
 
 

Housing Authority of St. Louis County 
Board of Commissioners 

Regular Meeting 
Tuesday, February 8, 2022 

12 pm 
 

Held via Zoom: https://us06web.zoom.us/j/88084075105 
Telephone: 312-626-6799 

Meeting ID: 880 8407 5105 
 
 

Agenda Item 
 

Individual Action 

1. Roll Call 
 

Terri Acoff-States None 

2. Approval of Minutes 
      Regular Meeting held January 11, 2022  

 
 
 

 
Chairman 
 
 

 
Motion 
Second 
Vote 

3. Public Comments 
 

Chairman Informational 

4. Executive Director’s Report 
 

Shannon Koenig Informational 

5. Financial Reports for period ending January 31, 2022 Mark O. Miles Motion 
Second 
Vote 

6. Other Business 
 

A. Executive Director’s Quarterly Expense Report 
 
 
 
B. Public Housing Occupancy Report 

 
C. Housing Choice Voucher Report 

 
 
Mark O. Miles 
 
 
 
William Barry 
 
Nicole O’Dell 
 

 
 
Motion 
Second 
Vote 
 
Informational 
 
Informational 
 

7. Executive Session 
 

Subject to an affirmative vote of the Board of Commissioners, 
an Executive Session may be held to discuss personnel 
issues, real estate, or litigation matters pursuant to RSMo 
Sections 610.021 to 610.022. 
 

Chairman Motion 
Second 
Vote 

8. Scheduling Next Meeting  
March 8, 2022 
 

Chairman Informational 

9. Adjournment Chairman Motion 
Second 
Vote 

 

https://us06web.zoom.us/j/88084075105
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HOUSING AUTHORITY OF ST. LOUIS COUNTY 
BOARD OF COMMISSIONERS MEETING  

TUESDAY, JANUARY 11, 2022  
MEETING MINUTES 

 
ATTENDANCE: 

 
COMMISSIONERS: 
Bishop Calvin Scott, Chairman 
David Nehrt-Flores, Vice Chairman 

   Lora Gulley, Commissioner 
     Joan Kelly Horn, Commissioner 
     Reverend Gabrielle N.S. Kennedy, Commissioner 
     LaToya Scott, Commissioner 
         
                                     
     STAFF: 
     Shannon Koenig, Executive Director 
     Terri Acoff-States, Executive Assistant 

Mike Chapman, Deputy Executive Director 
Mark O. Miles, Chief Financial Officer 

     Joe Jacobson, General Counsel 
     Tim McDermott, Director of Development 
     Nicole O’Dell, Director of Housing Choice Voucher 
     Katie Carpenter, Assistant Director of Public Housing 
         
 
     ABSENT: 

William Barry, Director of Public Housing 
 
        
Approval of Minutes of Regular Board Meeting held Tuesday, December 14, 2021.  
Commissioner Horn moved to approve the minutes of the regular board meeting held 
Tuesday, December 14, 2021, which motion was seconded by Commissioner Gulley.  Upon 
roll call the “Ayes” and “Nays” were as follows: 

 
AYES    NAYS 

     
C. Scott   None  
Nehrt-Flores    

    Gulley 
    Kelly Horn 
    Kennedy 
          
         
The Chairman declared the motion passed. 
 
 
PUBLIC COMMENTS:   
 
There were no public comments. 
 
 
EXECUTIVE DIRECTOR’S REPORT:  
 
Ms. Koenig greeted everyone wishing them a happy new year and welcomed them to the 
meeting.  She informed the board that in December, the Missouri Housing Development 
Commission awarded the Housing Authority 4% state and federal tax credits to redevelop 
Arbor Hill Apartments in Maryland Heights.   
 
Ms. Koenig discussed strategic planning that will begin this month at the Authority.  The 
Gateway team will be meeting with Authority staff to plan work sessions and other 
engagements related to increasing community partnerships and expanding access to 
affordable housing. 
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Ms. Koenig announced that the Housing Authority office reopening has been delayed.   
The staff continue to work remotely considering current public health conditions.  There is not 
currently a set date to return to the office.  
 
 
FINANCIAL REPORT:   
 
A. Mr. Miles reviewed the Financial Reports for period ending December 31, 2021. 

Commissioner Kennedy moved to approve the December 31, 2021 Financial Report as 
read and discussed which motion was seconded by Commissioner L. Scott and upon roll 
call the “Ayes” and “Nays” were as follows: 

 
AYES    NAYS 

     
    C. Scott   None 

Nehrt-Flores    
    Gulley 
    Kelly Horn 
    Kennedy 
    L. Scott 
      

The Chairman declared the motion passed. 
 
 
OTHER BUSINESS: 
 
A. Formalization of Revised Plan for the Disposition of the Former Properties of the Former 

Wellston Housing Authority - Resolution No. 1401:  Ms. Koenig presented Resolution No. 
1401 acknowledging this change in conveyance.  The Authority is required to provide a 
notification of this change (as indicated by the resolution) to the Special Applications 
Center of the U.S. Department of Housing and Urban Development. 

 

After discussion, Chairman Scott asked for a motion to approve Resolution No. 1401, the 
Formalization of Revised Plan for the Disposition of the Former Properties of the Former 
Wellston Housing Authority.  Vice Chairman Nehrt-Flores motioned for approval, 
Commissioner Gulley seconded the motion and upon roll call the “Ayes” and “Nays” were 
as follows: 

AYES    NAYS 
     

C. Scott   None 
Nehrt-Flores    

    Gulley 
    Kelly Horn 
    Kennedy 
    L. Scott 
     

The Chairman declared the motion passed. 
 
 
B. Public Housing Occupancy Report:  Ms. Carpenter reviewed the Occupancy Report. 
 

C.   Housing Choice Voucher Report:  Ms. O’Dell reviewed the Housing Choice Voucher   
Report. 

 
 
 
 
 
 
 
 
 
 



 

3 
 

EXECUTIVE SESSION:   
 
Commissioner L. Scott motioned to end the Regular Session and enter an Executive Session.  
Commissioner Horn moved to enter, and upon roll call the “Ayes” and “Nays” were as follows: 
 

AYES    NAYS 
     

C. Scott   None 
Nehrt-Flores    

    Gulley 
    Kelly Horn 
    Kennedy 
    L. Scott 
         
The Chairman thereupon declared said motion passed.   
 
 
Vice Chairman Nehrt-Flores moved to exit Executive Session and enter back into Regular 
Session.  Commissioner Kennedy seconded the motion to exit and upon roll call the “Ayes” 
and “Nays” were as follows: 
    

AYES    NAYS 
    

C. Scott   None 
Nehrt-Flores    

    Gulley 
    Kelly Horn 
    Kennedy 
    L. Scott 
         
The Chairman thereupon declared said motion passed.   
 
 
NEXT BOARD MEETING: The next meeting is scheduled for Tuesday, February 8, 2022 at 
noon via Zoom. 
 
 
ADJOURNMENT OF MEETING: There being no further business to come before the Board, 
Vice Chairman Nehrt-Flores motioned to adjourn, and it was seconded by Commissioner 
Horn.  Upon roll call, “Ayes” and “Nays” were as follows: 

 
AYES    NAYS 

     
C. Scott   None 
Nehrt-Flores    

    Gulley 
    Kelly Horn 
    Kennedy 
    L. Scott 
 
 
The Chairman declared the motion passed. 
 
 
 
 
                                                                                            _______________________________ 
                                                                                                                 Chairman 
_______________ 
      Secretary 
 
 
 
___________________ 
           Date        



 

 
 

Memorandum 
 
 
 
 
 

To: Board of Commissioners 
Housing Authority of St. Louis County 
 

From: Shannon Koenig, Executive Director  

Date: February 8, 2022 

Subject: Executive Director’s Report 
  

 
This memo provides an update on select Housing Authority activities. 
 
I. Strategic Planning Update 

 
Staff had an initial meeting with the new strategic planning consultant, Gateway 
CDFI.  Two staff teams will work concurrently with the consultant: one will develop 
strategies for more access to housing while the other will focus on strategies for 
increasing community partnerships.  Commissioners will be asked to provide input 
into strategic plans. 

 
II. Upcoming Agenda Items 

 
Staff are revising the procurement policy; the last version was approved by the 
board in 2010.  Staff are also revising the personnel manual.  This is a continuation 
of the effort that began a couple of years ago.  The policies are tentatively 
scheduled for Board review and approval on the March and April agendas (one 
each month).   
 

III. Agency Status Report 
 
Attached to this memo is a status report that includes key information about the 
agency such as the mission, purpose, and values.  The report also shows the 
Authority’s progress on strategic recommendations and core objectives that were 
adopted last year.  This report will be provided regularly so that commissioners, 
residents, and the general public can monitor the Authority’s progress toward its 
goals and objectives.   
 
A. Attachments 

Status Report 
Understanding Public Housing Assessment Score (PHAS) 
Understanding Section Eight Management Assessment Program (SEMAP) 

 



 Provide decent, safe, and affordable housing 
 Ensure equal housing opportunity 
 Promote self-sufficiency 
 Improve the quality of life and economic vitality 

for low– and moderate-income families 

OUR MISSION 

KEY RESULTS 

Status Report 

Standard 

Performer 

 
PHAS 

High        

Performer 

 
SEMAP 

Q1         Q2                    Q3                  Q4 
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Finance 

Audit  

OUR VALUES 

Service  
Respect 
Integrity 
Excellence 
Collaboration 

2022 CORE OBJECTIVES 

1) Deliver services safely, effectively, and                  
efficiently. 

 

2) Ensure residents, landlords, and employees feel    
       respected during their interactions with HASLC. 
 

3) Help our residents and families gain self- 
       sufficiency through partnerships with other          
       organizations in the community. 
 

4) Expand access to desirable and affordable       
housing.  

OUR “WHY” 
Because every person is worthy of a stable      
foundation that provides the opportunity to lead 
a healthy, secure, and productive life. 

Baseline figures from most recent reporting (Obj 1) High performer status with no audit or compliance findings  

 
MHDC 

Audits  

February 2022 

Create a set of values  

Hire a deputy executive director  

Hire a full-time human resources director  

Delegate budget authority 

Update the phone system 

Finalize objectives, key results 

Create an external partnerships plan 

Designate a contracting officer  

Develop a comprehensive training program 

Launch a board review process to ensure it is   

optimized to support HASLC objectives 

Update the website 

Update job descriptions, integrate with PM 

Measure and improve customer satisfaction 

STRATEGIC RECOMMENDATIONS 

C
o

m
p

le
te

d
          

 
  In

 p
ro

g
re

ss                      U
p

 n
e

xt  

(Obj 2) Define satisfaction for residents, landlords, & employees  ………………………………………………… 

(Obj 2) Implement survey tools     ………………………………………………… 

(Obj 3) Develop partnership strategy    ………………………………………………… 

(Obj 4) Develop access strategy     ………………………………………………… 

(Obj 4) Revise Admission and Continued Occupancy Policy ….………………………………………………….. 

In                   

Compliance 



UNDERSTANDING PUBLIC 
HOUSING ASSESSMENT  
SYSTEM (PHAS)
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About PHAS
The Public Housing Assessment System, or PHAS, is the system that HUD uses to assess a PHA’s 
performance in managing its low-rent public housing programs. HUD uses a centralized system to 
collect individual subsystem scores using various sub indicators and produces a composite PHAS 
score representing PHA’s performance management. PHAS uses a 100-point scoring system 
based on four categories of indicators:

• PASS (Physical Assessment Subsystem) – 40 points
• FASS (Financial Assessment Subsystem) – 25 points
• MASS (Management Assessment Subsystem) – 25 points
• CFP (Capital Fund Program) – 10 points

Scores are generated for each development, or Asset Management Project (AMP). AMP scores 
are weighted by how many units are in the AMP and then combined into the agency-wide score. 
The total score is used to determine the PHA’s designation under PHAS. Scores below 60 result 
in a troubled designation. Scores of 90 points or above result in a high performer designation. 
Scores below 90 but above 60 are designated as a standard performer. If your PHA scores be-
low 60 in any one indicator, you will be designated as a substandard performer.

HUD/REAC (Real Estate Assessment Center) publishes the PHAS scores after any appeals by the 
PHA are addressed. A letter is sent to the PHA with the score for the Fiscal Year evaluated.

PASS (Physical Assessment Subsystem) – 40 points

What is its Purpose?
The purpose of the PASS is to determine whether public housing units are decent, safe, sanitary 
and in good repair, and to determine the level to which the PHA is maintaining its public housing 
in accordance with housing condition standards.

How is it Scored?
The PASS score is determined by an inspection conducted in accordance with HUD’s Uniform 

Deregulation for Small Public Housing Agencies (fewer than 250 units)

• High performers receive PHAS assessments every three years
• Standard and substandard performers receive PHAS assessments every other year
• Troubled and Capital Fund-troubled PHAs will receive PHAS assessments every year
• All small PHAs must submit financial information (Financial Data Schedule, FDS)every year
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Physical Condition Standards (UPCS). An independent physical inspection performed and scored 
for each project/AMP. A statistically valid sample of the units within the AMP is selected, and proj-
ect scores roll up to a composite PHA score. 

What is a Technical Review (TR)? 
A technical review may be requested if, during 
the physical inspection, an objectively verifi-
able and material error occurred that, if cor-
rected, would result in an improvement in the 
property’s overall score. The three types of 
material errors are: 

• Building Data Errors - The inspection in-
cludes the wrong building or a building that 
is not owned by the property.

• Unit Count Errors - The total number of 
units considered in scoring is incorrect as 
reported at the time of the inspection. 

• Non-Existent Deficiency Errors - The 
inspection cites a deficiency that did not 
exist at the time of the inspection. 

Technical review requests must be received at REAC within 30 days from the physical inspection 
report release date.

What is a Database Adjustment (DBA)? 
A request for database adjustment initiates a review of the results of a physical inspection. A da-
tabase adjustment may be requested for circumstances affecting the inspected property that are 
out of the ordinary, reflect an inconsistency with ownership, or are allowed by city/county/state 
codes. Circumstances that may be addressed by a database adjustment include: 

• Local conditions and exceptions
• Ownership issues
• Adverse conditions beyond the owner’s control
• Modernization work in progress 

The PHA will have 45 days to submit from the physical inspection report release date.

How can a PHA improve PASS?
Focus on the basics
• Understand and comply with Uniform Physical Condition Standards (UPCS)
• Inspect 100% of units annually using UPCS protocols
• Examine Capital Fund use and prioritization 
• Compare maintenance to new development resources. Is maintenance underfunded?

WHAT IS UPCS?

HUD’s Uniform Physical Condition Standards 
(UPCS) is the inspection protocol intended to 
assure there is uniformity and objectivity in the 
evaluation of the physical condition of HUD 
properties. Major inspection areas under UPCS are: 

• Site
• Building Exterior
• Building Systems
• Common Areas
• Unit

UPCS Inspections take place every three years for 
AMPs with high a high performer status, every two 
years for AMPs with a score above 80 but less than 
90, and annually for troubled performers.
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• Maintain accurate building and unit inventory 
• Perform routine maintenance on all properties, units, and systems throughout the year
• Repair health and safety deficiencies immediately

MASS (Management Assessment Subsystem) – 25 points

What is its Purpose?
The purpose of the management operations indicator is to assess the AMP’s and PHA’s manage-
ment operations capabilities. 

How is it Scored?
MASS is determined by data reported to HUD by the PHA in the Financial Data Schedule (FDS). A 
score is calculated for each AMP. Scores roll up to a composite PHA score. The FDS is a required 
report that is sent by the PHA to HUD/REAC both 60 days after the end of the fiscal year for un-
audited financial data and nine months after the end of the fiscal year with the audited data. The 
MASS scores can be generated from either submission, but if there is a discrepancy in data, the 
Audited submission data will be used. Scores are assigned by the following sub-indicators:

• Occupancy: Emphasizes and measures the AMP’s performance in keeping available units 
occupied. The higher the occupancy rate, the higher the score. The maximum points assigned 
for this sub-indicator is 16 points. 

• Resident Accounts Receivable: Measures the amount of resident accounts receivable against 
resident revenue (i.e. rent paid). The maximum points assigned for this sub-indicator is 5 
points.

• Accounts Payable: Measures total vendor accounts payable, both current and past due 
against total monthly operating expenses. The lower the ratio, the higher the score. The maxi-
mum points assigned for this sub-indicator is 4 points.

AMPs may be eligible for a Physical Condition & Neighborhood Environment (PCNE) score adjust-
ment. AMPs at least 28 years old are eligible for a 1-point adjustment. Additionally, AMPs located 
in neighborhoods with 40% or more families living below the poverty line are eligible for a 1-point 
adjustment. 

How can a PHA Improve MASS?
Focus on the Basics
• Increase number of occupied units/reduce vacancies

• Maintain an updated waiting list
• Turn vacant units around quickly

• Collect the rents on time
• Enforce rent collection policies as much as possible
• Increase revenue and lower Tenant Accounts Receivable (TAR) ratio

• Reduce accounts payable by paying bills on time
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• Be knowledgeable about your physical conditions 
• Review and understand your maintenance reports
• Know the amounts and status of your Capital Fund Program (CFP) grants
• Thoughtfully approve construction contracts

Monitor Vacant Unit Turnaround
• Monitor resident move-out/turn-over rate, which indicates resident satisfaction, vacancy loss 

issues, waiting list sufficiency, marketing and outreach, and changes in local market. 
• Monitor property turn-over/turn around time, which indicates the time it takes to reoccupy 

vacant units
• Track move-out date to re-occupancy date, which of three periods:

• Down time: Down time starts on the move out date.     
• Make ready time: Make ready time starts when the housing manager tells the mainte-

nance supervisor the tenant is gone and it’s time to prepare the unit. Date is sometimes 
documented as the date on a move-out inspection form. The form the housing manager 
uses for security deposit purposes

• Lease-up time: Lease-up time starts when the maintenance man tells the housing manag-
er the unit is done, the paint is dry, and it’s okay to move somebody in. Date is sometimes 
documented on a work order form or log.

FASS (Financial Assessment Subsystem) – 25 points

What is its Purpose?
The purpose of the financial condition indicator is to measure the financial condition of each pub-
lic housing project. 

How is it Scored?
FASS is determined by data reported to HUD by the PHA in the Financial Data Schedule (FDS). 
Project financial performance will is scored for each project (AMP). The AMP scores will be aver-
aged across the PHA, weighted according to unit count, and rolled up to a composite PHA score. 
The FDS is a required reporting that is sent by the PHA to HUD/REAC 60 days after the end of 
the Fiscal Year for the Unaudited Financial Data and 9 months after the end of the Fiscal Year 
with the Audited data. The FASS scores can be generated from either submission, but if there is a 
discrepancy in data the Audited submission data will be used. Late Penalty points and Late Pre-
sumptive Failure (LPF) for these submissions do apply to FASS Indicator score.
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Scores are assigned by the following sub-indicators:
• Quick Ratio (QR) – Measures liquidity and current assets. The maximum points assigned for 

this sub-indicator is 12 points.
• Months Expendable Net Ratio (MENAR) – Measures the adequacy of the financial reserves 

by determine the number of months of operation using the net available resources. The maxi-
mum points assigned for this sub-indicator is 11 points.

• Debt Service Coverage Ratio (DSCR) – Measures capacity to cover debt obligations through 
the ability to meet regular debt obligations. The maximum points assigned for this sub-indica-
tor is 2 points.

How can a PHA Improve MASS?
Focus on the Basics
• Maintain accurate financial records    
• Submit financial reports to HUD on time 
• Increase Quick Ratio by increasing cash available and reducing accounts payable
• Increase Months Expendable Net Assets ratio by increasing savings in the bank and reducing 

operating costs

CFP (Capital Fund Program) – 10 points

What is its Purpose?
The purpose of the Capital Fund program assessment is to examine the period of time it takes a 
PHA to obligate the funds provided to it from the Capital Fund program. Ultimately, the purpose is 
for PHAs to obligate 90% or more of these funds as quickly as possible, and no later than 2 years 
after funds become available. It is also to modernize and develop units and improve overall oc-
cupancy and to meet HUD’s Strategic Plan goal to “Meet the Need for Quality Affordable Rental 
Homes.”

Late Penalty Points and Late Presumptive Failure (LPF)

Late penalty points are counted against the overall PHAS score if a PHA is late submitting their 
data in the Financial Data System (FDS). Each data set has a separate due date. To learn more 
about these schedules and penalties, visit the HUD/REAC site.

A Late Presumptive Failure (LPF) occurs when a PHA does not submit the required financial 
information and/or management certifications by the established regulatory submission dead-
lines. An automatic score of zero is assigned to the PHA for that indicator.

Late Penalty Points and Late Presumptive Failure can only be applied to the FASS indicator.

http://portal.hud.gov/hudportal/HUD?src=/program_offices/public_indian_housing/reac/calendar/pha_fin_rptsched
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How is it Scored?
Uses information reported in eLOCCS for scoring.
Scores are assigned by the following sub-indicators:

• Fund Obligation – 5 points are assigned if the PHA obligated 90% of more of the CFP by the 
obligation end date with no sanctions.

• Occupancy Rate – Measures occupancy rate at fiscal year end after adjusting for HUD ap-
proved vacancies. A total of 5 points are assigned for a rate of 96% or greater. A total of 2 
points are assigned for a rate of 93% but less than 96%. Zero points are assigned if the rate 
is less than 93%. If the PHA scored less than 5 points for Timeliness of Fund Obligation, the 
Occupancy Rate score is automatically zero.

The other PHAS indicators require 60% or above to pass. The Capital fund indicator pass rate is 
50% or at least 5 points.

How can a PHA Improve CFP?
Focus on the Basics
• Timely obligation of Capital Program Funds

• Plan for the PHA’s use of Capital funds
• Track obligations made and obligation end dates
• Request monthly board reports
• Evaluate PHA procurement/contracting timeliness and effectiveness

• Increase number of occupied units
• Have a well-planned program for vacancy reduction that matches available funding resources
• Reduce turnover vacancy time
• Have tenants ready to move in to units when the units are ready.

Grant Management
• Observe and achieve obligation and expenditure deadlines

• Sooner is better for your PHA 
• Compare projected vs. actual budgets
• Issue several contracts per grant
• File grant close-out documents
• Be aware of the penalties for failure to meet deadlines, which include:

• Fund recapture
• Lower PHAS score, which could lead to substandard or troubled designation

• Adhere to the PHA procurement policy
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MANAGEMENT ASSESSMENT 
PROGRAM (SEMAP) 
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The Section Eight Management Assessment Program (SEMAP) is HUD’s performance measure
ment tool for the Housing Choice Voucher Program. A PHA self-certifies to HUD 60 days after 
the end of the fiscal year. The Field Office will then issue a score within 120 days after the end of 
fiscal the year. High performers have a score above 90. Troubled performers have a score below 
60. 

The Board’s Role in SEMAP 
Your PHA’s SEMAP score is an important tool for the Board of Commissioners. Track SEMAP 
scores each month in board meetings. You can use the SEMAP indicators to guide the way you 
assess your PHA’s performance.  Focus your attention on weak performance areas to effectively 
and efficiently use scarce resources. Failing to meet SEMAP standards means a failure to ensure 
residents are living in quality housing. Consequences of failing performance can include required 
corrective actions and limits on new HUD funding awards. Keep your PHA on track. 

HUD’s Role in SEMAP 
HUD reviews and monitors PHA SEMAP scores. The SEMAP certification is analyzed by HUD 
Field Offices, and may also be confirmed on site. HUD staff will then provide recommendations 
for improving failing SEMAP indicators, and will assist in preparing a Corrective Action Plan (CAP). 

SEMAP Indicators 
All SEMAP performance indicators set a standard for a key area of Housing Choice Voucher Pro
gram management. PHAs are assessed against these standards to show whether the PHA ad
ministers the program properly and effectively. The SEMAP certification that is submitted by PHAs 
addresses all of the following indicators: 

Self-Certified 
Indicator 1 – Selection from Waiting List 
The score for this indicator is based on whether the PHA has a written policy in its administrative 
plan for selecting applicants from the waiting list and whether it follows that policy. The certifica
tion must be based on the results of a quality control sample measuring the rate at which the PHA 
follows its selection policy. 

Score: The PHA receives a score of 15 for this indicator if it certifies that it has a written 
policy and the sample shows that 98% of applicants selected from the waiting list were 
selected in a manner that conformed to the PHA’s policy. If the PHA had no policy or less 
than 98% of selected applicants were selected in the manner the policy prescribes, the 
PHA receives zero points for this indicator. 
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Do you know your SEMAP score? 

Are you a “high,” “standard,” or “troubled” performer? 

Indicator 2 – Rent Reasonableness 
The score for this indicator is based on whether the PHA has a written policy for determining and 
documenting that the rent paid to owners is reasonable based on current rents for comparable 
unassisted units and whether it follows that policy. The PHA must conduct a quality control sam
ple to determine whether the PHA is following its own policies for determining rent 
reasonableness. 

Score: The PHA receives 20 points for this indicator if the PHA has a written policy that 
meets HUD’s requirements and the sample shows that the policy was followed at least 
98% of the time. The PHA receives 15 points for this indicator if the sample shows that 
the PHA’s policy was followed at least 80% of the time. If the PHA had no policy that met 
HUD’s requirements or if the PHA’s policy was followed less than 80% of the time, the PHA 
receives zero points for this indicator. 

Indicator 3 – Determination of Adjusted Income 
The score for this indicator is based on whether the PHA verifies and correctly determines ad
justed annual income and utility allowances at each family’s admission and annual reexamination. 
The PHA must conduct a quality control sample to determine whether the PHA: 1) Obtains and 
uses third party verification of the factors that affect the determination of adjusted income or doc
uments the reasons third party verification was not available, 2) Properly attributes and calculates 
medical, child care, and disability allowances; and 3) Uses the appropriate utility allowances. 

Score: The PHA receives 20 points for this indicator if it certifies that it has verified and 
correctly determined adjusted annual income and utility allowances for at least 90% of 
families sampled. The PHA receives 15 points if the PHA correctly processed 80% to 89% 
of families sampled and zero points if less than 80% were correctly processed. 

Indicator 4 – Utility Allowance Schedule 
For this indicator, the PHA is scored on whether the PHA maintains an up-to-date utility allowance 
schedule. A utility allowance schedule is “up-to-date” if the PHA reviewed utility rate data within 
the last 12 months and adjusted its utility allowance schedule if there has been a change of 10% 
or more in a utility rate since the last time the utility allowance schedule was revised. 

Score: If the PHA certifies that it has updated its utility allowance schedule, it receives 5 
points for this indicator. If the PHA has not done so, it receives zero points for this indicator. 
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Indicator 5 – HQS Quality Control Inspections 
This indicator measures whether the PHA has verified or re-inspected a sample of recently com
pleted Housing Quality Standards (HQS) inspections representing a cross section of neighbor
hoods and a cross section of inspectors. 

Score: A PHA receives 5 points for this indicator if it certifies that it has re-inspected a sam
ple and zero points if it has not. 

Indicator 6 – HQS Enforcement 
The score for this indicator is based on whether the PHA addressed deficiencies found during 
HQS inspections in a manner that conforms to HUD regulations. To correctly address deficiencies, 
the PHA must ensure that: 1) Any cited life-threatening HQS deficiencies are corrected within 24 
hours from the inspection, 2) All other cited HQS deficiencies are corrected within no more than 
30 calendar days from the inspection or any PHA-approved extension, 3) If HQS deficiencies are 
not corrected timely, the PHA stops (abates) housing assistance payments beginning no later than 
the first of the month following the specified correction period or terminates the HAP contract, 
and 4) For family-caused defects, the PHA takes prompt and vigorous action to enforce the family 
obligations. The PHA must conduct a quality control sample to determine whether the PHA has 
addressed deficiencies correctly. 

Score: The PHA receives 10 points for this indicator if it certifies that the sample shows that 
all cited life-threatening HQS deficiencies were corrected within 24 hours and 98% of oth
er HQS deficiencies were correctly addressed. Otherwise, the PHA receives zero points. 

Indicator 7 – Expanding Housing Opportunities 
PHAs with jurisdiction in a metropolitan fair market rent (FMR) area will be scored under this indi
cator. The score is based on whether the PHA has adopted and implemented a written policy to 
encourage participation by owners of units located outside areas of poverty or minority concen
tration, as well as whether the PHA has researched and distributed information about areas of 
poverty or minority concentration to voucher holders. 

Score: A PHA receives 5 points if it meets the following conditions. If the PHA does not 
meet these conditions, the PHA receives zero points. 

1.	 The PHA has a written policy to encourage participation by owners of units located 
outside defined areas of poverty or minority concentration; 

2.	 The PHA has followed its written policy; 
3.	 The PHA has prepared maps of and information about areas that do not contain pover

ty or minority concentration, which the PHA uses when briefing rental voucher holders 
about the full range of areas where they may look for housing; 

4.	 The PHA’s information packet contains information about portability; 
5.	 The PHA has analyzed whether rental voucher holders have experienced difficulties in 

finding housing outside areas of poverty or minority concentration and, if such difficul



UNDERSTANDING SEMAP

5 

ties have been found, the PHA has considered seeking approval of exception payment 
standard amounts and has sought such approval when necessary. 

Not Self-Certified (evidence of certification is required) 
Indicator 8 – Payment Standards 
For this indicator, the PHA is scored on whether its payment standards do not exceed 110% and 
are not less than 90% of the current applicable published FMRs (unless a higher or lower pay
ment standard amount is approved by HUD). The PHA submits the FMRs and payment standards 
in the SEMAP certification form. 

Score: The PHA receives 5 points if the payment standards are between 90 and 110% of 
the FMRs, and zero points if they are not. 

Indicator 9 – Annual Reexaminations 
The score for this indicator is based on whether the PHA completes a reexamination for each par
ticipating family at least every 12 months. 

Score: The PHA receives a score of 10 for this indicator if it certifies that it has completed a 
timely reexamination for over 95% of families, 5 points if it has completed a timely reexam
ination for between 90% and 95% of families, and zero points if it has completed a timely 
reexamination for less than 90% of families. 

Indicator 10 – Correct Tenant Rent Calculations 
The score for this indicator is based on whether the PHA correctly calculates tenant rent in the 
rental certificate program and the family’s share of the rent to owner in the rental voucher pro
gram. 

Score: The PHA receives 5 points if it certifies that 2% or fewer of PHA tenant rent and 
family’s share of the rent to owner calculations are incorrect. The PHA receives zero points 
if more than 2% of these calculations are incorrect. 

Indicator 11 – Pre-Contract HQS Inspections 
The score for this indicator is based on the %age of newly leased units that pass HQS inspec
tions. 

Score: The PHA receives a score of 5 if it certifies that at least 98% of the newly leased 
units pass HQS inspections and zero points if less than 98% pass HQS inspections. 

Indicator 12 – Annual HQS Inspections 
The score for this indicator is based on whether the PHA inspects each unit under contract at 
least annually. 
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Score: The PHA receives a score of 10 for this indicator if it certifies that it has completed 
a timely inspection of over 95% of units, 5 points if it has completed a timely inspection of 
between 90% and 95% of units, and zero points if it has completed a timely inspection of 
less than 90% of units. 

Indicator 13 – Lease-Up 
The score for this indicator is based on whether the PHA has entered HAP contracts for the 
number of units reserved under Annual Contributions Contract (ACC) for at least one year. Data is 
entered into SEMAP by the field office. The lease-up indicator is measured by the greater of the 
unit or budget authority percentages. 

Score: The PHA receives 20 points for this indicator if the percent of units leased or the 
percent of allocated budget authority expended during the last PHA fiscal year was 98% 
or more. The PHA receives 15 points if the relevant percentage is 95-97% and zero points 
if the percentage is less than 95%. 

Indicator 14 – Family Self-Sufficiency (FSS) Enrollment 
PHAs with mandatory FSS programs receive a score for this indicator based on whether the PHA 
has enrolled families in the FSS program as required and the percent of current FSS participants 
that have had increases in earned income that resulted in escrow account balances. The PHA 
provides this information as part of the SEMAP certification and the field office verifies it. If the cer
tified mandatory minimum number of FSS units is different from the number listed in HUD records 
by a reasonable amount, this indicator will be scored based on the smaller number. If there is a 
large discrepancy between the two numbers, the field office must research the difference to de
termine the correct number to enter. 

Score: The PHA can earn up to 10 points for this indicator. 

Deconcentration Bonus Indicator 
PHAs that use a payment standard that exceeds 100% of the published FMR set at the 50th per
centile rent in accordance with 24 CFR 888.113(c) must submit data for this indicator, while all other 
PHAs have the option of submitting deconcentration data. 

Score: The PHA can earn 5 points for demonstrating that a high percent of its HCV fami
lies with children live in, or have moved during the PHA fiscal year to, low poverty census 
tracts in the PHA’s principal operating area. PHAs will not be adversely affected if they get 
zero points on this indicator. 



 

 
 

Memorandum 
 
 
 
 
 

To: Board of Commissioners  
Housing Authority of St Louis County 
 

From: Mark O. Miles, Chief Financial Officer  

Date: February 8, 2022 

Subject: Financial Summary 

 
This memo provides a narrative explanation of the current financial reports. 
 
I. Recommendation 

 
Staff recommend the Board approve financial statements and accompanying 
narrative, as prepared. 
 

II. General Purpose Financial Statements  
 
Attached are financial reports referred to as the General Purpose financial 
statements.  The statements are primarily a Balance Sheet and an Income 
Statement. The following is a list of items to pay particular attention to when 
reading these reports.  Also, included in this package is the Financial Dashboard 
report along with its narrative. 

 
A. Balance Sheet 

 
(1) Current Assets:  This refers to the amount of cash, receivables (amounts people 

owe you) and investments that can be quickly turned into cash so that it is 
available to you today. 

 
(2) Current Liabilities: This refers to the account payables (bills for the current 

period) and wages payable this upcoming pay period. 
 

(3) Working Capital: This is the difference between those two amounts. Working 
Capital refers to the amount of liquid cash and cash type items you have 
available today for operations. 

 
(4) Working Capital Ratio: This ratio is derived by dividing the Current Assets by 

Current Liabilities.  The ratio lets you see how many times your current 
resources cover your current obligations.  
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B. Income Statement 
 
(1) Revenues:  Revenues are inflows for the period. Revenues are primarily in the 

form of cash, however, can be in the form of receivables (IOU’S) or other inflows 
of resources. 

 
(2) Expenses:  Expenses are outflows of resources either in the form of cash 

payments or increases in the amounts owed (accounts payables). 
 

(3) Net Income: The difference is referred to as Net Income or Net Loss for the 
period (“the bottom line”).  Net Income (Net Loss) is a measure of the increase 
or decrease in assets (resources available for use, and therefore Working 
Capital) mentioned above for the period then ended. 

 
III. Summary 

 
For the period ending January 31, 2022, below are the financial highlights: 

 
                   Current Assets: $ 17,903,086 

 
Current Liabilities:  $ 4,456,975 
 
Current working capital: $ 13,446,111 

 
Working Capital Ratio:  Approximately 4 to 1  
 
Revenues:  $ 5,228,858 
 
Expenses: $ 4,903,209 
 
Net income: $ 325,648 
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Current Balance

Assets

10000      Cash - Operations 12,633,826.36

11000      Cash - Restricted 4,412,142.26

12000      Receivables 599,543.97

13000      Other Current Assets 257,573.21

14000      Property, Net 15,978,302.09

15000      Loans from Affiliates, net 3,867,392.73

16000      Other Non-current Assets 2,956,789.31

19999                Total Assets 40,705,569.93

Liabilities and Net Position

Liabilities

20000      Accounts Payable and Accrued Liabilities 4,222,816.51

21000      Accrued Compensated Absences 234,158.67

22000      Deferred Revenue 349,275.06

23000      Long-term Liabilities 9,503,253.86

29999                Total Liabilities 14,309,504.10

Net Position

30000      Invested in Capital Assets 8,210,098.21

31000      Restricted 4,285,215.96

32000      Unrestricted 13,900,751.66

39998 Total Net Position 26,396,065.83

39999                Total Liabilities and Net Position 40,705,569.93

Housing Authority of St Louis County
Balance Sheet

As of January 31, 2022
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 Period to Date %  Year to Date %

40000 Income

41000      Voucher Grants 4,892,221.00 93% 4,892,221.00 93%

42000      Operating Subsidy 0.00 0% 0.00 0%

43000      Capital Grants 11,504.00 1% 11,504.00 1%

44000      Tenant Charges 118,844.80 2% 118,844.80 2%

45000      Fraud Recovery, Net 164.86 0% 164.86 0%

46000      Other Income 206,123.10 4% 206,123.10 4%

49999 Total Income 5,228,857.76 100% 5,228,857.76 100%

50000 Expenses

51000      Housing Assistance Payments 4,469,303.00 91% 4,469,303.00 91%

52000      Salaries 136,937.31 3% 136,937.31 3%

53000      Benefits and Taxes 43,228.19 1% 43,228.19 1%

54000      Occupancy 68,968.96 1% 68,968.96 1%

55000      Insurance 0.00 0% 0.00 0%

56000      Technology and Telephone 12,860.66 0% 12,860.66 0%

57000      Other Expenses 171,911.24 4% 171,911.24 4%

59999 Total Expenses 4,903,209.36 100% 4,903,209.36 100%

60000 Change in Net Position Before Other Changes 325,648.40 1.12 325,648.40 na

70000 Other Changes

71000      Depreciation -70,498.28 -1.49 -70,498.28 na

72000      Gains or Losses on Disposition of Assets 0.00 0.00 0.00

73000      Transfers 0.00 0.00 0.00

79999 Total Other Changes -70,498.28 -1.49 -70,498.28 na

82000 Ending Net Position 255,150.12 -0.37 255,150.12 na

Housing Authority of St Louis County
Income Statement

For the Period ending January 31, 2022
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 PTD Actual  PTD Budget  Variance  % Var  YTD Actual  YTD Budget  Variance  % Var  Annual 

40000 Income
41000      Voucher Grants 4,892,221.00 4,899,767.16 -7,546.16 -0.15 4,892,221.00 4,899,767.16 -7,546.16 -0.32 58,797,205.89

42000      Operating Subsidy 0.00 118,623.59 -118,623.59 -100.00 0.00 118,623.59 -118,623.59 70.51 1,423,483.11

43000      Capital Grants 11,504.00 144,407.28 -132,903.28 -92.03 11,504.00 144,407.28 -132,903.28 -59.25 1,732,887.47

44000      Tenant Charges 120,210.80 50,112.79 70,098.01 139.88 120,210.80 50,112.79 70,098.01 13.27 601,353.19

45000      Fraud Recovery, Net 164.86 5,166.67 -5,001.81 -96.81 164.86 5,166.67 -5,001.81 -15.62 62,000.00

46000      Other Income 190,366.48 260,622.14 -70,255.66 -26.96 190,366.48 260,622.14 -70,255.66 239.40 3,127,465.64

49999 Total Income 5,214,467.14 5,478,699.63 -264,232.49 -4.82 5,214,467.14 5,478,699.63 -264,232.49 247.99 65,744,395.30

50000 Expenses
51000      Housing Assistance Payments 4,468,978.00 4,663,989.99 -195,011.99 -4.18 4,468,978.00 4,663,989.99 -195,011.99 -3.62 55,967,879.77

52000      Salaries 136,937.31 319,660.78 -182,723.47 -57.16 136,937.31 319,660.78 -182,723.47 -3.76 3,835,929.47

53000      Benefits and Taxes 43,228.19 101,490.87 -58,262.68 -57.41 43,228.19 101,490.87 -58,262.68 -6.62 1,217,890.50

54000      Occupancy 34,761.66 146,218.50 -111,456.84 -76.23 34,761.66 146,218.50 -111,456.84 -30.46 1,754,621.01

55000      Insurance 0.00 13,651.19 -13,651.19 -100.00 0.00 13,651.19 -13,651.19 37.09 163,813.87

56000      Technology and Telephone 12,113.69 21,542.73 -9,429.04 -43.77 12,113.69 21,542.73 -9,429.04 0.23 258,512.48

57000      Other Expenses 162,531.58 189,975.60 -27,444.02 -14.45 162,531.58 189,975.60 -27,444.02 7.34 2,279,706.00

59999 Total Expenses 4,858,550.43 5,456,529.66 -597,979.23 -10.96 4,858,550.43 5,456,529.66 -597,979.23 0.20 65,478,353.10

60000 Change in Net Position Before Other Change 355,916.71 22,169.97 333,746.74 1,505.40 355,916.71 22,169.97 333,746.74 247.79 266,042.20

70000 Other Changes
71000      Depreciation -70,498.28 0.00 -70,498.28 -145.86 -70,498.28 0.00 -70,498.28 NA 0.00
72000      Gains or Losses on Disposition of Assets 0.00 0.00 0.00 N/A 0.00 0.00 0.00 N/A 0.00
73000      Transfers 0.00 0.00 0.00 N/A 0.00 0.00 0.00 N/A 0.00
79999 Total Other Changes -70,498.28 0.00 -70,498.28 -145.86 -70,498.28 0.00 -70,498.28 0.00 0.00

82000 Ending Net Position 285,418.43 22,169.97 263,248.46 N/A 285,418.43 22,169.97 263,248.46 N/A 266,042.20

Housing Authority of St Louis County
Budget Comparison

For the Period ending January 31, 2022
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IV    January 31, 2022, Financial Dashboard Narrative 
 

A. HASLC Consolidated (All programs and administration) 
 

• Consolidated revenues for the month ending January 31, 2022, were 
$5,228,858 That amount is 2% less than the same time last year and 5% less 
than planned.  
 

• Consolidated expenses are $4,903,228 Expenses are 8% less than last year and 
10% less than planned.  

 
• Because it is the first month of the year there is no way to establish a trend. 

However, based on history I expect revenues to increase with respect to budget 
and expenses to tick up very slightly. 

 
B. Housing Choice Voucher Program  

 
• HAP revenues as of January 31, 2022, were $4,733,169 That is approximately 

2% greater than last year, and 1 % greater than planned for this year.  
 

• HAP expenses were $4,253,971 which is 3.5% less than last year and 8.5% less 
than anticipated for this year.  

 
• We will be watching closely how the numbers look over the next couple of 

months as the 2022 program year proceeds. We will also work closer this year 
with program staff to provide a more qualitative interpretation of the financial 
performances going forward. 

 
C. All Housing (All physical assets including public housing, low-income housing, and 

miscellaneous property) 
 
• Revenues for All Housing were $75,825 which is 53% less than last year and 

57% less than planned for this year so far.  
 

• Expenses for All Housing were $47,242 which is 68% less than last year and 51% 
less than planned.  

 
• There is a time lag in the first month with respect to funding and expenditures. 

These numbers will smooth-out and be more informative as the year 
progresses. The percentages will also become more reasonable and coherent. 

                    
D. Wellston Public Housing 

 
• Revenues for Wellston public housing were $9,162 and expenses were $24,677.  

 
• The Wellston inventory was to be removed from HASLC’s books prior to 2022, 

however HASLC will operate Wellston housing until the spin-off is complete. 
HASLC is fully funded for the Wellston operation; public housing funds 
anticipated in the short run are adequate for operations. Also, there is 
approximately $250,000 in reserve available for Wellston operations.        
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1/31/2021 (Y/Y)% 1/31/2022 % Budget
Revenue 5,334$            -2% 5,229$             -5% 5,479$                 
Expenses 5,321              -8% 4,903               -10% 5,457                   
sub-total -                       326                  22                         
Net Income (Loss) 13$                  NA 326$                22$                       

1/31/2021 (Y/Y)% 1/31/2022 % Budget
Revenue 4,645$            2% 4,733$             1% 4,686$                 
Expenses * 4,407              -3% 4,254               -8% 4,648                   
Net Income (Loss) 238$               479$                38$                       

1/31/2021 (Y/Y)% 1/31/2022 % Budget
Revenue 162$               -53% 76$                  -57% 178$                    
Expenses * 149                  -68% 47                     -51% 95                         
Net Income (Loss) 13$                  29$                  83$                       

1/31/2021 (Y/Y)% 1/31/2022 % Budget
Revenue 70$                  -87% 9$                     NA
Expenses (84)                   -71% (24)                   NA
Net Income (Loss) (14)$                 (15)$                 -$                     

Operating and Administration - 1 Month ending

 Wellston Housing Authority  
Financial Dashboard
As of January 31, 2022

Housing Authority of St Louis County 
Financial Performance Dashboard

As of January 31, 2022

 HASLC Consolidated - 1 Month ending

 All Housing  - 1 Month ending

Housing Choice Voucher Program - 1 Month ending
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Memorandum 
 
 
 
 
 

To: Board of Commissioners  
Housing Authority of St Louis County 
 

From: Mark O. Miles, Chief Financial Officer  

Date: February 8, 2022 

Subject: Executive Directors Expense Report 

 
This memo provides the Executive Director’s reportable expenses in the 4th quarter of 

2021. 
 
I. Recommendation 

 
Staff recommend the Board approve the expense report. 



VISA / DIRECT EXPENSES

Date Account Description Purpose Oct-21 Nov-21 Dec-21 TOTALS
December 17, 2021 Chicken Scratch HASLC Ex Team Meeting 94.97$     94.97$         

-$               
-$               
-$               
-$               
-$               

TOTALS -$                -$                  -$          94.97$         

 EXECUTIVE DIRECTOR'S QUARTERLY EXPENSE REPORT
4th Quarter 2021



 

 
 

Memorandum 
 
 
 
 
 

To: Board of Commissioners  
Housing Authority of St. louis County 
 

Through: Shannon Koenig, Executive Director  

From: William Barry, Public Housing Director 
 

Date: February 8, 2022 

Subject: Public Housing Occupancy Report 

 
Enclosed is the public housing occupancy report from February 2021 to January 2022.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



PUBLIC HOUSING OCCUPANCY

Month Occupied Vacant

2021 February 285 24
March 291 18
April 290 19
May 292 17
June 293 16
July 290 19
August 289 20
September 291 18
October 292 17
November 291 18
December 291 18

2022 January 289 20

Housing Units Available: 309
12-Month Occupancy Rate Average:     94%

February 2021 - January 2022



 

 
 

Memorandum 
 
 
 
 
 

To: Board of Commissioners  
Housing Authority of St. louis County 
 

Through: Shannon Koenig, Executive Director  

From: Nicole O’Dell, HCV Director 
 

Date: February 8, 2022 

Subject: Housing Choice Voucher Performance Report 

 
Enclosed is a report on the Housing Choice Voucher program’s performance from 

December 2020 to December 2021.  
 
I. Highlights 

 
A. Family Self-Sufficiency Program 

  
Please note that there has been a 19.6% decrease in participants in the Family 
Self Sufficiency program. This apparently high number is a result of twenty 
participants graduating from the program in 2021. Over the next couple of 
months, you will see the participation rate climb with our new residents 
beginning the program.  
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HOUSING CHOICE VOUCHER PERFORMANCE 
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