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PHA 5-Year and 
Annual Plan 
tn007v01 

U.S. Department of Housing and Urban 
Development 
Office of Public and Indian Housing 

OMB No. 2577-0226 
Expires 4/30/2011  

 
1.0 
 

PHA Information 
PHA Name: ______________Jackson Housing Authority____________________________________ PHA Code: __TN007_______ 
PHA Type:       Small                   High Performing                         Standard                      HCV (Section 8) 
PHA Fiscal Year Beginning: (MM/YYYY): ____10/2010__________  
 

2.0 
 

Inventory (based on ACC units at time of FY beginning in 1.0 above) 
Number of PH units: ___805______________                                  Number of HCV units: ______1,394____________ 
  

3.0 
 

Submission Type 
 5-Year and Annual Plan                   Annual Plan Only                 5-Year Plan Only   

4.0 
 PHA Consortia                                      PHA Consortia: (Check box if submitting a joint Plan and complete table below.) 

 

 
 
Participating PHAs  
 
 

PHA  
Code 

Program(s) Included in the 
Consortia 

Programs Not in the 
Consortia 

No. of Units in Each 
Program 

PH HCV 

 
PHA 1:   

      

 
PHA 2: 

     

 
PHA 3: 

     

5.0 
 

 
5-Year Plan. Complete items 5.1 and 5.2 only at 5-Year Plan update. 
 
 

5.1 Mission.  State the PHA’s Mission for serving the needs of low-income, very low-income, and extremely low income families in the PHA’s 
jurisdiction for the next five years: 
 
 
To provide quality housing and supporting services for low and moderate income persons, which promote 
upward mobility and a better standard of living. 
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5.2 
 

Goals and Objectives.  Identify the PHA’s quantifiable goals and objectives that will enable the PHA to serve the needs of low-income and very 
low-income, and extremely low-income families for the next five years.  Include a report on the progress the PHA has made in meeting the goals 
and objectives described in the previous 5-Year Plan. 
Jackson Housing Authority identifies the following goals to serve the needs of the low, very low, and extremely 
low-income families for the next five years. 
 
Goal:  Expand the supply of assisted housing 

o Apply for additional rental vouchers 
o Reduce public housing vacancies 
o Leverage private or other public funds to create additional housing opportunities 
o Acquire or build units or developments 

 
Goal:  Improve the quality of assisted housing 

o Improve public housing management:  PHAS score of 86 
o Improve voucher management:  SEMAP score of 100 
o Increase customer satisfaction 
o Renovate or modernize public housing units 
o Demolish or dispose of obsolete public housing 
o Provide replacement public housing 
o Provide replacement vouchers 

 
Goal:  Increase assisted housing choices 

o Provide voucher mobility counseling 
o Conduct outreach efforts to potential voucher landlords 
o Increase voucher payment standards 
o Implement voucher homeownership program 
o Implement public housing or other homeownership programs 
o Implement public housing site-based waiting lists 
o Convert public housing to vouchers 
o Continue Homebuyer Incentive (HI) Program 

 
Goal:  Provide an improved living environment 

o Implement measures to deconcentrate poverty by bringing higher income public housing households 
into lower income developments 

o Implement measures to promote income mixing in public housing by assuring access for lower income 
families into higher income developments 

o Pursue alternative funding sources for resident programs 
 
Goal:  Promote self-sufficiency and asset development of assisted households 

o Increase the number and percentage of employed persons in assisted families 
o Provide or attract supportive services to improve assistance recipients’ employability 
o Provide or attract supportive services to increase independence for the elderly or families with 

disabilities 
 
Goal:  Ensure equal opportunity and affirmatively further fair housing 

o Provide fair housing and equal opportunity information and training to applicants, residents and the 
community 

A report on the progress JHA made in meeting the goals and objectives described in the previous 5-Year Plan 
can be found in Section 10.0 under Additional Information. 
 

6.0 
 
 
 
 
 

PHA Plan Update 
 
(a)  Identify all  PHA Plan elements that have been revised by the PHA since its last Annual Plan submission: 
       The Statement of Financial Resources changes annually to reflect the amount and sources of funding to                     
      each program administered by JHA.  No other Plan elements have been revised since the last submission.               
      Supporting documents are available for public review. 
 
(b)  Identify the specific location(s) where the public may obtain copies of the 5-Year and Annual PHA Plan.  For a complete list of PHA Plan 

elements, see Section 6.0 of the instructions.  JHA Administration Office, 125 Preston Street; Allenton Heights AMP 
Office, 164 Allen Avenue; and Lincoln Courts AMP Office, 217 Lincoln Circle, Jackson, Tennessee. 
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7.0 
 
 

Hope VI, Mixed Finance Modernization or Development, Demolition and/or Disposition, Conversion of Public Housing, Homeownership 
Programs, and Project-based Vouchers.  Include statements related to these programs as applicable. 
JHA continues to plan to conduct demolition/disposition activities with Lincoln Courts (TN007000040) as 
outlined and approved in the FYB 2008 Plan as funding sources become available. 
 

Demolition/Disposition Activity Description 
1a. Development name:   Lincoln Courts 
1b. Development (project) number:   TN007000040 
2. Activity type:  Demolition  

Disposition  
3. Application status (select one)  

Approved   
Submitted, pending approval   
Planned application   

4. Date application approved, submitted, or planned for submission:  
5. Number of units affected:    215     

(10/17/2010) 

6.  Coverage of action (select one)   
  Part of the development 
  Total development 

7.  Timeline for activity: 
a. Actual or projected start date of activity:   03/01/11 
b. Projected end date of activity:                    07/15/13 

 
 

Demolition/Disposition Activity Description 
1a. Development name:   Allenton Heights 
1b. Development (project) number:   TN007000010 
2. Activity type:  Demolition  

Disposition  
3. Application status (select one)  

Approved   
Submitted, pending approval   
Planned application   

4. Date application approved, submitted, or planned for submission:  
5. Number of units affected:    100     

(10/17/2010) 

6.  Coverage of action (select one)   
  Part of the development 
  Total development 

7.  Timeline for activity: 
a. Actual or projected start date of activity:   03/01/11 
b. Projected end date of activity:                    07/15/13 

 
 

8.0 
 

Capital Improvements.  Please complete Parts 8.1 through 8.3, as applicable. 
 

8.1 
 

 

Capital Fund Program Annual Statement/Performance and Evaluation Report.  As part of the PHA 5-Year and Annual Plan, annually 
complete and submit the Capital Fund Program Annual Statement/Performance and Evaluation Report, form HUD-50075.1, for each current and 
open CFP grant and CFFP financing. 
Attachment tn007b01 

8.2 
 
 

Capital Fund Program Five-Year Action Plan.  As part of the submission of the Annual Plan, PHAs must complete and submit the Capital Fund 
Program Five-Year Action Plan, form HUD-50075.2, and subsequent annual updates (on a rolling basis, e.g., drop current year, and add latest year 
for a five year period).  Large capital items must be included in the Five-Year Action Plan.  
Attachment tn007c01 

8.3 
 
 

Capital Fund Financing Program (CFFP).   
 Check if the PHA proposes to use any portion of its Capital Fund Program (CFP)/Replacement Housing Factor (RHF) to repay debt incurred to 

finance capital improvements. 
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9.0 
 
 
 
 
 

Housing Needs.  Based on information provided by the applicable Consolidated Plan, information provided by HUD, and other generally available 
data, make a reasonable effort to identify the housing needs of the low-income, very low-income, and extremely low-income families who reside in 
the jurisdiction served by the PHA, including elderly families, families with disabilities, and households of various races and ethnic groups, and 
other families who are on the public housing and Section 8 tenant-based assistance waiting lists. The identification of housing needs must address 
issues of affordability, supply, quality, accessibility, size of units, and location.  
 

Housing Needs of Families in the Jurisdiction 
by Family Type 

Family Type Overall 
 

Afford-
ability 

Supply Quality 
 

Access-
ibility 

Size Loca-
tion 

Income <= 30% of 
AMI 

 
2628 

 
5 

 
5 

 
4 

 
2 

 
4 

 
4 

Income >30% but 
<=50% of AMI 

 
1861 

 
4 

 
4 

 
4 

 
2 

 
3 

 
3 

Income >50% but 
<80% of AMI 

 
 

1938 

 
 

3 

 
 

3 

 
 

3 

 
 

2 

 
 

2 

 
 

2 
Elderly 1125 4 4 3 3 3 2 
Families with 
Disabilities 

 
N/A 

 
4 

 
4 

 
4 

 
3 

 
3 

 
3 

Caucasian 4683 3 3 3 2 2 3 
African American 5255 5 3 3 2 3 3 
Hispanic 246 5 3 3 2 3 3 
Asian 34 2 N/A N/A N/A N/A N/A 
Native Am/Eskimo 41 N/A N/A N/A N/A N/A N/A 
Hawaiian 8 N/A N/A N/A N/A N/A N/A 
Other 120 N/A N/A N/A N/A N/A N/A 
2 or more races 79 N/A N/A N/A N/A N/A N/A 

 
Data taken from the Consolidated Plan, 2005-2010 of the City of Jackson, Tennessee. 
 

 

9.1  
 
 
 

Strategy for Addressing Housing Needs.  Provide a brief description of the PHA’s strategy for addressing the housing needs of families in the 
jurisdiction and on the waiting list in the upcoming year.  Note:  Small, Section 8 only, and High Performing PHAs complete only for Annual 
Plan submission with the 5-Year Plan. 
Jackson Housing Authority will address the housing needs of the area it serves within its funding and staffing 
constraints, and will continue to seek additional resources in its mission to provide quality housing to low 
income citizens by: 
►Reducing turnover time for vacated public housing units 
►Seeking replacement of public housing units lost to inventory through mixed-finance developments 
►Maintaining or increasing Section 8 lease-up rates by establishing payment standards that will enable 
families to rent throughout the jurisdiction 
►Maintaining or increasing Section 8 lease-up rates by marketing the program to owners, particularly those 
outside of areas of minority and poverty concentration 
►Maintaining or increasing Section 8 lease-up rates by effectively screening Section 8 applicants to increase 
owner acceptance of program 
►Participating in the Consolidated Plan development process to ensure coordination with broader community 
strategies 
►Applying for additional Section 8 vouchers should they become available 
►Leveraging affordable housing resources in the community through the creation of mixed-finance housing 
►Pursuing housing resources other than public housing or Section 8 tenant-based assistance 
►Employing admission preferences aimed at families who are working 
►Adopting rent policies to support and encourage work 
►Applying for special purpose vouchers targeted to the elderly, individuals and families with disabilities 
►Affirmatively market to local non-profit agencies that assist families with disabilities 
►Affirmatively market to races/ethnicities shown to have disproportionate housing needs 
►Counsel Section 8 tenants as to location of units outside of areas of poverty or minority concentration and 
assist them to locate those units 
►Market the Section 8 program to owners outside of areas of poverty/minority concentrations 
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10.0 
 
 
 
 
 
 

Additional Information.  Describe the following, as well as any additional information HUD has requested.   
 
(a)  Progress in Meeting Mission and Goals.  Provide a brief statement of the PHA’s progress in meeting the mission and goals described in the 5-  
      Year Plan.   
JHA has expanded its supply of assisted housing since the last 5 Year Plan.  Three (3) mixed-finance deals 
successfully closed to provide quality housing in Jackson.  The East Pointe property deal closed in March 2006.  
It was formerly known as Regency Manor with 50 HAP units.   An additional 49 units of public housing were 
built to increase the size of this development, and it normally has a 99% occupancy rate.   
 
A Section 32 Homeownership program was approved by SAC, and 22 new homes were constructed and 
completed in March 2007.  The program is known as the East Jackson Single Family Dwelling Infill Initiative.  
The newly constructed homes are an asset to the revitalization of the neighborhood.  Twenty-one of the new 
homes have been sold to income qualifying families.     
 
McMillan Towers, formerly a public housing development was turned into a mixed-finance deal that closed in 
October 2007.  It incorporated leveraging capital funds to obtain tax-exempt debt that simultaneously qualified 
the deal for 4% low income housing tax credits.  The original high-rise building had 151 units that consisted of 
studio and efficiency apartments previously hard to occupy.  The entire building was renovated for a total unit 
count of 124, and 71 of those are Project Based Voucher, and the remaining 53 are public housing units.     
 
Centennial Pass deal closed in December 2008 for construction of 48 units of senior housing on vacant property 
formerly known as Parkview Courts.  This development is a 9% tax credit deal.  Leasing first began in 
December 2009 when 10 units became available for occupancy.    
 
JHA continues to improve the quality of assisted housing by rehabbing the existing public housing units thru 
the Capital Fund program.  Assisted housing choices were increased by new construction and rehabilitation of 
mixed-finance developments.  JHA continues to provide an improved living environment to its residents by 
reducing criminal activity in the developments.  The community is aware that crime will not be tolerated on 
public housing property.   
 
Homeownership programs continue to assist participants with the necessary counseling and education for both 
public housing and Section 8 residents.  JHA is an equal opportunity housing provider that strictly adheres to 
the Fair Housing Act regulations.  West Tennessee Legal Services receives funding thru the CDBG program to 
provide homebuyer counseling to potential homebuyers, and assists renters in protecting their rights. 
 
(b)  Significant Amendment and Substantial Deviation/Modification.  Provide the PHA’s definition of “significant amendment” and “substantial  
      deviation/modification” 
JHA defines “significant amendment” and “substantial deviation” to include any change with regard to 
demolition or disposition, designation of housing, homeownership programs or conversion activities, additions 
of non-emergency work items or change in use of replacement reserve funds, and changes to rent or admissions 
policies or organization of the waiting lists.   
 

 
11.0 
 
 
 
 
 

Required Submission for HUD Field Office Review.   In addition to the PHA Plan template (HUD-50075), PHAs must submit the following 
documents.  Items (a) through (g) may be submitted with signature by mail or electronically with scanned signatures, but electronic submission is 
encouraged.  Items (h) through (i) must be attached electronically with the PHA Plan.  Note:  Faxed copies of these documents will not be accepted 
by the Field Office. 
 
(a)  Form HUD-50077, PHA Certifications of Compliance with the PHA Plans and Related Regulations (which includes all  certifications relating 

to Civil Rights)  Attached 
(b)  Form HUD-50070, Certification for a Drug-Free Workplace (PHAs receiving CFP grants only)  Attached 
(c)  Form HUD-50071, Certification of Payments to Influence Federal Transactions (PHAs receiving CFP grants only) Attached 
(d)  Form SF-LLL, Disclosure of Lobbying Activities (PHAs receiving CFP grants only) Attached 
(e)  Form SF-LLL-A, Disclosure of Lobbying Activities Continuation Sheet (PHAs receiving CFP grants only) Attached 
(f)  Resident Advisory Board (RAB) comments.  Comments received from the RAB must be submitted by the PHA as an attachment to the PHA 

Plan.  PHAs must also include a narrative describing their analysis of the recommendations and the decisions made on these recommendations. 
(g)  Challenged Elements  Attachment tn007a01 
(h)  Form HUD-50075.1, Capital Fund Program Annual Statement/Performance and Evaluation Report (PHAs receiving CFP grants only) 
       Attachment tn007b01 
(i)  Form HUD-50075.2, Capital Fund Program Five-Year Action Plan (PHAs receiving CFP grants only)  Attachment tn007c01 
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Attachment tn007a01 

The Jackson Housing Authority held a resident advisory meeting on March 25, 2010, to gather 
comments, suggestions, and requests from tenants and program participants for the PHA 5-Year and 
Annual Plan.  JHA capital fund projects, policies and procedures, programs and services were 
reviewed.  RAB members agreed on the improvements being pursued by the Authority. 
 
A public hearing was held on Thursday, June 10, 2010 in the Administrative Office of the Jackson 
Housing Authority, 125 Preston Street, to discuss the Five-Year Plan and the FY 2010 Annual Plan.  
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Part I: Summary                                                                  
PHA Name/Number   Locality (Jackson, Madison County, Tennessee)  Original 5-Year Plan    Revision No:       
 
A. 

Development Number and 
Name 
 
 

Work Statement 
for Year 1 

FFY 
__2010_____ 

 

Work Statement for Year 2 
FFY ___2011_____________ 

Work Statement for Year 3 
FFY __2012______________ 

Work Statement for Year 4 
      FFY _2013______________  

Work Statement for Year 5 
   FFY _2014______________   

B. Physical Improvements 
Subtotal 

Annual Statement 104,400 444,400 200,000 0 

C. Management Improvements  25,000 25,000 25,000 25,000 
D. PHA-Wide Non-dwelling 

Structures and Equipment 
 300,000 100,000 100,000 400,000 

E. Administration  120,000 120,000 120,000 120,000 
F. Other  155,000 55,000 55,000 55,000 
G. Operations      
H. Demolition  20,000 20,000 10,000 10,000 
I. Development  845,000 1,020,000 1,310,000 800,000 
J. Capital Fund Financing – 

Debt Service 
 268,797 201,611 201,611 201,611 

K. Total CFP Funds  1,818,197 1,986,011 2,011,611 1,611,611 
L. Total Non-CFP Funds  206,021 206,021 206,021 206,021 
M. Grand Total      
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Part I: Summary (Continuation) 
PHA Name/Number Jackson Housing Authority  Locality (Jackson, Madison County, TN)  Original 5-Year Plan     Revision No:       
 
A. 

Development Number 
and Name 

Work 
Statement for 

Year 1 
FFY_2010_ 

Work Statement for Year 2 
FFY 2011 

Work Statement for Year 3 
FFY 2012 

Work Statement for Year 4 
      FFY 2013 

Work Statement for Year 5 
  FFY 2014   

  Annual 
Statement 

    

 TN007000010  420,000 270,000 400,000 0 
 TN007000040  615,000 600,000 500,000 0 
 TN007000120  94,400 94,400 200,000 0 
 TN007000050  0 120,000 0 0 
 TN007000060  0 230,000 0 0 
 TN070000140 Phase 2  10,000 0 0 0 
 PHA-WIDE  110,000 250,000 510,000 1,200,000 
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Part II: Supporting Pages – Physical Needs Work Statement(s)                                   
Work 

Statement for  
Year 1 FFY 
_2010_____ 

Work Statement for Year __2__________ 
FFY ___2011_____________ 

Work Statement for Year: 3___________ 
FFY _________2012_____ 

Development 
Number/Name 

General Description of 
Major Work Categories 

Quantity Estimated Cost Development 
Number/Name 

General Description of 
Major Work Categories 

Quantity Estimated Cost 

See Development activities   Development activities   
Annual (demolition/mixed 

finance/revitalization) 
  (demolition/mixed 

finance/revitalization 
  

Statement TN007000010 100 120,000 TN007000010 100 220,000 
 TN007000040 215 615,000 TN007000040 215 600,000 
 TN70000130 (2) 4 10,000    
 PHA-Wide 1 100,000 PHA-Wide 1 200,000 
 Dwelling Unit & Site 

Repairs 
  Dwelling Unit & Site 

Repairs 
  

 TN007000120 118 94,400 TN007000120 118 94,400 
 PHA-WIDE 1 10,000 TN007000050 100 120,000 
 (504,FHEO)   TN007000060 31 230,000 
       
 Non-Dwelling   Non-Dwelling   
 Repairs & Equipment   Repairs & Equipment   
 TN007000010 1 300,000 TN007000010 1 100,000 
       
       
       
       
       
       
                                 Subtotal of Estimated Cost 

 
$1,249,400                                  Subtotal of Estimated Cost $1,564,400 

 
 
 
 
 
 



             Capital Fund Program—Five-Year Action Plan                        ATTACHMENT tn007c01                                    U.S. Department of Housing and Urban Development 
                                                                                                                                                                                                                                                           Office of Public and Indian Housing 
                                                                                                                                                                                                                                                                          Expires 4/30/20011 

____________________________________________________________________________________________________________________________________________________________________ 
                                                                                                                                                    Page 4 of 6                                                                                                                form HUD-50075.2 (4/2008) 

                                                                                                                                                                                                                                                                                                         

 
 

Part II: Supporting Pages – Physical Needs Work Statement(s)                                   
Work 

Statement for  
Year 1 FFY 
__2010___ 

Work Statement for Year _4____________ 
FFY ___2013_____________ 

Work Statement for Year: ___5_________ 
FFY __2014____________ 

Development 
Number/Name 

General Description of 
Major Work Categories 

Quantity Estimated Cost Development 
Number/Name 

General Description of 
Major Work Categories 

Quantity Estimated Cost 

See Development activities      
Annual (demolition, mixed 

finance/revitalization 
  Development Activities 

 
  

Statement TN007000010 100 300,000 PHA-WIDE 1 800,000 
 TN007000040 215 500,000    
       
 PHA-Wide 1 500,000 Non-Dwelling 

Renovations 
  

 Dwelling Unit &      
 Site Repairs   PHA-WIDE 2 400,000 
 TN007000120 118 200,000    
       
 Non-Dwelling      
 Repairs & Equipment      
 TN007000010 1 100,000    
       
       
       
       
       
       
       
                                 Subtotal of Estimated Cost 

 
$1,610,000 

 
                                 Subtotal of Estimated Cost $1,200,000 
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Part III: Supporting Pages – Management Needs Work Statement(s)                        

Work 
Statement for  
Year 1 FFY 
_2010_____ 

Work Statement for Year _____2_________ 
FFY ___2011______ 

Work Statement for Year: _____3______ 
FFY __2012___________ 

Development Number/Name 
General Description of Major Work Categories 

Estimated Cost Development Number/Name 
General Description of Major Work Categories 

Estimated Cost 

See TN007000150  TN007000150  
Annual Security Guard for 53 ACC units 25,000 Security Guard for 53 ACC units 25,000 

Statement     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
                                 Subtotal of Estimated Cost 

 
$25,000 

 
                                 Subtotal of Estimated Cost $25,000 
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Part III: Supporting Pages – Management  Needs Work Statement(s)                        

Work 
Statement for  
Year 1 FFY 
__2010____ 

Work Statement for Year ____4__________ 
FFY ______2013______ 

Work Statement for Year: _____5_______ 
FFY ______2014_______ 

Development Number/Name 
General Description of Major Work Categories 

Estimated Cost Development Number/Name 
General Description of Major Work Categories 

Estimated Cost 

See TN007000150  TN007000150  
Annual Security Guard for 53 ACC units 25,000 Security Guard for 53 ACC units 25,000 

Statement     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
                                 Subtotal of Estimated Cost 

 
$25,000 

 
                                 Subtotal of Estimated Cost $25,000 
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