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A small pictorial* below reflects resident achievements – graduations and homeownership 
 

 

 

*As released by and captured by ROSS/FSS members and service coordinators  

HACG CELEBRATES EDUCATION 
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B. Overview 
 

The Housing Authority of Columbus, Georgia (HACG) 

is a housing industry innovator located in the 

Chattahoochee Valley in Muscogee County, in western 

Georgia.  The city of Columbus sits approximately 90 

minutes southwest of Atlanta and ranks as the third 

largest city in Georgia. 
 

Columbus is home to major industry corporations such 

as AFLAC, Total Systems, RC Cola, and Fort Benning, as 

well as a growing state university, Columbus State 

University (originally founded as a junior college in 1958 

with one main campus, now is a state university with 3 satellite campuses and over 8,000 

students), and scores of small home town businesses. 
 

Columbus’ population is made up of citizens born and raised in Columbus, to families 

connected to Fort Benning, to families relocating to the area for employment reasons.  No 

matter how the Columbus citizenry came about, the population continues to grow and 

HACG continues to offer affordable housing choices to all families in the affordable 

housing market.  
 

 
 

HACG’s leadership’s continued focus on the agency’s future persistently positions the 

agency to be recognized as an affordable housing industry leader and that focus continues to 

merit prompt actions to address and resolve anticipated housing needs before they surface.  

Consequently, HACG’s leadership actively pursues affordable housing programs and other 

options that position HACG to be a sought after choice to meet unique, ever changing 
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housing needs, as well as provide flexibility to enter into partnerships to achieve housing 

goals and objectives for all stakeholders. 
 

HACG enjoys a high occupancy rating and Columbus citizens continue to seek out HACG 

properties to call home.  This is evidenced by the Satisfaction Survey results (below) shown 

over the last few years and includes a Wait List with more than 3,000 applicants for either 

the Housing Choice Voucher (clients) or the Public Housing (residents) Rental Assistance 

Programs. 
 

 
 

This phenomenal circumstance of high satisfaction ratings and a healthy wait list is directly 

attributed to the forward thinking of HACG leadership and its pursuit of programs and 

projects that continue to position HACG as a “home” destination.  Examples of programs 

and projects that position HACG in a favorable light include the Moving-to-Work (MTW) 

Demonstration Program, the Rental Assistance Demonstration (RAD) Program, Resident 

Opportunities for Self-Sufficiency (ROSS) Service Coordinators Program, Family Self-

Sufficiency (FSS) Programs, the George Foster Peabody Redevelopment Project, the 

Newton D. Baker Redevelopment Project, and the Booker T. Washington Redevelopment 

Project (in progress). 
 

These programs and projects have allowed HACG to offer services and solutions to its 

residents and the community at-large.  HACG was designated as a MTW agency in 

December 2012 and entered into a 5-year MTW Agreement with the United States 

Department of Housing and Urban Development (HUD) (effective July 3, 2013).  The 

agreement allows HACG to waive certain US statutes and HUD regulations governing 

Section 8 (Housing Choice) and Section 9 (Public Housing) Rental Assistance Programs.  

These waivers provide HACG the flexibility to introduce ideas and test theories to learn if 

the introduced idea provides a positive or negative impact to the agency and/or to the 

resident. 
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Whatever ideas that HACG introduces must be approved by HUD and must address at least 

one of the three statutory objectives which are listed below: 
 

1. Reduce cost and achieve greater cost effectiveness in federal expenditures; 

2. Give incentives to families with children whose heads of household are either 

working, seeking work, or are participating in a job training, educational, or 

other programs to assist in obtaining employment and becoming economically self-

sufficient; and 

3. Increase housing choices for low-income families. 

 

As a result of its MTW status, HACG is tracking the impact of the following approved ideas: 

 Waiving the minimum rent for homeless veterans that return to work; 

 Implementing a reduced rent calculation for homeless veterans that maintain jobs; 

 Excluding asset income from the income calculation when assets are less than 

$50,000; 

 Recertifying elderly and disabled households every 3 years, where households only 

have a fixed, stable income source(s); 

 Offering a reduced rent calculation to designated residents that return to work; 

 Providing a work incentive to designated households that return to and retain 

employment; 

 Eliminating child support income from the rent calculation; 

 Simplifying HCV utility allowance calculations for clarity; 

 Increasing the number of Rapid Rehousing Vouchers to house homeless families; 

 Providing higher valued vouchers to study if the larger amount impacts housing 

location selection and related decisions 
 

Around the same time frame of the MTW notification, HACG learned about its invitation to 

participate in RAD as well.  RAD allows PHAs to convert its public housing units to long-

term Project-Based Vouchers (PBVs).  This conversion effort will essentially convert its 

current conventional public housing units in Columbus and provide HACG with an 

increased flexibility to provide affordable housing choices to Columbus’ growing population. 
 

HACG receives grant awards for ROSS and FSS Programs.  Both programs promote self-

sufficiency and fund fulltime program coordinators to assist families in setting and achieving 

goals, as well as provide the guidance to remain focused on long-term goals and assist with 

removing obstacles and barriers to achieve short-term goals.  Almost 14% (490) of HACG 

residents have been impacted by the self-sufficiency programs.    
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The graph below shows the positive financial impact of HACG’s FSS Programs: 
 

 
 

HACG has begun the process of restructuring its portfolio and completed projects to date 

have transformed large, traditional public housing sites into award winning, mixed-income 

communities: Ashley Station (formerly known as George F. Peabody Apartments) and 

Arbor Pointe (formerly known as Newton D. Baker Village).  The success of these new 

developments combined with the escalating maintenance costs encouraged HACG and 

accelerated the “creation” of two other Low-Income Housing Tax Credit (LIHTC) 

communities, Patriot Pointe (formerly known as Alvah C. Chapman Homes) and Columbus 

Commons (currently known as Booker T. Washington Apartments).  These sites, scheduled 

to be completed by the end of fiscal year 2016, and their success will spur the exploration of 

other HACG sites to undergo future transformations. 
 

As a result of HUD approved initiatives related to MTW and to account for the changes to 

policy and procedures, HACG continues to update its Admission and Continued Occupancy 

Plan (ACOP) and its Administrative Plan (Admin Plan). 
 

HACG provides this document for public inspection/review and held public 

hearings/meetings for all interested parties to share their thoughts and comments.  The 

annual document was available for review and comment from March 5, 2015 through April 

4, 2015; and the Amendment to the Annual MTW Plan was available for public review from 

August 17, 2015 through September 15, 2015 at the following locations: 
 

 The Columbus Public Library, 3000 Macon Road (2nd floor reference desk); 

 HACG’s Central Office, 1000 Wynnton Road (front desk); 

 HACG’s Tenant Selection Office, 1180 Martin Luther King, Jr. Boulevard (front 

desk); 
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All comments received prior to April 9, 2015 and September 20, 2015, are incorporated into 

the Adopted Annual MTW Plan and the Amended Annual MTW Plan.  During fiscal year 

2016 (July 1, 2015 through June 30, 2016), HACG seeks to use the MTW Single-Fund 

flexibility authorization and to implement actionable techniques and appropriate strategies to 

meet stated management goals and objectives listed in its plan. 
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MTW SHORT-TERM GOALS AND OBJECTIVES 

 

The tables that follow list short-term MTW Goals and Objectives: 
 

 
 

Activity 

Number
Activity Name Quick Overview

Status as of 

December 31, 2014

2014.01 Community Choice

This activity was re-

proposed in the FY2015 

Plan due to significant 

changes

Please see 2015 short-term 

MTW Goals and Objectives

2014.02

Innovations to 

Reduce 

Homelessness

Issue 30 TBVs as Rapid 

Rehousing Vouchers on a 

referral basis with a priority 

preference for military 

veterans, offer a tiered rent 

incentive for military 

veterans that return to the 

workforce

30 Vouchers have been 

issued and 29 contracts 

have been signed.  1 of the 

29 contracts is signed by a 

military veteran

2014.03

Administrative 

Reform               

(Self-Certification 

Component 

Excludes HOPE VI 

and Mixed-Income 

Sites)

Allow PH & S8 households 

with assets below $50k to 

self-certify their assets 

annually after initial 

verification of their assets; 

disregard income from 

assets below $50k from the 

income calculation; allow 

S8 households to exceed 

the 40% of income cap for 

rent (but remain below 

50%). 

Self-certification forms 

were approved and 

incorporated into the PH & 

S8 examination process; 

40% income cap on rent 

was lifted, 336 S8 

households were allowed to 

exceed the 40% income cap

2014.04

Administrative 

Efficiencies  

(Excludes HOPE VI 

and Mixed-Income 

Sites)

Permit elderly/disabled 

households with a fixed, 

stable source of income to 

recertify on a triennial cycle

Elderly/Disabled families 

have been identified and 

placed on an every 3 year 

recertification cycle
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Activity 

Number
Activity Name Quick Overview

Status as of 

December 31, 2014

2014.05
Streamline HQS 

Inspections

Place properties that pass 

HQS on the initial or 2nd 

(1st re-inspection) 

inspection on a biennial 

inspection cycle, where the 

property owner and 

resident must self-certify 

the property in the "off" 

year; issue a $45.00 re-

inspection fee (per re-

inspection) on abated 

properties that require a 

3rd (2nd re-inspection) 

inspection or more before 

passing HQS

Properties have been placed 

on a biennial cycle; abated 

properties have been 

identified and charged for 

re-inspections (over $1,100 

collected)

2014.06
Rent Reform 

(Farley)

Increased minimum rent 

from $50.00 to $75.00 in 

2014; increases minimum 

rent from $75.00 to $100.00 

in 2015; provides rent 

incentive to residents that 

return to work (identified 

group), where rent 

calculations are tiered and 

phased over time back to 

30%; additionally, 

incentives are available to 

the group to assist in the 

retention of employment on 

a case-by-case basis

5 Families reported 

employment and placed on 

the first tier of the rent 

calculation, 26%
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The tables below captures the short-term MTW Goals and Objectives approved in the 2015 

Annual MTW Plan: 
 

 
 

Activity 

Number
Activity Name Quick Overview

Status as of 

December 31, 2014

2014.01 Community Choice

Issue 40 TBVs at 120% of 

FMR; issue 40 TBVs at 

120% of FMR with a 

location restriction, and 

issue 40 "regular" TBVs; 

monitor housing decisions 

and track impact of housing 

decisions.  Evaluation to be 

completed by Columbus 

State University' Social 

Research Center

This activity is a re-

proposal from FY2014 and 

was approved by HUD 

October 3, 2014; activity 

was implemented 

accordingly

2015.01

Eliminate Child 

Support Income 

from Rent 

Calculation      

(Public Housing 

Only, Excludes 

HOPE VI and 

Mixed-Income Sites)

Disregard child support 

income from rent 

calculation for PH residents 

only; evaluate whether 

disregarded income 

increases self-sufficiency 

and/or increases the 

number of child support 

income sources reported

This activity was approved 

by HUD October 3, 2014; 

activity will be 

implemented during 

annual recertification 

examinations

2015.02
Portability 

Restrictions

Limit households porting 

out of Columbus to 

verifiable employment 

reasons, as well as limit the 

number of port ins 

(absorption) to Columbus 

to verifiable employment 

reasons

This activity was approved 

by HUD October 3, 2014; 

activity will be 

implemented in late 

spring, after HACG 

converts its software
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HACG will focus on education and employment in future plans.  Meanwhile, the table 

below captures the planned short-term MTW Goals and Objectives for HACG, pending 

HUD approval for the 2016 Annual MTW Plan: 
 

 
 

 

 

 

 

Activity 

Number
Activity Name Quick Overview

Status as of 

December 31, 2014

2015.03

Simplify Utility 

Allowance (UA) 

Calculation 

(Housing Choice 

Only)

Reduce variations to utility 

allowances; reduce errors in 

utility calculations, and 

improve clarity of utility 

calculations to landlords 

and residents by presenting 

two options: 1) UA where 

tenant pays for services and 

2) UA where landlord pays 

for services

This activity was approved 

by HUD October 3, 2014; 

activity will be 

implemented in late 

spring, after HACG 

converts its software

2015.04

Cap Childcare 

Deductions 

(Excludes HOPE VI 

and Mixed-Income 

Sites)

Limit childcare deduction 

amounts to reimbursement 

rates consistent with GA 

Childcare And Parent 

Services (CAPS) rates - 

activity excludes mixed 

income properties that 

HACG manages and/or 

owns

This activity was approved 

by HUD October 3, 2014; 

activity will be 

implemented during 

annual recertification 

examinations

Activity 

Number
Activity Name Quick Overview Comments / Notes

2016.01

Next Step Vouchers 

(NSV, Housing 

Assistance for Youth 

Who Have Aged 

Out of Foster Care)

HACG plans to set aside up to 

10 vouchers for foster youth 

that "age" out of Foster Care in 

Muscogee County, GA.  The 

intent of the voucher is to help 

the aged out foster youth 

stabilize their living situation 

and avoid becoming homeless

Vouchers expire after 36 

months or the 23rd 

birthday, and may transition 

to a "regular" TBV 

provided that conditions of 

standing and "stability" are 

met
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 Under Activity 2016.03 – Project-Basing Flexibilities and through the 

implementation of MTW Authorization D.1.e, HACG requests to exceed the current 

25% per project/building caps imposed by regulations (50% per project cap for 

RAD); 

 Continue the multi-phase redevelopment of the Booker T. Washington (BTW) 

Development: 

o Phase 1 – Demolish the BTW site and construct a mixed-income site; 

 Northern portion of the site has been demolished – land clear, 

o Phase 1a – Develop Patriot Pointe (on the Alvah C. Chapman site), a new 

construction project with an Elderly Designation.  The project has a “Near 

Elderly” option for displaced BTW residents, who have a housing priority, 

Activity 

Number
Activity Name Quick Overview Comments / Notes

2016.02

Non-Competitive 

Project-Basing 

Process

Activity allows HACG to 

project-base Section 8 

assistance at current and future 

properties owned by HACG 

without competition

HACG has approval to 

project-base Section 8 

assistance at properties 

owned directly or indirectly 

by HACG without subject 

to competition

2016.03
Project-Basing 

Flexibilities

Activity allows HACG to 

exceed the 25% and/or 50% 

per building cap imposed by 

current project-based voucher 

regulations and/or RAD 

regulations

HACG revises this activity 

in order to remove the 

supportive services 

participation requirement 

associated with "excepted" 

units exceeding the 25% 

and/or 50% per building 

cap

2014.02

Innovations to 

Reduce 

Homelessness

The activity continues to 

address chronic homelessness 

in the community by adding 40 

more housing choice vouchers 

to the activity for use as MTW 

Rapid Rehousing Vouchers

HACG continues to 

partner with Home for 

Good in this referral-based 

activity to provide housing 

to the city's chronically 

homeless population

2015.03

Simplify Utility 

Allowance 

Calculations 

(Housing Choice 

Voucher Only)

The activity continues to apply 

a simplified utility allowance 

for TBV families and seeks to 

capture simplified utility 

allowances for PBV families by 

project

HACG seeks to include, 

but distinguish, PBV 

families and the need for 

separate utility allowance 

charts by project
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 Lease-up marketing activities have begun, 

 Phase 2 – Development of Columbus Commons (the northern half of BTW), a 106 

unit family site comprised of 60 HCV, 15 market, and 31 PH units will utilize MTW 

Authorizations that give HACG the flexibility to use MTW funds fungibly in this 

redevelopment project and MTW Authorization D.7.a that gives HACG the 

ability to project-base Section 8 assistance/units at Columbus Commons non-

competitively since HACG, through a wholly-owned subsidiary, owns the 

units (approved FY2016 Annual MTW Plan); 

 HACG re-proposed Activity 2014.02 – Innovations to Reduce Homelessness in its 

FY2016 Annual MTW Plan.  The activity was approved in HACG’s FY2014 Annual 

MTW Plan, where the activity seeks to impact the chronically homeless in the area 

through the use of tenant-based vouchers (TBVs) as MTW Rapid Rehousing 

Vouchers (RRVs).  The re-proposal of this activity is to show the addition of 

more TBVs to the program; 

o FY2014 and FY2015 approved 30 and 50 TBVs respectively as MTW RRVs, 

o FY2016 approved 40 TBVs as MTW RRVs (approved August 14, 2015), 

 HACG is re-proposing Activity 2015.03 – Simplify Utility Allowance Calculations 

(HCV Only).  The activity was approved in HACG’s FY2015 Annual MTW Plan, 

where the activity established a “simplified Section 8 utility allowance”.  HACG re-

proposes this activity: 1) HACG will keep the successful “simplified Section 8 utility 

allowance” program for its tenant-based voucher program; 2) HACG proposes to 

establish separate, site-based utility allowances for its project-based voucher program 

as authorized by MTW Authorization D.2.a, 
 

NON-MTW SHORT-TERM GOALS AND OBJECTIVES 
 

 Implement the mandated flat rent increase to 80% of the Fair Market Rent (FMR) as 

prescribed by PIH Notice 2014-12 (HA).  The table below reflects the FMR for the 

Columbus, GA-AL, Metropolitan Statistical Area (MSA) and the new flat rent: 
 

 
 

o Annual rent increases cannot exceed 35% of the current rent being charged.  

As a result, many flat rent increases will be phased in until the 80% goal is 

reached.  The table below shows a snapshot analysis on the impact of the 

mandated flat rent increase on HACG’s most populous flat rent amounts: 
 

0 BR 1 BR 2 BR 3 BR 4 BR 5 BR

2015 FMR - Columbus, GA-AL MSA 536$      628$      745$      1,026$   1,319$   1,517$   

New Flat Rent - 80% of FMR Mandate 429$      502$      596$      821$      1,055$   1,213$   

Category
Bedroom Size
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 HACG proposes to continue offering supportive services to its residents through its 

referral-based self-sufficiency programs, ROSS (Resident Opportunity for Self-

Sufficiency) and FSS (Family Self-Sufficiency) that link residents to local service 

providers.  In addition to the self-sufficiency programs, HACG sponsors NNCs 

(Neighborhood Network Centers) at its larger projects; 

o The FSS Program is grant funded annually; it is marketed at all HACG sites 

where resident participation is highly encouraged, but strictly voluntary; the 

program provides guidance and linkage to local services providers that 

corresponds to the participant’s Individual Training and Service Plan (ITSP) 

developed in concert with the FSS Coordinator, 

o HACG’s NNC Programs provide visitors with access to over 55 computers 

through 6 sites that focus on software classes (MS Office Programs) and 

hardware classes (novice level) to assist visitors in improving computer skills, 

o ROSS, another voluntary program, is marketed at all HACG sites and 

provides residents with “intense” guidance and linkage to local service 

providers in preparation for their “graduation” to the FSS Program (if 

desired).  Current statute prevents non-public housing residents from being 

“case managed”, but all activities, classes, and workshops are marketed to 

HACG residents and residents in communities adjacent to the site, 

 Cultivate relationships with service providers in order to continue providing and 

expand the provision of services offered to residents by referral.  A sampling of 

current service includes, aging in place, childcare, disability, financial literacy, general 

literacy, secondary (GED/HS) education, transportation, youth tutoring, and more, 

 A sampling of future services might include adolescent life skills, asset match, early 

childhood education, health and wellness, homeownership counseling (expanded 

component), integration of health and housing, post-secondary education assistance, 

youth leadership skills, and more 

 Continue the process of evaluating the portfolio and converting sites through RAD; 

o HACG received a full portfolio RAD conversion award January 7, 2014.  

HACG intends to convert its existing public housing units to RAD PBV 

units.  PH units gained through construction, purchase, rehabilitation, and 

other means may be proposed to HUD for RAD conversion at a later time. 

Populous 

Flat Rent 

Amounts

# of Units @ 

Flat Rent

2015 80% Flat 

Rent Amount

New Flat 

Rent     
(Year 1)

$ Impact 

on Family

New Flat 

Rent     
(Year 2)

$ Impact 

on Family

Two Year $ 

Impact on 

Family

221.00$              41 502.00$              298.00$        77.00$          402.00$        104.00$        181.00$              

236.00$              33 596.00$              319.00$        83.00$          431.00$        112.00$        195.00$              

260.00$              81 596.00$              351.00$        91.00$          474.00$        123.00$        214.00$              

295.00$              32 821.00$              398.00$        103.00$        537.00$        139.00$        242.00$              
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o HACG will comply with tenant protection enumerated in Section 1.6.C and 

1.6.D of Notice PIH-2012-32 (HA), REV-1 and successor Notices, as well as 

requests approval to offer, provide supportive services, as necessary, 

 HACG will perform cost-benefit analysis on its portfolio and 

proceed with the RAD conversion process as financially feasible 

 All site conversions are subject to funding availability and sites may 

change to meet funding sources requirements, 

 The table below reflects HACG plans to convert its PH units (in 

project numeric order, not priority or plan order) to RAD PBV units: 
 

 
 

Project Number Site Name 0 BR 1 BR 2 BR 3 BR 4 BR 5 BR Total Type of Units

GA 004000406 Luther Wilson 0 51 145 68 21 4 289 Family

GA 004000410 E.E. Farley 0 0 22 66 14 0 102 Family

GA 004000412 Brown Nicholson 28 71 1 0 0 0 100 Elderly / Disabled

GA 004000416 EJ Knight Gardens 0 40 0 0 0 0 40 Elderly / Disabled

GA 004000417 EJ Knight 0 0 52 0 0 0 52 Family

GA 004000418
Ashley Station - 

Phase I
0 28 36 9 0 0 73 Family

GA 004000418
Ashley Station - 

Phase II
0 51 21 1 0 0 73 Family / Elderly

GA 004000420 Arbor Pointe I 0 4 10 4 0 0 18 Family

GA 004000421 Arbor Pointe II 0 4 10 4 0 0 18 Family

GA 004000422
Cottages @ Arbor 

Pointe
0 19 0 0 0 0 19 Elderly

28 268 297 152 35 4 784

PUBLIC HOUSING UNITS PLANNED FOR IMMEDIATE CONVERSION

NUMBER OF UNITS, BEDROOM DISTRIBUTION, AND UNIT TYPE

IMMEDIATE RAD CONVERSION 

TOTAL:
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 Continue the multi-phase redevelopment of the Booker T. Washington (BTW) 

Development that includes offering supportive services through ROSS/FSS and/or 

similar programs, as well as, phases include: 

o Phase 1 – Demolish the BTW site and construct a mixed-income site; 

 HACG has been approved for tax credits to redevelop the aged, 

outdated site in similar fashion to tax credit developments at Newton 

D. Baker and George Foster Peabody that have transformed 

effectively to Arbor Pointe and Ashley Station respectively; 

o Phase 1a – Develop Patriot Pointe (former Alvah C. Chapman site), an 

Elderly structure with a “Near Elderly” option, where displaced BTW elderly 

have housing priority; 

  

 The “Near-Elderly” option  allows HACG to service displaced  BTW 

residents  between the ages of 50 to 61 years old, 

 The “Near-Elderly” option is consistent with the Agency’s  

affordable housing strategies, 

 A separate Wait List will be maintained by the site, which includes 

overall management tasks such as the application process, eligibility 

screening, the offering of the units, and other Wait List tasks.  

Meanwhile, HACG’s Tenant Selection Office will monitor and 

manage Housing Choice Voucher clients through a separate Wait 

List, 

Project Number Site Name 0 BR 1 BR 2 BR 3 BR 4 BR 5 BR Total Type of Units

GA 004000405 Warren Williams 0 16 102 39 0 0 157 Family

GA 004000405 George Rivers 0 24 0 0 0 0 24 Family

GA 004000407 Louis Chase 0 14 47 35 12 0 108 Family

GA 004000408 Elizabeth Canty 0 41 125 70 10 2 248 Family

0 95 274 144 22 2 537

28 363 571 296 57 6 1321

FUTURE RAD CONVERSION 

TOTAL:

RAD PH CONVERSION TOTAL:

PUBLIC HOUSING UNITS PLANNED FOR FUTURE CONVERSION

NUMBER OF UNITS, BEDROOM DISTRIBUTION, AND UNIT TYPE
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 As Patriot Pointe includes project-based vouchers, HACG is 

proposing to implement a site-based utility allowance for this 

project (pending approval of re-proposal of the 2015 MTW activity),  

 The 100 unit site is comprised of 71 HCV units, 5 market units, and 

24 public housing units, 

o Phase 2 – Development of Columbus Commons (the northern half of BTW) 

site for family housing (currently 60 HCV, 15 market, and 31 PH units); 

 HACG has received approval to utilize MTW authorizations that give 

HACG the flexibility to use MTW funds fungibly in this 

redevelopment project and to project-base Section 8 assistance/units 

at Columbus Commons non-competitively since HACG, through a 

wholly-owned subsidiary, owns the units, 

 A separate Wait List will be maintained by the site, which includes 

overall management tasks such as the application process, eligibility 

screening, the offering of the units, and other Wait List tasks.  

Meanwhile, HACG’s Tenant Selection Office will monitor and 

manage Housing Choice Voucher clients through a separate Wait 

List, 

 As Columbus Commons includes project-based vouchers, HACG is 

proposing to implement a site-based utility allowance for this 

project (pending approval of re-proposal of the 2015 MTW activity) 

 HACG proposes to adopt a local tenant selection preference, outside 

of its MTW Program, in its Administrative Plan for its Section 8 

Program that up to sixteen of the 106 units at Columbus Commons 

would have a first-priority preference as a result of the Olmstead 

Settlement Agreement.  The local preference is for “targeted 

individuals” who are target beneficiaries of the Settlement Agreement 

in the United States of America v. The State of Georgia, et al., C.A. 

No. 1:10-CV-249-CAP.  The local tenant selection preference will 

apply if fewer than 15% of the total units are occupied by those 

individuals (fewer than 16 units). 

 The Settlement Agreement, dated October 29, 2010, defines 

the population to be served under the Agreement (“targeted 

individuals”) as well as the services that are to be provided by 

the State of Georgia.  The GA Department of Behavioral 

Health and Developmental Disabilities (DBHDD) and the 

GA Department of Community Health (DCH) are signatories 

to the Settlement Agreement.  And under the Settlement 

Agreement, “targeted individuals” will be referred by the 

State of Georgia and services will be provided to the 

“targeted individuals” by the State of GA at no additional 

operating cost to the Columbus Commons development, 
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 HACG has developed a Memorandum of Understanding 

(MOU) with New Horizons Behavioral Health – a local 

supportive service provider and under the MOU, New 

Horizons will provide supportive services both to “Targeted 

Individuals” as well as for other residents participating in the 

public housing program and project-based voucher program; 

 Note: HACG will offer supportive services on a referral-based basis; 

services such as childcare, computer access, counseling, employment 

soft skills, financial literacy, health and wellness, and others will be 

offered to all residents, 

o Phase 3 – In February 2015, HACG received HUD approval for demolition 

disposition of the obsolete, outdated 392 PH unit development known as 

BTW.  Current plans involving the disposition of the southern half of the 

BTW site, consisting of 8.5+/ acres and includes HACG selling the property 

for Fair Market Value to be utilized for its highest and best use as established 

by a professional appraiser, 

 HACG proposes two fully vetted initiatives in the coming fiscal year at its MTW test 

site, E.E. Farley Apartment Homes.  The planned initiatives are as follows: 

o Early Education Initiative that will focus on pre-school aged (2 – 4) children, 

o An Integration of Health and Housing Initiative that will focus on all 

population segments on site, as well as the surrounding community, 

 Both initiatives listed above included community members, residents, 

and service providers at interest and planning meetings on the 

property and information has been presented to HACG’s Board of 

Commissioners; 

 Continue efforts to obtain vouchers to assist disabled and/or homeless families; 

o HACG’s objective is to actively pursue and accept vouchers that focus on 

helping the general population, as well as specific population segments; 

 HACG has partnered with the GA Department of Behavioral Health 

and Developmental Disabilities (DBHDD) to receive 100 Georgia 

Housing Vouchers (GHV) to assist in addressing emergency and 

temporary housing issues, which allow HACG to focus on rapid 

rehousing, 

 HACG has accepted 17 Veteran Affairs Supportive Housing (VASH) 

vouchers aimed to assist with the area’s homeless military population, 

 HACG will continue to explore Section 811 vouchers, which aid in 

providing Supportive Housing for Persons with Disabilities, 
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MTW LONG-TERM GOALS & OBJECTIVES 

 

Summarized succinctly, HACG’s long-term goals focus on categorizing its communities and 

introducing innovative ideas that promote cost effectiveness, self-sufficiency, and housing 

choice under the MTW Demonstration Program.  Both MTW and Non-MTW long range 

goals include exploring solutions to decrease homelessness and family displacement. 
 

In addition, HACG believes that any of its public housing units converted through RAD 

participation will only enhance community planning by converting long-term public housing 

units into long-term project-based voucher units.  Communities are categorized as follows: 
 

 Category One – Maintain: these are communities that are in good condition and 

will continue as public housing with future modernization as needed; 

 Category Two – Redevelop: these are communities that are experiencing 

functional or economic obsolescence.  These communities will be replaced as soon 

as HACG can assemble the required financial resources; 

 Category Three – Modernize: these communities are located in areas that are not 

conducive to redevelopment; nonetheless, these communities will receive 

considerable modernization and will be held as public housing until the real estate 

market is conducive to redevelopment. 

   

o Future MTW goals and objectives for HACG consideration is to implement the 

authority of previous HUD approved MTW authorizations and plan requests to 

secure MTW Authorizations that allow the Agency to maximize statutory MTW 

objectives.  Future MTW requests will be detailed as projects move further along: 

o Implement authority that allows HACG to spread annual events, such as 

reexaminations, inspections, and similar activities evenly throughout the 

calendar and/or fiscal year to balance workload demands and 

commitments of the Agency, 
 

NON-MTW LONG-TERM GOALS & OBJECTIVES 

 

 HACG received a full portfolio award January 7, 2014 and HACG intends to 

convert its entire public housing portfolio from PH units to  long-term PBV Section 

8 assisted units under the guidelines of PIH Notice 2012-32 REV 1 and any 

successor Notices.  Meanwhile, PH units gained through construction, purchase, 

rehabilitation, and/or other means will be considered for conversion from PH units 

to long-term PBV Section 8 assisted units at a later time, 

o Continue to strategically implement “rent bundling” to financially balance 

future RAD conversions of public housing sites to project-based voucher 

assisted sites, 
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o Exercise ability to accommodate families relocated due to the 

“modernization and renovations” as a result of RAD and other development 

activities, 

 Exercise ability to “correct” over-housed families that choose to 

return to the property and as a by-product of this correction, 

“correct” families that have become under-housed during the course 

of their tenancy, 

o HACG will provide supportive services as necessary; 
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II. OPERATING INFORMATION 
 

Currently, HACG provides access to affordable housing units through the administration of 

Housing Choice Vouchers and management of Public Housing units.  The table on the next 

page sorts the various types of housing assistance and the number of units by rental 

assistance category: 
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Housing Type Assignment Number of Units

Project-Based Vouchers Cottages @ Arbor Pointe 101

Project-Based Vouchers Arbor Pointe I 75

Project-Based Vouchers Arbor Pointe II 75

Project-Based Vouchers Willow Glen 28

279

Public Housing Booker T. Washington* 392

Public Housing Luther C. Wilson 289

Public Housing Elizabeth Canty 249

Public Housing Warren Williams 160

Public Housing Louis T. Chase 108

Public Housing E.E. Farley 102

Public Housing Brown Nicholson 100

Public Housing Ashley Station Phase I 73

Public Housing Ashley Station Phase II 73

Public Housing E.J. Knight 52

Public Housing E.J. Knight Gardens 40

Public Housing George Rivers 24

Public Housing Cottages @ Arbor Pointe 19

Public Housing Arbor Pointe I 18

Public Housing Arbor Pointe II 18

1,717

Single-Room Occupancy Job's House 60

60

Tenant-Based Vouchers City-wide 2,054

Tenant-Based Protection Vouchers City-wide 302

2,356

4,412

Project-Based Rental Assistance Columbus Villas 88

88

Veterans Affairs Supportive Housing City-wide 29

29

117

4,529

*Units being vacated for demolition and re-development

HACG's Housing Grand Total

Project-Based Rental Assistance (PBRA) Total

Project-Based Vouchers (PBVs) Total

Public Housing (PH) Total

Tenant-Based Vouchers (TBVs) Total

Single-Room Occupancy (SRO) Total

Veterans Affairs Supportive Housing (VASH) Total

HACG's MTW Housing Total

HACG's Non-MTW Housing Total
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The two-phased re-development of Booker T. Washington, which consists of 1) the 

demolition of Alvah Chapman Apartment Homes and the new construction of Patriot 

Pointe on the same parcel, and 2) the demolition of Booker T. Washington Apartment 

Homes and the new construction of Columbus Commons on the same parcel, is outside the 

current scope of HACG’s RAD conversion efforts.  Therefore, HACG anticipates that 24 

public housing units will be added to its portfolio in fiscal year 2016 and another 30+/- 

public housing units will be added once Columbus Commons is complete in fiscal year 2017. 

 

  

0 1 2 3 4 5 6+

Total Number of 

Units to be 

Removed

1074

Amp 9,10,11,12                GA 

004000418,20,21,22
201

Units are being removed from the public housing stock and converted to PBVs 

as a result of RADAshley Station I, II; Arbor Pointe 

I, II, III

PIC Dev. # / AMP 

and PIC Dev. Name

Number of Units to be 

Removed
Explanation for Removal

Amp 1 GA 004000402
392

The development has reached a point of overwhelming cost to operate and maintain. 

The structures are over 72 years old and have survived long past their designed cycle 

life.  The entire site is projected to be vacant by December 31, 2015; 192 + 200

PIC Dev. # /AMP

Amp 3,7,8 GA 

004000406,12,16,17
481

Units are being removed from the public housing stock and converted to PBVs 

as a result of RADWilson, Nicholson, EJ Knight 

Gardens, EJ Knight

Booker T. Washington

Planned Public Housing Units to be Removed During the Fiscal Year

Type Noted * X X
PIC Dev. Name

PIC Dev. # /AMP

Total Public Housing Units to be Added 24

* Select Population Type from:  Elderly, Disabled, General, Elderly/Disabled, Other

If Other, please describe: "Other" refers to near elderly designation received (50+)

PIC Dev. # /AMP
X

PIC Dev. Name
Type Noted * X

Type Noted * X X

Elderly, Other 6 18
Patriot Pointe

PIC Dev. Name

Adaptable

Amp 13 GA004000423
17 7 24

A.  MTW Plan:  Housing Stock Information

Planned New Public Housing Units to be Added During the Fiscal Year

# of UFAS Units

AMP Name and 

Number

Bedroom Size Total 

Units

Population 

Type *
Fully Accessible



 

The Housing Authority of Columbus, Georgia 26 2016 Annual MTW Plan 

 

 
 

  

961

1032

Patriot Pointe 71
Patriot Pointe is HACG's new elderly only project.  The project is the first 

phase of replacement housing for Booker T. Washington

N/A N/A N/A

New Housing Choice Vouchers to be Project-Based During the Fiscal Year

Property Name

Anticipated Number of 

New Vouchers to be 

Project-Based *

Description of Project

Anticipated Total 

New Vouchers to be 

Project-Based

71

Anticipated Total Number of 

Project-Based Vouchers 

Committed at the End of the 

Fiscal Year

Anticipated Total Number of 

Project-Based Vouchers 

Leased Up or Issued to a 

Potential Tenant at the End 

of the Fiscal Year

*New refers to tenant-based vouchers that are being project-based for the first time.  The count should only include agreements in which a 

HAP agreement will be in place by the end of the year.

N/A N/A N/A

N/A N/A N/A

In FY2016, approximately $223,151 in Capital Funds will be expended on the following areas: physical improvements, management 

improvements, PHA-wide non-dwelling structures and equipment, administration, operations, fees and cost, and Section 8 landlord 

payments.  About $2,438,071 in Capital Funds will also be spent on costs associated with the redevelopment of BTW (GA 004000402), 

where phase I and II of the project includes, but not limited to, demolition, relocation, consultants, non-dwelling structures and 

equipment, construction, and other reasonable and necessary costs required to complete the redevelopment of the site.  An estimated 

$54,785 in Capital Funds will also be expended on site software and fiber optic cables agency-wide, as well as funds to upgrade 

Neighborhood Network Centers agency-wide.

 Other Changes to the Housing Stock Anticipated During the Fiscal Year

HACG will continue to phase from a PHA with conventional PH units to a PHA with PBV units as a result of RAD.  Meanwhile, HACG 

anticipates that the completion of the BTW redevelopment will add PH units outside the scope of HACG's initial RAD application(s).

HACG will continue to redevelop the BTW site in phases.  The demolition of BTW will reduce the PH stock by 392; however, the 

redevelopment of the site will include 100 units for the elderly in phase I and 106 mixed-income units in phase II.  Housing stock 

changes continue from FY2015 and are projected to extend through FY2017.

As a result of its redevelopment activities at BTW, HACG was awarded 302 tenant-protection vouchers (TPV) in FY2015 to assist with the 

relocation of BTW residents

Examples of the types of other changes can include but are not limited to units that are held off-line due to the relocation of residents, units 

that are off-line due to substantial rehabilitation and potential plans for acquiring units.

General Description of All Planned Capital Fund Expenditures During the Plan Year
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Planned 

Number of Unit 

Months 

Occupied/ 

Leased***

14,136

29,003

0

48

43,188

B.  MTW Plan:  Leasing Information

0

Number of Units to be Occupied/Leased through Local, Non-Traditional, 

MTW Funded, Tenant-Based Assistance Programs **
4

Planned Number of Households Served at the End of the Fiscal Year

MTW Households to be Served Through:

Planned Number 

of Households to 

be Served*

Description of any Anticipated Issues Related to Leasing of Public Housing, Housing Choice Vouchers and/or Local, Non-

Traditional Units and Possible Solutions

Housing Program Description of Anticipated Leasing Issues and Possible Solutions

Housing Choice Vouchers HACG does not anticipate any leasing issues related to this program

HCV - Community Choice; Next 

Step Vouchers

HACG anticipates that there will be a delay in waiting for eligible referrals from DFCS, as well as "waiting" for youth 

to age out of foster care.  To minimize the lag time, HACG plans to provide quality "eligibility" training to DFCS case 

managers to allow pre-screenings and to create a "pipe line" of future youth

Reporting Compliance with Statutory MTW Requirements

If the PHA has been out of compliance with any of the required statutory MTW requirements listed in Section II(C) of the Standard MTW 

Agreement, the PHA will provide a narrative discussion and a plan as to how it will return to compliance.  If the PHA is currently in 

compliance, no discussion or reporting is necessary. 

N/A

Public Housing HACG does not anticipate any leasing issues related to this program

Total Households Projected to be Served 3,599

Federal MTW Public Housing Units to be Leased 1,178

Federal MTW Voucher (HCV) Units to be Utilized 2,417

Number of Units to be Occupied/Leased through Local, Non-Traditional, 

MTW Funded, Property-Based Assistance Programs **

***Unit Months Occupied/Leased is the total number of months the PHA has leased/occupied units, according to unit category during 

the fiscal year.

** In instances when a local, non-traditional program provides a certain subsidy level but does not specify a number of 

units/households to be served, the PHA should estimate the number of households to be served.

* Calculated by dividing the planned number of unit months occupied/leased by 12.
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Number of 

Households on 

Wait List

Wait List Open, 

Partially Open 

or Closed***

774 Closed

14 Partially Open

2,563 Open

Federal MTW Housing Choice Voucher 

Program
Community-wide

N/A

N/A

N/A

Rows for additional waiting lists may be added, if needed.

Community-wide Yes

HACG provides a "rolling" WL for its Public Housing Rental Assistance Program.  The PH WL is continuous in its acceptance of 

applications.

If Local, Non-Traditional Housing Program, please describe: 

No

Federal MTW Public Housing Units

Housing Program(s) * Wait List Type**

Are There Plans to 

Open the Wait List 

During the Fiscal Year

* Select Housing Program : Federal MTW Public Housing Units; Federal MTW Housing Choice Voucher Program;  Federal non-MTW Housing 

Choice Voucher Units; Tenant-Based Local, Non-Traditional MTW Housing Assistance Program; Project-Based Local, Non-Traditional MTW 

Housing Assistance Program; and Combined Tenant-Based and Project-Based Local, Non-Traditional MTW Housing Assistance Program.

** Select Wait List Types : Community-Wide, Site-Based, Merged (Combined Public Housing or Voucher Wait List), Program Specific (Limited by 

HUD or Local PHA Rules to Certain Categories of Households which are Described in the Rules for Program Participation), None (If the Program 

is a New Wait List, Not an Existing Wait List), or Other (Please Provide a Brief Description of this Wait List Type). 

*** For Partially Open Wait Lists, provide a description of the populations for which the waiting list is open.

A portion of HACG's HCVs have been earmarked for Activity 2014.01. The Wait List (WL) is used to solicit volunteer families to participate in and to replace families in the activity. 

Volunteering families may be randomly assigned to one of the 3 evaluation groups. Additionally, HCVs are planned for other activities and HACG anticipates that it will take about 24 

months to exhaust the WL. Therefore, HACG believes that the current WL is sufficient and plans to open the WL in June 2018.

A portion (80) of HACG's HCVs are dedicated as 'Rapid Rehousing Vouchers' for activity 2014.02 - Innovations to Reduce Homelessness.  The activity has 

earmarked 30 and 50 vouchers in FY14 and FY15 plans respectively. Vouchers are assigned on a referral basis, so the WL is considered partially open.

Wait List Information Projected for the Beginning of the Fiscal Year

C.  MTW Plan:  Wait List Information

Federal MTW Housing Choice Voucher 

Program
Program Specific Yes
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If Other Wait List Type, please describe: 

HACG elected to move away from a time, date stamp Wait List (WL) for its HCV Housing Program to a lottery selection WL on July 1, 

2014. However, due to HACG's need to install and upgrade its software system (move to Yardi) and HACG's commitment to convert 

much of its PH portfolio to PBVs through RAD, HACG will retain its current WL process (time, date stamp), evaluate the options of the 

software and impact of the RAD conversion on the WL before converting its WL to a lottery process.  Meanwhile, the Public Housing 

Wait List process will remain the same (time, date stamp).

If there are any changes to the organizational structure of the wait list or policy changes regarding the wait list, provide a narrative 

detailing these changes.

N/A

N/A

N/A
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III. PROPOSED MTW ACTIVITIES: HUD APPROVAL 

REQUESTED 
 

2016.01 – NEXT STEP VOUCHERS (NSV, HOUSING ASSISTANCE FOR 

YOUTH WHO HAVE AGED OUT OF FOSTER CARE) 
 

 

A. Description of Proposed MTW Activity: 
 

HACG is committed to helping the City of Columbus reduce its homeless population.  In its 

continued efforts to reduce the homeless population, HACG will join the Muscogee County 

Division of Family and Children Services (DFCS) office to house up to ten properly 

referred, eligible foster youth aging out of foster care.  This is in addition to the constructed 

permanent-supportive housing units, the establishment of “rapid rehousing vouchers”, and 

the plans to construct more units and dedicate more vouchers to the homeless reduction 

efforts. 
 

HACG introduces this activity to reduce homelessness created by foster youth who have 

aged out of foster care.  In general terms, when a foster youth reaches 18 years of age they 

exit the system and often lack the independent living skills and guidance to “make it” on 

their own.  Thusly, some aged out foster youth end-up homeless.  HACG seeks to earmark 

up to 10 Tenant-Based Vouchers (TBVs) to house aged out foster youth for up to 36 

months or until age 23, whichever comes first.  HACG will also require voucher-holders 

under this activity to begin, continue, and/or maintain appointments and visits with social 

service providers as recommended by assessment to assist these families in the preparation 

of living independently and creating a stable living environment. 
 

HACG will not issue any vouchers, nor renew any voucher contracts to families (foster 

youth) that refuse or withdraw from appropriate service-level case management, including 

the refusal to become employed for at least 20 hours per week and/or enroll in and actively 

attend school or a job training program or any combination that achieves the 20 hour 

minimum.  HACG will give voucher holding youths under this activity up to 6 months to 

meet the requirements.  Youths that refuse to meet or withdraw from meeting the 

employment/enrollment requirement will not have their contract renewed.  Those youths 

falling into this category will not be considered for another voucher for a minimum of 12 

months. 
 

Vouchers issued under this activity are not portable, subject to minimum rent, and 

conventional rent calculations (10% of gross income or 30% of adjusted gross income). 
 

Voucher-holders that are in good standing, which includes stabilization, working at least 20 

hours per week, landlord recommendation, and similar factors may be given a preference 

and placed on the Wait List to transition to a “regular” voucher.  Consideration for 

transition to “regular” vouchers will be evaluated annually, but not before 12 months on a 
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NSV.  HACG reserves the authority to extend NSVs up to 12 months to allow fulltime 

students to complete their degree. 
 

HACG will offer vouchers to house up to 10 eligible foster youth that are properly vetted 

and referred by DFCS.  Foster youth that do not qualify for a NSV may be referred to 

Home for Good to have their housing needs considered through HACG Activity 2014.02 - 

Innovations to Reduce Homelessness.  Both voucher alternatives require voucher applicants 

to qualify under HACG requirements and corresponding rules and/or regulations. 
  

Overall, this activity requires a strong working partnership between HACG and the local 

DFCS office, where HACG will administer the vouchers and DFCS will refer the foster 

youth to HACG.  An expanded overview of the process resembles the following: 
 

 Collaboration between HACG, DFCS, and others (i.e., Home for Good, landlords, 

etc…) to jointly create measurable goals and standards for success and to jointly 

create forms and processes, which may be achieved through regular meetings and 

trainings; 

 Referral process between HACG and DFCS, where both agencies will establish 

points-of-contact to expedite the housing/referral process, through pre-screenings 

and other measures administered by DFCS prior to referrals (other agencies will refer 

to DFCS for referral to HACG).  HACG will finalize eligibility of referrals and issue 

NSV as appropriate; 

 Operation may consist of joint orientations to explain benefits from both agencies, 

the incorporation of technology, including text messaging, lease-up scenarios where 

HACG works with landlords to explain goal of NSVs and “address” riskier tenants 

in advance, as well as include an extension of benefits by HACG and DFCS. Time 

limits will be addressed through activity and/or the Administrative Plan. 
 

 

B. Describe How Activity Will Achieve One or More of the Statutory Objectives: 
 

Currently, youth that age out of foster care in Muscogee County are sent to Atlanta or 

eastern Alabama.  Therefore, this activity will fill a void in the foster care placement options 

in the area and achieves statutory objective #3) Increase Housing Choices for low-

income families. 
 

 

C. Identify and Discuss the Anticipated Impact of Activity on Stated Objectives: 
 

Since aging out youth are placed in eastern Alabama and the metro Atlanta area, HACG 

anticipates that the impact of the activity offers a local placement option to add an 

opportunity of consistency and stability for some foster youth and the activity positively fills 

a void in the foster care placement process.  The activity increases the housing choice in 

the area and the local housing option prevents immediate homelessness for aging-out youth.  

The impact of the activity may also prevent long-term homelessness as foster youth will no 
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longer have to move from place-to-place and the reduction in movement may allow foster 

youth to “stabilize” and build upon the support group that they have established in the area. 
 

 

D. Anticipated Schedules for Achieving the Stated Objectives: 
 

 HACG anticipates issuing all ten 10 NSVs during fiscal year 2016: 

o July – August, receive plan approval; 

o September – October, workout a Memorandum of Agreement (MOA) with 

DFCS; 

o November – December, meet, train, and cross-train HACG and DFCS 

employees; 

o January 2016 – conduct joint orientation with DFCS, begin to receive DFCS 

referrals 
 

 

E. Standard HUD Metrics that HACG Anticipates as a Result of Activity: 
 

CE #4 – Increase in Resources Leveraged 

SS #1 – Increase in Household Income 

SS #3 – Increase in Positive Outcomes in Employment Status 

SS #4 – Households Removed from TANF 

SS #5 – Households Assisted by Services that Increase Self-Sufficiency 

SS #8 – Households Transitioned to Self-Sufficiency 

HC #7 – Households Assisted by Services that Increase Housing Choice 
 

 

F. Baseline Performance Level for Each Metric (a numeric value) Prior to 

Implementation of MTW Activity: 
 

 
 

 

Unit of Measurement Baseline Benchmark Outcome Benchmark Achieved?

Amount of funds leveraged 

in dollars (increase).

Amount leveraged prior to 

implementation of the 

activity (in dollars). This 

number may be zero.

Expected amount leveraged 

after implementation of the 

activity (in dollars).

Actual amount leveraged 

after implementation of the 

activity (in dollars).

Whether the outcome 

meets or exceeds the 

benchmark.

Amount of funds leveraged 

in dollars (increase).
 $                                    -   TBD TBD TBD

CE #4: Increase in Resources Leveraged

Unit of Measurement Baseline Benchmark Outcome Benchmark Achieved?

Average earned income of 

households affected by this 

policy in dollars (increase).

Average earned income of 

households affected by this 

policy prior to 

implementation of the 

activity (in dollars).

Expected average earned 

income of households 

affected by this policy prior 

to implementation of the 

activity (in dollars).

Actual average earned 

income of households 

affected by this policy prior 

to implementation (in 

dollars).

Whether the outcome 

meets or exceeds the 

benchmark.

Average earned income of 

households affected by this 

policy in dollars (increase).

 $                                    -   TBD TBD TBD

SS #1: Increase in Household Income
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Unit of Measurement Baseline Benchmark Outcome Benchmark Achieved?

Report the following 

information separately for 

each category:

(1)  Employed Full- 

Time

(2) Employed Part- 

Time

(3) Enrolled in an  

Educational  Program

(4) Enrolled in Job  

Training  Program

(5)  Unemployed

(6)  Other

Percentage of total work-

able households in 

<<category name>> prior 

to implementation of 

activity (percent). This 

number may be zero.

Expected percentage of 

total work-able households 

in <<category name>> 

after implementation of the 

activity (percent).

Actual percentage of total 

work-able households in 

<<category name>> after 

implementation of the 

activity (percent).

Whether the outcome 

meets or exceeds the 

benchmark.

0 0 TBD TBD

0% 0% TBD TBD

0 3 TBD TBD

0% 30% TBD TBD

0 1 TBD TBD

0% 10% TBD TBD

0 3 TBD TBD

0% 30% TBD TBD

0 7 TBD TBD

0% 70% TBD TBD

(2) Employed Part- Time

(3) Enrolled in an  

Educational  Program

(4) Enrolled in Job  

Training  Program

(5)  Unemployed

(1)  Employed Full- Time

SS #3: Increase in Positive Outcomes in Employment Status

Report the Baseline, Benchmark and Outcome data for each type of employment status for those head(s) of households affected by the self-sufficiency activity.

Head(s) of households in 

<<category name>> prior 

to implementation of the 

activity (number). This 

number may be zero.

Expected head(s) of 

households in <<category 

name>> after 

implementation of the 

activity (number).

Actual head(s) of 

households in <<category 

name>> after 

implementation of the 

activity (number).

Whether the outcome 

meets or exceeds the 

benchmark.
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Unit of Measurement Baseline Benchmark Outcome Benchmark Achieved?

Number of households 

receiving TANF assistance 

(decrease).

Households receiving 

TANF prior to 

implementation of the 

activity (number)

Expected number of 

households receiving 

TANF after 

implementation of the 

activity (number).

Actual households 

receiving TANF after 

implementation of the 

activity (number).

Whether the outcome 

meets or exceeds the 

benchmark.

Number of households 

receiving TANF assistance 

(decrease).

0 5 TBD TBD

SS #4: Households Removed from Temporary Assistance for Needy Families (TANF)

Unit of Measurement Baseline Benchmark Outcome Benchmark Achieved?

Number of households 

receiving services aimed to 

increase self sufficiency 

(increase).

Households receiving self 

sufficiency services prior to 

implementation of the 

activity (number).

Expected number of 

households receiving self 

sufficiency services after 

implementation of the 

activity (number).

Actual number of 

households receiving self 

sufficiency services after 

implementation of the 

activity (number).

Whether the outcome 

meets or exceeds the 

benchmark.

Number of households 

receiving services aimed to 

increase self sufficiency 

(increase).

0 10 TBD TBD

SS #5: Households Assisted by Services that Increase Self Sufficiency

Unit of Measurement Baseline Benchmark Outcome Benchmark Achieved?

Number of households 

transitioned to self 

sufficiency (increase). The 

PHA may create one or 

more definitions for "self 

sufficiency" to use for this 

metric. Each time the PHA 

uses this metric, the 

"Outcome" number should 

also be provided in Section 

(II) Operating Information 

in the space provided.

Households transitioned to 

self sufficiency (<<PHA 

definition of self-

sufficiency>>) prior to 

implementation of the 

activity (number). This 

number may be zero.

Expected households 

transitioned to self 

sufficiency (<<PHA 

definition of self-

sufficiency>>) after 

implementation of the 

activity (number).

Actual households 

transitioned to self 

sufficiency (<<PHA 

definition of self-

sufficiency>>) after 

implementation of the 

activity (number).

Whether the outcome 

meets or exceeds the 

benchmark.

Number of households 

transitioned to self 

sufficiency (increase). The 

PHA may create one or 

more definitions for "self 

sufficiency" to use for this 

metric.

0 0 TBD TBD

SS #8: Households Transitioned to Self Sufficiency
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Unit of Measurement Baseline Benchmark Outcome Benchmark Achieved?

Number of households 

receiving services aimed to 

increase housing choice 

(increase).

Households receiving this 

type of service prior to 

implementation of the 

activity (number). This 

number may be zero.

Expected number of 

households receiving these 

services after 

implementation of the 

activity (number).

Actual number of 

households receiving these 

services after 

implementation of the 

activity (number).

Whether the outcome 

meets or exceeds the 

benchmark.

Number of households 

receiving services aimed to 

increase housing choice 

(increase).

0 10 TBD TBD

HC #7: Households Assisted by Services that Increase Housing Choice
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G. Give the Yearly Benchmarks for Each Metric (a numeric value): 
 

 
 

H. Describe the Final Projected Outcome(s) of the MTW Activity for Each 

Metric: 
 

Final projected outcome for the MTW Activity for each metric in the table under item G will 

be captured in the 2016 Annual MTW Report. 

Unit Measurement Baseline FY2016 FY2017 FY2018 FY2019 FY2020

Amount of funds leveraged  $              -    TBD  TBD  TBD  TBD  TBD 

Rental revenue in dollars  $              -    TBD  TBD  TBD  TBD  TBD 

Average earned income of 

households affected by this 

policy in dollars

 $              -    TBD  TBD  TBD  TBD  TBD 

Percentage of total work-

able households employed 

fulltime

0.00% 0.00%  TBD  TBD  TBD  TBD 

Percentage of total work-

able households employed 

part time

0.00% 30.00%  TBD  TBD  TBD  TBD 

Percentage of total work-

able households enrolled in 

an educational program

0.00% 10.00%  TBD  TBD  TBD  TBD 

Percentage of total work-

able households enrolled in 

a job training program

0.00% 30.00%  TBD  TBD  TBD  TBD 

Percentage of total work-

able households 

unemployed

0.00% 70.00%  TBD  TBD  TBD  TBD 

Number of households 

receiving TANF assistance 

(decrease).

0 10 TBD TBD TBD TBD

Number of households 

receiving services aimed to 

increase self sufficiency 

(increase).

0 10 TBD TBD TBD TBD

Number of households 

transitioned to self 

sufficiency (increase).

0 0 TBD TBD TBD TBD

Number of households 

receiving services aimed to 

increase housing choice 

(increase).

0 10 TBD TBD TBD TBD

Annual Benchmark
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I. Give the Data Source from which Metric Data will be Compiled: 
 

HACG will use data collected by and reported by the Muscogee County DFCS office, as well 

as data collected by HACG Occupancy Specialists at intake, annual, and interim 

recertification examinations, and reports produced by the agency database. 
 

 

J. Cite the Authorization(s) that give the Flexibility to Conduct the Activity: 
 

Authorization D.2.d - …implement term limits for HCV units… 

Authorization D.3.a - …authorized to determine income qualifications for participation… 

Authorization D.3.b - …authorized to…implement…policy for verifying family… 

Authorization D.4 - …authorized to determine…tenant selection procedures… 

Authorization E - …authorized to operate…existing self-sufficiency…programs…establish 

mandatory self-sufficiency participation… 
 

 

K. Explain Why the Cited Authorization(s) is/are Needed to Engage in this 

Activity: 
 

Requested authorizations are needed in order for HACG to extend vouchers to youth who 

have aged-out of foster care to: 

 Set term limits of the vouchers; 

 Determine income limits; 

 Verify family income and composition; 

 Determine tenant selection procedures, as well as 

 Mandate self-sufficiency participation to galvanize success of the voucher holder. 
 

 

L. Additional Information for Rent Reform Activities: 
 

This activity does not meet the rent reform definition. 
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2016.02 – NON-COMPETITIVE PROJECT-BASING PROCESS  
 

 

A. Description of Proposed MTW Activity: 
 

Over the last decade, HACG has been deliberate and systematic in its portfolio revitalization 

approach by taking advantage of available funding sources and, more recently, MTW 

Authorizations.  This activity furthers the goals established by HACG over 15 years ago by 

requesting the approval of MTW Authorization related to Non-Competitive Project-Basing 

Process for immediate use at Booker T. Washington (BTW)-Chapman Phase II/Columbus 

Commons (Columbus Commons) and future use at other projects of similar strategy and 

technique so that HACG may achieve HUD approval and financial closing. 
 

Activity 2016.02 will assist HACG, the current owner of BTW, to redevelop the BTW 

Apartments, one of its most functionally obsolete, outdated, and high maintenance 

properties in its portfolio.  HACG will indirectly control the owner of the Columbus 

Commons.  Through a wholly-owned subsidiary, HACG will serve as the general partner of 

the owner, a Low-Income Housing Tax Credit (LIHTC) partnership that will build a 

modern, highly energy-efficient earth craft certified, low maintenance structure that contains 

60 HCV units and advances HACG’s mission.  HACG is the sole owner of HACG Booker 

T. Washington II GP, Inc., which is the general partner of BTW-Chapman Phase II, L.P., 

which is the owner of Columbus Commons.  Further, HACG will retain a purchase option 

and right of first refusal on the BTW Phase II/Columbus Commons project.  Also, HACG 

seeks to apply this non-competitive process authorization immediately to the Columbus 

Commons project.  In addition, HACG intends to apply the activity to RAD and short and 

long-term future projects that will allow HACG to develop, revitalize, and manage 

contemporary housing communities and apply for and accept state, federal, and private 

opportunities that assist Public Housing Authorities (PHAs) in addressing local housing 

needs. 
 

HACG is obliged to meet at least one of the three statutory objectives of the MTW 

Demonstration Program – Cost Efficiency, Resident Incentives, and Expanding Housing 

Choice in its requests of MTW Authorizations to implement activities.  For the current 

project, Columbus Commons, as well as future developments of similar strategy and 

approach, HACG is introducing Non-Competitive Project-Basing Process as an activity to 

capture an authorization needed for RAD, project-basing, and similar non-competitive 

process activities that are in line with HACG’s business model and housing strategy. 
 

HACG intends to use MTW Authorization D.7.a in Attachment C, which authorizes 

HACG “to project-base Section 8 assistance at properties owned directly or indirectly by the 

Agency that are not public housing, subject to HUD’s requirement regarding subsidy 

layering. . . .  Project-based assistance for such owned units does not need to be 

competitively bid. . .”  Under the authorization, HACG intends to assign 60 project-based 

vouchers through a Housing Assistance Payments contract with the owner of Columbus 
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Commons, without competition, and further, to assign project-based vouchers to other 

similar projects in the future without competition. 
 

 

B. Describe How Activity Will Achieve One or More of the Statutory Objectives: 
 

The activity will achieve the following statutory objectives: #1) Cost Efficiency, to enable 

HACG to take advantage of special financing and leverage low-income housing tax credits 

and other resources which reduce the cost to the federal government of preserving 

affordable housing assets; and #2) Increasing Housing Choice, by ensuring that low-

income residents will have modern, efficient, high-quality affordable housing units as a 

housing option rather than the prospect of removing these units from the portfolio and 

replacing them with portable vouchers. 
 

 

C. Identify and Discuss the Anticipated Impact of Activity on Stated Objectives: 
 

The activity will assist HACG in securing funding that will allow it to redevelop one of its 

most functionally obsolete, outdated, high maintenance properties in its portfolio and to 

replace it with a modern, highly energy-earth craft certified, low maintenance structure that is 

consistent with HACG’s mission to develop, revitalize, and manage contemporary housing 

communities.   
 

Also, the activity will allow HACG to take advantage of private financing and leverage tax 

credit equity, which clearly demonstrates prudent planning and fiscal efficiency by 

positioning HACG to apply for and accept state, federal, and private opportunities that assist 

Public Housing Authorities (PHAs) in addressing local housing needs in future endeavors. 
 

Time is of the essence for this existing property, BTW, and this activity will also be 

important as well for future projects.  Without approval of this activity, HACG loses 

financial resources and valuable construction time. 
 

 

D. Anticipated Schedules for Achieving the Stated Objectives: 
 

 HACG anticipates achieving the stated objectives as soon as possible: 

o Anticipate immediately implementing activity with Patriot Pointe, Columbus 

Commons, and RAD conversion projects upon notification of authorization 

approval, as well as with future properties as applicable 
 

 

E. Standard HUD Metrics that HACG Anticipates as a Result of Activity: 
 

CE #1 – Agency Cost Savings 

CE #2 – Staff Time Savings 
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F. Baseline Performance Level for Each Metric (a numeric value) Prior to 

Implementation of MTW Activity: 

 
 

 
 

 

G. Give the Yearly Benchmarks for Each Metric (a numeric value): 

 
 

 

H. Describe the Final Projected Outcome(s) of the MTW Activity for Each 

Metric: 
 

Final projected outcome of the MTW Activity for each metric in the table under item G will 

be captured in the 2016 Annual MTW Report. 
 

 

I. Give the Data Source from which Metric Data will be Compiled: 
 

HACG will use data collected by and reported by HACG Occupancy Specialists at intake, 

annual, and interim recertification examinations, and reports produced by the agency’s 

software database. 

Unit of Measurement Baseline Benchmark Outcome Benchmark Achieved?

Total cost of task in dollars 

(decrease).

Cost of task prior to 

implementation of the 

activity (in dollars).

Expected cost of task after 

implementation of the 

activity (in dollars).

Actual cost of task after 

implementation of the 

activity (in dollars).

Whether the outcome 

meets or exceeds the 

benchmark.

Total cost of task in dollars 

(decrease).
TBD TBD TBD TBD

CE #1: Agency Cost Savings

Unit of Measurement Baseline Benchmark Outcome Benchmark Achieved?

Total time to complete the 

task in staff hours 

(decrease).

Total amount of staff time 

dedicated to the task prior 

to implementation of the 

activity (in hours).

Expected amount of total 

staff time dedicated to the 

task after implementation 

of the activity (in hours).

Actual amount of total staff 

time dedicated to the task 

after implementation of the 

activity (in hours).

Whether the outcome 

meets or exceeds the 

benchmark.

Total time to complete the 

task in staff hours 

(decrease).

TBD TBD TBD TBD

CE #2: Staff Time Savings

Unit of Measurement Baseline FY2016 FY2017 FY2018 FY2019 FY2020 FY2021

Total cost of task in dollars 

(decrease).
TBD TBD TBD TBD TBD TBD

Total time to complete the 

task in staff hours 

(decrease).

TBD TBD TBD TBD TBD TBD

Annual Benchmark
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J. Cite the Authorization(s) that give the Flexibility to Conduct the Activity: 
 

 Authorization D.7.a - . . . authorized to project-base Section 8 assistance at 

properties owned directly or indirectly by the Agency that are not public housing. . 

.Project-based assistance for such owned units does not need to be competitively 

bid, . . . 
 

 

K. Explain Why the Cited Authorization(s) is/are Needed to Engage in this 

Activity: 
 

 The authorization is needed because with it, it will enable HACG to more effectively 

use its resources and without the authorization, HACG would need to go through 

the regular competitive process, which would result in more cost and staff time 
 

 

L. Additional Information for Rent Reform Activities: 
 

This activity does not meet the rent reform definition.  
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2016.03 – PROJECT-BASING FLEXIBILITIES  
 

 

A. Description of Proposed MTW Activity: 
 

Project-based voucher regulations place a 25% cap on project-based units per multi-family 

building in complexes serving families.  However, if an owner provides supportive services 

and requires families living in units above the 25% cap to participate in those services, the 

regulations allow for an exception to the 25% cap.  The same concept applies to units 

converted to project-based assistance under RAD; however, RAD places a 50% cap on the 

project-based voucher units. 

   

This activity, Project-Basing Flexibilities, will allow HACG to project-base more than 

25% (or in the case of RAD, more than 50%) of the units in an existing building in multi-

family complexes without requiring families in “excepted” units to participate in supportive 

services.  Families will be made aware of and encouraged to participate in supportive services 

offered by owners, however, participation in those services is not mandatory. 
 

The authorization will enable HACG to waive the participation requirement attached to 

current project-based voucher regulations for exceeding the 25% per building cap (or 50% 

cap on RAD) on project-based units.  HACG will maintain that services must be available 

and families must be made aware of and strongly encouraged to participate in those services, 

but participation will not be formally required. 
 

 

 

B. Describe How Activity Will Achieve One or More of the Statutory Objectives: 
 

The proposed MTW activity will achieve the following statutory objective: #3) Increasing 

Housing Choice.  It will reduce administrative burden by removing the compliance 

monitoring that the Agency would need to do for families living in the “excepted” units (i.e., 

units above the 25% cap, or RAD units above the 50% cap). 
 

 

C. Identify and Discuss the Anticipated Impact of Activity on Stated Objectives: 
 

The anticipated impacts of the activity on stated objectives include: 

 An increase in housing choices for low-income families by making the units more 

attractive to families who may choose not to accept or do not need supportive 

services,  

 A neutral impact in the number of low-income families who voluntarily participate in 

offered services, 

 A reduction in the administrative burden that would be associated with creating and 

carrying out an enforcement plan of required participation services; 
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D. Anticipated Schedules for Achieving the Stated Objectives: 
 

 HACG anticipates achieving the stated objectives as soon as possible: 

o Anticipate immediately implementing activity at RAD conversion projects 

upon notification of authorization approval, as well as at Arbor Pointe, 

Ashley Station, Columbus Commons, and  future project-based voucher 

properties as applicable 
 

 

E. Standard HUD Metrics that HACG Anticipates as a Result of Activity: 
 

HC #4 
 

 

F. Baseline Performance Level for Each Metric (a numeric value) Prior to 

Implementation of MTW Activity: 
 

 
 

 

G. Give the Yearly Benchmarks for Each Metric (a numeric value): 

 
 

 

H. Describe the Final Projected Outcome(s) of the MTW Activity for Each 

Metric: 
 

Final projected outcome of the MTW Activity for each metric in the table under item G will 

be captured in the 2016 Annual MTW Report. 
 

 

  

Unit of Measurement Baseline Benchmark Outcome Benchmark Achieved?

Number of households at 

or below 80% AMI that 

would lose assistance or 

need to move (decrease). If 

units reach a specific type 

of household, give that type 

in this box.

Households losing 

assistance/moving prior to 

implementation of the 

activity (number).

Expected households losing 

assistance/moving after 

implementation of the 

activity (number).

Actual households losing 

assistance/moving after 

implementation of the 

activity (number).

Whether the outcome 

meets or exceeds the 

benchmark.

HC #4: Displacement Prevention

Unit Measurement Baseline FY2016 FY2017 FY2018 FY2019 FY2020

Number of households at 

or below 80% AMI that 

would lose assistance or 

need to move (decrease).

TBD TBD TBD TBD TBD TBD

Annual Benchmark
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I. Give the Data Source from which Metric Data will be Compiled: 
 

HACG will use data collected by and reported by HACG’s Housing Managers and 

Occupancy Specialists, as well as reports generated by the agency’s software database. 
 

 

J. Cite the Authorization(s) that give the Flexibility to Conduct the Activity: 
 

 D.1.e – “…authorized to determine the percentage of housing voucher assistance 

that it is permitted to project-base, and criteria for expending funds for physical 

improvements on those units that differs from the percentage and criteria 

requirements currently mandated in the 1937 Act …”; 
 

 

K. Explain Why the Cited Authorization(s) is/are Needed to Engage in this 

Activity: 
 

 The authorizations are needed to enable HACG to effectively exceed the 25% per 

building cap imposed by current project-based voucher regulations and remove the 

participation requirement of families living in the “excepted” units above the cap, 

and without the authorizations, HACG would be tasked with the administrative 

burden associated with creating and carrying out an enforcement plan of required 

participation in services that would result in more time, higher cost, lower efficiency, 

and less effectiveness for the Agency and use of federal dollars. 
 

 

L. Additional Information for Rent Reform Activities: 
 

This activity does not meet the rent reform definition.  
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2014.02 Innovations to Reduce Homelessness (Re-Proposed) 
 

This activity intends to create a program with vouchers and units to house chronically 

homeless families, where the vouchers and/or units that link chronically homeless families to 

supportive services designed to promote a stable living environment and address/increase 

independent living skills for chronically homeless families.  Due to developed partnerships, 

HACG has been able to expand this activity sooner than initially expected.  For example, a 

partnership with the GA Department of Behavioral Health and Developmental Disabilities 

(DBHDD) allows HACG to focus its vouchers on rapid rehousing, while DBHDD 

addresses emergency and temporary housing situations with its vouchers.  Consequently, this 

partnership permits HACG with the option to commit more vouchers to its rapid rehousing 

initiative.  The vouchers/units committed to date breaks down as follows: 
 

 Fiscal Year 2014 – 30 TBVs coded as Rapid Rehousing Vouchers (RRVs) 

 Fiscal Year 2015 – 50 TBVs coded as Rapid Rehousing Vouchers (RRVs) 

 Fiscal Year 2016 – 40 TBVs coded as Rapid Rehousing Vouchers (RRVs) 
 

  The requirements of the activity will apply to “new” participants (from FY2016 Plan 

approval forward) assigned a Rapid Rehousing Voucher (includes re-issued vouchers).  

o Vouchers issued under this activity require case management, 

 HACG requires voucher-holders under this activity to begin, 

continue, and/or maintain appointments and visits with social service 

providers as recommended by assessment to assist voucher-holding 

families to move closer to achieving a stable living environment; 

 HACG will not renew any voucher contracts for voucher-holding 

families that refuse or withdraw from appropriate service-level case 

management as recommended by assessment; 

 Approved voucher-holding families that refuse or withdraw from 

appropriate service-level case management, will not be reconsidered 

for another voucher for 12 months.  Twelve months of continued 

case management documentation may be required for consideration; 

o Vouchers issued under this activity are not portable 
 

In addition the activity places a special emphasis on military veterans, where veterans are a 

priority preference and newly employed veterans are eligible for employment incentives. 
 

Employment incentives for veterans include: 

 Waiving the minimum rent to assist veterans in focusing on employment (first 12 

months) 
 

Employment incentives for “unemployed” veterans that gain employment while in the 

“program” include: 

 Employment – tiered rent calculation (veteran’s only) 

o 26% rent calculation for 12 months – year 1 
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o 27% rent calculation for 12 months – year 2 

o 28% rent calculation for 12 months – year 3 

o 29% rent calculation for 12 months – year 4 

o 30% rent calculation for 12 months – year 5 
 

Activity update: HACG continues to work with Home for Good and is a part of the 

Columbus-Muscogee/Russell County Continuum of Care (CoC), which is participating in 

the National Initiative Zero: 2016.  Zero: 2016 is a national movement working to end 

veteran homelessness by December 2015 and end chronic homelessness by December 2016. 
 

 
 

HACG anticipates the following for the Innovations to Reduce Homelessness Activity in 

FY2016: 

 No non-significant changes to this activity; 

 No modifications to the metrics at this time; 

 No different authorizations are needed to implement this activity than originally 

proposed; 

 No significant changes to this activity. 
  

Target Group
RRVs 

Issued
% Issued Avg. Age

# Employed 

(FT or PT)

Avg. Earned 

Income

Avg. Total 

Income

Veterans 11 13.3% 42.2 4 8,908$          8,014$          

Chronically Homeless 39 47.0% 37.0 11 7,908$          5,326$          

All Other Groups 33 39.8% 40.9 14 11,814$        8,280$          
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2015.03 SIMPLIFY UTILITY ALLOWANCE CALCULATIONS (RE-PROPOSAL) 
 

 

A. Description of Proposed MTW Activity: 
 

This activity, available for public comments on March 5 through April 4, 2015 (Annual 

MTW Plan) and August 17 through September 15 (Amendment to the Annual MTW Plan), 

initially established a “simplified Section 8 utility allowance” program that has been very 

successful for HACG’s tenant-based voucher program.  The original intent of the program 

was 1) reduce HACG administrative burden on staff in calculating utility allowances and 2) 

to reduce client and property owner frustration regarding utility allowance calculations. 
 

HACG now is re-proposing this activity to provide a utility allowance for RAD converted 

units consistent to public housing utility allowances in order to successfully implement the 

RAD conversion.  The public housing utility allowance will be used at the RAD converted 

units to insure calculation continuity and site management uniformity. 

1) HACG will keep the successfully “simplified Section 8 utility allowance” program for 

its tenant-based voucher (TBV) program; and  

2) HACG proposes to establish separate, site-based utility allowances for its project-

based voucher (PBV) program. 
 

Simplified Utility Allowances 

The approved 2015 activity is successful for the TBV population.  The simplified utility 

allowances will be the same as the approved 2015 activity.  The simplified allowances are 

here for reference: 
 

 
 

Proposed Site-Based Utility Allowances for Project-Based Voucher Developments 

HACG proposes to establish separate, non-standard utility allowances for Section 8 projects 

that have project-based Section 8 vouchers – including HACG RAD conversions, Arbor 

Pointe, Ashley Station, Columbus Commons, Patriot Pointe,  Willow Glen, and future 

developments as applicable. 
 

Justification 

HACG needs this separate, non-standard project-based voucher utility allowance for the 

following reasons: 1) GA Department of Community Affairs (DCA) compliance and 2) 

Compliance with RAD Notice. 
 

  

Monthly Utility Allowance by 

Bedroom Size
0 BR 1 BR 2 BR 3 BR 4 BR 5 BR

Paid by Tenant - Water, Sewer, Trash 

Service
131.00$ 154.00$ 180.00$ 223.00$ 268.00$ 310.00$ 

Paid by Landlord - Water, Sewer, Trash 

Service
102.00$ 117.00$ 134.00$ 161.00$ 189.00$ 216.00$ 
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DCA Compliance 

During 2015, HACG has implemented the simplified utility allowance for the Section 8 

vouchers at project-based Arbor Pointe developments.  In 2015 and 2016, DCA (the state 

LIHTC allocating agency) told HACG that it was concerned about the utility allowances 

used at Arbor Pointe were so different from the prior, project-specific utility allowances. 

Since the simplified utility allowance calculation takes an average across all unit types (from 

mobile homes to apartment buildings to single-family homes), the simplified Section 8 utility 

allowances were higher than the prior Section 8 utility allowances at the newly constructed 

Arbor Pointe site.  DCA has requested that HACG establish a utility allowance for Arbor 

Pointe that projects and more closely matches the newly constructed buildings. 
 

RAD Compliance 

As indicated elsewhere in this MTW Amendment, HACG is working to implement a 

portfolio conversion under RAD.  Under the RAD Notice, HUD requires the converted 

RAD project have utility allowances under the Section 8 Program.  The simplified Section 8 

utility allowances are dramatically different from the current public housing utility 

allowances.  If HACG were required to use the simplified Section 8 utility allowances at the 

scattered site RAD developments, there would be a significant loss of tenant rent income, 

approximately $350,000 annually.  The following is an analysis of the lost tenant rental 

income: 
 

 
 

Process for Establishing Utility Allowances for Project-Based Voucher Developments 

HACG proposes to establish a site-based utility allowance for each project-based voucher 

development using the same process that HACG uses for establishing site-based utility 

allowances for public housing developments. 
 

 

Monthly Simplified Monthly

RAD UA 
Section 8 

UA*

Simplified 

UA 

RAD LIHTC Nicholson Studio 28 $0 $0 $0 $0 $0

RAD LIHTC Nicholson 1 BR 71 $0 $0 $0 $0 $0

RAD LIHTC Nicholson 2 BR 1 $0 $0 $0 $0 $0

RAD LIHTC EJ Knight 1 BR 40 $64 $2,560 $116 $4,640 ($2,080)

RAD LIHTC EJ Knight 2 BR 52 $59 $3,068 $134 $6,968 ($3,900)

RAD LIHTC EE Farley 2 BR 22 $87 $1,914 $134 $2,948 ($1,034)

RAD LIHTC EE Farley 3 BR 66 $108 $7,128 $162 $10,692 ($3,564)

RAD LIHTC EE Farley 4BR 14 $127 $1,778 $188 $2,632 ($854)

RAD LIHTC Wilson 1 BR 51 $63 $3,213 $116 $5,916 ($2,703)

RAD LIHTC Wilson 2 BR 146 $74 $10,804 $134 $19,564 ($8,760)

RAD LIHTC Wilson 3 BR 68 $92 $6,256 $162 $11,016 ($4,760)

RAD LIHTC Wilson 4BR 19 $114 $2,166 $188 $3,572 ($1,406)

RAD LIHTC Wilson 5BR 4 $133 $532 $216 $864 ($332)

582 $39,419 $68,812 ($29,393)

($352,716)Potential Annual Loss of Income due to increased Utility Allowance 

Total 

Unit Type Site Name Unit Size
Number of 

Units

Public 

Housing UA

Annual 

Variance
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B. Describe How Activity Will Achieve One or More of the Statutory Objectives: 
 

The re-proposal of this MTW activity will achieve the following statutory objective: #1) 

Cost Efficiency.  The activity factors that under the RAD Notice, HUD requires the 

converted RAD project have utility allowances under the Section 8 Program.  However, the 

simplified Section 8 utility allowances are dramatically different from the current public 

housing utility allowances.  If HACG were required to use the simplified Section 8 utility 

allowances at the scattered site RAD developments, there would be a significant loss of 

tenant rent income, approximately $350,000 annually.  The loss of income would severely 

affect HACG’s ability to operate its property without increased HUD assistance.  The 

additional assistance that HACG would need to operate its property defeats the intent and 

objective of the MTW Demonstration Program and thereby not a prudent use of federal 

dollars. 
 

 

C. Identify and Discuss the Anticipated Impact of Activity on Stated Objectives: 
 

The anticipated impacts of the activity on stated objectives include: 

 There are no negative impacts to the residents, 

o The Utility Allowance received by units (families) as a Public Housing unit 

(resident) will seamlessly continue to be received by RAD units (families) 

because of conversion from Public Housing to RAD Project-Based 

Vouchers; 

 There is a neutral impact to the Agency, 

o The annual revenue projected from HUD subsidies, Capital Fund Program, 

and/or tenant-based rent will remain relatively the same amounts and allows 

the Agency to maintain the same level of service to its converted properties 

as was the service level when the properties were designated as Public 

Housing, 

o The anticipated impact administrative burden associated with the creation,  

maintenance, and enforcement plan of another utility allowance chart is 

alleviated with the Agency’s ability to use the same site-based utility 

allowance at RAD converted units that were formerly Public Housing units 

prior to conversion; 
 

 

D. Anticipated Schedules for Achieving the Stated Objectives: 
 

 HACG anticipates achieving the stated objectives as soon as possible: 

o Anticipate immediately implementing activity at RAD conversion projects 

upon notification of authorization approval, as well as at mixed-use sites such 

as Arbor Pointe, Ashley Station, Patriot Pointe, Columbus Commons, and  

future project-based voucher properties as applicable 
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E. Standard HUD Metrics that HACG Anticipates as a Result of Activity: 
 

CE #1, CE #2, CE #3, and CE #5 
 

 

F. Baseline Performance Level for Each Metric (a numeric value) Prior to 

Implementation of MTW Activity: 
 

 
 

 
 

 
 

 
 

 

  

Unit of Measurement Baseline Benchmark Outcome Benchmark Achieved?

Total cost of task in dollars 

(decrease).

Cost of task prior to 

implementation of the 

activity (in dollars).

Expected cost of task after 

implementation of the 

activity (in dollars).

Actual cost of task after 

implementation of the 

activity (in dollars).

Whether the outcome 

meets or exceeds the 

benchmark.

Total cost of task in dollars 

(decrease).
-$                                   TBD TBD TBD

CE #1: Agency Cost Savings

Unit of Measurement Baseline Benchmark Outcome Benchmark Achieved?

Total time to complete the 

task in staff hours 

(decrease).

Total amount of staff time 

dedicated to the task prior 

to implementation of the 

activity (in hours).

Expected amount of total 

staff time dedicated to the 

task after implementation 

of the activity (in hours).

Actual amount of total staff 

time dedicated to the task 

after implementation of the 

activity (in hours).

Whether the outcome 

meets or exceeds the 

benchmark.

Total time to complete the 

task in staff hours 

(decrease).

TBD TBD TBD TBD

CE #2: Staff Time Savings

Unit of Measurement Baseline Benchmark Outcome Benchmark Achieved?

Average error rate in 

completing a task as a 

percentage (decrease).

Average error rate of task 

prior to implementation of 

the activity (percentage).

Expected average error rate 

of task after 

implementation of the 

activity (percentage).

Actual average error rate of 

task after implementation 

of the activity (percentage).

Whether the outcome 

meets or exceeds the 

benchmark.

Average error rate in 

completing a task as a 

percentage (decrease).

TBD TBD TBD TBD

CE #3: Decrease in Error Rate of Task Execution

Unit of Measurement Baseline Benchmark Outcome Benchmark Achieved?

Rental revenue in dollars 

(increase).

Rental revenue prior to 

implementation of the 

activity (in dollars).

Expected rental revenue 

after implementation of the 

activity (in dollars).

Actual rental revenue after 

implementation of the 

activity (in dollars).

Whether the outcome 

meets or exceeds the 

benchmark.

Rental revenue in dollars 

(increase).
 $                                    -   TBD TBD TBD

CE #5: Increase in Tenant Share
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G. Give the Yearly Benchmarks for Each Metric (a numeric value): 

 
 

 

H. Describe the Final Projected Outcome(s) of the MTW Activity for Each 

Metric: 
 

The Agency’s 2016 Annual MTW Report will capture the final projected outcome for each 

metric in the table under item G for this MTW Activity. 
 

 

I. Give the Data Source from which Metric Data will be Compiled: 
 

HACG will use data collected by and reported by HACG’s Housing Managers and 

Occupancy Specialists, as well as reports generated by the agency’s software database. 
 

 

J. Cite the Authorization(s) that give the Flexibility to Conduct the Activity: 
 

 D.2.a – “…authorized to adopt and implement any reasonable policy to establish 

payment standards, rents or subsidy levels for tenant-based assistance that differ 

from the currently mandated program requirements. . . and its implementing 

regulations.  The Agency is authorized to adopt and implement any reasonable 

policies to calculate the tenant portion of the rent that differ from the currently 

mandated program requirements . . . and its implementing regulations.” 
 

 

K. Explain Why the Cited Authorization(s) is/are Needed to Engage in this 

Activity: 
 

 HACG needs the cited MTW Authorizations in order to separate, non-standard 

project-based voucher utility allowance for the following reasons: 1) GA Department 

of Community Affairs (DCA) compliance and 2) Compliance with RAD Notice. 

o DCA Compliance 

Unit Measurement Baseline FY2017 FY2018 FY2019 FY2020 FY2021

Total cost of task in dollars 

(decrease).
 $              -    TBD  TBD  TBD  TBD  TBD 

Total time to complete the 

task in staff hours 

(decrease).

 TBD  TBD  TBD  TBD  TBD  TBD 

Average error rate in 

completing a task as a 

percentage (decrease).

 TBD  TBD  TBD  TBD  TBD  TBD 

Rental revenue in dollars 

(increase).
 $              -    TBD  TBD  TBD  TBD  TBD 

Annual Benchmark
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 In 2015 and 2016, DCS (the state LIHTC allocating agency) told 

HACG that it was concerned about the utility allowances used were 

so different from the prior, project-specific utility allowances.  DCA 

has requested that HACG establish a utility allowance that projects 

and more closely matches the newly constructed buildings. 

o RAD Compliance 

 Under the RAD Notice, HUD requires the converted RAD project 

have utility allowances under the Section 8 Program.  The simplified 

Section 8 utility allowances are dramatically different from the current 

public housing utility allowances.  If HACG were required to use the 

simplified Section 8 utility allowances at the scattered site RAD 

developments, there would be a significant loss of tenant rent 

income, approximately $350,000 annually. 
 

 

L. Additional Information for Rent Reform Activities: 
 

Impact Analysis 

1) Description: This activity, available for public comments (see appendix) on March 5 

through April 4, 2015, initially established a “simplified Section 8 utility allowance” 

program that has been very successful for HACG’s tenant-based voucher program.  

The original intent of the program was 1) reduce HACG administrative burden on 

staff in calculating utility allowances and 2) to reduce client and property owner 

frustration regarding utility allowance calculations. 
 

Since the initial approval of the activity, HACG has discovered the need to re-

propose this activity to implement the RAD conversion by providing a utility 

allowance for RAD converted units that are consistent to public housing utility 

allowances. The Amendment to the Annual Plan, available for public comments (see 

appendix) on August 17 through September 15, 2015 set forth to establish utility 

allowances for its RAD converted units and mixed-use units.  This action insures 

calculation continuity and site management uniformity, where the Agency will 

continue to use public housing utility allowances for all RAD converted units. 
 

2) HACG will track the activity through Agency resources such as HACG staff, reports 

from HACG software, and feedback from property owners and residents. 
 

3) Intended and unintended impacts of this activity identified by the Agency include an 

intentional and seamless transition from Public Housing rent calculation to RAD 

Project-Base Voucher rent calculation because the utility allowance will remain the 

same with the approval of this activity.  The Agency does not anticipate any negative 

impacts to the residents with the implementation of this activity. 
 

4) HACG charts the measurement of the impact of the Utility Allowance on the next 

page: 
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Without the ability to use, the Public Housing Utility Allowances for the units converted 

under the RAD Program, the Agency projects similar, significant revenue losses of tenant 

rental income for future converted units as well.  Further, the Agency may face non-

compliance issues with DCA 
 

Hardship Case Criteria 

 HACG does not anticipate any hardship to any of the residents because of this 

activity.  The activity proposes to maintain the same utility allowance for RAD units 

as were the case when classified as Public Housing units.  With approval of this 

activity, the Agency will continue with the utility allowance.  However, if there are 

unanticipated hardships due to this activity, HACG will address written grievances 

submitted to the Chief of Assisted Housing on a case-by-case basis. 

Description of Annual Reevaluation of Rent Reform Activity 

 Just as the Agency annually reviewed Public Housing Utility Allowances and adjusted 

its tables to reflect changes of 10% or more; the Agency will continue to conduct 

annual reviews of its utility allowances, conduct a Request for Proposal (RFP) every 

5-years, and adjust utilities that reflect changes of 10% or greater for units converted 

under the RAD Program. 

Transition Period 

 The Agency does not anticipate a need for a transition period as the Agency 

anticipates that the approval of this activity will allow rent calculations to remain the 

same and by that maintaining a seamless transition from Public Housing Utility 

Allowance tables to “RAD” Utility Allowance tables.  

Monthly Simplified Monthly

RAD UA 
Section 8 

UA*

Simplified 

UA 

RAD LIHTC Nicholson Studio 28 $0 $0 $0 $0 $0

RAD LIHTC Nicholson 1 BR 71 $0 $0 $0 $0 $0

RAD LIHTC Nicholson 2 BR 1 $0 $0 $0 $0 $0

RAD LIHTC EJ Knight 1 BR 40 $64 $2,560 $116 $4,640 ($2,080)

RAD LIHTC EJ Knight 2 BR 52 $59 $3,068 $134 $6,968 ($3,900)

RAD LIHTC EE Farley 2 BR 22 $87 $1,914 $134 $2,948 ($1,034)

RAD LIHTC EE Farley 3 BR 66 $108 $7,128 $162 $10,692 ($3,564)

RAD LIHTC EE Farley 4BR 14 $127 $1,778 $188 $2,632 ($854)

RAD LIHTC Wilson 1 BR 51 $63 $3,213 $116 $5,916 ($2,703)

RAD LIHTC Wilson 2 BR 146 $74 $10,804 $134 $19,564 ($8,760)

RAD LIHTC Wilson 3 BR 68 $92 $6,256 $162 $11,016 ($4,760)

RAD LIHTC Wilson 4BR 19 $114 $2,166 $188 $3,572 ($1,406)

RAD LIHTC Wilson 5BR 4 $133 $532 $216 $864 ($332)

582 $39,419 $68,812 ($29,393)

($352,716)

Annual 

Variance

Potential Annual Loss of Income due to increased Utility Allowance 

Total 

Unit Type Site Name Unit Size
Number of 

Units

Public 

Housing UA
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IV. ON-GOING MTW ACTIVITIES: HUD APPROVAL GRANTED 
 

 

A. IMPLEMENTED ACTIVITIES 
 

2014.01 Community Choice 

This activity seeks to introduce low-income families to low-poverty areas by providing an 

increased valued tenant-based voucher (TBV) to volunteering families and to evaluate the 

housing choices made by the volunteering families.  The current Wait List is being used to 

solicit families for participation in this activity.  Families that volunteer are randomly 

assigned to one of three groups: 
 

 Community-Wide Group (no restrictions within the city limits) 

 Location Restricted Group (restricted to low-poverty census tracts) 

 Control Group 
 

The increased valued voucher is based on a payment standard of the area’s Fair Market Rent 

(FMR), which is set annually.  Currently, HACG’s payment standard is 90% of the FMR.  In 

addition, a portion of the vouchers are considered open, another portion of vouchers are 

location restricted, and a final portion of the activity vouchers will remain at the current 

payment standard.  HACG issued TBVs in the following manner: 
 

 40 TBVs at 120% of the FMR for Community-wide usage; 

 40 TBVs at 120% of the FMR for Location Restricted usage; 

 40 TBVs at the current payment standard (90% of FMR) for control usage. 
 

The tables below contrasts the current payment standard and the 120% payment standard to 

show that families have a greater access to a neighborhoods of opportunity. 
 

 

Bedroom Size
90% of Fair 

Market Rent

120% of Fair 

Market Rent
Difference

0 457$                       610$                       152$                       

1 536$                       714$                       179$                       

2 635$                       846$                       212$                       

3 874$                       1,165$                     291$                       

4 1,124$                     1,499$                     375$                       

5 1,293$                     1,724$                     431$                       

2014
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HACG has a sub-grantee agreement with Columbus State University’s Social Research 

Center to evaluate the outcomes of family decisions. CSU collects data and conducts surveys 

in order to produce a biennial report for HACG’s review and incorporation. 
 

Activity update: activity was approved by HUD October 2014 (FY2015 Plan); since then 

HACG has recruited volunteer families for each group.  In addition, CSU, the evaluator of 

this activity, has completed its initial survey of the families recruited to build its initial report. 
 

A highlight of the groups is tabled below: 
 

 
 

HACG anticipates the following for the Community Choice Activity in FY2016: 

 No non-significant changes to this activity; 

 No modifications to the metrics at this time; 

 No different authorizations are needed to implement this activity than originally 

proposed; 

 No significant changes to this activity. 
 

 

  

Bedroom Size
90% of Fair 

Market Rent

120% of Fair 

Market Rent
Difference

0 482$                       643$                       161$                       

1 565$                       754$                       188$                       

2 671$                       894$                       224$                       

3 923$                       1,231$                     308$                       

4 1,187$                     1,583$                     396$                       

5 1,365$                     1,820$                     455$                       

2015

Group
Current 

Vouchers

Average 

Age
% Work-Able 
(19-61 yrs old)

Employed FT
Employed 

PT

Avg. Earned 

Income

Avg. Total 

Income

Community-

Wide
42 36 88.1% 3 16  $      14,096  $      11,005 

Control 38 34 84.2% 1 17  $      10,492  $        9,099 

Location 

Restricted
34 30 85.3% 1 13  $      10,018  $        7,118 
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2014.02 Innovations to Reduce Homelessness (Placeholder) 

Activity intends to create a program with up to 150 vouchers/units that link permanent 

supportive housing to supportive services for chronically homeless families.  Due to 

developed partnerships, HACG was able to expand this activity sooner than initially 

expected.  A partnership with the GA Department of Behavioral Health and Developmental 

Disabilities (DBHDD) allows HACG to focus its vouchers on rapid rehousing, while 

DBHDD addresses emergency and temporary housing situations.   
 

This activity is being re-proposed to address original intent of activity.  Please see Section III 

of this document for details of the activity. 
 

 

2014.03 Administrative Reforms 

This activity is designed to improve operational efficiencies and reduce operational costs by 

having new admissions and existing residents to self-certify their asset income once income 

is verified (subject to random verification thereafter), and by eliminating the 40% income cap 

and re-defining a “rent burden” of 50% of income. 
 

The activity has moving parts and considers the following: 
 

 HACG will verify assets of new admissions during the intake process; 

o HACG will verify assets of existing clients/residents during the annual 

recertification process or during an interim examination; 

 Assets below $50,000 that produce an asset income will be excluded 

in the adjusted annual income calculation, 

 Families with assets that fall below $50,000, will be able to 

self-certify each year thereafter, 

 Households are subject to random verification to ensure 

assets continue to meet the criterion to self-certify, 

 Assets that equal or exceed $50,000 that produce an asset income will 

be included in the adjusted annual income calculation; 

 HCV Clients whose rent exceeds 40% of their household income do not incur a 

“penalty”  

o HACG has set a 50% “rent burden”, where no family will be allowed to 

exceed 50% of their household income 

o New admissions to the program are allowed to immediately “use” this 

benefit to expand their housing choice 

o Existing residents will be allowed “access” to this benefit at their annual 

recertification or at an interim examination 
 

Activity update: HACG has implemented forms (approved in FY2015 by HUD) and the 

majority of HACG’s clients and residents have been able to exclude their assets from the 

income calculation because the assets are below $50,000 threshold.   
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Also, as part of this activity, the 40% income cap was waived (approved in FY2014 Plan) and 

over 500 HCV clients have exceeded the 40% income cap, enabling more housing choices. 
 

HACG anticipates the following for the Administrative Reforms Activity in FY2016: 

 As a point of clarification, a non-significant change to the activity includes the 

exclusion of HOPE VI, mixed-income, and similar sites from the self-certification 

component of this activity; 

 No modifications to the metrics at this time; 

 No different authorizations are needed to implement this activity than originally 

proposed; 

 No significant changes to this activity. 
 

 

2014.04 Administrative Efficiencies 

This activity is designed to improve operational efficiencies and reduce operational costs by 

introducing a triennial recertification cycle for elderly/disabled families.  The opportunity to 

place elderly/disabled families on a triennial recertification cycle is predicated on the head-

of-household’s (HOH) designation and the household income source(s). 
 

The activity considers the following criteria: 
 

 HOH must be eligible and appropriately classified/identified as elderly/disabled; 

o Other household members’ classifications do not factor into whether the 

family is placed on the triennial recertification cycle; 

o Household income must reflect a fixed, stable source of income for triennial 

recertification cycle consideration; 

 Examples of fixed, stable sources of income include: 

 K – Civil Service Annuity, 

 L – Private Pension, VA Benefit, Pension, 

 S – Social Security Insurance, 

 SS – Social Security (SS), 

o Households with income sources other than fixed, stable income, whether 

received by the HOH, spouse, dependent, or other household member, will 

continue to recertify annually; 

 Examples of other sources of income that will exclude a household 

from triennial recertification consideration include: 

 C – Child Support, 

 G – Employment Wage, 

 N – Contribution, and other temporary, nonrecurring, 

sporadic income; 

 T – TANF, 

 U – Unemployment, 
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 Form 9886 and any other relevant forms with an expiration date of less than 3 years, 

as well as local forms were presented to HUD for evaluation, modification, and 

approval. 
 

Activity update: HACG has identified and placed over 1,600 Elderly/Disabled households 

with fixed, stable income on a triennial examination cycle. 
 

HACG anticipates the following for the Administrative Efficiencies Activity in FY2016: 

 As a point of clarification, a non-significant change to the activity, excludes HOPE 

VI, mixed-income, and similar sites from this activity; 

 No modifications to the metrics at this time; 

 No different authorizations are needed to implement this activity than originally 

proposed; 

 No significant changes to this activity. 
 

 

2014.05 Streamline Housing Quality Standard (HQS) Inspections 

The purpose of this activity is to attain a cost effectiveness and savings by modifying the 

frequency of HQS Inspections when properties are maintained in good condition, offer well 

maintained properties an incentive to continue producing at the current level or higher, and 

provide a financial disincentive to properties that are not maintained as diligently as other 

properties. 
 

When properties are well maintained, HQS inspectors are able to focus time and effort on 

properties that are not maintained as diligently as other properties.  Therefore, well 

maintained properties are placed on a biennial inspection cycle, which offers a “staggering” 

inspection cycle and provides “free” time to HQS inspectors to focus energy on “troubled” 

properties. 
 

The text below highlights the points of this activity: 
 

 For properties that pass on their initial or second (1st re-inspection) HQS inspection; 

o HQS inspection every two years; 

o Ability to self-certify that property meets HQS (both landlord and tenant 

must agree); 

 If either party disagrees, then a HQS inspection is conducted,  

o Quality control inspections will continue; 

 Passed properties may be selected for a quality check inspection. 

 For properties that fail their third (2nd re-inspection) HQS inspection; 

o Property is put on the abatement list; 

o Annual HQS inspections continue every year; 

o Inability to self-certify that property meets HQS; 

o Assessed a $45.00 re-inspection fee for each re-inspection visit until property 

passes (meets HQS) inspection; 
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 $45.00 re-inspection fee cannot and should not be passed on to the 

HCV family, 

o Quality control inspections continue; 

 Failed properties may be selected for a quality check inspection. 
 

Although some units may not be inspected on an annual basis, all units must continue to 

meet HQS at all times while under contract.  Therefore, random quality checks will be 

conducted.  Self-certification form may still be completed by the landlord and tenant in cases 

for correction of minor fail items for properties with an excellent HQS performance record. 
 

Activity update: HACG has identified over 1,600 properties for a biennial inspection cycle, 

identified 57 “troubled” properties, assessed re-inspection fees (@ $45 each visit over 2), and 

collected over $5,000 in re-inspection fees for multiple trips to properties not meeting HQS.   
 

HACG planned to reduce its inspection force by 1 FTE as a result of this activity.  Since 

then, HACG has decided to convert its public housing units to project-based units through 

RAD.  Since HACG is authorized to inspect its own units and RAD units will require 

inspections, HACG has decided not to reduce its inspection force by one position. 
 

HACG anticipates the following for the Streamline HQS Inspections Activity in FY2016: 

 No non-significant changes to this activity; 

 No modifications to the metrics at this time; 

 No different authorizations are needed to implement this activity than originally 

proposed; 

 No significant changes to this activity. 
 

 

2014.06 Rent Reform (Farley) 

This rent reform activity is intended to study whether focused efforts and offered incentives 

at one site will make a difference in the outcome of residents’ employment status, earned 

income, education level, health outlook, and other self-sufficiency categories contrasted with 

outcomes at a comparable site that is not offered the same incentives.  The activity increases 

the minimum rent, reduces the rent calculation, and provides work related financial 

incentives in an effort to learn if any of the implemented measures incentivize families to 

seek and maintain employment. 
 

The target site (E.E. Farley (Farley) and the control site (Louis Chase (Chase) chosen for this 

study were chosen in large part due to their demographic similarities.  Also, HACG entered 

into an agreement with Columbus State University’s (CSU) Social Research Center (SRC) to 

evaluate and report the results of the activity.  CSU’s SRC provides a biennial report of its 

evaluation findings. 
 

The table below captures initial demographics of the target site and the control site: 
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The activity’s moving parts are listed below: 

 Increase minimum rent at Farley (target site) from $50.00 to $100.00 per month, 

o Minimum rent increase from $50.00 to $75.00 (effective January 1, 2014), 

o Minimum rent increase from $75.00 to $100.00 (effective January 1, 2015); 

 Provide a tiered rent calculation for new move-ins and long-term unemployed Farley 

residents, 

o New move-ins are based on intake information, 

o Long-term unemployed residents definition = HOHs that have been 

unemployed for 6 months or longer before their 2014 annual recertification 

examination, 

o Residents that fall under this definition are placed in a tiered rent calculation 

group: 

 26% rent calculation for 12 months – year 1 

 27% rent calculation for 12 months – year 2 

 28% rent calculation for 12 months – year 3 

 29% rent calculation for 12 months – year 4 

 30% rent calculation for 12 months – year 5 

 The intent of the tier calculations is to promote employment 

stability and to remove the misnomer of being penalized for 

gaining employment, 

 Tiered rent calculation is offered to new admissions that 

move in without an earned income source and secure 

employment during their tenancy, 

 Work related incentives are offered to residents at the target site, including new 

admissions; 

Category Farley Chase

Number of Units 102 108

Number of Employed Heads-of-Household 40 36

Average Earned Income 12,530$     13,697$     

Average Rent per Employed Heads-of-Household 186$          191$          

Average Rent - Development-wide 90$            97$            

Number of Unemployed Heads-of-Household 44 45

Number of Households Receiving TANF 3 2

Population of Site 333 329

Population - HOHs Age 21 to 61 90 96

Units Paying Less than $0/Month in Rent (neg. rent) 32 41

Units Paying More than $125/Month in Rent 39 47
Data is as of  March 2013
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o An increased, focused FSS and ROSS presence is at the target site, where 

workshops, counseling, and other services are provided, 

 Monetary work related incentives are offered to a specific segment of the Farley 

population.  Assistance is offered based on the availability of funds and includes; 

o Assistance with childcare, 

o Assistance with transportation, and 

o Assistance with work equipment/supplies. 
 

Activity update: HACG has completed its phased minimum rent increase from $50 to $100 

and placed 5 families on tiered rent (calculation currently @ 27%).  Additionally, 1 family 

received $302.50 in childcare assistance. 
 

HACG is engaged with the activity’s evaluator, Columbus State University’s (CSU) Social 

Research Center.  Initial surveys have been completed by CSU to formulate a baseline and 

HACG is to receive a report every two years on or about August 15th.  HACG and CSU 

meet periodically to discuss activities and HACG invites CSU to all MTW meetings held at 

Farley.  Current reports are projected to be received on schedule and on-time. 
 

HACG anticipates the following for this Rent Reform Activity in FY2016: 

 No non-significant changes to this activity; 

 No modifications to the metrics at this time; 

 No different authorizations are needed to implement this activity than originally 

proposed; 

 No significant changes to this activity. 
 

 

B. NOT YET IMPLEMENTED ACTIVITIES 

 

2015.01 Eliminate Child Support Income from Rent Calculation (PH Only) 

This activity only affects HACG’s Public Housing Rental Assistance Program.  The purpose 

of this activity is to promote self-sufficiency by disregarding income that is not always 

constant and may actually harm a family’s overall financial picture when included in Annual 

Income and Adjusted Annual Income calculations. 
 

Overall, child support income tends to be an inconsistent, unreliable source of income and 

as a result, managers spend precious time conducting interim examinations to adjust income 

sources and rent amounts because head-of-households are reporting the gain of or loss of 

child support income.  The graph on the next page shows households with child support 

income. 
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By excluding this income source, HACG projects that the additional household income will 

enable HOHs to address household needs and motivate HOHs to want more income, thusly 

promote an encouragement to gain a better paying job, return to the workforce, and/or 

complete education requirements in order to improve their employability. 
 

The elimination of the child support income only applies to public housing residents as such: 

 Residents report child support income; 

 Child support payments are verified by the housing manager and/or compliance 

coordinator (e.g., courts order, child support enforcement website, and similar) 

during periodic examinations (annuals/interims); 

o Non-documented, unverifiable child support is treated as contribution 

income; 

 Housing managers will include verifiable child support income in annual and 

adjusted income calculations; 

o Housing managers will “back out” verifiable child support income during the 

adjusted annual income calculation before calculating the 30% rent amount; 

 The inclusion of the child support income and then “backing out” 

the income allows the effect of the impact to be monitored and 

tracked in order to report the impact of this activity. 
 

HACG anticipates that an influx of child support cases will be opened and/or actively 

pursued by the custodial parent since the income does not “harm” the family.  Due to this 

theory, HACG envisions an increase in the number households reporting child support 

income at the end of fiscal year 2016 (June 30, 2016).  Finally, HACG theorizes that the 

additional “non-counted” income will whet the appetite of the custodial parent and increase 

a desire to want more money, thusly prompting an unspoken motivation to be employed in 

order to provide more enriching experiences for their children. 
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Activity update: HUD approved this activity October 2014 (FY2015 Plan).  This activity 

will be implemented at each resident’s annual examination period.  Due to the timing of the 

activity’s approval (interviews in progress) and the fact that there are four effective dates for 

Public Housing Leases (January 1, July 1, September 1, and November 1), the first 

implementation point for this activity is July 1, 2015. 
 

HACG anticipates the following for the Eliminate Child Support Income from Rent 

Calculation Activity in FY2016: 

 As a point of clarification, a non-significant change to the activity, excludes HOPE 

VI, mixed-income, and similar sites from this activity; 

 No modifications to the metrics at this time; 

 No different authorizations are needed to implement this activity than originally 

proposed; 

 No significant changes to this activity. 
 

 

2015.02 Portability Restrictions 

Currently, voucher holding families are able to move to other areas of the United States and 

affect the level of service HACG is able to provide locally.  This activity limits family’s to 

move only when the reason is employment related.  When a family moves to another 

jurisdiction and the jurisdiction does not accept the voucher holding family into their 

program, HACG must pay that jurisdiction at their “rate” until the jurisdiction accepts the 

family onto their program.  Unfortunately, many of the moves are made to higher cost-of-

living areas and many of the families do not maintain employment to assist in off-setting the 

higher cost-of-living area. 
 

The combined actions “handcuff” HACG’s ability to issue more vouchers and help more 

families.  Therefore, HACG will limit ports into and out of Columbus to verifiable 

employment, health (medical or disability), VAWA (as guided by Violence Against Women 

and the Department of Justice Reauthorization Act of 2005), and witness relocation (as 

properly submitted by a law enforcement and/or prosecuting agency to the Office of the 

Inspector General (OIG)) reasons. 
   
The text below highlights the points of this activity: 
 

 Verification for both port in and port out requests includes; 

o Letters of offers, intent to employ letter, transfer “orders”, and similar 

documents addressed to the HOH that will assist HACG in making a 

determination of accepting ports into Columbus, as well as approving ports 

out of Columbus, 

 Hardship ports will be addressed on a case-by-case basis; 

o Hardship policy will be used to evaluate hardship requests. 
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Activity update: HUD approved this activity October 2014 (FY2015 Plan).  Prior to the 

approval of this activity, families porting into and out of HACG’s jurisdiction were 

absorbed.  Since the activity’s approval, HACG has not approved any port requests. 
 

HACG anticipates the following for the Portability Restrictions Activity in FY2016: 

 No non-significant changes to this activity; 

 No modifications to the metrics at this time; 

 No different authorizations are needed to implement this activity than originally 

proposed; 

 No significant changes to this activity. 
 

 

2015.03 Simplify Utility Allowance Calculations (Placeholder) 

This activity is in the “Proposed Activities” section 
 

2015.04 Cap Childcare Deductions 

The purpose of this activity is to bring childcare deductions more in line with income 

amounts, thus curbing the temptation to exaggerate childcare expenses currently practiced by 

some clients and residents.  There are some exorbitant amounts of childcare expenses 

reported and the table below provides a small window showing minimum and maximum 

annual childcare expenses reported and the percentage of the annual household budget. 
 

 
Amounts are as of June 30, 2014 

 

Minimum 

Childcare 

Expenses

Annual 

Household 

Income

% of Annual 

Income

Minimum 

Childcare 

Expenses

Annual 

Household 

Income

% of Annual 

Income

832.00$              9,118.00$           9.12% 40.00$               23,442.00$         0.17%

Maximum 

Childcare 

Expenses

Annual 

Household 

Income

% of Annual 

Income

Maximum 

Childcare 

Expenses

Annual 

Household 

Income

% of Annual 

Income

10,400.00$         18,071.00$         57.55% 18,460.00$         51,817.00$         35.63%

Public Housing Section 8



 

The Housing Authority of Columbus, Georgia 65 2016 Annual MTW Plan 

 

Childcare expenses are factored into the adjusted annual income without regard to its 

proportion to the annual income 

received/reported by a household.  This activity 

limits childcare expenses to the reimbursement 

rates of GA’s Department of Human Services 

(DHS) Division of Family and Children Services 

(DFACS) Childcare and Parent Services (CAPS) 

Program. 
 

CAPS is designed to help low-income families 

afford safe, quality childcare.  CAPS subsidizes 

childcare for children under the age of 13 and can 

be extended to age 18 if the child has special needs.  With this activity, HACG will limit 

childcare expenses to mirror the reimbursement rate of CAPS by age category. 
 

The table on the next page borrows parameters identified by CAPS: 
 

 
 

The text below highlights the points of this activity: 
 

 The examination process will not change as a result if this activity; 

Informal (Unregulated) 

Childcare

Center-Based Family Unlicensed

Infants (Newborn 

to 12 months)
94.00$                     80.00$                     61.00$                                

Toddlers (12+ to 

36 months)
88.00$                     75.00$                     60.00$                                

Pre-School (>36 

mos. to 5 years)
83.00$                     75.00$                     58.00$                                

School Age (6 

years and up)
83.00$                     75.00$                     60.00$                                

Part Time Care 

(Per Day)                   

(Care for 1 or 2 

days per week)

Any Age 

Allowed in CAPs
26.00$                     22.00$                     20.00$                                

55.00$                     53.00$                     50.00$                                

Category

Full Time Care 

(Per Week)               

(Care for 3+ days 

per week)

Before and After School Care (Per 

Week)  (Includes Pre-K, Head Start or 

Kindergarten Wrap-Around, and for 

Ages 6 thru 12)

Formal (Regulated) Childcare

 

Childcare Snapshot 
 

Public Housing 

 803 households have 2+ people 

 108 households claim a 

deduction (13.4%) 

 $317,672 claimed in deductions 

 $2,941, average deductions 
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o Clients and residents must produce 

verification of childcare expenses; 

o Housing Managers and Occupancy 

Specialists will verify the validity of the 

expenses; 

o Valid expenses that exceed the CAPS 

reimbursement rate will be reduced to the 

maximum rate of the appropriate category; 

o Invalid expenses will not be factored 

into the adjusted annual income calculation; 

 

 

 HACG’s Management Department will maintain the update of the CAPS rate on a 

regular basis. 
 

Activity update: HUD approved this activity October 2014 (FY2015 Plan).  This activity 

will be implemented at each resident’s annual examination period.  Due to the timing of the 

activity’s approval (public housing interviews in progress and there are only four effective 

dates for Public Housing Leases), the first implementation point for public housing is July 1, 

2015.  Meanwhile, there are multiple annual examinations on the Housing Choice Voucher 

Program side and the activity is implemented as clients report for their annual examination. 
 

HACG anticipates the following for the Cap Childcare Deductions Activity in FY2016: 

 As a point of clarification, a non-significant change to the activity, excludes HOPE 

VI, mixed-income, and similar sites from this activity; 

 No modifications to the metrics at this time; 

 No different authorizations are needed to implement this activity than originally 

proposed; 

 No significant changes to this activity. 
 

 

C. ACTIVITIES ON HOLD 
 

Currently, HACG does not have any activities on hold. 
 

 

D. CLOSED OUT ACTIVITIES 
 

Currently, HACG does not have any closed out activities. 

  

 

Childcare Snapshot 
 

Housing Choice Voucher (Section 8) 

 1,239 households have 2+ 

people 

 209 households claim a 

deduction (16.9%) 

 $756,852 claimed in deductions 

 $3,621, average deductions 
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V. SOURCES AND USES OF FUNDS 
 

HACG’s FY2016 annual operating budget will be presented to the Board of Commissioners 

for adoption at the June 2015 board meeting.  The table below reflects an estimated budget: 
 

 
 

Estimated Sources of MTW Funding for the Fiscal Year

A. MTW Plan: Sources and Uses of MTW Funds

70700 (70710+70720+70730+70740+70750) 

11,007.00$          

130,785.00$        

26,705,184.00$   

HUD PHA Operating Grants

Capital Grants 4,911,909.00$     

-$                     Total Fee Revenue

Other Income

1,706,808.00$     

19,944,675.00$   

 Interest Income

-$                     

PHAs shall provide the estimated sources and amounts of MTW funding by FDS line item.

FDS Line Item

70500  (70300+70400) 

70600

70610

FDS Line Item Name

71600

71200+71300+71310+71400+71500

70000 Total Revenue

Sources

Total Tenant Revenue 

Gain or Loss on Sale of Capital 

Assets

71100+72000

Dollar Amount
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Describe the Activities that Will Use Only MTW Single Fund Flexibility 

The overage of $3,377,944 is obligated/committed to Patriot Pointe, Columbus Commons redevelopments, and/or 

RAD.  All of HACG's activities use MTW waivers in addition to Single Fund Flexibility and are as follows: Next Step 

Vouchers, Eliminate Child Support Income from Rent Calculation, Portability Restrictions, Simplified Utility Assistance 

Calculations, Cap Childcare Deductions, Community Choice, Innovations to Reduce Homelessness, Administrative 

Reforms, Administrative Efficiencies, Streamline HQS Inspections, and Rent Reform as described in either Section (III), 

Proposed MTW Activities, and/or Section (IV), Approved MTW Activities.

Total Tenant Services

Total Ordinary Maintenance

Total insurance Premiums 384,756.00$        

93000 (93100+93600+93200+93300+93400+93800)

Estimated Uses of MTW Funding for the Fiscal Year

91300+91310+92000

Total Other General Expenses 206,257.00$        

2,018,823.00$     

96700 (96710+96720+96730)
Total Interest Expense and 

Amortization Cost
-$                     

97100+97200 Total Extraordinary Maintenance -$                     

23,327,240.00$   

97300+97350
Housing Assistance Payments + HAP 

Portability-In
13,119,480.00$   

97400 Depreciation Expense

96000 (96200+96210+96300+96400+96500+96600+96800)

95000 (95100+95200+95300+95500) Total Protective Services 27,583.00$          

320,532.00$        

-$                     

90000 Total Expenses

FDS Line Item FDS Line Item Name Dollar Amount

3,016,482.00$     

92500 (92100+92200+92300+92400)

93500+93700 Labor -$                     

96100 (96110+96120+96130+96140)

Total Utilities

94000 (94100+94200+94300+94500)

668,125.00$        

91810

97500+97600+97700+97800 All Other Expenses

PHAs shall provide the estimated uses and amounts of MTW spending by FDS line item.

Management Fee Expense 1,417,807.00$     

91000 

(91100+91200+91400+91500+91600+91700+91800+91900)
Total Operating - Administrative

Allocated Overhead -$                     

2,147,395.00$     

Uses
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Yes or

or No

or No

Is the PHA implementing a local asset management plan 

(LAMP)?

Is the PHA allocating costs within statute?

N/A

B. MTW Plan: Local Asset Management Plan

Has the PHA provided a LAMP in the appendix?

If the PHA is implementing a LAMP, it shall be described in an appendix every year beginning with the year it is 

proposed and approved.  The narrative shall explain the deviations from existing HUD requirements and should be 

updated if any changes are made to the LAMP.
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VI. ADMINISTRATIVE 
 

 

 

A. RESOLUTION ADOPTING THE ANNUAL MTW PLAN 
 

The resolution adopting the Annual MTW Plan is located in the Appendix Section. 
 

 

B. BEGINNING AND ENDING DATES OF PLAN’S AVAILABILITY FOR PUBLIC REVIEW 
 

The Annual MTW Plan was available for public review from March 5, 2015 through April 4, 

2015; and the Amendment to the Annual MTW Plan was available for public review from 

August 17, 2015 through September 15, 2015 at the following locations: 
 

 The Columbus Public Library, 3000 Macon Road (2nd floor reference desk); 

 HACG’s Central Office, 1000 Wynnton Road (front desk); 

 HACG’s Tenant Selection Office, 1180 Martin Luther King, Jr. Boulevard (front 

desk); 
 

All comments received prior to April 9, 2015 and September 20, 2015 are incorporated into 

the Annual MTW Plan and the Amended Annual MTW Plan.  Comments are located in the 

Appendix Section. 
 

 

C. DESCRIPTION OF ANY PLANNED OR ONGOING AGENCY DIRECTED 

EVALUATIONS OF THE DEMONSTRATION 
 

HACG has contracted with Columbus State University’s Social Research Center to evaluate 

HUD approved activities, where CSU will provide a biennial report to HACG on or about 

August 15th that outlines qualitative and quantitative results on the following activities: 
 

2014.01 – Community Choice 

 Effects of 40 Community-wide TBVs issued at 120% of the FMR; 

 Effects of 40 Location Restricted TBVs issued at 120% of the FMR; 

 Contrast effects of 40 “regular” TBVs issued at 90% of the FMR (control group); 

2014.02 – Innovations to Reduce Homelessness 

 Effects of TBVs used for Rapid Rehousing Program; 

o Number of families that “stabilize” and transition to “self-sufficiency”, 

2014.06 – Rent Reform (Farley) 

 Effects of various measures aimed to encourage and motivate employment at target 

site; 

o Increase minimum rent, 

o Provide reduced rent calculation as an incentive, 

o Provide work related services via FSS and ROSS, and 

o Offer monetary incentives for a specific segment of target site; 
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 Contrast outcome effects of measures with control site. 

D. ANNUAL STATEMENT/PERFORMANCE AND EVALUATION REPORT (50075.1) 

 

 HACG’s 2014 ACC (with Form 50075.1) was submitted to HUD April 8, 2014; 

 HACG is operating off of the 2013 ACC that was submitted to HUD on April 17, 

2013 (see HUD Form 50075.02 in the Appendix Section); 

o HACG received an approval letter from HUD dated November 3, 2013, 

 Form 50075.1 for previous grants with open, unexpended funds are included in the 

Appendix Section; 
 

HUD Forms associated with this heading are located in the Appendix Section. 
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