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Housing Authority of the City of Columbia, Missouri 
 


Board Resolution Staff Memo 


 


To: Board of Commissioners 
 
From: Phil Steinhaus, CEO 
 
Date: November 20, 2012 
 
RE: Resolution 2529: A Resolution to Adopt Revisions to the Columbia Housing Authority’s 


General Facility Use Policy for Public Housing Facilities and to Make These Revisions 
Effective December 1, 2012. 


 
 
The Columbia Housing Authority (CHA) has four (4) public housing developments containing 
multiple housing units that constitute neighborhoods of public housing residents living together. 
 
Each of CHA’s properties includes facilities that are owned and maintained by the CHA for the 
benefit of our public housing residents.  Programming and activities in these facilities are 
designed to meet the needs of our residents and to promote the health, education, and quality 
of life for public housing residents with an emphasis on the three goals of our Resident Services 
Department: 


 Helping Youth Succeed In School and In Life. 


 Supporting Families Working Toward Self-Sufficiency; and  


 Enabling Seniors and Persons with Disabilities to Live Independently. 
 
As the CHA has expanded these services to public housing residents, there has been a need to 
more clearly define the CHA General Facility Use Policy for public housing facilities that will also 
help guide the development of site specific policies for each individual facility.  These site 
specific facility policies will be developed by Public Housing and Resident Services 
Management in consultation with Public Housing residents and Resident Associations. 
 
The attached General Facility Use Policy has been posted for a forty-five (45) day public 
comment period and was approved by the Resident Advisory Board (RAB) at their meeting on 
November 1, 2012.  The RAB reviewed this proposed policy at their meetings on October 4, 
2012 and November 1, 2012 and there were no recommended changes to the policy. 
 
 
CEO Recommendation:  Adopt Resolution 2529 approving revisions to the Columbia Housing 
Authority’s General Facility Use Policy for Public Housing Facilities and to make these revisions 
effective December 1, 2012.   







Housing Authority of the City of Columbia, Missouri 
 


Board Resolution 
 


 


RESOLUTION #2529 
 


A Resolution to Adopt Revisions to the Columbia Housing Authority’s General Facility 
Use Policy for Public Housing Facilities and to Make These Revisions Effective 


December 1, 2012. 
 
WHEREAS, The Columbia Housing Authority (CHA) has four (4) public housing 


developments containing multiple housing units that constitute neighborhoods of public housing 
residents living together; and 


WEREAS, Each of CHA’s properties includes facilities that are owned and maintained by 
the CHA for the benefit of our public housing residents; and 


WHEREAS, Programming and activities in these facilities are designed to meet the 
needs of the CHA’s public housing residents and to promote the health, education, and quality 
of life for public housing residents with an emphasis on the three goals of our Resident Services 
Department; and  


WHEREAS, These three goals include; 1) Helping Youth Succeed In School and In Life; 
2) Supporting Families Working Toward Self-Sufficiency; and 3) Enabling Seniors and Persons 
with Disabilities to Live Independently; and 


WHEREAS, As the CHA has expanded services to public housing residents, there has 
been a need to more clearly define the CHA General Facility Use Policy for public housing 
facilities that will also help guide the development of site specific policies for each individual 
facility; and  


WHEREAS, The General Facility Use Policy has been posted for a forty-five (45) day 
public comment period and was approved by the Resident Advisory Board (RAB) at their 
meeting on November 1, 2012; and 


WHEREAS, In general, the use of CHA facilities is limited to use by CHA Public Housing 
Management, the Resident Services Department, public housing residents, and Resident 
Associations for the benefit of CHA public housing residents. 


NOW, THEREFORE, BE IT RESOLVED that the Board of Commissioners of the 
Housing Authority of the City of Columbia, Missouri hereby adopts Resolution 2529 adopting  
revisions to the Columbia Housing Authority’s General Facility Use Policy for Public Housing 
Facilities and making these revisions effective December 1, 2012. 


 
 
_________________________________ 
Marvin Kinney, Chairman 
 
 
 
_________________________________ 
Phil Steinhaus, Secretary 
 
Adopted November 20, 2012 
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CHA General Facility Use Policy 


CHA Public Housing Developments 


The Columbia Housing Authority (CHA) has four (4) public housing developments containing multiple 
housing units.  These developments make up neighborhoods of public housing residents living 
together as follows: 


Property Name Location Size 


 Providence Family Townhomes Central Columbia 294 units 


 Bear Creek Townhomes Elleta Boulevard 78 units 


 Oak Towers  700 N. Garth Ave. 147 units (seniors) 


 Paquin Tower  1201 Paquin St. 200 units (disabled & seniors) 
 


Facility Management 


The Public Housing Managers for each of these public housing developments are responsible for 
managing, scheduling, and maintaining all of the facilities associated with their properties.  In most 
instances the Public Housing Managers will coordinate the scheduling and use of CHA facilities with 
the Resident Services Department and their assigned Resident Services Coordinators.  Public 
Housing Managers and Resident Services Coordinators will work with their respective public housing 
residents and Resident Associations to coordinate the use of CHA facilities. 
 


Goals for CHA Facility Use 


Each of CHA’s properties includes facilities that are owned and maintained by the CHA for the benefit 
of our public housing residents.  Programming and activities in these facilities are designed to meet 
the needs of our residents and to promote the health, education, and quality of life for public housing 
residents with an emphasis on the three goals of our Resident Services Department: 


 Helping Youth Succeed In School and In Life. 


 Supporting Families Working Toward Self-Sufficiency; and  


 Enabling Seniors and Persons with Disabilities to Live Independently. 
 


CHA Programs, Services and Activities 


Programs, services, and activities are provided by the CHA based on the needs of our residents and 
Resident Associations, and the availability of resources to adequately conduct, supervise, and monitor 
programs, services, and activities in order to ensure the health and safety of all participants.  In many 
instances, the CHA works together with other community-based organizations to make these 
programs, services, and activities available for the direct benefit of public housing residents. 
 
In general, the use of CHA facilities is limited to use by CHA Public Housing Management, the 
Resident Services Department, public housing residents, and Resident Associations.  The Public 
Housing Managers, Resident Services Department, and each property’s Resident Association may 
choose to co-sponsor programs, services, and activities with other community organizations that meet 
the criteria outlined below. 
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Criteria for the Use of CHA Facilities 


The following criteria will be used by CHA Public Housing Managers and Resident Services 
Coordinators in approving the use of CHA facilities: 


 Does the use promote the health, education, and/or quality of life for public housing residents? 


 Does the use help youth succeed in school and in life? 


 Does the use support families working toward self-sufficiency? 


 Does the use enable seniors and persons with disabilities to live independently?  


 Are there resources available to adequately conduct, supervise, and monitor programs, services, 
and activities in order to ensure the health and safety of all participants?  (e.g. building staff, 
custodial services, program staff, security staff, etc.) 


 How many public housing residents are being served by the program?  


 Does the use serve a majority of public housing residents, if others persons are also being served 
or invited to participate? 


Use of CHA Facilities by CHA Resident Associations should meet the following criteria: 


 Does the use promote resident participation and the active involvement of residents in all aspects 
of the Housing Authority’s overall mission and operation? (24 CFR 964.11) 


 Does the use promote partnerships between residents and the CHA which build, strengthen, and 
improve public housing while creating positive changes in lifestyles and thus improving the quality 
of life for public housing residents, and the surrounding community? (24 CFR 964.14) 


 


Facility Use by Outside Organizations 


Due to the high demand for the use of CHA facilities by the Resident Services Department and CHA 
Resident Associations, very limited use of CHA facilities is granted to outside organizations or 
individuals not working with or related to the CHA, the Resident Services Department, or CHA 
Resident Associations.  For the most part, current use by outside organizations has been 
“grandfathered in” due to their historical use of the facility and new requests to use CHA facilities by 
outside organizations for activities unrelated to the health, education, and quality of life for public 
housing residents are not being accepted. 
 
Any facility use by outside organizations must be approved by the Public Housing Manager of the 
respective public housing development or the Resident Services Department in accordance with any 
established policy for each specific facility.  Rental fees, deposits, and other charges may apply as 
determined by each individual facility policy.  Where possible, a certificate of insurance or hold-
harmless agreement shall be provided by the persons or organization using CHA facilities. 
 


Facility Maintenance and Monitoring 


CHA is responsible for maintaining all CHA facilities and monitoring their proper use.  Facility 
maintenance includes building upkeep, utilities, and custodial services.  Use of CHA facilities by 
groups of public housing residents or CHA Resident Associations may require that a CHA staff person 
be present to assist with building security, monitoring proper facility use, and assistance with 
equipment operation.  Special custodial services may be required as necessary. 
 
In most cases, the cost of these services will be planned and budgeted for by the Public Housing 
Manager, the Resident Services Department, or CHA Resident Associations.  Use of a CHA facility 
may be denied if there are not resources available to adequately conduct, supervise, and monitor 
programs, services, and activities in order to ensure the health and safety of all participants.   
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Proper Facility Use 


Failure to abide by CHA facility use polices will result in the loss of facility use privileges.  Proper care 
and appropriate use of CHA facilities and any associated equipment must be practiced at all times.   
 
Improper use to CHA facilities includes but is not limited to the following: 


 Damaging CHA property, materials, or equipment through negligence or improper use. 


 Failure to follow the prescribed policy for cleaning the facility after a program or activity. 


 Improper cooking, food storage, or disposal of food and food-related items. 


 Unauthorized use of other non-assigned areas of the CHA facility. 


 Unauthorized use of CHA materials or equipment.  


 Criminal activity of any kind including violence, peace disturbances, or drug-related activity. 


 Any activity that threatens the health and safety of others. 


 Any activity that interferes with the rights of others using the facility. 


 Alcohol use is not permitted in CHA facilities, except by special permission of the CHA CEO. 


 No firearms or dangerous weapons of any sort are allowed in CHA facilities. 


 Any other use or activity not-approved by the CHA Public Housing Manager or Resident 
Services Department. 


 


Use of CHA Facilities During an Extreme Emergency 


It is the intent of the CHA to cooperate with the Boone County/Columbia Office of Disaster 
Preparedness to provide acceptable facilities for use during an extreme emergency situation in the 
community. However, the first concern will be to provide for the safety and care of the public housing 
residents living in CHA properties. Once that concern has been satisfied, every effort will be made to 
cooperate with requests to meet other community needs.  
 
In the event a need arises, the request for use of CHA facilities should be made to the CEO, or to a 
designated representative of the CEO. The Office of Disaster Preparedness will be provided a list of 
CHA Public Housing Managers who are authorized to grant such use. The CHA representative will 
work with the Disaster Preparedness Office to determine available facilities and establish acceptable 
conditions for use.  
 


Specific Facility Use Policies and Procedures 


This policy is designed to give general guidance for the use of CHA facilities.  Specific facility use 
policies and procedures may be established by the CHA Administration, Public Housing Managers, or 
the Resident Services Department.  These specific policies and procedures should be designed to 
ensure the health and safety of all participants and comply with the CHA General Facility Use Policy.  
In the event of a question about facility use policies and procedures, the CHA CEO will make the final 
determination for the use of the facility in the best interests of the Columbia Housing Authority and its 
residents. 
 





		R-2529m Adopt Changes to the CHA General Facility Use Policy (11-20-2012) Staff Memo

		R-2529 Adopt Changes to the CHA General Facility Use Policy (11-20-2012)

		General CHA Facility Use Policy 10-01-2012 (Draft)
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HOUSING AUTHORITY OF THE CITY OF COLUMBIA, MISSOURI 


BOARD OF COMMISSIONERS ANNUAL RETREAT  


October 16, 2012 MEETING MINUTES 
 


I. Call to Order: 


The Board of Commissioners of the Housing Authority of the City of Columbia, Missouri 
(CHA) met in open session on October 16, 2012, in the Training Room of the Columbia 
Housing Authority Administration Building, 201 Switzler St., Columbia, Missouri  65203.  
Mr. Marvin Kinney, Chair, called the meeting to order at 5:35 p.m.   


II. Roll Call: 


Present:    Marvin Kinney, Chair 
   Genie Rogers, Vice-Chair 
   Mary Anne McCollum, Commissioner 
   Max Lewis, Commissioner 


Peter Stiepleman, Commissioner 
       


CHA Staff: Phil Steinhaus, ElTonya Rhoades, Rick Hess, Lee Radtke, Mary Harvey, 
and Cornellia Williams.  


Guests: Ken Nuernberger, ND Consulting Group 
   Michele Duffe, ND Consulting Group 
   Tim Person, Tim Person and Associates 


 Sean King, Capital Consultants, Inc. 


Residents: Wilma Blair and Larry Logan 


Visitors: Mary Hussman and Joan Wilcox 


Reporters: Trevor McDonald, Columbia Missourian  


III. Adoption of Agenda:  


Mr. Kinney called for a motion to adopt the agenda as presented.  Motion made by Ms. 
Rogers. Second by Ms. McCollum. All Commissioners voted “aye” and Mr. Kinney 
declared the agenda adopted as presented.    


IV. Approval of September 18, 2012 Open Meeting and Closed Meeting Minutes: 


Mr. Kinney called for a motion to approve the minutes from the open and closed meeting 
of September 18, 2012. A motion was made by Ms. Rogers. Second by Mr. Lewis. All 
Commissioners voted “aye” and Mr. Kinney declared the motion approved.  
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V. Approval of August 21, Closed Meeting Minutes:  
 
Mr. Kinney called for a motion to approve the minutes from the closed meeting of August 
21, 2012. A motion was made by Ms. Rogers. Second by Mr. Lewis. All Commissioners 
voted “aye” and Mr. Kinney declared the motion approved.   


VI. Public Comment:  


There were no public comments 


RESOLUTIONS 


VII. Resolution 2521: To Approve a Five-Year Lease Amendment with the Columbia 
Public School District for the Property Located at 403 Park Avenue, the Site of the 
Park Avenue Child and Family Development Center.  


Mr. Kinney called for a motion to bring Resolution 2521 before the Board. A motion was 
made by Mr. Lewis. Second by Ms. Rogers. 


Mr. Steinhaus stated that the 40 year lease for the property located at 403 Park Ave. has 
expired and that Columbia Public Schools would like to renew the lease in 5 year 
increments.  


Mr. Kinney called for a motion to approve Resolution 2521 as presented. A motion was 
made by Ms. Rogers. Second by Mr. Lewis. Upon a roll call vote of the motion, the 
following vote was recorded: 


Yes: Lewis, Stiepleman, Rogers, Kinney 


No: None 


VIII. Resolution 2522:  To Authorize the Submission of a Grant Application to the U.S. 
Department of Housing and Urban Development for Emergency Capital Needs 
Funding for Safety and Security Measures Utilizing FY2012 Funds to Install 
Security Camera Systems on Park Avenue in the Area of the Park Avenue Child 
and Family Development Center. 


Mr. Kinney called for a motion to bring Resolution 2522 before the Board. A motion was 
made by Mr. Lewis. Second by Ms. Rogers.  


Mr. Steinhaus said that it has become necessary to submit an application for funds that 
Congress set aside each year for Safety and Security. He shared that due to an increase 
in crime near the childcare center, it is necessary to install surveillance cameras in that 
area. He noted that there have been complaints about inappropriate activity around the 
building during nighttime hours. Mr. Steinhaus shared that the focus of the cameras will 
be on Park Avenue between Providence Road and Fifth Street.  


Mr. Kinney called for a motion to approve Resolution 2522 as presented. A motion was 
made by Ms. Rogers. Second by Mr. Lewis. Upon a roll call vote of the motion, the 
following vote was recorded: 


Yes: Lewis, Stiepleman, Rogers, Kinney 


No: None 
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IX. Resolution 2523: To Authorize (1) Recommended Changes to the Employee 
Retirement Plan Design; (2) the Transfer of our Record-keeping from Principal 
Financial Group to TPP Retirement Plan Specialists, LLC; and (3) the CEO to Make 
Decisions about Administrative Details in the Plan Design Regarding Employee 
Loans and Making These Revisions Effective January 1, 2013. 


Mr. Kinney called for a motion to bring Resolution 2523 before the Board. A motion was 
made by Mr. Lewis. Second by Ms. Rogers. 


Mr. Steinhaus said that information in regards to the Columbia Housing Authority 
Retirement Plan was provided at a Special Meeting on October 8, 2012 and questions 
expressed at that meeting were answered in the memo provided. He noted that it is not 
necessary to extend the plan to part time employees.  


 Ms. Harvey shared that there are currently 52 full-time employees and 14 part-time 
employees.  


Mr. Kinney called for a motion to approve Resolution 2523 as presented. A motion was 
made by Mr. Stiepleman. Second by Ms. Rogers. Upon a roll call vote of the motion, the 
following vote was recorded: 


Yes: Lewis, Stiepleman, Rogers, Kinney 


No: None 


X. Public Comment:  


No public comment. 


XI. Commissioner Comment: 
 
Ms. Rogers shared that she would like to thank everyone for their acts of kindness 
during her absence. 
 


XII. Adjournment of General Business Meeting.  
 
Mr. Kinney called for a motion to adjourn the general business meeting enter into the 
Board Retreat. A motion was made by Mr. Lewis. Second by Ms. Rogers. All 
Commissioners voted “aye” and Mr. Kinney declared the motion approved.  


BOARD RETREAT 


I. Introduction of Plan Process:   
 
Mr. Nuernberger introduced Mr. King, Ms. Duffe, and Mr. Person as his partners and 
reviewed the entities they represent and the duties they are responsible for as 
consultants to the CHA for the development of affordable housing. He shared that the 
Missouri Housing Development Commission (MHDC) application for Low-Income 
Housing Tax Credit (LIHTC) funding for the Lambeth Townhomes development is 
complete and that he is very pleased with the results.  
 
Mr. Nuernberger gave an overview of the planning efforts to date regarding the process 
for working with CHA staff to a strategic plan for the development to affordable housing.  
He said there has been a focus to develop future project objectives, gather market data, 
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and analyze existing housing stock and that he will discuss what has been learned in all 
areas. He also shared that planning needs to focus on having the maximum impact with 
limited resources.  
 
Ms. Duffe expressed that she had received and reviewed historical information about 
Columbia’s urban renewal process and past plans and public housing projects done in 
the community. She that during this time period, Columbia had a thriving African-
American business community and associated neighborhoods that had significant needs 
to improve streets, sewers, water and light systems and related public infrastructure. Ms. 
Duffe noted that the intention of an renovations to public housing units is not to displace 
families.  
 
Mr. Nuernberger identified the Douglas Park and North Central neighborhood areas as 
places where there may be some lots and houses that are vacant and available for sale 
and redevelopment. He described the borders of this area being as far north as Sexton 
Road and as far south as Ash Street. 
 
Mr. Person expressed how gathering opinions from a variety of people is a very 
necessary part of the information gathering process. He elaborated on meetings that 
have been held with individuals who previously and currently live in public housing which 
has produced tremendous feedback. He said that there were some organizations that 
they were unable to meet with.  Overall he thought there was a lot of good participation. 
Mr. Person noted that people are very passionate about the Columbia Housing 
Authority, talked well about it, and would like to live here. He also noted that people 
working against the process have been the most frustrating.  


II. Description of Existing Public Housing Conditions: 


Mr. King described the exterior of the public housing units located in area of Lincoln and 
Unity Drives.  He stated that that the entries lack individual identity and all units have the 
same front doors with no overhead protection. He shared that other conditions include 
aluminum windows that have reached their expected use; there are new roofs 
constructed on top of old ones; kitchen cabinets that have reached expected use; poorly 
designed stairways, narrow bedrooms in 2 bedroom units, concrete floors that are not 
connected to the foundation, failing plumbing, outdated HVAC systems, inadequate 
electrical panels located over the kitchen range, and the lack of proper ventilation in the 
bathrooms and in the kitchen. He said that the masonry exterior appears to be in good 
condition.  Mr. King said that the preliminary results of the physical needs assessment 
indicates that it would be more cost effective to renovate the interiors of the buildings 
and reconfigure the interior designs than to demolish the buildings and build new 
structures.   


Ms. Duffe said that in regards to potential development sites and opportunities for 
developing new affordable housing, she has sent letters to a variety of property owners 
and has received some responses regarding their interest in selling their properties. She 
stated that some owners want a large amount of money for a small amount of property. 
She expressed that there is not much opportunity for properties in the area and that it 
may be necessary to look at properties outside of the boundaries.  


III. Dinner: 


The Board and staff took a break for dinner. 
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IV. Plans for the Future: 


Mr. King listed a number of items necessary to renovate the existing units including: new 
plumbing, new wiring, updated heating and cooling systems, ground floor slabs, 
underground piping, new cabinets and new roofs which will cause a need for extensive 
demolition. 


Mr. Nuernberger stated that in planning for the future it will be necessary to renovate the 
existing housing stock. He said that it will also be a good idea to partner with 
organizations in the area to provide more affordable housing. He mentioned 
organizations like the Columbia Community Development Corporation, New Horizons, 
and Burrell Behavioral Health as possible partners and that new developments should 
not only be constructed in the Douglas park neighborhood area but in other 
neighborhoods as well. He expressed the necessity to develop on vacant or 
underutilized land rather than to try to acquire properties with existing structures for 
redevelopment. 


Mr. Nuernberger talked about the possible changes to the flow of traffic and other 
physical changes that may be created in the Douglas Park Neighborhood due to 
redevelopment. He noted that as new affordable housing development occurs in the 
neighborhood, there may be new commercial that also occurs as the community is 
revitalized. He mentioned the possibility of a small grocery store or similar retail services. 


V. Commercial Potential 


Mr. Person discussed the areas with potential for commercial development to occur as 
part of the planning process for developing affordable housing. He said that the support 
of the community is very necessary in the planning process and that commercial 
development will occur as the neighborhood is redeveloped. He discussed the need for 
seeds and the motivation to go out and seek developers in order to develop small stores 
like an Aldi grocery store or a Sav-a-Lot. Mr. Person noted how important it is to use 
economic development tools as part of the planning process. 


VI. Financing 
 
Mr. Nuernberger discussed the importance of financing for future planning. He said that 
one option is to use 4% Low-Income Housing Tax Credits (LIHTC) with tax exempt 
bonds to revitalize aging public housing units.  He said that another option would be to 
apply for the 9% LIHTC as with the Lambeth Apartments. He discussed the use of mixed 
financing programs that could also use HUD HOME Funds and Community 
Development Block Grant (CDBG) funds to make projects successful and expand 
affordable housing. Mr. Nuernberger noted that the strategic planning process will 
continue to concentrate on HUD’s support and promotion of use of the LIHTC program 
for the renovation of aging public housing units. He said that he would provide more 
information on how the LIHTC program works in the future and that the Board will be 
invited to these sessions. He said as the strategic planning process progresses, the 
physical needs assessment process will analyze the CHA units on Lincoln and Unity 
Drive in order to prepare for a possible application to the MHDC for 4% LIHTC funding in 
March of 2013. 
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VII. Adjournment 
 
Mr. Kinney called for a motion to adjourn the meeting. A motion and second was made 
by Mr. Stiepleman. The meeting was adjourned at 7:50 p.m.. 


 
_____________________________________ ____________________ 
Marvin Kinney, Chair Date  
 
 
_____________________________________ ____________________ 
Phil Steinhaus, Secretary Date 
 


 
 
Certification of Public Notice 
 
I, Phil Steinhaus, Secretary of the Housing Authority of the City of Columbia, Missouri, do 
hereby certify that on October 12, 2012, I posted public notice of the October 16, 2012 Board of 
Commissioners Meeting and distributed copies of the notice and agenda to the Board of 
Commissioners and the local media.  The meeting notice and agenda were also distributed to 
the public upon request. 
 
The complete meeting agenda packet was also posted to the Columbia Housing Authority web 
site at:  www.ColumbiaHA.com (About Us, CHA Board).  A complete agenda packet was 
also available for review at the CHA Administration Building, 201 Switzler Street during regular 
business hours Monday-Friday, 8:00 a.m. – 5:00 p.m. 
 
_____________________________________ ____________________ 
Phil Steinhaus, Secretary    Date 



http://www.columbiaha.com/
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Current Events – November 2012 


Good News!  Good News items are now being included in the monthly management reports for 
each department.  Other current events items may also be included in these reports. 


Current Events 


Current event items related to the CHA Affordable Housing Initiative are included in the Board 
report from the CEO.  


 Phil Steinhaus met with the new Salvation Army Majors Richard and Beth Trimmel on 
October 22, 2012 and gave them a tour of CHA properties and discussed housing and 
homelessness issues in Columbia. 


 Phil Steinhaus attended a community “summit” on homelessness with clergy and laypersons 
from downtown and other area churches.  A variety of elected officials and representatives 
from health and human service agencies also attended. 


 Phil Steinhaus continues to attend meetings of the Downtown Leadership Committee as an 
ex-officio member.  The DLC has been discussing the possibility of using Tax Increment 
Financing (TIF) to fund economic development in downtown Columbia.  The possibility of 
using TIF to also support the development of affordable housing is also being discussed.  
The DLC is planning additional community forums on the use of TIF to fund economic 
development. 


 Phil Steinhaus attended a Neighborhood Congress focusing on affordable housing on 
October 23, 2012.  The congress was sponsored by the City of Columbia’s Department of 
Community Development and Office of Neighborhood Services. 


 Phil Steinhaus and Gay Litteken attended the annual Landlords Against Crime meeting on 
October 25, 2012.  The CHA was presented with an award for the Most Successful Crime-
Free Housing Strategy. 


 CHA held its annual Health and Safety Fair for all employees on October 26, 2012. 


 Phil Steinhaus and Gay Litteken facilitated a second meeting with staff from the City of 
Columbia, Central Missouri Community Action, and the Associated Students of the 
University of Missouri (ASUM) to discuss strategies for educating renters in Boone County 
about ways to reduce their utility bills and to make wise consumer choices in rental housing 
as it relates to the energy efficiency of the rental property.  A student internship was 
established to lead the effort and CMCA submitted a CDBG grant application to create a 
web site that would promote fair housing, energy efficient rental housing, and other tenant 
rights and consumer information. 


 Phil Steinhaus attended the annual City Boards and Commissions reception. 


 Phil Steinhaus, April Steffensmeier, and Janie Bowen met with Deborah Beste, Executive 
Director of Phoenix Programs to discuss implementing an Eviction Diversion Program 
partnership that would create a partnership with Phoenix Programs and the CHA to 
intervene with public housing who are potentially having problems with the abuse of alcohol 
and other substance abuse that could result in their eviction from public housing.  Phoenix 
Program received funding for this program for 2013 through the Heart of Missouri United 
Way Community Impact funding model. 







 Phil Steinhaus, Rick Hess, Mary Harvey, and Shari Harwood met with Michael Benson from 
UBS Financial Services in Kansas City, Missouri on November 7, 2012 to review the new 
CHA employee retirement plan design for 2013.  We also met with attorneys from Spencer-
Fane to review legal issues related to the plan design. 


 Phil Steinhaus and Jody Miller from Simon Associates Architects met with the Universal 
Design Coalition to discuss methods for incorporating universal design features into future 
affordable housing development projects. 


 The Housing 101 informational workshop was held on November 14, 2012 to share 
information about CHA’s housing and family self-sufficiency programs with case managers 
and other health and human service providers.  Thirty-five persons attended the workshop. 


 The annual Section 8 Landlord Appreciation Luncheon was held on November 15, 2012.  
The luncheon was well attended and CHA staff did an excellent job presenting information 
about the Section 8 Housing Choice Voucher Program and other Family Self-Sufficiency 
programs offered by the CHA.  A question and answer session was also conducted to solicit 
feedback from the landlords and property managers participating in the program. 


 Several recent news articles are attached to this report. 








Housing Authority of the City of Columbia, Missouri 
 


Board Resolution Staff Memo 


 


 
To: Board of Commissioners 
 
From: Phil Steinhaus, CEO 
 
Date: November 20, 2012 
 
RE: Resolution 2524:  A Resolution to Approve the CHA Employee Medical Benefits 


Package for CY2013 


 
 


As part of our annual budgeting process, an employee benefits package is finalized once we 
have received quotes for our medical benefits package which is funded on the calendar year.   
 


This year’s benefits package focused on the following priority: 


 Managing CHA’s increasing costs for medical insurance benefits while also retaining a 
strong benefit plan for CHA employees. 


 


Health Insurance 
 
Our health benefits broker, Tom Kayser with Sundvold Financial, solicited and received a 
favorable quote from Coventry at 10.3% less than our current rate.  CHA’s current provider 
United Health Care’s quote came in at a 7% increase for CY2013.  Costs for health insurance 
for the past five years have increased as follows: 
 


2008 2009 2010 2011 2012 


12.15% 9.9% 21.2% 4.7% 3.1% 
 


Mr. Kayser presented United Health Care’s renewal of our existing plan and a very similar plan 
option from Coventry, both of which are attached for your review.  After reviewing each option, 
we are proposing the acceptance of Coventry’s proposal that will decrease our health insurance 
costs by 10.3% for CY2013. This plan varies from our current plan as follows: 


1. The Family Deductible will drop from $3,000 to $2,000. 


2. The maximum out-of-pocket expense for employees will increase from $1,000 to $2,000; 
and the maximum family out-of-pocket expense will increase from $3,000 to $4,000, but 
employees can apply co-pay expenses towards these maximum, which were not 
included in United Health Care’s maximums.  


3. Under this plan, an employee with a single plan pays 10% of their premium and will pay 
10.3% ($2.75) less per pay period for a total of $71.46 less per year.  Employees with 
dependent coverage pay 10% of their premium and 60% of their dependents premium. 
Employees with spouse coverage will save $500.15/year; employees with children 
coverage will save $393.01/year; and employees with family coverage will save 
$821.70/year. CHA’s portion of the premium will drop $36,730 based on current 
employee enrollments.  


 







 


Dental Insurance 
 
CHA pays 50% of each employee and their dependent’s dental premiums. This year’s renewal 
holds a 16% increase from last year. But the rates over the past have only averaged 7.8% over 
the past five years. Costs for dental insurance for the past five years have increased as follows: 
 


2008 2009 2010 2011 2012 


0% 8.7% 3% 0% 7% 


 
There are currently 48 employees enrolled in dental coverage. Employer annual premiums will 
increase $3,835. 
 
Life, AD&D, and Long-Term Disability 
 
CHA pays 100% of the employee premiums for $20,000 of life insurance and AD&D insurance 
and long-term disability insurance.  This year’s renewal of these insurance policies is as follows. 
 


Plan(s) Current Rate Renewal Rate Current Premium Renewal Premium 


Life  $        0.28   $          0.30   $           278.88   $             298.80  


AD&D  $        0.03   $          0.03   $             29.88   $               29.88  


Long-Term Disability  $        0.65   $          0.79   $           960.90   $          1,167.85  


Total Monthly Expense      $         1,269.66   $          1,496.53  


Total Annual Expense      $       15,235.92   $         17,958.36  


 
Employer annual premiums will increase $2,722. 
 
Conclusion 
 


The recommended benefits package addressed the priority for this year by managing the 
inflationary costs of health insurance. 
 
Staff Recommendation:  Adopt Resolution 2524 approving the CHA Employee Benefits 
Package for CY2013 including Coventry’s Proposal I.  







Housing Authority of the City of Columbia, Missouri 
 
 


Board Resolution 
 


 
RESOLUTION #2524 


 
 


A Resolution to Approve the CHA Employee Medical Benefits Package 
for CY2013 


 
 
 Whereas, as part of the CHA annual budgeting process, an employee benefits package is 
finalized for the calendar year once quotes are received for employee medical benefits; and  
 


Whereas, the benefits package for CY2013 focused on priorities involving managing 
increasing costs for medical benefits; retaining a strong medical benefit for employees and 
controlling the rising employee contribution for their health insurance; and 


 
Whereas, the recommended benefits package addressed the established priorities for this 


year by managing the inflationary costs of health insurance; and 
 
Whereas, the end result is a very competitive package of employee health benefits for CHA 


employees. 
 
NOW, THEREFORE, BE IT RESOLVED that the Board of Commissioners of the Housing 


Authority of the City of Columbia, Missouri hereby adopts Resolution #2524 approving the CHA 
Employee Medical Benefits Package for CY2013 as attached hereto and made a part hereof. 
 
 
 
_________________________________ 
Marvin Kinney, Chairman 
 
 
_________________________________ 
Phil Steinhaus, Secretary 
 
 
Adopted November 20, 2012 







Columbia Housing Authority 
January 1, 2013 Renewal


In Out In Out In Out


Individual Deductible $1,000 $2,000 $1,000 $2,000 $1,000 $2,000 


Family Deductible $3,000 $6,000 $3,000 $6,000 $2,000 $4,000 


Coinsurance 100% 80% 100% 80% 100% 70%


Individual Out of Pocket Max $1,000 $5,000 $1,000 $5,000 $2,000 $4,000 


Family Out of Pocket Max $3,000 $10,000 $3,000 $10,000 $4,000 $8,000 


Office Visit Co-pay (PCP) $25 $25 $25 


Office Visit Co-pay (SCP) $50 $50 $50 


Preventive Care
no cost to 


employee


deductible, then 


80%


no cost to 


employee


deductible, then 


80%


no cost to 


employee


deductible, then 


70%


Urgent Care Co-pay $75
deductible, then 


80%
$75


deductible, then 


80%
$75


deductible, then 


70%


Emergency Room Co-pay


Hospital deductible
deductible, then 


80%
deductible


deductible, then 


80%
deductible


deductible, then 


70%


Rx Co-pays - tier one


tier two


tier three


tier four


tier five


Rate # Enrolled Rate # Enrolled Rate # Enrolled


Employee cost $578.35 36 $618.83 36 $518.80 36


Employee + Spouse $1,156.70 2 $1,237.66 2 $1,037.61 2


Employee + Child $1,012.12 7 $1,082.96 7 $907.91 7


Family $1,590.47 5 $1,701.79 5 $1,426.72 5


Total Monthly $38,171.19 Total Monthly $40,842.87 Total Monthly $34,240.99


Total Annually $458,054.28 Total Annually $490,114.44 Total Annually $410,891.88 


Difference: 7.00% Difference: -10.30%


Monthly:  $2,671.68 Monthly:  -$3,930.20


Annually:  $32,060.16 Annually:  -$47,162.40


Medical


Current Renewal Proposal I


7AE w/Rx 2v 7AE w/Rx 2v PPO A1000


United Healthcare United Healthcare Coventry


deductible, then 


80%


deductible, then 


80%


deductible, then 


70%


$10 $10 $10 


$200 $200 $250 


$60 $60 $60 


$35 $35 $35 


Total Estimates


… … …


… … …


This is only intended to be a brief summary of benefits. If this summary differs from the Certificate of Coverage, the Certificate shall prevail.





		R-2524m Employee Benefits for CY13 - Medical Plan Options (11-20-12)

		R-2524 Employee Benefits for CY13 Medical Plan Options (11-20-12)

		Medical Renewal spreadsheet-CHA
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State of the Columbia Housing Authority 


 FY2012 Annual Report 
  


 


Strong Foundations  Safe & Successful Neighborhoods  Social Leadership 


 


November 20, 2012  


A Report to the CHA Board of Commissioners and the Community 
 
The State of the Columbia Housing Authority FY2012 Annual Report presents an opportunity to 
review the accomplishments and challenges of the past fiscal year, outline goals for the coming 
year, and provide a longer range view of the future of CHA.  The goal of the report is to provide 
a framework for continued strategic planning by the CHA Board of Commissioners and staff 
while also helping our broader community, partners and friends understand our recent 
accomplishments as well as the enormous challenges the CHA is embracing in as a leading 
provider of affordable housing in our community. 
 
Effective program management and well-maintained properties form a strong foundation for 
safe and successful neighborhoods.  Safe and successful neighborhoods in turn nurture family 
self-sufficiency and independent living.  


As we move forward in 2013, the CHA is engaging in a long-range strategic planning process to 
expand its social leadership role in the community to provide affordable housing with an 
emphasis on family self-sufficiency and independent living.  In 2012, the CHA launched its 
Affordable Housing Initiative to achieve its goal of developing new affordable housing that is 
safe, healthy, energy-efficient, accessible, and well-maintained. 


 


Strong Foundations 
  


 
Effective program management and well-maintained properties form the strong foundations of 
the Columbia Housing Authority.  These strong foundations are necessary in order to create 
safe and successful neighborhoods and to take the social leadership to create affordable 
housing opportunities for families in need.  
 
CHA operates two key affordable housing programs:  Public Housing and the Section 8 Housing 
Choice Voucher Program.  Public Housing came first as a component of Columbia’s urban 
renewal initiative of the 1950’s and 1960’s.  CHA built 719 units of Public Housing between 
1956 and 1978.  These housing units are currently managed and maintained by CHA.   
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In the 1970’s, the “Section 8” Housing Choice Voucher Program expanded access to affordable 
housing by providing subsidies for existing rental housing throughout the community.  CHA 
currently administers 1,132 Housing Choice Vouchers.  This number includes 70 VASH* 
vouchers.  Families with a Housing Choice Voucher may choose housing throughout our 
community that meets their individual needs.  As a result, poverty is less concentrated in one 
area of the community, as with the public housing model; and property maintenance and 
modernization becomes the responsibility of individual property owners rather than the housing 
authority. 
 
CHA also provides three smaller housing subsidy programs serving homeless veterans, 
homeless persons with disabilities, and related special populations.  Each of these programs is 
matched with community support services that support independent living and self-sufficiency. 


 Veterans Administration Supportive Housing (VASH)* ..................... 70 vouchers 


 Shelter Plus Care ............................................................................. 42 vouchers 


 Tenant-Based Rental Assistance ...................................................... 20 vouchers 
 
All families receiving housing assistance pay 30% of their adjusted household income for rent 
with the balance paid through a public housing operating subsidy or through direct Housing 
Assistance Payments (HAP) to private landlords.  All families must pay for their own utilities.   
 
One of CHA’s fundamental goals is breaking the cycle of poverty by connecting families 
receiving housing assistance with other health and human services that will enable them to work 
toward family self-sufficiency or in the case of the elderly and persons with disabilities to live 
independently as long as possible without institutional care.   
 
As we look to the future of CHA, I believe we must use our two key affordable housing programs 
as a strong foundation for helping families move up and out of poverty and enabling elderly 
persons and persons with disabilities to live as independently as possible. 
 
During FY2011, CHA completed the HUD mandated transition to “project-based asset 
management” for our Public Housing program which decentralized public housing management 
into four (4) Asset Management Projects (AMPs) as follows: 


 Providence Family Townhomes (AMP1) 


294 family units composed of 1, 2, 3, & 4 bedroom townhouses in heart of Columbia. 


 Bear Creek Family Townhomes (AMP2) 


78 family units composed of 1, 2, 3, & 4 bedroom townhouses on Elleta Boulevard. 


 Oak Towers (AMP3) 


147 high-rise units composed of 0 & 1 bedroom apartments designated for the elderly. 


 Paquin Tower (AMP4) 


200 high-rise units composed of 0 & 1 bedroom apartments designated for persons with 
disabilities and the elderly. 


 
CHA currently manages public housing as four separate housing developments with their own 
staff and a balanced budget.  Revenues are generated by tenant rents in combination with a 
HUD determined operating subsidy.  Maintaining a balanced budget by controlling maintenance 
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and operational expenses is required if the property is to remain viable.  Failing properties will 
be removed from the public housing stock. 
 
Like a private company with several business interests, the central administration of CHA is now 
managed through a Central Office Cost Center (COCC) which receives no direct funding from 
HUD but instead earns management fees from each Public Housing property (AMP) as well as 
from CHA’s Section 8 Housing Choice Voucher Program (HCV).  The Section 8 HCV program is 
also managed separately with its own designated funding allocation from HUD.  If these housing 
programs are not managed effectively, the Central Office Cost Center does not earn its 
management fee, much like in the private sector where a poorly managed rental property 
generates no profit. 
 
CHA’s management of our Public Housing and Section 8 HCV programs has been greatly 
strengthened by adopting this new management model.  In the process, the CHA has also 
expanded its programs beyond housing assistance in new and creative ways that focus on 
improving the lives of the families we serve and promoting self-sufficiency.   
 
In the past seven years, the CHA has greatly expanded our Resident Services Department with 
the goal of transforming CHA into an agency focused on helping our families achieve self-
sufficiency and independent living.  CHA has created strong partnerships with multiple health, 
education, and social service agencies and also used our not-for-profit corporation, CHA Low-
Income Services, Inc. to secure significant new funding to meet the needs of our families. 
 
Helping families break the cycle of poverty also strengthens our housing programs and makes 
them more effective.  This in turn benefits our families and our community.  My goal is to 
continue the process of transforming CHA into an agency focused on helping our families 
achieve self-sufficiency and independent living by building on our strong foundations. 
 
The CHA will accomplish this through: 


 Building on a Strong Foundation of Effective Program Management & Well-Maintained 
Properties; 


 Creating Safe and Successful Neighborhoods and Providing Services That Help 
Families Become Self-Sufficient. 


 Social Leadership in the Creation of Affordable Housing Opportunities for Low-Income 
Families 


PUBLIC HOUSING 


During FY2012, we continued to strengthen our ability to effectively manage our Public Housing 
operations.  A new monthly management report was implemented in FY2011 to better track key 
property management indicators including occupancy, unit turn around rates, unit restoration 
costs, work order completion, and rent collection.  This report is based on the same set of 
indicators used in HUD’s Interim Public Housing Assessment System (PHAS).   
 
Through this monitoring process, Public Housing Managers increased their effectiveness across 
a number of management indicators. 


 Occupancy consistently exceeded 97% for all properties with many months over 98%. 


 Two properties achieved 100% occupancy. 
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 Collection of rent and other charges greatly improved and consistently averaged over 
95%. Two properties averaged 98% or better. 


 Write-off of uncollectable accounts decreased significantly for the third year in a row. 


 Maintenance staffs at all properties consistently restored units in under 5 days at all sites 
except at the Providence Family Townhomes which took an average of 6.25 days. 


 All resident generated work orders were completed in fewer than 3 days on average. 


 Vacancy times between tenants was less than 20 days on a consistent basis and often 
under 15 days at several sites. 


Stability in staffing and training has allowed us to focus on effective management of our 
properties and spend less time correcting mistakes.  Maintaining high levels of performance on 
a consistent basis has improved as a result, but still presents an on-going challenge.  Uniform 
scheduling of management tasks and closer oversight by the Director of Public Housing 
Operations will improve consistency of performance. 
 
The turnover of the Public Housing Managers at our Bear Creek Family Site and at Paquin 
Tower in October and November 2012 will necessitate that we maintain a continued emphasis 
on staff training and retention. 
 
Public Housing residents moving to the Section 8 Housing Choice Voucher Program have also 
challenged us to maintain our high occupancy rates while also ensuring a smooth transition for 
our residents.  Department managers have worked hard to improve inter-departmental 
communication to resolve these issues. 
 
Our HUD REAC (Real Estate Assessment Center) property inspection scores greatly improved 
from FY2008 to FY2009.  Because CHA was designated a HUD “High Performer” in FY2009 
and FY2010, REAC did not inspect our Public Housing properties in FY2010.  
 
Managers and maintenance staffs worked hard to prepare for the FY2011 REAC inspections 
with a review session of Uniform Physical Conditions Standards (UPCS) and REAC deficiencies 
followed by two weeks working on-site to prepare for the inspections. This resulted in three of 
our four properties scoring above the 90 points necessary to achieve a HUD High Performer 
designation.   
 


REAC Public Housing 
Property Inspection Scores 


FY2008 FY2009 FY2011 


Date Score Date Score Date Score 


Providence Family Townhomes 08/11/09 86 01/21/10 88 01/11/12 86 


Bear Creek Family Townhomes 02/27/09 49 01/25/10 75 01/09/12 91 


Oak Towers 11/19/08 37 01/20/10 73 02/06/12 97 


Paquin Tower 04/8/09 40 01/25/10 94 02/07/12 97 


 
Changes to the overall Public Housing Assessment System for FY2011 resulted in an overall 
score of 89.4% for all CHA properties, 0.6% short of High Performer status.  Overall, I am still 
very pleased with the consistent improvement and professionalism of our Public Housing 
management and operations. 
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In FY2012, we reviewed and restructured our maintenance positions to make them more closely 
align with REAC property inspection indicators and performance goals. 
 


Public Housing Goals for the Coming Year 


We are increasing our goals for all sites in FY2013. The focus this year will be on attaining and 
maintaining these goals consistently across all management indicators: 


 Occupancy ..................................................................................... 99% 


 Rent Collection & Tenant Accounts Receivable .............................. 99% 


 Unit Turnaround Time (key to key) ................................................. under 15 days 


 Uncollectable Write-Offs ................................................................. 2.5 % or less 


 REAC Property Inspection scores .................................................. 91 or above 
 
We will continue reviewing our Public Housing tenant files, with a goal of 100% accuracy in rent 
calculation.  
 
New Initiatives for FY2012 


 Green maintenance practices were implemented at Paquin Tower in conjunction with the 
installation of a geothermal HVAC system and other energy saving capital projects.  The 
development and implementation of these green maintenance practices will be applied 
to other CHA Public Housing developments in the future. 


 In March of 2012, CHA teamed up with the Northeastern IPM Center to receive training 
related to refining and improving our Integrated Pest Management (IPM) practices at all 
sites. 


 In addition to a number of major capital projects at all Public Housing developments, 
there was a strong emphasis on renovating the common areas, offices, and interiors of 
Paquin and Oak Towers including new interior paint colors designed to be more 
appealing and less institutional.  Work was also initiated improving the interiors of the 
Bear Creek Family Townhomes by adding backsplashes in the kitchens and new interior 
paint colors. 


 Significant landscaping and “curb appeal” improvements were made to the Providence 
Family Townhomes including landscaping and beautification projects along Providence 
Road and at the J.W. "Blind" Boone Community Center.  These improvements are being 
coordinated with public and private improvements to the public corridor along 
Providence Road that will include landscaping, new sidewalks, and the creation of a 
pedestrian island and crosswalk between CHA neighborhoods and Douglass Park.  The 
pedestrian bridge will be removed in FY2013 as part of this project. 


 Our 3rd Annual Spring Planting Day built on the success of previous years as Public 
Housing residents planted spring flower gardens to beautify their neighborhoods. 


 A partnership with the Columbia Center for Urban Agriculture (CCUA) created a series of 
newly landscaped areas in the Providence Family Townhomes that feature fruit trees, 
berry bushes, herbs, and other plants that can be harvested by Public Housing 
residents.  CCUA also provided individual “Opportunity Gardens” for Public Housing 
residents.  These raised garden beds have proven to be more successful than 
community gardening spaces.  Broken yard hydrants were also repaired this year to 
allow residents to water their vegetable and flower gardens and our edible landscaping. 
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 The Public Housing and Section 8 HCV programs developed and conducted a series of 
“Housing 101” informational training sessions for social service agencies, faith-based 
organizations and others in the community who work with persons in need of low-income 
housing.  These sessions were well attended and designed to increase their 
understanding of subsidized housing rules and procedures and make the intake process 
more accessible. 


 Public Housing and Section 8 staffs worked together to improve the transition process 
for Public Housing residents moving to the Section 8 HCV program. 


 


SECTION 8 HOUSING CHOICE VOUCHER PROGRAM 


Program integrity and effective program management has been a key focus of the Section 8 
Housing Choice Voucher program in FY2012 led by Ms. Gay Litteken in her third full year as the 
Director of Housing Voucher Programs.  As with Public Housing, stability in staffing and training 
allowed us to focus on effective program management practices and maximize the use of 
limited resources to house as many families as possible.  With the addition of a new Section 8 
Specialist this past year, we have been able to focus on increasing our lease up efforts and 
focus on providing better customer service and program integrity.  We did lose a position which 
led to more responsibility for each Specialist including management, however our efforts to 
streamline and be more efficient has assisted us with this deficiency.     
 
The Housing Choice Voucher Program utilizes a monthly management report to track key 
program management indicators including vouchers under lease, current vouchers issued, 
average Housing Assistance Payments (HAP) to landlords, tenant payments, and monthly and 
annual utilization rates.  This report is designed to track HAP utilization, leasing rates and 
projected expenses.  What we have determined with the last few hundred people on the 2010 
waiting list with no preferences assigned, is that it is much more difficult for those families to 
utilize their voucher and lease up on our program with little or no income due to the fact that 
most are not working or are receiving Social Security income due to being elderly or disabled.        
 
In September, 2012, with less than 100 families left on the 2010 Section 8 waiting list, we 
opened the waiting list for one week and over 1,500 families applied for assistance.  A lottery 
system was used to assign applicants to the waiting list.  We continued our policy to offer 
preferences for working families, elderly persons, and persons with disabilities. 
 
Families with a Section 8 voucher pay 30% of their adjusted household income for rent and 
CHA pays the balance in the form of a Housing Assistance Payment (HAP) to the landlord.  
Giving a preference to working families means that the average HAP per family is lower and 
CHA can assist more families based on our HAP allocation.  Promoting family self-sufficiency 
also helps families break the cycle of poverty and eventually move off the program.   
 
In the past year, over 750 names were pulled from the 2010 waiting list with less than 75 people 
left to date.  Of the 906 households pulled from the current waiting list, 254 households (34%) 
were issued vouchers.  The other 652 household were denied due to recent criminal activity, 
previous program violations, failure to respond or keep their address current, or were found to 
be over income. 
 
On average, in the past year, about 82% of the families who are issued a housing voucher are 
successful in leasing a unit with a majority leasing up within the first thirty days.  Currently the 
rate of lease-up is approximately 40%.  Our goal is to utilize as close to 100% of our HAP 
allocation as possible in order to assist the largest number of families.  Our administrative fees 
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are earned based on the number of assisted families.  Utilizing less than 100% of our HAP 
allocation reduces our ability to properly staff and manage the program in an effective manner. 
 
Federal budget cuts in FY2012 resulted in an 8% cut in administrative fees this year forcing 
CHA to look for every opportunity to improve program efficiency and reduce administrative 
expenses without sacrificing effective program management.  Despite this cut in funding, the 
department has made every effort to lease up as many families as possible. 
 
Ensuring strong landlord participation in the program also improves program effectiveness and 
gives families more housing choices throughout the community.  CHA has continued to improve 
its communication with landlords by implementing a quarterly newsletter, conducting an annual 
landlord meeting, and implementing a new landlord orientation program.  Since implementing 
the Crime-Free Housing Addendum to improve program integrity and neighborhood safety, 
some landlords and property managers have adopted the same addendum.  CHA is consistent 
in adhering to the Crime-Free Addendum and our landlords that partner with us know that and 
appreciate that.   
 
The CHA was presented an award at the Landlords Against Crime Summit on October 25, 2012 
for having the “Most Successful Crime-Free Housing Strategy.” 
 
Other items worth recognizing include: 


 Revised utility allowances for 2012 and 2013;  


 Applied for and received renewal funding for 42 Shelter Plus Care vouchers to provide 
housing assistance and support services to homeless persons with disabilities; and 


 Applied for and received funding for the Tenant-Based Rental Assistance Program 
funded through the City of Columbia.  This program serves homeless and other high-risk 
populations in partnership with local supportive service agencies and has an average 
case load of 20 households. 


 CHA’s partnership with the Harry S. Truman Memorial Veterans Hospital continues to be 
recognized as one of the most effective Veterans Administration Supportive Housing 
(VASH) program in the country with over 130 homeless veterans served through this 
partnership in the past three years. 


 
 


Housing Choice Voucher Program Goals for the Coming Year 


 
Section 8 Waiting List 


CHA will continue to issue new vouchers in order to assist as many families as possible and 
utilize 100% or our funding allocation.  Program utilization will be closely monitored in order to 
assist the maximum number of families without overspending.  We anticipate serving a number 
of working families in Boone County.     
 
Assisting Homeless and High-Risk Populations 


CHA will continue to partner with local mental health and human service agencies to provide 
housing assistance with supportive services to homeless and high-risk households through the 
Veterans Administration Supportive Housing (VASH) Program – 70 vouchers; the Shelter-Plus-
Care Program – 42 vouchers; and Tenant-Based Rental Assistance – 20 vouchers. 
Rent Reasonableness 
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We will continue to update our Rent Reasonableness Module with current data to compare 
market-rate rental units with Section 8 rents to ensure equitable rents are paid.  
 
File Monitoring 


File monitoring will focus on rent calculation and occupancy standards with a goal of 100% 
accuracy.  Staff training and performance evaluations will be linked to the monitoring process.  
Consistency and file documentation will also be reviewed.  
 
Landlord Communication 


We will continue our efforts to recruit new landlords to the program while also working to 
improve communication and customer service with current landlords. 
 
Project-Based Vouchers 


CHA would like to use Project-Based Vouchers to partner with local social service agencies to 
provide rental assistance combined with supportive services targeted at high-risk and special 
needs populations.          
         
Section 8 Management Assessment Program (SEMAP) 


All Section 8 Management Assessment Program (SEMAP) criteria will be monitored on a 
monthly basis to ensure that proper program performance and documentation is in place to 
consistently rank as a high performer.  A monthly management report of key SEMAP and other 
management indicators has been developed for all Housing Voucher Programs to more closely 
monitor program performance.   
 
Energy Efficiency in Rental Housing Initiatives 


CHA will also continue to work with the City of Columbia and other partners to develop a 
process for making data on rental housing utility costs easily available. This market driven 
approach will make rental housing more affordable by enabling tenants to make better choices 
regarding utility costs when renting and encouraging landlords to make energy improvements to 
their properties in order to increase their occupancy rates.   


FINANCE DEPARTMENT 


The Finance Department continues to do an exemplary job managing the finances for CHA and 
our subsidiary not-for-profit corporation, CHA Low-Income Services, Inc. (CHALIS) 
 
Annual Audit of Financial Statements 


The department has produced consistently clean audits with no findings in the audit of our 
financial statements for FY2010 and FY2011; there were two findings on internal controls for 
FY2010 and one finding of non-compliance of required reporting for FY2011.  These finding 
were immediately corrected.  This is due to the excellent system of financial management that 
CHA has in place.   
 
Property Insurance Valuation 


In February 2012, we received notice from Missouri Housing Authorities Property & Casualty, 
Inc. (MHAPCI), that due to 3 large property losses in 2011 they believed that our current 
property values were not adequate to cover full replacement cost.   At this same time period 
HUD also mandated that PHA’s with Annual Contributions Contracts (ACC) must carry property 
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coverage at full replacement cost.  CHA’s real property insurance value was $62,014,722 and 
insured at only 90%. 
 
In May, MHAPCI sent out CBIZ Valuation Group to do a property appraisal on all of our 
properties.  After receiving their preliminary report in September, CHA employees spent more 
than a month verifying and negotiating every detail of the report with CBIZ and MHAPCI.  A final 
determination of total CHA property values was made in November of $74,572,974.  We feel 
this accurately reflects the value of all CHA properties.  Due to the real property value increase 
and the increase of coverage to 100% of replacement cost our 2012 and 2013 premiums will 
increase by $10,491 per year from our 2011 premium.   
 
Other Departmental Highlights 


 A new Accountant position for CHALIS was added for FY2012. This position was greatly 
needed with the addition of the 21st Century Learning Communities grant that increased 
CHALIS’s annual program funding to one million dollars.   


 With the CHA’s new focus on building more affordable housing, revised job descriptions 
were completed for all positions in the Finance and Human Resource Departments to 
more clearly define each position’s duties and responsibilities.  Mary Harvey took on 
additional financial responsibilities and was appointed as the Director of the Finance 
Department while Rick Hess shifted his responsibilities as the Director of Asset 
Management to focus his efforts on the CHA’s Affordable Housing Initiative. 


 Completed a comprehensive review and update to the CHA’s Section 3 Program 
implementation plan and administrative guide. 


 Completion of Direct Deposit enrollment of landlords for HCV payments. 


 HUD’s Quality Assurance Division (QAD) staff completed a Remote Housing Choice 
Voucher Program (HCV) Voucher Management System (VMS) Validation Review. The 
total HAP variance was less than 1% and the QAD staff review comments included the 
statement “The QAD staff believes that CHA is doing an excellent job of reporting 
accurate VMS data.” 


 HUD allowed excess public housing operating reserves to be used for capital 
improvements in FY2012. Between the energy performance contract; the capital fund 
program; and capital improvements from operating reserves, over $3,323,000 in capital 
improvements were completed which the finance department had to track and roll over 
from construction in progress to fixed assets, and allocate the loan, interest expenses 
and loan payments across the four developments based on the their portion of the uses 
of the loan. 


 An RFP was issued for the design and administration of the CHA employee retirement 
benefit plan.  The “One Ward Parkway Group” of UBS Financial Services, Inc. (UBS) 
was chosen to act as our retirement advisor in order to thoroughly study our current 
retirement plan and present recommendations for improvement. A new employee 
retirement benefit plan combining a matching 401(a) employer contribution plan with a 
voluntary 457 employee contribution plan.  


 The Finance Department assisted with updating current maintenance worker job 
descriptions and created new job descriptions in a comprehensive review of 
maintenance, restoration, grounds, and related work in order to ensure compliance with 
federal wage and labor regulations for CHA positions as well as contract labor work. 


 Staff completed HUD financial reporting and HUD procurement policy training.  
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Finance Department Goals for the Coming Year 


Goals for the coming year will be continued to be focused on four main areas:   


1. Implement Direct Deposits for Vendors: The finance department issues an average of 
1,600 checks to over 250 venders each year.  A direct deposit program is scheduled to 
enroll as many vendors as possible in 2013 to reduce the number of paper checks that 
have to be printed and mailed for these payments.  


2. Employee Training:  Finance Department staff will pursue education and training in 
administering tax credit programs; HUD financial reporting requirements; HUD Capital 
Fund program; and a conference on the agency’s program/financial software are 
scheduled for this upcoming year.  The department will also focus on coordinating CHA 
employee training opportunities with the directors of other CHA departments. 


3. Improve Internal Controls and Audit Procedures: The department will continue to 
improve its internal controls and the development of internal audit procedures for the 
Director of Public Housing Operations.  


4. Risk Management and Employee Benefits: The department will increase its efforts to 
promote employee safety and wellness and work to control costs for worker’s 
compensation insurance as well as employee health insurance and retirement benefits 
while continuing to offer a high level of service to employees. 


 
Public Housing 


The department will continue to provide financial management and budgeting assistance to 
public housing management for full implementation of project-based asset management.  The 
annual budgeting process will continue to be refined to provide more input from the Public 
Housing Managers of each property.  Key property management financial indicators such as 
vacancy losses, unit restoration costs, uncollectable write-offs, average tenant rents, utility 
costs, and the HUD pro-ration of operating subsidies will be closely monitored with an emphasis 
on achieving High Performer status on the revised Public Housing Assessment System (PHAS). 
 
Section 8 Housing Choice Voucher Program  


Program expenditures will be closely monitored due to uncertainties in the federal budgeting 
process and reduced funding for administrative fees.  The department will continue to monitor 
the accuracy of submissions through the Voucher Management System (VMS). 
 
CHA Low-Income Services (CHALIS) 


The department will be working closely with the Resident Services Department to provide 
financial management and budgeting training to grant and program managers.  The new 
CHALIS Accountant will ensure compliance with grant program regulations and federal audit 
requirements. 
 


ASSET MANAGEMENT DEPARTMENT 


The Asset Management Department was reorganized as a separate department from the 
Finance Department in order to allow the Director of Asset Management, Rick Hess to focus his 
time and expertise in leading the CHA’s new Affordable Housing Initiative. 
 
The CHA’s Affordable Housing Initiative is discussed at the end of this document in the section 
dealing with Social Leadership. (Page 23) 
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In addition to managing the CHA’s Affordable Housing Initiative, Mr. Hess also worked closely 
with Greg Willingham, Modernization Coordinator and Systems Specialist and Mary Harvey, 
Director of Finance to manage the financing of a broad array of Public Housing Capital Projects 
that were discussed in the previous section related to public housing operations.  Mr. Hess also 
oversees the CHA’s computer and telecommunications systems. 
 
Capital Project Funding 


In FY2012, Mr. Hess, Mr. Willingham, and Ms. Harvey did an outstanding job managing all 
expenditures of the CHA Capital Fund, the American Recovery and Reinvestment Act (ARRA) 
Capital Fund Recovery Competition (CFRC) grant for the Paquin Tower HVAC Retrofits project, 
and the financing of additional Capital Fund energy saving measures through an Energy 
Performance Contract.  From 2009 – 2012 CHA secured and expended close to $5.5 million in 
additional funding for capital improvement projects through two (2) ARRA grants, an Energy 
Performance Contract, and CHA Public Housing Capital Fund Program.  All obligation and 
expenditure deadlines were met for both ARRA grants and all funds accounted for in 
compliance with strict federal regulations and oversight.  The capital projects funded by the two 
ARRA grants and the Energy Performance Contract were completed in January 2012. 
 
Computer Systems 


In FY2012, CHA moved exclusively to "cloud computing" which eliminated our need to maintain 
any computer network servers on site.  Our cloud computing is essentially a remote connection 
to the "mainframe" network of computer servers physically located at LANIT's secure site in 
Columbia and backed up at a second secure location in Kansas City. 
 
In addition to the previous advantages of our virtual network and XenDesktops, cloud computing 
allows us: to pay for only the services we need (data storage, software licenses, connectivity, 
etc.); better system resiliency and redundancy; lowered maintenance cost; complete mobility; 
unparalleled stability; complete software compliancy and greater internet speeds.  Also, our IT 
"capital" expenses for physical equipment have been all but eliminated as the only on-site 
network equipment is switches, DSL modems, and PC's (used only to connect to the Internet). 
 
Another very important gain by converting to cloud computing is the continuity of our data.  Not 
only are all back-ups performed and stored at LANIT's Columbia facility, but LANIT also 
duplicates the back-ups at the Midwest Internet Hub and Colocation Facility in Kansas City, 
where LANIT houses their off-site network systems.  If a disaster strikes at CHA, all we have to 
do is establish an internet connection at any location and our computer system remains fully 
functional.  If anything happens to LANIT's Columbia facility, all of our data is still intact at the 
Kansas City location. 
 
We have also vastly improved the technology in our Administration Building Training Room by 
installing a computer, a 60” flat screen TV and a camera/microphone for Internet communication 
and video conferencing. 
 
In FY2013, we will be analyzing phone system options to replace our nearly 10-year old system.  
A fairly recent development in the field of business communications is the growth of “hosted” 
phone systems.  Unlike our current conventional (or legacy) system, hosted systems rely on an 
outside provider to house and maintain telephone communications. Using VoIP (Voice over 
Internet Protocol) technology, and similar to the advantages of cloud computing, a hosted phone 
system would free up installation, maintenance and upgrade concerns, allowing us to focus on 
our more immediate business interests.  Because hosted systems are located off-premises, we 
could also rely on increased security, reliability and features, as well as lower costs.  
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PUBLIC HOUSING CAPITAL PROJECTS 


 


Public Housing Energy Efficiency Capital Projects 2009-2012 


CHA has pursued a very aggressive schedule of Public Housing capital projects from 2009-
2012.  FY2012 saw the completion of these capital projects including the Paquin Tower HVAC 
Energy Retrofits and conversion to a hybrid geothermal HVAC system and a variety of energy 
performance contract improvements to all Public Housing developments. 


These energy efficiency capital projects were funded from the following sources: 


 Public Housing Capital Fund; 


 ARRA Capital Fund Recovery Competition Grant; and 


 Energy Performance Contracting 


The total cost of these energy efficiency capital projects is as follows: 


 Paquin Tower HVAC Energy Retrofits ........................................................$2,787,750 


 Energy Performance Contracting ................................................................$1,973,344 


 Total Energy Efficiency Capital Projects Completed .............................$4,761,094 
 
The improvements to Paquin Tower have resulted in significant energy savings during the past 
year (July 2011-June 2012). 
 


 Water & Sewer Savings ................... $15,054 


 Electric Savings ............................... $25,007 


 Gas Savings .................................... $58,425 


 Total Annual Utility Savings ............... $98,489 
 


FY2012 Public Housing Capital Projects 


In FY2012, the following Public Housing Capital Projects were completed.  Funding for these 
projects came from the sources listed below for a total of $667,537.  
 


Public Housing Capital Funds......................................................................... $259,650 


 New Commercial Floor Scrubbers .................................................. AMP #3 & AMP #4 


 New Snow Plow ..............................................................................................AMP #2 


 New Copy Machines ......................................................... AMP #3, AMP #4 & COCC 


 New Resident Services Van ............................................................................AMP #1 


 Fire Alarm System Upgrades .......................... J.W. "Blind" Boone Community Center 


 Yard Hydrant Repairs ......................................................................................AMP #1 


 504 Enhancements ADA Accessible RAMP s .................................................AMP #2  


 Warehouse Renovations for New Housing Managers Offices .........................AMP #1 


 Install Geared Hinges on Entry Doors .............................................................AMP #2 


 Hand Railing Garden Areas .............................................................................AMP #3  


 A/C Windows...................................................................................................AMP #4 


 Mailboxes ....................................................................................... AMP #3 & AMP #4 


 Bulletin Boards ................................................................................................AMP #1 
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Energy Performance Contract ........................................................................ $103,092 


 Replace single pain Lobby Windows ................................ Oak Tower & Paquin Tower 
 
Public Housing Operating Funds .................................................................... $304,795 


 New Screen Doors ......................................................................... AMP #1 & AMP #2 


 Make Up Air Vents ..........................................................................................AMP #1 


 Plumbing Repairs in Apartments .....................................................................AMP #1 


 Tree Work ....................................................................... AMP #1, AMP #2 & AMP #3 


 Landscaping .................................................................................... AMP #1& AMP #4 


 Community Space Chairs ................................ J.W. "Blind" Boone Community Center  


 Erosion Control .............................................................................. AMP #1 & AMP #2 


 Sidewalk Repairs & Replacement ................................... AMP #1, AMP #2 & AMP #4 


 Retaining Wall Repairs AMP #2 


 Hand Railing ............... J.W. "Blind" Boone Community Center & Warehouse AMP #1 


 Water Heaters .................................................................................................AMP #2 


 Maintenance Tools/Equipment ........................................................................AMP #1 


 Patio Shelter ...................................................................................................AMP #3 


 Elevator Upgrades ..........................................................................................AMP #3 


 Exterior Yard Sign ...........................................................................................AMP #3 


 Lobby Window Blinds ..................................................................... AMP #3 & AMP #4 


 Electrical Upgrades & Repairs .........................................................................AMP #4 


 Lobby & Office Renovations ............................................................................AMP #4 


 504 Enhancements – Automatic Door Operators ............................................AMP #4 


 Exterior Lighting Upgrades ..............................................................................AMP #4 


 Bike Racks ......................................................................................................AMP #4 


 Heat Pump Parts for Stock ..............................................................................AMP #4 
 
FY2013 Public Housing Capital Projects 


 Paquin Tower Shower Valve Replacement .....................................................AMP #4 


 RFP for Elevator Upgrades .............................................................................AMP #4 


 Sidewalk Repairs ............................................................................................AMP #1 


 Fencing Repairs ..............................................................................................AMP #2 


 Cloths Line Poles Replacement ......................................................................AMP #1 


 Landscaping ....................................................................................................AMP #1 


 Exterior Painting  .............................................................. Oak Tower & Paquin Tower 


 New Gas Efficient On- Call Maintenance Van ............................................... All AMPs 
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City of Columbia Community Development Block Grant (CDBG) Funding 


The City of Columbia awarded CHA with CDBG funds in 2011 and 2012 for the following capital 
projects: 
 
Oak Tower & Paquin Tower Alarm System Upgrades .............. Completion September 2013 
 


Revenue Sources 


 City of Columbia CDBG Funds ........................................................................... $100,000 


 CHA Capital Funds ............................................................................................... $10,000 
 


Project Expenses 


 Install New Alarm Panels, Smoke Detectors, Heat Detectors, Wiring, Addressable Pull 
Stations and Audible/Strobe Alarms in the common areas.   


Total Project Expenses ................. $110,000 
 
 
Park Avenue Child & Family Development Center .................. Completion September 2014. 
 


Revenue Sources 


 City of Columbia CDBG Funds ........................................................................... $112,000 


 CHA Capital Funds ............................................................................................... $13,000 
 


Project Expenses 


 Install New HVAC Systems, New Energy Efficient Windows and Doors, New Lighting 
Systems, Plumbing Retrofits and Green Room Renovations.  


Total Project Expenses ................. $125,000 
 
 


HUD Labor Relations Monitoring Review 


Michele Green, Senior Labor Relations Specialist conducted a monitoring review on June 27, 
2012.  The review focused on three areas: Federal Labor Standards Compliance, Maintenance 
Wage Determinations, and Semi-Annual Labor Enforcement Reporting. Ms. Green reviewed the 
established procedures for the administration, compliance, and enforcement responsibilities.     
 
A total of (13) construction projects were audited. 


 Projects Totaling $3,952,736.89 from October 2008 through September 2011. 


 Projects included Capital Funds, ARRA Formula Grant & the ARRA CFRC Grant 


 
Ms. Green was satisfied that CHA is in compliance with all Federal Labor Standards and there 
were only two recommendations from this audit.  


 Print a copy for files when checking if a contractor has been debarred; 


 Make notes or sign the certified payrolls after they have been reviewed; 
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Safe & Successful Neighborhoods 
  


 
Building on our strong foundation of effective program management and well-maintained 
properties, CHA has focused its efforts on providing safe neighborhoods and services that help 
families become self-sufficient.  Housing assistance alone will not help families break the cycle 
of poverty.  They also need safe environments and supportive services to enable them to work 
toward self-sufficiency.  Safe and self-sufficient families create safe and successful 
neighborhoods where families can achieve their goals. 
 


SAFETY DEPARTMENT 


The safety of our Public Housing neighborhoods continued to increase in FY2012 through a 
combination of consistent lease enforcement, zero tolerance for violent or drug-related criminal 
activity, The Crime-Free Housing Addendum, and effective monitoring and reporting of criminal 
activity by the CHA Safety Department has continued to have an positive influence.  CHA Safety 
Department incident reports and police reports of criminal activity have dropped significantly for 
the third year in a row. 
 
Columbia Police Officer Mark Brotemarkle has almost completed his second year as the 
Director of Safety.  Officer Brotemarkle has continued on strengthening CHA's cooperative 
working relationship with the Columbia Police Department and with Public Housing and 
Resident Services staff.  Department credibility with Columbia Police Officers has continued to 
improve and new working relationships have been established with officers as well as other 
CHA staff. Mark Brotemarkle has communicated with City and State Prosecutors to assist them 
in prosecution of criminal acts on Columbia Housing Authority Property.  
 
The Safety Department increased their efforts to be more proactive in their efforts to engage 
public housing residents in efforts to improve neighborhood safety while also focusing on 
preventing incidents caused by non-residents.  These efforts included: 1) Move-in visits with 
new residents; 2) Increased efforts to check the identity of non-residents on CHA property; 3) 
Surveillance of units where criminal activity and other lease violations are suspected; and 4) 
Increased positive interaction with residents. 
 
New Move in Visits has been received well by tenants. The Safety Department goals for New 
Move in Visits are to get a feel for the new tenant, let the tenant know we are here to help and 
may be able to help resolve issues or concerns they have, build relationships with Safety 
personnel. 
 
The spring of 2012 saw a spike in criminal activity associated with large crowds at Douglass 
Park that spilled out of the park and had a negative impact on our neighborhoods.  For the most 
part, perpetrators were non-residents who had been attracted to large gatherings in the park.  
Due to the extremely hot weather, the summer of 2012 was quiet compared to previous 
summers.  This was due in part to the Moonlight Hoops program being moved from Douglass 
Park to the Armory.   
 
There were still a few serious incidents this summer and CHA Safety Officers saw a significant 
increase in threats made toward them. The increase in threats may have been caused by our 
increased efforts to check the identity of non-residents on CHA property. The Safety 
Department may be interfering with those interested in being involved in criminal activity, 
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causing those people to try and intimidate Safety Officers and get them to leave the area. The 
increase in check subjects appears to have reduced criminal activity on our property. 
  
Safety believes there are less than ten and typically fewer than five of our units involved in 
criminal activity at any one time. With the assistance of Site Managers, Residents and 
Maintenance personnel, Safety identifies units which are likely involved in activity which will 
disrupt the peace and safety of other residents.  Safety conducts surveillance, checks subjects 
and speaking with residents of suspected units in an attempt to figure out exactly what is taking 
place and find solutions with the assistance of other Columbia Housing Authority Departments 
and Columbia Police.    
 
Safety works closely with Site Managers, Resident Services and Maintenance to identify 
possible Units of concern. Safety reports of law and lease violations offer an opportunity for 
residents to be accountable, leading to the potential to be responsible, successful, and 
independent.  Safety Officers frequently recommend services to be provided through the Site 
Manager or Resident Services and work with them to resolve issues which disruptive to the 
neighborhood and other residents.  
 
The Safety Department is committed to our residents being successful by helping to hold them 
accountable, leading to responsibility and success. Mark Brotemarkle will be transitioning to his 
full-time position in January 2013. Mr. Brotemarkle looks forward to increased interaction with 
public housing residents and seeking their assistance in further increasing their safety and the 
reduction in criminal activity in our community.   
 
Safety Departmental changes and accomplishments in FY2012 include: 


 Creating a part-time Administrative Assistant position to assist the Director of Safety.  


 CHA Safety Officers continue move-in visits with new residents welcoming them and 
letting them know The Safety Department is here to answer questions and provide 
service. 


 The Director of Safety continues reviewing all calls for service reported by the Columbia 
Police Department on CHA property.  


 Current staffing times and days are covering the majority of calls for service. Site 
Managers utilize Mr. Brotemarkle during the days he is in the office. 


 Improved monitoring to assure documentation of all incidents on CHA property. 


 Continued working relationship with the Joint Communication and Information Center 
(JCIC). 


 Review of the Cooperative Agreement with the Columbia Police Department and JCIC.. 


 Utilization of information from JCIC to enhance the scope of the cooperative agreement 
with Columbia Police Department.  


 Quarterly meetings between Safety Officers and Public Housing Site Managers. 


 Managed the annual 4th of July cookout at three different CHA public housing sites with 
the help of volunteers and CHA staff.  This was the 8th year of the event which promoted 
neighborhood safety and discouraged the illegal use of fireworks on CHA property. 


 Improved Safety Department telephone call monitoring and call forwarding to cellular 
phones to improve the rate of caller contact with a Safety Officer instead of voicemail. 


 Random monitoring of Paquin Tower entrances after 5:00 p.m. to deter non-residents 
from entering the building without authorization and reduce drug-related criminal activity. 


 Monthly review of Trespass List to maintain viability for prosecution and reasonableness. 
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Departmental goals for FY2013 include: 


 Updating the cooperative agreement with Columbia Police Department. 


 Expanding the use of mobile and fixed security cameras. 


 Reviewing and updating CHA disaster and emergency response plans. 


 CHA employee and resident safety training. 


 Assisting with the development and maintenance of neighborhood watch programs. 
 
 


RESIDENT SERVICES 


The CHA Resident Services Department is a multi-faceted department that offers Resident and 
Community Services that promote education, self-sufficiency, and independent living.   
 
As noted previously, the CHA has greatly expanded our Resident Services Department over the 
past seven years with the goal of transforming CHA into an agency focused on helping our 
families achieve self-sufficiency and independent living.  CHA has created strong partnerships 
with multiple health, education, and social service agencies and also used our not-for-profit 
corporation, CHA Low-Income Services, Inc. (CHALIS) to secure significant new funding to 
meet the needs of our families. 
 
The department is composed two Resident Services Coordinators, two Family Self-Sufficiency 
Coordinators, Moving Ahead Program staff, and the Youth Community Coalition staff.  Becky 
Markt serves as the Director of Resident Services and the Director of the Youth Community 
Coalition.   
  
The department has three overarching goals: 


 Helping Children and Youth Succeed in School and in Life 


 Supporting Families Working Toward Self-Sufficiency; and 


 Enabling Seniors and Persons with Disabilities to Live Independently 
 
Two Resident Services Coordinators work directly with public housing residents to connect them 
with resources to help them work toward self-sufficiency and live as independently as possible.  
One coordinator splits her time between Paquin and Oak Towers while the other works at our 
Downtown and Bear Creek family sites.  
 
Family Site Service Coordination 


Resident Services Coordinator, Janie Bowen documented 943 contacts with residents in 
FY2012.  Usage of the Annie Fisher Food Pantry also increased this year from 9,038 visits in 
FY2011 to 12,426 in FY2012.   
 
Goals for next year include strengthening partnerships with community agencies and 
organizations to provide more programming for residents.  Strong community partnerships are 
vital to the department’s ability to refer residents to services that meet their needs. In FY2012 
509 referrals were made for services. One partnership with the Columbia Office of 
Neighborhood Services has resulted in a leadership development class provided to residents on 
the first Friday of each month.  
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In FY2012, Ms. Bowen partnered with community agencies to implement community-building 
activities for residents including a Health & Nutrition Fair, Family Holiday Party, Spring Planting 
Day, Leadership Fridays, and Exercise Classes. 
 
Ms. Bowen’s full-time position is funded by a HUD Resident Opportunities for Self-Sufficiency 
(ROSS) Service Coordinator grant which was successfully renewed for FY2012 - 2015. The 
purpose of this grant is to promote self-sufficiency through coordination of public/private support 
services and empowerment activities. 
 
Independent Living Program 


The Independent Living Program is designed to help Public Housing residents remain living as 
independently as possible with an emphasis on serving the elderly and persons with disabilities.  
Services are designed to enhance independent living skills while also intervening with residents 
who are in crisis and at risk of losing their housing assistance.  In FY2012, 145 of 159 residents 
who have received service coordination were able to retain their housing. 
 
April Steffensmeier is the Resident Services Coordinator serving Oak and Paquin Towers.  In 
FY2012 she worked with Burrell Behavioral Health to develop on-site services for residents of 
Paquin Tower. Group activities and individual services are provided. 
 
She also worked to help residents adapt to the new no-smoking policy introduced on three 
floors at Paquin Tower and two floors at Oak Towers in FY2011. Funding and support made 
available through Columbia/Boone County Public Health and Social Services provides residents 
with ongoing smoking cessation classes. 
 
Ms. Steffensmeier’s position is funded by a City of Columbia Social Services Grant as well as 
Paquin and Oak Towers Resident Services funds.  
 
Family Self-Sufficiency Program 


CHA has two full-time Family Self-Sufficiency (FSS) Coordinators, one for Public Housing 
residents and one for Section 8 participants.  Public Housing and Section 8 families who enroll 
in the FSS program work with the FSS Coordinators to develop five-year family self-sufficiency 
plans.  FSS Coordinators help families to access services and training programs that help them 
develop the tools to work toward self-sufficiency.  As family income increases, matching funds 
from rent increases are placed in escrow for families to use when they complete their plan.  
Escrow funds can also be used for education, home ownership, and starting a small business. 
FSS Participants are encouraged to complete CHA’s Money Smart program and/or the Home 
Buyer Education Class. 
 
Goals for FY2013 include: 


 Continue to build caseload to a maximum of 75 individuals per coordinator; 


 Increase the number of Section 8 participants pursuing a homeownership track; 


 Move at least 14 unemployed Public Housing FSS participants to employment through 
the REWARD program.  
 


Section 8 Family Self-Sufficiency Program 


The Section 8 Family Self-Sufficiency (FSS) program was managed by Gary Anspach again 
during FY2012.  Mr. Anspach had a net gain of 12 additional participants during the year. Three 
participants graduated from the program successfully and 15 new participants were added. 
Mr. Anspach had 633 contacts in FY2012, an average of 53 contacts per month.  
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In 2012, the Section 8 FSS program produced the following results: 


 Number of Participants: .......................................................................... 59 


 Number of Graduates: .............................................................................. 3 


 Total escrow payouts to graduates: ............................................ $7,838.62 


 Average escrow payout for each graduate: ................................ $2,612.87 


 Number of new participants: ................................................................... 15 


 Number of participants with money in escrow: ........................................ 29 


 Total money in escrow for all participants: ................................ $81,220.15 


 Average money in escrow per participant: .................................. $2,800.69 
 
Mr. Anspach’s position is funded by a grant from the U.S. Department of Housing and Urban 
Development and has been renewed for FY2013.  
 
Home Buyer Education Class 


Mr. Anspach was certified as a HUD Certified Housing Counselor in February 2012 and 
continues to facilitate a program to encourage homeownership with funding through the City of 
Columbia Community Development Block Grant.  The Home Buyer Education class is open to 
the public. The Home Buyer Education Certificate plus 4 hours of one-on-one counseling is a 
requirement for individuals seeking help with a first-time home purchase or the purchase of a 
home through the City of Columbia’s Neighborhood Stabilization Program. A total of 107 
individuals completed the course in FY2012. 
 
Public Housing Family Self-Sufficiency Program 


The Public Housing Family Self-Sufficiency (FSS) program was implemented in 2008 and 
currently has 57 participants.  Cornellia Williams is the Public Housing Family Self-Sufficiency 
Coordinator.   
 
Ms. Williams had 856 contacts with residents in FY2012. Of those contacts, 316 resulted in 
referrals for services to some 47 partnering agencies.  Eight participants are currently escrowing 
savings for a total of $1161 each month.  
 
Ms. Williams’ position is funded by a grant from the U.S. Department of Housing and Urban 
Development and has been renewed for FY2013. 
 
Money Smart 


Cornellia Williams is also CHA’s Money Smart Instructor. Money Smart is a comprehensive 
financial education curriculum designed by the FDIC.  The Money Smart curriculum helps 
individuals build financial knowledge, develop financial confidence, and use banking services 
effectively. 
 
CHA initiated Money Smart in 2005. Since that time 493 people have graduated from the 10-
session program.  A total of 46 people graduated in FY2011.  Graduates continue to receive 
counseling after graduation in order to improve their credit reports and financial management 
skills. There is no cost for the program and it is open to the public.  Money Smart is a 
requirement for CHA’s Section 8 Homeownership Program and qualifies for the City of 
Columbia Neighborhood Stabilization Program. 
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REWARD Program 


Cornellia Williams is also the Coordinator of another new CHA program. Residents Empowered: 
Working and Reaching Dreams (REWARD) is a supportive job placement and on-the-job 
training program.  The REWARD program serves individuals living in Public Housing who are 
currently unemployed, and who have been unemployed for three or more consecutive months. 
 
The REWARD Program offers employers an incentive to hire a CHA resident. Up to $2500 in 
employment subsidy is provided for each participant. The employee gains skills, regains 
confidence and builds their work history which makes them more employable at the end of their 
6 - 8 week experience. 
 
Ms. Williams works closely with the employer, employee, and the employee’s family throughout 
the training period to promote success in the workplace and at home. In FY2012, 10 of the 11 
who have completed the program remain employed beyond the training period.  Eight local 
businesses are providing employment opportunities.  
 
Youth Community Coalition 


In FY2012 the Youth Community Coalition (YC2) was very successful in reaching the youth and 
adults in our community with important information, organizational tools and community events 
designed to reduce substance abuse by the youth in our community. These many activities are 
funded through a grant from the Substance Abuse and Mental Health Services Administration, a 
grant from the Missouri Foundation for Health, and several smaller grants. Ryan Worley works 
directly with Ms. Markt as the YC2 Coordinator.   
 
America’s Promise Alliance – 100 Best Communities for Youth 


In 2012, YC2 was again successful at helping Columbia earn the designation as one of the 100 
best communities for youth by the America’s Promise Alliance.  YC2 recently received notice 
that Columbia has earned this recognition for the third year in a row. 
 
21st Century Learning Communities – Community Learning Project 


YC2 continues to receive grant funding from the Missouri Department of Elementary and 
Secondary Education for a collaborative effort involving the Columbia Public Schools, University 
of Missouri, University Y, Columbia Housing Authority, Moving Ahead Program, Fun City Youth 
Academy, and Boys & Girls Club.     
 
This YC2 Community Learning Project is a collaborative effort to help low-income students 
achieve grade level expectations by increasing the capacity of neighborhood afterschool and 
summer school programs serving low-income students. The effort funds 15 part-time staff and 5 
AmeriCorps Volunteers. 
 
Safe Places Program 


In FY2012, YC2 partnered with Rainbow House to bring the National Safe Places Program to 
Columbia to provide children and youth with a safe place to go 24-hours a day. More than 20 
Safe Places have been enlisted since the beginning of the program and include every fire 
station in the city.   
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Teen Outreach Program 


YC2 also partners with the Columbia/Boone County Health and Social Services Department on 
the Teen Outreach Program (TOP). The program targets junior high and high school students 
and encourages volunteer service through service learning.  
 
Goals for YC2 in FY2013 are: 


 To lead the charge in aligning community efforts around reducing the achievement gap;  


 To expand the mission of the Coalition to serve youth and young adults ages 0 – 25;  


 To have a “Safe Place” partner facility within one mile from any child in need;  


 To develop new local, regional and national partnerships; and  


 To increase the capacity of similar coalitions in Boone County working to help youth 
make healthy choices. 


 
Moving Ahead Program 


The Moving Ahead Program was created to provide an after-school and summer academic 
enrichment program that helps youth succeed in school by providing one-on-one tutoring of 
students paired with mentoring, positive role models, and cultural and social activities.  Student 
attendance is mandatory in order to achieve measurable outcomes.  Parental involvement is 
strongly encouraged.  Close communication with teachers and other school staff ensure that 
academic performance and social skills are monitored and positive results are achieved.  
 
In FY2012, Mr. Louis Gatewood was appointed as the Program Coordinator and he has made 
significant program improvements during this time while also increasing the number of youth 
served. He is currently supported by 5 part-time employees and additional specialized staff 
supplied through the YC2 Community Learning Project.  The program also benefits from 
thousands of hours of volunteer service from more than 50 volunteer tutors, the majority of 
whom are University of Missouri students. The program has an average attendance of 46 
students per day, of whom at least 50% are current beneficiaries of Public Housing or the 
Housing Choice Voucher Program. 
 
The following items describe the major accomplishments of the Moving Ahead Program during 
the last 12 months: 


 Total number of youth served: ..................... 105 


 Units of service (1 student/hour): ............ 28,440 hours 
 
Moving Ahead students completed the 2011/2012 school year with the following reported school 
performances: 


 51% were at or above grade level for reading 


 83% progressed to the next reading level 


 70% were at or above grade level expectations for Math 


 74% progressed to the next Math level 


 77% had satisfactory homework completion 


 87% had good attendance 


 83% were without concerned discipline or referral. 
 
Moving Ahead is funded in part through a social services contract with the City of Columbia and 
through the YC2 Community Learning Project which is funded by the Missouri Department of 
Elementary and Secondary Education.  
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Goals for FY2013 include continued efforts to diversify funding and fund the expansion of the 
program to include a full-day summer school program for the six weeks between the end of the 
District Summer School and the start of the regular school year. 
 
Home School Liaison 


In FY2010, CHA was awarded a three-year Title II grant to create a full-time Home-School 
Liaison to work with the families living at our Bear Creek family site.  Erin Vincent continued in 
that role for FY2012, the third and final year of the program.   
 
In FY2012, Ms. Vincent has provided 2,400 service hours to 84 youth. Thirty-four parents have 
participated in the program and thirty-four (100%) have expressed satisfaction. Ms. Vincent 
continued successful activities in FY2012 including: 


 Walking School Bus – 15 students walk 2 miles each way 


 Bus Stop Breakfast – Snacks for walking and bus students 


 Family Meetings – establishing family action plans and goals 


 Onsite Parent/Teacher Meetings 


 Outside the Box Entrepreneurial Initiative 


 Teen Outreach Program at Hickman and Oakland 


 Family Nights 


 Computer Lab/Homework Drop-In Assistance 
 
In FY2013, Ms. Vincent’s activities will be continued with funding through the YC2 Teen 
Outreach Program, Moving Ahead, and Resident Services Funds.  
 
Powered By Moms – Moms Preparing Children for Success in School and Life 


In FY2013, Ms. Vincent will also be introducing our new Powered By Moms Program which is 
designed to assist mothers of children ages 0 – 5 years old in preparing their children to be 
ready to enter and succeed in school.  This program has been approved for $69,040 in funding 
through the Heart of Missouri United Way’s Community Impact funding.   
 
Powered by Moms will provide community-based supplemental education services by working 
with Pre-K providers to help low-income mothers of preschool children living in Public Housing 
support grade level skill attainment in the home. There are 166 children ages 0 – 5 living in 115 
CHA households.  The program is an expansion of a current CHA Resident Services program 
and is adapted from an evidence-based mentoring and home visitation program piloted, tested 
and evaluated by MU Extension for more than a decade. 
 
Each mother of a preschool child will be paired with an experienced mother who will provide 
support as parent and child participate together in workshops and exercises designed to 
prepare the preschool child for Kindergarten; while providing the parent with the skills and 
practices that promote school readiness and continued academic success in the home.  A full-
time family development specialist will coordinate the training elements of the program, identify 
partners and mentors, provide case management, conduct home visits, facilitate communication 
between school and parent, and provide referrals to promote other community services such as 
First Chance for Children, Lend & Learn, Parents as Teachers, Head Start, etc.   
 
Powered by Moms will serve at least 40 children age 0 – 5 each year. Powered by Mom parent 
participants will also be encouraged to enroll in CHA’s voluntary Family Self-Sufficiency 
program where they will establish a 5 year plan for self-sufficiency, complete the Money Smart 
Financial Literacy Course, and prepare for home ownership. 
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Social Leadership 
  


 
 


AFFORDABLE HOUSING INITIATIVE 


On February 10, 2012, the CHA published a Request for Qualifications (RFQ) to solicit 
qualifications from experienced consultants and/or development firms to assist the CHA in 
developing and implementing a long-range strategic plan for the development of new affordable 
housing and the long-term, multi-project revitalization of up to 294 public housing residential 
units in CHA’s Downtown Family Sites.  The RFQ was authorized by the CHA Board of 
Commissioners at their annual planning retreat held on November 16, 2011 as part of their 
strategic planning process for the development of affordable housing that was initiated at the 
annual planning retreat on September 18, 2007.  


 
In May, 2012, the CHA launched its Affordable Housing Initiative with the goals of strengthening 
and revitalizing neighborhoods located in the Heart of Columbia and establishing the CHA as a 
leader in the development of affordable housing that is safe, healthy, accessible, energy-
efficient, and well-maintained.  In this leadership role, the CHA will partner with other community 
organizations to develop a broad variety of affordable housing options designed to revitalize 
neighborhoods and build strong, inclusive communities that reflect the diversity of Columbia. 
 
The CHA engaged the ND Consulting Group (NDCG) to assist in this process.  The NDCG is 
part of a team that has a wealth of experience in developing affordable housing and is 
committed to strengthening neighborhoods and building communities.  This team includes the 
ND Consulting Group; Tim Person and Associates; and Capital Consultants, Inc. 
 
The CHA will focus its efforts in the Heart of Columbia with the following long-term goals: 


 To increase the supply of affordable housing in partnership with other community 
organizations. 


 To revitalize neighborhoods in a way that builds strong, diverse, and inclusive 
communities. 


 To provide a wide-range of energy-efficient affordable housing options that meet 
community needs. 


 To revitalize or redevelop our aging Public Housing family neighborhoods in the Heart of 
Columbia. 


 
 
Goals for 2012 and 2013 are: 


 To complete a long-range strategic plan to increase the supply of energy-efficient 
affordable housing options in the Heart of Columbia over the next ten (10) years that 
meets community needs. 


The strategic planning process is currently underway and is expected to be completed 
by March 2013 or sooner. 


 To conduct a Physical Needs Assessment on our downtown Public Housing family 
neighborhoods that will help us to determine how best to revitalize or redevelop these 
50+ year-old properties. 
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Preliminary engineering studies have been completed and this information will be 
included in the strategic planning process and any application for Low-Income Housing 
Tax Credits (LIHTC) to revitalize the townhomes located on Lincoln and Unity Drives. 


 To submit an application for affordable housing tax credits to the Missouri Housing 
Development Commission to help finance an affordable housing development in 2013. 


A LIHTC funding application for 9% tax credits was submitted to the Missouri Housing 
Development Commission (MHDC) in September 2012 for the development of 47 
affordable housing units on Lambeth Drive, to be known as the Lambeth Apartments.  


 
The CHA is planning to develop the following types of affordable housing based on need: 


 Rental housing for low-income households including those at or below 30% of Median 
Family Income (MFI), working families, the elderly, and persons with disabilities. 


 Home-ownership opportunities for households at or below 60% MFI. 


 Housing with supportive services for families, the elderly and persons with disabilities. 


 Mixed-income housing and mixed-use development that strengthens neighborhoods, 
provides necessary services, and creates job opportunities for low-income households. 


 
The CHA’s commitment to our Public Housing Residents and the Columbia community is: 


 The CHA will increase the supply of energy-efficient affordable housing. 


 The Columbia community will be engaged in determining how to best meet our housing 
needs. 


 Any revitalization or redevelopment of Public Housing neighborhoods will ensure that 
every currently assisted household will continue to receive housing assistance. 


 Every effort will be made to keep Public Housing communities intact by giving eligible 
residents the first choice to return to their neighborhood in the event of any revitalization 
or redevelopment of Public Housing. 


 
Through this Affordable Housing Initiative, the Columbia Housing Authority is making a long-
term social leadership commitment to increase the supply of affordable housing in the Heart of 
Columbia that is safe, healthy, accessible, energy-efficient, and well-maintained. 
 
Lambeth Apartments 


New Horizons Community Support Services, Inc. (NHCSS) and the Columbia Housing Authority 
(CHA) have formed a partnership to develop 47 new apartments on Lambeth Drive.  Three 
buildings will contain 8 units each (2 one-bedroom and 2 two-bedroom apartments) for a total of 
24 apartments.  The fourth building will include 23 one-bedroom apartments as well as program 
and office space for on-site community support services from New Horizons and CHA property 
management.   
The one-bedroom apartments will lease for $546 per month, utilities included.  The two-
bedroom apartments will lease for $707, utilities included.  These rental rates are consistent 
with or below the rental rates of other Low-Income Housing Tax Credit (LIHTC) projects in 
Columbia and conform to the maximum rents that can be paid by tenants using Section 8 
Housing Choice Vouchers. 
 
The target populations for Lambeth Apartments include low-income (below 60% AMI) and very 
low-income (below 30% AMI) households that include persons with disabilities. The property will 
be managed by CHA with New Horizons providing community support services to clients with 
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special needs.  Twenty-three of the 47 apartments will be in a single building that will allow New 
Horizons to provide better coordination of on-site community support services. 
 
The development will incorporate Universal Design requirements to the largest extent possible; 
all ground level units will be fully accessible.   Lambeth Apartments will adhere to NAHB Bronze 
level sustainability standards and be designed to be very energy efficient.  The building exteriors 
will include cement board siding and brick veneer and Energy Star 35-year shingles.  The larger 
23 unit building will include a common laundry room; the three 8-plex buildings will have 
washer/dryer hookups. 
 
The City of Columbia’s 2008 Affordable Housing Policy Committee Report and the 2012 
Consolidated Plan document the need to add over 100 affordable housing units per year for 
households below 60% AMI and construct or convert 200 additional housing units to be made 
available to the elderly, physically disabled, and those with special needs. Lambeth Apartments 
adds 47 units for this documented need. 
 
The development team is a unique partnership of well-established and recognized experts in 
their industry. New Horizons will provide the community support services for at least 23 of the 
units and CHA will manage the property. 
 


CONCLUSION 


Strong Foundations  Safe & Successful Neighborhoods  Social Leadership 


 
Effective program management and well-maintained properties form strong foundations for safe 
and successful neighborhoods.  Safe and successful neighborhoods in turn nurture family self-
sufficiency and independent living.  As we move forward, the CHA is engaged in a long-range 
strategic planning process to expand its social leadership role in the community as a leader in 
providing affordable housing with an emphasis on family self-sufficiency and independent living.  
In 2012, the CHA launched its Affordable Housing Initiative to achieve its goal of developing 
new affordable housing that is safe, healthy, energy-efficient, accessible, and well-maintained. 
 
FY2012 has been a year of continued focus on improving our management practices and 
building the skills of the people in key positions of leadership within the organization.  FY2012 
has been a year of positive growth and stabilization in all departments.  We have made a 
considerable investment of time and resources in staff training which has yielded success for 
CHA in many ways.   
 
Our first priority has been the effective management of our public housing properties and 
Section 8 housing assistance in order to provide excellence in housing and service to our public 
housing residents and Section 8 program participants.  My most important goal is to ensure that 
CHA will consistently achieve the HUD designation of “High Performer” on an annual basis for 
both our public housing and Section 8 programs while also ensuring the financial stability of 
these programs and the housing authority.  We have been entrusted with a significant 
community resource and must be good public stewards of this important responsibility. 
 
FY2012 has seen the completion of a number of significant capital projects funded through our 
Capital Fund, two ARRA grants, energy performance contracting, and CDBG funds.  I believe 
we have capitalized on these opportunities by addressing a wide variety of capital projects that 
have been deferred from previous years due to lack of funding.   
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Our investment in Paquin Tower has been significant and will greatly increase the life of the 
building and our ability to provide energy efficient affordable housing to persons with disabilities 
for many years in the future.  These projects give us a strong foundation of well-maintained 
properties. 
 
Likewise, our Section 8 and other housing voucher programs have responded well to strong 
leadership and improved management practices.  We have addressed a variety of program 
administration and management issues and implemented new policies and practices designed 
to provide affordable housing to as many households as possible.  New and expanded housing 
voucher programs make CHA the largest provider of housing for homeless persons in Boone 
County.  Strong partnerships with supportive service agencies allow us to serve Veterans and 
persons with disabilities that would otherwise be chronically homeless.  New opportunities for 
project-based Section 8 housing paired with community support services will allow us to serve 
other unmet needs and high-risk populations in our community. 
 
We have made great strides this year in creating safe neighborhoods in both our Public Housing 
and Section 8 Housing Choice Voucher Programs.  The implementation of our Crime-Free 
Housing Addendum combined with the efforts of our CHA Safety Department and effective 
public housing management has greatly reduced crime in our public housing neighborhoods.  
The CHA was also presented an award at the annual Landlords Against Crime Summit for 
having the “Most Successful Crime-Free Housing Strategy.” 
 
The CHA has significantly expanded its ability to create successful neighborhoods by working to 
transform our housing programs into community-based family self-sufficiency and independent 
living programs.  This has been accomplished by strong leadership and a dedicated staff.  By 
coordinating the provision of housing assistance with the network of health and human services 
that exists in our community we have made significant progress in helping youth succeed in 
school and in life; adults working toward self-sufficiency; and seniors and persons with 
disabilities living independently. 
 
FY2012 has also been a year of growth and transition for our Resident Services programs with 
the addition of several new grant-funded programs and the end of several others. The 
successful 21st Century Learning Communities grant significantly expanded funding for 
academic enrichment services for youth through our Moving Ahead Program while also 
expanding this benefit to several other youth-serving agencies in partnership with the Columbia 
Public School District. As our Resident Services programming expands to meet the many needs 
of our community, we must also expand and diversify the funding sources and other forms of 
community support available to continue this important work.  Creating safe and successful 
neighborhoods enables families to develop the skills and resources necessary to break the 
cycle of poverty and allows the CHA to provide this same opportunity to other families in need. 
 
FY2013 will present continued challenges to the CHA in attaining its goals for the future.  I 
believe we will achieve these goals by building on our strong foundations of effective program 
management and well-maintained properties.  This in turn will allow us to create safe and 
successful neighborhoods and demonstrate our social leadership role in expanding these 
opportunities to additional families in need. 
 
I greatly appreciate the opportunity to lead the Columbia Housing Authority through this time of 
challenges and opportunities.  








Resident Services & Family Self-Sufficiency October 2012 


 Resident Services 
Coordinators 


Family Self-Sufficiency 
Coordinators 


Money 
Smart REWARD 


Youth 
Build 


Moving 
Ahead 


School 
Liaison 


 
Food 


Pantry Towers Family PH Sect.8 


Number Enrolled N/A N/A 55 52 23 21 7 64 84 N/A 


Number of Contacts 145 102 43 66 18 16 1 897 300 1322 


Number of Unduplicated Residents Served 71 52 24 35 1 13 0 32 79 461 


Number of Referrals Made 44 78 8 45 0 0 1 N/A N/A N/A 


Number of New Volunteers 0 0 N/A 0 0 N/A N/A 6 0 0 


Number of Volunteer Hours 16.5 0 N/A 0 16 N/A N/A 653 40 50 


Agencies & Programs Referred To (Combined) 


Columbia Transit, VAC, DMV, Annie Fisher Food Pantry, Central Pantry, The Wardrobe, St. Vincent de Paul. Society, Love INC., Douglas HS Adult Education, 
Safelink Wireless, Lend & Learn, “Everyone Eats”, Wingate, Errand Bike Program, Rainbow House, Salvation Army, Bank of Missouri, Home Buyer Education 
Class, Accudata, Voluntary Action Center, CMCA, Columbia College, Columbia Area Career Center, Callaway Bank, Money Smart, the ARC, Reece and Nichols 
Realty, Crane and Crane Realty, ReMax Boone Realty, University of Missouri, Missouri Career Center, Alfa-Omega Realty, Scottrade, Family Support Division, 
Job Point, CHA Public Housing, Stephens College, REWARD, Family Services, DHSS, CenturyLink, CMAAAA, Burrell, CHA Safety, Daniel Boone Regional 
Library, Columbia Art League, Academy Bank, Job Leads, Job Point, Manpower, Local employers 


New Activities Introduced (Combined) 


Resident Leadership Academy for all 4 AMPs  


Existing Programs & Activities (Combined) 


 Karis Community Church Game Night 


 Parks and Recreation Adaptive Recreation Program 


 Daily Check System (Paquin) 


 Vial of Life 


 Seasonal Gardening at Oak 


 Coffee and Chat 


 Resident Associations 


 Resident Association Officers Training 


 Speaker Fridays (Paquin) 


 Monthly Glucose & Physical Therapy Testing  


 Saturday Art Academy & Book Club (Bear Creek) 


 Computer Labs (Blind Boone Center, Towers, Bear Creek) 


 Teen Outreach Program 


 Oxford Monthly Foot and Nail Clinic 


 Integrity Monthly Blood pressure Clinic 


 Refugee Windows Project 


 Tutoring (Blind Boone Center and Bear Creek) 


 Resident Internships  


 RSVP Senior Assistance Team 


 Errand Bike 


 Home Buyer Education Classes 


 Walking School Bus 


 Oak Nutrition Club 


 Nutrition and Exercise Classes 


 Leadership Workshops 







 


Barriers/Accomplishments  


 Annie Fisher Food Pantry –  
o 319 Households 
o 181 Unduplicated Children under 18 years of age 
o 32 TANF Recipients 
o 140 Food Stamp Recipients 
o 9,175 lbs. of food 


 


 Section 8 Family Self-Sufficiency –  
o Total Escrow Balance- $81,220.15 
o Total Amount of Escrow per month - $3,162 
o 2 New FSS Participants 
o 1 FSS Participant Graduated 
o 1 FSS Participant Terminated 
o 3 New Escrow Accounts 
o 5 graduates of Home Buyer Education Class (cumulative total 


136) 
 


 Public Housing Family Self-Sufficiency – 
o Total Escrow for all participants- $8,872.43 
o Average Escrow Balance- $739.37 


 Resident Services Coordination –  
o 3 Residents Retained Housing 
o 1 Resident deceased 
o Gap in # of requests for furniture and available resources 
o Independent Living awarded 3 years of funding by City of Columbia 


Social Services Commissioners 
 


 Moving Ahead – 
o Family Literacy Night 
o Fall Festival 
o Presentation by Cartoonist James Mouser 
o Staff Training on “Being a Role Model” 


 


 Money Smart Program – 
o New Session Began October 8 
o Money Smart awarded 3 years of funding by City of Columbia Social 


Services Commissioners 
 


 REWARD Program – 
o 10 Individuals are currently employed 
o REWARD awarded 3 years of funding by City of Columbia Social 


Services Commissioners 
 
 


Good News: 
 


- Submitted by Janie Bowen 


M.R. is a single working mom with 5 children who was recently promoted by her employer because of her outstanding work.  After meeting with her a 
couple of times I began to see how hard she worked. As she signed up for the VAC Christmas Basket program she stated that she works to provide for her 
children because they are the one thing that brings her joy in her life and she would do anything for them.  I think that any woman who is a mother of 5 
should be recognized, but especially one who is single, working, and recognized by her employer for outstanding performance.  
 
- Submitted by Becky Markt 
-  
HMUW has awarded funding to a new CHALIS program called “Powered by Moms” that will provide referral services and community supports, as well as 
one-on-one and group training to mothers of children age 0 – 5 to help them prepare their children to enter kindergarten and succeed in school. Erin 
Vincent will Coordinate the program. She will build and maintain a caseload of 50 mothers. CHALIS will partner with First Chance for Children to provide 
in-home services and training for mothers of young children.  


 








MAINTENANCE 


OPERATIONS 


WORK ORDERS 


REVIEWED


EMERGENCY 


WORK 


ORDERS


COSTS BILLED 


TO TENANTS 


(DAMAGE)


COST OF UNIT 


TURN


UNIT 


RESTORES


OVER 


ALL


PROPERTY PERCENT PERCENT


PERCENT OF 


TOTAL Wos


# TG 


WOs


% OF 


TOTAL 


WOs


TG AVG 


DAYS  (3 OR 


FEWER) AVERAGE COST UNITS


#  DAYS            


(5 OR 


FEWER)


AVG 


SCORE SCORE


AMP 1 5% 100% A 4 7% 165 61% 1.64 A 4 $1,169.87 10 B 3 6.00 B 3 3.50


AMP 2 0% 100% A 4 7% 60 68% 2 A 4 $1,908.78 2 A 4 6.50 B 3 3.75


AMP 3 5% 100% A 4 1% 61 71% 1 A 4 $1,050.00 3 A 4 4.00 A 4 4.00


AMP 4 0% 100% A 4 5% 90 86% 1 A 4 $0.00 1 A 4 0.00 A 4 4.00


MANAGEMENT 


OPERATIONS VACANCY LOSS OCCUPANCY


TARS 


COLLECTED APP TURN TIME


LEASE UP 


RATE


OVER 


ALL


PROPERTY (PRIOR RENT) PERCENT PERCENT 1 2 3 DAYS A2K PERCENT


AVG 


SCORE SCORE


AMP 1 $1,094.27 97% B 3 98% B 3 6 7 8 413 18% 100% 3.00


AMP 2 $463.10 100% A 4 94% F 0 96 20% 100% 2.00


AMP 3 $168.81 100% A 4 99% A 4 0 159 8% 66% 4.00


AMP 4 $129.80 99% A 4 99% A 4 0 127 22% 100% 4.00


OTHER 


REPORTING


AMP FILE 


REVIEW


UPCS UNIT 


INSPECTIONS


PREVENTIVE 


MAINTENANCE MARKETING B


PROPERTY UPCS INSPECT UNITS (33%)


# OUTREACH 


ACTIONS 3.7
AMP 1 0 100% A 4 100% B 3 0 2.75
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AMP 3 0 100% A 4 0% A 4 4 4
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PROPERTY MANAGEMENT REPORT CARD
MANAGEMENT ASSESSMENT FOR OCTOBER, 2012
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TARs Collected– the percentage of costs charged that we collected.  
A   =  98.5% or above  
B   = 98% to <98.5 
C   =  95% to <98.5%  
F   =  <95%   
 


Emergency Work Orders – all emergency work orders must be handled within 24 hours.   
A  =  99% or above  
 


Tenant Generated Work Orders - Ave. # days to complete 
A   =   < 3 days  
C   =   3 - < 10 days  
F   =   10+ days 
 


Delinquency Rate– Percent of families owing and number of delinquent accounts 


Vacancy Turn Time – the number of days from the time one tenant moves out to 
the time the next tenant moves in.   
A   =  < 15 days   D = 25 to <30 days 
B   =  15 to <20 days  F    =  30 + days  
C   =  20 to < 25 days  
 
Occupancy – the percentage of occupied units, scored in PHAS. Calculated for first 
day of month.  
A   =  98% or greater D = 92% to <94% 
B   =  96% to <98%  F = Less than 92% 
C = 94% to <96%  
  
App Turn Time - the number of days from application to lease-up 
( ) indicates a working family preference 








 
 
Columbia Housing Authority considers tax-credit 
application for Lincoln and Unity Drive homes 
 
Tuesday, October 16, 2012 | 10:09 p.m. CDT; updated 10:43 a.m. CDT, Wednesday, October 17, 2012  
 
BY Trevor McDonald 
 
COLUMBIA — Public housing units at Lincoln and Unity drives might be a step closer to renovations, as 
the Columbia Housing Authority discussed plans Tuesday to apply for tax credits in March to fund the 
project. 
  
The renovation of the 56-year-old apartments is part of the housing authority's long-term Affordable 
Housing Initiative.  
 
The tax credits would come from the Missouri Housing Development Commission, in a process similar to 
the application sent to the commission for the proposed Lambeth Apartments. The Lincoln-Unity 
application would request 4 percent tax credits, which is less competitive than the application for 9 
percent tax credits for the Lambeth development, according to housing authority CEO Phil Steinhaus. 
  
The housing authority board considered recommendations from ND Consulting Group for work that 
should be done to the 68 townhouses on Lincoln and Unity drives. It has called for retaining the exterior 
of the homes and revamping the interior designs and improving the heating, ventilation and air-
conditioning systems and piping. According to assessments done by engineers, it will be more affordable 
to renovate the buildings than to raze them and build new ones, Steinhaus said.  
  
Ken Nuernberger, principal with ND Consulting Group of St. Louis, said there are other funding options 
the housing authority might consider. These include Housing and Urban Development HOME funds, city 
of Columbia Community Development Block Grant funds and the MHDC tax-credit funds. These funding 
sources could be combined or used individually for future housing authority plans, Nuernberger said. 
  
The housing authority plans to renovate existing public housing and develop new affordable housing, 
including new rental homes, with and without support services. 
  
Several vacant lots in Columbia were reviewed as potential sites for development of new affordable 
housing, including two lots on Providence Road, Steinhaus said. 
  
Supervising editor is Scott Swafford. 







United Way names new recipient list 
 
By Jodie Jackson Jr. 


Published October 17, 2012 


Eight new agencies are on the list of funding recipients for Heart of Missouri United Way, which today 
announced $3.8 million in allocations to be made in 2013 through its new Community Impact model. 


Community Impact shifts funding from agencies to specific programs aimed at fighting poverty among at-risk 
youths and their families. 


"It's a monumental decision and a monumental shift in the way United Way does business," said Tim Rich, 
executive director of the local United Way. 


The shift did not come without its critics, some of whom found out this morning they will no longer receive 
United Way funding. 


"I think we expected it, but I think we were all still holding out hope that we could find a way to fit in," said 
Jessica Macy, director of the Boone County Council on Aging, which received $80,000 — 30 percent of its 
budget — from United Way in 2012.  


Macy, who resigned from the United Way board of directors in January after voting to approve the funding 
model, said her agency submitted an application she had hoped would meet the new guidelines. 


Other senior service agencies that will not receive funding are Meals on Wheels and MU Adult Day Connection. 
BCCA teamed with those agencies this summer to initiate the Seniors Matter fund through the Community 
Foundation of Central Missouri. 


Among the new agencies that will now receive funding, Love INC. tops the list with $150,000 with a pair of 
$75,000 grants, one in the target area of safety net services and the other in the target area of income. The 
other target areas were health and education, which put Columbia Housing Authority on the list. 


CHA Director Phil Steinhaus said the $69,040 his agency will receive from United Way in 2013 will help expand 
the Powered by Moms program that aims to help families in public housing become self-sufficient, "as well as 
serve parents with young children to help them achieve in school and to achieve in life." 


Powered by Moms has 114 households enrolled with 160 children up to age 5. The families have average 
incomes of under $10,000, Steinhaus said. 


Other funded programs for agencies that are new partners with United Way include Columbia Montessori, 
Mid-Missouri Legal Services, Youth Empowerment Zone and the Center for Urban Agriculture. 


The target area of education represents the highest allocation of funds, with $771,127, or 24 percent of the 
total, for 11 programs. Safety net services will receive $681,000 or 21 percent of the total, and that line item 
includes $250,000 for the Food Bank of Central & Northeast Missouri, the single largest recipient.  


The health target area will have eight funded programs, for $617,796 or 19 percent of the funds, and the 
target area of income will get roughly 9 percent, with $278,000 of the 2013 allotment.  


The plan is contingent on a $4 million fundraising campaign. Nearly 40 percent of the goal has been pledged so 
far.  


Note from Phil Steinhaus:  The statement, “Powered by Moms has 114 households enrolled with 160 children 
up to age 5” is not correct.  CHA has 114 households with children ages 0-5 living in our family development 
sites.  There are 160 children in these 114 households.  This is the number of families and children that would 
potentially be served by this program. 


Our goal is to enroll 40 households in the first year.  Add 10 more households in year two. And maintain a 
caseload of 50 households in the third year. 


 







United Way shifts funding to target children, families in poverty 
 
Thursday, October 18, 2012  
 
BY Nuria Mathog 
 
COLUMBIA -- Heart of Missouri United Way Inc. has released a list of agencies that will receive 
funding under a new approach designed to target children and families in poverty. 
  
United Way will allocate $3.2 million to programs that promote health and education, assist with 
income-related issues or create a "safety net" for basic needs as part of its Community Impact 
plan. United Way is hoping to raise $4 million in contributions for the campaign. 
 
"I think it is going to change the way we as a community work on solving pressing community 
issues," Heart of Missouri United Way executive director Tim Rich said. 
  
Eight new agencies have been added to the funding list: the Columbia Housing Authority, 
Columbia Montessori School, the Columbia Center for Urban Agriculture, For His Glory Inc., 
Love INC, Mid-Missouri Legal Services, United Community Builders and the Youth 
Empowerment Zone. 
  
Phil Steinhaus, CEO of the Columbia Housing Authority, said his agency was excited to receive 
$69,040 to fund the Powered by Moms program, which matches parents with peer mentors who 
advise them on child-rearing, educational and financial issues.  
 
"A lot of moms out there rely on other moms for good advice on raising their kids," Steinhaus 
said. "We're building that component into a program that will help parents raise their children."  
 
Steinhaus said Powered by Moms is designed to be an ongoing program. He hopes to recruit 
40 families in 2o13, 10 more the following year, and maintain the 50-family caseload for the year 
after that. 
  
Love INC will receive $150,000, the most of any of the new agencies. Executive director Randy 
Hodill said the two $75,000 grants will be put toward clearinghouse services and expenses for 
Extra Mile, a personal and financial mentoring program.  
  
"We're delighted, and we thank United Way for having confidence in us and our programs," 
Hodill said. 
  
Ten agencies currently receiving money from United Way, however, will no longer be covered 
under the new plan, including the MU Adult Day Connection and the Boone County Council on 
Aging. 
  
Rich said three agencies — the Alzheimer's Association, OATS Inc. and Meals on Wheels — 
did not apply for funding for 2013. 
  
JoNetta Weaver, executive director of Meals on Wheels, said the agency received 17 percent of 
its budget from United Way and would need to fundraise to make up for the deficiency. 
  
"We're talking to groups of people right now," she said. 
  
Education programs will receive the greatest portion of funds at $771,127, or 24 percent of the 
total funds, while safety net services will receive 21 percent at $681,000. Health and income 
programs will receive $617,796 and $278,000, respectively, or about 19 and 9 percent of the 
overall funds. 
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SECTION 8 SHERIFF:   Crime-free lease part of housing authority anti-crime 


push 
A no-nonsense approach that keeps criminals out  


 


COLUMBIA, 10/23/12 (Beat Byte) -- Crime and criminals have almost vanished from 


Columbia's Section 8 housing after a new crime-free lease addendum put landlords, renters, 


and even household guests on notice:  commit a crime and you're out.    


 


"All persons living in federally assisted housing deserve to live in safe and crime-free 


neighborhoods, free from violent and drug-related criminal activity and other crimes that 


threaten their health, safety, and peaceful enjoyment of their dwelling," the addendum 


says.   Therefore, tenants, family members, and guests under the tenants' control "shall not 


commit any criminal acts on or off their leased premises." 


 


Part of a tough-on-crime strategy Columbia Housing Authority (CHA) CEO Phil Steinhaus 


instituted, the Section 8 crime free lease addendum is part of a contract between CHA, HUD, and 


local landlords who rent to tenants on the Section 8 rental assistance program.    


 


The addendum has 12 separate clauses prohibiting "all violent crime, all drug-related crime," 


sexual offenses, arson, robbery, prostitution, domestic assault, and gang activity.   It even cracks 


down on animal abuse. 


 


Crime and Section 8 have prompted controversy in the past.  Steinhaus and Columbia Tribune 


publisher Hank Waters sparred over the issue.    "Housing program doesn't breed crime," 


Steinhaus argued in an October 2008 Trib editorial.   


 


With CHA nominated for a crime-free housing award at this year's Columbia Landlords 


Against Crime summit, Steinhaus says he's honored.  More importantly, he sees the crime 


free measures as a "basic" obligation.   "This is a matter of program integrity and we do not want 


people living in less than ideal conditions," Steinhaus explained.   "Nor will we allow them to 


violate their Section 8 family obligations or the obligations of their lease."   


 


RELATED: 
http://www.scribd.com/doc/110846651/Columbia-Housing-Authority-Crime-Free-Lease-


Addendum  


http://archive.showmenews.com/2009/jan/20090104comm008.asp 


http://archive.showmenews.com/2008/oct/20081028comm008.asp  
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Rental areas continue fight against crime 
Data on arrests show progress. 


By Andrew Denney 


Friday, October 26, 2012 


Crime attributed to residents of rental properties has declined over the past decade thanks in part to crime-
free-housing and Neighborhood Watch programs, a Columbia police officer told a group gathered last night to 
discuss landlords' efforts against crime. 


Officer Tim Thomason is the Columbia Police Department's liaison to the city's Office of Neighborhood 
Services. He told attendees at the third annual Columbia Landlords Against Crime summit that from 2004 to 
2011, annual arrests of Section 8 voucher recipients decreased from 427 to 252. From 2003 to 2011, the 
number of letters sent annually to landlords saying tenants were possessing illegal drugs on their properties 
decreased from 232 to 91.  


Thomason described the effort to fight crime in rental housing as a "balloon" problem: Police might be able to 
squeeze down on a certain neighborhood with surveillance and tough enforcement, but often the criminal 
element will just move elsewhere.  


But with landlords, police and tenants working together to root out crime, Thomason said, neighborhoods can 
be safer for the long term.  


"If we all push together, then we're going to pop that balloon, and that bad guy is going to go away," he said.  


Zim Schwartze, a police department veteran whose position as director of the Columbia/Boone County Office 
of Emergency Management was eliminated this year, was the event emcee. She announced that Thomason 
will be transferred in January from his duties with neighborhood services to the police department's patrol 
division — a move she said would result in his experience being "wasted." 


About 30 people attended the summit at Parkade Center. Awards were presented to landlords for anti-crime 
efforts. 


The Columbia Housing Authority was presented with an award for most successful crime-free housing strategy 
for its policy of taking away Section 8 vouchers for tenants who commit violent or drug-related offenses.  


Phil Steinhaus, the housing authority's CEO, said while accepting the award on behalf of the agency that 
residents want to live in crime-free neighborhoods, regardless of their economic status.  


"They don't want a bunch of drama next door, and they don't want a bunch of drama in the streets," Steinhaus 
said.  


Awards for best crime-free housing success stories were presented to property owner Michael Jones and the 
St. Louis-based Mills Properties, which in 2010 purchased what had been called Colony Apartments at 2206 
White Gate Drive and Gatehouse Apartments at 2401 W. Broadway. It also purchased Holiday House 
Apartments, 109 N. Stadium Blvd., and Tiger Village Apartments, 301 Tiger Lane. 


The company has renamed Colony Apartments as Columbia Crossing and Gatehouse Apartments as Heather 
Ridge Apartments. Jenny Sprague of Mills Properties said the names were changed because they had become 
synonymous with crime. 


Sprague said the company took a zero-tolerance policy against criminal tenants when it bought the properties, 
sorting through background checks for existing tenants and rooting out troublemakers.  


At first, she said, the policy drastically reduced occupancy rates. Not long after the policy was implemented, 
occupancy at Columbia Crossing was about 40 percent, Sprague said. But she said occupancy rates have 
bounced back to more than 90 percent.  







Social services agencies hear funding recommendations 
 
By Jodie Jackson Jr. 
Monday, October 29, 2012 
 
Senior service agencies that got shut out of United Way's new funding model that targets at-risk kids in 
poverty will continue to receive city/county funds aimed to support independent-living programs.  
 
The Boone County Community Services Advisory Commission recently made preliminary recommendations for 
some $992,000 in funding for five service areas. The total city/county funds available in 2013 will be the same 
amount available in 2012.  
 
The advisory commission meets Nov. 20 for a public hearing and final action on the recommendations. That 
meeting also will be an opportunity for agencies that missed the funding cut to appeal.  
 
The recommendation to allocate $148,700 among four agencies, three of which serve senior citizens, was a 
response to United Way's shift from funding agencies to funding programs that meet the new Community 
Impact model.  
 
"It was certainly the goal," said Steve Hollis, manager of the Office of Human Services at the Columbia/Boone 
County Department of Public Health and Human Services. He said the advisory commission "guessed right" 
that United Way would follow through on its decision to defund the Adult Day Connection, Boone County 
Council on Aging and Meals on Wheels. Those three agencies have jointly initiated a Seniors Matter fund 
through the Community Foundation of Central Missouri. 
 
The commission recommended Adult Day Connection receive $22,000, Boone County Council on Aging receive 
$69,700 and Meals on Wheels receive $50,000.  
 
"That is what we have been getting in the past," said MU Adult Day Connection Director Amy Byergo. "It 
doesn't make up for any United Way loss."  
 
Byergo learned two weeks ago that the $38,000 received from United Way this year would not be renewed in 
2013.  
 
The Boone County Community Services Advisory Commission recommends awards on three-year cycles in the 
areas of children, youths and families; basic needs and emergency services; economic opportunity; 
independent living; and mental health. The latter three areas will be in the first year of that funding cycle in 
2013.  
 
The agencies recommended for the most funding are Columbia Housing Authority's Low-Income Services 
(CHALIS), $99,700; Family Counseling Center, $87,000; and Voluntary Action Center, $78,850.  
 
Social service funding from city and county coffers has been steadily declining since 2006, when the Boone 
County Commission set aside $121,550. That allocation will be $98,871 in 2013, the same as this year.  
 
The city of Columbia's allotment of social service funding was $903,742 in 2009 but dropped to $893,556 the 
next year, and it has remained there.  
 
During the review process for the latest funding proposals, the advisory commission rated each program 
proposal according to 11 criteria and used the ratings to make funding recommendations. 







 


A Harder Time Finding 


Jobs Since 1999, the 


unemployment rate in 


Boone County has climbed 


from 1.1 percent to as high 


as 6.4 percent in 2009 and 


2010. The county's jobless 


rate, however, has declined 


in recent years, falling to 


around 4.9 percent this 


year.  


Boone County household income has 
declined over the past decade 


 By Jacob Barker 


Saturday, November 3, 2012  


Jim Williams used to make a lot of money.  


A former vice president at local software company Datastorm, he lost his $120,000- a-year job when the 
company closed in the late 1990s. He later landed a job as director of operations at Alternative Community 
Training making $72,000 a year.  


In 2008, Williams decided to take a job — and another pay cut — at Socket. It was more in line with his years 
of experience at Datastorm, and he thought there would be more opportunities for advancement. But he was 
laid off in 2009, and the job he landed at Marathon Office Interiors last year ended in March, when he was laid 
off again. The 59-year-old has spent most of this year drawing unemployment and looking for work.  


"Throughout my work career, to the end of Datastorm, I had never been fired, never been laid off," Williams 
said during an interview at his modest duplex off of Clark Lane. "I was always employed."  


Williams' story is one example of how much harder it has become for many working people in Boone County. 
Although Boone County's unemployment rate, running at an average of 4.9 percent this year, is enviably low to 
communities across the country, it is still well above historic averages. Through much of the '90s, it was under 
2 percent. For much of the past decade, it was under 4 percent.  


But Williams' story also belies a broader trend plaguing the nation — the stagnation of income. Although 
people in Boone County and Columbia like to think of the community as relatively insulated from broader 
economic trends, the numbers show that income for average Boone Countians hasn't grown much either. In 
fact, it has declined.  


When adjusted for inflation, median household incomes, which are less skewed by very high earners and very 
low earners, have declined in Boone County over the past decade, according to the U.S. Census Bureau's 
annual Small Area Income and Poverty Estimates, or SAIPE. In 2000, median household income in Boone 
County stood at $40,040, compared to $42,202 in 2010. Adjusted for inflation, though, the 2000 median 
income had a buying power of $50,702.  


Since 1989, the oldest SAIPE data available, inflation-adjusted median incomes in Boone County have fallen 
16.7 percent. At the same time, poverty estimates have gone up, from a low of 10.2 percent of the population 
in 1999 to 18.8 percent in 2010.  


The problem of stagnant incomes across the country has been well-documented in recent years. In 2010 
dollars, the median income across the nation was only $8,600 higher in 2010 than it was in 1967, according to 
the Census Bureau. Even high earners, those above the 90th percentile, saw their incomes stagnate over the 
past decade, though they take in about over $50,000 more than what they did in 1967.  



http://www.columbiatribune.com/photos/2012/nov/03/48328/
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The Midwest has been particularly susceptible to this trend, and many economists point to a decline in 
manufacturing employment as cheaper labor becomes more available through globalization and technology 
reduces the number of necessary employees.  


Joe Haslag, an economist at the University of Missouri, has looked at Missouri employment and income 
indicators compared to the nation, and Missouri's indicators have fallen dramatically.  


"This has been going on for almost a generation," he said. "It doesn't seem to be sensitive to the business 
cycle. If you look at the lines, it's just systematically marching down over time. ... The point is Missouri is falling 
relative to the nation." 


■ 


One characteristic unique to Boone County, though, is skewing the numbers. The growth in student population 
has gone up markedly in the past decade. Enrollment at MU has risen by about 10,000 since 1997. MU 
students in 2011, at 31,745, made up about 19 percent of the county's population, compared to about 17 
percent in 1997.  


Students are counted in census surveys as households, and because they tend to earn less, they bring down 
the median. Tracy Greever-Rice, the interim director of the Office of Social and Economic Data Analysis at the 
University of Missouri, points out that the decline is not as pronounced if median family income is used 
instead.  


Median family income, which surveys households with two or more people related by blood, marriage or 
adoption, tends to be higher than median household income, which surveys all people who reside in a 
household regardless of their relationship. Because many households are headed by single people, it tends to 
be lower than family income measures.  


Still, even median family income declined in Boone County over the past decade. In 2010 dollars, a typical 
Boone County family earned $67,026 in 2000. The 2010 Census recorded Boone County median family income 
at $62,730, a smaller decrease than household income. Since 1990, Boone County Family income had 
increased 7 percent over 20 years from an inflation-adjusted $58,266.  


Not the entire decline in household income is from the growth of students, Greever-Rice said. Columbia is a 
"go-to spot" for young adults, who fill the readily available retail and service jobs in the community. And 
younger people tend to be poorer, she said.  


"I don't think all the changes in income and poverty are due to students," she said. "But I think they're an 
important part of it."  


■ 


A look at local employment trends sheds some light on changes over the past decade. Retail jobs rose by 2,118 
to 13,353 between 2001 and 2010, according to the Bureau of Economic Analysis, or BEA. Other low-paying 
sectors, accommodations and food services and real estate rental and leasing, rose by about 3,313 in that 
period.  


But better paying jobs also rose. Finance and insurance jobs were up by 1,862, and scientific and technical jobs 
rose by 1,600. Health care jobs went up 1,900.  







"In rough terms over the past 10 years, we've seen roughly an equal number of jobs that pay well and roughly 
an equal number of jobs that don't pay well," said Regional Economic Development Inc. President Mike 
Brooks. "And I think the thing that has the potential to impact us is the loss in manufacturing jobs."  


Indeed, manufacturing employment has declined significantly, from 5,680 in 2001 to 3,454 in 2010, according 
to the BEA. The payroll from manufacturing jobs, at $294 million in 2001 (adjusted for inflation), was at $187 
million in 2010. That equates to a loss of about 2,226 jobs paying $48,000 a year.  


State jobs, a huge portion of Boone County's workforce because of the university and the proximity to 
Jefferson City, declined slightly between 2001 and 2010, falling from 22,404 in 2001 to 21,894 in 2010. And 
tight budgets have constrained cost-of-living raises for many years at the state and university.  


"You can get behind pretty quick when" raises are "that flat," said Greever-Rice, an employee of the university 
who works closely with employees at state agencies. "And I think it's even worse at the state."  


Brooks, though, is hopeful things have improved in years not reflected in the data. IBM has added at least 350 
people since locating a service center in Columbia in 2010, and Veterans United Home Loans has been on a 
hiring spree that has added about 400 employees since 2010.  


"I would like to believe as those jobs become reflected in those statistics, we would hopefully begin to see 
some changes," he said.  


■ 


The recession has no doubt amplified the decrease in median incomes at the end of the decade. 
Unemployment reached a peak of 6.4 percent in Boone County in 2009. When people are laid off and do find 
new employment, they almost always are paid less than they were, said Deanne Stubblefield, functional leader 
of the Missouri Career Center.  


"That is the norm," she said. "And that is one of the things that is probably the most difficult for a lot of our 
folks who fall into that dislocated worker category because they have been employed, they have good work 
history, they have good skills."  


Phil Steinhaus, CEO of the Columbia Housing Authority, said the decline in household income doesn't surprise 
him much. 


He points to the number of applicants the housing authority has received for Section 8 housing assistance over 
the past couple of years. In 2007, the housing authority opened its Section 8 waiting list for a week and took 
700 applications. In 2008, there were 1,000 applicants. In 2010, that grew to 1,200 applicants. This year, when 
the housing authority opened its waiting list for a week, there were 1,500 applicants, he said.  


Many of the people he talks to that are seeking assistance come from other communities. He thinks part of the 
decrease in median income stems from a growth of lower-income families moving to Columbia because of its 
reputation as an economically robust city.  


"Its more like the California gold rush," Steinhaus said. "People come here looking for opportunity. They hear 
about the quality of life. They want to share in the quality of life."  


 







 


 


Photo by Ryan Henriksen 


Debris sits in the parking lot of a 


vacant building at 1391 Boone 


Industrial Drive, the former 


location of MITek, a 


construction products 


manufacturer that left town in 


2009.  


 


Losing Ground Since 2000, 


Boone County's median 


income has generally fallen 


below the statewide average.  


 


A Growing Workforce Since 


1990, the labor force in 


Columbia and Boone County 


has grown from 67,565 to 


91,947 in 2012, according to 


the Missouri Economic 


Research and Information 


Center. 


 


Positive Growth Since 2001, 


the gross domestic product of 


the Columbia area has 


climbed to just under $6 


billion. 


 


Little Improvement Since 


2001, the average wage of 


Boone County workers has 


remained relatively stagnant.  


 


Falling Behind Since 2003, the 


percent of Boone County 


residents living in poverty has 


exceeded the state average 
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Resident Advisory Board discusses changes for Section 8, public housing  
 
Thursday, November 1, 2012 | 10:29 p.m. CDT  
 
BY Trevor McDonald 
 
COLUMBIA —Public housing and Section 8 residents talked about eliminating barriers for people seeking 
public and affordable housing in Columbia during a Resident Advisory Board meeting Thursday night. 
  
Housing and Urban Development recently revised its definition of family in order to avoid discrimination 
based on sexual orientation, marital status or gender identity. Members of the Resident Advisory Board 
reviewed the definition at a meeting held at Paquin Towers. 
 
"We have already basically had this (set of protections) in place based on the city of Columbia's Human 
Rights ordinance, but now this adds federal support for these definitions," said Phil Steinhaus, Columbia 
Housing Authority CEO. 
  
"Family" can denote a single person, parents with children and various groups of people living together 
— regardless of sexual orientation, gender identity or marital status, Steinhaus said. 
  
"That's really the way we've always defined a family," Steinhaus said. 
  
Members of the Resident Advisory Board also discussed measures that would protect Section 8 tenants 
from eviction if a house was foreclosed. 
  
"If you were renting a house on the Section 8 program that got foreclosed upon, they can't kick you out 
of the house. They have to continue renting to you until the end of the lease," Steinhaus said. 
  
The policy revisions were drafted by Nan McKay, a former housing authority executive director who has 
provided update services to the housing authority since 2006. Steinhaus said receiving update services is 
a common practice, noting that the city receives updates from Missouri regarding applicable state laws. 
  
"It's really difficult sometimes to keep up with all the changes with your policy unless you are just 
reading all of those (Housing and Urban Development) rules," Steinhaus said. 
  
Proposals are presented to the Resident Advisory Board 45 days prior to a vote by the housing authority 
board of commissioners. The board's comments are included when the proposals are voted on, 
Steinhaus said. 
  
Maymie Carter, who attended her first Resident Advisory Board meeting Thursday, said she approved 
the proposals. 
  
"I think it's a great idea," Carter said. 
  
The Resident Advisory Board will discuss the housing authority's five-year plan during their regular 
December meeting. 







Explosion Forces People to Flee  
 
Some residents in Columbia are 
without gas Saturday night, 
following an explosion that forced 
them out of their homes.  
 
Four public housing units in the 200 
block of Lincoln Drive were 
evacuated around 11 a.m. after 
residents reportedly heard a loud 
explosion and saw two doors that 
were blown out. 
 
A neighbor who lives next to the 
building said he heard the 
explosion around 1:30 a.m. 
 
"it was really loud, cause my neighbors down the next block heard it," said Tony Goldman.  
 
Goldman initially thought a car had slammed into the building, but it was dark out and he didn't see 
anything out of the ordinary. 
 
It wasn't until hours later when the sun came out and he saw the damage that he called police.  
 
Columbia police cordoned off neighboring streets after smelling a foul odor coming out of the doors 
damaged from the blast.  
 
Columbia Fire Department investigators said they are looking into the stove and also multiple bug bombs 
found inside the home as a potential cause of the eruption.  
 
Neighbors told ABC 17 News that a woman had just moved in and she was not home at the time of the 
blast.  
 
A serviceman from the gas company, Ameren, monitored gas levels in the morning and reported that the 
range was normal and residents were let back in within an hour of being asked to leave their homes.  
 
Two homes were still taped off Saturday night as fire inspector Lt. Lisa Todd continued to investigate the 
cause.  
 
The damage is estimated at $50,000 and the cause is yet to be determined.  


 







Cause of charring damage to apartment remains unclear 
 
 
Sunday, November 4, 2012 
 
The Columbia Fire Department is investigating what might have happened at a central Columbia 
apartment after police and firefighters observed charring and other damage yesterday but no obvious 
fire or other cause. 
 
At 10:22 a.m., police were called to a Columbia Housing Authority residence in the 200 block of Lincoln 
Drive where doors were open, according to a fire department news release. When officers observed 
charring around the front door, Columbia firefighters were brought in. 
 
Fire crews found no fire or smoke coming from the building, but observations of damage consistent with 
a gas eruption led them to shut off the gas and check the air quality. Ameren came to shut off the gas to 
the rest of the multi-unit building as well, but nothing unusual was found, the release said. 
 
When readings from Ameren and the fire department in each unit came back negative, gas service to all 
except the initial residence was turned on, and residents were allowed back in. Assistant Fire Marshal Lt. 
Lisa Todd estimated damage at $50,000.  
 
The cause is under investigation. "All factors, including evidence of multiple, total release foggers also 
known as 'bug bombs,' which were present and apparently recently used in the home, are being 
considered," the news release said. 







 
 
Columbia Housing Authority aims to eliminate 
discrimination with policy change 
 
By Jake Lasofsky  
 
The Columbia Housing Authority’s policy will be updated to better comply with the U.S. Department of 
Housing and Urban Development’s definition of family. The CHA will define family as any individual or 
group living together. 
  
This definition aims to eliminate discrimination based on sexual orientation, gender identity and marital 
status.  Phil Steinhaus, CEO of the Columbia Housing Authority, said the CHA has already based it’s 
program on the inclusive definition and the text change is just a formality. 
  
“For the Columbia Housing Authority this isn’t a real change for us because we have adopted the city of 
Columbia’s Human Rights Ordinance and comply with those protections," Steinhaus said. "And those 
protections also include protections for person's sexual orientation, marital status or gender identity.” 
  
The Resident Advisory Board, which proposed the policy change at a Nov. 1 meeting, will further discuss 
the amendment as well as the five-year plan of the Columbia Housing Authority at a December meeting. 
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To: Board of Commissioners 
 
From: Phil Steinhaus 
 
Date: November 20, 2012 
 
RE: CY2013 Operating Subsidies 


 
 
Our CY2013 Operating Subsidies calculations have been submitted to HUD for review and approval.  
Attached are the individual development subsidy calculations for the past four years and a combined total 
of the development subsidies. 
 
The components in the operating subsidy calculations are: 
 
Occupancy:  Occupancy is the total occupied units per month plus approved special use units (food 
pantry, Granny’s House, etc.) and approved exempt vacancies for reasons such as units damaged due to 
fire or excessive vacancies due to market conditions.  Occupancy has increased by 5.7% since 2010, 
raising the number of unit months used as the multiplier for the calculations of expenses and income. 
 
Per Unit Month (PUM) Project Expense Level (PEL):  The project expense level is set by HUD adjusted 
each year by an inflation factor.  This number is then multiplied by the eligible units for the total project 
expense eligibility. 
 
Utilities Expense Level (UEL):  The utility expense level is normally calculated as a three-year average 
of utility consumption times the current utility rates x an inflation factor. The utility consumption for water & 
sewer has been frozen at the 2010 average due to the energy performance contract (EPC). This will allow 
us to continue to be subsidized at the same rate as we had prior to the energy saving improvements 
being made.   
 
Add-Ons:  


 Funding for a Resident Service Coordinator (prior year’s funding times an inflation factor) 


 EPC loan amortization is a new add-on for 2013 based on the energy savings not frozen or 
savings that are being passed on to the tenants at the family sites.  


 P.I.L.O.T. based on last year’s actual expense. 


 Audit expenses based on last year’s expense. 


 Resident participation funding based on tenant occupied units times $25. 


 Asset management fees and IT expenses are a fixed amount per unit for agencies that are 
operating under the asset based model. 


 
Formula Income:  The formula income is subtracted from the above components and is the estimated 
dwelling rent the property is expected to receive based on the dwelling rent income reported on the last 
financial data report (FDS) submitted. For the family sites, 2013’s rental income was adjusted for the 
increase in rent received due to the energy savings passed on to the tenant from the EPC again allowing 
us to retain the additional income without penalty for the energy saving improvements that were made. 
 
Based on a HUD webinar on November 9, 2012 on the impact of sequestration on affordable housing, the 
CY2013 Public Housing operating subsidy funding is projected to be funded at 69%. The four year history 
shows that though we have continued to improve our occupancy and total eligible funding has increased 
12% since 2010, our actual funding decreased 5% in 2011, it decreased 13% in 2012 due to the 
recapture of excess reserves and is projected to decrease another 2% in 2013. This is equal to a 25% 
decrease (-578,867) in funding for our annual Public Housing operating subsidy from four years ago. 
 







Providence Family Townhomes (AMP1)


CY2013 Public Housing Operating Subsidy


Combined 2010 2011 2012 2013


01 7818 7971 8124 8256


02 12 12 12 18


03


04


05 46 8 0 0


06 168 168 108 174


06a 12 12 12 12


07 0 0 0 0


08 0 0 0 0


09 0 0 0 0


10 320 240 0 0


11 252 198 288 156


12 0 0 0 0


13 24 31 96 24


14 140 198 221 156


15 8504 8597 8465 8598


16 652 666 678 689


17 0 0 0 0


01 -                            289.05                      297.43                      303.68                      


02 -                            1.03                          1.02                          1.02                          


03 289.05                      297.43                      303.68                      310.36                      


04 2,457,800$              2,556,553$              2,568,374$              2,668,554$              


05 84.89                        67.65                        82.68                        83.24                        


06 722,626$                  581,730$                  702,445$                  715,755$                  


07 55,547$                    57,336$                    56,810$                    61,526$                    


08 -$                          -$                          -$                          53,177$                    


09 35,068$                    36,462$                    36,462$                    46,168$                    


10 22,117$                    32,621$                    32,621$                    27,197$                    


11 16,300$                    16,650$                    16,950$                    17,225$                    


12 Asset management fee 34,512$                    34,512$                    34,512$                    34,320$                    


13 17,256$                    17,256$                    17,256$                    17,160$                    


14 -$                          -$                          -$                          -$                          


15 -$                          -$                          -$                          -$                          


16 180,800$                  194,837$                  194,611$                  256,773$                  


17 3,361,227$              3,333,120$              3,465,430$              3,641,082$              


01 129.22                      129.92                      131.83                      128.49                      


02 PUM change in utility allowance


03


04 1,099,749$              1,117,477$              1,120,893$              1,104,192$              


01 2,261,477$              2,215,643$              2,344,537$              2,536,890$              


02 22,117$                    32,621$                    32,621$                    27,197$                    


03 2,261,477$              2,215,644$              2,344,537$              2,536,890$              


01


02 (325,517.00)$           


03
04


Change in Eligilbility $ (45,833)$                  128,893$                  192,353$                  


% Change in Eligibility -2% 6% 8%


Accumulated Change since CY2010 (45,833)$                  83,060$                    275,413$                  


Accumulated % Change since CY2010 -2% 4% 12%


Proration 103.00% 99.98% 94.968% 69%


Actual Funding 2,329,322$              2,215,201$              1,917,423$              1,750,454$              


Change per Year (114,121)$                (297,778)$                (166,969)$                


% of change -5% -13% -9%


Accumulated Change since CY2010 (114,121)$                (411,898)$                (578,867)$                


Accumulated % Change since CY2010 -5% -18% -25%


Adjustment due to availability of funds


HUD discretionary adjustments


Funds Obligated for Period (Part E, Line 01 minus Line 02 minus Line 03)                                             
Appropriation symbol(s):


Part D. Calculation of Formula Amount
Formula calculation (Part A, Line 17 minus Part B, Line 04 plus Part C, Line 04)


Cost of independent audit (Same as Part A, Line 10)


Formula amount (Greater of Part D, Lines 01 or 02)


Part E. Calculation of Operating Subsidy (HUD Use Only)
Formula amount (Same as Part D, Line 03)


Total Formula Income (Part B, Line 03 times Section 2, Line 15)


Cost of independent audit


Funding for resident participation activities


Information technology fee


Asset repositioning fee


Costs attributable to changes in federal law, regulation, or economy


Total Add-Ons (Sum of Part A, Lines 07 through 15)


Total Formula Expenses (Part A, Line 04 plus Line 06 plus Line 16)


Part B. Formula Income
PUM formula Income


Other


Payment in lieu of taxes (PILOT)


Project Expense Level (PEL)
PUM project expense level (PEL)


Inflation factor


PUM inflated PEL (Part A, Line 01 times Line 02)


PEL (Part A, Line 03 times Section 2, Line 15, Column B)


Utilities Expense Level (UEL)
PUM utilities expense level (UEL) (from Line 26 of form HUD-52722)


UEL (Part A, Line 05 times Section 2, Line 15, Column B)


Add-Ons
Self-sufficiency


Energy loan amortization


Part A.  Formula Expenses


Units vacant due to changing market conditions


Units vacant and not categorized above


Other ACC Unit Months
Units eligible for asset repositioning fee and still on ACC (occupied or vacant)


All other ACC units not categorized above


Calculations Based on Unit Months:
Limited vacancies


Total Unit Months
Units eligible for funding for resident participation activities (Line 15C divided by 12)


Special Provision for Calculation of Utilities Expense Level:
Unit months for which actual consumption is included on Line 01 of form HUD-52722 and that 
were removed from Lines 01 through 11, above,  because of removal from inventory, including 


Units vacant due to casualty losses


Occupied Unit Months
Occupied dwelling units -- by public housing eligible family under lease


Occupied dwelling units -- by PHA employee, police officer, or other security personnel who is not 
otherwise eligible for public housingNew units -- eligible to receive subsidy during the Funding Period but not included on Lines 01, 02, 
or 05-13 of this sectionNew units -- eligible to receive subsidy from 10/1 to 12/31 of previous funding period but not 
included on previous Calculation of Operating SubsidyVacant Unit Months
Units undergoing modernization


Special use units


Units on Line 02 that are occupied by police officers and that also qualify as special use units
Units vacant due to litigation


Units vacant due to disasters







Providence Family Townhomes (AMP1)


CY2013 Public Housing Operating Subsidy


AMP 1 2010 2011 2012 2013


01 3114 3262 3259 3359


02 12 12 12 12


03


04


05 22 0 0


06 84 84 72 84


06a 12 12 12 12


07


08


09


10 142 75 0


11 166 95 173 73


12 0 0 0


13 0 0 12


14 106 95 106 73


15 3480 3528 3449 3528


16 260 273 273 280


17 0 0 0 0


01 316.32$                    325.49 332.33


02 1.029 1.021 1.022


03 316.32$                    325.49$                    332.33 339.64


04 1,100,794$              1,148,329$              1,146,206$              1,198,250$              


05 50.90$                      36.80$                      47.72$                      54.53


06 177,132$                  129,830$                  164,586$                  192,382$                  


07 11,109$                    11,466$                    11,473$                    12,039$                    


08 4,810$                      


09 2,266$                      5,739$                      5,739$                      6,090$                      


10 9,068$                      13,682$                    13,682$                    11,151$                    


11 6,500$                      6,825$                      6,825$                      7,000$                      


12 Asset management fee 14,112$                    14,112$                    14,112$                    14,064$                    


13 7,056$                      7,056$                      7,056$                      7,032$                      


14


15


16 50,111$                    58,880$                    58,887$                    62,186$                    


17 1,328,037$              1,337,039$              1,369,679$              1,452,818$              


01 63.10$                      60.91 61.81 43.61


02 PUM change in utility allowance


03


04 219,588$                  214,890$                  213,183$                  153,856$                  


01 1,108,449$              1,122,149$              1,156,497$              1,298,962$              


02 9,068$                      13,682$                    13,682$                    11,151$                    


03 1,108,449$              1,122,149$              1,156,497$              1,298,962$              


01


02 (160,578.00)$           


03
04


Change in Eligilbility $ 13,700$                    34,348$                    142,465$                  


% Change in Eligibility 1% 3% 12%


Accumulated Change since CY2010 13,700$                    48,048$                    190,513$                  


Accumulated % Change since CY2010 1% 4% 17%


Proration 103.00% 99.98% 94.968% 69%


Actual Funding 1,130,283$              1,121,920$              945,804$                  896,284$                  


Change per Year (8,363)$                     (176,116)$                (49,521)$                  


% of change -1% -16% -5%


Accumulated Change since CY2010 (8,363)$                     (184,479)$                (233,999)$                


Accumulated % Change since CY2010 -1% -16% -21%


Part E. Calculation of Operating Subsidy (HUD Use Only)


Adjustment due to availability of funds


Formula amount (Same as Part D, Line 03)


HUD discretionary adjustments


Funds Obligated for Period (Part E, Line 01 minus Line 02 minus Line 03)                                             
Appropriation symbol(s):


Part B. Formula Income
PUM formula Income


Other


Total Formula Income (Part B, Line 03 times Section 2, Line 15)


Part D. Calculation of Formula Amount


Formula amount (Greater of Part D, Lines 01 or 02)


Cost of independent audit (Same as Part A, Line 10)


Formula calculation (Part A, Line 17 minus Part B, Line 04 plus Part C, Line 04)


PUM utilities expense level (UEL) (from Line 26 of form HUD-52722)


UEL (Part A, Line 05 times Section 2, Line 15, Column B)


Add-Ons


Information technology fee


Payment in lieu of taxes (PILOT)


Total Add-Ons (Sum of Part A, Lines 07 through 15)


Asset repositioning fee


Cost of independent audit


Total Formula Expenses (Part A, Line 04 plus Line 06 plus Line 16)


Funding for resident participation activities


Energy loan amortization


Self-sufficiency


Costs attributable to changes in federal law, regulation, or economy


Special Provision for Calculation of Utilities Expense Level:
Unit months for which actual consumption is included on Line 01 of form HUD-52722 and that 
were removed from Lines 01 through 11, above,  because of removal from inventory, including 


Part A.  Formula Expenses


Project Expense Level (PEL)


PEL (Part A, Line 03 times Section 2, Line 15, Column B)


PUM inflated PEL (Part A, Line 01 times Line 02)


PUM project expense level (PEL)


Inflation factor


Utilities Expense Level (UEL)


All other ACC units not categorized above


Units eligible for funding for resident participation activities (Line 15C divided by 12)


Calculations Based on Unit Months:


Total Unit Months


Limited vacancies


Occupied dwelling units -- by PHA employee, police officer, or other security personnel who is not 
otherwise eligible for public housing


New units -- eligible to receive subsidy from 10/1 to 12/31 of previous funding period but not 
included on previous Calculation of Operating Subsidy


Occupied Unit Months
Occupied dwelling units -- by public housing eligible family under lease


Units eligible for asset repositioning fee and still on ACC (occupied or vacant)
Other ACC Unit Months


Units vacant due to changing market conditions


Units vacant and not categorized above


Units on Line 02 that are occupied by police officers and that also qualify as special use units
Units vacant due to litigation


Special use units


Vacant Unit Months


Units vacant due to disasters


Units vacant due to casualty losses


Units undergoing modernization


New units -- eligible to receive subsidy during the Funding Period but not included on Lines 01, 02, 
or 05-13 of this section







Providence Family Townhomes (AMP1)


CY2013 Public Housing Operating Subsidy


AMP 2 2010 2011 2012 2013


01 792 837 862 858


02 0 0


03


04


05 18 4


06 36 36 24 48


06a


07


08


09


10 62 18


11 16 22 14 18


12 0 0


13 12 19 36 12


14 8 22 14 18


15 916 917 900 924


16 66 70 72 72


17 0 0 0


01 335.90$                    345.64 352.9


02 1.029 1.021 1.022


03 335.90$                    345.64$                    352.90$                    360.66


04 307,684$                  316,952$                  317,610$                  333,250$                  


05 49.21$                      45.63$                      55.70$                      53.51$                      


06 45,076$                    41,843$                    50,130$                    49,443$                    


07 2,778$                      2,867$                      3,010$                      3,010$                      


08 742$                         


09 -$                          1,024$                      1,024$                      3,213$                      


10 2,433$                      3,531$                      3,531$                      2,992$                      


11 1,650$                      1,750$                      1,800$                      1,800$                      


12 Asset management fee 3,744$                      3,744$                      3,744$                      3,696$                      


13 1,872$                      1,872$                      1,872$                      1,848$                      


14


15


16 12,477$                    14,788$                    14,981$                    17,301$                    


17 365,238$                 373,583$                 382,721$                 399,994$                 


01 66.01$                      63.40$                      64.33$                      67.03$                      


02 PUM change in utility allowance


03


04 60,465$                    58,138$                    57,897$                    61,936$                    


01 304,773$                  315,445$                  324,824$                  338,058$                  


02 2,433$                      3,531$                      3,531$                      2,992$                      


03 304,773$                  315,445$                  324,824$                  338,058$                  


01


02 (45,082.00)               


03
04


Change in Eligilbility $ 10,672$                    9,379$                      13,234$                    


% Change in Eligibility 4% 3% 4%


Accumulated Change since CY2010 10,672$                    20,051$                    33,286$                    


Accumulated % Change since CY2010 4% 7% 11%


Proration 103.00% 99.98% 94.968% 69%


Actual Funding 313,916$                  315,382$                  265,665$                  233,260$                  


Change per Year 1,466$                      (49,716)$                  (32,405)$                  


% of change 0% -16% -12%


Accumulated Change since CY2010 1,466$                      (48,250)$                  (80,656)$                  


Accumulated % Change since CY2010 0% -15% -26%


Adjustment due to availability of funds


HUD discretionary adjustments


Funds Obligated for Period (Part E, Line 01 minus Line 02 minus Line 03)                                             
Appropriation symbol(s):


Part D. Calculation of Formula Amount
Formula calculation (Part A, Line 17 minus Part B, Line 04 plus Part C, Line 04)


Cost of independent audit (Same as Part A, Line 10)


Formula amount (Greater of Part D, Lines 01 or 02)


Part E. Calculation of Operating Subsidy (HUD Use Only)
Formula amount (Same as Part D, Line 03)


Total Formula Income (Part B, Line 03 times Section 2, Line 15)


Cost of independent audit


Funding for resident participation activities


Information technology fee


Asset repositioning fee


Costs attributable to changes in federal law, regulation, or economy


Total Add-Ons (Sum of Part A, Lines 07 through 15)


Total Formula Expenses (Part A, Line 04 plus Line 06 plus Line 16)


Part B. Formula Income
PUM formula Income


Other


Payment in lieu of taxes (PILOT)


Project Expense Level (PEL)
PUM project expense level (PEL)


Inflation factor


PUM inflated PEL (Part A, Line 01 times Line 02)


PEL (Part A, Line 03 times Section 2, Line 15, Column B)


Utilities Expense Level (UEL)
PUM utilities expense level (UEL) (from Line 26 of form HUD-52722)


UEL (Part A, Line 05 times Section 2, Line 15, Column B)


Add-Ons
Self-sufficiency


Energy loan amortization


Part A.  Formula Expenses


Units vacant due to changing market conditions


Units vacant and not categorized above


Other ACC Unit Months
Units eligible for asset repositioning fee and still on ACC (occupied or vacant)


All other ACC units not categorized above


Calculations Based on Unit Months:
Limited vacancies


Total Unit Months
Units eligible for funding for resident participation activities (Line 15C divided by 12)


Special Provision for Calculation of Utilities Expense Level:
Unit months for which actual consumption is included on Line 01 of form HUD-52722 and that 
were removed from Lines 01 through 11, above,  because of removal from inventory, including 


Units vacant due to casualty losses


Occupied Unit Months
Occupied dwelling units -- by public housing eligible family under lease


Occupied dwelling units -- by PHA employee, police officer, or other security personnel who is not 
otherwise eligible for public housingNew units -- eligible to receive subsidy during the Funding Period but not included on Lines 01, 02, 
or 05-13 of this sectionNew units -- eligible to receive subsidy from 10/1 to 12/31 of previous funding period but not 
included on previous Calculation of Operating SubsidyVacant Unit Months
Units undergoing modernization


Special use units


Units on Line 02 that are occupied by police officers and that also qualify as special use units
Units vacant due to litigation


Units vacant due to disasters







Providence Family Townhomes (AMP1)


CY2013 Public Housing Operating Subsidy


AMP 3 2010 2011 2012 2013


01 1703 1652 1732 1747


02


03


04


05


06


06a


07


08


09


10 41 78


11 20 34 32 17


12 0 0


13


14 12 34 32 17


15 1756 1764 1764 1764


16 142 138 144 146


17 0 0


01 257.06$                    264.51$                    270.06$                    


02 1.029 1.021 1.022


03 257.06$                    264.51$                    270.06 276


04 451,397$                  466,596$                  476,386$                  486,864$                  


05 138.82$                    111.61$                    132.61 134.66


06 243,768$                  196,880$                  233,924$                  237,540$                  


07 16,664$                    17,202$                    16,511$                    18,592$                    


08 4,498$                      


09 14,030$                    13,138$                    13,138$                    15,406$                    


10 4,423$                      6,420$                      6,420$                      5,439$                      


11 3,550$                      3,450$                      3,600$                      3,650$                      


12 Asset management fee 7,056$                      7,056$                      7,056$                      7,056$                      


13 3,528$                      3,528$                      3,528$                      3,528$                      


14


15


16 49,251$                    50,794$                    50,253$                    58,169$                    


17 744,416$                 714,270$                 760,563$                 782,573$                 


01 213.06$                    220.08$                    223.30$                    230.63$                    


02 PUM change in utility allowance


03


04 374,133$                  388,221$                  393,901$                  406,831$                  


01 370,283$                  326,049$                  366,662$                  375,742$                  


02 4,423$                      6,420$                      6,420$                      5,439$                      


03 370,283$                  326,049$                  366,662$                  375,742$                  


01


02 (50,911.00)               


03
04


Change in Eligilbility $ (44,234)$                  40,613$                    9,080$                      


% Change in Eligibility -12% 12% 2%


Accumulated Change since CY2010 (44,234)$                  (3,621)$                     5,459$                      


Accumulated % Change since CY2010 -12% -1% 1%


Proration 103.00% 99.98% 94.968% 69%


Actual Funding 381,391$                  325,983$                  299,862$                  259,262$                  


Change per Year (55,408)$                  (26,121)$                  (40,600)$                  


% of change -15% -8% -14%


Accumulated Change since CY2010 (55,408)$                  (81,529)$                  (122,129)$                


Accumulated % Change since CY2010 -15% -21% -32%


Adjustment due to availability of funds


HUD discretionary adjustments


Funds Obligated for Period (Part E, Line 01 minus Line 02 minus Line 03)                                             
Appropriation symbol(s):


Part D. Calculation of Formula Amount
Formula calculation (Part A, Line 17 minus Part B, Line 04 plus Part C, Line 04)


Cost of independent audit (Same as Part A, Line 10)


Formula amount (Greater of Part D, Lines 01 or 02)


Part E. Calculation of Operating Subsidy (HUD Use Only)
Formula amount (Same as Part D, Line 03)


Total Formula Income (Part B, Line 03 times Section 2, Line 15)


Cost of independent audit


Funding for resident participation activities


Information technology fee


Asset repositioning fee


Costs attributable to changes in federal law, regulation, or economy


Total Add-Ons (Sum of Part A, Lines 07 through 15)


Total Formula Expenses (Part A, Line 04 plus Line 06 plus Line 16)


Part B. Formula Income
PUM formula Income


Other


Payment in lieu of taxes (PILOT)


Project Expense Level (PEL)
PUM project expense level (PEL)


Inflation factor


PUM inflated PEL (Part A, Line 01 times Line 02)


PEL (Part A, Line 03 times Section 2, Line 15, Column B)


Utilities Expense Level (UEL)
PUM utilities expense level (UEL) (from Line 26 of form HUD-52722)


UEL (Part A, Line 05 times Section 2, Line 15, Column B)


Add-Ons
Self-sufficiency


Energy loan amortization


Part A.  Formula Expenses


Units vacant due to changing market conditions


Units vacant and not categorized above


Other ACC Unit Months
Units eligible for asset repositioning fee and still on ACC (occupied or vacant)


All other ACC units not categorized above


Calculations Based on Unit Months:
Limited vacancies


Total Unit Months
Units eligible for funding for resident participation activities (Line 15C divided by 12)


Special Provision for Calculation of Utilities Expense Level:
Unit months for which actual consumption is included on Line 01 of form HUD-52722 and that 
were removed from Lines 01 through 11, above,  because of removal from inventory, including 


Units vacant due to casualty losses


Occupied Unit Months
Occupied dwelling units -- by public housing eligible family under lease


Occupied dwelling units -- by PHA employee, police officer, or other security personnel who is not 
otherwise eligible for public housingNew units -- eligible to receive subsidy during the Funding Period but not included on Lines 01, 02, 
or 05-13 of this sectionNew units -- eligible to receive subsidy from 10/1 to 12/31 of previous funding period but not 
included on previous Calculation of Operating SubsidyVacant Unit Months
Units undergoing modernization


Special use units


Units on Line 02 that are occupied by police officers and that also qualify as special use units
Units vacant due to litigation


Units vacant due to disasters







Providence Family Townhomes (AMP1)


CY2013 Public Housing Operating Subsidy


AMP 4 2010 2011 2012 2013


01 2209 2220 2271 2292


02 6


03


04


05 6 4


06 48 48 12 42


06a


07


08


09


10 75 69


11 50 47 69 48


12 0 0


13 12 12 48 12


14 14 47 69 48


15 2352 2388 2352 2382


16 184 185 189 191


17 0 0


01 254.22$                    261.59$                    267.08$                    


02 1.029 1.021 1.022


03 254.22$                    261.59$                    267.08 272.96


04 597,925$                  624,677$                  628,172$                  650,191$                  


05 109.12$                    89.27$                      107.91$                    99.24$                      


06 256,650$                  213,177$                  253,804$                  236,390$                  


07 24,996$                    25,801$                    25,816$                    27,885$                    


08 43,127$                    


09 18,772$                    16,561$                    16,561$                    21,459$                    


10 6,193$                      8,988$                      8,988$                      7,615$                      


11 4,600$                      4,625$                      4,725$                      4,775$                      


12 Asset management fee 9,600$                      9,600$                      9,600$                      9,504$                      


13 4,800$                      4,800$                      4,800$                      4,752$                      


14


15


16 68,961$                    70,375$                    70,490$                    119,117$                  


17 923,536$                 908,229$                 952,466$                 1,005,697$              


01 189.44$                    191.05 193.84 202.17


02 PUM change in utility allowance


03


04 445,563$                  456,227$                  455,912$                  481,569$                  


01 477,973$                  452,001$                  496,555$                  524,128$                  


02 6,193$                      8,988$                      8,988$                      7,615$                      


03 477,973$                  452,002$                  496,555$                  524,128$                  


01


02 (68,946)                     


03
04


Change in Eligilbility $ (25,971)$                  44,553$                    27,574$                    


% Change in Eligibility` -5% 10% 6%


Accumulated Change since CY2010 (25,971)$                  18,582$                    46,155$                    


Accumulated % Change since CY2010 -5% 4% 10%


Proration 103.00% 99.98% 94.968% 69%


Actual Funding 492,312$                  451,912$                  406,092$                  361,649$                  


Change per Year (40,401)$                  (45,820)$                  (44,443)$                  


% of change -8% -10% -11%


Accumulated Change since CY2010 (40,401)$                  (86,221)$                  (130,664)$                


Accumulated % Change since CY2010 -8% -18% -27%


Adjustment due to availability of funds


HUD discretionary adjustments


Funds Obligated for Period (Part E, Line 01 minus Line 02 minus Line 03)                                             
Appropriation symbol(s):


Part D. Calculation of Formula Amount
Formula calculation (Part A, Line 17 minus Part B, Line 04 plus Part C, Line 04)


Cost of independent audit (Same as Part A, Line 10)


Formula amount (Greater of Part D, Lines 01 or 02)


Part E. Calculation of Operating Subsidy (HUD Use Only)
Formula amount (Same as Part D, Line 03)


Total Formula Income (Part B, Line 03 times Section 2, Line 15)


Cost of independent audit


Funding for resident participation activities


Information technology fee


Asset repositioning fee


Costs attributable to changes in federal law, regulation, or economy


Total Add-Ons (Sum of Part A, Lines 07 through 15)


Total Formula Expenses (Part A, Line 04 plus Line 06 plus Line 16)


Part B. Formula Income
PUM formula Income


Other


Payment in lieu of taxes (PILOT)


Project Expense Level (PEL)
PUM project expense level (PEL)


Inflation factor


PUM inflated PEL (Part A, Line 01 times Line 02)


PEL (Part A, Line 03 times Section 2, Line 15, Column B)


Utilities Expense Level (UEL)
PUM utilities expense level (UEL) (from Line 26 of form HUD-52722)


UEL (Part A, Line 05 times Section 2, Line 15, Column B)


Add-Ons
Self-sufficiency


Energy loan amortization


Part A.  Formula Expenses


Units vacant due to changing market conditions


Units vacant and not categorized above


Other ACC Unit Months
Units eligible for asset repositioning fee and still on ACC (occupied or vacant)


All other ACC units not categorized above


Calculations Based on Unit Months:
Limited vacancies


Total Unit Months
Units eligible for funding for resident participation activities (Line 15C divided by 12)


Special Provision for Calculation of Utilities Expense Level:
Unit months for which actual consumption is included on Line 01 of form HUD-52722 and that 
were removed from Lines 01 through 11, above,  because of removal from inventory, including 


Units vacant due to casualty losses


Occupied Unit Months
Occupied dwelling units -- by public housing eligible family under lease


Occupied dwelling units -- by PHA employee, police officer, or other security personnel who is not 
otherwise eligible for public housingNew units -- eligible to receive subsidy during the Funding Period but not included on Lines 01, 02, 
or 05-13 of this sectionNew units -- eligible to receive subsidy from 10/1 to 12/31 of previous funding period but not 
included on previous Calculation of Operating SubsidyVacant Unit Months
Units undergoing modernization


Special use units


Units on Line 02 that are occupied by police officers and that also qualify as special use units
Units vacant due to litigation


Units vacant due to disasters





		Operating Subsidy Memo

		Year to Year Operating Subsidy Comparison (Phil's Formatting)






Housing Authority of the City of Columbia, Missouri 
 


Board Report Staff Memo 


 


Page 1 of 2 


To: Board of Commissioners 
 
From: Phil Steinhaus, CEO 
 
Date: November 20, 2012 
 
RE: Resolution 2526:  A Resolution to adopt revisions to the CHA Personnel Policy related to 


the CHA Employee Retirement Benefits Plan and making these revisions effective January 
1, 2013. 


 
 
Items 1-5 bolded below is the text from the Personnel Policy, with the recommended changes.  
New language is highlighted and language to be deleted has been stuck out.  The italic text below 
each section provides supporting information for the recommended changes. 
 
Retirement  
 
CHA provides a retirement program for regular employees.    
 


1. Enrollment in the plan is automatic at the next enrollment period upon completion of six 
months of employment for all full time employees age 21 and over, unless the employee 
selects the option to not enroll. Enrollment in the plan is automatic for part-time employees 
age 21 and over at the next enrollment period after 1,000 hours of service within the first 
year of employment or at the next enrollment period after 1,000 hours of service within a 
calendar year starting with the first year after employment, unless the employee selects the 
option to not enroll.  
 
IRS regulations do not allow discriminating between enrollment of full-time or part-time employees, 
but we are allowed to restrict enrollment based on hours of service.  A full-time employee working 
40 hours per week will meet the 1,000 hours of service within six months of employment.  
Administration costs are based on the number of active retirement accounts, these changes will 
help control the administration costs by reducing the number of future enrollees that do not meet 
the 1,000 hours of service per year.  
 


2. An employee’s 4% contribution, calculated on his or her gross wages, is matched by CHA’s 
contribution of 6%. An employee may contribute up to the maximum allowed under IRS 
regulations of his or her gross wages to their 457 deferred compensation plan account.  
CHA’s will contribute a match to the employee’s 401(a) retirement plan account at a rate of 
150% of the employee’s 457 deferred compensation contributions up to 4% of the 
employee’s gross wages. 
 
Combining CHA’s 457 plan and 401(a) plan allows for the employee’s contribution to be made pre-
tax and allows the employee to make more than a 4% contribution. The maximum amount a 
person can contribute to his or her section 457 deferred compensation plan is set each year by the 
Internal Revenue Service after taking inflation into account. For the year 2013, people can 
contribute up to $17,500 as an elective deferral to their employer's 457 deferred compensation 
plan. Additionally, participants age 50 or older can contribute an additional $5,500 as a catch-up 
contribution. 
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The employer match will be 1 ½ times the employee’s contributions.  A 4% employee contribution 
will result in a 6% match.  The employer match will be deposited in the employee’s 401(a) account 
as an employer contribution.  
 


3. Vesting is calculated upon the date of service at the rate of twenty (20) percent per year 
from the employee’s employment anniversary date. Employees shall be 100% vested at the 
time of their enrollment in the plan.  
 
The vesting period has been changed to 100%, to avoid employer matches that have been made 
by a grant being returned to CHA after the grant has ended because the employee did not meet 
the five years of employment required to be fully vested.  
 


4. Enrollment in the plan occurs during the months of April January and October July of each 
calendar year. 
 
The enrollment months have been changed to January and July for ease of administration.  Payroll 
and contributions are reported on a calendar year making the January and July enrollment periods 
easier to monitor an employee’s number of hours of service.  
 


5. Participant loans are permitted in accordance of the with the IRS definition of a financial 
hardship and plan policies and the approval of the Trustees.  
 
The retirement plan revisions will include the reinstatement of proof of a financial hardship for an 
employee loan based on the IRS definition of a financial hardship.  CHA removed the hardship 
provisions from the plan in 2011 because of the administrative burden placed on CHA staff to 
ensure the loans met the hardship requirements and because employee contributions were 
mandatory the removal of this requirement allowed employees the to borrow from their account for 
emergency needs that did not qualify under the IRS definition of a hardship. Since the removal of 
this provision in the past two years, employee loans have increased from $78,520 on 12/31/2009 
to $145,118 as of 9/30/12 and several staff members have requested “refinancing” their existing 
loans causing the loans to exceed the five year repayment terms. With the transition to UBS as our 
financial advisors will review the documentation for any loan request to ensure that it meets the 
hardship requirements and the plan policies. The plan no longer requires a mandatory contribution 
which will allow staff to reduce their contributions if needed instead of borrowing from their 
retirement savings for items that do not qualify for a financial hardship.  
 
The following items are considered by the IRS as acceptable reasons for a hardship loan:  


a. Unreimbursed medical expenses for you, your spouse, or dependents.  
b. Purchase of an employee's principal residence.  
c. Payment of college tuition and related educational costs such as room and board for the 


next 12 months for you, your spouse, dependents, or children who are no longer 
dependents.  


d. Payments necessary to prevent eviction of you from your home, or foreclosure on the 
mortgage of your principal residence.  


e. For funeral expenses.  
f. Certain expenses for the repair of damage to the employee's principal residence.  


If the loan is not repaid, the balance is subject to income tax and, if you are not at least 59½ years 
of age, the 10% withdrawal penalty.  


 
CEO Recommendation:  Adopt Resolution 2526 authorizing revisions to the CHA Personnel 
Policy related to the CHA Employee Retirement Benefits Plan and making these revisions effective 
January 1, 2013. 







Housing Authority of the City of Columbia, Missouri 
 


Board Resolution 
 


RESOLUTION #2526 


 


A Resolution to adopt revisions to the CHA Personnel Policy related to 
the CHA Employee Retirement Benefits Plan and making these revisions 


effective January 1, 2013. 
 
 Whereas, enrollment in the plan is automatic at the next enrollment period upon completion 
of six months of employment for all full time employees age 21 and over, unless the employee 
selects the option to not enroll; and 
 


Whereas, enrollment in the plan is automatic for part-time employees age 21 and over at 
the next enrollment period after 1,000 hours of service within the first year of employment or at the 
next enrollment period after 1,000 hours of service within a calendar year starting with the first year 
after employment unless the employee selects the option to not enroll; and  
 


Whereas, an employee has the option to contribute up to the maximum allowed under IRS 
regulations of his or her gross wages to their 457 deferred compensation plan account; and  


 
Whereas,  CHA will contribute a match to the employee’s 401(a) retirement plan account at 


a rate of 150% of the employee’s 457 deferred compensation contributions up to 4% of the 
employee’s gross wages; and 


 
Whereas, the vesting period has been changed to 100%, to prevent unvested employer 


contributions that have been paid from grant funding from being returned to CHA after the grant 
has ended; and 


 
Whereas, the enrollment months have been changed to January and July because it will be 


easier to monitor an employee’s number of hours of service payroll on a calendar year; and 
 
Whereas, the retirement plan revisions will include requirements for the employee to 


provide documentation that they meet the IRS definition of a financial hardship for the approval of a 
loan;   


 
NOW, THEREFORE, BE IT RESOLVED that the Board of Commissioners of the Housing 


Authority of the City of Columbia, Missouri hereby adopts Resolution #2526 approving revisions to 
the CHA Personnel Policy related to the CHA Employee Retirement Benefits Plan as attached 
hereto and made a part hereof, and making these revisions effective January 1, 2013. 


 
 
 
_________________________________ 
Marvin Kinney, Chairman 
 
 
_________________________________ 
Phil Steinhaus, Secretary 
 
 
Adopted November 20, 2012 





		R-2526m Personnel Policy changes related to Retirement plan changes

		R-2526 Personnel Policy change on Retirement benefits changes (11-20-12)






Housing Authority of the City of Columbia, Missouri 
 


Board Report Staff Memo 


 


To: Board of Commissioners 
 
From: Phil Steinhaus, CEO 
 
Date: November 20, 2012 
 
RE: Affordable Housing Initiative Report for November 2012 


 
 
The following is an update on the CHA’s Affordable Housing Initiative for the past month.  
Updates are organized by topic. 
 
Lambeth Apartments Development 


The application for this proposed development was submitted to the Missouri Housing 
Development Commission on Friday, September 21, 2012.  Phil Steinhaus, Rick Hess, Ken 
Nuernberger, and Michele Duffe attended a public hearing on conducted by the Missouri 
Housing Development Commission (MHDC) on November 5, 2012 regarding applications for 
Low-Income Housing Tax Credits (LIHTC) to develop affordable housing.  Mayor Bob McDavid, 
Second Ward City Council Representative Michael Trapp, and Representative Chris Kelly spoke 
in favor of the CHA/New Horizons application to develop the Lambeth Apartments.  Senator 
Kurt Schaefer also offered his support in a letter to the commission. 
 
Public Housing Revitalization Planning Process 


Additional community meetings and meetings with public housing residents are being planned 
for the coming months.  Phil Steinhaus, Rick Hess, and Mary Harvey met with Ken Nuernberger 
on November 12, 2012 to review potential funding sources for the revitalization of the public 
housing townhomes located on Lincoln and Unity Drive.  Mr. Nuernberger presented information 
on how the LIHTC program can be used to finance renovations.  Phil Steinhaus, Rick Hess, and 
Mary Harvey also consulted with Ron Urlaub regarding HUD regulations related to the 
revitalization process. 
 
The townhome located to 200-A Lincoln Drive sustained significant damage from an explosion 
on November 10, 2012 that is still under investigation.  We are exploring the possibility of 
moving forward with renovating this four-unit townhomes in the coming months in order to more 
accurately determine estimated expenses for completing the overall renovation of the 
townhomes on Lincoln and Unity Drives.  This will have the added benefit of creating a fully 
renovated building for other public housing residents and the broader Columbia community to 
view. 
 
We are discussing the possibility of submitting an application for 4% tax credits to the MHDC in 
March of 2013.  There will be a significant amount of planning and preparation that will need to 
take place before that time if a successful application is to be submitted.  This will include 
getting approval from the CHA Board to proceed with the application process and gaining 
approval to proceed with the renovation process through the HUD Special Applications Center 
(SAC).  
 
 







 


Strategic Planning Process Update  


An update on the strategic planning process was presented at the CHA Board Planning Retreat 
on October 16, 2012.  CHA is continuing to work with the ND Consulting Group on the planning 
process. 
 
Partnership with the City of Columbia and the Columbia Community Development 
Corporation 


We will be continuing discussions with the City of Columbia and the Columbia Community 
Development Corporation (CCDC) in the coming months about the opportunity to form a 
partnership for the development of new affordable housing in the City of Columbia with a focus 
on revitalizing central city neighborhoods.  Phil Steinhaus, Rick Hess, and Ken Nuernberger met 
with Chris Rosskopf from Boone County National Bank to discuss possible financing options for 
the acquisition of property for future affordable housing developments. 
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Office: (573) 443-2556 ♦ TTY: (573) 875-5161 ♦ Fax Line: (573) 443-0051 ♦ www.ColumbiaHA.com 


Lambeth Apartments Fact Sheet 


New Horizons Community Support Services, Inc. (New Horizons) and the Columbia Housing Authority 
(CHA) have  jointly submitted a Rental Production tax-credit financing application to the Missouri 
Housing Development Commission (MHDC) to develop 47 new affordable housing apartments on 
4.35 acres of land between Clark Lane and Lambeth Drive to be known as the Lambeth Apartments.  
 
Development Characteristics 


New Horizons Community Support Services, Inc. (NHCSS) and the Columbia Housing Authority 
(CHA) have formed a partnership to develop 47 new apartments on Lambeth Drive.  Three buildings 
will contain 8 units each (2 one-bedroom and 2 two-bedroom apartments) for a total of 24 apartments.  
The fourth building will include 23 one-bedroom apartments as well as program and office space for 
on-site community support services from New Horizons and CHA property management.   
 
The one-bedroom apartments will lease for $546 per month, utilities included.  The two-bedroom 
apartments will lease for $707, utilities included.  These rental rates are consistent with or below the 
rental rates of other Low-Income Housing Tax Credit (LIHTC) projects in Columbia and conform to the 
maximum rents that can be paid by tenants using Section 8 Housing Choice Vouchers. 
 
The wooded site has enough ground to provide off street parking and outdoor recreational and 
congregate space for tenants. At the request of the Lambeth Drive homeowners just north of the site, 
the northern edge will have privacy fencing and attractive landscaping.  Other boundaries will include 
some fencing while preserving the wooded nature of the site and the natural watershed.  The City of 
Columbia has expressed support for prioritizing the installation of sidewalks along the Clark Lane to 
make the development more accessible for pedestrians.  The City bus system runs in two directions 
past the site and will provide residents with easy connections to local goods and services as well as 
other intersecting bus routes. 
 
The target populations for Lambeth Apartments include low-income (below 60% AMI) and very low-
income (below 30% AMI) households that include persons with disabilities. The property will be 
managed by CHA with New Horizons providing community support services to clients with special 
needs.  Twenty-three of the 47 apartments will be in a single building that will allow New Horizons to 
provide better coordination of on-site community support services. 
 
The development will incorporate Universal Design requirements to the largest extent possible; all 
ground level units will be fully accessible.   Lambeth Apartments will adhere to NAHB Bronze level 
sustainability standards and be designed to be very energy efficient.  The building exteriors will 
include cement board siding and brick veneer and Energy Star 35-year shingles.  The larger 23 unit 
building will include a common laundry room; the three 8-plex buildings will have washer/dryer 
hookups. 
 


  







General Statistics 


 Number of units   47 


 Replacement cost per unit  $171,943 


 Total development costs  $9,236,669 


 Total development cost per unit $196,525 


 Federal credits requested  $679,000 


 State tax credits requested  $679,000 


 Federal and State LIHTC per unit $14,447 


 Total Reserves   $108,250 


 CHA waiting list   484 with 455 of those below 30% AMI  


 New Horizons waiting list  126 
 
Documented Need 


The City of Columbia’s 2008 Affordable Housing Policy Committee Report and the 2012 Consolidated 
Plan document the need to add over 100 affordable housing units per year for households below 60% 
AMI and construct or convert 200 additional housing units to be made available to the elderly, 
physically disabled, and those with special needs. Lambeth Apartments adds 47 units for this 
documented need. 
 
Co-developers 


The development team is a unique partnership of well-established and recognized experts in their 
industry. New Horizons will provide the community support services for at least 23 of the units and 
CHA will manage the property. 
 
New Horizon Community Support Services (NHCSS) is a private not-for-profit corporation with a 
current average caseload of 500 people with serious mental illness and other disabilities in Jefferson 
City, Columbia, and surrounding mid-Missouri areas.  The agency has a 35 year history of providing 
community support services to persons disabled by mental illness and developmentally disabled 
individuals. Mr. Chi Cheung founded the organization in 1977 and is its President and CEO. 
 
The Housing Authority of the City of Columbia (CHA) was founded in 1956 and operates two key 
affordable housing programs that include 719 units of Public Housing and 1,132 Section 8 Housing 
Choice Vouchers. CHA also provides two other housing voucher programs that are matched with 
community support services that support independent living and self-sufficiency. CHA has been 
ranked by HUD as a High Performer for 2009 and 2010 and missed the designation by 0.5 in 2011. 
 
City Support 


The Columbia City Council has made the development of new affordable housing a high priority for 
Columbia.  On September 17, 2012, the City Council adopted a resolution supporting the Rental 
Production tax credit financing application to the MHDC for the development of the Lambeth 
Apartments.  The City Manager and staff from the Community Development Department have also 
offered their support and assistance for the development.  The development is eligible to receive 
HOME funds through the City to subsidize improvements to the property.  The City has also 
expressed a willingness to prioritize the installation of sidewalks along Clark Lane to improve 
pedestrian safety and accessibility. 
 
The Lambeth Apartments will begin to fill the large need for affordable housing in Columbia. The 
project is being developed by two well-established community organizations that have a long history 
of working together to provide affordable housing with supportive services.  The strength of this 
partnership and their combined experience will ensure that the Lambeth Apartments will provide 
affordable housing to Columbia’s most vulnerable residents that is safe, healthy, energy efficient, 
accessible, and well-maintained for many years. 
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To: Board of Commissioners 
 
From: Phil Steinhaus, CEO 
 
Date: November 20, 2012 
 
RE: Section 8 Housing Choice Voucher Program Payment Standard Revisions 


 
 
Each year in October, HUD publishes updated Fair Market Rents (FMR) for Columbia and Boone 
County.  At this time, the CHA must determine where to set the Payment Standards for each size of 
housing unit in our Section 8 Housing Choice Voucher Program (HCV).  CHA has the latitude to 
adjust the Payment Standards for each size of unit between 90% and 110% of the FMR and must 
take into consideration a variety of factors when doing so including landlord participation, geographic 
housing choices, and competing market rents.  Changes in utility allowances must also be considered 
when setting the Payment Standards.  Utility allowances must be adjusted anytime the overall cost of 
utilities changes more than 10% over a three year period. 
 
The process for evaluating the effects of utility allowance adjustments and changes in the payment 
standards has to be done in several steps.  First we need to determine how much funding will be 
available for CY2013 for Housing Assistance Payments (HAP). Based on our estimated total HAP 
expenditures for CY2012 ($6,180,996) multiplied times an inflation factor of 2% and a pro-ration factor 
of 97.4%, we have estimated that we will receive approximately $6,140,000 in HAP funding for 
CY2013.  Add to the CY2013 funding $275,760 in 12/31/2012 HAP Reserves for a total of $6,415,760 
in HAP funding to expend for CY2013. 
 
Next we must determine how much our HAP for CY2013 will go up due to utility allowance changes.  
We use an outside contractor to calculate our annual utility allowances and this year we met the 10% 
threshold and have to implement changes accordingly.   
 
For participants whose gross rents are below the current Payment Standards, their housing 
assistance payments (HAP) will be increased in the month of their contract renewal.  For participants 
who are already at the maximum payment standard, their assistance will not change.  Our estimated 
HAP with the Utility Allowance changes was $6,376,850, which would leave $39,606 in HAP reserves. 
 
The Fair Market Rents (FMRs) are updated each year. Without HUD approval our payment standards 
must stay above 90% of the FMRs. Our payments standards were still within the 90-100% range at 
about 94%, but participants with the smaller bedroom size vouchers (zero - 2 bedrooms) were having 
a very difficult time finding a unit within the current payment standards.   
 
We evaluated the effects of various payment standards changes and determined that we could raise 
the payment standard of zero & 1 bedroom vouchers to 100% and raise the payment standards of 2-5 
bedroom vouchers to 98% and stay within our available HAP funding for CY2013.  
 
The calculations for the evaluation are on the following page of this memo and the 2013 Payment 
Standard / Utility Allowance tables are attached. 
  







CY2012 HAP Expenditures      6,180,996  


2% Inflation Factor          123,620  


Eligible Funding for CY2013       6,304,616  


Less 97.4% Pro-ration         (163,920) 


CY2013 Funding       6,140,696  


12/31/12 HAP Reserves          275,760  


CY2013 Available HAP Funding       6,416,456  


  


Estimated CY2013 HAP w/Utility Allowance Changes       6,376,850  


Estimated 12/31/2013 HAP Reserves             39,606  


  


UA + 100% FMR for All Vouchers      7,590,966  


Estimated Shortfall    (1,174,510) 


  


UA + 100% FMR for 0-2 Bedroom Units & 98% FMR for 3-5 Bedroom Units       6,415,563  


Estimated 12/31/2013 HAP Reserves                  893  


  


UA + 100% FMR for 0-1 bedroom Units & 98% FMR for 2-5 bedroom Units       6,406,584  


Estimated 12/31/2013 HAP Reserves               9,872  


 
 


HAP ............... Housing Assistance Payments 


UA ................. Utility Allowance 


FMR .............. Fair Market Rent 
 







City of Columbia Electric           Voucher Payment Standard                Effective January  2013


Total Available Based on Number of Bedrooms 


Use if all utilities are paid by landlord UTILS RENT UTILS RENT UTILS RENT UTILS RENT UTILS RENT UTILS RENT
Single Family Detached
Gas Heat, Gas Range, Gas Water Heater 146 387 166 380 212 478 260 749 305 915 348 1069
Gas Heat, Electric Range, Gas Water Heater 147 386 168 378 213 477 262 747 307 913 350 1067
Gas Heat, Electric Range, Electric Water Heater 149 384 172 374 219 471 269 740 316 904 361 1056
Electric Heat, Electric Range, Electric Water Heater 134 399 162 384 206 484 253 756 296 924 336 1081
Gas Heat, Gas Range, Electric Water Heater 148 385 170 376 218 472 267 742 314 906 359 1058
Apartment
Gas Heat, Gas Range, Gas Water Heater 115 418 130 416 163 527 192 817 220 1000 249 1168
Gas Heat, Electric Range, Gas Water Heater 116 417 132 414 164 526 194 815 222 998 252 1165
Gas Heat, Electric Range, Electric Water Heater 118 415 136 410 170 520 201 808 231 989 263 1154
Electric Heat, Electric Range, Electric Water Heater 106 427 129 417 167 523 204 805 239 981 276 1141
Gas Heat, Gas Range, Electric Water Heater 117 416 134 412 169 521 199 810 229 991 260 1157
Mobile Home
Gas Heat, Gas Range, Gas Water Heater 168 378 202 488 235 774 265 955
Gas Heat, Electric Range, Gas Water Heater 170 376 203 487 237 772 267 953
Gas Heat, Electric Range, Electric Water Heater 174 372 209 481 244 765 276 944
Electric Heat, Electric Range, Electric Water Heater 169 377 204 486 238 771 272 948
Gas Heat, Gas Range, Electric Water Heater 172 374 208 482 242 767 274 946
Duplex
Gas Heat, Gas Range, Gas Water Heater 123 410 147 399 191 499 237 772 278 942 320 1097
Gas Heat, Electric Range, Gas Water Heater 124 409 149 397 192 498 239 770 280 940 323 1094
Gas Heat, Electric Range, Electric Water Heater 126 407 153 393 198 492 246 763 289 931 334 1083
Electric Heat, Electric Range, Electric Water Heater 111 422 137 409 179 511 224 785 265 955 306 1111
Gas Heat, Gas Range, Electric Water Heater 125 408 151 395 197 493 244 765 287 933 331 1086
Row/Townhouse
Gas Heat, Gas Range, Gas Water Heater 123 410 147 399 191 499 237 772 278 942 320 1097
Gas Heat, Electric Range, Gas Water Heater 124 409 149 397 192 498 239 770 280 940 323 1094
Gas Heat, Electric Range, Electric Water Heater 126 407 153 393 198 492 246 763 289 931 334 1083
Electric Heat, Electric Range, Electric Water Heater 111 422 137 409 179 511 224 785 265 955 306 1111
Gas Heat, Gas Range, Electric Water Heater 125 408 151 395 197 493 244 765 287 933 331 1086
If the following utilites are furnished, add to rent column:


Water - Municipal
Sewer - Municipal (only choice)
Trash - Municipal


If the following are not furnished, subtract from rent column:
Range
Refrigerator


Tenant provided A/C: add appropriate amount to rent (see Section 8 Specialist)
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PS for 0 and 1  BR@ 100% and all others at 98% FMR FMR Effective 10/2012







Boone Electric            Voucher Payment Standard                Effective January  2013


Total Available Based on Number of Bedrooms 


Use if all utilities are paid by landlord UTILS RENT UTILS RENT UTILS RENT UTILS RENT UTILS RENT UTILS RENT
Single Family Detached
Gas Heat, Gas Range, Gas Water Heater 163 370 185 361 235 455 286 723 341 879 400 1017
Gas Heat, Electric Range, Gas Water Heater 164 369 187 359 236 454 288 721 343 877 403 1014
Gas Heat, Electric Range, Electric Water Heater 166 367 191 355 242 448 295 714 351 869 413 1004
Electric Heat, Electric Range, Electric Water Heater 163 370 194 352 242 448 292 717 344 876 400 1017
Gas Heat, Gas Range, Electric Water Heater 165 368 189 357 241 449 293 716 349 871 410 1007
Apartment
Gas Heat, Gas Range, Gas Water Heater 139 394 155 391 188 502 218 791 249 971 281 1136
Gas Heat, Electric Range, Gas Water Heater 133 400 157 389 189 501 220 789 250 970 283 1134
Gas Heat, Electric Range, Electric Water Heater 142 391 161 385 194 496 226 783 258 962 292 1125
Electric Heat, Electric Range, Electric Water Heater 142 391 166 380 203 487 241 768 278 942 316 1101
Gas Heat, Gas Range, Electric Water Heater 141 392 159 387 193 497 224 785 257 963 290 1127
Mobile Home
Gas Heat, Gas Range, Gas Water Heater 203 287 245 445 287 722 326 894
Gas Heat, Electric Range, Gas Water Heater 205 341 246 444 289 720 328 892
Gas Heat, Electric Range, Electric Water Heater 209 337 252 438 296 713 336 884
Electric Heat, Electric Range, Electric Water Heater 217 329 260 430 303 706 346 874
Gas Heat, Gas Range, Electric Water Heater 207 339 251 439 294 715 334 886
Duplex
Gas Heat, Gas Range, Gas Water Heater 138 395 165 381 213 477 263 746 310 910 361 1056
Gas Heat, Electric Range, Gas Water Heater 139 394 167 379 214 476 265 744 312 908 364 1053
Gas Heat, Electric Range, Electric Water Heater 141 392 171 375 220 470 272 737 320 900 374 1043
Electric Heat, Electric Range, Electric Water Heater 139 394 168 378 214 476 263 746 309 911 359 1058
Gas Heat, Gas Range, Electric Water Heater 140 393 169 377 214 476 263 746 309 911 359 1058
Row/Townhouse
Gas Heat, Gas Range, Gas Water Heater 138 395 165 381 213 477 263 746 310 910 361 1056
Gas Heat, Electric Range, Gas Water Heater 139 394 167 379 214 476 265 744 312 908 364 1053
Gas Heat, Electric Range, Electric Water Heater 141 392 171 375 220 470 272 737 320 900 374 1043
Electric Heat, Electric Range, Electric Water Heater 139 394 168 378 214 476 263 746 309 911 359 1058
Gas Heat, Gas Range, Electric Water Heater 140 393 169 377 219 471 270 739 318 902 371 1046
If the following utilites are furnished, add to rent column:


Water - Consolidated
Sewer - Municipal (only choice)
Trash - Independent


If the following are not furnished, subtract from rent column:
Range
Refrigerator


Tenant provided A/C: add appropriate amount to rent (see Section 8 Specialist).
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Housing Authority of the City of Columbia, Missouri 
 


Board Resolution Staff Memo 


 


To: Board of Commissioners 
 
From: Phil Steinhaus, CEO 
 
Date: November 20, 2012 
 
RE:   Resolution 2527:  To adopt revisions to the Public Housing Admissions and Continued 
Occupancy Policy (ACOP) related to 1) Updated references in Chapters 2-4, 6-7, 13 and 15; 2) 
Updated HUD definitions of family and protected classes to include protections regarding sexual 
orientation, marital status and gender identity; 3) Updated policy on equity in real property or 
other capital investments; 4) Updated policy to allow destruction of proof of Social Security 
numbers after verification; 5) Added a glossary of subsidized housing acronyms and terms, and 
to make these revisions effective December 1, 2012. 


 
 


Summary of Proposed Revisions 
 
CHA Public Housing staff periodically review the Public Housing Admissions and Continued 
Occupancy Policy (ACOP) to ensure that it complies with federal regulations and establishes 
good policies and practices that benefit the housing authority and Public Housing residents. 


The following revisions are being recommended for this purpose and have been reviewed and 
recommended by the Resident Advisory Board and posted for a 45 day public comment period.  
No adverse comments were received objecting to these recommendations.  


 
Below is a summary of the regulatory changes recommended by Nan McKay, Inc.: 
 
1. References to the Code of Federal Regulations (CFR) and PIH notices are updated to 


reflect new rules published in the Federal Register and PIH notices issued in the past year.  


Pages ............... Proposed Changes 


Intro-v/vi  .......... Updated Document and Location table 


1-9/10  .............. Added additional bullet under 1-II.D. on p. 1-10 


2-3/4  ................ Added text and bullet under 2.I.A. on p. 2-3; added text and reference, and 
changed PHA Policy under 2.I.B. on p. 2-4 


3-3/4  ................ Added reference to 3-I.B. heading; 


3-7/8  ................ Added reference to 3-I.H heading and removed references to subsections 
below this on p. 3-7; added reference to 3-I.I. heading on p. 3-7 


3-17/18  ............ Changed reference in 3-II.C. heading on p. 3-17 


4-21/22  ............ Changed reference in 2nd paragraph under 4-III.D. on p. 4-22;  


 Changed PIH Notice references on pp. 6-26 & 6-27 


7-5/6  ................ Changed PIH Notice reference on p. 7-5 


7-11 to 7-14  ..... Changed PIH Notice reference in 7-II.B. heading on p. 7-12; 


7-17/18  ............ Changed CFR reference in 1st paragraph on p. 7-17 


13-5/6  .............. Changed PIH Notice reference in 3-II.D. and 13-II.H. headings 


15-11/12 ........... Changed PIH Notice reference in 1st paragraph under 15-II.E. on p. 15-12 







 


2. HUD published new definitions of “family” in the Federal Register of February 3, 2012 under 
the heading “Equal Access to Housing in HUD Programs Regardless of Sexual Orientation 
or Gender Identity Final Rule”. The new definition does not discriminate on the basis of 
sexual orientation, marital status or gender identity.  


“Family 
To be eligible for admission, an applicant must qualify as a family. Family as defined by 
HUD, includes but is not limited to the following, regardless actual or perceived sexual 
orientation, gender identity, or marital status, a single person, who may be an elderly 
person, disabled person, near-elderly person, or any other single person; or  a group of 
persons residing together. Such group includes, but is not limited to a family with or 
without children (a child who is temporarily away from the home because of placement in 
foster care is considered a member of the family), an elderly family, a near-elderly 
family, a disabled family, a displaced family, or the remaining member of a tenant family. 
The PHA has the discretion to determine if any other group of persons qualifies as a 
family. 
 
Gender Identity means actual or perceived gender characteristics. 
 
Sexual orientation means homosexuality, heterosexuality, or bisexuality.” 
 


3. HUD looks at the cash value (equity) in an asset such as a piece of property owned by a 
resident. The changes in Chapter 6 clarify how equity in a piece of property is calculated. 
Equity may now be calculated based on the remaining balance of a mortgage on the 
property or, in the case of property with no mortgage, will look at the sale price of three 
similar properties in nearby locations. Chapter 6 also explains how to calculate the costs of 
converting assets to cash to determine the entire cash value of the property. Pages 6-23 
thru 6-28 added text and two PHA Policies under Equity in Real Property or Other Capital 
Investments. 


4. When someone applies for housing assistance, CHA makes a photocopy of their Social 
Security card and uses that number to verify their eligibility for assistance. Because CHA 
now uses the Electronic Income Verification (EIV) system created and maintained by HUD 
to verify Social Security numbers, Chapter 7 allows CHA to destroy the photocopies of 
Social Security cards in the file once EIV has verified the Social Security number. This is 
part of an ongoing effort to limit the amount of personally identifiable information included in 
a resident’s file in order to prevent identity theft. This change deleted or changed text on pp. 
7-12 & 7-13 and deleted text in PHA Policy on p. 7-13. 


5. GL-1 thru GL-16 Added a Glossary of subsidized housing acronyms and terms. 
 
CEO Recommendation:  Adopt Resolution 2527 approving revisions to the Public Housing 
Admissions and Continued Occupancy Policy (ACOP) related to 1) Updated references in 
Chapters 2-4, 6-7, 13 and 15; 2) Updated HUD definitions of family and protected classes to 
include protections regarding sexual orientation, marital status and gender identity; 3) Updated 
policy on equity in real property or other capital investments; 4) Updated policy to allow 
destruction of proof of Social Security numbers after verification; 5) Added a glossary of 
subsidized housing acronyms and terms, and to make these revisions effective December 1, 
2012 
 







Housing Authority of the City of Columbia, Missouri 
 


Board Resolution 
 


RESOLUTION # 2527 
 


To adopt revisions to the Public Housing Admissions and Continued Occupancy Policy 
(ACOP) related to 1) Updated references in Chapters 2-4, 6-7, 13 and 15; 2) Updated HUD 


definitions of family and protected classes to include protections regarding sexual 
orientation, marital status and gender identity; 3) Updated policy on equity in real property 


or other capital investments; 4) Updated policy to allow destruction of proof of Social 
Security numbers after verification; 5) Added a glossary of subsidized housing acronyms 


and terms, and to make these revisions effective December 1, 2012 
 
 WHEREAS, the Housing Authority of the City of Columbia, Missouri, adopted the current 
version of the Public Housing ACOP by Resolution 2492 on January 17, 2012; and  


WHEREAS, the program operations of the Public Housing Program are governed by 
established, written policies called the Admissions and Continued Occupancy Policy which ensures 
that the Columbia Housing Authority (CHA) is in compliance with HUD regulations while also spelling 
out other specific policies adopted by CHA in order to provide safe, affordable housing in a fair 
manner to all persons; and  


WHEREAS, these Public Housing ACOP revisions have been recommended by CHA staff in 
order to enhance effective program administration; and 


WHEREAS, the CHA Resident Advisory Board (RAB) has also been involved in the review 
and revision process and has been afforded every opportunity to provide input and feedback on the 
revision to the current CHA Public Housing ACOP; and  


WHEREAS, the required 45 day public notice and comment period has been provided 
regarding the proposed revisions to the Public Housing ACOP and that copies of the proposed Public 
Housing ACOP have been made available at the CHA Administrative Offices at 201 Switzler Street, 
Columbia, MO and all other CHA Public Housing Manager and Resident Services offices at CHA’s 
Downtown family site, Oak Towers, Paquin Tower, and the Bear Creek family site; and 


WHEREAS, all comments by the Resident Advisory Board and public comments have been 
given due consideration when making the recommended policy change; and  


 WHEREAS, the Chief Executive Officer recommends that the revised Public Housing ACOP 
be adopted,     


  NOW, THEREFORE, BE IT RESOLVED that the Board of Commissioners of the Housing 
Authority of the City of Columbia, Missouri, hereby adopts Resolution 2527 approving the attached 
revisions to the Public Housing Admissions and Continued Occupancy Policy attached hereto and 
made a part hereof effective December 1, 2012. 


 
 
_________________________________ 
Marvin Kinney, Chairman 
 
 
_______________________________ 
Phil Steinhaus, Secretary 
 
 
Adopted November 20, 2012 







 


Columbia 
Housing Authority 


Housing Authority of the City of Columbia, Missouri 
201 Switzler Street, Columbia, MO  65203 


Office: (573) 443-2556 ♦ TTY: (573) 875-5161 ♦ Fax Line: (573) 443-0051 ♦ www.ColumbiaHA.com 


 
To: Resident Advisory Board   
 
From: Lee Radtke, Director of Public Housing Operations 
 
Date: October 4, 2012 
 
RE: Proposed Changes to Public Housing Admissions and Continued Occupancy Policy 


(ACOP) effective for December 1, 2012:  


 
 


Summary of Proposed Revisions 
 
1. Updated References in Chapters 2-4, 6-7, 13 and 15 


References to the Code of Federal Regulations (CFR) and PIH notices are updated to 
reflect new rules published in the Federal Register and PIH notices issued in the past year. 
The Code of Federal Regulations is the list of laws that govern assisted housing. PIH 
notices are directions to housing authorities about how to implement new rules published in 
the Code.  


2. Updated HUD Definitions of Family and Protected Classes to Include Protections 
Regarding Sexual Orientation, Marital Status, and Gender Identity  


HUD published new definitions of “family” in the Federal Register of February 3, 2012 under 
the heading “Equal Access to Housing in HUD Programs Regardless of Sexual Orientation 
or Gender Identity Final Rule”. The new definition does not discriminate on the basis of 
sexual orientation, marital status or gender identity.  


“Family” 


To be eligible for admission, an applicant must qualify as a family. Family as defined by 
HUD, includes but is not limited to the following, regardless actual or perceived sexual 
orientation, gender identity, or marital status, a single person, who may be an elderly 
person, disabled person, near-elderly person, or any other single person; or  a group of 
persons residing together. Such group includes, but is not limited to a family with or without 
children (a child who is temporarily away from the home because of placement in foster care 
is considered a member of the family), an elderly family, a near-elderly family, a disabled 
family, a displaced family, or the remaining member of a tenant family. The PHA has the 
discretion to determine if any other group of persons qualifies as a family. 


Gender Identity means actual or perceived gender characteristics. 


Sexual orientation means homosexuality, heterosexuality, or bisexuality.” 


  







3. Updated Policy on Equity in Real Property or Other Capital Investments  


HUD looks at the cash value (equity) in an asset such as a piece of property owned by a 
resident. The changes in Chapter 6 clarify how equity in a piece of property is calculated. 
Equity may now be calculated based on the remaining balance of a mortgage on the 
property or, in the case of property with no mortgage, will look at the sale price of three 
similar properties in nearby locations. Chapter 6 also explains how to calculate the costs of 
converting assets to cash to determine the entire cash value of the property. 


4. Updated Policy to Allow Destruction of Proof of Social Security Numbers After 
Verification 


 
When someone applies for housing assistance, CHA makes a photocopy of their Social 
Security card and uses that number to verify their eligibility for assistance. Because CHA 
now uses the Electronic Income Verification (EIV) system created and maintained by HUD 
to verify Social Security numbers, Chapter 7 allows CHA to destroy the photocopies of 
Social Security cards in the file once EIV has verified the Social Security number. This is 
part of an ongoing effort to limit the amount of personally identifiable information included in 
a resident’s file in order to prevent identity theft. 


5. New Glossary of Subsidized Housing Acronyms and Terms  


HUD uses acronyms (like HUD for Housing and Urban Development) as a short way to refer 
to programs and ideas with long titles. The new glossary will help anyone understand 
policies and regulations being discussed. For example:  


a. HUD requires all PHAs to use EIV to verify PII for new residents. 


b. The Department of Housing and Urban Development requires all Public Housing 
Agencies to use the Electronic Income Verification System to verify Personally 
Identifiable Information for new residents.  


You probably still won’t understand what they’re talking about. Feel free to ask anyone at 
the Columbia Housing Authority to translate and explain. 
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Notice PIH 2007-27 (HA), Disallowed Costs and Sanctions Resulting from On-Site 
Monitoring Reviews 
http://www.hud.gov/offices/pih/publications/notices/07/pih2007-27.pdf  


Notice PIH 2012-10, Verification of Social Security Numbers (SSNs) and Supplemental 


Security Income (SSI) Benefits; and Effective Use of the Enterprise Income Verification 


(EIV) System’s Identity Verification Report 
Notice PIH 2010-3, Verification of Social Security Numbers (SSNs) and Supplemental 
Security Income (SSI) Benefits 


http://portal.hud.gov/huddoc/pih2012-


10.pdfhttp://www.hud.gov/offices/pih/publications/notices/10/pih2010-3.pdf  


Notice PIH 2010-19, Administrative Guidance for Effective and Mandated Use of the 
Enterprise Income Verification (EIV) System 
 http://www.hud.gov/offices/pih/publications/notices/10/pih2010-19.pdf  


Notice PIH 2010-26 (HA), Nondiscrimination and Accessibility Notice 
http://www.hud.gov/offices/pih/publications/notices/10/pih2010-26.pdf  


OMB Circular A-133 
http://www.whitehouse.gov/omb/circulars/a133_compliance_supplement_2010 


Public Housing Occupancy Guidebook, June 2003 
www.hud.gov/offices/pih/programs/ph/rhiip/phguidebook.cfm 


Rental Housing Integrity Improvement Program (RHIIP) Frequently Asked Questions 
www.hud.gov/offices/pih/programs/ph/rhiip/faq.cfm 


VAWA Final Rule  
http://www.gpo.gov/fdsys/pkg/FR-2010-10-27/pdf/2010-26914.pdf  


Verification FAQs 
www.hud.gov/offices/pih/programs/ph/rhiip/faq_verif.cfm 


Verification Guidance, March 2004 (attachment to Notice PIH 2004-1) 
http://www.hud.gov/offices/pih/publications/notices/04/verifguidance.pdf 


The HUD Web site is http://www.hud.gov/index.html. 


Guidebooks, handbooks, and other HUD resources may be found at the HUDClips Web site: 
http://www.hud.gov/offices/adm/hudclips/. 



http://www.hud.gov/offices/pih/publications/notices/07/pih2007-27.pdf

http://portal.hud.gov/huddoc/pih2012-10.pdf

http://portal.hud.gov/huddoc/pih2012-10.pdf

http://www.hud.gov/offices/pih/publications/notices/10/pih2010-3.pdf

http://www.hud.gov/offices/pih/publications/notices/10/pih2010-19.pdf

http://www.hud.gov/offices/pih/publications/notices/10/pih2010-26.pdf

http://www.whitehouse.gov/omb/circulars/a133_compliance_supplement_2010

http://www.hud.gov/offices/pih/programs/ph/rhiip/phguidebook.cfm

http://www.hud.gov/offices/pih/programs/ph/rhiip/faq.cfm

http://www.gpo.gov/fdsys/pkg/FR-2010-10-27/pdf/2010-26914.pdf

http://www.hud.gov/offices/pih/programs/ph/rhiip/faq_verif.cfm

http://www.hud.gov/index.html
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1-II.D. APPLICABLE REGULATIONS 


Applicable regulations include: 


 24 CFR Part 5: General Program Requirements 


 24 CFR Part 8: Nondiscrimination 


 24 CFR Part 35: Lead-Based Paint 


 24 CFR Part 902: Public Housing Assessment System 


 24 CFR Part 903: Public Housing Agency Plans 


 24 CFR Part 945: Designated Housing 


 24 CFR Part 960: Admission and Occupancy Policies 


 24 CFR Part 965: PHA-Owned or Leased Projects – General Provisions 


 24 CFR Part 966: Lease and Grievance Procedures 
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PART I: NONDISCRIMINATION 


2-I.A. OVERVIEW 


Federal laws require PHAs to treat all applicants and tenant families equally, providing the same 
quality of service, regardless of family characteristics and background. Federal law prohibits 
discrimination in housing on the basis of race, color, religion, sex, national origin, age, familial 


status, and disability.  In addition, HUD regulations provide for additional protections regarding 


sexual orientation, gender identity, and marital status. The PHA will comply fully with all federal, 


state, and local nondiscrimination laws, and with rules and regulations governing fair housing 
and equal opportunity in housing and employment, including: 


 Title VI of the Civil Rights Act of 1964 


 Title VIII of the Civil Rights Act of 1968 (as amended by the Community Development Act of 
1974 and the Fair Housing Amendments Act of 1988) 


 Executive Order 11063  


 Section 504 of the Rehabilitation Act of 1973 


 The Age Discrimination Act of 1975 


 Title II of the Americans with Disabilities Act (to the extent that it applies, otherwise Section 
504 and the Fair Housing Amendments govern) 


 The Violence  against Women  Act of 2005 (VAWA) 


 The Equal Access to Housing in HUD Programs Regardless of Sexual Orientation or Gender 


Identity Final Rule, published in the Federal Register February 3, 2012 


 Any applicable state laws or local ordinances and any legislation protecting individual rights 
of tenants, applicants, or staff that may subsequently be enacted  


When more than one civil rights law applies to a situation, the laws will be read and applied 
together.  


PHA Policy 


All applicable state or local nondiscrimination laws or ordinances apply. 
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2-I.B. NONDISCRIMINATION 


Federal regulations prohibit discrimination against certain protected classes and other groups of 


people.. State and local requirements, as well as PHA policies, can prohibit discrimination 


against additional classes of people. 


The PHA shall not discriminate because of race, color, sex, religion, familial status, age, 
disability or national origin (called “protected classes”). 


Familial status includes children under the age of 18 living with parents or legal custodians, 
pregnant women, and people securing custody of children under the age of 18.   


PHA Policy  


The PHA will not discriminate on the basis of marital status, gender identity, or sexual 


orientation [FR Notice 02/03/12]. 


PHA Policy 


The PHA does not identify any additional protected classes. 


The PHA will not use any of these factors to: 


 Deny to any family the opportunity to apply for housing, nor deny to any qualified applicant 
the opportunity to participate in the public housing program 


 Provide housing that is different from that provided to others 


 Subject anyone to segregation or disparate treatment 


 Restrict anyone's access to any benefit enjoyed by others in connection with the housing 
program 


 Treat a person differently in determining eligibility or other requirements for admission  


 Steer an applicant or tenant toward or away from a particular area based on any of these 
factors 


 Deny anyone access to the same level of services 


 Deny anyone the opportunity to participate in a planning or advisory group that is an integral 
part of the housing program  


 Discriminate in the provision of residential real estate transactions  


 Discriminate against someone because they are related to or associated with a member of a 
protected class  


 Publish or cause to be published an advertisement or notice indicating the availability of 
housing that prefers or excludes persons who are members of a protected class 
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Time Frame for Determination of Citizenship Status [24 CFR 5.508(g)] 


For new occupants joining the resident family the PHA must verify status at the first interim or 
regular reexamination following the person’s occupancy, whichever comes first. 


If an individual qualifies for a time extension for the submission of required documents, the PHA 
must grant such an extension for no more than 30 days [24 CFR 5.508(h)]. 


Each family member is required to submit evidence of eligible status only one time during 
continuous occupancy. 


PHA Policy 


The PHA will verify the status of applicants at the time other eligibility factors are 
determined. 


3-II.C. SOCIAL SECURITY NUMBERS [24 CFR 5.216 and 5.218, Notice PIH  


2010-3]2012-10] 


2010-3] 


The applicant and all members of the applicant’s household must disclose the complete and 
accurate social security number (SSN) assigned to each household member, and the 
documentation necessary to verify each SSN. A detailed discussion of acceptable 
documentation is provided in Chapter 7. 


Note: These requirements do not apply to noncitizens who do not contend eligible immigration 
status. 


In addition, each participant who has not previously disclosed an SSN, has previously disclosed 


an SSN that HUD or the SSA determined was invalid, or has been issued a new SSN must 


submit their complete and accurate SSN and the documentation required to verify the SSN at 


the time of the next interim or annual reexamination or recertification. Participants age 62 or 


older as of January 31, 2010, whose determination of eligibility was begun before January 31, 


2010, are exempt from this requirement and remain exempt even if they move to a new assisted 


unit. 


The PHA must deny assistance to an applicant family if they do not meet the SSN disclosure 
and documentation requirements contained in 24 CFR 5.216. 
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PART I: DEFINITIONS OF FAMILY AND HOUSEHOLD MEMBERS  


3-I.A. OVERVIEW 


Some eligibility criteria and program rules vary depending upon the composition of the family 
requesting assistance. In addition, some requirements apply to the family as a whole and others 
apply to individual persons who will live in the public housing unit. This part provides information 
that is needed to correctly identify family and household members, and to apply HUD's eligibility 
rules.  


3-I.B. FAMILY AND HOUSEHOLD [24 CFR 5.403 and HUD-50058 IB, p. 13,  


FR Notice 02/03/12] 


The terms family and household have different meanings in the public housing program. 


Family 


To be eligible for admission, an applicant must qualify as a family. A family may be a single 


person or a group of persons. Family as defined by HUD, includes but is not limited to the 


following, regardless actual or perceived sexual orientation, gender identity, or marital status, a 


single person, who may be an elderly person, disabled person, near-elderly person, or any other 


single person; or  a group of persons residing together. Such group includes, but is not limited to 


a family with or without children (a child who is temporarily away from the home because of 


placement in foster care is considered a member of the family), an elderly family, a near-elderly 


family, a disabled family, a displaced family, or the remaining member of a tenant 


family.includes a family with a child or children, two or more elderly or disabled persons living 


together, one or more elderly or disabled persons living with one or more live-in aides, or a 


single person. The PHA has the discretion to determine if any other group of persons qualifies as 


a family. 


Gender Identity means actual or perceived gender characteristics. 


Sexual orientation means homosexuality, heterosexuality, or bisexuality. 


3-I.B. FAMILY AND HOUSEHOLD [24 CFR 5.403 and HUD-50058 IB, p. 13] 


The terms family and household have different meanings in the public housing program. 


Family 


To be eligible for admission, an applicant must qualify as a family. A family may be a single 
person or a group of persons. Family as defined by HUD includes a family with a child or 
children, two or more elderly or disabled persons living together, one or more elderly or disabled 
persons living with one or more live-in aides, or a single person. The PHA has the discretion to 
determine if any other group of persons qualifies as a family. 


PHA Policy 


A family also includes two or more individuals who are not related by blood, marriage, 
adoption, or other operation of law, but who either can demonstrate that they have lived 
together previously or certify that each individual’s income and other resources will be 
available to meet the needs of the family. 


Each family must identify the individuals to be included in the family at the time of 
application, and must update this information if the family’s composition changes. 
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3-I.H. ELDERLY AND NEAR-ELDERLY PERSONS, AND ELDERLY FAMILY 


[24 CFR 5.100, 5.403, 945.105, and FR Notice 02/03/12] 


Elderly Persons 


An elderly person is a person who is at least 62 years of age [24 CFR 5.100]. 


Near-Elderly Persons 


A near-elderly person is a person who is 50-61 years of age [24 CFR 945.105]. 


Elderly Family 


An elderly family is one in which the head, spouse, cohead, or sole member is an elderly person 
[24 CFR 5.403]. Identifying elderly families is important because these families qualify for 
special deductions from income as described in Chapter 6 and may qualify for a particular type 
of development as noted in Chapter 4. 


3-I.I. PERSONS WITH DISABILITIES AND DISABLED FAMILY [24 CFR 5.403, FR Notice 


02/03/12] 


Persons with Disabilities 


Under the public housing program, special rules apply to persons with disabilities and to any 
family whose head, spouse, or cohead is a person with disabilities. The technical definitions of 
individual with handicaps and persons with disabilities are provided in Exhibit 3-1 at the end of 
this chapter. These definitions are used for a number of purposes including ensuring that 
persons with disabilities are not discriminated against based upon disability. 


As discussed in Chapter 2, the PHA must make all aspects of the public housing program 
accessible to persons with disabilities and consider reasonable accommodations requested 
based upon a person’s disability. 


Disabled Family 


A disabled family is one in which the head, spouse, or cohead is a person with disabilities. 
Identifying disabled families is important because these families qualify for special deductions 
from income as described in Chapter 6 and may qualify for a particular type of development as 
noted in Chapter 4. 


Even though persons with drug or alcohol dependencies are considered persons with 
disabilities for the purpose of non-discrimination, this does not prevent the PHA from denying 
admission for reasons related to alcohol and drug abuse following policies found in Part III of 
this chapter, or from enforcing the lease following the policies in Chapter 13. 
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4-III.D. THE APPLICATION INTERVIEW 


HUD recommends that the PHA obtain the information and documentation needed to make an 
eligibility determination through a private interview. Being invited to attend an interview does not 
constitute admission to the program. 


Assistance cannot be provided to the family until all SSN documentation requirements are met. 
However, if the PHA determines that an applicant family is otherwise eligible to participate in the 
program, the family may retain its place on the waiting list for a period of time determined by the 


PHA [Notice PIH 2012-102010-3].  


Reasonable accommodation must be made for persons with disabilities who are unable to 
attend an interview due to their disability [24 CFR 8.4(a) and 24 CFR 100.204(a)]. 


PHA Policy 


Families selected from the waiting list are required to participate in an eligibility interview. 


All adult family members are required to attend the interview. 


The interview will be conducted only if the head of household or spouse/cohead provides 
appropriate documentation of legal identity (Chapter 7 provides a discussion of proper 
documentation of legal identity). If the family representative does not provide the 
required documentation, the appointment may be rescheduled when the proper 
documents have been obtained. 


Pending disclosure and documentation of social security numbers, the PHA will allow the 
family to retain its place on the waiting list for 10 days. If not all household members 
have disclosed their SSNs at the next time a unit becomes available, the PHA will offer a 
unit to the next eligible applicant family on the waiting list. 


If the family is claiming a waiting list preference, the family must provide documentation 
to verify their eligibility for a preference (see Chapter 7). If the family is verified as eligible 
for the preference, the PHA will proceed with the interview. If the PHA determines the 
family is not eligible for the preference, the interview will not proceed and the family will 
be placed back on the waiting list according to the date and time of their application.  


The family must provide the information necessary to establish the family‟s eligibility, 
including suitability, and to determine the appropriate amount of rent the family will pay. 
The family must also complete required forms, provide required signatures, and submit 
required documentation. If any materials are missing, the PHA will provide the family 
with a written list of items that must be submitted. 
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Equity in Real Property or Other Capital Investments 


Equity (cash value) in a property or other capital asset is the estimated current market value of 
the asset less the unpaid balance on all loans secured by the asset and reasonable costs (such 
as broker fees) that would be incurred in selling the asset [HCV GB, p. 5-25 and PH, p. 121]. 


PHA Policy 


In determining the equity, the PHA will determine market value by examining recent 


sales of at least three properties in the surrounding or similar neighborhood that possess 


comparable factors that affect market value.  


The PHA will first use the payoff amount for the loan (mortgage) as the unpaid balance 


to calculate equity. If the payoff amount is not available, the PHA will use the basic loan 


balance information to deduct from the market value in the equity calculation. 


 


Equity in real property and other capital investments is considered in the calculation of asset 
income except for the following types of assets: 


 Equity accounts in HUD homeownership programs [24 CFR 5.603(b)] 


 Equity in real property when a family member‘s main occupation is real estate [HCV GB, p. 
5-25]. This real estate is considered a business asset, and income related to this asset will 
be calculated as described in section 6-I.F.  


 Interests in Indian Trust lands [24 CFR 5.603(b)] 


 Real property and capital assets that are part of an active business or farming operation 
[HCV GB, p. 5-25] 


The PHA must also deduct from the equity the reasonable costs for converting the asset to 


cash. Using the formula for calculating equity specified above, the net cash value of real 


property is the market value of the loan (mortgage) minus the expenses to convert to cash  


[Notice PIH 2012-3]. 


 PHA Policy 


For the purposes of calculating expenses to convert to cash for real property, the PHA will use 


ten percent of the market value of the home. 


 


A family may have real property as an asset in two ways: (1) owning the property itself and (2) 
holding a mortgage or deed of trust on the property. In the case of a property owned by a family 
member, the anticipated asset income generally will be in the form of rent or other payment for 
the use of the property. If the property generates no income, actual anticipated income from the 
asset will be zero. 


In the case of a mortgage or deed of trust held by a family member, the outstanding balance 
(unpaid principal) is the cash value of the asset. The interest portion only of payments made to 
the family in accordance with the terms of the mortgage or deed of trust is counted as 
anticipated asset income. 


PHA Policy 
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6-I.H. PERIODIC PAYMENTS  


Periodic payments are forms of income received on a regular basis. HUD regulations specify 
periodic payments that are and are not included in annual income.  


Periodic Payments Included in Annual Income 


 Periodic payments from sources such as social security, unemployment and welfare 
assistance, annuities, insurance policies, retirement funds, and pensions. However, periodic 
payments from retirement accounts, annuities, and similar forms of investments are counted 
only after they exceed the amount contributed by the family [24 CFR 5.609(b)(4) and (b)(3)]. 


 Disability or death benefits and lottery receipts paid periodically, rather than in a single lump 
sum [24 CFR 5.609(b)(4) and HCV, p. 5-14] 


Lump-Sum Payments for the Delayed Start of a Periodic Payment 


Most lump sums received as a result of delays in processing periodic payments, such as 


unemployment or welfare assistance, are counted as income. However, lump-sum receipts for 


the delayed start of periodic social security or supplemental security income (SSI) payments are 


not counted as income [CFR 5.609(b)(4)]. Additionally, any deferred disability benefits that are 


received in a lump sum or in prospective monthly amounts from the Department of Veterans 


Affairs are to be excluded from annual income [FR Notice 11/24/08]. 


PHA Policy 


When a delayed-start payment is received and reported during the period in which the 
PHA is processing an annual reexamination, the PHA will adjust the tenant rent 
retroactively for the period the payment was intended to cover. The family may pay in full 
any amount due or request to enter into a repayment agreement with the PHA. 


See the chapter on reexaminations for information about a family‘s obligation to report 
lump-sum receipts between annual reexaminations. 


Treatment of Overpayment Deductions from Social Security Benefits 


The PHA must make a special calculation of annual income when the Social Security 
Administration (SSA) overpays an individual, resulting in a withholding or deduction from his or 
her benefit amount until the overpayment is paid in full. The amount and duration of the 
withholding will vary depending on the amount of the overpayment and the percent of the 
benefit rate withheld. Regardless of the amount withheld or the length of the withholding period, 
the PHA must use the reduced benefit amount after deducting only the amount of the 


overpayment withholding from the gross benefit amount [Notice PIH 32012-102010-3]. 
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Periodic Payments Excluded from Annual Income 


 Payments received for the care of foster children or foster adults (usually persons with 
disabilities, unrelated to the tenant family, who are unable to live alone) [24 CFR 
5.609(c)(2)]. Kinship care payments are considered equivalent to foster care payments and 


are also excluded from annual income [Notice PIH 402012-12008-40]. 


PHA Policy 


The PHA will exclude payments for the care of foster children and foster adults only if 
the care is provided through an official arrangement with a local welfare agency [HCV 
GB, p. 5-18]. 


 Amounts paid by a state agency to a family with a member who has a developmental 
disability and is living at home to offset the cost of services and equipment needed to keep 
the developmentally disabled family member at home [24 CFR 5.609(c)(16)] 


 Amounts received under the Low-Income Home Energy Assistance Program (42 U.S.C. 
1626(c)) [24 CFR 5.609(c)(17)] 


 Amounts received under the Child Care and Development Block Grant Act of 1990 
(42 U.S.C. 9858q) [24 CFR 5.609(c)(17)] 


 Earned Income Tax Credit (EITC) refund payments (26 U.S.C. 32(j)) [24 CFR 5.609(c)(17)]. 
Note: EITC may be paid periodically if the family elects to receive the amount due as part of 
payroll payments from an employer. 


 Lump sums received as a result of delays in processing Social Security and SSI payments 
(see section 6-I.J.) [24 CFR 5.609(b)(4)]. 
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7-II.B. SOCIAL SECURITY NUMBERS [24 CFR 5.216 and Notice PIH 32012-102010-3] 


The family must provide documentation of a valid social security number (SSN) for each 
member of the household, with the exception of individuals who do not contend eligible 
immigration status. Exemptions also include, existing residents who were at least 62 years of 
age as of January 31, 2010, and had not previously disclosed an SSN.  


The PHA must accept the following documentation as acceptable evidence of the social security 
number:  


An original SSN card issued by the Social Security Administration (SSA) 


An original SSA-issued document, which contains the name and SSN of the individual 


An original document issued by a federal, state, or local government agency, which 
contains the name and SSN of the individual, along with other identifying information of 
the individual 


Such other evidence of the SSN as HUD may prescribe in administrative instructions 


The PHA may only reject documentation of an SSN provided by an applicant or resident if the 
document is not an original document, if the original document has been altered, mutilated, or is 
not legible, or if the document appears to be forged.  


PHA Policy 


The PHA will explain to the applicant or resident the reasons the document is not 
acceptable and request that the individual obtain and submit acceptable documentation 
of the SSN to the PHA within 90 days.  


When the resident requests to add a new household member who is at least 6 years of age, or 
who is under the age of 6 and has an SSN, the resident must provide the complete and 
accurate SSN assigned to each new member at the time of reexamination or recertification, in 
addition to the documentation required to verify it. The PHA may not add the new household 
member until such documentation is provided.  


When a resident requests to add a new household member who is under the age of 6 and has 
not been assigned an SSN, the resident must provide the SSN assigned to each new child and 
the required documentation within 90 calendar days of the child being added to the household. 
A 90-day extension will be granted if the PHA determines that the resident’s failure to comply 
was due to unforeseen circumstances and was outside of the resident’s control. During the 
period the PHA is awaiting documentation of the SSN, the child will be counted as part of the 
assisted household. 


PHA Policy 


The PHA will grant one additional 90-day extension if needed for reasons beyond the 
resident’s control such as delayed processing of the SSN application by the SSA, natural 
disaster, fire, death in the family, or other emergency.  
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Social security numbers must be verified only once during continuously-assisted occupancy. 


PHA Policy 


The PHA will verify each disclosed SSN by: 


Obtaining documentation from applicants and residents that is acceptable as 
evidence of social security numbers 


Making a copy of the original documentation submitted, returning it to the individual, 
and retaining a copy in the file folder 


Once the individual’s verification status is classified as “verified,” the PHA  


should may, at its discretion, remove and destroy copies of documentation accepted as evidence 


of social security numbers.  by no later than the next reexamination.The retention of the EIV 


Summary Report or Income Report is adequate documentation of an individual’s SSN.  


should remove and destroy copies of documentation accepted as evidence of social 
security numbers by no later than the next reexamination.  


PHA Policy 


Once an individual’s status is classified as “verified” in HUD’s EIV system, the PHA will 
remove and destroy copies of documentation accepted as evidence of social security 
numbers by no later than the next reexamination.  


7-II.C. DOCUMENTATION OF AGE 


A birth certificate or other official record of birth is the preferred form of age verification for all 
family members. For elderly family members an original document that provides evidence of the 
receipt of social security retirement benefits is acceptable.  


PHA Policy 


If an official record of birth or evidence of social security retirement benefits cannot be 
provided, the PHA will require the family to submit other documents that support the 
reported age of the family member (e.g., school records, driver's license if birth year is 
recorded) and to provide a self-certification.   


Age must be verified only once during continuously-assisted occupancy. 
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Family Members Not Receiving SSA Disability Benefits 


Receipt of veteran’s disability benefits, worker’s compensation, or other non-SSA benefits 
based on the individual’s claimed disability are not sufficient verification that the individual meets 


HUD’s definition of disability in 24 CFR 5.4035.603, necessary to qualify for waiting list 


preferences or certain income disallowances and deductions. 


PHA Policy 


For family members claiming disability who do not receive SSI or other disability 
payments from the SSA, a knowledgeable professional must provide third-party 
verification that the family member meets the HUD definition of disability. See the 
Eligibility chapter for the HUD definition of disability. The knowledgeable professional will 
verify whether the family member does or does not meet the HUD definition. 


7-II.G. CITIZENSHIP OR ELIGIBLE IMMIGRATION STATUS [24 CFR 5.508] 


Overview 


Housing assistance is not available to persons who are not citizens, nationals, or eligible 
immigrants. Prorated assistance is provided for "mixed families" containing both eligible and 
ineligible persons. See the Eligibility chapter for detailed discussion of eligibility requirements. 
This chapter (7) discusses HUD and PHA verification requirements related to citizenship status. 


The family must provide a certification that identifies each family member as a U.S. citizen, a 
U.S. national, an eligible noncitizen or an ineligible noncitizen and submit the documents 
discussed below for each family member. Once eligibility to receive assistance has been 
verified for an individual it need not be collected or verified again during continuously-assisted 
occupancy [24 CFR 5.508(g)(5)] 


U.S. Citizens and Nationals 


HUD requires a declaration for each family member who claims to be a U.S. citizen or national. 
The declaration must be signed personally by any family member 18 or older and by a guardian 
for minors. 


The PHA may request verification of the declaration by requiring presentation of a birth 
certificate, United States passport or other appropriate documentation. 


PHA Policy 


Family members who claim U.S. citizenship or national status will not be required to 
provide additional documentation unless the PHA receives information indicating that an 
individual’s declaration may not be accurate. 
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EIV Discrepancy Reports  


The EIV discrepancy report is a tool for identifying families that may have concealed or 
underreported income. Data in the discrepancy report represents income for past reporting 
periods and may be between 6 and 30 months old at the time reports are generated.  


Families that have not concealed or underreported income may appear on the discrepancy 
report in some circumstances, such as loss of a job or addition of new family members.  


Income discrepancies may be identified through use of the EIV “Income Discrepancy Report” or 
by review of the discrepancy tab for the individual family. 


PHA Policy 


The PHA will generate the Income Discrepancy Report at least once every 6 months. 


When the PHA determines that a resident appearing on the Income Discrepancy Report 
has not concealed or underreported income, the resident’s name will be placed on a list 
of “false positive” reviews. To avoid multiple reviews in this situation, residents appearing 
on this list will be eliminated from discrepancy processing until a subsequent interim or 
annual reexamination has been completed.  


The PHA will review the EIV discrepancy tab during processing of annual and interim 
reexaminations. 


When it appears that a family may have concealed or underreported income, the PHA 
will request independent written third-party verification of the income in question. 


When the PHA determines through file review and independent third-party verification 
that a family has concealed or underreported income, corrective action will be taken 
pursuant to the policies in Chapter 15, Program Integrity. 


EIV Identity Verification 


The EIV system verifies resident identities against Social Security Administration (SSA) records. 
These records are compared to Public and Indian Housing Information Center (PIC) data for a 
match on social security number, name, and date of birth.  


PHAs are required to use EIV’s Identity Verification Report on a monthly basis to improve the 


availability of income information in EIV [Notice PIH 32012-10].  


When identity verification for a resident fails, a message will be displayed within the EIV system 
and no income information will be displayed. 


PHA Policy 


The PHA will identify residents whose identity verification has failed by reviewing EIV’s 
Identity Verification Report on a monthly basis. The PHA will attempt to resolve PIC/SSA 
discrepancies by obtaining appropriate documentation from the tenant. When the PHA 
determines that discrepancies exist as a result of PHA errors, such as spelling errors or 
incorrect birth dates, it will correct the errors promptly. 
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PART II: TERMINATION BY PHA – MANDATORY 


13-II.A. OVERVIEW 


HUD requires the PHA to terminate the lease in certain circumstances. In other circumstances 
HUD requires the PHA to establish provisions for lease termination, but it is still a PHA option to 
determine, on a case-by-case basis, whether termination is warranted.  For those tenant actions 
or failures to act where HUD requires termination, the PHA has no such option. In those cases, 
the family’s lease must be terminated. This part describes situations in which HUD requires the 
PHA to terminate the lease. 


13-II.B. FAILURE TO PROVIDE CONSENT [24 CFR 960.259(a) and (b)] 


The PHA must terminate the lease if any family member fails to sign and submit any consent 
form s/he is required to sign for any reexamination.  See Chapter 7 for a complete discussion of 
consent requirements. 


13-II.C. FAILURE TO DOCUMENT CITIZENSHIP [24 CFR 5.514(c) and (d) and 24 CFR 
960.259(a)] 


The PHA must terminate the lease if (1) a family fails to submit required documentation within 
the required timeframe concerning any family member’s citizenship or immigration status; (2) a 
family submits evidence of citizenship and eligible immigration status in a timely manner, but 
United States Citizenship and Immigration Services (USCIS) primary and secondary verification 
does not verify eligible immigration status of the family, resulting in no eligible family members; 
or (3) a family member, as determined by the PHA, has knowingly permitted another individual 
who is not eligible for assistance to reside (on a permanent basis) in the unit. For (3), such 
termination must be for a period of at least 24 months. This does not apply to ineligible 
noncitizens already in the household where the family’s assistance has been prorated.  


See Chapter 7 for a complete discussion of documentation requirements. 


13-II.D. FAILURE TO DISCLOSE AND DOCUMENT SOCIAL SECURITY NUMBERS [24 CFR 


5.218(c), 24 CFR 960.259(a)(3), Notice PIH 32012-102010-3] 


The PHA must terminate assistance if a participant family fails to disclose the complete and 
accurate social security numbers of each household member and the documentation necessary 
to verify each social security number. 


However, if the family is otherwise eligible for continued program assistance, and the PHA 
determines that the family’s failure to meet the SSN disclosure and documentation requirements 
was due to circumstances that could not have been foreseen and were outside of the family’s 
control, the PHA may defer the family’s termination and provide the opportunity to comply with 
the requirement within a period not to exceed 90 calendar days from the date the PHA 
determined the family to be noncompliant.  
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15-II.E. FRAUD AND PROGRAM ABUSE RECOVERIES 


PHAs who enter into a repayment agreement with a family to collect rent owed, initiate litigation 
against the family to recover rent owed, or begin eviction proceedings against a family may 


retain 100 percent of program funds that the PHA recovers [Notice PIH 2007-27 (HA)]. 


If the PHA does none of the above, all amounts that constitute an underpayment of rent must be 
returned to HUD. 


The family must be afforded the opportunity for a hearing through the PHA’s grievance process. 







 


© Copyright 2012 Nan McKay & Associates ACOP 6/1/12 


Unlimited copies may be made for internal use. 


GL-1 


GLOSSARY 


A. ACRONYMS USED IN SUBSIDIZED HOUSING 


AAF Annual adjustment factor (published by HUD in the Federal Register and used to 


compute annual rent adjustments) 


ACC Annual contributions contract 


ADA Americans with Disabilities Act of 1990  


BR Bedroom 


CDBG Community Development Block Grant (Program) 


CFR Code of Federal Regulations (published federal rules that define and implement 


laws; commonly referred to as “the regulations”) 


CPI Consumer price index (published monthly by the Department of Labor as an 


inflation indicator) 


EID Earned income disallowance 


EIV Enterprise Income Verification 


FDIC Federal Deposit Insurance Corporation 


FHA Federal Housing Administration 


FICA Federal Insurance Contributions Act (established Social Security taxes) 


FMR Fair market rent 


FR Federal Register 


FSS Family Self-Sufficiency (Program) 


FY Fiscal year 


FYE Fiscal year end 


GAO Government Accountability Office 


GR Gross rent 


HAP Housing assistance payment 


HCV Housing choice voucher 


HQS Housing quality standards 


HUD Department of Housing and Urban Development 


HUDCLIPS HUD Client Information and Policy System 


IPA Independent public accountant 


IRA Individual Retirement Account 


IRS Internal Revenue Service 


JTPA Job Training Partnership Act 
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LBP Lead-based paint 


MSA Metropolitan statistical area (established by the U.S. Census Bureau) 


MTCS Multi-family Tenant Characteristics System (now the Form HUD-50058 


submodule of the PIC system) 


MTW Moving to Work 


NOFA Notice of funding availability 


OIG HUD’s Office of Inspector General 


OMB  Office of Management and Budget 


PHA Public housing agency 


PIC PIH Information Center 


PIH (HUD Office of) Public and Indian Housing 


PS Payment standard 


QC Quality control 


QHWRA Quality Housing and Work Responsibility Act of 1998 (also known as the Public 


Housing Reform Act) 


REAC (HUD) Real Estate Assessment Center 


RFP Request for proposals 


RFTA Request for tenancy approval 


RIGI Regional inspector general for investigation (handles fraud and program abuse 


matters for HUD at the regional office level) 


SEMAP Section 8 Management Assessment Program 


SRO Single room occupancy 


SSA Social Security Administration 


SSI Supplemental security income 


TANF Temporary assistance for needy families 


TPV Tenant protection vouchers 


TR Tenant rent 


TTP Total tenant payment 


UA Utility allowance 


UIV Upfront income verification 


URP Utility reimbursement payment 


VAWA Violence Against Women Reauthorization Act of 2005 
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B. GLOSSARY OF SUBSIDIZED HOUSING TERMS 


Absorption. In portability (under subpart H of this part 982): the point at which a receiving PHA 


stops billing the initial PHA for assistance on behalf of a portability family. The receiving 


PHA uses funds available under the receiving PHA consolidated ACC. 


Accessible. The facility or portion of the facility can be approached, entered, and used by persons 


with disabilities. 


Adjusted income. Annual income, less allowable HUD deductions and allowances. 


Administrative fee. Fee paid by HUD to the PHA for administration of the program. See 


§982.152. 


Administrative plan. The plan that describes PHA policies for administration of the tenant-based 


programs. The Administrative Plan and any revisions must be approved by the PHA’s board 


and included as a supporting document to the PHA Plan. See §982.54. 


Admission. The point when the family becomes a participant in the program. The date used for 


this purpose is the effective date of the first HAP contract for a family (first day of initial 


lease term) in a tenant-based program. 


Amortization payment. In a manufactured home space rental: The monthly debt service payment 


by the family to amortize the purchase price of the manufactured home. 


Annual contributions contract (ACC). The written contract between HUD and a PHA under 


which HUD agrees to provide funding for a program under the 1937 Act, and the PHA 


agrees to comply with HUD requirements for the program. 


Annual income. The anticipated total income of an eligible family from all sources for the  


12-month period following the date of determination of income, computed in accordance 


with the regulations. 


Applicant (applicant family). A family that has applied for admission to a program but is not yet 


a participant in the program. 


Area exception rent. An amount that exceeds the published FMR. See 24 CFR 982.504(b). 


As-paid states. States where the welfare agency adjusts the shelter and utility component of the 


welfare grant in accordance with actual housing costs. 


Assets. (See net family assets.) 


Auxiliary aids. Services or devices that enable persons with impaired sensory, manual, or 


speaking skills to have an equal opportunity to participate in, and enjoy the benefits of, 


programs or activities receiving federal financial assistance. 


Bifurcate. With respect to a public housing or Section 8 lease, to divide a lease as a matter of 


law such that certain tenants can be evicted or removed while the remaining family members’ 


lease and occupancy rights are allowed to remain intact. 


Budget authority. An amount authorized and appropriated by the Congress for payment to PHAs 


under the program. For each funding increment in a PHA program, budget authority is the 


maximum amount that may be paid by HUD to the PHA over the ACC term of the funding 


increment. 
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Child. A member of the family other than the family head or spouse who is under 18 years of 


age. 


Child care expenses. Amounts anticipated to be paid by the family for the care of children under 


13 years of age during the period for which annual income is computed, but only where such 


care is necessary to enable a family member to actively seek employment, be gainfully 


employed, or to further his or her education and only to the extent such amounts are not 


reimbursed. The amount deducted shall reflect reasonable charges for child care. In the case 


of child care necessary to permit employment, the amount deducted shall not exceed the 


amount of employment income that is included in annual income. 


Citizen. A citizen or national of the United States. 


Cohead. An individual in the household who is equally responsible for the lease with the head of 


household. A family may have a cohead or spouse but not both. A cohead never qualifies as a 


dependent. The cohead must have legal capacity to enter into a lease. 


Common space. In shared housing, the space available for use by the assisted family and other 


occupants of the unit. 


Computer match. The automated comparison of databases containing records about individuals. 


Confirmatory review. An on-site review performed by HUD to verify the management 


performance of a PHA. 


Consent form. Any consent form approved by HUD to be signed by assistance applicants and 


participants to obtain income information from employers and SWICAs; return information 


from the Social Security Administration (including wages, net earnings from self-


employment, and retirement income); and return information for unearned income from the 


IRS. Consent forms expire after a certain time and may authorize the collection of other 


information to determine eligibility or level of benefits. 


Congregate housing. Housing for elderly persons or persons with disabilities that meets the 


HQS for congregate housing. A special housing type: see 24 CFR 982.606–609. 


Contiguous MSA. In portability (under subpart H of part 982): An MSA that shares a common 


boundary with the MSA in which the jurisdiction of the initial PHA is located. 


Continuously assisted. An applicant is continuously assisted under the 1937 Act if the family is 


already receiving assistance under any 1937 Housing Act program when the family is 


admitted to the voucher program. 


Contract authority. The maximum annual payment by HUD to a PHA for a funding increment. 


Cooperative (term includes mutual housing). Housing owned by a nonprofit corporation or 


association, and where a member of the corporation or association has the right to reside in a 


particular apartment, and to participate in management of the housing. A special housing 


type (see 24 CFR 982.619). 
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Covered families. Statutory term for families who are required to participate in a welfare agency 


economic self-sufficiency program and who may be subject to a welfare benefit sanction for 


noncompliance with this obligation. Includes families who receive welfare assistance or other 


public assistance under a program for which federal, state or local law requires that a member 


of the family must participate in an economic self-sufficiency program as a condition for the 


assistance. 


Dating violence. Violence committed by a person who is or has been in a social relationship of a 


romantic or intimate nature with the victim; and where the existence of such a relationship 


shall be determined based on a consideration of the following factors:  


- The length of the relationship 


- The type of relationship 


- The frequency of interaction between the persons involved in the relationship 


Dependent. A member of the family (except foster children and foster adults) other than the 


family head or spouse, who is under 18 years of age, or is a person with a disability, or is a 


full-time student. 


Dependent child. In the context of the student eligibility restrictions, a dependent child of a 


student enrolled in an institution of higher education. The dependent child must also meet the 


definition of dependent as specified above. 


Disability assistance expenses. Reasonable expenses that are anticipated, during the period for 


which annual income is computed, for attendant care and auxiliary apparatus for a disabled 


family member, and that are necessary to enable a family member (including the disabled 


member) to be employed, provided that the expenses are neither paid to a member of the 


family nor reimbursed by an outside source. 


Disabled family. A family whose head, cohead, spouse, or sole member is a person with 


disabilities; two or more persons with disabilities living together; or one or more persons 


with disabilities living with one or more live-in aides. 


Disabled person. See person with disabilities. 


Disallowance. Exclusion from annual income.  


Displaced family. A family in which each member, or whose sole member, is a person displaced 


by governmental action, or a person whose dwelling has been extensively damaged or 


destroyed as a result of a disaster declared or otherwise formally recognized pursuant to 


federal disaster relief laws. 


Domestic violence. Felony or misdemeanor crimes of violence committed by a current or former 


spouse of the victim, by a person with whom the victim shares a child in common, by a 


person who is cohabitating with or has cohabitated with the victim as a spouse, by a person 


similarly situated to a spouse of the victim under the domestic or family violence laws of the 


jurisdiction receiving grant monies, or by any other person against an adult or youth victim 


who is protected from that person’s acts under the domestic or family violence laws of the 


jurisdiction. 
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Domicile. The legal residence of the household head or spouse as determined in accordance with 


state and local law. 


Drug-related criminal activity. As defined in 42 U.S.C. 1437f(f)(5). 


Drug-trafficking. The illegal manufacture, sale, or distribution, or the possession with intent to 


manufacture, sell, or distribute, of a controlled substance as defined in section 102 of the 


Controlled Substances Act (21 U.S.C. 802). 


Economic self-sufficiency program. Any program designed to encourage, assist, train or 


facilitate the economic independence of assisted families, or to provide work for such 


families. Can include job training, employment counseling, work placement, basic skills 


training, education, English proficiency, Workfare, financial or household management, 


apprenticeship, or any other program necessary to ready a participant to work (such as 


treatment for drug abuse or mental health treatment). Includes any work activities as defined 


in the Social Security Act (42 U.S.C. 607(d)). Also see 24 CFR 5.603(c). 


Elderly family. A family whose head, cohead, spouse, or sole member is a person who is at least 


62 years of age; two or more persons who are at least 62 years of age living together; or one 


or more persons who are at least 62 years of age living with one or more live-in aides. 


Elderly person. An individual who is at least 62 years of age. 


Eligible family (Family). A family that is income eligible and meets the other requirements of 


the 1937 Act and Part 5 of 24 CFR. 


Employer identification number (EIN). The nine-digit taxpayer identifying number that is 


assigned to an individual, trust, estate, partnership, association, company, or corporation. 


Evidence of citizenship or eligible status. The documents which must be submitted as evidence 


of citizenship or eligible immigration status. (See 24 CFR 5.508(b).)  


Extremely low-income family. A family whose annual income does not exceed 30 percent of the 


median income for the area, as determined by HUD, with adjustments for smaller and larger 


families. HUD may establish income ceilings higher or lower than 30 percent of median 


income if HUD finds such variations are necessary due to unusually high or low family 


incomes. (See 24 CFR 5.603.) 


Facility. All or any portion of buildings, structures, equipment, roads, walks, parking lots, rolling 


stock, or other real or personal property or interest in the property. 


Fair Housing Act.  Title VIII of the Civil Rights Act of 1968, as amended by the Fair Housing 


Amendments Act of 1988. 


Fair market rent (FMR). The rent, including the cost of utilities (except telephone), as 


established by HUD for units of varying sizes (by number of bedrooms), that must be paid in 


the housing market area to rent privately owned, existing, decent, safe, and sanitary rental 


housing of modest (non-luxury) nature with suitable amenities. See periodic publications in 


the Federal Register in accordance with 24 CFR Part 888. 
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Family. Includes but is not limited to the following, and can be further defined in PHA policy. 


- A family with or without children (the temporary absence of a child from the home due to 


placement in foster care is not considered in determining family composition and 


family size) 


- An elderly family or a near-elderly family 


- A displaced family 


- The remaining member of a tenant family 


- A single person who is not an elderly or displaced person, or a person with disabilities, or 


the remaining member of a tenant family. 


Family rent to owner. In the voucher program, the portion of rent to owner paid by the family. 


Family self-sufficiency program (FSS program). The program established by a PHA in 


accordance with 24 CFR part 984 to promote self-sufficiency of assisted families, including 


the coordination of supportive services (42 U.S.C. 1437u). 


Family share. The portion of rent and utilities paid by the family. For calculation of family 


share, see 24 CFR 982.515(a). 


Family unit size. The appropriate number of bedrooms for a family, as determined by the PHA 


under the PHA subsidy standards. 


Federal agency. A department of the executive branch of the Federal Government. 


Foster child care payment. A payment to eligible households by state, local, or private agencies 


appointed by the state to administer payments for the care of foster children. 


Full-time student. A person who is attending school or vocational training on a full-time basis 


(carrying a subject load that is considered full-time for day students under the standards and 


practices of the educational institution attended). (See 24 CFR 5.603) 


Funding increment. Each commitment of budget authority by HUD to a PHA under the 


consolidated annual contributions contract for the PHA program. 


Gross rent. The sum of the rent to owner plus any utility allowance. 


Group home. A dwelling unit that is licensed by a state as a group home for the exclusive 


residential use of two to twelve persons who are elderly or persons with disabilities 


(including any live-in aide). (A special housing type: see  24 CFR 982.610–614.) 


Handicap. Any condition or characteristic that renders a person an individual with handicaps. 


(See person with disabilities.) 


HAP contract. The housing assistance payments contract. A written contract between the PHA 


and an owner for the purpose of providing housing assistance payments to the owner on 


behalf of an eligible family. 


Head of household. The adult member of the family who is the head of the household for 


purposes of determining income eligibility and rent. 


Household. A household includes additional people other than the family who, with the PHA’s 


permission, live in an assisted unit, such as live-in aides, foster children, and foster adults. 
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Housing assistance payment. The monthly assistance payment by a PHA, which includes: (1) A 


payment to the owner for rent to the owner under the family's lease; and (2) An additional 


payment to the family if the total assistance payment exceeds the rent to owner. 


Housing agency (HA). See public housing agency. 


Housing quality standards (HQS). The HUD minimum quality standards for housing assisted 


under the voucher program. 


HUD. The U.S. Department of Housing and Urban Development. 


Immediate family member. A spouse, parent, brother, sister, or child of that person, or an 


individual to whom that person stands in the position or place of a parent; or any other person 


living in the household of that person and related to that person by blood and marriage. 


Imputed asset. An asset disposed of for less than fair market value during the two years 


preceding examination or reexamination. 


Imputed income. The HUD passbook rate multiplied by the total cash value of assets. The 


calculation is used when net family assets exceed $5,000. 


Imputed welfare income. An amount of annual income that is not actually received by a family 


as a result of a specified welfare benefit reduction, but is included in the family’s annual 


income and therefore reflected in the family’s rental contribution. 


Income. Income from all sources of each member of the household, as determined in accordance 


with criteria established by HUD. 


Income for eligibility. Annual income. 


Income information means information relating to an individual’s income, including:  


- All employment income information known to current or previous employers or other 


income sources 


- All information about wages, as defined in the state's unemployment compensation law, 


including any social security number; name of the employee; quarterly wages of the 


employee; and the name, full address, telephone number, and, when known, employer 


identification number of an employer reporting wages under a state unemployment 


compensation law  


- Whether an individual is receiving, has received, or has applied for unemployment 


compensation, and the amount and the period received 


- Unearned IRS income and self-employment wages and retirement income 


- Wage, social security, and supplemental security income data obtained from the Social 


Security Administration. 


Individual with handicaps. See person with disabilities. 


Initial PHA. In portability, the term refers to both: (1) A PHA that originally selected a family 


that later decides to move out of the jurisdiction of the selecting PHA; and (2) A PHA that 


absorbed a family that later decides to move out of the jurisdiction of the absorbing PHA. 


Initial payment standard. The payment standard at the beginning of the HAP contract term. 
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Initial rent to owner. The rent to owner at the beginning of the HAP contract term. 


Institution of higher education. An institution of higher education as defined in 20 U.S.C. 1001 


and 1002. See Exhibit 3-2 in this Administrative Plan. 


Jurisdiction. The area in which the PHA has authority under state and local law to administer the 


program. 


Landlord. Either the owner of the property or his/her representative, or the managing agent or 


his/her representative, as shall be designated by the owner. 


Lease. A written agreement between an owner and a tenant for the leasing of a dwelling unit to 


the tenant. The lease establishes the conditions for occupancy of the dwelling unit by a 


family with housing assistance payments under a HAP contract between the owner and the 


PHA. 


Live-in aide. A person who resides with one or more elderly persons, or near-elderly persons, or 


persons with disabilities, and who:  


- Is determined to be essential to the care and well-being of the persons;  


- Is not obligated for the support of the persons; and  


- Would not be living in the unit except to provide the necessary supportive services. 


Local Preference. A preference used by the PHA to select among applicant families. 


Low-Income Family. A family whose income does not exceed 80 percent of the median income 


for the area as determined by HUD with adjustments for smaller or larger families, except 


that HUD may establish income limits higher or lower than 80 percent for areas with 


unusually high or low incomes. 


Manufactured home. A manufactured structure that is built on a permanent chassis, is designed 


for use as a principal place of residence, and meets the HQS. (A special housing type: see  24 


CFR 982.620 and 982.621.) 


Manufactured home space. In manufactured home space rental: A space leased by an owner to a 


family. A manufactured home owned and occupied by the family is located on the space. See 


24 CFR 982.622 to 982.624. 


Medical expenses. Medical expenses, including medical insurance premiums, that are 


anticipated during the period for which annual income is computed, and that are not covered 


by insurance (a deduction for elderly or disabled families only). These allowances are given 


when calculating adjusted income for medical expenses in excess of 3 percent of 


annual income. 


Minor. A member of the family household other than the family head or spouse, who is under 18 


years of age. 


Mixed family. A family whose members include those with citizenship or eligible immigration 


status, and those without citizenship or eligible immigration status. 


Monthly adjusted income. One twelfth of adjusted income. 


Monthly income. One twelfth of annual income. 
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Mutual housing. Included in the definition of cooperative. 


National. A person who owes permanent allegiance to the United States, for example, as a result 


of birth in a United States territory or possession. 


Near-elderly family. A family whose head, spouse, or sole member is a person who is at least 50 


years of age but below the age of 62; or two or more persons, who are at least 50 years of age 


but below the age of 62, living together; or one or more persons who are at least 50 years of 


age but below the age of 62 living with one or more live-in aides. 


Net family assets. (1) Net cash value after deducting reasonable costs that would be incurred in 


disposing of real property, savings, stocks, bonds, and other forms of capital investment, 


excluding interests in Indian trust land and excluding equity accounts in HUD 


homeownership programs. The value of necessary items of personal property such as 


furniture and automobiles shall be excluded. 


- In cases where a trust fund has been established and the trust is not revocable by, or under 


the control of, any member of the family or household, the value of the trust fund will not 


be considered an asset so long as the fund continues to be held in trust. Any income 


distributed from the trust fund shall be counted when determining annual income under 


§5.609. 


- In determining net family assets, PHAs or owners, as applicable, shall include the value of 


any business or family assets disposed of by an applicant or tenant for less than fair market 


value (including a disposition in trust, but not in a foreclosure or bankruptcy sale) during 


the two years preceding the date of application for the program or reexamination, as 


applicable, in excess of the consideration received therefore. In the case of a disposition as 


part of a separation or divorce settlement, the disposition will not be considered to be for 


less than fair market value if the applicant or tenant receives important consideration not 


measurable in dollar terms. 


Noncitizen. A person who is neither a citizen nor national of the United States. 


Notice of funding availability (NOFA). For budget authority that HUD distributes by 


competitive process, the Federal Register document that invites applications for funding. 


This document explains how to apply for assistance and the criteria for awarding the funding. 


Office of General Counsel (OGC). The General Counsel of HUD. 


Owner. Any person or entity with the legal right to lease or sublease a unit to a participant. 


PHA Plan. The annual plan and the 5-year plan as adopted by the PHA and approved by HUD. 


PHA’s quality control sample. An annual sample of files or records drawn in an unbiased 


manner and reviewed by a PHA supervisor (or by another qualified person other than the 


person who performed the original work) to determine if the work documented in the files or 


records conforms to program requirements. For minimum sample size see CFR 985.3. 


Participant (participant family). A family that has been admitted to the PHA program and is 


currently assisted in the program. The family becomes a participant on the effective date of 


the first HAP contract executed by the PHA for the family (first day of initial lease term). 
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Payment standard. The maximum monthly assistance payment for a family assisted in the 


voucher program (before deducting the total tenant payment by the family). 


Person with disabilities. For the purposes of program eligibility. A person who has a disability 


as defined under the Social Security Act or Developmental Disabilities Care Act, or a person 


who has a physical or mental impairment expected to be of long and indefinite duration and 


whose ability to live independently is substantially impeded by that impairment but could be 


improved by more suitable housing conditions. This includes persons with AIDS or 


conditions arising from AIDS but excludes persons whose disability is based solely on drug 


or alcohol dependence. For the purposes of reasonable accommodation. A person with a 


physical or mental impairment that substantially limits one or more major life activities, a 


person regarded as having such an impairment, or a person with a record of such 


an impairment. 


 Portability. Renting a dwelling unit with a Section 8 housing choice voucher outside the 


jurisdiction of the initial PHA. 


Premises. The building or complex in which the dwelling unit is located, including common 


areas and grounds. 


Previously unemployed. With regard to the earned income disallowance, a person with 


disabilities who has earned, in the 12 months previous to employment, no more than would 


be received for 10 hours of work per week for 50 weeks at the established minimum wage. 


Private space. In shared housing, the portion of a contract unit that is for the exclusive use of an 


assisted family. 


Processing entity. The person or entity that, under any of the programs covered, is responsible 


for making eligibility and related determinations and any income reexamination. In the HCV 


program, the “processing entity” is the “responsible entity.” 


Project owner. The person or entity that owns the housing project containing the assisted 


dwelling unit. 


Public assistance. Welfare or other payments to families or individuals, based on need, which 


are made under programs funded, separately or jointly, by federal, state, or local 


governments. 


Public housing agency (PHA). Any State, county, municipality, or other governmental entity or 


public body, or agency or instrumentality of these entities, that is authorized to engage or 


assist in the development or operation of low-income housing under the 1937 Act. 
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Qualified family (under the earned income disallowance). A family participating in an applicable 


assisted housing program or receiving HCV assistance: 


- Whose annual income increases as a result of employment of a family member who is a 


person with disabilities and who was previously unemployed for one or more years prior to 


employment; 


- Whose annual income increases as a result of increased earnings by a family member who 


is a person with disabilities during participation in any economic self-sufficiency or other 


job training program; or 


- Whose annual income increases, as a result of new employment or increased earnings of a 


family member who is a person with disabilities, during or within six months after 


receiving assistance, benefits or services under any state program for temporary assistance 


for needy families funded under Part A of Title IV of the Social Security Act, as 


determined by the responsible entity in consultation with the local agencies administering 


temporary assistance for needy families (TANF) and Welfare-to-Work (WTW) programs. 


The TANF program is not limited to monthly income maintenance, but also includes such 


benefits and services as one-time payments, wage subsidies and transportation assistance-- 


provided that the total amount over a six-month period is at least $500.  


Qualified census tract. With regard to certain tax credit units, any census tract (or equivalent 


geographic area defined by the Bureau of the Census) in which at least 50 percent of 


households have an income of less than 60 percent of Area Median Gross Income (AMGI), 


or where the poverty rate is at least 25 percent, and where the census tract is designated as a 


qualified census tract by HUD. 


Reasonable rent. A rent to owner that is not more than rent charged: (1) For comparable units in 


the private unassisted market; and (2) For comparable unassisted units in the premises. 


Reasonable accommodation. A change, exception, or adjustment to a rule, policy, practice, or 


service to allow a person with disabilities to fully access the PHA’s programs or services. 


Receiving PHA. In portability: A PHA that receives a family selected for participation in the 


tenant-based program of another PHA. The receiving PHA issues a voucher and provides 


program assistance to the family. 


Recertification. Sometimes called reexamination. The process of securing documentation of 


total family income used to determine the rent the tenant will pay for the next 12 months if 


there are no additional changes to be reported.  


Remaining member of the tenant family. The person left in assisted housing who may or may 


not normally qualify for assistance on their own circumstances (i.e., an elderly spouse dies, 


leaving widow age 47 who is not disabled). 


Rent to owner. The total monthly rent payable to the owner under the lease for the unit (also 


known as contract rent). Rent to owner covers payment for any housing services, 


maintenance, and utilities that the owner is required to provide and pay for. 


Residency preference. A PHA preference for admission of families that reside anywhere in a 


specified area, including families with a member who works or has been hired to work in the 


area (See residency preference area). 
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Residency preference area. The specified area where families must reside to qualify for a 


residency preference. 


Responsible entity. For the public housing and the Section 8 tenant-based assistance, project-


based certificate assistance, and moderate rehabilitation programs, the responsible entity 


means the PHA administering the program under an ACC with HUD. For all other Section 8 


programs, the responsible entity means the Section 8 owner. 


Secretary. The Secretary of Housing and Urban Development. 


Section 8. Section 8 of the United States Housing Act of 1937. 


Section 8 covered programs. All HUD programs which assist housing under Section 8 of the 


1937 Act, including Section 8 assisted housing for which loans are made under Section 202 


of the Housing Act of 1959. 


Section 214. Section 214 of the Housing and Community Development Act of 1980, as 


amended.  


Section 214 covered programs. The collective term for the HUD programs to which the 


restrictions imposed by Section 214 apply. These programs are set forth in 24 CFR 5.500. 


Security deposit. A dollar amount (maximum set according to the regulations) which can be used 


for unpaid rent or damages to the owner upon termination of the lease. 


Set-up charges. In a manufactured home space rental, charges payable by the family for 


assembling, skirting, and anchoring the manufactured home. 


Shared housing. A unit occupied by two or more families. The unit consists of both common 


space for shared use by the occupants of the unit and separate private space for each assisted 


family. (A special housing type: see 24 CFR 982.615–982.618.) 


Single Person. A person living alone or intending to live alone. 


Single room occupancy housing (SRO). A unit that contains no sanitary facilities or food 


preparation facilities, or contains either, but not both, types of facilities. (A special housing 


type: see 24 CFR 982.602–982.605.) 


Social security number (SSN). The nine-digit number that is assigned to a person by the Social 


Security Administration and that identifies the record of the person’s earnings reported to the 


Social Security Administration. The term does not include a number with a letter as a suffix 


that is used to identify an auxiliary beneficiary. 


Special admission. Admission of an applicant that is not on the PHA waiting list or without 


considering the applicant’s waiting list position. 


Special housing types. See subpart M of part 982. Subpart M states the special regulatory 


requirements for: SRO housing, congregate housing, group homes, shared housing, 


cooperatives (including mutual housing), and manufactured homes (including manufactured 


home space rental). 
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Specified welfare benefit reduction. Those reductions of welfare benefits (for a covered family) 


that may not result in a reduction of the family rental contribution. A reduction of welfare 


benefits because of fraud in connection with the welfare program, or because of welfare 


sanction due to noncompliance with a welfare agency requirement to participate in an 


economic self-sufficiency program. 


Spouse. The marriage partner of the head of household. 


Stalking. To follow, pursue, or repeatedly commit acts with the intent to kill, injure, harass, or 


intimidate; or to place under surveillance with the intent to kill, injure, harass, or intimidate 


another person; and in the course of, or as a result of, such following, pursuit, surveillance, or 


repeatedly committed acts, to place a person in reasonable fear of the death of, or serious 


bodily injury to, or to cause substantial emotional harm to (1) that person, (2) a member of 


the immediate family of that person, or (3) the spouse or intimate partner of that person. 


State wage information collection agency (SWICA). The state agency, including any Indian 


tribal agency, receiving quarterly wage reports from employers in the state, or an alternative 


system that has been determined by the Secretary of Labor to be as effective and timely in 


providing employment-related income and eligibility information. 


Subsidy standards. Standards established by a PHA to determine the appropriate number of 


bedrooms and amount of subsidy for families of different sizes and compositions. 


Suspension. Stopping the clock on the term of a family’s voucher after the family submits a 


request for tenancy approval. If the PHA decides to allow extensions or suspensions of the 


voucher term, the PHA administrative plan must describe how the PHA determines whether 


to grant extensions or suspensions, and how the PHA determines the length of any extension 


or suspension. This practice is also called tolling. 


Tax credit rent. With regard to certain tax credit units, the rent charged for comparable units of 


the same bedroom size in the building that also receive the low-income housing tax credit but 


do not have any additional rental assistance (e.g., tenant-based voucher assistance). 


Tenancy addendum. For the housing choice voucher program, the lease language required by 


HUD in the lease between the tenant and the owner. 


Tenant. The person or persons (other than a live-in aide) who executes the lease as lessee of the 


dwelling unit. 


Tenant rent to owner. See family rent to owner.  


Term of lease. The amount of time a tenant agrees in writing to live in a dwelling unit. 


Total tenant payment (TTP). The total amount the HUD rent formula requires the tenant to pay 


toward rent and utilities. 


Unit. Residential space for the private use of a family. The size of a unit is based on the number 


of bedrooms contained within the unit and generally ranges from zero (0) bedrooms to 


six (6) bedrooms. 
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Utility allowance. If the cost of utilities (except telephone) and other housing services for an 


assisted unit is not included in the tenant rent but is the responsibility of the family occupying 


the unit, an amount equal to the estimate made or approved by a PHA or HUD of the 


monthly cost of a reasonable consumption of such utilities and other services for the unit by 


an energy-conservative household of modest circumstances consistent with the requirements 


of a safe, sanitary, and healthful living environment. 


Utility reimbursement. In the voucher program, the portion of the housing assistance payment 


which exceeds the amount of rent to owner. 


Utility hook-up charge. In a manufactured home space rental: Costs payable by a family for 


connecting the manufactured home to utilities such as water, gas, electrical and sewer lines. 


Very low-income family. A low-income family whose annual income does not exceed 50 percent 


of the median income for the area, as determined by HUD, with adjustments for smaller and 


larger families. HUD may establish income limits higher or lower than 50 percent of the 


median income for the area on the basis of its finding that such variations are necessary 


because of unusually high or low family incomes. This is the income limit for the housing 


choice voucher program. 


Violent criminal activity. Any illegal criminal activity that has as one of its elements the use, 


attempted use, or threatened use of physical force against the person or property of another. 


Voucher (housing choice voucher). A document issued by a PHA to a family selected for 


admission to the housing choice voucher program. This document describes the program and 


the procedures for PHA approval of a unit selected by the family. The voucher also states 


obligations of the family under the program. 


Voucher holder. A family holding a voucher with an unexpired term (search time). 


Voucher program. The housing choice voucher program. 


Waiting list admission. An admission from the PHA waiting list.  


Welfare assistance. Income assistance from federal or state welfare programs, including 


assistance provided under TANF and general assistance. Does not include assistance directed 


solely to meeting housing expenses, nor programs that provide health care, child care or other 


services for working families. For the FSS program (984.103(b)), welfare assistance includes 


only cash maintenance payments from federal or state programs designed to meet a family’s 


ongoing basic needs, but does not include food stamps, emergency rental and utilities 


assistance, SSI, SSDI, or social security. 
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Columbia Housing Authority


CAPITAL FUND PROGRAM - WORK ITEM STATUS


Revised: 11/13/2012


Contractor /


Work Item 1 2a 2b 2c 2d 2e 2f 3 4 5 7 Contract Start Complete Contract $ City, ST


1 Grounds Equipment X X X X X Complete 10/18/12 11/02/12 $2,482.00 Belson


Notes: Purchase Trash Cans & Lids to put beside all of the mailboxes and bulletin boards on Amp#1 North Aurora, IL


2 Shower Valves X On Order 10/31/12 $17,458.00 Butler Supply


Notes: Materials "ONLY" Purchase -  Shower Valves, Trim Kits & Access Doors for Paquin Tower Columbia, NO


3 A&E Services X Completed 10/01/12 11/13/12 $1,000.00 Simon & Associates


Notes: Detailed Specifications & Drawings - Replacing Paquin Tower Shower Valves Columbia, MO


4 Paquin Tower Shower Valves X Preparing Est: $40,000.00


Notes: Labor "ONLY" to Install New Shower Valves, Trim Kits and Access Doors


5 A&E Services X X Started $1,500.00 Simon & Associates


Notes: Detailed Specifications & Drawings - Exterior Painting (Oak Tower & Paquin Tower) Columbia, MO


6 Exterior Painting X X Preparing Est: $70,000.00


Notes: Painting, Tuck Pointing Brick and Caulking the exterior of Oak Tower & Paquin Tower


7 A&E Services X X Started $5,140.00 CM Engineering


Notes: Detailed Specifications & Drawings - Oak Tower & Paquin Tower Alarm System Upgrades (CDBG) Columbia, MO


8 Alarm System Upgrades X X Preparing Est: $90,000.00


Notes: CDBG Grant - Oak Tower and Paquin Tower Building Alarm System Upgrades


9 Exterior Concrete Work X X On Order Est: $9,500.00 Plan B Development


Notes: Sidewalk Repairs on Providence WW & Playground Boarder Replacement at Bear Creek Mexico, MO


Site (s) Dates


File: Work Item Status (Monthly Report)








Housing Authority of the City of Columbia, Missouri 
 


Board Report Staff Memo  


 


To: Board of Commissioners 
 
From: Phil Steinhaus, CEO 
 
Date: November 20, 2012 
 
RE: Housing Choice Voucher Department Monthly Summary 


 
 
The Housing Choice Voucher Department is currently working on updates and changes to our 
Housing Choice Voucher Section 8 Administrative Plan.  These changes and updates are 
specifically geared toward our Family Self Sufficiency Program and our Homeownership 
Program.  These changes and updates will improve the system we have in place, clarify 
important issues and obligations within the program, and help us to recruit more participants for 
the programs. 
 
The Housing Choice Voucher Department will be holding our Annual Landlord Appreciation 
Luncheon on November 15, 2012 at Oak Towers.  We have invited current landlords as well as 
prospective landlords to this luncheon so they can learn more about our program, interact with 
current landlords and possibly be recruited for participation.  We have a wonderful meal planned 
and it will give us the opportunity to visit and show some appreciation for our partners.   
 
This past month, Gay Litteken was able to work cooperatively with the Central Missouri Stop 
Human Trafficking Coalition and provide a voucher for a young woman who is a victim of human 
trafficking.  Most people are not aware that there are over 28 million slaves worldwide, with 
300,000 being located in the Unites States.  There is an increasing amount of human trafficking 
in Mid-Missouri actually.  One in every three teenage runaways is approached by a trafficker, 
and 10 percent of teens in Rainbow House, a children's advocacy home, have been victims of 
human trafficking.  To have the ability to be able to assist these young women who are in 
vulnerable situations is not only rewarding but really necessary for them.  Without our 
assistance, they may be placed right back into a helpless situation.  With the assistance of our 
HOME funding through the City of Columbia we are able to utilize this assistance for those 
special populations.        







Monthly YTD ML MM JK SP


Jan-12 $6,374,488 $531,207 135$          459$              518,773$           (12,434)$       1,131          1,132         (1)                     6               33                11                    60            46                  97.7% 97.7% 320 320 342 107 9 0.8% 9 0.8%


Feb-12 $5,855,715 $532,338 134$          459$              518,627$           (13,711)$       1,129          1,132         (3)                     2               21                11                    60            46                  97.4% 97.4% 320 320 342 107 20 1.8% 15 1.3%


Mar-12 $5,337,088 $533,709 134$          460$              518,754$           (14,955)$       1,127          1,132         (5)                     7               13                11                    60            46                  97.2% 97.2% 354 348 346 117 11 1.0% 13 1.2%


Apr-12 $4,818,334 $535,370 89$            458$              514,311$           (21,059)$       1,122          1,132         (10)                   -           27                11                    60            46                  96.1% 96.1% 349 342 356 117 22 2.0% 16 1.4%


May-12 $4,304,023 $538,003 78$            468$              511,999$           (26,004)$       1,093          1,132         (39)                   3               26                11                    60            46                  95.2% 95.2% 350 341 357 115 27 2.5% 18 1.6%


Jun-12 $3,792,024 $541,718 86$            463$              506,284$           (35,434)$       1,093          1,132         (39)                   30             64                10                    60            46                  93.5% 93.5% 344 337 354 117 30 2.7% 22 1.8%


Jul-12 $3,285,740 $547,623 123$          471$              508,152$           (39,471)$       1,079          1,132         (53)                   15             63                10                    60            46                  92.8% 92.8% 344 332 360 117 11 1.0% 20 1.8%


Aug-12 $2,777,588 $555,518 126$          454$              511,387$           (44,131)$       1,126          1,132         (6)                     20             84                10                    60            46                  92.1% 92.1% 342 342 350 117 25 2.2% 23 1.9%


Sep-12 $2,266,201 $566,550 129$          466$              519,027$           (47,523)$       1,113          1,132         (19)                   20             53                10                    60            46                  91.6% 91.6% 337 341 346 118 16 1.4% 22 2.0%


Oct-12 $1,747,174 $582,391 133$          463$              517,258$           (65,133)$       1,117          1,132         (15)                   33             47                10                    68            46                  88.8% 88.8% 332 340 344 117 19 1.7% 20 1.9%


Nov-12 (516,795)$            (258,397)$     #DIV/0! 1,132         60            46                  


Dec-12 (516,795)$            (516,795)$     #DIV/0! 1,132         60            46                  


92990 #DIV/0! 86 450.92 5862 #DIV/0! 13 21 8 5
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The purpose of this Management Report is to provide an overview of the Section 8 Housing Choice Voucher program.  The report provides information on budget and voucher utilization as well as program trends and statistics. 


Funds Available Through The End of the Year:  The funds available through the end of the year is  the projected amount of funding remaining for the Section 8 program.  This is a projected number because the actual number is subject to change depending upon what HUD actually authorizes on a monthly 


basis.   


Projected monthly funds available:  This is the projected amount of funding the program will have available for that month.    


Average Tenant Payment:  Based upon our total tenant payments and our total number of vouchers, this is the average amount each tenant will pay out of pocket for rent.      


Average Housing Assistance Payment (HAP) Per Voucher:  This is the average HAP per voucher under lease for the current month based upon the total total HAP for the current month divided by the number of vouchers under lease.    


Total Housing Assistance Payment (HAP):  This is the actual and anticipated amount of HAP paid out for that month.


Housing Assistance Payment (HAP) Over/Under Authorized:  This amount HAP that is over or under authorized based on the current monthly budget and average HAP payment per voucher.  


Current Vouchers in Lease:  This is  the number of current vouchers in lease for the Section 8 program on the last  day of the month.  We are currently overspending in an effort to reduce our net restricted assets (NRA)


Target Number of Vouchers:  Approximate target number of vouchers the program should have in lease for that particular month based upon the current monthly budget and average HAP payment per voucher.  


Number Vouchers Over/Under Authorized:  This is the number of vouchers the program has overauthorized or underauthorized for that particular month based upon the target number of vouchers.  


Newly Leased This Month:  This is the number of new vouchers that have been utilized to lease up  within this month.  


Current Vouchers Looking:  This is the current numbers of vouchers that have been issued and the voucher holder is searching for a unit.  


Homeownership:  Current number of homeownership vouchers







May-12 $325,380 $27,115 64.64$               383.44$             26,464.32$         (651)$                 62 57 5                     2


Jun-12 $298,916 $27,174 73.00$               377.00$             26,966.52$         (208)$                 60 57 3                     1


Jul-12 $298,413 $29,841 68.46$               481.77$             28,424.52$         (1,417)$              59 59 -                      0


Aug-12 $296,955 $32,995 89.04$               481.77$             24,794.64$         (8,200)$              64 64 -                      0


Sep-12 $300,585 $37,573 78.00$               481.77$             23,349.06$         (14,224)$            52 64 (12)                 3


Oct-12 $302,031 $43,147 86.00$               481.77$             26,003.16$         (17,144)$            58 64 (6)                    30


Nov-12 $299,377 $49,896 481.77$             -$                      (49,896)$            57 57                   15


Dec-12 $325,380 $65,076 126.00$             481.77$             511,387.00$       446,311$           1126 1,126             20


Jan-13 -$186,007 -$46,502 129.00$             481.77$             519,027.00$       565,529$           1113 1,113             20


Feb-13 -$193,647 -$64,549 133.00$             481.77$             517,258.00$       581,807$           1117 1,117             33


Mar-13 (191,878.00)$        (95,939.00)$        -$                   -$                      56 56                   


Apr-13 325,380.00$         325,380.00$       -$                   -$                      55 55                   


Sep-12 98,852.00$            6,178.25$            85.00$               450.92$             5,862.00$            (316)$                 13 19 6                     1


Oct-12 92,990.00$            6,199.33$            92.00$               424.00$             5,084.00$            (1,115)$              13 19 8                     5
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Apr-13 #DIV/0!


May-13 #DIV/0!


Jun-13 #DIV/0!


#DIV/0!


#DIV/0!


#DIV/0!


#DIV/0!
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Jan-12 Feb-12 Mar-12 Apr-12 May-12 Jun-12 Jul-12 Aug-12 Sep-12 Oct-12


Monthly Budget $531,207 $532,338 $533,709 $535,370 $538,003 $541,718 $547,623 $555,518 $566,550 $582,391


HAP Payments $518,773 $518,627 $518,754 $514,311 $511,999 $506,284 $508,152 $511,387 $519,027 $517,258


Section 8 Monthly Housing Assistance Payments
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In-Lease 1,131 1,129 1,127 1,122 1,093 1,093 1,079 1,126 1,113 1,117


Target 1,132 1,132 1,132 1,132 1,132 1,132 1,132 1,132 1,132 1,132


Section 8 Vouchers In-Lease and Target Leasing Rate





		HCV Monthly Summary 11.20.2012

		Section 8 HCV Mgmt Board Report 11.20.2012






Housing Authority of the City of Columbia, Missouri 
 


Board Resolution Staff Memo  


 


To: Board of Commissioners 
 
From: Phil Steinhaus, CEO 
 
Date: November 20, 2013 
 
RE: Resolution 2525:  To Approve The Submission of the Annual Section Eight 


Management Assessment Program (SEMAP) Report to the U.S. Department of Housing 
and Urban Development (HUD) for the Fiscal Year Ending September 30, 2012 


 
 
The Section Eight Management Assessment Program (SEMAP) measures the performance of 
public housing agencies (PHAs) that administer the Section 8 housing choice voucher program.  
SEMAP helps HUD target monitoring and assistance to PHA programs that need the most 
improvement.  
 
SEMAP assesses 14 indicators of performance designed to show whether PHAs help eligible 
families to afford decent rental units at a reasonable subsidy cost as intended by Federal 
housing legislation.  
 
The 14 key indicators of PHA performance are:  


 Proper selection of applicants from the housing choice voucher waiting list  


 Sound determination of reasonable rent for each unit leased  


 Establishment of payment standards within the required range of the HUD fair market rent  


 Accurate verification of family income  


 Timely annual reexaminations of family income  


 Correct calculation of the tenant share of the rent and the housing assistance payment  


 Maintenance of a current schedule of allowances for tenant utility costs  


 Ensure units comply with the housing quality standards before families enter into leases and 
PHAs enter into housing assistance contracts  


 Timely annual housing quality inspections  


 Performing of quality control inspections to ensure housing quality  


 Ensure that landlords and tenants promptly correct housing quality deficiencies  


 Ensure that all available housing choice vouchers are used  


 Expand housing choice outside areas of poverty or minority concentration  


 Enroll families in the family self-sufficiency (FSS) program as required and help FSS families 
achieve increases in employment income.  


 
SEMAP is used to remotely measure PHA performance and administration of the housing 
choice voucher program. SEMAP uses HUD's national database of tenant information and 
information from audits conducted annually by independent auditors. HUD will annually assign 
each PHA a rating on each of the 14 indicators and an overall performance rating of high, 
standard, or troubled. Metropolitan PHAs will also be able to earn bonus points for their 
achievements in encouraging assisted families to choose housing in low poverty areas. 







 


PHAs that fail to perform adequately on any of the 14 indicators or have an overall performance 
rating of troubled are required to take corrective action. HUD conducts on-site reviews of PHAs 
rated troubled to assess the magnitude and seriousness of the problems. The PHA must 
implement a thorough corrective action plan that HUD will monitor, to ensure improvement in 
program management.  
 
For FY2012, CHA has achieved High Performer status.  Highlights for the past fiscal year 
include the following: 
 


 Reasonable Rents Paid:  Our sample of Section 8 assisted families indicate that at least 


98% of units sampled documented that the rent paid to the owner was reasonable and 
compared with market rates for unassisted units.  For FY2012, CHA continued to collect 
market rent information and update our rent reasonableness survey using the module in our 
Housing Management Software (HMS).   


 
 


 Housing Quality Standards Inspections and HQS Quality Control Inspections:   John 


and Patty Purves with Professional Inspection Services, Inc. continue to provide an 
outstanding service and high quality inspections for the Columbia Housing Authority. 
Shannon Platero, Section 8 Specialist has done an excellent job performing Quality Control 
Inspections to ensure these inspections are high quality.      


 


 Timely Annual Reexaminations:  Our agency completes a reexamination for each 
participating family at least every 12 months. 


 


 Proper selection of applicants from the housing choice voucher waiting list:  Our 


agency has preferences for our waiting list.  These preferences include a working 
preference and preferences for persons with disabilities and elderly persons.  SEMAP 
requires us to document that at least 98% of applicant families and admitted families 
sampled for quality control were selected from the waiting list for admission in accordance 
with our policies and met the selection criteria that determined their places on the waiting list 
and in their order of their selection.  Shannon Platero does an excellent job documenting all 
preferences during the waiting list selection and admission process. 


 


 Lease Up Rate:    The Housing Choice Voucher team continues to make significant efforts 


to increase our lease up rate.  The current waiting list opened in November, 2010 currently 
has less than 75 families waiting for assistance.  We were able to successfully lease up 97% 
of our allocated vouchers by the end of the fiscal year and utilized 110% of our allocated 
funding.       


  
 
Staff Recommendation:  Adopt Resolution 2525 approving the submission of the annual 


Section Eight Management Assessment Program (SEMAP) report to the U.S. Department of 
Housing and Urban Development (HUD) for the Fiscal Year Ending September 30, 2012. 







Housing Authority of the City of Columbia, Missouri 
 


Board Resolution 
 


RESOLUTION NUMBER 2525 
 


A Resolution To Approve The Submission of the Annual Section Eight Management 
Assessment Program (SEMAP) Report to the U.S. Department of Housing and Urban 


Development (HUD) for the Fiscal Year Ending September 30, 2012 
 


WHEREAS, the U.S. Department of Housing and Urban Development (HUD) has 
established the Section Eight Management Assessment Program (SEMAP) for the purpose of 
measuring the annual performance of public housing agencies (PHAs) that administer the 
Section 8 housing choice voucher program; and 


 
WHEREAS, SEMAP applies to PHA administration of the tenant-based Section 8 rental 


voucher and rental certificate programs (24 CFR part 982), the project-based component (PBC) 
of the certificate program (24 CFR part 983), and enrollment levels and contributions to escrow 
accounts for Section 8 participants under the family self-sufficiency program (FSS) (24 CFR part 
984), and 
 


WHEREAS, SEMAP assesses 14 indicators of performance designed to assess whether 
Section 8 tenant-based assistance programs operate to help eligible families afford decent 
rental units at the correct subsidy cost; and 
 


WHEREAS, SEMAP also establishes a system for HUD to measure PHA performance in 
key Section 8 program areas and to assign performance ratings; and 
 


WHEREAS, SEMAP provides procedures for HUD to identify PHA management 
capabilities and deficiencies in order to target monitoring and program assistance more 
effectively; and 
 


WHEREAS, PHAs can use the SEMAP performance analysis to assess and improve 
their own program operations; and 


 
WHEREAS, the Chief Executive Officer has compiled Section 8 Housing Choice 


Voucher Program data as required for the annual SEMAP submission to the U.S. Department of 
Housing and Urban Development; and 
 
 NOW, THEREFORE, BE IT RESOLVED that the Board of Commissioners of the 
Housing Authority of the City of Columbia, Missouri hereby adopts Resolution 2525 approving 
the submission of the annual Section Eight Management Assessment Program (SEMAP) report 
to the U.S. Department of Housing and Urban Development (HUD) for the Fiscal Year Ending 
September 30, 2012 
 
 
_________________________________ 
Marvin Kinney, Chairman 
 
 
_________________________________ 
Phil Steinhaus, Secretary 
 
Adopted November 20, 2012 
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Housing Authority of the City of Columbia, Missouri 
 


Board Resolution Staff Memo  


 


To: Board of Commissioners 
 
From: Phil Steinhaus, CEO 
 
Date: November 20, 2012 
 


RE:  Resolution 2528 :  To adopt revisions to Columbia Housing Authority’s Section 8 
Housing Choice Voucher Program Administrative Plan related to 1) Updated HUD 
Definitions of Family and Protected Classes to Include Protections Regarding Sexual 
Orientation, Marital Status and Gender Identity; 2)Updated Policy Regarding Tenant 
Protections When a Rental Property Goes Into Foreclosure; 3) Addition of a Glossary 
of Subsidized Housing Acronyms and Terms; and 4) Updated Policy on Equity and 
Real Property or Other Capital Investments; and to Make These Revisions Effective 
December 1, 2012.   


 
 


Summary of Proposed Revisions 
 
CHA Public Housing staff periodically review the Columbia Housing Authority’s Section 8 
Housing Choice Voucher Program Administrative Plan to ensure that it complies with federal 
regulations and establishes good policies and practices that benefit the housing authority and 
Housing Choice Voucher participants.   


The following revisions are being recommended for this purpose and have been reviewed and 
recommended by the Resident Advisory Board and posted for a 45 day public comment period.  
No adverse comments were received objecting to these recommendations.  


 
Below is a summary of the regulatory changes recommended by Nan McKay, Inc.: 
 


1.  Federal laws require PHAs to treat all applicants and participants equally, providing the 
same quality of service, regardless of family characteristics and background. Federal law 
prohibits discrimination in housing on the basis of race, color, religion, sex, national 
origin, age, familial status, and disability. In addition, HUD regulations provide for 
additional protections regarding sexual orientation, gender identity, and marital 
status. The PHA will comply fully with all federal, state, and local nondiscrimination 


laws, and with rules and regulations governing fair housing and equal opportunity in 
housing and employment, including: 


• Title VI of the Civil Rights Act of 1964 


• Title VIII of the Civil Rights Act of 1968 (as amended by the Community Development 
Act of 1974 and the Fair Housing Amendments Act of 1988) 


• Executive Order 11063  


• Section 504 of the Rehabilitation Act of 1973 


• The Age Discrimination Act of 1975 







 


• Title II of the Americans with Disabilities Act (to the extent that it applies, otherwise 
Section 504 and the Fair Housing Amendments govern) 


• Violence Against Women Reauthorization Act of 2005 (VAWA) 


In addition, HUD regulated Equal Access to Housing in HUD Programs Regardless of 
Sexual Orientation or Gender Identity Final Rule, published in the Federal Register 
February 3, 2012 


 HUD also published new definitions of “family” in the Federal Register of February 3, 2012 
under the heading “Equal Access to Housing in HUD Programs Regardless of Sexual 
Orientation or Gender Identity Final Rule”. The new definition does not discriminate on the basis 
of sexual orientation, marital status or gender identity.  


“Family 
To be eligible for admission, an applicant must qualify as a family. Family as defined by 
HUD, includes but is not limited to the following, regardless actual or perceived sexual 
orientation, gender identity, or marital status, a single person, who may be an elderly 
person, disabled person, near-elderly person, or any other single person; or  a group of 
persons residing together. Such group includes, but is not limited to a family with or without 
children (a child who is temporarily away from the home because of placement in foster care 
is considered a member of the family), an elderly family, a near-elderly family, a disabled 
family, a displaced family, or the remaining member of a tenant family. The PHA has the 
discretion to determine if any other group of persons qualifies as a family. 
Gender Identity means actual or perceived gender characteristics. 
Sexual orientation means homosexuality, heterosexuality, or bisexuality.” 
 


In addition, our PHA policy includes the following:   
 
 A family also includes two or more individuals who are not related by blood, marriage, adoption, 
or other operation of law but who either can demonstrate that they have lived together 
previously or certify that each individual’s income and other resources will be available to meet 
the needs of the family.  Each family must identify the individuals to be included in the family at 
the time of application, and must update this information if the family’s composition changes. 
 


2.  Families receiving HCV assistance are entitled to certain protections set forth under the 
Protecting Tenants at Foreclosure Act (PTFA). Specifically, the HAP contract now 
contains language stating that in the case of any foreclosure, the immediate successor 
in interest in the property pursuant to the foreclosure will assume such interest subject to 
the lease between the prior owner and the tenant, and to the HAP contract between the 
prior owner and the PHA for the occupied unit. This provision of the HAP contract does 
not affect any state or local law that provides longer time periods or other additional 
protections for tenants.  


If the PHA learns that a property is in foreclosure, it must take the following actions: 


• Make all reasonable efforts to determine the status of the foreclosure and ownership of 
the property. (Further guidance on how to obtain this information can be found in Notice PIH 
2010-49.) 


• Continue to make payments to the original owner until ownership legally transfers in 
accordance with the HAP contract. 







 


• Attempt to obtain a written acknowledgement of the assignment of the HAP contract 
from the successor in interest. The written agreement should include a request for owner 
information, such as a tax identification number, and payment instructions from the new owner. 
Even if the new owner does not acknowledge the assignment of the HAP contract in writing, the 
assignment is still effective by operation of law. 


• Inform the tenant that they must continue to pay rent in accordance with the lease, and if 
the successor in interest refuses to accept payment or cannot be identified, the tenant should 
pay rent into escrow. Failure to pay rent may constitute an independent ground for eviction. 


• Inform the tenant in the event that the PHA is unable to make HAP payments to the 
successor in interest due an action or inaction by the successor that prevents such payments 
(e.g., rejection of payments or failure to maintain the property according to HQS), or due to an 
inability to identify the successor. The PHA should also refer the tenant, as needed, to the local 
legal aid office in order to ensure adequate protection of the tenant’s rights and enforcement of 
the successor in interest’s performance under the HAP contract. 


• Make reasonable inquiries to determine whether the unit, in addition to having a tenant 
receiving HCV assistance, will be or has been assisted under the Neighborhood Stabilization 
Program (NSP). (For further guidance on cases in where the units have been assisted under the 
NSP, see Notice PIH 2010-49.) 


• PHAs are also required to notify HCV applicants who have been issued a voucher, 
participant heads of household, and current and prospective owners of HCV-assisted housing of 
the protections afforded to tenants under the PTFA. 


3. GL-1 thru GL-16 Added a Glossary of subsidized housing acronyms and terms. 
 


4.  HUD looks at the cash value (equity) in an asset such as a piece of property owned by 
a resident. The changes include how equity in a piece of property is calculated. Equity 
may now be calculated based on the remaining balance of a mortgage on the property 
or, in the case of property with no mortgage, will look at the sale price of three similar 
properties in nearby locations.  
 


 
CEO Recommendation:  Adopt Resolution 2528 approving revisions to the Columbia 


Housing Authority’s Section 8 Housing Choice Voucher Program Administrative Plan related 
to 1) Updated HUD Definitions of Family and Protected Classes to Include Protections 
Regarding Sexual Orientation, Marital Status and Gender Identity; 2)Updated Policy 
Regarding Tenant Protections When a Rental Property Goes Into Foreclosure; 3) Addition of 
a Glossary of Subsidized Housing Acronyms and Terms; and 4) Updated Policy on Equity 
and Real Property or Other Capital Investments; and to Make These Revisions Effective 
December 1, 2012.   







Housing Authority of the City of Columbia, Missouri 
 


Board Resolution 
 


RESOLUTION # 2528 
 


To adopt revisions to Columbia Housing Authority’s Section 8 Housing Choice Voucher 
Program Administrative Plan related to 1) Updated HUD Definitions of Family and Protected 


Classes to Include Protections Regarding Sexual Orientation, Marital Status and Gender 
Identity; 2)Updated Policy Regarding Tenant Protections When a Rental Property Goes Into 
Foreclosure; 3) Addition of a Glossary of Subsidized Housing Acronyms and Terms; and 4) 


Updated Policy on Equity and Real Property or Other Capital Investments; and to Make 
These Revisions Effective December 1, 2012 


 
 WHEREAS, the Housing Authority of the City of Columbia, Missouri, adopted the current 
version of the Columbia Housing Authority’s Section 8 Housing Choice Voucher Program 
Administrative Plan by Resolution 2493 on January 17, 2012; and  


WHEREAS, the program operations of the Columbia Housing Authority’s Section 8 Housing 
Choice Voucher Program are governed by established, written policies called the Administrative Plan 
which ensures that the Columbia Housing Authority (CHA) is in compliance with HUD regulations 
while also spelling out other specific policies adopted by CHA in order to provide safe, affordable 
housing in a fair manner to all persons; and  


WHEREAS, these Administrative Plan revisions have been recommended by CHA staff in 
order to enhance effective program administration; and 


WHEREAS, the CHA Resident Advisory Board (RAB) has also been involved in the review 
and revision process and has been afforded every opportunity to provide input and feedback on the 
revision to the current CHA Administrative Plan ; and  


WHEREAS, the required 45 day public notice and comment period has been provided 
regarding the proposed revisions to the Administrative Plan and that copies of the proposed 
Administrative Plan have been made available at the CHA Administrative Offices at 201 Switzler 
Street, Columbia, MO and all other CHA Public Housing Manager and Resident Services offices at 
CHA’s Downtown family site, Oak Towers, Paquin Tower, and the Bear Creek family site; and 


WHEREAS, all comments by the Resident Advisory Board and public comments have been 
given due consideration when making the recommended policy change; and  


 WHEREAS, the Chief Executive Officer recommends that the revised Columbia Housing 
Authority’s Section 8 Housing Choice Voucher Program Administrative Plan be adopted,     


  NOW, THEREFORE, BE IT RESOLVED that the Board of Commissioners of the Housing 
Authority of the City of Columbia, Missouri, hereby adopts Resolution 2528 approving the attached 
revisions to the Columbia Housing Authority’s Section 8 Housing Choice Voucher Program 
Administrative Plan attached hereto and made a part hereof effective December 1, 2012. 


 
 
_________________________________ 
Marvin Kinney, Chairman 
 
 
_______________________________ 
Phil Steinhaus, Secretary 
 
 
Adopted November 20, 2012 
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To: Resident Advisory Board   


From: Phil Steinhaus, CEO 


Date: October 4, 2012 


RE: Changes to Housing Choice Voucher Section 8 Administrative Plan proposed effective for 
December 1, 2012 


 


Summary of Proposed Revisions 


The operation of the Section 8 Housing Choice Voucher Program is governed by established, written 
policies called the Section 8 Housing Choice Voucher Program Administrative Plan.  This policy ensures 
that CHA is in compliance with HUD regulations while also spelling out other specific policies governing 
these programs adopted by CHA in order to provide safe, affordable housing in a fair manner to all 
persons. 


CHA subscribes to an update service through Nan McKay and Associates that ensures that our policies 
are in compliance with HUD regulations.  The policy updates contain policy changes which are mandated 
by HUD.  In 2012, HUD released several new regulatory notices which require us to update our Section 8 
Administrative Plan.  These changes include: 


 Updated HUD definitions of family and protected classes to include protections regarding sexual 
orientation, marital status and gender identity. 


 Updated policy regarding tenant protections when a rental property goes into foreclosure.   


 Updates to the glossary of subsidized housing acronyms and terms 


 Updated policy on Equity and Real Property or Other Capital Investments    


Many of the changes and updates were in reference to change in language or numbers of regulations.  
However, among the new requirements are the addition of HUD regulations providing for additional 
protections regarding sexual orientation, gender identity, and marital status. This provides for equal 
access to housing in HUD programs regardless of sexual orientation or gender identity.    


Another noteworthy update is the change in definition of family.  The language has been changed to 
define Family as defined by HUD which includes, but is not limited to the following:  regardless of actual 
or perceived orientation, gender identity or marital status, a single person who may be an elderly 
person, or any other single person; or a group of persons residing together.  Such group includes, but is 
not limited to a family with or without children, an elderly family, a near elderly family, a disabled 
family, a displaced family, or the other remaining member of a tenant family.    


The mandated updates also include language and direction for tenant protection when a unit has been 
foreclosed upon.  It outlines procedures and regulation the Housing Authority, the tenant and the 
landlord need to follow.   
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Introduction Changes 


Resources and Where to Find Them 


Following is a list of resources helpful to the PHA or referenced in the model administrative plan, and 
the online location of each. 


Document and Location 


Code of Federal Regulations 


http://www.gpoaccess.gov/cfr/index.html 


Earned Income Disregard FAQ 


www.hud.gov/offices/pih/phr/about/ao_faq_eid.cfm 


Eligibility of Students for Assisted Housing Under Section 8 of the U.S. Housing Act of 1937; Final 
Rule 


http://edocket.access.gpo.gov/2008/pdf/E8-19435.pdf  


Enterprise Income Verification (EIV) System, Security Procedures for Upfront Income Verification 
data 


http://www.hud.gov/offices/pih/programs/ph/rhiip/docs/eivsecguidepha.pdf 


Executive Order 11063 


http://www.hud.gov/offices/fheo/FHLaws/EXO11063.cfm 


Federal Register 


http://www.access.gpo.gov/su_docs/aces/fr-cont.html 


General Income and Rent Determination FAQs 


www.hud.gov/offices/pih/programs/ph/rhiip/faq_gird.cfm 


Housing Choice Voucher Program Guidebook (7420.10G), April 2001 


www.hud.gov/offices/pih/programs/hcv/forms/guidebook.cfm 


HUD-50058 Instruction Booklet 


http://www.hud.gov/offices/pih/systems/pic/50058/pubs/ib/form50058ib.pdf 


Joint Statement of the Department of Housing and Urban Development and the Department of 
Justice, issued May 17, 2004 


http://www.hud.gov/offices/fheo/library/huddojstatement.pdf 



http://www.gpoaccess.gov/cfr/index.html

http://www.hud.gov/offices/pih/phr/about/ao_faq_eid.cfm

http://edocket.access.gpo.gov/2008/pdf/E8-19435.pdf

http://www.hud.gov/offices/pih/programs/ph/rhiip/docs/eivsecguidepha.pdf

http://www.hud.gov/offices/fheo/FHLaws/EXO11063.cfm

http://www.access.gpo.gov/su_docs/aces/fr-cont.html

http://www.hud.gov/offices/pih/programs/ph/rhiip/faq_gird.cfm

http://www.hud.gov/offices/pih/programs/hcv/forms/guidebook.cfm

http://www.hud.gov/offices/pih/systems/pic/50058/pubs/ib/form50058ib.pdf

http://www.hud.gov/offices/fheo/library/huddojstatement.pdf
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Notice of Guidance to Federal Assistance Recipients Regarding Title VI Prohibition Affecting 
Limited English Proficient Persons, published December 19, 2003 


http://www.hudclips.org/sub_nonhud/cgi/pdf/31267.pdf 


Notice PIH 2010-32012-10, Verification of Social Security Numbers (SSNs) and Supplemental 
Security Income (SSI) Benefits; and Effective Use of the Enterprise Income Verification (EIV) 
System’s Identity Verification Report 


http://portal.hud.gov/huddoc/pih2012-10.pdf  


Notice PIH 2010-19, Administrative Guidance for Effective and Mandated Use of the Enterprise 
Income Verification (EIV) System 


http://www.hud.gov/offices/pih/publications/notices/10/pih2010-19.pdf  


Notice PIH 2010-26 (HA), Nondiscrimination and Accessibility Notice 


http://www.hud.gov/offices/pih/publications/notices/10/pih2010-26.pdf  


OMB Circular A-133 


http://www.whitehouse.gov/omb/circulars/a133_compliance_supplement_2010  


Project-Based Voucher Program; Final Rule 


http://www.hudclips.org/sub_nonhud/cgi/pdf/20035.pdf 


 


  



http://www.hudclips.org/sub_nonhud/cgi/pdf/31267.pdf

http://www.hud.gov/offices/pih/publications/notices/10/pih2010-19.pdf

http://www.hud.gov/offices/pih/publications/notices/10/pih2010-26.pdf

http://www.whitehouse.gov/omb/circulars/a133_compliance_supplement_2010

http://www.hudclips.org/sub_nonhud/cgi/pdf/20035.pdf
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Chapter 2 


PART I: NONDISCRIMINATION 


2-I.A. OVERVIEW 


Federal laws require PHAs to treat all applicants and participants equally, providing the same quality 
of service, regardless of family characteristics and background. Federal law prohibits discrimination in 
housing on the basis of race, color, religion, sex, national origin, age, familial status, and disability. In 
addition, HUD regulations provide for additional protections regarding sexual orientation, gender 
identity, and marital status. The PHA will comply fully with all federal, state, and local 
nondiscrimination laws, and with rules and regulations governing fair housing and equal opportunity 
in housing and employment, including: 


 Title VI of the Civil Rights Act of 1964 


 Title VIII of the Civil Rights Act of 1968 (as amended by the Community Development Act of 1974 
and the Fair Housing Amendments Act of 1988) 


 Executive Order 11063  


 Section 504 of the Rehabilitation Act of 1973 


 The Age Discrimination Act of 1975 


 Title II of the Americans with Disabilities Act (to the extent that it applies, otherwise Section 504 
and the Fair Housing Amendments govern) 


 Violence Against Women Reauthorization Act of 2005 (VAWA) 


 The Equal Access to Housing in HUD Programs Regardless of Sexual Orientation or Gender Identity 
Final Rule, published in the Federal Register February 3, 2012 


When more than one civil rights law applies to a situation, the laws will be read and applied together. 


Any applicable state laws or local ordinances and any legislation protecting individual rights of 
tenants, applicants, or staff that may subsequently be enacted will also apply. 


PHA Policy 


No state or local nondiscrimination laws or ordinances apply. 


2-I.B. NONDISCRIMINATION 


Federal regulations prohibit discrimination against certain protected classes and other groups of 
people. State and local requirements, as well as PHA policies, can prohibit discrimination against 
additional classes of people. 


The PHA shall not discriminate because of race, color, sex, religion, familial status, age, disability or 
national origin (called “protected classes”) 


Familial status includes children under the age of 18 living with parents or legal custodians, pregnant 
women, and people securing custody of children under the age of 18.   


PHA Policy 
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The PHA will not discriminate on the basis of marital status, gender identity, or sexual orientation [FR 
Notice 02/03/12]. 


PHA Policy 


The PHA does not identify any additional protected classes. 


The PHA will not use any of these factors to: 


 Deny to any family the opportunity to apply for housing, nor deny to any qualified applicant the 
opportunity to participate in the housing choice voucher program 


 Provide housing that is different from that provided to others 


 Subject anyone to segregation or disparate treatment 


 Restrict anyone's access to any benefit enjoyed by others in connection with the housing program 


 Treat a person differently in determining eligibility or other requirements for admission  


 Steer an applicant or participant toward or away from a particular area based any of these factors 


 Deny anyone access to the same level of services 


 Deny anyone the opportunity to participate in a planning or advisory group that is an integral part 
of the housing program  


 Discriminate in the provision of residential real estate transactions  


 Discriminate against someone because they are related to or associated with a member of a 
protected class 


 Publish or cause to be published an advertisement or notice indicating the availability of housing 
that prefers or excludes persons who are members of a protected class. 


  







6 


Chapter 3 


PART I: DEFINITIONS OF FAMILY AND HOUSEHOLD MEMBERS  


3-I.A. OVERVIEW 


Some eligibility criteria and program rules vary depending upon the composition of the family 
requesting assistance. In addition, some requirements apply to the family as a whole and others apply 
to individual persons who will live in the assisted unit. This part provides information that is needed 
to correctly identify family and household members, and to apply HUD's eligibility rules.  


3-I.B. FAMILY AND HOUSEHOLD [24 CFR 982.201(c), ; HUD-50058 IB, p. 13;  
FR Notice 02/03/12] 


The terms family and household have different meanings in the HCV program. 


Family 


To be eligible for assistance, an applicant must qualify as a family. A family may be a single person or a 
group of persons. Family as defined by HUD includes, but is not limited to the following, regardless 
actual or perceived sexual orientation, gender identity, or marital status, a family with a child or 
children, two or more elderly or disabled persons living together, one or more elderly or disabled 
persons living with one or more live-in aides, or a single person. A single person family may be an 
elderly person, a displaced person, a disabled person, or any other single personsingle person, who 
may be an elderly person, disabled person, near-elderly person, or any other single person; or  a 
group of persons residing together. Such group includes, but is not limited to a family with or without 
children (a child who is temporarily away from the home because of placement in foster care is 
considered a member of the family), an elderly family, a near-elderly family, a disabled family, a 
displaced family, or the remaining member of a tenant family. The PHA has the discretion to 
determine if any other group of persons qualifies as a family. 


Gender Identity means actual or perceived gender characteristics. 


Sexual orientation means homosexuality, heterosexuality, or bisexuality. 


PHA Policy 


A family also includes two or more individuals who are not related by blood, marriage, adoption, or 
other operation of law but who either can demonstrate that they have lived together previously or 
certify that each individual’s income and other resources will be available to meet the needs of the 
family. 


Each family must identify the individuals to be included in the family at the time of application, and 
must update this information if the family’s composition changes. 


Household 


Household is a broader term that includes additional people who, with the PHA’s permission, live in 
an assisted unit, such as live-in aides, foster children, and foster adults. 
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3-I.H. ELDERLY AND NEAR-ELDERLY PERSONS, AND ELDERLY FAMILY  
[24 CFR 5.100 and 5.403, FR Notice 02/03/12] 


Elderly Persons  


An elderly person is a person who is at least 62 years of age.  


Near-Elderly Persons 


A near-elderly person is a person who is 50-61 years of age. 


Elderly Family 


An elderly family is one in which the head, spouse, cohead, or sole member is an elderly person. 
Identifying elderly families is important because these families qualify for special deductions from 
income as described in Chapter 6. 


3-I.I. PERSONS WITH DISABILITIES AND DISABLED FAMILY [24 CFR 5.403,  
FR Notice 02/03/12] 


3-II.C. SOCIAL SECURITY NUMBERS [24 CFR 5.216 and 5.218, Notice PIH 2010-32012-10] 


The applicant and all members of the applicant’s household must disclose the complete and accurate 
social security number (SSN) assigned to each household member, and the documentation necessary 
to verify each SSN. A detailed discussion of acceptable documentation is provided in Chapter 7. 


Note: These requirements do not apply to noncitizens who do not contend eligible immigration status. 


In addition, each participant who has not previously disclosed an SSN, has previously disclosed an SSN 
that HUD or the SSA determined was invalid, or has been issued a new SSN must submit their 
complete and accurate SSN and the documentation required to verify the SSN at the time of the next 
interim or annual reexamination or recertification. Participants age 62 or older as of January 31, 2010, 
whose determination of eligibility was begun before January 31, 2010, are exempt from this 
requirement and remain exempt even if they move to a new assisted unit. 


The PHA must deny assistance to an applicant family if they do not meet the SSN disclosure and 
documentation requirements contained in 24 CFR 5.216. 


3-III.F. NOTICE OF ELIGIBILITY OR DENIAL  


If the family is eligible for assistance, the PHA will notify the family when it extends the invitation to 
attend the voucher briefing appointment, as discussed in Chapter 5.  


If the PHA determines that a family is not eligible for the program for any reason, the family must be 
notified promptly. The notice must describe: (1) the reasons for which assistance has been denied, (2) 
the family’s right to an informal review, and (3) the process for obtaining the informal review [24 CFR 
982.554 (a)]. See Chapter 16, for informal review policies and procedures. 


PHA Policy 


The family will be notified of a decision to deny assistance in writing within 10 working days of the 
determination.  







8 


Chapter 4 


 


4-III.E. THE APPLICATION INTERVIEW 


HUD recommends that the PHA obtain the information and documentation needed to make an 
eligibility determination though a private interview [HCV GB, pg. 4-16].  Being invited to attend an 
interview does not constitute admission to the program. 


Assistance cannot be provided to the family until all SSN documentation requirements are met. 
However, if the PHA determines that an applicant family is otherwise eligible to participate in the 
program, the family may retain its place on the waiting list for a period of time determined by the 
PHA [Notice PIH 2010-32012-10].  


Reasonable accommodation must be made for persons with disabilities who are unable to attend an 
interview due to their disability. 


PHA Policy  


Families selected from the waiting list are required to participate in an eligibility interview. 


The head of household and the spouse/cohead will be strongly encouraged to attend the interview 
together. However, either the head of household or the spouse/cohead may attend the interview on 
behalf of the family. Verification of information pertaining to adult members of the household not 
present at the interview will not begin until signed release forms are returned to the PHA. 


The interview will be conducted only if the head of household or spouse/cohead provides appropriate 
documentation of legal identity. (Chapter 7 provides a discussion of proper documentation of legal 
identity). If the family representative does not provide the required documentation, the appointment 
may be rescheduled when the proper documents have been obtained. 
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Chapter 5 


Additional Items to Be Included in the Briefing Packet 


In addition to items required by the regulations, PHAs may wish to include supplemental materials to 
help explain the program to both participants and owners [HCV GB p. 8-7, Notice PIH 2010-19]. 


PHA Policy 


The PHA will provide the following additional materials in the briefing packet: 


When PHA-owned units are available for lease, a written statement that the family has the right to 
select any eligible unit available for lease and is not obligated to choose a PHA-owned unit 


Information on how to fill out and file a housing discrimination complaint form 


Information about the protections afforded by the Violence against Women Act of 2005 (VAWA) to 
victims of domestic violence, dating violence, and stalking (see section 16-IX.C) 


Information about the protections afforded by the Protecting Tenants at Foreclosure Act (PTFA) (see 
section 13-II.G) 


“Is Fraud Worth It?” (form HUD-1141-OIG), which explains the types of actions a family must avoid 
and the penalties for program abuse 


“What You Should Know about EIV,” a guide to the Enterprise Income Verification (EIV) system 
published by HUD as an attachment to Notice PIH 2010-19 


  







10 


Chapter 6 


Equity in Real Property or Other Capital Investments 


Equity (cash value) in a property or other capital asset is the estimated current market value of the 
asset less the unpaid balance on all loans secured by the asset and reasonable costs (such as broker 
fees) that would be incurred in selling the asset  [HCV GB, p. 5-25]. 


PHA Policy 


In determining the equity, the PHA will determine market value by examining recent sales of at least 
three properties in the surrounding or similar neighborhood that possess comparable factors that 
affect market value.  


The PHA will first use the payoff amount for the loan (mortgage) as the unpaid balance to calculate 
equity. If the payoff amount is not available, the PHA will use the basic loan balance information to 
deduct from the market value in the equity calculation. 


Equity in real property and other capital investments is considered in the calculation of asset income 
except for the following types of assets: 


 Equity accounts in HUD homeownership programs [24 CFR5.603(b)] 


 The value of a home currently being purchased with assistance under the HCV program 
Homeownership Option for the first 10 years after the purchase date of the home [24 CFR 
5.603(b), Notice PIH 2012-3] 


 Equity in owner-occupied cooperatives and manufactured homes in which the family lives [HCV 
GB, p. 5-25] 


 Equity in real property when a family member’s main occupation is real estate *HCV GB, p. 5-25]. 
This real estate is considered a business asset, and income related to this asset will be calculated 
as described in section 6-I.F. 


 Interests in Indian Trust lands [24 CFR 5.603(b)] 


 Real property and capital assets that are part of an active business or farming operation [HCV GB, 
p. 5-25] 


The PHA must also deduct from the equity the reasonable costs for converting the asset to cash. Using 
the formula for calculating equity specified above, the net cash value of real property is the market 
value of the loan (mortgage) minus the expenses to convert to cash  
[Notice PIH 2012-3]. 


PHA Policy 


For the purposes of calculating expenses to convert to cash for real property, the PHA will use ten 
percent of the market value of the home.  


A family may have real property as an asset in two ways: (1) owning the property itself and (2) holding 
a mortgage or deed of trust on the property. In the case of a property owned by a family member, the 
anticipated asset income generally will be in the form of rent or other payment for the use of the 
property. If the property generates no income, actual anticipated income from the asset will be zero. 







11 


Temporarily Absent Family Members 


The income of family members approved to live in the unit will be counted, even if the family member 
is temporarily absent from the unit [HCV GB, p. 5-18]. 


PHA Policy 


Generally an individual who is or is expected to be absent from the assisted unit for 30 60 consecutive 
days or less is considered temporarily absent and continues to be considered a family member. 
Generally an individual who is or is expected to be absent from the assisted unit for more than 30 60 
consecutive days is considered permanently absent and no longer a family member. Exceptions to this 
general policy are discussed below. 


  







12 


Chapter 7:  Verification 


EIV Identity Verification 


The EIV system verifies tenant identities against SSA records. These records are compared to PIC data 
for a match on social security number, name, and date of birth. 


PHAs are required to use EIV’s Identity Verification Report on a monthly basis to improve the 
availability of income information in EIV [Notice PIH 2010-32012-10]. 


When identity verification for a participant fails, a message will be displayed within the EIV system 
and no income information will be displayed. 


 


7-II.B. SOCIAL SECURITY NUMBERS [24 CFR 5.216, and Notice PIH 2010-32012-10] 


The family must provide documentation of a valid social security number (SSN) for each member of 
the household, with the exception of individuals who do not contend eligible immigration status. 
Exemptions also include, existing program participants who were at least 62 years of age as of January 
31, 2010, and had not previously disclosed an SSN.  


Note that an individual who previously declared to have eligible immigration status may not change 
his or her declaration for the purpose of avoiding compliance with the SSN disclosure and 
documentation requirements or penalties associated with noncompliance with these requirements. 
Nor may the head of household opt to remove a household member from the family composition for 
this purpose. 


The PHA must accept the following documentation as acceptable evidence of the social security 
number:  


An original SSN card issued by the Social Security Administration (SSA) 


An original SSA-issued document, which contains the name and SSN of the individual 


An original document issued by a federal, state, or local government agency, which contains the name 
and SSN of the individual, along with other identifying information of the individual 


Such other evidence of the SSN as HUD may prescribe in administrative instructions 


The PHA may only reject documentation of an SSN provided by an applicant or participant if the 
document is not an original document, if the original document has been altered, mutilated, or is not 
legible, or if the document appears to be forged.  


The PHA may only reject documentation of an SSN provided by an applicant or participant if the 
document is not an original document, if the original document has been altered, mutilated, or is not 
legible, or if the document appears to be forged.  


Family Members Not Receiving SSA Disability Benefits 


Receipt of veteran’s disability benefits, worker’s compensation, or other non-SSA benefits based on 
the individual’s claimed disability are not sufficient verification that the individual meets HUD’s 
definition of disability in 24 CFR 5.603403. 
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PHA Policy 


For family members claiming disability who do not receive disability benefits from the SSA, a 
knowledgeable professional must provide third-party verification that the family member meets the 
HUD definition of disability. See the Eligibility chapter for the HUD definition of disability. The 
knowledgeable professional will verify whether the family member does or does not meet the HUD 
definition.  
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Chapter 8 


8-III.C. HOW COMPARABILITY IS ESTABLISHED 


Factors to Consider 


HUD requires PHAs to take into consideration the factors listed below when determining rent 
comparability. The PHA may use these factors to make upward or downward adjustments to the rents 
of comparison units when the units are not identical to the HCV-assisted unit. 


 Location and age 


 Unit size including the number of rooms and square footage of rooms 


 The type of unit including construction type (e.g., single family, duplex, garden, low-rise, high-rise) 


 The quality of the units including the quality of the original construction, maintenance and 
improvements made. 


 Amenities, services, and utilities included in the rent 


Units that Must Not be Used as Comparables 


Comparable units must represent unrestricted market rents. Therefore, units that receive some form 
of federal, state, or local assistance that imposes rent restrictions cannot be considered comparable 
units. These include units assisted by HUD through any of the following programs: Section 8 project-
based assistance, Section 236 and Section 221(d)(3) Below Market Interest Rate (BMIR) projects, 
HOME or Community Development Block Grant (CDBG) program-assisted units in which the rents are 
subsidized; units subsidized through federal, state, or local tax credits; units subsidized by the 
Department of Agriculture rural housing programs, and units that are rent-controlled by local 
ordinance.  


Note: Notice PIH 2010-182011-46, issued May 10, 2010August 17, 2011, provides further guidance on 
the issue of what constitutes an assisted unit. 
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Chapter 12 


Failure to Disclose and Document Social Security Numbers [24 CFR 5.218(c),  
Notice PIH 2010-32012-10] 


The PHA must terminate assistance if a participant family fails to disclose the complete and accurate 
social security numbers of each household member and the documentation necessary to verify each 
social security number. 


However, if the family is otherwise eligible for continued program assistance, and the PHA determines 
that the family’s failure to meet the SSN disclosure and documentation requirements was due to 
circumstances that could not have been foreseen and were outside of the family’s control, the PHA 
may defer the family’s termination and provide the opportunity to comply with the requirement 
within a period not to exceed 90 calendar days from the date the PHA determined the family to be 
noncompliant.  


 


Insufficient Funding [24 CFR 982.454] 


The PHA may terminate HAP contracts if the PHA determines, in accordance with HUD requirements, 
that funding under the consolidated ACC is insufficient to support continued assistance for families in 
the program. 


PHA Policy 


The PHA will determine whether there is sufficient funding to pay for currently assisted families 
according to the policies in Part VIII of Chapter 16. If the PHA determines there is a shortage of 
funding, prior to terminating any HAP contracts, the PHA will determine if any other actions can be 
taken to reduce program costs.  


In the event that the PHA decides to stop issuing vouchers as a result of a funding shortfall, and the 
PHA is not assisting the required number of special purpose vouchers (NED families, HUD-Veterans 
Affairs Supportive Housing (VASH) families, and family unification program (FUP) families), when the 
PHA resumes issuing vouchers, the PHA will issue vouchers first to the special purpose voucher 
families on its waiting list until it has reached the required number of special purpose vouchers, when 
applicable. 


If after implementing all reasonable cost cutting measures there is not enough funding available to 
provide continued assistance for current participants, the PHA will terminate HAP contracts as a last 
resort.  


Prior to terminating any HAP contracts, the PHA will inform the local HUD field office. The PHA will 
terminate the minimum number needed in order to reduce HAP costs to a level within the PHA’s 
annual budget authority. 


If the PHA must terminate HAP contracts due to insufficient funding, the PHA will do so in accordance 
with the following criteria and instructions:  


Families comprising the required number of special purpose vouchers, including nonelderly disabled 
(NED), HUD-Veteran’s Affairs Supportive Housing (HUD-VASH), and family unification program (FUP) 
will be the last to be terminated. 
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PART III: TERMINATION OF TENANCY BY THE OWNER 


12-III.A. OVERVIEW 


Termination of an assisted tenancy is a matter between the owner and the family; the PHA is not 
directly involved. However, the owner is under some constraints when terminating an assisted 
tenancy, and the reasons for which a tenancy is terminated dictate whether assistance also will 
be terminated. 


12-III.B. GROUNDS FOR OWNER TERMINATION OF TENANCY [24 CFR 982.310, 24 CFR 5.2005(c), and 
Form HUD-52641-A, Tenancy Addendum] 


During the term of the lease, the owner is not permitted to terminate the tenancy except for serious 
or repeated violations of the lease, certain violations of state or local law, or other good cause. 


Serious or Repeated Lease Violations 


The owner is permitted to terminate the family’s tenancy for serious or repeated violations of the 
terms and conditions of the lease, except when the violations are related to incidents of actual or 
threatened domestic violence, dating violence, or stalking and the victim is protected from eviction by 
the Violence against Women Act of 2005 (see section 12-II.E). A serious lease violation includes failure 
to pay rent or other amounts due under the lease. However, the PHA’s failure to make a HAP payment 
to the owner is not a violation of the lease between the family and the owner. 


Violation of Federal, State, or Local Law 


The owner is permitted to terminate the tenancy if a family member violates federal, state, or local 
law that imposes obligations in connection with the occupancy or use of the premises. 


Criminal Activity or Alcohol Abuse 


The owner may terminate tenancy during the term of the lease if any covered person—meaning any 
member of the household, a guest, or another person under the tenant’s control—commits any of the 
following types of criminal activity (for applicable definitions see 24 CFR 5.100): 


 Any criminal activity that threatens the health or safety of, or the right to peaceful enjoyment of 
the premises by, other residents (including property management staff residing on the premises) 


 Any criminal activity that threatens the health or safety of, or the right to peaceful enjoyment of 
their residences by, persons residing in the immediate vicinity of the premises 


 Any violent criminal activity on or near the premises 


 Any drug-related criminal activity on or near the premises 


However, in the case of criminal activity directly related to domestic violence, dating violence, or 
stalking, if the tenant or an immediate member of the tenant’s family is the victim, the criminal 
activity may not be construed as cause for terminating the victim’s tenancy (see section 12-II.E). 


The owner may terminate tenancy during the term of the lease if any member of the household is: 


 Fleeing to avoid prosecution, custody, or confinement after conviction for a crime or an attempt 
to commit a crime that is a felony under the laws of the place from which the individual flees, or 
that, in the case of the State of New Jersey, is a high misdemeanor; or 
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 Violating a condition of probation or parole imposed under federal or state law. 


The owner may terminate tenancy during the term of the lease if any member of the household has 
engaged in abuse of alcohol that threatens the health, safety, or right to peaceful enjoyment of the 
premises by other residents. 


Evidence of Criminal Activity 


The owner may terminate tenancy and evict by judicial action a family for criminal activity by a 
covered person if the owner determines the covered person has engaged in the criminal activity, 
regardless of whether the covered person has been arrested or convicted for such activity and without 
satisfying the standard of proof used for a criminal conviction. 


Other Good Cause 


During the initial lease term, the owner may not terminate the tenancy for “other good cause” unless 
the owner is terminating the tenancy because of something the family did or failed to do. During the 
initial lease term or during any extension term, other good cause includes the disturbance of 
neighbors, destruction of property, or living or housekeeping habits that cause damage to the unit or 
premises.  


After the initial lease term, “other good cause” for termination of tenancy by the owner includes: 


 Failure by the family to accept the offer of a new lease or revision 


 The owner’s desire to use the unit for personal or family use, or for a purpose other than as a 
residential rental unit 


 A business or economic reason for termination of the tenancy (such as sale of the property, 
renovation of the unit, or desire to lease the unit at a higher rent) 


After the initial lease term, the owner may give the family notice at any time, in accordance with the 
terms of the lease. 


Note that “other good cause” does not include vacating a property that has been foreclosed upon 
during the lease term prior to the sale of that property. However, the new owner of the property may 
terminate the tenancy effective on the date of transfer of the unit if the owner will occupy the unit as 
a primary residence and has provided the tenant a notice to vacate at least 90 days before the 
effective date of such notice [Notice PIH 2010-49]. Further information on the protections afforded to 
tenants in the event of foreclosure can be found in Section 13-II.G. 
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Chapter 13 


The PHA must determine that the cost of the unit is reasonable [24 CFR 982.305(a)]. The rent must be 
reasonable in relation to comparable unassisted units in the area and must not be in excess of rents 
charged by the owner for comparable, unassisted units on the premises. See chapter 8 for a discussion 
of requirements and policies on rent reasonableness, rent comparability and the rent reasonableness 
determination process. 


At initial lease-up of a unit, the PHA must determine that the share of rent to be paid by the family 
does not exceed 40 percent of the family’s monthly adjusted income *24 CFR 982.305(a)+. See chapter 
6 for a discussion of the calculation of family income, family share of rent and HAP. 


The dwelling lease must comply with all program requirements [24 CFR 982.308]. Owners are 
encouraged to use their standard leases when renting to an assisted family. However, the HCV 
program requires that the Tenancy Addendum, which helps standardize the tenancy requirements for 
all assisted families, be added word-for-word to that lease. See chapter 9 for a discussion of the 
dwelling lease and tenancy addendum, including lease terms and provisions. 


The PHA and the owner enter into a formal contractual relationship by executing the Housing 
Assistance Payment (HAP) Contract (Form HUD-52641). The HAP contract format is prescribed by 
HUD. See chapter 9 for a discussion of the HAP contract execution process. Specific HAP contract 
provisions and responsibilities are discussed later in this chapter 13in Part II of Chapter 13. 


 


Leasing to Relatives [24 CFR 982.306(d), HCV GB p. 11-2] 


The PHA must not approve an RTARFTA if the owner is the parent, child, grandparent, grandchild, 
sister, or brother of any member of the family. The PHA may make an exception as a reasonable 
accommodation for a family member with a disability. The owner is required to certify that no such 
relationship exists. This restriction applies at the time that the family receives assistance under the 
HCV program for occupancy of a particular unit. Current contracts on behalf of owners and families 
that are related may continue, but any new leases or contracts for these families may not be 
approved.  


13-II.G. FORECLOSURE [HUD-52641 and Notice PIH 2010-49] 


Families receiving HCV assistance are entitled to certain protections set forth under the Protecting 
Tenants at Foreclosure Act (PTFA). Specifically, the HAP contract now contains language stating that in 
the case of any foreclosure, the immediate successor in interest in the property pursuant to the 
foreclosure will assume such interest subject to the lease between the prior owner and the tenant, 
and to the HAP contract between the prior owner and the PHA for the occupied unit. This provision of 
the HAP contract does not affect any state or local law that provides longer time periods or other 
additional protections for tenants.  


If the PHA learns that a property is in foreclosure, it must take the following actions: 


 Make all reasonable efforts to determine the status of the foreclosure and ownership of the 
property. (Further guidance on how to obtain this information can be found in Notice PIH 2010-
49.) 


 Continue to make payments to the original owner until ownership legally transfers in accordance 
with the HAP contract. 
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 Attempt to obtain a written acknowledgement of the assignment of the HAP contract from the 
successor in interest. The written agreement should include a request for owner information, such 
as a tax identification number, and payment instructions from the new owner. Even if the new 
owner does not acknowledge the assignment of the HAP contract in writing, the assignment is still 
effective by operation of law. 


 Inform the tenant that they must continue to pay rent in accordance with the lease, and if the 
successor in interest refuses to accept payment or cannot be identified, the tenant should pay 
rent into escrow. Failure to pay rent may constitute an independent ground for eviction. 


 Inform the tenant in the event that the PHA is unable to make HAP payments to the successor in 
interest due an action or inaction by the successor that prevents such payments (e.g., rejection of 
payments or failure to maintain the property according to HQS), or due to an inability to identify 
the successor. The PHA should also refer the tenant, as needed, to the local legal aid office in 
order to ensure adequate protection of the tenant’s rights and enforcement of the successor in 
interest’s performance under the HAP contract. 


 Make reasonable inquiries to determine whether the unit, in addition to having a tenant receiving 
HCV assistance, will be or has been assisted under the Neighborhood Stabilization Program (NSP). 
(For further guidance on cases in where the units have been assisted under the NSP, see Notice 
PIH 2010-49.) 


 PHAs are also required to notify HCV applicants who have been issued a voucher, participant 
heads of household, and current and prospective owners of HCV-assisted housing of the 
protections afforded to tenants under the PTFA. 


PHA Policy 


The PHA will provide all HCV applicants that have been issued a voucher with information regarding 
the PTFA at admission (see Section 5-I.B) and to participant heads of household at annual 
reexamination. 


The PHA will provide information regarding the PTFA to prospective owners when they begin their 
participation in the HCV program, and to current HCV owners one time with the monthly HAP. 


Note that the foreclosure provision of the HAP contract and additional tenant protections under the 
Protecting Tenants at Foreclosure Act will sunset December 31, 2014. 


See Section 12-III.B for a discussion of foreclosure as it pertains to owner termination of tenancy.  
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Chapter 16 
PART III: INFORMAL REVIEWS AND HEARINGS 


16-III.A. OVERVIEW 


When the PHA makes a decision that has a negative impact on a family, the family is often entitled to 
appeal the decision. For applicants, the appeal takes the form of an informal review; for participants, 
or for applicants denied admission because of citizenship issues, the appeal takes the form of an 
informal hearing. 


PHAs are required to include in their administrative plans, informal review procedures for applicants, 
and informal hearing procedures for participants [24 CFR 982.54(d)(12) and (13)]. 


16-III.B. INFORMAL REVIEWS  


Informal reviews are provided for program applicants. An applicant is someone who has applied for 
admission to the program, but is not yet a participant in the program. Informal reviews are intended 
to provide a “minimum hearing requirement” *24 CFR 982.554+, and need not be as elaborate as the 
informal hearing requirements [Federal Register 60, no. 127 (3 July 1995): 34690]. 


Decisions Subject to Informal Review  


The PHA must give an applicant the opportunity for an informal review of a decision denying 
assistance [24 CFR 982.554(a)]. Denial of assistance may include any or all of the following [24 CFR 
982.552(a)(2)]: 


 Denying listing on the PHA waiting list 


 Denying or withdrawing a voucher 


 Refusing to enter into a HAP contract or approve a lease 


 Refusing to process or provide assistance under portability procedures 


Informal reviews are not required for the following reasons [24 CFR 982.554(c)]: 


 Discretionary administrative determinations by the PHA 


 General policy issues or class grievances 


 A determination of the family unit size under the PHA subsidy standards 


 A PHA determination not to approve an extension or suspension of a voucher term 


 A PHA determination not to grant approval of the tenancy 


 A PHA determination that the unit is not in compliance with the HQS 


 A PHA determination that the unit is not in accordance with the HQS due to family size 
or composition 
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Chapter 17 


PART II: PBV OWNER PROPOSALS 


17-II.A. OVERVIEW 


The PHA must describe the procedures for owner submission of PBV proposals and for PHA selection 
of PBV proposals [24 CFR 983.51]. Before selecting a PBV proposal, the PHA must determine that the 
PBV proposal complies with HUD program regulations and requirements, including a determination 
that the property is eligible housing [24 CFR 983.53 and 983.54], complies with the cap on the number 
of PBV units per project [24 CFR 983.56, FR Notice 11/24/08], and meets the site selection standards 
[24 CFR 983.57]. The PHA may not commit PBVs until or unless it has followed the proposal selection 
requirements defined in 24 CFR 983.51 [Notice PIH 2011-54]. 


17-II.B. OWNER PROPOSAL SELECTION PROCEDURES [24 CFR 983.51(b)] 


The PHA must select PBV proposals in accordance with the selection procedures in the PHA 
administrative plan. The PHA must select PBV proposals by either of the following two methods. 


 PHA request for PBV Proposals. The PHA may solicit proposals by using a request for proposals 
to select proposals on a competitive basis in response to the PHA request.  The PHA may not 
limit proposals to a single site or impose restrictions that explicitly or practically preclude 
owner submission of proposals for PBV housing on different sites. 


 The PHA may select proposal that were previously selected based on a competition. This may 
include selection of a proposal for housing assisted under a federal, state, or local government 
housing assistance program that was subject to a competition in accordance with the 
requirements of the applicable program, community development program, or supportive 
services program that requires competitive selection of proposals (e.g., HOME, and units for 
which competitively awarded LIHTCs have been provided), where the proposal has been 
selected in accordance with such program's competitive selection requirements within three 
years of the PBV proposal selection date, and the earlier competitive selection proposal did 
not involve any consideration that the project would receive PBV assistance. 


 icitation and Selection of PBV Proposals [24 CFR 983.51(b) and (c)] 


PHA procedures for selecting PBV proposals must be designed and actually operated to provide broad 
public notice of the opportunity to offer PBV proposals for consideration by the PHA.  The public 
notice procedures may include publication of the public notice in a local newspaper of general 
circulation and other means designed and actually operated to provide broad public notice. The public 
notice of the PHA request for PBV proposals must specify the submission deadline. Detailed 
application and selection information must be provided at the request of interested parties. 


17-VI.F. OWNER SELECTION OF TENANTS  


The owner is responsible for developing written tenant selection procedures that are consistent with 
the purpose of improving housing opportunities for very low-income families and reasonably related 
to program eligibility and an applicant’s ability to fulfill their obligations under the lease. An owner 
must promptly notify in writing any rejected applicant of the grounds for any rejection [24 CFR 
983.253(ba)(2) and (a)(3)]. 


 Security Deposits [24 CFR 983.258] 







22 


The owner may collect a security deposit from the tenant. The PHA may prohibit security deposits in 
excess of private market practice, or in excess of amounts charged by the owner to unassisted 
tenants. 


PHA Policy 


The PHA will allow the owner to collect a security deposit amount the owner determines is 
appropriate. 


When the tenant moves out of a contract unit, the owner, subject to state and local law, may use the 
security deposit, including any interest on the deposit, in accordance with the lease, as 
reimbursement for any unpaid tenant rent, damages to the unit, or other amounts owed by the 
tenant under the lease. 


The owner must give the tenant a written list of all items charged against the security deposit and the 
amount of each item. After deducting the amount used to reimburse the owner, the owner must 
promptly refund the full amount of the balance to the tenant. 


If the security deposit does not cover the amount owed by the tenant under the lease, the owner may 
seek to collect the balance form from the tenant. The PHA has no liability or responsibility for 
payment of any amount owed by the family to the owner. 


 


17-VII.D. EXCEPTIONS TO THE OCCUPANCY CAP [24 CFR 983.261,  
FR Notice 11/24/08] 


The PHA may not pay housing assistance under a PBV HAP contract for more than 25 percent of the 
number of dwelling units in a project unless the units are [24 CFR 983.56]: 


 In a single-family building; 


 Specifically made available for elderly or disabled families; or  


 Specifically made available for families receiving supportive services as defined by the PHA. At 
least one member must be receiving at least one qualifying supportive service. 


If a family at the time of initial tenancy is receiving and while the resident of an excepted unit has 
received Family Self-Sufficiency (FSS) supportive services or any other service as defined as defined by 
the PHA and successfully completes the FSS contract of participation or the supportive services 
requirement, the unit continues to count as an excepted unit for as long as the family resides in the 
unit. 


A family (or remaining members of a family) residing in an excepted unit that no longer meets the 
criteria for a “qualifying family” in connection with the 25 percent per project cap exception (e.g., the 
family does not successfully complete supportive services requirements, or due to a change in family 
composition the family is no longer elderly or disabled), must vacate the unit within a reasonable 
period of time established by the PHA, and the PHA must cease paying housing assistance payments 
on behalf of the non-qualifying family. 


If the family fails to vacate the unit within the established time, the unit must be removed from the 
HAP contract unless the project is partially assisted, and it is possible for the HAP contract to be 
amended to substitute a different unit in the building in accordance with program requirements; or 
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the owner terminates the lease and evicts the family. The housing assistance payments for a family 
residing in an excepted unit that is not in compliance with its family obligations to comply with 
supportive services requirements must be terminated by the PHA. 


 Redetermination of Rent [24 CFR 983.302, FR Notice 11/24/08] 


The PHA must redetermine the rent to owner upon the owner’s request or when there is a five 
percent or greater decrease in the published FMR.  


Rent Increase 


If an owner wishes to request an increase in the rent to owner from the PHA, it must be requested at 
the annual anniversary of the HAP contract (see Section 17-V.D.). The request must be in writing and 
in the form and manner required by the PHA. The PHA may only make rent increases in accordance 
with the rent limits described previously. There are no provisions in the PBV program for special 
adjustments (e.g., adjustments that reflect increases in the actual and necessary expenses of owning 
and maintaining the units which have resulted from substantial general increases in real property 
taxes, utility rates, or similar costs).  


Rent Decrease 


If there is a decrease in the rent to owner, as established in accordance with program requirements 
such as a change in the FMR or exception payment standard, or reasonable rent amount, the rent to 
owner must be decreased regardless of whether the owner requested a rent adjustment. However, 
the PHA may stipulate in the HAP contract that the maximum rent on a unit will not be less than the 
initial rent. 
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Glossary 


GLOSSARY 


A. ACRONYMS USED IN SUBSIDIZED HOUSING 


AAF Annual adjustment factor (published by HUD in the Federal Register and used to compute 
annual rent adjustments) 


ACC Annual contributions contract 


ADA Americans with Disabilities Act of 1990  


BR Bedroom 


CDBG Community Development Block Grant (Program) 


CFR Code of Federal Regulations (published federal rules that define and implement laws; 
commonly referred to as “the regulations”) 


CPI Consumer price index (published monthly by the Department of Labor as an inflation 
indicator) 


EID Earned income disallowance 


EIV Enterprise Income Verification 


FDIC Federal Deposit Insurance Corporation 


FHA Federal Housing Administration 


FICA Federal Insurance Contributions Act (established Social Security taxes) 


FMR Fair market rent 


FR Federal Register 


FSS Family Self-Sufficiency (Program) 


FY Fiscal year 


FYE Fiscal year end 


GAO Government Accountability Office 


GR Gross rent 


HAP Housing assistance payment 


HCV Housing choice voucher 


HQS Housing quality standards. 


HUD Department of Housing and Urban Development 


HUDCLIPS HUD Client Information and Policy System 
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IG (HUD Office of) Inspector General 


IPA Independent public accountant 


IRA Individual Retirement Account 


IRS Internal Revenue Service 


JTPA Job Training Partnership Act 


LBP Lead-based paint 


MSA Metropolitan statistical area (established by the U.S. Census Bureau) 


MTCS Multi-family Tenant Characteristics System (now the Form HUD-50058 submodule of the PIC 
system) 


MTW Moving to Work 


NOFA Notice of funding availability 


OIG HUD’s Office of Inspector General 


OMB  Office of Management and Budget 


PASS Plan for Achieving Self-Support 


PHA Public housing agency 


PHRA Public Housing Reform Act of 1998 (also known as the Quality Housing and Work 
Responsibility Act) 


PIC PIH Information Center 


PIH (HUD Office of) Public and Indian Housing 


PS Payment standard 


QC Quality control 


QHWRA Quality Housing and Work Responsibility Act of 1998 (also known as the Public 
Housing Reform Act) 


REAC (HUD) Real Estate Assessment Center 


RFP Request for proposals 


RFTA Request for tenancy approval 


RIGI Regional inspector general for investigation (handles fraud and program abuse matters for 
HUD at the regional office level) 


SEMAP Section 8 Management Assessment Program 


SRO Single room occupancy 
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SSA Social Security Administration 


SSI Supplemental security income 


TANF Temporary assistance for needy families 


TPV Tenant protection vouchers 


TR Tenant rent 


TTP Total tenant payment 


UA Utility allowance 


UIV Upfront income verification 


URP Utility reimbursement payment 


VAWA Violence Against Women Reauthorization Act of 2005 
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Housing Authority of the City of Columbia, Missouri 
 


Board Resolution Staff Memo 


 


To: Board of Commissioners 
 
From: Phil Steinhaus, CEO 
 
Date: November 20, 2012 
 
RE: Resolution 2530:  A Resolution to Approve a Memorandum of Understanding with the Oak 


Towers Resident Association Authorizing FY2013 Annual Resident Participation Funding for the 
Purpose of Promoting Resident Participation and the Active Involvement of Residents in the 
Mission and Operation of the Columbia Housing Authority. 


 


As part of CHA’s annual operating subsidy, funds are designated for resident participation activities 
including financial support for approved resident (tenant) associations that meet HUD regulations 
codified in 24 CFR 964 – Tenant Participation and Tenant Opportunities in Public Housing.  Currently 
CHA has two Resident Associations that have met the criteria for HUD and Board approval as a 
Resident Association. 


The Oak Towers Resident Association has adopted by-laws, elected officers, and developed budgets for 
FY2013 as required by HUD regulations.  The Oak Towers Resident Association was also a recognized 
CHA Resident Associations for FY2012 and as such has submitted the required monthly financial 
reports.  These reports have been audited by Ms. April Steffensmeier, Resident Services Coordinator for 
Oak and Paquin Towers and all funds are accounted for and expended in compliance with HUD 
regulations. 


Attached is the Memorandum of Understanding (MOU) that serves as the funding agreement between 
the Oak Towers Resident Association and the CHA.  The MOU is based on the current fiscal year for 
funding and accounting purposes.  The annual allocation of resident participation funds for FY2013 is 
based on the HUD authorized resident participation rate of $15.00 per fully occupied housing unit at each 
Asset Management Project (AMP) and adjusted for the actual unit occupancy and HUD operating 
subsidy proration of 100% for FY2012. 


It should be noted that funding for all of the Resident Associations will depend on the final public housing 
operating subsidy pro-ration for CY2013 funding.  A recent report indicated that a 69% pro-ration is being 
discussed which would directly affect the Resident Participation funding.  In this event, the second 
payment to the Oak Towers Resident Association would be reduced to only $446.  The Resident 
Services Coordinators will work with each Resident Association to budget appropriately if this or a similar 
pro-ration occurs in CY2013. 


With Board approval, the Oak Towers Resident Association will receive $2,190 in annual funding for 
FY2013.  Payment will be made in two installments:  50% ($1,095) upon approval of the MOU and the 
balance of their CY2013 eligible Tenant Participation funding upon receipt and approval of all monthly 
financial reports for the first six (6) months of the fiscal year.  The second payment will be adjusted based 
on the final CY2013 public housing operating subsidy pro-ration. 


CHA also receives resident participation funds in the amount of $10.00 per occupied unit, prorated for 
actual occupancy and the annual operating subsidy proration.  These funds are dedicated to resident 
participation activities and support of the Resident Advisory Board. 


Staff Recommendation:  Adopt Resolution 2530 a Memorandum of Understanding with the Oak Towers 
Resident Associations authorizing FY2013 annual resident participation funding for the purpose of 
promoting resident participation and the active involvement of residents in the mission and operation of 
the Columbia Housing Authority. 







Housing Authority of the City of Columbia, Missouri 
 


Board Resolution 
 


RESOLUTION #2530 
 


A Resolution to Approve a Memorandum of Understanding with the Oak Towers 
Resident Association Authorizing FY2013 Annual Resident Participation Funding 
for the Purpose of Promoting Resident Participation and the Active Involvement 
of Residents in the Mission and Operation of the Columbia Housing Authority. 


 
WHEREAS, the U.S. Department of Housing and Urban Development (HUD) has 


established and codified procedures and regulations for Tenant Participation and Tenant 
Opportunities in Public Housing in 24 CFR 964 which provides for the distribution and use of 
operating subsidy funds received by housing authorities for resident participation activities; and  


WHEREAS, the Housing Authority of the City of Columbia, Missouri, (CHA) has 
calculated an annual allocation of resident participation funds for FY2012 based on the HUD 
authorized resident participation rate of $15.00 per fully occupied housing unit at Oak Towers 
and adjusted for actual unit occupancy and the HUD operating subsidy proration of 100% during 
FY2012; and 


WHEREAS, the Oak Towers Resident Association will receive its annual funding in two 
payment installments:  50% of their estimated eligibility upon approval of the MOU and the 
balance of their CY2013 eligible Tenant Participation funding upon receipt and approval of all 
monthly financial reports for the first six (6) months of the fiscal year.  The second payment will 
be adjusted based on the final CY2013 public housing operating subsidy pro-ration; and 


WHEREAS, the Oak Towers Resident Association has adopted by-laws, elected 
officers, and developed a budget for FY2013 as required by HUD regulations.   


WHEREAS, the Oak Towers Resident Association has provided monthly reports and 
bank statements to the Chief Executive Officer covering expenditure of resident participation 
subsidy funds previously provided to the Association pursuant to 24 CFR 964; and  


WHEREAS, the Chief Executive Officer recommends that a Memorandum of 
Understanding be approved between CHA and the Oak Towers Resident Association covering 
the receipt and expenditure of said operating subsidy funds;  


NOW, THEREFORE, BE IT RESOLVED by the Board of Commissioners of the Housing 
Authority of the City of Columbia, Missouri, adopts Resolution 2530 approving a Memorandum 
of Understanding with the Oak Towers Resident Association authorizing annual resident 
participation funding for the purpose of promoting resident participation and the active 
involvement of residents in the mission and operation of the Columbia Housing Authority; 


 
 
 


_________________________________ 
Marvin Kinney, Chairman 
 
 
_________________________________ 
Phil Steinhaus, Secretary 
 
Adopted November 20, 2012 
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Memorandum of Understanding 


between the  


Housing Authority of the City of Columbia, Missouri, and  


the Oak Towers Tenant Association 


 
The purpose of this Memorandum of Understanding (MOU) between the Housing Authority of 
the City of Columbia, Missouri hereinafter called “CHA” and the Oak Towers Tenant 
Association is to provide the basis for distribution and use of operating subsidy funds received 
by CHA for supporting resident participation activities as defined in CFR 24 Part  964 – Tenant 
Participation and Tenant Opportunities in Public Housing. 
 
This MOU is established to support resident participation activities for the current fiscal year 
FY2012 beginning October 1, 2012 and ending September 30, 2013.  The annual allocation of 
resident participation funds for FY2013 is based on the HUD authorized resident participation 
rate of $15.00 per fully occupied housing unit at Oak Towers adjusted for the actual unit 
occupancy and HUD operating subsidy proration of 100% for FY2012. 
 
ARTICLE I:  It is mutually agreed by CHA and the Oak Towers Tenant Association that the 
following statements cover “resident participation activities” referenced in the 
background statement above:  
 
1. The Oak Towers Tenant Association was duly organized in accordance with 24 CFR 964 


on June 3, 1996, and adopted revised By-Laws on March 3, 2002. 


2. The current Officers were duly elected in accordance with 24 CFR 964 as follows: 


President:    Larry Logan 
Vice-President:  Deborah Chappell 
Secretary:  Sheila Gavin 
Treasurer:  Janette Spencer 
 


3. The specific roles and responsibilities regarding the activities to be undertaken between 
the parties shall be documented in writing, and written documentation must be reviewed 
and updated annually by the parties. 


4. Resident participation activities are intended to supplement CHA Five-Year and Annual 
Plan activities and training.  Activities eligible for resident participation funds include 
consultation and outreach for public housing residents that support active interaction 
between CHA and residents.  The scope of resident participation shall include such 
activities as those to inform, acquaint, advise, promote and update residents of public 
housing concerning the issues and/or operation that affect resident households and their 
living environment, resident surveys and other forms of resident input, as well as, annual 
membership events or site-based community promotions and/or publicity that enhance 
resident participation.  Minimal refreshment costs that are directly related to resident 
meetings for the activities discussed above are eligible uses of resident participation 
funds.  Refreshment costs associated with entertainment shall be prohibited under this 
funding.   


5. Additionally, resident participation may include but is not limited to resident outreach and 
promotional activities, commissioner training, Resident Association training, RAB 
training, Resident Association elections and organizing, leadership development, and 
communication; orientation and responsibilities for new and existing residents along with 
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household training; and planning functions for such items as the Public Housing Agency 
Plan, revitalization, safety and security, property management and maintenance, and 
capital improvements. 


6. If in any fiscal year HUD appropriations are not sufficient to meet all funding requested 
for operating subsidy, the amount for resident participation activities will be subject to 
amounts appropriated by Congress.   


7. CHA must (a) provide and expend funding allocated for resident participation regardless 
of CHA’s financial status, and (b) determine the use of funds for resident participation in 
accordance with the results of collaboration between CHA, duly elected Resident 
Organizations, City-Wide Resident Organization (CWRO), or RAB members, as 
applicable, where such organizations exist. 


8. CHA is responsible for allocating funding received for resident participation activities to 
resident entities with the capacity to administer and account for funds.  Funding 
decisions will be evidenced by a Memorandum of Understanding (MOU) between CHA 
and the resident groups.   


9. Ineligible Activities for resident participation funds include but are not limited to 
entertainment, including associated cost such as food and beverages, except normal per 
diem for meals related to travel performed in connection with official duties and 
responsibilities (in accordance with travel policy established by HUD Notice 99-24), 
purchase or rental of land, purchase of any vehicle, car, van, bus, payment of fees for 
lobbying services, any expenditures that are incurred contrary to HUD or OMB 
directives, and any cost for which funds are being provided from other HUD sources. 


10. Section 8 Housing Choice Voucher Recipients are not eligible for resident participation 
funding from operating subsidy.  CHA may use Section 8 administrative fee reserve 
funds for Section 8 family participation activities separate from operating subsidy 
distributions.   


11. CHA shall develop a system for annual fiscal accountability.  Resident Organizations, 
CWRO or RAB that fail to adequately report to CHA will be ineligible for resident 
participation funding. 


 
ARTICLE II:  THEREFORE, THE FOLLOWING UNDERSTANDINGS ARE AGREED TO: 
 
1. With approval of this agreement by the CHA Board of Commissioners, the Oak Towers 


Resident Association will receive an estimated $2,190 in annual funding for FY2013.  
Payment will be made in two installments:  50% ($1,095) upon approval of the MOU and 
the balance of their CY2013 eligible Tenant Participation funding upon receipt and 
approval of all monthly financial reports for the first six (6) months of the fiscal year.  The 
second payment will be adjusted based on the final CY2013 public housing operating 
subsidy pro-ration. 
 
It is understood that CHA is accountable to HUD for the proper disbursement of the 
operating subsidy funds, therefore, payment to the Oak Towers Tenant Association is 
subject to receipt by CHA of monthly reports stating the amount of funds received, the 
amount of funds expended and for what purpose, and the balance on hand as of the last 
day of each month.   
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2. THE OAK TOWERS TENANT ASSOCIATION agrees to adopt an annual budget at a 
meeting of the Tenant Association for the use of operating subsidy funds for eligible 
resident participation activities as outlined above, and to set up bookkeeping procedures 
to monitor the receipt and expenditure of said operating subsidy funds: 


 
 Activity Budget Amount 
 Telephone/Fax $ 700.00 
 Association Office Supplies      700.00 
 Education/Activities/Training 600.00 
 Annual Election Meeting 350.00 
 Total Adopted Budget $2,350.00 
 
 


Monthly reports shall be submitted to CHA on forms to be provided by CHA no later than 
the 15th of each month detailing the receipt and expenditure of said operating subsidy 
funds.  The proposed annual budget includes said operating subsidy funds as well as 
expected funds from the Oak Tower Tenant Association fundraising activities. It is 
understood that records shall be maintained in auditable condition and subject to 
examination by CHA and/or HUD representatives. 


 
Approved by CHA Board Resolution 2530 this 20th day of November, 2012. 
 
 
 
HOUSING AUTHORITY OF THE  OAK TOWER 
CITY OF COLUMBIA, MISSOURI  RESIDENT ASSOCIATION 
 
 
______________________________ ______________________________ 
Marvin Kinney, Chairman   Larry Logan, President 
 
 
______________________________ ______________________________ 
Phil Steinhaus, CEO    Sheila Gavin, Secretary 
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Columbia 
Housing Authority 


Housing Authority of the City of Columbia, Missouri 
201 Switzler Street, Columbia, MO  65203 


Office: (573) 443-2556 ♦ TTY: (573) 875-5161 ♦ Fax Line: (573) 443-0051 ♦ www.ColumbiaHA.com 


To: CHA Board of Commissioners 


From: Phil Steinhaus, CEO 


Date: November 16, 2012 


RE: November 20, 2012 CHA Board Meeting Agenda & Related Materials 


 


Enclosed is the agenda packet for next Tuesday’s CHA Board meeting.  Included in the packet are 
staff memos and information related to each resolution.  Please note the following: 


CHA Agenda Packet 


 Resolution 2524:  To approve the CHA Employee Medical Benefits Package for CY2013. 


 Resolution 2525:  To approve the SEMAP submission for FY2012. 


 Resolution 2526: To approve changes to the CHA Personnel Policy related to changes to the 
CHA employee retirement plan design. 


 Resolution 2527 & 2528:  To approve revisions to the Public Housing ACOP and the Section 8 
Administrative Plan. 


 Resolution 2529:  To approve an updated CHA General Facility Use Policy. 


 Resolution 2530:  To approve an MOU for resident participation funding with the Oak Towers 
Resident Association. 


 2012 State of the CHA  Report:  The annual State of the CHA Report to the Board. 


 Affordable Housing Initiative Progress Report: Enclosed is an update on the CHA Affordable 
Housing Initiative. 


 CHA Management Reports:  Enclosed are the monthly management reports for Public Housing, 
Section 8, Resident Services, and Capital Projects.   


 Finance Department Reports: Enclosed are reports on the CY2013 Public Housing Operating 
Subsidy calculations and the payment standard for the Section 8 Housing Choice Voucher 
Program.  Due to end of the fiscal year, financial statements will not be available until the January 
2013 CHA Board meeting.  


 Good News! & Current Events:  A list of various Good News! items and current events are 
enclosed.  We will recognize one of several residents for their accomplishments. 


Please contact me if you have any questions or need additional information about any of the items on 
the meeting agenda.  


Please note:  Box dinners will be available for Commissioners at 5:00 p.m.   


enclosures 








 


Page 1 of 2 


Columbia 
Housing Authority 


Housing Authority 
of the City of Columbia, Missouri 


201 Switzler Street, Columbia, MO  65203 


Office: (573) 443-2556 ♦ TTY: (573) 875-5161 ♦ Fax: (573) 443-0051 ♦ www.ColumbiaHA.com 


COMMISSIONERS 


Marvin Kinney, Chair 
Genie Rogers, Vice-Chair 


Max Lewis 
Mary Anne McCollum 


Peter Stiepleman 


Phil Steinhaus, CEO 


Open Meeting Notice 
Board of Commissioners Meeting 


Date: Tuesday, November 20, 2012 


Time: 5:30 p.m. 


Place: Columbia Housing Authority, 201 Switzler Street 


I. Call to Order/Introductions 


II. Roll Call 


III. Adoption of Agenda 


IV. Approval of October 8, 2012 Special Meeting Minutes 


V. Approval of October 16, 2012 Open Meeting and Board Retreat Meeting Minutes 


VI. Recognition of Achievement 


VII. Introduction of New Bear Creek Family Site Public Housing Manager  


VIII. Public Comment (Limited to 5 minutes per speaker) 


RESOLUTIONS 


IX. Resolution 2524:  A Resolution to Approve the CHA Employee Medical Benefits 
Package for CY2013. 


X. Resolution 2525: A Resolution to Approve The Submission of the Annual Section Eight 
Management Assessment Program (SEMAP) Report to the U.S. Department of Housing 
and Urban Development (HUD) for the Fiscal Year Ending September 30, 2012 


XI. Resolution 2526: A Resolution to adopt revisions to the CHA Personnel Policy related 
to the CHA Employee Retirement Benefits Plan and making these revisions effective 
January 1, 2013. 


XII. Resolution 2527:  A Resolution to Adopt Revisions to the Public Housing Admissions 
and Continued Occupancy Policy (ACOP) and the Public Housing Lease related to 1) 
Updated CFR References in Chapters 2-4, 6-7, 13 & 15; 2); Updated HUD Definitions of 
Family and Protected Classes to Include Protections Regarding Sexual Orientation, 
Marital Status and Gender Identity; 3) Updated Policy on Equity in Real Property or 
Other Capital Investments; 4) Updated Policy to Allow Destruction of Proof of Social 
Security Numbers After Verification; and 5) Addition of a Glossary of Subsidized Housing 
Acronyms and Terms; and to Make These Revisions Effective December 1, 2012. 


XIII. Resolution 2528: A Resolution to Adopt Revisions to the Columbia Housing Authority’s 
Section 8 Housing Choice Voucher Program Administrative Plan related to: 1) Updated 
HUD Definitions of Family and Protected Classes to Include Protections Regarding 
Sexual Orientation, Marital Status And Gender Identity; 2) Updated Policy Regarding 
Tenant Protections When a Rental Property Goes Into Foreclosure; 3) Addition of a 
Glossary Of Subsidized Housing Acronyms And Terms; and 4) Updated Policy on Equity 
and Real Property or Other Capital Investments; and to Make These Revisions Effective 
December 1, 2012. 
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XIV. Resolution 2529: A Resolution to Adopt Revisions to the Columbia Housing Authority’s 
General Facility Use Policy for Public Housing Facilities and to Make These Revisions 
Effective December 1, 2012. 


XV. Resolution 2530: A Resolution to Approve a Memorandum of Understanding with the 
Oak Towers Resident Association Authorizing FY2013 Annual Resident Participation 
Funding for the Purpose of Promoting Resident Participation and the Active Involvement 
of Residents in the Mission and Operation of the Columbia Housing Authority. 


REPORTS 


XVI. 2012 State of the CHA Report 


XVII. Affordable Housing Initiative Report 


XVIII. Monthly Management Reports for Public Housing, Section 8 Housing Choice Voucher, 
Resident Services, and Capital Projects 


XIX. Finance Department Reports:   


A. Estimate of CY2013 Public Housing Operating Subsidies  


B. CY2013 Payment Standard for the Section 8 Housing Choice Voucher Program  


XX. New CHA Web Page 


XXI. Good News! and Current Events 


PUBLIC AND COMMISSIONER COMMENT 


XXII. Public Comment 


XXIII. Commissioner Comment 


XXIV. Adjournment 


If you wish to participate in the meeting and require specific accommodations or services related 
to disability, please contact Ms. ElTonya Rhoades, Executive Assistant at (573) 443-2556, 
extension 1122, or (573) 875-5161 (TTY) at least one working day prior to the meeting. 


Media Contact: Phil Steinhaus, CEO 
 Phone:  (573) 443-2556 x1100;  E-mail:  psteinhaus@columbiaha.com  
    
A complete agenda packet is available for review at the CHA Administration Building, 201 
Switzler Street during regular business hours Monday-Friday, 8:00 a.m. – 5:00 p.m.   
 
The complete agenda packet is also posted on the CHA web site at:  www.ColumbiaHA.com 
(About Us, CHA Board).   



mailto:psteinhaus@columbiaha.com

http://www.columbiaha.com/
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COMMISSIONERS 


Marvin Kinney, Chair 
Genie Rogers, Vice-Chair 


Max Lewis 
Mary Anne McCollum 


Peter Stiepleman 


Phil Steinhaus, CEO 


HOUSING AUTHORITY OF THE CITY OF COLUMBIA, MISSOURI 


BOARD OF COMMISSIONERS SPECIAL MEETING  


October 8, 2012 SPECIAL MEETING MINUTES 
 


I. Call to Order: 
 
The Board of Commissioners of the Housing Authority of the City of Columbia, Missouri 
(CHA) met in open session on October 8, 2012, in the Training Room of the 
Administration Building of the Columbia Housing Authority at 201 Switzler St., Columbia, 
Missouri  65203.  Mr. Marvin Kinney, Chair, called the meeting to order at 3:30 p.m.   


 
II. Roll Call: 
 


Present:    Marvin Kinney, Chair 
   Maryanne McCollum, Commissioner 
   Max Lewis, Commissioner  
   Peter Stiepleman, Commissioner 
 
 Absent: Genie Rogers, Vice Chair 
   


CHA Staff: Phil Steinhaus, ElTonya Rhoades, Mary Harvey, Greg Willingham, and 
Rick Hess. 


 
III. Adoption of Agenda:  


 
Mr. Kinney called for a motion to adopt the agenda as presented.  Motion by Ms. 
McCollum to adopt the revised.  Second by Ms. Rogers.  All Commissioners voted “aye” 
and Mr. Kinney declared the agenda adopted with revisions. 


 
IV. Staff Report and Board Discussion Concerning Changes to the CHA Employee 


Retirement Plan Design:  
 
Mr. Steinhaus announced that the meeting is to discuss recommendations for the design 
of the Retirement Plan for employees of the Columbia Housing Authority. He introduced 
Michael Benson with UBS Financial Services and asked him to present information 
concerning proposed changes to the design of the CHA employee retirement plan. 
 
Mr. Benson shared that the current plan design is a bit antiquated and does not 
resemble current plan designs that are being used by other employers. He stated that he 
will review the current design and where we plan to go in the future. He said that the 
current plan design is a custom 401(a) or Thrift Plan and that the provisions for 
mandatory employee/employer contributions make the design somewhat antiquated.    
 
Mr. Benson explained that CHA also has a 457(b) plan which allows employees to make 
additional voluntary contributions. He said that in moving forward, he is proposing a plan 
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where all employee contributions will go to the 457(b) plan and will no longer be 
mandatory and will also be a pre-tax contribution. Mr. Benson noted that with Roth 
contributions, the contributions are post-tax and then the earnings are 100% tax free.  
Mr. Benson stated the proposed changes would remove the mandatory 6% employer 
contribution and the mandatory 4% after-tax employee contribution.  The new plan would 
include a matching employer contribution of 150% up to 4% of an employee’s 
contribution.  The matching employer contribution would be made to a 401(a) plan and 
employee contributions would be made to a 457(b) plan.  
 
Mr. Kinney asked if the employee contributes to the Roth Plan, are the taxes paid up 
front.  
 
Mr. Benson explained that the contributions have already been taxed and the earnings 
grow tax deferred. He said the Roth Plan includes after-tax contributions only. He noted 
that all employer money will remain taxable. He said that these changes give employees 
a greater choice.  
 
Mr. Kinney asked how this program works when it comes to state taxes.  
 
Mr. Benson expressed that he was not sure about states charging taxes on the Roth 
Plan but that he will research and provide an answer in the near future. He said that he 
does not believe it is possible for the state to tax the money for it would cause double 
taxation.  
 
Mr. Benson stated that in order to move forward, he recommends using one record 
keeper. He noted that TPP Retirement Plan Specialists would take the place of the 
Principal Financial Group. He then reviewed and compared the costs between Principal 
and TPP. Mr. Benson noted that it turned out that the Principal plan has higher 
expenses. He said that it is recommended that these changes be made January 1, 2013.  
Mr. Benson noted that the issue of employee loans is in question and that he would 
clarify this information to insure fairness for everyone. Mr. Benson noted that the fees for 
TPP are fixed and based on the number of participants. He said that it would cost $3,000 
to have attorneys rewrite the plan documents. 
 
It was discussed amongst the Board and staff members the various parameters that 
needed to be set regarding employee eligibility to participate in the benefits programs. 
The current plan is a mandatory plan and anyone 21 years of age that works 30 hours a 
week must participate. It was noted that the retirement program should be similar to the 
health benefits program and the employer match should be based on the percentage of 
the employee contribution. Mr. Benson mentioned a government approved process 
known as “small amount force out” that would allow an individual to be paid out for a 
small contribution.  
 
It was discussed that this the final plan design be brought to the next CHA Board 
meeting as a resolution and at that time the questions in regards to who is eligible for the 
program based of number of hours worked per week and what effect if any, the State of 
Missouri tax code would have on income generated from a Roth Plan. 
 
Mr. Kinney asked for any further discussion and there was none. He thanked Mr. 
Benson for his presentation. 
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V. Public Comment:  
No public comment.  
 


VI. Commissioner Comment:  
No Commissioner Comment 


 
VII. Adjournment 
 


Mr. Kinney called for a motion to adjourn the meeting. A motion was made by Ms. 
McCollum. Second made by Mr. Lewis. The meeting was adjourned at 4:15 p.m. 


 
 
_____________________________________ ____________________ 
Marvin Kinney, Chair Date  
 
 
_____________________________________ ____________________ 
Phil Steinhaus, Secretary Date 
 


 
 
 
Certification of Public Notice 
 
 
I, Phil Steinhaus, Secretary of the Housing Authority of the City of Columbia, Missouri, do 
hereby certify that on October 4, 2012 I posted public notice of the October 8, 2012 Board of 
Commissioners Meeting and distributed copies of the notice and agenda to the Board of 
Commissioners and the local media.  The meeting notice and agenda were also distributed to 
the public upon request. 
 
The complete meeting agenda packet was also posted to the Columbia Housing Authority web 
site at:  www.ColumbiaHA.com (About Us, CHA Board).  A complete agenda packet was 
also available for review at the CHA Administration Building, 201 Switzler Street during regular 
business hours Monday-Friday, 8:00 a.m. – 5:00 p.m. 
 
 
_____________________________________ ____________________ 
Phil Steinhaus, Secretary    Date 



http://www.columbiaha.com/



