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MARK YOUR CALENDAR MESSAGE FROM THE PRESIDENT

Admittedly, for my very first “President’s Message”, 
I battled internally with how I wanted to address 
our members for the first time. There simply is 
too much material and not enough space.  First 
it was, “LET me start my first written address to 
our members, partners and friends with a hearty 
and heart-felt expression of gratitude for what will 
be a sharing of your time and talents over the next 
two (2) years.  Collectively, we will continue to pursue 
ways in which to make PAHRA the preeminent membership 
organization for housing and redevelopment agencies and our affiliates...”   
A decent beginning, I suppose. However, I then thought, I need to address 
the present, not just the future. So I changed the language and focus to the 
following, “TO say that we are living in interesting and unpredictable times 
is an understatement.  As I sit here typing and musing, the election is over.  
Undoubtedly there will be change, and unquestionably some of us will do 
well and others will not. My goal is to make sure that all of us are positively 
impacted...” Not bad, but a touch too dark to start, right?  So, my third 
beginning, and the one that I am going to use was as follows:

THIS will be my first of a few messages to our members and other readers.  
Being able to serve as PAHRA’s President and being given the opportunity 
to offer these messages is something to which I am deeply grateful and 
do not take for granted. To be candid, one of my goals will be to help 
our organization figure out ways in which to turn improbabilities into 
probabilities. What does that mean? It means, if I have learned anything 
over my professional career as an attorney, as a deputy prosecutor, as a 
general counsel, as a chief operating officer, and as a chief executive officer, 
is that “success can be nurtured and groomed”. Stated another way, “success 
can be created”. Implicit in my belief that success can be created is the 
notion that obstacles or impediments preventing success can be overcome. 
So, over the next two years, I will talk about and share the stories of others 
regarding aspects of success, such as leadership, ethics, training, service, 
systems, etc., that takes improbable outcomes to probable outcomes to 
actual outcomes, i.e., success.  

So, let’s all look forward to overcoming any challenges ahead by creating 
models for success;  expect to make some very difficult decisions in our 
professional roles; and trust that all of us will use our talents and abilities to 
nurture and groom success in our respective organizations and in the people 
and communities that we serve. I look forward to meeting and speaking 
with as many of you as I can so that I, too, can be successful.

Senghor A. Manns, PAHRA President

UPCOMING EVENTS 

PAHRA Capitol Conference 
February 26 – March 1, 2017
Harrisburg Hilton
Harrisburg, PA

CD&H Practitioners Conference 
March 19-21, 2017
Nittany Lion Inn 
State College, PA  

PAHRA Spring Conference & Expo 
June 4-7, 2017 
Seven Springs Mountain Resort
Champion, PA 

PAHRA Annual Conference 
September 17-20, 2017
Lancaster Marriott at Penn Square
Lancaster, PA 
  
Affiliated Organizations 

NAHRO

Washington Conference
March 26-28, 2017
Arlington, VA

Summer Conference 
July 16-18, 2017
Indianapolis, IN 

National Conference & Exhibition 
October 27-29, 2017 
Pittsburgh, PA

PHADA

Commissioners Conference 
January 8-11, 2017
Orlando, FL

Annual Convention & Exhibition
April 30-May 3, 2017
Chicago, IL

Legislative Forum
September 10-12, 2017
Washington, DC

2016 - 2017
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PAHRA ELECTION 2016

As we commemorate 60 years of success in the housing, 
redevelopment and community development industry, 
PAHRA proudly announces the election of Senghor A. 
Manns as President of the PAHRA Board of Directors.  

Mr. Manns, who serves as the CEO/
President of Harrisburg Housing 
Authority (HHA) states, “It is truly a 
privilege and honor to be surrounded 
by the leaders of our industry that have 
guided us over the past 60 years.  The 
celebration of PAHRA’s 60th anni-
versary not only represents the lasting 

strength of our organization, but also the promise of a mean-
ingful and significant future.  Over the next two years, I look 
forward to serving as PAHRA’s President and contributing to 
the significance of its future.”  

At HHA, Mr. Manns directs a staff of 80 in an agency that 
administers $21 million in funds annually.  Mr. Manns joined 
the PAHRA Board of Directors in 2010 and has since served 
as Co-Chair of the PAHRA Member Services Committee.  
He also participates as an active member of the PAHRA 
Legislative Committee.  

As the presidential gavel is passed, 
Cheryl Johns steps into the position of 
Immediate Past President, succeeding 
former President Frank Aggazio.  Ms. 
Johns has always been, and will con-
tinue to be, one of PAHRA’s strongest 
supporters.  She remains a member 
of the Executive Board, and has 
previously served as Chair of the Scholarship Committee, 
Co-Chair of Member Services Committee, and member of 
the Budget and Administration Committee. 

Ms. Johns replaces former President 
Frank Aggazio, who was elected to the 
Board of Directors in 2004 and subse-
quently served nearly two full terms as 
President after succeeding L. DeWitt 
Boosel following his sudden passing.  
Mr. Aggazio continues to serve on the 
Legislative Committee.  

The 2016 Board of Directors election resulted in continuing 
terms for Mr. Manns and two additional incumbents:  

l  Daniel Farrell, Executive Director, 
Allentown Housing Authority 
(re-election to a second three-year 
term)

l  Kenneth Pick, Executive Director, 
Berks County Redevelopment 
Authority (re-election to a second 
three-year term)

Reorganization of the Board of Directors establishes the 
following structure for the 2016-2018 term: 

Executive Board: 
Senghor Manns – President
Joseph Kohut – First Vice-President 
Dusti Dennis – Second Vice-President
Kelley Cevette – Secretary 
Stephen Bucklew – Treasurer 
Cheryl Johns – Executive Board Member 
Daniel Kanuch – Executive Board Member 

Board Members: 
Daniel Farrell 
Steven Fischer 
John Jennings 
William Lisak 
Denise Miller 
Kenneth Pick 
Martha Robbins 
Mark Yauger 

Ex-Officio Affiliate Member: 
Alex Kline 
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FROM YOUR SECRETARIAT

“TEAMWORK MAKES THE DREAM WORK” ¹

According to human psychologist Abraham Maslow’s hier-
archy of needs, people are motivated to fill their most basic 
human needs before they move on to other more complex 
situations. We all have a desire to be the best we can be, but 
before we can achieve that goal, we must first address other, 
more simplistic issues in our lives.  

Many of you may be familiar with Maslow’s hierarchy, which 
is most often depicted as a pyramid (pictured below) with 
physical requirements for survival, such as food, water, shel-
ter, sleep and warmth, shown as the broad foundation at the 
lowest level.  On the next level are safety and security, which 
includes items such as health, employment, family and social 
stability.  

In order for people to progress up the pyramid and ultimately 
find a sense of belonging and the self-esteem that leads to the 
ability to achieve their full potential, they must satisfy those 
lower level needs. 

This is where you come in.  As a housing, redevelopment, 
community or economic development professional, the tasks 
that you perform each and every day truly can make a differ-
ence in the lives of others.  When you house someone, it 
takes a great burden from them. Knowing that they have 
a warm, safe, secure place to call home stabilizes their 
environment and frees them to concentrate on other 
areas lacking in their lives.  

If your agency also provides or connects them 
with other health and social services such as 
food banks, senior centers, medical care, 

parenting skills, employment 
or educational counseling, 
then you’ve helped them to 
rise above the second level of 
the pyramid.  If your agency 
has improved their home or 
their neighborhood to a degree 
that enables them to feel comfortable and unafraid, no longer 
worried about the safety of themselves or their family, you’ve 
provided that essential community connection.  

They can begin to feel pride, gain confidence, develop friend-
ships and other healthy relationships.  They not only know and 
show respect for others, but also feel like they deserve respect 
themselves. 

Your actions are like tossing a tiny pebble into a pond, causing 
a ripple effect that will widen, creating ever-expanding circles 
of change.  Once you’ve helped someone reach the highest 
pinnacle of the pyramid, the possibilities are as limitless as 
their ambition or imagination can take them.  

So, go ahead, puff up that chest with pride, give yourself that 
pat on the back, and smile as you realize that you DO make 

a difference every day in some small way.  Even if you are 
not on the front lines, but rather fill the role of reception-

ist, number cruncher or grant administrator within the 
agency, you are still contributing to the change that can 

transform lives.  Because, after all, “TEAMWORK 
MAKES THE DREAM WORK”¹.   

¹Maxwell, J., (2002). Teamwork Makes the Dream Work. New 

York: HarperCollins Publishers, LLC 

self-
actualization
morality, creativity

spontaneity, acceptance

self-esteem
confidence, achievement, respect of others

love and belonging
friendship, family, intimacy, sense of connection

safety and security
health, employment, property, family and social stability

physiological needs
breathing, food, water, shelter, clothing, sleep
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THE LEGISLATIVE REPORT

Provided by Cynthia Witman Daley,  
Policy Director, Housing Alliance of PA, 
PAHRA Legislative and Government  
Affairs Consultant

FEDERAL
By the time you read this article the election results will have 
been sliced, diced, and examined from every angle. I leave all 
that to others. There is a good deal of housing and community 
development work for us to focus on.

As the 114th Congress winds to a close PAHRA members 
continue their advocacy around the FY17 federal budget. (See 
“Your PAHRA Legislative Committee at Work” elsewhere in 
this issue.) Following up on the April and August legislative 
meetings, Lehigh Valley PAHRA members met with Rep. 
Charlie Dent (R-15th) in October to discuss the FY17 budget. 
As of this writing the federal government is operating under 
a Continuing Resolution (CR) that expires December 9. Rep. 
Dent is hopeful that there will be an omnibus budget bill for the 
balance of the fiscal year come December 10. However, some 
in Congress want a full year CR because it keeps spending at 
last year’s levels which are below the spending levels allowed 
by the Bipartisan Budget Act of 2015. On the other hand, there 
are those who want to increase Defense spending which can 
not be (significantly) done via a CR. Another possibility is a 
short term CR to allow the new Congress and President to be 
sworn in.

Sen. Toomey’s chief of staff, Bob DeSousa, and his 
Washington legislative aide for housing, John Crews, visited 
newly renovated public housing properties and met with res-
idents in Allentown and Harrisburg. The legislative staff was 
very impressed and the PAHRA members felt the visits were 
successful at giving the Senator’s staff a better understanding 
of the programs and funding sources.

WRAP UP

PAHRA can congratulate itself and its partners on some suc-
cessful campaigns during the 114th Congress: 

•  The Bipartisan Budget Act of 2015 that raised the spending 
caps for 2016 and 2017

• Expanding Moving to Work to 100 housing authorities

• Three year recertifications

•  HOTMA to reduce regulatory burdens and make housing 
programs more cost-effective

Dan Farrell continues as PAHRA’s representative on 
NAHRO’s Legislative Committee and Steve Fisher partici-
pates with PHADA.

STATE HOUSING TRUST FUND/PHARE/REALTY 
TRANSFER TAX
Okay, it’s no longer a legislative matter, but it is good news! 
The long awaited Request for Proposals (RFP) for the new 
Realty Transfer Tax funding is out. PHFA issued the RFP for 
$12.6 million in October. Applications are due by 2:00 PM 
on January 13, 2017. PHFA presented three webinars on the 
RFP. Both the eligible applicants and the eligible uses are 
wide open. For more information go to http://www.phfa.org/
legislation/act105.aspx. 

Also coming your way for the first time, the National Housing 
Trust Fund (NHTF) is distributing money this year. According 
to the statute that established PHARE, that money will go into 
the state fund and be administered by PHFA. Pennsylvania 
will receive $3.8 million as soon as HUD approves the doc-
uments submitted by PHFA. NHTF money is almost exclu-
sively for rental housing for Very Low Income (VLI) and 
Extremely Low Income (ELI) households. Up to 10% of the 
funds may go to homeownership. In years such as 2016 when 
the national allocation is below $1 billion, all money will be 
for ELI housing. PHFA will publish a separate Request for 
Proposals once it knows when the money will arrive.

BLIGHTED PROPERTY LEGISLATION

Enacted into law: 

SB 486 - now Act 152 (Argall, R-Schuylkill) allows counties to 
impose a $15 fee on the recording of deeds and mortgages for 
a county administered demolition fund. The next step is local 
advocacy for the demolition funds. The law is county optional 
so each county has to decide whether to impose the fee.

HB 1437 – now Act 133 (Goodman, D-Schuylkill) as 
amended by Rep. Santora (R-Delaware) rewrites the 
Municipal Code and Ordinance Compliance Act (MCOCA) 
to address the situation where a municipality refuses to issue 
an occupancy permit because of code violations, and the 
failure to obtain an occupancy permit thwarts the sale of 
the property. Noting that MCOCA was intended to ensure 
compliance after a new purchaser acquires the property, the 
bill creates a system that allows the transaction to take place 
and the buyer to work on the property. It creates temporary 
use and occupancy permits and temporary use permits where 
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occupancy is not safe. HB 1437 gives the new owner 12 
months (or longer if agreed to by the municipality) for compli-
ance, but it forbids municipalities from imposing a shorter time 
for compliance. The law leaves in place a conflict with local 
property maintenance codes which require compliance in a 
shorter timeframe, or worse, overrides local code enforcement 
because state law supersedes local.

Land Bank Exemption from the Realty Transfer Tax (RTT) 
was passed in July as part of the Revenue code bill. However, 
it only applies to the state portion of the RTT. See HB 1500, 
below, concerning the local share.

To be reintroduced next year: 

HB 773 (Masser, R-Northumberland) provides a process for 
long-term residents to gain title to their properties after 10 
years rather than the current 21, making it easier for them to 
maintain their homes. The bill would apply where the owner 
of record has died or disappeared, and the resident has occu-
pied the property for at least 10 years. The bill only applies 
to single family (i.e., single household) homes on a ½ acre or 
less. HB 773 passed the House and was voted out of the Senate 
Judiciary Committee but died in the Senate.

HB 1500 (Caltagirone, D-Berks) encourages land banks to 
use property to address homelessness and also exempts land 
bank transactions from the Realty Transfer Tax. An exemption 
from the state share of the RTT was already passed in July, but 
legislation is needed to cover the local RTT. HB 1500 passed 
the House and was voted out of the Senate Urban Affairs and 
Housing Committee but died in the Senate.

SB 482 (Brewster, D-Allegheny) allows counties to create 
a rehab and demolition fund by assessing up to 10% of the 

purchase price of properties sold at tax sale. SB 482 passed 
the Senate and was voted out of the House Urban Affairs 
Committee but died in the House.

HB 613 (Ward, R-Blair) provides for tax abatements for 
mixed-used developments. Current law allows tax abatements 
on improvements to residential property (Improvement of 
Deteriorating Real Property or Areas Tax Exemption Act) 
or industrial and commercial properties (Local Economic 
Revitalization Tax Assistance Act). HB 613 specifically covers 
mixed-use developments. The bill passed the House and was 
voted out of the Senate Urban Affairs and Housing Committee 
but died in the Senate.

OTHER STATE LEGISLATION 

HB 2213 (Mustio, R-Allegheny) and SB 243 (Fontana, 
D-Allegheny) increase the allocation of Neighborhood 
Assistance Program (NAP) tax credits from $18 million to $36 
million and $25 million, respectively. NAP has been funded at 
$18 million since its inception in 1967, except for two years 
during the recession when it was reduced. This model pub-
lic-private partnership program can address many needs of low 
income people, including housing, education, crime preven-
tion, and food insecurity.

Neither bill moved far, but support is growing. HB 2213 had a 
hearing in Pittsburgh and was then reported out of the House 
Finance Committee where it had been amended to increase 
the allocation to $36 million rather than $25 million. SB 243 
saw the addition of both chairs of the Senate Appropriations 
Committee as co-sponsors. The bills will need to be reintro-
duced next year.
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SUPPORTING COMMUNITY DEVELOPMENT 

Paseo Verde housing 
development in Philadelphia 
was funded in part with Low-
Income Housing Tax Credits 

from PHFA. 

Tom Wolf, Governor | Brian A. Hudson, Sr., Executive Director & CEO 

 

www.PHFA.org 
1-855-U-Are-Home 

(827-3466) 
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PHARE / REALTY TRANSFER TAX AKA STATE 
HOUSING TRUST FUND REQUEST FOR 
PROPOSALS DUE EARLY IN 2017  
The Pennsylvania Housing Finance Agency (PHFA) has 
opened the 2016-17 funding window for the PHARE / 
Realty Transfer Tax, aka State Housing Trust Fund.  PHFA 
has announced that it is seeking unique and creative 
approaches that foster partnerships and leverage resources 
to address critical housing needs.  Under this request 
for proposals, $12.67 million is being made available to 
fund projects that expand affordable housing options for 
Pennsylvanians. 

Eligible applicants and uses are broad, and PHARE / RTT 
funding has been expanded to include all 67 counties in the 
Commonwealth, so competition most likely will be fierce. 
Projects to be considered for funding may include, but are 
not limited to: programs to reduce homelessness; programs 
to make housing available to people on low and moderate 
incomes; mortgage or rental assistance programs; and hous-
ing counseling and foreclosure assistance programs, among
many other possibilities. Proposals may be submitted by:

•  Units of local government (counties, cities, boroughs, 
townships)

•  Redevelopment or housing authorities 

•  Non-profits such as economic or community development 
organizations, housing corporations or similar entities

•  For-profit community development or housing entities, indi-
viduals, partnerships and limited liability corporations, and 

The Window Is Open!

•  Business improvement districts and similar organizations 
incorporated as authorities

Three RFP training webinars were presented by PHFA to 
discuss eligibility as well as the application and approval 
process. The final PHARE / RTT Plan is posted at www.
PHFA.org; scroll to the bottom of the homepage and 
click on the PHARE link under the “Resources” header. 
Proposals requesting funding must be received by 2:00 
PM, January 13, 2017, with funding awards expected to be 
announced during the PHFA Board of Directors meeting 
in April. Take advantage of the time that is left to plan and 
partner before this funding window closes!  

$80 Million in New Markets Tax Credits Allocated 
to Commonwealth Cornerstone Group
The Commonwealth Cornerstone Group (CCG), a non-profit community development group created by the Pennsylvania 
Housing Finance Agency, has secured $80 million in New Markets Tax Credit (NMTC) allocations. 

NMTC are provided by the U.S. Treasury Department’s Community Development Financial Institutions (CDFI) Fund.  
Governor Tom Wolf states, “These tax credits have proven their ability to attract private sector investment to distressed and 
low-income areas, providing much-needed jobs and economic stimulus.  These will be put to use helping provide an eco-
nomic spark for communities across the commonwealth.”   CCG plans to use the NMTC to provide loans and equity invest-
ments for business expansion, mixed-use development, and community facilities across Pennsylvania.  More information 
concerning the CDFI Fund can be found at www.cdfifund.gov.   To learn more about CCG and its impact on Pennsylvania 
communities, please visit www.commonwealthcornerstone.org.  
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HOW CAN HOUSING
AND REDEVELOPMENT
AUTHORITIES TAKE CHARGE
OF ENERGY COSTS WHEN
EVERY DOLLAR COUNTS?

THE POWER OF SAVINGS

For 25 years, Chrislynn Energy Services has been a proud member of the
PAHRA, fueling companies and residences across the area with the sound
decisions and trusted gas and electric services that lead to real savings.

With Chrislynn Energy Services acting as your independent energy consultant,
we help you make sense of the complex deregulated utility industry. So you
always get the right utilities, and the right suppliers, at the right price.

To Learn How Chrislynn Can Help You Take Charge of Your Energy Prices and
Save…

Contact Chrislynn Energy Services today for a free quote. Visit
www.chrislynnenergy.com or call us at 1-888-431-1553.

POWERFUL SAVINGS STARTS HERE.
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Disclaimer:  Although the Centralia coal seam fire does exist, 
this article also contains a hypothetical situation designed to 
engage and encourage everyone to consider and implement 
smart energy solutions.  

The Centralia mine fire is a coal seam fire that has been burning 
underneath the borough of Centralia, Pennsylvania since at least 
May 27, 1962. The fire is suspected to be from deliberate burn-
ing of trash in a former strip mine, igniting a coal seam.  The 
fire burns in underground coal mines at depths of up to 300 feet 
over an eight-mile stretch of 3,700 acres¹.  As of 2016, the fire 
continues to burn. It has burned for more than 53 years.  At its 
current rate, it could burn for over 250 more years².  The blaze 
has resulted in most of the town being abandoned.  The popula-
tion dwindled from 2,761 in 1890 to only 7 in 2013, and most of 
the buildings have been leveled.

FRACKING BANNED IMMEDIATELY! ENERGY 
SHORTAGES CAUSE PRICES TO SKYROCKET!

Governments around the world have given orders to close down 
all fracking operations. Troops have been deployed to enforce 
the shut-down. Overwhelming evidence led to this conclusion 
as the largest earthquake ever recorded struck Colorado near the 
location of numerous waste water injection wells. Simultaneous 
earthquakes occurred in Ohio, Pennsylvania, North Dakota and 
Texas causing violent upheavals but little loss of life due to the 
remote locations of injection sites. Hundreds of gas and oil pro-
ducing wells exploded and are in flames as the surface substrate 
of the earth shifted and ruptured pipelines once thought to be 
safe. Water reservoirs face contamination as fracking fluids are 
found at all levels. 

Rationing of oil, natural gas, electricity and gasoline is now in 
place as shortages are predicted to continue. 

Natural gas fired power plants are being curtailed as the once 
endless supply of cheap gas has been shut off. Electricity brown-
outs and blackouts will begin in days as fuel supplies dwindle. 
Coal and nuclear power plants that have not been demolished 
will take weeks or months to be recommissioned and restarted. 
The few solar and wind power plants can barely keep essential 
locations in operation. 

Okay, none of this really happened…yet. But what if it did?  
Recent news stories report that doctors are worried about 

fracking fluids and fumes released at well sites.  Earthquakes 
have been connected with the injection method that disposes 
waste water from fracking. 

The world is running on cheap energy.  If it ends what will 
happen?  I close what I hope has been a thought-provoking 
hypothetical message with lyrics made famous by Blood, 
Sweat and Tears, “I swear there ain’t no heaven, but I pray 
there ain’t no hell.” 

Tony DeFilippo, President
Chrislynn Energy Services, Inc
3416 Babcock Blvd
Pittsburgh, PA 15237
412 519-7915 (c)
412 563-3980 (f)
www.chrislynnenergy.com
tony@chrislynnenergy.com

¹Krajick, Kevin (May 2005). “Fire In The Hole”. Smithsonian Magazine, retrieved 
2009-07-27

²O’Caroll, Eoin (February 5, 2010.  “Centralia, PA: How An Underground Coal 
Fire Erased A Town”. Bright Green Blog.  The Christian Science Monitor, retrieved 
2013-08-05
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PHADA’S HIGHEST PRIORITY IS LEGISLATION: 1) that streamlines the oversight of PHAs, 2) that 
reduces the size of the regulatory burden, and 3) that frees housing agencies to preserve or expand their affordable 
housing inventories for current residents and those waiting for affordable housing. Congress passed H.R. 3700, 
the Housing Opportunity Through Modernization Act (HOTMA) just before Congress adjourned in July. 
HOTMA provides some helpful measures for PHAs, but because of the limited time available after recess 
it could be the last housing-related bill passed in the current session. PHADA’s top three priorities listed 
below will likely need to be re-introduced in the next session that begins in January.   

FY 2017 Authorizing Legislation
PHADA Top Priorities May Move to Next Session

1. SHARP Bills
S. 2292 (Tester, D-MT; Fischer, R-NE) and H.R. 4816 
(Palazzo, R-MS; Ashford, D-NE; Bishop, D-GA) – Small 
Public Housing Agency Opportunity Act (SHARP

Passage of SHARP legislation would have positive and 
consequential impact on more than 2,700 small agencies 
nationwide. SHARP – “MTW for small agencies” – would 
create new efficiencies and cost savings at housing agencies 
and at HUD as the Department “right-sized” its monitoring 
of small, low- risk agencies. SHARP is good governance 
and commonsense legislation that is especially needed now 
when funding is dangerously low and the regulatory burden 
is enormous.  

PHADA strongly supports both bills. The Senate bill,  
S. 2292 has 10 co-sponsors; the House bill has 39 co- 
sponsors. Please urge your Senators and Representative  
to sign onto the bills!

2. Moving To Work 
H.R. 5137 – Moving To Work Reform and Expansion 
Act (Majority Leader McCarthy, R-CA)

This bill would deem all but troubled PHAs eligible to 
participate in the successful Moving To Work program. 
It would allow 25 housing agencies to enter the MTW 
program annually. Importantly, the bill would allow  

agencies to operate more efficiently by eliminating many  
of HUD’s regulatory and reporting excesses that burden 
the traditional public housing program. 

Leader McCarthy hopes that the bill will provide many 
more housing authorities the opportunity to identify and 
implement their own local reforms that best suit the needs 
of their communities. PHADA supports H.R. 5137 and 
urges members to talk to their Representative about  
supporting the bill. There is no companion Senate bill.

3. Housing Tax Credit 
S. 2962 and S. 3237 – Affordable Housing Credit 
Improvement Act (Cantwell, D-WA; Hatch, R-UT)

These bills would expand the Low Income Housing Tax 
Credit (LIHTC) incrementally over five years in order 
to boost affordable housing production nationwide. The 
Treasury housing tax credit program attracts private debt 
and equity to create approximately 100,000 rental housing 
units annually for working-poor households. S. 2962 would 
raise the current $1.75 per capita amount for annual state 
allocations to $3.53 by 2020. This expansion in available 
housing tax credits might make it easier for PHA housing 
development and RAD-conversion properties to compete 
for and secure critically needed tax credit equity. PHADA 
supports the Cantwell/Hatch tax credit bills. 
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There is also proposed legislation that would create more 
unfunded mandates for housing agencies. These are bills 
that do not preserve existing housing resources or provide 
new housing opportunities. They neither improve the 
quality of life for current residents nor shrink the huge and 
costly regulatory burden on housing agencies. PHADA has 
serious concerns about the following bills:

S. 3047 (Lee, R-UT) and H.R. 5360 (Jordan, R-OH) – 
Welfare Reform and Upward Mobility Act. These bills are 
a radical proposal to bundle together eleven HUD rental 
assistance programs (including public housing, TBRA 
and PBRA), define them as “welfare” programs and send 
them (and their current funding amounts) to the states 
for implementation. This proposal to “devolve” responsi-
bility to the states language has been included in recent 
iterations of the Ryan Poverty Plan offered by the House 

Speaker. The bills are considered companion pieces to the 
most recent Ryan plan, “A Better Way: Our Vision for A 
Confident America.” The bills would define federal housing 
assistance programs – as “means-tested housing programs” 
and end federal funding for such programs on October 1, 
2017. The combined amount of authorized expenditures for 
these programs for FY 2016 would be sent as block grants 
to states to administer. The FY ’16 funding level would 
continue through FY 2022 and then be reduced annually 
by 10 percent in succeeding years. Total funding for all of 
these housing programs would reach 50 percent of FY ’16 
levels in FY 2027. PHADA strongly opposes legislation 
that would effectively end the federal responsibility for 
affordable housing for the neediest families.

H.R. 5085 – Fair Chance at Housing Act (Waters, 
D-CA). This bill seems to codify the criminal records 

“guidance” recently issued by the Office of General Counsel 
(OGC) to establish screening and eviction policies for 
assisted housing. The bill intends to make it easier for 
persons with criminal records to secure and/or retain  
federally assisted housing. PHAs would have new reporting 
requirements to track the number and disposition of  
applicants/residents served including those screened/
evicted for covered criminal activity and the disposition 
of those identified cases. This data collection would be 
reported to the HUD Secretary annually. 

H.R. 5401 – Landlord Accountability Act (Velezquez, 
D-NY). This bill would prohibit discrimination by landlords 
against rental housing applicants wishing to use Section 8 
housing vouchers. It also would assess civil money penalties 
on landlords who intentionally allow the physical condition 
of their rental properties to deteriorate so that the units fail 
to meet inspection standards of the voucher program. The 
bill also requires HUD to publically disclose complaints 
against landlords and to provide a tax credit incentive for 
housing maintenance.

S. 3219 – Housing Accountability Act (Rubio, R-FL; 
Nelson, D-FL). This bill would require Performance 
Based Contract Administrators (PBCA) to twice annually 
survey residents of “each structure covered under a housing 
assistance payment contract for the purpose of identifying 
consistent or persistent problems with the physical condition 
of the structure or performance of the manager.” 

Health and Safety
The Flint, MI, water contamination crisis has spurred 
the introduction of bills to address lead in the 
environment and in federally assisted housing. It is 
too early to know the impact or costs associated with 
these proposals on public housing and voucher units.

S. 2631 (Durbin, D-IL; Menendez, D-NJ) and H.R. 
4694 (Ellison, D-MN) – Lead-Safe Housing for Kids 
Act. Requires that HUD update its lead-contaminated 
dust and soil standards to the Center for Disease 
Control (CDC) levels. Requires an assessment of all 
assisted housing built before 1978 where children under 
the age 6 live or might live. The bills also offer emergency 
relocation of families with young children if lead 
exposure is identified. They call for a GAO report on 
the magnitude and costs of lead contamination. 

S. 2821 – True LEADership Act (Cardin, D-MD).  
A comprehensive bill that addresses lead in water, 
infrastructure and homes. The bill includes S. 2631 

– Lead Safe Housing for Kids Act – as a subtitle. It also 
offers several responses to the Flint lead poisoning 
crisis like water infrastructure financing, school testing 
grants and mitigating the effects of lead in children.  

Submitted by: Timothy Kaiser, Executive Director, PHADA
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The U.S. Department of Housing and Urban Development’s 
(“HUD”) Rental Assistance Demonstration (“RAD”) is all 
the rage, with HUD boasting 185,000 units of public hous-
ing in the queue for conversion from public housing to site-
based Section 8 assistance under Component 1 of RAD (the 
maximum number of units currently permitted by Congress) 
and many more units currently sitting on a wait list. 

Like many new programs, the standards HUD applies to 
review and approve particular sites for RAD conversions 
are still evolving.  Nowhere is this more apparent than in the 
context of “front end” fair housing and civil rights reviews 
conducted by HUD’s Office of Fair Housing and Equal 
Opportunity (“FHEO”) under RAD Component 1.  If a front 
end review is triggered, FHEO is given the opportunity to 
review and approve a proposed RAD conversion to ensure 
that applicable fair housing and civil rights requirements 
will be met upon conversion.

NEW HUD GUIDANCE FOR CIVIL RIGHTS 
AND FAIR HOUSING REVIEWS FOR RAD 
CONVERSIONS

On November 10, 2016 HUD published PIH Notice 2016-
17 (HA) (the “New Guidance”). At the time this article was 
submitted for publication, the New Guidance remained 
open for public comment for thirty (30) days.  As such, it 
is possible that HUD will make subsequent revisions to the 
New Guidance based on comments received. Nonetheless, 
the New Guidance provides clarity on circumstances where 
a front end review is triggered.  

Although the New Guidance lists a number of circumstances 
that will trigger FHEO’s front end review, this article will 
focus on FHEO front end reviews of conversions involving 
new construction, whether on a new site or on a current site, 
in an “area of minority concentration”.  If a proposed RAD 
transaction involves new construction in an area of minority 
concentration, HUD will allow the RAD conversion to move 
forward only if (i) sufficient, comparable housing opportu-
nities for minority families in the income range to be served 
by the proposed project exist outside areas of minority con-
centration; or (ii) the project is necessary to meet overriding 
housing needs that cannot be met in that housing market 
area.  

Planning Ahead for Front End Fair Housing and 
Civil Rights Reviews for New 
Construction RAD Conversions

The New Guidance provides detailed and extensive criteria 
that will guide FHEO’s determination of whether a par-
ticular site is located in an area of minority concentration.  
Generally speaking, a site is considered to be in an area of 
minority concentration when either (i) the percentage of 
persons of a particular racial or ethnic minority within the 
area of the site is at least 20% higher than the percentage of 
that minority group in the housing market area as a whole 
or (ii) the total percentage of minority persons within the 
area of the site is at least 20% higher than the total percent-
age of minorities in the housing market area.   

Under the New Guidance, HUD will consider the “area” 
of the site to be the census tract in which the site is located 
and will consider the “housing market area” to be the 
geographic region from which it is likely that residents of 
housing at the proposed site would be drawn for a given 
multifamily housing project.  However, in each case, HUD 
may deviate from these metrics if there is strong evidence 
to support an alternate determination.  

WHAT IF MY PROPOSED NEW 
CONSTRUCTION RAD CONVERSION SITE 
IS LOCATED IN AN “AREA OF MINORITY 
CONCENTRATION”? 

Many, if not most, public housing properties available 
for a RAD conversion are located in what HUD would 
consider to be an area of minority concentration.  The 
location of these public housing properties is inextricably 
linked to broad historic and political considerations and 
policies at the national and local level that public housing 
authorities (“PHA”) have little to no control over.  As such, 
many PHAs planning to construct new RAD units on their 
public housing property will have to convince HUD that 
the conversion should move forward based on one of the 
two exceptions available—that there are either sufficient 
comparable opportunities or the development is necessary 
to meet overriding housing needs.   

The New Guidance provides a long list of relevant factors 
that HUD will consider in determining whether either 
of these two exceptions is met, but notes that HUD will 
consider “the totality of the circumstances” and “all rel-
evant facts” in making such a determination.  While it is 
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encouraging that HUD is adding more clarity to the factors 
FHEO will consider in front end reviews, the open-ended 
nature of the review process still risks leading to delays, 
headaches and additional costs for PHAs planning new con-
struction as part of a RAD conversion on properties in areas 
of minority concentration. 

That said, the New Guidance does provide two instances 
where HUD will presume, absent information to the con-
trary, that a site located in an area of minority concentration 
has met the exception that “sufficient comparable opportuni-
ties exist”.  They are as follows: 

(1)  If least 50% of the comparable hard units in the PHA’s 
portfolio, including project-based voucher develop-
ments using the PHA’s subsidy, are outside areas of 
minority concentration; and

(2)  If a set of RAD conversions from a single public hous-
ing property, individually or in combination, will result 
in the creation of as many similarly-affordable housing 
units outside areas of minority concentration as are 
constructed on the original public housing site. 

Keep in mind that the New Guidance sets forth an extensive 
list of situations where front end civil rights and fair housing 

reviews of RAD conversions are required and that the fore-
going discussion is by no means exhaustive.  PHAs and their 
developer partners should become familiar with the New 
Guidance to adequately plan for such front end reviews. 

For additional information about HUD’s front end civil 
rights and fair housing reviews of RAD conversions, please 
contact Alec Stone (e-mail: astone@cohenlaw.com; tele-
phone: 412.297.4645) or Michael Syme (e-mail:  msyme@
cohenlaw.com; telephone: 412.297.4965). 

For additional information about the refederalization of 
COCC funds, please contact: 

Alec Stone  
(e-mail: astone@cohenlaw.com;  
telephone: 412.297.4645) or 

Michael Syme  
(e-mail: msyme@cohenlaw.com;  
telephone: 412.297.4965). 
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Submitted by: Ira Mabel, Mullin & Lonergan Associates

While HUD entitlement communities have always had 
to monitor for compliance with federal fair housing law, 
the way in which they do so is changing. Under HUD’s 
final Affirmatively Furthering Fair Housing rule, all HUD 
grantees must submit a highly specific analysis called 
the Assessment of Fair Housing, or AFH, before the start 
of each five-year planning cycle. Mullin & Lonergan 
Associates has recently completed two of the first AFH 
documents in the nation, both of which were joint efforts 
between an entitlement community and a local housing 
authority.

Based on our recent experiences, we’ve collected our best 
advice for successfully completing a quality AFH. 

1.  PARTNER WITH OTHER GRANTEES IN YOUR 
REGION
Collaborating on a joint AFH is not required, but we 
strongly recommend it for a number of reasons:

l   Because each grantee must complete a similar analysis 
on the same or similar geographic region, collaboration 
helps avoid duplicating efforts.

l   Many of the action steps recommended by independent 
AFHs will probably be similar. Collaborating will avoid 
fragmented initiatives.

l   Because objectives must be assigned to specific organi-
zations, collaborating on goals and metrics helps spread 
the work (and costs) efficiently. 

l  Collaborating means sharing data and information 
on overlapping topics, which improves the analysis. 
Entitlements will likely have to approach their local 
PHA for information anyway, whether collaborating or 
not.

l  HUD is encouraging it. In fact, the AFFH Rule 
Guidebook and other guidance contain detailed instruc-
tions for collaboration, including adjusting program 
years to sync up.

2.  MAKE A DETAILED PROJECT SCHEDULE (AND 
STICK TO IT)
The full AFH process takes much longer than you might 
think. HUD estimates about 250 working hours to 
complete the AFH, but this is probably too low. Before 

starting, set a realistic schedule that can accommodate 
all of the necessary published notices, public hearings, 
committee meetings, etc. If partnering on a joint AFH, 
compare the requirements for the different agencies 
involved to make sure your schedule can accommodate 
everyone. For example, PHAs must allow for a 45-day 
inspection period before the final public hearing, while 
entitlement communities only need 30 days. Visit our 
website for a sample project schedule to get started 
(mandl.net/what-we-do/fair-housing).

3. AMEND YOUR CITIZEN PARTICIPATION PLAN
If you have not amended your CPP since August 17, 
2015, then you MUST amend it before you start the 
AFH. Do this as early as possible so it does not delay the 
rest of the process and create a late-inning time crunch. 
Don’t forget to include your CPP amendment public 
display period and local approval in the master project 
schedule.

4. REVIEW HUD WEBINARS
HUD Exchange hosts a clearinghouse for AFH infor-
mation, training, and guidance. Much of the material is 
devoted to the nuances of the regulations in the AFFH 
Rule. Two of the webinars are excellent resources when 
it’s time to sit down in front of your first draft:

l  “Overview of the Assessment of Fair Housing 
Webcast” is a series of videos that explains each part of 
the AFFH Rule using a hypothetical case study.

l  “AFFH User Interface (UI) Webcast” is a brief over-
view of the online user interface through which final 
AFHs must be certified and submitted. The system is 

TOP TEN TIPS:   
Successfully Completing Your AFH
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relatively intuitive, but very different from other HUD 
interfaces such as IDIS.

5.  FINALIZE YOUR COMMUNITY ENGAGEMENT 
PLAN
HUD is emphasizing a thorough and vigorous community 
engagement effort while preparing an AFH. We find it 
helpful to determine an engagement budget first, then cre-
ate the initiatives that are achievable based on that budget, 
with your CPP serving as a baseline. Try to think outside 
the box of traditional strategies - utilize partnerships, 
get on the regular meeting agendas of local and regional 
nonprofits, use social media, have accessible meeting 
locations, provide translation, etc. More is always better.

6.  IDENTIFY STAKEHOLDERS AND LOCAL DATA 
SOURCES
Local fair housing advocates and practitioners are often 
the most valuable source of local knowledge. Include 
interviews with these groups as a cornerstone of your 
information gathering. For many communities, reaching 
out to local stakeholders can be the most involved step 
in the AFH process, especially if this was not done in the 
past.

7. PROCESS ALL DATA UP FRONT
It’s useful to first organize all the AFH components in 
one place. Transfer the prompts from the online AFH 
tool into a Microsoft Word document, then insert all the 
HUD-provided maps and tables, along with local data 
(from PHAs, municipal departments, etc.) in the appro-
priate places. The AFH tool’s appendix has good infor-
mation about which tables and maps are meant for which 
question. This step is optional, since the entire AFH can 
be completed within the online UI, but saves time and 
facilitates sharing and editing.

8. PREPARE FOR SUBMISSION FIRST, NOT LAST
Read the AFH tool, appendices, and guidebook com-
pletely before you begin writing. It’s easy to start answer-
ing a question you think you should be asked or shoehorn 
in ill-fitting content without actually addressing the 
prompts. Also, keep the UI template in mind when phras-
ing your analysis or adding additional elements to the 
AFH. Drifting too far off script or creating content that 
will not easily upload into the UI will only cause stress at 
submission time. Remember - the AFH tool was designed 
to guide grantees’ analysis. Let it do its job.

9.  MAKE ADJUSTMENTS ACCORDING TO LOCAL 
CONTEXT
You may need to reframe some of HUD’s national data 
under your local context. For example, there may be no 
racial or ethnic concentrations in your jurisdiction using 
HUD’s national thresholds. This does not mean you 

shouldn’t analyze racial concentrations in a local context. 
Search for local data and knowledge to fill in the gaps, 
keeping the “intent” or “spirit” of the questions in mind.

10.  SET GOALS TO FIT YOUR 5-YEAR 
CONSOLIDATED PLAN
AFH goals and priorities need to fit into Consolidated 
Plan strategies and Annual Action Plan activities. 
Metrics should be specific but not overly restrictive, 
especially if a goal involves collaboration, political 
decisions, or other forces outside your control. HUD is 
much more interested in seeing a few implementable 
goals than a laundry list that may or may not be 
addressed. Just keep asking yourself, “Will we fund 
this?”

If your AFH is due on October 4, 2017, you should 
already be underway!  Develop your project sched-
ule, amend your CPP, and identify local groups and 
organizations to collaborate with on the Community 
Engagement Plan. Just get started!

Ira Mabel is a housing and community development 
planner in the Pittsburgh office of Mullin & Lonergan 
Associates. He was the project manager for the joint 
AFH prepared for the City of Harrisonburg, VA and 
Harrisonburg Redevelopment and Housing Authority. You 
can reach Ira at iram@mandl.net or at (412)323-1950.

www.MandL.net
Housing
Community Development
Economic Development
Community Planning
Special Studies

3909 Hartzdale Drive, Suite 901
Camp Hill, PA 17011-7838
717-731-1161
800 Vinial Street, Suite B-141
Pittsburgh, PA 15212-5128
412-323-1950

A SUSTAINABLE
FUTURE
TAKES COMPREHENSIVE
PLANNING
TODAY
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By:  Leigh A. Poltrock, Esq., Pepper Hamilton LLP                                                          

The message from HUD is certainly confusing: don’t discrimi-
nate, but use your discretion. It is enough to strike fear into the 
heart (and liability insurer) of even a seasoned property owner 
and manager.   The common advice to date has been to adopt a 
standard policy and apply it to everyone; however, HUD now 
wants landlords to look at applicants on an individual, case-by-
case basis, which represents a sea change from longstanding 
“best practices” in admissions policies and puts management 
employees squarely in the middle of rendering discretionary 
but non-discriminatory decisions. 

WHY THE CHANGE?

According to statistics published by the Justice Department 
in 2014, nearly one-third of the adult population in the United 
States has a criminal record of some sort.  Those individuals 
face significant barriers to securing housing, including feder-
ally assisted housing.  Those same statistics demonstrated that 
African Americans and Hispanics are arrested, convicted, and 
incarcerated at rates disproportionate to their share of the gen-
eral population. Thus, denials based on criminal background 
checks can lead a landlord to violate the Fair Housing Act.  
This is true if its policy for denying applicants with criminal 
histories has an unjustified discriminatory effect, even if the 
landlord had no intent to discriminate. 

CONSIDERING PRIOR CONVICTIONS

Owners and operators of federally assisted housing have 
been on notice since at least November 2, 2015 that denials 
of admission cannot be based solely on arrests and not con-
victions. (See Notice PIH 2015-19). Moreover, given that 
there are only two types of convictions that lead to mandated 
exclusion (a lifetime ban on registered sex offenders and those 
convicted of manufacturing methamphetamine in federally 
assisted housing), any other convictions are not an automatic 
bar to admission.  So, how does a landlord decide who to admit 
and who to reject when considering prior convictions?

The April 4, 2016 Guidance from HUD’s Office of General 
Counsel (OGC) addresses the likelihood that the Fair Housing 
Act is being violated when housing providers use blanket 
policies in refusing admission or lease renewal based on an 
individual’s criminal history because such policies are likely to 
have a disparate impact on racial minorities. Moreover, “bald 

The Changing Landscape of Housing Admissions for Landlords:   
Life in the Wake 
of the April 4, 2016 OGC Guidance

assertions based on generalization or stereotype that any indi-
vidual with an arrest or conviction record poses a greater risk 
than those without such records are not sufficient.” Landlords 
and property managers must be able to prove through reliable 
evidence that blanket policies actually assist in protecting 
residents and property.

BEST PRACTICES

There are two requisites for an admissions policy regarding 
prior convictions that will withstand scrutiny: a reasonable 
look-back, and a reasonable connection to the health, safety, 
and welfare of current residents.  

While OGC did not explicitly define what constitutes a 
reasonable look-back, it is clear that certain policies will be 
deemed unreasonable.  For example, a policy that forever 
excludes those with a felony conviction of any kind cannot 
withstand scrutiny.  A policy or practice that does not con-
sider the amount of time that has passed since the criminal 
conduct occurred is unlikely to be deemed reasonable. 
Similarly, a policy that treats old misdemeanor convictions 
the same as felony convictions is bound to fail. The policy 
must discern between conduct that is a risk to safety and 
property, and conduct that is not.  If a felonious forger is 
treated the same as an individual with a felony assault record, 
then the policy requires revision. 

Most troubling to landlords, the Guidance suggests that 
criminal records should be reviewed on a case-by-case 
basis, considering the nature, severity, and recency of the 
criminal conduct.  This type of individualized assessment 
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of mitigating information is deemed inherently better than 
blanket or categorical exclusions that do not consider other 
information. 

The method used to gather this additional information is left to 
the discretion of the landlord.  You may decide to add a space 
to your application requesting additional information from 
the applicant regarding any convictions. Alternately, you may 
elect to conduct a follow-up interview with an applicant with 
a criminal background that might otherwise lead to denial of 
admission.  The 2015 Notice identified such an interview as a 
“best practice,” and noted that it had the potential to produce 
cost savings, as it can lead to a decrease in the number of 
complaints about denials of admission. Relevant mitigating 
information to be sought from the applicant may include: “the 
facts or circumstances surrounding the criminal conduct; the 
age of the individual at the time of the conduct; evidence that 
the individual has maintained a good tenant history before and/
or after the conviction or conduct; and evidence of rehabilita-
tion efforts.”  OGC also noted that by delaying consideration 
of criminal history until after an applicant’s credit and other 
qualifications are verified, a landlord may help minimize any 
additional costs related to the individualized process.  

The Changing Landscape of Housing Admissions for Landlords:   
Life in the Wake 
of the April 4, 2016 OGC Guidance

THE NEW NORMAL

While landlords may still use criminal histories to make 
decisions, those records cannot be used to discriminate or be 
allowed to have an unjustified discriminatory effect. Policies 
that deny admission to applicants based on their criminal 
history must be narrowly tailored to serve the landlord’s 
substantial, legitimate, nondiscriminatory interests and take 
into consideration such factors as the type of the crime and 
the length of the time since conviction. Policies that do not 
take those factors into consideration are unlikely to withstand 
scrutiny.  This type of case-by-case analysis requires both a 
well-articulated written policy for staff to follow and in-depth 
training for front-line staff on how to consider these factors and 
make decisions in a non-discriminatory way.

Leigh A. Poltrock is of counsel in the Affordable Housing and 
Community Development Practice Group of Pepper Hamilton 
LLP, resident in the Pittsburgh office. Ms. Poltrock concen-
trates her practice on multifamily affordable housing develop-
ment and the administrative, regulatory, litigation and general 
corporate matters that arise in connection with these projects.  
Her clients throughout the country include public housing 
authorities, developers, nonprofits, for-profit owners and other 
recipients of HUD funds.  Ms. Poltrock can be reached at pol-
trockl@pepperlaw.com or 412-454-5026. 
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Affordable Housing and Community Development

         |         |
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Submitted by: Lynn R. Crisci, CPCU, ARM

The case for housing organizations using drones seems self-ev-
ident. Monitoring the physical conditions of the buildings that 
house your tenants is part of any regular inspection program. 
You may also inspect following a weather event or complaint. 
What follows is one or more of your employees standing on 
a roof, or pulling out a ladder to get a closer look. The time 
required (setting up the call, dispatching the crew, and docu-
mentation) will be repeated when repairs are ordered.

What if the first step, the inspection, could be done faster and 
with less risk for your employees? That’s the benefit of drone 
technology.

With its low cost (drones with high definition cameras aver-
age $750-$2,000), many housing professionals are examining 
the possibilities. Before you take the leap, though, you should 
consider what is required and how you would implement the 
program.

LEGAL REQUIREMENTS:

The Federal Aviation Administration (FAA) published Part 107 
– Small Unmanned Aircraft Regulations on August 29, 2016, 
establishing the requirements for any business using drones. 

l   ‘Pilot’ certification: Your employee ‘pilot’ will need a remote 
airman certificate issued by the FAA. These certificates are 
earned by passing an exam at an FAA-approved knowledge 
testing center. There are centers located in every state, and 
you can find the one closest to you by going to the following 
link: (https://www.faa.gov/training_testing/testing/media/
test_centers.pdf)

The material needed to pass the exam is available on the FAA’s 
website, including both a manual and a self-study guide. Your 
pilots, once certified, will require regular recertification, though 
this may be offered electronically.

l  Registering drones: In addition to certifying your pilot, each 
drone you own will need to be registered through the FAA’s 
electronic portal. Your business will be issued an identifi-
cation number, and that number should be affixed to each 
drone. This assumes you will maintain your inventory with 
the FAA. If you buy, sell, or retire a drone, you will need to 
update its status through the FAA portal.

l  Reporting accidents: If there is a reportable accident involv-
ing your drone, you will be required to log it through the 
FAA’s on-line system. The definition of ‘reportable’ includes 
accidents involving property damage valued at $500 or more, 
or ‘serious’ injury to a person, although what is considered 
‘serious’ is open to interpretation.

POLICY CONSIDERATIONS:

Once you have identified your pilot, had him or her trained, and 
registered your drones, you should develop your policy.

l  Privacy is the number one concern associated with drone use. 
The idea of a vehicle with a camera flying past windows can 
give rise to legitimate worries. The policy you create should 
include some basic guidelines and rules:

 o  Drones are secured and can only be tagged out by your 
pilot for specific purposes

 o  The date, times, and purpose of your drone flight should 
be posted in advance, informing tenants to close drapes 
and blinds during those hours

l   Provide contact information for tenants and others to report 
any concerns

l  Reinforce cordoning off a corridor of at least five feet around 
the building so that the drone won’t fly over anyone not 
involved in its operation. This is an FAA rule

Drones in Your Inspection Toolbox
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l  Reinforce with your pilot that the drone should be in their 
line of sight at all times. If the drone is being used to inspect 
the roof, it’s understood there may be moment it is out of 
sight, but that should be momentary

There are other rules published by the FAA and you’ll want 
to consider insuring your drones, however, by following the 
guidelines, you should find that using this ‘tool’ provides sub-
stantial benefits to your housing inspection program. 

Interested in learning more? Visit www.housingcenter.com/
drones to sign up to be the first to receive part I of HAI Group’s 
e-Book series on drones: “Understanding the Drone Regulatory 
Landscape.”

Lynn R. Crisci, CPCU, ARM is the Assistant Director for HAI 
Group Product Development. Prior to joining HAI Group, 
Lynn worked at The Hartford in their Specialty, Middle 
Market, and TPA Claims divisions. She brings 30 years of 
industry experience, developing new and innovative insurance 
products and programs serving the needs of the public and 
affordable housing industries. Lynn can be reached at lcrisci@
housingcenter.com. 

HAI Group is a family of companies founded by and dedi-
cated to serving the public and affordable housing community. 
We deliver innovative, tailor-made solutions to protect assets, 
improve efficiency, empower employees, and move housing 
strategies forward. Our portfolio includes insurance, software, 
capital, research, advocacy, and learning solutions.

 “AUDIT, TAX AND ADVISORY

SERVICES

FOR YOUR
AFFORDABLE HOUSING

PROJECT”

* * * C E R T I F  I E D  P U B L I C  A C C O U N T A N T S * * *

VISIT OUR WEBSITE FOR MORE INFO:

WWW.AHALTD.NET

Think of Us as YOUR 
Financial GPS.

Securities offered through Registered Representatives of Cambridge Investment Research, Inc., a Broker/Dealer, Member FINRA/SIPC. Investment 
advisory services offered through Investment Advisor Representatives of Cambridge Investment Research Advisors, Inc., a Registered Investment 
Advisor. Cambridge and Duncan Financial Group, LLC and its subsidiaries are separate entities.

Duncan Financial Group
Headquarters: 311 Main Street | Irwin, PA 15642 

Pittsburgh: 368 Butler Street | Pittsburgh, PA 15223
P: (412) 238-7331 | www.duncangrp.com 
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Educational benefits such as these are available to 
U•COMP members. 

For more information on the U•COMP program or  
for a non-binding quote, please contact:

Debbie Gross
U•COMP Member Service Representative
Phone: 1-800-922-8063 x254
Email:  dgross@pamunicipalleague.org

HOW WILL THE SHARED-WORK PROGRAM AFFECT 
YOUR BUSINESS:

l   If you are a contributory employer (if you pay a percentage to 
Labor and Industry for your unemployment claims), your rate 
could increase.

l  If you are a reimbursable employer (if you pay dollar for dollar 
for every unemployment claim incurred), you will be paying 
for the unemployment claims incurred by the Shared- Work 
unit in a dollar for dollar manner.

l   A main responsibility of the Program is that you agree not to 
lay-off any employee listed in the Plan for the length of the 
Plan, as well as to not reduce their hours by more than the 
reduction percentage in the Plan that is in effect.

The Shared-Work Program can help you retain your full staff for 
business growth in the future. For more information, please go to 
www.uc.pa.gov/SharedWork.

Submitted by Debbie Gross / U•COMP Member Service 
Representative

When you experience temporary decreases in business due a 
slowing of the economy or for other reasons, there is an alterna-
tive to lay-offs.  The alternative is Pennsylvania’s Shared-Work 
Program.  A Shared-Work Plan enables the employer to reduce 
the number of work hours of a group of employees temporarily 
and to divide the number of available hours equally among these 
department employees.  This Plan allows for all the employees 
of a given department to remain employed while receiving a 
percentage of their Unemployment Weekly Benefit Amount.  The 
employees will work a reduced schedule until such time as the 
employer is able to increase their hours to their original schedule 
as outlined in the employer’s Shared-Work Plan.

ADVANTAGES TO EMPLOYERS: 
l   Shared-Work allows the employer to retain their workforce 

during temporary declines in business and then to quickly 
increase their operations without having to hire, re-hire or 
recruit new employees.

l  The Shared-Work Plan helps the employer save money by elimi-
nating the expense of training because they do not have to hire new 
employees when the workload increases.  They simply increase the 
existing employees’ hours to the level prior to the slowdown.

l   It helps employers retain experienced employees.

l   It protects employees from the adversities of a full lay-off.

l  It can help to keep employee morale up during a difficult time.

TO BE ELIGIBLE AS A SHARED-WORK EMPLOYER:
l  You as the employer select which employees will be in the 

Shared-Work Plan. There must be a minimum of two employ-
ees in a Plan.

l  You can have more than one Shared-Work Plan in effect at any 
given time if there is more than one unit affected.

l  You must complete an application.  Applications can be found 
at www.uc.pa.gov/SharedWork.  You must provide information 
about the affected “unit”, the percentage of the reduction and 
the beginning and end dates of the Plan.

l  You are eligible to participate as an employer if you have filed 
all of your UC taxes for all quarters and paid all amounts due. 
If you are a contributory employer, you must have a positive 
reserve balance and you must have paid wages for the last 12 
consecutive quarters. 

Shared-Work Plans

middle middle middlefold fold

center

Is your business 
experiencing a slow time?

Let’s work together to  
help you through it.
A temporary decline in business does not 
mean that your only option is to lay off 
productive employees. Pennsylvania’s 
Shared-Work Program offers an innovative 
alternative to layoffs.  

Pennsylvania’s  
Shared-Work Program 

 
and employees.
Pennsylvania’s Shared-Work Program allows  
you, the employer, to retain your workforce  
during a temporary slowdown and then 
quickly ramp up operations without the 
expense of recruiting, hiring and training 
new employees. At the same time, the 
program enables employees to receive 
a percentage of their unemployment 
compensation (UC), if they meet  
eligibility requirements for UC. 

Shared-Work Plan: 
• Maintain full staff for future business growth

• Reduce future hiring and retraining costs

• Maintain employee productivity

• Retain experienced employees 

•  
   hardship of a full layoff

• Keep employee morale high
Find out more at 

www.uc.pa.gov/SharedWork

RETAIN 
your employees 

while your business

REGAINS
its momentum.

How will Shared-Work  
affect the bottom line  
of your business?
Participation in the Shared-Work Program 
may increase the amount of UC contributions 
due. The goal of the program, however, is  
to prevent long-term unemployment of  
your employees. 

If you are a contributory employer, the  
experience-rated portion of your UC 
contributions may increase based on the 

If you are a reimbursable employer, you will 

which are attributable to the employee’s 
service with your company.

For more information on Pennsylvania’s Shared-
Work Program, visit www.uc.pa.gov/SharedWork 
or contact us at SharedWork@pa.gov.

UC-1098  03-16
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Serving

Municipalities 

And

Authorities

F o r  m o r e  i n f o r ma t i o n ,  
p l e a s e  c a l l  De b b i e  G r o s s  

a t  1 -800-922-8063 or  ema i l  
d g r o s s @ p a m u n i c i p a l l e a g u e . o r g .

41 4  N o r t h  S e c o n d  St re et
H a r r i s b u rg ,  PA 1 71 0 1

✔ Your partner to lower unemployment claims.

✔ Open to all classes of Pennsylvania
municipalities and authorities.

✔ Provides great opportunities for
dividends.

✔ Offers representation at unemployment
hearings.

✔ Competitive annual rates due to actuarial
calculations.

✔ No separate sign up fees to join the
program.

✔ Prompt and professional service through
experienced support staff.

Un e mp l oy m e n t
C o mp e n s a t i o n
C ove ra ge

Unemp l oymen t  Compensa t i o n  Tr u s t

www.pamunicipalleague.org A Service Program of the Pennsylvania Municipal League

For Over

30 Years
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By: Edwin L. Stock, Esq. & Deborah A. Sottosanti, Esq.                                                          

On April 4, 2016, the U.S. Department of Housing and 
Urban Development’s Office of General Counsel issued 
“Guidance on Application of Fair Housing Act Standards to 
the Use of Criminal Records by Providers of Housing and 
Real Estate-Related Transactions.”  The guidance addresses 
how the discriminatory effects and disparate treatment 
methods of proof apply in Fair Housing Act (“FHA”) cases 
in which a housing provider justifies an adverse housing 
action, such as a refusal to rent or renew a lease, based on 
an individual’s criminal history.

The guidance notes that a housing provider violates the 
FHA when the provider’s policy or practice has an unjusti-
fied discriminatory effect, even when the provider does not 
intend to discriminate.  Thus, a facially-neutral policy or 
practice that has a discriminatory effect violates the FHA 
if it is not supported by a legally sufficient justification.  
So, where a policy/practice that restricts access to housing 
on the basis of criminal history has a disparate impact on 
individuals of a particular race, national origin or other 
protected class, such policy/practice is unlawful under the 
FHA if it is not necessary to serve a substantial, legitimate, 
nondiscriminatory interest of the housing provider, or if 
such interest could be served by another practice that has a 
less discriminatory effect.  

STEP ONE

According to the guidance, discriminatory effects liability 
is determined under a three-step burden-shifting standard 
requiring a fact-specific analysis.  In the first step, a plaintiff 
(or HUD) must prove that the housing authority’s crimi-
nal history policy has a discriminatory effect, i.e., that the 
policy results in a disparate impact on a group of persons 
because of their race or national origin.  This burden is 
satisfied when the plaintiff presents evidence that proves 
that the challenged practice actually or predictably results in 
disparate impact.   

DOING THE THREE-STEP:     
HUD’S Guidance on Determining Discriminatory Effects 
Liability in the Use of Criminal Records

STEP TWO

In the second step, the burden shifts to the housing pro-
vider to prove that the challenged policy/practice is 
justified, i.e., that it is necessary to achieve a substantial, 
legitimate, non-discriminatory interest of the provider.  In 
housing cases, the interest is usually the protection of the 
residents and their property.  The provider must be able 
to prove with reliable evidence that its policy/practice of 
making housing decisions based on criminal history actu-
ally assists in protecting resident safety and/or property.  
The guidance indicates that exclusions based solely on a 
prior arrest not resulting in a conviction do not actually 
assist in protecting resident safety and/or property.  The 
guidance then discusses prior convictions and suggests that 
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a criminal record policy must take into account the nature 
and severity of an individual’s conviction as well as the 
amount of time that has passed since the criminal conduct.  
Thus, a policy/practice that fails to consider the nature, 
severity, and recency of criminal conduct is unlikely to be 
proven necessary to serve a “substantial, legitimate, nondis-
criminatory interest” of the provider.

STEP THREE

The third step of the analysis is applicable only if a housing 
provider successfully proves that its criminal history policy 
or practice is necessary to achieve its interest.  In the third 
step, the burden shifts back to the plaintiff (or HUD) to 
prove that such interest could be served by another prac-
tice that has a less discriminatory effect.  The guidance 
suggests that individualized assessment of relevant miti-
gating information beyond that contained in an individual’s 
criminal record is likely to have a less discriminatory effect 
than categorical exclusions that do not take such additional 
information into account.

As an aside, the FHA provides that the Act does not prohibit 
“conduct against a person because such person has been 
convicted … of the illegal manufacture or distribution of a 
controlled substance…”  Thus, a housing provider will not 
be liable under the Act for excluding individuals because 
they have been convicted of one or more of the specified 
drug crimes, regardless of any discriminatory effect that 
may result. 

The guidance concludes by indicating that while the FHA 
does not prohibit housing providers from appropriately 
considering criminal history information when making 
housing decisions, arbitrary and overbroad criminal histo-
ry-related bans are likely to lack a legally sufficient justi-
fication.  Thus, policies/practices that exclude individuals 
based on criminal history must be tailored to serve the 
housing provider’s substantial, legitimate, and nondiscrim-
inatory interest and take into consideration such factors as 
the type of the crime committed and the length of time since 
conviction.  Where a policy/practice excludes individuals 
with only certain types of convictions, a housing provider 
will still bear the burden of proving that any discriminatory 
effect caused by such policy or practice is justified.  

The purpose of the guidance is to assist housing providers 
in striking a sensible balance between its interest in pro-
viding a safe place to live for its residents and in allowing 
individuals who may have some criminal history but who 
do not threaten the safety interest to access safe, secure and 

DOING THE THREE-STEP:     
HUD’S Guidance on Determining Discriminatory Effects 
Liability in the Use of Criminal Records

affordable housing.  In considering current or future poli-
cies and practices, housing providers should carefully con-
sider the HUD guidance.  Unfortunately, the HUD guidance 
does not provide a “safe harbor”.  Instead, the guidance 
states that determinations of whether any particular crim-
inal history-based housing restriction satisfies step two of 
the discriminatory effects standard must be made on a case-
by-case basis.  The guidance also recommends individual-
ized assessments of relevant mitigating information beyond 
that contained in criminal records instead of categorical 
exclusions that do not consider such information.

As this guidance was just issued in April 2016, it remains to 
be seen how courts will utilize the guidance in future cases.  
However, as with past guidance, housing providers should 
assume that HUD will view its guidance as having the force  
of law.

– Simplifying complex legal matters™

Edwin L. Stock

627 N. 4th Street, Reading, PA

(610) 372-5588

www.RolandStock.com

30 Years  
of Housing Experience

Roland Stock is available  

for consultation to  

Housing Authorities and  

their Solicitors.
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Conference Schedule (as of December 1, 2016) 

Visit www.pahra.org for updated information on training sessions, speakers, events and other conference news.

Sunday, February 26, 2017
4:00 p.m. – 6:00 p.m. PAHRA Committee Meetings

4:00 p.m. – 6:00 p.m. Early Registration 

6:00 p.m. – 8:00 p.m.  Board of Directors Meeting 

8:00 p.m. – 11:00 p.m. Meet, Mix and Mingle – Ad Lib Craft Kitchen & Bar 

Monday, February 27, 2017
7:30 a.m. – 8:15 a.m. Continental Plus Breakfast 

8:00 a.m. – 12:00 p.m.  Registration

8:15 a.m. – 8:30 a.m.    Conference Welcome to Harrisburg   

8:30 a.m. – 9:30 a.m. Opening Plenary Session:  Federal H&CD Issues
  John Bohm, Acting Chief Executive Officer, NAHRO
  Tim Kaiser, Executive Director, PHADA

9:30 a.m. – 9:45 a.m.  Mid-Morning Refreshment Break

9:50 a.m. – 12:30 p.m. Concurrent Educational Sessions 

12:30 p.m. – 1:45 p.m.  Conference Luncheon – Greg Kaufmann, Senior Fellow, Poverty to Prosperity Program, 
Center for American Progress (invited)  

1:50 p.m. – 3:00 p.m. Concurrent Educational Sessions 

3:00 p.m. – 3:20 p.m. Afternoon Pick-Me-Up 

8:00 p.m. – 12:00 a.m. Evening Networking Event – Party at the Pub - Mulligan’s 

Monday Concurrent Educational Sessions Include: 
What’s Happening in Washington? Post-Election Predictions
Our national housing advocacy groups share their respective legislative agendas and discuss the potential impacts of the 
transition to a new administration
• Where is H&CD located on the new political landscape 
• John Bohm, Acting Chief Executive Officer, NAHRO
• Tim Kaiser, Executive Director, PHADA

Annual Legal Workshop  (multi-session)
• Employment in Real Life: Actual situations including FMLA, ADA, Attendance, Discipline, Termination and more!
• Self-Developers: Agencies Take on the Role of Developer
• Project-Based Vouchers: A Whole New World 
• CLE’s Available

Mandated Reporting:  It’s the Law  (multi-session)
•  Attend the first state-approved curriculum for recognizing and reporting abuse or neglect under the Child Protective 

Services Law 

New Weapons in the Blight Fight Battle
•  Using the Tool of Conservatorship:  Real World Case Studies

Assessment of Fair Housing (AFH) Forum
• Open discussion to share thoughts and experiences on tackling the task 
 

2017 PAHRA ANNUAL CONFERENCE   
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(See next page for conference registration form.)

Tuesday, February 28, 2017

7:30 a.m. – 8:15 a.m.  Continental Plus Breakfast 

8:00 a.m. – 12:00 p.m.  Registration

8:15 a.m. – 9:30 a.m. Morning Plenary Session:  State Policies and Programs

9:30 a.m. – 9:45 a.m.  Mid-Morning Refreshment Break

9:50 a.m. – 12:20 p.m. Concurrent Educational Sessions

12:30 p.m. – 1:45 p.m. Lunch On Your Own

1:50 p.m. – 3:00 p.m. Concurrent Educational Sessions

3:00 p.m. – 3:20 p.m.  Afternoon Pick-Me-Up

3:30 p.m. – 4:00 p.m. Annual Housing Awareness Event at Capitol Rotunda

4:00 p.m. – 5:00 p.m. Tour of Jackson Tower – Harrisburg Housing Authority  

6:00 p.m. – 8:00 p.m. Capitol Conference Reception – Senate Majority Whip John Gordner    

Tuesday Concurrent Educational Sessions Include: 
State Policies and Programs
Discuss current events and issues affecting the H&CD industry in Pennsylvania with representatives of:
• PA Department of Community and Economic Development 
• Pennsylvania Housing Finance Agency 
• Housing Alliance of Pennsylvania 

Pennsylvania’s Five-Year Affordable Housing Strategy (multi-session)
• An Overview of the Plan With a Focus on Housing and Redevelopment Roles 
• Town Hall Meeting:  Let’s Talk 

Alphabet Soup:  HUD’s Pot is Simmering  (multi-session)
• HOTMA – Review financial implications of this recently passed legislation 
• PHAS & SEMAP – Discuss HUD updates under consideration and the potential impact on your agency’s designation
• HCV – Highlighting policy and procedural changes to improve program success 
• VASH – Success stories shared, tips to enhance VASH effectiveness 

Pennsylvania Prevailing Wage Rate Roundtable 
• Come join the discussion

PIC / EIV:  HUD Leads the Way on Your Path to Peak Performance  (multi-session)
• HUD Philadelphia Regional Office, Office of Public Housing Presenting 

Relationship Building:  Get to Know Your State Civil Service Representative  
• “Meet and Greet” with Staff of the Policy Assistance and Audit Division
• Presentation of Civil Service Processes and Procedures 

Make Your Mark:  Advocate and Educate 
• Attend our 4th Annual Housing Awareness Event in the Capitol Rotunda
• Schedule Meetings With Your Elected Officials and Invite Them to Our Capitol Conference Reception 

 
Wednesday, March 1, 2017 
8:30 a.m. – 10:00 a.m. Conference Closing Breakfast 

    Keynote Speaker:  To Be Announced 
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2017 PAHRA CAPITOL CONFERENCE 

Name:

Title:

Organization:

Address:

City: State:  Zip:

Telephone: Fax:

Email:

FULL PACKAGE:  Member - $300 Non-member - $340    Guest/Spouse - $100      

DAILY SESSIONS: Member - $170 Non-member - $200 Specify date: ________________

Total Amount: $                            Please copy and complete a separate form for each attendee.

Don’t forget the PAHRA Member Bonus –  
for each two full registrations, the third full registration is half-price!

Please contact the hotel directly for room reservations:  
Hilton Harrisburg 
One North Second Street, Harrisburg, PA 
1-717-233-6000 or 1-800-HILTONS
http://www.hilton.com/en/hi/groups/personalized/M/MDTHHHF-PAH17-20170226/index.jhtml

PAHRA Group Room Rate includes a delicious Continental Plus breakfast Monday-Tuesday and the 
PAHRA Breakfast Buffet Wednesday.   
$167 per night single 
$ 95 per night double

Reserve before January 27, 2017 to receive the PAHRA Group Room Rate.

Attendees are encouraged to email registration forms to kelly@pahra.org with payment to follow.  
Please copy and complete a separate form for each attendee. Please make check payable to 
PAHRA and mail with a copy of your completed registration form to:

PAHRA 
PO Box J 
New Florence, PA 15944 

THANK YOU!

(please use black ink and print clearly)
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Ten Year Sealed Battery
Smoke & Carbon Monoxide Alarms

Powered by a sealed-in, 10-year 
lithium battery, Kidde’s Worry-Free 
line of smoke and CO alarms are UL 
Listed and provide nonstop power 
for a decade. No need to replace 
the battery or be awakened by a 
low battery chirp!

Room specific features like a super-
bright LED in the hallway and reduced nuisance alarms 
in the kitchen, make it simple and easy to pick the right 
alarm for the right location. Plus, save $40 over the life 
of each alarm in battery costs.

Available in battery only or hardwired with 10-year 
battery backup.

Say “good night” to low battery chirps 
and “hello” to hassle-free protection with 
Kidde’s Worry-Free smoke and carbon 
monoxide (CO) alarms.

Eliminates the hassles of 
replacing batteries & late 

night battery chirps!

Save up to $40 in 
batteries over the life  

of alarm.

• Sealed Lithium Battery:  
No stolen batteries or worry of  
non-functioning alarm.

• Maintenance-Free:  
Battery never needs replacing.  
No need for maintenance  
personnel to change batteries.

• Tamper Resistant:  
Ensures uninterrupted performance  
and reduces liability.

• Product Lifelong Warranty:  
Alarms are UL Listed,  
and last 10 years.

• Save time and money by investing  
in Worry-Free 10-Year Alarms!

Worry-Free Alarms are Ideal  
for Multifamily Applications

Powered by sealed-in, 10-year lithium 
batteries, Kidde’s Worry-Free line of 
smoke and CO alarms use only one 
battery for the life of the alarm to 
provide 24/7 fire safety protection.

IDEAL FOR MULTIFAMILY  
APPLICATIONS

Apartments / Condominiums 
Universities / Dormitories 

Hotels / Motels
Public Housing / Assisted Living Facilities
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With the passing of time, it’s inevitable that building 
systems will age. What’s less certain is the definitive line 
between retrofitting a system and replacing it. Critical fac-
tors like deferred maintenance and overall system design 
— not to mention the organization’s mission and overall 
budget — all affect this decision. 

Retrofitting a system involves leveraging the existing sys-
tem and improving upon an application within the system, 
provided that the system can still function as designed. In 
contrast, replacing a system is a complete overhaul, involv-
ing the full removal of the existing system and engineering 
and installing a new system as a replacement. This can be 
a viable option when the system is at the end of its useful 
life, which can occur after lengthy periods of deferred 
maintenance that result in downtime and negatively impact 
costs and operations.   

Ultimately, the retrofit-versus-replace decision is complex 
due to its resulting implications. And there are steps to take 
to protect the investment to retrofit or replace. Striking this 
delicate balance is part of a complex equation that requires 
a holistic approach to a building system.

FOUNDATIONAL CONSIDERATIONS

As buildings age, associated systems, such as building 
automation and HVAC, can show signs of stress — partic-
ularly if deferred maintenance is a factor. This can lead to 
downtime, not to mention affecting comfort and creating 
other issues, like increasing operating costs to keep systems 
functioning. Eventually, the question must be asked: can 
the issues be addressed with a system retrofit? Or is a full 
replacement in order?

Initial steps can help set the stage for making an informed 
decision, which should leverage a holistic view of the 
building and how the systems work in concert. 

l  First, take stock of the full range of systems within a 
building — from chillers, boilers and air handlers, to 
packaged rooftops and split systems—and how they are 
controlled, whether it’s through digital or pneumatic 
methods in conjunction with a building automation 
system. 

STRIKING A BALANCE:     
Solving the 
Retrofit-Versus-Replace Puzzle

l   Next, evaluate a facility’s renovation history. 
Renovations can affect a building’s performance and 
behavior based on modifications —the design intent 
— which also impacts how building systems perform. 
For example, while a building renovation can change 
dimensions of a specific space, how a building’s HVAC 
system is serving these spaces may remain as intended 
for the original dimensions, which may not be optimal. 

With that, two pivotal questions emerge: 

l  If the renovated building space received a new system, 
would the system’s intent, design and application be 
different from before?

l  If different, what would modifying the existing system 
to accommodate the new application entail? 

If the answer to the first question is yes, change is in order 
to ensure the space is optimally served by the associated 
building system. Determining whether to replace or ret-
rofit the system should entail evaluating the difficulty of 
each — as well as the necessary investment and associ-
ated payback.

SETTING THE PROCESS IN MOTION

Following the foundational considerations, an audit of the 
systems working in concert can establish a second layer 
in reaching a retrofit-or-replace decision. This process 
involves performing a system analysis that marries a 
focus on comfort, energy efficiency or other goals, as well 
as looking at the other factors, from system criticality to 
maintenance history.  

The analysis process also includes evaluating capital 
budget plans, utility bills, and historical budgets. These 
can help identify indicators of systems efficiency, critical-
ity and deferred maintenance to determine the true cost of 
operations.  

MAKING AN INFORMED DECISION

As part of the system analysis, a building systems audit 
professional can assist with making the decision to retrofit 
or replace a system. Ultimately, the decision should be 
made within the context of the larger organizational 
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goals as well, however. The decision should be viewed as 
a cost-effective investment for an organization, whether 
it ultimately ends in a system retrofit or replacement—or 
combination of the two. 

PROTECTING INVESTMENTS

The work doesn’t stop once a decision is made to retrofit 
or replace a system. Instead, it’s important to take steps 
to protect the investment, extending system life through 
measures like proper maintenance. Traditionally, at a min-
imum, this has entailed preventive maintenance based on 
standards.

Most recently, new ways of extending system life are 
emerging, thanks to technology advancements. Now, ser-
vice and maintenance can leverage measures such as smart 
devices and cloud-based technology to monitor, manage 
and optimize building systems, using software and analyt-
ics in real time to evaluate system performance, identify 
faults, analyze trends and predict failures immediately. 
Instead of maintaining systems based on a best-guess cal-
endar, maintenance visits by a service technician are based 
on exactly when the system needs servicing. Issues are then 
prioritized and addressed appropriately — whether through 
remote connectivity or an in-person site visit.

MAPPING A SUCCESSFUL PATH

Rapid technological change is a common reality, and 
building systems are not immune. Regardless of the 
decision to retrofit or replace, organizations should expect 
and anticipate additional system changes. These changes 
can introduce new functionality, increased efficiency and 
enhanced system performance. Understanding how the 
manufacturer is working to improve its products can help 
organizations establish long-range budget planning, and 
ensure that critical building systems and their applications 
continue to support the system design. 

Coupling these considerations with the right mainte-
nance program can ensure an organization is getting the 
most out of its retrofit or replacement investment. This 
approach can also help build the case for the next retrofit 
or replace project.

For more information or if you need assistance with  
these types of evaluations, please contact Rick Sawicki at 
330-655-0753 or richard.sawicki@honeywell.com,  
or visit buildsolutions.honeywell.com. 

Need a loan for your community project?
Contact an FHLBank Pittsburgh member institution and ask about 
low-cost lending for affordable housing, small businesses and 
economic development through the Community Lending Program. 
Find a member near you at www.fhlb-pgh.com.

800.288.3400 • www.fhlb-pgh.com
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By Brian T. McCall, CPA, CGFM, Partner        

The Governmental Accounting Standards Board (GASB) 
is once again clarifying their stance on the reporting of 
component units for governmental entities, with the release 
of GASB Statement No. 80, “Blending Requirement for 
Certain Component Units”.  This standard amends the 
blending requirements for the financial statement presenta-
tion of component units of all state and local governments. 
The additional criterion requires blending of a component 
unit incorporated as a not-for-profit corporation in which the 
primary government is the sole corporate member.

The requirements of this Standard become effective for 
reporting periods beginning after June 15, 2016 (June 30, 
September 30, and December 31, 2017 financial state-
ments). GASB 80 clarifies that a non-profit entity that is 
100% controlled by a PHA (Public Housing Authority) 
should be reported for financial reporting as a blended 
component unit.  That seems straightforward enough – but 
the complexity comes in when that non-profit entity has 
ownership stakes and varying levels of control in different 
partnerships.

Component unit existence, and therefore financial report-
ing for PHAs has become more prevalent over time, with 
the use of component units to facilitate mixed financing 
deals and more recently with RAD (Rental Assistance 
Demonstration) deals.  The advent of RAD has also brought 
about changes in REAC (Real Estate Assessment Center), 
whereby properties must now be further defined as to 
whether they are mixed finance or RAD within REAC.  This 
has also led to discussions about which properties should 
be reported within Public Housing, Business Activities, or 
Component Unit columns within the FDS (Financial  Data 
Schedule).

What if the other partner in the partnership with the non-
profit entity is the PHA?  What if the other partner is 
another related entity?  What if the other partner is the 
financial institution, who might own 99% or more of the 
partnership, but the mixed finance property is built on land 
leased from the PHA, the PHA is the main lender to the 
partnership, and is also the management agent?   While the 
answers to these questions might be straightforward, the 
most appropriate answer for external financial reporting 
following the GASB statements is rarely as straightforward, 
as GASB lacks specific guidance on reporting public/private 
partnerships of the type with which PHAs are involved.  

Additionally, HUD’s requirements as to the reporting of 
these relationships with the financial reporting module of 
REAC adds another layer of complexity to the evaluation of 
how to account for these component unit relationships.

So, although this Statement does not impact the existing cri-
teria for determination of what is a component unit, if you 
are a PHA that has created a not-for-profit corporation in 
which the PHA is the sole corporate member, your financial 
reporting may need to be reviewed to determine if a change 
in presentation is necessary. Therefore, now may be a good 
time to review your overall reporting of potential compo-
nent unit entities.

Don’t hesitate to contact us if you have any further ques-
tions regarding this article:

Brian T. McCall, CPA, CGFM
bmccall@md-cpas.com 
www.md-cpas.com 
412-535-5540

GASB Statement 80:   
Changes to Component Unit Reporting
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Permitting
Feasibility Studies
Conversion Units

Interior Design
Parking Area Design

Storage Units
UFAS Site Development

UFAS Handicap
Accessibility Compliance
Playground/Recreational

Facilities
Interior/Exterior

Renovations
Landscaping Design
Hazardous Material

Investigations
Elevator Renovation/

Modernization
HVAC, Plumbing &
Electrical Upgrades
Project Managment

Master Planning for New
Development

Needs Assessment Studies

www.eadsgroup.com • 800.788.0982

Engineering, Architecture & Design Services
A l t o o n a  l  C l a r i o n  l  J o h n s t o w n  l  L e w i s t o w n  l  P i t t s b u r g h  l  S o m e r s e t  l  C u m b e r l a n d

When quality matters, call on us.

Governments are the core of 
Maher Duessel’s practice, and 

we have comprehensive 
experience serving 
housing authorities

and HUD funded entities. 

Maher Duessel is 
proud to be a Friend 
of PAHRA Partner.

• Financial Statement Audits
• Single Audits
• Grant Audits
• GASB Implementation 
• REAC Filing Assistance
• Employee Benefit Plan Audits
• Internal Control Examinations
• Management & 

Accounting Assistance

Pursuing the Profession While 
Promoting the Public Good®

Pittsburgh
Harrisburg
Butler
State College

Contact Brian McCall, Partner, at 
bmccall@mdcpas.com.  

Is there a quarter page ad?

P&G
brokers

■ Directors & Officers Liability

■ Public Officials Liability

■ Employment Practices Liability

■ Police Professional Liability

■ Fiduciary Liability

■ Network Security / 
Data Breach Liability

■ Pollution Liability

■ Crime Insurance

Contact Shawn Llewellyn for details.

Toll Free  800.586.6502 ext. 9211  •  Direct   804.272.9211
Fax   804.272.7852   •   E mail   shawnllewellyn@pgbins.com

Providing 
specialty 

insurance 
coverages

We’re committed  
to serving  

PAHRA Members.

A Division of Professional Governmental Underwriters, Inc.

9020 Stony Point Parkway, Suite 455
P. O. Box 35471 • Richmond VA 23235

www.pgbins.com
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WHAT IS RANSOMWARE?

Ransomware is a malicious software that cyber actors use 
to deny access to systems or data. The malicious cyber actor 
holds systems or data hostage until the ransom is paid. If the 
demands are not met, the system or encrypted data remains 
unavailable, or data may be deleted.

In 2016, Ransomware will cost small businesses in the 
United States over $75 billion in downtime. Yes, that is 
billions that businesses will lose this year alone.

Are you ready for more bad news? One out of four compa-
nies who pay the ransom never recover their indispensable 
data. That is why Infradapt strongly recommends that if you 
are ever in this predicament, NEVER pay up!

HOW DID RANSOMWARE COME INTO 
EXISTENCE? 

The first ever Ransomware virus was created in 1989 by 
Harvard-trained evolutionary biologist Joseph L. Popp. 
It was called the AIDS Trojan, also known as the PC 
Cyborg. Popp sent 20,000 infected diskettes labeled “AIDS 
Information – Introductory Diskettes” to attendees of the 
World Health Organization’s international AIDS confer-
ence. The AIDS Trojan was “generation one” Ransomware 
malware and relatively easy to overcome. The Trojan used 
simple symmetric cryptography and tools were soon avail-
able to decrypt the file names. But the AIDS Trojan set the 
scene for what was to come.

Ransomware was still paralyzing businesses, but in 
September of 2013 a new threat took place that changed 
the dynamics almost overnight. CryptoLocker is the first 
cryptographic malware spread by downloads from a com-
promised website and/or sent to business professionals in 
the form of email attachments that were made to look like 
customer complaints controlled through the Gameover ZeuS 
botnet which had been capturing online banking information 
since 2011.

CryptoLocker uses an upload to a command-and-control 
server, and uses it to encrypt files with certain file extensions, 
and then deletes the originals. It then threatens to delete the 

Ransomware to Cost 
Small Businesses in the U.S. 
Over $75 Billion in 2016!

private key if payment is not received within three days. 
With some versions of CryptoLocker, if the payment isn’t 
received within three days, the user is given a second oppor-
tunity to pay a much higher ransom to get their files back. 

HELLO, MASS SPEAR PHISHING, MEET 
RANSOMWARE!

This destructive introduction took place in April 2016.  
Ransomware is now one of the greatest threats on the inter-
net.  Also, a new Ransomware strain called CryptoHost 
was discovered, which claims that it encrypts your data 
and then demands a ransom. The future of Ransomware?  
CryptoWorms. This is a sophisticated framework for next-
gen Ransomware that will scare the pants off you. Also, 
a new strain of Ransomware called Jigsaw starts deleting 
files if you do not pay the ransom. 

RANSOMWARE ON PACE TO BE A $1 BILLION 
DOLLAR BUSINESS IN 2016. 

CNN Money reported that new estimates from the FBI 
show that the costs from so-called Ransomware have 
reached an all-time high. Cyber-criminals collected $209 
million in the first three months of 2016 by extorting busi-
nesses and institutions to unlock computer servers. 

So enough already… How do our friends from PAHRA 
protect their business from this pernicious intrusion?  Here 
are a few steps that you should take immediately.

l  Risk Analysis:  Have you conducted a cybersecurity 
analysis of your organization?



www.pahra.org	|	37

l  Backup your data:  Do you backup all critical informa-
tion? Are the backups stored offline?  Have you tested 
your ability to revert to backups during an incident? 

l  Business Continuity: Are you able to sustain business 
operations without access to certain systems? If so, for 
how long?  Have you tested this? 

l  Application Whitelisting: Do you allow only approved 
applications to be entered into your system?

Infradapt is taking steps in an effort to help combat these 
problems.  We are providing a free comprehensive assess-
ment of your existing network environment and practices. 

This assessment can be used as a second opinion for your 
current IT staff or your outside provider.

During our assessment of companies that requested our 
Free No Obligation Cyber Analysis, we have uncovered 
breaches that many executives didn’t know existed. The 
lack of security was leaving vital company intelligence 
exposed.

Infradapt wants to be a part of the solution. We invite 
you to an informative discussion about protecting your 
resources and indispensable information. Please call us at 
800-394-2301 to learn more! 

Budget cuts?  
Do more with less. 

Infradapt can equip you with the latest 
equipment for less than it costs to maintain 
your aging IT infrastructure. 

The adaptive infrastructure company 

VOICE 
•  PBX systems 
•  Voicemail 
•  Telephones 
•  Multi-site  
•  Phone Service 
•  Fax-to-desktop 

•  Servers 
•  PC’s & laptops 
•  Monitoring 
•  Break / Fix 
•  Managed Plans 
•  24x7 Helpdesk 

CLOUD DATA 
•  Tenmast 
•  Emphasys Elite 
•  Hosted Email 
•  Sharepoint 
•  Infrastructure 
•  Fixed cost plans 

Serving PA Housing and Redevelopment Authorities since 2006 

Infradapt's Total Support solution is structured to reliably deliver 
uptime and contain technology spending. We can support your 
existing operation,  add 24x7 Helpdesk, provide a complete new 
infrastructure as well as offer periodic hardware & software 
“refreshes”, all for a fixed fee. 

www.Infradapt.com Call: (484) 546-2000 
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By Leo A. Murray for HARIE

The Board of Directors of the Housing and Redevelopment 
Insurance Exchange (HARIE) recently announced the 
election of Edward P. Christiano as President and named 
Christopher H. Kerr to the Board, filling the vacancy created 
by the retirement of long-time Board member and former 
Board President Carl DeChellis.

Mr. Christiano has been the Executive 
Director of the Northumberland County 
Housing Authority for the past 19 
years and has served on the HARIE 
Board of Directors for the past 15 
years.  In addition, Mr. Christiano is 
the Chief Executive Officer of the 
Housing Development Corporation 

of Northumberland County and is a past President of the 
Pennsylvania Association of Housing and Redevelopment 
Agencies (PAHRA – Term 2008 to 2010).

“It is my distinct honor to be President of HARIE’s Board 
of Directors,” Mr. Christiano said. “HARIE’S top priority is 
to provide reliable and affordable insurance coverage to the 
government entities we insure.”

With more than 27 years of experience in public housing, 
Mr. Christiano understands the bottom line associated 
with insurance expenditures. “The Board supports the 
efforts PAHRA and all government entities by providing 
dependable insurance and personalized service,” said Mr. 
Christiano. “Our non-profit status and direct ownership in 
HARIE allow us to provide competitive rates on all lines 
of insurance that drive operating costs down,” the new 
President added.

Christopher H. Kerr has been the 
Manager of the Municipal Authority of 
Westmoreland County (water utility) 
where he is responsible for the direct 
overall day-to-day operation of the larg-
est Municipal Authority in Pennsylvania.

Mr. Kerr has been with the Municipal 
Authority of Westmoreland for the past 

26 years, having served as Manager since 1992. The author-
ity is responsible for supplying clean, potable water to more 
than 400,000 people on a daily basis.

Mr. Kerr said he is honored to have been named to the 
HARIE Board of Directors because of HARIE’s outstanding 
record in providing affordable multi-line insurance packages 
to housing and redevelopment agencies and many other 
governmental entities in Pennsylvania for three decades.

The Municipal Authority of Westmoreland County has been 
a client of HARIE for the past 20 years. “Our experience 
with HARIE has been outstanding,” said Kerr. “The coop-
eration between the risk management, underwriting and 
claims departments equates into unparalleled policy ser-
vice,” he added.

As Mr. Kerr explained it, the Authority is a large agency 
and sometimes has from five to seven waterline breaks 
in a 24-hour period. He said it has been his experience 
that Excalibur Insurance Management Services, HARIE’s 
attorney-in-fact, has always acted in a swift, professional 
manner to respond to claims and to financially manage them 
to minimize any losses.

“For the past 15 years, Ed Christiano has been an integral 
part of HARIE’s commitment to offer quality insurance 
and affordable premiums to all levels of government and 
has contributed greatly to the growth of the non-profit’s 
rock solid $50 million plus in reserves,” said Chuck Volpe, 
Excalibur’s President and C.E.O.

“Mr. Christiano and Mr. Kerr manage multi-million dollar 
budgets annually and both are ‘bottom line’ focused indi-
viduals who know what it’s like to sometimes do more with 
less to keep operating costs down,” added Mr. Volpe.

According to the Excalibur C.E.O., Mr. Kerr is the first 
HARIE Board member seated who is not affiliated with a 
housing or redevelopment authority in the 30-year history of 
the insurance company.

“HARIE, through the efforts of a very dedicated Board of 
Directors, has grown in leaps and bounds to a point where it 
now writes insurance for more than 400 municipalities and 
authorities across the commonwealth and Mr. Kerr’s wealth 
of experience with budgets, risk management and claims 
will be a catalyst to HARIE’s future growth,” said Mr. 
Volpe. “With the election of Mr. Christiano as President and 
the addition of Mr. Kerr to the Board, HARIE’s mission to 
provide government entities with quality, low cost insurance 
coverage and exceed accepted standards in the industry will 
continue long into the future.” 

HARIE Elects New President, 
Seats New Board Member
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The assisted housing industry is changing. Honeywell 
has the experience and expertise that housing 
authorities, re-development agencies and multi-family 
owners need to sustain success.
 
Now more than ever, it’s important to have partners who can 
bring sound, strategic planning to help level the playing field in an 
uncertain and challenging industry. Honeywell Sustainable Housing 
Solutions works to leverage such programs as Low-Income Housing 

Tax Credits (LIHTC), Capital Fund Finance Program (CFFP) and Energy Performance Contract 
(EPC), in addition to other sources of capital. We optimize operational funds while improving the 
marketability, safety and security of the communities we serve. Our extensive experience in the 
housing industry provides the opportunity for your program to achieve sustainability because we 
understand the unique issues facing stakeholders and diligently work to address challenges and 
find common solutions. Let us put your housing authority on the path of sustainability.

To learn more about Honeywell Sustainable Housing Solutions 
 for public housing, call our dedicated team at 216-459-6105.

© 2011 Honeywell International Inc.

housing heroes

216-970-0477.
To learn more about Honeywell solutions,  

contact Rick Sawicki at 330-655-0753  
or richard.sawicki@honeywell.com 
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HONORING OUR PAST – CELEBRATING OUR PRESENT – FORGING OUR FUTURE 

PAHRA’S 60TH ANNIVERSARY                

2016 Marks six decades 
since the establishment of the 
Pennsylvania Association of 
Housing and Redevelopment 
Agencies.  Sixty years during 
which the winds of change 
have continuously blown through our industry, sometimes with 
gale force.  Through it all, our association and our member 
agencies have stood together, strong and firm, to survive and 
perhaps even thrive in the toughest economic times, through 
devastating sequestration, amid ongoing budget cuts, numerous 
programmatic changes, regulatory upheaval, unfunded man-
dates, increasing oversight and more.  

As we celebrate our diamond anniversary, we’ve taken this 
opportunity to reach out to several former PAHRA Presidents to 
learn what PAHRA means to them. 

Richard Drnevich, President 1990-1992; 
Executive Director 1999-2011, refers to 
PAHRA as “A Place That I Call Home”.  
Richard states, “My involvement with PAHRA 
began in 1974 when I took a position with 
the Redevelopment Authority of Allegheny 
County as its Chief of Planning.  I began to 

attend PAHRA in hopes of becoming more familiar with the 
Community Development Block Program that replaced the tradi-
tional redevelopment funded programs.”  

“It was my privilege to be active with PAHRA for nearly 40 
years, working on committees, chairing several of them, being 
elected to the Board and serving as an officer, then as President.  
I also represented PAHRA in Harrisburg and Washington, 
giving testimony before State and Congressional Committees 
concerning legislation and funding levels.  It was a memorable 
experience, one of the things that I enjoyed most – affecting 
legislation.” 

“The members and leaders of PAHRA exposed me to an inter-
esting mixture of personalities, attitudes and ambitions.  My 
eleven years as PAHRA’s Executive Director presented me with 
the opportunity to work with this great mix of people, helping 
them to serve the needs of their communities and citizens.  I still 
retain a deep friendship with many current and retired PAHRA 
members.  So, when I come back to visit PAHRA, it feels like 
coming home.” 

Margy Coccodrilli, President 1996-1998, 
remembers, “I attended my first PAHRA 
Conference in September 1985, a few 
weeks after becoming Executive Director 
of the Wayne County Redevelopment 
Authority.  I was a Board Member for 
nine years and President from 1996-1998, 

as well as serving and chairing many PAHRA committees.  
In 1999, I accepted a position with HUD in Community 
Planning and Development, and further continued my 
affiliation with the association, attending several PAHRA 
conferences presenting information on various topics related 
to the CDBG Program.  After leaving HUD, I was appointed 
by the Wayne County Commissioners to the Boards of both 
the Wayne County Housing Authority and the Wayne County 
Redevelopment Authority, and I continue to attend PAHRA 
conferences whenever I can.” 

“My children grew up knowing about PAHRA, and now think 
it’s humorous that I am still involved.  There is no substitute for 
the information and connections gained from membership in the 
Association and attendance at the conferences.  Congratulations 
to all past and present members who have done so much to keep 
the organization relevant to the industry and providing so much 
information and many resources to its members.”  

Paul Flint, President 1982-1984, was able to join us for the 
60th anniversary reception held at Omni Bedford Springs, 
where he shared that he would soon be celebrating his 
birthday – turning 92 years young!  He is seen here remi-
niscing with Walter Kaminski, Deputy Executive Director 
of Westmoreland County Housing Authority, while his 
son and Mrs. Kaminski look on.  Mr. Flint was the former 
Executive Director of Mercer County Housing Authority 
and was also one of the original founders of the Housing and 
Redevelopment Insurance Exchange.  
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Other past PAHRA Presidents present at the 60th anniversary 
celebration were:  

Joe Kohut – President 2002-2004 
Carl DeChellis – President 2004-2006
Ed Christiano – President 2008-2010
Frank Aggazio – President 2010-2014 
Cheryl Johns – President 2014-2016

Past members of the PAHRA Board of Directors in attendance 
included: 

Sandra (Stroka) McGuire – 1991-1999
Rose Smith – 1999-2008 
Joan Popovich  2000-2009 
Dan Kanuch – 2000-2010, 2014-Present 
Kelly Hicks – 2001-2010
Karen Allen – 2003-2012 
Andrew French – 2006-2015 

 435 Napoleon Place 
Johnstown   Pennsylvania   15901 

(800) 889-3388 
www.horizon-is.com 

 Financial Series 
o General Ledger 
o Payables 
o Receivables 

 Payroll/HR 
 Fixed Assets/Depreciation 
 Purchasing/Requisitions 
 Grant/Contract Management 
 

 Housing Series 
o Occupancy 
o Tenant Management 
o Section 8 
o Inspections 

 Housing Billing 
 Maintenance Management 
 Web Interface 
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HAI Group is a family of companies controlled by the 
housing industry and dedicated to making a di�erence in 

the housing community.

Insurance Solutions
Enjoy hassle-free and a�ordable insurance in our 
nationally recognized programs tailor-made for 
public and a�ordable housing

Research Solutions
Participate in our ReThink: Why Housing Matters 
campaign to create awareness about the value 
and need for a�ordable housing

Learning Solutions
Stretch your training budget further with quality, 
convenient online training designed to empower 
housing professionals

Software Solutions
Move your housing strategies forward with HAI 
Group’s integrated, cloud-based housing and 
financial management software solution 

Capital Solutions
Support growth strategies and development 
goals with unique tools that increase and 
enhance financial capacity

For more information
Call: 800-873-0242
E-mail: information@housingcenter.com
Visit: www.housingcenter.com
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Provided by Cynthia Witman Daley, Policy Director,  
Housing Alliance of PA, PAHRA Legislative and Government 
Affairs Consultant

The members of PAHRA’s Legislative Committee know that 
housing and redevelopment authorities can not serve their 
communities adequately without sufficient resources or when 
their hands are tied by cumbersome regulations. Members of the 
Committee have frequent contact with their legislators, espe-
cially our congressional delegation, to emphasize the benefits of 
federally funded programs to the communities.

PAHRA members met with legislative aides for Senators Casey 
and Toomey and many of Pennsylvania’s 18 congresspeople 
in conjunction with the annual NAHRO conference this past 
spring. When Congress was on recess in August, members 
sought out their legislators in their district offices. 

The advocacy continued while the clock ticked on the federal 
budget Continuing Resolution (CR) which was set to expire 
December 9. Recently, Dan Farrell (Allentown Housing 
Authority), Dan Beers (Lehigh County Housing Authority), 
Steve Fisher (Chester Housing Authority), and Alan Jennings 
(Community Action Commission of the Lehigh Valley; 
Allentown Housing Authority Board of Directors) met with 
Rep. Charlie Dent (R-15th) to discuss the budget situation. They 
learned that some in Congress want a full year CR because it 
keeps spending at last year’s levels which are below the spend-
ing levels allowed by the Bipartisan Budget Act of 2015. Rep. 
Dent expressed hope that an omnibus budget bill would be in 
place by December 10 for the balance of the fiscal year.

Meeting in a legislator’s office is one thing; getting the legislator 
out to your site is another. Legislators deal with so many issues 
and so many mind-boggling line item figures that they may lose 
track of what funding for community development or public 
housing actually means. It is up to us to connect the dots, and 
that is just what two PAHRA Legislative Committee members 
recently did.

In October, the PAHRA Legislative Committee invited Senator 
Toomey’s staff to visit two public housing locations. John 
Crews from Senator Toomey’s D.C. office visited Allentown 
and Harrisburg to see recently renovated buildings and meet 
residents. Mr. Crews was joined in Harrisburg by Bob DeSousa, 
Senator Toomey’s State Director.

In Allentown, Mr. Crews visited Cumberland Gardens, a 
recently renovated property housing 200 families. The reno-
vations were accomplished with Low Income Housing Tax 
Credits and other financing. Three residents were present to 
talk about the concerns they face and how much they appre-
ciate the property improvements. Mr. Crews stated that it was 
good to see the property and to put faces to the programs.

In Harrisburg, Mr. Crews and Mr. DeSousa got a before and 
after tour of the Lick Tower and Jackson Tower senior prop-
erties. A complete renovation of Jackson Tower was just fin-
ished, including new mechanicals, windows, an outer shell, a 
community room, reading room, fitness room, nursing center, 
and laundry facilities. An Energy Performance contract was 
part of the financing. While there, Mr. Crews and Mr. DeSousa 
met with three residents who will move from Lick Tower to 
Jackson Tower and observed the senior community’s tenant 
association in action, receiving and preparing items delivered 
by the regional food bank.  They also discussed some of the 
Harrisburg Housing Authority’s (HHA) senior-oriented pro-
grams with HHA’s Resident Relations Department staff.  The 
legislative staff was very impressed by their visit.

The Legislative Committee encourages all PAHRA members 
to invite our senators and congresspeople to visit your proper-
ties and community development projects. There is no better 
advocacy than first-hand experience.

Your PAHRA Legislative Committee at Work
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HOUSING CHOICE VOUCHERS APPEAR MOST 
EFFECTIVE INTERVENTION WHILE RAPID 
RE-HOUSING PROVES LEAST COSTLY

When a family with children seeks emergency shelter, there are 
a number of interventions to address their homelessness.  The 
U.S. Department of Housing and Urban Development (HUD) 
released the results of an exhaustive study to identify the most 
efficient and cost-effective ways to house and serve these 
families.  After tracking more than 2,200 families over a three-
year period, HUD found that a long-term subsidy, typically a 
Housing Choice Voucher, led to far better outcomes for reduc-
ing family homelessness and improving family well-being.

HUD’s Family Options Study: Three-year Impacts of 
Housing and Services Interventions for Homeless Families 
discovered that 37 months after enrolling into the study and 
being randomly assigned to one of four interventions, the 
families offered a long-term subsidy experienced significant 
reductions in subsequent homelessness; housing and school 
mobility; adult psychological distress; intimate partner 
violence; and food insecurity.  Families offered commu-
nity-based rapid re-housing or project-based transitional 
housing had similar outcomes to families offered ‘usual 
care’ (defined below), but community-based rapid re-hous-
ing programs proved to be significantly less expensive than 
the project-based transitional housing and emergency shelter 
options in the crisis response system.

“The evidence from this study indicates that having access 
to deep long-term housing subsidies produces substantial 
benefits for families.,” said Kathy O’Regan, HUD’s Assistant 
Secretary of Policy Development and Research.  “While we 
continue to seek more housing subsidies to help families 
experiencing homelessness, we must also recognize that rapid 
rehousing is proving to be the most cost-effective tool that we 
have available within the crisis response system.”

ABOUT THE REPORT

HUD launched the Family Options Study in 2008 to test 
which interventions work best for families with children that 
are experiencing homelessness.  Abt Associates, in collabora-
tion with Vanderbilt University, designed a rigorous random 
assignment study to measure the benefits and costs associated 
with four responses to family homelessness—long-term hous-
ing subsidy, community-based rapid re-housing, project-based 

transitional housing, and usual care, which left families to 
find their way out of shelter without priority access to a 
program that would provide them with a place to live.  Over 
a 37-month period (between September of 2010 and October 
of 2013), a total of 2,282 homeless families (including 5,397 
children) enrolled into the study from emergency shelters in 
12 communities nationwide:

Alameda County, California Honolulu

Atlanta Kansas City, Missouri

Baltimore Louisville, Kentucky

Boston Minneapolis

New Haven and Bridgeport regions, 
Connecticut Phoenix

Denver Salt Lake City

After spending at least seven days in an emergency shel-
ter, these families were randomly assigned to one of four 
interventions:

1.  Long-term housing subsidy, usually a Housing Choice 
Voucher, which could include help finding housing but no 
other supportive services.

2.  Community-based rapid re-housing, which provides tem-
porary rental assistance, potentially renewable for up to 
18 months, paired with limited, housing-focused services 
to help families find and rent conventional, private-mar-
ket housing.

3.  Project-based transitional housing, which provides 
temporary housing for up to 24 months in agency-con-
trolled buildings or apartment units paired with intensive 
supportive services.

4.  Usual care, which is defined as any housing or services 
that a family accesses in the absence of immediate refer-
ral to the other interventions. Typically, this includes at 
least some additional stay in the emergency shelter from 
which families were enrolled.

Random assignment provided families with a direct referral 
to one of four different interventions—but families were not 
required to accept this referral and were free to pursue alternate 
arrangements.  HUD measured outcomes for families in five 
key areas: housing stability, family preservation, adult well-be-
ing, child well-being, and self-sufficiency.  HUD compared the 
outcomes of families assigned to each of the four interventions.  

HUD Releases 3-Year Study of Strategies 
to End Family Homelessness¹
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MAJOR FINDINGS: 37 MONTHS LATER

l  Families offered a long-term subsidy experienced sig-
nificantly less homelessness and housing instability than 
families offered any of the other interventions. 

l  Families offered a long-term subsidy continued to demon-
strate significantly improved non-housing outcomes 
compared to families offered usual care, including adult 
well-being (reductions in psychological distress, intimate 
partner violence), child well-being (reductions in school 
mobility, behavior problems and sleep problems, and more 
pro-social behavior), as well as increased food security 
and decreased economic stress. 

l   Families randomly assigned to community-based rapid 
re-housing experienced similar outcomes to those families 
who were assigned to usual care, achieving no statistically 
significant reductions in subsequent emergency shelter use or 
housing mobility, but at significantly less cost than usual care.

l  Families randomly assigned to project-based transitional 
housing with intensive support services experienced reduc-
tions in emergency shelter use relative to families assigned 
to usual care, but achieved no better non-housing outcomes.

l  Families offered a subsidy or community-based rapid 
re-housing spent significantly less time in transitional 
housing than families assigned to usual care.

l  Families assigned to usual care used roughly $41,000 in 
housing and services over the full 37-month period of 
study.  Families assigned to the community-based rapid 
re-housing intervention incurred the lowest costs, using 
$4,000 less in housing and services than families assigned 
to usual care.  Providing priority access to housing 
subsidies cost nearly $4,000 more over the three-year 
study period than families assigned to usual care, but that 
additional cost yielded substantial benefits. Costs of the 
housing and services provided to families assigned to 
project-based transitional housing exceeded the costs for 
families assigned to community-based rapid re-housing 
or usual care, but were slightly cheaper than the costs 
incurred by families offered a subsidy.

l  Emergency shelter programs had the highest average 
per-family monthly costs of approximately $4,800, com-
pared to transitional housing at $2,700/month, a voucher at 
$1,172/month, and rapid re-housing at $880/month.   

The evidence documenting the high costs of transitional 
housing, coupled with the lack of demonstrated benefits to 
families, has led HUD to encourage local communities to 
review, and likely reduce, the number of transitional housing 
beds they support.  Findings from HUD’s Family Options 
Study will continue to guide the Department’s effort to press 

state and local planners to target their limited resources to 
those strategies that demonstrate the best outcomes for fam-
ilies and their children. 

Meanwhile, HUD’s proposed Fiscal Year 2017 budget 
includes a request for $11 billion over the next ten years to 
enable HUD to rapidly re-house nearly 550,000 families with 
children through targeted, evidence-based interventions. 

¹Sullivan, B. HUD No. 16-160. (2016, October 25). www.hud.gov 
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PAHRA ANNUAL CONFERENCE RECAP

Nearly 200 housing, redevelopment and community develop-
ment professionals, speakers, PAHRA partners and affiliates 
gathered at the historic Omni Bedford Springs Resort for the 
PAHRA Annual Conference from September 18-21, 2016, 

co-sponsored by the Housing 
and Redevelopment Insurance 
Exchange.  Conference host, 
Steve Spochart, Executive 
Director of the Redevelopment 
Authority of Somerset County, 
was joined by Somerset County 
Commissioners Gerald Walker, 

James Yoder and John Vatavuk, providing a warm welcome 
to the region. 

Educational highlights of the conference included a two-day 
Capital Fund Program workshop presented by the Capital 
Programs Division of HUD’s Office of Public Housing 
Investments; an AFH Listening Session hosted by the HUD 
Office of Policy Programs and Legislative Initiatives and 
the Pittsburgh HUD Field Office.  The Self-Determination 
Housing Project of PA presented their PREP Renter Education 
Program and the PA Behavioral Health and Aging Coalition 
delved into the depths of hoarding behaviors, demographics, 
assessment and treatment.  Other professional develop-
ment opportunities included sessions pertaining to RAD; 
Affiliates and Instrumentalities; refederalization of the Central 
Office Cost Center; collaborative partnerships between 
Redevelopment Authorities and Housing Authorities; and a 
financial health and wellness clinic with a focus on employee 
benefits compliance under the Affordable Care Act.  

Jon Delano, KDKA-TV Money and Politics Editor and 
Adjunct Professor at Carnegie Mellon University, keynote 
speaker at the closing breakfast, offered an interesting and 
insightful analysis of the national and state elections, and what 
the results may mean for the average citizen.  

Does it sound like you may have missed out on an excellent 
conference experience?  Registration materials for the 2017 
PAHRA Capitol Conference are included on pages 28-30.  
Don’t delay – register today!    
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                                 Need Help?                            We Have The Key. 
 
 
 

 PENNSYLVANIA AFFORDABLE HOUSING CORPORATION 

 

  AFFORDABLE CONSULTING SERVICES 
  For Housing & Redevelopment Authorities, 

Community Development Corporations & Community-Based Non-Profit Entities 

 
 

 
 
 
 
 

CONTACT: 
Perry O’Malley, President 

 
U.S. Steel Tower, 600 Grant Street, Suite 660, Pittsburgh, PA  15219 

 PAHC@PAHC-CORP.COM    724.766.7734     WWW.PAHC-CORP.COM 
 

 WE SPEAK YOUR LANGUAGE 

NO INITIAL RAD CONSULTATION FEE FOR PHA’s 
NEW DEVELOPMENT    REFINANCING   ACQUISITIONS   ESCO 

PRESERVATION    4% OR 9% LIHTC’s    BLIGHT REMEDIATION  

     A 501(c)3 Corporation 
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You’re invited…
 … to exhibit at PAHRA’s 2017 Spring Conference & Expo  

to be held June 4-7, 2017 at Seven Springs Mountain Resort.

  Our Spring Expo offers a compact, one and one-half day format which offers plenty 
of time dedicated for conference attendees to view the exhibits and for you to greet 
both old and new customers in a relaxed, casual setting.

  Booths are arranged around the exhibit hall where all major conference events are 
held.  On Sunday, June 4th, a welcoming Pizza Party will be held in the exhibit 
hall to provide time for everyone to get acquainted. On Monday, June 5th, we host 
“Lunch with the Exhibitors”, which includes time for in-booth product demonstra-
tions. Extended refreshment breaks are held in the exhibit hall. Exhibitors are also 
invited to the networking and hospitality events held each evening, providing even 
more opportunities for personal interaction with conference attendees.  And per-
haps, you will decide to stay after the Expo closes to enjoy additional networking 
during a round of golf or PAHRA’s country barbeque.

 To get even more recognition for your company, you may want to sponsor or  
 co-sponsor a conference event such as evening networking or a refreshment break. 
 Go to the Marketing tab at www.pahra.org and follow the link to view PAHRA’s 2017 
 Advertising & Sponsorship Opportunities, then contact us about remaining availability.
 
 
 EXHIBIT & AD DETAILS 
  Each exhibitor receives a FREE, full-page ad in the conference program. Ad 

copy is due Monday, May 1, 2017. Ad specs: 4.75” wide x 7.625” high, vertical 
orientation. Preferred format is a high quality PDF file.

 Booth reservations due:  Booth setup:  
 Monday, May 1, 2017 Sunday, June 4, 5 p.m. - 10 p.m.

 Exhibit opens:  Exhibit closes:  
 Monday, June 5, 8 a.m. Wednesday, June 7, 12:00 p.m.  
   Exhibitor’s Prize Drawings  

held 11:00 a.m. - 11:45 a.m.

 Booth costs: Member Non-member
 Single, 8’ x 10’ $500 $   650
 Double, 8’ x 20’ $950 $1,200

Hotel reservations may be made 
directly with Seven Springs 
Mountain Resort by calling 
800-452-2223 or 814-352-7777.   
Be sure to ask for the PAHRA 
group room rate which includes 
a delicious breakfast buffet daily 
and is available through May 8. 
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Exhibitor Registration Form
     
Company

Address

Description of products/services

Contact name E-mail

Phone  Fax

Booth size:  Single, 8’ x 10’ Double 8’ x 20’ 

Individuals representing firm (booth reservation fee includes one representative):

Name  Title

Additional individuals representing firm (cost of $100 per person):

Name  Title

Name  Title

Membership
I would like to become a PAHRA affiliate member. Enclosed is $300 for 2017 annual dues. 
Affiliate dues include subscription to the PAHRA Monitor (our association’s news journal published three times per year); 
discounts on conference attendance, advertising and display booths; an Affiliate listing on the PAHRA website including 
your company’s contact information, description of your products and services AND a direct link to your email or  
website from www.pahra.org; an Affiliate listing in the PAHRA Member Directory, along with a complimentary copy of 
the directory providing current contact information for all PAHRA members and affiliates; and electronic member listings 
providing email contacts at your fingertips.

PAHRA Partnerships
Please send me more information on the benefits of becoming a PAHRA Partner or Friend of PAHRA. 
You can also visit www.pahra.org, click the Marketing tab, and follow the link to 2017 Advertising and 
Sponsorship Opportunities or contact us by e-mail or telephone to discuss the benefits of a PAHRA  
partnership in detail.

Return this completed form with your payment to:  
Pennsylvania Association of Housing and Redevelopment Agencies 
P.O. Box J  
New Florence, PA 15944
For questions, contact Kelly Hicks at 724-676-4446 or toll free at 855-70-PAHRA or e-mail kelly@pahra.org.
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A PROUD FRIEND OF

By Leo A. Murray for HARIE

A pair of young women, one from Cambria County and one 
from Clinton County, are the recipients of the 2016 HARIE-
sponsored Michael Stefan Memorial Scholarship Awards.

The scholarships, created in memory of Michael Stefan, 
an early organizer of HARIE in Western Pennsylvania, are 
awarded annually to students residing in public housing who 
have academically distinguished themselves in their junior and 
senior high school years.

The 2016 award recipients are Allison Lenz (Johnstown 
Housing Authority) and Mariah Cummings (Clinton County 
Housing Authority).

Ms. Lenz, of Portage, entered the Penn State Eberly College 
of Science in the pre-medicine curriculum this September. Ms. 
Cummings is pursuing a degree in accounting at Lock Haven 
University.

Each scholar received $2,000 from the from the scholarship 
committee at HARIE.

The members of the HARIE Board of Directors extend congrat-
ulations to Ms. Lenz and to Ms. Cummings and wish them much 
success in both their educational and professional careers. 

2016 Michael Stefan 
Memorial Scholarship Awards 

Daniel Kanuch, Executive 
Director of the Johnstown 
Housing Authority and HARIE 
Board member, with HARIE-
Michael Stefan 2016 Scholarship 
recipient Allison Lenz.

Mariah Cummings, center, 2016 
HARIE-Michael Stefan Scholarship 
recipient and Clinton County 
Housing Authority (CCHA) Executive 
Director Jeff Rich, left, with Tia 
Hillyer, CCHA resident initiatives 
coordinator, Right. 
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Call us today when damage strikes..........
STRIKE BACK with FireDEX of Pittsburgh.

1-888-347-3339
www.firedexpgh.com
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A PROUD FRIEND OF

ATTORNEY IN FACT FOR HARIE

CLAIMS:

213 Smith Street
Dunmore, PA 18512
570-969-4074

WESTERN BRANCH:

Gulf Tower
30th Floor
707 Grant Street
Pittsburgh, PA 
412-697-1380

ADMINISTRATION/
UNDERWRITING:

423 Jefferson Avenue
Scranton, PA 18510
570-961-5105

CLAIMS SERVICE, 
NOT LIP SERVICE
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PAHRA expresses our sincere appreciation to our PAHRA  
Partners and Friends of PAHRA for your continued and  
generous support of our association, our members  
and our mission. Thank you!

PLATINUM PARTNER
Housing & Redevelopment Insurance Exchange

 

SILVER PARTNERS
Chrislynn Energy Services 

Honeywell Pennsylvania Housing Finance Agency

U-COMP 

BRONZE PARTNERS
Cohen & Grigsby, P.C. Federal Home Loan Bank-Pittsburgh

Horizon Information Systems Infradapt, LLC

Kidde-United Technologies Pepper Hamilton LLP

FRIENDS OF PAHRA
Affordable Housing  
Accountants, Ltd.

Always Safe Sidewalks

BDO PHA Finance

Duncan Financial Group

Excalibur Insurance 
Management Services

FireDEX Pittsburgh

2016 PAHRA PARTNERS AND FRIENDS

P.O. Box J
New Florence, PA 15944 

 

Connect with Us
www.pepperlaw.com

affordablehousing@pepperlaw.com 
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Housing agencies, nonprofits, developers, lenders, owners, syndicators, investors and others rely on our  
experience with federal housing programs and related matters. Our lawyers are veterans of HUD,  
housing authorities, Fannie Mae, the IRS, state and local agencies, and Congressional committees. 

Affordable Housing and Community Development412.297.4900 • cohenlaw.com

Cohen & Grigsby is proud to support
the Pennsylvania Association of 
Housing and Redevelopment Agencies.

Our team of experienced lawyers
provide strategic counsel in the
core legal services that housing
projects need to prosper.

From concept to community.
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Maher-Duessel

Mullin & Lonergan  
Associates, Inc.

P&G Brokers

Pennsylvania Affordable 
Housing Corporation

Roland Stock, LLC

The EADS Group, Inc.

 435 Napoleon Place 
Johnstown   Pennsylvania   15901 

(800) 889-3388 
www.horizon-is.com 
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