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1. Executive Summary 

 

The Wellston Housing Authority (the “Authority”) owns and operates 201 residential housing units 

in three (3) multifamily buildings and seventy-seven (77) scattered site properties. The Authority 

also owns three (3) non-residential buildings. Roughly sixty percent (60%) of the Authority’s units 

are at scattered sites and forty percent (40%) are at multifamily properties. The WHA’s portfolio is 

divided into two asset management projects (AMP’s), MO138001 and MO138002.  

 

All of the properties are in need of some level of repair, many requiring significant investment to 

assure that the assets are preserved and can remain an affordable benefit to the Wellston 

community.  Limited resources, combined with declining operating and capital subsidies, have 

allowed for only minimum upgrades and necessary maintenance.  Although WHA has maintained its 

portfolio amazingly well given the limited and decreasing funding provided, WHA properties have 

health and safety issues, need energy efficient upgrades, and need system replacements and 

rehabilitations to operate efficiently and effectively for the long-term.  WHA recently achieved 

standard performer status under HUD’s Public Housing Assessment System (PHAS). As a result, 

WHA is expected to leave HUD receivership and is expected to be returned to local control in 

the near future.   

 

To help WHA be well positioned for long term success, the technical assistance team was tasked 

with conducting a Green Physical Needs Assessment (GPNA), as well as consider portfolio 

repositioning options for WHA.  The GPNA identified capital needs in excess of $10,000,000.  

Repairs, renovations and upgrades are needed at all properties, including the multifamily and 

scattered site locations.  With the capital needs in mind, the technical assistance team researched 

known grant and financing programs that may be available to WHA to begin addressing the 

physical needs of the assets.  This report includes a summary of all the repositioning options and 

associated development financing and operating pro formas, as well descriptions of other programs 

and services that may be available to WHA.   

 

The technical assistance team considered multiple scenarios to address the critical maintenance 

needs facing WHA.  Recognizing that WHA has very limited resources available to repay loans, grants 

and other non-repayable solutions were sought.  We also considered more traditional bond and tax 

credit financing possibilities.  To take on the level of debt that would be required to address the 

capital needs, WHA will need to go through either the RAD or demolition/disposition process to exit 

the public housing program.    
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2. Approach 

2.1 Original Scope 

Under the original scope of work, the technical assistance team was tasked with completing a Green 

Physical Needs Assessment (GPNA).  Upon completion of the GPNA, repositioning options were to be 

identified.  In addition, the team was going to consider options related to governance of the Wellston 

Housing Authority as the agency exits HUD’s receivership control.     

2.2 Revised Scope 

The original scope was modified in July 2016, following a preliminary decision by HUD to return WHA to 

local control.  In addition to completing the GPNA and evaluating repositioning options, the scope of 

work was modified to include a review WHA public housing, finance and operating policies and 

procedures.    

2.3 Timeline 

The technical assistance team began work on this project in late December 2015.  Work is expected to 

be completed by December 31, 2016.  Below is a list of the tasks and subtasks with the dates that work 

was completed or is expected to be complete.   

 Green Physical Needs Assessment – Complete as of July 31, 2016 

 WHA Portfolio Repositioning – Ongoing through December 31, 2016 

 Repair and Renovation Plan – 9/30/2016 

 Maintenance Funding Sources – 12/31/2016 

 RAD Option Report – 9/30/2016 

 WHA Strategies for Effective Return to Local Control – Ongoing through December 31, 

2016 

 Review policies and procedures – 10/31/2016 

 Draft revisions to policies and procedures – 11/30/2016 

 Executive Director Training/Mentoring – 12/31/2016 
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3. Green Physical Needs Assessment 

3.1 WHA Portfolio 

The Wellston Housing Authority (the “Authority”) owns and operates 201 residential housing units in 
three multifamily buildings and seventy-seven scattered site properties. The Authority also owns three 
non-residential buildings. Roughly sixty percent (60%) of the Authority’s units are at scattered sites and 
forty percent (40%) are at multifamily properties. The WHA’s portfolio is divided into two asset 
management projects (AMP’s), MO138001 and MO138002.  

The WHA’s multifamily properties were each built in approximately 1973 and contain a total of 76 units.  
WHA’s multifamily portfolio includes two building types:  

1) A low-rise elevator building with forty-eight (48) units, named the “Wellston Place Senior 
Building”, and  

2) Two, walk-up multifamily buildings—one with sixteen (16) units, named the “Family Building” 
and another with twelve (12) units, named the “Lotus Walk-Up”  

WHA’s scattered site portfolio consists of three building types.  WHA’s scattered site portfolio includes: 
Fifty-four (54) single-family detached homes;  

1) Thirty-two (32) single-family semi-detached homes (or “duplexes”); and  

2) Thirty-nine (39) town homes  

Approximately half of the scattered site units were built in 1973 and the rest built in the early 1980’s. 
The WHA owns a total of 125 scattered site units.  

WHA’s non-residential portfolio includes three buildings, each built in the early 1980’s: the Multi-
Purpose Center and home to WHA’s offices, at 6203 Cote Brilliante Avenue; a Community Room on the 
property of the Wellston Place Senior Building; and a maintenance/office building located at 1584 
Odgen Avenue.  

The replacement cost of WHA’s total portfolio is $39,108,465. (For a breakdown of replacement costs by 
building type, see Table 1.)  

WHA Asset Management  

The WHA receives approximately $244,000 in capital funding from the U.S. Department of Housing and 
Urban Development annually. As of July 2016, WHA staff report that the current year’s operating budget 
was near depletion. Staff also reported a 2.5% vacancy rate with five units under turnover construction. 
The Authority contracts with East Lake Management Group for maintenance and repair services at all 
WHA properties.  

At the time of the 2016 Green Physical Needs Assessment (GPNA), all WHA’s buildings have exceeded 
their initial thirty-year lifecycle. In 2005, the WHA acquired and renovated the Multi-Purpose Center. In 
the past five years, the Authority completed the WHA completed a full exterior renovation at the Lotus 
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Multifamily Walk-Up, replacing the roof, windows, siding and landscaping; completed a full interior and 
exterior rehab at a five-unit town home property; and replaced water heaters, air conditioners, 
appliances, toilets, and floor tile at various sites.  

 Table 1: Replacement Cost of WHA Portfolio by Building Type, 2016 

  

3.2 Green Physical Needs Assessment (GPNA) 

The goal of WHA’s 2016 Green Physical Needs Assessment was twofold: to evaluate short and long-term 
capital needs pursuant to HUD requirements, and to gather and analyze current data for the strategic 
repositioning of WHA’s portfolio. The GPNA involved both a physical needs assessment (conducted by 
Ameresco) and an energy audit of each the WHA’s building types (conducted by Osborn Engineering). 
Data from the physical needs assessment were input into the HUD GPNA Tool and will be updated 
annually as the WHA makes ongoing repairs.  

3.2.1  GPNA Methodology:  Physical Needs  

The physical needs assessment involved five steps. First, Ameresco collected basic asset data from the 
WHA (building age, size, number of floors, use, etc.). Second, the firm developed 30-year life-cycle cost 
profiles for each building type, utilizing industry standards to define major building systems, 
components, renewal timeframes, and construction cost estimates. Third, Ameresco adapted the data 
to WHA’s assets, given available information on replacement histories and component performance. 
Fourth, the firm conducted an on-site physical needs assessment of a representative sample of WHA’s 
building types. Finally, the inspection data was uploaded to HUD’s GPNA tool and analyzed to project 
the WHA’s long-term capital needs.     

Ameresco inspected a total of five WHA residential properties containing 70 units, (approximately 35% 
of WHA’s total residential housing stock) and two of the WHA’s non-residential buildings. At on-site 

Property Type

 Replacement 

Cost (RC) Sites

Dwelling 

Units (DU)

% of All 

Units

 Average RC per 

DU 

Single Family Detached 12,633,600$     54 54 27% 233,956$          

Row/Townhouse 7,852,638$       7 39 19% 201,350$          

Single Family Semi-Detached 6,782,999$       16 32 16% 211,969$          

Elevator/Low-Rise - "Senior Building" 6,226,830$       1 48 24% 129,726$          

Walk-Up/Multi-family- "Family Building" 2,091,700$       1 16 8% 130,731$          

Walk-Up/Multi-family- "Lotus Walk-Up" 1,641,180$       1 12 6% 136,765$          

Multi-Purpose 1,408,320$       1 0 0% -$                        

Maintenance & Office 318,630$          1 0 0% -$                        

Community Facility- Senior Building 152,568$          1 0 0% -$                        

Grand Total 39,108,465$     83 201 100% 194,569$          

Residential Properties 37,228,947$     80 201 100%

Scattered Site Residential 27,269,237$     77 125 62%

Multifamily Residential 9,959,710$       3 76 38%

Non-residential Properties 1,879,518$       
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physical inspections, auditors documented capital needs by action required (defined as replacement, 
repair, or study), discipline (systems-mechanical, substructure, etc.) and by “risk of deferral” (high, 
medium, low). Inspectors did not conduct any tests for hazardous material. 

Physical inspections were conducted in April of 2016 at the following seven properties: (1) the 
Multifamily Walk-Up, Family Building; (2) the Low Rise Senior Building; (3) the Community Room; (4) 
6203 Cote Brilliante Avenue, the Multi-Purpose Center; (5) a single family detached property at 6411 
Wellsmar Avenue; (6) a single family semi-detached property at 6346-6348 Wellsmar Avenue; and (7) a 
townhouse property at 1550- 1554 Valle Avenue. The physical assessment reports for these seven site 
visits can be found in Attachments 2 through 8.    

The resulting GPNA data reflect a synthesis of the data gathered at the sample properties inspected and 
the standard data modeled by Ameresco. The GPNA data can project capital needs for all of the 
Authority’s buildings from 2016 to 2045. Annually, the WHA will report repairs or replaced components 
to Ameresco for the purposes of maintaining accurate data. The data can be analyzed by location, 
building type, discipline, risk, action, cost, and by year the action becomes due. The following are 
findings generated by the GPNA tool.  

3.2.2 GPNA Findings: Physical Needs 

Cost Accumulation and Facility Condition Index (FCI) Findings 

A significant backlog of replacement, repair, and study needs have accumulated to date: by the close of 
2018, the WHA’s cumulative capital needs backlog will exceed $10 million. If no capital repairs are 
addressed, cumulative needs will reach $12.2 million by 2020 and $15.6 million by the year 2028. If the 
backlog of repairs is addressed in the next two years, annual capital needs that become due thereafter 
fall considerably. Figure 1 illustrates both costs by year due and the cumulative cost—both without 
intervention.    
 
Figure 1: Cumulative and Annual Capital Needs (without intervention), 2016-2028  

 

The Facility Condition Index (FCI) is a standard metric in asset management that captures the unfunded 
liability of an asset or portfolio of assets. An FCI is calculated by dividing the value of needed repairs by 
an asset’s replacement value. By conventional asset management standards, a FCI score between 0-5% 
(“good”) is ideal and a score between 5-10% (“fair”) is considered an acceptable amount of liability. A 
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score between 10-30% (“poor”) indicates a poorly positioned asset, and scores over 30% indicate that 
assets are in “critical” condition due to a high level of unfunded liability. The WHA’s FCI score can serve 
as a measure of progress as the Authority reduces its backlog of physical needs.  
 
As of 2016, the WHA’s FCI score is 12.87%. But due to the significant backlog of repairs, the score is 
expected to reach 25.97% by the end of 2018 and exceed 30% by 2020—absent any capital spending. 
Figure 2 models the WHA’s FCI projections to the year 2033 under various funding scenarios. With 
annual capital spending at the WHA’s average capital budget of $212,189 from year 2017 on, the 
Authority can expect their FCI to reach 24.88% by the end of 2018 and reach a critical status by 2021. To 
reduce the Authority’s FCI to 10% by 2028, the Authority’s annual budget would need to increase almost 
threefold, to $780,0411.  
 
To achieve a more realistic FCI score of 20% (mid-way between “fair” and “critical” status) by the close 
of 2019, the Authority would need to complete $3.3 million in repairs.    
 

Figure 2:  Cumulative FCI with Various Funding Intervention Models, 2016 – 2033 
 

 

Aggregate Capital Needs by Building/Building Type 

Table 2 summarizes the capital needs for building and building type in aggregate—through 2018. GPNA 
inspectors advised to demolish the Odgen Avenue Maintenance and Office building, which is currently 
not in use. The demolition of this building has a low risk of deferral.  

                                                           
1 All projections were modeled with capital spending beginning in 2017.  
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Table 2:  Cost of Repairs Needed by Building Type and Risk of Deferral, 2016-2018 

 

Aggregate Capital Needs by Discipline 
An analysis of the WHA’s aggregate capital needs by discipline can be found in Table 5, “Capital Needs 
by Discipline, 2016-2018.” A summary of findings from physical observations for each discipline are 
provided below.  

Total mechanical needs 2016-2018: $3,592,949 
The WHA’s mechanical needs are by far the most costly in aggregate, with the majority of repairs 
categorized with a high risk of deferral. Sanitary piping and domestic distribution piping systems are 
assumed original and/or are approaching end of lifecycle. These mechanical improvements include 
studies and upgrades to the domestic water supply distribution and the replacement of sanitary waste 
piping, and replacements of domestic water heaters, gas supply systems, furnaces, condensing units, 
and air distribution systems and controls for units nearing the end of their useful life.  

Total shell needs 2016-2018: $2,351,797 
Building shell capital needs with high and medium risk of deferral s are estimated at $2 million, 
including: replacement of roofing gutters and downspouts, repairs to soffits and roofs, and window 
replacements.  

Total interior needs 2016-2018: $2,747,882 
While the majority of interior capital needs are categorized with a low risk of deferral, over $2 million in 
such repairs are expected to become due by the end of 2018, the more costly of which include 
bathroom plumbing fixtures ($952,000), bathroom refurbishment ($408,000), and interior doors 
($397,000). 

Total electrical needs 2016-2018: $528,878 
The majority of capital needs for electrical work are categorized with a high risk of deferral. At the 
Senior and Family Buildings, the branch electrical wiring and panels are likely original and have exceeded 
their useful life. At scattered sites and at the Multi-Purpose Center, electrical systems are assumed to 
also be beyond their useful life. Studies and replacement of branch wiring and replacement of electrical 
services and distribution are currently estimated at $475,000 across all sites. Studies may reveal further 
work is needed.  

Property Type Grand Total % of Total

Single Fami ly Detached 1,134,660      22% 535,388         37% 861,776         24% 2,531,824       25%

Row/Townhouse 2,232,800$    44% 230,434$       16% 978,250$       27% 3,441,485$     34%

Single Fami ly Semi-Detached 503,053$       10% 545,268$       38% 680,682$       19% 1,729,003$     17%

Elevator/Low Rise- "Senior" 774,318$       15% 94,583$         7% 539,444$       15% 1,408,345$     14%

Walk-Up/Multi -fami ly- "Fami ly" 251,157$       5% 27,768$         2% 157,412$       4% 436,337$        4%

Walk-Up/Multi -fami ly- "Lotus" 139,045$       3% 0% 106,698$       3% 245,743$        2%

Multi -Purpose 34,450$         1% 0% 30,942$         1% 65,392$          1%

Maintenance & Office 0% 0% 255,295$       7% 255,295$        3%

Community Room, Senior Bldg 18,213$         0% 3,076$           0% 21,377$         1% 42,666$          0%

Grand Total 5,087,696$    100% 1,436,517$    100% 3,631,877$    100% 10,156,090$   100%

Medium LowHigh

Risk of Deferral



Wellston Housing Authority  Preliminary Repositioning Report 
  
 

 
PHA Receivership   September 30, 2016 
Contract Number: AJI12TA1401 11
   

 
Total substructure needs 2016-2018:  $358,211 
Water penetration was observed in substructure of the Senior Building. Substructure work, studying 
foundations and basements, is categorized with a high deferral risk, and is estimated at $348,000, in 
aggregate. Studies may reveal further work is needed. 

3.3  Energy Audit  

The GPNA’s energy audit was completed in March of 2016 by Osborn Engineering Company at a sample 
of 15 sites, representative of AMP1 and AMP2 properties. Ten AMP1 sites were inspected, including: the 
Senior Building and Community Room; the Family Building; the Lotus Walk-Up; townhouses at 1550-
1554 Valle; semi-detached single family homes at 6460-6462 Wellsmar; and five single family homes at 
various locations. Five AMP2 sites were inspected, including: the Multi-Purpose Center, a townhouse at 
6322-6338 Isabella Avenue, a semi-detached single family home at 6346-6348 Wellsmar, and two single 
family homes.  

Auditors visually evaluated the building envelope, lighting fixtures, type and quantity of water 
consuming fixtures, and the sizes, and efficiency and usage time of various equipment. 
Recommendations on General Operating Maintenance Practices (OPM’s) were provided to guide WHA 
managers and tenants towards reduce energy usage and costs.  

3.3.1 Energy Audit Findings 

Recommendations on Core and Advanced Energy Conservation Measures (ECM’s) were provided by 
building type. Core ECM’s included upgrades to high efficiency lighting, showerheads, faucets, toilets, 
furnaces, water heaters, condensing units, and water heaters. Osborn reported that upgrades to lighting 
would yield the quickest payoff. Water rates in Wellston are low and water usage can be modest for 
smaller households, such as those in the Senior Building. 

Due to the nature of the WHA’s scattered site property, Advanced ECMs such as converting fuel type or 
adopting energy generating technologies would not be economically profitable and were not advised. 
The WHA was advised, however, to utilize green construction techniques in future renovations where 
possible.  

Tables 3 and 4, below, illustrate the aggregate implementation costs (the difference between standard 
and high efficiency equipment) to adopt the Core ECM’s at each property type. Payback is estimated in 
the number of years estimated to pay off the implementation premium. In summary, investing in ECM’s 
will not yield the level of short-term returns needed to finance other capital needs.  
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Table 3:  AMP1- Summary of Energy and Cost Savings (Attachment 9, Table 1.1)

 

Table 4:  AMP2- Summary of Energy and Cost Savings (Attachment 10, Table 1.1)

 

3.4 Evaluation and Prioritization of Physical Needs 

The GPNA data show that $10.2 million in capital work is due in 2016-2018—$5 million of which is 
categorized with a high risk of deferral. Using the GPNA data, the WHA can analyze the effects of various 
capital projects on the portfolio’s FCI score and make strategic decisions on the prioritization of capital 
projects.  

The Authority may prioritize projects with a high risk of deferral a number of ways—by discipline 
(mechanical, electrical, etc.), by building/building type, or by action. Section 3.4.1 of this report includes 
various analyses designed to assist the WHA in prioritizing its capital work. 

The GNPA data are subject to natural limitations of sampling and visual inspection methods. To augment 
the GPNA findings and gain a deeper sense of capital priorities, Quadel met with maintenance staff, 
WHA staff, and residents. Quadel and WHA maintenance staff toured the common areas of each 
multifamily property, visited a townhome unit on James Harvey Lane, and visited a single family home 
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and duplex. To gain broader resident input, Quadel and the WHA administered a tenant survey. Sections 
3.4.2 and 3.4.3 of this section include findings from these activities.   

 

3.4.1 Asset Preservation and Prioritization Analysis 

Prioritizing repairs by building type or by discipline is a natural way to achieve economies of scale. Sixty-
two percent of the WHA’s total housing units are at scattered town home, single family detached, or 
single family semi-detached sites (Table 1). Table 2 summarizes capital needs by risk of deferral and 
building type. Of capital needs due between 2016-2018 (high, medium, and low risks of deferral) 
seventy-six percent of cumulative capital needs will be at WHA scattered site properties.  

Figure 3 presents the distribution of capital needs due in 2016-2018 by building and building type. Of 
these repairs with a high risk of deferral, approximately seventy-six percent of GPNA items are due in 
the WHA’s scattered site portfolio. Table 5 presents capital needs due in 2016-2018 by discipline and 
risk of deferral.  

Figure 3:  Distribution of High Risk of Deferral Needs by Property Type, 2016-2018 

 

There are also benefits to prioritizing captial repairs by discipline. Of the high risk of deferral capital 

needs due between 2016-2018, nearly seventy percent are due for mechanical systems. It should be 

noted that GPNA inspectors recommend studies of foundations, branch wiring, domestic water 

distribution and sanitary waste systems at most residential sites to determine the scope, cost, and 

nature of repairs needed. Studies are identified in the GNPA data by “action” and each is designated 

with a high risk of deferral. A study of the Multi-Purpose Center’s water distribution system is 

recommended (the only non-residential recommended study), as the concealed system is presumed to 

be original and approaching the end of its useful life.  
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Table 5:  Capital Needs 2016-2018 by Discipline and Risk of Deferral   

 

3.4.2 Resident Priorities 

Quadel sought resident input on prioritization of GNPA findings at a meeting with tenants following the 
July WHA board meeting and through a survey distributed to all tenants. Notice of the resident meeting 
was sent by WHA staff to all tenants prior to the event. Surveys were sent to each tenant’s home and 
circulated at board meetings and a WHA sponsored tenant meeting. All tenants were given the 
opportunity to submit feedback in writing or in person. A little over twenty residents provided feedback 
through these two methods.  

Resident Feedback Session 
Seven residents attended the resident feedback session following the WHA board meeting: five from the 
Wellston Place Senior Building, one from the Lotus Walk-Up, and one non-WHA resident. Quadel 
requested input from residents on general maintenance related concerns and specifically requested 
comments on health, safety, security, or quality of life issues.  

Senior Building residents reported that safety and security at the property is a major concern. The 
automated front gate and driveway security systems have been inoperable for some time and the low 
perimeter walls provide no physical security. Tenants reported that non-residents were recently found 
sleeping outdoors inside the perimeter of the property and complained of heavy loitering activity on 
Wellston Place between the Senior Building and the WHA Family building directly across the street. 
Tenants stated that a new security system would help, even though trespassers could potentially still 
scale the low perimeter wall.  

Residents from the Senior Building also reported observing roof leaks and that the property has received 
little landscaping investment recently. They did not report any major interior or systems work needed.  

A resident from the multifamily Lotus Building reported that her air conditioning is not flowing into 
some rooms of her unit. Residents agreed that the exterior renovation of the Lotus building was a 
positive experience for all WHA tenants, signaling an investment in their needs and the WHA’s assets.  

Resident Surveys 
Survey respondents were asked to identify and rate the repair needs in their building/unit by level of 
urgency. Twenty surveys were collected—roughly a third from Senior Building tenants, a third from 
Row/Town home tenants, another third from duplex and single family tenants, and one from a Family 

Discipline High Medium Low Grand Total

Substructure 348,311$          9,900$              358,211$             

Shell 531,287$          1,393,361$      427,149$          2,351,797$         

Interiors 161,639$          2,585,243$      2,746,882$         

Services - Electrical 490,089$          38,789$            528,878$             

Services - Mechanical 3,556,369$      11,920$            24,660$            3,592,949$         

Equipment and Furnishings 260,264$          260,264$             

Building Sitework 31,237$            285,872$          317,109$             

Grand Total 5,087,696$      1,436,517$      3,631,877$      10,156,090$       

Risk of Deferral
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Building tenant. While statistically insignificant, the responses suggest that scattered-site tenants might 
face more interior repair needs than tenants at multifamily properties. A summary of survey responses, 
tallied by scattered site and multifamily responses is located in Attachment 12.  

Tenants at town home, single-family attached and detached properties, reported more bathroom 
fixture, kitchen appliance, and kitchen fixture repair needs than multifamily respondents, describing 
these repairs as “somewhat urgent” or “urgent.” Five of eight respondents from the Senior or Family 
buildings reported “somewhat urgent” or “urgent” needs relating to common area security and safety. 
Four of six Senior Building tenants reported “somewhat urgent” or “urgent” structural repair needs. Six 
of eleven scattered site respondents identified residential building repairs as more urgent than non-
residential repairs.  

Half of survey respondents submitted written comments. Scattered site respondents reported the 
following security related concerns: a boarded up window; broken window locks; water penetration 
through a window seal; front door knob needing replacement; ceiling leaks; a periodic refrigerator 
failure; and overactive and inactive gas stove pilots. WHA staff reviewed these survey responses and 
maintenance concerns as they were received. 

3.4.3 Staff Priorities 

Maintenance Staff 
On July 20, 2016 Quadel and WHA’s asset manager met with four maintenance staff of WHA’s property 
management company. The WHA’s maintenance staff reported the following issues in an open 
discussion and during the property tour.   

Substructure  
Staff reported that compromised gutter and storm water management systems have had a corrosive 
impact on building substructures. Maintenance staff report difficulties keeping up gutter cleaning and 
trimming of overhanging/overgrown trees at all sites. They also reported that at most sites, rainwater 
accumulates in uncovered basement window wells, resulting in basement leaks during heavy rains (See 
Figure 4). Covers have been placed on these window wells at some sites to mitigate water accumulation. 

Staff reported that storm water management has been a problem at the Senior Building, where gutters 
do not properly direct water away from the building. As a result, basement flooding has occurred and 
storm water pours through cracks in concrete basement walls (observed on site the day after heavy 
rains). Rainwater collected in the center lawn due to ineffective gutters.  Staff reported that they 
periodically patch and repair foundation cracks in concrete stairwells and basements at the Senior and 
Family Buildings and that more systemic repairs are needed. 

Figure 4                            Figure 5             Figure 6  
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Shell 
Staff reported that some roofs are tarped at duplex and single family properties—awaiting repairs. Staff 
reported that water damage is harder for tenants to detect in single family and duplex properties due to 
attics. At the Lotus Building, a small but recent hole in the cantilevered roof is in need of repair. Roof 
repairs are currently in progress at several sites. 

Sitework 
Staff reported  that keeping up with landscaping maintenance across all sites has been time consuming 
over the years; they routinely trim trees, cut overgrowth on fence lines, and unclogged gutters . Staff 
also report that adjacent, city-owned property is not maintained to the REAC level standards, creating 
perimeter maintenance challenges for staff. At the WHA Family Building, an overgrown tree on city-
owned property was noted, along with litter and debris in the adjacent vacant, city-owned lot. (See 
Figure 5.)  At town homes on James Harvey Lane, the rear yard fence separates the WHA property and a 
city-owned dump. (See Figure 6.) 

Plumbing, Electrical, and Mechanical 
Staff reported several sewage backups at the Wellston Senior Building in the past year. The building has 
a central water supply shut-off valve for all units at the property, causing a disruption in service for all 
tenants when backups occur and repairs are made. Staff designated this as a high priority repair. Staff 
also report that a few sewage backups have also occurred at scattered site properties in the past year.  

Staff reported that the aluminum electrical wiring, prevalent in most of the scattered site units, causes 
outlets to melt occasionally, raising safety concerns.  

Staff also reported that work completed during the recent rehab of a townhome property required 
corrections—air conditioning ducts were not properly installed and windows were not properly sealed.  

Staff reported that digital thermostats are difficult for many tenants to use and staff replace them with 
analog models as needed. Water heaters, furnaces, and condensing units are also replaced as needed.  
Staff reported vigilant monitoring of water heater and furnace vent systems for corrosion. Exterior light 
fixtures at townhomes are upgraded as they fail.  

Safety and Security 
Staff reported that security screens on WHA exterior windows are frequently stolen—compromising 
children’s safety and general security against intrusion. Staff also reported frequent break-ins at vacant 
units between tenants. When this has occurred, thieves strip most material of value. Staff also reported 
theft of copper piping to exterior condensing units on a routine basis.  

Staff also reported difficulty securing the premises of the Senior Building due to the low perimeter walls 
and broken security system. A padlock and chain holds the front gate open at all times and the driveway 
gate also remains open at all times. The staff reported that the security system was never effective 
because it was telephone-based and the majority of Senior Building residents lacked telephones.  

Staff reported they routine check for smoke detectors and issue fines to tenants when detectors are 
detached or without batteries.  
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Other 
Maintenance staff reported that the Community Room at the Senior Building is used frequently for 
dinners and gatherings. Staff reported using high-quality materials when replacing bathroom sinks, 
faucets, and kitchen cabinets.  

WHA Staff 
WHA’s asset manager stressed that the sewage backups at the Senior Building are currently a high 
priority. She also confirmed resident reports that loitering on Wellston Place between the Family and 
Senior Buildings has been an increasing problem. When police are contacted, loiterers scatter only to 
return. The WHA has experienced difficulty retaining tenants at the Family property who are unhappy 
with the ongoing activity.  
 
Staff also reported that landscaping at the Senior Building was more of a priority in years past than now. 
Recent work on the Lotus Building sent a positive message to tenants. While there is no tenant 
association, there is strong interest in starting one. The Multi-Purpose building at Cote Brilliante is 
equipped with ample space for tenant meetings and activities.  
 
Staff reported that tenants usually report their maintenance issues to the WHA in a timely manner and 
that the maintenance team does a good job prioritizing work orders based on severity of issues 
reported.  
 
Staff reported that the WHA pays for water and sewer at all properties and pays for all utilities at the 
Senior Building and at vacant units.  At all other properties, tenants pay for gas and electric. Between 
January and June of 2016, the WHA’s utility bills were $20,000 per month on average ($6,900 a month 
on average for water, $7,300 for sewer, $3,000 for electrical, and $2,800 for gas).  
 
Key Priorities from Resident and Staff Feedback 

1. Investing in safety and security at the Senior Building is a high priority for staff and Senior 
Building tenants. Tenants and staff expect that investments in increased security may 
discourage loitering activity and have a positive impact on the quality of life for residents at the 
Family Building as well. Tenants at the Senior Building need a low-tech security system.  

2. Roof and gutter work at the Senior Building, along with foundation and basement wall repairs 
are needed to prevent water penetration and flooding.  

3. Sewage back-ups at the WHA Senior Building are a high-priority. Further study is needed to 
provide greater information on the scope of repairs needed.  

4. Concealed and aged electrical and water distribution systems require further study. Further 
study would provide greater information on the scope of repairs needed and risk of deferment.  

5. Common needs at scattered site properties include window, door, appliance replacements, and 
roof repairs—and this work is completed on an as needed basis.  

6. Improvements in quality of life (greenery, landscaping, etc.) tend to have a positive impact 
within the residential community.  

3.5 Recommendations 

A weighted ranking of the WHA’s GPNA itemized repair data was established to incorporate the insights 
gathered from staff, residents, and stakeholders. A description of the weighted ranking method follows.  
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Weighted Ranking Method 
Stakeholder feedback supported the prioritization of capital projects at residential buildings, flagged 
with a high risk of deferral. Therefore, the weighted ranking gives the highest priority to these “high 
priority projects.” Disciplines in this category included substructure, shell, mechanical services, electrical 
services, and interiors. Lower tier weights were assigned to all items not defined as high priority 
projects, with residential projects taking priority over non-residential projects. (See Table 6 for weight 
classifications and values.) 
 
Table 6: Weight Classifications 

Weight Classification Weight 

Residential, High Risk of Deferral (RoD) 1.00 

Health, Safety and Security 3.00 

Asset Sustainability 2.00 

High Risk Other 1.00 

Low Priority 0.00 

  

Phase:  Immediate 3.00 

Phase:  Short-term 1.00 

Phase:  Mid-term 0.00 

Phase:  As Needed 0.00 

  

Residential, Medium RoD -and- Non-Residential High RoD 0.50 

Residential Low RoD  -and- Non-Residential RoD 0.25 

Nonresidential Low RoD 0.00 

 
Within the category of high priority projects, a weight was assigned to characterize the type of work as 
pertaining to either: (1) health, safety, and security (three points); (2) asset sustainability (two points); 
(3) high risk-other (one point); or (4) low priority (zero points). Work or studies pertaining to tenants’ 
physical safety, electrical hazards, and/or outdated domestic water supply systems—received the label 
of “health safety and security.” Repairs or studies that risk further or accelerated deterioration of 
structure, such as roofing, gutters, foundations repairs—received the label of “asset sustainability.” 
Remaining items such as the replacement of water heaters, furnaces, condensing units, and air 
distribution systems—were classified as “high risk-other.” Low priority items included replacement of 
thermostats and repairs to interior stairs that were labeled in “fair” or better condition.  
 
These high priority projects were assigned a second weight to assign a timing phase as either:  
immediate (three points), short-term (one point), mid-term (zero points), or as needed (zero points). 
Immediate weights were assigned to site-specific projects that stakeholders identified as urgent in 
interviews and meetings. Short-term weights were assigned to any work unaddressed in the immediate 
category that could have any potential impact on resident health safety and security.  Mid-term weights 
were assigned to any project that can be addressed on an as needed basis by site or by item. As needed 
projects were assigned only to items assigned a low-priority status, ranking them the lowest in the 
subset of high priority projects.  
 
Weight totals give the highest priority to immediate repair needs identified by staff, followed by items 
that may have a potential impact on tenants and/or their utility services, followed by those that are 
necessary for the sustainability of the WHA’s buildings. The ranking outcome of high priority projects 
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can be found in Attachment 11, titled “WHA GPNA- Weighted Ranking- High Priority Projects.” A 
summary of the work, by priority group, follows.  
 
Immediate Priorities 
Total Cost:  $428,901 
Items with the highest priority ranking (weighted with seven and six points) include: installation of a new 
security system at the Senior Building, studies of the property’s foundation and sanitary waste system, 
and the repair work deemed essential by these technical assessments. Critical asset sustainability 
projects, such as roofing and gutter work at multifamily sites are also included in this category.  
 
Short-term Priorities   
Total Cost:  $3,096,772 
Items weighted with five and four points (short-term priorities) include studies and repairs on outdated 
electrical wiring and water distribution systems and foundation related studies at other sites. Roof 
repairs at scattered-site properties are also included in this priority tier.  
  
Mid-term Priorities  
Total Cost:  $1,421,547 
Items weighted with three and two points (mid-term priorities) include repairs to aged sanitary waste 
piping at other sites and replacement of water heaters, furnaces, condensing units, air distribution 
systems that have yet to fail but are nearing the end of their useful life.  
 
Other 
The following recommendations and considerations may further assist the Authority in its ongoing 
planning and monitoring efforts.  
 

 Maintain records of all repair and replacement work completed for the purposes of updating the 
GPNA data on an annual basis.  

 Set an attainable FCI target, around twenty to twenty-five percent and work to stay within this 
range.  

 Maintain a capital reserve to replace failed appliances and systems on an as needed basis.  

 GPNA estimates are based on a sample of properties; job costs and capital needs may vary by 
scattered site.  

 Advise maintenance staff to continue monitoring mechanical systems for corrosion, as 
basement moisture may accelerate expected repair schedules.  

 Non-residential high risk of deferral items (not weighted as “high priority projects”) included 
electrical, mechanical, and shell work at the Multi-Purpose Facility along with a study of the 
water distribution systems at this site. Similar work was recommended for the Community 
Room at the Senior Building site, with the addition of foundation repairs. Addressing repairs at 
the Community Room in conjunction with any work on the Senior Building may achieve cost 
savings.  

 If possible, complete GPNA advised studies of electrical, waste, and water systems at a sample 
of scattered site properties to gain a representative understanding of major system work 
needed at other properties with the same construction and repair histories.   

 Planning repairs in the scattered site-portfolio by discipline may help achieve cost savings.  
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 Invest in energy improvements where possible. Replacing systems with high efficiency 
systems/appliances can save the Authority money over the long term either directly or through 
reduced utility allowances (and thus potentially tenant rent increases).  
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4. Portfolio Repositioning Options 

To address the capital needs required to stabilize, update and upgrade the WHA portfolio the technical 

assistance team researched multiple funding options.  The funding options include both grant and loan 

programs.  The technical assistance team also prepared pro formas to model possible funding scenarios.  

Each of the options requires WHA to take on debt.  Should WHA chose to pursue the loan program 

(LIHTC, bonds, etc.), the portfolio (or portions of the portfolio) will need to be released from the Public 

Housing Annual Contributions Contract (ACC).  This can be achieved through demolition/disposition 

process or through the Rental Assistance Demonstration (RAD) program.    

Full and partial repositioning models have been considered and pro formas have been prepared to 

demonstrate the levels of equity that can be raised to address the capital needs of the WHA portfolio.  

Below is list of options that have been considered: 

Scenario 1:  RAD with focus on addressing high risk of deferral capital needs of all units with 

conventional debt and use of the capital fund financing program  

Scenario 2:  RAD with focus on addressing high risk of deferral capital needs of all units with 

conventional debt, and grants  

Scenario 3:  RAD for comprehensive renovation of all units using 4% LIHTC and grants 

Scenario 4:  RAD for comprehensive renovation of all units using 9% LIHTC and grants 

Scenario 5:  RAD for comprehensive renovation of all multifamily building units using 9% LIHTC 

and grants 

 

Table 7 below highlights the pros and cons to each scenario, as well as offered a brief feasibility analysis.   

While other scenarios may be considered, these examples represent the most mainstream options that 

pair easily with the RAD program.   

    

  



Wellston Housing Authority   Preliminary Repositioning Report 

PHA Receivership  September 30, 2016 
Contract Number: AJI12TA1401  22  
 

Table 7:  Repositioning Options 
Scenario Pros Cons Feasibility Analysis 

1. RAD for High Risk of 
Deferral capital 
needs of all units, 
with Conventional 
Debt and CFFP 
($5,596,465) 

 No use of LIHTC, so private property 
management not required 

 Provides for creation of 
Replacement Reserve 

 Debt paid off after 15 years 

 Provides for only High Risk of 
Deferral improvements 

 Terminates Operating subsidy, and 
Capital subsidy after repayment of 
CFFP 

 CFFP is maximum allowable 

 Debt Service Coverage (DSC) Ratio is 
well in excess of 120% throughout 
term of financing 

 Expenses at 95% of the HUD 
formula is in the high range 

2. RAD for High Risk of 
Deferral capital 
needs of all units, 
with Conventional 
Debt and Grants 
($5,596,465) 

 No use of LIHTC, so private property 
management not required 

 Provides for creation of 
Replacement Reserve 

 Debt paid off after 10 years 

 Provides for only High Risk of 
Deferral improvements 

 Terminates Operating and Capital 
subsidies 

 Grant amounts are in the high end 
of the range 

 Debt Service Coverage (DSC) Ratio is 
well in excess of 120% throughout 
term of financing 

 Expenses at 95% of the HUD 
formula is in the high end of the 
range 

3. RAD for 
comprehensive 
renovation of all 
units, with 4% LIHTC 
and Grants 
($18,552,824) 

 Provides for creation of 
Replacement Reserve 

 Debt paid off after thirty years 

 Provides comprehensive renovation 
of all units 

 Terminates Operating and Capital 
subsidies 

 Grant amounts are in the high end 
of the range 

 Debt Service Coverage (DSC) Ratio is 
lean in Years 2-4, but Interest Only 
Payment in Year 1 provides 
sufficient reserves for those years 

 Expenses at 60% of HUD formula is 
in the moderate range 

4. RAD for 
comprehensive 
renovation of all 
units, with 9% LIHTC 
and Grants 
($18,552,824) 

 Provides for creation of 
Replacement Reserve 

 Debt paid off after thirty years 

 Provides comprehensive renovation 
of all units 

 Terminates Operating and Capital 
subsidies 

 Grant amounts are in the high end 
of the range 

 Requires both CFFP and additional 
Capital Funds 

 Debt Service Coverage (DSC) Ratio 
above 120% throughout the period 
of the proforma 

 Expenses at 85% of the HUD 
formula is in the high end of the 
range 

5. RAD for 
comprehensive 
renovation of all 
multifamily building 
units, with 9% LIHTC 
and grants 
($4,512,643) 

 Provides for long term viability of all 
units in multifamily buildings 

 Creates some excess cash flow for 
WHA 

 Replacement Reserve created 

 Debt paid off in thirty years 

 Terminates Operating and Capital 
Subsidies 

 Requires hiring of management 
company 

 Does not address capital needs of 
scattered site units 

 Debt Service Coverage (DSC) Ratio 
above 120% throughout the period 
of the proforma 

 Expenses at 55% of the HUD 
formula is in the low end of the 
range 
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4.1 Financing Resources 
 
This section is intended to provide WHA with a partial list of grant and loan resources that could be used 
to reposition some or all of the public housing units and properties in Wellston.   
 
At the direction of the HUD Receiver, the technical assistance team has not approached the City of 
Wellston or St. Louis County regarding known public works projects and capital investment plans that 
may occur in the Wellston area that could benefit WHA.  For example, the GPNA identified potential 
sewer issues at some of the multifamily and scattered site locations.  As a part of the County’s CDBG 
program, plans may be underway to address this problem.  Similarly, WHA could alert the County of the 
problems to determine if CDBG funds could be used to address some or all of this problem.  If these 
costs will be incurred by other entities, the amount of money that WHA needs to raise or borrow will be 
reduced.      
 
Missouri Housing and Development Commission 
 
The Missouri Housing and Development Commission (MHDC) was created to administer programs 
related to, and provide financing for, the construction of affordable housing.  It also provides for home 
loans for qualified, first-time home buyers, financial assistance for home repairs for low-income 
homeowners, as well as programs to address homelessness in the State.  Included in its portfolio are the 
Federal and State Low Income Housing Tax Credit (LIHTC) programs, the Multifamily Rental Housing 
Production Program, the Affordable Housing Assistance Program and the Missouri Housing Trust Fund.  
MHDC will also administer funds from the National Housing Trust Fund once its allocation plan is 
approved by HUD.  In general, MHDC distributes its funding assistance by means of annual Notices of 
Fund Availability (NOFA) processes, focused on the specific funding sources or program goals of the 
Commission. 
 

 
Program 

 
Funding Source 

Grant, 
Loan or 

Both 

 
Program Summary 

 
Priorities 

 
Application Timetable  

Multifamily 
Rental 
Housing 
Production 
Programs 

HOME Funds; 
MHDC Fund 
Balance; 
Federal 9% 
LIHTC; State 9% 
LIHTC; National 
Housing Trust 
Fund (pending 
HUD approval) 

 
Both 

Construction and 
permanent loans for 
production or 
preservation of 
affordable rental 
housing; and CHDO 
operating grants 

CHDO projects; HOME 
grants generally 
$400,000 to 
$1,000,000; Tax Credit 
priorities in Qualified 
Allocation Plan (QAP); 
25% of units funded 
by Fund Balance for 
special needs 
population  

Applications in late 
summer, with decision 
by year’s end 

4% Low 
Income 
Housing Tax 
Credits 

Syndication of 
State and 
Federal LIHTC 

 
Grant 

Equity for 
production or 
preservation of 
affordable rental 
housing 

Delineated in State’s 
Qualified Allocation 
Plan (QAP) 

Applications in late 
summer, with decision 
by year’s end; Separate 
applications required if 
requesting private 
activity bonds, 
Missouri Housing Trust 
Fund or other MHDC 
resources 
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Program 

 
Funding Source 

Grant, 
Loan 

or 
Both 

 
Program 
Summary 

 
Priorities 

 
Application Timetable  

Missouri 
Housing 
Trust Fund 

State fee of $3 on all real 
estate documents filed 

 
Grant 

Assistance for 
persons below 
50% area 
median income 
(AMI) and half of 
assistance must 
benefit persons 
at or below 25 % 
AMI 

Homeless 
prevention, 
finance affordable 
rental housing 
(particularly 
service enriched 
units), rental 
assistance; and 
home repair 

Applications in late 
summer, with decision 
by year’s end 

Affordable 
Housing 
Assistance 
Program 
(AHAP) 

State Tax Credits  
Grant 

Provides non-
profit, 
community 
based 
organizations 
with assistance 
in obtaining 
donations for 
affordable 
housing or 
operations; 
Limited to 
$50,000 per 
funding round 
($100,000 
annually) for 
operating 
assistance, and 
$10,000 per unit 
for production 
assistance  

Delineated in the 
AHAP Program 
Guides provided by 
MHDC annually 

Operating Assistance – 
twice a year in late 
summer and at the 
end of the year 
 
Production Assistance 
– any time between 
July and April until 
allocation is 
committed 

 
MHDC also offers specific programs related to home repair for low income homeowners (HeRO 
program), Permanent Supportive Housing for chronically homeless individuals (Housing First program), 
Homeless Management Information Systems (HMIS) and grants to provide for shelter facilities and 
services for homeless individuals and families (Emergency Solutions Grant program).  These programs 
are also distributed by means of a NOFA process, however, at this time, they are not pertinent to the 
Wellston Housing Authority in achieving its objective if financing physical improvements to its inventory. 
 
Contact: Gus Metz, Chief Underwriter/AHAP Administrator 
  Missouri Housing and Development Commission 
  920 Main Street, Suite 1400 
  Kansas City MO 64105 
  (816) 759-6878 
  gmetz@mhdc.com 
 



Wellston Housing Authority  Preliminary Repositioning Report 
  
 

 
PHA Receivership   September 30, 2016 
Contract Number: AJI12TA1401 25
   

U. S. Department of Housing and Urban Development 
 
The Department of Housing and Urban Development (HUD) oversees the nation’s inventory of public 
housing, and other housing assistance programs, through its Office of Public and Indian Housing.  It 
offers certain discretionary programs that enhance the ability of public housing authorities (PHAs), such 
as the Wellston Housing Authority, to substantially upgrade the condition of its physical stock, and 
improve the safety and security of these developments. 
 

 
Program 

 
Funding Source 

Grant, 
Loan or 

Both 

 
Program Summary 

 
Priorities 

 
Application 
Timetable  

Rental 
Assistance 
Demonstration 
(RAD) 

RAD provides no 
additional funding 
(it is budget 
neutral) for the 
renovation of 
public housing 

 
N/A 

Enables PHAs to 
convert its 
developments from 
public housing to 
those with long term 
Section 8 contracts, 
as well as access and 
leverage the private 
capital market for 
physical 
improvements 

Safeguard long term 
rental housing 
assistance for current 
tenants and future 
generations; Improve 
and modernize HUD-
assisted multifamily 
properties; Stabilize 
properties by placing 
them on firm financial 
footing 

Anytime, up to 
a limit of 
185,000 units, 
by September 
30, 2018 

Capital Fund 
Financing 
Program (CFFP) 

A portion 
(generally not 
more than 33%) of 
a PHA’s future 
allocations of 
Capital Grant 
Funds, or projected 
Replacement 
Housing Fund 
(RHF) grants 

 
Loan 
(no 
more 
than 20 
year 
term) 

A PHA may borrow 
private capital to 
make improvements 
and pledge a portion 
of its future year 
annual Capital Funds 
to make debt service 
payments for either a 
bond or conventional 
bank loan transaction 

Same as for the Capital 
Fund grant program 

Applications 
can be 
submitted at 
any time, with 
HUD approval 
generally 
within 60 to 90 
days, 
depending on 
the 
completeness 
of the 
application 
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Program 

 
Funding Source 

Grant, 
Loan or 

Both 

 
Program Summary 

 
Priorities 

 
Application 
Timetable  

Choice 
Neighborhoods 

 

Annual 
appropriation of 
approximately 
$120 million; 
Maximum grant 
$30 million 

 
Grant 

Supports locally 
driven strategies to 
address struggling 
neighborhoods with 
distressed public or 
other HUD-assisted 
housing through a 
comprehensive 
approach to 
neighborhood 
transformation 

Replace distressed 
public and assisted 
housing with high 
quality, mixed-income 
housing that is well 
managed and 
responsive to the 
needs of the 
surrounding 
neighborhood; 
Improve educational 
outcomes and 
intergenerational 
mobility of youth with 
services and support 
delivered directly to 
youth and their 
families; Create 
conditions necessary 
for public and private 
investment in 
distressed 
neighborhoods to offer 
the kind of amenities 
and assets that are 
important to families’ 
choice about their 
community 

Annual 
through a HUD 
Notification of 
Fund 
Availability 
(NOFA) 
process 

Emergency 
Safety and 
Security Grants 

Annual 
appropriation of 
approximately $20 
million for 
emergency capital 
needs, including 
safety and security 
measures; 
Maximum grant 
$250,000 

 
Grant 

Grants for Capital 
Fund eligible activities 
that specifically 
address threats to 
public housing 
residents’ safety; 

An immediate need to 
fund implementation 
of safety and security 
measures necessary to 
address crime and 
drug-related activities 

Annually; PHAs 
notified at 
least six weeks 
prior to the 
due date of 
the application 

 
Contact: Daniel W. Sherrod, Director 

  HUD – Office of Public Housing 
  1222 Spruce Street, Suite 3.203 

Saint Louis MO 63103 
(314) 418-5230 
Daniel.W.Sherrod@hud.gov 
 

mailto:Daniel.W.Sherrod@hud.gov
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Federal Home Loan Bank of Des Moines 
 
The Federal Home Loan Bank of Des Moines serves Wellston, Missouri and twelve additional states in 
the upper Midwest and Northwestern regions, as well as Pacific Island territories of the country.  Federal 
Home Loan Banks are required to utilize at least ten percent of its annual net profits to fund the 
Affordable Housing Program (AHP).  The AHP provides grants to member institutions that fill financing 
gaps of affordable housing development projects that benefit very low to moderate income households 
(generally below or equal to 80% of area median income [AMI]).  The member institution partners with a 
project sponsor in the implementation of these projects.  While all ten Banks provide grants under the 
AHP, each program is different; these differences are outlined on an annual basis in the AHP 
Implementation Plan. 
 

 
Program 

 
Funding Source 

Grant, 
Loan or 

Both 

 
Program Summary 

 
Priorities 

 
Application 
Timetable  

Affordable 
Housing 
Program (AHP) 

10% of annual net 
profits of the 
Federal Home 
Loan Bank of Des 
Moines 

Grants; 
Maximum 
grant of 
$500,000, 
and 
$30,000 
per unit 

Fill the financing gap 
of homeownership 
or rental projects 
that benefit very 
low to moderate 
income households, 
generally ≤80% AMI 

Rental projects must 
ensure that at least 
20% of units 
affordable to 
households at or 
below 50% AMI; 
Reuse of government 
owned property; 
Non-profit or 
government entity 
sponsors; Housing for 
homeless 
households; Housing 
combined with 
supportive services; 
Housing for special 
needs populations; 
Projects located 
within the Bank’s 
District; Maximum 
leverage; Minimize 
displacement;  

Annually in late 
Spring or early 
Summer, with 
awards 
announced by 
year’s end 

 
Contact: Gary Dodge, Vice President and Director, Community Investment 
  Federal Home Loan Bank of Des Moines 
  801 Walnut Street, Suite 200 
  Des Moines IA 50309 
  (515) 281- 1000 ext. 1047 
  gdodge@fhlbdm.com 
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Other resources: 
 
Federal Reserve Bank of Saint Louis 
 
The Federal Reserve Bank is the central banking system of the United States.  It consists of twelve 
regional banks, one for each of the Federal Reserve District.  They are responsible for, among other 
things, implementing the monetary policy of the nation, as well as supervision and regulation of the 
banks.  The Federal Reserve Bank of Saint Louis is headquarters for the Eighth Federal Reserve District, 
which includes portions of Missouri, Illinois, Indiana, Kentucky and Mississippi, as well as all of Arkansas.  
Its Community Development Department provides financial institutions with information concerning the 
Community Reinvestment Act (CRA), facilitates community and economic development within the 
District, as well as promotes issues related to communities’ access to banking facilities and services.  The 
Department also analyzes and reports on the housing market conditions within the District on a 
quarterly basis.  Other research topics of the Department includes: small business development and 
expansion (particularly as it relates to access to credit), small business incubation, workforce 
development, foreclosures, and it sponsors seminars (and webinars) on these topics and others related 
to its overall mission.  Information from the Community Development Department of the Federal 
Reserve Bank is a good way maintaining an understanding of the housing market, particularly affordable 
housing, within the region. 
 
Contact: Yvonne Sparks, Assistant Vice President 
  Federal Reserve Bank of Saint Louis 
  411 Locust Street 
  Saint Louis MO 63102 
  (314) 444-8650 
  Yvonne.S.Sparks@stls.frb.org 
 
 
  

mailto:Yvonne.S.Sparks@stls.frb.org


Wellston Housing Authority  Preliminary Repositioning Report 
  
 

 
PHA Receivership   September 30, 2016 
Contract Number: AJI12TA1401 29
   

Beyond Housing 
 
Beyond Housing is an affiliate agency of NeighborWorks America, a nationwide network of more than 
240 non-profit organizations pledged to provide people with opportunities to live in safe, health and 
affordable housing, whether they own or rent.  Beyond Housing takes a holistic approach to solving 
housing issues within its service area, which focuses on the 24 communities that make up the Normandy 
School District, including Wellston.  As such, it integrates its housing programs, which includes both 
homeownership and rental initiatives, with workforce development, early childhood development, food 
access and other disciplines for successful children, engaged families and a strong community.  Core 
services focus on the following: 

 Promoting homeownership through housing construction and rehabilitation, homebuyer 
education, down payment assistance, foreclosure intervention services, and repair services for 
low-income home owners; 

 Provision of service enhanced affordable rental units through construction, rehabilitation, 
maintenance and management for low-income families and seniors; 

 Workforce development through formation of its own construction and demolition companies, 
renovation of the Pagedale Town Center and the Natural Bridge Economic Development 
Initiative. 

 
It is this multidisciplinary approach that served as the basis for the 24:1 Initiative.  The 24:1 Initiative is a 
place-based community development strategy that builds on the ten-year track record of success by 
Beyond Housing, and its partners, providing support and improvement in the City of Pagedale.  It applies 
the lessons of those experiences to the entirety of 24 communities of the Normandy School District – 24 
communities, one vision: strong communities, engaged families and successful children.  Beyond 
Housing is a significant actor in the affordable housing market in the area proximate to Wellston. 
 
Contact: Chris Krehmeyer, Executive Director 
  Beyond Housing 
  4156 Manchester Avenue 

Saint Louis MO 63110 
(314) 880-4961 
ckrehmeyer@beyondhousing.org 
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Invest STL 
 
Invest STL is an evolving regional system that attempts to align investment, technical assistance and 
capacity building with community economic development organizations to build healthy neighborhoods 
that are thriving, resilient and livable for everyone.  This new system will institutionalize the region’s 
ability to attract local and national investment behind: 

1. Regional coordination of public, private and philanthropic investments in impactful 
neighborhood revitalization projects; 

2. Sustained community development initiatives; and 
3. Professional development. 

 
The 24:1 Initiative of Beyond Housing has attracted the attention of Invest STL.  The specifics of how 
they will be working together is currently a work in progress, but this collaboration appears to hold great 
potential for both parties.  Since Wellston is included in the area covered by the 24:1 Initiative, how the 
relationship between Beyond Housing and Invest STL will need to be monitored. 
 
Contact: Mary McMurtrey, Director of Community Engagement 
  Saint Louis Community Foundation 
  #2 Oak Knoll Park 
  Clayton MO 63105 
  (314) 880-4961 
  mary@stlgives.org 
  

mailto:mary@stlgives.org
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5.0 Repositioning Recommendations 

 

Each of the repositioning options describe in Section 4 above offer varying benefits to WHA.  The 

properties require significant capital improvement to remain a safe and sustainable asset for the 

Wellston community.  Even though the backlog of capital needs is momentous, it is important to 

recognize that the WHA units represent some of the best housing in Wellston and the loss or 

deterioration of these units would have a serious negative impact on the community.     

Physical Condition Recommendations 

Immediate/Short Term 

 Seek special allocation of capital funds to address emergency issues, such as electrical 

repairs, leaking roofs and physical security issues 

 Use current allocation of capital funds to complete the foundation and water/sewer studies 

recommended in the GPNA 

 Identify lenders/funders/equity partners willing to partner with WHA  

Long Term  

 Apply for placement on the RAD waiting list 

 Begin to positon WHA to be prepared to apply for tax credits (or other housing 

production/rehabilitation programs) 

 

Agency Governance Recommendations 

It will be difficult for WHA to complete a RAD conversion while still in HUD receivership.  However, RAD 

may provide an opportunity for WHA to fully reposition itself.  With additional technical assistance, 

WHA should explore all governance options, including a full transition from public housing to RAD under 

the Project Based Rental Assistance (PBRA) program.  Other alternatives could also be considered, 

including a partial conversion of public housing assets to RAD, restricted sale of some or all of the WHA 

assets, and merger/consolidation with a neighboring PHA.     


