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PHA 5-Year and
Annual Plan ga284v02

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: _Northeast Georgia Housing Authority___________________________________________________ PHA Code: __GA284 _______
PHA Type: Small High Performing Standard HCV (Section 8)
PHA Fiscal Year Beginning: (MM/YYYY): __04/2011_______

2.0 Inventory (based on ACC units at time of FY beginning in 1.0 above)
Number of PH units: __711____________ Number of HCV units: ____0________

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

4.0 PHA 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:
It is the mission of the Northeast Georgia Housing Authority to:
1. Provide affordable and quality housing through the maintenance of our existing units and the development of new units
2. To create an environment which enables residents to live responsibly and with dignity
3. To support residents in their effort to achieve self-sufficiency
4. To honor public commitments in a fiscally and ethically responsible manner
5. To create and maintain public confidence in the Authority’s operations and staff
6. To ensure that the facilities owned and managed by the Northeast Georgia Housing Authority are marketable in the community and are

appealing to residents
7. To enable the Northeast Georgia Housing Authority staff to improve their performance through appropriate vision, training, and career

development
8. To establish performance goals that meet or exceed industry standards and that optimize the use of available resources to achieve our

performance objectives
9. To assist the city, state, and national governments in identifying and addressing housing needs

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.
See “ List of Objectives” at the end of this document

6.0
PHA Plan Update

(a) Identify all PHA Plan elements that have been revised by the PHA since its last Annual Plan submission: N/A

(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. Main administrative office at 437 S. Pond Street, Toccoa, GA and the development
offices in each city.

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.
We do not plan any Hope VI, mixed finance modernization, conversion of public housing, homeownership programs, and project-
based vouchers. We plan to possibly buy land that can eventually be used for single-family or duplex public housing. The Northeast
Georgia Development Corporation is planning to apply for a low income housing tax credit development in July 2011. We plan to build
some RHF units in 2014. 
 

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.



______________________________________________________________________________
Page 2 of 2 form HUD-50075 (4/2008)

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.

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. We may use the CFFP to repay debt incurred by units built by the replacement housing factor funds.
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9.0

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 1,394 3 3 3 NA 3 3
Income >30% but <=50%
of AMI

958 2 3 3 NA 3 3

Income >50% but <80% of
AMI

1,362 1 2 2 NA 2 2

Elderly 944 2 2 2 NA 2 2
Families with Disabilities NA NA NA NA NA NA NA
Race/Ethnicity
Caucasian 4,150 2 3 3 NA 3 3
Race/Ethnicity
African American 252 2 3 3 NA 3 3
Race/Ethnicity
Hispanic 158 2 3 3 NA 3 3
Race/Ethnicity
Asian/P.I. 47 2 3 3 NA 3 3

Housing Needs of Families on the Waiting List

Waiting list type: (select one)
Section 8 tenant-based assistance
Public Housing for entire consortium
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 115 172
Extremely low income <=30%
AMI

91 79.1%

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

21 18.2%

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

3 2.6%

Families with children 54 46.9%
Elderly families 6 5.2%
Families with Disabilities 22 19.1%
Race/ethnicity
Caucasian 101 87.8%
Race/ethnicity
African American 13 11.3%
Race/ethnicity
Asian

1 0.9

Race/ethnicity

Characteristics by Bedroom
Size (Public Housing Only)
1BR 53 46.0% 78 
2 BR 46 40.0% 46
3 BR 16 13.9% 37
4 BR 0 0% 10 
5 BR 0 0% 1
5+ BR NA
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 housing authority is exploring several methods of developing new units

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.
Status Report of Goal Accomplishment:
The consolidated housing authority is expanding the supply of assisted housing by helping to establish the Northeast Georgia Development
Corporation. The Corporation received its approval as a 501 C 3 non-profit corporation in July, 2000. This corporation has completed the
development of 60 units.

Training opportunities are being provided to all staff during the year.

The Housing Authority is providing an improved living environment by attracting more working families to live in its communities.

The Housing Authority is promoting self-sufficiency and asset development of the assisted households by working with outside social agencies
to provide the additional supportive services.

The housing authority continues to ensure equal opportunity in resident selection, its staffing, purchase of goods and services, and its
contracting

(b) Significant Amendment and Substantial Deviation/Modification. Provide the PHA’s definition of “significant amendment” and “substantial
deviation/modification”. Substantial deviations of significant amendments or modifications are defined as discretionary changes in the plans or
policies of the Housing Authority that fundamentally change the mission, goals, objectives or plans of the agency and which require formal
approval of the Board of Commissioners. The Authority can spend up to $50,000 for work items not in the Annual Plan or 5-Year Plan with
Board approval.

(c) In compliance with the Violence Against Women Act, the housing authority revised its lease and ACOP in April 2006. This provides the goals,
objectives, policies, or programs that will enable the housing authority to serve the needs of child and adult victims of domestic violence, dating
violence, sexual assault, or stalking. See attached for more information.

(d) The housing authority has adopted a Limited English Proficiency (LEP) Plan. The housing Authority is currently acting in a progressive
manner to offer written Spanish translations of certain vital documents applicable to and contained in the resident lease agreement for reference
use by non-English speaking customers. A list of interpreters has also been obtained through service agencies. The housing authority also uses
a language line service.

(e) Pet Policy: The housing authority has adopted a pet policy to include one common household pet, providing they fit the established criteria of
weight, inoculations and neutering, with appropriate refundable deposits charged. This policy is included in the resident lease and is
additionally addressed in detail in the ACOP.

(f) Community Service Requirements: Residents are introduced to the Community Service Requirements at their initial admission into public
housing. They are required to sign acknowledgement of the requirements and upon signing a lease. Non-exempt residents must report
compliance on a monthly basis, where individual tracking records are kept by the Resident Training Assistant. Details are included in the
resident lease as well as the ACOP.

(g) Management Fees: the NEGAHA will use the allocation method in lieu of the HUD management fee structure.

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)



List of Objectives

1. Continue staff training and professional development, especially in customer relations. 
2. Continue a comprehensive Commissioner professional development program. 
3. Buy small tracts of land for the development of single-family or duplex housing units by 3-31-11. 
4. Seek ways to expand the number of units in the consortium by 3-31-11. 
5. Expend all regular capital funds within 3 years of execution of ACC. 
6. Expend all ARRA capital funds within 2 years of execution of ACC. 
7. Obligate all regular capital funds within 2 years of execution of ACC. 
8. Ensure all CFP contracts and budgets agree all of the time during the year. 
9. Endeavor to utilize minority and female owned business enterprises for 10% of capital fund and operating 

reserve contracts by 3-31-11. 
10. Provide training opportunities for all staff by 3/31/11. 
11. Ensure that no invoices not in dispute are outstanding more than 30 days for each AMP. 
12. Maintain an unqualified opinion, no findings, and no recommendations for the audit of all programs. 
13. Achieve a PHAS quick ratio score of 2.0 by 3-31-11. 
14. Achieve a PHAS months expendable net assets ratio score of 4.0 by 3-31-11 for each AMP. 
15. Achieve a PHAS debt service coverage ratio score of 2.0 by 3-31-11. 
16. Achieve a PHAS overall PHA financial condition score of “A” by 3-31-11 for each AMP. 
17. Achieve a PHAS percentage of accounts payable score of “A” by 3-31-11 for each AMP. 
18. Maintain up-to-date contract and insurance registers for all capital and operating work 100% of the time. 
19. Ensure all property and liability claims are filed and pursued in a timely manner 100% of the time. 
20. Achieve a PHAS general appearance score of “A” by 3-31-11 for each AMP. 
21. Achieve a PHAS security score of “A” by 3-31-11 for each AMP. 
22. Achieve a PHAS energy conservation/utility consumption score of “A” by 3-31-11 for each AMP. 
23. Achieve rent collections of 97% or more by 3-31-11 for each AMP. 
24. Achieve and maintain 2% or less vacancy rate by 3-31-11 for each AMP. 
25. Lease ready units in 10 adjusted days or less by 3-31-11 for each AMP. 
26. Achieve a PHAS economic self-sufficiency score of “A” by 3-31-11 for each AMP. 
27. Achieve a PHAS resident involvement in development administration score of “A” by 3-31-11 for each AMP. 
28. Ensure 100% of the move-ins receive a 90-day interim housekeeping inspection during the year for each AMP. 
29. Aggressively market public housing in all areas so as to maintain an application roster of at least 10% applicants 

per bedroom size for the waiting list by 3-31-11.   
30. Achieve a turnover rate of 30% or less by 3-31-11 for each AMP. 
31. All utility invoices will be posted to the register within 48 hours of receipt. 
32. Maintain the PIC accuracy score at 99% or more during the year. 
33. Achieve a PASS score of 90 or more by 3-31-11 for each AMP. 
34. Achieve a PHAS preventive maintenance score of “A” by 3-31-11 for each AMP. 
35. Prepare vacant units in an average of 10 calendar days or less by 3-31-11 for each AMP. 
36. Maintain no more than 1% outstanding work orders during the year for each AMP. 
37. Complete 100% of emergency work orders within 24 hours during the year for each AMP. 
38. Complete all routine/resident generated and urgent work orders within 2 calendar days or less during the year.   
39. Maintain the weekly units not ready for occupancy at an average of 7 or less during the year.   
40. Maintain a ratio of total work orders initiated by the preventive maintenance system to 60% by 3-31-11. 



41. Initiate and maintain all drug prevention, crime reduction, and/or economic self-sufficiency programs during the 
year. 

42. Serve 200 adults and 125 youth with employment and/or training programs by 3-31-11. 
43. Serve 800 youth per year in educational, cultural, and recreational programs by 3-31-11. 
44. Publish the community newsletter on a quarterly basis during the year. 
45. Provide training opportunities for all resident associations by 3-31-11. 
46. Continue to accrue the HUD replacement housing funds for the 39 units lost due to demolition. 
47. Make preparations to propose a site for the transforming rental assistance program by 3/31/11. 
48. Provide economic self-sufficiency programs to ensure that at least 50% of eligible adults are employed in each 

AMP by 3/31/11. 

 

ATTACHMENTS

ga284v02 Agency Plan
ga284a02 Resident Advisory Board Comments
ga284b02 VAWA
ga284c02 NEGA 2011 Annual Statement
ga284d02 NEGA 5 Year Plan
ga284e02 NEGA 2008 P & E Report
ga284f02 NEGA 2009 ARRA P & E Report
ga284g02 NEGA 2009 P & E Report
ga284h02 NEGA 2009 RHF P & E Report
ga284i02 NEGA 2010 P & E Report
ga284j02  NEGA 2010 RHF P & E Report
ga284k02Cornelia 2008 P & E Report
ga284l02Cornelia 2009 P & E Report
ga284m02  Cornelia 2009 ARRA P & E Report
ga284n02Cornelia 2010 P & E Report
ga284o02 Signed Resolution and Documents



ga284a02 

RESIDENT ADVISORY BOARD COMMENTS 

There was only one suggestion received from the Resident Advisory Board concerning 
physical improvements.  The suggestion was to allow housing applicants to be able to go in 
the offered apartment before they rent, so they can see if their furniture will fit.  The housing 
authority hired an Assistant Site Manager in April 2010 in order to accomplish this need.  

No residents attended the public hearing that was held on January 4, 2011. 




















































































































