











ATLANTA HOUSING AUTHORITY SECTION IX




Corporate

Support

Using its MTW flexibility, AHA will continue to make business enhancements to improve the ongoing
operations and economic viability of the agency and AHA-owned communities. These activities
include, but are not limited to, enhancements to AHA policies, business systems, technology,
financial reporting and analysis, and implementation of organizational initiatives which are

outlined in the following supporting activities.

Supporting Activities

Asset Management Under the New Operating Subsidy Rule. Since the rollout of HUD’s new
Public Housing Operating Subsidy Rule, AHA has been working collaboratively with HUD and
other MTW agencies in designing and implementing a local asset management program. This
effort will produce accounting practices designed to support and complement the fungibility of
public housing and voucher funds that may be combined under the MTW demonstration. AHA's
project-based accounting, fee-for-service methodology and financial operations described below
move AHA to an asset management corporate model with true project based accounting as
proposed under HUD’s new Public Housing Operating Subsidy Rule, and has also helped in
advancing the discussion with HUD and other MTW agencies in developing a universal framework

and approach.

Project-based Accounting and Financial Systems/Quarterly Financial Statements by Business
Line. AHA is continuing to transform its financial management system in alignment with best
practices in private sector real estate companies. Long before HUD required property-based
accounting, AHA instituted a project-based accounting and management system under which
financial statements are issued for each AHA-owned property. By establishing a real estate asset
management function in the agency, AHA continues to change its financial interface with its private
development partners in alignment with private sector asset management practices. In addition,
AHA continues to implement further improvements using technological solutions for financial
analysis and reporting which allow AHA to produce quarterly financial statements. AHA is using
financial analysis to inform its business decisions and a fee-for-service methodology (as discussed

below) to charge a fixed rate to federal grants and programs for administration and overhead.
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Fee-for-Service Methodology. AHA established a fee-for-service methodology for allocating
costs to HUD grants and programs for administration and overhead, which is the type of system
commonly found in private real estate corporations. This approach allows AHA to charge each
property, program or grant a fixed fee for administration and corporate costs replacing the
cumbersome salary allocation systems traditionally found in public housing agencies. Under the
proposed system, AHA need only be concerned that it generates a predetermined amount of
fee income and that it operates within its budget. During FY 2008, AHA refined its Fee for
Service Methodology Protocol and submitted to HUD for review and approval (see Protocol in
Appendix N).

Utility Allowance Waiver. During FY 2008, no changes were made to the energy allowance
for AHA owned Affordable communities; however, AHA hired a consulting firm to evaluate the
long term properties (i.e. those properties not impacted by QLI) and recommend further
improvements at these properties to improve energy efficiency. AHA will continue to monitor
utility expenses and excess energy charges and adjust the allowance as appropriate based on

the building condition and trends of resident energy consumption

Energy Performance Contracting. During FY 2008, AHA continued to benefit from the savings
of the existing Energy Performance Contract. Two properties included in the contract; John O
Chiles and U-Rescue Villa, were vacated during the fiscal year as part of AHA’s Revitalization
and QLI programs, respectively. AHA will evaluate the potential energy efficiency improvements

and will consider managing its own energy performance contract in the future.

Procurement Enhancements. During FY 2008, AHA completely reorganized its procurement
functions and department to expand the breadth of its acquisition activities, streamline
operations, increase efficiency and enhance quality control. The new organizational structure
provides enhanced customer centric focus of AHA's anticipated procurement/acquisition activities
and initiated AHA’s Total Acquisition Management (“TAM”) initiative designed to offer its
Business Units “cradle to grave” singular point-of-contact services and technical assistance for
acquisitions and related services. AHA continued to refine its processes below the small purchase
threshold including the continued administration of its micro-purchasing level at $5,000 and
under, and utilization of contracts with terms in excess of five years (but generally no more than
10 years for certain strategic services contracts). In addition, AHA also refined its Competitive
Exceptions List of transactions of goods and services that are impractical or impossible to

competitively bid because of market or other conditions. AHA further enhanced its revitalization
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efforts by formalizing the use of strategic sole source contracts with non-profit, community-based
and/or other service providers to provide self sufficiency and other services to residents of

AHA’s communities undergoing revitalization.

AHA began identifying commercially available or custom designed procurement and contract
administration software designed to standardize processes and documentation. AHA also
initiated its planning and developing of its multi-year E-procurement initiative that will utilize
electronic and digital technology to coordinate and deliver acquisition services, labor and other
compliance reporting /tracking, vendor identification and retention, in real time, with enhanced

degrees of accountability, responsiveness and timeliness.

Financial Operations. The financial flexibility provided by MTW allowed AHA to continue
making significant progress in achieving its Business Plan goals. The creation of a single fund
including Public Housing Operating Subsidy, Capital Funds and Housing Choice MTW Voucher
funds provided AHA the ability to implement programs and improve its ability to provide
quality, affordable housing in the City of Atlanta.

The Quality of Life Initiative (QLI) began to have significant impact in FY 2008. AHA expended
over $8.5 million in MTW funds on relocation, human development services, and demolition as

AHA relocated families and removed communities from the public housing inventory.

Additionally. with its MTW flexibility, AHA has been able to implement policies that have direct
financial impact on its operations. One positive impact of the work requirement has been an
increased contribution to rent based on higher family incomes. As captured in the Rent Impact
Analysis found in Appendix K, in FY 2008, 88 percent of the resident households were able to
pay rents greater than the Minimum Rent under the Section 9 Program and 81.7 percent for
Housing Choice households. Additionally, the chart for the Section 9 program reflects increases
from FYO7 to FYOS8 in the percentage of households paying rent amounts in the range of $300 -
$500. Enhanced real estate inspections have improved the quality and safety of our tenant’s
homes. This coupled with increased use of Project Based Rental Assistance increases the stability

of families, reducing turnover and related expenses.

As AHA continues to leverage technology, it will see increased efficiencies. AHA’s Housing Choice
reform promises to provide not only increased services to tenants and landlords, but also
financial economies. The transition from paper checks and pay advices for landlords to 100
percent electronic funds transfer and notification continues to save a significant amount of time

and postage.

The re-engineering of the organization to become a diversified real estate company, with a
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public mission and purpose, together with the flexibility of the Moving to Work designation,
positions AHA to continue leveraging opportunities to become a more effective and efficient
business enterprise. AHA’s Business Plan is focused on alternative sources of funding and
financial resources and entrepreneurial undertakings that will generate income. With the
greater statutory and regulatory relief under MTW, AHA will continue to reduce its

dependency on the federal government for AHA's long-term economic viability.

Low income Operating Subsidy and Related Income. In 2006 HUD changed the manner in
which it funds Public Housing Agencies (PHAs) and converted to a calendar year. Since AHA
operates on a fiscal year from July 1 through June 30, AHA’s Fiscal Year crosses two federal
funding years. As noted in Appendix G under Budget Explanation, HUD has not yet finalized
funding for calendar year 2008; therefore, AHA’s FY 2008 budget for Operating Subsidy only
reflects funds received through June 30, 2008. Included in this Appendix is AHA's Combined
Statement of Revenues and Expenses outlining budget to actuals and related variances for
fiscal year end June 30, 2008.

Housing Choice Voucher Related MTW Income. Similar to the Operating Subsidy, the Housing
Choice Operating Subsidy is also disbursed on a calendar year basis. Appendix G provides

budget to actuals and related variances as of fiscal year end.

Capital Funding Program Related MTW Income. The FY 2008 Budget Explanation included in
Appendix G provides information on Capital Grant revenues and is followed by FY 2008
Capital Expenditures by property.

Replacement Housing Factor (RHF) Funds. Although the MTW Agreement identifies RHF funds
as a component of AHA’'s MTW Block Grant, AHA has elected to follow HUD’s guidance in its
use of these funds. In FY 2007, AHA submitted to HUD its RHF plan which accumulated RHF
awards from Federal Fiscal Years 2003-2007. These funds will be used for revitalization at
Grady Homes and McDaniel Glenn. During FY 2008, AHA submitted to HUD a plan for Second
Tier RHF Funds received in HUD Funding Year 2008 which provides for the accumulation of that
award with future awards to develop additional public housing. AHA also developed and
submitted to HUD for review and approval a Replacement Housing Factor — Obligation and
Expenditure Implementation Protocol. This protocol outlines the process in which AHA will

manage RHF funds.

Housing Choice Budget Utilization Benchmark. AHA’s MTW Housing Choice Budget

Utilization benchmark requires that the expenditure of fiscal year Housing Choice Annual
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Budget allocation for MTW vouchers utilized for MTW eligible activities be greater than or
equal to the target benchmark of 98 percent. AHA exceeded this performance benchmark for
FY 2008 achieving a 100 percent budget utilization rate. It should be noted, this budget
utilization rate only applies to vouchers that are fully funded during AHA’s entire fiscal year,
and that any new vouchers received intermittently during the fiscal year are excluded from the
98 percent requirement until the following fiscal year or until such time that a 12-month period
has elapsed. AHA implemented this policy in light of changes that HUD has made in funding

vouchers based on a calendar year rather than a fiscal year.

Enhanced Accessibility Initiative. AHA is committed to making its facilities and programs
accessible to persons with disabilities. AHA's commitment is reflected in its Accessibility Policies
included in its Statement of Corporate Policies Governing the Leasing and Residency of Assisted
Apartments and is pursuant to a Voluntary Compliance Agreement (VCA) with HUD, a four-year

agreement which became effective on March 15, 2007.

AHA completed and submitted all required deliverables based on the VCA as of June 30, 2008
including meeting the benchmark of having 40 UFAS (Uniform Federal Accessibility Standards)
units certified. AHA had 60 units certified as UFAS and is working on Phase Il UFAS
improvements at AHA’s Affordable Communities as well as all the required UFAS upgrades at
AHA sponsored mixed-income communities. AHA also developed a process for reviewing new
development design and construction work to ensure moving forward that properties, where AHA

has an investment, comply with applicable UFAS requirements.

Corporate Policies Governing Eligibility, Occupancy, and Program
Administration

Statement of Corporate Policies Governing the Leasing and Residency of Assisted Apartments
(Statement of Corporate Policies). The Board of Commissioners adopted Revision Four of AHA’s
Statement of Corporate Policies (SCP) on April 30, 2008, after conducting a properly
advertised and noticed public hearing held on April 15, 2008. This revision was included in
AHA's submission of its FY 2009 MTW Annual Plan (CATALYST Implementation Plan) to HUD on
May 7, 2008. The SCP was updated to clarify established policies and revise existing
language, as appropriate, to ensure consistency in rent and occupancy policies governing the

public housing and Housing Choice Voucher programs.

Statement of Policies Governing the Housing Choice Tenant-Based Program! (Statement of

Housing Choice Policies). The Board of Commissioners adopted Revision Six of the Statement
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of Housing Choice Policies on April 30, 2008, along with the SCP above after conducting a
public hearing on April 15, 2008. Similar to the SCP above, the Statement of Housing Choice
Policies was updated to clarify established policies and revise existing language to ensure
consistency between this document and the SCP. Additionally, policy language was included
with respect to reasonable accommodations which afford persons with disabilities full
participation in the Housing Choice Voucher Program and related AHA activities, and added

policy language related to the development of special programs.

Violence Against Women Act (VAWA). The Violence Against Women and Department of Justice
Reauthorization Act of 2005 (Public Law No: 109-162) promulgates requirements in the law that
serve and protect the needs of child and adult victims of domestic violence, dating violence,
sexual assault, or stalking. AHA developed administrative procedures for its Public Housing and
Housing Choice programs. AHA and its Private Management Partners implemented these

procedures during FY 2008.

4 to 1 Elderly Admissions Policy at AHA’s High-Rise Communities. AHA continues to
implement strategies at its high-rise communities to address the complex social issues associated
with mixing seniors and young disabled persons. AHA commenced implementation of a 4:1
elderly /almost elderly admissions policy at its high-rise communities as of March 1, 2006. This
admissions policy allows the Private Management Companies (PMCOs) to admit 4 elderly (62
and older) or almost elderly (55-61) residents on the waiting list before admitting a non-elderly
disabled resident until such time as an optimal mix of elderly/almost elderly and non-elderly
disabled residents is reached for the community. During FY 2008, all AHA high-rise communities

continue to implement the policy and most properties are closing in on the 4:1 split.

Permanent Designated Housing. AHA, in partnership with private sector developers, continues
to examine approaches in solving the problem of mixing seniors and young mentally disabled
persons. A principal goal is to facilitate the development of housing in which the elderly and
young mentally disabled can live separately and in service-enriched environments. During FY
2006 and 2007 Designated Housing Plans were submitted to HUD for Columbia Senior
Residences at Mechanicsville and John O. Chiles high-rise main building and annex, respectively,
and both received HUD approval. The development of Columbia Senior Residences as an
Elderly Only facility is part of the revitalization of the former McDaniel Glenn. This new senior
development will offer 155 independent living units for the elderly. The revitalization of John
O. Chiles and Annex is part of the revitalization of the former Harris Homes. These two
buildings are being rehabbed with the main building designated as Elderly Only housing and

will offer 190 independent living units for elderly persons and the Annex is designated as

! Formerly known as Administrative Plan Governing the Housing Choice Voucher Program
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Disabled Only supportive services housing offering 26 units of service enriched housing for
persons with disabilities. During FY 2008, 190 units were under construction at the John O.
Chiles main building and John O. Chiles Annex received a $225,000 tax credit award. During

FY 2008, construction of Columbia Senior Residences was completed.

Enhanced Business Systems. As a matter of routine operations, AHA and its PMCOs will
continue the implementation of policies and operating procedures established under CATALYST
such as the $125 Minimum Rent, Elderly Income Disregard, 4 to 1 elderly admissions policy,
enhanced criminal screening, enhanced health and safety standards, and the work/program
participation requirement. To ensure consistency and uniformity of information regarding AHA’s
policies and operating procedures for staff at the property level, during FY 2008 AHA rolled
out the PMCO Occupancy Guidebook and fully trained the PMCO staff. All properties are
following the procedures described in the guidebook. The guidebook was also updated during

FY 2008 based on Board Approved updates made to the Statement of Corporate Policies.

Elderly Income Disregard. On October 1, 2004, AHA implemented an income disregard for
the Public Housing and Housing Choice programs for employment income earned by elderly
residents or elderly participants on fixed income. AHA continued to implement this income
disregard as part of PMCO routine operations during FY 2008. As shown in Appendix K, the
Elderly Income Disregard policy did not have a negative impact on elderly in either the public
housing or Housing Choice program. In fact, over 90 percent of elderly in these programs did

not have employment income.

$125 Minimum Rent. Effective October 1, 2004, AHA raised its minimum rent from $25 to
$125 under its Public Housing and Housing Choice programs. Households on fixed incomes,
where all members are either elderly or disabled, are exempt from the minimum rent increase
and their total tenant payment continues to be based on 30 percent of their adjusted gross
incomes. Hardship waivers may be granted under certain limited circumstances, on a case-by-
case basis, based on criteria established in AHA’s SCP or Statement of Housing Choice
policies. As part of this Annual Report submission (see Appendix K), AHA conducted a Rent
Impact Analysis of its minimum rent policy for both the public housing and Housing Choice
Programs. As shown in the Appendix, the minimum rent policy did not have a negative impact on
families. Over 80 percent of households in both programs paid rents at or above the minimum

rent.

Enhanced Real Estate Inspection Systems. AHA will continue to refine and improve the quality

assurance (QA) inspections process for AHA-owned communities. Through its integrated
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inspections system, AHA will continue to inspect units at each of its communities at least once per
year. During FY 2008 AHA added two new inspection components to the integrated system: a
procurement audit and financial review. These two added components ensure that the PMCOs

are working in accordance with AHA-approved financial and procurement procedures.

Comcast Cable Partnership. AHA, in parinership with Comcast Cable, the cable franchise for
Atlanta, has established two primary cable information channels at each of its high-rise
communities. One channel serves as a “security” channel and is dedicated to security cameras at
various locations within each community enabling residents to monitor their own community. The
other channel serves as an “information channel” and provides a mechanism to broadcast
information and announcements for residents such as health information, alerts, fire prevention
education, and management announcements. In addition to its regular programming and
announcements, during FY 2008 AHA aired the public hearing notice and taped the public
hearing for its FY 2008 MTW Annual Plan.

Video Call Down Systems. AHA'’s video call down systems are a network of cameras with
speakers that are monitored by a third party contracted firm to curtail crime from being
committed on-site at the conventional public housing communities. The system allows a third
party contractor as well as site staff to have visual access to each property being monitored and
the ability to actually “call down” and speak to anyone suspicious or observed committing a
crime. The Atlanta Police Department has access to the call down systems and monitors AHA
communities periodically. During FY 2008, equipment was removed from five of the eight
communities that had video call down systems. These properties, University, Leila Valley,
Jonesboro North, Jonesboro South and Englewood Manor are all vacant properties due to QLI
or revitalization activities. The equipment has been distributed to other AHA properties,

replacing broken or obsolete security equipment.

Organizational Initiatives. AHA continues to evaluate and re-define programs, systems and
processes in an effort to build the organizational human resource capital necessary to
successfully carry out its Business Plan. The intended focus continues to be on building a more
adaptive and resilient organization. As part of its Organizational Initiatives, the following
describes AHA’s work under its Corporate Culture Project, Human Resources Development and

AHA’s Communication Plan.

During FY 2008, the following initiatives were accomplished in support of enhancing AHA's

Corporate Culture:
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¢ Implemented Diversity and Inclusion training for all levels of management to reinforce the
importance of a diverse workforce and the value diversity brings in enhancing organizational

performance and success.

e Re-defined the organization’s compensation methodology and employee incentives and recog-
nition programs to reinforce performance that drives optimal results. Through a comprehensive
compensation study conducted by an outside firm, AHA was able to re-define its compensation
practices and employee performance metrics as well as re-assess job functions and responsi-

bilities of all positions.

e Implemented a new Deferred Compensation Plan that offers an employer’s match to enrich
retirement benefits for employees and offers parity with other organizations we compete with

for talent.

e Introduced a new Payroll and Human Resources Information System (HRIS) which includes a ro-
bust employee self-service component. This technology improves employee access to personal

information and reduces paper waste and employee file capacity needs.

Under AHA’s Human Resource Development, a critical component is competency enhancement for
all levels of associates and leaders. The Human Resources Department conducted a leadership
development and training needs analysis in FY 2008 to establish a baseline for the development
of a core competency training curriculum. The analysis revealed that our major gaps were lead-
ership, teambuilding and collaboration, performance management, and supervisory skills. As a
result, the Agency has begun to establish an in-house organizational development and training
function designed to enhance individual performance to address the gaps and support the goals
and objectives of the organization. Additionally, AHA established a defined training curriculum to
address various levels of employee training and development needs, and began the development

of an e-Learning tool which will allow employees access to web-based training.

As part of its Communication Plan, AHA has procured the Alisias Group, an Atlanta-based public
relations firm, to manage media relationships at the national, state and local levels; manage cer-
tain external community relationships; develop innovative approaches to positive and consistent
messaging to AHA-assisted households, local state and national political bodies and stakeholders;
and manage the development of AHA’s CATALYST collateral materials. This work includes devel-
oping CATALYST fliers, pamphlets, brochures and materials that are designed to inform, educate

and motivate AHA-assisted families fowards success. This communication strategy is part of AHA’s
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targeted investment in Human Development activities.

During FY 2008, Alisias created a rotation of weekly mailings covering various topics such as
QLI, relocation, Housing Choice and the work requirement. One example was a poster cam-
paign that highlighted a successful resident each month and included a quote on their personal
triumph or goal in bettering their lives. These posters were posted throughout AHA’s Affordable
communities and smaller “post card” versions were sent to families, both in the Public Housing
and Housing Choice Program, who were not in compliance with the work/program participation
requirement. The back of the post card highlighted one of AHA's Service Provider Network
partners for families to contact as needed.  To illustrate this example, a few of the residents
highlighted in the poster campaign are included as divider pages as part of this Annual Report

submission.

Enhanced Relocation Procedures and Database Enhancements.2 During FY 2008, this activity
was moved from under AHA’s Housing Choice Program to Corporate Support and re-titled as
Enhanced Relocation Procedures and Database Enhancements. During FY 2008, AHA continued to
refine and streamline its relocation procedures and Consolidated Relocation Management Sys-
tem (CRMS) database in order to enhance operational efficiency, client services, tracking and
reporting, and to ensure compliance with applicable HUD regulations. AHA developed a Relo-
cation Services Procedures Manual and conducted comprehensive five-day training for all relo-
cation staff. Also, AHA implemented two phases of enhancements to the CRMS to align it with
revised procedures and requirements and to provide additional support to relocation staff work-

ing with QLl-impacted families.

Develop Re-occupancy Process. During FY 2008, this activity was moved from under AHA’s
Housing Choice Program to Corporate Support. Also, AHA conducted the re-occupancy reloca-
tion of 115 households returning to Capitol Gateway and Mechanicsville. As a short-term strat-
egy, AHA established an on-line re-occupancy database management system using SharePoint
technology facilitating cross-departmental access and coordination. To address long-term needs,
AHA defined business requirements for a re-occupancy module as part of its Consolidated Relo-
cation Management System (CRMS). AHA, working in collaboration with its private sector devel-
opment partners, refined and improved the process for re-occupancy at newly developed

mixed-income communities.

2Formerly called Relocation Policies.
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Postponed Activities

Affordable Fixed Rent Demonstration. During FY 2008 AHA explored the concept of imple-
menting an Affordable Fixed Rent Demonstration which would establish a flat rent that all fami-
lies in the target community would be subject to paying. However, it was decided to postpone
any further development of this initiative due to the tremendous amount of the agency’s focus
and work on its QLI and PBRA priorities. Moving forward, AHA will explore using other innova-

tive subsidy strategies as outlined under the Asset Management priority in this Annual Report.
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Executive Summary

The Atlanta Housing Authority (AHA) executed its Moving to Work (MTW) Demonstration
Agreement (MTW Agreement) with the U.S. Department of Housing and Urban Development
(HUD) on September 25, 2003. The agreement provides AHA the financial, legal and regulatory
flexibility to implement local solutions and address local challenges in providing affordable
housing. AHA’s objective is to facilitate access to better housing opportunities, better
neighborhoods and greater economic self-sufficiency for assisted families while at the same time
achieving greater operational efficiencies. This is the second of three research reports that
measure the extent to which AHA has achieved these goals, which are a part of its seven year
MTW statutory agreement with HUD.

In this report we examine the residential mobility patterns and outcomes for all households and
individuals who received housing assistance from AHA between 1995 and 2007. Starting in
1994, AHA set out to improve the quality of housing services it provided by demolishing
distressed and obsolete public housing developments and replacing them with mixed-income
communities and housing choice vouchers. Families who lived in public housing developments
scheduled for demolition had to select different housing options. Most chose housing choice
vouchers, others relocated to mixed-income communities and still others resettled into different
public housing developments. This large-scale relocation of families raises important social and
public policy questions such as the following: Are families better off today? In their new location,
are adults more likely to be employed and their children more likely to attend better schools?
Are they less prone to be victims of crime and have they adversely influenced the level of
criminal activity in their new neighborhoods? Are families more apt to lose housing assistance
because of revitalization? Have families become more self-sufficient following the relocation?
Finally, have the social benefits of investing in mixed-income revitalization outweighed the social
costs; in short has revitalization improved the general welfare of society? In the process of
measuring the outcome of AHA's MTW program, this report answers these questions.

We examine virtually every aspect of AHA’s residential mobility programs between 1995 and
2007--the most important of which was the demolition of public housing developments and their
replacement by thirteen mixed-income communities. We documented the socio-economic status of
all households and every person who received housing assistance in 1995, 1998, 2001, 2004
and 2007. We also followed longitudinally to 2007 families who lived in twelve public housing
developments in 1995. During the time period covered by our investigation, six of those
developments were revitalized as mixed-income communities. They served as the freatment
group. The six developments that were not revitalized served as the control group. While there
are many studies of public housing assistance, we are not aware of any whose scope is as broad
as is the scope of this research report.

Appendix M of this Annual Report provides a full copy of the 2008 MTW Research Report which
covers findings for the period ending June 30, 2007.
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