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OMAHA HOUSING AUTHORITY 
FY 2011 PHA 5 - YEAR & ANNUAL PLAN 

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:        The Omaha Housing Authority                                                        PHA Code:    NE001 
PHA Type:       Small                   High Performing                         Standard                      HCV (Section 8) 
PHA Fiscal Year Beginning: (MM/YYYY):  01/2011  

2.0 
 

Inventory (based on ACC units at time of FY beginning in 1.0 above) 
Number of PH units:     2,712                                              Number of HCV units: 4,389     

3.0 
 

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

4.0 
 

PHA Consortia           N/A                           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 and sustain quality and safe, affordable housing while offering educational, cultural, and life-enhancing opportunities that 
promotes economic self-sufficiency, self-respect and self-worth for persons receiving housing assistance.   
 

 
5.2 
 
 
 
 
 
 
 
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. 
 
The Housing Authority of the City of Omaha (OHA) has developed the following 5 – Year Plan Goals to serve the needs of low-income 
and very low-income, and extremely low-income families for the next five years.  Goals are enumerated for the purpose of identification 
and not priority.  All goals will be worked simultaneously.  
 
GOAL #1  
 

Reduce Vacancy Turnaround Time to an Average of 20 Days or Less and Maintain an Average Occupancy Rate of at Least 98%. 

 
A. Updated Vacant Unit Turnaround Objectives by Year: 

 

Description of Measurement 
 

Baseline Target Goals 

Period Ending 12/31 
 

2009 2010 
(6/30/10) 

2011 2012 2013 2014 2015 

Total number of units turned 
 

582 301 600 575 575 575 575 

Days required to make units ready 
 

41 76 20 15 10 10 10 

Total turnaround time including leasing 
 

57 92 35 30 25 20 20 

 
B. In order to achieve the goal for reduced turnaround times, a sufficient number of approved applications must be provided 

to operations so that units ready for occupancy are immediately leased up.   
 
To meet the demands of decreased turnaround times, intake has set goals to get applications approved quicker.  Each 
intake clerk will complete 15 files per week.  This would result in at least 180 files completed per month.  On an average, 
files will be completed within 30-45 days upon receipt.   

 
C. By December 31, 2011 OHA plans to be fully utilizing its Yardi information management system automated tracking 

process that will report performance of each Development’s vacant unit turnaround time on a monthly basis. 
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5.2 

 
D. Occupancy Rate Objectives by Year: 
 

Development Type  2009 2010 2011 2012 2013 2014 2015 

Hi Rise 95.5 94.5 95 95.5 96 97 98 

Scattered Sites 96.3 96.6 97 97.5 98 98 98 

Family Development 95.4 94.5 95 95.5 96 97 98 

 
GOAL #2 
 

Improve the Quality (physical condition) of Assisted Housing in all Developments.  

 
A. Continue to improve Real Estate Assessment Center (REAC) Uniform Physical Condition System (UPCS)                         

inspection scores to 90% or better for all developments, and maintain that score.  See table below: 
 

Public Housing Assessment System (PHAS) Physical Condition Report for FY 2009 
& 

Five Year Performance Objectives 
 

Project 
Identification 
 

Unit 
Count 
 

Property 
Development Name 

2009 
Scores 
Received 
in 2010 

2010 
Target 
Scores  
for 2011 

2011 
Target 
Scores 
for 2012 

2012 
Target 
Scores 
for 2013 

2013 
Target 
Scores 
for 2014 

2014 
Target 
Scores 
for 2015 

NE001000001  359 South Side Terrace 49c* 70 75 80 85 90 

NE001000002  111 Spencer Homes 64c* 70 75 80 85 90 

         

NE001000005  117 Kay Jay Tower 81b  85 90 90 90 90 

NE001000006  110 Evans Tower 88b  85 90 90 90 90 

NE001000007  105 Park North Tower 88b* 90 90 90 90 90 

NE001000008  116 Park South Tower 84b* 85 90 90 90 90 

NE001000009  143 Benson Tower  83b* 85 90 90 90 90 

NE001000010  143 Pine Tower 91b  90 90 90 90 90 

NE001000011  106 Florence Tower 85b  90 90 90 90 90 

NE001000012  106 Highland Tower  92b  90 90 90 90 90 

NE001000013  207 Jackson Tower  94b  90 90 90 90 90 

NE001000014  105 Underwood Tower 94a* 90 90 90 90 90 

NE001000015  149 Crown Tower 81b  85 90 90 90 90 

         

NE001000016 248 Scattered Sites NE 65c 70 75 80 85 90 

NE001000017  162 Scattered Sites SE 37c* 70 75 80 85 90 

NE001000018  114 Scattered Sites NW 42c* 70 75 80 85 90 

NE001000019  76 Scattered Sites SW 41c* 70 75 80 85 90 

         

NE001000020  45 Timber Creek Apts. 53c  70 75 80 85 90 

         

NE001000021  32 Chambers Court 77b* 80 85 90 90 90 

NE001000022  37 Keystone Crown I 90b* 90 90 90 90 90 

NE001000023  24 
North Omaha 
Affordable Homes 86b  90 90 90 90 90 

NE001000024  35 Securities Building 79b 80 85 90 90 90 

NE001000025  16 Crown I 79b  80 85 90 90 90 

NE001000026  12 Crown II 68b  75 80 85 90 90 

NE001000027  12 Bay View Apts. 84b  85 90 90 90 90 

NE001000028  30 Farnam Building 89a  90 90 90 90 90 

* Smoke detector violation. 
The letter "a" is given if no health and safety deficiencies were observed other than for smoke detectors.  
The letter "b" is given if one or more non-life threatening H&S deficiencies, but no life threatening H&S deficiencies were observed other 
than for smoke detectors. 
The letter "c" is given if there were one or more life threatening H&S deficiencies observed. 

 
B.  Eliminate or reduce the occurrence of unit inspections identifying health and safety deficiencies and smoke detector 

deficiencies to less than 1% by 12/31/2012.  
 
C. Revise the Capital Improvement Plan for each Development to meet HUD requirements under Asset Management by 

12/31/2011. 
 
D. Update the OHA Lead Based Paint Risk Assessment to include the appropriate Tax Credit properties by 12/31/2011 and 

implement abatement and management practices to assure continuous compliance with HUD regulations and local 
ordinances. 

 
 
 

https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310751&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310752&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310754&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310755&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310756&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310756&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310758&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310759&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310760&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310761&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310762&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310763&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310764&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310767&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310767&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310768&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310769&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310770&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310771&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310772&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310773&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310774&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310775&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310776&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310777&action_code=PDI&SystemName=pass
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GOAL #3 
 

Install Fire Sprinklers in OHA Towers, Smoke Detectors in Scattered Sites and Family Developments and Central Air in Towers   

 
A.    Complete installation of fire sprinkler systems and fire alarm up-grades in all 11-Tower buildings.  Currently 4 Towers are 

complete, 5 are under contract to be completed in 2011 and 2 remain to be started in 2011. All work shall be completed 
by the compliance deadline of August 12, 2012. 

 
B.    Smoke Detectors to be installed in scattered site properties and family developments by the end of March 2011. Funding 

has been provided by a grant award from FEMA for Assistance to Firefighters Grant Program – Fire                     
Prevention and Safety. 

  
C.    Begin installation of central air conditioning in elderly & disabled designated Towers in 2012 completing a Tower per year 

until all Towers have central air conditioning. 
 
 

GOAL #4 
 

Ensure Equal Opportunity Housing and Affirmatively Further Fair Housing. 

 
A. Complete the terms of a Voluntary Compliance Agreement (VCA) with the Department of Housing and Urban 

Development (HUD) / Fair Housing and Equal Opportunity (FHEO) to modify at least 40 scattered site public housing 
units to comply with Uniform Federal Accessibility Standards (UFAS). OHA has requested an extension to complete the 
modifications by 04/30/2011 due to the time required for relocation of families with disabilities to completed units. 

    
B.  Develop and implement a Transition Plan for eleven OHA Tower Developments and two Family Developments to modify 

the currently designated units to comply with UFAS by 12/31/2015. 
 
GOAL #5 
 

Improve Community Quality of Life and Economic Vitality through Conversion of Appropriate Public Housing Units to Affordable 
Housing Funded by Sources Other Than Public Housing Subsidy and Disposition of buildings / units that are determined to not 
be financially feasible to retain and that do not contribute to the remaining pubic housing development. 

 
A. Annually update the required cost analysis of South Side Terrace under Section 33 of the Quality Housing and Work 

Responsibility Act (QHWRA) of 1998.  Re-assessment for 2011 to be completed by 6/30/2011.  
 
B. Complete voluntary conversion assessments for the eligible units in the four Scattered Site Developments by 6/30/2011. 

This assessment is currently in progress and will require completion of a physical needs assessment and project 
financial proforma.   

 
                C.  Prepare and submit conversion / disposition applications to the Special Applications Center (SAC) by 12/31/2011.     
                      Units that are determined to be non-contributing and or are not financially feasible to maintain as public housing or to 

convert to affordable housing or project based Section 8 under conventional process or through the proposed 
Transformation of Rental Assistance Act of 2010 would be sold. The proceeds from sales would be reinvested in the 
remaining public housing stock or leveraged to finance improvements on the converted units. 

 

OHA Development NE001000001 South Side Terrace contains 359 dwelling units on one site and is identified on the HUD Special 

Applications Center website as a possible candidate for required conversion. OHA is completing a cost analysis using the HUD 

calculator rule and cost comparison spreadsheet to determine and certify that the development is more cost effective to continue 

operating as public housing than to convert to tenant based assistance. OHA has no intent of converting this development because of 

the need for larger units for extremely low and low income families.  

 

OHA is also completing voluntary conversion assessments of its four Scattered Site Developments composed of 600 units.  The four 

Scattered Site developments are comprised of a mix of new construction and acquisition with rehabilitation developments including 

169 Hawkins’ Replacement Units which cannot be converted or otherwise disposed. The assessment will determine the feasibility of 

keeping all 118 of the duplex building units in the public housing inventory or only 7 of the duplex buildings containing 11 accessible 

units as they comprise 25% of the accessible scattered site housing which is currently under the direction of the Voluntary Compliance 

Agreement (VCA) with HUD / FHEO.   

 

At a minimum the OHA will consider conversion or disposition of the 313 Scattered Site units that are neither Hawkins’, Section 504 

Accessible or located in Duplex Buildings. 

 

Under the Voluntary Conversion method OHA would endeavor to seek funding to renovate the scattered site units and to maintain 

them as affordable housing for income eligible families. OHA proposes to pursue the conversion of eligible units under the 

Transformation of Rental Assistance Act of 2010. 

 
 
 
 
 



 - 4 - 

5.2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
5.2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
5.2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
5.2 
 
 
 
 
 
 
 
 
 

GOAL #6  
 

Expand the Supply of Assisted and Affordable Housing with the Redevelopment of the Vacant Pleasant View Site. 

 
A. OHA submitted a project proposal to develop a mix of public and affordable housing for elderly and disabled on 

October 20, 2009 however funding may not be allocated by HUD until 2011. 
 
B. Application to Nebraska Investment Finance Authority to complete a housing study of the Highland Neighborhood in 

partnership with the City of Omaha and the appropriate Neighborhood Associations utilizing outcomes of the North 
Omaha Development Consortium by 12/31/2010. 

 
C. Prepare a Redevelopment Plan through collaborative efforts with the City of Omaha and Appropriate Neighborhood 

Associations by 3/31/2011. 
 

D. Identify and secure funding sources to contract planning services for the first phase of redevelopment. 
 

E. Begin Implementation of Phase I of the Redevelopment Plan by 6/30/2012. 
 

F. Complete Phase I Redevelopment of the Pleasant View Site by 12/31/2016. 
 

The nearly 20 acre Pleasant View site is in part included in the Highlander Neighborhood Redevelopment Plan that was approved by 
the Omaha City Council in 2001. The area is also one of the focal points of the North Omaha Development Consortium. The outcomes 
of the public meetings to be held by the North Omaha Development Consortium will help to define how the Pleasant View site may be 
redeveloped. 
 
GOAL #7 
 

Continue to increase the Availability of Decent, Safe and Affordable Housing by making application for additional Section 8 
Programs to increase the Program capacity from 4,851 to 4,976 Vouchers / Units over the next 5 Years.   

 
A.    OHA proposes to increase voucher authorization by a total increase of 154 for tenant based by 2012 and an annual 

increase of 25 tenant based vouchers each year for a total increase of 279 vouchers by 12/31/2015. 
 

Section 8 Program Areas by Year 2010 2011 2012 2013 2014 2015 

Housing Choice Vouchers 4235 4414 4359 4304 4249 4194 

Mod Rehabs 146 146 146 146 146 146 

Main Stream Vouchers 100 100 100 100 100 100 

VA Supportive Housing 95 95 95 95 95 95 

City Transitional Housing 100 100 100 100 100 100 

Shelter Plus Care 21 21 21 21 21 21 

Project Based by Conversion  0 0 80 160 240 320 

Project Based - HUD Assignment 154 0 0 0 0 0 

Total Section 8 Program Vouchers 4851 4876 4901 4926 4951 4976 

 
B. Utilize the additional tenant and project based vouchers to support the conversion of certain scattered site public 

housing units identified in the conversion assessments over the duration of the Five Year Plan. 
 

GOAL #8 
 

Promote self-sufficiency and asset development of assisted households. 

 
A. Present Self-sufficiency programs and talk about the workshops at public housing monthly briefings and at section 8 

briefings.  Post fliers advertising self sufficiency programming and workshops in all OHA buildings.   
B. Continue to partner with Community Service Agencies and Advocacy Groups. 
C. Continue to expand computer access and training for all residents 
D. Build more awareness of the existing Homeownership Program and encourage participation for those tenants who 

could qualify.   
E. Continue to send mailings and have new homeowners speak to residents at homeownership interest meetings that are 

held monthly. 
F. Continue to increase number of participants in the Family Self Sufficiency Program-both from Public Housing tenants 

and from Section 8.  This will be done through Public Housing and Section 8 briefings. 
G. Increase OHA staff awareness for referrals and attend additional community and advocacy meetings. 
H. Attend OHA residential association meetings to promote programs and continue to post and distribute self sufficiency 

fliers.     
I. Reduce truancy among elementary, middle school, and senior high school students.   
J. Promote higher education for graduating senor high students.  
K. Promote Section 3 program for hiring residents and encouraging business ownership.   

 
GOAL #9 
 

Improve performance in both public safety and risk management. 

 
A. Install additional security cameras at both Spencer Homes and South Side Terrace.     
B. Train new staff as needed to improve proactive and reactive use of cameras to identify undesirable activity. 
C. Continue to survey 10%-15% of residents per year on safety and security issues. 
D. Continue to improve tenant relations by using customer service action line 402-444-6914.    
E.    Continue to follow terms of OHA’s newly adopted Risk Control Policy Statement, see exhibit ne001a01. 
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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. 
 
The Housing Authority of the City of Omaha (OHA) has prepared the following Progress Report to describe the progress OHA has 
made in accomplishing the goals and objectives identified in the previous FY 2010, 5 - Year and Annual Plan. 
 
 

Progress Report for the Previous 5 - Year and Annual Plan 
Goals and Objectives 

 
GOAL #1  
 

OHA has improved Vacancy Turnaround Time and are on schedule to reach an Average of 20 Days or Less by 2014 and 
Maintain an Average Occupancy Rate of at Least 98%. 

 
A.  Updated Vacant Unit Turnaround Objectives by Year: 

                              

Description of Measurement Baseline Baseline Current Target Goals 

Period Ending 12/31 2008 2009  2010 2011 2012 2013 2014 

Total number of units turned 763 582 301 

(6/30/10) 

600 575 575 575 or 
less 

Days required to make units ready 102 41 76 20 15 10 10 

Total turnaround time including 
leasing 

125 57 92 35 30 25 20 

 
 

OHA had decreased its turnaround time from 125 days in 2008 to 57 days in 2009.  Improvements made in                       
maintenance scheduling and communication continue to reduce this number, and will help OHA reach its goals going                       
forward.  In addition, Tower managers now accompany the pest control technician on a monthly basis and check for                       
REAC deficiencies in units and generate work orders as needed. This proactive approach will contribute to reaching the 
goal of 20 days or less for the average unit turnaround time.  
 
While turnaround times in 2009 were on the decrease there has been an increase in the average turnaround time in 
2010. The year to date through 6/30/10 average turnaround time has increased due to OHA taking over full 
management of Housing in Omaha, Inc’s properties in early 2010. Housing in Omaha, Inc. (HIO) is a non-profit, affiliate 
corporation of the Omaha Housing Authority. HIO is a separate corporation that has owned and operated its own 
housing units in the past and was responsible for its vacant unit make ready and lease up. 
 
When OHA assumed management of these properties some had vacant units that had accumulated several months of 
vacant days.  OHA has worked to make the vacant HIO units ready and lease them.  As these units with long term past 
vacancy are becoming leased the vacant days are added to the total average turnaround time which has temporarily 
increased the average unit turnaround time for OHA. 
 
This will likely take until June 30, 2011, to be completely resolved through the improved management being provided by 
OHA.   

 
B.   OHA has implemented and updated the automated tracking process utilizing its Yardi information management system       

that will report performance of each Development’s vacant unit turnaround time on a monthly basis.  Currently the       
system is ready and training for appropriate personnel is being coordinated.  By December 31, 2011 OHA plans to be       
fully utilizing its Yardi information management system automated tracking process.  
 
 

GOAL #2  
 
 

Improve the Quality (physical condition) of Assisted Housing in all Developments to Score at Least 90% in the Real Estate 
Assessment Center (REAC) Uniform Physical Condition System (UPCS).  

 
A. Public Housing briefings are held on a monthly basis and are mandatory for applicants and new resident to attend.  In 

the briefing sessions, operations staff review and educate the group in REAC health and safety deficiencies.    
 
The table below illustrates the improvement being made to UPCS inspection scores to reach the goal of 90% or better        
for all developments. Where positive improvement was made, the percentage is great.  Where the improvements were        
negative, the percentage is much lower.  This is evidence that UPCS inspection scores are increasing.   
 
These scores show that 56% of the 2009 scores received in 2010 are above 80, where only 28% of the 2008 scores        
received in 2009 are above 80.  Continuing to make improvement at this level will allow OHA to meet the goal of 90%        
on all properties by 2014 as the table below shows.   
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Public Housing Assessment System (PHAS) Physical Condition Report for FY 2008 & 2009 
With 

Five Year Performance Objectives 
 

 
Project 

Identification 
 

 
ACC 
Unit 

Count 
 

Property 
Development 

Name 

2008 
Scores 

Received 
in 2009 

2009 
Scores 

Received 
in 2010 

Differential 2010 2011 2012 2013 2014 

           

NE001000001  359 South Side Terrace 46c* 49c* +6.5 70 75 80 85 90 

NE001000002  111 Spencer Homes 68c* 64c* -5.8 70 75 80 85 90 

           

NE001000005  117 Kay Jay Tower 85b 81b -4.7 85 90 90 90 90 

NE001000006  110 Evans Tower 53c 88b +66 90 90 90 90 90 

NE001000007  105 Park North Tower 90b* 88b* -2.2 90 90 90 90 90 

NE001000008  116 Park South Tower 62b* 84b* +35.5 85 90 90 90 90 

NE001000009  143 Benson Tower 95b* 83b* -12.6 85 90 90 90 90 

NE001000010  143 Pine Tower 78b 91b +16.6 90 90 90 90 90 

NE001000011  106 Florence Tower 92b 85b -7.6 85 90 90 90 90 

NE001000012  106 Highland Tower 92b 92b 0 90 90 90 90 90 

NE001000013  207 Jackson Tower 96b 94b -2.1 90 90 90 90 90 

NE001000014  105 Underwood Tower 79c* 94a* 
 

+19.0 
90 90 90 90 90 

NE001000015  149 Crown Tower 92b 92b -12.0 90 90 90 90 90 

           

NE001000016 248 Scattered Sites NE 56 65c +16.1 70 75 80 85 90 

NE001000017  162 Scattered Sites SE 37c To follow 
 
 

70 75 80 85 90 

NE001000018  114 Scattered Sites NW 54c* 42c* 
 

-22.2 
70 75 80 85 90 

NE001000019  76 Scattered Sites SW 51c* 41c* 
 

-19.6 
70 75 80 85 90 

           

NE001000020  45 Timber Creek Apts. 76c 53c 
 

-30.3 
70 75 80 85 90 

           

NE001000021  32 Chambers Court 46c* 77b* +67.4 80 85 90 90 90 

NE001000022  37 Keystone Crown I 71c* 90b* +21.1 90 90 90 90 90 

NE001000023  24 
North Omaha 

Affordable Homes 
58c 86b 

 
+48.3 

90 90 90 90 90 

NE001000024  35 Securities Building 68c* 79b* 
 

+16.2 
80 85 90 90 90 

NE001000025  16 Crown I 71b 79b +11.3 80 85 90 90 90 

NE001000026  12 Crown II 69b 68b -1.4 75 85 90 90 90 

NE001000027  12 Bay View Apts. 70b 84b +20.0 85 90 90 90 90 

NE001000028  20 Farnam Building 73b 89a +21.9 90 90 90 90 90 

 

* Smoke detector violation. 
The letter "a" is given if no health and safety deficiencies were observed other than for smoke detectors.  
The letter "b" is given if one or more non-life threatening H&S deficiencies, but no life threatening H&S deficiencies were observed 
other than for smoke detectors. 
The letter "c" is given if there were one or more life threatening Health & Safety deficiencies observed. 

 
B.     Eliminate or reduce the occurrence of unit inspections identifying health and safety deficiencies and smoke detector        

deficiencies to less than .01% by 12/31/2012.  OHA continues to take steps to reduce health and safety deficiencies        
and smoke detector deficiencies.  2009 scores verify that OHA had two properties found to have no health and safety        
deficiencies observed, while the previous year had found no properties without health and safety deficiencies.  OHA \        
will be installing new smoke detectors in all scattered site prosperities and family developments which will help reduce       
smoke detector deficiencies greatly in 2011.   

 
 
C. Revise the Capital Improvement Plan for each Development to meet HUD requirements under Asset         

Management by 12/31/2011.  This revision is in the process, and on schedule to be complete by 12/31/2011.   
 
 
D. Update the OHA Lead Based Paint Risk Assessment to include the appropriate Tax Credit properties by 09/30/2011 

and implement abatement and management practices to assure continuous compliance with HUD regulations and 
local ordinances.   

   
 
 
 
 
 

https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310751&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310752&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310754&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310755&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310756&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310756&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310758&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310759&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310760&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310761&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310762&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310763&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310764&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310767&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310767&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310768&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310769&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310770&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310771&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310772&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310773&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310774&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310775&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310776&action_code=PDI&SystemName=pass
https://hudapps.hud.gov/DCGtools/FileDownload?legacy_inspection_number=310777&action_code=PDI&SystemName=pass


 - 7 - 

 
5.2 
 
 
 
 
 
 
5.2 
 
 
 
 
 
 
 
 
 
 
 
 
5.2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
5.2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
GOAL #3 
 

Fire Sprinkler Systems in OHA Towers 

 
A.   Fire sprinkler and alarm systems are in the process of being installed.  Of the 11 Towers 4 Elderly & Disabled Designated 

Towers are complete, 5 non-designated Towers are under contract to be completed in 2011 and 2 non-designated 
Towers will be bid in the fall of 2010 for completion in 2011. All fire sprinkler installations are on target for completion 
before the August 28, 2012 compliance deadline.  

  
GOAL #4  
 

Ensure Equal Opportunity Housing and Affirmatively Further Fair Housing. 

 
A.    The terms of a Voluntary Compliance Agreement (VCA) with the Department of Housing and Urban Development (HUD) 

/ Fair Housing and Equal Opportunity (FHEO) to modify at least 40 scattered site public housing units comply with 
Uniform Federal Accessibility Standards (UFAS) is in progress with 27 units certified at the time of this report. 

 
B.    OHA will develop and implement a Transition Plan for eleven OHA Tower Developments and two Family Developments 

to modify the currently designated units to comply with UFAS by 12/31/2013. 
 

GOAL #5  
 

Improve Community Quality of Life and Economic Vitality through Conversion of Appropriate Public Housing Units to 
Affordable Housing Funded by Sources Other Than Public Housing Subsidy and Disposition of buildings / units that are 
determined to not be financially feasible to retain and that do not contribute to the remaining pubic housing development. 

 
A. OHA completed the required cost analysis of South Side Terrace under Section 33 of the Quality Housing and Work 

Responsibility Act (QHWRA) of 1998 by 6/30/2010 and certified in the 2010 PHA Plan that the development is more 
economical to continue operating as public housing than it is to convert It to tenant based assistance. 

 
B. Complete voluntary conversion assessments for the four Scattered Site Developments by 6/30/2010. This assessment 

is currently in progress in 2010. A physical needs assessment, 100% site inspection and preparation of a financial 
proforma is required to complete this assessment. The projected conversion assessment completion date is 9/30/2011. 

 
              C.   Prepare and submit conversion / disposition applications to the Special Applications Center (SAC). This target completion 

date for submission of conversion applications should be set after the physical needs assessment and financial proforma 
is completed and reviewed and approved by the OHA Board of Commissioners. Units that are determined to be non-
contributing and or that are not financially feasible to maintain as public housing or to convert to affordable housing may 
be considered to be sold. The proceeds could be invested in the remaining public housing stock or used to leverage 
development of new affordable housing.  

 
The assessment will explore the feasibility of keeping all 118 of the duplex building units in the public housing inventory 
or only 7 of the duplex buildings containing 11 accessible units as they comprise about 25% of the accessible scattered 
site housing which is currently under the direction of the Voluntary Compliance Agreement (VCA) with HUD / FHEO.  
 
At a minimum the OHA will consider conversion or disposition of the 315 Scattered Site units that are neither Hawkins’, 
Section 504 Accessible or located in Duplex Buildings.  
 
Under the Voluntary Conversion method OHA would endeavor to seek funding to renovate the scattered site units and to 
maintain them as affordable housing for income eligible families. Additionally, the “Transformation of Rental Assistance 
Act” of 2010 is being explored as a means to convert eligible scattered site public housing units directly to the Housing 
Choice Voucher program. 

 
GOAL #6  

 

Expand the Supply of Assisted and Affordable Housing with the Redevelopment of the Vacant Pleasant View Site. 

 
G. OHA will make application for second round of Replacement Housing Factor Funding in 2011 if funds are allocated. 
 
H. OHA is on schedule to make application to Nebraska Investment Finance Authority to complete a housing study of the 

Highland Neighborhood in partnership with the City of Omaha and the appropriate Neighborhood Associations utilizing 
outcomes of the North Omaha Development Consortium in 2011. 

 
I. OHA has been involved in public meetings discussing redevelopment efforts in North Omaha.  These meetings include 

the Pleasant View Site and are in collaboration with the City of Omaha, appropriate Neighborhood Associations, and 
other stakeholders.  The meetings will serve to promote joint ownership in the design solution between stakeholders.  It 
is important to allow this process to take place before committing to an entire redevelopment plan.  OHA anticipates 
implementation of planning activities for Phase I of the Redevelopment Plan by 6/30/2011. 

 
J. Identify and secure funding sources to implement the first phase of redevelopment by 12/31/2012. 

 
K. Complete Phase I Redevelopment of the Pleasant View Site by 12/31/2014. 
 

The nearly 20 acre Pleasant View site is in part included in the Highlander Neighborhood Redevelopment Plan that was approved by 
the Omaha City Council in 2001. The area is also one of the focal points of the North Omaha Development Consortium. The outcomes 
of the public meetings to be held by the North Omaha Development Consortium will help to define how the Pleasant View site may be 
redeveloped. 
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GOAL #7 
 

Increase the Availability of Decent, Safe and Affordable Housing through the Application of Additional Section 8 Vouchers to 
Increase the Housing Choice Voucher (HCV) Program from 4,228 to 4,353 Vouchers within the Upcoming 5 Years.   

 
 
A. Table below shows the progress made from 2009 to 2010 to increase voucher authorization. In 2010, OHA received by 

HUD assignment funding for 154 project based vouchers to be leased and reported by September 2011.  Those HUD 
assigned project based vouchers will become tenant based as those families find new housing.  

 

Section 8 Program Areas by Year 2009 
Actual 

2010 
Projected 

2010 
Actual 

2011 
Projected 

2012 
Projected 

2013 
Projected 

2014 
Projected 

Housing Choice Vouchers 4228 4253 4253 4278 4303 4328 4353 

Mod Rehabs 157 147 147 137 127 117 107 

Main Stream Vouchers 100 100 100 100 100 100 100 

VA Supportive Housing 70 85 85 100 115 130 140 

City Transitional Housing 100 100 100 100 100 100 100 

Shelter Plus Care 21 31 31 41 51 61 71 

Project Based by Conversion 0 25  0 0 0 0 0 

Project Based - HUD Assignment 0 0 154 0 0 0 0 

 
B. OHA is on schedule to utilize additional tenant and project based vouchers to support the conversion of certain 

scattered site public housing units identified in the conversion assessments over the duration of the Five Year Plan to 
project based vouchers. 

 
GOAL #8 
 
 

Promote self-sufficiency and asset development of assisted households. 

 
 

A. OHA has partnered with Community Service Agencies and Advocacy Groups throughout the year. 
 
B. Computer access and training for all residents has been expanded. 
   

 Computer labs were set up in three Towers (Jackson, Benson & Underwood) and about two additional Towers will 
be added annually.  

 Both Family Developments (South Side & Spencer) now have computer labs for residents and youth use to 
enhance access to the internet for home work and job search activities. 

 Basic computer classes are offered at each lab for residents.   
 Computer classes are advertised with fliers and posted in each OHA building. 
 

C. OHA has increased awareness of the existing Homeownership Program by making presentations at the Public 
Housing and Section 8 briefings with mailing to participants.  This has worked to encourage participation for those 
tenants who can qualify. 

 
D. The number of participants in the Family Self Sufficiency Program-both from Public Housing tenants and from Section 

8 has increased through additional outreach.  
 
GOAL #9 
 
 

Improve safety in both public safety and risk management. 

 
 

A. OHA improved upon use of cameras during 2010.  Training is an ongoing effort and all current site managers have 
gone through training and understand how to use the systems in place to monitor activity in the Towers and research 
incidents that have taken place in their absence.  OHA provides copies of video archived to OPD when requested.  
Video is also archived routinely for rules violations such as unauthorized use of an access card by non-residents. 

   
B. Train staff to improve proactive and reactive use of cameras to identify undesirable activity. See above response.  

100% of current site managers have been trained on the use of the systems. 
 

C. OHA Public Safety Department continues to survey 10% to 15% of residents per year on safety and security issues.  
Surveys are completed in at least two locations approximately 6 months apart.  The survey results are analyzed and 
strategies are then put in place to address concerns.  The most recent surveys were completed at Florence and 
Evans Towers on 2/20/2010. 

 
D.    Improve tenant relations by using customer service action line 402-444-6914.   Both residents and non-residents use 

the action line to report rules violations, criminal activity (which is also then referred to OPD as appropriate), etc.  
Survey results show that an increased number of tenants are aware of the action line. 

 
E. OHA has formed a Risk Management Committee to evaluate practices and develop risk management protocols for 

the organization.  Through this committee a “Risk Control Policy Statement” was created and approved by the OHA 
Board of Commissioners in June of 2009.  See attached exhibit ne001a01.     
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PHA Plan Update 
 

(a)  Identify all PHA Plan Elements that have been revised by the PHA since its last Annual Plan submission. 

 

ADMISIONS AND CONTINUED OCCUPANCY PLAN – (ACOP) 
FOR PUBLIC HOUSING 

 
 
Since OHA’s last Annual Plan submission several chapters of Admissions and Continued Occupancy Policy (ACOP) have been 
revised.  In each of these chapters, OHA has made structural and language changes for the sake of clarity, amended certain 
areas to be consistent with actual agency practice and made minor policy changes that will help OHA staff to administer 
procedures in a more efficient manner. The following is a list of the major policy changes included in each chapter:  
 
 
Chapter 5 - Occupancy Guideline 

 Added the express requirement that all moves are subject to the transfer policy and all additions to the household are 
subject to admissions criteria. 

 Changed number of minimum household members allowed to occupy five- and six- bedroom units. Previously, the 
minimums were 6 persons for a five-bedroom unit and 8 persons for a six-bedroom unit. These were changed to be 
consistent with the requirements for other bedroom sizes, and because there did not appear to be a continuing need to keep 
them as they were.  

 Added and/or amended a couple of situations in which family members will not be required to share a bedroom. Previously 
children of the opposite sex over age 6 were not required to share a bedroom. We dropped the “over age 6” language, and 
determined that any children of the opposite sex will not be required to share a bedroom. Additionally, we included language 
(from the HUD guidebook) stating that a single head-of-household will not be required to share a bedroom with his/her child. 

 Added the requirement that the family sign a form if they qualify for two unit sizes and choose to be wait listed for the smaller 
size (OHA’s general policy is to wait list the family for the larger unit if they qualify for two sizes). The form will indicate that the 
family agrees not to request a transfer to a larger unit unless they experience a change in circumstances. The family will be 
required to sign a similar form if they choose to have members share bedrooms when they are not required to do so. 

 
 
Chapter 6 – Determination of Total Tenant Payment 

 Adopted several structural changes to the Chapter for better organization, and amended certain areas to be consistent with 
HUD directives.  

 At the advice of HUD, we added additional procedures for making tenants aware of the Minimum Rent Hardship Exemption.  

 Incorporated more detailed descriptions of added and excluded forms of income (using information from the HUD Public 
Housing Guidebook).   

 
 
Chapter 7 – Verification of Information (Adopted by Board June 2010) 

 Made several procedural changes, primarily to bring the policy in line with new regulations and directives from HUD.  

 Among other things, incorporated HUD regulations requiring housing authorities to utilize HUD’s Enterprise Income 
Verification system to verify tenant information including income and Social Security numbers. The new policy brings us in 
line with regulatory requirements and directives issued to this point.  

 
 
Chapter 9 – Leasing      

 Chapter 13 (Lease Terminations) was integrated into Chapter 9. Thus, the ACOP will have one chapter covering Leasing, 
which includes termination procedures. 

 Sections regarding Inspections and Housekeeping/Maintenance standards have been removed. These were subsequently 
given their own chapter (Chapter 11) entitled “Inspections and Housekeeping Standards.” 

 Procedures associated with Lease Orientation and Briefing were changed, to make the process more similar to that used by 
the Section 8 department. Added the requirement that each resident must complete an initial Public Housing Briefing while 
on the waiting list or within thirty (rather than ninety) days of lease up.  

 Added sections regarding death, abandonment and property removal. 
 

         
           Chapter 11 – Inspections 

 The major focus of the revisions was to create stricter standards and greater accountability for OHA response to 
maintenance issues.  

 The new policy requires each non-emergency repair issue to be placed into one of three priority categories that correspond 
to a different response deadline. The most serious (non-emergency) problems must be addressed within fourteen days, the 
moderate problems within twenty days, and the less serious problems within sixty days.  

 The new policy requires OHA to conduct follow-up inspections at all Scattered Site units to determine whether all OHA and 
tenant corrections have been completed. Any delays are required to be documented and explained to the Executive 
Director.  
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ADMINISTRATIVE PLAN – (ADIMN PLAN) 
FOR SECTION 8 

 
 

Since its last Annual Plan submission, OHA has revised several chapters of its Section 8 Administrative Plan (Admin Plan).  In 
each of these chapters, OHA has made structural and language changes for the sake of clarity, amended certain areas to be 
consistent with actual agency practice and made minor policy changes that will help OHA staff to administer procedures in a 
more efficient manner. The following is a list of the major policy changes included in each chapter:  

 
 

Chapter 3 – Eligibility          

 The term bifurcate was added to definitions.    

 PHA Confidentiality Requirements were clarified. 
 
 

        Chapter 6 – Income and subsidy determinations 

 Sporadic income is defined to include temporary payments from the U.S. Census Bureau for employment lasting no longer 
than 180 days [Notice PIH 2009-19]. 

 Updated to exclude from annual income any deferred disability benefits that are received in a lump-sum or in prospective 
monthly amounts from the Department of Veterans Affairs. [FR Notice 11/24/08] 

 Updated to exclude from annual income any Kinship guardianship assistance payments (Kin-GAP) and other similar 
guardianship payments. [PIH Notice 2008-30]. 

  
 
        Chapter 7 – Verification  

 Updated to include the PHA will help the application request a benefit verification letter from SSA’s website, or ask the family 
to request one by calling SSA at 1-800-772-1213.   

 
 
 

        Chapter 10 – Moving with continued assistance and portability 

 Effective January 1, 2010, all transfers issued after that date would be processed with an effective date on the 1
st
 day of 

each month.  Tenants who move in prior to the 1
st
 of the month will be responsible for the entire rent portion. The exception      

                to the 1
st
  of the month rule would be transfers caused by a failed HQS Inspection. 

 The PHA will notify the family in writing of its determination if move request is approvable within 10 business days following 
receipt of the family’s notification. 

 Clarification added, per Notice PIH 2008-43, that the ability of the PHA to deny permission to move under portability due to 
insufficient funding is significantly restricted.  Requirements found in this notice are mandatory.  For moves outside the 
PHA’s jurisdiction under portability, no policy decisions are required.   

 Language added if the receiving PHA fails to send Form HUD 52665 within 10 days of effective date of billing changes, the 
initial PHA is not responsible for any increase prior to notification.   

.   
 

Chapter 11 – Reexaminations   

 Updating was done to the Interim Decrease policy reflecting changes to the family rent portion due to delay in processing 
caused by the family.   

 Requirement added that PHAs should give tenants, who were not provided the opportunity, the option to complete Form 
HUD – 92006 at this time. [Notice PIH 2009-36]. 

 
 
Chapter 12 – Termination of Assistance and Tenancy  

 The plan was updated to reflect the order in which families would be removed from the program due to insufficient funding.  

 Prior to terminating any HAP Contracts, the OHA will inform the local HUD field office.  The OHA will terminate the minimum 
number needed in order to reduce HAP cost to a level within the OHA annual budget authority.   

 Language was added that an owner’s decision to terminate tenancy for incidents related to domestic violence, dating 
violence, or stalking is limited by the Violence Against Women Reauthorization Act of 2005 (VAWA). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 - 11 - 

 
 
6.0 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

PHA Plan Elements 
Public Housing 

 

1)  Eligibility, Selection and Admissions Policies, including Deconcentration and Wait List Procedures.   

 
A.  Public Housing   
 
Eligibility 
 The Omaha Housing Authority (OHA) verifies eligibility for admission to public housing in groups of 100 families at a time. 

Eligible families are then offered units to lease.  
 OHA uses the following non-income (screening) factors to establish eligibility for admission to public housing: 

 Criminal or Drug-related activity 

 Rental history 

 OHA requests criminal records from Applied Data Processing (ADP) 
 
Admissions Preferences 
 In the following circumstances, transfers will take precedence over new admissions. 

 Emergencies  

 Over-housed 

 Under-housed 

 Medical justification 

 Administrative reasons determined by the PHA (e.g., to permit modernization  work) 

 Homeownership 

 Hardship (resident request) 
 OHA has established preferences for admission to public housing (other than date and time of application).  
 OHA employs the following admission preferences which are categorizes as: 

 Priority One 
 Displaced due to domestic violence 
 Displaced due to disaster 
 Displaced due to a hate crime   
 Avoidance of Reprisal/Witness Protection 
 Displaced by Court-Ordered No-Fault Eviction 
 Displaced by Condemnation or other Government Action 

 Priority Two 
 Foreclosed Home 
 Family Preservation 

 Veterans Preference 
 Veteran wounded in the line of duty 
 Family of a veteran killed in the line of duty 
 Any other veteran or family of an other veteran (who was not dishonorably discharged) 

 Upward Mobility Preference 
 Employment 
 62 years of age or older 
 Disabled 

Occupancy  
 Residents must notify OHA of changes in family composition when any of the following occur: 

 At an annual reexamination and lease renewal 

 Any time family composition changes 

 At family request for revision  
 
Deconcentration  
 Analysis of Deconcentration of poverty was done on public housing and the results of the analysis did not indicate the need for 

any special efforts to assure access for lower-income families.  
 
 
Waiting List Organization 
 The following methods are used to organize OHA’s public housing waiting list: 

 A community-wide list 

 Site-based waiting lists 

 A Mixed Finance public housing waiting list is maintained as a separate waiting list at OHA’s Gateway Office located at   4401 
North 21

st
 Street, Omaha, NE. 

 OHA awards preferences on the waiting list for applicants with mobility, sight and hearing disabilities requiring accessibility 
accommodations. 

 Interested persons apply for admission to public housing at the following locations:  

 OHA Gateway Center Office - 4401 North 21
st
 Street, Omaha, NE. Community-wide waiting list, the mixed finance public             

housing waiting list and the scattered sites public housing waiting list are maintained at that location.  
 OHA may begin operating site-based waiting lists in the coming year.  
 Families may be on no more than two waiting lists simultaneously. 
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PHA Plan Elements 
Section 8 Housing 

 
B. Section 8 
 
Eligibility 
 The extent of screening conducted by OHA is as follows: 

 Criminal or drug-related activity only to the extent required by law or regulation  

 OHA does request criminal records from Applied Data Processing (ADP) 
 The only information that OHA shares with prospective landlords is what is prescribed by law 

 
Admissions Preferences 
 OHA has no admission preferences for Section 8 other than the date and time application was received.   

 
Deconcentration  
 The objective of the Deconcentration effort is to ensure that families are housed in a manner that will prevent a concentration of 

poverty families in impacted census tracts.  The specific objective of the OHA is to promote families to move to non-impacted 
areas to live.  (Attachment ne001b01) Deconcentration Plan.   

Waiting List Organization 

 The section 8 tenant-based assistance waiting list is not merged with any other program waiting list. 
 Upon opening the waiting list interested persons may apply for admission to Section 8 tenant-based assistance through an 

answering service that schedules appointments for up to 750 families before closing the wait list.  
 
 

2)  Financial Resources.  A statement of financial resources, including a listing by general categories, of the PHA’s 
anticipated resources, such as PHA Operating, Capital and other anticipated Federal resources available to the PHA, as well 
as tenant rents and other income available to support public housing or tenant-based assistance.  The statement also should 
include the non-Federal sources of funds supporting each Federal program, and state the planned use for the resources. 

 

Financial Resources:   
Planned Sources and Uses  for 2011 

Sources Funding Estimates Planned Uses 

 1.  Federal Funds for 2011   

a) Public Housing Operating Fund 7,575,000 Daily Operations 

b) Public Housing Capital Fund 4,000,000 Capital Improvements  

c) HOPE VI Revitalization 0  

d) HOPE VI Demolition 0  

e) Annual Contributions for Section 8 Tenant-Based 
Assistance 

 
33,400,000 

 
Rental Assistance 

f) Public Housing Drug Elimination Program (including any 
Technical Assistance funds) (weed & seed) 

 
 

0 

 

g) Resident Opportunity and Self-Sufficiency Grants         0  

h) Community Development Block Grant 0  

i) HOME and Shelter Plus 623,000 Rental Assistance 

Other Federal Grants (list below) 0  

PH FSS     SEC8 FSS 180,000 Rental Assistance 

Capital Fund Recovery Grant (CFRG)         0  

 0  

2.  Prior Year Federal Grants (unobligated funds only) (list 
below) 

 
0 

 

ROSS 250,000       Tenant Services 

CFP 08 1,000,000 Capital Improvements 

CFP 09 2,000,000 Capital Improvements 

CFP 10 3,655,000 Capital Improvements 

Hawkins Development Funds       0  

Dev 44 Funds – Crown         0  

RHF      0  

 0  

3.  Public Housing Dwelling Rental Income 5,500,000  Operations 

 0  

 0  

4.  Other income (list below) 0  

INTEREST  13,000 Operations 

NON-DWELLING 159,000 Operations 

 0  

5.  Non-federal sources (list below) 0  

    1.  OHA Vending 60,000 Misc. Expenses 

    2.  Donations 150,000 OHA Foundation 

   

Total Estimates Resources 58,565,000  
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3)   Rent Determination. A statement of the policies of the PHA governing rents charged for public housing and HCV 

dwelling units.  

 

A.  Public Housing 

 
Income Based Rent Policies 
 Use of discretionary policies 

 OHA employs discretionary policies for determining income based rent. 
 Minimum Rent 

 OHA’s minimum rent is $50 per month 

 OHA has adopted discretionary minimum rent hardship exemption policies. 
 Discretionary Minimum Rent Hardship Exemption Policies are as follows: 

 90 Day hardship deferral upon request for the following reasons: 

 Sudden loss of income 

 Death in family 

 Disability or Illness 

 Other hardship approved by Executive Director. 
 The OHA employs the following discretionary deductions and/or exclusions policies: 

 For the earned income of a previously unemployed household member 

 For increases in earned income 
 Rent re-determinations: 

   Tenants must report changes in income or family composition to OHA any time the family experiences an income increase 
or change in family composition.  This must be reported within 10 days of when change occurs.   

   Families that choose Flat Rents MUST have family compositions reviewed annually, while income need only be verified 
every three years. 

 
Flat Rents   
 In setting the market-based flat rents, the following sources of information were used to establish comparability?  

 The section 8 rent reasonableness study of comparable housing  

 Survey of rents listed in local newspaper   

 Survey of similar unassisted units in the neighborhood 

 75% of average fair and comparable housing. 
 
 

B.  Section 8 Tenant-Based Assistance 

 
Payment Standards  
 OHA’s payment standard is as follows: 

 The payment standard ranges from 100% to 112% of FMR.  As part of OHA’s Deconcentration effort, the payment      
standard west of 72

nd
 Street is 112% of FMR to encourage Section 8 housing where incomes are higher and to increase           

utilization in non-impacted areas.  
 Payment Standards are evaluated on an annual basis 
 The following factors will be considered in OHA’s assessment of the adequacy of its payment standard. 

 Success rates of assisted families 

 Rent burdens of assisted families 

 Reduction of HUD Funds 
 

Minimum Rent 
 OHA’s minimum rent is $50 

 
 

4)  Operation and Management.  A statement of the rules, standards, and policies of the PHA governing maintenance  
management of housing owned, assisted, or operated by the public housing agency (which shall include measures 
necessary for the prevention or eradication of pest infestation, including cockroaches), and management of the PHA and 
programs of the PHA. 

 
 OHA’s management structure is illustrated on the attached organization chart.  (Attachment ne001c01). 
 Refer to ACOP and Administrative Plan for house rules/rules of occupancy. 

 

5)   Grievance Procedures.  A description of the grievance and informal hearing and review procedures that the PHA 
makes available to its residents and applicants. 

 

A. Public Housing 

 
 Applicants: In addition to the federal requirements found at 24 CFR Part 960, OHA employs the informal hearing procedures for 

applicants included in Chapters 2 and 4 of the ACOP. Applicants are directed to contact OHA’s Gateway Office Building (4401 
N. 21

st
 Street) to request a hearing. 

 Residents: OHA has established written grievance procedures for tenants in addition to federal requirements found at 24 CFR 
Part 966, Subpart B, for residents of public housing. OHA’s Tenant Grievance Policy and Procedures are contained in 
(Attachment ne001d01).  

 Residents of public housing can contact the following offices to initiate the PHA grievance process: 

 OHA Central Office-540 S. 27
th
 Street; 

 Any of OHA’s Development Management offices; and 

 OHA Gateway Center Office Building - 4401 N. 21
st
 Street Omaha, NE  
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B.  Section 8 Tenant-Based Assistance 

 
 Applicants and Tenants: OHA has established informal review procedures for applicants to the Section 8 tenant-based 

assistance program and informal hearing procedures for families assisted by the Section 8 tenant-based assistance program in 
addition to federal requirements found at 24 CFR Part 982, OHA’s Informal Review and Hearing procedures for the Section 8 
program are contained in Chapter 16 pages 11-28 of the Section 8 Administrative Plan, (Attachment ne001e01). 

 Applicants or assisted families should contact the Section 8 Administrative offices at 3005 Emmett Street, Omaha, Nebraska to 
initiate an informal review and informal hearing process. 

 
 
 

6)  Designated Housing for Elderly and Disabled Families.  Currently OHA has four public housing developments that 
have been designated for occupancy by the elderly families and families with disabilities.  The following table lists the 1) 
development name and number, 2) the designation type, 3) the application status, 4) the date the designation was approved, 
and 5) the number of units affected. 

 
(Attachment ne001f01). 
 

 

7)   Community Service and Self Sufficiency.  Parts (1) and (2): The OHA’s Family Self Sufficiency Program is offered to 

assisted families to promote economic and social self-sufficiency. A description of that program is as follows: 

 
 The Family Self Sufficiency Program is a five year voluntary program offered to any Section 8 and Public Housing resident.  

Families that participate in the FSS program are provided education opportunities, job readiness and any other assistant that is 
needed to become self sufficient. 

 
 FSS Program requirements:   

 Maintain Section 8 or Public Housing assistance 

 Sign a five year Contract of Participation 

 Design an Individual Training and Services Plan (ITSP) 

 Achieve the goals set in the ITSP 

 To seek and maintain suitable employment. 

 All family members must be free of cash welfare assistance for at least 12 consecutive months before the end of the 
contract 

 
Part (3) The following is a description of: (a) how OHA complies with HUD requirements regarding Community Service and Self-
Sufficiency; and (b) how OHA complies with HUD requirements regarding treatment of income changes resulting from welfare 
program requirements.  

 
a) Compliance with Community Service Requirements: 

 
Pursuant to the Quality Housing Welfare to Work Act (“QHWRA”), OHA’s community service requirements mandate that each non-
exempt resident eighteen years or older shall contribute eight hours per month of some combination of community service (not 
including political activities) and/or economic self-sufficiency program.  

 
These requirements are built into the public housing lease. A tenant’s lease cannot be renewed if he/she (or a household member) 
has not completed his/her community service obligations UNLESS: 

 

 (Year 1 only) He/she signs an agreement to complete the hours within the next lease period OR 

 Provides documentation that the noncompliant person no longer resides in the unit. 
 

A detailed description of OHA’s policies concerning HUD’s community service/self-sufficiency requirements is provided in OHA’s 
Admissions and Continued Occupancy Policy (ACOP), Chapter 16. (Attachment ne001g01).  

 
a) Income Changes Resulting from Welfare Program Requirements: 

 
OHA recognizes and follows QHWRA requirements that seek to give public housing residents and housing choice voucher 
recipients a greater incentive to comply with welfare requirements concerning economic self-sufficiency programs. OHA’s policies 
incorporate requirements of the law and regulations regarding situations in which public housing agencies are not permitted to 
reduce rents, even though resident families have reduced incomes (including situations in which the family is noncompliant with 
welfare program requirements concerning self-sufficiency).   

 
The OHA will not reduce the public housing rent for covered families whose welfare assistance is reduced due to a "specified 
welfare benefit reduction," which is a reduction in welfare benefits due to: 

 

 Fraud by a family member in connection with the welfare program; or 

 Noncompliance with a welfare agency requirement to participate in an economic self-sufficiency program. 
 

Instead of reducing rent, the OHA will “impute” welfare income to the family in an amount equal to the reduction in benefits. OHA 
policies regarding imputed welfare income and related subjects \ are described in detail in OHA’s ACOP Chapter 12, Section 6-C.  
(Attachment ne001h01). 
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6.0 

 

8) Safety and Crime Prevention.  For public housing only, describe the PHA’s plan for safety and crime prevention to 
ensure the safety of the public housing residents.  The statement must include:  (i) A description of the need for 
measures to ensure the safety of public housing residents; (ii) A description of any crime prevention activities conducted 
or to be conducted by the PHA; and (iii) A description of the coordination between the PHA and the appropriate police 
precincts for carrying out crime prevention measures and activities. 

 
Public Housing Security Program 
 
i)  The OHA Public Safety & Compliance Department’s mission is to assist residents in developing a safe and peaceful living 
environment.  The goal of the program is to increase the perception of safety and to assist in the reduction of violent crimes, drug 
sales, gang and gun violence. The OHA Public Safety & Compliance Department is service oriented and applies multi-faceted 
problem solving techniques in addressing resident issues and concerns regarding safety and security.  
 
ii) OHA works to reduce the crime in developments and towers so it is less than the crime rate in the surrounding neighborhoods 
through implementation and follow through on the “magnet unit” concept which is a strategy used to identify public housing units 
that are known to attract undesirable activity.  The department also maintains a ban and bar list, an incident database and monitors 
surveillance equipment.  
 
Equipment used includes digital surveillance, remote access video, and recording systems at each Tower location, proximity card 
access control, two-way radios, base radios, cell phones and digital police scanners.  OHA continues to upgrade and improve upon 
the use of the security surveillance systems installed at the public housing locations.  Officers patrol OHA public housing locations 
in marked cruisers and seasonal foot and bike patrols.  Officer assignments and work schedules are varied from day-to-day to 
eliminate predictability. 
 
iii)  OHA coordinates with the local police precincts and monitors crime trends through cooperative efforts.  OHA attends regular 
meetings with the local precincts and has frequent contact with them via phone, email and information exchange.  

 

9)   Pets.  A statement describing the PHAs policies and requirements pertaining to the ownership of pets in public housing. 

 
OHA Pet Policy contained in the ACOP was amended in 2009.  No further changes have been necessary.  A copy of the amended 
policy is attached.  (Attachment ne001i01). 

 

10)  Civil Rights Certification.  A PHA will be considered in compliance with the Civil Rights and AFFH Certification if: it 
can document that it examines its programs and proposed programs to identify any impediments to fair housing choice 
within those programs; addresses those impediments in a reasonable fashion in view of the resources available; works with 
the local jurisdiction to implement any of the jurisdiction’s initiatives to affirmatively further fair housing, and assures that the 
annual plan is consistent with any applicable Consolidated Plan for its jurisdiction. 

 
Civil rights certifications are included in the PHA Plan Certifications of Compliance with the PHA Plans and Related Regulations. 
 

11)  Fiscal Year Audit.  The results of the most recent fiscal year audit for the PHA. 

 
OHA is required to have an audit conducted under section 5(h) (2) of the U.S. Housing Act of 1937 (42 U S.C. 1437c (h)). 
 
The most recent fiscal audit was prepared for 2008 and has been submitted to HUD.  The 2009 audit is currently being prepared 
with a deadline of September 30, 2010, at which time it will be submitted to HUD. 
   

12) Asset Management.  A statement of how the agency will carry out its asset management functions with respect to the 
public housing inventory of the agency, including how the agency will plan for the long-term operating, capital investment, 
rehabilitation, modernization, disposition, and other needs for such inventory. 

 
OHA is engaging in any activities that will contribute to the long-term asset management of its public housing stock, including how 
the Agency will plan for long-term operating, capital investment, rehabilitation, modernization, disposition, and other needs that 
have not been addressed elsewhere in this PHA Plan.  The types of asset management activities that OHA undertakes are as 
follows: 

 Development-based accounting 

 Comprehensive stock assessment 

 Use of Yardi financial / information management software to track and monitor all long-term maintenance, development 
projects and capital improvement needs and investments.  

These activities will help plan for the long-term operating, capital investment, rehabilitation, modernization, disposition, and other 
needs for such inventory. 

 

13) Violence Against Women Act (VAWA).  A description of:  1) Any activities, services, or programs provided or offered 
by an agency, either directly or in partnership with other service providers, to child or adult victims of domestic violence, 
dating violence, sexual assault, or stalking; 2) Any activities, services, or programs provided or offered by a PHA that 
helps child and adult victims of domestic violence, dating violence, sexual assault, or stalking, to obtain or maintain 
housing; and 3) Any activities, services, or programs provided or offered by a public housing agency to prevent domestic 

violence, dating violence, sexual assault, and stalking, or to enhance victim safety in assisted families. 

 
Violence Against Women’s Act (VAWA) is contained in (Attachment ne001j01). 

 

(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 PHA Plan is available at the OHA Central Office located at 540 South 27

th
 Street Omaha, NE 68105. 
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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 
 
1) Mixed Finance Modernization or Development-with our redevelopment plans for the Pleasant View site, applications for 

Hope VI/Choice Neighborhoods Initiative, Mixed Finance Modernization and development will be submitted within the five 
year plan period.   

 
2) Conversion of Public Housing-Steps are being taken to identify properties in OHA’s inventory that will be more cost effective 

converted to tenant based and project based Section 8.  Applications for disposition and conversion to tenant based and 
project based section 8 will be submitted for units identified in all four scattered site developments. OHA will submit 
applications to convert poor performing units from its four scattered site developments within the Five Year Plan. Units that 
are determined to not be suitable for conversion or for retention as public housing will be planned for disposition or 
demolition. 

 
3) Homeownership-Since 2003, OHA has offered a Homeownership program to our public housing as well as our Section 8 

tenants.  Households must earn at least $10,300 annually to participate, and can earn no more than 80% of area median 
income. 

 
4) Project-Based Vouchers - OHA proposes to project-base approximately 313 of its Housing Choice Vouchers to the scattered 

sites that are planned for conversion. This will allow OHA to leverage the properties equity to secure funding for 
rehabilitation and thereby keep the units as affordable for low and moderate income families.     

 
 
 

 
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. 

 
FY2011 Annual Statement – (Attachment ne001k01) 
 
Open Development & Capital Improvement Programs – Performance & Evaluation Reports; 
 
ne001-50106-01 
ne001-50107-01 
ne001-50108-01 
ne001-DV044-01 
ne001-50109-01 
ne001-SCFRG-01 
ne001-RHF29-01 
ne001-RHF30-01 
ne001-DV049-01 
ne001-DV050-01 
ne001-DV051-01 
ne001-DV052-01 
ne001-DV053-01 
ne001-DV055-01 
ne001-DV056-01 
 

 
 
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.  
 
Five Year Action Plan – (Attachment ne001m01). 
 

 
 
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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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 on the Public Housing Waiting List 
As of 6/30/2010 

 
Waiting list type: (select one) 

      Section 8 tenant-based assistance  
      Public Housing  
      Combined Section 8 and Public Housing 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/sub-jurisdiction: 

 # of families % of total families  Annual Turnover  

Waiting list total 219  600 

Extremely low income 
<=30% AMI 

219 100  

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

0 0  

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

0 0  

Families with children 136 62  

Elderly families 15 6.8  

Families with Disabilities 24 10.9  

Black 162 74.0  

White 45 20.5  

Other 12 5.5  

    

 

Characteristics by Bedroom 
Size (Public Housing Only) 

   

1 BR 75 34.6  

2 BR 8 3.6  

3 BR 47 21.4  

4 BR                        30 13.6  

5 BR 33 15.0  

6+ BR 26 11.8  

       

      The waiting list for 2 bedroom public housing units is closed. 

      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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9.0 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

Housing Needs of Families on the Section 8 Waiting List 
As of 6/30/2010 no waiting list existed.  Section 8 waiting list opened 7/19/10.   

The data below reflects the waiting list as of 8/16/10 but is not a complete list of  
all appointments for applicants that were set up on 7/19/10  

 
Waiting list type: (select one) 

      Section 8 tenant-based assistance  
      Public Housing  
      Combined Section 8 and Public Housing 
      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/sub-jurisdiction: 
 

 # of families % of total families  Annual Turnover  

Waiting list total                    153   

Extremely low income 
<=30% AMI 

 
153 

 
100 

 

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

 
-0- 

  

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

 
-0- 

  

Families with children 105 68.6  

Elderly families 1 .6  

Families with Disabilities 11 7.2  

Black 117 76.5  

White 31 20.3  

Other 5 3.2  

    

 

Characteristics by 
Bedroom Size 

   

1BR 44 28.8  

2 BR 40 26.1  

3 BR 35 22.9  

4 BR 23 15.0  

5 BR 8 5.2  

6+ BR 3 2.0  

 
The Section 8 waiting list is closed  -  OHA received 750 appointments for applications on July 19, 2010 
How long has it been closed?     1 month 
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 
 

 

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.   

 
In review of previous waiting list data our population appears to be consistent with the City of Omaha overall where the average 
household size is 2.42 persons, based on 2000 Census Bureau Statistics.  As can be seen on our waiting list, over 50% of the 
Public Housing applicants are in need of 1-3 bedroom units while the Section 8 housing needs for 1-3 bedroom units exceeds 
77%.  The waiting lists indicate that the majority of OHA applicants, both public housing and Section 8, are in need of 1-3 
bedroom units.   
 
The percentage of families needing 5 bedrooms or more has increased from last year for both Section 8 and for Public Housing.  
This indicates a continuing increase in the need for units with a larger number of bedrooms; however, the number of families that 
need 1-3 bedrooms far exceeds those who need numerous bedrooms.   
 
The percentage of elderly on the Public Housing wait list remains low in comparison to the percentage reported by the City.  2000 
Census Bureau Statistics show that approximately 20% of the population is elderly in the City of Omaha, while the percentage of 
elderly on OHA’s waiting list is just over 1%.  The OHA is exploring this to determine the reason; however, there is a good 
indication that the Public Housing Towers designated for the elderly do not have the amenities offered by other affordable 
housing providers. As OHA determines an accurate reason for the low elderly population, consideration is being given to how 
best to provide for that population in the future.     
 
As redevelopment plans are being considered for the vacated Pleasant View site at 30

th
 and Parker, additional senior housing is 

being discussed.  As stated in the City of Omaha’s Consolidated Action Plan for 2010, this vacant land provides opportunity for 
the development of commercial / retail and new construction of mixed income housing. The first phase of development could 
likely include construction of 24 cottage style one and two bedroom units for elderly and disabled in close proximity to the Charles 

Drew Clinic.  This would assist in providing for the needs of the aging, low income population that OHA doesn’t appear to fully 

serve. 
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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. Exhibit ne001n01. 
 
(b)  Significant Amendment and Substantial Deviation/Modification.  Provide the PHA’s definition of “significant amendment” and  
      “substantial deviation/modification” 
 
Definition of "Substantial Deviation" and ''Significant Amendment or Modification" 
 
The Omaha Housing Authority defines the terms "Substantial Deviation" and "Significant Amendment or Modification" by stating 
the basic criteria for such definitions in the annual plan that has met full public process and review. 

The OHA will consider the following actions to be significant amendments or modifications: 

 Changes to rent or admissions policies or organization of the waiting list; 

 Additions of non-emergency work items (items not included in the current annual Statement or 5-Year Action Plan) or 
change in use of replacement reserve funds under the Capital Fund; and 

 Any change with regard to demolition or disposition, designation, homeownership programs or conversion activities. 

An exception for this definition will be made for any of the above that are adopted to reflect changes in HUD regulatory 
requirements and such changes will not be considered significant amendments by HUD. 

(c)  PHAs must include or reference any applicable memorandum of agreement with HUD or any plan to improve performance.            

OHA is in process of completing the requirements of a Voluntary Compliance Agreement (VCA) HUD Case Number 07-07-R004-
4 that outlines remedies to bring the OHA scattered site public housing program into compliance with Section 504 of the 
Rehabilitation Act of 1973, as amended, and the Department’s implementing regulations at 24 CFR Part 8 (Section 504). 

OHA is required to modify at least 40 scattered site units to fully comply with the Uniform Federal Accessibility Standards (UFAS) 
under this agreement. OHA is making steady progress and has completed 27 UFAS certified units by September 30, 2010 and 
has requested an amended completion date of April 30, 2011 to produce the remaining 13 UFAS certified units due to the time 
required for relocation of families with disabilities to completed units.  
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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 – See 11 (g) below 
 
(h)  Form HUD-50075.1, Capital Fund Program Annual Statement/Performance and Evaluation Report (PHAs receiving CFP      

grants only) Contained in 5-year and annual plan  
 
(i)  Form HUD-50075.2, Capital Fund Program Five-Year Action Plan (PHAs receiving CFP grants only)   Contained in 5-year 

and annual plan  
   
 
 

PHA Plan Challenged Elements 11(g) 
 
 
2)  Financial Resources 
 
The biggest challenge with Financial Resources is that they are not sufficient to adequately serve the basic needs of our 
residents.  This begins with the fact that the operating subsidy and capital funds are less than 100%.  Other funding is limited and 
unavailable to us due to our quasi-government status and the competitive nature of the sources.  The property needs far 
outweigh the funds available for the necessary repairs and improvements to the properties.  Coupled with the unique needs our 
residents have that cannot be served with insufficient funding.   

 
 

7)  Community Service and Self Sufficiency    
 
The challenge we find in the community service requirement.  Mention was made by a tenant that they are not able to get to the 
community service opportunities because of lack of transportation.  OHA provides many different options for the 8 hours of 
community service per month that is required by each adult tenant.  Some of these require transportation, which OHA will provide 
for the tenant.  Other opportunities are on-site opportunities where no transportation is required.  OHA provides this information 
to the tenants when the community service requirement explained however building more awareness appears to be needed.   
 
Another challenge brought up at a tenant meeting is that tenants would like to be made aware when positions are available within 
OHA and they would like preference given to their application for these positions to enable them to work towards self sufficiency.  
OHA has included the goal of promoting Section 3 program for hiring residents and encouraging business ownership in response 
to this challenge.   
 
 
8)  Safety and Crime Prevention.   

 
Safety and Crime Prevention continues to be a challenge in OHA properties.  Tenants in all locations have concerns about the 
visitors in their developments and the crime that takes place outside of but adjacent to the properties.  OHA continues to take 
steps to make all developments a safer place to live.  Currently, OHA is researching the possibility of additional security cameras 
at Spencer Homes. 
 

 
 
city of Omaha.  
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Instructions form HUD-50075 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Applicability.  This form is to be used by all Public Housing Agencies 
(PHAs) with Fiscal Year beginning April 1, 2008 for the submission of their 

5-Year and Annual Plan in accordance with 24 CFR Part 903.  The previous 

version may be used only through April 30, 2008. 

 

1.0 PHA Information 

Include the full PHA name, PHA code, PHA type, and PHA Fiscal Year 
Beginning (MM/YYYY). 

 

2.0 Inventory 

Under each program, enter the number of Annual Contributions Contract 

(ACC) Public Housing (PH) and Section 8 units (HCV 

3.0 Submission Type 

INDICATE WHETHER THIS SUBMISSION IS FOR AN ANNUAL AND FIVE 

YEAR PLAN, ANNUAL PLAN ONLY, OR 5-YEAR PLAN ONLY. 

 

4.0 PHA Consortia  
Check box if submitting a Joint PHA Plan and complete the table. 

 

5.0 Five-Year Plan  

Identify the PHA’s Mission, Goals and/or Objectives (24 CFR 903.6).  

Complete only at 5-Year update. 

 

5.1  Mission. A statement of the mission of the public housing agency 

for serving the needs of low-income, very low-income, and extremely 
low-income families in the jurisdiction of the PHA during the years 

covered under the plan. 

 

5.2 Goals and Objectives. Identify quantifiable goals and objectives 

that will enable the PHA to serve the needs of low income, very 

low-income, and extremely low-income families.  
 

6.0 PHA Plan Update.  In addition to the items captured in the Plan 

template, PHAs must have the elements listed below readily available 
to the public.  Additionally, a PHA must: 

 

(a)  Identify specifically which plan elements have been revised 
since the PHA’s prior plan submission. 

 

(b) Identify where the 5-Year and Annual Plan may be obtained 
by the public.  At a minimum, PHAs must post PHA Plans, 

including updates, at each Asset Management Project (AMP) 

and main office or central off ice of the PHA.  PHAs are 
strongly encouraged to post complete PHA Plans on its 

official website.  PHAs are also encouraged to provide each 

resident council a copy of its 5-Year and Annual Plan. 

 

 PHA Plan Elements. (24 CFR 903.7) 

 

1. Eligibility, Selection and Admissions Policies, 

including Deconcentration and Wait List Procedures.  

Describe the PHA’s policies that govern resident or 
tenant eligibility, selection and admission including 

admission preferences for both public housing and HCV 
and unit assignment policies for public housing; and 

procedures for maintaining waiting lists for admission to 

public housing and address any site-based waiting lists. 
 

 

 

 

 

2. Financial Resources.  A statement of financial resources, 
including a listing by general categories, of the PHA’s 

anticipated resources, such as PHA Operating, Capital and 

other anticipated Federal resources available to the PHA, as 
well as tenant rents and other income available to support 

public housing or tenant-based assistance.  The statement 

also should include the non-Federal sources of funds 
supporting each Federal program, and state the planned use 

for the resources. 

 

3. Rent Determination.  A statement of the policies of the 

PHA governing rents charged for public housing and HCV 

dwelling units.  

 

4. Operation and Management.  A statement of the rules, 

standards, and policies of the PHA governing maintenance  
management of housing owned, assisted, or operated by the 

public housing agency (which shall include measures 

necessary for the prevention or eradication of pest 
infestation, including cockroaches), and management of the 

PHA and programs of the PHA. 

 
5. Grievance Procedures.  A description of the grievance and 

informal hearing and review procedures that the PHA 

makes available to its residents and applicants. 
 

6. Designated Housing for Elderly and Disabled Families.  

With respect to public housing projects owned, assisted, or 
operated by the PHA, describe any projects (or portions 

thereof), in the upcoming fiscal year, that the PHA has 

designated or will apply for designation for occupancy by 
elderly and disabled families.  The description shall include 

the following information:  1) development name and 

number; 2) designation type; 3) application status; 4) date 
the designation was approved, submitted, or planned for 

submission, and; 5) the number of units affected. 

 
7. Community Service and Self-Sufficiency.  A description 

of:  (1) Any programs relating to services and amenities 

provided or offered to assisted families; (2) Any policies or 
programs of the PHA for the enhancement of the economic 

and social self-sufficiency of assisted families, including 

programs under Section 3 and FSS; (3) How the PHA will 
comply with the requirements of community service and 

treatment of income changes resulting from welfare 

program requirements.  (Note:  applies to only public 

housing).   

 

  8.    Safety and Crime Prevention.  For public housing only, 
describe the PHA’s plan for safety and crime prevention to 

ensure the safety of the public housing residents.  The 

statement must include:  (i) A description of the need for 
measures to ensure the safety of public housing residents; 

(ii) A description of any crime prevention activities 
conducted or to be conducted by the PHA; and (iii) A 

description of the coordination between the PHA and the 

appropriate police precincts for carrying out crime 

prevention measures and activities 

This information collection is authorized by Section 511 of the Quality Housing and Work Responsibility Act, which added a new section 5A to the U.S. Housing 

Act of 1937, as amended, which introduced 5-Year and Annual PHA Plans. The 5-Year and Annual PHA plans provide a ready source for interested parties to 

locate basic PHA policies, rules, and requirements concerning the PHA’s operations, programs, and services, and informs HUD, families served by the PHA, and 
members of the public of the PHA’s mission and strategies for serving the needs of low-income and very low-income families.  This form is to be used by all PHA 

types for submission of the 5-Year and Annual Plans to HUD.  Public reporting burden for this information collection is estimated to average 12.68 hours per 

response, including the time for reviewing instructions, searching existing data sources, gathering and maintaining the data needed, and completing and reviewing 
the collection of information. HUD may not collect this information, and respondents are not required to complete this form, unless it displays a currently valid 

OMB Control Number. 

 
Privacy Act Notice.  The United States Department of Housing and Urban Development is authorized to solicit the information requested in this form by virtue of 

Title 12, U.S. Code, Section 1701 et seq., and regulations promulgated thereunder at Title 12, Code of Federal Regulations.  Responses to the collection of 

information are required to obtain a benefit or to retain a benefit.  The information requested does not lend itself to confidentiality 
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. 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

9. Pets.  A statement describing the PHAs policies and 

requirements pertaining to the ownership of pets in public 

housing. 
 

10. Civil Rights Certification.  A PHA will be considered in 

compliance with the Civil Rights and AFFH Certification if: it 
can document that it examines its programs and proposed 

programs to identify any impediments to fair housing choice 

within those programs; addresses those impediments in a 
reasonable fashion in view of the resources available; works 

with the local jurisdiction to implement any of the 

jurisdiction’s initiatives to affirmatively further fair housing; 
and assures that the annual plan is consistent with any 

applicable Consolidated Plan for its jurisdiction. 

 

11. Fiscal Year Audit.  The results of the most recent fiscal year 

audit for the PHA. 

 

12. Asset Management.  A statement of how the agency will 

carry out its asset management functions with respect to the 
public housing inventory of the agency, including how the 

agency will plan for the long-term operating, capital 

investment, rehabilitation, modernization, disposition, and 
other needs for such inventory. 

 

13. Violence Against Women Act (VAWA).  A description of:  
1) Any activities, services, or programs provided or offered by 

an agency, either directly or in partnership with other service 

providers, to child or adult victims of domestic violence, 
dating violence, sexual assault, or stalking; 2) Any activities, 

services, or programs provided or offered by a PHA that helps 

child and adult victims of domestic violence, dating violence, 
sexual assault, or stalking, to obtain or maintain housing; and 

3) Any activities, services, or programs provided or offered by 

a public housing agency to prevent domestic violence, dating 

violence, sexual assault, and stalking, or to enhance victim 

safety in assisted families. 

 

7.0 Hope VI, Mixed Finance Modernization or Development, Demolition 

and/or Disposition, Conversion of Public Housing, Homeownership 

Programs, and Project-based Vouchers 

 

(a) Hope VI or Mixed Finance Modernization or Development.  1) 
A description of any housing (including project number (if known) 
and unit count) for which the PHA will apply for HOPE VI or 

Mixed Finance Modernization or Development; and 2) A timetable 

for the submission of applications or proposals. The application and 
approval process for Hope VI, Mixed Finance Modernization or 

Development, is a separate process. See guidance on HUD’s 

website at: 
http://www.hud.gov/offices/pih/programs/ph/hope6/index.cfm 

 

(b) Demolition and/or Disposition.  With respect to public housing 
projects owned by the PHA and subject to ACCs under the Act: (1) 

A description of any housing (including project number and unit 

numbers [or addresses]), and the number of affected units along 
with their sizes and accessibility features) for which the PHA will 

apply or is currently pending for demolition or disposition; and (2) 

A timetable for the demolition or disposition. The application and 
approval process for demolition and/or disposition is a separate 

process. See guidance on HUD’s website at: 

http://www.hud.gov/offices/pih/centers/sac/demo_dispo/index.cfm 
Note: This statement must be submitted to the extent that 

approved and/or pending demolition and/or disposition has 
changed. 

    

(c) Conversion of Public Housing.  With respect to public housing 

owned by a PHA:  1) A description of any building or buildings 

(including project number and unit count) that the PHA is required 

to convert to tenant-based assistance or that the public housing  

        agency plans to voluntarily convert; 2) An analysis of the projects or 

buildings required to be converted; and 3) A statement of the 

amount of assistance received under this chapter to be used for 
rental assistance or other housing assistance in connection with such 

conversion.  See guidance on HUD’s website at: 

http://www.hud.gov/offices/pih/centers/sac/conversion.cfm 
 

(d) Homeownership.  A description of any homeownership (including 

project number and unit count) administered by the agency or for 
which the PHA has applied or will apply for approval. 

 

(e) Project-based Vouchers. If the PHA wishes to use the project-
based voucher program, a statement of the projected number of 

project-based units and general locations and how project basing 

would be consistent with its PHA Plan.  
 

8.0 Capital Improvements.  This section provides information on a PHA’s 

Capital Fund Program.  With respect to public housing projects owned, 

assisted, or operated by the public housing agency, a plan describing the capital 

improvements necessary to ensure long-term physical and social viability of the 

projects must be completed along with the required forms.  Items identified in 
8.1 through 8.3, must be signed where directed and transmitted electronically 

along with the PHA’s Annual Plan submission. 

 

8.1 Capital Fund Program Annual Statement/Performance and 

Evaluation Report.  PHAs must complete the Capital Fund Program 

Annual Statement/Performance and Evaluation Report (form HUD-
50075.1), for each Capital Fund Program (CFP) to be undertaken with the 

current year’s CFP funds or with CFFP proceeds.  Additionally, the form 

shall be used for the following purposes: 

 

(a) To submit the initial budget for a new grant or CFFP;  

 
(b) To report on the Performance and Evaluation Report progress on 

any open grants previously funded or CFFP; and  

 
(c) To record a budget revision on a previously approved open grant or 

CFFP, e.g., additions or deletions of work items, modification of 

budgeted amounts that have been undertaken since the submission 
of the last Annual Plan.  The Capital Fund Program Annual 

Statement/Performance and Evaluation Report must be submitted 

annually.  

 

Additionally, PHAs shall complete the Performance and Evaluation 

Report section (see footnote 2) of the Capital Fund Program Annual 
Statement/Performance and Evaluation (form HUD-50075.1), at the 

following times: 

 
1. At the end of the program year; until the program is completed 

or all funds are expended; 

 

2. When revisions to the Annual Statement are made, which do 

not require prior HUD approval, (e.g., expenditures for 
emergency work, revisions resulting from the PHAs 

application of fungibility); and  

 
3. Upon completion or termination of the activities funded in a 

specific capital fund program year. 

 

 8.2 Capital Fund Program Five-Year Action Plan 

 

PHAs must submit the Capital Fund Program Five-Year Action Plan 
(form HUD-50075.2) for the entire PHA portfolio for the first year of 

participation in the CFP and annual update thereafter to eliminate the 

previous year and to add a new fifth year (rolling basis) so that the form 
always covers the present five-year period beginning with the current 

year.   

 
8.3 Capital Fund Financing Program (CFFP).  Separate, written HUD 

approval is required if the PHA proposes to pledge any portion of its  

 

 

 

http://www.hud.gov/offices/pih/programs/ph/hope6/index.cfm
http://www.hud.gov/offices/pih/centers/sac/demo_dispo/index.cfm
http://www.hud.gov/offices/pih/centers/sac/conversion.cfm
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CFP/RHF funds to repay debt incurred to finance capital 
improvements.  The PHA must identify in its Annual and 5-year  

capital plans the amount the annual payments required to service 

the debt.  The PHA must also submit an annual statement  
detailing the use of the CFFP proceeds.  See guidance on HUD’s  

website at:  

http://www.hud.gov/offices/pih/programs/ph/capfund/cffp.cfm 
 

9.0 Housing Needs.  Provide a statement of the housing needs of 

families residing in the jurisdiction served by the PHA and the 
means by which the PHA intends, to the maximum extent 

practicable, to address those needs. (Note:  Standard and Troubled 

PHAs complete annually; Small and High Performers complete only 
for Annual Plan submitted with the 5-Year Plan). 

 

9.1   Strategy for Addressing Housing Needs.  Provide a 
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:  Standard and Troubled PHAs 
complete annually; Small and High Performers complete only 

for Annual Plan submitted with the 5-Year Plan). 

 
10.0  Additional Information.  Describe the following, as well as any 

additional information requested by HUD: 

 
(a) Progress in Meeting Mission and Goals.  PHAs must 

include (i) a statement of the PHAs progress in meeting 
the mission and goals described in the 5-Year Plan; (ii) 

the basic criteria the PHA will use for determining a 

significant amendment from its 5-year Plan; and a 
significant amendment or modification to its 5-Year Plan 

and Annual Plan.  (Note:  Standard and Troubled 

PHAs complete annually; Small and High Performers 

complete only for Annual Plan submitted with the 5-

Year Plan). 

 

(b) Significant Amendment and Substantial 

Deviation/Modification.  PHA must provide the 

definition of “significant amendment” and “substantial 
deviation/modification”.  (Note:  Standard and 

Troubled PHAs complete annually; Small and High 

Performers complete only for Annual Plan submitted 

with the 5-Year Plan.) 

 

 

 

 (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). 

 

11.0  Required Submission for HUD Field Office Review.  In 
order to be a complete package, PHAs must submit items (a) 

through (g), with signature by mail or electronically with 

scanned signatures.  Items (h) and (i) shall be submitted 
electronically as an attachment to the PHA Plan. 

(a) Form HUD-50077, PHA Certifications of 

Compliance with the PHA Plans and Related 
Regulations 

 

(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. 
 

(g) Challenged Elements. Include any element(s) of 

the PHA Plan that is challenged. 
 

(h) Form HUD-50075.1, Capital Fund Program 

Annual Statement/Performance and Evaluation 

Report (Must be attached electronically for 

PHAs receiving CFP grants only).  See 

instructions in 8.1. 
 

(i)  Form HUD-50075.2, Capital Fund Program Five-

Year Action Plan (Must be attached 

electronically for PHAs receiving CFP grants 

only).  See instructions in 8.2. 

 

 

 

http://www.hud.gov/offices/pih/programs/ph/capfund/cffp.cfm



































































































































































































































































































































































