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Regarding Public Housing and Self Sufficiency.

The following is limited to self sufficiency efforts conducted by PHAs relating to the administration of conventional public housing programs.  Many of these comments, however, are applicable to PHAs’ administration of the Section 8 voucher program.  Moreover, the discussion of Section 3 is applicable to recipients of federal funds for housing and community development.  Programs that are subject to the Section 3 requirement include in addition to conventional public housing programs, HOME, Community Development Block Grants, project-based vouchers, project-based Section 8 and McKinney homeless programs.

1. There are a variety of efforts that PHAs undertake that are designed to increase self sufficiency and which are funded or required by HUD.  In addition to the efforts listed below, many PHAs engage in efforts funded from other sources and/or developed in collaboration with other local entities. 

1. The HUD-funded programs include but are not limited to:

1
Family Self Sufficiency (FSS)–A program to promote employment and increase savings for Section 8 voucher and public housing residents.  The key features of the program include case management services and an escrow account. Originally enacted 1990

1. HOPE VI (Community and Supportive Services)–HOPE VI is a grant program to improve living environment for public housing residents through demolition, rehabilitation or replacement of obsoleted public housing projects; funding for community and supportive services may be a component of the grant.

1. Resident Opportunities and Self Sufficiency (ROSS)–A grant program for work-promoting and other supportive services for public housing residents

1. Other HUD required efforts for PHAs include: 

1. Rent calculations including Earned Income Disregard (EID)–Public housing residents and disabled Section 8 voucher recipients who were welfare families or previously unemployed are entitled to a one year 

disregard of increases in earned income and a 50% disregard for another 


one year period.   Originally enacted 1990

1. Section 3–requires that public housing and other low income residents of areas where housing and community development funds are spent should receive priority “to the greatest extent feasible” for employment, training and contracting opportunities so created.  Originally enacted 1968

II
Issue: The self sufficiency efforts within HUD should be more focused and coordinated.
1 There needs to be an effort to focus and coordinate HUD responsibility regardomg all of the issues related to increasing employment for residents of public housing.  This may include the creation of a working group within HUD consisting of representatives from public housing, multifamily housing, PD & R and civil rights.  This group should report to the Secretary or his designee.

1 There is a need to support HUD’s Strategic Goal number 3 which includes “Self-Sufficiency and Asset Development of Families and Individuals” and clarify that this goal continues to be part of HUD’s core mission. 

III
Issue: There are required self sufficiency programs and strategies that are not being implemented and there are no adverse consequences flowing from that failure.

1 EID: This program is not being implemented nationally in a uniform manner.  Some PHAs have implemented the program, others have resisted and others are providing the benefit sporadically or only when requested.  HUD must develop a strategy to ensure implementing of  the various rent schedules and income disregards.  PHA staff is often not aware of who qualifies and under what circumstances.  There is a FAQ on the EID and ceiling and flat rents; there is, however, no guide on  how to administer the EID at the local level.  The guide should be in a form that asks questions so as to lead one through the complexities of the EID or other income disregards and determine who qualifies for how much of an income disregard.

1 EID: The operating subsidy rule should be revised. It currently does not account for the EID.  The formula should be adjusted to account for the fact that tenant rents do not immediately increase with increased tenant income from earnings.  The operating subsidy rule is currently structured so that PHAs that do not implement the EID may be rewarded, if as a result of non compliance rent collections increase because PHAs may retain 50% of all increases in rent.

1 Section 3: HUD is not requiring compliance with this program nationally.  HUD should encourage compliance.  Some efforts that HUD should take are outlined below

1 FSS: This program is mandatory for some PHAs.  The largest mandatory program is for the Section 8 voucher/certificate program.  Approximately, 7,000 or 12% of the 54,000 FSS participants are public housing residents which are 1.2% of the 564,000 public housing residents with children.  Many PHAs have not enrolled the required number of families to comply with the mandatory program.  In addition, HUD is not doing enough to encourage PHAs to implement a program for public housing residents.

VI       Issue: There is not enough information and publicity regarding the self sufficiency programs and work promoting requirements.  There is not enough information available at the national level from HUD or at the local level through PHAs regarding the programs and characteristics of the public housing programs that are designed to increase self sufficiency.  The following should be posted on the HUD web site and made available to PHAs to distribute to tenants, staff and other interested agencies.

1. EID: There should be available a simple description of what the deduction is and how one qualifies with mathematical examples for tenants, staff, welfare agencies and other interested agencies or parties.  There are also other rent schedules and deductions such as flat rents, ceiling rents, income disregards related to training programs and discretionary earned income disregards.  All of these rent incentives to increase income and to promote work should be simply described and widely publicized.  Tenants, PHA staff, welfare agencies and others who deal with welfare recipients need to understand how the program works.

2. FSS: There should be available a description of the program on the HUD web site.  Currently there is no explanation of the program for either PHAs or tenants or the public.

2. For tenants: they need to know about the program so that they can take advantage of it or advocate for its establishment locally

2. For PHAs: They need to know of the benefits of the program and that they can obtain funds as an add on to the operating subsidies to pay for a case manager.

3. Section 3: HUD provides a description of the program on its web site.  But could do more to promote compliance with the requirements. 

5. Issue: The self sufficiency programs and PHA efforts should be incorporated more completely and effectively into the PHA planning process.  The purpose of the PHA plan process is to provide a frame work for PHA accountability and a source of basic PHA rules available to the tenants and public.  HUD sought to accomplish this through a document called the PHA plan Template.  The plan requirements and PHA plan Template should be revised to account more effectively for the self sufficiency programs, requirements and PHA efforts.

1. EID:  Require that PHAs report on their implementation of the EID.  HUD has taken the position that the PHA Plan Template is for reporting of discretionary policies and whereas the EID is mandatory, PHAs do not need to report on compliance.  That policy should be changed.  In the plan and PHA Template, PHAs should report on implementation and execution of  EID.  In reporting on compliance, PHAs should provide the number and percent of tenants who are benefitting from the EID, so that tenants, the RAB and the public can evaluate whether it is being effectively implemented.

2. FSS: The PHA Plan Template currently requires PHAs to report on the size of their FSS program.  In addition, the Template should ask PHAs to explain why they have not adopted a FSS program.  For those that have adopted the program, they should explain steps that the PHA will take to expand it and/or the barriers to expansion and/or alternative programs adopted to assist tenants with self sufficiency.

3. Section 3: The PHA Plan Template should be revised to include reporting on compliance with the Section 3 requirements.  The regulations require that PHAs report on Section 3 compliance but this requirement was not carried over into the Template.  The Template should ask the PHA to provide numbers relating to the goals of 30% of any new hires, and 10% of contracting opportunities to businesses controlled by (or that provide significant employment opportunities to) public housing residents or other low income households.  The required number of hires and contract opportunities should be provided, as well as, the actual numbers.  Any forms that PHAs must submit to HUD regarding compliance with Section 3 should be required attachments to the PHA plan and made available locally.

VI
Issue:  PHA hiring practices need to be changed in recognition of the fact that PHAs are a substantial resource for the employment of residents.  The jobs that become available within a PHA should be used for employment or training opportunities.  This is particularly true for every PHA that receives HOPE VI funding and Public Housing Drug Elimination Program (PHDEP) funding.

VII
Issue:  PHA performance should be measured based upon the success of residents in obtaining and retaining jobs and compliance with mandatory work-promoting incentives.  The Management Operations economic self sufficiency sub-indicator in the new Public Housing Assessment System (PHAS) is worth seven points out of 100.  In addition significantly, PHAs are not evaluated on the basis of whether they have accurately established rents.  This failure hinders HUD’s efforts to evaluate and score PHAs for compliance with EID.

A
The scoring for the self sufficiency sub indicator should not be limited to PHAs that receive special funding for economic self sufficiency programs.  It should apply to all PHAs as is currently required by statute.

1.  Determine what PHAs have done and measure if they have succeeded. The goal should include increasing the percentage of families (excluding elderly and disabled) who have earned income and increasing the income of those who have income from earnings.  To measure overall achievement, PHA should report on the number and percentage of families (excluding elderly and disabled) who have earned income. Care should be taken in comparing the numbers to exclude the elderly and disabled families. PHAs who serve these populations should not be penalized by the calculations.  Extra credit should be awarded if the families who are earning income are long term residents (i.e., residents for 5 years ?? or longer) of public housing units located in areas of high poverty concentration.   Information on the average and median income from earnings should also be reported and tracked. 

2. Section 3: Require reporting on the extent to which PHAs use their public housing funds (including operating subsidy, capital fund and any other formula or special grants) to hire and train public housing residents and the extent to which PHAs contract with Section 3 businesses.  PHAs should be scored depending upon whether they have achieved the goals of 30% of any new hires, and 10% of contracting opportunities to businesses controlled by (or that provide significant employment opportunities to) public housing residents or other low income households.  Points should be denied if the PHA has not met the required goals.

3. EID:  Require reporting on the number and percentage of tenants whose rents are not increased because of the application of the EID.  The number and percent of tenants who claim the EID should be an indicator of how many tenants are progressing from welfare to work.

4. EID:  PHAs are not evaluated based upon whether they accurately determine family income and rent.  Nevertheless, a PHA that implements and fully executes the policy and practice of providing the EID should be provided with points on their PHAS score.

5. FSS: Require PHAs to report on the self sufficiency programs that they are operating. For example, whether they have adopted a FSS program and what they have accomplished with that program.  Other programs that should be reported on include ROSS, Public Housing Drug Elimination Program, HOPE VI Community and Supportive Services and any other programs that the PHA is operating or engaged in collaboration with other agencies.  If a PHA was required to adopt a FSS program and did not or the program was smaller than required, the PHA should have points deducted.

