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Streamlined Annual 

PHA Plan 

(HCV Only PHAs) 

U.S. Department of Housing and Urban 

Development 

Office of Public and Indian Housing 

OMB No. 2577-0226 

Expires 09/30/2027   

 

 

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.  Form HUD-50075-HCV is to be completed annually by HCV-Only PHAs.  

PHAs that meet the definition of a Standard PHA, Troubled PHA, High Performer PHA, 

Small PHA, or Qualified PHA do not need to submit this form. Where applicable, separate 

Annual PHA Plan forms are available for each of these types of PHAs. 

 

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 higher performer on both 

of the most recent Public Housing Assessment System (PHAS) and Section Eight 

Management 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 or manages less 

than 250 public housing units and any number of vouchers where the total combined units 

exceeds 550. 

(3) Housing Choice Voucher (HCV) Only PHA – A PHA that administers more the 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 exceeds 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.  
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A 

 

PHA Information. 

A.1 

 

 

 

 

 

 

 

 

 

 

PHA Name: DETCOG Regional Housing Authority                PHA Code: TX512 

PHA Plan for Fiscal Year Beginning: (MM/YYYY): 10/2026 

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

Number of Housing Choice Voucher (HCVs): 1999                         

PHA Submission Type:  Annual Submission   Revised Annual 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 of 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 the main office or central office of the PHA.  PHAs are strongly encouraged to post 

complete PHA Plans on their official website.   

 

The following are the specific locations where the public may obtain copies of the 2026 

Annual PHA Plan: 

▪ Administrative Office – 1405 Kurth Drive, Lufkin, TX 75904 

▪ www.dethousing.org 

▪ www.detcog.gov 

 

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

 
Participating 

PHAs  

PHA  

Code 

Program(s) in 

the Consortia 

Programs Not in 

the Consortia 

No. of Units in 

Each Program 

     PH HCV 

Lead HA:      

      

      

      

 

 

 

 

 

 

 

 

 

 

 

http://www.dethousing.org/
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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 since its last Annual Plan 

submission? 

 

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. 

    Informal Review and Hearing Procedures. 

    Homeownership Programs.   

     Self Sufficiency Programs and Treatment of Income Changes Resulting from Welfare  

             Program Requirements.   

    Substantial Deviation.   

    Significant Amendment/Modification   

 

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

 

Housing Needs and Strategy for Addressing Housing Needs 
 

Statement of Housing Needs: 

 

Housing Needs of Families in the Jurisdiction 

by Family Type 

Family Type Overall 

 

Afford-

ability 

Supply Quality 

 

Access-

ibility 

Size Loca-

tion 

Income <= 30% of 

AMI 

2200 5 5 5 5 5 3 

Income >30% but 

<=50% of AMI 

690 3 4 4 4 4 3 

Income >50% but 

<80% of AMI 

1510 2 3 3 3 3 3 

Elderly 157 3 3 3 3 3 3 

Families with 

Disabilities 

520 N/A N/A N/A N/A N/A N/A 

White  446 3 3 3 3 3 3 

Black/African 

American 

1591 4 4 5 5 5 3 

Hispanic 154 4 4 4 4 4 3 
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B.1 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Waiting List for Section 8 

 

Total: 1,500 

Extremely Low Income: 457-30% 

Very Low Income: 13-1% 

Low Income: 1,030-69% 

Families with children: 856-57% 

Elderly Families: 117-8% 

Families with Disabilities: 358-24% 

White: 335-22% 

Black/African American: 1,051-70% 

American Indian/Alaska Native: 9-0.6% 

Asian: 3-0.2% 

Native Hawaiian/Other Pacific Islander: 1-0.07% 

Hispanic: 114-8% 

 

The waiting has been closed for 2 months. The PHA does expect to reopen the waiting list in 

PHA Plan year. The PHA does permit specific categories of families (VASH and FYI) onto 

the waiting list, even if generally closed. 

 

Deconcentration and Other Policies that Govern Eligibility, Selection and 

Admissions 
 

Preferences 

The PHA has changed the priority points for the following preferences: 

• From 5 points to 1000 points - Victims of domestic violence – limited preference  

     specifically for people who are referred by a partnering service organization or consortia   

     of such organizations, or a religious organization from who the victim has been referred  

• From 1000 points to 2000 points - Foster Youth to Independence Initiative (FYI) – The 

PHA may open a waiting list for youth at least 18 years and not more than 24                  

years of age (have not reached their 25th birthday) who left foster care, or will leave 

foster care within 90 days, in accordance with a transition plan described in Section 

475(5((H) of the Social Security Act, and are homeless or are at risk of becoming 

homeless at age 16 or older. When the PHA opens such waiting list, the PHA will at                  

its discretion, offer assistance to youth meeting this preference criteria as a priority 

above other waiting list applicants. To be eligible for assistance, the applicant must be 

referred from a partnering Public Child Welfare Agency (PCWA), and must meet                  

the PHA’s established income and eligibility criteria.  

• From 1000 points to 1500 points – Involuntary Displacement - The PHA may open a  

     waiting list for Involuntary Displacement in the event of a federal, state or local     

    declaration for natural disaster, national emergency, other federal    or state or local  

    declared disaster. When the PHA opens such waiting list, the PHA will at its discretion,  

    offer assistance to families who have been displaced as a priority above other waiting list  

    applicants. The PHA will follow criteria established in 4-II.C.. To be eligible for  
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B.1 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

    assistance, the applicant must have proof at the time of application that they qualify for  

    the preference. This preference is available only when an Involuntary Displacement  

    Waiting List is open. 

• From 1000 points to 2000 points – Youth Leaving Foster Youth to Independence 

Initiative (FYI) – Assist youth leaving the Foster Youth to Independence Initiative that 

have reached the maximum tern of assistance and are at-risk of homelessness. 

Preference will be given above other preferences on the waiting list. 

• From 1000 points to 2000 points – Homeless Preference – Limited preference 

specifically for families or individuals who are homeless, at-risk of homelessness, 

fleeing, or attempting to flee, domestic violence, dating violence, sexual assault, 

stalking, or hum trafficking, recently homeless and for whom providing rental 

assistance will prevent the family’s homelessness or having high risk of housing 

instability.  

 

The PHA has added the following preference: 

    3000 – EHV Transition – Families who are currently participating in the EHV Program  

                as of 4/1/2025. 

 

Financial Resources 

 

Financial Resources:   

Planned Sources and Uses  

Sources Planned $ Planned Uses 

1. Federal Grants (FY 2026 grants)   

a) Public Housing Operating Fund   

b) Public Housing Capital Fund   

c) HOPE VI Revitalization   

d) HOPE VI Demolition   

e) Annual Contributions for Section 8 

Tenant-Based Assistance 

14,656,815.00  

f) Resident Opportunity and Self-

Sufficiency Grants 

71,000.00  

g) Community Development Block Grant   

h) HOME   

Other Federal Grants (list below)   

2. Prior Year Federal Grants 

(unobligated funds only) (list below) 

  

3. Public Housing Dwelling Rental 

Income 

  

4. Other income (list below)   

5. Non-federal sources (list below)   

Total resources $14,727,815.00  
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B.1 

 

 

 

 

 

 

 

 

Operation and Management 
 

PHA Management Structure:   

 

The housing department is responsible for administering the Section 8 Housing Choice 

Voucher Program. Staffing patterns include; Housing Director, Intake/Special Programs 

Analyst (1), Deputy Director of Program Operation, (1) Deputy Director of Program 

Compliance/Portability (1), Compliance Analyst (1), Housing Specialist (4), HQS 

Inspections/Coordinator (1), Administrative Assistant (1), VASH/Special Programs 

Coordinator (1) and FSS Coordinator (1). 

 

The PHA changed the following job description above: 

• Deputy Director of Program Compliance (1) – added Portability to this title 

 

HUD Programs Under PHA Management: 

 
Program Name Units or Families Served 

at Year Beginning  

Expected 

Turnover 

Public Housing N/A N/A 

Section 8 Vouchers 1999  

Section 8 Certificates N/A N/A 

Section 8 Mod Rehab N/A N/A 

Special Purpose Section 8 

Certificates/Vouchers (list 

individually) 

NED (Non-Elderly 

Disabled) – 150 

DHA - 3 

N/A 

Other Federal Programs 

(list individually) 

  

VASH 102  

Foster Youth to 

Independent Initiative 

6 N/A 

 

Homeownership 
PHA changed the number of participants in homeownership currently from 18 to 14. 

 

Self Sufficiency Programs and Treatment of Income Changes Resulting from 

Welfare Program Requirements  
 

Family Self-Sufficiency Programs: 

 
Family Self Sufficiency (FSS) Participation 

Program Required Number of Participants 

 

Actual Number of Participants  

(As of: 03/16/2026) 

Public Housing 

 

N/A N/A 

Section 8 

 

0 38 
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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? 

 

Project-Based Vouchers. 

 

Y    N    

      

 

(b) If this activity is planned for the current Fiscal Year, describe the activities. Provide the 

projected number of project-based units and general locations and describe how project-basing 

would be consistent with the PHA Plan. N/A 

 

B.3 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Progress Report. 
 

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

Year PHA Plan. 

 

PHA GOAL #1: EXPAND THE SUPPLY OF ASSISTED HOUSING 

 

The PHA established the following objectives to strive in meeting goal #1:  

▪ Apply for additional rental vouchers 

▪ Leverage private or other public funds to create additional housing opportunities 

 

Progress Statement: The DETCOG Regional Housing Authority applied for and received 

approval to administer available Foster Youth-To-Independence Initiative vouchers to 

provide rental assistance to youth ages 18-24 leaving foster care. The PHA receives referrals 

from the Texas PCWA in providing rental assistance to eligible youth. The PHA will (a) 

continue to coordinate with private and/or public agencies to seek funds to create additional 

housing opportunities; and (b) will apply for additional affordable housing through an 

affiliate non-profit agency if available.   

   

PHA GOAL #2: IMPROVE THE QUALITY OF ASSISTED HOUSING 

 

The PHA established the following objectives to strive in meeting goal #2:  

▪ Improve voucher management (SEMAP score)  

▪ Increase customer satisfaction 

▪ Concentrate on efforts to improve specific management functions (e.g., voucher unit 

inspections) 

 

Progress Statement: The DETCOG Regional Housing Authority will (a) continue annually 

to assess all voucher management systems for continuous improvement; (b) continue to 

perform outreach to voucher families with emphasis on family self-sufficiency and 

homeownership; and (c) continue efforts to seek voucher funding for targeted population 
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B.3 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

identified by community. The PHA has online portals accessible to program applicants, 

participants and landlords for improved customer service. The PHA also improved customer 

service/awareness through the use of website and social media outlets. Ongoing efforts to 

improve specific management functions include the use of online pre-applications, mobile 

inspections and a digital filing system. 

 

PHA GOAL #3: INCREASE ASSISTED HOUSING CHOICES 

 

The PHA established the following objectives to strive in meeting goal #3  

▪ Provide voucher mobility counseling 

▪ Conduct outreach efforts to potential voucher landlords 

▪ Increase voucher payment standards 

▪ Maintain voucher homeownership program 

▪ Maintain homeownership programs 

 

Progress Statement: The DETCOG Regional Housing Authority will (a) continue to provide 

voucher mobility counseling in the FSS program annually; (b) continue to provide outreach 

to the local housing industry and/or landlords with a goal to bring in new housing vendors; 

(c) continue use of exception payment standards to allow housing choices to DHO families 

remaining under the Young Lawsuit Settlement; and (d) continue use of increased payment 

standards to regular voucher families for increased housing choices. The PHA will request 

and use available payment standard waivers for families who are paying more than 30% of 

their household income for rent. 

 

PHA GOAL #4: PROVIDE AN IMPROVED LIVING ENVIRONMENT 

 

The PHA established the following objectives to strive in meeting goal #4 

▪ Continue to work with and in partnership with the DETCOG Area Agency on Aging 

Department and its Navigation Program to assure improved living environment and 

provision of supportive services for elderly and disabled individuals. 

 

Progress Statement: The DETCOG Regional Housing Authority will continue to work in 

partnership with the DETCOG Area Agency on Aging department and its Navigator Program 

to assure improved living environment and provision of supportive services for elderly and 

disabled individuals.   

 

PHA GOAL #5: PROMOTE SELF-SUFFICIENCY AND ASSET DEVELOPMENT  

                            OF ASSISTED HOUSEHOLDS 

 

The PHA established the following objectives to strive in meeting goal #5 

▪ Increase the number and percentage of employed persons in assisted families 

▪ Provide or attract supportive services to improve assistance recipients’ employability 

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

with disabilities 
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B.3 Progress Statement: The DETCOG Regional Housing Authority will (a) increase the 

number/percentage of employed persons in assisted families through its annual tenant 

workshop; (b) utilize resource agencies in its annual workshop to offer employment 

opportunities/choices to families; (c) continue outreach efforts to increase the number of 

participants in the FSS program; (d) work with participants in establishing goals for 

employment and increase income; (e) continue to provide and/or attract supportive services 

to elderly and disabled families through its partnership with Area Agency on Aging for the 

elderly and the Housing Navigator Program for disabled families; and (f) continue to 

maintain the FSS program by seeking continued funding as available.   

 

PHA GOAL #6: ENSURE EQUAL OPPORTUNITY AND AFFIRMATIVELY  

                             FURTHER FAIR HOUSING 

 

The PHA established the following objectives to strive in meeting goal #6 

▪ Undertake affirmative measures to ensure access to assisted housing regardless of race, 

color, religion, national origin, sex, familial status, and disability 

▪ Undertake affirmative measures to ensure accessible housing to persons with all varieties 

of disabilities regardless of unit size required 

 

Progress Statement: The DETCOG Regional Housing Authority will (a) where applicable, 

continue to undertake efforts to Affirmatively Further Fair Housing per HUD guidelines and 

regulations; and (b) continue its partnership with the Area Agency on Aging and Housing 

Navigator Program to ensure equal access for the elderly and disabled.   

 

B.4 
Capital Improvements. Not Applicable 
 

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: N/A   

 

 

 

 

 

 

 

 

 



 

 

______________________________________________________________________________ 

FY 2026 Annual PHA Plan for the DETCOG Regional Housing Authority  
    Page 10 of 10                                                     form HUD-50075-HCV (09/30/2027) 

 

 

C. Other Document and/or Certification Requirements. 

C.1 Resident Advisory Board (RAB) Comments.  
 

(a) Did the RAB(s) provide comments to the PHA Plan? (See attachment tx512a01) 

 

Y   N 

   

 

(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. N/A 

 
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. 

 
 

 



1 

© 2020 The Nelrod Company, Fort Worth, Texas 76107 

Attachment: tx512a01 

DETCOG Regional Housing Authority  

Resident Advisory Board Consultation Process and Comments – 

FYB 2026 
 

1.  Resident notification of appointment to the Advisory Board 

 

At beginning of PHA Plan process, sent out letter to all 

residents/participants of opportunity to serve on Resident Advisory Board 

February 20, 2026 

 

2. Resident Advisory Board Selection 

  

Selection made from resident/participant response February 20, 2026 

 

3. Meeting Organization 

 

Schedule date to meet with Resident Advisory Board for input to PHA Plan 

February 20, 2026 

  

Notify Resident Advisory Board of scheduled meeting February 20, 2026 

  

Hold Resident Advisory Board meeting March 12, 2026 – Lufkin and 

March 13, 2026 - Jasper 

 

4. Notification of Public Hearing  

  

Schedule date for Public Hearing and place ad April 6, 2026 - April 12, 

2026 

  

Notify Resident Advisory Board March 12, 2026 

  

Hold Public Hearing meeting May 28, 2026 

 

5. Documentation of resident recommendations and PHA’s response to 

recommendations 

  

 There were no comments/recommendations received. 

  

 












