developers or 
public services to residents in the district.  

 
TIFs and TDDs are typically used to finance commercial developments expected to generate 
substantial sales and/or earnings taxes once in service.  In the case of the Columbia Housing 
Authority’s future developments within the Plan Area, few, if any, non-residential tax 
generating properties will be incorporated in the CHA’s Strategic Plan at this time.  TIFs and 
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TDD are not compatible leverage for strictly residential developments.  Instead, CHA should 
pursue the City of Columbia to provide tax abatement or a payment in lieu of taxes (PILOT) 
to assist in financing of residential developments and/or reduce property tax burdens on 
operations. 

 
If the City of Columbia were to create a TIF district in connection with a new commercial 
development in or adjacent to the Plan Area, the revenues from that commercial 
development could be dedicated to a CHA affordable housing development and such should 
be explored with the City.  This particular approach to TIF districts is quite rare and would 
require significant buy-in from the City of Columbia who would need to act to route 
revenues from the commercial development to the CHA’s affordable housing initiatives.   

 
c. Property Tax Abatement:  In most urban areas in the state of Missouri, cities support 

substantial developments of affordable housing by providing 15 to 25 years of tax 
abatement either under chapter 99 or 353 of the Missouri of statutes.   

 
Tax abatement provided pursuant to Missouri’s Chapter 99 requires the establishment of a 
Land Clearance for Redevelopment Authority.  The City of Columbia and the Columbia 
Housing Authority are familiar with the Land Clearance for Redevelopment Authority 
legislation and once had a Land Clearance for Redevelopment Authority during the Urban 
Renewal Era; it was dissolved in 1963.   

 
If the City of Columbia and Columbia Housing Authority determines that the LCRA process is 
not a viable option to provide tax abatement, then the Columbia Housing Authority (for its 
specific redevelopments projects) can request property tax abatement under Chapter 353.  
Under this Missouri statute, individual developments can form their own redevelopment 
authorities and be approved by the City of Columbia for tax abatement.  An explanation of 
the 353 Missouri law is found in Exhibit F. 
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Section II: Plan Recommendations 
 
When Congress began developing laws and programs to create affordable housing in the 1940’s it had 
no previous experience as to what models of financing and subsidies would be appropriate to create 
quality, safe and sanitary housing.  The Public Housing Authorities across the country have experienced 
the periodic adjustments to policies based upon the programs that did not work and the programs that 
did work.  Much as has been learned about the most appropriate type of housing; models that had been 
sustained over many years.   
 
The Columbia Housing Authority must adjust to new methodologies and programs by the Department of 
Housing of Urban Development.  The Low-Income Housing Tax Credit has been a model for over 25 
years of how to appropriately develop a broader range of affordable housing types throughout the 
country.  The LIHTC program has high standards for housing production which requires quality 
construction, accessibility, energy efficiency, long-term affordability and marketable housing types that 
people desire to live in as opposed to minimum standards of some rental housing designed to make a 
quick, short-term profit for the developer.   
 
The recommendations in this report take into consideration that the Columbia Housing Authority should 
develop quality housing that families and individuals will choose to live in.  As the CHA’s Downtown 
Family Site properties are renovated project by project, the overall feeling of the Heart of Columbia will 
change and the interest of families and individuals wanting to choose the CHA properties will be 
enhanced. 
 
If the Columbia Housing Authority were to continue with the present HUD Public Housing financing 
model, which includes a pro-rated (reduced) and unpredictable operating subsidy combined with 
declining funding for capital projects, it is likely that the condition of the CHA’s Public Housing units will 
continue to age and deteriorate, thereby affecting the stability and unit turnover rate of the Downtown 
Family Site.  This loss of stability would also have a negative impact on the surrounding neighborhoods 
in the Plan Area. 
 
The CHA either has to choose to embrace change and be at the forefront of housing authorities that are 
repositioning themselves or react to the HUD mandates and programs that would likely result in less 
stability and less control of its destiny.   
 
The recommendations in this plan, will allow for occupancy costs to decline, revenues to increase and 
the overall preservation and enhancement of the neighborhoods in the Plan Area to increase. 
 
A. Address Public Housing Operating Subsidy Deficits to Attract Private Equity and Debt Required to 

Renovate Existing Housing Stock While Achieving Long-Term Financial Stability 
 
The Columbia Housing Authority’s operations are currently sustained with occupancy-based operating 
subsidies, the Public Housing capital fund, and administrative fees collected in connection with its 
leasing and management of its Public Housing units and the administration of its Section 8 Housing 
Choice Voucher Program.  
 
Operating under current HUD public housing program regulations, CHA’s annual operating subsidies are 
formulaically calculated by HUD and then “pro-rated” based on federal budget reductions that result in 
annual budget reductions fluctuating from 80% to 100% of calculated need.  In the past seven years, the 



21 

CHA has only received its full operating subsidy calculation one (1) time.  Every other year during this 
time period the CHA has received a “pro-rated” operating subsidy which is not finalized until 4-6 months 
into the CHA’s fiscal year.  The CHA’s Capital Fund for major repair needs has been reduced by 26% over 
the past 12 years, resulting in the deferral of many needed capital improvements. Exhibit XX (Capital 
Fund Chart) 
 
Because of the unpredictable and less than adequate annual operating subsidy and capital funding for 
Public Housing, the CHA must work towards alternative subsidies and income options that allow for the 
collection of sufficient revenues to demonstrate to both public and private financing sources that 
housing operations can be maintained without compromising the longevity of the rental asset; CHA 
must get away from the antiquated HUD Public Housing Authority (PHA) operating subsidy model that 
relegates PHA’s to continually operate “in the red” with less than adequate funding to maintain and 
preserve Public Housing stock. 
 
Due to the unpredictable and insufficient nature of the present HUD Public Housing financing model, the 
CHA must consider converting from existing Public Housing operating subsidies and explore new sources 
of revenue that are stable enough to support continued housing operations. 
 

1. Convert Existing Public Housing Operating Subsidies 
 

In order for the Columbia Housing Authority to renovate, preserve, and modernize its existing 
housing stock while also creating new affordable housing options in Columbia, it must work out a 
plan with HUD to transition its Downtown Family Site Public Housing stock from the current HUD 
Public Housing Rental Subsidy model to rental subsidy models that are more sustainable, flexible 
and allow for the development of properties that meet today’s quality housing standards. 

 
The current HUD Public Housing Rental Subsidy model has been unstable for many years due to 
federal budget cuts which result in decreasing operating subsidies and capital funds that that do not 
keep pace with rising costs and are subject to unpredictable pro-ration and sequestration (across 
the board budget cuts). 

 
Currently, HUD has two programs that the CHA has been researching to determine which aligns 
most ideally with the CHA’s shorter-term development plans for existing Public Housing units, as 
well as its long-term operating plans and financial stability: 

 
a. Voluntary Conversion of Public Housing Subsidies to Housing Choice Vouchers. 

 
This HUD program requires that PHA’s submit a Demolition/Disposition application to the HUD 
Special Applications Center (SAC) if a PHA is considering any substantial renovation or 
replacement of Public Housing units.  This model has been used by PHA’s in the past that have 
experienced high vacancy rates and whose Public Housing units have not been well maintained 
and/or are located in less than desirable areas of the community.  These factors then 
necessitate the PHA to convert their Public Housing subsidies to Section 8 Housing Choice 
Vouchers in order serve more families and to provide them with greater flexibility over their 
housing choices.  This conversion also allows the PHA to remove Public Housing units from their 
inventory and leverage external funding to make substantial renovations or demolish obsolete 
developments.  This program also limits the PHA to only using 20% of the converted housing 
vouchers as Project-Based Section 8 vouchers in their newly renovated development or any new 



22 

developments.  The Rental Assistance Demonstration (RAD) program described below allows 
100% of the converted housing vouchers to be used in the newly renovated development.  
 
b. The Rental Assistance Demonstration (RAD) Program  

 
RAD is a new pilot program designed by HUD to encourage PHA’s to transition from the present 
Public Housing financial model of operating subsidies and capital funds to a financial model 
based on the successful and more stable Project-Based Housing Choice Voucher Program which 
has proven to be a successful Multi-Family housing model for affordable housing developments 
for decades.  In the initial phase of this demonstration program, HUD is allowing 60,000 Public 
Housing units to convert Project-Based Housing Choice Vouchers or Project-Based Rental 
Assistance. 

 
Demonstration Goals 

RAD provides the opportunity to test the conversion of public housing and other HUD-assisted 
properties to long-term, project-based Section 8 rental assistance to achieve certain goals, 
including the preservation and improvement of these properties through enabling access by 
PHAs and owners to private debt and equity to address immediate and long-term capital needs. 
RAD is also designed to test the extent to which residents have increased housing choices after 
the conversion, and the overall impact on the subject properties.  

 
General Program Description 

Applications must be submitted for specific Public Housing properties. Following review and 
selection of application, HUD will provide the PHA with a Commitment to enter into a Housing 
Assistance Payment (CHAP), following which the PHA will have to present a Financing Plan for 
HUD to approve. After HUD approval of the long-term viability of the Financing Plan and 
successful closing of the conversion, the project will receive a long-term Section 8 HAP contract. 
Upon conversion, covered projects will be removed from the public housing program and will be 
released from the public housing Declaration of Trust (DOT).  

 
Additional Information about the RAD Program is available on the HUD web site at: 
http://portal.hud.gov/hudportal/HUD?src=/RAD  

 
A summary of the HUD PIH Notice 2012-32 issued on July 26, 2012 is included in Exhibit H. 

 
2. Explore New Sources of Stable Revenues 

 
In addition to converting to a more stable and sustainable HUD housing subsidy program, CHA 
should also explore additional opportunities to diversify its revenue sources including: 

 Property management contracts with owners of privately owned affordable housing; 

 Developer fees earned in connection with CHA’s renovation of existing units and/or new 
affordable housing projects; and 

 Increased rental income generated from households with higher incomes who are able to 
afford housing without rental subsidies, if and when CHA develops new mixed income 
affordable units. (i.e. developments marketable to both very low-income households as well 
as those with incomes up to 60% of the AMI). 

http://portal.hud.gov/hudportal/HUD?src=/RAD
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B. Leveraging Private Equity and Debt for Substantial Renovations 
 
Based on our current analysis working with CHA staff, the HUD Special Applications Center (SAC), and 
the HUD Rental Assistance Demonstration Program Center (RAD), it is clear that the Rental Assistance 
Demonstration (RAD) program provides the best option that will allow the CHA to pursue state and 
federal Low-Income Housing Tax Credit (LIHTC) financing and other Rental Production funding from 
Missouri Housing Development Commission to make substantial renovations to its aging Public Housing 
units.  Among all available state and federal affordable housing development subsidies, the LIHTC 
program will generate the greatest amount equity for the renovation of the existing properties and/or 
new developments and should be pursued strategically and relied on to the largest extent possible.   
 
As described above in Section I, H: Financing Tools for Redevelopment of the Plan Area there are two 
types of LIHTC funding:  

 The 9% tax credit; and 

 The 4% tax credit.   
 
4% Tax Credit 

There is less competition for the 4% tax credit than the 9% credit since the 4% credit generates less 
equity for the affordable housing development.  If sufficient equity can be generated through a 
competitive application for 4% LIHTCs paired with tax exempt bonds to finance the necessary and 
desired renovation of the CHA’s existing family stock, the 4% tax credit option is the ideal course to 
pursue, given the ready availability of such financing.  
 
Physical Condition Assessment 

The physical condition of the CHA’s Downtown Family Site properties were inspected by Capital 
Consultants, Inc. (CCI) and CCI’s engineering analysis has determined that the most cost effective option 
is to complete major renovations to these Public Housing units by reducing the buildings to their 
masonry shell by removing the roof, floors, and poorly designed interiors, so that all new infrastructure 
can be installed and the floor plans redesigned for a more efficient use of space including additional 
storage and half baths where possible.  Suggestions from Public Housing Residents, with respect to 
indoor and outdoor unit space, were also incorporated in the proposed reconfigurations.  See Exhibit N, 
attached hereto, for CCI’s detailed findings and recommendations. 
 
Phased In Renovations 

Based on the present funding options available through the MHDC and HUD, The Plan Team 
recommends that the 294 Public Housing units in the CHA’s Downtown Family Site properties be 
collectively renovated in 3 to 5 phases over the next 4 to 8 years, depending on the capital needs of 
each grouping of buildings and the availability of competitive funding sufficient to achieve the CHA’s 
long-term goals to renovate these aging Public Housing unit.  (Proposed unit groupings are identified in 
the Conclusion below and in Exhibit I).    
 
If 4% LIHTCs and tax-exempt bonds can generate sufficient equity to complete these much needed 
renovations, the CHA can reasonably expect to accomplish its goals in a shorter time frame with less 
competition for LIHTC funding.   
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Conversion of Operating Subsidies 

As discussed at the beginning of this section, a significant issue requiring resolution when financing 
renovations of existing Public Housing is the antiquated HUD Public Housing operating subsidies model, 
through which HUD requires PHA’s to operate within a “pro-rated” budget that fluctuates annually well 
below HUD’s own calculations of the actual annual cost to operate an apartment unit.  For FYE2013, the 
CHA’s operating subsidy has been pro-rated to 82% of estimated operating costs. 
 
Because of the unpredictable fluctuations in the Public Housing operating subsidy, Public Housing units 
will not generate revenue in excess of the operating expenses to repay any permanent financing or 
provide a stable and predictable revenue stream to attract tax credit investors.  In most cases, PHA’s 
that have renovated or replaced their dated Public Housing properties and/or developed additional 
affordable units utilizing the LIHTC program have converted their rental /operating subsidies or found 
alternative sources of income to make up operating deficits.  In some cases, PHAs (including the St. Louis 
Housing Authority) have built market rate apartments and LIHTC units with no rental subsidy for the 
residents to offset the financial losses on their Public Housing units.  In other cases PHA’s have 
designated Section 8 Housing Choice Vouchers for their new PHA sponsored LIHTC developments. 
 
In addition, HUD is presently reanalyzing the guidelines and policies under which it subsidizes PHA 
operations throughout the country while offering new funding opportunities, such as the Rental 
Assistance Demonstration (RAD) program, described above.  Through RAD and similar subsidy programs, 
HUD is working toward creating permanent and stable financial options that will allow PHA’s to address 
the negative outcomes of long-term undercapitalization that has resulted in a significant backlog of 
deferred maintenance of aging Public Housing units on a nationwide basis.  The federal government is 
moving from the costly yet largely unsustainable Public Housing Authority funding model, to a model 
that allows for better income mixing and the deconcentration of poverty provided through mixed 
financing housing products that are able to attract private equity and conventional financing rather than 
relying solely on government subsidies. 
 
Preliminary analysis indicates that the HUD Rental Assistant Demonstration (RAD) program fits the long-
term goals of the CHA better than other HUD/PHA subsidy conversion programs.  Therefore, the Plan 
Team recommends that the CHA move forward with an analysis to determine the maximum operating 
funding available under RAD and the timeline for completing the conversion process and if appropriate, 
apply to HUD for a RAD conversion while applying to MHDC for LIHTC credits to complete the first phase 
of its planned renovation of existing stock. 
 
The RAD Program Center provides the following example of how the Public Housing operating subsidy 
would be converted to Section 8 Housing Choice Voucher Program Housing Assistance Payment (HAP). 
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Conversion of Some or All of the CHA’s Public Housing Stock 

The RAD program will allow PHA’s to convert their current Public Housing subsidies to Section 8 Project-
Based Vouchers or Project-Based Rental Assistance.  This conversion is a one-to-one conversion of the 
Public Housing operating subsidy and does not require the PHA’s to have any current plans to use the 
funding conversion to leverage any external sources of funding like LIHTC’s or to have any plans to make 
major renovations.  The RAD conversion simply allows the PHA’s to fund its operations through the 
more stable Section 8 Housing Choice Voucher Program financial platform. 
 
Additional analysis is being conducted working in partnership with the RAD Program Center to 
determine the financial feasibility of a RAD conversion for some or all of the CHA’s Public Housing stock.  
This analysis will be presented to the CHA Board of Commissioners and several Public Housing Resident 
and community informational meetings will be conducted to share this analysis before any conversion 
can be approved by HUD or the CHA Board of Commissioners. 
 

RAD Use Agreement 

The RAD conversion must be approved by HUD and is governed by the RAD Use Agreement.  Pursuant to 
the RAD statute, covered projects shall have an initial RAD Use Agreement that: 

 Will be recorded superior to other liens on the property; 
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 Will run for the same term as the initial HAP contract, automatically renew upon extension or 
renewal of the HAP contract for a term that runs with the renewal term of the HAP contract; 

The RAD Use Agreement ensure that the conversion of the Public Housing operating subsidy to the more 
stable Section 8 Housing Choice Voucher Program financial platform will not jeopardize the current use 
of the property to serve the very-low-income families that are currently being served by the PHA. 
 
Public Housing Resident Protections and Mobility Under RAD 

In response to expressed community concerns that conversions to new funding models and the 
development of new housing units will result in displacement of existing residents and a disqualification 
of future low-income applicants, it should be stressed when moving forward with a RAD conversion that 
the CHA Public Housing Resident selection criteria will remain the same.  RAD requires that Residents 
relocated in connection with the renovation of RAD funded units have the right to return to the 
development with no additional screening.  This mandate is in line with the CHA plan to renovate and 
expand in a manner that avoids displacement and adheres to its obligations to serve those most in need 
of safe affordable housing moving forward.   
 
The following is a brief summary of RAD protections for Public Housing Residents affected by a RAD 
conversion.  Please see Exhibit H for more information about the RAD program. 

 No Re-screening of Tenants upon Conversion. Pursuant to the RAD statute, at conversion, 
current households are not subject to rescreening, income eligibility, or income targeting 
provisions.  

 Right to Return. Any residents that may need to be temporarily relocated to facilitate 
rehabilitation or construction will have a right to return to the development once 
rehabilitation or construction is completed. 

 Renewal of Lease. Under RAD, the PHA must renew all leases upon lease expiration, unless 
cause exists.  

 Phase-in of Tenant Rent Increases. If a tenant’s monthly rent increases by more than the 
greater of 10 percent or $25 purely as a result of conversion, the rent increase will be phased 
in over 3 years, which a PHA may extend to 5 years.  

 Public Housing Family Self Sufficiency (PH FSS) and Resident Opportunities and Self 
Sufficiency Service Coordinator (ROSS-SC) programs. Current PH FSS participants will 
continue to be eligible for FSS once their housing is converted under RAD.  Current ROSS-SC 
grantees will be able to finish out their current ROSS-SC grants once their housing is 
converted under RAD.  

 Resident Participation and Funding. Residents of covered projects converting assistance to 
PBVs will have the right to establish and operate a resident organization for the purpose of 
addressing issues related to their living environment and be eligible for resident participation 
funding. 

 Resident Choice and Mobility.  One of the major benefits of the RAD program is that the 
program greatly enhances the choice and mobility of Residents living in the converted Public 
Housing units.  Depending on whether the converted units are Project-Based Vouchers (PBV) 
or Project-Based Rental Assistance (PBRA), residents can move out of the converted Public 
Housing development with housing assistance after living there for one or two years.  Once 
this residency requirement has been met, the Resident will be issued a Section 8 Housing 
Choice Voucher if they choose not to renew their lease.  The Resident can use their voucher 
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anywhere in Columbia and Boone County and may also “port-out” to another PHA with their 
voucher and continue to receive housing assistance through the new PHA. 

C. Plan for Tax Consequences of Financing with LIHTCs:   
 
The use of LIHTC financing will require an organizational restructuring that includes the transfer of LIHTC 
financed housing to a Missouri Limited Partnership, the day-to-day operations of which will remain 
controlled by the Columbia Housing Authority.   
 
The LIHTC program, implemented in connection with the Tax Reform Act of 1986, provided funding 
designed to help affordable housing developers leverage private investment and encourage the 
development of new and innovative affordable housing while incentivizing long-term maintenance. With 
LIHTC funding, for the first time, not-for-profit community-based organizations and Public Housing 
Authorities, as well as for-profit developers were encouraged to partner with private investors to 
develop, own and operate affordable rental housing.    
 
The LIHTC program requires a long-term commitment among development partners, in that the 
program requires units be maintained as affordable housing for a minimum of 15 years or more, 
regardless of the current market conditions.  Future LIHTC financed housing developed by the CHA will 
require the CHA to form a Limited Partnership to own the real estate and manage the property and 
compliance obligations.  The Columbia Housing Authority, as it is currently organized, will be the sole (or 
managing) member of the partnership’s General Partner entity; equity investors will participate as 
Limited Partners providing development equity needed to complete the project in exchange for all tax 
credits made available to the partnership annually by the IRS and Missouri Department of Revenue 
through the first 10 years of the project’s operations as affordable housing. 
 
As managing General Partner, CHA will maintain control over leasing, maintenance and operations 
through the tax credit period and until the partnership agreement allows for transfer of the limited 
partner(s) interest back to CHA (to occur no later than the 15th year of operations)  
 
In addition, the CHA will be designated the Partnership’s Property Manager overseeing leasing, 
operations, compliance and cash flow.  
 
This method of ownership has been tested since the late 1980’s when the first LIHTC developments 
were placed in service.  The corporations investing in LIHTC developments have no interest in managing 
or making determinations about the type of units being developed, the tenant populations targeted, or 
where a development is located, provided the developer can demonstrate a sufficient market demand 
for the proposed housing to ensure full occupancy and the financial stability of the development.  LIHTC 
investors look to strong General Partner to make those decisions and to provide guarantees that all tax 
credits will be delivered and that the property will be maintained as affordable housing, in compliance 
with state and federal regulations, for the 15 years as required by the tax credits.   
 
A number of PHA’s across the country have successfully utilized the LIHTC program to leverage private 
investment that has allowed them to make major renovations to their properties and to develop new 
affordable multi-family housing.  
 
 
 
 



28 

Examples of successful PHA’s using this model are: 
 

 City of St. Louis Housing Authority www.slha.org 

 Jefferson City Housing Authority www.jchamo.org 

 St. Louis County Housing Authority www.haslc.com 
 

 
Public Housing Residents, the CHA, City leadership, and concerned citizens do not have to worry that 
outside corporate interests will change the day-to-day operations of the CHA.   As evidenced by the 
operations of thousands of existing and former LIHTC partnerships, the CHA will continue to make all 
decisions about the operations of CHA developments, pursuant to applicable HUD regulations, and as 
directed by the CHA Board of Commissioners. LIHTC investment partners are only interested in passive 
investments for tax credit activity and will therefore only invest in partnerships backed by very strong 
organizations that can demonstrate a capacity to operate quality affordable housing in compliance with 
the low-income housing tax credit guidelines as established by Congress and administered by the 
Missouri Housing Development Commission. 
 
The low-income housing tax credit, public housing programs, HOME funds, and all other forms of 
financing outlined above are extremely complicated programs. Additionally, the programs change from 
time-to-time as the agencies’ funding priorities change, whether it is the Department of Housing of 
Urban Development, Missouri Housing Development Commission or other affordable housing funding 
providers.  
 
Columbia Housing Authority, with each project undertaken must match its capital and timing needs with 
the competitive and non-competitive financing sources available, to develop a financing model that is 
advantageous but also advances community needs and competitive financing priorities to the largest 
extent possible.   
 
D. Property Tax Abatement:   
 
Presently the Columbia Housing Authority pays no property taxes on the properties that it presently 
owns.  Once the developments are transferred into a Limited Partnership and redeveloped using the 
Low-Income Housing Tax Credit program, by Missouri law, the properties will be taxable.  In order to 
maximize the affordable housing that can be rehabilitated or constructed as a given project, and to keep 
operating expenses and therefore rents low, it is imperative that property taxes be predictable and as 
low as possible.   
 
The affordable rents do not produce sufficient cash flow to allow for unpredictable or high operating 
costs, like real estate taxes.  In most urban areas in the state of Missouri, cities invest in the long-term 
viability of affordable housing developments by providing 15 to 25 years of tax abatement either under 
chapter 99 or 353 of the Missouri of statutes. 
 
Under Missouri’s Chapter 99, Land Clearance for Redevelopment Authorities are created to oversee the 
administration of tax abatement programs.  The City of Columbia and the Columbia Housing Authority 
are very familiar with the land clearance for redevelopment authority legislation and once had a Land 
Clearance for Redevelopment Authority during the Urban Renewal Era; it was dissolved in 1963.    In 
recent years, developers and civic leaders have faced strong and vocal community opposition to 
proposals suggesting the reinstitution of Chapter 99 activities.   
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If the City of Columbia and Columbia Housing Authority determines that the LCRA process is not a viable 
option to provide tax abatement, then the Columbia Housing Authority can ask for property tax 
abatement under Chapter 353 for its specific Public Housing renovation projects.  Under this Missouri 
statute, individual developments can form their own redevelopment authorities and be approved by the 
City of Columbia for tax abatement.  As the Columbia Housing Authority begins renovating its 
properties, discussions with the City of Columbia should occur immediately to determine the City’s 
interest in supporting the CHA’s related tax abatement initiatives. 
 
A summary of the process for tax abatement under Chapter 353 is included in Exhibit H. 
 
E. Educate Public Housing Resident Regarding Their Relocation Rights & Design Relocation Plans that 

Provide Choices and Support. 
 
All temporary or permanent relocation of Public Housing Residents will be executed in accordance with 
the Uniform Relocation Act; tenants will be provided referrals to available comparable housing, moving 
assistance and financial supports such that direct expense incurred in connection with the need to move 
are minimized to the largest extent possible.   
 
It is planned that Residents of the first phase will move either off-site or into another CHA apartment, 
either permanently or temporarily, as decided by the Resident.  In future phases, if timing and unit 
availability permit, Residents will be offered a unit renovated in a previous phase or the option to move 
off-site with a Section 8 Housing Choice Voucher.  Residents choosing to relocate to private rental 
housing with Housing Choice Voucher assistance can do so permanently or move back to public housing 
upon the completion of renovations.   
 
The CHA will abide by the Uniform Relocation Act’s requirements as they relocate Residents during the 
renovation of the buildings.  Specific requirements dictated by the URA can be found on the HUD web 
site; http://www.hud.gov/offices/cpd/affordablehousing/training/web/relocation/overview.cfm.   
 
A summary of the Uniform Relation Act is included in Exhibit J. 
 
The URA ensures that Residents will not be financially impacted by the renovation of their apartment 
and they will be assisted with whatever decision they make regarding their move.  The Residents can 
decide to accept a Section 8 Housing Choice Voucher and permanently move to a privately-owned rental 
property; the CHA would pay for their moving costs. The Residents can elect to remain within the CHA 
properties; their choice will be to move to another CHA apartment or to move temporarily off-site with 
a voucher and CHA paying their moving and re-establishment expenses.  
 
F. Community Housing Trusts, Housing Trust Funds, and Land Banks 
 
In an effort to expand affordable housing choices in Columbia, the CHA should continue to work with 
the City of Columbia and other community partners to develop new programs, incentives and financial 
sources for affordable housing and community development.  Community Housing Trusts, Housing Trust 
Funds, and Land Banks offer some unique opportunities to connect in ways to create more affordable 
rental housing and homeownership opportunities. 

 
 

 

 

http://www.hud.gov/offices/cpd/affordablehousing/training/web/relocation/overview.cfm
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Community Housing Trust 

A community housing trust (CHT) is a private non-profit community organization that safeguards land in 
order to provide affordable housing opportunities.  CHTs buy and hold land permanently; preventing 
market factors from causing prices to rise (see “Land Bank” below). 
 
CHTs build and sell affordably-priced homes to families with limited incomes— the CHT keeps the price 
of homes affordable by separating the price of the house from the cost of the land.  When a family 
decides to sell a CHT home, the home is resold at an affordable price to another homebuyer with a 
limited income.  The goal of CHTs is to balance the needs of homeowners to build equity and gain 
stability in their lives with the needs of the community to preserve affordable home ownership 
opportunities for future generations. 
 
Benefits 

 Help renters buy well-built, affordable housing that allows them to build wealth. 

 Ensure that CHT homes remain permanently affordable to future generations of home buyers. 

 Maximize the use of the valuable housing subsidies that make CHT homes affordable. 

 Build high quality, energy-efficient homes that will be assets for the community. 

 Always owner occupied 

 Always well maintained 

 Virtually eliminates foreclosures 

Exhibit K is an example of a typical Community Housing Trust Land Lease. 
 
Housing Trust Fund 

Housing Trust Funds (HTF) are established sources of funding to support affordable housing 
construction, acquisition, and preservation and related services to meet the housing needs of low-
income households.  Ideally, HTFs are funded through dedicated revenues like real estate transfer taxes 
or document recording fees to ensure a steady stream of funding rather than being dependent on 
regular budget processes.  There are presently more than 250 housing trust funds in cities, counties and 
states throughout the country.   
 
Land Bank 

Land banks are governmental or nonprofit entities that acquire, hold, and manage tax-delinquent or 
abandoned properties.  Land bank entities have the authority to facilitate the resale of foreclosed 
properties or execute a redevelopment plan to mitigate the impacts that vacant properties have on 
communities by achieving long-term planning goals, such as fulfilling affordable housing provisions. 
The Columbia Housing Authority, the City of Columbia, the Columbia Community Foundation, the 
Columbia Community Development Commission, and Job Point have held an initial meeting to discuss 
the formation of each of these three unique entities and have agreed to continue meeting to determine 
the feasibility of creating each entity.  These models have proven to work together very effectively in 
other communities.  The formation of a Housing Trust Fund was recommended by the Mayor’s 
Affordable Housing Task Force in 2008 and included as a promising strategy in the City of Columbia’s 
Consolidated Plan. 
 

Pre-Development Funds 

When developing affordable housing, having funding for pre-development costs often give a proposed 
project the opportunity to complete better site assembly, environmental studies, and overall project 
planning.  Community Foundations and Housing Trust Funds can play a major role establishing a private 
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and publically funded pre-development fund provides “patient” money for pre-development costs 
which is later repaid when a project closes on its financing.  Missouri examples include: 
 

 The Lutheran Extension Fund loaned Better Living Communities, a non-profit developer of 
affordable housing in the City of St. Louis (and an affiliate of Bethlehem Lutheran Church), $1.5 
million that was used to assemble land, demolish structures, conduct environmental surveys 
and cover the costs for the MHDC application; a percentage of the loan was repaid as each 
development project was funded. The loan took nine years to be fully repaid. 

 

 The St. Louis Regional Housing and Community Development Alliance (RHCDA) is a not-for-profit 
organization that assists other not-for-profits to develop affordable housing projects. RHCDA’s 
operations are funded by contributions from lenders, corporations and fees from development 
projects. The primary source of funds for the predevelopment loan program is from a $5 million 
line of credit from State Farm. State Farm lends the funds to RHCDA at 1% up to $1.0 million and 
2% above that; RHCDA lends to projects at 4% that are due when project is funded. State Farm’s 
motivation is their Community Reinvestment Act (CRA) responsibilities for their lending and 
credit activities. 
 

G. Evaluating Potential For Commercial Development:   
 

When embarking on this Plan, it was believed that sites might be available for commercial development 
in the Plan Area surrounding the Downtown Properties.  Only four streets in this area have commercial 
potential: Providence, Garth, Sexton, and Ash.  Upon review of ground and buildings along these sites, it 
appears at the present time that there are insufficient sites available to create a reasonably-sized 
commercial development.  While Downtown Public Housing Residents and their neighbors would like a 
grocery store and other services within the neighborhood, it is difficult to locate or assemble such a site.  
Most commercial uses require at least one to three acres of ground.  In order to assemble such a 
ground, many homes and areas would have to be acquired and demolished, which is not recommended.   
 
Commercial spaces and new developments may be possible on Business 70 or vacant sites on 
Providence north of Worley Street or south of Ash Street.  While these sites may not be in walking 
distance from the Downtown Public Housing properties, they are of a larger scale and within the Plan 
Area.  It is the consultant’s recommendation that the Columbia Housing Authority focus on creating a 
quality residential area in Plan Area and support commercial developments within that framework. 
 
H. Cultivate Community Support:   
 
Over the last nineteen years, CHA Commissioners and staff have worked aggressively and successfully to 
change how the organization operates. CHA has become an organization that builds relationships with 
all levels of the Columbia Community and continues to work to build further support. 
 
The CHA is Columbia’s largest affordable housing provider and intends to expand its role in the Columbia 
community by initiating new affordable housing products, which will require broad support from the 
Columbia business community, local and state government, the development and finance community, 
housing advocates, and a variety of community partners.  
 
CHA tested their ability to garner support for the Lambeth Apartment development submitted to the 
Missouri Housing Development Commission (MHDC) on September 21, 2012 in partnership with New 
Horizons Community Support Services (NHCSS).  NHCSS has spent years searching for a land parcel in 
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Columbia to build affordable housing for their special needs clients. NHCSS signed an option to purchase 
the Lambeth/Clark property 3 ½ weeks prior to the MHDC deadline.  NHCSS staff worked to get the 
project designed and bid while CHA contacted the City of Columbia’s leadership to educate and obtain 
support; the Columbia City Council unanimously passed a resolution on September 17, 2012 supporting 
the project. Although this project was not approved for funding by MHDC, the CHA was able to obtain 
support from the Columbia political leadership and the adjoining neighborhood residents through dialog 
and respectful negotiation of varied community interests. 
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Section III:  Conclusions & Next Steps 
 
The Plan Team presently recommends the following: 
 
A. Analyze the Financial Benefits of the Rental Assistance Demonstration (RAD) Program 
 
The CHA should immediately pursue the financial benefits offered through HUD’s Rental Assistance 
Demonstration (RAD) program.  Under this conversion program, the CHA will be able to leverage private 
investment for Public Housing renovations through the Low-Income Housing Tax Credit (LIHTC) and 
other affordable housing programs outlined in this report in order to fully redevelop all of the CHA 
Downtown Properties. 

 
B. Define Renovation Phases and Determine Best LIHTC Course 
 
Due to the competitive nature and limited resources of both the HUD RAD program and the MHDC 
LIHTC program, it is proposed that the CHA’s downtown Public Housing properties be redeveloped in 3 
sections as follows, provided 4% LIHTC financing is sufficient to meet each project’s capital needs.  The 
names of the PHA developments are the historical names when they were first developed. The “new” 
development sites are not identical to the original sites but are quite similar. 
 

Project 1 – “new” Stuart Parker Apartments / Public Housing Renovations 

Project 1 entails the renovation of the units located on Lincoln, Unity, Worley, Oak, and Hicks streets 
comprising a total of 84 units. These 2 story townhouses and several single story units are all located 
on the western edge of the CHA’s Downtown Properties.  Since this will be the first CHA property to 
be renovated utilizing the new RAD program and tax exempt bonds with the 4% credit from MHDC, 
it is advisable to do smaller project such as the 84 units in proposed project.  Further, the CHA has 
not invested heavily in renovations for these properties as they have in others in the Downtown 
Properties.   

 
Project 2 – Kinney Point Apartments 

Project 2 entails the construction of new housing units on properties that have been acquired by 
CHA at the northeast corner of the intersection of Garth Avenue and Sexton Road, just north of Oak 
Towers.  The design concept for this site will include forty (40) new fully accessible one-bedroom 
units.  A two-story double-loaded corridor building is being proposed that will include supportive 
services for person with disabilities and housing for elderly residents.  These units will require 9% 
Low-Income Housing Tax Credits from Missouri Housing Development Commission. 

 
Project 3 – McQuitty Square 

Project 3 will develop a mix of 15 rental properties comprised of three duplexes and two triplexes.  
Three single-family homes for homeownership are also planned as part of this development.  This 
development is being planned on properties owned by the CHA, the City of Columbia, and the 
Columbia Community Development Corporation (CCDC) in the block bounded by Sexton Road, Garth 
Avenue, Lynn Street, and Oak Street, on the southwest of the corner of the intersection of Garth 
Avenue and Sexton Road, west of Oak Towers.  The design concept for this site will include forty (40) 
new fully accessible one-bedroom units.  Mixed financing from multiple sources is being explored 
for the development of these sites. 
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Project 4 – “new” J.W. “Blind” Boone Apartments 

Project 4 entails the renovation of 140 units that are in and all around the Columbia Housing 
Authority offices on Switzler Avenue west of Providence Road.  These units require substantial 
rehabilitation and would begin after the successful financing of the Lincoln/Unity/Worley/Oak/Hicks 
project in Project 1.   

 
Project 5 –“new” Jesse Wrench Apartments 

Project 4 entails the renovation of the 70 units on Park Avenue east of Providence Road.  These units 
are chosen as the last phase, due to more recent renovations and their proximity to Columbia’s 
downtown business district.  

 
The attached chart reflects the anticipated date of submitting to Missouri Housing Development 
Commission, the type of the credit would be required, and when the construction might be completed.  
In all cases in the chart below, the dates are estimated and are subject to funding from MHDC, approval 
from HUD, and the financial feasibility of the time of submission. 

 
The criteria used to select these groupings were as follows: 

 Age of the developments; 

 Proximity of the developments to each other; 

 The likely amount of 4% LIHTC credits available for outstate projects; and 

 The recent use of stimulus funds and Energy Performance Contract incentives to modernize 
certain units and the use and payback requirements associated with the use of those funds. 

 
It is possible that these configurations will change after discussion with Missouri Housing Development 
Commission and the Department of Housing Urban Development.  Both agencies have criteria and 
restrictions that could preclude the developments outlined.  
 
The number of units that can be grouped into a single project will be reduced to between 25 and 50 
units per project, if the capital needs of any grouping of buildings require we compete for 9% LIHTC 
credits in order to make the project financially feasible.  There is far more competition throughout the 
state for the 9% tax credits; that coupled with strict underwriting standards and caps on the maximum 
credit award to a single project will make it more difficult or impossible to fund larger projects or 
multiple projects with a 24 month period.  

Project Location Units 

Possible 
Submission to 

MHDC Type of credit 
Construction 
completion 

      ONE Lincoln/Unity/Oak/Worley/Hicks 84 Fall 2013 4% Summer 2015 

TWO Kinney Point 40 Fall 2013 9% Summer 2015 

THREE McQuitty Square 21 Conventional None undetermined 

FOUR Providence/Trinity/LaSalle 140 Fall 2015 4% Summer 2017 

FIVE Park Avenue 70 Fall 2017 4% Summer 2019 

      *Other 9% projects may be applied for in 2014 and 2016. 
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As with any LIHTC funded development, the size and scale of projects are often determined by the rules 
and priorities of the funding agency rather than by the desire of the applicant, or the needs of the 
community.  When discussions are held with HUD regarding proposed RAD funding applications, it may 
be determined that it is appropriate to renovate more Public Housing units under one application than 3 
smaller projects.  If that is the case, and the project is feasible utilizing 4% LIHTC credits, CHA and 
consultants will meet with Missouri Housing Development Commission staff to determine how much tax 
exempt bonds and credits might be available in any given year.  
 
C. Work With the City to Complete Public Improvements that Compliment the Developments 
 
It is recommended, that as the Public Housing developments are updated, the CHA should work with the 
City of Columbia to request public assistance with road repaving, new sidewalks, and other 
neighborhood infrastructure improvements. 

 
As part of the CHA 2013 Strategic Planning process, the Plan Team reviewed the capital infrastructure 
needs for the Plan Area surrounding the CHA’s Downtown Properties.  In general, it was determined 
that the roads are adequate and require no special changes.  But in some neighborhoods it is 
recommended that cul-de-sacs be constructed or streets converted to one way to slow or reduce traffic.  
If done so, the roads still provide adequate access to the CHA sites, as well as sufficiently safe streets for 
the children and their families within the properties.  The most serious issues to be addressed in the 
neighborhoods in the Plan Area are the management of stormwater and the sanitary sewer problems.  
 
D. Marketing the New Downtown Properties to Tenants and the Community at Large 
 
It is also recommended that each development be branded and marketed with its own readily 
recognizable name.  Property names should emphasize that they are located in ”The Heart of Columbia”.  
It is believed that by branding the Heart of Columbia as new and exciting area, the CHA it will enhance 
the perception and marketability of its Public Housing neighborhoods and other affordable housing 
developments.   The CHA can become a strong stimulus for the redevelopment to the entire Plan Area, 
as well as its own buildings. 
 
CHA has identified the direction they want to pursue as the primary affordable housing provider for City 
of Columbia; they plan to renovate their existing housing complexes and partner with other parties 
interested in increasing the affordable housing in Columbia. These initiatives will be accomplished over 
time in partnership with City of Columbia, civic groups and not-for-profits involved in development 
and/or affordable housing.  
 
E. Refine Renovation Plans for Existing Inventory 
 
Physical Needs Assessment has been conducted on the CHA’s Downtown housing stock by Capital 
Consultants, Inc. (CCI), the results of which are attached as Exhibit N.  The timing of renovation of each 
complex is dependent upon the approval of the Missouri Housing Development Commission for each tax 
credit application. The Stuart Parker Apartments (Lincoln/Unit/Oak/Worley/Hicks streets) is 
recommended to be the first project CHA will seek LIHTC’s since it is the CHA’s oldest Public Housing 
complex. 

 
The Stuart Parker application to MHDC will be submitted on September 6, 2013.  Once the application is 
approved by the MHDC, the CHA will finalize all architectural plans and other engineering and financial 
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aspect of the development with the MHDC which will then allow the CHA will begin the renovation 
process.  Thereafter, each of the downtown apartment complexes will be submitted over time to MHDC 
for LIHTC financing; other sources of construction and operation financing will be sought. 
 
F. Develop New Affordable Housing Options 
 
CHA plans to expand their current inventory of affordable housing that it owns and manages using non-
PHA financing.  The primary source of financing will be the 9% LIHTC program. CHA should actively 
pursue acquiring vacant land and lots for the development of infill housing. CHA will seek partners, like 
the Columbia Community Development Corporation, that wish to be involved in the pre-development 
financing, expansion of the subsidy sources and the planning of housing types. 

 
The map located in Exhibit A identifies some of the property that CHA could explore as future sites for 
affordable housing developments in the Plan Area.  
 
CHA should also explore purchasing existing apartment complexes that need renovation to expand their 
useful life and/or vacant land that is ideally located and zoned for affordable multifamily housing. 

 
G. Identify New Revenue Sources 
 
CHA can expand its property management role to include its new LIHTC projects and properties 
developed by its non-for-profit partners. 
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