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PHA 5-Year and 
Annual Plan 

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:  Housing Authority of the City of Byron, GA  PHA Code: ga 243 
PHA Type:       Small          BYRHA  is designated  as a sub-standard  PHA    High Performing           Standard    HCV (Section 8) 
PHA Fiscal Year Beginning: (MM/YYYY): 07/01/11 
 

2.0 
 

Inventory (based on ACC units at time of FY beginning in 1.0 above) 
Number of PH units 32 units:                                  Number of HCV units: 0 
  

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. SEE BELOW  
 

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: The mission of the BYRHA  is the same as that of the Department of Housing and Urban 
Development:  To promote adequate and affordable housing, economic opportunity and a suitable living environment free from 
discrimination.  
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5.2 
 

Goals and Objectives.    
Although the BYRHA is not required to include this information it is being submitted at the Annual Update for FY2011:   
 
The BYRHA goals and objectives include:  
 
HUD Strategic Goal:  Increase the availability of decent, safe, and affordable housing.   
1.  PHA Goal:  Expand the supply of assisted housing 

Objectives: 
1.  Continue to reduce public -going)    
2.  Study feasibility to build or acquire units and confer with the City of Byron as to applicability of additional housing units for area, to 
include conversion or (0) bedrooms.   
housing vacancies by utilizing effective maintenance procedures for unit turn-around time. (on 

2.  PHA Goal:  Improve the quality of assisted housing  
Objectives: 
1. Continue to improve public housing management. (PHAS score)  
2. Increase customer satisfaction by conducting a customer satisfaction survey and implement tasks designed to foster increased 

positive customer relations.  
3.  Concentrate on efforts to improve specific management functions specifically, to have more efficient unit inspections.  
4.  Renovate or modernize public housing units by utilizing capital funds and excessive reserves for unit improvement. 

HUD Strategic Goal:  Improve community quality of life and economic vitality 
1.  PHA Goal:  Provide an improved living environment  

Objectives: 
1.  Implement measures to deconcentrate poverty by bringing higher income public housing households into lower income developments 
promote working families.  
2.  Implement public housing security improvements by continuing to work with the local police department to have concentrated 
officers and physical security measures in place.  

HUD Strategic Goal:  Promote self-sufficiency and asset development of families and individuals 
1.  PHA Goal:  Promote self-sufficiency and asset development of assisted households  

Objectives: 
1.  Increase the number and percentage of employed persons in assisted families. 
2.  Provide or attract supportive services to improve assistance recipients’ employability.  

3.  Provide or attract supportive services to increase independence for the elderly or families with disabilities.  
HUD Strategic Goal:  Ensure Equal Opportunity in Housing for all Americans 
1.  PHA Goal:  Ensure equal opportunity and affirmatively further fair housing 

Objectives: 
1.  Undertake affirmative measures to ensure access to assisted housing regardless of race, color, religion national origin, sex, familial 

status, and disability.   
2.  Undertake affirmative measures to provide a suitable living environment for families living in assisted housing, regardless of race, 

color, religion national origin, sex, familial status, and disability.  
3.  Undertake affirmative measures to ensure accessible housing to persons with all varieties of disabilities regardless of unit size 

required.  
 

The BYRHA has prepared a Violence Against Women Act (VAWA) policy.  The BYRHA policy is as follows: 
 

Notwithstanding the provisions of  the Lease, or any other provision contained herein, the following shall not be considered violations of 
the Lease constituting defaults and bases for terminating the tenancy or occupancy rights of a victim of domestic violence: 

 
1.    An incident or incidents of actual or threatened domestic violence, dating violence, or stalking perpetrated against the victim. 
2. Criminal activity directly relating to domestic violence, dating violence or stalking, engaged in by a member of the Tenant’s 

Household or any Guest or Other Person under the Tenant’s Control, if the Tenant or immediate member of the Tenant’s 
Household is a victim of that domestic violence, dating violence, or stalking; provided, however, landlord may divide this Lease 
for the purpose of evicting, removing or terminating the occupancy rights of a Household member, whether or not such Household 
member is a signatory to this Lease, who engages in criminal acts of physical violence against Family members or others, without 
evicting, removing or otherwise penalizing the victim of such violence, who is also a Tenant or lawful occupant of the Unit.  The 
foregoing exceptions shall not apply unless the victim delivers to the landlord a certification on one of the following forms: 

 
a. A HUD-approved form supplied by BYRHA attesting that she/he is a victim of domestic violence, dating violence, or 

stalking and that the incident(s) in question are bona fide violations of such actual or threatened abuse; or 
b. Documentation signed by an employee, agent or volunteer of a victim service provider, an attorney, or a medical professional 

from whom the victim has sought assistance in addressing domestic violence, dating violence, stalking, or the effects of the 
abuse, in which the professional states under penalty of perjury that the professional’s belief that the incident(s) in question 
are bona fide incidents of abuse and the victim has signed or attests to the documentation; or 

c.    A federal, state, or local police report or court record describing the crime or incident(s) in question.
     
The victim must deliver the certification to the landlord within fourteen (14) business days after landlord requests the 
certification. If the victim does not deliver the certification to landlord within the aforesaid period, landlord may terminate 
the tenancy of the Tenant or any lawful occupant of the Unit including the victim.
The foregoing exceptions, however, shall not limit the authority of the landlord to (i) honor court orders addressing rights of 
access or control of property, including civil protection orders issued to address the distribution or possession of property 
among Household members, (ii) evict a Tenant for any violation of this Lease not based on or connected with the act or acts 
of violence in question against the Tenant or member of Tenant’s Household, provided that such victim is not held to a 
more demanding standard than other Tenants, and (iii) evict any Tenant if landlord can demonstrate an actual and imminent 
threat to other Tenants or those employed at or providing service to the property if that Tenant is not evicted. 
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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 BYRHA has not revised any documents and policies under the Operation and Management Element and the Violence Against Women 
Act (VAWA) of the PHA Plan since the last Five Year and Annual Plan submission in April  2010.  All policies are on file in  locations cited 
in 6.0 (b) 
 
(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. 
 
The FY 2011 Annual  Plan including attachments and PHA Plan Elements are available for public inspection at the Main Administrative 
Office of the BYRHA, the Main Administrative Office of the local government (City Hall) and the Public Library.  
 
 

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. 
NOT APPLICABLE 

8.0 
 

Capital Improvements.  Please complete Parts 8.1 through 8.3, as applicable. NOT REQUIRED BUT INCLUDED  
SEE ATTACHED HUD-50075.1 for CFP08, CFP09, CFP 10, CFP11, ARRA 09 and HUD-50075.2 for FY2012-2015 

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. SEE ATTACHED REQUIRED REPORTS FOR GA06P243501-08, GA06P243501-09, GA06S243501-
09, (GA06P243501-10 and GA06P243501-11  
 

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. SEE ATTACHED PLAN FOR FY2012 - 2015.  
  

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. NOT APPLICABLE 
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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.   
 
The Comprehensive Plan of the City of Byron, Georgia does not list the statistics as applicable for compilation of the referenced data 
therefore; the BYRHA will continue to capture statistics in the format prescribed on the previous 50075 by citing the Housing Needs of the 
Families on the Waiting List (see chart listed below).  The BYRHA has reviewed the Consolidated Plan for the City of Byron which states 
that the housing and community development needs are: 

 Regardless of tenure, income or household size, the most common problem affecting all households is cost burden. 
 Cost burden is the most significant problem affecting both elderly and small family households.  Overcrowding is the most 

significant concern of this household type, 
 Insufficient income is the single largest barrier to affordable housing. 
 Low and moderate income households are at high-risk of exposure to lead-based paint hazards such as chipping or peeling paint 

and dust. 
The Housing and Community Development Strategic Plan anticipates providing assistance to put extremely low, low, and moderate income 
households in affordable housing free of overcrowded, structurally substandard conditions, with supportive services where appropriate for 
populations with special need.  The Strategic Plan Five-Year Objectives includes:  

 
 Rehabilitate or construct affordable rental units 
 Provide rental assistance for very low and low income households 
 Assist households to achieve or maintain homeownership in housing free of overcrowded and structurally 

substandard conditions. 
 Assist organizations annually to provide housing and supportive services to the homeless. 
 Assist organizations annually to provide housing and supportive services to Georgia’s Special Need populations.  

 
 
 
 

Housing Needs of Families on the Waiting List 
 

Waiting list type: (select one) 
      Section 8 tenant-based assistance  
      Public Housing  as of 04/01/11 
      Combined Section 8 and Public Housing 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/subjurisdiction: 
 # of families % of total families  Annual Turnover  

 
Waiting list total 14 100% 5 
Extremely low income <=30% 
AMI 

7 50.00  

Very low income 
(>30% but <=50% AMI) 

6 42.86  

Low income 
(>50% but <80% AMI) 

1 7.14  

Families with children 9 64.29  
Elderly families 1 7.14  
Families with Disabilities 3 21.43  
Race/ethnicity (w) 3 21.43  
Race/ethnicity  (b) 11 78.57  
Race/ethnicity (a) 0   
Race/ethnicity (h/l) 0   

 
Characteristics by Bedroom 
Size (Public Housing Only) 

   

1BR 6 42.86  
2 BR 5 35.71  
3 BR 2 14.29  
4 BR 1 7.14  
5 BR 0   
5+ BR 0   
 Is the waiting list closed (select one)?   No    Yes   
If yes:  
HOW LONG HAS IT BEEN CLOSED (# OF MONTHS)?       

Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 
Does the PHA permit specific categories of families onto the waiting list, even if generally closed?   No    Yes 
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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. 
 
The BYRHA plans to address the housing needs of the families on the waiting list for the upcoming year through the following strategies:  
(1) Maximizing the number of affordable units by employing effective maintenance and management policies to minimize the number of public 
housing units off-line; (2) Reducing turnover time for vacated public housing units; (3) Reducing the time it takes maintenance to renovate public 
housing units; (4) Utilizing proactive maintenance strategies for unit-turnaround; (5) Participating with the City of Byron in the Consolidated Plan 
development process to ensure coordination with the strategies for addressing affordable housing issues; (6) Continuing to employ rent policies to 
support and encourage self-sufficiency, (7) Continuing to extend preferences to the elderly, (8) Market to races/ethnicities shown to have 
disproportionate housing needs, and (9) Affirmatively market to local non-profit agencies that assist families.  
 

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.   
 
The BYRHA  has addressed and is meeting the overall goals in FY 2010 that were stated in the Five Year Plan (2010-2014) which include:  

(1) Manage the Housing Authority’s existing public housing program in an efficient and effective manner  
(2) Become a high performer under HUD’s Management Assessment criteria and remove the “troubled” Agency status.  
(3) Reduce public housing vacancies. 
(4) Increase customer satisfaction. 
(5) Successfully complete the data required for timely submission of the 50058’s. 
(6) Pursue a partnership initiative with the Byron Police Department. 
(7) Pursue resident initiatives to promote FSS initiatives.  
(8) Provide training to Residents, Staff and Commissioners.  
(9) Conduct a comprehensive, asset viability review to maximize the use of the BYHRA resources.  

 
The BYRHA did achieve all of the objectives established for FY 2010 as the Agency has completed all of the components of the MOU for removal of the 
“troubled designation, the Executive Director has implemented a comprehensive strategy to include increased monitoring procedures which should serve to 
restore the Agency to a standard performer status during the upcoming fiscal year.  Additional personnel were hired to assist with improving the delivery of 
services.  Also, the BYRHA focus is to minimize vacant units.  
 
 It is the intent of the BYRHA to implement the goals and objectives in the FY 2011 Annual Plan stated in the Five-Year Plan (2010-2104) as all strategies 
for FY 2011 are consistent with the previous Plan as they are a continuation of efforts and resources. 
 
(b)  Significant Amendment and Substantial Deviation/Modification.  Provide the PHA’s definition of “significant amendment” and “substantial  
      deviation/modification”  
 

The BYRHA in the submission of the FY 2011 Annual Plan has not deviated or significantly amended the goals and objectives established through the 
FY 2010-2014 Five-Year Plan.  The Housing Authority will consider the following to be changes in the Agency Plan necessary and sufficient to require a 
full review by the Resident Advisory Board and by the City for a public hearing before a corresponding change in the Agency Plan can be adopted.  A 
significant deviation or alteration would have included the following: 

 
1. Any alteration of the Authority’s Mission Statement;  
2. Any change or amendment to a stated Strategic Goal; 
3. Any change or amendment to a stated Strategic Objective except in a case where the change results from the objective having been met; 
4. Any introduction of a new Strategic Goal; 
5.   Any alteration in the Capital Fund Program Annual Plan that affects expenditure greater than $50,000 of the CFP Annual Budget for that year.  
6.    Changes to rent or admissions policies or organization of the waiting list; 
7.   Additions of work items (items not included in the current Annual Statement or 5-Year Plan) or change in use of replacement reserve 
 funds under the Capital  Fund that affects expenditure greater than $50,000 of the CFP Annual Budget for that year.  
8.   Any change with regard to demolition or disposition, designation, homeownership programs or conversion activities.  

 
In setting the above criteria, the BYRHA intends by “Strategic Goal” specifically those items under those headings in its 5-Year Plan. Because the 
Annual Plan already requires annual review by the Resident Advisory Board and by Public Hearing, the Authority believes this annual process sufficient 
to meet the spirit of the Quality Housing and Work Responsibility Act of 1998. It expects that changes to the Annual Plan will be primarily 
administrative in nature. It believes, however, as shown in item #5 above, that significant changes in its planned modernization expenditures should be 
subject to a resident/public process.  The BYRHA has also reviewed the requirements set out in HUD Notice PIH 99-51. It here incorporates the several 
additional criteria established by HUD for “substantial deviation” or “significant amendment or modification” to its Agency Plan. The BYRHA will also 
consider the following events to require a public process before amending such changes to its Agency Plan. The BYRHA acknowledges that an exception 
will be made by HUD to compliance with the above criteria for any of the above changes that are adopted to reflect changes in HUD regulatory 
requirements; such changes will not be considered significant amendments by HUD. 

The BYRHA did not have any significant changes to the FY 2010-2014 Five Year Plan or the FY 2011 Annual Plan based on the criteria established as 
referenced for a significant alteration or deviation.  

 
(c)   PHAs must include or reference any applicable memorandum of agreement with HUD or any plan to improve performance.  (Note:  Standard 
and Troubled PHAs complete annually).  The BYRHA signed a new MOA with HUD May 24, 2011.  The Agency will review all of the 
components and work to complete all requirements in the designated time frames.  On a monthly basis (as required) the MOA report will 
be forwarded with updates of activities completed and supporting documentation.   It is the intent of the BYRHA to complete all activities 
listed on the MOA as soon as possible to restore the Agency to a non-troubled/non-substandard status.  
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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) 
(b)  Form HUD-50070, Certification for a Drug-Free Workplace (PHAs receiving CFP grants only) 
(c)  Form HUD-50071, Certification of Payments to Influence Federal Transactions (PHAs receiving CFP grants only) 
(d)  Form SF-LLL, Disclosure of Lobbying Activities (PHAs receiving CFP grants only) 
(e)  Form SF-LLL-A, Disclosure of Lobbying Activities Continuation Sheet (PHAs receiving CFP grants only) 
(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 
(h)  Form HUD-50075.1, Capital Fund Program Annual Statement/Performance and Evaluation Report (PHAs receiving CFP grants only) 
(i)  Form HUD-50075.2, Capital Fund Program Five-Year Action Plan (PHAs receiving CFP grants only) 
  

 
 

















ATTACHMENT F:  RESIDENT ADVISORY BOARD COMMENTS 
 
 

The Resident Advisory Board reviewed the elements of the FY11 PHA Plan and included 
the following comments: 
 

Residents wanted to see more site improvements to include shrubbery, and flowers  
 
Residents want to see more activities involving the youths and parents in 
the neighborhood.  
 
Some of the residents at the meeting indicated that they wanted their cabinets to 
match the newly installed ones.  
 
There were no changes to the FY 11Annual Plan based on the resident comments as 
the activities recommended are already in implementation.  
 






















































































