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INTRODUCTION 

 

Fiscal Year 2004 was a landmark year for AHA.  On September 25, 2003, AHA executed its Moving to Work (MTW) 

Demonstration Agreement with HUD.  This agreement provided financial, legal, and regulatory flexibility to create a 

business plan to further the objectives set forth in AHA’s MTW Plan.  AHA’s first fiscal year as a MTW agency was devoted 

to finalizing its MTW Agreement with HUD, clarification of fundamental program related and administrative issues, and 

preparation of its FY 2005 MTW Annual Plan.   

 

During FY 2004, AHA also focused on four corporate goals as part of the re-engineering of the agency to become a 

diversified real estate company: 

 

 Goal 1: Become a superior provider of quality affordable housing and  

 property and asset management services.  

 

 Goal 2: Develop AHA into an economically viable and self-sustaining entity. 

 

 Goal 3: Expand, improve & diversify AHA’s portfolio and AHA’s influence  

 in the affordable housing market while becoming a catalyst for community  

 revitalization. 

 

 Goal 4: Promote and support resident economic self-sufficiency and upward  

 mobility out of affordable housing.  

 

AHA’s FY 2004 MTW Annual Report highlights AHA’s accomplishments towards these goals.  Additionally, our report will 

(1) show our performance against the benchmarks set forth in our MTW Agreement; (2) analyze family demographics and 

housing inventory changes and (3) provide an overview of AHA core activity areas including client services, real estate 

management and Housing Choice, real development and acquisitions, and financial operations.   
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Part I: FY 2004 MAJOR ACCOMPLISHMENTS 

  

AHA accomplished the following tasks as part of achieving the agency’s four major goals:   

 

Goal 1: Become a superior provider of quality affordable housing and property and asset management services.  

·  Completed negotiations and execution of the Moving to Work Agreement.   

·  Prepared the Moving to Work Plan for implementation in fiscal year 2005.  

·  Continued improvement to the audit, financial operations and financial reporting environment. 

·  Began reorganization of AHA to support the new regulatory environment including the following:   

o Organized a Corporate Planning Office under the auspices of the Chief of Staff. 

o Reorganized Real Estate Operations Division to improve quality of the interface with the private 

management companies with the vision of becoming a more effective and articulate owner.   

o Assessed operations to streamline procedures and processes to improve strategic planning, 

communications and operating efficiency and effectiveness.  

o Implemented a program management approach to institutionalize systems, procedures and processes. 

·  Completed capital improvements work to extend the useful life of AHA owned assisted properties. 

·  Restructured the Admissions and Continued Occupancy Policies to create the Statement of Corporate Policies. 

·  Developed business systems to collect and analyze data to improve and enhance managerial decision-making. 

·  Negotiated BellSouth Contract and implemented a new network.   

 

Goal 2: Develop AHA into an economically viable and self-sustaining entity. 

·  Negotiated and maximized developer and administrative fees earned on all financial transactions expected to close 

in year 2004. 

·  Earned fees from Mark to Market activities and from contract administration work.    

 

Goal 3: Expand, improve & diversify AHA’s portfolio and AHA’s influence in the affordable housing market while 

becoming a catalyst for community revitalization. 

·  Developed and presented information to the Atlanta Board of Commercial Realtors on AHA revitalization activities. 

·  Supported local partnership efforts for the Beltline Transit loop which includes significant mixed-income housing 

development opportunities.  

·  Identified and conducted outreach to the local faith-based community for initiatives in affordable housing 

development.   
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·  Supported the successful formation of the East Side Tax Allocation District. 

·  Continued progress with the revitalization of the following communities:  

 (a)  Harris Homes:  New Community – College Town at West End  

Financial closing for Phase I of College Town at West End mixed income, multi-family rental.  Construction is 

underway.  The development plan for Phase I consists of 196 multifamily rental units, of which 78 will be 

reserved for public housing families, 40 will be eligible for low-income housing tax credits, and 78 will be leased 

to market rate tenants. 

Financial closing for Phase II – Mixed income, senior rental.  Construction is underway.  The development plan 

for Phase II includes a 100 unit elderly housing building, of which 90 units will be targeted to eligible residents 

whose rents will be subsidized by Project Based Assisted Housing Choice Vouchers and 10 units will be 

targeted for market rate residents. 

 (b)  Perry Homes:  New Community – West Highlands at Heman E. Perry Boulevard 

Columbia Estates, the first phase of mixed income, multi-family rental is 100% occupied.  Former residents of 

Perry Homes elected to return to the revitalized community. 

Financial closings for Phase IIa, IIb and III – West Highlands 

       Phase IIa – Mixed income, multi-family rental.  Construction is underway. 

       Phase IIb – Mixed income elderly housing.  Construction is underway. 

       Phase III – Mixed income, multi-family rental.  Construction is underway. 

       Phase IV – Mixed income, for sale, single family homes.  Construction of model homes is underway. 

       Land, landfill and park land issues resolved with the City of Atlanta. 

(c)  Carver Homes:  New Community – Villages at Carver 

      Financial closing for Phase III 

                   Mixed income, multi-family rental.  Construction is underway.  

As of June 30, 2004, three phases of mixed income multi-family rental have been built and are occupied.  One 

hundred fifty eight (158) former Carver Homes families elected to return to the Villages at Carver. 

AHA supported the development by Columbia Residential of Columbia High Point, an upscale service and 

amenity rich elderly community, by issuing 94 project based vouchers as part of the Carver revitalization.  Two 

former Carver Homes residents elected to live at Columbia High Point. 

(d) Capitol Homes: Completed demolition activities. 

The pre-development phase involved the demolition of 694 residential units and 2 non-residential buildings 

(Community Center and Maintenance Building) and the relocation of 685 families.  As of June 30, 2004, all 

demolition activities were completed. 
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·  Successfully procured affordable housing in private development deals in mixed-income communities using the 

project-based voucher as a development tool. 

·  Improved the utilization and effectiveness of use of the Housing Choice Vouchers to provide families with 

opportunities in less impacted, healthier neighborhoods and communities.  

·  Successfully competed for a federal fiscal year 2004 HOPE VI revitalization grant for the revitalization of McDaniel 

Glenn in the amount of $20 million. 

·  Successfully competed for a federal fiscal year 2004 HOPE VI demolition grant to support the revitalization of Grady 

in the amount of $4.8 million. 

·  Acquired 8 properties around the perimeter of Magnolia Park, an AHA sponsored mixed income multi-family rental 

community, to support a mixed income homeownership initiative. 

·  Successfully launched the Affordable Housing Initiative for Seniors and Persons with Disabilities, to explore 

developing service-enriched housing opportunities for these special populations. 

 

Goal 4: Promote and support resident economic self-sufficiency and upward mobility out of affordable housing. 

·  Successfully coordinated with AHA Resident Services, Columbia Residential and their social service providers to 

establish the Mary Sanford Leadership Training Institute at West Highlands.   

·  Forty-five Family Self-Sufficiency participants graduated since the program began in 1998, of which twenty-five of 

these participants purchased homes without voucher assistance.  Sixteen families purchased homes with the 

assistance of vouchers. 
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MTW Agreement Benchmarks 

AHA achieved 10 out of 12 of its FY 2004 MTW Benchmarks established in its MTW Agreement with HUD.  Please see the 

table below.  

 

Measurable Outcome  Performance Measure FY 2004 
Benchmarks 

AHA 
Status 

Public Housing Program    
% Rents Uncollected 
(Annual percentage of rents that are 
uncollected) 

Gross tenant rents receivable for the fiscal 
year (FY) divided by the amount of tenant 
rents billed during the FY shall be less than or 
equal to the target benchmark. 

= 2% 1.08% 

Occupancy Rate 
(Annual physical occupancy rate)   

The ratio of occupied public housing units to 
available units as of the last day of the FY will 
be greater than or equal to the target 
benchmark.  

= 98% 98.7% 

Emergency Work Orders Completed or 
Abated in <24 Hours 
(Percentage of emergency work orders 
that will be completed or abated in less 
than 24 hours) 

The percentage of emergency work orders 
that are completed or abated within 24 hours 
of issuance of the work order shall be greater 
than or equal to the target benchmark. (Abated 
is defined as “emergency resolved through 
temporary measure, and a work order for long 
term resolution has been issued.”) 

= 99% 99.89% 

Routine Work Orders Completed in < 7 
Days 
(Average number of days for routine work 
orders to be completed) 

The average number of days that all non-
emergency work orders will be active during 
the Fiscal Year shall be less than or equal to 
the target benchmark.  

<7 days  1.47 
days 

% Planned Inspections Completed 
(Percentage of all units inspected) 

The percentage of all units that are inspected 
during the FY shall be equal to the target 
benchmark.  

100% 100% 

% Planned Inspections Completed 
(Percentage of all common areas) 

The percentage of all common areas that are 
inspected during the FY shall be equal to the 
target benchmark.  

100% 100% 

Housing Choice Program (Section 8)    
Budget Utilization Rate 
(Annual percentage of Housing Choice 
Budget authority spent on housing 
assistance payments 
 and administration) 

The ratio of FY Housing Choice HAP and 
MTW administrative expenses to Housing 
Choice MTW Subsidy will be greater than or 
equal to the target benchmark. 

= 98% 100% 
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Measurable Outcome  Performance Measure FY 2004 

Benchmarks 
AHA 
Status 

Housing Choice Program (Section 8)    
% Planned Annual Inspections 
Completed 
(Annual percentage of occupied units 
inspected) 

The percentage of all occupied units inspected 
during the FY shall be greater than or equal to 
the target benchmark. 

= 98% 100% 

Quality Control Inspections 
Annual percentage of previously inspected 
units (initial or renewal inspection) that will 
be inspected again for quality control  
purposes 

The percentage of all previously inspected 
units having a quality control inspection during 
the FY shall be greater than or equal to the 
target benchmark. 

= 1.4% 8.09% 

Community and Supportive Services    
Resident Homeownership 
(Annual number of Public Housing or 
Housing Choice residents who close on 
purchasing a home) 

The number of residents of Public Housing or 
Housing Choice Voucher recipients that close 
on purchasing a home during the FY, 
regardless of participation in a current 
homeownership counseling program, shall be 
greater than or equal to the target benchmark. 

35 51 

Resident Workforce Participation  
(Annual number of Public Housing or 
Housing Choice heads of households 
(excluding elderly and disabled) who are in 
the workforce) 

The number of Public Housing or Housing 
Choice heads of households (excluding elderly 
and disabled) that are employed as of the last 
day of the FY shall be greater than or equal to 
the target benchmark. 

6,715 6,522 

Real Estate Development    
Project Based Financing Closings 
(Annual number of  properties refinanced 
using project based financing 
demonstration principles) 

The number of properties that were previously 
funded under the Low Rent ACC proposed for 
conversion, and for which the conversion 
transaction has either been closed or will be in 
the closing process prior to the end of the FY 
shall be greater than or equal to the target 
benchmark.  Such closing will utilize the 
financing principals identified in the MTW 
Agreement. 

1 0 

 

 

.   
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Part II:  Core Activity  

 

Overview 

AHA is organized under Georgia law to develop, acquire, lease and operate affordable housing for low-income families.  

Today, AHA is the largest public housing agency in Georgia and one of the largest in the nation, serving approximately 

50,000 people.  

 

AHA operated in the following core activity areas during FY 2004: 

o Client Services 

o Real Estate Management and Housing Choice 

o Real Estate Development and Acquisitions 

o Financial Operations 

 

This section will more fully describe the work that AHA performed in these core activity areas during FY 2004 and will also 

include HUD required information for the MTW Report.   

 

AHA’s MTW Agreement was executed on September 25, 2003, mid-way through FY 2004.  In this light, AHA chose 

December 31, 2003 as the date for its FY 2004 family demographics baseline data and June 30, 2003 for its Public Housing 

Inventory data, for the first year of its MTW Demonstration Program.  The demographics data contained in this report 

analyze changes from December 31, 2003 and June 30, 2003 through the end of the fiscal year, June 30, 2004.  Please 

note that, unless otherwise indicated, the data provided in this report relates to all MTW-funded Housing Choice vouchers 

and public housing assisted units, regardless of whether such units are located in conventional public housing assisted 

communities or AHA sponsored mixed-income communities.  Non-MTW funded Housing Choice vouchers are also included 

in this information.  AHA has not provided data on tax credit or market-rate households at its mixed-income communities nor 

has AHA provided data on households at properties owned by AHA which have not been funded by HUD subsidy. 

 
 
A.   Client Services 
 

Long-term self-sufficiency for its residents remains a high priority for AHA. As a result, AHA continues to be committed to 

providing quality programs and services that offer the best opportunity for family economic advancement and self-

sufficiency. Services coordinated and offered by AHA target youth, working aged adults, seniors, and the disabled.  

Services range from after school programming for youth to employment preparation and placement for adults to those 
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services that are necessary for the elderly and disabled to continue to live independently.  Each of AHA’s program offerings 

are administered by well qualified community partners who have a proven level of expertise in their service areas. Service 

providers include the Boys & Girls Clubs of Metro Atlanta, the YMCA of Metropolitan Atlanta, Clark Atlanta University’s 

Department of Environmental Justice, and Quality Living Services, Inc. 

 

Additionally, as it is important to continue to enhance our services and further address and understand the needs of our 

customers, during FY 2004 AHA began the process of conducting an assessment of both our family communities as well as 

17 high-rise communities housing seniors and disabled residents. Once this assessment has concluded, AHA will determine 

if and how its service delivery strategy should be revised to support its new Moving to Work strategy. 

 

The following are descriptions and outcomes of programs that were offered to families during FY 2004: 

 

Youth 

q  Integrated Computer Learning Activities Supporting Students (In. C.L.A.S.S.) 

The In CLASS program, a partnership with the Boys & Girls Clubs of Metro Atlanta, is an Integrated Computer Learning 

Activities Program for youth that is designed to enhance school performance and increase knowledge in the math and 

science subjects. In CLASS centers are located in each of the following four (4) sites: Northwest, Harland, Warren and 

Whitehead Boys & Girls Clubs and offers individual and small group activities in the following areas: Basic Education Skills, 

Communications Skills, Everyday Living Skills, and Education Support Services. Services expose students to various 

educational and vocational subjects through computer-based instruction. Students develop a solid understanding of how 

computer technology can be incorporated into their everyday lives including performing school class assignments.  

 

During FY04, 39 new students enrolled into the In C.L.A.S.S program, bringing the total number of students to 76.  

              

q  Year-Round-Youth Programs 

The Year-Round-Youth program offers after school and summer activities for youth ages 6 – 18 living in AHA communities 

and consists of an after school program as well a summer day camp.  The after school program is designed to significantly 

and positively impact each participant’s school attendance, course grades, behavior, and promote parent involvement.  The 

program provides an assortment of educational and tutorial activities as well as recreational activities during the after school 

hours.  The summer program offers each youth opportunities to participate in and experience various activities such as 

camping, arts and crafts, educational development activities, and physical fitness activities. Additionally, the Year-Round 

Youth Program offers a comprehensive approach to assist youth with day-to-day decision making, self-confidence and 
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resistance to drug use and drug related activities without prolonged interruption of service between the school year and the 

summer. 

 

During FY04, 394 total youth were enrolled and participated in the various after-school and summer activities at one of the 

four (4) Boys & Girls Clubs sites. All youth enrolled in the program were provided with tutoring and homework assistance, 

basic computer education, and various physical fitness and sporting activities. 

 

Work Force Development 

q  Worker Education Apprenticeship and Training Program (WEATP) 

The WEATP program is a comprehensive pre-apprenticeship training program that provides training opportunities for adult 

residents in the construction and environmental remediation industry. WEATP offers an intensive curriculum consisting of 

basic education and skills training, pre-apprenticeship construction training, on-the-job training/community service, and 

assistance with apprenticeship training and employment placement. In addition to the basic education and skills training, 

participants are required to complete hazardous waste and OSHA Safety training. 

 

During FY04, 28 individuals enrolled into the WEATP program bringing the total number of participants to 85. Of the 28 

participants enrolled during FY04, 15 completed the job training component of the program and 6 have secured employment 

thus far.    

 

q  Work Force Enterprise Program (WFEP) 

The Work Force Enterprise Program (WFEP) is a holistic program designed to prepare participants for self-sufficiency.  In 

order to achieve this goal, the program is divided into four tracks toward success. Track one is for those participants 

needing rehabilitation and/or GED or remedial services.  They have the opportunity to participate in these activities on a full-

time basis.  Track two is for participants that are exempt from Track one because they have not tested positive for 

substance abuse, have their high school diploma or GED, or do not need remedial education, as evidenced by the 

educational assessment.  These participants will go directly into Life Skills/Career Readiness training.  Track three is for 

participants that have tested out of Life Skills/Career Readiness.  They have the option of enrolling into skills training or 

seeking full-time unsubsidized employment.  Lastly, Track four is for students testing at or above the required levels and 

who have successfully completed a technical training and/or have strong stable employment history.  These participants 

have the option of entering directly into job placement activities.  However, all participants are required to complete 30 hours 

of community service before beginning their job search. 
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During FY04, 265 AHA residents enrolled into the WFEP program and many successes were experienced. Of those who 

enrolled, 81 completed Professional Development/Life Skills Training, 33 completed Office Technology Training, 17 

completed and received their GEDs, 13 participants completed various technical training programs, and 80 of those who 

enrolled were placed in jobs. 

 

q  HOPE VI Human Services Management Program 

AHA’s Human Services Program is an innovative family support case management approach that ensures that each 

individual family member is successful in obtaining economic self-sufficiency through counseling, coaching, linkages, and 

access to services and programs that address their specific needs. The program was designed by Integral Management 

Services and AHA to address the human social service needs of residents during the relocation and revitalization process at 

AHA’s HOPE VI communities. Services are provided by professional outside contractors.  Residents are connected to key 

resources which promote growth and development and prepare them to make valuable contributions to their communities 

both during and after the relocation process. The HSMP program approach to success is developed around four key 

principles: Intensive Case Management, Ongoing Life Counseling and Coaching, a Connection to Quality 

Resources, and the Promotion of Personal Responsibility. Emphasis is always placed on providing opportunities that 

lead to the achievement of social and economic success for the entire family.  

 

To date, residents affected by the revitalization of Carver Homes, Harris Homes, Perry Homes, Capitol Homes and Grady 

Homes are being served by the Human Services Management Program during the relocation process until families elect 

their permanent replacement housing opportunity.  AHA is paying for similar services for families affected by the sale of 

Gilbert Gardens during the relocation process and one year thereafter.  During FY04, a total of 1,271 families from these 

communities received case management services in which 1,388 referrals for various services and resources were 

generated. Additionally, 42 residents enrolled and completed job training programs while 49 residents were assisted with 

securing employment.  

 

Services for Seniors and the Disabled 

q  Senior/Disability Services Program  

The Senior Disability Services Program has been offered through AHA since 1992 to serve the critically ill, frail, elderly and 

disabled residents living in AHA’s conventional public housing communities.  This program has two major goals: 1) to link 

residents to supportive services to prevent institutionalization or homelessness, allowing residents to maintain their own 

apartments; 2) to place or connect residents who need ongoing care with other permanent affordable housing options, 
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including assisted living.  This program has served 100 unduplicated residents annually, and residents are primarily 

elderly/disabled although services are offered to non-elderly persons with disabilities.  This program links residents to 

assistance with homemaker services (laundry and housekeeping), meals, transportation assistance home health services, 

prescription services, vision and hearing services as well as furniture and clothing primarily for the young disabled and is 

funded by the City of Atlanta, the State of Georgia and Fulton County. AHA has a staff person dedicated to this program in 

its Resident Services Department.  This staff person, the Resident Services Administrator (RSA) manages the program by 

helping to identify the community services best suited to meet the needs of the resident and linking the services to the 

resident.  The RSA works closely with the Resident Services Professionals and Resident Associations on-site at each of 

AHA’s communities to help identify those in need of assistance and to make sure services are being provided.  The RSA 

also provides training and technical assistance to the on-site Resident Services Professional on issues related to the elderly 

and disabled.   

 

During FY04, 102 elderly and frail residents received direct and referral services. There were 92 critically ill and frail elderly 

and disabled residents who were connected to supportive services including but not limited to meals and nutrition, home 

health care, housekeeping, and transportation. Additionally, 10 residents were assisted with identifying and securing 

appropriate assisted housing. 

 

q  Services for Seniors  

Services for Seniors is a partnership with Quality Living Services (QLS) and focuses on coordinating the participation of 

seniors into existing community programs and activities. Appropriate monthly activities, such as monthly empowerment 

sessions, physical fitness, creative arts, and transportation assistance are offered, which serve the needs and interests of 

AHA senior residents.  

 

The Services for Seniors Program is a unique offering and was developed to ensure that seniors who participate: 

1. Have a greater awareness of, access to, and the utilization of needed services such as Medicaid/Medicare 

benefits, assertive devices, glasses, transportation, etc. 

2. Experience life style changes that result in a better quality of life 

3. Enhance their social network of friends and involvement 

4. Increase self-sustaining skills and demonstration of self-sufficiency 

5. Are taken prescribed medications as director by their physician 

6. Have the ability to remain in an independent living situation as much as possible 
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Activities are scheduled and conducted on a daily basis at the program site and transportation is provided to and from the 

program site by QLS.  

 

During FY04, 112 seniors enrolled in the Services for Seniors program, bringing the total number of program participants to 

532. Of the 532 participants, 120 residents participated in Empowerment Sessions, 191 participated in fitness and water 

aerobics classes, 50 completed computer classes, and 104 participated in arts and crafts activities. 

 

A1. Homeownership Programs 

AHA has two Homeownership Programs available to its clients.  The first program, the “Keys to Homeownership” Program, 

funded through HUD’s ROSS grant program, is for families in AHA’s conventional public housing assisted communities.  

The “Keys to Homeownership” Program is designed to assist families to prepare themselves financially and otherwise for 

homeownership and to provide tools for understanding the home-buying process.  Families must meet certain requirements 

to be eligible to participate, such as have sustained employment for at least one year.   

 

The second program is AHA’s Housing Choice Homeownership Program.  This program allows families to use their rental 

subsidy to pay for all or a portion of a mortgage payment for their first home.  AHA’s Homeownership Program Coordinator 

works closely with qualified lending institutions, real estate agents, inspectors, appraisers and attorneys to offer the highest 

level of service delivery available.  In addition, AHA provides homeownership counseling classes, budget/money 

management training, credit counseling, and default and foreclosure counseling for our families.   Residents of conventional 

public housing assisted communities who participate in the “Keys to Homeownership” Program also have access to the 

Housing Choice Homeownership Program. 

 

During FY 2004, a total of 51 AHA customers purchased homes through these programs and through Habitat for Humanity, 

a non-profit ecumenical housing ministry that helps low-income Atlanta families achieve the American dream of 

homeownership.  AHA maintains a close working relationship with Habitat for Humanity where it refers families for 

homeownership counseling. 

 

 

B. Real Estate Management and Housing Choice 

 

The Real Estate Management and Housing Choice core activities include  AHA’s oversight of its public housing assisted 

real estate portfolio and the management of  its Housing Choice Voucher subsidy program, respectively.  As of June 30, 



FY 2004 MTW Annual Report 

 

Atlanta Housing Authority (AHA)     
Fiscal Year 2004 Moving to Work (MTW) Annual Report 

13 

2004, AHA served 8,449 families under the Public Housing Program, including families in public housing assisted units at 

the mixed-income communities.   

 

AHA has fully outsourced the management of its conventional public housing portfolio to professional, third-party private 

management companies (PMCOs).  The PMCOs are responsible for the day-to-day on-site property management functions 

including rent collections, property upkeep and maintenance, property planning, community safety, client services and 

capital improvement activities.  As of June 30, 2004, AHA had the following properties in its conventional public housing real 

estate portfolio that are a part of the MTW initiative: 

¨  16 conventional public housing assisted family communities (including the John Hope Model Building, a six-unit 

residential building remaining from the revitalization of John Hope Homes into The Villages at Castleberry Hill; and 

excludes Gilbert Gardens, disposed of prior to June 30, 2004); and  

¨  17 conventional public housing assisted high-rise communities. 

 

AHA is also the sponsor/partner in 14 mixed-income communities which are owned by private/public partnerships, with the 

managing general partner being AHA’s private sector development partner.  These communities are managed by private 

management companies engaged by the managing general partner.  These are market rate, mixed-income communities 

with a seamless affordable component.   

 

As of June 30, 2004, AHA had 12,040 Housing Choice Vouchers (including 9,738 MTW funded vouchers).  During FY 2004, 

the administration of AHA’s Housing Choice Program was carried out by a core team of internal AHA staff.  The program 

included administration of Housing Choice vouchers, qualifying applicants, providing housing counseling, marketing and 

landlord outreach, implementation of the Housing Choice Voucher Homeownership Program and special purpose programs 

(i.e. non-MTW funded) including the Mainstream, Welfare-to-Work, Family Unification and Family Self-Sufficiency programs.  

AHA’s Housing Choice department also shares responsibility with AHA’s Real Estate Development and Acquisitions 
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department for soliciting and providing project-based Housing Choice Voucher subsidy assistance to new construction multi-

family projects, existing multi-family projects and multi-family projects which require substantial rehabilitation.  During FY 

2004, AHA committed to provide housing assistance payments for 847 units, bringing the total number of units under 

commitment to 1,613.   AHA intends to continue to provide project-based Housing Choice Voucher assistance for new 

developments, existing and rehabilitation projects during the next fiscal year.   

 
Client Surveys 

Appendix A contains the HUD PHAS Survey and results for FY 2003.  AHA scored 8.8 out of a possible 10.0 points on the 

survey results.  AHA has been directed by HUD to use the FY 2003 survey results for FY 2004 MTW reporting.  Beginning 

FY 2005 using its MTW authority, AHA will establish and administer its own client survey in lieu of the PHAS resident 

survey.   

 

B1. Households Served   

AHA has analyzed its June 30, 2004 data in comparison with its baseline December 31, 2003 demographic data.  In its 

MTW Agreement, AHA committed to serve substantially the same total number of eligible low-income families under MTW, 

and to maintain a comparable mix of families by family size, as would have been served or assisted if HUD funding sources 

had not been used under the MTW demonstration program.   In addition, AHA is dedicated to ensuring that at least seventy-

five percent (75%) of the families assisted by the agency under the MTW demonstration program are very low-income 

families.   

 

The data outlined in the demographic charts in Appendices B and C reflects that AHA has met these objectives.  Since the 

execution of AHA’s MTW Agreement, the composition of the households served has remained substantially unchanged in 

AHA’s Public Housing and Housing Choice programs.  As of June 30, 2004, approximately 99.85% of assisted families are 

very low income with household incomes 50% or less of Area Median Income.  Also, as expressed in the MTW Agreement, 

AHA is continuing to meet the housing quality standards approved by HUD.  

 

Appendices B and C of this MTW Report include family demographics comparing June 30, 2004 (end of fiscal year) data 

with December 31, 2003 (baseline) data for family demographics, and June 30, 2003 housing inventory data.       

 

Bedroom Size Profile:    Chart B-1 highlights changes in Households served by unit bedroom profile as of December 31, 

2003 in comparison to June 30, 2004.  Overall, the largest percent change was -3.45% for families living in two bedroom 
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units.  As of December 31, 2003, 6,580 residents occupied two bedroom units versus 6,353 as of June 30, 2004.  The 

reason for the changes in unit size for PHA properties is because AHA sold Gilbert Gardens (220 units) mostly 2 and 3 

bedroom units and began reporting Carver Phase III (108) evenly split between 1, 2 and 3 bedroom units in the Villages at 

Carver, a new mixed use, mixed income community. 

 

Income Profile:  As of December 31, 2003, 153 households earned 50-80% of AMI.  This figure jumped to 208 by June 30, 

2004, exhibiting a percent change of 35.95%. Chart B-2 examines these figures by program.  Chart B-8 further breaks down 

the income ranges for each AHA development.  The principal reason for the increase is that mixed income communities 

attract higher income assisted families because of the quality of the product, the socio-economic climate and quality of life 

infrastructure.  Phase III of the Villages at Carver reported 15 residents earning in the 50% -80% ranges and Centennial 

Place had a significant increase for the number of residents in the 50%-80% range.  Centennial Place reported 12 families 

in the 50% to 80% income range at December 31, 2003 and 46 families in that same income range as of June 30, 2004. 

 

Race and Ethnicity:  Charts B-3, B-4 and B-5 specify the ethnic and racial profile of heads of households served during the 

2004 fiscal year.  Both Hispanic and Non-Hispanic ethnicities declined slightly in number.  There were no significant 

changes in race and ethnicity profiles. 

 

Family Type:  Chart B-6 in the Appendix provides data on the family type for AHA’s Public Housing and Housing Choice 

Programs.  AHA is serving substantially the same mix of residents as recorded in December 2003.  These numbers vary 

more for Housing Choice clients.  Families make up approximately 50% of clients served under the Public Housing 

Program, and approximately 80% of Housing Choice clients.  The highest percent change from December 2003 to June 

2004 was for the elderly population participating in the Housing Choice program.   

 

B2. Housing Needs 

AHA partners with the State of Georgia, the City of Atlanta, private sector entities, and non-profit agencies in a collaborative 

approach to addressing the housing needs of citizens in the city of Atlanta.  In its assessment of housing needs in the City 

of Atlanta, AHA is informed by the State of Georgia’s Consolidated Plan, the City of Atlanta’s Consolidated Plan, 2000 

Census data, AHA waiting list information, and other information resources. 

 

Appendix B contains several data charts that provide information by bedroom size, racial profile, and income group for 

Households on the waiting lists indicating local housing needs.  These include charts B-9, B-10, B-11 and B-12.   
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The data clearly shows that the need for affordable housing in the City of Atlanta is great.  The site-based waiting lists at 

AHA’s Public Housing communities and at the mixed-income communities indicate, as of June 30, 2004, the demand for 

one and two bedroom units for public housing exceeds the demand for all other unit sizes.  The overwhelming majority of 

persons on the combined waiting lists (89.5%) have household incomes of less than 30% of AMI. 

 

Applicants for Public Housing:  The majority of applicants, 98%, on the site-based waiting lists are African Americans.  

There was a 13.71% change in the waiting lists numbers between December 31, 2003 and June 30, 2004.  The increase in 

the waiting list numbers is primarily due to the mixed-income properties.  Ashley Courts at Cascade, Magnolia Park, Villages 

of East Lake, Castleberry and Centennial all opened their waiting lists to the public during this period and as a result had 

significant increases to the number of households on their waiting list.  

 

Applicants for Housing Choice:   Approximately 94% of applicants on the Housing Choice waiting lists are African American.  

Of the twenty-one thousand applicants on the waiting lists, approximately 92% earn less than 30% of AMI.  The Housing 

Choice Program does not currently maintain bedroom profile data for waiting lists applicants.   The decrease of six (6) 

preliminary applicants on the waiting list for June 30, 2004 was caused by clients that were pulled from the waiting list prior 

to December 31, 2003 who were unable to prove their preference.  The six (6) clients were added back to the waiting list 

thereby producing the change reported for June 30, 2004. 

 

B3. Occupancy Policies 

 

AHA’s Board of Commissioners adopted the Statement of Corporate Policies Governing the Leasing and Residency of 

Assisted Apartments (Statement of Corporate Policies) on June 23, 2004.  A copy of the Statement of Corporate Policies 

was included in the AHA’s FY 2005 MTW Annual Plan submitted to HUD on June 16, 2004. 

 

The Statement of Corporate Policies is aligned with the initiatives established under the Atlanta Housing Authority’s Moving 

to Work Plan.  A major focus of this alignment relates to changes in Rent Policy.  Two primary areas are significant to the 

Atlanta Housing Authority’s newly approved rent policies. 

 

1. Monthly Minimum Rent Raised from $25 to $125: Effective October 1, 2004, residents paying an Income Adjusted 

Rent must pay a minimum rent of $125.  The minimum rent requirement does not apply to Resident households, in 

which all household members are either elderly and/or disabled, and whose sole source of income is Social Security, 
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SSI, or other fixed annuity pension or retirement plans.  Such Resident households will still be expected to pay the 

Income Adjusted Rent or Affordable Flat Rent, as applicable. 

 

2. Elderly Income Disregard: Atlanta Housing Authority created an Elderly Income Disregard program that will exempt, 

on a permanent basis, all employment income earned by Elderly households on fixed incomes.   Elderly Residents will 

still be expected to pay the Income Adjusted Rent based on Social Security, SSI, or other fixed annuity pension and 

retirement plan income. 

 

Based on a preliminary policy analysis study conducted in March 2004, AHA determined that increasing minimum rent to 

$125 would not have a significant rent impact on assisted families in the Public Housing and Housing Choice programs, 

especially for those assisted families with elderly and/or disabled heads-of-households.  In the case of the Public Housing 

and Housing Choice programs, the findings indicated that the proposed minimum rent would have a beneficial impact on the 

financial viability of both programs.  On June 2, 2004, in accordance with the Moving to Work (MTW) Agreement, Atlanta 

Housing Authority (AHA) conducted a follow-up analysis to determine the impact an increase in monthly minimum rent 

would have on families assisted under the Public Housing and Housing Choice programs.  This analysis also determined 

that the $125 Minimum Rent will have no impact on the large majority of assisted families in both programs, including the 

elderly and disabled. 

 

The Elderly Income Disregard will have a positive effect on elderly and disabled residents because they will be able to earn 

employment income without impacting their monthly rents.  The Elderly will be subject to the minimum rent requirement.  

This impact will be minimal in that approximately 96% of all elderly and disabled assisted households are already paying the 

minimum rent.   

 

AHA also revised its Housing Choice Administrative Plan to align all of its policies with its Moving to Work Plan.  A copy of 

the revised Housing Choice Administrative Plan, adopted by the AHA Board of Commissioners at its August 25, 2004 

meeting, may be found in Appendix D.   

 

 

B4. Changes in the Housing Stock 

As of June 30, 2003, AHA had a total of 8,725 public housing assisted units in its portfolio compared with 8,744 public 

housing assisted units as of June 30, 2004. This shift is due partially to (1) the sale of the Gilbert Gardens development in 

June 2004 to the City of Atlanta under the auspices of the Airport Noise Mitigation Program and (2) AHA’s strategic 
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revitalization program, which includes units that are being demolished and new units coming on line.  AHA anticipates that 

the number of public housing assisted units in its portfolio will continue to change through this fiscal year in alignment with 

the implementation of its real estate repositioning strategy as described in the Plan.  Table 1-1 below shows the end of the 

fiscal year inventory numbers compared to the baseline figures.  Additional information regarding the breakdown of units in 

inventory for programs by unit size is outlined in Chart C-1 in Appendix C. 

 

Table 1-1: Fiscal Year End and Baseline Public Housing Units  

 Total Units as of  

6/30/03 

Total Units as of 

 6/30/04 

Public Housing Assisted Total 8,725 8,744 

High-Rise Communities 3,082 3,082 

Family Communities 4,396 4,176 

Mixed-Income Communities 1,247 1,486 

 

 

B5. Public Housing Program Management  

 

Security 

 

During fiscal year 2004, AHA began to implement a new security strategy, transitioning from the use of on-site security at its 

public housing communities to the increased use of physical security devices and video/call down systems.  AHA and its 

private management partners are currently in the process of installing video call down systems at select AHA family 

communities, with installation scheduled to be complete during the first quarter of 2005.   

 
AHA’s Protective Services Department conducted a security assessment for fiscal year 2004 which reflected the following 

concerning criminal activity around its communities: 

 

1. Part I Crimes, excluding simple assault, vandalism and drugs (100 incidents) decreased 46% compared to June 

2003 (146 incidents). 

 

2. Part II Crimes, including simple assault, vandalism and drugs (320 incidents) increased 1% compared to June 2003 

(316 incidents). 
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3. Bankhead Courts, Grady Homes, McDaniel Glenn, Thomasville Heights and University Homes continue to reflect 

the highest number of reported Part I and Part II Crimes. 

 

4. Bowen Homes reflected the most significant increase in reported crimes since June 2003.  McDaniel Glenn 

reflected the greatest number of reported robberies, aggravated assaults, simple assaults, and drug incidents.  The 

consistent high rates of crime at Bankhead Courts, Grady Homes, McDaniel Glenn, Thomasville Heights and 

University Homes further demonstrate the need to revitalize these communities.  AHA began the revitalization of 

Grady Homes during FY 2004 and applied for HOPE VI funding for the revitalization of McDaniel Glenn. 

 

 

Public Housing Program 

 

Rents Uncollected:   

AHA exceeded its expectations with regards to the annual percentage of rents that were uncollected.  The first year goal 

was to ensure that the amount of uncollected rent levels were equal to or below 2%.  The status, as of June 30, 2004 was 

equal to 1.08%.   

 

Occupancy Rate: 

AHA succeeded in maintaining a high occupancy rate for the 2004 fiscal year.  The occupancy rate as of June 30, 2004 was 

98.7%.   

 

Emergency Work Orders: 

As of June 30, 2004, the percentage of emergency work orders completed or abated in less than 24 hours equaled 99.89%.  

AHA will continue to work collaboratively with its private partners to maintain and improve its benchmark performance. 

 

Routine Work Orders:  

AHA and its private partners work diligently to ensure that all work orders are addressed in a timely manner.  As of June 30, 

2004 it took an average of 1.47 days for routine work orders to be completed, far less than the 7 day benchmark. 
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Planned Inspections: 

During FY 2004, AHA successfully met its benchmark goal for planned inspections.  100% of the units and 100% of the 

common areas were inspected by year end June 30, 2004.     

 

The results of the independent REAC inspections for FY 2003 can be found in Appendix E.  AHA’s Physical Score Report 

was 26 (rounded).  HUD is currently conducting AHA’s FY 2004 REAC inspections and anticipates completing these 

inspections by October 4, 2004.    

 

Client Services 
 

Homeownership: 

AHA’s mission is “To provide quality affordable housing for the betterment of our community.”  In doing so, AHA seeks to 

provide access and necessary training for interested clients to obtain homeownership.  The first year as a participant in the 

MTW Demonstration program, AHA sought to have at least 35 clients close on purchasing a home.  The venture has proven 

to be very successful.  AHA is proud to announce that approximately 51 enthusiastic clients have purchased homes during 

the 2004 fiscal year. 

 

Workforce Participation: 

As of the last day of the fiscal year, 6,522 Public Housing or Housing Choice heads of households (excluding the elderly 

and the disabled) were participating in the workforce.  Though AHA did not achieve its benchmark goal of 6,715 for FY 

2004, AHA achieved the 6,522 without a work requirement.  AHA expects to see a significant increase in work force 

participation following the implementation of the work requirement under its MTW plan.   

 

Real Estate Development 
 

Project Based Financing: 

AHA did not exercise a conversion strategy on any of its public housing (Section 9) properties during its fiscal year 2004.  

AHA will begin the implementation of this strategy during its fiscal year 2005. 
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B6. Housing Choice Management  

 

Leasing Information 

Units under lease (%) as of June 30, 2004.  AHA had 12,040 Housing Choice Vouchers, 11,036 (91.6%) of which were 

leased as of June 30, 2004 including 9,738 MTW funded vouchers and 1,298 non-MTW vouchers.  AHA is holding non-

leased vouchers to support upcoming project-based commitments of 766 units. 

 

Inspection Strategy 

 
AHA’s Real Estate Compliance Department reached its goal of 100% of all required Annual Inspections and exceeded the 

Quality Control goal by 6.6%. 

 

The Real Estate Compliance Department focused on the basics of Housing Quality Standards to ensure consistent results 

across all Inspectors.  The Department conducted group field training exercises in which all Inspectors visited and inspected 

one unit.  The inspection results were compared and discrepancies were discussed to create a common view of each 

inspection type and situation. 

 

During the last half of the year, the Real Estate Compliance Department “pre-inspected” the majority of properties before 

Initial Inspections were preformed.  This “Pre-Inspection” was a gate keeper to weed out early units that did not meet the 

minimum HQS standards. These Pre-Inspections saved time and allowed the Landlord to repair the unit before the Initial 

Inspection, which also saved time in the process. 

 

Also, during the second half of the year, the department participated in AHA’s “Landlord Briefings.”  Using this venue, the 

department was able to educate the potential landlords about AHA’s expectations and HQS Standards.  This education 

saved time in the process of inspections and has cut down on the amount of inferior units attempting to come onto the 

program. 

 

Continued focus on executing the basics consistently, education of the Landlords, and emphasis on higher quality units will 

be the continuing thrust of the Real Estate Compliance Department. 

 

 

 



FY 2004 MTW Annual Report 

 

Atlanta Housing Authority (AHA)     
Fiscal Year 2004 Moving to Work (MTW) Annual Report 

22 

Housing Choice Program (Section 8) 
 

Budget Utilization Rate: 

The budget utilization rate measures the ratio of FY Housing Choice HAP and MTW administrative expenses to Housing 

Choice MTW subsidy.  This ratio has to be greater than or equal to 98% for AHA to meet its benchmark.  As of June 30, 

2004, AHA’s budget utilization rate was 100%.   

 

Planned Inspections: 

AHA and its private partners effectively maximize their efficiency in thoroughly performing inspections.  AHA sought to 

inspect 98% or more of its occupied units and succeeded in inspecting 100%. 

 

Quality Control Inspections: 

The goal was to inspect at least 1.4% of previously inspected units during the fiscal year.  AHA exceeded this percentage by 

performing quality control inspections in excess of 8%. 

 

C. Real Estate Development and Acquisitions 

AHA intends to continue to reposition its portfolio in partnership with private-sector development partners.  In conjunction 

with implementing this initiative and as a result of reviewing solicited proposals, AHA may engage in a number of activities 

related to proposals that are accepted, including relocation, demolition, disposition, conversion and acquisition.  At the 

appropriate time, AHA will submit an acquisition plan to HUD pursuant to the terms of the Development Protocol in AHA’s 

MTW Agreement or an application for demolition, disposition, or voluntary conversion, as applicable, to HUD.  AHA may 

also demolish, dispose of, or acquire property for other business reasons not associated with its repositioning to address 

life, safety and health issues.  All of AHA’s conventional public housing assisted communities and properties funded by 

Section 9 ACC funds are potential candidates for voluntary conversion, demolition or disposition in FY 2005.  In addition, in 

FY 2005, AHA may pursue and close on real estate in the Metropolitan Atlanta Area (improved or unimproved property) in 

order to expand its real estate portfolio, to provide affordable and/or mixed-income housing opportunities, and to further 

stabilize its revitalization initiatives and the surrounding neighborhoods. 

 

AHA also intends to explore the feasibility of converting the form of operating subsidy it provides to AHA sponsored mixed-

income developments from Section 9 subsidy to Project-Based Section 8 subsidy.  Each of the mixed-income communities 

is owned by a separate private ownership entity, in which an affiliate of AHA holds an interest.  Each of these communities 

has a percentage of the apartments reserved for families who are eligible to receive a subsidy from AHA under Section 9 of 
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the 1937 Act so that these apartments operate on a break even basis.  AHA, together with the owner entity, will explore 

Georgia Department of Community Affairs (DCA), other funding partners (e.g. lenders and equity investors) and HUD the 

feasibility of changing the source of subsidy from Section 9 to Section 8 under the 1937 Act.  This substitution will not 

adversely affect the interest of the assisted families but would, if feasible, enhance the sustainability of the property.  If 

determined feasible, this substitution will be implemented at one or all of the communities in fiscal year 2005.  As a part of 

the implementation of this strategy, it could involve an administrative disposition, opt out or conversion, depending on the 

HUD regulations and guidelines.  The intent is to work with our development partners and other financial stakeholders to 

create a rent structure and funding mechanism for the mixed-income communities that will allow the properties to operate at 

a more sustainable level.   

 

C1. Development and Planned Activities 

 

Currently, AHA has five (5) HUD funded revitalization projects underway for the following existing or former public housing 

communities: (1) Capitol Homes, (2) Harris Homes, (3) Grady Homes, (4) Carver Homes, and (5) Perry Homes.  Four (4) of 

these communities are HOPE VI revitalization projects.  In addition, AHA received notification of its award of a Federal 

Fiscal Year 2003 HOPE VI grant in June for the revitalization of the McDaniel Glen community, and activities related to 

planning and relocation have begun.  The following table highlights AHA’s current development activity status as of June 30, 

2004 and projects additional development activity that will continue through FY 2005. 
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Public Housing 
Replacement Housing

Project Based S-8 
Replacement Housing

Tax Credit Apartments Market Rate 
Apartments

Total Rental 
Apartmentns

Centennial Place I, II, III, IV 301 0 126 311 738 738
Summerdale Commons I, II 74 0 120 50 244 244
The Villages of East Lake I, II 271 0 0 271 542 542
Columbia Village I 30 0 70 0 100 100
Columbia Commons I 48 0 31 79 158 158
The Villages at Castleberry Hill I, II 180 0 90 180 450 450
Magnolia Park I 87 0 45 88 220 220
Magnolia Park II 73 0 35 72 180 180
Ashley Courts at Cascade I 46 0 75 31 152 152
Ashley Courts at Cascade II 41 0 54 41 136 136
Ashley Courts at Cascade III 29 38 29 96 96
Ashley Terrace at West End I 34 0 34 44 112 112
Villages at Carver I 110 0 44 66 220 220
Villages at Carver II 33 0 7 26 66 66
Villages at Carver III 108 0 43 65 216 216
Columbia High Point I 0 94 0 0 94 94
West Highlands:  Columbia Estates I 50 0 12 62 124 124

Subtotal: Units Completed 1515 94 824 1415 3848 3848

Public Housing 
Replacement Housing

Project Based S-8 
Replacement Housing

Tax Credit Apartments Market Rate 
Apartments

Total Rental 
Apartments

West Highlands - Columbia Park Citi II 61 0 19 74 154 154
West Highlands - Columbia Heritage (Elderly) II 0 78 0 54 132 132
College Town at West End I 78 0 40 78 196 196
College Town at West End (Elderly) II 0 90 0 10 100 100

Subtotal: Units Under Construction 139 168 59 216 482 482

Public Housing 
Replacement Housing

Project Based S-8 
Replacement Housing

Tax Credit Apartments Market Rate 
Apartments

Total Rental 
Apartments

Villages at Carver V 78 0 40 40 158 158
Villages at Carver (Elderly) VIII 0 71 0 19 90 90
West Highlands - Columbia Crest III 61 0 18 73 152 152
West Highlands - Columbia Grove IV 56 0 40 42 138 138
College Town at West End III, IV 131 0 110 125 366 366
College Town at West End:  Market Rate After close-out V 0 0 0 72 72 72
Capitol Homes I-V 358 0 289 397 1044 1044
Grady Homes I-III 230 0 140 230 600 600
McDaniel Glen I-IV 472 0 129 125 726 726

Subtotal: Units Planned 1386 71 766 1123 2620 3346
3040 333 1649 2754 6950 7676Total Housing Units for AHA's Revitalization Program

Total Rental Housing Planned 
For Revitalization

Summary of AHA Revitalization Program:  Rental Housing Planned as of 6/30/04

Summary of AHA Revitalization Program:  Rental Housing Under Construction as of 6/30/04

Rental ApartmentsCommunity Phase

Total Rental Housing Under 
Construction For Revitalization

Rental Apartments

Rental ApartmentsCommunity Phase

Summary of AHA Revitalization Program:  Rental Housing Completed as of 6/30/04
Total Rental Housing Produced 

To Date For Revitalization
PhaseCommunity
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C2.   Homeownership Development Activities 

Over the next five years, AHA, in conjunction with its development partners, plans to build approximately 972 for-sale 

homes at its mixed-income communities and at scattered site locations through out Atlanta.  The homes will be sold to 

families of all income levels with 22% (216) made available for low to moderate income families earning no more than 60-

115% of AMI. 

 

AHA will provide subsidy assistance, where needed and appropriate, and homebuyer counseling to qualifying homebuyers.  

AHA has allotted $2.4 million dollars of HOPE VI funds for subordinate mortgage assistance to AHA clients and low to 

moderate-income families.  These subsidies will be available to people whose income range between 60% and 115% of 

AMI. 

 

 

D. Financial Operations 

Appendix F contains the Financial Analysis charts for FY 2004, which includes the Consolidated Balance Sheet, 

Consolidated Income Statement, Moving to Work Balance Sheet, and the Moving to Work Income Statement. 

 

Explanation of Variances between Budget and Actual 

The following explanations are provided for variances that are greater than $1 million or 10 percent of the budgeted 

amount.  Explanations are also provided for certain lines with no variance where the budgets were reduced during Fiscal 

Year 2004.  Some comments make reference to Renaissance Gates property which operates outside of the HUD related 

portfolio.  The Renaissance Gates budget included revenue and expenses exclusive to this property and was established 

subsequent to the Board approval of the consolidated budget. 

 

REVENUE: 

 

Capital Funds Program Revenue (No Variance Reported) 

The Capital Funds Program is composed of multiyear capital grants; and funds are obligated to AHA by HUD as grants.  

Revenues resulting from such grants, however, are not recognized by AHA until the corresponding expenditures are 

incurred.  HUD reimburses AHA for actual expenditures under the grants. Funds budgeted in one year, but not expended, 

become available in the following year.  For this reason, FY2004 budgets for Capital funds were reduced to reflect the work 

that was actually performed and reimbursed during the fiscal year.  When compared to FY 2004 Board approved budget, 

actual revenue was $5.8M less than projected.  Capital revenue was lower than projected because several capital work 
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items at properties were held and did not commence design and construction until November 2003 due to the 

appropriations delays from Congress and HUD.  Capital funds are not lost and remain available during the HUD expenditure 

period for the grant.  The work items are in progress and the associated revenue will be recognized as these items are 

completed in FY2005. 

 

Development and HOPE VI Programs Revenue (No Variance Reported) 

The Development and HOPE VI Programs are composed of multiyear capital grants; and funds are obligated to AHA by 

HUD as grants.  Revenues resulting from such grants, however, are not recognized by AHA until the corresponding 

expenditures are incurred.  HUD reimburses AHA for actual expenditures under the grants.  Funds budgeted in one year, 

but not expended, become available in the following year.  For this reason, FY2004 budgets for Development and HOPE VI 

funds were reduced to reflect the work that was actually performed and reimbursed during that fiscal year.  When compared 

to FY 2004 Board approved budget, actual revenue was $31.8M less than projected.  These multi-year grant funds are not 

lost and will be used for these developments during future periods.   

 

The initial budget for Development and HOPE VI revenue was based on an aggressive revitalization schedule. The scope 

and schedule of several of AHA sponsored development projects were changed due to factors outside of AHA’s control.  

The following table highlights some of the changes in projected financial closing dates. 

 

Development Original Projected Closing Updated Projected Closing 

Carver  Phase IV – Multifamily January 2004 December 2004 

Capitol Homes – First 

Multifamily Phase 

January 2004 December 2005 

Harris Homes III – Multifamily January 2004 September 2005 

 

 

Rental Property Revenue (Variance of $1.7 million)  

Rental Property Revenue was higher than the original budget primarily due to rental revenue of $1.6 million from 

Renaissance Gates.  As noted earlier the budget for this property was established subsequent to the original budget. 
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Management Fees (Variance of 54.3%)  

This variance of $301,000 resulted from higher revenue from Georgia HAP (GAHAP) than anticipated.  GAHAP earned a 

higher fee rate on an increased number of units in FY2004.  Also, GAHAP earned incentive fees and achieved operating 

efficiencies that allowed it to pay a distribution to AHA.   

 

 

OPERATING EXPENSES AND COSTS: 

 

Administrative (Variance of $0.9 million) 

Administrative costs were lower than expected by $0.9 million. Though several budget lines were under budget, 

professional services accounted for the majority of the variance.   

Work under the professional services budget for such items as the Good Neighbor Program and Information Technology 

Services were not completed during Fiscal Year 2004 and will continue into Fiscal Year 2005.      

 

Housing Assistance Payments (HAP) (Variance of $3.1 million)  

HAP include payments to landlords under the Housing Choice Voucher program, payments to properties under the 11b 

Program, as well as Section 9 operating subsidy paid to AHA sponsored mixed income properties under to cover eligible 

operating costs for public housing assisted units.  After the development of the FY2004 budget, AHA experienced a 

significant increase in the cost of housing assistance payments for vouchers due to (1) AHA’s continued efforts to improve 

the quality of units on the Housing Choice Voucher program and (2) the rising cost of portability vouchers administered by 

other housing authorities.   AHA administered the Housing Choice Voucher Program during FY2004 as it had historically, 

expecting HUD to fund the actual cost of housing assistance payments.  However, HUD notified AHA in May 2004 it would 

only fund the cost of housing assistance payments based on a set rate as measured by the actual costs experienced in 

August 2003.  This change contributed to the expense being over budget.  AHA has since revised its methodology for 

funding vouchers and has instituted a number of actions under the FY2005 MTW Plan to reduce voucher expenses per 

month.    

 

Utilities (Variance of $2.1 million)  

Utilities were budgeted based upon the rates used in the calculation of HUD subsidy in April 2003.  AHA experienced rate 

increases during the fiscal year for natural gas, and water and sewerage resulting in higher than anticipated expenses of 

$1.0 million and $0.7 million, respectively.  Approximately, $326,000 of the variance resulted from the operations of 
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Renaissance Gates. As noted earlier the revenue and expense budget was established exclusively for this property 

subsequent to the original budget being adopted.  

 

NON-OPERATING REVENUE AND EXPENSES 

 

Interest Expense (Variance of 91.7%) 

Interest Expense was higher than the original budget primarily due to interest expense of $338,000 from Renaissance 

Gates. As noted earlier the revenue and expense budget was established exclusively for this property subsequent to the 

original budget being adopted.  

 
Adequacy of Reserves: At the time of publication of this MTW Annual Report, HUD has not yet determined the funding 

level of AHA’s MTW reserve in accordance with paragraph 4C, Attachment A of the AHA MTW Agreement.  AHA will supply 

an analysis of the adequacy of the reserves after HUD officially notifies us of the amount of this funding. 

 

E4. Capital Planning 

The table in Appendix F reflects AHA’s capital projects program for FY2004.  For each capital project, it identifies the initial 

budget, the revised budget at fiscal year end, the amount expended in FY2004, and the balance brought forward into 

FY2005.  The actual figures have not been audited.   

 

During Fiscal Year 2004, AHA found it necessary to revise its priorities for its capital program to place priority on: 
 

·  Health and safety 
·  Community security, and 
·  Sustaining the viability of the properties. 

 
This change in focus resulted in the deletion or deferment of some projects and the addition of others.  Major changes 
include: 
 

New Projects: 

 

·  Gas Fired Appliances, HVAC, Furnace and Water Heater Replacements. In an effort to safeguard the health of 
our residents and increase efficiencies AHA replaced or upgraded gas fired appliances, HVAC units, Furnaces and 
Water Heaters at 14 properties at a total cost of $2.2 million. 
 

·  Fire Restorations. Fire Restorations at four properties cost $180,000. 
 

·  Interior Repairs.  Unprogrammed interior repairs at the Jonesboro North and South cost $222, 224. 
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Projects deferred or deleted: 

 

·  Balcony and Parapet Repairs.  Balcony and parapet repairs at Cosby Spears budgeted at $698,398 were 
deferred.  

·  Camera Call Down System.   Camera call down system projects at 12 properties budgeted at $788,700 have been 
delayed in order to complete design studies and implementation plans.  

·  Common Area Design. Common Area design studies at Palmer House and Roosevelt House budgeted at 
$256,393 have been deferred to revise and minimize scope.  

·  Lobby Upgrades. Lobby Upgrades at nine properties budgeted at $900,862 have been deleted. 

·  Site Improvements. Site improvements at eleven properties, budgeted at $833,939 were deleted. 

·  Exterior Repairs. Exterior repairs at Martin Street Plaza, budgeted at $659,945 were deferred. 
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G.  Other Information Required by HUD 

 

The following additional information required by HUD as a part of AHA’s MTW Report can be found in the Appendices as 

indicated below:   

 

Results of latest completed 133 Audit (Appendix G) 

 

Board Resolution (Appendix H) 

¨  Resolution Adopting the FY 2004 MTW Annual Report 

 

Submissions required for the receipt of funds (Appendix H) 

¨  Calculation of Performance Funding System Operating Subsidy (52723) 

¨  Calculation of Allowable Utilities Expense Level (52722-A) 

¨  Estimate of Total Required Annual Contributions Section 8 (52673) 

¨  Calculation of Section 8 Subsidy (52672)  

¨  Requisition for Partial Payment of Annual Contributions (52663) 

¨  Annual Statement/Performance and Evaluation Report – Capital Fund Program and Capital Fund Program 

Replacement Housing Factor 
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