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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 Jefferson PHA Code: MO0009
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: 317 Number of HCV units: 231 Baseline (funding 209)

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:

Our Mission is to provide quality housing opportunities to improve the lives of the citizens who are in need; To serve our community’s housing
needs using all resources available; To provide affordable housing for all residents through creative partnerships with public and private
collaborators; To provide safe, decent, affordable housing for eligible residents of the City of Jefferson; To provide affordable housing that is in
good repair; To be stewards of public funds and trust and to serve all customers with respect; To do good by doing good business in offering a
variety of housing opportunities for the community’s citizens.
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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.

Goals and Objectives:
To provide improved living conditions for very low and low income families while maintaining their rent payments at an affordable level. To
operate a socially and financially sound public housing agency that provides decent, safe and sanitary housing within a drug free, suitable living
environment for tenants and their families. To avoid concentration of economically and socially deprived families in any one or all of the PHA’s
public housing developments.

The Authority continues to offer low income families affordable housing. It works closely with local police to keep the neighborhoods drug free
and to avoid crime in the area. The Authority tries to attract a variety of families of various socio-economic backgrounds to each of its public
housing developments.

Progress in Meeting Our Mission and Goals
The turnaround time for vacant units has remained low this year. It has been averaging 26 days. The vacancy rate also has been low. Last year it
was 6.74% and is now averaging 5.57%.

For the past several years JCHA and the Jefferson City Public Schools have been building single family homes for sale to low income families. .
We have some lots left and anticipate the school will build on one of them next year. We have four homes for sale. We have sold one home to a
Section 8 resident using the homeownership program.

We are also closely monitoring our PHAS and SEMAP scores.

We are using CGP to continue to improve the units, reduce vacancies, improve amenities for the residents and improve security.

De-concentration is monitored by the staff. Most of our residents are at 30% or lower of medium income.

We have signed an agreement with the Division of Family Services to provide support to our families. The Head-start program and The Jefferson
City Daycare are housed in our buildings. The Boys and Girls Club also provides youth activities for the neighborhood in one of our buildings.

The Section 8 Voucher program has 202 vouchers issued.

The Jefferson City Housing Authority staff closely monitors all programs to ensure access to assisted housing regardless of race, color, religion,
national origin, sex, or familial status and to ensure accessible housing to persons with all types of disabilities regardless of the unit size required.
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5.2

Violence Against Women Policy
PROHIBITION AGAINST TERMINATING TENANCY OF VICTIMS OF DOMESTIC VIOLENCE, DATING VIOLENCE, AND
STALKING [Pub.L. 109-162 and 109-271]
The Violence against Women Reauthorization Act of 2005 (VAWA), provides that “criminal activity directly relating to domestic violence, dating
violence, or stalking, engaged in by a member of a tenant’s household or any guest or other person under the tenant’s control, shall not be cause for
termination of the tenancy or occupancy rights, if the tenant or immediate family member of the tenant’s family is the victim or threatened victim of
that abuse.” VAWA further provides that incidents of actual or threatened domestic violence, dating violence, or stalking may not be construed
either as serious or repeated violations of the lease by the victim of such violence or as good cause for terminating the tenancy or occupancy rights
of the victim of such violence.
VAWA does not limit the PHA’s authority to terminate the tenancy of any tenant if the PHA can demonstrate an actual and imminent threat to other
tenants or those employed at or providing service to the property.
Victim Documentation

PHA Policy
When a tenant family is facing lease termination because of the actions of a tenant, household member, guest, or other person under the
tenant’s control and a tenant or immediate family member of the tenant’s family claims that she or he is the victim of such actions and
that the actions are related to domestic violence, dating violence, or stalking, the PHA will require the individual to submit
documentation affirming that claim.
The documentation must include two elements:

A signed statement by the victim that provides the name of the perpetrator and certifies that the incidents in question are bona
fide incidents of actual or threatened domestic violence, dating violence, or stalking
One of the following:

A police or court record documenting the actual or threatened abuse
A statement signed by an employee, agent, or volunteer of a victim service provider; an attorney; a medical
professional; or another knowledgeable professional from whom the victim has sought assistance in addressing
the actual or threatened abuse. The professional must attest under penalty of perjury that the incidents in question
are bona fide incidents of abuse, and the victim must sign or attest to the statement.

The required certification and supporting documentation must be submitted to the PHA within 14 business days after the individual
claiming victim status receives a request for such certification. The PHA, owner or manager will be aware that the delivery of the
certification form to the tenant in response to an incident via mail may place the victim at risk, e.g., the abuser may monitor the mail.
The PHA may require that the tenant come into the office to pick up the certification form and will work with tenants to make delivery
arrangements that do not place the tenant at risk. This 14-day deadline may be extended at the PHA’s discretion. If the individual does
not provide the required certification and supporting documentation within 14 business days, or the approved extension period, the PHA
may proceed with assistance termination.
The PHA also reserves the right to waive these victim verification requirements and accept only a self-certification from the victim if the
PHA deems the victim’s life to be in imminent danger.
Once a victim has completed certification requirements, the PHA will continue to assist the victim and may use bifurcation as a tool to
remove a perpetrator from assistance. Owners will be notified of their legal obligation to continue housing the victim, while using lease
bifurcation to remove the perpetrator from a unit. The PHA will make all best efforts to work with victims of domestic violence before
terminating the victim's assistance.
In extreme circumstances when the PHA can demonstrate an actual and imminent threat to other participants or those employed at or
providing service to the property if the participant’s (including the victim's) tenancy is not terminated, the PHA will bypass the standard
process and proceed with the immediate termination of the family’s assistance.

Terminating or Evicting a Perpetrator of Domestic Violence
Although VAWA provides protection from termination for victims of domestic violence, it does not provide protection for perpetrators. In fact,
VAWA gives the PHA the explicit authority to bifurcate a lease, or to remove a household member from a lease, “in order to evict, remove,
terminate occupancy rights, or terminate assistance to any individual who is a tenant or lawful occupant and who engages in criminal acts of
physical violence against family members or others, without evicting, removing, terminating assistance to, or otherwise penalizing the victim of
such violence who is also a tenant or lawful occupant.” This authority supersedes any local, state, or other federal law to the contrary. However, if
the PHA chooses to exercise this authority, it must follow any procedures prescribed by HUD or by applicable local, state, or federal law for
eviction, lease termination, or termination of assistance [Pub.L. 109-271].

PHA Policy
When the actions of a tenant or other family member result in a determination by the PHA to terminate the family’s lease and another
family member claims that the actions involve criminal acts of physical violence against family members or others, the PHA will request
that the victim submit the above required certification and supporting documentation in accordance with the stated time frame. If the
certification and supporting documentation are submitted within the required time frame or any approved extension period, the PHA will
bifurcate the lease and evict or terminate the occupancy rights of the perpetrator. If the victim does not provide the certification and
supporting documentation, as required, the PHA will proceed with termination of the family’s lease.
If the PHA can demonstrate an actual and imminent threat to other tenants or those employed at or providing service to the property if
the tenant’s tenancy is not terminated, the PHA will bypass the standard process and proceed with the immediate termination of the
family.

PHA Confidentiality Requirements
All information provided to the PHA regarding domestic violence, dating violence, or stalking, including the fact that an individual is a victim of
such violence or stalking, must be retained in confidence and may neither be entered into any shared data base nor provided to any related entity,
except to the extent that the disclosure (a) is requested or consented to by the individual in writing, (b) is required for use in an eviction proceeding,
or (c) is otherwise required by applicable law.
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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:
(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.

There have been no revisions of the Plan elements since the last submission.
The Public may obtain copies of the 5-Year and Annual PHA Plan at the Housing Authority’s administrative office and from its web site.

7.0

Hope VI, Mixed Finance Modernization or Development, Demolition and/or Disposition, Conversion of Public Housing, Homeownership
Programs, and Project-based Vouchers.

The Housing Authority does not have a Hope VI grant.

The Housing Authority plans to submit an application for demolition of 76 units of Public Housing in MO00900001. These 76 units are all located
on Elizabeth Street. Most of these are duplexes comprised of one, two and three bedroom units. As the units are over 30 years old, they have few
accessibility features. If plans are approved, the work would begin within three months. The authority has completed major renovations on 8 units
of Public Housing in MO00900005. This included new wiring, heating and air conditioning systems, drywall, floors, bathrooms and kitchens.
Currently no request is being submitted to MHDC for using tax credits to rebuild the housing units lost. We will be trying to get assistance from
HUD to assist the residents with rent.

The Housing Authority does not have plans for Conversion of Public Housing.

The Housing Authority has a Section 8 Homeownership Program that can accept up to ten participants. Two voucher holders have purchased homes
through the Section 8 Homeownership Program. Participants must:

Meet minimum income requirements.
Be a first time homebuyer.
Have acceptable credit ratings or the ability to correct credit ratings.
Participate in credit counseling programs before purchase of the home.
Participate in home buying training and counseling courses before purchase of the home.
Have no history of property destruction or criminal behavior.
Have no history of drug or alcohol abuse within the last five years
Have sufficient income to support home ownership including house payment, utilities, taxes, insurance and upkeep.

There is no Project Number associated with this program. Two homeownership units are currently supported with Housing Choice Voucher
Homeownership HAP funds.

The Housing Authority manages a property with 24 units with Project-based Vouchers. These Project -based Voucher units are located at 1012
Linden Way and were previously part of Public Housing. Now the units are in a Tax Credit Property and not owned by the Authority. These
vouchers help to keep the units within the means of persons in need of affordable housing.

The Authority also manages 206 units of Tax Credit Property with Project-based Section 8 funding. It also manages 71 units of Tax Credit only
units. The Tax Credit Properties with Project Based Section 8 are 22 units at Capital City Apartments at 522 East Elm Street, LaSalette 1210 Linden
Drive, Kenneth Locke II at 1210 Linden Way and Hyder 1310 Linden Drive. Herron Apartments at 1303 Edmonds Street is at Tax Credit only unit
along with the remaining 22 units at Capital City Apartments.

The Housing Authority also owns 120 units at Hamilton Tower, 12 Jackson Street, that have Project-based Section 8 funding.
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.

See Attached

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

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.

The Housing Authority has determined that the most important factors for the families in its jurisdiction are affordability, supply and quality of
housing. Families without an elderly or disabled member feel that accessibility and size are moderately important and location is relatively
unimportant. However, families with elderly or disabled members do place importance their home’s proximity to public transportation, schools,
employment and shopping centers.

Currently the Public Housing Waiting List has 265families on it. Fifty-one percent of these families have children. The majority of families on the
waiting list are small with, 125families qualifying for one bedroom units and 99 qualifying for two bedroom units. Two families include elderly
members and 48 families with disabled members are on the list. 99% of the families on the Public Housing Waiting list have incomes under 30%
of AMI.

The Section 8 Waiting List has 238 families on it. 98% of these families have incomes under 30%of AMI. Fifty-seven percent of the families have
children. Five families have disabled members and seven families have elderly members.

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 will continue to meet the needs of the local population, by providing affordable, safe and well-maintained apartments to
anyone who qualifies. It will continue to work closely with the Jefferson City Police to keep crime rates low. All of its units are within two blocks
of the city bus lines and several are accessible for persons with disabilities.

It will:
Employ effective policies to minimize the number of units off-line.
Reduce turnover time for vacant units
Market the Section 8 program to new landlords
Market the Section 8 program to landlords outside areas of poverty/minority concentration
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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.

(b) Significant Amendment and Substantial Deviation/Modification. Provide the PHA’s definition of “significant amendment” and “substantial
deviation/modification”

Progress in Meeting Our Mission and Goals
. The vacancy rate has remained steady, averaging 6.28%.

To more efficiently meet the needs of handicapped families, the Housing Authority has split the Public Housing waiting list into three lists: One list
for 9001, Family Public Housing; one list for 9003 which is Dulle Tower combined with Hamilton Tower. They are are side-by-side high-rise
buildings with one bedroom apartments for handicapped and elderly families. The third list is for 9005 a small development for families with a
mobility impaired member.

We finished rehabilitating MO 9005.

For the past several years JCHA and the Jefferson City Public Schools have been building single family homes for sale to low income families. We
are continuing this program. Next year the school should be using another one of our lots to build a new house. We have four homes for sale. We
have sold one home to a Section 8 resident using the homeownership program.

We are also closely monitoring our PHAS and SEMAP scores.

We are using CGP to continue to improve the units, reduce vacancies, improve amenities for the residents and improve security.

De-concentration is monitored by the staff. Most of our residents are at 30% or lower of medium income.

We have signed an agreement with the Division of Family Services to provide support to our families. The Head-start program and The Jefferson
City Daycare are housed in our buildings. The Boys and Girls Club also provides youth activities for the neighborhood in one of our buildings.

Due to funding issues the Section 8 Voucher program has 189 vouchers issued.

The Jefferson City Housing Authority staff closely monitors all programs to ensure access to assisted housing regardless of race, color, religion,
national origin, sex, or familial status and to ensure accessible housing to persons with all types of disabilities regardless of the unit size required.

Substantial Deviation from the 5-Year Plan or Significant Amendments or Modifications:
Substantial deviations or significant amendments or modifications are defined as discretionary changes in plans or policies of the Housing
Authority of the City of Jefferson that fundamentally change the mission, goals, objectives, or plans of the authority and which require formal
approval by the Board of Commissioners.

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)

















































































The Resident Advisory Board made no comments regarding the PHA plan. 

 

The PHA Plan had no challenged elements. 






