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REACTIONS TO
SUMMARY REPORT

WHEAT STREET GARDENS, INC.

ENCLOSURES

Pictures of Work Crews
Pictures of Ministers and Children

Written Evaluation from Ministers




~In response to a summary report on Wheat Street Gardens, Inc.
I am deeply grateful to Mr. Malcolm Johes and Mr. George Berry for going
through the records at Wheat Street Gardens, Inc. It was a long, hard job.
Great good can come therefrom.
Thanks from the bottom of my heart. I saw the document after it had been
sent to others.
On page one under Assignment, I agree.
On page one under Investigation, paragraph I, line 4 - Mr. Jones and Mr.
Berry are right. Quote: "Both Manager Robinson and Mrs. Reese appeared dedicated,
quite competent and well acquainted with the situation."
John Robinson is more dedicated than his work at the Housing Project indicates.
He operates around nine coin laundries. He is up at 4:00 aem. By 6:30 a.m. he
has checked each of these laundries. By 7:00 a.m. he has checked every area of
Wheat Street Gardens I - II - III. Around 9:00 a.m. he is back at the office of
the Gardens. Sometimes he stays through 12:00. More often he goegmhoqs for
sleep but is available by phone. He checks the Gardens Saturdays and Sundays -
sometimes twice a day.
He is part time. The previous professional managers - the last one was
at the beginning sometime - later, no time. The first professional manager was
seldom at first and sent his representative to pick up the money. Later he was

o time.

John Robinson puts in more time in the office - cutting grass - doing repairs -
ordering supplies - checking work than both previous so called professional mana-
gers did put together.- Call Governor Vandiver as a character witness. Call the
Southern Railroad and they will tell you characterwise that he is beyond average.

The fact that he has worked without pay, doing a better job, proves his
dedication. /fﬁlféif\
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In line five of paragraph one under Investigation - Quote: ''However, we were
surprised to learn that Mr. Robinson worked only part-time and was not on salary
and had not drawn any pay from the Project for some 15 months." It seems that
since Mr. Robinson is doing the work - he ought to be the one to demand salary.
Wheat Street Gardens, Inc. has management privileges by Law.

In the last line of the same paragraph, and I quote: "The manager did not
have a desk and the office was so small he had to sit on a stool during the
interview." I am sorry. This is my fault - the architect's fault. I wish
there were a better office.

Brother Robinson was offered other quarters; he chose to remain.

I am in almost total agreement with page two. However, I believe lir. Jones
and Mr. Berry skipped the worst problem of the project, the people. They are
more important than all else.‘ Some are sweet. Some cooperate. Some try. Some
are improving.

We are close to one of the worst crime areas in Atlanta. Some scattiﬁ}ng
law breakers seek shelter in Wheat. Street CGardens. It has been proved thay many
who hang around come from other parts of town.

I have been to the Mayor, the Chief of Police; and Mr. Jackson, chairman
of the Police Committee came to see me. We got help. It needs to be continued
and increased.

A survey several years old - tallied 1700 young people beneath twenty - a
large number of homes are without ' fathers - some of the vandalism has come from
children - some from dope addicts, prowlers, and school dropouts. In the last
months things have improved. Reference is made to students who live in an apart-
ment in the Project.

(Enclosure of their activities.)

(Enclosure of sections which have improved. Picture proof.)

No credit in Mr. Jones' and Mr. Berry's report give credit_therefor;
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I worked. I cut grass; I picked up paper; I organized several boys'groups;
I paid for dinners; I absoclutely deny the document's slant on dedication.

Page four, paragraph "hy quote: "...that the project had been operated
apparently successfully and in the black for about 3 years (1969 - 72) by pro-
fessional management, but tenants had objected and protested to Rev. Borders
about charges for damages, pressure for payment of renté, eviction notices, etc.,
and that Rev. Borders habitually sided with the tenants against management. (This‘
was also confirmed by one of the professional management firms involved.)" This
is not true. Enclosed are three Xeroxed copies of checks advanced by Wheat

Street Church.

Under Professional Management

Mr. Jones and Mr. Berry have violated my civil - democratic - human and
Christian rights by putting in writing accusations on me and sending same to
agencies without including my input in same document.

I call for specific proof - notarized dates, names, etc., what event?
What incident? What place? Who revealed who? On what?

Page four - paragraph B. This paragraph is untrue - at least in part.
The white preachervwhose name was not called brought his crippled wife and
lived in the project and taught‘underprivileged Blacks to love him. This was

~ FORD
done by permission as are the present preachers who occupy an apartment. //4*
Q

Enclosure.
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He did help at the church. I thank God for him. He was as choice asﬁqz
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any man who walked the earth.

One of the present preachers is to get a scholarship of $3500 to Boston
University from his estate.

Wheat Street Church paid his widow his salary until she died. He did
manage the Project's office. He had a minor in business from the University

s Lk



of Georgia. He was murdered by a robber. I cannot understand why this paragraph
was included.

On page 5, paragraphs C, D, and E, and F.

Why? Page 5 proves thatt Mr. Jones and Mr. Berry accepted these so called
professional managers as final authorities., This same 'management to which you
refer had a chance - the first chance- at renting Wheat Sfraet II and III. They
did a poor job of screening and had a high percentage of empties. The maintenance
crew spent 90% of their time repairing behind vandals, etc.

Research is too scant. Management information is needed from every Housing
Project in the United States. Instead, Mr. Jones and Mr. Berry go to two local
managers and quote them as achorities. Rev. Borders, under attack, has not had
a chance to say one word.

In depth study would require quotes from Federal Housing all over Americas:
Specifics - Books - Authors - Editors - Publishers - Pages - Ibids - etc.

These so called professionals are quoted in writing - page 5, paragraph "i"
in contradiction to the C. P. A« and the F. H. A.

In paragraph "i,'" page 5, it is true that a basement was left unfinished.

No screen windows or doors were put in. Down spouts emptied above the surface.
Landscaping was never really done.

There is a case in court now against the architects instigated by the Insur-
ance Company over a bursted pipe which did $72,000,00 worth of damage.

Wheat Street II and III had built-in defects. Professional Management, which
started almost at the beginning of said two sections, was never able to completely
rent. Vandalism kept the maintenance crew repairing mainly in Wheat Street II
and III. The landscaping of III was never thoroughly done. Down spouts drained
above the ground. Professionals did nothing. Enclosed are cancelled checks which
paid deficits during this time.

The second professional did not pay the debts. John Robins%gepaid $78,000.00!
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. John Robinson has put in more at the Project and working cutting grass than
both professionals put together,
Enclosure. Debts made by so called Professionals - paid by John Robinsen
who, according to this document, appears dedicated (page one, line 4, under Investi-

gation.)

I had a right to be present. A murderer sits in court during his trial.

Mr. Jones and Mr. Berry went to HUD, got a concensus in my absence, and put same
in black and white. They sent this written report around. They are undemocratic,
unfair, inhuman, disrespectful and wrong.

I served on the Atlanta Housing Authority 5 years. I served on the Georgia
Housing Authority under Governor Maddox.

I have been at Wheat Street Church for 36 years come December. I have cleaned
both buildings and the streets. I was born in a slum. It rained on the bed the
first night of my arrival. I have lived in the slums 60 of my 68 years. I know
I am insignificant.

I am enclosing pictures. I am still a slum worker.

I question page 7 - "a" - under Conclusions. Dedication and Professional are
not mutually exclusive. Webster's Dictionary so proves. It is impossible to have
one without having the other to a minimum degree.

Dedication may come more from within - out.

,'?55;ﬁ§3\
Professional may come more from without - in. - O\

Q o\
Start at either end; both become each. 2 =
On page 7, under "i" there is an enclosure. Q@ L

I agree completely with page 8.
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Dr, William Holmes Borders
President

Wheat Street Gardens, Incorporated
315 Irwin Street, N, E.

Atlanta, Georgia 30312

Dear Dr, Borders:

Subject: Wheat Street Gardens

Projects 061-55001 (Section I), 061-55023 (Section II), and
061-35001 (Section III)

Representatives of the HUD housing management staff recently completed a comprehen-
sive management review at the above projects which included the areas of adminis-
trative fiscal, and physical project operations. This type review is a requirement
under the 221d3 Housing Programs Regulations and will be conducted on an annual
basis,

The most critical areas at Wheat Street Gardens are the deteriorating financial and
physical conditions that now exist., HUD, as well as your board and staff, is anxious
to come up with corrective measures to help make this project a more viable and
efficiently run operation. Hopefully, our enclosed recommendations, if implemented
effectively, will be a step toward achieving this goal,

The housing management staff will, of course, be available to assist in the implemen-
tation of suggestions made and we await your response as to actions taken in accor-
dance with our recommendations.

Sincerely,

AN - (] e f A
LF&ékékJé/.léﬁafégaynkléZ4L/“‘—
Director

Housing Management Division

Enclosure ‘jszl
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WHEAT STREET GARDENS, INCORPORATED

Synopsls of Observatiens and Recommended Actions = Management

Wheat Street Gardens, Inc., took over to owner-manage itself just a little more than
a year ago, after several unsuccessful bouts with professional managers, and indica-
tions are that time will prove the change was for the best, We are aware that many
critical fiscal and physical problems were inherited at that time and imprevements
have been instituted in most cases.,

The very capable administrative staff that has been handling the day-to-day operatienmns
of the project is to be commended for their unrelenting efforts te maintain a high
level of management despite the sometime opposing odds, Office Manager, Johm Robinsen,
alse an active board member who has volunteered his services, was very impressive,

He was found to be a firm administrator and very practical in his thinking. He had
many excellent ideas for improving cenditions, but because of lack of funds they were
to no avail,

Mrs, Naveria Reese, full-time on-site manager, is extremely efficient and leyal. The
fact that she was at one time a resident there has made her intensively aware and
sensitive, which is a great asset, She is continuously busy seeking ways teo impreve
operations and solve problems within the project, Mrs, Rosa Dorsey, the Secretary-
Bookkeeper, is a diligent worker and cemplements the office managers very well. The
office itself leaves much to be desired,

Firstly, the small and cramped rental office occupied by the on-site manager, secretary-
bookkeeper and also the office manager when he is on-site, is grossly inadequate,
Mr. Robinson does not even have desk space,

Secondly, the necessity for a rental office encased by a bullet-proof glass window
and a heavy vault-type door (for whatever the reason) creates a real management
relations problem, It is virtually impossible to effectively converse with tenants
and others dealt with through this means, We believe the office would be greatly
enhanced if additional space was made available so that (l)tenants could be invited
in teo transact business or seek counsel with management privately, and (2) adequate
space was provided for the management staff,

HUD is looking into the best methed for making funds available to accomplish this
threugh the Reserves for Replacement Fund., It is felt that the defunct and uneccu-
pied laundry facility next deor to the office might be utilized for additional effice
space by knocking out the wall which adjoins the buildings., An estimate of the costs
involved should be sent to HUD for this item. Once received we will be in a pesition
to negotiate the financial details,




It was noted during the review that a current listing of the governing Board ef
Directors had not been filed with HUD, We are requesting this document be updated
to reflect the present status ef the Board and forwarded te HUD as soon as pessible.

Security

Until recently, Wheat Street had under contract Satellite Security Corporation, a
professional security service,on a 24~hour basis which consisted of three personnel,
However, this proved extremely costly and due to financial reasons had to be sus-
pended, We are aware that management was hepeful they could return te this method
after a few months, At the present time, there is one security guard on the premises,
a Mr, Thomas Moon, whose hours are from 9 to 5., However, his services are required
most of the time at the rental office itself with little opportunity left to patrol
the project area,.

Although Wheat Street Gardens is located in a poor community, plagued with the usual
economic frustrations and high crime rate, the city has failed to provide adequate
police patrol. If police protection was properly previded, there would be noe need
for an exorbitant security force in the first place, We are aware of the special
efforts made to increase police protection with the city.

HUD will attempt to do all that is possible to assist in getting reaction to this
critical area through the Mayor's office,

It is felt that management again had endeavored to combat crime problems by (1)
presenting a proposal to HUD whereby a team of Security and Ministry workers would
occupy one of the 3-bedroom units in the project and carry out a program te alleviate
existing problems, and (2) negotiating with Fulton County Juvenile Court's Community
Outreach Program whereby a team of probation officers will utilize one of the units

as an office, also te work toward eliminating crime and juvenile delinquency within
the project. The latter group will get underway during July and has a program which
will provide intensive supervision, counseling, small group sessions with guided intere
action, community resource referral services, behavier modification, community-school
forums, employment and school attendance assistance and other supportive type services
and constructive involvement for the delinquent and problem children.

If these three entities would werk collectively in the implementstien of their program
surely the problems of drugs, vandalism, robbery, et cetera, will be curbed.

The HUD Cemmunity Services Advisor has met with both of these teams and discussed
various directions that their pregrams might take. Resource materials were left for
theéir use and some helpful suggestions made to which they were quite receptive,

Rev, Christian apprised the HUD Representatives of the work his team was doing amnd it
was agreed their efforts had been productive although on a very small scale, His

approach is to concentrate on the small victory and then gradually involve more and
more of the tenants,
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The two groups were felt to be a real asset te the project and we would appreciate
a bi-monthly activity report which would briefly inform HUD ef their progress.,

Maintenance

At the time of this review the maintenance staff consisted of four maintenance men,
two of which lived in the project and one served as a full-time painter., There were
problems rather frequently with a few of the men who failed te report to work
regularly., Also, their ability to remain productive on a timely basis was in questien.
Management's hands seemed tied to some extent because although they had fired mainte-
nance men and hired a higher calibre of workers when necessary, the same problems
occurred again after a matter of time, For a project this size (492 units) five
maintenance personnel are suggested. At present Wheat Street has enly three persons
doing maintenance work., Obviously to recommend hiring additional employees without
providing a means to financially accomplish is futile., Therefore, for the time being
since it is necessary to have only a skeleton crew of maintenance personnel, it is
doubly important that they be well qualified, steady workers and meet a full schedule
daily., Since the time of this review one of the ministers-in-~resident has taken on
the responsibility of maintenance supervisor and,hopefully, the maintenance program
will improve, We believe this is a good approach and ask management when it has had
an eopportunity to evaluate this situation, provide HUD with a report on its success
or failure.

Physical Condition

The physical condition of the project generally is deplorable,with the exception of
Section I (which is the oldest section - about 8 years old). Sectiom II and III (beoth
approximately 5 years old) are an eye sore from the outside and the few occupied units
visited were in unbelievably dilapidated and filthy condition; several vacant units
were checked and found to be totally vandalized.

The grounds require immediate attention to correct severe soil erosion problems.
Drainage basins are often clogged due to debris and dirt, There are no grass or
landscaping, expecially in Sections II and III, Play area has ne equipment,

Overflowing trash receptacles may indicate a need for additienal dumpsters in some
instances rather than careless disposal of trash by the tenants,

The city has required that recessed receptacles in Section I be filled to eliminate a
haven for rodents,

The City Code Inspectors have reported violations and requires repairs for which no

action has been taken due to financial reasons,
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HUD, in its Physical Inspection Report, 1=-17-73, enumerated required actions te
correct deficiencies, However, again no corrective action was taken by Wheat Street
for the same reason and no follow-up was made by HUD, We realize that many of the
repairs required by the City and HUD required extraordinary expenditures of funds -
but ne suggestions as te where to get the funds, This report recommends that Wheat
Street write to HUD to request a temporary moratorium of deposits to the Reserve to
relieve project expense and to finance the recommended repairs, In additien, before
an effective maintenance program can be instituted, maintenance staff must clean out
work shop and storage basement, There was no orderly arrangement of tools and
equipment and the piles of junk and rubbish next to paint and kerosine constitutes

a fire hazard,

There is no system for inspections, except for notice to vacate to determine repayment
of security deposit. Inspections should be conducted at initial move-in and at
periodic intervals, The periodic inspections ( usually every 3 - 6 months) will help
with preventative maintenance.,

Other maintenance deficiencies noted:

- purchase non-breakable lights for entryways

- schedule exterminations regularly

- replace rusted and vandalized mailboxes

- removal of abandoned cars

replacing of tile throughout project badly needed in most units

painting of majority of units is direly needed

installation of screen doors and windows (now a mandatory requirement by the city)
water standing after a rain in entryways

Again, some of the above items are considered to be extraordinary maintenance repairs.
A request should immediately be sent to HUD for release of monies in the Reserve fund
to accomplish this work, Three bids for each such item should accempany the request,

The enormous basement area which is not now being used has great potential for a day
care facility or community space for the tenant body. We were advised that EOA, some
time ago, had come out to survey the space for the purpose of its utilizatien as a
nursery, However, there was no feedback er follow-up as to EOA's findings, 1t is
recommended that management pursue this pessibility further,

During the HUD review, a "clean up" campaign was set up one Saturday. Tenants were
notified to patticipate by bringing out unwanted items for a special pick up by the
city. The grounds were cleaned off also., Although not fully successful, this '"clean
up" did clear the area to some extent, We recommend initialing a clean up program en
a regular basis (weekly or monthly) so that more and more tenants would become
involved. Additionally, emphasis should be made that tenants will be responsible for
the common areas as well as their apartments,



Occupancy Review

A 15 percent sample survey of tenant files revealed constant recurrences of nen-
compliance with requirements:

l. Biennial recertifications of tenant income past due,
2. Tenants whose income exceeded income limits were admitted to project.
3. Tenants admitted on unverified income,
Other deficiencies were noted:
- inadequate investigation of all pessible sources of income, such as,
a secondary wage-earner or benefits received from social security or
welfare assistance and mysterious changes in family composition
- arithmetical errors in computation of income and rent formula

- verified higher income amount not used in income computation

- lease not current primarily because they do not reflect rent
adjustments (ledger rental amount conflicts with lease rental amount),

Rent Supplement - No 1705's in file.
Recommend =
Institute proper operating procedures to:
- require certifying agent to sign form
= insure thorough investigation of all income and family compesitien

- assure that the income amount used has been verified; arithmetically
correct; and highest amount used

- systematically indicate biennial anniversary date so that recertification
can be done 2 months in advance of anniversary,

It was noted that the majority of noncompliances and errors found were made by
previous management over the years, It was felt the present staff understood and
was properly administering 221d3 regulations, Still, tenant files should be
corrected accordingly,
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At the time of this review the folleowing vacancies existed:

Section I 5 = 1=BR
Section 11 2 = 2=-BR
Section III 13 = 3=BR

It was felt no problems existed in filling vacancies in Section I, However, Sections
11 and III, because of rundown condition, would be difficult. Another serious problem
in Section IIT (100 percent Rent Supplement) is the factor that all units are 3-BR
size, Therefore, single person or small family would not be eligible to occupy

under Rent Supplement regulations, We realize this situation has also affected
renting in this section,

Rent Collection Policies

Management has a new rental collection policy which is much stricter and will speed
up process for evictions when necessary., Previous policy which existed at the time
of the HUD review was felt to be too lenient and time consuming., Hopefully, the new
policy will be put into effect immediately and it is requested that HUD be advised
after time has been allowed for an evaluation of its success or failure,

Financial Condition

The latest fiscal reports show that Wheat Street is operating at a loss, It is
recommended that a letter to request a rent increase be sent in te the HUD Lean
Management Branch for their evaluation,

The current status of the Reserves for Replacement funds is as follows:

Section I = $124,904.66
Section II - $ 12,916.50
Section III - § 19,200.41

A balance of $200 per unit should be maintained at all times in the Reserves fund,
which means release of funds from Sections II and III is highly unlikely unless

an emergency arises, lowever, Section I has an abundance of Reserve funds, but it
may be used only in connection with items included in the Section I mortgage.

This would include the rental office which is part of Section I and its expansion
that was earlier recommended could be accomplished through this means, For Secti ons
11 and III a request for Reserves to be temporarily suspended would provide funds te
accomplish repairs connected with these two areas, These requests would, of course,
be carefully evaluated by the Loan Management Branch and subject to their approval.
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At the present time Sections II and III have fiscal years ending December, while
Section I's fiscal year ends March, It would simplify accounting and audit reporting
if all three sections ended at the same time. If the Board should decide to adopt

the recommendation, March 31 would be the preferred year and period. This weuld mean
a 15-month report for Sections II and III next March 31 and a letter to HUD to reflect
the change.

Review of Cash Receipts and Disbursement Procedure

Our review revealed the following deficiencies in the project's procedures:

l. Projects'Funds are Commingled

When collected, rents and other funds are separated according to each
project, but are sometimes commingled when deposited. This practice permits
the owners to utilize the funds of one project to defray the expenses
incurred by another and should be discontinued.

2, Internal Controls are Inadequate

Project expenses are primarily paid in cash, We were informed by Mr. Robinsen,
Office Manager, that the projects' unstable financial condition and inability
to obtain credit has made this necessary, Cash is given to employees for the
purchase of various items and there is no record made of the amount disbursed
to the employee until after the purchase is made. ‘This practice could
seriously affect the projects' internal contrel over cash and increase the
possibility of mishandling of project funds., In addition, the receipts
obtained do not show the purpose of the purchase, who made the purchase, and
who approved it, Therefore, for accounting purposes, the only equitable
allocation of cost is by proration on a unit basis, Perhaps a threat to
discontinue patronizing merchants who refuse checks or accounts would be
effective,

Use of project bank accounts for the daily operation of the projects 1is
virtually nonexistent. However, mortgage payments, employees salaries, major
equipment purchases and utilities are paid through a bank account; although not
necessarily the account of project for which the payment is being made,
Generally, the account of Wheat Street Gardens, Inc., is utilized. A system to
maintain tighter internal controls is necessary.
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3. Books and Records are not Currently Maintained, and Accounting Costs
Appear Excessive

The latest posting to the general ledger (computerized) was December 31,
1972, We were informed by the C. P, A,, Mr, Kemp, that the general ledger
is posted on a quarterly basis, Therefore, the ledgers are out of date

when received by management and thus serve no useful purpose, The cost of
this service,including a monthly computer print-out of all tenants' accounts,
delinquencies, et cetera, averages $367,00/month, This appears somewhat
high based on the services rendered., Since this computer listing is
virtually useless, it should be suspended and ledger books kept by the
administrative staff instead., This would reduce project costs substantially
and facilitate more efficient bookkeeping at the project as well,

Tenant Selection

The calibre of tenants residing at Wheat Street is of major concern. A close
screening of applicants as to past rent-paying habits and care of premises is strongly
suggested, Also it is recommended that management increase security deposits to a
full month's rent instead of the $75 now assessed, This would more adequately cover
costs of restoring apartments which are left in bad condition and rental income losses
during the eviction process, More importantly, tenants would have greater incentive
to maintain their apartment premises so that a refund of their deposit weuld be
granted,

The HUD team was advised that some tenants deliberately failed te pay their rent se
that they could be evicted and thereby qualify for public housing. Apparently,as it
stands now when a tenant is evicted, he falls into the category of being "without
housing' which automatically places his name at the top of the Housing Autherity's
waiting list., The Atlanta H., A. is now in the process of changing their admission
policy wherein tenants being evicted from subsidized projects for non-%ayment of rent
will no longer receive this preferential treatment. This should remedy this situation.

City Coeperation

As mentioned previously,the city's cooperation is direly needed to provide the safe
and sanitary environment all citizens are entitled to. Your continued effort teo
pursue securing the following is vital:

= Adequate policy protection

- Cooperation in trash removal and involvement in special "clean up'" campaign
program

- Removal of junked automebiles

- Tax abatement or pessibly payment in lieu of taxes,
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PAID
Doar riond: Pormit No. 25
Tho tuesday, Novombaor 7th Cloction is tho most im= Atlanta, Goorgia

poitant election ot your lifetime. If Andrew Young is elected

to Congress, we will have our first black Georgia Congress-

man in over 100 years.

It is vital that you insure the election of the black

candidates listed on the other side of this card and other !

good Democrats by Punching No. 2 and No. 16 on your

ballot. p

Sincerely yours, WILL Bae b L ‘,‘H‘ ud
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. | ) , ~ June 25, 1973

4 Administrative Coordinator for llousing
Office of the Mayor
Atlanta, Georgia 30303

SUMMARY REPORT i PR,
WHEAT STREET GARDENS, INC, /o <
t i < D
\ O b3
N o

ASSIGNMENT

In late April this office was informed by Mr. George J. Berry, Chief Administrative
Officer, Office of the Mayor, that Rev. Borders of Wheat Strcet RBaptist Church and
Mr. John H& Robinson, Project Manager Wheat Street Gardens (522-6697) had been
in to see the Mayor about financial difficulties being encountered by the Wheat Street
Gardens. Non- Profit Housing Project, (315 Irvin Street, ’N. E, )

Mr. Berry advised that he understood that the mortgagé payments were made in

three (3) sections, with total annual payments of approximately $386, 000, that other
expenses included taxes, $80, 000, interest $123, 000, operatiag costs $156, 000 and
that monthly rental income of approximately $44, 000 was sorne $3, 500 less than
potential and insufficient to meet obligations; that as a result, maintenance was not
being kept up, utility and tax paymeunts were difficult to make and that unless sub-
-stantial relief was forthcoming scon the project would face baankruptcy and foreclosure
by FHA, which the City would not like to see happen.

A package of documents (Eucl. 1) was provided,--including a financial summary for
December 1972 prepared by the Manager, and copy of petition for charter amendment,

This office was asked to investigate and come up with recommendations as to remedy
and what assistance, if any, the City might render?

INVESTIGATION 2 3

A

On May 1, 1973, Gil Stevens/,o'f this office/'f};n‘glcal__}}eld a comnference in the Project Office
with Manager John H., Rob/iﬁson, Mrs, Mazexd Reese, Cashier and Miss Resa Watson,
Clerical Assistant. We found conditions to be substantially as reported, but more
critical than expected, /Both Mrs., Reese and Mr, Robinson appeared dedicated, quite
competent and well acquainted with the situation. However, we were surprised to

learn that Mr, Robinson worked only part-time and was not on salary and had not drawn
any pay from the Project for some 15 months, The Manager did not have a desk and
the office was so small he had to sit on a stool during the interview,

The Project consists of 492 units developed in three sections, broken down as follows:

Section 1l - 280, 2 BR units renting for $33,50 - 86,50 per mont’r.x, completed in
1964 under the FHA 221 d(3) BMIR program. Water furnished,

Section 2:- 84, (48, 1 BR @ $88.00 and 36, 3 BR @ $110,00), completed 4-29-69 &
under FHA 221 d(3) BMIR program. Water furnished. —

Section 3. - 108, 3 BR units.reanting for $145. 00, cornpleted 4-29-69 under FHA ‘
221 d(3) Market rate with 120 units under Rent Supplement @ ;
$260 annually, (All utilities are paid by Project.)

]

Total - ® 472 Units

- s J y g /——‘—*\\\ sk r



From the beginning of the interview it was clearly apparent that the main difficullies
were non-payment of rent by a substantial number of the tenants: 6-8 weeks time
consumed in executing eviction warrants, which were never iaitiated in less than

* & weeks, and frequently as much as 2 months, after rent is due and esctreme wanton
vandalism by tenants while waiting to be evicted.

It was learned that non-payment of rent and eventual ¢viction has become a way of
life with many tenants, who obtain free rent in this manner, some for as much as
6 months per year, through repeated procedure.

?

SPECIFIC FINDINGS . .
a. As of 4-30-73, 7 families in Section 3 were 3 months behind in rent + 5 additional

families were 2 months behind,

b. 6 weeks is the normal minimum time for effecting evictions, after initial issue
of warrants.
T
. : - @& PR
&y The project staff consisted of: ' /«’ - “”;a‘\:\

1 Manager (had drawn no salary during 15 months) '-;'w' . }."}
2 Office personnel (Cashier and Assistant) \&
5 Maintenance personnel (2 Painters and 3 Mcchanics, when available) .
1
8

Security Guard (9:00 - 5:00, Monday through Friday only)
Paid employees + 1 volunteer, unpaid Manager,

d. Mortgages on Sections 1 and 2 FHA insured, carry 3% interest and are held by
Government National Mortgage Association; and on Section 3 by Life of Georgia @ 6%.

e. A special maintenance account, held in escrow by the mortgagee on Scction 3,
amounts to approximately $19, 500 (can be spent only upon specific authorization by
HUD). ‘

i Sections 2 and 3 were alledged to have never had screens on windows or doors
g. Premises were rundown, grass 2-3 feet high, trash and litter abounded through-

out the project, chain-like fences were broken down and lying on ground in many
places, some storm sewer catch basins were stopped up, {ilth and litter was on ground
near dumpsters, bad erosion and little land scaping, particularly in Section 3; wooden
members of porch roofs rotting; broken windows, torn or missing screens; hallways
inadequately lighted, particularly in Section 3.

h. Also in Section 3 were several vacant, badly vandalized {ilthy and abandoned
units literally in shambles with litter, trash, rubbish, broken equipment throughout,

all window panes broken, doors partially off hinges, etc. (two of the units were not
even closed). Four units in Section 3 were inspected on 5-1-73, at which time we

were told that there were 2 othews ir similar condition; a week later the reported figure
was increased to 8 and on 6-2C ti»2 munber in this condition was stated to be 10 out of

a total 15 vacant units, Photogrzphs are attached (Enci, 2).

i, In addition, a number of other ..its being occupied were reported to be unfit for
occupancy; potentially good tenants financially aible to pay the rent were refusing
occupancy wile we were inspecting the project, because of poor environment and
physcial condition of apartments; one such prospective tenant was reported to have
been refused admittance and not permitted to unload furniture from truck, by a gang
of tecenagers prowling the Project. i

3o Maintenance and upkeep of premises was stated not being done becausc of in-
adequate maintenance personnel; moperatlve and junk automobiles abandoncd through-
out the area.
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k. In addition, Management reported that drug prohlems were severe; that the
City had discontinued any police motor patrols through the area and when called at
night, the Police refused to enter the area unless backed up by another patrol car;
that there was no regular schedule by the Sanitary Division for trash pick-up in the
area and that trash trucks would not leave the Public Streets and enter the sev\_ral
residential areas, to pick-up trash, :

% Management was asked what instruction, in the form of bulletins, brochures,
etc., if any any, provided tenants as to their responsibilities. The answer was
"None', except a copy of the lengthy lease dgreement printed in such small lettering
that no one would or could read it. Notices provided tenants delinquent in rent inciuded
the following statements"

'""Please do not mail money order after the 15th, unless you include $16. 50
Warrant charges, plus late fee which is $2.50 after the 8th and $. 50 per day
thereafter, "

"Remember, no personal checks are accepted after the 5th of each month'’;
and : ' '

"Therefore we must take action, as of November we will not accept any
rent after the 15th of the month under no circumstances."

Illustrations are attached (Encl. 3).

(These are negative, rather than positive approaches and prowide no encouragey).ﬁnt

to tenants to pay rent at all, if once dehnquent ) . ' ﬁ?\ (BN

»

: (< b

PROJECT ACCOUNTANTS i e \\‘é}) 2/
' : \! T

a. On 5-4-73 conference was held with Mr, K, L, Kemp, CPA, Berman, Mills

& Co., 90 Lombardy Way, Atlanta (892-1181) who advised that there had been 3 rent
increases for Section 1 (amounting to $3-5 per month); 1 increase in Section 2 in
August 1971 (amounting to $10, 00 per month) and that there had been no increase

in the original rental of $145, 00 per month for Section 3; that incomes are bascd

on AHA rcquirement, revised as January 1973; incomes must be recertified annually
and that ovexr income payments must be deposited with the moxrtgagee and can only

be released by HUD,

b. Accountant confirmed Management statement that refunds from FHA are
frequently delayed 2-3 months (thus causing a drain on cash for the Project); that
mortgage payments were current; that there has been a cash slortage and as rcsult
maintenance has suffered; that during 1969-72 two outside agencies had attempted

to manage the Project, i.e,, Williamson Realty Co. and Lottie Watkins Enterprises
under a 6% managerial fee provided by law; that a Special Replacement Rescrve must
be deposited with the mortgagee for special purposes and can be released only by HUD;
that for Section 3 this amounts to $7, 000-8, 000 annually and the account has a current
balance of about $19, 500 in it,

N Mr. Kemp also advised that taxes on Section 1 amounted originally to 17. 6%

. per year (of rental income) but has now been reduced to 16, 3%; that Rev. Borders
had been reluctant to ask for tax reduction because of his original commitment not
to ask for tax reductions; that Section 2 had had tax increases and reassessment and
has now been reduced {rom 18% to 17% of gross revenue; that Section 3 (Market rate)
pays 13. 7% of net rental for taxes; that 12-12% of gross revenue would be more in
line with some other similar projects (for example Rockdale),

- R He advised that water costs have doubled during the past two years; and that the
maintenance crew is only 1/2 of that required; that IIUD Guide Lines call for 1 person
per 25 units; and that Rockdale with 325 units uses 1l men, One experienced professional



Page Four |

managcement agency advised that 1 for 50 units or {raction thercof was the minimum
required to keep units in good condition, :

e. On a subsequent visit ‘by personnel of this office to the project, only 1l maintenance
man was on duty for the entire project of 492 units, /i/k@

The Accountant confirmed statement by professional management that a good
maintenange man would cost the project $400-600 per month; that a commercial
security patr@sting $3(_}:Q_per week had been discontinued to effect economy.

4?\‘\-* EQAAS LY .
g. The CPA recommended that the Manager, Principal Rent Collector and Chief
Maintenance man should live in the project (none of which do) and that the City might
assist by: :

1. Providing small well maintained play lots in the area.
2. Collecting "payments in lieu of taxes' on basis similar to Public Housing.

3. Perhaps reduce water costs by reducing the rates for non-profit develop-
-ments, such as Wheat Street Gardens.

4. Provide at least Police motor patrols through the area on a frequent basis.

5. Provide trash and garbage pick-ups on a re'gula.'r and adequate scheduled

basis. 77}/\“/\/‘\

i

3 has been runpfing 4 1/2 - 5% vacancies; Section 2, 3 1/2 - 4% vacancies and Section 1,
2% vacancies;/that the project had been operated apparently successfully and in the
black for about 3 years (1969-72) by professional management, but tenants had objected
and protested to Rev., Borders gbout charges for daimnages, pressure for payment of
rents, eviction notices, etc. and\that Rev. Borders habitually sided with the tenants
against management. (This was also confirmed by one of the professional manage=.
ment firms involved, ) > W, e

, & V8
v M : ﬁ O

e

PROFESSIONAL MANAGEMENT Ot g v \S

O ;
Rt The CPJ}(&' so advised that FHA calculates rents on 95% occupancy; that Section

1

[\ e

v/
Vo
’

: s
a. On May 17 we interviewed the principal of one of the professional manageinent
firms which had previously been involved in the management of Wheat Street Gardens,
This person confirmed difficulties previously related by others: i,e,, that the
tenants rcsented any and all rules, regulations and disciplinary measures and would
go to Rev, Borders with their complaints and that because eof his benevolent attitude
Rev. Borders would habitnally side with the tenants and not permit management to
function as it should in ¢nder to be effective; that management was not permiited to
purchase supplies or reriéaement items or to charge tenants and collect for wanton
or careless damage or to vviit them for non-payment of rent, except in most aggra-
vated situations; (that Rev, .lorders claimed he could not preach to tenants on Sunday
and then charge them for damayge or evict them on Monday); that when this firm took
over, the premises were run down, in much the same condition as now; water bills
were twice what they should have been, duae to leaky faucets, and that all maintenance
personnel previously employed were fired, because the project was getting only about
10 hours work per man per week, for 40 hours pay.

b. We were also informed that the Assistant Pastor of Wheat Street Baptist Church
had been and continued (until his death) to draw $1, 000. 00 per month from the project
for no meaningful function or services, insofar as pertained to Wheat Strcet Gardens;
that this person eventually took over management after one of the professional
management firms was '"'kicked out"., He was murdered in an armed robbery necar

the Proz'_ect office soon thercafter,

5
LCP:KLM VAVON )v\“\’& i ’
Y\
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<, This particular firm currently manaeses some 1, 500 units and claims that it
serves eviction notices on approximately 200 tenants monthly on the 7th of each month
(all who have not paid in full by the 6th) and continues to exert pressure on all de¢-
‘linquent tenants through the-12th for which a'late fee is charged; that on the 13th
Dispossessary Warranits are processed and hand carried ihat day to the Sheriff's

office before 5:00 P, M, ; that notices for appearance in Court are preparcd on the l4th
‘and the Sheriff serves these on the 15th, notifying recipients to appear in Court within
6 days (except Saturdays or Sundays).

2

d. If tenant does not appear in Court, under the Ga, Law, management must wait
an additional 15 days before Writ of Possession can be issued, On the 16th day after
date for appearing in Court, this firm prepares Writs of Possession, with card
attached, signed by the Judge. These are then taken the same day to the Marshall's
office for actual eviction. This procedure usually accomplishes actual eviction
within 36 days or less, which at most causes a loss in rent of not much more than

a month, (Since 1/2 month's rent is collected in advance) 1 month in advance would
be better. Thus the actual loss to the project amounts to orly about 1/2 month's rent
or less. However, in the meantime management accepts rent in part or in full any
time it can get it. As a result of this tight and persistant pressure and follow up
procedure, this firm advises that out of the 200 initial notices sent out on the 6th to
all delinquent tenants, usually no more than one eviction aciually occurs per month,

e, This firm claims that similar results could and should be obtained in Wheat
Street Gardens, except that the paternalistic nature and guidance of Rev. Borders
in active management will not permit it.

- Also, in one of its projects, this management firm accepts no cash but has
arranged with a local bank to issue cashier's checks to its tenants free.

g. This same firm claims that 10% of tenants in subsidized projects are bad rishs
and will cause trouble unless constantly watched to prevent it; that the mnumup
service force for a project of this nature is: i o Q'""‘?‘,E}\
_ : by 2
1 Full time Maintenance man for each 50 units &
- 1 Full time paid Manager ~ \“*25 »/
) 1 Full time Secz’gtary or Cashier A : \\ : /f/
h, This firm also advises that Management should '"live in'" the project ard at

least two maintgnance meu should "live in'" and be on 24 hour call, for which they
should receive extra compensation, but not additional full salary for overtime and
work when required at odd hours; that a practical arrangement for a good main-

tenance man (it is essential that he 'live in") is a salary of $400 per month plus a

free rent apartment (value considered as worth $10C per month) + an extra $50 for
being on 24 hour call. :

" s On June 25 conference was held with prihcipal of another professional property

management firm which had been involved with Wheat Street Gardens. This person
confirmed substantially what others had reported aud advised that this firm was
arbitrarily released in writing from its management capacity by Rev, Borders'
Consultant without cause or previous notice, because some one had convinced
Rev, Borders that the Church could handle the situation and that professional
management was not needed. (This person further advised that Section 3 was
occupied before grass was planted; that\it was never landscaped and the interiosrs
were not adequately completed; and further advised that when this management
firm took over, there werc no systematic\written records of rent receipts or ex-
penditures maintained and no accountability for funds,

N s : \
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a. On May 21 we conferred with the following Life of Georgia oifficials:

Mr. Walter H. Butler (875-7521, Ext, 336), Mr. Bill Taylor - Mortgage
Loan Department, Mr. John Hardison and Mr, Dill Weaver, Mortgage Loan
Department.

They advised that Section 3 is under a 40 year 6% FIIA insured loan; that commencing
February 1973 the monthly mortgage payment is $10, 325. 94
Plus a replacement Reserve Account payment of 387, 50%

- $10, 713, 44

(*This account had $19,578. 91 in it on May 21); that the balance on the loan after the
May 1973 payment is $1, 310, 828.03; that FHA inspects the project periodically and
provides Mortgagee with reports of its findings (These were available as of June 21,
1971, May 2, 1972 and August 9, 1972, showing deficiencies which existed at those
times. )

b. Apparently no one follows through to see that reported deficiencies are corrected;
the August 9, 1972 report contained deficiencies which were enumecrated in the May 2,
1972 and June 21, 1971 reports.

Ce Life of Georgia offered to cooperate in any way possible, except not to
refinance and claimed that they felt it is FHA's responsibility to force correction of
deficiencies noted in its reports (Subsequently FHA officials advised that effecting
corrective measures is a responsibility of the mortgagee). '

ADDITIONAL ADVICE ki

One reliable person experienced in management of both Conventional and
Subsidized rental Projects explained the following cdifferences in appropriate procedure:-

Conventional Projects (where rents are not controlled)
That priority should be given Lo items as follows:
i. Mortgege payments
2. Profit to ownership
3. Property maintenance; but that in

Subsidized Projects (where rents are controlled). . PN B
That priority should be given in this order: ' . N ) ON
1, Maintenance (well kept buildings and premises) :
2. Presentative Maintenance
3. Mortgage Payments (Explaining that if the project is well maintained,
it will be sought after by tenants and as a result authority can always be obtained to
get rents raised sufficiently to meet expenses, but that this cannot te done if the
project is run down, and loaded with vacant units.

HUD

a. On May 23 we met and conferred with the officials, current and past, of the HUD
Area Office including: Bill Hampshire, Bill Tones and Ester Williamms. All were
quite familiar with the situation pertaining to Wheat Strcet Gardens, A concensus of
opinion was frankly expressed that the principal difficulty with Wheat Street Gardens
is the active participation inmanagement by Rev, Dorders and his extremely
benevolent attitude to his tenants; and further that the situation cannot be successfully
remedied so long as Rev, Borders remains active in management of the Project,
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b. I requested in behalf of the Citv that the ITUD Area Office conduct a full fledeed
"audit' of the project and provide the Mayor's Office with a copy of the report., This
was agreed to and this office was subsequently informed that a complete inspection

by the newly established FHA audit section would commence on Tuesday, May 29,

The completed report is scheduled for late June 1973.

FINANCIAL REPORT

2

A complete financial report by the Project Auditors for the 12 months ended March
31, 1973, is attached (Encl, 4). .

CONCLUSIONS

a. The project needs full time experienced, paid professional management.
Voluntary part time workers (no matter how dedicated) is not and will not be sat-
isfactory,

b. The project will not be successfully managed until Rev, Borders restricts his
day to day activities to the spiritual needs of the community and removes himself
and his church from the active management field of the project.

€. Processing of notices for non-payment of rent and eviction procedures must
be considerably tightened up and time lag reduced to the minimum.

d. All tenants, both current and future should be carefully screened and the un-
desirable ones weeded out as soon as possible,

&, All units should be inspected by both terant or prospective tenant and manage-
ment together and conditions carefully recorded. Sirnilar inspections should be macde
Jjust before vacating by any tenant; and damage caused by tenant should be charged to
him and collection made. =

Management should effect promptly all needed repairs and premises clean up,

. to include complete and prompt renovation of all abandoned apartments. FHA should

be requested to authorize use of the accumulated Maintenance Reserve Acco,u»nga} :

. “ X
for this purpose. ks ; ‘ ‘ o O\
3 \' :
: . g s : H " [ < -~
g Security and Police protection should be drastically increased, |\ i
‘\\\\-}‘é‘ » /
h, Other improvements should include adequate sanitary pick up on a pn@-annc‘}ﬁcea

weekly schédule, opening of clogged storm drainage; improve run off facilities so as
to prevent current flooding of some apartments whenever there is a hard rain,

A, Deacons (ministerial students) living rent free and concentrated in one apartment

should be dispersed throughout the project and given definite services to perform (with
follow up to see that they do it), if this arrangement is to continue, the actual benefits
from which appear questionable.

e Management should provide all tenants with clear statements of their duties ~nd

responsibilities (in the form of simple notices, bulletins, brochures, etc. ).

RECOMMENDATIONS
a, Good professional management be installed without delay.
b, Rent collection and eviction procedures be drastically improved.



. ﬁp.flg;c

C.

\,/\‘ftg\d.

L N <%ef1n
c‘. A ) Sk
\\Le‘“‘

d.

fo

- . i g -
LEight

Inspect and record deficiencices in all urnits and follow np similar inspections

on all changes in tenancy, and appropriate monetary charges for damages, coll.c,cA.ed

City services to be imf)roved to include more effective Police Patrols and
ite schedule on tras!‘and garbage collection.

Effective maintenance pr ocedures be established at once with adequate main-

tenance crew.

Request FHA to permit funds in Reserve Maintenance Accounts be utilized to

rehabilitate abandoned apartments,

g.

Negotiation be opened for transfer of title of Section 3 to the Housing Authority

of the City of Atlanta.

h,

i,

Encl:

e

Serious consideration be given by the City to permit "payments in lieu of taxes'.

l: Establish a city-wide rating procedure on all tenants and prospective tenants,
upon change of tenancy for any reason, as to attitude and financial responsibility,
This to be reported on prescribed form to a central repository (for use by

future landiords) in much the same manner as business firms use credit reports

on prospective customers. '

2. Requirement for such reports to be tied to apartment licensing by City
Ordinance (At least one Alderman has offered to sponsor and introduce such
procedure in the Board of Aldermen (City Council).

3. A nominal fece of perhaps $.50 per report be charged for providing re-
corded information on any tenant to a new prospective landlord. This could
.pay all expenses for the service.

4. The information provided should be of considerable value to the prospective
new landlords, but of for greater value would be its salutary effect on prevxously
irresponsible tenants and it is believed that this procedure will materially

. lessen wanton, careless or neglegent damage to property by tenants, when

they realize that their previous performance and attitude are being recordeéd
and made a matter of permanent record for others to see.

. . Respectfully,

/;7(4£M${M//9,CVM
Malcolm D, Jong/s/ \
Administrative Coordinator for Housing
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Gil Stevens, Assxstant ,,_, (ol
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1. Manager's Statement relating to Financial condition \g-&» '/
P \C) -/
and Petition for Charter Amendment. N i

. Pictures (with original only)

. Forms used by Project Pertaining to Tenant Responsibilities
. Financial Report of Project Auditors

. HUD Report (when received)

5 Rough Draft of P*oposed Report on Tenants.
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Mayor, City of Atlanta i o
Wheat Street Gardens Management / ’

. Project Accountant

HUD Area Office

Life of Georgia Insurance Company
Housing Authority

City of Atlanta, City Services Coordmator





