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June 24th, 2019 the Executive Director Kelly S. Evans received the following email from
Susan Brooks, HUD Representative, while the ED was on vacation without internet service.
The response was due within two days.

Figure 1: Susan Brooke Email 6/24/19

The following was sent July 1, 2019, when the ED was unable to respond.

Figure 2: Susan Brooke Email 7/1/19

The following response was sent by the Executive Director when she regained cell service:
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Figure 3: Kelly Evans Email 7/1/19

No response has been forthcoming regarding the Faircloth Limit changes if we demolish the
duplex at 106/114 Hudson Street, Warrenton, GA.
The Executive Director held a staff meeting July 2, 2019 at the Warrenton Housing Authority,
101 Phelps Drive, for the purpose of discussing the Recovery Action Plan. The following
employees were present: Kelly S. Evans, Executive Director, Jodie G. Key, Public Housing
Manager, LaTarsha Hines, Occupancy Specialist, and Cason Brooks, Maintenance Engineer.
The concerns and questions that were brought up during that meeting are in the attached
subsections of the Recovery Action Plan below:

AREA: GOVERNANCE

Item 1 - Results and Determinations from Assessment: Occupancy Rate of 89% is below
96% Minimum requirement. Occupancy measures the AMP’s performance in keeping available
units occupied. The higher the occupancy, the higher the score. During the period 2/1/18 through
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5/31/19, Other Changes of Unit represented approximately twice the amount of activity related to
admissions.

Desired Outcome: Occupancy rate will be 96% MINIMUM.
Remedies:
•

•
•

PHA should process tenants on wait list concurrent with activity to right size existing
families.
50058s entered promptly will more accurately reflect PHA current position.
Increase number of occupied units/reduce vacancies by:
o Maintaining an updated waiting list
o Reducing Turnaround time & concurrently readying new residents.
o Collecting rents timely

EGHAP Response:

PHA should process tenants on wait list concurrent with activity to right size existing
families: East Georgia Housing Authority Partners (EGHAP) was advised in the Limited
Compliance Monitoring Review August 27-29, 2018 exit conference that each housing authority
in the portfolio should begin right sizing over and under housed units expeditiously. It was made
abundantly clear by HUD Staff onsite that a failure to do this could be considered a Fair Housing
violation by creating an inaccurate waiting list. EGHAP staff waited 5 months for the final report
to be published. By February, the report had not been released and the Executive Director made
the determination to begin right sizing units. Occupancy staff were advised to begin immediately.
The Warrenton Housing Authority has right sized 14 units as of July 1st, 2019. There are
approximately 18 units remaining on the Over/Under Housed List. The current Occupancy Rate
is calculated thusly:
Number of Units = 100
Number of days this year as of 7/11/2019 = 190
Total days Possible = 19,000
Total number of PHAS Down Days in 2019 = 1076
1076 Down Days
100 units X 190 Days

=

5.66% or 94.3% Occupancy

Figure 4: SACS PHAS Software, Unit Vacancy Report, 7/12/2019
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Given the down duplex at 106/114 Hudson Street, the additional down days for 2019 will be 175
days each. This is an additional 350 down days. Combined, 1076 plus 350 days will bring the
total number of down days for 2019 to a minimum of 1426 down days or an occupancy rate of
96.1%. It is irrational to think that the authority will have no move outs for the last six months of
the year. Therefore, the target of 96% occupancy for 2019 is unachievable.
Number of Units = 100
Number of days this year as of 12/31/2019 = 365
Total days Possible = 36,500
Target Minimum Occupancy Rate = 96%
36,500 Days X .96

=

1460 possible Down Days for the year

EGHAP is prepared to hold our down days to under 1825. That gives EGHAP 399 down days to
work with. Our current turn around average is 23 days. That allows for turn around due to
attrition of 17 units between now and year end. Given our history, we believe that to be a
reasonably achievable goal if we are vigilant.
50058s entered promptly will more accurately reflect PHA current position: 50058s are
uploaded automatically from our public housing software, SACS. The Public Housing Manager,
Jodie G. Key, checks the 50058s when she does tenant folder audits monthly. Every file is checked
30-60 days prior to re-exams as well. Please provide specific guidance on how EGHAP can
manage 50058s in a timelier manner than we already do.
Maintaining an updated waiting list: Applications are taken every Wednesday and all completed
applications are updated in the housing authority software, SACS, by close of business each
Friday. Senior housing authority staff receives an updated waiting list every Monday morning.
Efforts to advertise that the PHA is taking applications include: advertising within the school
system, Chamber of Commerce membership, working with the local Family Connection, Warren
County Board of Education and Department of Family and Children Services offices for referrals,
partnering with city and county government on a rental assessment to analyze current need through
the Georgia Initiative for Community Housing (University of Georgia, 2019), and the local
newspaper. Please provide specific guidance on how EGHAP can manage the waiting list in a
timelier manner than we already do.
Reducing Turnaround time & concurrently readying new residents: Many of the units that are
being right sized house residents who have been in that unit for decades. They raised families there
and now need to be moved to a one-bedroom unit. No amount of preventive maintenance done
annually can keep a unit up to the same specifications that we set for turnover. What would
normally be a 14-18 day turn around period for maintenance is a 30+ day turn around period for
right sized units. With a limited maintenance staff at a small PHA (100 units) that is maximum
capacity for the housing authority, even when we use contractors. Please provide specific guidance
on how EGHAP can manage turn arounds in a timelier manner than we already do.
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Collecting rents timely: The current rent collection timeline is rent is due on the 1st of the month,
rent is late on the 11th of the month, and a dispossessory is filed on the 26th of the month. We are
required by the local Magistrate Court Judge to send the late notices on the 11th of the month by
certified mail. She is the only Magistrate Court Judge in the state that EGHAP is aware of that has
this requirement. Likewise, a Warren County Magistrate Court dispossessory can take 5-15 days
to be served by the court. EGHAP has had the authority attorney, who is a judge for a different
jurisdiction, speak with the Magistrate Court Judge to no avail. The resident has 7 days to answer
the dispossessory. The Judge has been known to ask EGHAP to take the back rent and allow the
resident to stay in the unit during the 7-day answer period, despite the fact EGHAP has asked for
the possession of the unit. The process is inconsistent at best. We are held at the discretion of the
judge.
Once we receive the order to vacate, we rarely get the balance owed from the tenant. According to
the American Community Survey (ACS) 26.8% of all people in Warren County are below the
poverty level. 33.7% of households in Warren County make less than $15,000 a year. (United
States Census, 2019) Occupancy runs the New Hire Report in EIV weekly. Given the level of
poverty of the people we serve and the large retro rents that precipitate eviction for nonpayment,
collection efforts made by the housing authority have proven futile. In 2015, we began sending
our collections to Merchants Credit Bureau. They retain 50% of all funds collected. This was a
best practice recommended at the GAHRA conference that spring.
Of the $26,732.48 that has been turned over to Merchants Credit Bureau since 2015, $25,200.30
remains outstanding. Of the $1,532.18 that has been collected, Merchants Credit Bureau has
retained $766.09 in compensation. With a 5.7% collection rate, the retainage is a moot point. The
reality is that no form of collection seems to work. Please provide specific guidance on how
EGHAP can improve this process.
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Figure 5: 14 Day Termination Notice

8|P age

Item 2 - Results and Determinations from Assessment: Duplex Unit #106 & #114 out of

service for extended period. Not repairable.

Desired Outcome: Long-standing vacancy will be resolved through demolition. Adjacent unit

will be repaired and leased as soon as it is cleared for occupancy.

Remedies: PHA will demolish irreparably damaged unit.
EGHAP Response:

The EGHAP Board of Commissioners postponed sending a demolition request to the Special
Application Center in an abundance of caution since we did not have a ruling on the Crawfordville
Housing Authority unit that likewise needed demolition. The thought process was as follows:
Crawfordville has 14 units. According to previous conversations with headquarters and the Special
Application Center, Crawfordville would not be allowed to demo one unit under the de minimus
rule 24 CFR § 970.27. (United States Government, 2019)
24 CFR § 970.27
§ 970.27 De minimis exception to demolition requirements.
(a) A PHA may demolish units without submitting an application if the PHA is
proposing to demolish not more than the lesser of:
(1) five dwelling units; or
(2) 5 percent of the total dwelling units owned by the PHA over any 5-year
period.
Five percent of 14 units is .7 units. This is less than one unit. The law stipulates the lesser threshold
must be used. This put Crawfordville in the position that the only way to demolish a unit was to
merge with the Warrenton Housing Authority through consolidation and apply under a single
application to demolish the Crawfordville unit and the Warrenton Unit. The Executive Director
received the first written communication contravening this information June 19th, 2019 from Susan
Brooke. In the email she forwarded a determination from Kathleen A. Szybist
<Kathleen.A.Szybist@hud.gov>, Program Analyst in the Support Division of the Special
Application Center. The Board of Commissioners was made aware of this change in de minimus
interpretation at their June board meeting.
It is the wish of the Board of Commissioners that we apply for de Minimus disposition of both the
Warrenton and Crawfordville units as soon as possible. However, they are cognizant of the lack
of internal capacity given the deadline’s EGHAP is under for the 2018 Compliance Review.

9|P age

Figure 6: Kathleen Szybist Email 5/10/19

AREA: FINANCE

Item 1 - Results and Determinations from Assessment: TARS was 2 points out of a
possible Max. of 5 Points. Two points are awarded if the PHA has a TARS ratio of equal to or
greater than 1.5 percent and less than 2.5 percent.

Desired Outcome: TARS will be 1.5 percent or lower.
Remedies:
•
•
•
•
•
•
•

PHA will ensure that the Tenant Accounts receivable are based on reasonable charges and
ensure that collections are made timely.
Maintenance charges should be examined to ensure that they are reasonable and justifiable.
Late notices will be issued on first day after the due date.
Payment agreements will be limited to a set number per resident, per year.
All policies will be part of the ACOP & included by reference in the Lease.
The PHA will comply with requirements for changing the ACOP.
Lower Tenant Accounts Receivable (TAR) ratio.

EGHAP Response:

All rent is collected pursuant to the EGHAP Rental Collection Policy approved by the Board of
Commissioners May 16, 2017 and available for review by HUD via Susan Brooke during the
August 2018 Compliance Review.
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Figure 7: EGHAP Rental Collection Policy
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Figure 7: EGHAP Rental Collection Policy
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Reasonable Charges:
It is the goal of all EGHAP member authorities to insure the Tenant Account receivables are based
on reasonable charges.
Timely Collections:
The current rent collection timeline is rent is due on the 1st of the month, rent is late on the 11th of
the month, and a dispossessory is filed on the 26th of the month. We are required by the local
Magistrate Court Judge to send the late notices on the 11th of the month by certified mail. (Figure
5: 14 Day Termination Notice) She is the only Magistrate Court Judge in the state that EGHAP is
aware of that has this requirement. Likewise, a Warren County Magistrate Court dispossessory can
take 5-15 days to be served by the court. EGHAP has had the authority attorney, who is a judge
for a different jurisdiction, speak with the Magistrate Court Judge to no avail. The resident has 7
days to answer the dispossessory. The Judge has been known to ask EGHAP to take the back rent
and allow the resident to stay in the unit during the 7-day answer period, despite the fact EGHAP
has asked for the possession of the unit. The process is inconsistent at best. We are held at the
discretion of the judge.
Once we receive the order to vacate, we rarely get the balance owed from the tenant. According to
the American Community Survey (ACS) 26.8% of all people in Warren County are below the
poverty level. 33.7% of households in Warren County make less than $15,000 a year. (United
States Census, 2019) Occupancy runs the New Hire Report in EIV weekly. Given the level of
poverty of the people we serve and the large retro rents that precipitate eviction for nonpayment,
collection efforts made by the housing authority have proven futile. In 2015, we began sending
our collections to Merchants Credit Bureau. They retain 50% of all funds collected. This was a
best practice recommended at the GAHRA conference that spring.
Of the $26,732.48 that has been turned over to Merchants Credit Bureau since 2015, $25,200.30
remains outstanding. Of the $1,532.18 that has been collected, Merchants Credit Bureau has
retained $766.09 in compensation. With a 5.7% collection rate, the retainage is a moot point. The
reality is that no form of collection seems to work.
Of the twenty-five residents we have turned over to Merchants Credit Bureau, EGHAP has history
of termination reasons on 18. Only four leases were terminated for nonpayment. It is the policy of
EGHAP to work with tenants in every reasonable way we can prevent eviction due to nonpayment.
Of the 158 moveouts between January 1, 2010 to present, 18 were sent to collections due to a
balance owed, or less than 12%. In thirteen (13) of the eighteen (18) cases, the rent went up just
prior to termination of the lease. Nine of the accounts had a rent prior to reexam that was already
above the average rent of the property ($125), and one saw a 28-fold increase in her rent from $11
to $310. Please provide specific guidance on how EGHAP can improve this process.

13 | P a g e

Reason for Termination of Lease
5
4
3
2
1
0

Drugs

Lease
Non
Other Personal Private Skipped
Violation Payment
Rental
Out
Figure 8: Reason for Termination of Lease

Maintenance Charges:
EGHAP is a consortia of multiple housing authorities. When EGHAP formed the consortia in
2011-2013, Jodie Key was appointed Occupancy Director and began a practice where all
occupancy specialists were rotated through each housing authority office. Uniformity of
administration was the goal. Over the next two years, all housing authority paperwork and
procedures were reviewed for uniformity and consistency. One area in which special attention was
paid was the Fee Schedule and the uniform and consistent application of charges across all housing
authority offices. As a part of this process, it was determined that to best promote the requirements
of the Fair Housing Act, the application of charges should rest with the occupancy specialist and
not maintenance. EGHAP requires all occupancy specialist to be NAHRO certified. The Certified
Specialist of Occupancy – Public Housing designation requires the Public Housing Occupancy
class, the Ethics for Specialist e-Learning class, and applicants must successfully pass the NAHRO
Public Housing Occupancy, Eligibility, Income and Rent Calculation Exam. A key component of
this training is an in depth look at the Fair Housing Act (of 1968). The process was changed, and
the software company was contacted to amend our software, so that workorders with charges could
be suspended by maintenance and reviewed by occupancy, given their Fair Housing training and
access to tenant records, including any records that could trigger a reasonable accommodation.
The current process is maintenance enters an appropriate charge on the workorder. The workorder
is listed as pending. At the end of each day, prior to end of day closeout, occupancy pulls the
pending charges report and evaluates the pending charge for consistency against charges
historically and reasonableness given our fee schedule. Occupancy then evaluates whether there
are any Fair Housing issues which can include VAWA or the ADA. If there are issues, the
occupancy specialist reviews those issues with the Occupancy Director for further discussion
and/or instruction. Please provide specific guidance on how EGHAP can improve this process.
Late Notices:
It is the policy of EGHAP to issue late notices the first business day after the 10-day grace period.
Rent is due on the first of the month. EGHAP allows a 10-day grace period. All tenants who have
not paid their rent by 5 pm on the 10th will be assessed a late fee on the 11th. At that time, the 14-
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day termination notice is sent out. (See Figure 5: 14 Day Termination Notice) The due date and
the last day to pay are on the monthly statement.
CLARIFICATION NEEDED FROM HUD: Are you advising EGHAP to shorten or remove
our grace period? Or, are we required to send yet another letter to the tenants reminding
them of the grace period and that their rent will be late as of 5 pm the 10th? This requirement
is confusing and needs clarification.
Payment Agreements:
It is the policy of EGHAP that the resident shall be allowed one repayment agreement every 12
months. Further repayment agreements may be allowed at the request of the tenant or occupancy
at the discretion of the Executive Director. Amendments to existing repayment agreements may
only be made with the approval of the Executive Director. Approval is traditionally granted by the
Executive Director as an exception for the purpose of complying with VAWA, the ADA, the Fair
Housing Act (of 1968). Figure 7: EGHAP Rental Collection Policy, Figure 9: EHAP Repayment
Agreement and Policy
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Figure 9: EHAP Repayment Agreement and Policy
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ACOP & Lease:
All policies are part of the ACOP and included by reference in the lease. The ACOP and lease will
be reviewed as a part of the 5-Year Plan Process in 2019.
A copy pf the most current lease and ACOP can be found on the EGHAP website:
https://www.egahousing.org/Documents.aspx

Changes to the ACOP:
EGHAP subscribes to The Schiff Group update service and reviews the ACOP annually for
additions, deletions, and corrections based on the everchanging HUD policy. The next review is
ongoing as a part of the 5-year plan process.
Lower TAR Ratio:
According to the preliminary FDS held by the auditor Philip Jarrell, FDS 126 Accounts Receivable
Tenants is $3,471. The FDS 70500 Total Tenant Revenue is $228,889. $3,471/$228,889 = 1.5
TAR Ratio for Warrenton in 2018.
Preliminary reporting in EGHAP SACS software through 6/30/2019 shows FDS 126 Accounts
Receivable Tenants is $7,305.45. The projected annual FDS 70500 Total Tenant Revenue is
$227,094.20. $7,305.45/$227,094.20 = 3.2 TAR Ratio.
There is a known write-off amount of $6,141.02 pending. If that amount is deducted, then the ratio
is thus:
($7,305.45-$6,141.02)/$227,094.20 = .5 TAR Ratio
A TAR Ratio of .5 is well under the >1.5 required to achieve all 5 points on the Management
Operations Indicator (MASS) score. Given HUD’s concerns regarding collections of rent, please
provide guidance on best practices for collection vs. write-off procedures. It will be impossible for
the Warrenton Housing Authority to maintain a TAR of less than 1.5 if we do not write-off tenants
who have moved out with a balance in a timely manner. Our plan is to write-off the $6,141.02 at
the August 2019 Board of Commissioners meeting.

AREA: SUSTAINABILITY

Item 1 - Results and Determinations from Assessment: The PHA follows and documents
its Preventive Maintenance Schedule.

Desired Outcome: The PHAS score will be Standard or High Performer going forward.
Remedies:
•

The PHA will provide the FO with the current Preventive Maintenance Schedule.
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•
•

The PHA will submit a monthly report to the Field Office by the 5th of each month, listing
all PMS items inspected the prior month.
The PHA will create and maintain a monthly schedule showing all inspection items, dates
of inspection, and determination.

EGHAP Response:

The Warrenton Housing Authority
January 1, 2019 thru July 12, 2019, Maintenance Personnel for the Housing Authority of the
City of Warrenton, Georgia have fully rehabilitated 30 units of the available 98 for rent due
to the units being vacated. The turnkey job consists of very detailed maintenance repairs and
updated interior lighting at each of the 30 units. Exterior defects are corrected as well. This
includes 13 units that were moved at the PHAs request because they were over or under
housed. (See previous discussion.)

The Warrenton Housing Authority (GA127) last scored a 98b on its REAC inspection. This
occurred despite HUD scheduling all four consortia housing authorities for inspection within a
year. Repeated efforts by the Executive Director to space these inspections at least 90 days apart
were met by a phone call from Ada Holloway on behalf of HUD Headquarters threatening to freeze
funds if we did not comply with the given date. It is a testament to the work ethic of the housing
authority personnel that the authority was ready for the inspection and scored such an exemplary
score. EGHAP is unsure why, given that the PHA is troubled due to the occupancy rate which is
attributable to the two down units which are uninhabitable, HUD is questioning our preventive
maintenance schedule when we have a REAC score of 98b.
CLARIFICATION NEEDED FROM HUD: Please provide the citation for the policy or
regulation that requires the PHA to perform preventive maintenance throughout the year.
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As a small PHA with limited personnel, the PHA has traditionally completed all PM annually
over the course of a few months. Forthcoming changes to REAC scheduling, especially a 14day notice of impending inspection, have caused the PHA to reevaluate this practice,
however, no PIH notice has been received that specifies a time table for forced
implementation of a rolling PM calendar.
Preventive Maintenance Schedule:
EGHAP will provide the FO with the current Preventive Maintenance Schedule for GA 127. It is
the belief of EGHAP that a PM inspection made more than 10 days prior to work order completion
is a stale and pointless inspection. Therefore, the PHA will schedule the preventive maintenance
inspections by batch as PM work orders are completed.
Project
001
001
001
001
001
001
001
001
001
001
001
002
002
002
002
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Unit Date
/
Leased
101 10/5/2016
/
202 2/21/2002
/
301 11/8/2018
/
302 6/9/2004
/
303 9/22/2017
/
401 3/29/2018
/
403 11/7/2017
/
501 10/9/2018
/
502 8/5/2011
/
601 6/7/2018
/
702 11/8/2010
/
188 8/25/2015
/
202 11/6/2017
/
220 10/30/2018
/
232 11/1/1980
/

Week
Scheduled
22-Jul
22-Jul
22-Jul
29-Jul
29-Jul
29-Jul
5-Aug
5-Aug
5-Aug
12-Aug
12-Aug
12-Aug
19-Aug
19-Aug
19-Aug

Date PM
Inspected

Work
Order

Date PM
Completed

002
003
003
003
003
003

/
/
/
/
/
/

236

8/26/1977

17

11/14/2018

35

12/10/2010

41

7/5/2011

55

10/12/2018

60

10/2/2018

26-Aug
26-Aug
26-Aug
2-Sep
2-Sep
2-Sep

Figure 10: July - September 5th Inspection Schedule

Monthly Report:
EGHAP will submit a monthly report to the Field Office by the 5th of each month, listing all PMS
items inspected the prior month for GA 127.
Monthly Maintenance Schedule:
EGHAP will create and maintain a monthly schedule showing all inspection items, dates of
inspection, and determination for GA127.
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