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Annual PHA Plan 

(Standard PHAs and 

Troubled PHAs) 

U.S. Department of Housing and Urban Development 

Office of Public and Indian Housing 
OMB No. 2577-0226 

Expires:  03/31/2024  

 

 

Purpose.  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, including changes to these policies, and informs HUD, families served by the PHA, and members of the public of 
the PHA’s mission, goals and objectives for serving the needs of low- income, very low- income, and extremely low- income families.     

 

Applicability.  The Form HUD-50075-ST is to be completed annually by STANDARD PHAs or TROUBLED PHAs.  PHAs that meet the 

definition of a High Performer PHA, Small PHA, HCV-Only PHA or Qualified PHA do not need to submit this form.  
 

Definitions.   

 

(1) High-Performer PHA – A PHA that owns or manages more than 550 combined public housing units and housing choice vouchers, and was designated as 

a high performer on both the most recent Public Housing Assessment System (PHAS) and Section Eight Management Assessment Program (SEMAP) 

assessments if administering both programs, or PHAS if only administering public housing. 

(2) Small PHA - A PHA that is not designated as PHAS or SEMAP troubled, that owns or manages less than 250 public housing units and any number of 

vouchers where the total combined units exceed 550. 

(3) Housing Choice Voucher (HCV) Only PHA - A PHA that administers more than 550 HCVs, was not designated as troubled in its most recent SEMAP 

assessment and does not own or manage public housing.   

(4) Standard PHA - A PHA that owns or manages 250 or more public housing units and any number of vouchers where the total combined units exceed 550, 
and that was designated as a standard performer in the most recent PHAS or SEMAP assessments. 

(5) Troubled PHA - A PHA that achieves an overall PHAS or SEMAP score of less than 60 percent. 

(6) Qualified PHA - A PHA with 550 or fewer public housing dwelling units and/or housing choice vouchers combined and is not PHAS or SEMAP 

troubled.   

 

 

A.  

 

PHA Information. 

 
 

A.1 

 

PHA Name:  __Housing Authority of the County of Contra Costa                                                           PHA Code: __CA011_________ 

PHA Type:    Standard PHA    Troubled PHA      
PHA Plan for Fiscal Year Beginning: (MM/YYYY): _4/2025_____________  

PHA Inventory (Based on Annual Contributions Contract (ACC) units at time of FY beginning, above)  

Number of Public Housing (PH) Units __963_____ Number of Housing Choice Vouchers (HCVs) __9562______Total Combined 

Units/Vouchers ___10,525______________ 

PHA Plan Submission Type:   Annual Submission                   Revised Annual Submission  

 
Availability of Information. PHAs must have the elements listed below readily available to the public.  A PHA must identify the specific 

location(s) where the proposed PHA Plan, PHA Plan Elements, and all information relevant to the public hearing and proposed PHA Plan are 

available for inspection by the public.  At a minimum, PHAs must post PHA Plans, including updates, at each Asset Management Project (AMP) 
and main office or central office of the PHA.  PHAs are strongly encouraged to post complete PHA Plans on their official website.  PHAs are also 

encouraged to provide each resident council a copy of their PHA Plans.   

 
 

 PHA Consortia: (Check box if submitting a Joint PHA Plan and complete table below)   

Participating PHAs PHA Code Program(s) in the Consortia 
Program(s) not in the 

Consortia 

No. of Units in Each Program 

PH HCV 

Lead PHA:                                                    
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B. 

 

 

Plan Elements 

 
 

B.1 

 

Revision of Existing PHA Plan Elements.   

 

(a)  Have the following PHA Plan elements been revised by the PHA? 

 
Y    N  

    Statement of Housing Needs and Strategy for Addressing Housing Needs   

    Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions.     
    Financial Resources.  

    Rent Determination.   

    Operation and Management.   
    Grievance Procedures.   

    Homeownership Programs.   

    Community Service and Self-Sufficiency Programs.   
     Safety and Crime Prevention.   

     Pet Policy.  

    Asset Management.   
    Substantial Deviation.   

    Significant Amendment/Modification 

 
 

  See Attachment B.1. 

 
 

(b)  If the PHA answered yes for any element, describe the revisions for each revised element(s): 
 

 

(c)  The PHA must submit its Deconcentration Policy for Field Office review.  
 

 

B.2 

 

 

 

New Activities.  

 
(a)  Does the PHA intend to undertake any new activities related to the following in the PHA’s current Fiscal Year?  

 

 Y    N    
    Hope VI or Choice Neighborhoods.   

    Mixed Finance Modernization or Development.   

    Demolition and/or Disposition.   
    Designated Housing for Elderly and/or Disabled Families.   

    Conversion of Public Housing to Tenant-Based Assistance. 

    Conversion of Public Housing to Project-Based Rental Assistance or Project-Based Vouchers under RAD.    
    Occupancy by Over-Income Families.   

    Occupancy by Police Officers.   

    Non-Smoking Policies.   
    Project-Based Vouchers.  

    Units with Approved Vacancies for Modernization.  

    Other Capital Grant Programs (i.e., Capital Fund Community Facilities Grants or Emergency Safety and Security Grants).  
 

See Attachment B.2. 

 

(b) If any of these activities are planned for the current Fiscal Year, describe the activities.  For new demolition activities, describe any public 

housing development or portion thereof, owned by the PHA for which the PHA has applied or will apply for demolition and/or disposition approval 
under section 18 of the 1937 Act under the separate demolition/disposition approval process. If using Project-Based Vouchers (PBVs), provide the 

projected number of project-based units and general locations, and describe how project basing would be consistent with the PHA Plan. 

 
 

 

B.3 Progress Report.  

 
Provide a description of the PHA’s progress in meeting its Mission and Goals described in the PHA 5-Year and Annual Plan. 

 

See Attachment B.3. 
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B.4 

 

Capital Improvements. Include a reference here to the most recent HUD-approved 5-Year Action Plan in EPIC and the date that it was approved. 

 

See Attachment B.4. 

 

B.5 

 

Most Recent Fiscal Year Audit.   
 

(a) Were there any findings in the most recent FY Audit?   

 
Y    N    

     

 
(b) If yes, please describe:  

 

C. Other Document and/or Certification Requirements. 

 

C.1 

 

Resident Advisory Board (RAB) Comments.    

 

(a)  Did the RAB(s) have comments to the PHA Plan?  

 
Y     N    

     

 
See Attachment C.1. 

 

(b) If yes, comments must be submitted by the PHA as an attachment to the PHA Plan.  PHAs must also include a narrative describing their 
analysis of the RAB recommendations and the decisions made on these recommendations. 

 

 

C.2 
 

Certification by State or Local Officials.  
 

Form HUD 50077-SL, Certification by State or Local Officials of PHA Plans Consistency with the Consolidated Plan, must be submitted by the 

PHA as an electronic attachment to the PHA Plan. 

 
 

C.3 

 

Civil Rights Certification/ Certification Listing Policies and Programs that the PHA has Revised since Submission of its Last Annual Plan.  
 

Form HUD-50077-ST-HCV-HP, PHA Certifications of Compliance with PHA Plan, Civil Rights, and Related Laws and Regulations  

Including PHA Plan Elements that Have Changed, must be submitted by the PHA as an electronic attachment to the PHA Plan. 

 

 

C.4 

 

Challenged Elements. If any element of the PHA Plan is challenged, a PHA must include such information as an attachment with a description of 

any challenges to Plan elements, the source of the challenge, and the PHA’s response to the public. 
 

(a) Did the public challenge any elements of the Plan? 

 
Y     N    

     

 
                  If yes, include Challenged Elements. 

 

 

C.5 

 

Troubled PHA.   

(a)  Does the PHA have any current Memorandum of Agreement, Performance Improvement Plan, or Recovery Plan in place? 

Y     N  N/A    
       

 

(b)  If yes, please describe: 
 

 

 
 

 

 
 

 

 
 

 

http://www.hud.gov/offices/adm/hudclips/forms/files/50077sl.doc
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D.  

 

Affirmatively Furthering Fair Housing (AFFH).  

 

D.1 

 

Affirmatively Furthering Fair Housing (AFFH). 

 

Provide a statement of the PHA’s strategies and actions to achieve fair housing goals outlined in an accepted Assessment of Fair Housing 

(AFH) consistent with 24 CFR § 5.154(d)(5). Use the chart provided below.  (PHAs should add as many goals as necessary to overcome fair 

housing issues and contributing factors.)  Until such time as the PHA is required to submit an AFH, the PHA is not obligated to complete 

this chart.  The PHA will fulfill, nevertheless, the requirements at 24 CFR § 903.7(o) enacted prior to August 17, 2015. See Instructions for 

further detail on completing this item.  

 

Fair Housing Goal: 
Describe fair housing strategies and actions to achieve the goal  
 

1. Reduce discriminatory barriers to residential mobility.  

 i. Work to ban discrimination in housing on the basis of source of income, 

 including receipt of a Housing Choice Voucher, in the unincorporated areas of 

 the County and in the Cities of Antioch, Concord, Pittsburg, and Walnut Creek. 

 Develop and disseminate a model ordinance for adoption by other 

 municipalities throughout the County.  

 ii. Encourage local block grants or other funding for a security deposit fund to 

 incentivize landlords to rent to voucher holders.  

 

 

 
 

Fair Housing Goal: 
Describe fair housing strategies and actions to achieve the goal  
 

2.  Increase residential racial and ethnic integration by increasing the supply of 

affirmatively marketed affordable housing for families in high opportunity areas. 

 

i. Target the use of Project-Based Vouchers and RAD Transfers of assistance in 

designated opportunity areas with low poverty rates, healthy neighborhoods and 

high performing schools. 

ii. Explore pooling of Project-Based Vouchers across Contra Costa County 

 

 
 

Fair Housing Goal: 
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Instructions for Preparation of Form HUD-50075-ST 

Annual PHA Plan for Standard and Troubled PHAs 
 
A. PHA Information. All PHAs must complete this section. (24 CFR §903.4)    

 

A.1  Include the full PHA Name, PHA Code, PHA Type, PHA Fiscal Year Beginning (MM/YYYY), PHA Inventory, Number of Public Housing Units and 

or Housing Choice Vouchers (HCVs), PHA Plan Submission Type, and the Availability of Information, specific location(s) of all information relevant 
to the public hearing and proposed PHA Plan. (24 CFR §903.23(4)(e))   

 

  PHA Consortia: Check box if submitting a Joint PHA Plan and complete the table. (24 CFR §943.128(a))   
 

B.      Plan Elements.  All PHAs must complete this section. 

 

B.1 Revision of Existing PHA Plan Elements. PHAs must: 

 

 Identify specifically which plan elements listed below that have been revised by the PHA. To specify which elements have been revised, mark the “yes” box. 
If an element has not been revised, mark “no." (24 CFR §903.7)   

 

  Statement of Housing Needs and Strategy for Addressing Housing Needs.  Provide a statement addressing the housing needs of low-income, very 
low-income and extremely low-income families and a brief description of the PHA’s strategy for addressing the housing needs of families who reside in the 

jurisdiction served by the PHA and other families who are on the public housing and Section 8 tenant-based assistance waiting lists. The statement must 

identify the housing needs of (i) families with incomes below 30 percent of area median income (extremely low-income); (ii) elderly families  (iii) 
households with individuals  with disabilities, and  households of various races and ethnic groups residing in the jurisdiction or on the public housing and 

Section 8 tenant-based assistance waiting lists based on information provided by the applicable Consolidated Plan, information provided by HUD, and other 

generally available data. The statement of housing needs shall be based on information provided by the applicable Consolidated Plan, information provided 
by HUD, and generally available data.  The identification of housing needs must address issues of affordability, supply, quality, accessibility, size of units, 

and location. Once the PHA has submitted an Assessment of Fair Housing (AFH), which includes an assessment of disproportionate housing needs in 

accordance with 24 CFR §5.154(d)(2)(iv), information on households with individuals with disabilities and households of various races and ethnic groups 
residing in the jurisdiction or on the waiting lists no longer needs to be included in the Statement of Housing Needs and Strategy for Addressing Housing 

Needs. (24 CFR §903.7(a)).  

 
The identification of housing needs must address issues of affordability, supply, quality, accessibility, size of units, and location. (24 CFR §903.7(a)(2)(i))  

Provide a description of the ways in which the PHA intends, to the maximum extent practicable, to address those housing needs in the upcoming year and 

the PHA’s reasons for choosing its strategy.   (24 CFR §903.7(a)(2)(ii))   
 

  Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions.  PHAs must submit a Deconcentration Policy for Field 

Office review.  For additional guidance on what a PHA must do to deconcentrate poverty in its development and comply with fair housing requirements, see 
24 CFR 903.2. (24 CFR §903.23(b)) Describe the PHA’s admissions policy for deconcentration of poverty and income mixing of lower-income families in 

public housing.  The Deconcentration Policy must describe the PHA’s policy for bringing higher income tenants into lower income developments and lower 

income tenants into higher income developments.  The deconcentration requirements apply to general occupancy and family public housing developments.  
Refer to 24 CFR §903.2(b)(2) for developments not subject to deconcentration of poverty and income mixing requirements.  (24 CFR §903.7(b)) Describe 

the PHA’s procedures for maintain waiting lists for admission to public housing and address any site-based waiting lists. (24 CFR §903.7(b)). A statement of 

Describe fair housing strategies and actions to achieve the goal  
 

3.  Increase and Stabilize access to proficient Schools 

i. Create regular lines of communications between housing boards and staff with 

county and district school boards and school district staff to ensure that districts 

take into account the needs of low income residents in redistricting and investment 

decisions, particularly for residents of public housing and assisted housing in the 

region. 

ii. To the extent possible, focus the development of new family affordable housing in 

school districts and school zones with lower rates of school-based poverty 

concentration and require new market rate multifamily development in high 

performing school zones to include larger affordable apartments for families with 

children. 

 

 

 
 

 

 

http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.14
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=cc31cf1c3a2b84ba4ead75d35d258f67&rgn=div5&view=text&node=24:4.0.3.1.10&idno=24#24:4.0.3.1.10.2.5.7
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=31b6a8e6f1110b36cc115eb6e4d5e3b4&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.1.5.2
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.9
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
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the PHA’s policies that govern resident or tenant eligibility, selection and admission including admission preferences for both public housing and HCV.  (24 
CFR §903.7(b)) Describe the unit assignment policies for public housing.  (24 CFR §903.7(b)) 

 

  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. (24 CFR §903.7(c)) 
 

  Rent Determination.  A statement of the policies of the PHA governing rents charged for public housing and HCV dwelling units, including applicable 

public housing flat rents, minimum rents, voucher family rent contributions, and payment standard policies. (24 CFR §903.7(d))    
 

  Operation and Management.  A statement of the rules, standards, and policies of the PHA governing maintenance and 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. (24 CFR §903.7(e))   

 

  Grievance Procedures.  A description of the grievance and informal hearing and review procedures that the PHA makes available to its residents and 
applicants. (24 CFR §903.7(f))   

 

  Homeownership Programs.  A description of any Section 5h, Section 32, Section 8y, or HOPE I public housing or Housing Choice Voucher (HCV) 
homeownership programs (including project number and unit count) administered by the agency or for which the PHA has applied or will apply for 

approval. (24 CFR §903.7(k))   

 
  Community Service and Self Sufficiency Programs.  Describe how the PHA will comply with the requirements of (24 CFR §903.7(l)). Provide a 

description of:  1) Any programs relating to services and amenities provided or offered to assisted families; and 2) Any policies or programs of the PHA for 
the enhancement of the economic and social self-sufficiency of assisted families, including programs subject to Section 3 of the Housing and Urban 

Development Act of 1968 (24 CFR Part 135) and FSS.  (24 CFR §903.7(l))   

 
  Safety and Crime Prevention (VAWA).   Describe the PHA’s plan for safety and crime prevention to ensure the safety of the public housing residents.  

The statement must provide development-by-development or jurisdiction wide-basis:  (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. (24 CFR §903.7(m))  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. (24 CFR §903.7(m)(5))    
 

  Pet Policy.  Describe the PHA’s policies and requirements pertaining to the ownership of pets in public housing. (24 CFR §903.7(n))    

 
  Asset Management.  State 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. (24 CFR §903.7(q)) 
 

  Substantial Deviation.  PHA must provide its criteria for determining a “substantial deviation” to its 5-Year Plan.  (24 CFR §903.7(r)(2)(i))    

 
  Significant Amendment/Modification.  PHA must provide its criteria for determining a “Significant Amendment or Modification” to its 5-Year and 

Annual Plan. For modifications resulting from the Rental Assistance Demonstration (RAD) program, refer to the ‘Sample PHA Plan Amendment’ found in 

Notice PIH-2012-32 REV-3, successor RAD Implementation Notices, or other RAD Notices. 
 

  If any boxes are marked “yes”, describe the revision(s) to those element(s) in the space provided. 

 
PHAs must submit a Deconcentration Policy for Field Office review.  For additional guidance on what a PHA must do to deconcentrate poverty in its 

development and comply with fair housing requirements, see 24 CFR 903.2. (24 CFR §903.23(b)) 

 

B.2   New Activities.  If the PHA intends to undertake any new activities related to these elements in the current Fiscal Year, mark “yes” for those elements, and 

describe the activities to be undertaken in the space provided. If the PHA does not plan to undertake these activities, mark “no.” 

 
  HOPE VI or Choice Neighborhoods.  1) A description of any housing (including project number (if known) and unit count) for which the PHA will 

apply for HOPE VI or Choice Neighborhoods; and 2) A timetable for the submission of applications or proposals.  The application and approval process for 

Hope VI or Choice Neighborhoods is a separate process. See guidance on HUD’s website at: 

https://www.hud.gov/program_offices/public_indian_housing/programs/ph/hope6 . (Notice PIH 2011-47)   
 

  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 Mixed Finance Modernization or Development; and 2) A timetable for the submission of applications or proposals.  The application and 

approval process for Mixed Finance Modernization or Development is a separate process. See guidance on HUD’s website at: 

https://www.hud.gov/program_offices/public_indian_housing/programs/ph/hope6/mfph#4 

 
  Demolition and/or Disposition.  With respect to public housing only, describe any public housing development(s), or portion of a public housing 

development projects,  owned by the PHA and subject to ACCs (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 approval under section 18 
of the 1937 Act (42 U.S.C. 1437p); and (2) A timetable for the demolition or disposition.  This statement must be submitted to the extent that approved 

and/or pending demolition and/or disposition has changed as described in the PHA’s last Annual and/or 5-Year PHA Plan submission.  The application and 

http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=31b6a8e6f1110b36cc115eb6e4d5e3b4&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.1.5.2
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.9
https://www.hud.gov/program_offices/public_indian_housing/programs/ph/hope6
http://www.hud.gov/offices/adm/hudclips/notices/pih/07pihnotices.cfm
https://www.hud.gov/program_offices/public_indian_housing/programs/ph/hope6/mfph#4
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approval process for demolition and/or disposition is a separate process.  Approval of the PHA Plan does not constitute approval of these activities. See 
guidance on HUD’s website at:  http://www.hud.gov/offices/pih/centers/sac/demo_dispo/index.cfm. (24 CFR §903.7(h))   

  

  Designated Housing for Elderly and Disabled Families. Describe any public housing projects owned, assisted or operated by the PHA (or portions 
thereof), in the upcoming fiscal year, that the PHA has continually operated as, has designated, or will apply for designation for occupancy by elderly and/or 

disabled families only.  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, 5) the number of units affected and; 6) expiration date of the designation of any HUD 
approved plan.  Note:  The application and approval process for such designations is separate from the PHA Plan process, and PHA Plan approval does not 

constitute HUD approval of any designation. (24 CFR §903.7(i)(C))   

 
  Conversion of Public Housing under the Voluntary or Mandatory Conversion programs.  Describe any public housing building(s) (including 

project number and unit count) owned by the PHA that the PHA is required to convert or plans to voluntarily convert to tenant-based assistance; 2) An 

analysis of the projects or buildings required to be converted; and 3) A statement of the amount of assistance received 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. (24 CFR §903.7(j))   

 

  Conversion of Public Housing under the Rental Assistance Demonstration (RAD) program.  Describe any public housing building(s) (including 

project number and unit count) owned by the PHA that the PHA plans to voluntarily convert to Project-Based Rental Assistance or Project-Based Vouchers 

under RAD.  See additional guidance on HUD’s website at: Notice PIH 2012-32 REV-3, successor RAD Implementation Notices, and other RAD notices.       

- 
  Occupancy by Over-Income Families.  A PHA that owns or operates fewer than two hundred fifty (250) public housing units, may lease a unit in a 

public housing development to an over-income family (a family whose annual income exceeds the limit for a low income family at the time of initial 

occupancy), if all the following conditions are satisfied:  (1) There are no eligible low income families on the PHA waiting list or applying for public 
housing assistance when the unit is leased to an over-income family; (2) The PHA has publicized availability of the unit for rental to eligible low income 

families, including publishing public notice of such availability in a newspaper of general circulation in the jurisdiction at least thirty days before offering the 
unit to an over-income family; (3) The over-income family rents the unit on a month-to-month basis for a rent that is not less than the PHA's cost to operate 

the unit; (4) The lease to the over-income family provides that the family agrees to vacate the unit when needed for rental to an eligible family; and (5) The 

PHA gives the over-income family at least thirty days notice to vacate the unit when the unit is needed for rental to an eligible family.  The PHA may 
incorporate information on occupancy by over-income families into its PHA Plan statement of deconcentration and other policies that govern eligibility, 

selection, and admissions.  See additional guidance on HUD’s website at:  Notice PIH 2011-7. (24 CFR 960.503)  (24 CFR 903.7(b))   

 
  Occupancy by Police Officers.  The PHA may allow police officers who would not otherwise be eligible for occupancy in public housing, to reside in a 

public housing dwelling unit.  The PHA must include the number and location of the units to be occupied by police officers, and the terms and conditions of 

their tenancies; and a statement that such occupancy is needed to increase security for public housing residents.  A “police officer” means a person 
determined by the PHA to be, during the period of residence of that person in public housing, employed on a full-time basis as a duly licensed professional 

police officer by a Federal, State or local government or by any agency of these governments.  An officer of an accredited police force of a housing agency 

may qualify.  The PHA may incorporate information on occupancy by police officers into its PHA Plan statement of deconcentration and other policies that 
govern eligibility, selection, and admissions.  See additional guidance on HUD’s website at:  Notice PIH 2011-7. (24 CFR 960.505) (24 CFR 903.7(b))   

 

  Non-Smoking Policies. The PHA may implement non-smoking policies in its public housing program and incorporate this into its PHA Plan statement 
of operation and management and the rules and standards that will apply to its projects.  See additional guidance on HUD’s website at: Notice PIH 2009-21 

and Notice PIH-2017-03.   (24 CFR §903.7(e))   

 
  Project-Based Vouchers.  Describe any plans to use Housing Choice Vouchers (HCVs) for new project-based vouchers, which must comply with PBV 

goals, civil rights requirements, Housing Quality Standards (HQS) and deconcentration standards, as stated in 983.57(b)(1) and set forth in the PHA Plan 

statement of deconcentration and other policies that govern eligibility, selection, and admissions.   If using project-based vouchers, provide the projected 
number of project-based units and general locations, and describe how project-basing would be consistent with the PHA Plan (24 CFR §903.7(b)). 

 

  Units with Approved Vacancies for Modernization. The PHA must include a statement related to units with approved vacancies that are undergoing 
modernization in accordance with 24 CFR §990.145(a)(1).    

 

  Other Capital Grant Programs (i.e., Capital Fund Community Facilities Grants or Emergency Safety and Security Grants). 
 

For all activities that the PHA plans to undertake in the current Fiscal Year, provide a description of the activity in the space provided.  

 
B.3 Progress Report.  For all Annual Plans following submission of the first Annual Plan, a PHA must include a brief statement of the PHA’s progress in 

meeting the mission and goals described in the 5-Year PHA Plan. (24 CFR §903.7(r)(1))   

 

B.4    Capital Improvements.  PHAs that receive funding from the Capital Fund Program (CFP) must complete this section (24 CFR §903.7 (g)). To     comply 

with this requirement, the PHA must reference the most recent HUD approved Capital Fund 5 Year Action Plan in EPIC and the date that it was approved. 

PHAs can reference the form by including the following language in the Capital Improvement section of the appropriate Annual or Streamlined PHA Plan 
Template: “See Capital Fund 5 Year Action Plan in EPIC approved by HUD on XX/XX/XXXX.”  

 

 B.5 Most Recent Fiscal Year Audit.  If the results of the most recent fiscal year audit for the PHA included any findings, mark “yes” and describe those 

findings in the space provided.  (24 CFR §903.7(p))    

 

C.  Other Document and/or Certification Requirements. 

         

  C.1   Resident Advisory Board (RAB) comments. If the RAB had comments on the annual plan, mark “yes,” submit the comments as an attachment to the Plan 

and describe the analysis of the comments and the PHA’s decision made on these recommendations. (24 CFR §903.13(c), 24 CFR §903.19)   
 

http://www.hud.gov/offices/pih/centers/sac/demo_dispo/index.cfm
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=fa64c7c83a160f7c42da881396459a31&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://www.hud.gov/offices/pih/centers/sac/conversion.cfm
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://portal.hud.gov/hudportal/HUD?src=/program_offices/administration/hudclips/notices/pih/12pihnotices
http://portal.hud.gov/hudportal/HUD?src=/program_offices/administration/hudclips/notices/pih
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=fa64c7c83a160f7c42da881396459a31&rgn=div5&view=text&node=24:4.0.3.1.13&idno=24#24:4.0.3.1.13.5.5.1
http://portal.hud.gov/hudportal/HUD?src=/program_offices/administration/hudclips/notices/pih
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=fa64c7c83a160f7c42da881396459a31&rgn=div5&view=text&node=24:4.0.3.1.13&idno=24#24:4.0.3.1.13.5.5.2
http://portal.hud.gov/hudportal/HUD?src=/program_offices/administration/hudclips/notices/pih/09pihnotices
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=b44bf19bef93dd31287608d2c687e271&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://www.ecfr.gov/cgi-bin/retrieveECFR?gp=1&SID=861f819542172e8e9912b8c1348ee120&ty=HTML&h=L&n=24y4.0.3.1.23&r=PART
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=663ef5e048922c731853f513acbdfa81&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=0885bb33f96a064e6519e07d66d87fd6&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.5
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.9
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=f41eb312b1425d2a95a2478fde61e11f&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.12
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   C.2 Certification by State of Local Officials.  Form HUD-50077-SL, Certification by State or Local Officials of PHA Plans Consistency with the Consolidated 
Plan, must be submitted by the PHA as an electronic attachment to the PHA Plan. (24 CFR §903.15).  Note:  A PHA may request to change its fiscal year to 

better coordinate its planning with planning done under the Consolidated Plan process by State or local officials as applicable. 

 

C.3 Civil Rights Certification/ Certification Listing Policies and Programs that the PHA has Revised since Submission of its Last Annual Plan.  Provide a 

certification that the following plan elements have been revised, provided to the RAB for comment before implementation, approved by the PHA board, and 

made available for review and inspection by the public. This requirement is satisfied by completing and submitting form HUD-50077 ST-HCV-HP, PHA 
Certifications of Compliance with PHA Plan, Civil Rights, and Related Laws and Regulations Including PHA Plan Elements that Have Changed. Form 

HUD-50077-ST-HCV-HP, PHA Certifications of Compliance with PHA Plan, Civil Rights, and Related Laws and Regulations Including PHA Plan 

Elements that Have Changed must be submitted by the PHA as an electronic attachment to the PHA Plan.  This includes all certifications relating to Civil 
Rights and related regulations.  A PHA will be considered in compliance with the certification requirement to affirmatively further fair housing if the PHA 

fulfills the requirements of §§ 903.7(o)(1) and 903.15(d) and: (i) examines its programs or proposed programs; (ii) identifies any fair housing issues and 

contributing factors within those programs, in accordance with 24 CFR 5.154 or 24 CFR 5.160(a)(3) as applicable; (iii) specifies actions and strategies 
designed to address contributing factors, related fair housing issues, and goals in the applicable Assessment of Fair Housing consistent with 24 CFR 5.154 in 

a reasonable manner in view of the resources available; (iv) works with jurisdictions to implement any of the jurisdiction's initiatives to affirmatively further 

fair housing that require the PHA's involvement; (v) operates programs in a manner consistent with any applicable consolidated plan under 24 CFR part 91, 
and with any order or agreement, to comply with the authorities specified in paragraph (o)(1) of this section; (vi) complies with any contribution or 

consultation requirement with respect to any applicable AFH, in accordance with 24 CFR 5.150 through 5.180; (vii) maintains records reflecting these 

analyses, actions, and the results of these actions; and (viii) takes steps acceptable to HUD to remedy known fair housing or civil rights violations. 
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. (24 CFR §903.7(o)).  
 

C.4 Challenged Elements. If any element of the Annual PHA Plan or 5-Year PHA Plan is challenged, a PHA must include such information as an attachment to 
the Annual PHA Plan or 5-Year PHA Plan with a description of any challenges to Plan elements, the source of the challenge, and the PHA’s response to the 

public. 

 

C.5 Troubled PHA.  If the PHA is designated troubled, and has a current MOA, improvement plan, or recovery plan in place, mark “yes,” and describe that plan. 

Include dates in the description and most recent revisions of these documents as attachments. If the PHA is troubled, but does not have any of these items, 

mark “no.” If the PHA is not troubled, mark “N/A.” (24 CFR §903.9) 
 

D.   Affirmatively Furthering Fair Housing (AFFH). 

 

D.1   Affirmatively Furthering Fair Housing. The PHA will use the answer blocks in item D.1 to provide a statement of its strategies and actions to implement 

each fair housing goal outlined in its accepted Assessment of Fair Housing (AFH) consistent with 24 CFR § 5.154(d)(5) that states, in relevant part: “To implement 

goals and priorities in an AFH, strategies and actions shall be included in program participants' … PHA Plans (including any plans incorporated therein) …. 
Strategies and actions must affirmatively further fair housing ….”  Use the chart provided to specify each fair housing goal from the PHA’s AFH for which the 

PHA is the responsible program participant – whether the AFH was prepared solely by the PHA, jointly with one or more other PHAs, or in collaboration with a 

state or local jurisdiction – and specify the fair housing strategies and actions to be implemented by the PHA during the period covered by this PHA Plan. If there 
are more than three fair housing goals, add answer blocks as necessary.  

 

Until such time as the PHA is required to submit an AFH, the PHA will not have to complete section D., nevertheless , the PHA will address its obligation to 
affirmatively further fair housing in part by fulfilling the requirements at 24 CFR 903.7(o)(3) enacted prior to August 17, 2015, which means that it examines its 

own programs or proposed programs; identifies any impediments to fair housing choice within those programs; addresses those impediments in a reasonable 

fashion in view of the resources available; works with local jurisdictions to implement any of the jurisdiction’s initiatives to affirmatively further fair housing that 
require the PHA’s involvement; and maintain records reflecting these analyses and actions. Furthermore, under Section 5A(d)(15) of the U.S. Housing Act of 1937, 

as amended, a PHA must submit a civil rights certification with its Annual PHA Plan, which is described at 24 CFR 903.7(o)(1) except for qualified PHAs who 

submit the Form HUD-50077-CR as a standalone document.  
 

 _________________________________________________________________________________________________________________________ 
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 the 5-Year and Annual PHA Plan.   
 
Public reporting burden for this information collection is estimated to average 7.52 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. 
 

http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=929855241bbc0873ac4be47579a4d2bf&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.10
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=0885bb33f96a064e6519e07d66d87fd6&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.6


Attachment B.1 

Summary of ACOP Changes 

 
 
 
 

• Chapter 2 – Reasonable Accommodation – Updates to our Reasonable Accommodation forms, 
processes and procedures.  
 

• Chapter 10 – Changes in Pet Fees and Deposits: 
o Previously we had a $100 non-refundable pet fee and a $150 refundable pet deposit.  
o 10-III.B. We are removing the $100 non-refundable pet fee and increasing the pet deposit 

to a flat amount of $250 that can be broken down into payments.  
o 10-III.C. Increasing Pet Waste Removal waste from $10 to $25 
o These changes will reflect in our new pet policy and pet request forms. 

 
• Chapter 16 – Corrections made to the VAWA exhibits 16-1 and 16-3. 

o Change from “sample” notice to “notice” and replace PH (public housing) to HACCC.  
 

 
 
 
 
 

 



 



 



Attachment B.1. 

 

Summary of December, 2024 Administrative Plan Changes 
 

In addition to any grammatical changes, edits were made to the standard HUD language in the 

plan that introduces the subject matter.  These are not policy changes but regulatory edits from 

the Code of Federal Regulations.  The following substantial changes were made to the Housing 

Choice Voucher Program Administrative Plan as it pertains to HACCC Policy: 

 

 

• In 2023, the Administrative Plan was updated to incorporate all HOTMA Section 102 and 

104 changes.  Since then, HUD has suspended implementation of some changes until 

January, 2026. Accordingly, language has been added to temporarily restore language from 

the Administrative Plan approved 12/13/2022 pending implementation of HOTMA changes 

pursuant to HUD’s implantation date. 

 

• Modified the language in the Administrative Plan regarding when revisions to the Payment 

Standard are effective after HUD releases new Fair Market Rents 

 

• Added language that the Payment Standard will be changed at the family’s next Interim or  

Annual Reexamination that has an effective date on or after the effective date of the revised 

Payment Standard.   

 

• Made changes to the Admin Plan language regarding when Interim Certifications are 

completed to reflect that all reported changes in income or household composition will result 

in an Interim Certification being completed regardless of whether it meets the HUD $200 

threshold indicated in the new HOTMA changes. 

 

• Added language that states if the payment standards increase and the family’s Annual 

reexamination has been completed with the previous payment standard with an effective date 

on or after the release of the new Fair Market Rents by HUD, then HACCC shall determine if 

the family is now rent burdened and process an Interim to apply the new Payment Standard. 

 

• Modified Admin Plan Language to update HACCC’s Violence Against Women Act 

(VAWA) to include changes made by HUD during the past year so that HACCC is update to 

date with policy and forms. 

 

• Added language to clarify the Project-Based Voucher Vacancy Loss policy. Added specific 

language about how to calculate the vacancy period and when and under what circumstances 

the family’s security deposit is deducted from the vacancy loss calculation. 

 

• Removed language that stated HACCC would administer a separate waiting list for the 

Mainstream Program. 

 



• Added language to the Administrative Plan that incorporates mandatory waivers approved 

for all Mainstream Program participants.  Specifically, that initial vouchers would be issued 

for 120 Days and any voucher extensions would be for a minimum of 90 days. 



























































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.  

High housing costs reduce economic opportunities, limit access to jobs and services, and 

restrict the ability of lower-income households, including the elderly and persons with 

disabilities, to live in the communities and neighborhoods of their choice. The gap between what 

lower income households can afford, and the median price of homes or rents (an affordability 

gap) results in households paying more than 30 percent of their income for housing, and in 

overcrowding.  

Based on the most recent Consolidated Plan for the County (2020-2025), of 384,644 

households in the HOME Consortia area, there are 184,698 households or 48 percent of all 

households that are at 100 percent of Area Median Income (AMI) or below. Of these 

households, nearly 70 percent experience at least one or more housing problems as defined by 

HUD. Renters make up 50 percent of those experiencing one or more housing problems.  

The area of greatest need is among renters in the extremely low-income category: 30,485 

households, or 45 percent, experience substandard housing, overcrowding, or cost burden. Of 

those, 69 percent suffer from a cost burden of greater than 50 percent of income.  

Cost burden is a significant issue for homeowners earning less than 100 percent of AMI. Of 

those with a housing problem, 85 percent are cost burdened; 41 percent are paying more than 

50 percent of their incomes in housing costs.  

Small family households make up the largest proportion of extremely-low (34%), and lowincome 

(33.9%) households. Households with at least one person between the ages of 62 and 74 have 

the next highest proportion of extremely-low (20%) and low-income (23%) households. 

There are 86,275 single-person households in the Contra Costa HOME Consortium. There are 

households with at least one member 65 years or older. Of these households, 57 percent are 

low-income. Because many elderly live alone, it is probable that many one person households 

are elderly. In addition, most of the elderly homeowners live in older homes with deferred 

maintenance and in need of rehabilitation.  

According to HUD, disproportionate need refers to any need that is more than ten percentage 

points above the need demonstrated for the total households. The Contra Costa Consortium 

has 384,593 households, 184,698 of which have incomes below AMI. The number of 

households below AMI with a housing problem is 123,595, which represents about 67 percent of 

below-AMI households. While all racial/ethnic groups at particular income levels experience 

housing problems, there are three groups experiencing disproportionate housing need 

throughout the income spectrum. At the extremely low-income range (0-30 percent AMI) 85 

percent of all extremely low-income households have a housing need, while 99 percent of 

American Indian/Alaska Natives experience a disproportionate need. At the lowincome range 

B.1   Housing Needs 



(30-50 percent AMI), 75 percent of all low-income households experience a housing need, while 

94 percent of Pacific Islander and 86 percent of Black/African American households experience 

a disproportionate housing need. At the moderate-income range (50- 80 percent AMI), 60 

percent of all moderate-income households have a housing need; however, there is no 

particular group experiencing a disproportionate need compared to the total moderate-income 

households At median income (80-100 percent AMI), 45 percent of all households have a 

housing need, while both American Indians/Alaska Natives (56 percent) and Pacific Islanders 

(75 percent) experience a disproportionate housing need. 

The number of Contra Costa HOME Consortium households with a severe housing problem is 

74,722, which represents about 40 percent of all households below 100 percent AMI. While all 

racial/ethnic groups experience housing problems at particular income levels, there are three 

groups experiencing disproportionate housing need throughout the income spectrum. At the 

extremely low-income range (0- 30 percent AMI), 72.2 percent of all households have a severe 

housing need, and 79 percent of Hispanics experience a disproportionate need. At the very-low 

income range (30-50 percent AMI), 44.9 percent of all households experience a housing need, 

while 89 percent of Pacific Islanders experience a disproportionate severe housing need. At the 

low-income range (50-80 percent AMI), 23.9 percent of all households experience a housing 

need, while 32 percent of Pacific Islanders experience a disproportionate housing need. At the 

median income range (80-100 percent AMI), 13.7 percent of all households have a housing 

need, while 20.3 percent of Pacific Islanders experience a disproportionate severe housing 

need. 

Per HUD definitions, a “disproportionate need” exists when any group has a housing need that 

is 10% or higher than the jurisdiction as a whole. A household is considered cost burdened 

when they are paying more than 30% of their income towards housing costs, including utilities. 

A household is considered severely cost burdened when they are paying more than 50% of their 

income towards housing costs, including utilities. In Contra Costa, 39% of all households are 

either cost burdened, or severely cost burdened. Both Black/African Americans (9,628 

households, 28.6%) and Pacific Islanders (1,371 households, 29.1%) experience 

disproportionate severe cost burden. 

There are 44,763 households with incomes at or less than 30 percent of the AMI with a housing 

problem. American Indians, Alaska Natives (335 households, 96 percent) have a 

disproportionate need. There are 34,062 households with incomes between 30 and 50 percent 

of the AMI with a housing problem. Black/African American (4.242 households, 86 percent) and 

Pacific Islanders (175 households, 95 percent) have a disproportionate need in this income 

category. There are 28,744 households with incomes between 50 and 80 percent of the AMI 

with a housing problem. There are no racial or ethnic groups that have a disproportionate need 

within this income category.  

There are 37,878 households with incomes at or less than 30 percent of the AMI with a severe 

housing problem. Hispanics (10,728 households, 78 percent) have a disproportionate need. 

There are 20,372 households with incomes between 30 and 50 percent of the AMI with a 

housing problem. Pacific Islanders (165 households, 89 percent) have a disproportionate need. 

There are 11,574 households with incomes between 50 and 80 percent of the AMI with a 

housing problem. There are no racial or ethnic groups that have a disproportionate need. 



46.2% of the County’s renter households live in overcrowded housing. Among racial and ethnic 

groups reported in the Census, Latino/Hispanic households are most likely to live in crowded 

conditions in the County with 12.8% in such conditions. 

According to 2010 U.S. Census Data, the population of seniors 65 and older from 2000 to 2010 

increased from 107,272 to 130, 432 in Contra Costa County, an increase of 21.5 percent. 

According to the American Community Survey (2013-17), 24 percent of households were 

headed by seniors. Three jurisdictions with the largest share of senior households are Walnut 

Creek (40.9 percent), Moraga (35.3 percent), and Orinda (35.2 percent) (ACS Data 2013-2017). 

Of the total County's senior population, nearly 34 percent have a disability limitation. Of all the 

jurisdictions in the County, San Pablo (44.1 percent), Pittsburg (43.1 percent), and Oakley (41.5 

percent) have the highest share of senior populations living with disabilities. 

There are only approximately 10,200 assisted rental units affordable to lower-income 

households, of which, over 950 are at risk of converting to market rate housing.  Over 7,000 

beds in 473 residential care facilities are available for individuals with special needs, (such as 

frail elderly and persons with disabilities) who cannot live independently in conventional 

housing. However, this is significantly less than the population of frail elderly, disabled, and 

others who may need a supportive housing environment. 

Due to the ongoing gap in the availability of affordable housing, the County Consortium has 

assigned a high priority to new housing construction, homeownership assistance, and housing 

rehabilitation, particularly for households earning less than 50 percent of the area median 

income. 

Two final measures of need are seen in HACCC’s most recent housing choice voucher and 

public housing wait list openings. In November 2008 the voucher wait list opening attracted 

nearly 40,000 families who applied for 6,000 positions on the wait list. In addition, over 45,000 

households are waiting for Project-Based Voucher units. In March 2017, nearly 17,000 families 

applied for the wait list for HACCC’s 963-unit public housing program.   
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The 2025-2030 Consolidated Plan has not been released yet to provide updated data to the 2020-2025Consolidated Plan. Affordable Housing needs remain greater than ever with the continuing rise in housing costs across all areas of Contra Costa County.



B.1 (c) Deconcentration Policy

Deconcentration of Poverty and Income-Mixing [24 CFR 903.1 and 903.2]

HACCC's admission policy must be designed to provide for deconcentration of poverty and
income-mixing by bringing higher income tenants into lower income projects and lower income
tenants into higher income projects. A statement of HACCC’s deconcentration policies must be
included in its annual plan [24 CFR 903.7(b)].

HACCC’s deconcentration policy must comply with its obligation to meet the income targeting
requirement [24 CFR 903.2(c)(5)].

Developments subject to the deconcentration requirement are referred to as ‘covered
developments’ and include general occupancy (family) public housing developments. The
following developments are not subject to deconcentration and income mixing requirements:
developments operated by a PHA with fewer than 100 public housing units; mixed population or
developments designated specifically for elderly or disabled families; developments operated by
a PHA with only one general occupancy development; developments approved for demolition or
for conversion to tenant-based public housing; and developments approved for a mixed-finance
plan using HOPE VI or public housing funds [24 CFR 903.2(b)].

Steps for Implementation [24 CFR 903.2(c)(1)]

To implement the statutory requirement to deconcentrate poverty and provide for income mixing
in covered developments, HACCC must comply with the following steps:

Step 1. HACCC must determine the average income of all families residing in all HACCC's
covered developments. HACCC may use the median income, instead of average income,
provided that HACCC includes a written explanation in its annual plan justifying the use of
median income.

HACCC Policy

HACCC will determine the average income of all families in all covered developments
on an annual basis.

Step 2. HACCC must determine the average income (or median income, if median income was
used in Step 1) of all families residing in each covered development. In determining average
income for each development, HACCC has the option of adjusting its income analysis for unit
size in accordance with procedures prescribed by HUD.

HACCC Policy

HACCC will determine the average income of all families residing in each covered
development (not adjusting for unit size) on an annual basis.

Step 3. HACCC must then determine whether each of its covered developments falls above,
within, or below the established income range (EIR), which is from 85% to 115% of the average
family income determined in Step 1. However, the upper limit must never be less than the
income at which a family would be defined as an extremely low income family (30% of median
income).



Step 4. HACCC with covered developments having average incomes outside the EIR must
then determine whether or not these developments are consistent with its local goals and
annual plan.

Step 5. Where the income profile for a covered development is not explained or justified in
the annual plan submission, HACCC must include in its admission policy its specific policy
to provide for deconcentration of poverty and income mixing.

Depending on local circumstances HACCC’s deconcentration policy may include, but is not
limited to the following:

 Providing incentives to encourage families to accept units in developments where
their income level is needed, including rent incentives, affirmative marketing plans,
or added amenities

 Targeting investment and capital improvements toward developments with an average
income below the EIR to encourage families with incomes above the EIR to accept units
in those developments

 Establishing a preference for admission of working families in developments below the EIR

 Skipping a family on the waiting list to reach another family in an effort to further the
goals of deconcentration

 Providing other strategies permitted by statute and determined by HACCC in
consultation with the residents and the community through the annual plan process to be
responsive to local needs and PHA strategic objectives

A family has the sole discretion whether to accept an offer of a unit made under HACCC's
deconcentration policy. HACCC must not take any adverse action toward any eligible family
for choosing not to accept an offer of a unit under HACCC's deconcentration policy [24 CFR
903.2(c)(4)].

If, at annual review, the average incomes at all general occupancy developments are within
the EIR, HACCC will be considered to be in compliance with the deconcentration
requirement and no further action is required.

Deconcentration Incentives

HACCC has 3 general occupancy (family) public housing developments covered by the
deconcentration rule. None of these covered developments have average incomes above or
below 85% to 115% of the average incomes of all such developments. The Contra Costa
Housing Authority will analyze developments on a regular basis according to the
deconcentration rule.



B.2 New Activities: 
 
 

a) HOPE VI or Mixed Finance Modernization or Development. HACCC will continue to work with CSG 

Advisors and other consultants in order to identify funding mechanisms to rehabilitate or redevelop all of 

its public housing properties. HACCC’s goal is to preserve or increase the number of housing units 

affordable to public housing eligible families (regardless of whether they remain public housing 

specifically) and to provide adequate funding for these units over the long term. HACCC continues to 

evaluate and consider its options for development and preservation of its public housing portfolio.  

Addressing its needs may include applying for additional RAD, Choice Neighborhoods, a Phase II Energy 

Performance Contract or any other appropriate HUD programs. HACCC has already been awarded RAD 

funding for 214 units at Las Deltas in North Richmond (CA011-006, CA011-009A, CA011-009B). 

HACCC may also seek state and local funding through bonds, tax credits or any other available programs.  

The HACCC has recently completed a demolition action for 134 units at the  Las Deltas (CA006 and 

CA009A) property in North Richmond and approved for a disposition application for the remaining of the 

80 units at Las Deltas(CA009b) in North Richmond.  107 units were disposed through the RAD 

Conversion process and a separate application process was completed for demolition and disposition of 

those 107 units and corresponding release of the DOT.  

Timeline:  An application for demo/dispo of the RAD units was approved through HUD's Special 

Applications Center in October of 2019.  Demolition of the units in properties 006 and 009A for the non-

RAD units was completed in October of 2020.  HACCC plans to issue a Request For Proposals from 

developers to submit suggestions for the development of the contiguous site of the property with an 

expectation to enter into an Exclusive Negotiating Agreement with the submitter with the best proposal 

after getting community input on the proposed development plans.  81 occupied units were assisted with 

relocation services and all units are now vacant.  

b) Conversion of Public Housing. HACCC continues to work with consultants in order to identify funding 

mechanisms to rehabilitate or redevelop all of its public housing properties. An analysis completed by CSG 

showed that a viable plan does not exist to adequately fund rehabilitation and ongoing maintenance at any 

of HACCC’s public housing properties, HACCC may submit voucher conversion applications for any of its 

public housing properties. HACCC also may submit applications to HUD for any other conversion funding 

programs that become available.  It is expected that the next projects for consideration to convert to Project 

Based assistance will be El Pueblo in Pittsburg and Bayo Vista in Rodeo, CA. 

c) Homeownership.  HACCC currently offers a homeownership voucher program. 

d) Project-based Vouchers.  HACCC has already committed 1872 project-based vouchers (PBV).  In 

addition, HACCC has approved 288 RAD PBV units for thirteen projects, including one under the RAD 2 

component for conversion of a Mod Rehab Single Room Occupancy property and two from the City of 

Richmond.  The RAD PBVs are replacement housing for units removed from the public housing inventory 

at Las Deltas and the Richmond Housing Authority’s Public Housing disposition.   The use of PBVs is 

consistent with HACCC’s PHA Plan.  Among HACCC’s goals are to expand the supply of assisted housing 

and to increase assisted housing choices. By utilizing PBVs from HACCC, developers are able to leverage 

funding and produce additional units of new or modernized affordable housing. HACCC plans to award 

PBV funding throughout its jurisdiction in order to provide affordable housing options for clients in as 

broad a geographic area as possible. HACCC may also utilize PBVs in any other public housing 

redevelopment/repositioning projects it may undertake. In addition, not included in the above count, 75 

additional PBVs were awarded under the Veterans Affairs Supportive Housing Program for Existing and 

New Construction projects as well as 25 PBVs under the Housing Stability Voucher program. 

 

e) Moreover, it is anticipated that over the course of the next five years, three other sites from Richmond will 

be converted under RAD or Section 18 Demolition and Disposition that will allocate another 267 PBVs for 

HACCC to administer. 
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ATTACHMENT  B . 3  
 

HOUSING AUTHORITY   OF THE COUNTY  OF CONTRA  COSTA 

PROGRESS IN MEETING GOALS OF FIVE YEAR PLAN – 2020 - 2025 

 
 
 

Goal: Expand the Supply of Assisted Housing 

 
2020 - 2025 Future Actions 

 
 

• Continue to offer and leverage project-based vouchers to spur affordable housing 

development, particularly in conjunction with the County's HOME and CDBG loan 

programs; 

• Seek additional VASH funding. To date, HACCC has been awarded 147 VASH 

Vouchers and continues to work with VA Medical Center to house veterans; 

• Seek to project-base VASH vouchers by identifying developers who may be interested in 

such funding if it becomes available; 

• Continue to work with CSG Advisors in order to identify funding mechanisms to 

rehabilitate or redevelop all of its public housing properties. If the analysis indicates 

redevelopment or conversion to RAD or other project-based solutions are viable 

options, then pursue such funding as a means to spur development of new affordable 

housing in addition to rehabilitation/preservation of existing public housing; 

• Work with the City of Antioch to identify funding to resume the funding of rental 

rehabilitation  loans 

• Continue to work with homeless housing and service providers to develop a preference 

for transitional housing graduates which will be operational in 2018; 

• Seek any HUD funding for additional units that becomes available. 

• Seek other relevant housing funds that become available. 

Progress Report: 
 

• Received 4 RAD awards for Las Deltas property to convert the 214 units to project-

based vouchers that can be leveraged to develop a greater number of new units. 

• Awarded 185 units of project-based vouchers (PBV) and 119 units of Rental Assistance 

Demonstration (RAD) PBV to 11 projects throughout Contra Costa County. These 

vouchers (including the project-based vouchers) helped fund 591 units of new 

affordable housing. 

• Awarded a new round of 388 PBVs to 17 projects throughout Contra Cost County.  

These vouchers, including the PBVs, helped fund 1265 additional units of affordable 

housing for Contra Costa County.  138 units are part of a Richmond Housing Authority 

Public Housing disposition action. Total PBVs assisted to date = 2177. 
• Continue to partner with County to maximize utilization of CoC Rental Assistance 

Program, formerly known as the Shelter-Plus Care program. Now serves over 260 
households. 

• Housed nearly 292 veteran households through the VASH program. Total award to date 

is 478 VASH Vouchers. 
• Awarded an additional 75 VASH PBV vouchers to 4 projects under the Existing and 
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New Construction components of the PBV program. 

• Awarded 85 Fair Share Vouchers. These vouchers are not “special use vouchers” and so 

this funding allowed the HACCC to issue vouchers to families from the Housing Choice 

Voucher waiting list.  

• Awarded 41 Stability Vouchers. These Vouchers will be used to assist households who 

are homeless, at-risk of homelessness and those fleeing or attempting to flee domestic 

violence dating violence, sexual assault, stalking, or human trafficking. 25 of which are 

Project-Based in partnership with the County’s Health, Housing and Homeless Services 

Department. 

• Awarded 26 Foster Youth Initiative for Independence (FYI). These vouchers allow the 

HACCC to issue vouchers to youth under the age of 25 with a history of child welfare 

involvement for up to 36 months. 

• Leased newly-discovered 10 Family Unification Program subsidies to Youth exiting 

Foster Care. 

• Transitioned a 11-unit HUD Multi-Family housing development to Enhanced Vouchers. 

• Successfully placed 10 household into the HCV Homeownership Program with three 

additional households actively searching for homes for a total of 13 households to date. 
• Maintained average occupancy at most properties to 94% or better. Working to increase 

this to an average of 98% or better. 
• Housed 211 households in the Mainstream program for non-elderly disabled 

households. 
• Received and housed 201 Emergency Housing Vouchers to assist households in 

Permanent Supportive Housing and County Shelters transition to permanent housing 
and thus making slots available for unsheltered families to move to shelters and 
sheltered households to move to Permanent Supportive Housing. 

 

Goal: Improve  the Quality of Assisted Housing 
 

2020-2025 Future Actions 
 

• Seek to re-establish the De-concentration Bonus in SEMAP; 

• Utilize  increased  site presence  by managers  to encourage  formation  of more resident 

councils; 

• Utilize  increased  site presence  by managers  to hold more frequent  meetings  with tenants; 

• Increase  and improve  common  area lighting  in all housing  communities; 

• Continue  funding  additional  police/Sheriff  patrols  as long as budget  permits; 

• Continue to work with law enforcement  to improve  response  time; 

• Increase  use of surveillance  cameras  as needed; 

• Seek funding to have Security Services at  public housing sites in East County 

• Seek grants or other funding  that will facilitate  expanded  services  for HACCC's clients; 

• Seek partnerships  with local community  agencies  to increase  and strengthen  services offered 

to public  housing  tenants  and voucher  clients; 

• Continue  to improve and enforce  public housing  screening  policies  and procedures. 

• Public Housing to begin the scanning “day-forward” documents project. This tool 
streamlines the processing of incoming paper documents sent by participants to their 
HACCC assistance teams during annual recertification, interim income changes and 
initial leasing. 
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Progress Report: 
 

 

• HACCC anticipates utilizing approximately $2.6 million of HUD funding for a variety 
of modernization improvements at all its public housing developments. Specific 

improvements include: 
o Gas line and plumbing upgrades at the Los Nogales development.  

o Phase 2 modernization of Alhambra Terrace development.  
o Continuous repairs and replacement of concrete walk and driveways at various 

properties. 
o New appliances at various properties to replace aging appliances. 

o Window upgrades during unit turnovers. 

o New styles of interior finishes are being utilized in public housing units to 
upgrade the appearance of units so that they more closely emulate market-rate 

units. 
o Ongoing tree trimming/removal at all sites; 
o Completed demolition of the contiguous Las Deltas campus in preparation for 

redevelopment. 
o Phased reroofing of the Bayo Vista development. 
o Replacement of heating system at the Hacienda development. 
o Physical Needs Assessment of all public housing developments. 
o Foundation stabilization projects at the Alhambra Terrace and Los Nogales 

developments. 
o Repair of heavily fire-damaged units at the Elder Winds, Los Nogales, Casa de 

Manana, Bayo Vista and Bridgemont developments.   
o Installed new smoke/carbon monoxide detectors in all public housing units. 
o Repair electrical infrastructure at the Bayo Vista development. 
o Surveyed all balconies in public housing units for structural integrity per State 

law. 
o Engineering of Kidd Manor boiler replacement system. 

• Lighting improvements in the common areas at Vista del Camino and Bayo Vista are 
underway.  

• Roof replacement in 30 buildings at Bayo Vista have already been completed. As 
funding allows, throughout the 12 Public Housing developments, we are replacing 
windows during unit turns.  

• Established relationships with Brentwood PD and Oakley PD to promote safety and 
security in our communities.  

• In conjunction with the City of San Pablo, infrastructure improvements have been 
completed near Vista del Camino and Kidd Manor.  

• Apart from Las Deltas, every public housing property now has an average occupancy 

rate that is at or above 94%; 

• Work order turnaround times continue to improve through the implementation of new 

processes. 

• Continue to operate medical office in the Bayo Vista development in collaboration with 

Life Long Medical services. 

• PASS scores for public housing unit inspections continue to meet expectations. 
• 95 percent of HACCC paper tenant files were converted for storage in the electronic 

record management software implemented this year. The HACCC is on track to convert 
all paper files to electronic records by the end of 2024 or early 2025. This initiative 
improves data security and allows the HACCC to redirect labor hours from 
administrative duties to direct tenant services.  
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• The Housing Choice Voucher program began scanning “day-forward” documents to the 
existing electronic tenant file via barcode. This tool streamlines the processing of 
incoming paper documents sent by participants to their HACCC assistance teams during 
annual recertification, interim income changes and initial leasing. 

• The Housing Choice Voucher program began automated phone call campaigns 
notifying tenants and landlords of upcoming inspections. Preliminary data suggests that 
this initiative increases the rate of repairs prior to the inspection date and decreases the 
rate of “no-shows”.  

• The Housing Choice voucher program has registered over 3360 new tenant and landlord 
accounts for our online self-service portals since January of 2023. Additionally, the 
HACCC has made annual recertification workflows available within this online portal 
for the first group of HCV participants. 

• The HACCC has completed configuration of call center software which will modernize 
our agency phone system, improve call routing, and improve response times when 
implemented. 

• Transition of the Housing Choice Voucher department workflow management tools to 
SharePoint began. This will create a more stable and reliable workflow management 
tool that is able to leverage existing business software data seamlessly. This will 
improve the reliability and stability of the workflow management tools, streamline 
service delivery, and improve response times for incoming inquiries.  

 
 

Goal: Provide an Improved  Living Environment 
 

2020-2025 Future Actions 
 

• Improve security and safety at Public Housing sites 
• Increase access to early childhood development programs such as Head Start 
• Coordinate with Contra Costa County Services to include Public Housing residents 
• Facilitate and secure on-site medical clinics where feasible 
• Strive to include more program participants in agency policies and procedures 

development 
 
 
Progress Report: 

 

 

• Provide continuous funding for police/Sheriff patrols at two public housing communities.    

• Continue to work with several County and local agencies to coordinate funding to increase 

programs at public housing properties. 

• Continue to coordinate communication between management staff and sheriff and local law 

enforcement officers at public housing properties. 

• Successfully applied for grants for camera systems at our public housing developments. 

$208,607 grant was awarded in 2024. 

• Successfully increase the number of RAB members and included HCV participants for the first 

time ever. 

• Expanded RAB meetings to be held virtually with the goal to meet in person next year.  

• Collaborate with our commissioner to reinstate youth activities in El Pueblo Housing 

Development that were closed due to Covid-19. The Center will provide a variety of activities 

including recreational, afterschool program and library programs. 
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• Partnered with the County to offer Head Start facilities at three public housing properties. 

• Continued operation of a variety of social, nutrition and service programs at our properties. 

• Providing medical services to public housing and low-income residents of the Rodeo area, 

through a new medical office operated by Lifelong Medical at the Bayo Vista Development. 

• Established a partnership with John Muir Mobil Clinic to provide medical services to the 

community at El Pueblo.  

• Launched our first book fair at our El Pueblo Development in partnership with CC Library, 

Tandem, and Book Rich Environment. 

• Replaced the automatic entrance gate at Casa de Serena and provided all residents with new 

access code to improve safety.   

 

Goal: Promote Self-sufficiency and Asset Development of Assisted Households 

 
2020-2025 Future Actions 

 
 

• Continue to operate HACCC's self-sufficiency programs despite surpassing HUD's 

participation/graduation requirements; 

• Expand voucher self-sufficiency services (if not escrow accounts) to public housing tenants 

where feasible; 

• Seek  other funding that will facilitate expanded services for HACCC's clients; 

• Expand the FSS Program Coordinating Committee (PCC) to seek partnerships with local 

community agencies to increase and strengthen services offered to public housing tenants and 

voucher clients; 

• Provide or attract  supportive  services designed to improve resident  employability; 

• Provide or attract supportive services to increase independence for the elderly or families with 

disabilities; 

• Continue existing policies that permit voucher homeownership; 

• Continue to enforce the Community Services Requirements policy; 

• Provide Section 3 employment and training opportunities for residents where feasible 

 
Progress Report: 

 

• Since January of 2020, HACCC had 95 participants graduate from its FSS Program with 

$1,674,837 in escrow. 

• Employed Section 3 hires through construction contracts, employment training and jobs 

programs, or direct hires in a variety of contracts. 

• Partnered with Kaiser Permanente School of Allied Health Sciences to provide access to the 

Phlebotomy Program by granting FSS participants funds for tuition, fees, and a stipend. 

• Partnered with Contra Costa College, Opportunity Junction, and Martinez Adult Education to 

develop MOUs that aligns common goals for self-sufficiency for low income families in Contra 

Costa County; 
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• Continued partnerships with the Workforce Development Board, Humanity Way, and Habitat for 

Humanity to provide career and financial counseling to low-income families in Contra Costa 

County; 

• Continue to promote partnerships with Public Housing tenants and Voucher recipients to be hired 

as Section 3 employees to help maintain landscaping services to HACCC's properties. 

• Partnered with Healthy Hearts to bring senior services at Hacienda and Kidd Manor. 

• Engaged with former Las Deltas residents to have access to home ownership opportunities in 

partnership with non-profit developers purchasing scattered sites at Las Deltas for below market 

prices.  

 

Goal: Ensure Equal Opportunity in Housing 

 
2020-2025 Future  Actions 

 

• Provide updated fair housing and ADA training for all staff. 

• Provide updated training on the Violence Against Women Act for all staff. 

• Provide updated training on Limited English Proficiency requirements for all staff. 

• Continue to expand network of service providers who can assist with outreach for day-to-day 

client services, wait list openings and other events. 

• Work with network of social service providers to conduct outreach to families and individuals 

who are disabled, homeless or who have limited English proficiency when HACCC open its 

HCV and public housing wait lists. 

• Continue providing services in multiple languages as appropriate. 

• Review and revise HACCC's existing reasonable accommodation policies and procedures as 

needed. 

Progress Report: 
 

 

• Continued to Update Reasonable Accommodation forms and procedures with ongoing training to 

all staff, including our Maintenance team.  

• Ongoing training on Violence Against Women’s Act and updating of Program forms. 

• Continue to train on Limited English Proficiency requirements for all HCV and public housing 

managers. 

• Continue to use other external and internal legal providers to conduct Fair Housing training for 

staff. 
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                                                                                             RAB Meeting 

                                                                                          October 3, 2024 

                                                                                    RAB Meeting Comments 

Question: 

Timothy Stelly: If a person looking for housing with a voucher and he has been given a couple of 
extensions, will his housing search be limited to contra Costa County, or could he look to another 
county say San Joaquin? 

Answer:   

All vouchers generally require you to lease up for the first time in Contra Costa for 12 months. After 
that you can go anywhere you want.  

Question:  

Lanita Mims: Are there any changes that be made or any updates to the home ownership program?  

Answer: 

There were last year, nothing this year. The current administrative plan that we have on our website 
has all the updates to our home ownership program that are currently active and running.  

Question:  

Deborah Drake: Is public housing eventually going away? What does that look like. 

Answer:  

There may be a relocation factor involved where we take all the families that live in a certain 
property move them here a minute while we completely renovate all this and then we bring them all 
back into the units. The only difference is when they come back its going to be under the housing 
choice voucher program not under the public housing program and that the general plan for all of 
them.  

 

 

 

 

 

 

 

 

 



                                                                                              RAB Meeting 

                                                                                          October 10, 2024 

                                                                                    RAB Meeting Comments 

Question: 

How the housing authority has the ability to protect themselves against fraud when it comes to the 
rules and regulations 

Answer:   

That is an excellent question. With the VAWA protection the thought is who are we to question when 
somebody is claiming protections under violence against women act, however we know our clients, 
we know the communities, we have history more or less so we are allowed to do is to request 
supporting documentation when there’s conflicting information. So that we are allowed to do. It is a 
little bit tricky, so we do consult with our legal team most of the time. Sometimes it’s obvious like 
um no we keep seeing this person there and but then there’s nothing else that you’re doing despite 
the fact we’ve been having conversations and connected you to resources to help. It is a two-way 
street. We want to protect you, but we also need you to be as cooperative as well to help us with 
that.  

Question: 

Timothy Stelly: I was interested in knowing was in terms of violence women in housing authorities 
can help them get a restraining order. What are the policies on that? How much can the housing 
authority participate in that?  

Answer:  

That’s an excellent question. We don’t necessarily are the ones helping them get the restraining 
order, but we do connect them to organizations or even attorneys we do have Bay Area legal aid that 
that’s what they are there for to provide legal assistance on how to navigate on how to do these 
things.  

Question:  

JoAnn: I was told dogs can’t weight more 25 pounds or over. Is that true? 

Answer:  

Yea, I mean we have different, not different rules. We have our pet policy rule that you can have a 
pet under 25 pounds, and it can ether be a cat or a dog or a fish. Its very specific for what the pet 
policy says. However, if it’s under a reasonable accommodation due to a verified disability then 
that’s where accommodation is an exception to the rule.   

Question:  

JoAnn: Proposition 33? 

 



Answer:  

Can’t talk about this here.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



                                                                                             RAB Meeting 

                                                                                          October 17, 2024 

                                                                                    RAB Meeting Comments 

 

Question: 

Deborah Drake: How do you guys know where to spend the most money on where the units need 
the most repairs? 

Answer: 

That’s a good question, so we have a document called a physical needs assessment that’s done 
every ten years where we have professionals come in and look at all our properties and exam them, 
inspect them and look at the history of the developments when they were last had a new roof for 
example or when they last had new kitchen cabinets that type of thing. That helps guide us, 
sometimes it’s something that changes and code requirements, like a few years ago we had to 
install carbon monoxide detectors combination smoke detectors and carbon monoxide detectors 
because the code required that. You know sometimes things pop up like that, that we did not see 
coming because of physical needs assessment or planning but they just come up. So, there’s a 
number of different ways that we determine what modernization needs are necessary. I laid out a 
couple of those but then some others are for example we have a few units right now in Elder Winds 
that have had a couple of fires so were going to be rebuilding those units and bringing them back up 
to a newer standard that is considered modernization there foundation repairs that we’ve made and 
are continuing  to make at these properties so there’s things that come to our attention, sometimes 
it could be maintenance department that brings things to our attention that we weren’t aware of.  

Question: 

Cynthia: How do you go about the sprinkler system needing to be repaired, how do you put that in 
the budget? 

Answer:  

The capital fund gives out roughly around 3.9 million dollars a year but, we have huge back log of 
need for funding that we do not get for public housing and every year we have to make tough 
choices about what were going to do and what were not going to do and unfortunately irrigation 
systems have suffered for a number of years there’s been a good number of years we’ve not been 
able to put any real money into repair and upkeep into irrigation systems and that’s really 
unfortunate but it’s much more important to have roofs that don’t leak and stoves and refrigerators 
that work and windows that aren’t broken those sort of things and I hope that you understand our 
position on that.    

Question:  

Timothy Stelly: When will the final budget be in?  



Answer:  

Usually it happens, well it depends on when congress passes the budget. It really does fluctuate it 
can be early spring it can be as early as March, I’ve seen it happen as late as May but its usually 
sometime during the spring that we know and then as soon as I know, then I tweak these numbers.  

Question: 

Timothy Stelly: Is there like a 10-year plan for El Pueblo in particular? 

Answer:  

So we do have the physical needs assessment for El Pueblo and there are items in that physical 
needs assessment that will need to be addressed during that 10-year period. 

Question: 

Timothy Stelly: What they did with the old medonis project in Bya Point is it like that or is the 
program still in affect?  

Answer:  

That’s a great question, I don’t have a definitive answer other than yeah, the goal or the long-term 
future is to convert just because realistically as you know your buildings are from the 50s you know 
we don’t have enough capital funds to perhaps sub stain or to make all the repairs necessary so 
there’s other options you know that utilizes conversions opportunities.  

Question:  

Lanita Mims: What about fundraising?  

Answer:  

I’m not sure about the fundraising but I think its looking into funding opportunities and sometimes 
that comes in the form of grants.  

Question:  

Cynthia: You have contracts with Pittsburg PD for El Pueblo, right? Does the Sheriff department 
have a contract with Las Deltas? 

Answer: 

That’s correct, we use to have 3 contracts with law enforcement we use to have one specifically for 
Las Deltas, the sheriff’s, we still have contracts with the sheriffs for our Rio Vista community and 
then for the Pittsburg development as well. Las Deltas we were no longer able to fund it just 
because we lost the property funding for that.  

 

 

 



                                                                                             RAB Meeting 

                                                                                          October 24, 2024 

                                                                                    RAB Meeting Comments 

Question:  

Saleemah Alhark:  Regarding the Kaiser phlebotomy program has that started yet? Or is that 
something you guys are presenting to the board? 

Answer:  

That’s something were still working out the details the MOU has been signed but I don’t believe it 
has formally been launched one of the things that has to happen is word  has to go out to the FFS 
participants and let them know this is a new thing that we have available for them to sign up for 
then they register and sign up for and start taking classes with Kaiser so all of this is coming down 
here. I think it’s going to be in place before the start of the fiscal year on April 1st, so sometime in the 
next couple of months.  

Question:  

Saleemah Alhark: If someone graduated from the FFS program does that mean they will not be able 
to participate in the phlebotomy program? 

Answer:  

The Kaiser phlebotomy is a cohort, so they start on a specific schedule so were aiming for February 
or April cohorts and as Tony said there be a specific method of outreach, to get to your point though 
is it available to folks that have graduated. The way that the agreement with the instructors that we 
would be able to provide certain funding that requires ensures that you have to be on the evident 
program because were funding the enrollment of those participants with FFS escrow money and 
there’s certain contingencies with that funding and you have to be certainly enrolled in the FFS 
program.   

Question: 

Saleemah Alhark: The homeowner’s program, is that only for current FFS participants or can 
anyone?  

Answer: 

So normally we require that you participate in the FFS program to use your voucher for 
homeownership. If you graduated, then you don’t have that requirement you can participate in 
home ownership.  

 

 

 

 



                                                                                            RAB Meeting 

                                                                                        November 6, 2024 

                                                                                    RAB Meeting Comments 

Question:  

Joann: How we hold someone accountable when HA removes pet waste?     

Answer:  

 I told her that if we see it, we will speak to the resident to pick up the waste, if they do not, and if 
maintenance has to clean the waste, there will be a tenant charge followed up with a lease violation 
letter.  

Question:  

Joann: What if it’s the neighbor who does not follow these rules, and the Housing staff doesn’t see 
the violation happening, how do we handle these situations? 

Answer:  

 I explained that it should be reported to the Housing office in writing. If pictures are available to 
provide as well. We will then follow up with the resident verbally and if necessary, with lease 
violations letters.   

Question:  

Tony Ucciferri : And this will change every year? 

Answer:  

Every year it changes. 

Question:  

Tony Ucciferri: So, what happens in the middle of the year for example if all of a sudden, we get 
oilers, and they weren’t part of this. Let’s just pretend it’s no in here and something happens. Say 
there’s flash flood at some property and it causes something that we didn’t budget for, are we still 
able to fix that or since its not here we don’t do it? 

Answer: 

 Yes, we would. We do everything everywhere if it’s not listed on current documents, we still do it. 
It’s a matter of modifying the budget.  

Question: 

Speaking of HOTMA is it in effect yet? Or still tweaking it? 

Answer:  

Parts of it are so, like I said the actual statue is called the Housing Opportunity Through 
Modernization Act of 2016 so that gives you an idea of when it came out right, and they gave us this 



bible of federal register language and we went about trying to figure out what is what and they said 
that only these things could be done right now right and it was about 10 items so we all made our 
changes and then the following year they issued a few other things and we did those things and 
back in 2019. 2020 they did a whole bunch of changes for the project-based voucher program, so 
we update those and now in this past year 2023 they issued like I said it was this thick, but it was all 
tiny tiny words two columns really horrible reading. But there was a lot of changes in there and 
those are the ones they kind of put on hold.  

Question: 

With Donald Trump running for office with the possibility of him getting elected what’s going to 
happen to our programs? 

Answer:  

So last time around with the Trump administration there was a mixed congress so even though he 
tried to do these things that would hurt our programs, he was stopped by the democrats and 
members of his own party since they all have assisted households in their districts, but it was really 
difficult to do. There’s a possibility that he’s going to have a super majority where both the house 
and the senate are controlled by his party. Its not the end of the world because a lot of these folks 
represent districts like all of our districts and many of their constituents are participants in this 
program and for them to just wipe it out becomes a huge political nightmare so they may talk that 
game to kind of satisfy some people but they’re not going to get to do that very easily.  
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Certification by State or Local U. S Department of Housing and Urban Development 
Official of PHA Plans Consistency  Office of Public and Indian Housing 
with the Consolidated Plan or                                                                    OMB No. 2577-0226 
State Consolidated Plan Expires 3/31/2024 
(All PHAs)  

Certification by State or Local Official of PHA Plans  
Consistency with the Consolidated Plan or State Consolidated Plan 

I, __Gabriel Lemus__________________, the _Assistant Deputy Director_______________ 
                         Official’s Name                                                    Official’s Title 
 
certify that the 5-Year PHA Plan for fiscal years 2025-2030_ and/or Annual PHA Plan for 
fiscal year  2025___ of the _Housing Authority of the County of Contra Costa________________ is 
consistent with the                                                   PHA Name 
 
Consolidated Plan or State Consolidated Plan including the Analysis of Impediments (AI) to Fair 
Housing Choice or Assessment of Fair Housing (AFH) as applicable to the 
 
 
 
 ______________CONTRA COSTA COUNTY________________________________________ 

Local Jurisdiction Name 
 
pursuant to 24 CFR Part 91 and 24 CFR § 903.15. 
 
Provide a description of how the PHA Plan’s contents are consistent with the Consolidated Plan or 
State Consolidated Plan. 
 
 The Consolidated Plan is created and implemented with the input of the Housing Authority and its  
residents. Both plans address the services available to low and very low income households and 
how each agency is providing affordable housing to low-income and very-low income residents. 
 

I hereby certify that all the information stated herein, as well as any information provided in the accompaniment herewith, is true and accurate. Warning:  HUD will 
prosecute false claims and statements. Conviction may result in criminal and/or civil penalties.  (18 U.S.C. 1001, 1010, 1012; 31 U.S.C. 3729, 3802) 

       
Name of Authorized Official:                     Title: 
 
Gabriel Lemus      Assistant Deputy Director 
 
 
Signature:                       Date: 
 
 
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.  This information is collected to 
ensure consistency with the consolidated plan or state consolidated plan. 
 
Public reporting burden for this information collection is estimated to average 0.16 hours per year 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.   

11/04/2024
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Certifications of Compliance with 

PHA Plan and Related Regulations 

(Standard, Troubled, HCV-Only, and 

High Performer PHAs) 

U.S. Department of Housing and Urban Development 

Office of Public and Indian Housing 

OMB No. 2577-0226 

Expires 3/31/2024 

 

                    

 

PHA Certifications of Compliance with PHA Plan, Civil Rights, and Related Laws and Regulations  

including PHA Plan Elements that Have Changed 

Acting on behalf of the Board of Commissioners of the Public Housing Agency (PHA) listed below, as its Chairperson or other 

authorized PHA official if there is no Board of Commissioners, I approve the submission of the_XX  5-Year and/or_XX__ Annual PHA 

Plan, hereinafter referred to as” the Plan”,  of which this document is a part, and make the following certification and agreements 

with the Department of Housing and Urban Development (HUD)  for the PHA fiscal year beginning _4/2025__, in connection with 

the submission of the Plan and implementation thereof:  

1. The Plan is consistent with the applicable comprehensive housing affordability strategy (or any plan incorporating such 

strategy) for the jurisdiction in which the PHA is located (24 CFR § 91.2).  

2. The Plan contains a certification by the appropriate State or local officials that the Plan is consistent with the applicable 

Consolidated Plan, which includes a certification that requires the preparation of an Analysis of Impediments (AI) to Fair 

Housing Choice, or Assessment of Fair Housing (AFH) when applicable, for the PHA's jurisdiction and a description of the 

manner in which the PHA Plan is consistent with the applicable Consolidated Plan (24 CFR §§ 91.2, 91.225, 91.325, and 

91.425).   

3. The PHA has established a Resident Advisory Board or Boards, the membership of which represents the residents assisted by 

the PHA, consulted with this Resident Advisory Board or Boards in developing the Plan, including any changes or revisions 

to the policies and programs identified in the Plan before they were implemented, and considered the recommendations of the 

RAB (24 CFR 903.13). The PHA has included in the Plan submission a copy of the recommendations made by the Resident 

Advisory Board or Boards and a description of the manner in which the Plan addresses these recommendations.  

4. The PHA provides assurance as part of this certification that: 

(i) The Resident Advisory Board had an opportunity to review and comment on the changes to the policies and programs 

before implementation by the PHA; 

(ii) The changes were duly approved by the PHA Board of Directors (or similar governing body); and  

(iii) The revised policies and programs are available for review and inspection, at the principal office of the PHA during 

normal business hours. 

5. The PHA made the proposed Plan and all information relevant to the public hearing available for public inspection at least 45 

days before the hearing, published a notice that a hearing would be held and conducted a hearing to discuss the Plan and 

invited public comment.  

6. The PHA certifies that it will carry out the public housing program of the agency in conformity with title VI of the Civil 

Rights Act of 1964 (42 U.S.C. 2000d-2000d—4), the Fair Housing Act (42 U.S.C. 3601-19), Section 504 of the 

Rehabilitation Act of 1973 (29 U.S.C. 794),  title II of the Americans with Disabilities Act (42 U.S.C. 12101 et seq.), and 

other applicable civil rights requirements and that it will affirmatively further fair housing in the administration of the 

program. In addition, if it administers a Housing Choice Voucher Program, the PHA certifies that it will administer the 

program in conformity with the Fair Housing Act, title VI of the Civil Rights Act of 1964, Section 504 of the Rehabilitation 

Act of 1973, title II of the Americans with Disabilities Act, and other applicable civil rights requirements, and that it will 

affirmatively further fair housing in the administration of the program.  

7. The PHA will affirmatively further fair housing, which means that it will take meaningful actions to further the goals 

identified in the Assessment of Fair Housing (AFH) conducted in accordance with the requirements of 24 CFR § 5.150 

through 5.180, that it will take no action that is materially inconsistent with its obligation to affirmatively further fair housing, 

and that it will address fair housing issues and contributing factors in its programs, in accordance with 24 CFR § 903.7(o)(3). 

The PHA will fulfill the requirements at 24 CFR § 903.7(o) and 24 CFR § 903.15(d). Until such time as the PHA is required 

to submit an AFH, the PHA will fulfill the requirements at 24 CFR § 903.7(o) promulgated prior to August 17, 2015, which 

means that it examines its programs or proposed programs; identifies any impediments to fair housing choice within those 

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

jurisdictions to implement any of the jurisdiction’s initiatives to affirmatively further fair housing that require the PHA’s 

involvement; and maintains records reflecting these analyses and actions.    

8. For PHA Plans that include a policy for site-based waiting lists:  

• The PHA regularly submits required data to HUD's 50058 PIC/IMS Module in an accurate, complete and timely manner 

(as specified in PIH Notice 2011-65);  
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• The system of site-based waiting lists provides for full disclosure to each applicant in the selection of the development in 

which to reside, including basic information about available sites; and an estimate of the period of time the applicant 

would likely have to wait to be admitted to units of different sizes and types at each site;  

• Adoption of a site-based waiting list would not violate any court order or settlement agreement or be inconsistent with a 

pending complaint brought by HUD;  

• The PHA shall take reasonable measures to assure that such a waiting list is consistent with affirmatively furthering fair 

housing; and 

• The PHA provides for review of its site-based waiting list policy to determine if it is consistent with civil rights laws and 

certifications, as specified in 24 CFR 903.7(o)(1). 

9. The PHA will comply with the prohibitions against discrimination on the basis of age pursuant to the Age Discrimination Act 

of 1975. 

10. In accordance with 24 CFR § 5.105(a)(2), HUD’s Equal Access Rule, the PHA will not make a determination of eligibility 

for housing based on sexual orientation, gender identify, or marital status and will make no inquiries concerning the gender 

identification or sexual orientation of an applicant for or occupant of HUD-assisted housing.  

11. The PHA will comply with the Architectural Barriers Act of 1968 and 24 CFR Part 41, Policies and Procedures for the 

Enforcement of Standards and Requirements for Accessibility by the Physically Handicapped.  

12. The PHA will comply with the requirements of Section 3 of the Housing and Urban Development Act of 1968, Employment 

Opportunities for Low-or Very-Low Income Persons, and with its implementing regulation at 24 CFR Part 135. 

13. The PHA will comply with acquisition and relocation requirements of the Uniform Relocation Assistance and Real Property 

Acquisition Policies Act of 1970 and implementing regulations at 49 CFR Part 24 as applicable.  

14. The PHA will take appropriate affirmative action to award contracts to minority and women's business enterprises under 24 

CFR 5.105(a).  

15. The PHA will provide the responsible entity or HUD any documentation that the responsible entity or HUD needs to carry 

out its review under the National Environmental Policy Act and other related authorities in accordance with 24 CFR Part 58 

or Part 50, respectively.  

16. With respect to public housing the PHA will comply with Davis-Bacon or HUD determined wage rate requirements under 

Section 12 of the United States Housing Act of 1937 and the Contract Work Hours and Safety Standards Act.  

17. The PHA will keep records in accordance with 2 CFR 200.333 and facilitate an effective audit to determine compliance with 

program requirements.  

18. The PHA will comply with the Lead-Based Paint Poisoning Prevention Act, the Residential Lead-Based Paint Hazard 

Reduction Act of 1992, and 24 CFR Part 35.  

19. The PHA will comply with the policies, guidelines, and requirements of 2 CFR Part 200, Uniform Administrative 

Requirements, Cost Principles, and Audit Requirements for Federal Financial Assistance, including but not limited to 

submitting the assurances required under 24 CFR §§ 1.5, 3.115, 8.50, and 107.25 by submitting an SF-424, including the 

required assurances in SF-424B or D, as applicable. 

20. The PHA will undertake only activities and programs covered by the Plan in a manner consistent with its Plan and will utilize 

covered grant funds only for activities that are approvable under the regulations and included in its Plan.  

21. All attachments to the Plan have been and will continue to be available at all times and all locations that the PHA Plan is 

available for public inspection. All required supporting documents have been made available for public inspection along with 

the Plan and additional requirements at the primary business office of the PHA and at all other times and locations identified 

by the PHA in its PHA Plan and will continue to be made available at least at the primary business office of the PHA.  

22. The PHA certifies that it is in compliance with applicable Federal statutory and regulatory requirements, including the 

Declaration of Trust(s).   

 

 

Housing Authority of the County of Contra Costa  CA011_________________________________ 

PHA Name        PHA Number/HA Code  

 
_X____ Annual PHA Plan for Fiscal Year 20_25___    

 

_X____ 5-Year PHA Plan for Fiscal Years 2025_ - 2030____    

I hereby certify that all the information stated herein, as well as any information provided in the accompaniment herewith, is true and accurate. Warning:  HUD will 
prosecute false claims and statements. Conviction may result in criminal and/or civil penalties.  (18 U.S.C. 1001, 1010, 1012; 31 U.S.C. 3729, 3802). 

Name of Executive Director                      Name Board Chairman 

Joseph Villarreal       Federal Glover 

Signature      Date  Signature      Date 
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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.  This information is collected to ensure compliance with PHA Plan, Civil Rights, and related 
laws and regulations including PHA plan elements that have changed. 
 
Public reporting burden for this information collection is estimated to average 0.16 hours per year 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.   





 

 

5-Year PHA Plan 
(for All PHAs) 

U.S. Department of Housing and Urban Development 

Office of Public and Indian Housing 
OMB No. 2577-0226 
Expires:  03/31/2024  

Purpose.  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, goals and objectives for serving the needs of low- income, very low- income, and extremely low- income families 
 

Applicability.  The Form HUD-50075-5Y is to be completed once every 5 PHA fiscal years by all PHAs. 
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A.  

 

PHA Information. 

 
 

A.1 

 

PHA Name:  _Housing Authority of the County of Contra Costa____________________________   PHA Code: __CA011________ 

 
PHA Plan for Fiscal Year Beginning: (MM/YYYY): __4/2025_____ 

The Five-Year Period of the Plan (i.e. 2019-2023): _2025-2030_____________ 

PHA Plan Submission Type:   5-Year Plan Submission                    Revised 5-Year Plan Submission  
 

Availability of Information.  In addition to the items listed in this form, PHAs must have the elements listed below readily available to the public.  

A PHA must identify the specific location(s) where the proposed PHA Plan, PHA Plan Elements, and all information relevant to the public hearing 
and proposed PHA Plan are available for inspection by the public.  Additionally, the PHA must provide information on how the public may 

reasonably obtain additional information on the PHA policies contained in the standard Annual Plan, but excluded from their streamlined 

submissions.  At a minimum, PHAs must post PHA Plans, including updates, at each Asset Management Project (AMP) and main office or central 
office of the PHA.  PHAs are strongly encouraged to post complete PHA Plans on their official websites.  PHAs are also encouraged to provide 

each resident council a copy of their PHA Plans.   

 

 

 

 

 

 

 

 

 

 

 

 

 

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

Participating PHAs 
PHA 

Code 

Program(s) in the 

Consortia 

Program(s) not in the 

Consortia 

No. of Units in Each Program 

PH HCV 

Lead PHA:       
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B. 

 

Plan Elements.  Required for all PHAs completing this form. 

 
 

B.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.   
 

SEE ATTACHMENT B.1 

 

B.2 

 

Goals and Objectives.  Identify the PHA’s quantifiable goals and objectives that will enable the PHA to serve the needs of low-income, very low-

income, and extremely low-income families for the next five years.   
 

SEE ATTACHMENT B.2 

 

B.3 

 

 

Progress Report.  Include a report on the progress the PHA has made in meeting the goals and objectives described in the previous 5-Year Plan.   
 

SEE ATTACHMENT B.3 

 

B.4 

 

Violence Against Women Act (VAWA) Goals.  Provide a statement of the PHA’s goals, activities, objectives, policies, or programs that will 
enable the PHA to serve the needs of child and adult victims of domestic violence, dating violence, sexual assault, or stalking. 

 

SEE ATTACHMENT B 4 
 

C. Other Document and/or Certification Requirements. 
 

C.1 

 

Significant Amendment or Modification. Provide a statement on the criteria used for determining a significant amendment or modification to the 
5-Year Plan.  

 

SEE ATTACHMENT C.1. 

 

  

Resident Advisory Board (RAB) Comments.   
 

(a)  Did the RAB(s) have comments to the 5-Year PHA Plan?  

 
Y     N    

     

 
See Attachment C.2. 

 

(b)  If yes, comments must be submitted by the PHA as an attachment to the 5-Year PHA Plan.  PHAs must also include a narrative describing their 
analysis of the RAB recommendations and the decisions made on these recommendations. 

 

C.3 Certification by State or Local Officials. 

 

Form HUD-50077-SL, Certification by State or Local Officials of PHA Plans Consistency with the Consolidated Plan, must be submitted by the 

PHA as an electronic attachment to the PHA Plan. 
 

See Attachment C.3. 

 

http://www.hud.gov/offices/adm/hudclips/forms/files/50077sl.doc
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C.4 

 

Required Submission for HUD FO Review. 

 

(a) Did the public challenge any elements of the Plan? 
 

Y     N    

     
 

(b) If yes, include Challenged Elements.  
 

 

 

 

 

 

 

 

 

 

 

  

 

D. 
 
Affirmatively Furthering Fair Housing (AFFH).  
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D.1   

Affirmatively Furthering Fair Housing. (Non-qualified PHAs are only required to complete this section on the Annual PHA Plan. All 

qualified PHAs must complete this section.) 

 

Provide a statement of the PHA’s strategies and actions to achieve fair housing goals outlined in an accepted Assessment of Fair Housing 

(AFH) consistent with 24 CFR § 5.154(d)(5). Use the chart provided below. (PHAs should add as many goals as necessary to overcome fair 

housing issues and contributing factors.)  Until such time as the PHA is required to submit an AFH, the PHA is not obligated to complete 

this chart.  The PHA will fulfill, nevertheless, the requirements at 24 CFR § 903.7(o) enacted prior to August 17, 2015. See Instructions for 

further detail on completing this item.  
 

Fair Housing Goal: 
 

Describe fair housing strategies and actions to achieve the goal  

 

1. Reduce discriminatory barriers to residential mobility.  

 i. Work to ban discrimination in housing on the basis of source of income, 

 including receipt of a Housing Choice Voucher, in the unincorporated areas of 

 the County and in the Cities of Antioch, Concord, Pittsburg, and Walnut 

 Creek. Develop and disseminate a model ordinance for adoption by other 

 municipalities throughout the County.  

 ii. Encourage local block grants or other funding for a security deposit fund to 

 incentivize landlords to rent to voucher holders.  

 

 

  

 

 

 

 

  

 

Fair Housing Goal: 
 

Describe fair housing strategies and actions to achieve the goal  

 

2.  Increase residential racial and ethnic integration by increasing the supply of 

affirmatively marketed affordable housing for families in high opportunity areas. 

 

i. Target the use of Project-Based Vouchers and RAD Transfers of assistance in 

designated opportunity areas with low poverty rates, healthy neighborhoods and 

high performing schools. 

ii. Explore pooling of Project-Based Vouchers across Contra Costa County 
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Fair Housing Goal: 
 

Describe fair housing strategies and actions to achieve the goal 

 

3.  Increase and Stabilize access to proficient Schools 

i. Create regular lines of communications between housing boards and staff with 

county and district school boards and school district staff to ensure that districts 

take into account the needs of low income residents in redistricting and investment 

decisions, particularly for residents of public housing and assisted housing in the 

region. 

ii. To the extent possible, focus the development of new family affordable housing in 

school districts and school zones with lower rates of school-based poverty 

concentration and require new market rate multifamily development in high 

performing school zones to include larger affordable apartments for families with 

children. 
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Instructions for Preparation of Form HUD-50075-5Y - 5-Year PHA Plan for All PHAs 
 

A. PHA Information. All PHAs must complete this section.  (24 CFR § 903.4)   
 

A.1  Include the full PHA Name, PHA Code, PHA Fiscal Year Beginning (MM/YYYY), Five-Year Period that the Plan covers, i.e. 

2019-2023, PHA Plan Submission Type, and the Availability of Information, specific location(s) of all information relevant to the 
hearing and proposed PHA Plan. 

 

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

B.    Plan Elements.  
 

B.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. (24 CFR § 903.6(a)(1))   

 

B.2   Goals and Objectives.  Identify the PHA’s quantifiable goals and objectives that will enable the PHA to serve the needs of low- 

income, very low- income, and extremely low- income families for the next five years.  (24 CFR § 903.6(b)(1))   
 

B.3   Progress Report.  Include a report on the progress the PHA has made in meeting the goals and objectives described in the previous 5-

Year Plan.  (24 CFR § 903.6(b)(2))   
 

B.4   Violence Against Women Act (VAWA) Goals.  Provide a statement of the PHA’s goals, activities objectives, policies, or programs 

that will enable the PHA to serve the needs of child and adult victims of domestic violence, dating violence, sexual assault, or stalking. 
(24 CFR § 903.6(a)(3)). 

 

C.   Other Document and/or Certification Requirements. 
 

      C.1 Significant Amendment or Modification. Provide a statement on the criteria used for determining a significant amendment or  
      modification to the 5-Year Plan. For modifications resulting from the Rental Assistance Demonstration (RAD) program, refer to the   

‘Sample PHA Plan Amendment’ found in Notice PIH-2012-32, REV 2. 
 

C.2 Resident Advisory Board (RAB) comments. 
 

(a) Did the public or RAB have comments? 

(b) If yes, submit comments as an attachment to the Plan and describe the analysis of the comments and the PHA’s decision made on 

these recommendations. (24 CFR § 903.17(b), 24 CFR § 903.19)   
 

       C.3 Certification by State or Local Officials. 
 

Form HUD-50077-SL, Certification by State or Local Officials of PHA Plans Consistency with the Consolidated Plan, must be 

submitted by the PHA as an electronic attachment to the PHA Plan. 
 

C.4 Required Submission for HUD FO Review. 

   Challenged Elements. 
(a) Did the public challenge any elements of the Plan? 

(b) If yes, include such information as an attachment to the Annual PHA Plan or 5-Year PHA Plan with a description of any 

challenges to Plan elements, the source of the challenge, and the PHA’s response to the public. 
 

D.   Affirmatively Furthering Fair Housing.  

(Non-qualified PHAs are only required to complete this section on the Annual PHA Plan. All qualified PHAs must complete this 

section.) 
 

D.1   Affirmatively Furthering Fair Housing. The PHA will use the answer blocks in item D.1 to provide a statement of its strategies and 

actions to implement each fair housing goal outlined in its accepted Assessment of Fair Housing (AFH) consistent with 24 CFR § 5.154(d)(5) 
that states, in relevant part: “To implement goals and priorities in an AFH, strategies and actions shall be included in program participants' … 

PHA Plans (including any plans incorporated therein) …. Strategies and actions must affirmatively further fair housing ….” Use the chart 

provided to specify each fair housing goal from the PHA’s AFH for which the PHA is the responsible program participant – whether the 
AFH was prepared solely by the PHA, jointly with one or more other PHAs, or in collaboration with a state or local jurisdiction – and specify 

the fair housing strategies and actions to be implemented by the PHA during the period covered by this PHA Plan. If there are more than 

three fair housing goals, add answer blocks as necessary.  
 

Until such time as the PHA is required to submit an AFH, the PHA will not have to complete section D.; nevertheless, the PHA will address 

its obligation to affirmatively further fair housing in part by fulfilling the requirements at 24 CFR 903.7(o)(3) enacted prior to August 17, 
2015, which means that it examines its own programs or proposed programs; identifies any impediments to fair housing choice within those 

programs; addresses those impediments in a reasonable fashion in view of the resources available; works with local jurisdictions to 

implement any of the jurisdiction’s initiatives to affirmatively further fair housing that require the PHA’s involvement; and maintain records 

reflecting these analyses and actions.  Furthermore, under Section 5A(d)(15) of the U.S. Housing Act of 1937, as amended, a PHA must 

submit a civil rights certification with its Annual PHA  Plan, which is described at 24 CFR 903.7(o)(1) except for qualified PHAs who submit 

the Form HUD-50077-CR as a standalone document.  
 

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 the 5-Year PHA Plan.  The 5-Year PHA Plan provides the PHA’s mission, goals and objectives for serving the needs of low- income, very low- income, and extremely low- 
income families and the progress made in meeting the goals and objectives described in the previous 5-Year Plan. 
 
Public reporting burden for this information collection is estimated to average 1.64 hours per year per response or 8.2 hours per response every five years, 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.   

http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.4
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.4
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.4
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=13734845220744370804c20da2294a03&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.4
file:///C:/Documents%20and%20Settings/h18613/Local%20Settings/Temporary%20Internet%20Files/Content.Outlook/Application%20Data/Microsoft/24%20CFR%20903.17(a).htm
http://ecfr.gpoaccess.gov/cgi/t/text/text-idx?c=ecfr&sid=f41eb312b1425d2a95a2478fde61e11f&rgn=div5&view=text&node=24:4.0.3.1.3&idno=24#24:4.0.3.1.3.2.5.12
http://www.hud.gov/offices/adm/hudclips/forms/files/50077sl.doc
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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. 



FIVE YEAR PLAN – FY2025 – FY2030 

B.1 – Mission Statement 

The mission of the Housing Authority of the County of Contra Costa is to provide high-

quality affordable housing solutions and promote self-sufficiency for low-income people 

of Contra Costa County. 



ATTACHMENT B.2. 
 

HOUSING AUTHORITY OF THE COUNTY OF CONTRA COSTA 
 

Goals and Objectives for Five-Year Plan 
 
 
Goal: Expand the Supply of Assisted Housing 
 
2025 – 2030 Future Actions 
 
 
• Continue to offer and leverage project-based vouchers to the extent possible to spur 

affordable housing development, particularly in conjunction with the County's HOME 

and CDBG loan programs; 

• Seek additional VASH funding. To date, HACCC has been awarded 478 VASH 

Vouchers and continues to work with VA Medical Center to house veterans; 

• Seek to project-base VASH vouchers by identifying developers who may be 

interested in such funding if it becomes available; 

• Continue to work with consultants in order to identify funding mechanisms to 

rehabilitate or redevelop all of its public housing properties. If the analysis indicates 

redevelopment or conversion to RAD or other project-based solutions are viable 

options, then pursue such funding as a means to spur development of new affordable 

housing in addition to rehabilitation/preservation of existing public housing; 

• Explore the expansion of affordable housing on existing public housing properties 

through the RAD/Section 18 disposition conversion process. 

• Continue to work with Health, Housing and Homeless Services and other service 

providers to operationalize a Moving On program for transitional housing graduates 

as well as identify new housing opportunities to collaborate on; 

• Seek any HUD funding for additional voucher units that becomes available; 

• Seek other relevant housing funds that become available. 

• Open the HCV waiting list once the existing waiting lists are exhausted.



Goal: Improve the Quality of Assisted Housing 
 
2025 – 2030 Future Actions 
 
 
• Major modernization programs are expected to begin at one or more of the public 

housing properties once sources of funding are identified and secured. Based on 

preliminary analysis, modernization is expected to continue well beyond the next 

five-year plan; A Phase II EPC may be considered as part of the modernization 

process. 

• Conversion of the electrical infrastructure that is Housing Authority owned to PG&E 

ownership. This includes upgrading the current aerial lines to underground 

powerlines.  

• Anticipate the expenditure of approximately $11 million of HUD funding for a variety 

of modernization projects that include: 

o Foundation repairs at affected buildings at Los Nogales; 

o Initiate planning for transition of the Los Arboles Development to PBV; 

o Phase 3 modernization of Alhambra Terrace development; 

o Initiate planning for redevelopment and conversion of El Pueblo to PBV; 

o Initiate planning for redevelopment and conversion of Bayo Vista to PBV; 

o Complete retrofit of balconies at PH properties.  

• Will continue to implement new styles of interior finishes in order to improve and 

modernize the appearance of units; 

• Phased site improvements at all public housing properties are in the planning stage 

pursuant to Physical Needs Assessments. 

• Work will include supplemental ADA improvements and landscape modernization. 

• Will continue to partner with regional housing authorities and cities to conduct 

landlord workshops and informational meetings regarding the voucher program; 

• HACCC will develop quarterly in-person landlord workshops and implement a 

monthly e-mail newsletter for landlords partnering in the HCV Program 

• HACCC will expand landlord partnerships by implementing monetary incentives and 

reimbursements to landlords.  One time payments may increase recruitment and 

retention. 

• HACCC will continue to improve work order turnaround time through automation, 

upgraded software and training. Implement an automated work order response and 

tracking system 

• HACCC will improve inspection protocols by implementing new software that will 

more easily allow integrating the outcome of inspections into the work order system.  

• HACCC staff will continue to emphasize good housekeeping and curb appeal with 

tenants and maintenance staff; 



• Fully implementing the National Standards for Physical Inspection of Real Estate 

(NSPIRE) standards to improve the quality of HCV assisted housing. 

 
Goal: Provide an Improved Living Environment 
 
2025 – 2030 Future Actions 
 
• Seek to re-establish the De-concentration Bonus in SEMAP; 

• Utilize increased site presence by managers to encourage formation of more 

resident councils; 

• Utilize increased site presence by managers to hold more frequent meetings with 

tenants; 

• Increase and improve common area lighting in all housing communities; 

• Continue funding additional police/Sheriff patrols as long as budget permits; 

• Continue to work with law enforcement to improve response time; 

• Increase use of surveillance cameras as needed; 

• Seek funding to improve security at public housing sites; 

• Seek grants or other funding that will facilitate expanded services for HACCC's 

clients; 

• Seek partnerships with local community agencies to increase and strengthen 

services offered to public housing tenants and voucher clients; 

• Continue to improve and enforce public housing screening policies and procedures. 

• Open an East County office for residents assisted by the HCV program; 

• In collaboration with the San Pablo Police Department, launch a Mental 
Health Evaluation team that will provide mental health services for our San 
Pablo Residents.  

• Increase HACCC’s partnership with Contra Costa Library to host book fairs at 
all Public Housing developments.   

• Implement key fob system at Kidd Manor to improve resident safety. 
 
 
Goal: Promote Self-sufficiency and Asset Development of Assisted Households 
 
2025 – 2030 Future Actions 
 
 
• Continue to operate HACCC's self-sufficiency programs despite surpassing HUD's 

participation/graduation requirements; 

• Expand voucher self-sufficiency services (if not escrow accounts) to public housing 

tenants where feasible; 

• Seek other funding that will facilitate expanded services for HACCC's clients; 



• Expand the FSS Program Coordinating Committee (PCC) to seek partnerships with 

local community agencies to increase and strengthen services offered to public 

housing tenants and voucher clients; 

• FSS to seek additional funding from HUD (applied 10.02.2024) 

• $250,000 in forfeited escrow will enable the funding for an MOU with a Kaiser 

Phlebotomy course at no cost to the FSS Participant. Future MOU’s will be 

dependent on FSS participant interest.  

• Provide or attract supportive services designed to improve resident employability; 

• Provide or attract supportive services to increase independence for the elderly or 

families with disabilities; 

• Develop a regular newsletter for participants; share information about HACCC 

programs (FSS/Homeownership Program) and any future supportive services 

partnerships; answer frequently asked questions; explain common aspects of HCV 

Program participation. 

• FSS orientations will be in-person to facilitate participant involvement. 

• Continue existing policies that permit voucher homeownership; 

• Continue to enforce the Community Services Requirements policy; 

• Continue providing homeownership workshops with lenders 

• Provide Section 3 employment and training opportunities for residents where 

feasible; 

 
Goal: Ensure Equal Opportunity in Housing 
 
2025 – 2030 Future  Actions 
 
 
• Provide updated fair housing and ADA training for all staff on an annual basis. 

• Provide updated training on the Violence Against Women Act for all staff. 

• Provide updated training on Limited English Proficiency requirements for all staff. 

• Continue to expand network of service providers who can assist with outreach for 

day-to-day client services, wait list openings and other events. 

• Work with network of social service providers to conduct outreach to families and 

individuals who are disabled, homeless or who have limited English proficiency 

when HACCC open its HCV and public housing wait lists. 

• Continue providing services in multiple languages as appropriate. 

• Review and revise HACCC's existing reasonable accommodation policies and 

procedures as needed. 
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ATTACHMENT  B . 3  
 

HOUSING AUTHORITY   OF THE COUNTY  OF CONTRA  COSTA 

PROGRESS IN MEETING GOALS OF FIVE YEAR PLAN – 2020 - 2025 

 
 
 

Goal: Expand the Supply of Assisted Housing 

 
2020 - 2025 Future Actions 

 
 

• Continue to offer and leverage project-based vouchers to spur affordable housing 

development, particularly in conjunction with the County's HOME and CDBG loan 

programs; 

• Seek additional VASH funding. To date, HACCC has been awarded 147 VASH 

Vouchers and continues to work with VA Medical Center to house veterans; 

• Seek to project-base VASH vouchers by identifying developers who may be interested in 

such funding if it becomes available; 

• Continue to work with CSG Advisors in order to identify funding mechanisms to 

rehabilitate or redevelop all of its public housing properties. If the analysis indicates 

redevelopment or conversion to RAD or other project-based solutions are viable 

options, then pursue such funding as a means to spur development of new affordable 

housing in addition to rehabilitation/preservation of existing public housing; 

• Work with the City of Antioch to identify funding to resume the funding of rental 

rehabilitation  loans 

• Continue to work with homeless housing and service providers to develop a preference 

for transitional housing graduates which will be operational in 2018; 

• Seek any HUD funding for additional units that becomes available. 

• Seek other relevant housing funds that become available. 

Progress Report: 
 

• Received 4 RAD awards for Las Deltas property to convert the 214 units to project-

based vouchers that can be leveraged to develop a greater number of new units. 

• Awarded 185 units of project-based vouchers (PBV) and 119 units of Rental Assistance 

Demonstration (RAD) PBV to 11 projects throughout Contra Costa County. These 

vouchers (including the project-based vouchers) helped fund 591 units of new 

affordable housing. 

• Awarded a new round of 388 PBVs to 17 projects throughout Contra Cost County.  

These vouchers, including the PBVs, helped fund 1265 additional units of affordable 

housing for Contra Costa County.  138 units are part of a Richmond Housing Authority 

Public Housing disposition action. Total PBVs assisted to date = 2177. 
• Continue to partner with County to maximize utilization of CoC Rental Assistance 

Program, formerly known as the Shelter-Plus Care program. Now serves over 260 
households. 

• Housed nearly 292 veteran households through the VASH program. Total award to date 

is 478 VASH Vouchers. 
• Awarded an additional 75 VASH PBV vouchers to 4 projects under the Existing and 
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New Construction components of the PBV program. 

• Awarded 85 Fair Share Vouchers. These vouchers are not “special use vouchers” and so 

this funding allowed the HACCC to issue vouchers to families from the Housing Choice 

Voucher waiting list.  

• Awarded 41 Stability Vouchers. These Vouchers will be used to assist households who 

are homeless, at-risk of homelessness and those fleeing or attempting to flee domestic 

violence dating violence, sexual assault, stalking, or human trafficking. 25 of which are 

Project-Based in partnership with the County’s Health, Housing and Homeless Services 

Department. 

• Awarded 26 Foster Youth Initiative for Independence (FYI). These vouchers allow the 

HACCC to issue vouchers to youth under the age of 25 with a history of child welfare 

involvement for up to 36 months. 

• Leased newly-discovered 10 Family Unification Program subsidies to Youth exiting 

Foster Care. 

• Transitioned a 11-unit HUD Multi-Family housing development to Enhanced Vouchers. 

• Successfully placed 10 household into the HCV Homeownership Program with three 

additional households actively searching for homes for a total of 13 households to date. 
• Maintained average occupancy at most properties to 94% or better. Working to increase 

this to an average of 98% or better. 
• Housed 211 households in the Mainstream program for non-elderly disabled 

households. 
• Received and housed 201 Emergency Housing Vouchers to assist households in 

Permanent Supportive Housing and County Shelters transition to permanent housing 
and thus making slots available for unsheltered families to move to shelters and 
sheltered households to move to Permanent Supportive Housing. 

 

Goal: Improve  the Quality of Assisted Housing 
 

2020-2025 Future Actions 
 

• Seek to re-establish the De-concentration Bonus in SEMAP; 

• Utilize  increased  site presence  by managers  to encourage  formation  of more resident 

councils; 

• Utilize  increased  site presence  by managers  to hold more frequent  meetings  with tenants; 

• Increase  and improve  common  area lighting  in all housing  communities; 

• Continue  funding  additional  police/Sheriff  patrols  as long as budget  permits; 

• Continue to work with law enforcement  to improve  response  time; 

• Increase  use of surveillance  cameras  as needed; 

• Seek funding to have Security Services at  public housing sites in East County 

• Seek grants or other funding  that will facilitate  expanded  services  for HACCC's clients; 

• Seek partnerships  with local community  agencies  to increase  and strengthen  services offered 

to public  housing  tenants  and voucher  clients; 

• Continue  to improve and enforce  public housing  screening  policies  and procedures. 

• Public Housing to begin the scanning “day-forward” documents project. This tool 
streamlines the processing of incoming paper documents sent by participants to their 
HACCC assistance teams during annual recertification, interim income changes and 
initial leasing. 
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Progress Report: 
 

 

• HACCC anticipates utilizing approximately $2.6 million of HUD funding for a variety 
of modernization improvements at all its public housing developments. Specific 

improvements include: 
o Gas line and plumbing upgrades at the Los Nogales development.  

o Phase 2 modernization of Alhambra Terrace development.  
o Continuous repairs and replacement of concrete walk and driveways at various 

properties. 
o New appliances at various properties to replace aging appliances. 

o Window upgrades during unit turnovers. 

o New styles of interior finishes are being utilized in public housing units to 
upgrade the appearance of units so that they more closely emulate market-rate 

units. 
o Ongoing tree trimming/removal at all sites; 
o Completed demolition of the contiguous Las Deltas campus in preparation for 

redevelopment. 
o Phased reroofing of the Bayo Vista development. 
o Replacement of heating system at the Hacienda development. 
o Physical Needs Assessment of all public housing developments. 
o Foundation stabilization projects at the Alhambra Terrace and Los Nogales 

developments. 
o Repair of heavily fire-damaged units at the Elder Winds, Los Nogales, Casa de 

Manana, Bayo Vista and Bridgemont developments.   
o Installed new smoke/carbon monoxide detectors in all public housing units. 
o Repair electrical infrastructure at the Bayo Vista development. 
o Surveyed all balconies in public housing units for structural integrity per State 

law. 
o Engineering of Kidd Manor boiler replacement system. 

• Lighting improvements in the common areas at Vista del Camino and Bayo Vista are 
underway.  

• Roof replacement in 30 buildings at Bayo Vista have already been completed. As 
funding allows, throughout the 12 Public Housing developments, we are replacing 
windows during unit turns.  

• Established relationships with Brentwood PD and Oakley PD to promote safety and 
security in our communities.  

• In conjunction with the City of San Pablo, infrastructure improvements have been 
completed near Vista del Camino and Kidd Manor.  

• Apart from Las Deltas, every public housing property now has an average occupancy 

rate that is at or above 94%; 

• Work order turnaround times continue to improve through the implementation of new 

processes. 

• Continue to operate medical office in the Bayo Vista development in collaboration with 

Life Long Medical services. 

• PASS scores for public housing unit inspections continue to meet expectations. 
• 95 percent of HACCC paper tenant files were converted for storage in the electronic 

record management software implemented this year. The HACCC is on track to convert 
all paper files to electronic records by the end of 2024 or early 2025. This initiative 
improves data security and allows the HACCC to redirect labor hours from 
administrative duties to direct tenant services.  
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• The Housing Choice Voucher program began scanning “day-forward” documents to the 
existing electronic tenant file via barcode. This tool streamlines the processing of 
incoming paper documents sent by participants to their HACCC assistance teams during 
annual recertification, interim income changes and initial leasing. 

• The Housing Choice Voucher program began automated phone call campaigns 
notifying tenants and landlords of upcoming inspections. Preliminary data suggests that 
this initiative increases the rate of repairs prior to the inspection date and decreases the 
rate of “no-shows”.  

• The Housing Choice voucher program has registered over 3360 new tenant and landlord 
accounts for our online self-service portals since January of 2023. Additionally, the 
HACCC has made annual recertification workflows available within this online portal 
for the first group of HCV participants. 

• The HACCC has completed configuration of call center software which will modernize 
our agency phone system, improve call routing, and improve response times when 
implemented. 

• Transition of the Housing Choice Voucher department workflow management tools to 
SharePoint began. This will create a more stable and reliable workflow management 
tool that is able to leverage existing business software data seamlessly. This will 
improve the reliability and stability of the workflow management tools, streamline 
service delivery, and improve response times for incoming inquiries.  

 
 

Goal: Provide an Improved  Living Environment 
 

2020-2025 Future Actions 
 

• Improve security and safety at Public Housing sites 
• Increase access to early childhood development programs such as Head Start 
• Coordinate with Contra Costa County Services to include Public Housing residents 
• Facilitate and secure on-site medical clinics where feasible 
• Strive to include more program participants in agency policies and procedures 

development 
 
 
Progress Report: 

 

 

• Provide continuous funding for police/Sheriff patrols at two public housing communities.    

• Continue to work with several County and local agencies to coordinate funding to increase 

programs at public housing properties. 

• Continue to coordinate communication between management staff and sheriff and local law 

enforcement officers at public housing properties. 

• Successfully applied for grants for camera systems at our public housing developments. 

$208,607 grant was awarded in 2024. 

• Successfully increase the number of RAB members and included HCV participants for the first 

time ever. 

• Expanded RAB meetings to be held virtually with the goal to meet in person next year.  

• Collaborate with our commissioner to reinstate youth activities in El Pueblo Housing 

Development that were closed due to Covid-19. The Center will provide a variety of activities 

including recreational, afterschool program and library programs. 
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• Partnered with the County to offer Head Start facilities at three public housing properties. 

• Continued operation of a variety of social, nutrition and service programs at our properties. 

• Providing medical services to public housing and low-income residents of the Rodeo area, 

through a new medical office operated by Lifelong Medical at the Bayo Vista Development. 

• Established a partnership with John Muir Mobil Clinic to provide medical services to the 

community at El Pueblo.  

• Launched our first book fair at our El Pueblo Development in partnership with CC Library, 

Tandem, and Book Rich Environment. 

• Replaced the automatic entrance gate at Casa de Serena and provided all residents with new 

access code to improve safety.   

 

Goal: Promote Self-sufficiency and Asset Development of Assisted Households 

 
2020-2025 Future Actions 

 
 

• Continue to operate HACCC's self-sufficiency programs despite surpassing HUD's 

participation/graduation requirements; 

• Expand voucher self-sufficiency services (if not escrow accounts) to public housing tenants 

where feasible; 

• Seek  other funding that will facilitate expanded services for HACCC's clients; 

• Expand the FSS Program Coordinating Committee (PCC) to seek partnerships with local 

community agencies to increase and strengthen services offered to public housing tenants and 

voucher clients; 

• Provide or attract  supportive  services designed to improve resident  employability; 

• Provide or attract supportive services to increase independence for the elderly or families with 

disabilities; 

• Continue existing policies that permit voucher homeownership; 

• Continue to enforce the Community Services Requirements policy; 

• Provide Section 3 employment and training opportunities for residents where feasible 

 
Progress Report: 

 

• Since January of 2020, HACCC had 95 participants graduate from its FSS Program with 

$1,674,837 in escrow. 

• Employed Section 3 hires through construction contracts, employment training and jobs 

programs, or direct hires in a variety of contracts. 

• Partnered with Kaiser Permanente School of Allied Health Sciences to provide access to the 

Phlebotomy Program by granting FSS participants funds for tuition, fees, and a stipend. 

• Partnered with Contra Costa College, Opportunity Junction, and Martinez Adult Education to 

develop MOUs that aligns common goals for self-sufficiency for low income families in Contra 

Costa County; 
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• Continued partnerships with the Workforce Development Board, Humanity Way, and Habitat for 

Humanity to provide career and financial counseling to low-income families in Contra Costa 

County; 

• Continue to promote partnerships with Public Housing tenants and Voucher recipients to be hired 

as Section 3 employees to help maintain landscaping services to HACCC's properties. 

• Partnered with Healthy Hearts to bring senior services at Hacienda and Kidd Manor. 

• Engaged with former Las Deltas residents to have access to home ownership opportunities in 

partnership with non-profit developers purchasing scattered sites at Las Deltas for below market 

prices.  

 

Goal: Ensure Equal Opportunity in Housing 

 
2020-2025 Future  Actions 

 

• Provide updated fair housing and ADA training for all staff. 

• Provide updated training on the Violence Against Women Act for all staff. 

• Provide updated training on Limited English Proficiency requirements for all staff. 

• Continue to expand network of service providers who can assist with outreach for day-to-day 

client services, wait list openings and other events. 

• Work with network of social service providers to conduct outreach to families and individuals 

who are disabled, homeless or who have limited English proficiency when HACCC open its 

HCV and public housing wait lists. 

• Continue providing services in multiple languages as appropriate. 

• Review and revise HACCC's existing reasonable accommodation policies and procedures as 

needed. 

Progress Report: 
 

 

• Continued to Update Reasonable Accommodation forms and procedures with ongoing training to 

all staff, including our Maintenance team.  

• Ongoing training on Violence Against Women’s Act and updating of Program forms. 

• Continue to train on Limited English Proficiency requirements for all HCV and public housing 

managers. 

• Continue to use other external and internal legal providers to conduct Fair Housing training for 

staff. 

 



B.4    Violence Against Women Act (VAWA) Goals 
 
 
The HACCC has adopted an Emergency Transfer Plan, based on HUD’s model Emergency 
Transfer Plan (form HUD-5381). The Emergency Transfer Plan defines tenants/ participants 
eligible for an emergency transfer; lists documentation needed to request an emergency 
transfer; outlines confidentiality protections; and describes how an emergency transfer may 
occur. The Emergency Transfer Plan allows tenants who are victims of domestic violence, 
dating violence, sexual assault, or stalking to make an internal emergency transfer under 
VAWA when a safe unit is immediately available and describes the policies for assisting a 
tenant in making an internal emergency transfer when a safe unit is not immediately available, 
and describes reasonable efforts the PHA will take to assist a tenant who wishes to make an 
external emergency transfer when a unit that meets the victim’s safety standard is not 
available. 

For the Housing Choice Voucher Program, the Emergency Transfer Plan includes a request for 

Emergency Transfer whereby the families are permitted to break leases or contracts to escape 

persecution or dangerous living situations in a timely manner. 

HACCC continually offers training to staff regarding VAWA and updates forms and policies as 

updated by HUD. 



Attachment C.1 

 

Significant Amendment or Modification. Provide a statement on the criteria used for 

determining a significant amendment or modification to the 5-Year Plan. 

 

In accordance with 24 CFR §903.7(r)(2) which requires public housing authorities to identify the 

basic criteria the agency will use to determine a substantial deviation from its 5-Year Plan and 

significant amendments or modification to the 5-Year Plan and Annual Plan, the following 

definitions are used: 
 

Substantial Deviation: A substantial change in the goals identified in the Five-Year Plan. For 

example, making a formal decision not to pursue a listed goal; or substituting an entirely 

different set of activities to achieve the goal. 

 

Significant Amendment/Modification: Adding or eliminating major strategies to address 

housing needs and to major policies (e.g., policies governing eligibility, selection or admissions 

and rent determination) or programs (e.g., demolition or disposition, designation, 

homeownership programs or conversion activities); or modifying a strategy such that a 

substantial transfer of resources away from others is necessary in order to carry it out.  Under this 

PHA Annual Plan, the HACCC is clarifying that any change required to comply with state or 

federal rule, law, or regulation, where the HACCC is not able to adopt discretionary policy, 

would not be considered a significant amendment. However, the HACCC would continue to 

work with the Resident Advisory Board and staff for comments. 

 

A “significant amendment or modification” to its 5-Year plan and/or Annual Plan is a change in 

policy that significantly and materially alters HACCC’s stated mission, goals, objectives and 

activities as stated in the Plan unless they are adopted to reflect changes in HUD regulations or 

requirements. If a change is considered a significant amendment to the 5-Year Plan or to the 

Annual Plan, it must undergo a public process that includes consultation with the Resident 

Advisory Board; public notice and public comment period; a public hearing, and approval by 

HACCC’s Board of Commissioners; and submission to and approval by HUD. 

 

Significant amendments are defined as including the following: 

1. A change that materially revises the agency’s mission, goals, or objectives; 

2. Material changes to rent or admissions policies or organization of the waiting list; 

3. Additions of a Capital Fund project or non-emergency work items that are not in the 

current Annual Statement or 5-year Action Plan in an amount equal to or greater than 

$10,000,000, excluding projects arising out of federally-declared major disasters; acts of 

God beyond the control of the Authority, such as earthquakes, fires, and storm damage; 

civil unrest; or other unforeseen significant event; 

4. Changes in the use of replacement reserve funds under the Capital Fund program in an 

amount equal to or greater than $10,000,000; 

5. Material changes in regard to demolition, disposition, designation, or conversion 

activities; 

6. Any other event or activity that the Authority’s Board of Commissioners determines to be 

a significant amendment to the approved 5-Year Plan or Annual Plan. 

 



 

For Capital Fund Program projects that deviate from the Capital Fund Program Five-Year Action 

Plan and the Capital Fund Program Annual State/Performance and Evaluation Reports, only 

projects that meet the following criteria shall require 5-Year and Annual Plan Amendment: the 

amount of funds being required exceeds $10 Million and/or the number of units being worked on 

comprises more than 15% of a developments ACC unit count. Adding or eliminating major 

strategies to address housing needs and to major policies (e.g., policies governing eligibility, 

selection or admissions and rent determination) or programs (e.g., demolition or disposition, 

designation, homeownership programs or conversion activities); or modifying a strategy such 

that a substantial transfer of resources away from others is necessary in order to carry it out.  

Under this PHA Five Year Plan, the HACCC is clarifying that any change required to comply 

with state or federal rule, law, or regulation, where the HACCC is not able to adopt discretionary 

policy, would not be considered a significant amendment or modification. However, the HACCC 

would continue to work with the Resident Advisory Board and staff for comments. 
 

As part of the Rental Assistance Demonstration (RAD) Program, the definition of a substantial 

deviation from the agency’s annual plan will exclude the following RAD-specific items, 

provided that the adjustments to the RAD plans are authorized by HACCC’s Board of Directors 

in the normal course of business: 

 

(1) Changes to the Capital Fund Budget produced as a result of each approved RAD   

      conversion, regardless of whether the proposed conversion will include use of  

      additional Capital Funds; 

 

(2) Changes to the construction and rehabilitation plan for each approved RAD  

      conversion; 

 

(3) Changes to the financing structure for each approved RAD conversion; 

 

(4) The date the significant amendment is submitted to the PHA Plan website; 

 

(5) Decisions to dedicate a portion of the agency’s existing capital funds budget and/or  

      public housing reserves as a source of funds for purposes of a RAD conversion and  

      recapitalization transaction. 

 



                                                                                             RAB Meeting 

                                                                                          October 3, 2024 

                                                                                    RAB Meeting Comments 

Question: 

Timothy Stelly: If a person looking for housing with a voucher and he has been given a couple of 
extensions, will his housing search be limited to contra Costa County, or could he look to another 
county say San Joaquin? 

Answer:   

All vouchers generally require you to lease up for the first time in Contra Costa for 12 months. After 
that you can go anywhere you want.  

Question:  

Lanita Mims: Are there any changes that be made or any updates to the home ownership program?  

Answer: 

There were last year, nothing this year. The current administrative plan that we have on our website 
has all the updates to our home ownership program that are currently active and running.  

Question:  

Deborah Drake: Is public housing eventually going away? What does that look like. 

Answer:  

There may be a relocation factor involved where we take all the families that live in a certain 
property move them here a minute while we completely renovate all this and then we bring them all 
back into the units. The only difference is when they come back its going to be under the housing 
choice voucher program not under the public housing program and that the general plan for all of 
them.  

 

 

 

 

 

 

 

 

 



                                                                                              RAB Meeting 

                                                                                          October 10, 2024 

                                                                                    RAB Meeting Comments 

Question: 

How the housing authority has the ability to protect themselves against fraud when it comes to the 
rules and regulations 

Answer:   

That is an excellent question. With the VAWA protection the thought is who are we to question when 
somebody is claiming protections under violence against women act, however we know our clients, 
we know the communities, we have history more or less so we are allowed to do is to request 
supporting documentation when there’s conflicting information. So that we are allowed to do. It is a 
little bit tricky, so we do consult with our legal team most of the time. Sometimes it’s obvious like 
um no we keep seeing this person there and but then there’s nothing else that you’re doing despite 
the fact we’ve been having conversations and connected you to resources to help. It is a two-way 
street. We want to protect you, but we also need you to be as cooperative as well to help us with 
that.  

Question: 

Timothy Stelly: I was interested in knowing was in terms of violence women in housing authorities 
can help them get a restraining order. What are the policies on that? How much can the housing 
authority participate in that?  

Answer:  

That’s an excellent question. We don’t necessarily are the ones helping them get the restraining 
order, but we do connect them to organizations or even attorneys we do have Bay Area legal aid that 
that’s what they are there for to provide legal assistance on how to navigate on how to do these 
things.  

Question:  

JoAnn: I was told dogs can’t weight more 25 pounds or over. Is that true? 

Answer:  

Yea, I mean we have different, not different rules. We have our pet policy rule that you can have a 
pet under 25 pounds, and it can ether be a cat or a dog or a fish. Its very specific for what the pet 
policy says. However, if it’s under a reasonable accommodation due to a verified disability then 
that’s where accommodation is an exception to the rule.   

Question:  

JoAnn: Proposition 33? 

 



Answer:  

Can’t talk about this here.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



                                                                                             RAB Meeting 

                                                                                          October 17, 2024 

                                                                                    RAB Meeting Comments 

 

Question: 

Deborah Drake: How do you guys know where to spend the most money on where the units need 
the most repairs? 

Answer: 

That’s a good question, so we have a document called a physical needs assessment that’s done 
every ten years where we have professionals come in and look at all our properties and exam them, 
inspect them and look at the history of the developments when they were last had a new roof for 
example or when they last had new kitchen cabinets that type of thing. That helps guide us, 
sometimes it’s something that changes and code requirements, like a few years ago we had to 
install carbon monoxide detectors combination smoke detectors and carbon monoxide detectors 
because the code required that. You know sometimes things pop up like that, that we did not see 
coming because of physical needs assessment or planning but they just come up. So, there’s a 
number of different ways that we determine what modernization needs are necessary. I laid out a 
couple of those but then some others are for example we have a few units right now in Elder Winds 
that have had a couple of fires so were going to be rebuilding those units and bringing them back up 
to a newer standard that is considered modernization there foundation repairs that we’ve made and 
are continuing  to make at these properties so there’s things that come to our attention, sometimes 
it could be maintenance department that brings things to our attention that we weren’t aware of.  

Question: 

Cynthia: How do you go about the sprinkler system needing to be repaired, how do you put that in 
the budget? 

Answer:  

The capital fund gives out roughly around 3.9 million dollars a year but, we have huge back log of 
need for funding that we do not get for public housing and every year we have to make tough 
choices about what were going to do and what were not going to do and unfortunately irrigation 
systems have suffered for a number of years there’s been a good number of years we’ve not been 
able to put any real money into repair and upkeep into irrigation systems and that’s really 
unfortunate but it’s much more important to have roofs that don’t leak and stoves and refrigerators 
that work and windows that aren’t broken those sort of things and I hope that you understand our 
position on that.    

Question:  

Timothy Stelly: When will the final budget be in?  



Answer:  

Usually it happens, well it depends on when congress passes the budget. It really does fluctuate it 
can be early spring it can be as early as March, I’ve seen it happen as late as May but its usually 
sometime during the spring that we know and then as soon as I know, then I tweak these numbers.  

Question: 

Timothy Stelly: Is there like a 10-year plan for El Pueblo in particular? 

Answer:  

So we do have the physical needs assessment for El Pueblo and there are items in that physical 
needs assessment that will need to be addressed during that 10-year period. 

Question: 

Timothy Stelly: What they did with the old medonis project in Bya Point is it like that or is the 
program still in affect?  

Answer:  

That’s a great question, I don’t have a definitive answer other than yeah, the goal or the long-term 
future is to convert just because realistically as you know your buildings are from the 50s you know 
we don’t have enough capital funds to perhaps sub stain or to make all the repairs necessary so 
there’s other options you know that utilizes conversions opportunities.  

Question:  

Lanita Mims: What about fundraising?  

Answer:  

I’m not sure about the fundraising but I think its looking into funding opportunities and sometimes 
that comes in the form of grants.  

Question:  

Cynthia: You have contracts with Pittsburg PD for El Pueblo, right? Does the Sheriff department 
have a contract with Las Deltas? 

Answer: 

That’s correct, we use to have 3 contracts with law enforcement we use to have one specifically for 
Las Deltas, the sheriff’s, we still have contracts with the sheriffs for our Rio Vista community and 
then for the Pittsburg development as well. Las Deltas we were no longer able to fund it just 
because we lost the property funding for that.  

 

 

 



                                                                                             RAB Meeting 

                                                                                          October 24, 2024 

                                                                                    RAB Meeting Comments 

Question:  

Saleemah Alhark:  Regarding the Kaiser phlebotomy program has that started yet? Or is that 
something you guys are presenting to the board? 

Answer:  

That’s something were still working out the details the MOU has been signed but I don’t believe it 
has formally been launched one of the things that has to happen is word  has to go out to the FFS 
participants and let them know this is a new thing that we have available for them to sign up for 
then they register and sign up for and start taking classes with Kaiser so all of this is coming down 
here. I think it’s going to be in place before the start of the fiscal year on April 1st, so sometime in the 
next couple of months.  

Question:  

Saleemah Alhark: If someone graduated from the FFS program does that mean they will not be able 
to participate in the phlebotomy program? 

Answer:  

The Kaiser phlebotomy is a cohort, so they start on a specific schedule so were aiming for February 
or April cohorts and as Tony said there be a specific method of outreach, to get to your point though 
is it available to folks that have graduated. The way that the agreement with the instructors that we 
would be able to provide certain funding that requires ensures that you have to be on the evident 
program because were funding the enrollment of those participants with FFS escrow money and 
there’s certain contingencies with that funding and you have to be certainly enrolled in the FFS 
program.   

Question: 

Saleemah Alhark: The homeowner’s program, is that only for current FFS participants or can 
anyone?  

Answer: 

So normally we require that you participate in the FFS program to use your voucher for 
homeownership. If you graduated, then you don’t have that requirement you can participate in 
home ownership.  

 

 

 

 



                                                                                            RAB Meeting 

                                                                                        November 6, 2024 

                                                                                    RAB Meeting Comments 

Question:  

Joann: How we hold someone accountable when HA removes pet waste?     

Answer:  

 I told her that if we see it, we will speak to the resident to pick up the waste, if they do not, and if 
maintenance has to clean the waste, there will be a tenant charge followed up with a lease violation 
letter.  

Question:  

Joann: What if it’s the neighbor who does not follow these rules, and the Housing staff doesn’t see 
the violation happening, how do we handle these situations? 

Answer:  

 I explained that it should be reported to the Housing office in writing. If pictures are available to 
provide as well. We will then follow up with the resident verbally and if necessary, with lease 
violations letters.   

Question:  

Tony Ucciferri : And this will change every year? 

Answer:  

Every year it changes. 

Question:  

Tony Ucciferri: So, what happens in the middle of the year for example if all of a sudden, we get 
oilers, and they weren’t part of this. Let’s just pretend it’s no in here and something happens. Say 
there’s flash flood at some property and it causes something that we didn’t budget for, are we still 
able to fix that or since its not here we don’t do it? 

Answer: 

 Yes, we would. We do everything everywhere if it’s not listed on current documents, we still do it. 
It’s a matter of modifying the budget.  

Question: 

Speaking of HOTMA is it in effect yet? Or still tweaking it? 

Answer:  

Parts of it are so, like I said the actual statue is called the Housing Opportunity Through 
Modernization Act of 2016 so that gives you an idea of when it came out right, and they gave us this 



bible of federal register language and we went about trying to figure out what is what and they said 
that only these things could be done right now right and it was about 10 items so we all made our 
changes and then the following year they issued a few other things and we did those things and 
back in 2019. 2020 they did a whole bunch of changes for the project-based voucher program, so 
we update those and now in this past year 2023 they issued like I said it was this thick, but it was all 
tiny tiny words two columns really horrible reading. But there was a lot of changes in there and 
those are the ones they kind of put on hold.  

Question: 

With Donald Trump running for office with the possibility of him getting elected what’s going to 
happen to our programs? 

Answer:  

So last time around with the Trump administration there was a mixed congress so even though he 
tried to do these things that would hurt our programs, he was stopped by the democrats and 
members of his own party since they all have assisted households in their districts, but it was really 
difficult to do. There’s a possibility that he’s going to have a super majority where both the house 
and the senate are controlled by his party. Its not the end of the world because a lot of these folks 
represent districts like all of our districts and many of their constituents are participants in this 
program and for them to just wipe it out becomes a huge political nightmare so they may talk that 
game to kind of satisfy some people but they’re not going to get to do that very easily.  
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