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SUMMARYt ir .:
lt

li \ Most rural areas are without an adequate low-income housing 
delivery system, mainly because the institutions that normally pro
vide lov;- income housing ---- such as banks, developers, builders, and
public agencies ----  are in short supply.
stitutions in rural areas would be a monumental task. Instead, 
there is a faster and more effective way to develop a low-income housir 
capability in rural areas, and that is through the creation of a public 
housing delivery system. This is not said with resignation, since 
public institutions have proven themselves in the forefront of dealing 
with poor people, and the greatest housing need in,rural areas is 
surely that of the poor.

The alternative public institutions in rural areas that do or 
can provide low-income housing are few. Presently, the most active 
of the alternatives is the rural housing authority, particularly the 
regional or state organizations, but Economic Development Districts 
and, to some extent, ocher regional planning agencies, are becoming 
more involved with housing and may offer more expansive approaches to 
developing a rural low-income housing delivery system. For the most 
part, these authorities and agencies overcome at least some of the 
institutional gaps existing in rural America and, importantly, can 
combat the problems of small and dispersed populations that plague 
non-metropolitan areas. In evaluating the powers of these institutions 
one finds a substantial base on which to build an effective rural de
livery system.

Rural Housing /authorities
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! I 5I Most housing authorities in rural areas are small, and literature 

on small authorities points to their inefficiencies and the burden they 
place on federal housing staff. In a poll of all 1IUD Area Jfficos, the 
problems of small authorities.were confirmed. To overcome those 
difficulties and, presumably, lessen the burden on federal housing staf 
HUD has, over the past decade, published 3 management circulars critica 
of small authorities and praising various efforts at consolidating 
housing efforts, including cooperative management agreements, and mu3ti 
town or multi-county arrangements. (HUD has never mentioned State 
ciuthorities.) The regional, or multi-county authorities, were con
sidered the most efficient since they require only one annual contri
butions contract and one board of commissioners. Additional benefits * 
resulting from the regional structure are their ability to cover a 
multitude of small towns and unincorporated areas that otherwise could 
not support housing programs, and their greater financial flexibility.

There are few written materials on how these consolidated housing 
efforts actually operate, thus a study was conducted of seven run) 
authorities that represent various forms of consolidation. The results 
were encouraging in terms of the quality of the low-income housing 
programs found in those rural areas, and the potential these aulhoritio 
exhibited for expanding their responsibilities in housing ami the pro
vision of related services. All the authorities, regardless of type,
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> are well respected public institutions in the areas they serve. They 
provide housing at a decent and even superior level of service to 
families and elderly living in extremely small towns and though 
their costs are only just comparable to smaller authorities, the ser
vice they provide their tenants, according to HUD personnel, is far 
better. . Additionally, these authorities may achieve cost savings 
in the long run.

Generally, the regional or state housing structures offered the 
most simplified (only one set of financial records are required, 
for example) and, yet, extensive housing programs of the authorities 
studied. One of the regional authorities has created its own non
profit housing developer and has used its bonding authority to 
support the development of a range of low- and moderate-income housing. 
Another authority has placed as few as one to six units in small 
rural towns throughout an entire state, and has been the stimulus for 
the rehabilitation of substantial numbers of large, older houses.- 
And, another provided the nation with its first demonstration of the 
Turnkey III homeownership program.

Though regional and state structures can best serve rural areas, 
the size of the region •, or the number of units to be managed by one 
authority, depends on the pccularities of local conditions. The 
proximity of housing locations or the accessibility of locations to 
each other may determine whether certain areas should combine their 
housing efforts. Size of population is also important. In a primar.ily 
rural state, where each county's population is small, regional auth
orities may be less advisable than a single state authority, and this 
analysis extends to other types of housing delivery systems, as well* 
There arc no hard and fast rules to determine optimum size of a rural 
housing program, since local conditions must always be considered.

Other Agencies with Housing Delivery Potential
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Economic Development Districts, in particular, and other typos of 
regional planning agencies are gradually becoming interested in housing 
development. These organizations clearly have a presence in rural 
areas, and their obligation to develop comprehensive plans, which in
clude housing, water and sewer, economic development, schools, reereatic 
and so on, for their regional areas puts them at an advantage over singj 
purpose agencies, such as regional housing authorities, in the develop
ment of an overall rural delivery system.

A trend toward "implementation" powers characterizes the economic 
devclcpment districts and, to a lesser degree, the other regional plan
ning bodies. Many of these organizations recognize that the areas they 
represent are without sufficient governmental or private agencies to 
carry out development objectives. Housing could benefit greatly from 
this trend, and there are examples of this already happening. South 
Delta Economic Development District in Mississippi, for example, became 
the regional housing authority for a six county area and has already 
leased over-GOO units under Turnkey IV and Section 23. And, in Hew 
Mexico, an economic development district is acting as a regional housing 
authority, too.
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A poll of state planning offices reveals a trend developing at 
tliis planning agency level toward implementation, though it i.s still 
more in theory than reality. There remains legislation that pro
hibits some state planning agencies and, depending how they were create* 
some economic development districts and other regional planning 
bodies, from implementing their overall plans. The critics of plan
ning agencies wanting to implement their ideas say that there is 
potential conflict of interest between planning and implementation, and 
this criticism surely needs further study. But, given the lack of 
planning exhibited by most regional housing authorities (there bodies 
tend to respond to requests rather than initiating proposals where 
housing is needed), some coalescence of planning and implementation 
must be considered.

r ?

In addition to the economic development districts and other types 
of regional or state planning agencies, there is a potential delivery 
mechanism in the various state housing agencies created in recent year's. 
A few states, Hawaii being the most notable, have created housing pro
grams with wide range financing and development powers, and some were 
specifically created to work in rural areas, 
agencies, however

t Most state housing
rely on nonprofit and limited dividend developers 

to carry out the objectives of the state programs. Thus, the tendency 
is toward the shallow subsidy housing programs and, as a consequence, 
higher incojne consumers. These programs are rarely useful to rural 
areas. When more states become involved in actually implementing their 
housing programs, their potential in developing an adequate rural 
housing delivery system will be further realized.I
Regionalism vs. Local Control

All the current alternativesto providing adequate housing programs 
in rural arecis arc faced with what one Virginian (a member of that 
State's Ad Hoc Committee to Review the Virginia Area Development Act) 
termed the "hue and cry" of local control. In personal interviews with 
regional housing program staff, and in extensive literature on the sub
ject, -the major foe of regionalism ---- for any type of program, not just
housing ----  is typified as the local community's fear of being sub
sumed by a larger, and distant organization. Many communities would 
probably choose not to provide their citizens with needed services rathe 
than relinquish local powers. Unfortunately for rural areas, the greatc 
resistance to regionalism, according to a national survey, comes from th 
smaller towns. How to overcome tliis opposition to regional programs 
will surely be the overriding consideration in the development of 
any rural housing delivery system.

Model Rural Housing Agency

A model rural housing delivery mechanism docs not exist now, 
although there are several agencies available in rural areas that 
approximate a model. The rudiments of a model rural agency are: *
1) it is easily created; 2) it is region#} or statewide; 3) it pro
vides a full range of low-income housing services, and; 4) it has the 
ability to provide low-income housing wherever it is needed. beyond 
these rudiments, however, there are many expanded powers and respon
sibilities that a rural housing agency would need to adequately
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a heiress rural housing problems. Existing rural housing and housing 
related agencies must be evaluated not only in terms of how closely 
they approximate the rudimentary needs of the model / but also in 
terms of how far beyond these basic needs they are able to go.
This will require a clofje look at state and federal legislation to , 
determine what are the powers of several existing institutions now 
serving rural areas, and how their powers can be expanded to better 
meet rural housing needs.!

Conclusions a nd Rc commend a t i on s

1) Public institutions hold the most promise for meeting the 
housing needs of low-income people in rural areas. Private 
institutions are lacking in rural areas and, even if they 
did exist, they are not equipped to respond to the special 
needs of low-income people, nor do. they have the special’ 
powers of public agencies, such as eminent domain, bonding 
authority, and zoning, that would contribute to the provision 
of low-income housing. At the core of any rural housing 
delivery system should be a strong public institution.

i

i

f
■

: il
2) Though the most common public institution with low-income 

housing capabilities in rural areas is the small, local 
housing authority, this is often an inefficient operation. 
Regardless of stated iPJD "policy", small authorities have
proliferated in recent years._____________ ____________ ______
of co nj? o 1 id at ion of hou s ing efforts , rat.tor than con t inning 
to alloc- to its few public housing units to small local 
authorit xcs.

■

:

HUD should enforce its nolievIu
■ ■

s; Regional and state public housing authorities are providing 
housing for families and elderly living in small towns and 
rural areas. Their operations have overcome many of the prob
lems faced by small, local housing authorities and, 
consequence, their structures provide the most realistic 
approach to serving rural areas. These types of agencies 
have jurisdictional responsibility for small towns and unincor 
porated areas that would not be able to sustain their own 
housing programs. It should become national policy to encoura 
regional and state approaches to rural needs.

3)

■ n
i as a

I
%v-
■e f

il
Regional and state housing authorities are, generally, single 
purpose agencies, and rarely do they administer comprehensive 
community development programs. Further study of these agenci 
would unveil the*full spectrum of their powers and why those . 
powers are not being used. Research is needed into the 
potentialities and drawbacks inherent in regional and state

K 4)oI

II
0ft

% lflI
1 .11I

\



»w

'
I f>

I ;
i ;

h9.}}fi?:V.cA_pJ2kho;ii bints, and there _shrvu Id bo demons t r afrxonr? of 
tPli t-'boso au bhori ta.os couId expand their rggpons1 1 >j I .1 ti-Off 
to include other conuimni ty <Jr-vo j.oor;-jnt 3:o.1 cs 1 n 3:ura .1 areas .

Economic development districts and regional planning agencies 
have overall development plans for the areas they servo that 
integrate housing with economic and other types of develop
ment.
powers# though only a few have chosen to use these powers.
Tlio re_ shgHjd be further research in to _Jd 1 a c ovoors (pi annincr, 
toclpuycal assist ar. no , ir»p fomenta v.lon j o.. the so agencies# and 
do mo n s t :c a t ions o f how the ir full comnTor.ont o' po~;e rs can be 
used to house rural Douoie.

i

{

1
5)

l

Additionally, some of: these agonoics have implementation

!
e 6) All moves toward regional or state housing delivery mechanisms 

must respond to the arguments for local control. Particularly 
in tlie public housing program, the notion of local control has 
become firmly entrenched, 
provide communities with information on
stive Ctforts , ana there ritoulei be rev?ar.d:> (ho\;FT;. \cf~~unit "set- 
asides, cfc c. ) for those ccrrainiitiTis tha f. "__arc willing to jo in 
in a regional program> slate laws should be amended to coin 
all options for rc«-io

7) A model rural housing delivery agency does not exist. The 
rudimentary need* of such an agency include: 
creation; b. large enough jurisdiction to obtain talented 
staff and to utilize modern management techniques; c. ability 
to provide a wide range of housing related services, and?
d. ability to provide low-income housing wherever it is needed. 
Though there already exists a variety of rural institutions that 
approximate a model, and that could be used in building a com
prehensive rural delivery system, federal and state lcc-is- 
lation often prohibits this. Extensive research is needed
into the legal_restraint.<;,_federal anc state, to the areation Cj
cem.orcjje n rj iye rural I join: in g delivery synr.om, and recommendation; 
ci re" needed on how tc over com: * these rest Faint s ( these re - 
comm.endations raav necessarily be on a stata-foy-state basis) .

8) There are many more alternatives to rural low-income housing 
delivery beyond those presented in this report. While the
case studies present various rural housing authority operations, 
and some information was gathered on other types of agencies, 
much greater detail would be useful, particularly cost-benefit 
analyses. Further research is needed into the alternative 
ins titutional anuroachos to rural low-income housing co l .ivory, 
and more detailed comparisons should be made of the relative 
benefits of each.

!
;!i It should be national policy to

benefits oi coooer-I
»
i end state hocsing structures.nais
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Almost any set oJ: relationships among ideas, events, things, 
or procedures which makes »»j> n unified whole or is directed towards 
a .single onb may lx; called a system, 
low-incosij housing is no exception.

:
i r* Vhc way in which wo provice 

hike the larger social system 
of which it is u part/ the low-income housing delivery system in 
this country may be defined as a more or less orderly combination 
of procedures and institutions through which agreed upon ends 
are accomplished.I!

Vhc preuedures of the low-income housing delivery system in
clude such tilings as obtaining zoning approvals, negotiating a 
loan, obtaining a local cooperation agreement for a public housing 
authority, undergoing project feasibility reviews, or certifying 
income eligibility, just to mention a few. Procedures, especially 
a55 they are spoiled out in federal and local law, are generally 
the cams for all areas of the country, the only exception being 
that urban areas rely on private financing for Section 235 and 23G 
housing, while rural areas rely more heavily on the direct loan 
financing of the Farmers home Administration.

Institutions, the second element of the low-income housing 
delivery system, are not the same in all areas of the country.
Must cities and metropolitan area normally have a well developed 
set of institutions and individual actors involved in the devel
opment of low-income housing. There are numerous architects,
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builders, profit and non-profit developers, regulatory agencies 
(coaes, inspections, zoning, planning, etc.), bousing authorities, 
and several types of lending institutions.* Rural areas, on the 
other hand, have a far loss extensive set of low—income housing 
delivery institutions and actors. For example, a study completed 
last year showed that approximately one-half of the nation's 
counties, most of them rural, had no public housing program.-/ And, 
the use of direct low-income housing loans by the Farmers home 
Administration servos to point up the inadequacies of the rural 
mortgage banking institutions.

Even within rural areas, the level of development of low- 
income housing delivery mechanisms differs from place to place.
One hypothetical rural county has a public housing authority, a 
community organized non-profit housing sponsor, several capable 
builders, and a local lending institution familiar with government 
housing programs and committed to the physical development of the 
county. This county, a rarity, will be able to obtain subsidized
housing for a wide cross-section of its lower income families ----
public housing for the poorest and a variety of shallow subsidy 
programs for more moderate income families. The extent to which 
subsidized housing can be obtained in this county is limited only 
by the -competition for available units. While the procedures 
through which the housing is obtained and developed may by un
necessarily complex and often inefficient, and perhaps ultimately 
wasteful, initiative and stamina will get some housing to serve 
low and moderate income families. Regardless of its inadequacies, 
a low-income housing delivery system does exist.
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V A second rural county in another state has no public housing 
authority, no non- profit or profit motivated housing sponsors, a 
limited building industry, and several banks which will make 20 
year 8-k loans on a $25,000 home with a 70s loan-value ratio, and 
which generally refuse to become involved with the paper work 
connected with subsidized housing programs. This county will re
ceive very little federal housing assistance. Without the appro
priate collection of housing institutions, the procedures spelled 
out in federal law for providing low-income housing are useless 
in the county. For all practical purposes, no delivery system 
exists.
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Between these two situations there are numerous varia
tions, most of which represent inadequate housing delivery systems. 
For example, one county has a public housing authority, but no 
sponsor for other types of low or moderate income rental housing. 
Another has a good combination of an active Community Action Agency 
and an active Farmers Home Administration office, but no public 
housing authority.
builders, but unwilling lending institutions, 
system is a combination of procedures and all of the necessary in
stitutions, in each of these cases only part of an adequate delivery

k

I Yet another has both interested sponsors and
Since a delivery
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*%• J *111£ system exists.

It is reasonably clear that the major problem with the de—
1 ivory of low-income housing in rural areas is not procedures, 
although these are somewhat at fault. After all, as pointed out, 
the procedures are the same in all rural areas, and some have 
successfully obtained assisted housing. The major problem with 
the delivery of low-in come housing in rural areas is institutions, 
or, rather, the lack of them.
stitutions do exist, they do not constitute a rural housing delivery 
"system".
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Even in rural areas where some in-

^ The purpose of this report is to deal primarily with the 
question of low-income*housing delivery institutions for rural 
areas, and to uncover some alternatives which might help to fill 
the rural housing "institution gap" as effectively as possible.
This is not to say that procedures will be ignored. Certainly 
they are partly to blame for the failure of existing programs to 
adequately serve rural areas, and especially the rural poor, 
ever, they will be dealt with here only insofar as they determine 
the institutional structure that delivers low-income housing, 
the prevision in federal lav: prohibiting public agencies from 
sponsoring shallow-subsidy interest credit programs such as Section 
236.
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r •- The emphasis will also be on the delivery of low-incone 
housing, which the interest-credit homeownership programs certainly 
are not. The only truly low-income programs are public housing, 
rent supplements, and Farmers Homo Administration farm labor hous
ing. While the interest-credit homo-ownership programs only need 
a delivery system consisting of little more than a builder-developer 
and a local lending institution, low-income programs generally re
quire some sort of agency which will concern itself with the long 
term manage ment of housing, as well as the special needs of its 
tenants.
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I 1 This report v:ill be further limited to investigating the 
potential of public or quasi-governmental agencies as rural housing 
delivery mechanisms. This is justified on several grounds. For 
one, there has been an increasing acceptance of a public responsi
bility for low-income housing in recent years, and this has been 
particularly true in rural areas. Since 1966, over 1,200 housing 
authorities have been created in towns of 10,000 population and 
below. This is fully 27% of all housing authorities created since 
the inception of the public housing program in 19 37.:?/ At the state 
level, 14 of the 25 nost rural states now have 21 laws creating 
state housing agencies, most of which have been passed since 1970. 
Surprisingly, only 11 of the 25 most urban states have similar legis
lation.
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A second, and more insert ant, reason for emphasizing the 

role of public agencies is that the encouragement and creation 
of public institutions is perhaps more effectively and easily 
done through federal policies than is the creation or those 
private agencies, e.g. non-profit or profit oriented builder's and 
developers, that are able to provide low-income housing. Incen
tive to the private sector has been available in assisted housing 
programs for several years, yet a great many small towns and 
rural areas have not received their first assisted unit. 
quite possible that the incentive to the private sector is not 
strong enough to create capable builders, developers and credit 
institutions where none exist, or to interest many of the exist
ing actors in subsidized housing programs. This will most likely 
take more than financial incentive. It will require the combina
tion of diverse federal efforts in manpower training, small business 
loans, secondary mortgage markets, community organization, and 
overall rural economic development. Such a program will not achieve 
quick results, if any results at all in some rural areas. The 
federal encouragement of public institutions, on the other hand, 
as evidenced in the rapid proliferation of rural planning agencies 
and economic development districts, might bear fruit. It is 
probably accurate to sav that to create .at least a uniform, basic 
housing delivery capacity in rural areas, in as short a time as”~ 
possible and through the' simplest, intervention of federal policies, 
the public agency route is the one to take.
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A final limitation in this report is that it will deal only 
with low-income housing delivery mechanisms at the regional or 
state level. The reasons for this are apparent. There are many
thousands of small rural communities without a low-income housing 
delivery capability ranging in size from l,0f0 to 15,000 population. 
The effort* to create a separate housing delivery agency for each 
of these v/ould be monumental in terms of time alone.

*"■

There are\r&:m also the wasted overhead costs that must be considered when thou
sands of agencies with the same objectives are created in neigh
boring rural towns. Finally, there is some question whether there 
is a: adequate pool of competent housing professionals in rural 
areas, or professicnalswho can be induced to migrate to rural 
areas, to staff numerous small housing agencies. Clearly, while 
small local agencies cannot bo ruled out for a variety of reasons, 
most of them political, they appear to be the least likely means 
of creating a viable rural low-income housing delivery system.

. v?;•

si
! 1i ' Accumulated experience with the public housing programs in 

rural areas tends to reinforce the belief that regional or state
wide housing agencies are best suited for rural areas, 
overview of these experiences will lay .the groundwork for the 
remainder of this report.
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^lV2LLrLii24.^2;LL_.El^e_?lt Is And Ir-n1t" Housing Assistance 
Council and the Rural Housing Alliance/ 1972.

HUD Statistical Yearbooks, 1966 through 1971.
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II.I THE PrtOPI.KKS OF HOUSING AUTHORITIES
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*£ The proliferation of small local housing authorities, par
ticular!.'/ in the South, began in the pre-war forties and has 
continued to the present day. Housing "promoters", often architects 
intent cn soiling th' ir housing plans, or* even some ambitious 
Congressmen anxious to bring funds to their district, wore often 
responsible for the formation of these authorities. But, once the 
projects were completed, and the promoters moved on, community 
concern for the housing often waned. Few communities had the 
capacity, and some lacked the interest, to properly manage their 
housing units.

Small authorities continue to proliferate even into the 1970s. 
HUD statistical yearbooks show that between 1566 and 1970 there

than 1,200 local housing authorities created in places of 
10,000 population and below. As of 1970, housing authorities in 
places of 2,500 population and below were 49% of all housing auth
orities, as
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a shown in Table 1 on the next page.
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TABLE X: LOW-RENT PUBLIC BOUSING: NUMBER AND PERCENT OF PLACES
AWD HOUSING UNITS REPRESENTED BY LOCAL HOUSING AUTHORITY 
PROGR/U1S, BY 19(50 POPULATION OP PLACE, AS OF 

DECEMBER 31, 1970

S'
a.

I
&£
5;
*:
&I Pep74 la tion 

size group
ft- Places with LIIA programs/a 11 on si'rig y. n i t s /a_\r
£r

Number Percent Number Percent£
&

Total -1,399 100 1,270,007 100
i 1i [ 1,000,000 arcc* over 5 /b 191,547 15!£ i

& 500,000 to 999,999 16 163,223 13h ! ;
i! 250,000 to 499,999 31 1 173,957 14l\r.V

-V 100,000 to 249,999! 5 82 2 142,126 11

50,000 ic 99,999 164 4 134,769 10Bs ; n 25,000 to 49,999 257 6 112,011 9i i

10,000 to 24,000 531 12 123,261 10n! 9,999 5165,000 to 12 72,715 6
1 4,9992,500 to 646 14 560,198!

Under 2,500 2,151 49 96,200
I"!Ev j aj Under program reservation or later stages, 

b/ Less than .5 pex*eent.
■ SOURCE: HUD, 1970 Statistical Yearbook.

These numerous small housing authorities have had considerable effect 
on the workload of federal housing staff. Not only have innumerable 
applications required processing, but relationships have been developed 
with hundreds of housing directors, mostly part-time employees, many 
not knowing the first thing about the public housing program. *
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V ! In the section entitled "Terms and Conditions" (section 101, 
article 1) of HUD's public housing Annual Contributions Contract, 
public housing objectives are clearly stated:

"Each project shall be undertaken in such a 
manner that it will not be of elaborate or 
extravagant design or materials, and will be 

'•developed and administered to promote service- 
‘ ability, efficiency, economy, and stability 

and to achieve the economic and social well
being advancement of the tenants thereof."

Two of the key words here are "economy" and "efficiency". Prior to 
the subsidized housing moratorium, HUD staff was prohibited from 
allocating units to authorities whose projects could not show "econ
omic feasibility", 
generate more income than required for operating expenses, and to do 
this without additional HUD operating subsidies. "Efficiency", of 
course, is closely related to economy.’ Good, efficient, management 
practices can keep operating expenses down.
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According to HUD regional and area office staff, efficient 
management is clearly a function of good managers. Such individuals 
can be found in rural areas, but rarely for the salaries that small 
authorities can afford to pay after paying fixed costs, such as 
utilities, insurance, and payment in lieu of taxes. In most cases, 
the small authority will be able to hire part-time staff only. This 
is how HUD, in its guide to "Low Rent Housing - Consolidation and 
Cooperative Arrangements for Small Low-Rent Housing Programs", April

LV

|

% 1972, states the problem:
&
&■ "For some small Low-Rent programs, funds avail

able for employment of personnel are not suf
ficient to employ even one full-time employee. 
Such programs often operate on the edge of 
financial feasibility. It may be extremely 
difficult to find a competent person to 
accept the responsibility of Executive Director 
and housing manager for the small compensation 
which the Local Authority can afford to offer. 
There is a heavy turnover among this personnel. 
As a consequence, many small local Authorities 
have been unable to carry out their operating 
responsibilities in a proper and efficient 
manner. The deficiencies are usually mani
fested by poor accounting records and reports, 
high rent delinquencies, and inadequate- main
tenance. In summary the operational units 
may be too small to be efficient."
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To determine exactly what ."too small to be efficient" meant, ths 
Housing Assistance Council decided to conduct a poll on the 
subject. Early in the year, questionnaires were sent to most HUD 
Area Office Housing Services and Property Management Directors, and 
the responses were tabulated with those from personal interviews. 
Though the responses were not unanimous, and were probably related tc 
local cost factors, there was considerable agreement among those who 
answered the questionnaire. With a response r^te of 76%, representii 
every HUD region, the information fairly accurately presents KUD‘s 
current view on the relationship of size
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i to efficiency..

One of the questions asked was the followings

Based on low-income housing experiences in your 
area, what is the minimum number .of units that 
cti authority can operate and still be considered 
"efficient"?

f: !
■V- :l .

t

P.
t,

No. of Units No. of Responses1
I NO MINIMUM 3t; 40 1i 50g- 360f 175 2s 100 13P 125I: 1150 1200 1V 250 2

A minimum of 100 units was most frequently offered, accounting for 
46% of all responses. And, 64% of the returned questionnaires 
placed the minimum at 100 or more units.

The poll obviously reflects what should be, and not what exists, 
• since nearly half of the nation's housing authorities now have less 
than 100 units under management, and fully 28% have 50 units or less. 
(See Table II, describing Percent Distribution of Local Housing 
Authorities, by Number of Units Under Management, as of December 
31* 1972 on the following page.)
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TABLE II: PERCENT DISTRIBUTION OF LOCAL HOUSING AUTHORITIES, 

BY PERCENT OF UNITS UNDER MANAGEMENT, AS OF 
DECEMBER 31, 1972

Humber

;■

;•
it

;r
Humber Percent

of of ofUnitei LBAa LEAe\
1-49 763: 28.1*

:\9
50 - 99 574 21.2

ICO - 199 526 19.4
200 - 299 266 9.3; • •
300 - 499 227 8.4!
500 - 799 126 4.6?•

: 800 - 1249 87 3.2
1250 +. 144 5*3

V

TOTAL 2,713 100i
i

[
SOURCE: Department of Bonding and Urban Development.

When asked, "Why is this number (of units under management) a 
minimum?", 21 of the 28 respondents stressed the ability to recruit 
and retain a competent, full-time staff, 
economies of scale available to a larger program, and some expressed 
concern over the financial stability of very small authorities.)*

f
E

(A few mentioned the

lr Complaints against the use of part-time staff are numerous. 
For example, HUD's southeastern regional staff has found that part- 
time employees of small authorities often have neither the time nor 
the skill to complete the extensive financial and tenant data forms 
that HUD requires. Frequently,, a part-time director will leave theI ! I

l i
i it 1 ii *While establishing the relationship between size *ad good manage

ment, based on competent, full-time staffing, 75% of the respondents 
also admitted to "approving applications for authorities that would 
have less than the ..• specified number of units under management."
Some of the respondents, including those personally interviewed, had 
explanations for this contradiction. Generally, they had to do ‘with 
the desperate need for small numbers of units in communities where 
only a single LHA appeared feasible, or the efficiency of certain 
small LHAs. An overriding consideration was political pressure.
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program when year-end reports or re-examination of incomes are due, 
leaving accounts in disorder, allowing rents to become delinquent/ and 
maintenance to decline to a lower level than it already was. The 
personnel turnover rate is legendary. One small authority in Georgia 
h&vt ? part-time directors resign in seven months? another in Alabama 
saw 4 directors leave in less than 2

:

*
i

■ !r years.* i

In addition, many small authorities are only able to hi.re 
• part-time maintenance personnel. Most HUD Area Offices state that a 
full-time maintenance employee is not feasible with less than 50 units 
under management.

:
|

: The use of part-time maintenance employees severely 
limits a housing authority from practicing preventive maintenance. 
Instead/ maintenance becomes crisis oriented, and is often more costly 
in the long run.I

l
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These deficiencies of small housing authorities are outlined by 
EUD in various management circulars, and interviews with Area Office 
staff with years of experience in dealing with these authorities con
firm these deficiencies. Small authorities tend to be poorly staffed 
and, frequently, overworked. At the same time, in recent years, cut
backs in HUD housing management staff, and the inexperience of the 
remaining staff, has severely limited the Agency"s ability to respond 
to the time-consuming needs and problems of small authorities. For 
example, in Georgia, where numerous small authorities operate, the 
Area Office recommends a workload of 25 authorities for each HUD 
professional in housing management. In reality, the workload is one 
management specialist to every 45 authorities.

This example of the public housing program illustrates the 
problems that usually can be anticipated in developing a low-income 
housing delivery system in rural areas. At the same time, the public 
housing program has been the source of several innovative ideas for 
alternative types of low-income housing delivery agencies which will 
better meet the needs of rural areas.
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! : ; What Can Be DoneI
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Many small, rural authorities have attempted to 
their deficiencies by cooperating with other authorities in the 
development and management of public housing units. The notion 
of cooperation was first, and perhaps most extensively, promoted 
over 20 years ago in the South, where most of the small authorities 
were located. HUD (or its predecessor, the Public Housing Admini
stration) staff there was being exhausted by the burden of working 
with a multitude of small authorities, and decided that a better 
approach to rural public housing was required. The result was a 
patchwork of agreements generally authorized larger authorities to 
operate housing units belonging to small authorities.

■ overcome;•
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: The success of these agreements and of the more extensive 
regional programs in overcoming the problems of small authorities 
were legitimized in various HUD management circulars published 
since 1963.1/ The circulars described the "deficiencies” of small 
authorities and urged, but did not require, various forms of con
solidation . 2/

State enabling legislation determines the types of housing 
authority consolidation allowable in each state. Most states 
fashioned their basic legislation after a model law prepared by 
federal attorneys following the passage of the 1937 housing bill 
that created the public housing program. Beyond the basic provi
sions, though, most states exercised their preferences, particularly 
in the area of authority consolidation. At least 46 states now 
allow for cooperative agreements between and among housing author- ‘ 
ities, 19 states allow specifically for regional authorities, and 
12 have provisions for consolidated municipal authorities. (For 
descriptions of these alternatives, see insert on following pages.)
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! • TYPES 0? HOUSING AUTHORITIES
'

\ Municipal—a housing authority that serves a single municipality 
(city, town, village, etc.). In many states a municipal housing 

% ■ authority may also provide housing outside the city limits up to
a legislatively determined distance. A municipal authority in 
created by the local governing body and commissioners are normally 
appointed by the mayor.

f.
!
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j County—a housing authority that serves an entire county, but which 
may not provide housing in any incorporated locality within the 
county without the permission of that locality. A county authority 
is created by the governing body of the county, and all commissioners 
are appointed by same. A1

1l:
{ S.

ConsolIdated—a single housing authority serving several municipali
ses!It has' a single board of commissioners, with one member being 
appointed by the mayor or governing body of each participating muni
cipality. It has a single annual contributions contract for all of 
its projects. After meeting certain requirements, additional muni
cipalities may become part of the consolidated authority, or existing 
members may leave the union.

!
X

I1
';
f 5 I
5 lr Regional—a single housing authority serving several counties. Like 

liie county authority it may not provide housing in any incorporated 
locality within any of the participating counties without the per
mission of that locality.

i\
f It has a single board of commissioners, 

one appointed by the governing body of each participating county, 
and a cinglc annual contributions contract for all projects. After 
meeting certain requirements, additional counties may become part of 
the regional authority, or existing members cay leave the union.

li \I i
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Cooperative Agreements—most state enabling laws allow any two or 
more housing authorities to cooperatively develop and operate housing. 
The types of combination? among authorities ere unlimited; for ex
ample, two or more city authorities nay cooperate, or two or more 
counties, or even a combination of city and county authorities. Forms 
of cooperation are numerous, also. These are the most common:
1) several authorities nay decide to use the same administrative 
Staff and pro-rate costs among themselves, usually according to the 
number of units each authority owns; 2) several small authorities nay 
contract with a larger authority for specific services, such as 
accounting or maintenance, and will pay the larger authority a fee for 
its work. Other forms of cooperation are possible but, in all forms, 
each authority retains its own board of commissioners ar.a its own 
separate identity, though some have chosen to form an executive com- 
ditte-e, comprised of one member from each participating authority, 
to act for tho Individual boards. Some have also established an un
limited revolving fund, pooling their funds each month to pay certain 
bills.
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if- State—some states have enabling legislation creating a st-ate housing 

authority to develop and manage housing units in areas not already 
covered by local or regional housing authorities. Like tho county 
and regional housing authorities, state housing authorities"must ob
tain local permission to operate in incorporated areas, or where 
another authority already has jurisdiction. State authorities have 
a single board of commissioners, usually selected by the governor, 
and a single annual contributions contract for all projects.
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^e potential advantages of consolidation are known, and 
will be illustrated in case studies following this section, 
germane, however, to the discussion of housing delivery systems

rura^ areas are the relative advantages of each of the various 
forms of consolidation, in theory, cooperative agreements, though 
by far the most widespread form of consolidation, are frequently 
t,. e least desirable form since each cooperating authority retains 
ii*Sv*°Wn k°ar<^ of commissioners and annual contribution contract, 
^ith separate ACCs, the managing authority*s accountant must re
tain a separate set of books for each authority's account. Also, 
by retaining separate boards of commissioners, each authority 
(regardless of the number of units it has) requires individual 
attention by the managing authority's executive director. In a 
Public Housing Administration circular, dated 11-9-65, the "major 
disadvantage" of this arrangement is explained: "...the Execu
tive Director is subject to the control of several Local Authority 
Boards, and this sometimes detracts from the time, thought, and 
effective effort given to supervision of routine operations."

i

More:

i

’

i

A second form of consolidation, the joint municipal or 
consolidated authority, is usually considered preferable in struc
ture to a cooperative-agreement since it provides for only one 
board of commissioners and one annual contributions contract. But, 
this form has one serious disadvantage for rural areas: it can 
only provide housing within municipal boundaries (incorporated 
areas) or, in some instances, within ten miles of the municipal 
boundaries. There are many unincorporated areas in need of 
public housing, and these areas would normally not be able to 
participate in a consolidated (municipal) authority program.

Clearly, the preferable choice of consolidation for rural 
areas is the regional housing authority. This type of authority 
covers all unincorporated areas of the participating counties, 
and all incorporated areas where permission is given to the re
gional authority to operate its housing program..V Additionally, 
small communities wishing to obtain public housing needn't first 
create an authority and then seek a cooperative agreement, but 

participate in the regional program merely by passing a re
solution. In addition, a regional authority has a single board 
of commissioners and consolidated annual contributions contract 
for all projects.

The state housing authority is a variation of the regional 
authority concept, though it could be more difficult to operate 
because of the long distances that staff must cover.— But, in 
states where individual county populations are exceptionally low, 
such as Nevada or Vermont, this type of authority may be the best 

only alternative for a reasonably efficient housing program.
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The most frequent criticism, at least in HUD literature, of 
these various forms of consolidation is the.possible effect of 
d-Gtancc” on the administration of the housing, projects. Phrases * 

such as, ’’utilization of employee time may be less efficient due 
to the distances between projects”, and ’’administrative officials 
may not be in close proximity to project locations and must place 
much reliance on judgment and diligence of subordinates”, are 
common. Since this study is primarily concerned with proposing 
an adequate rural housing delivery system, distance as it relates 
to the size of a*program becomes extremely important. Thus, in 
highlighting the case studies of various forms of rural consoli
dated public housing efforts, the effects of distance will be 
closely examined.

• i
i! .

The Housing Assistance Council has chosen, with the assistance 
of HUD Regional and Area Office personnel, seven rural housing 
authorities that illustrate various forms of consolidation housing 
efforts. The data obtained is the result of personal interviews 
with the staffs of each of the authorities, and with HUD regional 
and area office staffs.

These were the authorities chosen:

Cooperative Agreement Authorities -

Housing Authority of the City of Americas, Georgia 
Housing Authority of the City of Nashville, Georgia 
San Luis Valley Housing Committee, Alamosa, Colorado

Regional Housing” Authorities -

South Carolina Regional Housing Authority #1, 
Laurens, South Carolina 

Mississippi Regional Housing Authority No. 8, 
Gulfport, Mississippi

Tennessee Valley Regional Housing Authority,
Corinth, Mississippi

State Housing Authority -

Vermont State Housing Authority

?
:

I
I f ’I i f

i Housing Authority of the City of Americus, GeorgiaCase 1:

The title. Housing Authority of the City of Americus, Georgia, 
is misleading, since this is more than a one town authority. In 
fact, it is the designated authority for 4 towns in the area, 

units for three other housing authorities. Tr.ia
S
§,
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extensive program is made possible through a "cooperative manage- 
xaent agreement", the tool most widely used to consolidate housing 
efforts. As an example of a cooperative agreement authority, 
Americus is among the best known in the Southeast where coopera
tive housing efforts have often been used in rural areas.

; f
r.

AUTHORITY BACKGROUND

t , ' She Housing Authority of the City of Americus was established
in 1946 but was inactive for a number of years until a town leader 
revitalized it, and program reservations were obtained for 150 
wits.

\l
in March, 1950, the Authority's only Executive Director was 

hired and the events that followed have their niche in the history 
of consolidated housing efforts. Soon after the Executive Director's 
appointment, IIUD's predecessor agency (Public Housing Administration! 
decided that the director's position should be part-time only, con
sidering the Authority's small number of units under management. To 
prevent the loss of full-time administration, the Executive Director 

• approached leaders in the nearby, small towns of Andersonville,
Plains, and Leslie about their housing needs. Each of the towns 
wanted housing, but did not want the responsibility of running a 
housing authority; consequently, they were able to reach an agree
ment with the Americus Authority enabling it to act on their behalf 

■ in the development and management of low-rent housing. These towns 
do not operate their own LHAs, but have formed a "consolidated", 
or multi-municipal authority with the towns of Americus.

i
i
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!. In the latter part of the '50s and early '60s, the Americus 
authority director also became Executive Director of three other 
housing authorities: Buena Vista (which hadn't built anything since 
its formation); Ellaville (which the Americus Director helped form) 
and Lee County (which had projects in two small towns). At the time 
that Americus assumed management of the Lee County Authority, the 
part-time Executive Director there was receiving only S50 per moncii 
for his services. The books were poorly kept, and maintenance was 
sporadic and of low quality. It took an Americus maintenance crew 
two months to bring Lee County units up to docent condition, but 
once they were, utility bills dropped (defective heaters hadn't been 
repaired in two years) and the Lee County Authority was able to 
breah even.

t ;
■

i
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;
:! Buena Vista’, Ellaville. 'and Lee County Authorities signed a 

cooperative agreement with Americus, giving it management and main
tenance responsibilities. Each of the authorities does, however, 
retain its own Board of Commissioners and Annual Contributions 
Contract.

i

I :l i

;
• By joining a cooperative agreement, each of the smaller

authorities have remained solvent; however, according to the Americus 
Accountant, this would not be so if any of them suddenly had to 
operate on their own. In contrast, the Americus Authority now has 
enough units, with a total of 390, to be self-sustaining, 
has an additional function which keeps it going: it is the urban 

■ Renewal agency for the City of Americus. In this capacity it has 
purchasen numerous tracts of land, developed land use plans, made 
land available for recreational facilities and school expansion, 
and sold lots for the development of 235 and 236 housing, and for 

. individually developed homes, in addition to building public housing 
where slums once existed.

The role of the Americus Authority as housing manager for 
numerous small towns was logical. Americus is the largest rural town 
(with a population of over 16,COO) in its southwestern area of 
Georgia, and is central to the four county region in which it now 
manages units. It is also the focal'point for the area's industrial 
growth, boil' the mobile home capitol of the South, thus providing 
employment for people who can no longer find work ir. the dying agri
cultural towns surrounding Americus. These small towns, including 
those served by the Authority, are within easy commuting distance 
of Americus; the furthest distance Americus authority
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I staff must travel is about 30 miles, though most of the tovms 
xt serves are within a 12 mile radius.1mP.

W:
THE AUTHORITY 1 S PROGRAM

S
S' The.Americus Authority manages 610 units, 

projects in 8 locations, as follows:

Location

These include 25VI

r< Number of 
Projects

Total Units 
at LocationPopulation

n Americus 16,091 7 390
& Andersonville 274 2 10
| Plainsi 683 3 36! i

*%■ !.i Leslie 562 2 22
!

Buena Vista 1,486 4 74!
Ellaville 1,391 2 20

a- i
(Lee County) 
Leesburg

(7,044)n 996 3 38
f;.7£

v:
Smithville 713 2 20

n
25 610

In these towns, alternative supplies of decent low-income housing 
are not available. Units similar to public housing in Americus, 
for example, rent for $75 per month, or $30 more than the average 
public housing unit.

More than 90% of the Authority's units, were built the con- 
• vent.ional method, 

are
; Another 50 units of conventional public housing 

ready for construction in the Americus urban renewal area, 
and 32 units of Turnkey I housing are planned for the town of

The Authority currently leases 42 new units, but finds f\ n
■ {rf Leesburg, 

their quality lacking.
i

H • n
*• & r :: HOW THE AUTHORITY IS GOVERNED :

Each of the four authorities that cooperate with Americus 
has its own Board of Commissi mers, with five members on each 

* board appointed for 5 year staggered terms by a 'avor or, in the
case of4" Lee County, the county commissioners Cndersonville, Plains, 
and Leslie do not have representatives on the Americus Board).

fil-
i:

■

(0m. im :
■■t-.w-m < n-

■i



I\

wr^' **jm*m*w*1

t ■
I i

-17-<5*I ■ . i

t
$■

§ !
>?sS The separate boards apparently satisfy the desire of the 

smaller communities to retain some degree of local control and, 
according to the Executive Director, these boards free the al
ready busy Americus Board from having to undertake the low-rent 
housing problems of other towns. Meetings of each board are 
scheduled annually, and for special purposes only. Most of the • 
board members are bankers and businessmen.

&•$
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% HOUSING ADMINISTRATIONSt
I The Authority's housing program is entirely administered 

from the central office in Americus, and a small sub-office serving 
three projects on the northside of town. There is only one 
employee in the sub-office who collects rents and takes tenant 
complaints, the remaining eight (8) administrative and twelve 
(12) maintenance employees work out of the larger central office.

With 610 dispersed housing units, the Authority maintains 
a low ratio of administrative staff to units under management, 
or 1 to 76. The ratio of maintenance staff to units is exactly 
at the level recommended by HUD,1 to'50.

All employees are full-time, and their salaries are pro
rated among the authorities according to the number of units each 
has under management. Before the pro-rata formula is applied, 
the Americus urban renewal program is charged 20 percent of the 
Executive Director's salary and 10 percent of the Accountant's 
salary, thus further lowering the administrative cost burden 
of the low-rent housing authorities. The urban renewal program 
employs its own staff of three; they occupy Americus office space 
and use Americus supplies and, in return, urban renewal pays 
the Authority 15 percent of all itl overhead costs.
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6V* li! Application and Rental of Units
i r •

s- The Americus Authority is well known in the area through 
publicity efforts and word-of-mouth referrals. Most applicants, 
including those in the outlying areas, will inquire at the central 
office, either by telephone or in person. The Authority has 
made it known that applicants can call collect. If an inquiry 
is made by someone who doesn't live nearby, the Tenant Selector 
will make an appointment to bring the application to the caller's 
home or job. -

!8
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Kent Collection
On the first working day of each month, the Authority sends , 

door-to-door to collect rents at all projects 
Tenants living in Americus pay their rent atthree maintenance men 

outside Americus.m .ri I I-r;% $
! %

f/
i



f I

PT WflSVWfW.

I
-
f -18-

.j ■

g* :!i u&.
I
*r$v
ft either office or by mail, Delinquencies may run 15-20% per months 

but collection losses at the end of the year are minor,

Ellaville, Buena Vista, and Lee County authorities are charged 
a small fee. the maximum is $6 to the furthest town, Ellaville, 
and the minimum is $3 to closer towns such as Smithvilie in Lee 
County for the use of the maintenance trucks on rent collection 
day, and also pay a proraticn of the maintenance men's salaries 
according to how much time they spend collecting rent. Because 
of the fee system, the maintenance men try to use rent collection 
day to accomplish many things, such as taking work orders or 
reading gas meters.

I
I
I
£
I
%
I%
%:
* Rents are deposited in local banks on the day the maintenance 

men collect them. At the end of every month, each authority is 
charged for its expenses during the prior month, 
from each authority's bank account and deposited in an unlimited 
revolving fund to pay the following month's expenses. The fund is 
reimbursed monthly so Americus is not required to pay all the 
bills itself, then wait to be repaid later. In January, the Auth
ority began experimenting with the use of a computer for handling 
accounts receivable. Since 1,000 accounts were required to pur
chase the service, Americus formed a cluster with a number of 
small LKAs in Georgia. It is too early to tell how useful the 
system will be.

■:

I A check is drawn&

uS3,-£
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m Maintenance

V
All 12 of the Authority's maintenance employees work out of 

the central office, reporting there daily for assignments. To 
expedite maintenance service, the Authority owns three vans, each 
fully equipped with materials and tools, two pick-up trucks, and a 
truck-trailer for the movement of heavy equipment. Since ail trucks 
and equipment are stored at the central office warehouse, time is 
spent daily in transporting the equipment to work sites; however, 
the furthest site is less than an hour's drive, and maintenance 
employees going to that site are expected to leave earlier in the 
morning than the prescribed work nour.

Maintenance requests from Americus tenants are often answered 
oh the same day, since maintenance employees working there can 
easilv be reached for new assignments. But, in the outlying areas, 
routine calls may take a day or two for service. The length of 
delay depends on the number of calls that come from a particular 
area, because if there are several repairs to be made in one 
area only a single truck fee needs to be charged.
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I# All materials are bought through a consolidated supply contrac 

small items purchased at a local wholesale house, andaipi
ImL

except some
agreements with warranty dealers allow the Authority to dp^ts own 
warranty service on newer units and appliances. j
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X-Si- Routine and emergency maintenance repairs are supplemented 

by a comprehensive preventive maintenance program. Each unit is 
inspected every 6 to 8 months, and the maintenance employee doing 
the inspection usually makes repairs while he is there. The pre
ventive maintenance checks are performed when routine maintenance 
assignment boxes are relatively free and these checks have contri- 

. buted to keeping units from becoming run down.
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I Social Services and Tenant Relations
£ ;■-

When the Housing Authority of the City of Americus applied 
for modernization funds in 1972, one of HUD's requirements was 
that tenants particpate in developing the modernization plans.
As a result of this participation, two tenant organizations are 
in the formative stages. Elderly tenants in Americus also have 
their own organization, though elderly ar.d other tenant organiza
tions do not exist in the other towns managed by the Americus 
Authority.,
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I i Another result of the modernization application was the re
commendation that a Social Services Director be hired. In January, 
1973, the Director began visiting tenants while also contacting 
social service agencies in each county and working with the elderlj 
group in Americus. Thus far, tenants in Americus and the nearby 
towns have received the most attention, mainly because the small 
amount of funds the Authority could reserve for social services 
limits the Director's ability to travel to the outlying towns. 
Whereas the Director is paid a monthly fee for the use of her car 
in Americus, Andersonville, Plains, and Leslie, she has to be re
imbursed ten cents per mile ^or travel to the outlying towns, end 
some towns are thirty miles distant.
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Since the operation of Housing Authority of the City of 
Nashville is similar to that of the Housing Authority of the City 
of Americus, Georgia, this description will only highlight the 
operation and point out differences between the two that may be 
useful to the reader.

;
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!H AUTHORITY BACKGROUND
The Housing Authority of the City of Nashville, Georgia was 

organized during the period 1948 to 1951, along with seven other 
small authorities (one being a county authority) within a forty 
mile radius of Nashville. All the authorities were organized by 
the current Executive Director, but were managed and maintained 
<;pDaratelVi with each authority employing the Executive Director 
onPa part-time basis. By 1958,the authorities had decided to con
solidate under one cooperative management and maintenance agreemen-
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but to retain their own Board of Commissioners and Annual Contri
butions Contracts. Earlier, in 1953, the small towns of Ray City 
and Alapaha, in the same county as Nashville, signed an agreement 
with the Nashville Authority requiring it to act as their housing 
authority, in effect, these towns formed a "consolidated” housing 
authority, with one board of commissioners and one annual contri
butions contract.

The reason for the eight authorities signing a cooperative 
agreement typifies the plight of small authorities. Each authori
ty had insufficient units to be solvent on its own. The smallest 
authority had only sixteen units, while the largest, Nashville, 
had 85. With consolidation, all salaries, materials and overhead 
were pro-rated among the authorities, according to the number of 
units each owned, thus lessening the burden on any one program.

The Nashville Authority operates units in nine towns and 
one unincorporated area, located in seven counties of south 
central Georgia. Nashville is near the center of the area, the 
furthest site from there being forty miles to Ocilla, about an 
hour*s drive on narrow county roads. In many of the towns, the 
Authority feels it has saturated the low-income housing market 
and, in fact, no units have been built in most of them in seven
teen years, or since before the cooperation agreement. These 
towns have for a long time housed military personnel, but many of 
them left as installations closed. There is still some agricul
tural and forestry employment, and a few manufacturing planes but, 
for the most part, the area is financially depressed. It is net 
surprising that elderly persons are gradually becoming the largest 
percentage of the Authority*s .tenants.
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g THE AUTHORITY'S PROGRAMA-S Nashville manages 438 units in the following 10 locations:

Population
I . i :

UnitsLocation& ! M:
* 1264,323NashvilleSr£ 18633m Alapaha 

Ray City 

Hahira

r.
■

i126179! imfe: 161,326
& ;i202,569 iLakelandST.1.'

& 803,025IlomervilleW :I !"VK- 201,700 ;Pearson
:i& 201,120: IM Willacoochiei r: ii i
I
!
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Location' Population Units
il Ocilla 3,185 70

' Adel 4,972 56

438
K-

Thirty units were leased in Nashville in 1968, 
were built the conventional method. but the other unitsf

! HOW THE AUTHORITY IS GOVERNED
v

Each Authority has .its own Board of Commissioners that meets 
°nCwTa ^ear' or ^?r sPeciai purposes. The cooperative agreement 
enables the Nashville Authority Board to act, when necessary, as 
an Executive Committee for the other authorities.

HOUSING ADMINISTRATION
■

'*> A unique feature of the Nashville administrative staff is
three - the Executive Director, Accountant, and Admini

strative Assistant. The ratio of staff to units, 1 to 146, is far 
greater than what HUD recommends. There is a better ratio of 
staff to units in the maintenance department: with 8 employees, 
the Authority has one maintenance employee to every 54 units, only 
slightly greater than the ratio suggested by HUD.

All employees operate- out of the central office in Nashville, 
though the Administrative Assistant maintains office hours in the 
other towns, usually for one-half day each week. At the small 
project offices, application forms, leases, and rent receipts are 
kept. Some applicants will come to the central office from outlying 
areas, and some tenants will mail in their rent checks but, generally, 
the project offices are the focal points for these activities.

its size:
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$ Applications-Rent Collection-Social Services
5 The role of the Administrative Assistant provides an interesting 

“contrast to the way the Americus Authority operates its program. 
Nashville's Administrative Assistant is a one-man field operation, 
something that Americus does not have.

During the first week of the month, the Administrative Assistant 
collects rent at each of the project offices and, if necessary, will 
collect rents on a door-to-dcor basis. Office hours are also used 
to take applications, or to take maintenance work orders that 
tenants are encouraged to hold unless there is an emergency. * Finally, 
the Administrative Assistant uses the office hours to talk to tenants 
about their problems or complaints; this is the Authority s only 
attempt at social services.
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h^?n^ohe-^mi”istr?tive Assistant returns to Nashville daily, he 
Pnn/qH _W1 o hin*aii rent receipts and applications for processing, 
tunas are deposited in a Nashville bank until the Assistant’s next 

? . e P*>ject towns where rent receipts are redeposited in
oanks until being transferred, at the end of the month, to 

an unlimited revolving

:l I
i
X I
V. account.r-
\ As'-istan"Chashrel1:ltd0ritY,S Clerk typist left, the Administrative:' . on the assistance of the Accountant in pro

cessing all the applications, preparing leases, and doing re-ex- 
aminations. Another staff member is obviously needed to reduce the 
workload of both the Accountant and the Assistant.

i-
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. Maintenancei

{
Like the Americus Authority, Nashville's maintenance staff 

operates from the central office, dispatched daily on work assign
ments. Outlying towns are charged a fee for the use of the 
Authority' s four trucks and pay a pro-rata share of the maintenance 
men's salaries. Work orders for each area are usually held until 
there are enough to warrant sending a truck and work crew, 
may take up to a week, though emergencies are answered immediately.
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' Case 3: * SAN LUIS VALLEY HOUSING COfTMITTEE

Since the San Luis Valley Housing Committee compact was 
signed as recently as March 1972, no units have been constructed, 
though 200 are under ACC and bids for their construction were 
opened in February and March, 1973. h management plan was verbally 
approved by HUD, but will not be implemented until units are ready 
for occupancy. The reason this public housing authority is 
included in the descriptions of regional and similar authorities 
is because it clearly illustrates some of the political problems 

' . that may be encountered in attempting to create a regional structure? 
local control is a phenomenon that must be dealt with in any me e 
toward regionalization. San Luis Valley Housing Committee is also 
included here because its development reflects a transition in 
KUD policy, intimated in management circulars over the past ten 
years.
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i • AUTHORITY BACKGROUND I
- fThe San Luis Valley Housing Committee is a unique accomplish

ment. It brings together, for the first time, culturally and 
economically similar towns and counties - the City of Alamosa,
Town of Center, Town of Antonito, Conejos and Costilla Counties - 
each passionately protective of its political identity and control.

' Although the housing compact's development has been stormy at times, 
it has also resulted in the first major allocation of public housing 
units to this isolated, poor, and badly housed area of southern Colora
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! nu™ber„of years, poverty in the San Luis Valley — and 

h L ^ar9e minority population (the overall area
nas aoout 4 0% Chicano population, though in some towns, the percenta*

over 90%)---- attracted poverty workers, regional
and federal officials. Many came with promises, but 

. .^ ^oney, and the local population learned to distrust
r ? J™ promises went unfulfilled, the money disappeared, and many of the officials

■
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went home.*
k Distrust for outsiders. was matched by distrust among local

? mos^ aoute division being among Chicanos. The presence
iv! tne,Y?. e? tlle Unite(3 Farmworkers no doubt served to heighten 
the political awareness of Chicanos, particularly the young who 

egan to challenge the politics of elder residents who seemed 
conservative and protective of their status. A division resulted 
between some older and younger residents, and this division was 
further complicated by differences among political parties.
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In the early '70s, housing became an issue in the Valley. 
Alamosa had built 40 units of low-rent housing in 1964, but the 
other areas of the Valley remained ignorant of the program until 
outsiders began encouraging the formation of housing authorities 
in order to build farm labor housing.

f
: In 1970, the Colorado legisla

ture passed a Housing Act that created a Division of Housing in the 
State's Department of Local Affairs. Originally it was designated 
as a technical assistance and code enforcement agency, but later 
the Division received authorization to give up to 50% grants for 
the development of "modest" housing in rural areas. The emphasis 
of the grant program was agricultural housing.

ri!
!

Costilla and Conejos county housing authorities were organised 
largely with the assistance of both the Division of Housing and 
Uplands Inc

i !;! ma regional technical assistance organization for 
low-income groups, and the town of Center soon followed with its 
organizational effort (Alamosa and Antonito already had LHAs).
But, the housing issue might have died had it not been for Colorado 
Housing, Inc. (CHI), a nonprofit, statewide, low-income housing 
group funded by the Office of Economic Opportunity. CHI was asked 
by the Division of Housing to go into the San Luis Valley. There, 
CHI's field staff found disillusionment and distrust, and a stack 
of incomplete organizational forms.

• /
;

! ; i
■ i:

i!
!
ii. While working with the various communities, CHI approached the 

HUD office in Denver (this is both a regional and area office) re
garding the allocation of units to each authority. HUD responded 
that it wanted to allocate units to the San Luis Valley, but to 
allocate a few to one authority, and a few more to another,

. not economically feasible. As an alternative, HUD's general counsel 
office suggested the formation of a joint management and maintenance 
organization bound to cooperation by a legal compact; Colorado 

cooperation between city or county authorities, but 
specifically allow for regional authorities. This type 
y been used on two occasions in North Dakota

i ”7
i

: j ;
wass.

i
law allows 
does not 
of legal device had

i
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and could be adapted to the 
the town and

UnlessSan Luis Valley situation, 
county authorities in the Valley agreed to joint 

management, HUD said it would not be amenable to allocating units 
to any of tnem.

;: CHI had the uncomfortable task of presenting this "alternative" 
“7 really an alternative, but the only "condition" under
which .the communities could obtain low-rent housing units-----to
the housing authorities. Staff again remained in the Valley, 
this time for six weeks, to accomplish their work. Concern arose 
over the role of the Alamosa Authority. The other authorities 
feared that Alamosa would dominate the compact because it had 
housing experience and would have more units than the others, 
community feared loss of political control and, to some extent, 
had to overcome their fears that CHI might also want to control 
the authorities.

;
t
t

■i
Each

: !
i
f As final encouragement to the authorities to join the compact 

as the only means of obtaining desperately needed housing, CHI 
brought 10 representatives from the Va 1 ley-4^>L)enver to meet wi th 
a group from HUD. The meeting was apparently convincing. HUD 
was adamant in its refusal to fund the authorities separately, 
but explained that the compact offered each authority sufficient 
safeguards for local control of housing design and location, and 
equal representation in making decisions on management and mainte
nance policies. An important safeguard of the compact was HUD's 
right to transfer to the Housing Committee the annual contributions 
contract payments of any member authority that tried to drop out 
of the compact after obtaining its units. In other words, the 
compact could not be used only to obtain units.

i :
■

i?

!!

!
I: iv I it
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; ■:The authorities agreed to cooperate, and their compact was 
signed on March 27, 1972; Antonito was admitted in February, 1973. 
The signing didn't terminate the suspicions each community had 
of the other? it did, however, provide a forum for cooperative 
effort. The communities rose above their political.self-interest 
in order to bring some decent housing to the San Luis Valley.
Though development and management of the housing may prove difficult, 

‘ the* first challenge — that of organization---- has been met.

;. !
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j] THE AUTHORITY'S PROGRAM
units of Turnkey I housing under

Mnu,lCSSrL”S':ScS.«°.nSvided follow,
\ il

UnitsPopulationLocation ;i 85 (scattered site)6,985

1,470

3,091

Alamosa |5;
30 (scattered Site) 

25 (2 towns)

';
I ;i Center

r.

iCostilla Countyn ;I I*■

I
II:l
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Locationi Population Units
Conejos County 

Antonito
7,846 45 (3 towns)

15 (plans not defined)
! lr 113::

200

14 owned by the Antonito Housing Authority.

L

;;^ ^ The housing compact retains the individual authority's power 
to seek bids and award contracts. Alamosa and Center, however, 
chose to hold a joint bid opening, whereas Conejos and Costilla 
counties opened their bids separately (Antonito will probably accept 
the builder for Conejos County.) Typical of very rural areas, 
no builder in the San Luis Valley has enough capital to do all the 
construction, though there are a number of available sub “-contractors.

i

■iI

HOW THE AUTHORITY IS GOVERNED !
:All the authorities joining the housing compact have their 

own Board of Commissioners, with five members each, chosen either 
by the town mayor or the county commissioners. The Boards are re
sponsible for all decisions affecting the authorities acting on 
their own behalf. For example, each Board approves housing loca
tions and development proposals for its own community. Lately, 
these Boards have been meeting monthly.

$!
■

:
M

\ Dec? sions regarding the joint management-maintenance agreement 
are made by an executive board composed of the Chairman and 
Secretary of each member authority. Though there are 10 members 
on the executive board, only one representative from each authority

Thus far, representatives to the Committee have

iH - I
:

i

i £i may cast a vote, 
hesitated to vote without first going to their respective boards 
for confirmation of their decisions, 
reluctance to make decisions will lessen once housing development 
is completed, and the management policy is initiated.

j
It is expected that thisi

i

&

?• HOUSING ADMINISTRATION

The San Luis Valley Housing Committee is a cooperative 
management and maintenance effort under the leadership of one 
Executive Director who will also serve as accountant. A secretary 
will be hired.

i
<• s

'*
■ I 1A management plan, developed with the assistance of Colorado 

was submitted to HUD and received verbal approval, 
centralized management from the Alamosa Housing

1;
iHousing Inc 

It calls fcr
•»Mlv t

;il \ ’•
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dif-'-fi ml +■ ^ at c*le res^ent“inanaqer will perform would be 
of all lhJ°r centfal office personnel to handle, since a tour 
TnqtPLf>,Pr0pC)^d units would require 200 miles of driving, 

nn fri i resident—manager will be furnished an authority
tools' and supplies to adequately service a multi- 

. 4-u • use °f tenants as managers is an attempt on the
>L i S 2GW authorify to prevent management problems that 

. suit ^rom °Pe^ating in a widely dispersed region, and it
is an attempt to keep down

It:%
V i

I
i. :■

-
I-t management and maintenance costs.
t The management plan is also a reflection of the member 

authority's concern for local control. An individual hired to 
provide management and maintenances service in a particular 
jurisdiction will have to be approved by the Board member from 
that jurisdiction.

i'-;

*■
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Case 4; SOUTH CAROLINA REGIONAL HOUSING AUTHORITY #1

l
V;

South Carolina Regional Housing Authority No. 1, located 
in the city of Laurens, is included in this study because of its 
unique management and maintenance organization, and its excellent 
record for financial solvency. Created under state legislation 
that favored "regional" authorities, the Authority has extended 
its housing program to nearly 30 small towns. Though the housing 
projects are widely dispersed, the Authority has been able to 
retain a constant and remarkably high standard of maintenance.
In terms of efficiency and economy, Region No. 1 provides one of 
the best examples of a regional, low-rent housing program.

£

p
S3 ||

t . AUTHORITY BACKGROUND
*
V South Carolina Regional Housing Authority No. 1 was organized 

under State law in August, 1941, though it remained dormant during 
the war years. By 1948, the Authority's first and only Executive 
Director was hired and applications were submitted for units to be 
constructed in 1950-1951. Since that time, 1110 units have been 
built despite lengthy construction lulls resulting from Congressional 
curtailment of the public housing program, and .from federal re
quirements for a "workable program" (most of the region's small 
towns simply could not fulfill these requirements.)

I
% ;

I : •:I : !
I I

m i
§ There are 19 states that specifically allow for the formation .

their member counties having less than 5000 population.
already served by local" housing authorities.

&

£ ife any portion of 
unless these areas wereE'M' ni !fej. '
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I-I R?9ion No. 1 that did have its own authority 

af 4.^^ the Regional Authority was organized was Laurens,
tn7Ker ?.f the re9ion and where No. 1 located its main 
When tne need for elderly housing in Laurens became substa: 

r?e tQwn requested the Regional Authority to build and manage 
units tnere (the Laurens Authority had only 120 units and wasn't 
. jl m?re resPonsibility) . A legal waiver was obtained and 
t e Regional Authority now owns and operates 80 units of elderly 
housing within the town's boundaries.

&s
; I

k&wm * i
&>
$
k:

!
■

Since the State's enabling legislation was adopted, there 
have been numerous amendments and,now, any size town can form its 
own authority, A few small towns in Region No. 1 formed separate 
LHAs and each has units under ACC; however, none have entered 
construction. The Regional Authority is currently considering 
proposals for management and maintenance contracts-with these 
small authorities.

%
& i Li:

!Uik-
•:arNt

I 0. 
* /■

! il

IThe regional boundaries haven't altered since they were 
designated in 1941; at the time, the State was divided into 3 
geographic areas, each with its own authority. Region No. 1 
covers the entire northwest triangle of the State—an . eighteen 
county area approximately 160 miles in diameter and dotted with 
numerous small towns.

I
\Is p; mUv--

v.-...

-1 !tr v Employment opportunities in the region, particularly in 
the northern counties, have expanded and are being matched by 
a housing boom primarily for moderate income families, but at 
a cost level low enough to attract from public housing some higher, 
low-income families. New housing, costing about $15,000 to $16,000, 
has caused a small exodus of public housing families; whereas 
several years aero the proportion of families to elderly in the 
Authority’s units was 65 to 35, it is now 50-50. With the reduction 
in the proportion of families, the Authority has experienced a 
1 ss of rental income; elderly pay an average of only $25 per 
month, while the overall average is $35.
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5- ::mu ' THE AUTHORITY'S PROGRAMrs ;
57 projects under management in the region, totaling 

They are as follows (since the projects are numerous, 
of units in each town will be shown; most towns

which has three projects.

There are 
1110 units, 
the total number 
have 2 projects each, except for Seneca, 
and Ninety Six, which has only -one) ;

I#f;.:Km
? ■f 1.

H: UnitsPopulationLocation

rf! (Zone 1) !322,521r •
Westminster

I i 133m 6,027 jSeneca
603,662It Walhalla

v
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Location UnitsPopulation! '
(Zone 2}& !

8
f Belton 

Pendleton 
Honea Path 
Williamston 
Liberty 
Central

5,257
2,615
3,707
3,991
2,860
1,550

34£ 41f" 41
41£
26

& 24I
207it8 (Zone 3)

*>:/
McCormick
Edgefield
Saluda
Johnston
Cal, Falls
Trenton

1,864
2,750
2,442
2,552
2,234

26
41 130
36$»: 24I4- 

* ‘ :362 10&£ ift-/" 167 • ;ii'i'W-
I ir%" •• (Zone 4)3lr- 361,859

1,447
1,661
2,109
1,418

Landrum
Jonesville
Inman
Cowpens
Pacolet

i/3-
18? .

S: i 26s
540 25U

&■

n 159 .

i (Zone 5):
i i 34955Heath Springs 

Clover 
Blacksburg 
York
Fort Mill

!m. 463,506
1,977
5,081
4,505

;
44ft 52V

I 28
n 204«

i (Zone 6)? ! 22m 3,391 
10,298 
1,114 

. 2,166

i Ft. Inn 
Laurens 
Iva
Ninety Six

aa
80n 22

i 245
!% 148iD 1

t-48 !1110Total
- ni-J.

mu
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-ubsidized housing programs, final approval has been 
^ 1S now uncertain that they will be built. Four 

to Him Hoi-1 3 1°ns' f°r 300 units in 4 communities, were submitted 
. rofnr_ r, ?!een^t2 an<^ ^ years ago, but these applications were also 
returned when the moratorium was announced.
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HOW THE AUTHORITY IS GOVERNEDW
The Regional Authority is governed , by a 19 member Board of 

Commissioners. Eighteen of the members are selected by their re
spective county1s State Senator, and the 19th member, a Commissioner 
at-large, is selected by the other 18 members, 
staggered for five years each.

Board meetings are held quarterly if there is business to 
discuss, or on a special purpose basis.
promote additional housing in their particular counties.
Authority staff will not go into an area unless invited'
(to avoid imposing housing on an unwilling community, but also 
because staff doesn't have the time to do housing promotion), the 
Commissioners often act as the catalyst for that invitation.

im-
W-5I i

All terms are
8".S'a
Xi Commissioners frequently 

Since
sivu
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HOUSING ADMINISTRATION
- 1:South Carolina Regional Housing Authority No. 1 has a reputa

tion for its economy and good service.
to this; reputation is the Authority's small but strategically 
placed staff. The region is divided into six "zones", each with 
its own resident zone manager, office and maintenance warehouse. 
There are approximately 150 to 225 units under management in each 
zone, the amounts varying according to distance between projects.

• The two zones with the largest number of units both have an 
' additional full-time maintenance employee to assist the zone manager

An obvious contributorm.

nSr
,*

lP
:

administration for the entire region is the responsibility 
five member staff, conveniently located at the center of the 

region in Laurens. This staff consists of the Executive and 
Assistant Directors, an Accountant, Tenant Selector, and Steno-

central office and zone manager staffs total eleven 
administrative employee to every 100 units under 

ratio recommended by the South Carolina HUD
divide their time betweer

.i

■Mi

(iIs
!

of a
;

grapher. The 
employees, or 1 
management, the exact
Area office But, since the zone managers 

- administration and maintenance, the ratio is actually greater.
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cou^d ^ n^Erareh°f = in Surens. If the zone managers are 
unit*? i o i !L on^-* r^tio of maintenance employees to 
y ..j. ?ar greater than what HUD recommends (1 to 50) 
but, like the administrative staff, well placed.

£
■5 two aides*%■

&
# i

£
$■

I
t lously, the key to the Authority's ability to operate in

al1 1S zon? manager. This person is responsible for
all personal contacts with tenants, from application taking to 
answering maintenance complaints, supervising move-outs and re-ex
amining incomes. For most purposes, the zone manager is the tenant' 
only link with the Authority, though some tenants will call the 
central office if they are not satisfied with the 
service, or if the zone 
repair.

Applications and Rental of Units

Most applicant referrals are made by public housing tenants.
A potential applicant usually obtains the zone manager's home or 
office telephone number from a tenant though, sometimes, the local 
welfare department will call the zone managers regarding families 
in need of housing. Zone managers maintain scheduled hours in each 
of their projects every week. Applications are usually taken dur
ing those hours and are then mailed to the central offi£3&bn Friday 
(the applications are returned to the zone manager once the rent 
has been figured) . Office hours are also used to do maintenance 
repairs, take maintenance requests, and collect rent.

Rent Collection

&

m
£
i
& zone manager's 

manager can't be reached for an emergency&
ii
£
&m8

??■

&

b
u
' ’ V During the first week of the month, scheduled office hours 

mostly used to collect rent door-to-door, with late rent pick-
Some tenants will pay at the zone office:

are
up during the second week.
When this happens, the zone managers will make a visit later in the 
month to the tenant's home primarily to check for repairs, since 
this is one of the major purposes of door-to-door rent collection.

!
:m. \ ; .

!.Maintenance
Routine maintenance is usually handled by the zone managers,

manager is emergencies, however, tenants can call the managers 
in emergence, offices if they are scheduled to be

The central office
requests.
thoreeiorhea’!'the certralTffice or warehouse, 
has a'list of telephone niters of tenants in each project who can 
be called tS relaymessages to the zone manager.

J .
£2

\
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^The°ai^one managers have Maintenance Aides to assist

hMW Mui^ i warehouse. These men do work that requires
P r r will clean apartments after families move-out.

n^rfnrm11 extraordinary maintenance work that they
a vpart ^Lffte2anc? Mechanics are responsible for completing 

^dUle-2f rnaintenance assignments. Each month they go 
. x. r: e u?lts anc^ check for repair or replacement of specific
items, for example; xn February, shrubs and trees are pruned, 
in Apm, doors and window screens are repaired, and in September, 
heaters and stoves are checked.

*■■■
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!i An annual inspection of all Authority units is begun in mid- 

May by the Executive Director and his Assistant. Recommendations 
for repairs are given to the Maintenance Supervisor and the

The annual inspection also provides tenants the opportuni
ty to express their complaints to Authority staff other than the 
zone managers, and keeps the central.office more alert to what is 
happening in the zones.

h i •
!ft ! J& zone imanagers.

aSv
:

All supplies are purchased by the Assistant Executive Director 
and stored in Laurens until requested by a zone manager. Either 
the Assistant, or a maintenance employee from Laurens, will deliver 
supplies so that the zone managers don11 have to leave their work 
areas except for periodic staff meetings.

**■

£
rfc' The Authority*s comprehensive maintenance program is immediate! 

noticeable. Units that are twenty years old look as well kept as 
those built last year: no peeling paint, torn screens, dead bushes, 
or other signs of deterioration. The Authority, as well as HUD, 
estimate that there are substantial cost savings in a program of^

And, according to the Authority, there is 
Repairs are handled promptly

t- ' !
■

; preventive rnaintenance. 
the side effect of tenant goodwill, 
before they become irritating to the tenants.

e* •V
'-■.v

II
Social Services and Tenant Relations:

There is no organized social service program for tenants of
there tenant organizations? however.a Authority housing, nor are

social service referrals are made by the zone managers who are 
regularly in contact with the tenants and with local social service
a,i„oie,r rasr
each tenant mon^hinsDect the unit and receive maintenancerent; the second is to inspect the un^ ,g ^ talk with
^uftenant The third p^rpos^ is oriented to servicing the. tenant's
tue tenant. me uui p needs. Zone managers are instructed 
S°iSt «« possible in osier to identify ten.nt

m’•W ■
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Case 5: ^£ggI§SIPPI REGION&t.

in the City of^ulfport^nrov^H9 Authority No. VIII, located 
of management and maintenar^IldeS ai^umber of contrasts, in terms 
authorities described in t-hi c °PeJatlonsr to the other regional 
regional program, for examni study* Unlike the South Carolina 
centralized in t^o office”P -f ^ VIII’S services are
of the region where most of t-h?«ef, ln. thf more urbanized areas 
This centralization h?W tbe Authority's units are found, 
character of the A^ri^T^-tS the distinct "urban - r
is handled somewhat differentlv^than t0 m?re arbanized a 
As one micrht exr,pp^ •i- than service to the rural projects.f p: - S's^r^'Lgr
dency that extends to national housing programs? as well.

i housing authority NO. VIII i ! 
I ■ iI ::

!

this study, 
example, most of No. 

located in thei

amount
areas - a ten-;

! II
I l S I
1 f

1-4 AUTHORITY BACKGROUNDi

Established in 1944 under the Mississippi housing law allow
ing the creation of regional housing 'authorities, Mississippi 
Regional Housing Authority No. VIII provides low-rent public 
housing throughout a 13 county jurisdiction in the southeastern 
portion of the state. The Authority remained dormant for years 
until the Harrison County Board of Supervisors rekindled interest 
in low-rent housing and enabled the County:s Purchasing Agent to 
resurrect No. VIII.
projects were completed, and several more were planned, 
there are 1,302 Authority units located in a few of the region's 
larger cities, in the rural outskirts of these cities, and in a 
number of small rural towns.

i ;By 1958, a small staff was hired, three
Today, i

Ii,: i
i l
r J;

The Authority retains its original boundaries encompassing 
two fairly distinct geographic and economic areas. There is a 
relatively densely settled, three county coastal area along the 
Gulf of Mexico, which includes ^sc^a°fin

Inland, there are sparsely
more than

:;
i ::•

!■

u I :and Pascagoula. Employment
the fishing and tourist industries. - •. f
populated areas, with Hattiesburg being the only city of
25 000 population in the ten county rural area. Tree farming, the zp,uuu popuiarioi garment manufacturing are the major
attendant paper industry, ana ga generally pay lower wages than do 
sources of employment, ^^^^/cLstal-rural disparity
ineincomes? the Authority established separate income limits for 
admission and continued occupancy.

i\s:j I;

‘1 i- *1;A
i

;i, .n other local authorities in the region
There are approximately 2,600 families and

providing low-rent housing for PP thcs0 authcritie3 have approxi- 
elderly persons. At le^t sc ent and, Qf these ^hree are
mately 100 or less units u:n . . algAuthority also has uruts; these located in towns «bere the Hegional^uthor^ ^ devastation
small LHAs were created large y t for example, created its
caused by Harricane Camille. urban renewal program. Since
own authority in order to operate an urp

|
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I No.* a^r®ady had 100 elderly units there, an agreement was
signed allowing the Regional Authority to continue managing its 
Gulfport project, but prohibiting it from further development

limits. (The Regional Authority currently operates 
an additional 560 units in the Gulfport area, but not within the 
city limits.)

«
• 0ne re9ion,s smaller authorities is considering con

tracting with the Regional Authority for management and mainte
nance services, while retaining its own Board of Commissioners and 
Annual Contributions Contract. This type of arrangement would 
contrast sharply with the Regional Authority's current operation 
by requiring it to keep a separate set of books, and to hold 
separate board meetings.

The Regional Authority is indirectly affected by Mississippi's 
"anti-housing" law, prohibiting the development of public housing 
without a local referendum. Though the Authority has managed to 
get around this obstacle, an anti-low income housing attitude does 
exist in the state. To deal with this attitude, and to avoid 
appearing as if it is attempting to force low-income housing on 
a community, the Authority does not actively "sell" its services, 
but waits for a locality to take the initiative and inquire about 
the program. This means that many of the small rural communities, 
desperately in need of housing but apathetic to that need, will go 
unserved. At the same time, however, the Authority seems to 
protect itself from political conflicts.

)
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THE AUTHORITY'r- PROGRAMSS' iRegional Authority No. VIII manages 1,302 units dispersed 
among 24 projects in 9 locations. Fully 94% of these units are 
found in three coastal counties, and 78% are in or around the 
coastal cities of Gulfport and Pascagoula.

Population

5
k

& ■j.

V

l Total Units LocatiLocation S:ip. i
10040,791: Gulfport

ft% 560{ Gulfport Area 

PascagoulaI& i;I 35027,264
& 13219,321

7,288
1 Moss Point! ;
$ 50; D'Iberviller
& ! 302,312

2,979
t. Poplarville 

Pass Christian
{ 28-&■ 5

202,084LumbertonW-
i© i
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Location Total Units LocatiorPopulation
r

| i Ellisville 4 f 643 16
Wiggins 2,995 16

1302
In addition to the units already under management,

projects, totalling 102 units, nearing construction, and both 
will be located m small rural towns.

Authority owns 1,202 of its units, and leases the remaining 
100 units for elderly in the City of Gulfport.
are part of a single Turnkey III homeownership development - the 
first in the nation - just outside of Gulfport.

there are two

Two hundred units

i
§
jHOW THE AUTHORITY IS GOVERNED

,$ •A single Board of Commissioners governs the Authority. There 
are thirteen (13) members, one from each of the 13 counties under 
the Authority1s jurisdiction. Each commissioner is selected for 
a five year term (with all terms coinciding) by the Board of 
Supervisors in each county, and most Board members are reappointed.

Members of the Board have been instrumental in improving 
communications between the Authority and outlying communities 
by translating apparent needs for low-income housing into specific 
requests that the authority visit a community and explain the 
public housing program.

;

i
i
i

■ i:-
:
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HOUSING ADMINISTRATION

The Authority has decentralized its administrative and main
tenance staffs among two central offices and three sub-offices 

.* located in the coastal county projects. The largest of the two 
central offices is outside Gulfport where the region's basic ad
ministrative staff----Executive and Assistant Directors, Accountant,
Tenant Selector, and Administratee Assistant---- is located and where
a staff of 12 maintenance employees serve 820 units. Management is 
provided for the project in which the office is located, the 
elderly project in Gulfport, and all the rural projects (including 
D'Iberville, located in a coastal county, but which the Authority 
terms "rural"). Two large projects in the Gulfport area have small 
management staffs on-site that report directly to the central office.
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Instead, theNo office is located in the rural counties.
served by a Gulfport managementvs nroiects in these counties are 

aide. Distance is a problem since the furthest outlyrng project |l
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is approximately 100 miJes 
consume up to four hours from Gulfport, and a round trip can 

travel in an eight-hour work day.i

imiles eastaofern??ntr?1 office is Seated in Pascagoula, thirty
.m^nageme^°r^p^i^li*<5tsaSa*part“timeimanagementtaide, 

Mo^PoTni e^anCe e^PlQyeesr serve 482 units in Pascagoula and
• o* Currently, the longest distance traveled by Pascagoula 

. es f ^ut this will change with the completion of a
new pro3ect 60 miles north of Pascagoula.

!;
:

I
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f. The ratio of full and part-time administrative staff to units
^ndSnr>manv??men^ i3 aPPro*i™ately 1 to 100, a ratio acceptable 
to HUD, while the maintenance staff, consisting of 22 employees, 
provides a ratio of 1 to 59, slightly greater than what HUD perfers. 
But, the overall maintenance staff ratio is somewhat misleading, 
since 10 of the maintenance employees serve only 482 units, or a 
ratio of 1 to 48, while another 13 employees serve 820 units, 
or 1 employee to every 68 units. This disparity in the number of 
units to staff has its effects on the promptness of maintenance 
service in the area served by the Gulfport office.
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Applicationsy.

5 ;
!All applications are kept in the central Gulfport office, 

but filed according to the community in which the applicant currently 
lives or wishes to live. In the coastal areas applications, 
like rents, are taken at any of the Authority's offices, but in the 
rural areas application taking is less formal and normally done 
on the day scheduled each month for rent collection. A potential 
applicant may call the Gulfport office to arrange a meeting with 
the project manager but, more often, an applicant merely inquires 
of rural tenants when the project manager will be in the area.

!
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Rent Collection !

In the coastal areas, tenants will normally pay their rent at
Frequently, if a project manager iithe nearest Authority office. , . . , _ .

sees that a tenant has not paid at the beginning of the month, he 
will call or visit the tenant to determine if there are any problems, 
and to prevent future delinquencies.

if i,

collection in the rural areas is the responsibility of 
who visits tenants door-to-dcor on a 
This task consumes approximately 8 travel

rRent
the rural project manager
days^ach month?Csincfthe project manager must coyer roughly 700 
miles and is required to return to the central office daily. To 

‘ compensate- for ?he distances travelled* the project manager will 
use rent collection days for a number of purposes, including 
application taking and supervising move-ms.
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Authority ha«?P?nc^^S»-SfVeral times a month to seek payment, 
t „,°f^y„^S.lnsJltuted a strict rent enforcement policy (the
and del(none • sh“t-off if the rent isn't paid by a certain date), 
Neverthele^ havf.become less of a problem in all areas.
SwJ ' wben delinquencies appear at the- beginning of the 

rur®l\ Project manager has little opportunity to visit 
or call a rural tenant to determine if there are problems.

The
a ..

!

.. ?en!is ar? ^eP°sited daily in a number of coastal banks, 
tne end of each week, these banks send statements of all deposits 
to a computer center in Wisconsin that produces a monthly tenant 
account report. Though the Authority is not yet convinced that 
this is the most efficient way of handling its accounts, since 
checks and HUD financial statements are still processed in the 
central office, the computer does substitute for an additional 
employee the Authority would have had to hire.
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: i :Maintenance

Maintenance for all projects is handled through the central 
offices in Gulfport and Pascagoula, with the Gulfport office hav
ing responsibility for all of the rural projects. Each office has 
a maintenance supervisor, directly responsible to the Assistant 
Executive Director, and its own maintenance crew. These crews 
report daily to their respective offices, where work assignments 
are made, and where all equipment, vehicles, and materials are 
kept. Maintenance materials are purchased by the Gulfport office, 
generally through a HUD designated consolidated supply contractor.

r
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A tenant with a maintenance complaint can pursue a number of 
alternative courses, depending on whether he is located in a -coastal 
or rural area. If he is a coastal tenant, he can either telephone 
or deliver his complaint personally to any of the Authority's 

. offices. If he is a rural tenant, and if the complaint is minor,
• he can wait until rent collection day to tell the project manager, 

or he can register his complaint with the tenant in his project 
whose telephone is partially subsidized by the Authority and who, 
in turn, will relay the complaint to the Gulfport office. When 
there is an emergency, the tenant can telephone the central orfice
collect.
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Ellisvillef 100 miles north of the Gulfport office, needs some 

. repair work done, he will usually have to untxl ttew are
a sufficient number of minor complaints m Ellisville to warrant 
a truck travelling 3 1/2 to 4 hours roundtrip to service those
complaints.
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a day.![:
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••
loral !?„mw °5 emer9fncy in one of the rural projects, a 
the nroblpm -?rr-^thaf skllled craftsman may be called to attend

Wl11 take to° lon9 for an Authority crew to .respond. This is rarely done, however.
;;

m
_ While the rural projects appear at a disadvantage in terms 

of prompt maintenance, they do enjoy more frequent inspections 
for maintenance problems than do the coastal projects. Yearly 
maintenance inspections are made of all units, but the rural 
units are casually inspected by the project manager when he collects 
rents each monch. If he sees a major problem that the tenant 
hasn t reported, he will complete a work order. In this way, 
excessive damages caused by tenants or other maintenance problems, 
which might not be discovered until the tenants 
repaired much sooner.

i
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move out, are
| i

■

Social Services and Tenant Relations•

i Tenant problems, other than those concerning maintenance, 
may be telephoned to any of the Authority's offices, and the 
appropriate project manager will speak with, and sometimes visit, 
the tenants involved. In rural areas, however, tenant problems 
are handled by mail unless they can be dealt with on rent collection 
day. Project managers normally do not make referrals to social 
service agencies, and this is especially true with the rural 
projects.
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I TENNESSEE VALLEY REGIONAL HOUSING AUTHORITYCase 6:
) ■.V 1 :

The Tennessee Valley Regional Housing Authority, located in the 
city of Corinth, is unique among rural housing authorities, mainly 
due to its role as a "mortgage banker", and to the presence of its 
nonprofit arm, Corinth Community Development Inc. (CDI) . Also, 
the leased homeownership program operated by TVRHA is locally 
designed, though similar to the HUD Turnkey IV program. While the 
Authority is probably serving higher income families than most rural 
public housing authorities, it is included in the descriptions of 
reaional authorities because of its potential to serve lower-income 
families and its aggressive use cf federal funds to generate 
both housing and water and sewer developments for families and 
elderly living in rural Mississippi.
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AUTHORITY BACKGROUNDi

I •Jv>o^v.vs^enl?e^S?e Valley Regional Housing Authority (TVRHA)
e September, 1942, but remained inactive for nearly 

■ n^e^a^S’ jT?en' in the late 601 sr urban renewal was underway 
in oormth and low-rent housing units were needed,but the Corinth 

using Authority would not apply for them. Town leaders attemptet 
o create a county authority, but Mississippi law prohibits this 

where a prior county authority has already become part of a 
re2i0r|- Rather than try to dismantle the old regional
authority, Corinth town leaders instead decided to restore it.
This was accomplished in February, 1969, and an allocation ot 10C0 
units was received in 1970; another 33 units 
after a tornado destroyed housing in Corinth's urban renewal area.

I$ was

I
I
i

iff

J ; •

&
were obtained sc .ns

$ iThe type of housing program developed for TVRHA is basically 
a leased homeownership program, with units developed by the Author: 
nonprofit spin-off, using funds loaned by the Authority. Creating 
such a program required the assistance of policy-level HUD staff 
in Washington, and in the Atlanta regional office.

Corinth Community Development Inc. was created by TVRHA as 
a Corinth based, nonprofit housing development corporation, yet 
its building operation has taken it beyond TVRHA*s 10 county area 
in northeastern Mississippi. A building site CDI has in Tennessee 
is probably closer to Corinth than are the projects that CDI leases 
to TVRHA in the southern areas of the region,- 140 miles distant.

Poverty and bad housing are evident everywhere in the region, 
yet the response to the region's need for low-income housing has

Though nine other housing authorities operate there, 
all having built their units before TVRHA got started, these 
authorities account for only 650 units of conventional low—rent 
housing (when the regional authority was reactivated, an agreement 
was reached with the other authorities that TVRHA would only do 
leased housing, while the others would continue to produce con
ventional units.)

When TVRHA's units are
■»-o i substantial dent in the need for low-rent housing, 
as the preface to this description stated, TVRHA is probably servrr.

incomes ""that will nearly qualify them for Section 235 homeownership 

financing.
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: added to the other 650, there appears
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1SE THE AUTHORITY1 S PROGRAM

• J3? the original allocation of 1,000 units of leased home- 
ownership units, each of the ten counties was supposed to receive 
100 units. Land availability — and actual need — dictate a 
different distribution. The following chart shows the number of 
units currently allocated for each project, and the number that 
the Authority is leasing from Corinth Community Development Inc.1/
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Units
Allocated

Units
LeasedTown Population

i I}Corinth . 11,581 232 112S*.

b1$

Houston 82,720 . 8

IOkolona 3,002 25 25
i j

New Houlka 646 42 42

I" I *Fulton 2,899 78 . 49
.m1,877Verona 46 0

I *20,471 10 10Tupelom ;
;v 836 81 0Saltilla. . I

S
£•& 14147,236

6,157

1,591

Amory !S: 3675Aberdeen
VI! !6464Nettleton i

■ :
31603,453 

: 2,366

5,895

Pontotoc
2727 .Baldwyna. 2020- Boon evil le
3042-Jumpertown !■

1 .!■ J

:; ;i

1/ Though 578 units were leased by TVRHA, as of 2/13/73, only
270 of those units were rented. The discrepancy is the result 

TVRHA leasing units with no water and sewer hook-up. Thev 
development of these facilities has apparently been delayed.
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$ Units 

Allocated Leased
UnitsTown£ Population i

2
Blue Mountain& 677s. 30 30

£ Walnut ;■

f- 458 22 22
Ripley8/ . 3,482 72 0I Iuka& ...2,389! 42. 42I Tishomingo i?y 410m 5 ' 4

I Belmont - 968 12.I 12
New Albany 6,426 25 0'•

W: I:1033 578•>

&
Nearly all the housing produced by CDI is either detached 

or townhouse style for single families. A 30 unit apartment 
complex in Corinth, built for victims of a tornado, is the ex
ception. Scattered lots are sometimes used, but most development 
is in subdivisions where housing for the leased, homeownership 
tenants is mixed with housing financed under other federal pro
grams and, in some instances, with community facilities, such as 
a school or recreation area. ♦

•v
ft* :

f :
■

$: v r•> 1m 1 :'i :;
& When CDI began operating, it assembled its own construction 

crew and "stick-built" the houses. However, overhead costs 
mounted and CDI decided it would be more feasible to hire con
tractors to do the work, 
houses, assembled on-site by private contractors.

Since this is not a typical public housing program, a fur
ther explanation of how TVRHA and CDI produce housing will be 
helpful.

n CDI is currently purchasing panel style ! !H:
•;

{r0*-m
m i;

is almost entirely leased homeownership.The program
- All units are leased from the Corinth Community 

Development Inc.

i

N# <

ft loaned to CDI by the Authority.
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.Loanea 5»l1 million, but only $2 million has aone to CDI• the re- maimng amount was ]pnt I ? nas gone to uui, tne re
income housing who could not oh? ?ev®loPer? of lo\and moderate- rnvRHa {e .uia not obtain financing on the open market.

g an institutional gap found in most rural areas: it acts as a financing institution.

TVRHA funds have also been 
share of a federal water and 
financing of water, and
SfrouA tC> excess of what CDI could afford to
TVRHA could afford to lease.

— TVRHA sells to FNMA the mortgages it receives 
as collateral from CDI (the Federal National 
Mortgage Association has committed itself to 
purchasing all TVRHA mortgages), and repays 
the long term notes.

- CDI then repays the loan through rent payments 
it receives when TVRHA leases CDI units, 
payments include the mortgage, taxes and insur
ance; tenants pay utilities, which are deducted 
from their rent.

i mi
£ I s1

iI1 i\
I used, on occasion, to pay a community 

sewer grant. Without this assistance, 
sewer development would have raised land

pay, and$ :.£ \&s
u jiri
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Until recently, CDI used TVRHA loans mostly to construct 
housing sold under various federal programs other than public 
housing: 235, 236 and 221 (d) 3. If a unit could not be sold, 
then the agreement with TVRHA required the Authority to lease 

However, HUD has recently required the Authority to

& Iaw
&R

si
the unit.
lease all 1,033 units as expeditiously as possible.

m ■The agreement between TVRHA and CDI, and approved by HUD,
When a unit is turned over to homeowner- 

additional unit from CDI to
iM has an unusual feature, 

ship, the Authority can lease an 
replace the one lost, as long as the total number of units under;~s; zsssnrs srs
the Authority operated a normal leased homeownership piogram, 
such as Turnkey IV.

t ■! ;vV,m-<**< i
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;
Tnctnad of signing a rental agreement when they are approved

for a S^t Authority tenants sign a "homeownership opportunity 
tor a un^t, AUtnori Y assume the mortgage when their in-
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cLirs“i1rs;:%rt“v«s’»s? ^SiSf.s sas’in-
is too young to reveal whe^h^T" ■ tnC°TOe' 33 wel1* The P^rarn 
sufficiently for home ownp^h- fam^1Y incomes will actually rise 
Authority leased units i^ ^nlP* CurrentlY/ the average rent on 
ducted from thic; ,ls Per month,-with utility costs de-
have mortqaqes that- ~ntL , Houses sold by CDI under the 235 program 
utilities The di f f °St ketween $80 and $125 per month, without
public housina ind 9^cGnCe,ln avera9e monthly payments between . public housing and 235 would require a substantial income rise.
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&

limirv.rv t0 th? 1,033 units currently allocated, preliminary approval was given by HUD for two other projects (ap-
provai came before the subsidize-' housing evaluation, but the 
--Uv-Ua.e of the projects is in question): .0 units of conventional 
housing for elderly m Corinth, and a 100 unit, intermediate care, 
leased nursing home.
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HOW THE AUTHORITY IS GOVERNED I;M
The county commissioners for each’member county appoint a 

representative to the TVRHA Board of Commissioners, then the 10 
Commissioners select an eleventh member. All terms coincide and 
extend for 5 years.

i
H ■■ ;tr

I
S& Members of TVRHA's Board of Commissioners are, as one member 

described, persons who "understand" financing? they are well ed
ucated businessmen who grasp the Authority's role as "mortgage 
banker".
the Authority's housing program and, to some extent, carrying out 
the Authority's daily operation, though this involvement is de
creasing as staff gains experience.
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The Board has taken an active role in both formulating
iV-.V:m:
&r ) •

I There is an overlapping of membership among the TVRHA 
and CDI boards (6 of CDI1 s board members are also on the 
TVRHA board, and the remaining four are selected by the county 
boards of supervisors not already represented) . . TVRHA and CDI 
intend to dissolve the overlapping memberships in the near future.
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:;,r HOUSING ADMINISTRATION
In nearly all aspects of the Authority's operation, it is 

difficult to distinguish between TVRHA and CDI --- their roles 
intermingle. Though each organization has its own 
work together. The Authority employs four persons, an Lxecutrve 
Director, Secretary, and two Tenant Selectors. All accounting
work is done by contract with CD .** . .

COI's administrative staff js^slightly

op«“?iSVp~55i»f SSiuntin, service, to man, other or9aniz.-
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% ! ! :ticns, including TVRHA ,, .. ,

Youth Corps, and some* i^Tlnth Urban Renewal Agency, Neighborhood

will add about $1#200 to *ir*I1"COnte*tenants# At that time, CDI 
the administrative loan. ^ PIiCe °f each house in order to repay

.* ;i ;
I iI •• \r

s

con^be don. „tth the*,^?,“S «Sf.“S"oSj S^iSlnc. 

employees serving 270 units, as of February 13, the ratio is 1 
employee to every 90 units, which is far in excess of the ratio 
recommended by 1IUD.
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Applications and Rental of UnitsV ■
%■ I1TyRHA employs two Tenaiit Selectors who take all applications, 

verify incomes and employment, decide on applicants, prepare the 
homeowner ship agreements for signing, and supervise move-ins. . 
Office hours are regularly scheduled at each project, but are 
proving inadequate since interest in Authority housing is high.

When more units are leased, the tenant selectors intend to 
split the region in half, one person covering the northern five 
counties, and the other the southern five counties. Little time 
will be spent in the Corinth office. Currently, each tenant se
lector drives about 100 miles daily, and the Authority pays them 
for mileage on their personal automobiles.

Rent Collection
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| TVR1IA and 18 banks in the region have signed agreements

Each tenant ; :requiring the banks to receive tenant rental checks, 
is issued a credit card identifying the Authority's account, which 
is presented with the rent check to the local bank at the beginning 

The banks are expected to send daily statements

m
mw of each month, 

to the CDI accounting department.
iDelinquencies are highthf o/SS«» short on rent coll.c-

tions. Since there is no field staff to enco“^g® author-
ments, many tenants fall behind. Bank accountinq staff
ized to collect rents door-to-door, and the CDI a^°^tingstaff
rorely b.co.oj in.ol.eh i» .SS!o»£f
CDI does notify the Authority s sec y selectors
and she can transmit when visiting the projects,who may be able to talk to the tarn lies wnex
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B. Ii i This is less expensive than what it 

hire an accountant and bookkeeper
Maintenance

i would cost the Authority to 
to service over 1,000 accounts.1 ' .

£

£ :r homeowner ship agreement requires tenants to perform

account. An additional amount per month goes into a non-routine 
items0113006 aCCOUnt for such things as new roofing or other major

i.
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According to TVRHA and CDI, most of the families have not 

done their routine maintenance. Consequently, the three man 
maintenance staff employed by CDI is kept busy with numerous 
complaints called to the Corinth TVRIIA office, or given to the 
tenant selectors.

Maintenance employees report daily to the Corinth office 
for work assignments, and often pick up additional work v/hile 
traveling in their radio-dispatched trucks. But, because of the 
distances covered in the region, and the limited availability of 
staff, repairs are delayed — sometimes up to one week. If the 
maintenance man cannot fix the problem, repairs are further de
layed and the costs increase because a local plumber or elec
trician has to be called.

Social Services and Tenant Relations
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i TVRHA is not a social service agency. Some informal refer

rals are made by the tenant selectors, but there are no tenant 
organizations, nor are they encouraged. Tenants are expected to 
take care of their needs in the same way that an individual home- 
owner would.
junior college to provide counseling, but the program has been 
discontinued, and the funds have not yet been channeled elsewhere.

'•K
E
% For a while, the Authority contracted with a local

I
w«•1 CASE 7: VERMONT STATE HOUSING AUTHORITYs
>• The Vermont State Housing Authority was selected for the 

study because of its almost entirely rural program, and because 
it has produced a large enough number of units, thus far, to 
illustrate the advantages and disadvantages of operating on a 
state level. Vermont's program is -relatively young and limited, 
particularly when compared to the diverse program of the Hawaii 
1‘tate Authority, which operates in both rural and densely popu
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i- program has not been so fortunate,Lj
r as the text will explain.

:
:I 1

AUTHORITY BACKGROUND Hi

c4-af-P authnri^v c __ _n tae larger cities and towns; the
the rural areas whirh a G the low-income housing gap in
la^iSn prevents'the nearl* the entirG State. Legis-
Q^Hnnflo the Authority from receiving funds for other than
oni red bv^ cjn*. J-i le*S*d fusing units. The prohibition was re-

1®giflator who feared the new Authority would 
attempt to compete m towns where other authorities were already 
operating conventional public housing projects, though there is 
speculation that the legislation also protects Vermont communi
ties from what their citizens fear: public housing "projects".

ii1968.
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: 'Three small LHAs (two with 60 units each, and one with. 125} 

have been established since the State program was created, large
ly in response to VSHA's inability to produce conventional, low- 
rent elderly housing. According to the IIUD Area office, none of 
the small authorities are operating efficiently and therefore, 
have requested that VSHA assume management of their units. Some 
form of management agreement will, in fact, be the only feasible 
way for VSHA to rescue these authorities,' since Vermont law pro
hibits the State Authority from actually leasing additional units 
in a community once that community has created its own LHA.
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VSHA is further prohibited by law from receiving any State 
funds. Though loosely tied to the State's Department of Develop
ment and Community Affairs, the Authority remains a separate 
agency solely dependent on the federal government for funding.

;! .

V
Given the constraints imposed by the State legislature,

VSHA must fight a decidedly up-hill battle to serve its cons i-asasns ssrs rjs&s sr - «*■*- *» **• — »ss$: si.rtirs™;other housing authorities in the 
units, competition in the

i:. : i

5£■

\ thority is operating in the 
there. Since there are only 8 
State, providing only 1,500 low-rent 
low-income housing market is slim.

5£ i
* i
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THE AUTHORITY'S PROGRAM ■;

I ! ; 780 units under lease 
Most locationsHousing Authority has

cities in the State.Vermont State 
in 48 villages, towns,& :•andW.
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i 5have only one to six 

exist, as follows: units, t-hough some larger developments doI I 'i
I;i

Location Units
(New Construction) ! 1Montpelier

Morrisville
Plainfield
St, Albans
St. Johnsbury
White River Jet..

Springfield

36
20
16
20
36

*36
(Existing-Rehab.)

5jtaldo?lv“thu2“m» fr? h-lng aonat!uctsj'J i„ st. ilbns for

: 1

104
I:

:
i..111 1
fii

i

strati on, to be financed under the Turnkey IV program and devel
oped by a nonprofit. Though the housing will be located on 
approximately 9 scattered sites, management will be centralized 
and a mobile maintenance team will be available to all sites. 
Tenants can build equity in their homes, and eventually assume 
leadership in the. cooperative. VSHA would have preferred to 
obtain the 150 units under the regular leasing program, but the 
Operation Breakthrough units were all that was available. The 
result will be higher income limits for this housing than for 
the regular leasing program.

f •j
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VSIIA's units are dispersed in numerous small communities 
in the northern part of the State, but in southern Vermont there 
tend to be more housing clusters. The location of leased units 
is determined by where families need housing, and. where housing

Even if there is only one eligible applicant

!■

I !■:

i r: fican be obtained, 
for housing in a particular community, the Authority v?ill attempt 
to find housing there, regardless of how rural or isolated the 
area is (as long as the housing is decent, meets HUD standards, 
and is economical).

■!
!

- In this way, VSHA has made excellent use of the leased hous- 
It has been aided, to a large extent, by Vermont s

still in decent condition.
The supply is'diminishing, however, andraorenewconsrruction

i rs ing program, 
supply of large, old houses that arei ; :

■ i | !
\ :i i ;

f

binding Units to Lease 6
an enormous task for VSHA 

Before the AuthorityFinding suitable rental units was 
wnen it first began, but newspaper articles ap-.
had administrative ^^l^ng the purpose of the program andI r

% peared in many towns Vl .
j

j

!
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i advertising for suitable renfni 

were obtained, field staff hoc-. units* °nce administrative funds 
Enough interest has been ^Grsonally hunting for units,
housing developers come t-o 4-k • » tha^ now most owners 
staff does little searching Un?. Aut^rity.on their, ov/n. The 
need for housing in a par'icnin?SS there is an aoute or emergency 
real estate people and of f-i ^ a5ea‘ 'phen, they rely on local
quickly identifying potential rent*? as?ist t]±e Authority by

rental units and where to inquire.

lior * ;
1 :

i
i;! :

HOW THE AUTHORITY IS GOVEEMPn
l^,.ioSrss^oSSa%5r."o^„? sr,;'*"„r?vo£ c“-

terms. Though not intentional, S“oSL“

'I--’ ttreo of the Commissioners 
come ^rom to\sns in wmch the State Authority cannot operate 
because each of these towns has its own housing authority.

The Board is involved in the approval of every unit that 
the Authority puts under lease. Although approval power is not 
delegated in the by-lav/s, the Board has developed this control 
and wants to keep it. 
held up until the Board has its monthly meeting, though rarely 
are units rejected that have been recommended by the staff. 
Meetings are scheduled each month, but cancelled if there is no 
business. This is important since most of the Board members 
drive hundreds of miles to attend the meetings.

I ij

i
;■ li
! !
! liLeasing of a needed unit is sometimes II;

E;
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HOUSING ADMINISTRATION i:
ij Vermont rs statewide housing program is administered from 

a central office located in the State’s capitoL, Montpelier, 
is one small sub-office located in the 104 unit project in Spring- 
field where an Authority field representative holds office hours, 
and another field representative operates out of his home in the 
southwestern part of the State. With eleven a&ninistrative em- 

' ployees, VSHA meets the minimum ratio of one staff peison to 
every SO units under management recommended by the HUD A..ea Off-ce.

:: There i

t-

; .%\ :
:
*

For administrative purposes, VSHA has designate^ee^gco- 
graphic areas: the entire northern area Montpelier; the
by one field representative who « .Localbyp..wo field rep- 
southern area is divided ?n the central office
resentatives. A tenant selector representative whose
is beginning to assist the n°goh^"ttered site units and requires 
territory now includes over 400 - 1 t 4 days a week. An addi-
about 130 miles of daily travel, at least aay

1 l
11
I !

• :!i
5 ! lit 1

'
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■I! tional field representative ^rs““ nortto» -s'™ lit si;«s',"rs,e;«“d“U ■ i

f
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offices, and reporting daiL h^ ^u9 their h-°mes and cars aS 
for instructions. Their re-Don^iv?^”6 t0 the Field SuPGrvicor 
representative is a jack-of-al?tlea extensive, 
looking for housing units to w^S' taking applications, 
move-outs,handling tenant :or supervising, move-ms_and
tenants to social service aaencip^ 1 Gon'Plalnts> referring 
to be done. gencies, and whatever else that needs

i

!
r
f

Each

r i-I
Applications and Rental of Unii-g

1 Vermont State Housing Authority has widely advertised its 
consequently, potential applicants call the Montpelier

office from all parts of the State----or, applicants will obtain
the local field representative's telephone number from a leased 
housing tenant and then call the representative directly. If a 
call is received at the central office, the tenant selector will 
either mail an application or ask the field representative to 
take it and interview the applicant. In some instances, a local 
welfare or Operation Mainstream organization has been asked to 
interview an applicant. The Authority works closely with these 
agencies, and others, to find both tenants and suitable housing.

Rent Collection

f

I
i
;
I '

•si.
Si;

-

1 Leased unit owners are responsible for collecting rents
The Authority supplies pro-numbered I V:the beginning of each month, 

receipt books, and the owner is expected to mail all the receipts 
to the Montpelier office by the fifth day of the month. Some 
tenants will mail in their checks, particularly if the . 
lives out of the State, and tenants of the 104 unit Springfield

directly to the field representative in

owner
i

project pay their rent 
that area.

intention in requiring owners to personally 
monthly inspections for repairs or 

But, problems have developed in the rent col- 
Since the Authority mails to each owner a full 

first of the month, some owners become lazy rirsc or r the Authority for its

■ The Authority's 
collect rents was to ensure 
excessive damage, 
lection system.
lease payment on the .
about collecting the rents to reimbu 
administrative costs.

;•
V

l 20% per month delin- 
tenants to payOne result of this system has been a

Some owners simply do not pressur'
f quency rate.

[ i
i
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1 •••
their rent and the Author^* t t
tunity to visit each delinquen^tena ti<2ld staff has little 

Maintenance

i" i;
L-j oppor-

~ or irresponsible owner. : .

£ h
Maintenance repairs am

Tenants are suppose to call 4-h~nG resP°nsikility of the owners, 
larger projects, the on-site or in some of thc
thing needs repair, thouqh sorn^ * ena^ce employee---- when some-
first. If an owner doesn't prefer to “11 the Authority
Authority may order the item * a maintenance request, the
owner's lease payment Excessive ^ ^ dGduct •the COSt from 
tenants, and the Authority often are billed to
nonroutine repair work. g involved m ordering this

1 I
i ;

1 I!Hi
i;

■
i

!
ana maintaiLa kKd “Si

SS.^72 « s-=s»round that when there are enough units to warrant a full-time 
maintenance employee, tenant complaints are responded to promptly 
and preventive maintenance is practiced. This is in contrast to 
the often erratic maintenance given the scattered site units.

. Many of Vermont's small towns have only one skilled plumber 
or electrician. If an owner calls the town's plumber to fix 
something at a leased unit, and the plumber is working somewhere 
else, the tenant's problem either has to wait several days, or 
the owner has to pay the high price of bringing a plumber from 30 
miles distant. As a general rule, the tenant waits.

The Authority would like to hire its own maintenance team, 
which could be dispatched to any unit at the request of an owner. 
The team would sell its service to the owner, possibly becoming 
self-supporting, and would ensure that tenant complaints are 
answered before the problems become excessive and costly.

Social Services and Tenant Relations

V ?!
ii

;
•ir

V;•
i

i i .!
L i

i

Though the field reprasentatives make some social service
the Authority has wanted to put together a social the Aitnor } But/ beCause of budget limitations,

its notion of hiring a full-time.
functions would be to identify 

referral contacts with appropriate 
Instead, a small social service

This

referrals,
service "program" since 1970. 
the Authority had to scuttle 
social services coordinator whose 
tenant problems and to develop
agencies throughout the State. HEW/HUD agreement,
component may be possible under the t Authority to focus on 
arrangement would, h°wevar' Drevencion, for example: attempt-
crisis intervention rather than l ^ tenant threatened with

ing to develop a rent paying p-og ..n t unseling to the tenant 
eviction, rather than providing budget counseling w
before a delinquency develops.

i
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Unlike the other regional authorities studied, an^, ^ • tv 
unlike most rural authorities, Vermont State Housing Aut o ~ 
has a detailed grievance procedure, providing for a grreva 
panel that includes tenants as well as Authority officials. 
Though the procedure has not yet been used, there is a ca 
veloping that should test its effectiveness.
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I * I
* X/ inDreaioL?hhne *esults of consolidated efforts, particularly 

retain housi?? P^ams: a) the ability to attract and
costs that compaSialorSyn^thaSVe **¥*' b,l operafng 

f e ravoraniy with those of nearby single
, j v* es' c' corn^1ned operating receipts to meet emergency 

* and other unforeseen expenditures at any location; d) satis
factory budgeting, accounting, and fiscal reporting functions; 
e) availability of necessary maintenance equipment, and; f) 
timely and effective board meetings. HUD staff also emphasize 
adequate and timely maintenance as a result of consolidating 
housing efforts.

&i.Bi
?I i?> '$ : :.

I ;
iS' ! s:
(fe:

2/ The HUD circular entitled, Low-Rent Housing: Consolidation and 
Cooperative Arrangements for Small Low-Rent Housing Programs,
April 1972, states that, "To ensure maximum economy of opera--
tion, it is the policy of HUD, in cases involving small pro
grams, to encourage arrangements for centralized administra
tion. "
whether unions of small authorities were recommended and 82% 
of the respondents answered "yes",• but further questioning 
revealed that only half the respondents consider this to be 
area office policy.

;
m: s

II&&
*
ft r li(Emphasis added) The HAC poll of Area Offices asked.-j'i '
&

;■

!

3/ The county authority, permitted in 38 states, also serves this 
But often the population of the counties are too

According to the

. :■rv 6* purpose.
small to support an adequate sized program.
1970 Census, fully 27.4% of the nation’s counties have less
than 10,000 population.

•tv-[■ R

of consolidation has never been mentioned4/ This particular form
in the HUD management circulars.
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vl Hov/ Well Do These Authorities Operate?

V.’hen Housing Assistance Council began looking for rural 
housing authorities to study, the criterion used was not how dif
ferent an authority was from all others, but how efficiently and 
economically, primarily according to HUD standards, an authority 
operated. The result of the inquiry was a number of relatively 
efficient and economical operations (not withstanding the financial 
setbacks these authorities suffer due to a lack of operating sub
sidies) , each of which is somewhat different from the other.

These authorities developed their own responses to basic^ 
rural deficiencies, such as widely dispersed and small populations, 
lack of available personnel and other resources, and entrenched 
notions of local community control. Their responses were varied 
and as the descriptions illustrate, there are some iir.perxec-ions- s sss‘1£.r^5fsss^.rsi

S9p5i»t tb» o»; in order to :L.y t»e fou„d,tio„ for 
recommendations on a rural housing Y

y 1 authorities studied was createdEach of the rural housing "bli legisiation to overcome
using the best of existing s-u-e inbad housing. In Georgia , '
the problems, of poor Pe°P^1^ ;derient authorities are located, 
where two of the cooperative^ until recently, and they are
regional authorities were t>*.ohib
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t 1;still prohibited in Colors 
Committee developed. Tn mh<W^ere San Luis Valley Housing 
ing authorities are*th^ nrAi'rfst/ the state and regional hous- 
regionalism as a way to “CtS °f housin9 laws that promoted 
law was the most colpo 1 V f fam^es- S°Uth Carolina;s 
authorities in townsP0f lels fh* * ™Shiblted the craatlon of 
these towns would have to partiSof; ■ populaVion' instead, 
they wanted low-rent public homing 3 re9lonal pro9ram lf

I fis
hI ;! .

I1-.

i-
. "J

t

the results were as varied as the number of authorities and, 
often, unrelated to the type of authority created. Some author
ities, including both regional and cooperative agreement, chose 
to decentralize their management and maintenance functions, 
while others retained all administrative functions in a central 
location. . •

1
i

!•

H
! !

\

One might expect the physical size of an authority’s 
jurisdiction to influence the location of staff, but only in 
some cases does it appear to. For example, South Carolina 
Regional Authority #1 provides housing in small towns throughout 
nearly a third of the State and, consequently, the staff is de
centralized in six geographical zones. Similarly, the San Luis 
Valley Housing Committee, a cooperative agreement authority 
that will service widely dispersed communities, will locate 
resident-managers in each major area. In contrast, the entire 
state of Vermont is serviced by only three field staff , and 
only two of them live and work in their territories, though 
they do not maintain full-time offices there. VSUA lacks funds 
to open field offices, yet one would certainly be useful m the 
northern part of the State where there are 400 scattered units.

i ;
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th, region, while projects
2 or 3 times a month. J™ * * d staff is available there,
area and a competent and JJ®1* * / A more extreme case is
?e„“Lee“S fusing Authority .hot. only office
is 140 miles from many

i
of its projects.f

$- authorities in Georgia 
other authorities and are 
in less than one hour

for full-

The two cooperative agreement 
rrealrthli/furthes? proiects^ ^ use

SS s&zrsu f^s^eSS-.So.T.S'to ,
■ Sher places - and. type ef autherrty
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* does notI seem to be the ma*

S5K«S-to*-'- WSTSS-TS Sff"
funding (though the role f ' .e constraints of federalrole of foresight should, not be overlooked) .

- • ;

i: i$
fluences the operation^nf3^' location substantially in
authority. From tte case =?JVthori^W^oes the type of 
attempted on how these factors16^' SOItle generalizations will beefficiency and economy S thes4 ru^l^utho^^0"'
the following: 1) adectuacv of authorltles- m terms of
of maintenance system^ ^ level ofSystem; 2) a<3eguac>’ 
oroaram- 4) eXf^f Al 1 v?^ of tenant and social serviceprogram, 4) extent and diversity of housing proqram and- 5)
Igreement°luthori?irriS°r,f11 be "ade ^tween ^e cooperative 
thorities. ^ th® regional and state housing au-

n
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• :Adequacy of Management System .
i

Several areas of management will be covered. First, 
there is the efficiency of the accounting system. Clearly, the 
regional and state authorities have the most simplified ac
counting systems since each of them has only one set cf books 
for all their projects. This is not the case with the coopera
tive agreement authorities? the most extreme example is the 
Housing Authority of the City of Nashville, Georgia whose ac
countant maintains eight (8) sets of financial records, one for 
each authority in the agreement.

not far behind with five sets of records each (Americus
four authorities and the City's urban renewal program).

* "R iirs-
5V •iiS:
1ft** I. ||
V

! FAinericus and San Luis Valley
■

% are 
managesI I .I ! i

:■

Each authority participating in a cooperation agreement
When rents are col-I ! retains its own funds in a local bank.

lected, they are deposited in the separate banks, rather than 
a single depository. At the end of each month, the managing 
authority's accountant must transfer funds from each account,
according to a ' accountant llgu?es^ which
the payment of bills. Later, J^ific authority and then with-. Ss o^ScoSt to i-.- the

! 1 ■
{• i■-•v 1*.■

;}ini

I I1- ! r i

BV|! "& pooled account.&
Fees ere charged to ooop.ratij^.uthMitie.Jor th.^us.^ 

of - “**

timo-consumihg and probably 
smaller cooperative agreement 

ratio of accounting staff

£■

& 1
separate 
fees can be applied to

*
:

iltransactions 
surprisingly/ the

have a higher

areAll these <W Notconfusing, 
authorities generally ,
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I i I:to number of tenant 
set of books each.

Second , is the e'F’F-? n->
Unlike most n4-h^r mca ~le3^9Z-Og_ the rent collection systems.
the type of rent collection°«tVe2US1Jl9 a?thority efficiency, 
type of authority or inmf ystem has less to do with the
housing program/ Four °? Staf,f' than with the type of
is not h«° becfu^e i?1- (San Luis Valley
yet) rely orimarilv -m ls not at t^e management stagedoor-to-door or to hi?‘e«.own Personnel to collect rent, 
specified dav^ for ^ .0fficS hour? in each Project on 
These authori Hp<3 t0 br^ng in their rent payments,
end collection losses^ °W ^ delin<Juencies, and low year-

This is not the

i !accounts than do ther authorities with one :

I; it
i
i? i i-
i f

E
£i

! I!
h 4.1. _ . . ,« case for either the Vermont State Housing

Authority or the Tennessee Valley Regional Housing Authority. 
Both these authorities have leased housing programs only (one 
is rental, and the other is home ownership) and, consequently, 
their tendency is to rely on private enterprise to service 
tenants. For the most part, non-authority personnel are used 
to collect rents — in Vermont, owners of leased units arc 
expected to collect rents, and TVRHA. relies on'tenants to bring 
their, rents to local banks — and the result has been frequent 
delinquencies and high collection losses. Particularly in the 
homeov/nership program, TVRIIA is attempting to treat its te
nants as if they were homeowners and, therefore, totally 
responsible for their units. Obviously this policy needs 
re-evaluation, since numerous tenants are not paying their 
rent nor, in fact, are they maintaining their units as required.

gt

ft
*f
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% ^ Si:. yI!K i .J Ui f. f!•s
& f
% i !! Since the leased unit owners in Vermont receive their 

monthly rental check from the Authority regardless of the rent 
they collect, there is little incentive to.collect rents prompt
ly and thoroughly. Similarly, in Mississippi, the local banks 

not obliged to make tenants pay their rents; the banks act 
as depositories only and do not receive a fee for their services. 
The Mississippi program further suffers from the fact that non
authority personnel also process the tenant accounts, but are 

responsible for seeking payment.

■s.

!
i n£
! U&

■w.
p l -I f IIare
S£ I !

i;
,
If

>• 11 noti n iI! is the tenant application
in the tenant appli-A third phase of management—

system. There were ""authoritie^studied! regardless of type 
cation systems of the auth Most applications were
of authority or location somewhere nearby, though ar-
taken at project location.., usually made through
rangements for application taking were
the central offices.

Sv
f-;:n n:

;RS
1£I t AI &
iH- form ofWord-of-mouth c—ication^^the^most^o^on^^ _

advertisement for P“b1^nthorities used newspaper publicity, 
studied. Most of the authorit while. in rural areas, local, 
but found it unnecessary alt
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information travels quicklv 
have found that applicantsy 2™ extensively, and the authorities 
an authority is informed of i h" kn°W about vacant units before 
informal system of publioi n®m- It is unknown whether this 
potential applicants. The =, referrals discourages some 
strangers in these small comn,mH-UeS• bhink not' since even 
housing is and then inquire ->> X!jles will learn where public
place housing need above other°cr^PP^yin2' AU the authorities 
thus lessening the effect- <- criteria when selecting tenants,

01 tenant referrals.
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Adequacy of Maintenance System !!
iift , There are three aspects of an adequate maintenance system 

that will be covered here. The first is prompt service, 
emergencies arise, prompt service is often essential to the 
pre\enuion of excessive damage to housing units. Usually the 
authoriuy that can respond quickly to an emergency will' save 
itself money and, perhaps, additional work later.

r When
i |j r Iii

; •

I1 I; IThe case studies show that prompt service is less an 
attribute of the type of authority, than'of the location of an 
authority's staff, though type has an indirect effect on service. 
For example, the cooperative agreement authorises, Americus • 
and Nashville, have no trouble in offering grf6i$'t .service to 
tenants in projects located in those towns, but their service 
is delayed to outlying projects where fees are charged for 
each maintenance trip. To limit the multiplication of fees 
charged each housing authority, maintenance requests are held 
until there are sufficient numbers to warrant sending a mainten— 

Americus estimates that accumulations of requests

I
*■

£r
V

I |!I
I2 ■ i
Y> ;
h ance mam.

take only a few days, but requests to Nashville may take up to 
a week to accumulate.| i j j

t. i *

central offices dal}y'^"^“can^ake several days or much
projects are accumulated. This av,thorities, however,
longer. Unlike the cooperative ge the centrai office
some of #8's projects are so x repainnen; a costly and
that emergencies are handled by local repa 
sometimes unreliable procedure.

I i n

I ! P
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Tennessee Valley ^egy°"^r“°“ai-y9maintenance in accordance
wiir^e horr.eownershi^agKeement/^but^many^of^them^have

cated this responsibility^^ has

»;■
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» necessary maintenance. , s
• the housing, ar.d CDI now employs&ft !
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; -57- i:r- r if like #8, the staff is poo
and is slow in respondinq^o °cate<^ at one end of the region,• 
are answered by local renai rm ae<^uasfcs • Most emergency requests 
whose competency varies. The^? w .e costs are higher, and 
gives low priority to promnt- ic?catlon of the maintenance staff 
of Authority leased units P ancl» sometimes, to adequate maintenance

Prompt service also eiicf •
State Housing Authority not Wa, ln ^ °P?ration of the Vermont 
poorly located, but because the™ ? the ma«tenance staff is 
units are responsible for ordin ™ ?° staff- .Ovmers of leased
nroiect and Lcf ij ordinary maintenance in all but
the repairmen aro n«-» ? °^ers depend on local repairmen,
laved P WOrk that should be done is de-

Y ±.' . r:' P^o^eccs where owners have employed on-site
maintenance staff, requests are answered promptly and a higher 
standard of maintenance exists.

The South Carolina Regional Housing Authority #1 has 
overcome the problem of distance in servicing its tenant's 
maintenance requests by locating staff close to the housing, 
projects. The region is divided into 6 operational zones, each 
with its own manager who is also in charge of ordinary xnainte—■ 
nance. Some of the larger zones (those with more units) have 
maintenance aides to ensure that requests are answered promptly 
and adequately. Zone managers are always prepared to handle 
emergencies in their areas within short time periods; for in
stance, the furthest drive from the office in the largest unit 
zone is 10 minutes.
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"I!The second aspect of an adequate maintenance system is 
consistent quality. This particular aspect has a similar re
lationship to the type of authority and location of sta^f that 
prompt service has. Housing units that are within immediate 
reach of Authority maintenance staff appear to have a higher 
and more consistent standard of maintenance. In contrast, 
units serviced, unsupervised, by non-authority repairmen

quality; the leased housing units m

Z\

■'

&■ : iV
If

l of varying maintenance 
Vermont are in obvious example. i

¥ • i q 4-he third aspect of an adequate
Preventive rnaint_1=—j.n which these regional

maintenance system. operate, such things as vandal-ana similar housing authorities opera , ^ units rarely
ism and excessive tenant da g ^ most rural areas in the
occurs, and this is probab y ^ of unj.ts does occur,
country. Disrepair and ®related to how vigorously housing 
however, and is generally g responsibilities. Obvious
authorities pursue tna^r intenance requests will help prevent 
lyf prompt responses to _ • , , Most of the authorities
deterioration, but more x . Qf preventive maintenance 

. studied have developed some IP ^ and yearly inspections, 
including monthly, biannua
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The LHAs that do not have these 
but the t^pe of authority does' 
maintenance services.

programs are regional authorities, 
Verm *- c0t account for their inadequate 

Tennessee Valley Regional n!!e;Sta!e Housing Authority and 
programs; the latter expects tn!? ut^ority are both leased housing 
ventive maintenance, as part tS,t0 provide their wn Pre" 
and the former relies on homeownership arrangement,
Neither is an adequate aporoach to"nrf" t2.take °are °f a11 “intenanc
only some homeowners in Vermont Drovid^ht^ maiI?tenan^f » s1-^fG not- and nnnu T1 . provide this service, while othersdo not, and many tenants in Mississippi housing do not provide

maintenance. Furthermore, neither authority is equipped 
to assume the responsibility of preventive maintenance when the 
owners or tenants fail to do

>'■

■

ii I
| i

!Ln

II!I f!$ \
i,

1
i i so.■■

!i
i H!:! i l.i 5r% Level of Tenant and Social ServicesI:

s i Ii I In nearly all the authorities studied, tenants know a 
particular employee whom they can call when they have a main
tenance complaint or some problem in paying their, rent. This 
personal contact is, for the most part, the extent of the 
authorities1 social service efforts. Field representatives 
will respond to tenant problems by referring them to local agen
cies or, if there is a dispute, by attempting to act as mediator.

1

:

■ :

i !
ii

In rural areas, the plethora of social and health service 
agencies and social workers servicing urban dwellers is lacking. 
Instead, public housing tenants must turn to their friends, 
families, and the public housing representative for advice and 
assistance. The broad social service programs that HUD recom
mends for housing authorities are really not possible m many 
rural areas? the alternative is often personal concern, and 
most of the authorities looked at do exhibit a high level of 
personal concern for their tenants.
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It appears that r} little to do with the type of
program in these JV**1 or even the type of housing

■ authority or location of sta , rces may be the key factor 
program. The avaiiability o ides a social service program',
in whether a rural autJ10*: ^ P ■ 7ation funds to support its 
for example, Americus had m Tenant organizations are still
one social service coordi • be somewhat unworkable in
a phenomenon of urban area ' moot of these authorities operate, 
the small communities in W?1 4-he only towns in which tenant
In fact, based on this study, tn a£/springfield, Vermont,
organizations have develop- / are iarge for rural com-
and Americus, Georgia, concentrations of public housing
munities, and there are large c 
units.
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Extent and Diversify ^? Homing ProgramFr The type of , 
the extent of an 
area and number of

authoritv*has *ts greatest impact on 
“ PQcplo^n ^rograin' ^ terms of geographic 

one state authority studied cowr^*! Thc three regional and 
than do the cooperative aqreenJnf X?r?er geographic areas
opportunity to develop housinq bothU^h°^tl0S' And' with the ' 
corporated areas, the regional and an ' outside of in~
taJce advantage of

i ;
\

■\
!I

i11 i
. !ii » -cl, „„«« “* *ble “ •!-

sites.ii •s
lina h-sVnits^n^Q i10USing in at ieast 48 towns' South Caro-

4* .tss*’,«
only a presence throughout their regions, but credibility for 
future roles in providing a diversity of services to small,- 
rural communities. The only regional authority that has not 
built in a large number of towns is Mississippi #8, and its 
reasons for not doing so are mixed. The Authority has largely 
responded to the housing needs cf people living in the few more 
urbanized areas of the region, and has made an important contri- * 
bution to solving their needs. But, since the Authority relies 
on local initiative to generate a public housing project in a 
particular area, rural area needs have received much less atten
tion. Apparently, the numerous rural communities in this region 

either apathetic to the housing needs of their residents, or

; !
.;-■ : .! I!;; i

Vi f ii
i .1t

V 1r i t i
£

i ■

are
are uninformed of the Authority*s program — for whatever reason, 
there is little public housing there.

*-
f ! !

|'
P

Program diversity hardly describes any of the authorities 
in the study, though TVRHA is an outstanding exception. Yet, 
the fact that these authorities have not branched into 
types of housing programs or water and sewer development (though
the two cooperative agreement authorities havewb°?£iic housing 
urban renewal agencies) is not surprising, lew public housing
authorities in this country, to
anything but P^c ^using. ^gal^straints have been placed 
do so and, m some instance^, ^ 
on their participation.
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'1Program Costs ;ft

One of the questionsJr^“g"^gYau?horities relates to cost

the bulk purchase of materials ana ^ & larger number of units.
^t^fC^iS'revi^lf3actual. operating; -s^dees

—the s^e
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1 As the tables on the fol 1
ing authorities almost alwav* pages show' smaller hous-
housing authorities. Thouah i-ht lower costs than laraer 
sitated by the amount of u* “ « limited,
data compiled by HUD on all honci lable this report, similar 
with HUD personnel in area anri y-^n? au^horities, and interviews 
fact that smaller housinq auther^-°nal offices' confirm the

9 authorities generally have lower costs.

1 >

as neces-

i
«u. u, ntti.,

of budget data offered little rea-on1^^ ? the comP^lation 
It was generally thought that the°rnm ,xPect cost savings, 
r^aional or rnnc-nl -5u .the comparison of costs between regional or consolidated housing authorities and small local
housing authorities had to be done through a more sophisticated 
cost benefit analysis that is beyond the scope of this report.
It was also thought that many of the cost savings that accrue 
to consolidated or regional operations cannot be measured in the 
short run.

I

11
i

I;iAny future analysis of the cost factors involved here 
must take into account the level of services provided for dollars 
spent. For example, a high quality maintenance program 
money in the long run by providing service that will prevent 
major' deterioration, thus keeping non-routine maintenance costs 
1 ow• In the long run, the quality of maintenance is probably 
directly related to major rehabilitation expenditures, as well 
as to the useful life of the unit. It is necessary to compare 
this preventative maintenance function in small housing authori
ties, many of which operate with only part-time.personnel, and 
in the larger consolidated or regional authorities. The smaller 
authorities could very well have lower costs because they provide 
lower quality services, and this will eventually show up in 
other costs.

i

can save
i

i
SI

k i: i

!
;

i
.

1

Beyond maintenance, the overall quality ^ management 
services must also be measured and compared, ior example it 
has been pointed out that small authorities, again ^cause^of
inadequate staffing, beep Poor t a work that is required
incomplete reports. 'i’he, fm°™authorities is perhaps measurable 
of HUD staff to monitor these ^ui of sraall authority 
in terms of costs. Also, tne extremely high turnover rates
personnel has been questioned, ^ require extra effort on the 
are recorded. LHA staff tu ^ now directors, for most
part of HUD staff to educate anence with the program. Again,
of them have had no previo ‘Prable in terms of costs,
this 1IUD effort is perhaps measurabi

related to the size of 
some concern voiced that by • 

thorities, thereby creating 
be some merit to 
an authority gets,
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that coses areI i
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larger units, costs Vou?;ften true that the larger 
this argument as it is
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e.g. vandalism, security h5oh^d th Part--cular;Ly urban probxems, 
remembered that theconsolidaMon^9® rates',etc-. ^ust be 
housing authorities does not mako tiUme^1*nallwat2'0n rural
but larger rural units. lnco —authorities,

! i

I |l ■ >

! .
■I I iI

(
i

There is, however, 
when small authorities

i ' !a potentially substantial cost effect 
_ . , , are consolidated, and that is the amount

of per unit, per month (PUM) management and maintenance allowance 
that will go to transportation. Since HUD rarely distinguishes 
between one town and multi-town authorities when establishing 
these PUIvis, authorities with large jurisdictions may have to 
scrimp on materials and staff expenditures to pay for the costs 
of transporting employees to the various housing sites, 
larger jurisdiction authorities have overcome this problem by 
using a portion of the PUM allowance to place staff in various 
areas of their regions so that they do not have to travel.

l.J r i
l l 11i \j. .I[ i

i' i 1 Some
j

I !I Optimum Program Sizei n
In the preceding pages, various regional and similar 

authorities operating in rural areas have been described in 
terms of efficiency and economy. These authorities have ranged 
in size from 200 units under annual contributions contract to 
overl£■ 1300 units under management, and have covered areas as 
large as an entire state, and as small as several towns and a 
county. If one were to rank these authorities in orcier oi their 
efficiency and economy in serving the low-income housing needs 
of rural families and elderly, one of the larger regional auth
orities, under management throughout nearly a ^ird of the otate 
- would probably rank above the others. Does this mean rh 
laroer authorities in rural areas are necessarily more desirable, 
is ?^00 units aroptimum, size for a rural regional authority? 

is there an optimum size?

I I!
■V

1
8 ?su-
t Or,1I | - !

4 4-1,0 Housing Assistance Council made„f sss ^gs«a5S.sw
was 100 units. Thls/U^ftr'tive employee and, possibly, two 
hire one full-time adraini. housing management staff
maintenance employees. fost HOD to the efficient operation
consider full-time employees ess ^ doubtful that HUD staff . 
of a housing ^^horiti ^ ag an optimum size for^^^^ that 100 
would consider 10° _nTne Management Dir^r for a
fact, one Housing Programs Ma o^t operating monies 
units will only Provide sut

:
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i -66-i fljf. J iscarcely efficient operation."

In spite of the cost
section, many HUD staff stijl^fi-°nS Shown in the Previous 
economies of scale in a larc.er ™^V?-that there are certain 
management specialist from n waieratlon' As another, HUD 
the survey: . . ,all LIIAs' renard?0*3* *rea office replied in
the same functions. Obviouslv9arcUess of size must perform 
easily these required functions ,lar9lrr ti"le LHA' the more 
point, however, economies of scaln 'p® distributed." 
as in the larger cities nGrh-r>0 vWl11 Probably diminish 
actual numbers of units' ver^littlo3?^^' In. terms of 
size of a housing program even ^h , bnown about

the primary concern is 
existing need.

!b I i

l ;

1

. i ■
(r j

V.I ; At some 
or.

!
'

the optimum 
guesses abound.

y. _.• ^ • optimum size is not raised?
mhp mi«c^Vldl!!u enough housin9 to meet the

as there is little hnnp t1h(Tn' 1S Particularly rural one,f* . tnG^G is litulc hope of breaking down large urban authorities 
but some hope of creating larger rural programs. ^^rties,

Though the question of optimum size cannot be clearly answered 
in terms of units for either urban or rural areas without a great 
deal more investigation, in rural areas the question can be approaches 
in terms of geography rather than units.

; !! :L
i

I i n; .
: M

■$

I.i

Ir J
i..s

i For purposes of illustration, let us take four small rural 
towns, each needing 25 units of low-rent housing. Knowing that 
I1UD recommends a minimum of 100 units for the sake of economy 
and efficiency, these towns decide to consolidate their manage
ment and maintenance programs under one administrative staff, 
the surface, this seems like a practical solution to the problems 
of smallness. But, in fact, the towns are in a sparsely settled 
state such as Montana, Idaho’, or Nevada, and are 40 to 100 miles 
distant from each other. Since <his consolidated authority could 
support only one full-time administrative person and, perhaps, two 
maintenance employees, where should they be placed to avoid an 
inordinate amount of travel costs and wasted travel Urae b^ween 
projects? Unless this authority can devrse some sort of z n- 
system for maintenance and management of unit., which ^uld
probably require using part-tx- P-”ere to expand even 
would be prohibitive. If the ai - £ and UnitS( it may be

. more, however, to encompass many£ zone or area managers and 
able to support a system of full time ^ ^ & way that
maintenance personnel, and - 9 to an acceptable
travel costs and wasted travel time are kepi
minimum.
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On . .■:
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U: i 1 . _ •] Housing Authority #1* reviewed___ Carolina Regional Housing ^ maintenance
in the case studies, uses a z°u® locations throughout one-
system to operate 1,110 units in 2^ rural towns in this 
third of the state. Because^ ^ close proximity to each other, 
northern part of the st
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ScSsritS s«,„srTCr'«
distributed, these costs 
the costs associated with 
projects.

i continue to 
es without grow indefinitely 

incurring increased costs
areac TTu e authority were to expand to areas where towns 
would

!
Ih

. are niore sparsely
a lowor'level^of^servicls!

•;
:

Both of these illustrati 
that make any formula 
program unlikely.

r-
aonroir-h ^ ?vlnt to the local conditions • 
proxirnitv°nfhf °ptimum size for a housing 

tial project locutions, laraelv^f t0Vns' °f actual and poten- 
system needed and many of the co^i ermine? the tYPe of management 
When designing a rural pro an h associated with management, 
be laid out, the be^t 'a-the possihle jurisdictions must
desiqned and co^* -i mn? ’ enu pro9rams for these jurisdictions
aesigncQ ana cools estimated. Once this is done, decisions car be made more effectively. uc-uisions can

;
*

The
iS

;
:
i

■■

l
While the dispersion of towns and.. . , project locations is

the most apparent point found in this study, there are many 
lesser considerations, most of which have not yet been clearly 
identified. For example, there might be some danger in combining 
in a single program small, rural towns with larger, more urbanized 
areas. Mississippi Regional Housing Authority #8 sheds 
light on this problem.
with populations of 40,000 and 27,000, and several towns of slight
ly more than 2,000 people. The case study of this authority 
shows that the larger towns receive most of the authority's at
tention. Service to tenants in these larger towns is more prompt 
and regular, since staff is located nearby, than that provided 
in the smaller and more distant towns.
arrangement, at least in this instance, to incorporate the 660 
units in and around the city of Gulfport into a city housing 
program and, similarly, form a city housing program for the 350 
units in the city of Pascagoula. This would leave a combination 
of the smaller rural towns in the 10 courniy area and, though 
revenues would decrease, the more specific rural■ ori.ant.au:ion 
might improve services to smaU .towns.^
possibility that many more ' appear to be dominated
sider joining an authority that did nou app^-
by two large cities.

I» addition to tho dispetoion of^roj.ot^oo.tion,. th.it

accessibility to each other * £ tation problems are often
ticularly in rural areas, transp roads and extreme
considerable because of P°° Colorado, for example, it would
weather conditions. In s°u * v lley Housing Committee, reviewe 
be difficult for the San Luis jurisdiction beyond the plateau
in the case studies, to this area often become snowbound

•it now serves because roa during many months of_the ye 
and are dangerous to dn . whcre the need for j
in large portions of ApPaJ;*Relatively few paved rof?^b^me " 
housing is acute, there are^^ that do exist freguen 
steep, mountainous diit

r- i :

I-
■

| i; some
This authority is now servicing townsi

l

It might be a better

con-

i

I
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}
1

!(
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flooded or snowbound.

Clearly , these local conditions 
rural housing program all lead back

I?^mber d?es n°t exist. Whereas many more than
1,000 units are feasible in an 18 county area of South Carolina, 
less than 500 may be feasible for southern Colorado, 
factors must: be considered in each

t |£• . . affecting the size of a 
to the conclusion that ani
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v- OTHER PQSSTRT.P

■BPRAL housing agencies
f

II,fIII#1
:i

:• i flp,» i ,ti a !l
: !V

developedrfnhru^ff6”1 °ther types of regional institutions 
aevexopea in rural areas m recent years. The most prevalent of
Slor the M-ECrf Derl0pmsnt Districts,.encoura^d bv andfun 

ndG3. the PuLa^c Ivorks and Economic Development Act of 1965, and
the regional planning agencies encouraged by the Intergovernmental 
Cooperation Act of 1968 and HUD Section 701 funds. Doth types of 
agencies, though encouraged, funded, and officially recocmized 
under federal law, are actually created under a variety of state 
laws.

i ! i

i I( •
i

i,
; i

Many of these agencies have become actively involved with 
low-income housing, in many cases going beyond the planning they 
are normally designed to do. As existing agencies, often with com
petent staffs and a high degree of local acceptance, their potenti. 
for a rural low-income housing delivery is worth investigating . 
There is an overlap in the concerns of Economic Development Dis
tricts, re aion a 1 planning agencies, and low—income housing delivery 
organizations. In fact,'housing authorities are perhaps, the most 
narrowly conceived of existing rural community development insti
tutions, and their function can be easily_thought of as one part 
of the more comprehensive programs now being developed by otner
types of agencies.

iII! !
I ! !
t ■

: ;
fi|

s ’j P
{

I
I ..

r: §: fi% . Economic Development Districts.!
The simplest descriptio^o^an^conomic novelopmen^District

(EDD) is that found m the 1JJ_L ----------------------
Development Administration*

:■

8:a X ;

£ 1 Ii .

social problems.

•5. !

& common economicf
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Clearly, this description ~ .
ization attempting to qiLT* b® 
state, and local planning anaPetUS 
low-income housing. y a

i

. ;applied to any regional organ- 
coordination to federal, 

development efforts, including

■

1
1f ! !

The basic mission of an pnn ■ ■
development of a multi-countv S \S fc? sti™late the economic 
and by assisting the implementing b* identifying needs and assets, 
and technical assistance TlSS °f Pro3ects through planning 
infrastructure necessary ’ for ttv,C°?Ce3;ns range from the basic and sewer, access roads SLt?orTVeV^°pment " 
of specific enterprises ^"tourisfUCaU°n "
EDDs will usually claim to 9 
assistance agencies

V

•i e.g. water 
to the development 

or manufacturing. While 
n , e strictly planning and technical 

these activities anrl a„4./ °.be sure, many are, the line between 
as will be seen? & implementation often .becomes nebulous.

; i.j :
:! .

i:

h\
I; i

I

The funding pattern for EDDs serves to illustrate the scope 
of their activities. The Economic Development Administration is 
still the largest single source of funds for EDDs, but, as can 
be seen in the chart on the following page, a considerable amount 
of funding cornes from other federal agencies for specific planning 
purposes, and from state and local governments. While the 
original role of EDDs was economic development, their scope has

This is understandable, as

:l Ml!i

11
) j !
i

obviously broadened in recent years, 
the fragmentation of planning and technical assistance into separate 
functional areas began to make less sense as the broad concept;

In many states now EDDs have 
multi-purpose regional planning

•j! i f ■

1 :of 11 community development" took hold, 
been designated under state law as 
agencies or A-95 review agencies.

i

f ?
1 im

■i 11

I

Number of EDDs Serving^Rga.^a^ngjna 
Ationclcs oT^teJes^tedAniLRgaga
- —" Agencies / ±zLL p

IIState: IIState
[ i 7Miss.8Ark. 1

1N. Mex. i12Ga.MM 6Okla.Idaho 1
1 ;* Ore. ; i8La • !■

4 jS. Car. | !I 1Mass. s2 !Utah i
i7 1-! Ken. 5

Va.% 6Mich. 69{ Totals :U ii i%
A i II::Council of State Govern-n ;TheSystems*DistrictSub-State 

merits, 1971.
Source: 1/

■ !
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Economic Development Administration5*^??6•are deflned by the 
meet flexible ckteria of sufficien;^^ "saiso necessary to

7, bU1~-LCient size, population, and resources 
to foster economic growth on an areawide basis. However, every 
state is entitled to at least one EDD, regardless of whether or 
not it meets the established criteria.

i

i I
?■ !! .1: j
:

; i I
■ i'

Before an area is officially designated as an EDD and becomes 
eligible for Economic Development Administration funding, it 
prepare an Overall Economic Development Plan, which is a combinatior 
of a comprehensive plan and a work-program.

'
mustI

: ! ! :i
- :

■

1L

Growth Center is designated by the Secretary of Commerce 
pursuant to authority given him under Section.403 of the 
Public Works and Economic Development Act of 1965. It is usually 

urban center integrally related to the overall economic de- 
of the district, intended to serve as a stable center

Growth centers may not 1 
eligible for all EDA

*!
!r.! ' Ml

an i

velopment
of development and source of employment, 

than 2b0,000 in population.. They ‘
As of December, 1970, there were 202 designated

k

!
are :more

programs. 
growth centers.

:
ia

i i
A redevelopment area is design^flectLn 401 

of Commerce pursuant to auth^j y ^ , t Act of 1965. A
of the Public Works and Econo i ,.^ble for EDa programs
redevelopment area is designate " unemployment for an
because of: a) substantial ^^P«&^ulation due to the L 
extended period of time, b) los ^ farnily inCome only 
of employment opportunities, ^ family income; or d) «
titty' P«=ont “ “» 0l“lnS “
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:I: !• The stated policv ofis that EDDs incorporate as non-u™?^CKD!!Velopraent ^ministration
state or states in which theyarei!lt.b°dlos ™dsr thc laws of ths 
of EDDs has not been this simole in d‘ T10 actual creation
under state laws enabling thecreaH onlf' e Many.ar° noY creaPed 
afTr>rmi oq o*.* *n «4-ky e creation of economic development
llTfmmtl J —Creat6d Under Interlocal Cooperation
iaws found in a majority of the states, and which allow local
government.: to cooperate in the joint exercise of any of their
powers. -ne lav; under which an EDD is created is a matter of some
importance, as it could limit the type of services it may provide.
For example, many state enabling laws for regional planning agencie
prohibit them from undertaking operational programs.

!
i j:

*
!.

■ i
j

i
l {

i
■

:• It is important to point out that most Economic Development
As of December 31, 1971, there 

Of the 111
\ <!! Districts are found in rural areas.

wt;4.v^ 140 EDDs authorized and 111 actually designated, 
designated organizations, 102 were funded by the Economic Develop
ment Administration, 8 by the Appalachian Regional Commission, and 
one was funded locally. Forty states had at least one designated 
district, and 905 counties were covered.

fv
1 II.

■:
II\l
ii

ECONOMIC DEVELOPMENT DISTRICTS
JUNE 30,1971

11■

~Kf
N. DakMont.

S. Dak.! ii-.•:
Wyo. , ii t

!
i Co/o.; Mo. j?’ .i i1.:
!: ?4‘

• >t:
i

■i.!
vi sI !

i
I- -

I i ri ! s.i Hawaii
j—] Authorized Districts

Designated Districts
j-—) funded and/or

•i 'i 1 r-
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Regional Planning aaPnn-;ot.

As of June 30, 1077 70steps, either th-mnrrK ' f- state governments had taken officialdelin^to f systcHf p^anninT °f le9-lative action, to ■
sub-state rpaiomi i P inning and development districts at the 
had v1 This includ*d 451 districts, 290 of whief
aS„So»°L™ «»“■ « “■ 0*«. «3 such

:

i ■|.

I i Istaff.
ues:|-cJnateci as regional clearinghouses (A 95),

^ -L“?fe_ln 1iural areas.1 Allowing for the overlap
many states, there still remains 

rural ~reas, the housing

;
i

I ;l :
between these agencies and EDDs in :__ u
a sizeable number of regional agencies in rural ^reas, the housing 
delivery potential of which should be investigated.

Quite often, the regional planning agencies were created^, 
prior to state delineation of boundaries as Councils of Governments 
or regional planning bodies under existing state laws, and were 
later incorporated into the state designated system, 
states, the designation of sub-stato regional boundaries was only 
for the purpose of rationalizing the administration of state pro
grams , and not to mandate the creation of regional planning 
agencies of any type.

■ I!

iv
I

II:
In many

i!

U
: •

Those regional planning agencies that are not also Economic 
Development Districts are usually considerably less "activist" 
than those performing EDD functions, insofar as they are less

In the area
J

likely to become involved in program implementation, 
of housing, the typical regional planning agency fulfills its basic 
function, by including a housing element in its regional plan.
This includes the estimation of housing needs, the formulation of 
reqional housing goals, and in more urban areas, the newer concept 
of “fair share" distribution plans. These planning agencies 
have also assisted local housing developers, including public

bousing “S„t, housi,!, sponsor..

ill!I I •
II ’ ISi:t

I li! H!I !

i3f assistance to 

EDD Case Studies

■;

I ;; I I; f l-iI i! ..

interest has often gone. b^-V ?turc of the varying decrees of 
The following cases 9^'S^Lg among Economic Development 
involvement m low mco

i !!.
:■

■ y<■ 10 !

f t it

Districts.
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SOUTH DELTA
i -

The South Dg]ta Edd m
Mississippi, is probably thefirQ?9 6 ,counties in west contra! 
this type of regional oraanizaH™ fnd, most widely known of 
volved in the development of low-Lcorn^housing" aCtiVGly

Hi
il in-■

i
hihe ^ftost EDDs, South 

mote and coordinate economic dPV!^aS cfea^d Pri™arily to pro- 
1968, it was funded b? the Econom^Tf ^ efforts- ”°.;ever, in 
to do a housing needs survey for thfdistricf Administration 
this study prompted the city of inrK-mil n i Development District serve -> hl!e 1 !j? r?quest that t]?e
Soon afterwards, many other towns uith^n^0*1 y for the city- 
the South nrilH pnn L « within the area approachedtne boutli Delta EDD for the same services. Eventually the
Dcyelopment District obtained designation as a regional housing
authority from the boards of supervisors in each of the six
counties. This was all that the HUD General Counsel considered
necessary to qualify in HUDs eye as a public housing authority.

! *
:

The results of
;

•:

i. &.i! n
: : 
i ti

■

! Li The District organization created, within its existing 
structure, a new housing division with an additional grant of - 
funds from the Economic Development Administration for start
up expenses. Housing was integrated into the on-going economic 
development efforts of the organization, and in many instances, 
such as the provision of water and sewer facilities, streets 
c»nd roads, or the development of a new industrial facility, 
the needs of housing development and economic development over
lapped Because of a restrictive referendum clause in the 
Mississippi public housing enabling law, the South Delta organ-

also used a simple leasing program (Section 23) .

To date South Delta has developed 547 units under Turnkey IV„d 75 S.!Sio» 23. .It is ,»tisip,tod tt,t , total
of 917 units will have been completed by fall oi 19 u.

ii..

; i •H

I I
t!

I" ...
f , ‘I ’ j

■

i

ECONOMIC UEVELOPMENT DISTRICT, 
NEW MEXICO!

. '} 
:

i NOkTH CENTRAL new MEXICO— 
------------------- —------(SANTA EE

:;
F :

;•- :

six counry area.

* 1
*■
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campaign by an 
conditions of thei .)■
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sjillSSSII:i|3iS“-sing
was unusual enough, but it went' fef.lgnated their boundaries 
unique provisions. The fir-1- Cr to add two absolutely
may allot; regional olanninn°^n,™ • se provided that "the Governor exist, to either appoin? a r f„°r comissions, where they
function as an authority".3 The sLn°^bln9 authority °r to 
planning agency may he emploved^Ts r.~f Proylded that "A regional 
housing authority."'^ echnical staff for a regional

If '
six i i

:
\

i * I!

! ' !

<i.

, T'ie K^I®EDD boundaries were coterminous with those of one of 
the designated regional housing authorities, and it was ouick to 
take advantage Ox the opportunity to improve the housing conditions 
within xts jurisdiction. In 1971, the NCNMEDD sought and received 
from the governor designation as the regional housing authority for 
its area, with the board of directors of the EDD serving as the 
board of directors of the authority, 
or HUD funds forthcoming to support the new regional authority, 
permission was received from the.Economic Development Administration 
to use EDA funds for initial operating expenses. The EDA funds 
were used to pay staff from the EDD serving as technical staff 
for the regional authority.

!

Because there were no state M!

jj
ii! t

!

The first task of the newly created authority was to nego
tiate the Operation Breakthrough allocation for the region, 
fact, the regional authority was originally conceived as an effort 
to "put some "muscle" behind the request to HUD. In order to secure 
the allocation, the EDD assisted 16 local housing authorities by 
educating them about the public housing programs and helping them 
to gear up administratively for the sudden influx °f “tion'and 
The EDD staff went further to actual!j ^itfes
development plans for the 1G local housing authorities.

In
»■“

! !
: ! \

- :

: :;
r if- I I

without.0 th^'permission of'the local 9° ftedmicaf resource
these reasons that the EDD ha^ served^ ^ an actual developer 
and a coordinator of local ® ■ 'in fnct, v;as a key issue, and

■of public housing. Locoi control^ ^ Operation Breakthrough
each local housing authority develoocr, with the aavrcc of t e
EDD?CaThenDistrict^organization^does^not^anticipate^an a^

S^favafiSle1 to°undertake an the same i.e.
*• reg^ard3of airitors and staff ^

- authority c°^nitiative has been taken in 
AS of yet, no

1
NCNMEDD has no

•;i .!

;

\
:!

f
■ySthe EDD and 

they share the same
The regional

!
change, 
exist independently* 
this direction.

I
\~

it
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i'nmbination°oE hooS!„S'S™?itlVe '»“«» to be h,a throbqh the
y,“ e5S "L !*• a° othor

vina the OnpraHrm’nv wpie, at the same time they are coor- dinauing tnc Breakthrough project, they are able to
ordinate plans for water and sewer facilities in the region, a 
task with which they are very familiar. There is also the fact 
that the El D was originally able to obtain commitments from the 
tern builders bidding for the Breakthrough contracts to build 
factories in the region. (This was a major factor in convincing 
the Economic Development Administration to allow the use of EDD 
funds for the housing program.) Again, there is evidence of the 
overlapping needs of housing and economic development.

i

ft

!■ i,
II co-

! sys-!

‘ ARROWHEAD REGIONAL DEVELOPMENT 
(DULUTH, HlKNESOTZp

COMMISSION,i L u|i %

! In cooperation with a regional Community Action Agency, the 
Arrowhead Regional Development Commission, an EDD funded Economic 
Development District, submitted a proposal to 0E0 to create a 
multi-purpose regional housing and development agency. The ARDC 
contributed staff time and $2,500 -awards the initial planning for 
the proposal, and would have been the administering agency.

i :

; %

if !■!!
:

!

i
An initial study by the ARDC showed that only 21 of 72 

municipalities within the seven county area had housing authorities, 
and that rural areas were rarely covered by operating housing 
agencies.. The ARDC was also aware that the single purpose 
orientation of existing housing and redevelopment agencies left 
something to be desired in terms of the coordination of various 
development efforts in the region, and that housing was more 
often distributed on the basis of available sites than any other 
development considerations,

ThQ nroHOsal submitted by the ARDC to OEO and several other
r -. PI fnnds to develop a regional housing ana icfunding sources sought funds to ac p and rural areas
development authority that *^^,-1^ efforts.
ln coorarnatxon with o^oo* th/following task:

l

I '
! ! !

n
!

The
i l ARDC staff would have ;

regional housingof materials for a: preparation
seminar/workshop.

i 1)
i\
i! allocationmulti-county public housing

formulation of a 
plan for HUD.

development 
for the region. •

! 2)
strategyinterim housing programof an3)f IJ ti

itidministrativo procedures and initial
posed regional housing and redovelop-

information program.

i! fi !
of a 

for the pro
development
program 
ment authority.r.

!

of a publicr development5)
>«4*' - !'
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newly oreated°regionaieh^i'^al ass:istance to the 
cgional housing authority

I:m- -. :3 U

problem
L^'

in several{ 1 4areas ;
# ; : . Recently, the ARDC 

housing strategies for 
using state 701 funds, 
is the creation of

HSf th^seven^rn S^Udy of flternative regional 
The primary are^ northern Minnesota 

regional housing authority?tl0n °f this StUdy

‘ii

i.
:4

: I3
I.: SOUTHERW-OTah ASSOCJATTnw 

(HOAB f "UTAH)Si !"i
[■I !

b Ir;
ffi \ i :

OF GOVERNMENTSr
; J

trict, thisnreoional^aaencv^^e EDA SS ** Economic Development Dis-

assir s s i rj*haS been ^GS1gnated by the state as A-95 review
oy t- i j.L'Y •

m i

*1•>
! m

. . ^ong aware of the housing problems in the four counties com
prising its jurisdiction in the southeastern portion of the 
this EDD devised a housing program.
Mexico Economic Development District, the board and the staff of 
the EDD would double as the board and staff of the regional housing
authority-

f$- ! i... i;
state,

Like the North Central Newd. i;: 
: ; I

■ 4 !
:

Before the progrcim began, the Attorney General of Utah in
structed the EDD that regional housing authorities were not permittc 
under Utah .lav;, and that the HDD's plan for a regional authority 
could therefore not be implemented. Cooperative management agree- 

housing authorities, however, were permitted under the

3£ : ji
iinents among 

state lav;. >
:• JRather than abandon the idea, the EDD, with assistance from

$.eZSi8J*P5i SLfoStTSSp^tive
authority m each oj. To facxiitr.te tlie smooth operatior
management agreement an g • . . committee was created whi
of the cooperative agreement, ancounty authority, 
included representatives or t - • original conception of a
They have been able to b overlapping the membership
bined EDD/regional housing authoritj^by^cutive coramittee Df the 
on the EDD board of dii-ctor- aqreement.
four county cooperative mai g

i
&
■■d

f;

! corn
s'.I

■

I l
!

r ]\:
■

jabove EDDS, the Barron River"1

it 
It

as tlie I ;far alongThough not asU i •
M

n;... !

11 • i
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!I [ Area Development Dj string 
mine the feasibilit 
its 19

I
55

otczs%is,i*t£i
maintenance personnel ' a fnr.i, 1 tl,mG e>:ecutive directors and 
the fact that local author?^! problel;l identified in the report 
and that this was forcinn npnni.°°vered °nly incorporated places, 
if they wanted to live in public fusing. ^ the larger tOWnS

;
V?I I I

| ;| 

r. fmr-
i:.!

&
i u

rH
0 !

! ’

*£■

I ! between the regiorial^uthority and’the^ th® potentinl relationshi

underway ...would oe bv l t!? ge? the housln9 Pi-ograr
to the Lr»n ° ”y building the regional authoritv function
OP,.u TM- W ea DeveloPraent District annual operating buc
and" Utah Organizations?*2 raetl'°* USed by the Scw Hexico' Mississip*

f':a
$
$: ! i

i$
& js i!& Other Regional Planning Agencies& ir*

There is some question whether regional planning agencies 
should become involved in providing governmental services, such 
as acting as a regional housing authority. The Housing Assis
tance Council informally polled the State Planning Offices of 
most rural states to find the extent of sub-state district 
hrvicina activities. One of the questions asked with regard 
to housino was: "Will the districts be strictly administrative 
\.o nouoing vus attempt a degree of involvement m
m nature, or will they statc agencies responding,
implementing regional organizations had not yet
many implicci that J^ii 9 sophistication where they could
achieved a level of staifi g P ^ ntinimal program. However,
bo involved with anything nd future prospects, and

current in housing. For examp 1

South Dakota: "The districts do expect to ^elop loca^and^gio, 
HousfnTautlTorities to enable disti d?strict program
programs. One of the primar tablishment of multi-county hous? 
with respect to housing part’of a district and include
authorities which can ^ governments within them."
many county and smaller municipal go ■

_ , nrovide a mechanism for local
Montana: "Planning is ^the State's) regional plan and
oovornments to respond to this l eventually faction as eg
develop regional, councils wnich^ ^ regional housing authorities 
ional A-95 Clearinghouses as

I ■I
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$ did comment on
varying degrees ofj many 
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1 Nebraska: "Currents <-v.
S=?wiu SZS'sZsfSS5“tlon‘ln “•
in^eyelopi., regi„nal 

Washington: 11... in
comprehensive'planning activl^3^0,",21 multi~county regional 
for Districts 4, 6-A 10 n tne orSanization shownssiar4art^t^"as,ss sr-s*

?rnin? ‘\a «?*•* «■■“-,»rts: sjs as*or -I.' •' involve themselves in the actual construe
tho1nf-^nLn- * 9 un:!-ts' for example, they do participate in
the organization, promotion, and planning for a variety of project 
including housing."

f- i •
regions vary widely 

*._T"e i°ng range goal is that 
some degree of responsibility 

perhaps in implementing regional

§ [mi i
ii

- 1

m i
j

1Mm ;II !m iE isY.:t*.
’/.vfc
3$ i

i I
ifIt fi! i.Jm i

lt*::X _____ The districts have been organized from our standpoint to
facilitate comprehensive planning, 
agencies view them for different purposes, but at this time we are 
primarily concerned with planning."

Georgia: "Several APDCs (Area Planning and Development Commissions 
Fuwe"J_Fegional non-profit corporations for middle and low income 
housing and ...this can clearly be identified as a trend."

IIowa: !v
0: (I) am su>*e that other state

i F *’■

;; J : :I .i ") i:
I

:Wv i I!'i£y*

Ki ll

Virqinia: "The commissions are authorized to carry out regional 
plaimlmj programs but are prohibited^ from implementing plans or 
from providing gevermental services."

c ■<,

I

i
r •fi i

Although the Virginia response iwpUs-
Virginia regional planning c°™‘r„ tal services, it has become 
men ting plans or providing g ed by a oubernatorially appointed

£2££ 13’StSZ'ti'V b“ *•““ “ o£ ”” “n‘
within the state.-7

B.
r.&

cern to manym Committee to Review the 
assumptions that, Th 

caliber of servic

vufJsst
fulfill," and that the services which most P ^.fct first 
a regional basis of ^ose ^ ^ SUch basis. ^
economically can beprov „ vice district to ^
suggested the concept ot a opposition to such
poses, but found considera 0ut that,
The Committee then went on

J J : . I
i! .i: : !nI n

!M,
b n towards the ser-i-o move „rowing awarenessitf :reluctance

i^L^dCtiit’approachB *ri n v and a 9
Vlf?
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*of the 
vide
has been an 
two

noed for
certain a delivery system which could 

services on a regional basis, there 
increasing interest during the past 

years in the possibility of structuring planning district commissions to provide managerial, 
administrative and fiscal approaches for the re
solution of area-wide problems, 
ever, the Act precludes 
a planning district

pro-
■

m ;
i

At present, how- 
program implementation by 

commission.

The Committee recommends that the Virginia regional planning 
act be amended to allow regional planning commissions to provide 
a wide range of services, if requested by local governments with
in the area. The reasoning behind this recommendation ran as 
follows:

m !1 h
■ k !

!ft I i
1) It would tend to deter the undesirable proliferation 

of single-purpose authorities. The proliferation of 
such authorities was considered to be responsible for 
a lack of coordination and duplication

Rural areas particularly would be afforded a simple, 
voluntary, and inexpensive means of providing a 
limited number of services.

Such a mechanism would make it possible to provide ser
vices not otherwise available, or to provide them more 
economically.

of efforts.
E :2)

js :;
3)1 fm i i •

! ! :committee’s suggestion is that the regional planning 
commissions create “operational" arms, going so far as to share 
staff between the planning and operations sections. With regard tc 
scope of responsibilities, the Committee clearly states that, "It is 
believed that whatever services a governmental subdivision may 
provide, it should be able to provide jointly with other political 
subdivisions, and it should have the option of using the planning 
district as an alternative vehicle to administer such efforts.
The oniv rea] limitations the Committee would put on the legional
Planning commissions would be the prohibition against long term Planning commiss a?ainst anticipated revenues, and no

taxation.

The

ir jw
1 !m

st: i
ii.

borrowing, except 
powers of assessment orI

The report of the Virginia Coinmittee is a good illustration 
of the type of things that are possible. The overall position of 
the Committee was not that these types of organizations be imposed, 
but that the option be available. Whether or not the Committee 
report will be politically acceptable is perhaps the most important 
barrier now There were dissenters on the Committee and throughout 
the statAf and their dissents seemed to revolve around the rights’ 
of local ^government and the growth of regional governments, a 
matter that will be returned to shortly.
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I Clearly, there are varvinn i n
in these responses, but th^*! levels of housing activity implied 
low-income housing prociranq ctliaL implementation or delivery of 
a few. It appears to be oathlnn^ mentioned as possibilities in 
and it should not be ruled out 1X19 momentum in several areas, thougi

K

I ;
!mim&■* j

* iBenefits of EDD and ilgnniiK^Agency Involvpn^nfri I
i

rf Gf_. arf several potential benefits to be obtained by giving 
the operational responsibility for the delivery of low-income 
housing m rural areas to Economic Development Districts and the 
planning type organizations. Some of these are as follows:

f-s
»■

i
i

i
1) r_hev_exist. EDDs, and to a lesser extent regional 

planning ctgencies, are established institutions in 
rural areas, and this is a major benefit. It is often 
easier to begin with an established institution and 
expand its responsibilities than it is to conceptualize 
and create a new agency, 
start up time and initial operating costs could be re
duced in this way.

.i1
I I » |
$ t u S I It is conceivable that both

J

2) Trained staff. Because they are established institutions, 
many EDDs and planning agencies have recruited trained 
staffs who are already familiar with the process of housir 
development. There is little difference between the basic 
process of economic development and housing development. 
Both are largely dependent on land development, provision 
of basic facilities, mortgage finance, public finance, etc 
It would not be difficult to direct EDD and other planning 

to housing specifically.

i !

Ir:

r!! ;
j Iu

% j
LJ resources ■

1;They must have an Overall Development P]an for the area. 
EDDs and planning agencies should have a basic familiarity 
with the social and economic problems of the area and 
have a developed plan for meeting these problems. Also, 
because so many are receiving IJUD 701 funds, they have 
included housing among their planning concerns.

3)i
it! 'H.J

f-j:w. 1'
;

4) EDDs and other planning type agencies normally have _ 
broader view“of rural development needs than do single- 

TiousTng agencies. It must be asked whether rural 
~ " Proliferation of single-purpose develop

.renewal, economic development.

a }■ i i% i
f-ij

- .45 purpose 
areas can 
ment agencies, e.g

'*1 ■2
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? housing, public work*?

for such an aoencv it i prov^aes enough of the powers 
tricts that have »s Vf! the Econc">ic Development Dis- 
practice. ftcn Reached the concept in

;
I 1 is

:
i

I ■ i
I

% •: i

needs ’that make^hou<H ^ .f^niiliar with the other community 
while. The ? development possible and worth-
engage in haphazard*^ ls often heard that housing agencies 
eJLr ti***phazar<? development, and are likely to con- 
than'^pypni^ availability of housing sites more seriousl
EDn nr 1 "^portant development questions. An
luiJ or other planning agency would, conceivably, better 
coordinate housing development with other forms of 
community development and put housing where it is or will 
be most needed. Perhaps most important, they will coordin 
ate housing with economic development, 
migrate for jobs than for good housing, 
therefore, important to coordinate the two if 
sources are not to be wasted..

i i1 :
f. i
v ii■?

I :

i? \ fiis { i More people 
It is,

&
I n re-ia n

ianr
The areas where EDbs now exist are often the rural areas 
in greatest need of 1 ov:-income housing. An J2DD is normally 
an”aroTTof~ extreme poverty, unemployment, and physical 
deterioration.

5)
£ i r s

The apparent imminent cut-off of Kcoj^jcJ^lggment 
AdminlsUFaHojr3w5Ing-jha8 increased the Merest p<*Dus
UnvxDumiTng their program responsibilities. As a raattei 
ofTurvIvar*, many EDDs are seeking new program respond 
bilitics that will bring along with them new aamimstrativ.
funds.

6) ■ f i !
1m

I*'!

}
Involvement•p Reasons Against Planning_Aagnc£

planning type agencies would 
L briefly:I r.

>- -r- , :
several reasons why 
delivery mechanisms.There are 

not make housing
1) Legislation• .^aaencv^unctions -would

EDD and planning 9_ - created under state laws

housing except throng 

Con f 1 ions

S.°S.” «»iU’
review power.

These are,
I -f f’ 1i Im.

existing legislation on 
have to be deter-

\

i

i
|!

r sthe combination of plannin- 
conflict of intea 

also holds A-9!
Many see

as bordering on
if the agency
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ii SdT§i§|l|f~i^-pDWhile the demise 

might^collapse? POSSihl^^r
I I of the EDA makes 

funding sources, it 
some local

Rr;I programs

iilJ
Statewide Housina^Deliverv Proar^

the proliferation of stat^level^housi h3Ve been enlPhasized here, 
in another possible direction. Desnii^fh9-^168 clearly points 
state level housing agencies mav h-itn cufrent Performance,low-income housinc/needs of m i as at°"° the 
conditions. areas, at least under certain

I

I i
I ! -
I
t-
ft t >

BK&ES -capable of meeting these needs. Most state level housing agencies 
nov? rely on existing private housing delivery mechanisms, such as 
non-profit or limited dividend corporations to sponsor multifamily 
housing^ or private lending institutions to service single-family 
home loans.

v i L• i';
& "HHi

f!
They are generally unable to provide housing in areas 

where no other impetus to housing development - no other housing de
livery mechanism - exists. Of course, many are active in creating 
housing delivery mechanisms where none exist. Nevertheless, rather 
than being self-sufficient housing delivery mechanisms in themselves, 
they are merely part of a larger housing delivery system consisting 
of several mechanisms. While many may have the powers to own and 
develop land and housing, only a few have used these powers. Per- 
haps this explains the failure of state housing J^encics to
serve rural areas, a fact that none would seriously dispute at this

f ,
%

1 .-
St p

V. !.)

% r •

I :
ri' point in time.% "i

Another reason why the performance oa -tatc invariably
areas has been unimpressive is the thut towards the larger
use the Section 236 program, which rs^geju ^ ^ initiated
cities and towns* Only four stat g - appr0priate to rural 

. the single-family loan programs that are approp
areas and small towns.

1
k

Ir
& n ~ . i.wc-irHPs Not only are the

Finally, there is the ?^bf®*a°Ce°agencies’almost invariably 
units assisted by state housing f ? non-metropolitan cities,
found in metropolitan area?°rby ^derate income persons-tv P 
but they are usually local housing authority^ ^
for the occasional unit ached to a portion of to obtain),
and the rent u state agencies are anx interest subsidy

: Projects (which'not state programs is o£ tr
the housing assisted^u^^ low-income people.

s
4 \
HI !
1a

type which does greatly generalised, --are 

ll0US£hey are so much involved 
they are

n ;'u ti isThis overview^of^ourse^^^

And most

i
i that 

that to say
;:lnot developmentstate agencies 

public housing, 
in a project

would say 
inceptioni"! from its'i

m. r -
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agencies -is merely semantic a
fandlj program^ “ffi **2?^

Listing subsidy progSJ^ ^ever^the^t ^ ^ lnC°me 

State housing agency is largely an irban phenomenon.

and «ievnhavernotSta^f ^ °nly recently created housinq agencie; 
and they ha\e not yet begun operations. If their legislation is ai
indication of wnat to expect, they will still not meet rural low- 
income housing needs. Most of them still lack the powers to own 
and develop land and housing, and only a few are authorized to use 
the public housing program.

Even In light of the current situation, there are some 
possibilities for the future. Several state level housing agencie: 
now have the widest possible range of finance and development 
powers, all of which they intend to use. Most of these agencies 
are combination State Housing Finance Agencies/State Housing 
1\uthorities. The following is a comprehensive list:

1) Delaware State Housing Authority.
2) Maine State Housing 7\uthority.
3) Hawaii State Housing Authority. ,
A) Idaho State Housing Authority.

Dakota Housing Development Authority.
Carolina State Housing Authority.

Virginia Housing Development Fund.

Xf they are not, =lt.«ly doing so, tho,.
function as housing finance qeed-money loans, technical
ing housing delivery system tnr 9 1 ndinff units for public
assistance, mortgage and cons'i i )lousincJ finance agencies, they 
housing leasing, etc. Pke,delivery mechanism whenever possibl 
can also try to create nls^ablc to aggressively take t
13ul- if it is necessary, the> . . thev will own and manage, 
initiative to develop ^^"ageLicfto deliver housing, they d 
While they may rely on outsxoo j

i
I 1
* !i I i

Vnature of 
remains that the
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South
West
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,> not need to do so. . rloliverv mechanisms, as

way towards explaining -itiate develop^ P loan programs, 
powers are reluctant initiated single g * agency is the

i ^ states have <-nr example#as why so few sw rajn, for e
A cingleyf^nu^y
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lGan ^ originator, demands of

5SSV.SS&".necessary or the aroa/S^erse^ the loans thp 1° sta1-^ to Per”agency Sy LS*0?S^ <*• "»mt “SJ S« «•«
institutions ,ot ,S8£*y«. »’Y on LSlonS”' 
VpndHna1^0 T?°nS reliance on local lonrt ■ sec?ndar5' mortgage market,
lenchng institutions, of course go,e"dlng institutions. The 
goes without saying that thin auorofrh^ ^ loans for a fee- Jt 
existence of a capable local - not onli' demands the

. , on Part to participate in *"stltutions, but a willing-
either case-orioinstor or the state -
greater administrative problems and raises " ^ 
to^the consumer, m the case of reliance 
tutions, the agency is not enance
the state.

: i
!i {i It; I ! :■ ':. An

■

i:
1 i

ness
j jprogram.

J agency incurs 
the costs of its loans 

0)1 local lending insti- 
even assured of covering all areas of

Ini

: i. Li
f
; r-?

I! The Vermont State Housing Authority, reviewed in this reoort
isSadriini-t°redCfme pr0blem of managing a housing program whic 
is aaniinijtered from the state level but which requires a local
presence by using the Section 23 leasing program only. (This is 
not by choice, but by a limitation in its legislation). However, 
as pointed out in the case study, the leased program has developed 
its own problems in rent collection and maintenance. .

Clearly, since the problems of state-wide housing delivery 
agencies must be dealt, with evonutally, and since there is so 
lit tie existing experience to drav? upon, a considerable amount 
of additional research is called for. For the moment, it might 
be helpful to identify some of the factors bearing on the feas
ibility of a state level housing delivery mechanism. •
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Like the problem of defining an optimum size for a rural

obvious of these is the size or tne 
states with proportionately large rural 

housing delivery mechanism might he an
Rhode Island and Delaware,

of the regional nousin

I; 1
]r ■ i

I
The mostlocal conditions.

In several smalln state.
populations, a regional _ 
unnecessary level of administer a ion.
example, are hardly as large in their total populations areauthorities found in -^ger states, and thex^ ^PP Hm,aii,
comparable as well. Added Verm0nt and New Hampshire are a
Connecticut and Massachusetts.^ study of ^Vermont

* ostsi ».«.««... „i«.

I!
in IiI

: ■

[ D icomparable size, but 
State Housing Authority, 
centrally administer even

1I !
_ 'uirt nqinq the Section 23 

A state-wide prociraw is nf3 pilose states having large

repair. Unfoitun* > young has l<-fu " j on. This housing
where out-migrati« haVe passed on or ire the same amount
after the elderly ■ least theoret:^/management program, 
proaram does not, . a developmen
of local administration as
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relive in thfarLI^01^: P^ate owners hav 

the point where that°stat»aintenan?e and rent col/cti!/6”/0*7 
its own maintenance force iS considering the creation of •
program is that the supply of/SiL^/1/? with th® leasing 
as the Vermont Authority is 1 ble adQ(3uate units is limited
able do not necessarily tha that Le S
housing need may be for mostly e ’For exaeple, the local
ral areas, but the supply of houti™H W/S\as 15 quite usual in : 

■ the large old homes the elde-lv £ loasin3 consists mostly of
is inconceivable that a deveWent ^^ Uk? to ** of/ It 
necessary. ^ ‘ ^ program would not also be

i
1 .\ I

1! : iJ
fi;;

\:
i
j :: j !

i
^*"*C)ther situation whe^e a c?t*ni-r> j t ■

. rural low-income housing might be feasible is inThosTGrelt" 
Plains and Rocsy Mountain states where there are concentrations 
of population and clusters of small towns in one part of th/state 
and the remainder is virtually empty. A look at a map of Idaho, 
Utah, Colorado or South Dakota illustrates this situation: 
such cases, the size of the regions would have to be so larcre to 
obtain suitable population aggregates that there would be little 
sense in setting up the total administrative machinery necessary 
for low—income housing development and management on a regional 
level.

■ n■

i i i
• ; M

f If!; InA
f

fi !n; ! :
i. i

father, limited regional or local offices of the state 
agency would suffice for management purposes, and major functions 
could be centralized at the st te level, e.g. accounting, records, 
planning, finance, intergovernmental relations, etc. 
amount of travel costs required in such a system would perhaps 
be made up in the centralization of these other functions.

i !
:; The extra n

; | ! 

Jo! Actually, any state could operate c state-wide low-income 
housing delivery system merely by creating a system'^a"^ate 
offices. in fact, local office space and addition technical
assistance would be available in man^ s * ‘ies already in existence
ional planning or economic deve .opEen. decision to initiate 
The actual cost considerations upon v. haye tQ be worked out by 
a statewide program should be • rea^0ns thoucrh, the decision
the individual states. For several r at f"om the pcrspcct
to implement such a p-ogram sio become more desirable than an
of when does a state level me^c^tails more than costs.
agency closer to the l^^oSormajor factors.
It must take into account two other m j
these are:

‘ -I i

!
i

fv#Briefly#I

« —-fS5.*LS“
housing agency 'VP they really ha^. are now con-
interloper; so c.^S( at least as ^rnl state
Even regional _ local control. ‘ ® ul in working 

‘ stituted, arc unc.e haVe been.suc^®s^ lop low income
/iflsTpot -tially-latrlc

ssr-1?®. *»--»*- -1““1the issue rs der

j

!
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i control should 

or the ■ 
housing.

5 j . extend so far 
outright refusal to as exclusionary practices 

accept needed low-incomel
i

f 2) Effective Housing Management.
There are certain problems that arise when decision 
mating power is centralized at a distance from local 
conditions. Local needs and attitudes could be dis
torted, if not disregarded, and faulty decisions made. 
Also, a decision-making power centralized at the state 
level could delay unnecessarily matters of great 
importance to local

i
iI j»
i:

■ u i!■

i\ ■

•:
Jt j management. -.g;

1 l
These two considerations are sufficient to conclude that 

the steite level housing delivery mechanism is not desirable 
where other local mechcinisms are possible, 
however, preclude other state roles in the development of low- 
income housing beyond the financing, technical- assistance, and 
planning functions now performed. One of the most pressing 
needs is for a state-level housing development agency able to. 
override local zoning and building restrictions and previde low-

(For the moment, this could

1 IfThey do not, •l-M1? :.

! >
I i: U

income housing wherever it is needed, 
not apply to any public housing programs because of legal require
ments that local approval be obtained.) A state-level housing de
velopment agency should in many cases be available to move in to 
develop low-income housing and then turn it over to an existing 
regional agency for management. This function would be based 

the broader responsibility to monitor local and regional
to see that they are managed effectively and meeti:

! i ]
i L. i1

i upon
housing programs 
local housing needs.n
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Districts in Fiscal 7ern^~ 
Washington, D.c.
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NMSA, ch. 196, Sec. 4-30-3.
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VI. MIE POLITICS OF> :1 regionalization
!

!

i .
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..i
!I i!The Report of the Virginia Committee on sub-state planning 

districts discussed in the previous section was not without 
dissenters.

?
The two Committee members wh*' v;rote and submitted 

dissenting opinions were, perhaps expectedly, locally c.lected 
off ici cils. I inch of their dissent dealt with the questionable 
competency cf existing regional planning agencies and the belief 
that implementation pov;ers were beyond the original intent of the 
State legislature and the wishes cf the people. However, their 

also often expressed in terms of the “righu of 
dangers of regional governments.

: n r
$■- *
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concerns were
local governments," and the 
Some of their comments io]low:

I i

hn : •
that the hue and cry heard 
well as at the public hearingwould sericus- 

as the PDCs 
granted)
regional

i;.1

There is no mistake 
across the state as 
is anti-Regional Government, 
ly question this reading. However, 
(assuming the powers as recommended 
begin to produce more and more services, it would seen that the road to 
government has been well-mapped. V

:
i -11 No one

are
government3 1

*B
t n

y$ !

first place, 
of our elected 

local

In the
attack on one 

localli
These changes are opposed. 
they constitute a frontal 
basic institutions - that being a government, responsible and accountable to a 
constituency. In addition, the proposed system 

a layer cf government between the

|u 
i I

\

I i n w •
l i 1£

would createiiii
$
? -n
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c*1 n
people and th*ir a1 *

ss~si|p S?-■
The correctness or

n i :If • 1 >

I : j
i

l : !
. : IqvestioncDlc. For example^t,^ .0f.these views is of 

stressea the fact that services 1™^"“ Co“™ittee report
community, and that each ?o^i-f bo forc^ on L un

specific contractual agreement Gnter int° *
commission for each service i<- deHrn= regional planning 
illustrate the types of concerns tha^usf thcy do
sideration. Udl must he taken into con

course
if ! ;

ii

3
?i . i
$

The point of these dissenting opinions is 
the combination of planning - - 1 ls
is mentioned also.

> j

.... . Qnd implementation, although^h-l”
service delivery mechanisms’1‘of"rc®ional
regional housing and redevelopment authorities as'TeU^s^o

planning agencies with powers of program implementation.' 
In this Suiid) of existing regional housing authorities, and in 
interviews in uhe 1IUD area and regional offices, the problem of 
local control came up often, and was usually seen as the major 
barrier to a regional housing program.

{I :

!it
i

The San Luis Valley Housing Committee, one of the case 
studies presented earlier, is a good illustration of the point. 
The consolidation of these small housing authorities would never 
have come about if the Denver Regional Office of HUD had not 
required it, in effect, by making known its disinclination to 
allocate units to any of the authorities individually. Local 
control vms, a; i is, an issue, especially in the guestjon of 
who was to select the developer for each town's units, (ihe con 
solidated arrangement allows the authority in each town

Like the local officials who oppose
of the loss of patronage iobs

again, the 
The

f 1 J 1 m
!
(i

.5

[| i n
1 I iJ 

I U
;

select the developer.)
regional services, the question _ .
very likely i= part of their dislike o^ ieg^^
San Luis Vaxley mousing Comnu~~ce i _* calls for resident
management plan for the consolidate c w tgWn to Cut down on 
managers, perhaps tenant managers, i - Local control has
travel from the authority's centra ^ in that the cxec-
been taken to perhaps an extreme in cooperating authorities 
utive committee member from eac appointments of local
on the Committee has veto power over any

*■

I-A ! „■ ar

!<
Ii

I

1 managers. ;
.. lhpre is no large body of While there is no J . n nroarams, ti cx^ *

attitudes towards regional otiier types °f ^9 _bit ...iliblo » ssss&zs*, -k-f« „ *SS.iy
1

agencies.
oils, Jean M. Ganscl ...i
Commission op Into-governmental
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the cities in their survey m-- .
join a regional council w->= «lt! primary reason wh,, m second most prevalent reasonfSf Jot°?s.of a^onSy.3/Y g| 22!L 
was the fear that such an oro,!i ?t joining a regionm ■,
its largest member or members. if^es W°Uld be *»»inatedbj
the possible future directions ft resPonse to a question Z 
of the responding cities, or 192 o,^9fSal councils, only 23% 
they would like regional'council to\« 833 cities' ^lt that 
MUty (or sorvico ^ £££

On the question of non-membershin in 
it was the medium size cities (50 000 - 
about local autonomy, and the f 
that were least concerned, 
which were least desirous of 
operational responsibilities.

^ .f.^n “k«d to identify t the major barriers to expanding
the action or regional planning councils on area wide and local 
problems, the cities surveyed in this study listed 1) political 
traditions opposing metropolitan or regional government; 2) 
legal restraints in state laws; 3) voluntary nature of membership; 
and 4) local member resistance to implementation of area wide 
programs, in that order of importance. Obviously, these are all 
considerable barriers to surmount not only if regional planning 
agencies in rural areas are to become involved in the delivery 
of low-income housing, but if regional programming of any kind 
is to be successful.

J.
i*

9
4
* iti

!
{

responsi- 
governments.8 ; ;I

a regional council, 
250,000) most concerned 

smaller cities (5,000 - 10,000) 
However, it was the smaller cities 
seeing regional councils

ii i
i

assume

3 ! li
ie* 31 5

• IIIl.i

iThe concluding paragraph of this study is a helpful summary 
of existing attitudes.3 j

i
1 l'n the opinion of the city officials participating 

in this survey, then, regional councils are here 
to stay. They are considered as useful facilita
tors, planners, reviewers, and coordinators for 
federal areawidc grant program and local assistance 
purposes. They are not looked upon as plan or pol
icy implementors, service delivery mechanisms, veto 
bodies, or metropolitan governments.

■y ! •n .
• i"

■

i

I
* j

S ,-2®*
majority of the states, and Pr°v* Df its powers jointly
government may exercise <my on ‘ nt. it is very similar
with any other unit of local government. housing enabling
the "boiler plate" provision found ^u^/auth0rity to cooperate 
law in 46 states, which alio s Y ^ any other hou 
in the joint exercise of its power 
ity.

: I•’ii j
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i in thifstug^aS theesamealasC«0Farati0n ^eements, 

of public housing authorities^ ^ T for the
one, they allow a locality'to obtain °f this 
could not feasibly provide for itself 
went can often, lower costs and improve 
politically feasible in that they do n 
freedom of action, and may be 
notice.

%& ii
% as explained 

consolidation 
report. For 

a service or product which it 
Secondly, such an agree- 

quality. Finally, uiey ar 
*• appear to threaten local 

relatively short

&
.-i.f i.

t2 i
- _ not . 

terminated, on1'£I i

are membership- organizations with quasi-governmental powers Ihe

53 JKR
or P-ograiLo. The m3.tir.*tive of the. local government is paramount 
here and there is no fear of some nebulous "regional government" 
forcing unwanted policies or programs upon the locality. Yet, 
tills study shows that the greatest inhibiting factor to inter
local agreements of this sort is the fear that a locality’s "in- ’ 
dependence of action" will be limited by entering into a joint 
exercise of powers agreement. Fully 48£ of the locality's sur
veyed for this study believed that their autonomy would be injured 
if they entered into such an agreement.

:%I
& n:-pW-f : i

4
4
4%4

- i
■V

% iiF i V7hat is perhaps the most important finding of this study, 
from the point of view of low-income housing delivery in rural 
areas, is that smaller cities and non-metropolitan cities have 
thus far been the 3 cast likely to enter into joint service agree
ments, and that a smaller percentage of these same cities arc now 
contemplating entering into such agreements. This is explained, 
according to the study, because non -mo 13: opoli tan cities have 
fewer opportunities to enter into joint agreements. This explana
tion remains to be demonstrated, however.

- H
I

I.
f

4
>5

if
■i
f n
•v !

i:One final point that should be emphasized is that the type 
of services that localities were willing to provide jointly 
found to deal with "relatively minor and non-confcroversial prob- 

Indced, the study shows that "jails and detention homes, 
police training, street lighting, refuse collection, solid waste 
disposal, and animal control services ye the most popular agree
ments." Low-income housing is not a minor problem, ana is one of 
the most controversial, at least insofar as local prerogatives go. 
Although small rural communities are generally not os oppose o 
low-income housing as are the affluent con-anumUes surrounarng 
our large cities, there is still some ^asure of outrrghtjpnosr
tion to contend with, and jealousy of local r j t matter will be encountered even in the smallest rural towns.
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Overcoming Opposition •'V

m
The way regional cooperation <

has been possible has been by assuriL 'lelivery of services 
unwanted services could be forced unon ^Ch locality that no 
done in the creation of regional theriu This has been
.provisions in state enabling stance “S authorities through 
authority from providing housina in Pr?hlbj-ting any regional 
within the region without the pLniissio/of0*?01^^ 
of that locality. This assures *-ha^ no £.dla, 
in to provide public housing where it i regional

1-

3s municipality 
governing body 
agency will move .

ft
&
! unwanted. ■

Of course, at least witli regard to public housing, 
provision rs not really necessary in state law, because the 
federal public housing law prohibits the development of housing 
in any locality without local approval, as expressed in a coop
eration agreement executed between the locality and the authority. 
Of what value, then, is a regional low-income delivery mechanism 
if localities decline to take advantage of its services?

this
4*
9 Hr

S3
1 i

jit* VS? * i housing ^ofone? is^ifa proper role
for the -edelc.l government to require local approval of low- 
income housing? After all, this is more legitimately 
of the individual states, and it is perhaps only because low- 
income housing programs have been delivered directly from the 
federal government to local governments by passing the states, 
that this, provision exists in federal law. 
exempt status of public housing gives some support to the federal 
protection of local prerogative. However, this can be easily

by removing the tax exemption on public housing in both 
state and federal law as suggested in the omnibus housing hvlls 
to come out of both houses of Congress in 19/2. If it is not 
merely the taxes, and perhaps the extra social services ana.de- 
creased "return" on the land use that is at issue, then it is
the political issue of low-income housing |2| i
be assumed to be of first importance. Indeea few do- t th.t 
thin is the case, and there has been little
that either the federal government 01 state go\c Jo ^ ap_

neutral stance on the issue y t'eJdcvelopment of public 
requirements let alone ®an d can be demonstrated,

housing in unwilling communities where a need

The similar issue which ^^^governr.ents, .f thG re 
which the federal government, or - ° 5 that local commumtieo
sponsibility is given to them, and efficiently as
too small to provide a service M^“£es in a joint arrangement,

. possible join with °^erJ^ance While this docs not pose 
or suffer the loss of assistance.^ note f^^’that 
of a threat to those com*. have some efftet turned to
ing low-income housing, Jt ■ " vhis will be re
do desire the housing* b 
later.

the
m

a concern
i

i
To be sure, the tax

r ■*.

:.j overcome
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n !even a
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is the extent to
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The political problem th*

ls „ (OM
S4S. it-- ss^ss:towns of a certain ni2G would have to h ^ T° prGVent this,
their own agencies or, on the other E, , prchlbited froir. creating
in a regional agency if they are ^ ?- ■ requlred to cooperate
assistance. The reaction of nianv Qm^eiVe low-lnc°me housing
merely do without low-income housing i»th0Wn« t0 *?his would be to
effort, and this points up the second U,on 3°ln a regional

As long as localities retai; Tt f" fund^ntal,
velopment of low-income housina »nv r.r ° pcwcr ovsr the de-
narticipato in a reuionai rinn?r dny re<2ulrement that small towns participate in a regional delivery system before becominq elidible
for low-income housing assistance will most likely result in many 
small towns ignoung their low-income housing needs, not in an 
improved delivery system.

regional
U

r

& i

Li problem.5

& is Ji%

1 n !
E i

Even ■» f blie federal and state governments fail to deal with 
these problems, there are several reasons why the creation of 
regional housing delivery mechanisms is still worthwhile The 
first of tilese is that the option should be available. There 
ai e many towns willing to join in a regional effort, as evidenced 
by the case studies shown here’ and they should have the option 
available to them. The second reason is that the creation of a 
regional agency and its successful example could in many areas be 
enough to convince initially dubious towns of the value of the 
program, or at least dispel major fears. It was not unusual, in 
the case studies shown earlier, for additional communities to 
request the services of the regional or consolidated housing au
thority. In fact, it could perhaps be assumed that a major role 
of such a regional agency would be public education. This is true 

of many regional planning agencies. The.regional housing 
authorities included among the case studies in tnis report were 
not ayciror-sivoly active in public education about the housing pro-

muni ties to their program.

m& )I ! n
E |i 111I i .
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of localities to 
would probably be 

a state agency.
without saying that the opposition 

and low-income housing 
, if directed against

It goes
regional service del ivory 
as strong, if not strongerI
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FOOTNOTES
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I i

1/ GovernorlgJVdHoc committee to Review the
Act, December 21, 1972, p.

2/ Ibid-/ P-

iI 21.
! 23.

U
3/ Jean M. Gansel and Carl W. Stenberg, "Regional Council 

Performance: The City Perspective," The Municipal Yearbook: 
1973, International City Management Association, Washington,
D. C.

h;.
1 IJi
&i inI i

4/ Joseph Zimmerman, "Meeting Service Needs Through Intergovern
mental Agreements," The Municipal yearbook: 1973, International 
City Management Association, Washington, D. C. This stuc3v and 
the study by Gansel and Stenberg cited above are both part of 
a larger study on sub-state regionalism being conducted by the 
Advisory Commission on Intergovernmental Relations.
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VII. DESIGN .SLa mqdf.t. • IIagency
f|:: I

i :i!
‘

r-
!

fJJ:

I? 5

I MiI ! i:

InI i!i
h!

-V ;1.. i In the Introduction, and throughout the remainder of this 
3:cpcrt, several major problems are identified that must.be dealt 
with if low-.income housing is to be effectively delivered in 

Briefly summarized, these are:

:-;j I
I i 1I: i ... ■ rural areas.

Es j!I i I 1) Weak or non-existent local' impetus, either public, 
or private, to the development of low-income housing.

2) Widely dispersed population.
3) Issues of local control.

l i

| ! p 
f II ; i

There arc many other problems, to^e^ure.^nd the^s^funda- 

mcntal of these - economic aevclopmcn Qf hcnl£>ing related facili- 
above. There is also the severe -* t ^tands in the way of rural 
ties, especially water and se^er, , jlcre arc limited
housing development. 1-3'° \ must be overcome in the short-
specifically to those things wine • ]ow_income housing delivery 
run to provide rural areas with a banc x
capability.

& 1
hI i I I V".
>?;
•V'*
% ft:I n institutional possibilities 

» public housing authori
al regional

of rraSine a h
identified.

f several 
were:% iwith these Pr°^f!ps

ties; r2) ^'eo^micloveKSont^istricts;

and 4) statewide housing 9 a "model , lf 
though, can be consider© ' approximate a
the ideal. They moic o preventing it ,]■" identic ~ ,
several major shortcomings ^ fusing P^^tifying tlic ^od 
with one or-more of the ru x agency by 
be possible to arrive a

To deal !1 n ibilities, 
model asI III

$ ■

i
It should’il

I
I■‘M

\nM "[ : f

8 I
■f i

i *i-j.
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! features of these
pensate for their shortcomings?01®8

It should be kept in mind that 
rural housing agency must first u' 
existing housing subsidy programs?

:and explaining howi to com- ;
r Ii

„ ®ny attempt to desian
^nin the context of

a model

Evaluation of Possibilj t^e
!

All of the agencies 
characteristics

i

P„Mo„s. KSSb"“ina this it essential i’f s5°,fLe« JS initi.live,

creation 01 paoiic institutions is perhaps the strateay most re
sponsive to federal and state action. "Y .

i ' fl .i
l i
i •;!
i I

i !

I

.. Secondly, they are all regional or statewide. They deal with 

rarely found m rural areas.

Third, if they arc not all presently engaged in the development 
of low-income housing, they are ell (or should be) familiar with the 
basic housing development process. For those not now involved 
with low-income housing, it would not be an incompatible addition 
to their responsibilities.

Finally, they are not untried or unknown. They already exist 
in manv areas, often with high levels of local credibility and 
acceptance. Enough models exist to accurately estimate the potentials 
and problems that will be encountered if these agencies areusca a. 
the building blocks of an improved rural housing dUi\v.ry y

ii !:: ,x <' : fi 1! :: :

J
i.l

5 • |I n
s

i
i ::I !

I 0 Beyond these shared characteristics, each of these agencies 
has several characteristics peculiar to its type. Some are assets, 
some are shortcomings. The public housing authorities, for example, 
are the only agencies with lengthy experience in the development 
and management^of low-income housing. They are also widely 
powered to undertake a broad range of housing and 
went programs. Indeed, with regard to scope P°w°f^cn (And
housing enabling laws are among the ’'federa ■ governance most were based upon a model provided by the fecera. g
Kent, they are all basically the same.)

ft n
I I: !
* ! 1

lI ■J

%
:r :
■

never been 
Qf their powers, 

authority
haveauthorities

, public housingand utilize the full scope 
resistance to the suggestion 

example, water and sewer * 
systematic approach 
in rural areas.

On the other handinvestigate that an
development•

to water
because they

i
.encouraged to 
and there might be some 
become involved with, f°rthough some ^

needoa

|*
Y ’

and sewer
4t n Also,

This is true even 
problems is desperatelya

i ! {
' I 1
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are narrowly conceived as "hon-- .»
that authorities do not narM~*ln? Ancles, it iq nf4.rt . 
development planning beinq npKPate en°ugh in the conm-cLn^^
areas. Finally, housing L^hoStif bY °ther 
"stepchildren" of local government B^.°ften referred to as 1 
it .is understated. in many places "authorip not °nly accurate, 
odds with elected officials. ' thoritles are clearly at

I

!iv

I
t :: !

; hs alternatives to public housing 
economic development-and plannino 
attractive attributes.

authorities, regional 
Thn'-o tv.4 or9anizations have a number of

have a wider view of rural development n^sIhL^ho^ing " 
authorities, and are more inclined to see low-income “s as 
part °i a broader envelopment process. This makes them morl 
likely to initiate more comprehensive community development pro
grains, and to think m terms of the totality of a community's 
needs, as veil.as hov? these needs relate to each other. These 
types of agencies are also more closely tied to local government. 
Elected officials, because of federal funding requirements and 
local preference, normally make up a majority on any development 
district or planning agency board of directors.

% ii..J usually !
■

ij
V \

. I,'V II :
1
I.

Development districts and planning agencies, though, are also 
not without drawbacks as housing delivery mechanisms. In many 
states the legislation under v/hich they arc created limits them 
to planning only, and prohibits program implementation of any *ma.
If there is an attempt to change this legislation, considerabl 
opposition v;ill be met from planner* anc. . ocu.. o* * ^
mostly on the grounds that sound p anning Pparticularly when planning 
separation of planning and implementation, particularly.
includes A-95 review powers.

; i i
$

5
! i

housing agencies mentioned
The ability to 

Also,
and moderate-

"seed-

Finally, several ^.the statewide^^ 
in this report also have ^ onG of these,
utilize all available housing • develop low-
they assist private housing spon-ox. mortgage financing,

■ income housing by making constiuction « le to them At the
money" loans, and ^chnical^ssistan^ statcwide^ncxes
same time, as low-xncom abie amount of loca ag the ad-
Oft™ h»ve to *"*“»~*

c°z'Zic. » *« r -saM*®8*
What „onoof.these «• »,»!«.

community that insis^ ^ ignore thedqovormncnts can dea .™s^stalice 
or that simply .ate and £cdeff* Le hand to Prov^ consi£er«l
citizens. Only the, "Refusing on th ir1ual agency o idc locall; 
of these problems, by ro an al agency to ov
to those small community 5o« no “ «.ncoroe housing, 
unfeasible, and by ^ devciop^^ of 
erected barriers to

i 1
i

I ‘ ;
:

i

ft■ . * they transgress 
ministrative problems

from the state
4>: programsI
KUS'
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Design of a Model

Taking the desirable characteristic,
agencies, and compensating for what 
rural low-income housing delivery 
are, briefly:

11 2*5S?,S3*' 2 »st*iS ““l?a «•»* federal
body. St lnstanc®s it will be a public

2) JapabirofaattrIct?n°U9h1P0PUlatiOn t0 Proc1uce a program 
,,^ g and su?Porting a talented staff,

9 m°St efflcient management techniques. 
d) Iu .io able to provide all necessary housing services.
4) It is able to provide low-income housing wherever it is 

needed, limited only by rational planning.

These are the rudiments, and they are all essential to meet 
one or another of the rural housing problems identified in this 
report. But, since the. model sought here is the ideal agenev, the 
rudiments are not enough. They must be expanded and built upon.

i

y emerges, its characteristics

I,

!

I : i
: J

>

I

: L i! :

¥\ ili
i

To begin, though the rudimentary agency either already exists, 
like Economic Development Districts, or is easily created through 
public policy initiatives, this is by no means a model, 
permissive. Development district organisations exist , but they must 
be made into housing agencies, and even though public housing authontic 
are relatively easily created, numerous small rural communities have 
not chosen to create them. The model demands more certainly "at 
housing delivery agencies will in fact be create * *1}t capability.of the county will have at least a basic^housing delivery^apability. 
The model Rural Housing and Development Agen y hsps ail2ed
automatically created through state and operating expenses
with state or federal grantS fo~ n - 1

«»» ««. U- ■>«».“ 2S SIS 35 s s“s'
created, the model Rural Housing and Dcvc^i^^^ the recognition 
tied to local government. It ex?n the'development of J cat
that the primary ^^^gj^using authorities are pub ^^ housing
housing is public. Althoug scate the fact that 1 „authority~, 
they are very often _ us_d ^ cntirc concept of titutionS( has
is a public responsibility- restrictive state housing
used in housing only because °£ |« t0 leave l°«_^°no:nous
often allowed locally fcctedolii ^ a 1?cai, sen*^ ^ that 
problems to the federal 9 responsibinties. icipal service.

S'So»sM -

j)l It is too
■

i

^ J I

i

;I

i
\:
l
t
i staff and

agency is
only regional

talented
croa-am large enough ^ ^inientary 

To create a prog-W teC]iniques, u,e * rJ1DA 
utilize modern managed state level*
created at the regional

•t!5I is not5
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I- or statewide, it is able to re

housing authorities and i -f ., JVlew the operation*? 
be vastly improved, incorporate 3£i*°“d t0 be.deficient o^can311 

ties to create their looslI.
be able to review and recju]ate the^oeratin,/1"*111'' thc RHDA would 
housing projects, including those that ^ -0f Sli subsidized
taxe over the management of these wro-iont p^vate]y owned, and to 
services or prevent default and deterioration necessary' to improve

i.

I !
I i- Thel I

f

\

i i . when translated into specifics, the "wide range" of housing 
services i.»entioned above becomes a sizeable list. First on the list 
is the ability to Uuilize available housing subsidies and related 
programs. In the context of existing subsidy programs, and a few 
experimental or proposed programs, this includes:

l-l

i
lI : '€I il 1) h ou s in a G f or1 ? A-. - evp4°Pm®n't t and management of land

and the power to receivf fof
feoera! and state governments any form of subsid- they 
malvo availcole. The RHDA could develop housing undeiv 
a) bond issue/capital grant programs; b) existing interest 
subs.iay programs if they continue, and for ..hich they 
could provide their own financing through bonds, or; c) 
direct federal low-interest loan 
ownership, the agency could develop sites, find and counsel 
eligible families, sub-contract for construction, and 
arrange for financing through thc federal government, state 
finance agencies, or their own resources.
Administration of a housing allowance subsidy, if one is 
enacted, or administration of block grants for housing.
The management of privately owned, subsidized housing. 
Design of a housing unit allocation plan, and performance 
A-9'5 review functions with regard to the housing pl,-n., o. 
private sponsors and existing local agencies

and il
:

gi

programs. For home-

2)
i U

3)
H 4)

5)n!■

concept of community development. responsibilities, and there
functional fragmentation of a^n^pcat this mistake. The broader 
is no reason for rural areas , ^he model agency 
community development needs 
itself are:

' !:
i

r*
can address!

0• . severelyWater and Sewer Facilities - these facilities are 
lacking in rural areas (See Status of Water _nnd Sov;cr 
Facilikinn in Cnmmimitics Without Pvblic_Sv stein?, Agricul
tural Jiconomic Report No. 143/ Economic Research Service,

1
•. i -

;

!

in& i

\\
r SI- 5
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USD A, 1963) , or they arf> •
P»M“= S01S % • variety

Laiu, **sz •»— f -»r»;ir.2i,psi; ,ss-• j
i

The model Rural Housi™ =, , „ 
develop systems either indLScrtf'^ Agenc-V «oul<3 
to local governmants, usinn1 fort?‘tiy °r under cor>tract 
own, or a locality's bond* issuing1 assistance' its 
user fees or tax assessment 9 powcrs' aild institute 
Other community facilities 
clinics, recreation 
General renewal.

«-«« develop-
writing r.he rejuvenation of business

: s
Li

2)
such as neighborhood 

etc. centers,areas,3)
4)

;i
I f: counterpart of this would be the development^ industrial 

pcrivS anc, facilities. A rural housing and community 
deYolopiuOiic agency should, for example, tahe advantage of 
the industrial facilities loans provided under the Rural 
Development Act of 1972.
Design and enforcement of codes, and the experimentation- 
wi th innovative building systems suited to local needs 
and re.-;; urccs.

| 4
i

t, L.

5) f!r
iir

I
1 Finally, there is one area where the rudimentary agency and 

the modoJ I-.HDA do not differ, and this is the.ability to provide 
lev;-income housing wherever it is needed, limited only by rational 
planning. This could hopefully be accomplished through negotiation 
with localities, but inevitably the powers to overrice local oppo 
sition, as well as local building and zoning regular, uou_d 

to come into play.

:<f I
1i

!

M • •
\ Rolat: onships W.it?T_GgvsrnP|ent

it 1 Reusing and Development Agency
The creation of a model Rural The relationships

v;oulcI bo a systemic change oi <} Pg *levcls Gf governments wou
between such an agency and * ‘ experienced by public *o
be quite different than those now expo
authorities.

! r*
' :■t

>
»- 1 calitios would no longer

ssrs sr .' housing a matter of ncgotraU vf °4her hand, local govern-
localj tics, and would end^th^ Qn the othej^ofor a« elected
housing row enjoyed bj _ . s fciJ the new ^1 since locair ■
inents would have clo®^esented on the ■ rvices nfcy?£ficials woulc
officials would be repie-ci ^ of elected officia
continue to provide many pr0:ninen
housing development/
perhaps be a step forwar •

in
S;f '1

‘ \
if must • i I< pf is■

ii X

r
: i
V i
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State governments would take the imu , •

"CS-uTJS--to
states would have the primary responsibility to see^that all^ocali- 
ties were making good faith efforts to meet their low-incone
needs.

i t
i

,|

! i

i :

’I housing
:

The rtate, or; „T_ , , its designated agency, would review the plans of
not adequately address''the needs^fthfpoor? 'teyond^his^th/1'1 

would hear appeals in disputes regarding the distribution of low- 
income housing. This is similar in concept to the statewide board 
of soninr; appeals within the Massachusetts Department of Community 
Affairs. Essential tc the state oversight review role is the 
tinned formulation of statewide plans for housing and community 
development.

;
Li

f] Istate
I.1: i
i eon- -};i

States would continue to provide necessary services to the 
regional agencies.

f

;One of these would bo the negotiation of federally 
provided housing and community development assistance, based 
regional and statowido plans. Another service could be the coor
dination of bend issue's. Yet another service could be technical

si .
n uponM l

i
i

For example, the use of com-assistance in management techniques, 
putej. technology for low-income housing accounting and record beeping, 
nov? being used in many areas, would perhaps be best handled at the 
state level for all RHDAs.

n
l

n :
:If it is considered desirable that the issuance of bonds to 

support moderate income housing remain at the sta^e ove » 
the/ state housing finance agencies, the Ms cou,d^rvo ’?n 
local ana of the state agencies and improve their pei-orr-n.
small to.7ns and rural areas.

I i!
i
!!

The role of the federal governmen^^aintareas!6 fo^exanpto, 

although it would bo greatly ‘;c _ continue as the source; °x *cios 
although the federal governmon - - Q to deal with far cor_
income housing subsidies, it ' _ ith them would be *ar --- hoU’sing
then it now docs, anc its dealing- ^fiolidatioii of many 
Plex. The RUDAs would roquu ^tiwed proUfratiom. 
authorities, and prevent the authorities, as roVC the
also keep a close watch cn ^ housing* V/OUnf>nSors and, in

■ Private sponsors of low-inc of the private sp > 0V7nCd subsidise*
development and management eIDcnt for private bur(3en from
many instances, provide wou.ld remove muc
housing. All of these thing

ni!i

i
! I
i

l!I:
'
iI :

;the federal government.I!
i;■v

1

\

j : ii i
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I u states'^and"localitios°wpment *?»M be the fl ,

housing needs were bc'm^r hklng the propej-n?Larbiter cf whether 
KIIDA plans and performknee ^ This woul<rPntailP?' ° See that a11 
share" allocation ,££Z££* "7 Su^faL
housing plans and need- UUeir and the comrm»i 9' f 
community development progre^of^ ,?D\Wuld ’^Involved v-ith 
the federal government would be able '°a nnture than housing 
amount of leverage in. requiring Mt a considerable 5
housing. g the local acceptance of low-income

.
!

••i ‘ii

jiU
i

i aThe creation of a model Ru-n Hrtll • 
not require changes in many fed or it wf*”9 DeveloP^nt Agency would 
gage insurance, research and technolomf!^ ??ncer-~’ sue], as mort- 
niortgnge credit system. " - ^ ' or ^le manipulation of the

s n;
‘

! !! ►
\

Relationships Kith Other Rousing Producers

. 1 u'rh^ sl'0l^]d *>G thought of as having the-primary responsibili
for uhe delivery Ox subsidized housing, but not as the onlv agency 
capable of delivering such housing, indeed, if existing housing, 
programs survive there bill be a role for the private sector, and it 
is also likely that many of the housing authorities in the larger 
rurcxl towns will continue in existence, however, the supervisory 
role of the KJIPA would be considerable.

! o
i

n;
!

It would have the responsibility to review the plans and 
operations of all subsidized housing sponsors, public and private. 
This includes not only the A-95 review power, but also a system of 
regular audits, management reviews, and project inspections. 1 e 
RHDA would bo empowered to take over the management ox units, ox 
to mandate changes in management and maini.enc.nco 1

fhi«. cupervisory role, the KUDA will assume the 
thio -upei 3 tQ all housing sponsors.

among a variety 
community action

'i.

n
J ;l |

In add 5tron to .
responsibility for technical assistance 
This responsibility is now divide'3 "“tionf
of nonprofit housing ^velopme"^ afenbies.
agencies, private consultants,

Finally, in capital short areas Construction anti 
to issue bonds as a mean£\°buiiders g and moderate income 
financing for sponsors and baxlacrs
housing.

II:
i

i i

could use its power 
mortgage

:

!Ii In I I

)•
\ I

■

' I'
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3 The Model Agency andi
^Hsin^Alioinances

Thus far, the model Rural „ 7~

*«*
alternative assumption is thfcreatS t?el°*** <* housing!1^0'1" 
program, such as housing allowances t? -,^ lncome transfL subsidy 
gram were to ne enacted on a manor a. lox.’sln9 allowance pro-
role of the public development aocncv wo^d 18 P,rojoctt-'d that th.e
system would roly a,.„sl i***^"** Ita

There is some doubt about the potential ^r-r- *.•
allowances in rural areas, especially in t^shor^''0”088 °f housir

there is very lirrle reason to think that they will be able to resror 
to a Qcmanc* that is almost equal to that in the cities. If anything 
it can bo expec ceci that rural areas would demonstrate the accuracy 
of the fear that allowances wou'd ,’.,erely raise rents in the short"

II;

% mechanismsI r
i 11 -ii : As repeated

and£ !
i

I rur.

J not to say that an allowance would not be a good simnle
mental tool m many areas, as the leasing program is now. 
to point up the likelihood that public impetus to low-income housing 
development in rural areas will probably be necessary for some time 
to come, even if the publicly developed housing is subsidized by 
housing allowances rather than the subsidy programs we know today.

there .is no reason why a housing allowance system and the 
development of housing should be thought of as exclusive or

s
f. i iIt is!
i ii n itA' J M

! Indeed, 
public 
each other.

&

i. 1£ Beyond those assumptions, though, which still require more 
documentation, it is possible to-fit the RE DA presented here into 
a housing allowance system. In a piece on the design of a housing 
allowance program, De I.eouw, Beaman, and Blank outline three basic 
administrative functions that must bo perrormed.— These arc:

!
if:1 r i•-

1 determining eligibility benefit and 
determining the amount of bencn$ 1)■ ;.v

£ 2)-I
$

distributing it 
3) auxiliary ctdminis

enforcement
of unitsof landlords

trative functions:n
code

b) inspection
if j.cation

J a)&
n i0=s xxsx iiSSSIHWhile welfare agencies ^las, ns wo» « «««,.

. wifh complex eligibility an » falic housing authori f 
distribution of c£sh alliances, pubUe ^ section 
performed such functions income certifies" •< ^ tcc! ahovc
! rogram, Brooke Amendment rents. illary functions
£ ily in the ability to perform «

c) certm
m

- \
Bm. j:■!

I! n i i

ah$x i

I
>1
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te.g. unit inspection, code 

agencies becoiuG apparent 
desirable to have

enforcement
p°r these 
agency.

f’™ciionshttdKfcf n°?S among
IS clearly more

5a housing :

Xf the concept of a hr,
needy families are put" in a^^°wance is not- m^v
housing, than a comprehensive set^f inL^^ they are pu?in°good t)l3t
necessary. In the absence of such orn^f1011 Procedures v;i3i be 
ment would fina itr,oM i„ th, «. I*»l «v„„-
substandard housing, as it so often pp?ltl0” of subsidizing
Inspections, of course, require an ntw er tiie welfaro program, 
housing codes, which are usually lacing'Standarc,s or 
rural housing agency described in this 
for the task of code formulation 
of housing allowance units.

!

:. •

i i 1

! The model
report is perhaps best suited 

and enforcement, and the inspection

areas.

!i i i
■fI■■

It often requires a considerable 
to inspect a unit for code violations.

:amount of technical expertise
_ . , it also require expertise

to determine whether a unit has been properly rehabilitated 
paired, or whether it has merely been cosmetically, and deceptively, 
patched up. These types of things are surely better left to*an agcnc; 
with technical -housing expertise. The additional benefit of the 
model TtHFW presented in this report is that it is regional or state
wide, which greatly simplifies the task of cede formulation and 
enforcement.

ji ;or re-1
.!H :

> i

|ij| •

i lj : i
Bevond these technical administrative natters, there is the

It is doubtful that the private market will 
khids of housing where it is most needed, 
overview of current and projected housing 

community development erforts, wou-a 
private market analysis.

*$
question of planning, 
always produce the right 
A housing agency with an 
needs, as well as all ongoing 
be neces ary as a guide and supplement u>

* :V i
■A I;it
3
i Block Grants Fo£j£ouaiiK[8

A second alternative to tousing'revenv^sharing. 

grants for housing, at report well suited to . «.ub_
is the RilDA described in this repor ^ approach to housing
approach, it is a requirement 
sidies is to be effective.

$
$IIa
i ,c nrp; X) all funds

fn--ms for housing block grs" to "localities,.

- 51 f“”1“ •SSSSSS.’gS ZSSs&iXU‘Zfr-

I
rtf-m.
■I
f i
■S with the states 

areas. 
of rural

?y:
& ■ S

■f

I
t 1■.v.;

n
i \i>s£-1 -- *.v:
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•To simplify the
the states will most likely bfatlon of housing 
dealing with each locality™^' on.re9i°nal agencie^ grains, 
agencies would have powers simib^"9 sP°nsor than
They would be able to «Wi® milar to those deseHhb * lly’ S^rviso the J&-*.

The regional agencies would also plan the^•' P^ate housing soonsors 
funds, not only among localities w distribution of housing 
VS. family, low vs. moderate, no-', co^n?-P°8Sible uscs. eWerl 
development vs, operating subsidies 1h, vs' facilitation, 
in effect, be the administrative cots I j'!!1?1 ?ge:lcies would,

01 state housing programs.

| U
II

their operating°fu°ds^ °K5 suhseqSnffnvol”0108,' 3113 providc for 

to the same oversight and plan ? V<a”"t wuU bf! limitedrequired under current sSbsidy goorans ^ bc

housing programs would be left almost entirely to thfrc^onafagencL

The federal government would no longer be required to deal with 
coun\’le.*>s bousing sponsors and applications for assistance, but would 
be United to on cvei&igbt and plan approval role, 
rc-quire cl to see that states establish effective systems for the. 
regulation of KHDAs. It would also retain the power to see that 
the decisions of states and localities as to the uses of subsidy 
funds YJC2CG based upon real needs. This would be particularly 
important if states and localities were lert to decide the mix 
between low- and moderate- income housing development.

.; i •
i
i

,i !?!:

•1

:
It would bei

If- !
I...:;

: 1 't i;

The importance of a strong system of rural housing del5.vciy 
agencies to a housing block grant program is too obvious to require 
much further explanation. Regardless cf the issue lv
versus federal interference, the settlement cu 'focier-afcovorri-
determine the relationship among ^0 {°^1y1,;t‘'the"e>:istence of basic
housing^dolivcry^institutions is ^uisite for a housing revenue

. sharing program.

’I I
!
: n

i
i

s 11

l!?• I *I
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i
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FOOTNOTES*

1
v -inkDe Leeuw, Sam H. Beaman, Helen Blank, The Design of a 
Flc‘ * Allowance, The Urban Institute, Washington, D.C 1

i\
housing • i;
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! I ! .thus far, this report has described several potent!ally 
rural housing del5_very agencies that nov? exist, and proposed 

■ agency that should exist in tarns of powers and responsibilities. 
This section, and the one that follows, will attempt to bridge the 
gap between "what is” and "what should he11 by offering recommendation* 
that will bring about various changes.

In this chapter, administrative recommendations will be 
These recommendations are meant to lay the foundation for suosuan 1a 
renovation of the rural delivery system in the short run, ai- t,:r 
tin.:; recognizing that major changes will r®^°stra'tiVe recorwendatit 
There are four basic areas to vlne/t tht.se - technical assistance 
arc addressed: 1) research; 2) demonstrations, 3) 
and training; 4) incentives.

research

! J effoctiy« 
a roods* 1

■

I
\‘i

offered.

'

i

I .

■

h
A basic recommendation ?f ^jL^urrenTstatc of rural housing 

much more extensive research m 0 * become more responsive o
delivery, and how it should be The '
the needs of low-incomc people, shouW b ^ reasoned gener^lw^
constraints of this t0 be ^identification and

are problems that neei

! '

UUVittO wi. J.w —------ - .
this report only a 

if "an"adequate delivery system - 
is required.

-■ ;

There ir

r ;
i •
i ;!•; ■

i:
I • i

t
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explication,
agement. Particmarly i;1\ ]• the areas of Politics andi

i housing man1)a Politics II
1 n

of current rural hn ^ drm'*ack tc thP 
multi-jurisdicM h°?sin9 Programs or S consolidation 
HUD hn "!ocal Programs Ts °r thc creation of
the i lni authority and accordi™J to numerous
the issue of local contrn government officials
inS1l a- !’0Usln9 authoriJ; traditional concept of
tn the minos of local official” ?>;aB?le' i« well entren, 
pationagc powers connectedto thisT °f Vhom have limit* 
Suspicion of other comnamities .v ’ ? Unity b2sed Pro?r; 
control, are characteristic of'n- C tna fc“r of t!le outs: 
much of this attitude is b»4d rural aroas- But, h<
football in raafa^ft,.l^-^^f'hou^nftefpSliUc

S swrnr “* 5«?as s,— a““?any anfcrent than attitudes.

Ui
V

I
4 h

V
■J

1
: I n ••

i -
i ••i

*i Ifi ni
N -rent housin'*.i ; i

i%% ■ i •’.
iI t lliG^ question of attitudes and how they affect rural 

.lousing is obviously important, but somethin* that, to ci 
knowledge, has never been investigated. Yet, tc attenut 
to change a well entrenched system without first exam
ining the political implications would be foolish and 
possibly wasteful.

2) Honsi ng Hanagemuit

HUD is currently spending 20 million dollars on 13 
demonstrations of "management .i novations'* in various par 
of the country but, with the possible exception of Hawaii 

' the demonstrations are.entirely urban. Obviously, th^ra: 
mst\t recommendations (including.maintenance aKe.natm. 
resulting from these demonstrations will be aacreosec p.~

■>; K7W.a housing program is to oe * 1 , ma!iaceraent needs
must first be the recognition t^- ^ aroaSf and tna-: 

somewhat cUfrerent tha. * ... ls0 be different, 
to meet those nee os v-.li aiso

suffer the vandalism 
so security service 

or expense. On the other i 
and projects 

each other, so aisca.

}
ii% iii-

- :1
;‘:**

< ii • ■"7 .
I ;:tS i! ns S;
! i!I

I I■h

*?
I

Of f
i I

;
-
■ty-

&S’
& are 

the waysZ■V

4 8'do notexample, rural areas 
the crime more common to urocn 
not a major management 
rural housing as orte,

management may be
concern

For\
concern
scattered sate
40 miles from 

there.

under i!
\ ! i

f:m same 
is a major

and expense
numerous management re^dn^social. srn-i

There are nun to provK-c n manngcmei
to ^fbfure no available «^rer^,t to which urbe

SobiSr?nat 

before a i-uu 1

oft f

be idontii 
could doi £

1 must 
studies 
be offered.

ins
♦m • HAC case 
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Furthermore, though Housing Assistance Council has 
attempted some superficial comparison of costs between 
regional housing programs and small local authorities, 
there is substantial need for a thorough, cost-bene fit 
analysis of various approaches to providing rural low- 
income housing. As a previous chapter mentioned, the 
differences in cost between larger and smaller authorities 
is minor, but there arc possible cost benefits of larger* 
authorities resulting from preventive maintenance and 
timely rent collection, among other things, that are still 
uncharted. Before establishing new housing policy, it is
important to uncover what these benefits are and how sub
stantial they are.

i

Ii
*-*

n |g
t I DEMONSTRATION

Ideviously mentioned in this chapter were HUD's 20 million della 
demonstrations in housing management, most of which are in urban 

Similar demonstrations are needed in rural areas to both 
identify and test various innovations relating to the provision of 
low-income housing, particularly in widely dispersed

The purpose of most demonstration programs is not only to prove 
that some thing will or will not work in a particular situation, and 
v;hy it docs or does not work, but also to test, its applicability to 
other, somewhat different situations. Demonstrations reveal un
expected problems and ways to deal with those problems.

I
I;• f. areas. ..
:t’-

5 areas. I!!

i
IIi \

*'!:i ;

ha? ProP<>sed-the creation of m.-lti-purnose rural orqe 
tne regional level that would be. able, through a nulti- 

i °J powers and responsibilities, to overcome the current cef.ic-
rVr,?3L areas Prevent the development of iow-incorao hens

a . th7 provision of related services. Such organizations do not now 
exist in rural areas, nor in urban areas for that matter (though-urbar 
areas have all the institutions to provide housing and other services) 
Con. equently, this concept will require extensive testing before it 
moves from theorv to full-scale operation. Indeed, it will not be an 
easy concept to promote without substantial demonstrations and re

sult imj modifications.
ASSISTANCE AND TRAILING

In Chapter 1 of this report, it o^thesc

nation's counties have no publichou. .1 .g ^ public housing, small 
counties are rural. In rural area. areas be exoccted to know
authorities abound. Can those ff*1} housing efforts? Can part- 
thc potential benefits of. consolidated _ 0n,anizc, on their own, 
time housing authority staff yho answer is probably not.
a full-scale regional housing P;?nfcry that don't know much 
There arc still communities m th * ? alone the relative hone, i U of

about the public housing program#

.1

V

1 i
V

i TECHNICAL

i-i 1
",

!
1 !I Li
1 ! n I
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various management options
housing authorities that, vitTot ^lere are communiti
sider sharing programs with «t t, 5^courageraent
an aggressive program of tenhni f °rill5 ■' 
where apparent. CQ1 assis.tan

In southern Colorado 
Of the new San Luis Valley 'housI^&S, fPP0inted Executive Director 
interview inquiring about how other ru^? Sp!f tiE= during the HAG 
problems of management and maintenance oTof«h^ies handle tee 
raphical areas. Though this Executive ^ Y dlsPe»ed geog- 
director of a one town authority she lrcCu0r was formerly the 
problems of multi-town and multi-countv iuHo^Pf-ed for the lInic!U2 
TVP.HA, m Mississippi, was unmterped t,' mlsdJ-?tlons. Similarly, 
overcoming the problems of dist^ce end Etentxal aPProcchas to 
serious management problems . These'and' mo^t’otte^r^thSes 
were created and continue to operate in a vacuum of tefomatter As 
a consequence, they unknowingly repeat each other 
ning for a technical ansistance and training 
consideration of the following questions:

i ■ cs with small 
never con- 

Iho need for 
training is

/ would
community,
‘ -ce and every-

I;

: 1

! n
s mis take s P1 an-

program should include
i o

lo1) Th c T y pc a of'A s s 1 s tar, c e Me e flg d

Existing rural authorities and rural communities in 
need of low-income housing may require assistance in several 
a re a s, i n cl ud in g:

: n
assessment of low-income housing needs; 
gssoljnent of the best types of housing programs to 
m?ot. those housing requirements (communities need, 
first of all, to know what programs exist); 
coordination with other communities on the development 

a suitable housing delivery program, including
legal as sis fiance;d) design of an adequate management and maintenance progra 
training of staff in development procedures, accounting
and record keeping, housing management, etc} f) develoDincn t of social service resources and liaison wit 
related governmental entities, public and private

or genii zations*

0a)
b) ;

:
c)

of

i

e) s
!

!;Technical assistance and training should be a continuing 
task. It should begin with tho actual "selling" of rural 
housing delivery system to communities, regions, or states, 
proceed through the formation of a program ana the develop
ment of staff j and continue during the ~ifctinc 
gram providing information on new ideas ai

! n
J

M
! of the pro-

i.:
:■

I;ti isandi.:
how c*sJ2BiS&& Peobvious resources for technical assistance 

private housing organizations, statesf amj

housing bureaucracies.

i
l 2)n& The three 

arei !
with apparenttraining 

the federalEl iffortassistant en technicalIIUDThe only
I
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rural concern wae i.i
*SS1SLprot£ 9Qve financial

2 £^32.2?
SiSSlrS;^- s 
fUnded; onoVlUonnto1gS«0^T“ *“

E could!
i

|I- com-r. mostr

Budget on the ground^th,,iTnanv^r ban3onea in the 
vxaino the technical assistance ^ grouPs are "ow pro- 
encourage. This is nct enti^?v ' procjrain was intended to 
groups" referred to n t S y 5 Wrate' 33 the "other to usually bo thoS funded bf9 " °0t' 
tunity, and these 
obvious

I ! i■! FY74i

,, ■ uPon investigatchc O/fice of Economic Oonor- 
groups are disappearing every day for

! 1
Ilf

i reasons.
I

SKIS
pio^iaect througu private organizations, some program 
similar to 105 (a) , funded adequately, will be necessary.

f ;•

i i :
:
F-

Another source of technical assistance to localities ' 
tire state level housing.agencies and Departments of Com
munity Affairs. In many states they care already involved 
(particularly DCAs) in creating a more effective set of loc 
institutions. However, not all states, and especially not 
rural states, have agencies with highly developed ou^ieacn 
biT ’ties. The creation or expansion of these capabilities 
would be encouraged by a federal financial assistance progr 
sifilar to 106 (a), or bv increasing cne fle^bili-., o. ->_<■ 1 f L A nUber possibility would be to allow a eet-
^rii^ovi^t^fLchniSr^LstS^functionrin^cusing:

i
K
P ' : i

I ! I i

*
l i

I !I
i is the Department of Housing

and Urban Development, orf^^al^nowledge, though the cone 
HUD has a good deal 01 .pn will require substantial rn-hous, 
of a rural delivery system wiiJ- - titudc aKong some HUDol a riuax unroruunaie a tic but ther-

their low-income, ^ this ignorance.

The most obvious resource
i.i! :

r -

I It l >
5

i !

i be made to would re-

»mo teohni^i

Development is gc- A£l;ninisfcratxon, staff for «<*•
Of the Farmers ;« as an =vaU L irc a considerable
offices would^i T]j.s als0 would

. nical assistance.

i ii iI of coun
t n

f
I ! 1Iit • tj

na j*»—— I\m, si i
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amount of retrain*
experience with mA9' as PmHA staff .
They are, howeve?of Public Litlittle 
IS more than can hr/ ^llar with rural ^ v?ry systems, 
be mentioned that EinHAldv^ most Him' staff*10??' ?hich 
understaffed at tJ™,' Uk« HOB, .f,ht bl'tJ, ’h°ula 

. tanoe outreach S&TSS-

created^the «
mechanisms?11 “ U

f

.■

i

£•-SSSr*1”-*
create rural

, is not
should be included 
housing delivery

|1
i

I] INCENTIVES
I U

urted 2S Tiz°LS~
sidized housing freeze) tlieir numbers have increased. Though HUD 
management circulars may state that it is the Agency’s policy to 
encourage various forms of consolidation, this "policy is rarely 
enforced, and an overall approach to consolidation has never been 
proposed. Obviously, the legal structure of an LHA is determined by 
state enabling legislation, but nearly every state allows for various 
forms of cooperation — either through management agreements, con
solidation of municipal authorities and regional and state authorities 
The necessary tools are available in most states, but where are the 
incentives?

i
! mStill, . . ;

'
I U i

. 3ii
r: : 4

7

in:
I ....
;
i i

:

sysys
More stringent organizational requiie luation this policy will 
interest subsidy programs. A thoro * minimal oraanizational .

' hopefully result in the establishment of - service component, that c 
. qualifications, e.g. fulltime Assistance,

neccuuurv to obtain io»-i»=o« >»”“« ^ „ls?

To declare a .!! Silting™”'
daring a national policy . offered to m u elop with
Gome form of encouragemen and new authorities Several approaches
authorities to consolidate,^ ^sp0??ibiiitics. .ncludc;
regional or similar scop policy. Tn
may be needed to effect

areU I
.! ■

.1
?

nLi .

n s
Authorities.0 SmalljoHS^of Existing thorities may 

efforts sh«lj Consolidation small anhousingin which 
of then- various ways^

ThIncefthat conso '!
.be conv

V] n't-

\
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j '

;

thG^easffKsiiefi's^ threatening,

shelve |"a-”Sf
~k*thls ■»«* * to

and probably 
operating 
complications, 

numerous

£ :

■

i
alJocf ionC°fCadditiinalPuni?shtoOUldne t0 wi««hoia the 

unless they agree to some form nf Sma'1'1 housing authorities 
way, housing unit allocations a? ':°n“olidation. in this 
stick", and to some extent this * 3? 0,6 ProverbialIn Iowa and Michigan, for exile S has beGn elective, 

approached their hud offices for adrli-f1"? S™a11 LHAs 
rejected because of their sij-es andV, atU"lts' v,ere 
their structures. A five rmmt-w v d-Wer? advise<3 to expand
is now bsi»5 fo« i?s„r"rLp2“r“os"? ss^
unit ^allocations that were hinted at prior to the housina 
freeze, and a similar development is occurring in Michigan.
In Minnesota, the implied promise of units led to new state 
legislation allowing for the creation of regional housina 
authorities similarly rejected by HUD*

!
i.

i :

!

! i

u! r •! i

I;j
fa :

These are, unfortunately, isolated examples. In the 
South, where consolidation of housing efforts under every 
sort of management agreement imaginable has been practiced 
for two decades, there is actually less real evidence of

HUD staff there, alert

■vi

housing unit incentives at work.
to the potential advantages of cooperative housing efforts, 
often were able to influence consolidations by knowing when 
a small authority director was leaving his post, and by u:!ng ihe occasion to convince the local hoard of «»»£« 

that their projects would run more
c operate with other approached consolidation
policy to support them, ^ negotiate arrangements
on a oase-by-case basl^' • aJ that reason would prevail, 
between authorities and h P 9 Qf inuscnse personal effort. 
Their successes were the,rfal cutbacks in HUD staff, the In recent years, with ^stanUal cut- efforts has been
amount of time that can^be Jvoted^ housing -rt -ght
limited severely, but ep authorities to seek cooper.
be encouragement eno j

their ov/n.

;! ‘ :!
"i

!iI

i i

i!

i

on AuthoritiesIJ 2) Creation_of_NewJi2H5il“ t exist, but are

needed, HUD has the W unce that it « particularly to
— ‘

rural areas, by 1^ eSSive «PI»oac 
•This would be <

i j
i*

c ■ ?"ii!;
I
i I3 1
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200 to follow m the second year (the latter will 
be honored due to the housing freeze) , 
to the small but competitive 
Valley in south .-rn Colorado to

I:"I ' not
was strong incentive ■ 

communities of the San Luis 
create a semi-regional structu

i
i •

This carrot - housing unit set-asides - could be the 
stimulus for improved housing legislation in numerous states 
that now pro vice a shield against such cc operative housincr 
programs as regional or state authorities. But, housing 
unit set-asides, on their own, either as the carrot or the 
stick, should not be viewed as the panaceas for small, 
mostly inefficient housing authorities, or the absence of 
any authorities in areas where they are needed. A program 
of incentives gees hand in hand with an adequate outreach 
program that will not only convince some communities of the 
benefits of coooarating, but other communities of the bene- 

of providing, for the first time, decent, low-income
On their own, housing unit set-asides can not over

distrust or apathy.

siu ;

:;
u

li! p
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\ ! i fitsil ihousing.
comei
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i
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i

ii
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nli
In addition to the administrative steps covered in the previous 

section, there are also several legislative actions which could en
courage, or mandate, a more effective low - income housing delivery 
system in rural areas. Since both the federal government and state, 
governments are responsible for various elements of a comprehensive 
legislative strategy, it goes without saying that all legislative ef
forts must be well coordinated. The three basic areas for legislative 
action are research, amendment of existing law, end the enactment of 

programs.

! n ;1‘

I!J
■:

ia i
1

f! new
!

Research
!7 :If the concept ot . —I «£ fC

agency presented in tins rep?^„1]10u°ing legislation at the state ai. 
extensive research into cxiswi g legislation housing
federal levels will be needed. It ^moort^t
largely determined the structu carcfUily studied fo* \uatcxd j.n
delivery system, and it sho tl)at existing l^ b^ establishment
reasons. First, it is essenu that the barriers to 1 *nd/ a thorough
light of the desired model/ en to overcome tnem.^ creation of
can be identified and stepo specific3*^ d tory process
analysis of legislation Pc^^^ecide if a» amendatoxy 
public agencies is necessa y

f
i n
li!! I{

I
isIri i

it ■ i
j

1
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sufficient to establish a , 
to start fresh with a new ™Tel a9°ncy, or if . 
the public housing enabling lZV"^ a ncw n&liJ!0** wor«*while 
based upon a concept and a model ^ practicaliy Jvorv'^1^ exaraplG- 
is perhaps txme for a froQh °Uel xQW created in ^ r? state are

a £resh aPProac) . Cd ln the late I930s. it

! ■

i

* l-
laws creating oSttig^S'j^ £ * ^Islativo over,!,, „• tbe

time and resources available £or t 1 1. i'"” K°!ra»J. Givan th,
couid be accomplished. gueerovs

i
j i

i

i !
! i For example: l!
I

" SeJS.?ew2niS° SSrS'rST"? D““1Ct'dclivcrv mechanisms, *Lt ch„“ ,lM
]!
H•i

VThat is the real_ . , . . scope of powers of a housing authority,
ana what kinds of programs can an authority legally undertax

;

1
.iXf it", is aecided that regional agencies are more desirable 

them cooperative agreement compacts, most state laws that 
allow regional authorities, prohibit an existing housing 
authority from becoming part of a regional agency unless 
it has permission of all of its bondholders; is this pro
vision necessary, or may it be repealed without the per
mission of bondholders?

;
i
s

1; *- *
;! !

-These are only the most obvioun of the questions to be answered, 
-cl the housing program evaluation now  ̂
elsewhere. They do serve to illustr^t _ ^ t that a delivery
must be asked, though, and to empnc^ subsidy ■ ograras.
system consists of institutions as well as subs-aj

i:

I
,!

Changes in Federal Law

“ ia“£is:& -“"““BrSIrS SSg®
evaluation effort. -or v.’h.ich stand in the * £ and suggest

"a £edaLa 1 presented Again, only
new progi^ as followS:

ailable subsidy

I

.f housing programs 
grams
provisions in existing as pi^unv^
a model rural housing agen y / from any

•' ---------bc U mentioned.

r
:

£

Thesethat these restrictions
the most glaringi n can beexamples all avto utilizepublic agencies1) Allow

programs. 3hibited from 
whichi • while

f ;!are pro\ laW'undei-:sevcralJpr0C,raffl:i\
In existing 

developing
:
! ihousing i:;■

I!
t*

I
*viw-**
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• I!i 1
not 
of a

i always servino •

overalimabsenceiol si"r^S1%Should be Part 
avaii;b2ig£°yhi^tio^sn^K- of ZS'^L* run 

Programs. The ait° Sponsor and develop, t0 allow any 
program in many to have L5T*

:.

I :
f ! family housing^6(This^is ““»»*«« ca„ot 

grouafls that sponsorship o/s”?)by U,e 'r«»»«rs' DepS'E,”? ?\H 
expand the use of tax pymi.nl. housing by pub3.ic «»V-k on the
housing agency with bond issuing J^110"01”9 for housing?^ leS WOUl<1 
Home Administration multi-family Jroject^Se Sponsor a Fanners
ability to raise funds throuah hiio (Section 53.5) because its 
"credit elsewhere," and thisvi^jL^V? the Pliability of
supplied to the Housing Assistance Council^ if'% (This °-uini°n 
General Counsel.) ‘ cil by the FmllA office of

I ;

multj
i
i....: A public:

|
i . •

\ was ;I f ja

avoided if federal law was changed. The idea of housing authorities 
managing housing produced under other programs has gained much ac
ceptance recently. The power to develop under other programs should 
also be considered at this time.

i

can-
1 |ii

! !i!
■ :M2) Remove the local approval requirements in all subsidy 

programs.

As mentioned in the body of this report, the local 
reaction to any requirement that towns of a certain 
sire ioin in a regional housing and community agency

" S 3K5=r3%at nil. y onni delivery system, then, uefforts to create a regional oca y ^ nQl Jjave
would be necessary to see bh .^conie housing for 
the option to refuse neede , solne question, raided 
arbitrary reasons, ihere i ' val »rigj,ts" with regard 
often today,'whether local ,M\ federal concern, .

-•3*“ — “th * -
individual states.

i

"w,

may
i
: ‘7

s;
1

in
i

J !
oxemnti ons__on

in_the
i real cstatcj£>L

-r*tuirSH3) Ena_saijenj2£gLi^||^i®c
low -income housing------- -
subsidy -

1
: ?
1:

low-income housing 
should be enaed.
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■Even though this tax exemption may not be the primary
objection to public housing development, and other
more political objections v;ill arise, it is one that
can be dealt with. It may in some cases be enough to 
quiet local opposition.

V

i i ,

:Changes in State:1 -!
'=■

o£ p»b!iS? 1's
federal law, a more comprehensive review is agencios- 
public housing law, but state laws 
transit and port authorities, and numerous 9 * 
be investigated for new ideas and in 
relationships.

i ■;

specific! ■ characteristics 
As with 

Not just
renewal agencies, 

special distric ts 
order to identify

]•
!• it1
i should 

a system of !i i

It must be kept in mind that the fundamental decision to be 
made is whether existing state law, such as public housing enabling 
laws, can serve as the basis to improve the delivery system, or if 
these laws arc in need of such a major overhaul that a new beginning 
is more worthwhile. The suggestions that follow here make no
assumptions cither way. Some deal with new beginnings, others deal 
with existing law.

;!' r:

:
4
jjI ■!

f!
n1) regional housing agencies through legislative

action to cover the entire state. y!
i

:i

can bo taken. As mentioned, tlio New Mexico legislature 
dia create and designate boundaries for six region,-.1 
housing authorities (KHSA Ch.lS6, Section 4-30-1), giving 
the governor the power to appoint boards of commissioners 
for these authorities. (Except in one case, the governor 
has not yet token steps to establish these authorities.) 
Other possible approaches would be to establish the 
jurisdictions of the regional agencies along the same 
lines as designated regional planning districts, or to 
designate the jurisdictions after consultations with 
local officials and a series of public hearings.

State legislation could create the agencies and mandate
that local officials designate board members within a
g(v« Of U-. or «*-**»!«&»•** - th°
agency board to each locally elected executive

purpose government.

Needless 
greatly
appropria te some

r:

:

n
i i
I:

Bi

ij
of general

r?

/. this legislative initiative would be 
if the state legislatures would also 
funds for initial operating expenses.

to say/
enhanced;

i

Uun i
»«

: n. :

i
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^ 0n of public housing agencies in
g^of below a leoi--------------i •

population
:

This is not only within the scope of state 
but it has already been tried or proposed in several 
states. For example, the original South Carolina 
legislation allowing for the creation of regional 
housing authorities also provided that the regional 
authorities would serve all tovms of below 5,0(' populat: 
Over the years this provision was whittled dovm ^o towns 
of 2,500 population and below, and finally to the point 
where any community could have its. own agency.

:» powers,

1

1
i

i

In Minnesota, Section 462.426 (3) of the 1971 act 
allowing for the creation of multi-county housing and 
redevelopment authorities provides:

i

'.!
:

;
In order not to foster the development and 
proliferation of minor political subdivision 
housing and redevelopment authorities, a county 
or multi-county authority once established 
shall preclude the formation of additional 
municipal housing and redevelopment authorities 
within the area cf said county or multi-county 
authority without the explicit concurrence of 

multi-county housing and re- 
and the state housing

,1u

i
l ! ;

illii.
S 1 uthe county or 

development authority 
commission.

i

f

A legislative proposal before the Washington State 
legislature which would automatically create regional 
and metropolitan housing agencies throughout the state

provides:

n

U

I I!!
i

Local housing authorities existing on the 
effective date of this 1973 amendatory act 
in cities of less than thirty-five thousand 
population shall within three years from su< 
date, by resolution of its commissioners, 
accept one of the following actions:

v:
■ ■

n
U »u«rs”ntc«

county
legal ras a 

35,82continue 
to Chapter 
all managmentauthority; or

1) ToI! services

housing
ii.l lirt
5

ii

*
!1 i

\ *
*****i. :
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2) To continue 
Pursuant to 
but to 
ment

as a legal entity 
Chapter 35.82 ROW 

contract for all manrge- 
serviccs with a regional or 

metropolitan housing service 
organization, as the case may be, 
in which such city is located; or

legal entity and

!i
I

I
Ii i

3) To dissolve
to transfer all property, rights, 
obligations, and authority to the 
county housing authority in which 
such city is located.

as a l

[;!
i

Clearly, the idea of limiting the ability of small 
towns to create housing delivery agencies is not unheard 
of, and further investigation will turn 
illustrations similar to the above.

)
i ;i»

up many more 
Such limitations ar 

potentially effective means of encouraging the creation 
of alternative delivery mechanisms.

1
i i.i
t
t .. a3) Create state level housing agencies with all necessary 

regulatory and development powers.
i !

■

It
necessary to toe that locnliti glven a11 P°"’crs 
with their low-incone hot-i f f ° at*eni^in9 to deal
able to monitor the perfo™" nfV £hould
created at the local*and ritf1"5 *gcn£ies 
a^tato'h f°r • ilnprovOBe;:‘ts • In the face 'of 'local "initio 

r Vln h h°usin9, a9en°y should have the authority to over 
r. de local barriers to the development of low-income 
housing and, if necessary, the powers to develop such

housing.
As mentioned, development powers in a state agency 

generally necessary more for emergency situations 
for ongoing programs, because the first r^sponsibil 

to see that low-income housing is provided should be clo 
to the local level whenever possible. Only when local 
action is non-existent or inadequate should state level 
override and development power become necessary Sn most 
states. It would also be desirable that state level 
housing agencies be specifically authorized to serve as
public housing authorities in the rural Por“ °f ^he 
*l-atc Legislative models for the expansion oi state

ess.w?JS»JXL£S£; 2“ fi
local approvals.

II,
!•
I

i i
t
;
f

r

arc
than
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f
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n
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ni u t:
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n
in-
■4) Remove al 

to county xx approval caulremcnts 
regional housing authorities. ,and

Again, in the event that existing law will serve as tl 
basis for creating a new low-income housing delivery 
system in rural areas, it will be necessary to remove 
from state public housing enabling statutes those pro
visions requiring local approval. For example, under al3 
current state laws, regional and county housing authoritic 
are prohibited from developing housing within incor
porated areas unless they have local permission.

ortainin

n\
!

!

1

5) Expand thei —-—------scope of active f-i-oc,
under l1w---- plannir

■12-jjIcludo program lij^ISnSSHcf:
If the states doi | fil- legislatively define and create a specific type of regional housing and community develop 

meat agency, all options, such as those covered in this 
report, should be available for the creation of such 
agencies. One of these options is to allow regional 
bodies created under state planning laws to provide ser
vices under contract to localities within the region. 
Where necessary, this will require amending state lav?.

not
1

U
j1

J

!
It may also be worthwhile to expand the housing source 

of renewal agencies, even though these rarely exist in 
rural areas, and where they do, they are .often closely 
connnccted with a housing authority, 
approached is a multi-purpose housing and community 
development agency, this can be done by adding housing tc 
the responsibilities of a renewal agency, or by adding 

community development responsibilities to the 
of a housing authority.

! |If the model to be

i i

broader 
programi i

i

New Programs

Under existing law, the process| agency is long

induce several counties or civic- . sinlce there are no i» - -e 
and community development c^.‘ »SQXling" job. A great °-- 
incontives, this is a very d^^\'ouid be l grant-in-aid paoyr.1.. 
this work - a necessity, in fact regional agej.c-.es.
covM the start-up costs of th... OT c

- -ffSiS'JSS2& —

(
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r. to

Council"
and

In the past year 
has assisted in the

creationf' i
'•
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i

i
\
\\

it
)
i



!

I
- 124 -

r

HIcommunity development
assistance lias been w9Gncies- CW ^
overhead necessary to tom u* to Provide ?heT?tial el«nents in

These funds were neco developmcnt ph !bai2 .aPProval o ?nd .
other federal funds do not ™ndor“th?pS-iC.ation8 to HUD?*10"*
mentioned tasks have been cormw fail^le pro9ram
area and the initial proaram Pffted- Dependino 11 of the above 
to get this type of rS *' the st*«ing S90?P°n the «*«* of 
other federal funds become ‘ ?3,ram Und°™ay^ 0~ ^ °osts necessary 
There is very little of this?lldble' range froir"^? p01nt where
localities now, and it is type 0f raoneY availin'*00-to $60'000‘

11- is desperately needed! 1 interested

ill

this

the

The way in which the fund-
previously, by broadening the eliSblfa!^-OUld be' as ^r.tioned

ss Ssas.‘loans °reated h°USing auth°ritios immediatel? eligwelo^
preliminary

Perhaps the best model for this, . , , , . purpose is the 701 program,
which has been so successful in encouraging regional and metropolitan 
planning, and a high level of organizational competence. If other 
incentives are also available, e.g. unit set-asides, it would perhaps 
also be possible to obtain local contributions for these purposes. i. •

H
The problem hero, is that much of the essenticl work must be done 

just to create the agency, that is, before an agency actually exists. 
Unless regional agencies of this sort are automatically created by 
state law, it will be necessary to identify the types of organizations 
eligible to receive grants to do the preliminary work necessary to 
create them. This work is now done by Economic De/e non-nrofiL#
Regional Planning Agencies ^Community Action ^c^g'nizati0ns should 
housing develooment corporauiono. PhCoC jP ^uroose local
continue to be eligible, along with un^s c0Jun-;y development author-
government and existing local nous, y 
ities.

Li

in the nature
but notA second suggestion for new id x ^ have bccn proposed 

of anticipating several new Pr09x“? these is the concept of ^°£ye 
yet enacted. The most imP°fn^t Ail current proposals v/o^^g^ only.
grants for community develop ^ metrcpoiitan cities availablc 
automatic formula entitleme - ^ sct aside ... s but these
The so-called Sparkman propos^ ^on_metropolitan fl(,nlinistration‘
community development fun t0 hud for ®'t_aside for non-

' communities would have to apP*> k n0 automatic -e 
"Better Communities Act" would max

5

I

1
I

7
!
l :

:
i.

\\ i\
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metropolitan communities 
communities entirely up to

||
but would leave the
gubernatorial funding of these 

discretion.

a cxcellenidevelopment agencies in rural areas. This opportunity 
rural regional agencies which meet certain criteria of competence 
and operational feasibility eligible for automatic formula entitle- 
menfcf just as metropolitan areas. It makes little sense to award

automatic entitlement to a city of 50,000 population, but not to 
a multi-county rural agency serving' as large a population in 
effort. If the basic idea behind the creation of rural regional 
housing and community development agencies is to provide rural areas 
with the same technical competence and sophistication available 
in larger cities, then the sophistication should be 
achieved.

r

l\an
■ «

* a combin
[

now
rewarded when

Needless to say,the same comments would apply to any block- 
grant approach to subsidized housing programs. i
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