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HOUSING AUTHORITY OF THE CITY OF DANBURY  

ANNUAL  PLAN 

 

PHA Name:  Housing Authority of the City of Danbury 
 
PHA Number:  CT020 
 
PHA Fiscal Year Beginning:  January 1, 2007 
 
Public Access to Information:   HOUSING AUTHORITY OF THE CITY     

 OF DANBURY 
  ADMINISTRATIVE OFFICE   
  2 MILL RIDGE ROAD,  

                           DANBURY, CT. 06810 
 
Information regarding any activities outlined in this plan can be obtained by contacting: 

(select all that apply) 

 Main administrative office of the PHA 
 PHA development management offices 
 PHA local offices 

 
Display Locations for PHA Plans and Supporting Documents 
 
The PHA Plans (including attachments) are available for public inspection at: (select all that apply) 

 Main administrative office of the PHA 
 PHA development management offices 
 PHA local offices 
 Main administrative office of the local government 
 Main administrative office of the County government 
 Main administrative office of the State government 
 Public library 
 PHA website 
 Other (list below) 

 
PHA Plan Supporting Documents are available for inspection at: (select all that apply) 

 Main business office of the PHA 
 PHA development management offices 
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5-YEAR PLAN 

HACD FISCAL YEARS 2007 - 2011 
[24 CFR Part 903.5] 

 

A.  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. (select one of the choices below) 

 
 The mission of the PHA is the same as that of the Department of Housing and Urban 

Development:  To promote adequate and affordable housing, economic opportunity and a 
suitable living environment free from discrimination.  

 
 The PHA’s mission is: (state mission here) 

 
The Housing Authority of the City of Danbury was established on September 9, 1948.  The 
mission of the agency is to provide decent, safe, sanitary, affordable housing and a suitable 
living environment for low and moderate income people in the City of Danbury.   
 
In 1978 with the establishment of the Section 8 Program, the Housing Authority expanded its 
mission to provide rental subsidies for low income people in the private rental market.  In 
1990, this mission was again expanded to provide Section 8 Rental Assistance on a regional 
basis. 

 

B. Agency Profile 

 

The Housing Authority of the City of Danbury, Connecticut (HACD) was created pursuant to 
Section 8-40 of the Connecticut General Statutes. HACD has contracted with the Federal 
Government acting through the Department of Housing and Urban Development (HUD), for 
financial assistance for low-income public housing pursuant to the United States Housing Act 
of 1937, as amended.  

The Housing Authority of the City of Danbury (“HACD”) is one of the ten largest public housing 
authorities in the State of Connecticut. The HACD’s combined state/federal public and housing 
choice voucher programs consist of 2110 units/vouchers throughout the City of Danbury and the 
region.  The HACD’s current housing inventory of 2110 housing unit inventory as compared to 1133 
in 2000.   Currently, HACD has 418 federal low income family and elderly rental apartments 
in (5) five developments across the City of Danbury, CT.  HACD’s 590 state low- and moderate- 
households including 157 elderly households and approximately 1264 authorized residents. 
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HACD administers a regional Federal Section 8 (Housing Choice Voucher) program with 802 
contract units for Danbury, Ridgefield, Newtown, Sherman, New Milford, Bethel, Redding, 
Brookfield, Monroe, Washington, Bethlehem, and Bridgewater.)  

HACD has also contracted with the State of Connecticut's Department of Economic and 
Community Development for financial assistance for elderly and moderate rental housing 
projects in the form of capital grants pursuant to Sections 8-14a and 8-70 of the Connecticut 
General Statutes. Currently, HACD has low- and moderate-income family and elderly rental 
apartments in six (6) developments across the City of Danbury CT. HACD has also contracted 
with the State Department of Social Services for grants-in-aid for rental assistance funds. 

HACD, as subcontractor, administers a regional Section 8 (Housing Choice Vouchers) 
program  for the State of Connecticut including Danbury, Ridgefield, Newtown, Sherman, 
New Milford, Bethel, Redding, Brookfield, Monroe, Washington, Bethlehem, and 
Bridgewater, Stamford, Norwalk. Through its state regional Housing Choice Voucher program, 
HACD also serves 300 households with including 21 elderly households and approximately 838 
authorized residents.    

WHO WE SERVE 

HACD successfully serves its target population of low and moderate income households in the 
Greater Danbury area. In fact, 70% of HACD’s over 2000 low- and moderate- income households 
pay no more than 30% of their family income for rent. The rent difference is subsidized by the 
Department of Housing and Urban Development (HUD). Working families account for 52% of 
HACD’s families, with 40% of HACD families are on public assistance, Social Security, SSI, and/or 
a pension plan.  

HACD provides decent and affordable housing in a safe and secure living environment for low 
and moderate-income residents throughout the Greater Danbury area.  Based upon the 2002 Census, 
HACD’s inventory of housing units represents 10% of the City of Danbury’s affordable housing 
stock and is home to 5% of the City’s population.   
 
HACD residents and Section 8 voucher holders combined occupy 20% of the region’s rental 
apartments. Close to 70% of HACD’s units are serving families who earn 50% or less of the area 
median income for the area in which the units are located. In addition, another 10% of those being 
served earn less than 80% of the area median income. In total, 95% of the families being served by 
subsidy earn less than 80% of the area median income. Seventy five of the elderly persons being 
assisted under HACD’s Elderly Housing programs earn less than 25% of the area median income. 
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C. Goals 
The goals and objectives listed below are derived from HUD’s strategic Goals and Objectives and those emphasized in 
recent legislation.  PHAs may select any of these goals and objectives as their own, or identify other goals and/or 
objectives.  Whether selecting the HUD-suggested objectives or their own, PHAS ARE STRONGLY ENCOURAGED 

TO IDENTIFY QUANTIFIABLE MEASURES OF SUCCESS IN REACHING THEIR OBJECTIVES OVER 

THE COURSE OF THE 5 YEARS.  (Quantifiable measures would include targets such as: numbers of families served 
or PHAS scores achieved.) PHAs should identify these measures in the spaces to the right of or below the stated 
objectives.  

 
HUD Strategic Goal:  Increase the availability of decent, safe, and affordable housing. 
 

 PHA Goal:  Expand the supply of assisted housing 
Objectives: 

 Apply for additional rental vouchers:   
  Reduce public housing vacancies:   

 Leverage private or other public funds to create additional housing opportunities:   
  Acquire or build units or developments   
  Other (list below) 
 

 PHA Goal:  Improve the quality of assisted housing  
Objectives: 

 Improve public housing management: (PHAS score) Standard Performer 2007 
 Improve voucher management: (SEMAP score) Standard Performer 2007 

  Increase customer satisfaction:   
 Concentrate on efforts to improve specific management functions: (list; e.g., public 

housing finance; voucher unit inspections) 
 Renovate or modernize public housing units:   
 Demolish or dispose of obsolete public housing: 
 Provide replacement public housing:  
 Provide replacement vouchers:                                                  
 Other: (list below) 

 
 PHA Goal: Increase assisted housing choices 

Objectives: 
  Provide voucher mobility counseling:  

 Conduct outreach efforts to potential voucher landlords:  
 Increase voucher payment standards 

  Implement voucher homeownership program: 
  Implement public housing or other homeownership programs: 
  Implement public housing site-based waiting lists: 
  Convert public housing to vouchers: 
  Other: (list below) 
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HUD Strategic Goal:  Improve community quality of life and economic vitality 
 

 PHA Goal:  Provide an improved living environment  
Objectives: 

 Implement measures to deconcentrate poverty by bringing higher income public 
housing households into lower income developments: 

 Implement measures to promote income mixing in public housing by assuring access 
for lower income families into higher income developments: 

 Implement public housing security improvements:  
 Designate developments or buildings for particular resident groups (elderly, persons 

with disabilities)  
 Other: (list below)  

 
HUD Strategic Goal:  Promote self-sufficiency and asset development of families and 

individuals 

 
 PHA Goal:  Promote self-sufficiency and asset development of assisted households  

Objectives: 
 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.  
 Other: (list below) 

 
HUD Strategic Goal:  Ensure Equal Opportunity in Housing for all Americans 

 PHA Goal:  Ensure equal opportunity and affirmatively further fair housing 
Objectives: 

 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 provide a suitable living environment for families 
living in 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: 

 Other: (list below)  
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HOUSING AUTHORITY OF THE CITY OF DANBURY 

Annual Plan 

Fiscal Year 2007 
[24 CFR Part 903.7] 

i.  Annual Plan Type: 
Select which type of Annual Plan the PHA will submit. 

 Standard Plan  

 

Streamlined Plan:  

 High Performing PHA  

 Small Agency (<250 Public Housing Units)  

 Administering Section 8 Only   

 

 Troubled Agency Plan  
 

ii.  Executive Summary of the HACD Annual  PHA Plan 
[24 CFR Part 903.7 9 (r)] 
 
Provide a brief overview of the information in the Annual Plan, including highlights of major initiatives and discretionary 
policies the PHA has included in the Annual Plan. 
 

Federal law requires housing authorities to develop, with input from residents of' public 
housing and Section 8, elected officials and the public, a plan that sets forth its major 
initiatives for the coming year. This year, the Housing Authority of the City of Danbury is 
also required to prepare a five-year plan, in which it sets out a series of objectives that it plans 
to achieve over that period. 

In developing this plan, and publishing this draft, HACD, reached out to the public, elected 
officials, the HACD Board of Commissioners, HACD Resident Leadership, Community 
Leaders, and interested citizens to elicit their comments and recommendations. 

To facilitate such comments, HACD held resident meetings during the months of September 
and October and ended with the public hearing at Ives Manor, 198 Main Street, Second 
Floor Danbury CT on November 27, 2006.  

In addition, written comments on the draft plans were provided through the post office box 
that HACD maintained during the statutory review period. 
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Following the public hearing, the HACD will meet again with the Resident leadership to obtain 
their final comments. HACD will revise this draft based upon comments received from both the 
RAB and the public. Final plans will be submitted to HUD by December 31, 2006. The Department 
of Housing and Urban Development then has 75 days in which to review and approve the plans.  

For the fiscal years 2007-2011, The Housing Authority of the City of Danbury HACD has adopted 
key strategic goals as follows:  

 Goal One:    Improve the lives of our residents through the    
  implementation of an effective Asset     
  Management strategy.    

 Goal Two:  To achieve standard performer designation through 
 improvements in the HACD’s property  management  
 functions 

 Goal Three:    To achieve standard performer designation in the management    
  of Housing Choice Voucher (Section 8) Program. 

 Goal   Four:   Develop quality housing that is affordable and    
  indistinguishable from the surrounding      
  communities 

Goal Five:            Empower HACD employees through sponsored training and 
education programs 

Goal Seven:   Increase intergovernmental collaboratives between the Housing  

  Authority of the City of Danbury and its network of partners in     

  the delivery of public safety and social services delivery. 
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iii.  Table of Contents 
[24 CFR Part 903.7 9 (r)] 
Provide a table of contents for the Annual Plan, including attachments, and a list of supporting documents available for 
public inspection.  

  
 

i. Executive Summary        7 
ii. Table of Contents         9 

1. Housing Needs        15 
2. Financial Resources        16 
3. Policies on Eligibility, Selection and Admissions    22 
4. Rent Determination Policies       30 
5. Operations and Management Policies      35 
6. Grievance Procedures        36 
7. Capital Improvement Needs       36 
8. Demolition and Disposition        36 
9. Designation of Housing       40 
10. Conversions of Public Housing      42 
11. Homeownership         47 
12. Community Service Programs      48 
13. Crime and Safety         50 
14. Pets Policy         52 
15. Civil Rights Certifications (included with PHA Plan Certifications)  53 
16. Audit          53 
17. Asset Management        54 
18. Other Information        55 

 

ATTACHMENTS 

 
Use this section to provide any additional attachments referenced in the Plans. 

 
Required Attachments: 

 Admissions Policy for Deconcentration   CT020a02  
 FY 2007 Capital Fund Program Annual and Five Year Statement   CT020b02 
 Most recent board-approved operating budget (Required Attachment for PHAs that are 

troubled or at risk of being designated troubled ONLY) CT020c012 
 List of Resident Advisory Board Members CT020d02 
 List of Resident Board Member CT020e02 
 Community Service Description of Implementation   CT020f02 
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 Information on Pet Policy CT020g02 
 Section 8 Homeownership Capacity Statement, if applicable CT020h02 
 Comments of Resident Advisory Board or Boards (must be attached if not included in     

PHA Plan text) CT020i02 
 

 Deconcentration and Income Mixing   CT020j02 
 Section 8 Administrative Plan CT020k0 2 
 PHA Certifications   CT020l02 

 
Optional Attachments:  

 PHA Management Organizational Chart CT020m02 
 FY 2007 Capital Fund Program 5 Year Action Plan CT020b02  
 Other (List below, providing each attachment name) 

 

 CT020no2-    Involuntary Conversion 
 CT020o02-    2007 Public Hearing Agenda, Notice 

CT020p02 -   HACD FY 2005 Financial Audit 
            CT020q02 –   Energy Audit 
            CT020r02 -    Public Housing - Flat Rents 
            CT020s02 -    Section 8 Payment Standards 

CT020t02 -    Response to February FHEO Inquiries: Statement of Housing Needs Analysis  
and Wait List   
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Supporting Documents Available for Review 
Indicate which documents are available for public review by placing a mark in the “Applicable & On Display” column in 
the appropriate rows.  All listed documents must be on display if applicable to the program activities conducted by the 
PHA.   

List of Supporting Documents Available for Review 
Applicable 

& 

On Display 

Supporting Document Applicable Plan 

Component 

 
X 

PHA Plan Certifications of Compliance with the PHA Plans 
and Related Regulations 

5 Year and Annual Plans 

 
X 

State/Local Government Certification of Consistency with 
the Consolidated Plan   

5 Year and Annual Plans 

 
 
 
 

X 

Fair Housing Documentation:   
Records reflecting that the PHA has examined its programs 
or proposed programs, identified any impediments to fair 
housing choice in those programs,  addressed or is 
addressing those impediments in a reasonable fashion in view 
of the resources available, and worked or is working with 
local jurisdictions to implement any of the jurisdictions’ 
initiatives to affirmatively further fair housing that require 
the PHA’s involvement.   

5 Year and Annual Plans 

 
X 
 

Consolidated Plan for the jurisdiction/s in which the PHA is 
located (which includes the Analysis of Impediments to Fair 
Housing Choice (AI))) and any additional backup data to 
support statement of housing needs in the jurisdiction 

Annual Plan: 
Housing Needs 

 
X 

Most recent board-approved operating budget for the public 
housing program  
  

Annual Plan: 
Financial Resources; 
 

 
X 

Public Housing Admissions and (Continued) Occupancy 
Policy (A&O), which includes the Tenant Selection and 
Assignment Plan [TSAP]  
 

Annual Plan:  Eligibility, 
Selection, and Admissions 
Policies 

 
X 

Section 8 Administrative Plan  
 

Annual Plan:  Eligibility, 
Selection, and Admissions 
Policies 

 
 
 

X 

Public Housing Deconcentration and Income Mixing 
Documentation:  
1. PHA board certifications of compliance with 

deconcentration requirements (section 16(a) of the US 
Housing Act of 1937, as implemented in the 2/18/99 

Quality Housing and Work Responsibility Act Initial 

Guidance; Notice and any further HUD guidance) and  
2. Documentation of the required deconcentration and 

income mixing analysis  

Annual Plan:  Eligibility, 
Selection, and Admissions 
Policies 

 
 

Public housing rent determination policies, including the 
methodology for setting public housing flat rents 

Annual Plan:  Rent 
Determination 
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List of Supporting Documents Available for Review 
Applicable 

& 

On Display 

Supporting Document Applicable Plan 

Component 

X  check here if included in the public housing  

A & O Policy 
 
 

X 

Schedule of flat rents offered at each public housing 
development  

 check here if included in the public housing  

A & O Policy 

Annual Plan:  Rent 
Determination 

 
X 

Section 8 rent determination (payment standard) policies  

 check here if included in Section 8 

Administrative Plan 

Annual Plan:  Rent 
Determination 

 
X 

Public housing management and maintenance policy 
documents, including policies for the prevention or 
eradication of pest infestation (including cockroach 
infestation) 

Annual Plan:  Operations 
and Maintenance 

 
X 

Public housing grievance procedures  

 check here if included in the public housing  

A & O Policy 
 

Annual Plan: Grievance 
Procedures 

 
X 

Section 8 informal review and hearing procedures  

 check here if included in Section 8 

Administrative Plan 
 

Annual Plan:  Grievance 
Procedures 

 
X 

The HUD-approved Capital Fund/Comprehensive Grant 
Program Annual Statement (HUD 52837) for the active grant 
year 

Annual Plan:  Capital Needs 

 Most recent CIAP Budget/Progress Report (HUD 52825) for 
any active CIAP grant 

Annual Plan:  Capital Needs 

 
X 

Most recent, approved 5 Year Action Plan for the Capital 
Fund/Comprehensive Grant Program, if not included as an 
attachment (provided at PHA option)  

Annual Plan:  Capital Needs 

 Approved HOPE VI applications or, if more recent, 
approved or submitted HOPE VI Revitalization Plans or any 
other approved proposal for development of public housing  

Annual Plan:  Capital Needs 

 
X 

Approved or submitted applications for demolition and/or 
disposition of public housing  

Annual Plan:  Demolition 
and Disposition 

 
X 

Approved or submitted applications for designation of public 
housing (Designated Housing Plans) 

Annual Plan: Designation of 
Public Housing 

 Approved or submitted assessments of reasonable 
revitalization of public housing and approved or submitted 

Annual Plan:  Conversion of 
Public Housing 
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List of Supporting Documents Available for Review 
Applicable 

& 

On Display 

Supporting Document Applicable Plan 

Component 

conversion plans prepared pursuant to section 202 of the 
1996 HUD Appropriations Act  

X Approved or submitted public housing homeownership 
programs/plans  

Annual Plan:  
Homeownership  

 
X 

Policies governing any Section 8  Homeownership program 

 check here if included in the Section 8 

Administrative Plan  

Annual Plan:  
Homeownership  

 Any cooperative agreement between the PHA and the TANF 
agency 

Annual Plan:  Community 
Service & Self-Sufficiency 

 FSS Action Plan/s for public housing and/or Section 8 Annual Plan:  Community 
Service & Self-Sufficiency 

 Most recent self-sufficiency (ED/SS, TOP or ROSS or other 
resident services grant) grant program reports  

Annual Plan:  Community 
Service & Self-Sufficiency 

 
 
 

The most recent Public Housing Drug Elimination Program 
(PHEDEP) semi-annual performance report for any open 
grant and most recently submitted PHDEP application 
(PHDEP Plan)  

Annual Plan:  Safety and 
Crime Prevention 

 
 

X 

The most recent fiscal year audit of the PHA conducted 
under section 5(h)(2) of the U.S. Housing Act of 1937 (42 U. 
S.C. 1437c(h)), the results of that audit and the PHA’s 
response to any findings  

Annual Plan:  Annual Audit 

 Troubled PHAs: MOA/Recovery Plan   Troubled PHAs 

 Other supporting documents (optional) 
(list individually; use as many lines as necessary) 
Corrective Action Plan 

(specify as needed) 
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1.  Statement of Housing Needs [24 CFR Part 903.7 9 (a)] 
A.  Housing Needs of Families in the Jurisdiction/s Served by the PHA 
Based upon the information contained in the Consolidated Plan/s applicable to the jurisdiction, and/or other data 
available to the PHA, provide a statement of the housing needs in the jurisdiction by completing the following table. In 
the “Overall”  Needs column, provide the estimated number  of renter families that have housing needs.  For the 
remaining characteristics,  rate the impact of that factor on the housing needs for each family type, from 1 to 5, with 1 
being “no impact” and 5 being “severe impact.”  Use N/A to indicate that no information is available upon which the 
PHA can make this assessment.  

 

Revised See Ct020t02 for Detailed Analysis 
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 

 
1988 

 
5 

 
5 

 
3 

 
5 

 
5 

 
5 

Income >30% 
but <=50% of 
AMI 

 
1577 

 
5 

 
4 

 
3 

 
4 

 
5 

 
5 

Income >50% 
but <80% of 
AMI 

 
484 

 
5 

 
3 

 
3 

 
4 

 
4 

 
4 

Elderly 459 5 4 3 4 3 3 

Families with 
Disabilities 

925 5 3 3 5 3 5 

White  1120 5 5 3 4 4 4 

Black or 
African 
American  

243 5 5 3 4 3 5 

Asian Pacific  18 5 4 3 3 4 5 

Native 
American  

5 5 3 3 4 3 5 

Hispanic( Any 
Race) 

1368 5 3 3 4 3 5 

Other/Multi 
Race 

15 5 3 3 4 3 5 
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What sources of information did the PHA use to conduct this analysis? (Check all that apply; all 
materials must be made available for public inspection.) 
 

 Consolidated Plan of the Jurisdiction/s City of Danbury 
 Indicate year: 2003-2008 

 U.S. Census data: the Comprehensive Housing Affordability Strategy (“CHAS”) dataset 
 American Housing Survey data  

 Indicate year:       
 Other housing market study 

 Indicate year: 2005 
 Other sources: (list and indicate year of information) 

            Western Connecticut Association Human Rights 2007 
            People First State Wide Disabiity Advocacy Group 2007 
            City of Danbury 10 Year Plan to End Homelessness 2006 
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B.  Housing Needs of Families on the Public Housing and Section 8 Tenant- 

Based Assistance Waiting Lists 
State the housing needs of the families on the PHA’s waiting list/s. Complete one table for each type of  PHA-wide 

waiting list administered by the PHA.  PHAs may provide separate tables for site-based or sub-jurisdictional public 
housing waiting lists at their option. 

 
Housing Needs of Families on the Waiting List 

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

If used, identify which development/subjurisdiction: 

 # of families % of total families  Annual Turnover  
 

Waiting list total 4 76* ( Original Wait 
List was September 

2006. HACD Opened all 
7 Wait Lists in 

September, 2006. This 
revised number reflects 
application processed 

through f 12/2006 

See Ct020t02 for  
December 2006 Wait 
List Demographics. 

30 

Extremely low income 
<=30% AMI 

 
385 

 
81% 

 

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

 
91 

 
18% 

 

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

 
2 

 
 1% 

 

Families with children 303  
61% 

 

Other 138 27%  

Elderly families 8 2%  

Families with 
Disabilities 

190  
 

 

White non-Hispanic 244 42  

Black non-Hispanic 102   

Hispanic 138 29%  

Other 12 2%  

 

Characteristics by 
Bedroom Size (Public 
Housing Only) 

   

1BR 55   

2 BR 325   

3 BR 84   
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Housing Needs of Families on the Waiting List 

4 BR 12   

5 BR    

 Is the waiting list closed (select one)?   No    Yes   
If yes:  

How long has it been closed (# of months)? 2 months 
Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 
Does the PHA permit specific categories of families onto the waiting list, even if generally closed? 

  No    Yes  Family Unification Program; DESIGNATED VOUCHERS 

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

If used, identify which development/subjurisdiction: 

 # of families % of total families  Annual Turnover  
 

Waiting list total 230 See Ct020t02 for wait 
list analysis  

68 

Extremely low income 
<=30% AMI 

 
151 

77%  

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

 
41 

 
21% 

 

 

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

4  
2% 

 

 

Families with children  
162 

83%  

Elderly families 6 3%  

Families with 
Disabilities 

 
12 

 
3% 

 

Other    

White non-Hispanic 66 65%  

Black non-Hispanic 31 34%  

Hispanic 127 56%  

Other 6 1%  

Characteristics by 
Bedroom Size (Public 
Housing Only) 

   

1BR    

2 BR    

3 BR    

4 BR    

5 BR    
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Housing Needs of Families on the Waiting List 

 Is the waiting list closed (select one)?   No    Yes   Elderly Open 

If yes:           

 How long has it been closed (# of months)?       
Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes   
Does the PHA permit specific categories of families onto the waiting list, even if generally closed? 

  No    Yes 
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C.  Strategy for Addressing Needs 
Provide a brief description of the PHA’s strategy for addressing the housing needs of families in the jurisdiction and on 
the waiting list IN THE UPCOMING YEAR, and the Agency’s reasons for choosing this strategy.   
 
(1)  Strategies 
Need:  Shortage of affordable housing for all eligible populations 
 
Strategy  1.  Maximize the number of affordable units available to the PHA within its current 

resources by: 
Select all that apply 

 
 Employ effective maintenance and management policies to minimize the number of public 

housing units off-line  
 Reduce turnover time for vacated public housing units 
 Reduce time to renovate public housing units 
 Seek replacement of public housing units lost to the inventory through mixed finance 

development  
 Seek replacement of public housing units lost to the inventory through section 8 replacement 

housing resources 
 Maintain or increase section 8 lease-up rates by establishing payment standards that will 

enable families to rent throughout the jurisdiction 
 Undertake measures to ensure access to affordable housing among families assisted by the 

PHA, regardless of unit size required 
 Maintain or increase section 8 lease-up rates by marketing the program to owners, 

particularly those outside of areas of minority and poverty concentration 
 Maintain or increase section 8 lease-up rates by effectively screening Section 8 applicants to 

increase owner acceptance of program 
 Participate in the Consolidated Plan development process to ensure coordination with broader 

community strategies 
 Other (list below) 

 
Strategy 2:  Increase the number of affordable housing units by: 
Select all that apply 

 
 Apply for additional section 8 units should they become available  
 Leverage affordable housing resources in the community through the creation of mixed - 

finance housing 
 Pursue housing resources other than public housing or Section 8 tenant-based  assistance.  
 Other: (list below) 
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Need:  Specific Family Types:  Families at or below 30% of median 

 

Strategy 1:  Target available assistance to families at or below 30 % of AMI 
Select all that apply 

 
 Exceed HUD federal targeting requirements for families at or below 30% of AMI in public 

housing  
 Exceed HUD federal targeting requirements for families at or below 30% of AMI in tenant-

based section 8 assistance 
 Employ admissions preferences aimed at families with economic hardships 
 Adopt rent policies to support and encourage work  
 Other: (list below) 

 
Need:  Specific Family Types:  Families at or below 50% of median 
 
Strategy 1: Target available assistance to families at or below 50% of AMI 
Select all that apply 

 
 Employ admissions preferences aimed at families who are working  
 Adopt rent policies to support and encourage work 
 Other: (list below) 

 
Need:  Specific Family Types: The Elderly 

 

Strategy 1:  Target available assistance to the elderly: 
Select all that apply 

 
 Seek designation of public housing for the elderly  
 Apply for special-purpose vouchers targeted to the elderly, should they become available 
 Other: (list below) 

 
Need:  Specific Family Types:  Families with Disabilities 
 

Strategy 1:  Target available assistance to Families with Disabilities: 
Select all that apply 

 

 Seek designation of public housing for families with disabilities  
 Carry out the modifications needed in public housing based on the section 504 Needs 

Assessment for Public Housing 

 Apply for special-purpose vouchers targeted to families with disabilities, should they become 
available 

 Affirmatively market to local non-profit agencies that assist families with disabilities 
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 Other: (list below) 
 

Need:  Specific Family Types:  Races or ethnicities with disproportionate housing needs 
 

Strategy 1:  Increase awareness of PHA resources among families of races and ethnicities with 

disproportionate needs: 
Select if applicable 

 
 Affirmatively market to races/ethnicities shown to have disproportionate housing needs 
 Other: (list below) 

 
Strategy 2:  Conduct activities to affirmatively further fair housing 
Select all that apply 

 
 Counsel section 8 tenants as to location of units outside of areas of poverty or minority 

concentration and assist them to locate those units 
 Market the section 8 program to owners outside of areas of poverty /minority concentrations 
 Other: (list below)  

 

Other Housing Needs & Strategies: (list needs and strategies below) 

 
(2)  Reasons for Selecting Strategies 
Of the factors listed below, select all that influenced the PHA’s selection of the strategies it will 
pursue: 
 

 Funding constraints 
 Staffing constraints 
 Limited availability of sites for assisted housing 
 Extent to which particular housing needs are met by other organizations in the community 
 Evidence of housing needs as demonstrated in the Consolidated Plan and other information 

available to the PHA  
 Influence of the housing market on PHA programs 
 Community priorities regarding housing assistance 
 Results of consultation with local or state government 
 Results of consultation with residents and the Resident Advisory Board 
 Results of consultation with advocacy groups 
 Other:  (list below) 
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2.  Statement of Financial Resources 
[24 CFR Part 903.7 9 (b)] 
List the financial resources that are anticipated to be available to the PHA for the support of Federal public housing and 
tenant-based Section 8 assistance programs administered by the PHA during the Plan year.   Note:  the table assumes that 
Federal public housing or tenant based Section 8 assistance grant funds are expended on eligible purposes; therefore, uses 
of these funds need not be stated.  For other funds, indicate the use for those funds as one of the following categories: 
public housing operations, public housing capital improvements, public housing safety/security, public housing 
supportive services, Section 8 tenant-based assistance, Section 8 supportive services or other.  
 
 

Financial Resources:   

Planned Sources and Uses   

See CT020b01 –  Capital Fund Program Annual Statement  

See CT020do1 – Federal and State Operating Budgets 

Sources Planned Sources Planned Uses 

 1.  Federal Grants (FY 2007 grants)   

a) Public Housing Operating Fund 1,297101  

b) Public Housing Capital Fund $624,985  

c) HOPE VI Revitalization 0.00  

d) HOPE VI Demolition 0.00  

e) Annual Contributions for Section 8 Tenant-Based 
Assistance 

 
7,446,003 

 

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

 
0.00 

 

g) Resident Opportunity and Self-Sufficiency Grants  
0.00 

 
 

h) Community Development Block Grant  
86,000 

 

i) HOME 0.00  

Other Federal Grants (list below)   

Shelter Plus Care 
Danbury Towers    

102,000 
754,459 

 

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

below) 

  

Capital Fund (2005) 593,000 P.H. Capital Improvements 

Capital Fund (2006) 624,985 P.H. Capital Improvements 

3.  Public Housing Dwelling Rental Income  
1,294,716 

 
P.H. Operations 

4.  Other income (list below)  P.H. Operations 

Asset Sales 
Investment                        
Misc 
 
 

2,700,975 
43,965 
10,334 

 

 

   

5.  NON-FEDERAL SOURCES (LIST BELOW)   

Rental Income (State & Other)         2,447,020  

State Subsidy 1,146,236  

City of Danbury 12,000.  

State Grant 29,950  

Commercial Rents 27,720  

Investment 51,873  

Others 82,001  

Total Resources 19,375,323.00  
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3.  PHA Policies Governing Eligibility, Selection, and Admissions 
[24 CFR Part 903.7 9 (c)] SEE CT020a02- ACOP 
 

A.  Public Housing   
Exemptions:  PHAs that do not administer public housing are not required to complete subcomponent 3A. 
(1) Eligibility 
 
a. When does the PHA verify eligibility for admission to public housing? (select all that apply) 

 When families are within a certain number of being offered a unit: (state number) Top Ten 

 When families are within a certain time of being offered a unit: (state time) 
 Other: (describe) Preapplication 

 
b. Which non-income (screening) factors does the PHA use to establish eligibility for admission to 

public housing (select all that apply)? 
 Criminal or Drug-related activity 
 Rental history 
 Housekeeping 
 Other (describe) Landlord Recommendations 

 
c.   Yes   No:  Does the PHA request criminal records from local law enforcement agencies for 

screening purposes?  
d.   Yes   No:  Does the PHA request criminal records from State law enforcement agencies for 

screening purposes? 
e.   Yes    No:  Does the PHA access FBI criminal records from the FBI for screening 

purposes? (either directly or through an NCIC-authorized source) 
(2)Waiting List Organization 
 
a. Which methods does the PHA plan to use to organize its public housing waiting list (select all that 

apply) 
 Community-wide list 
 Sub-jurisdictional lists 
 Site-based waiting lists  
 Other (describe) 

 
b.  Where may interested persons apply for admission to public housing?  

 PHA main administrative office 
 PHA development site management office  
 Other (list below) 

 
             Dream Homes Community Center  
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c.  If the PHA plans to operate one or more site-based waiting lists in the coming year, answer each 

of the following questions; if not, skip to subsection (3) Assignment 
 

1. How many site-based waiting lists will the PHA operate in the coming year?0 
 

2.  Yes   No: Are any or all of the PHA’s site-based waiting lists new for the upcoming year 
(that is, they are not part of a previously-HUD-approved site based waiting list 
plan)? 
If yes, how many lists? 2008 

3.  Yes   No: May families be on more than one list simultaneously 
 If yes, how many lists?  2008 
 

4. Where can interested persons obtain more information about and sign up to be on the site-based 
waiting lists (select all that apply)? 

 PHA main administrative office 
 All PHA development management offices 
 Management offices at developments with site-based waiting lists 
 At the development to which they would like to apply 
 Other (list below) 

                         Dream Homes Community Center  
(3) Assignment 

 
a. How many vacant unit choices are applicants ordinarily given before they fall to the bottom of or 

are removed from the waiting list? (select one) 
 One  
 Two 
 Three or More 

 
b.       Yes   No: Is this policy consistent across all waiting list types? 
 
c. If answer to b is no, list variations for any other than the primary public housing waiting list/s for 

the PHA: 
 
(4) Admissions Preferences 
 

a. Income targeting:  
  Yes   No: Does the PHA plan to exceed the federal targeting requirements by targeting 

more than 40% of all new admissions to public housing to families at or below 
30% of median area income? 
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b. Transfer policies: 
In what circumstances will transfers take precedence over new admissions? (list below) 

  Emergencies  
 Overhoused 
 Underhoused 
 Medical justification 
 Administrative reasons determined by the PHA (e.g., to permit modernization work) 
 Resident choice: (state circumstances below) 
 Other: (list below) 

 

c.  Preferences 
1.    Yes   No: Has the PHA established preferences for admission to public housing (other 

than date and time of application)? (If “no” is selected, skip to subsection (5) 

Occupancy) 
 
2.  Which of the following admission preferences does the PHA plan to employ in the coming year? 

(select all that apply from either former Federal preferences or other preferences)  
Former Federal preferences: 

 Involuntary Displacement (Disaster, Government Action, Action of Housing Owner, 
Inaccessibility, Property Disposition) 

 Victims of domestic violence 
 Substandard housing 
 Homelessness 
 High rent burden (rent is > 50 percent of income) 

Other preferences: (select below) 
 Working families and those unable to work because of age or disability  
 Veterans and veterans’ families  
 Residents who live and/or work in the jurisdiction 
 Those enrolled currently in educational, training, or upward mobility programs 
 Households that contribute to meeting income goals (broad range of incomes)  
 Households that contribute to meeting income requirements (targeting)  
 Those previously enrolled in educational, training, or upward mobility programs 
 Victims of reprisals or hate crimes 
 Other preference(s) (list below) 

Condemnation or Abatements by City, State and Federal Agencies 
Elevated Lead Level 

Verified Serious Code Violations 
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3. If the PHA will employ admissions preferences, please prioritize by placing a “1” in the space that 

represents your first priority, a “2” in the box representing your second priority, and so on.   If you 
give equal weight to one or more of these choices (either through an absolute hierarchy or through 
a point system), place the same number next to each.  That means you can use “1” more than 
once, “2” more than once, etc. 

 
  Date and Time 2 

 
Former Federal preferences: 

   Involuntary Displacement (Disaster, Government Action, Action of Housing 
 Owner, Inaccessibility, Property Disposition)  1 

   Victims of domestic violence  2 

   Substandard housing 
  Homelessness  2 

  High rent burden 
 
Other preferences (select all that apply) 

 Working families and those unable to work because of age or disability 2  
 Veterans and veterans’ families  
 Residents who live and/or work in the jurisdiction 
 Those enrolled currently in educational, training, or upward mobility programs 
 Households that contribute to meeting income goals (broad range of incomes)  
 Households that contribute to meeting income requirements (targeting)  
 Those previously enrolled in educational, training, or upward mobility  programs  
 Victims of reprisals or hate crimes 2 
 Other preference(s) (list below) 2 

Condemnation or Abatements by City, State and Federal Agencies 
Elevated Lead Level 

         Verified Serious Code Violations 
        

4.  Relationship of preferences to income targeting requirements: 
 The PHA applies preferences within income tiers 
 Not applicable:  the pool of applicant families ensures that the PHA will meet income 

targeting requirements 
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(5) Occupancy  
 

a. What reference materials can applicants and residents use to obtain information about the rules of 
occupancy of public housing (select all that apply) 
 The PHA-resident lease 
 The PHA’s Admissions and (Continued) Occupancy policy 
 PHA briefing seminars or written materials 
 Other source (list)  

             Dream Homes Community Center 
 
 
b. How often must residents notify the PHA of changes in family composition? (select all that 
apply) 

 At an annual reexamination and lease renewal 
 Any time family composition changes 
 At family request for revision  
 Other (list) 

 

(6) Deconcentration and Income Mixing  See Attachment ct020j02 

 
a.   Yes   No:     Did the PHA’s analysis of its family (general occupancy) developments to 

determine concentrations of poverty indicate the need for measures to promote 
deconcentration of poverty or income mixing? 

 
b.   Yes   No:       Did the PHA adopt any changes to its admissions policies based on the 

results of the required analysis of the need to promote deconcentration of 
poverty or to assure income mixing? 

 
c. If the answer to b was yes, what changes were adopted? (select all that apply) 

 Adoption of site-based waiting lists  
 If selected, list targeted developments below: 

 
 Employing waiting list “skipping” to achieve deconcentration of poverty or income mixing 

goals at targeted developments  
 If selected, list targeted developments below: 
 

 Employing new admission preferences at targeted developments  
 If selected, list targeted developments below: 

 
      Other (list policies and developments targeted below) 
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d.   Yes   No: Did the PHA adopt any changes to other policies based on the results of the 

required analysis of the need for deconcentration of poverty and income 
mixing? 

 
e.  If the answer to d was yes, how would you describe these changes? (select all that apply) 

 Additional affirmative marketing  
 Actions to improve the marketability of certain developments 
 Adoption or adjustment of ceiling rents for certain developments 
 Adoption of rent incentives to encourage deconcentration of poverty and income-mixing  
 Other (list below) 

f.  Based on the results of the required analysis, in which developments will the PHA make special 
efforts to attract or retain higher-income families? (select all that apply) 

 Not applicable:  results of analysis did not indicate a need for such efforts 
 List (any applicable) developments below: 

 Eden Drive and Laurel Gardens 

 

g.  Based on the results of the required analysis, in which developments will the PHA make special 
efforts to assure access for lower-income families? (select all that apply) 

   Not applicable:  results of analysis did not indicate a need for such efforts 
   List (any applicable) developments below: 
  

B. Section 8 See Section 8 Administrative Plan – Attachment    CT020k02 
Exemptions:  PHAs that do not administer section 8 are not required to complete sub-component 3B.   
Unless otherwise specified, all questions in this section apply only to the tenant-based section 8 assistance program 

(vouchers, and until completely merged into the voucher program, certificates). 

 
(1) Eligibility 
 
a.  What is the extent of screening conducted by the PHA? (select all that apply) 

 Criminal or drug-related activity only to the extent required by law or regulation  
 Criminal and drug-related activity, more extensively than required by law or regulation 
 More general screening than criminal and drug-related activity (list factors below) 
 Other (list below) 

 
 

b.   Yes   No: Does the PHA request criminal records from local law enforcement agencies for 
screening purposes? 

 
c.   Yes   No:  Does the PHA request criminal records from State law enforcement agencies for 

screening purposes? 
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d.   Yes    No:  Does the PHA access FBI criminal records from the FBI for screening 

purposes? (either directly or through an NCIC-authorized source) 
 
e.  Indicate what kinds of information you share with prospective landlords? (select all that apply) 

 Criminal or drug-related activity 
 Other (describe below) 

            Rental History 

  

(2) Waiting List Organization 
 

a.  With which of the following program waiting lists is the section 8 tenant-based assistance waiting 
list merged? (select all that apply) 

 None 
 Federal public housing 
 Federal moderate rehabilitation 
 Federal project-based certificate program 
 Other federal or local program (list below) 

 
b.  Where may interested persons apply for admission to section 8 tenant-based assistance? (select all 

that apply) 
 PHA main administrative office  
 Other (list below) 

 

(3) Search Time 
 

a.    Yes    No: Does the PHA give extensions on standard 90-day period to search for a unit? 
 

If yes, state circumstances below: 
If the family documents their efforts and additional time can reasonably be expected to result in 

success or the family contains a person with a disability. 
 
(4) Admissions Preferences 

 
a.  Income targeting  
 

  Yes   No: Does the PHA plan to exceed the federal targeting requirements by targeting 
more than 75% of all new admissions to the section 8 program to families at or 
below 30% of median area income? 

b.  Preferences 
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1.   Yes   No: Has the PHA established preferences for admission to section 8 tenant-based 
assistance? (other than date and time of application) (if no, skip to 
subcomponent (5) Special purpose section 8 assistance programs)  

 
2.  Which of the following admission preferences does the PHA plan to employ in the  coming 
year? (select all that apply from either former Federal preferences or other  preferences)  
 

Former Federal preferences 
 Involuntary Displacement (Disaster, Government Action, Action of Housing Owner, 

Inaccessibility, Property Disposition) 
 Victims of domestic violence  
 Substandard housing 
 Homelessness 
 High rent burden (rent is > 50 percent of income) 

 
Other preferences (select all that apply) 

 Working families and those unable to work because of age or disability  
 Veterans and veterans’ families  
 Residents who live and/or work in your jurisdiction 
 Those enrolled currently in educational, training, or upward mobility programs 
 Households that contribute to meeting income goals (broad range of incomes)  
 Households that contribute to meeting income requirements (targeting)  

      Those previously enrolled in educational, training, or upward mobility programs  
      Victims of reprisals or hate crimes   
      Other preference(s) (list below) 
 
3. If the PHA will employ admissions preferences, please prioritize by placing a “1” in the space that 
represents your first priority, a “2” in the box representing your second priority, and so on.   If you 
give equal weight to one or more of these choices (either through an absolute hierarchy or through a 
point system), place the same number next to each.  That means you can use “1” more than once, “2” 
more than once, etc. 
 
Homelessness 

 Date and Time 2 
 
Former Federal preferences 

 Involuntary Displacement (Disaster, Government Action, Action of Housing 1 
  Owner, Inaccessibility, Property Disposition) 
 Victims of domestic violence 1 
 Substandard housing 
 Homelessness 1 
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 High rent burden 
 
Other preferences (select all that apply) 

 Working families and those unable to work because of age or disability 1 
 Veterans and veterans’ families  
 Residents who live and/or work in your jurisdiction 
 Those enrolled currently in educational, training, or upward mobility programs 
 Households that contribute to meeting income goals (broad range of incomes)  
 Households that contribute to meeting income requirements (targeting)  
 Those previously enrolled in educational, training, or upward mobility  programs  
 Victims of reprisals or hate crimes  
 Other preference(s) (list below) 

 

4.  Among applicants on the waiting list with equal preference status, how are applicants selected? 
(select one) 

 1Date and time of application 
 2Drawing (lottery) or other random choice technique 

 
 
5.  If the PHA plans to employ preferences for “residents who live and/or work in the 
 jurisdiction” (select one) 

 This preference has previously been reviewed and approved by HUD 
 The PHA requests approval for this preference through this PHA Plan 

 
6.  Relationship of preferences to income targeting requirements: (select one) 

 The PHA applies preferences within income tiers 
 Not applicable:  the pool of applicant families ensures that the PHA will meet income 

targeting requirements 
(5)   Special Purpose Section 8 Assistance Programs 
 
a.  In which documents or other reference materials are the policies governing eligibility, selection, 

and admissions to any special-purpose section 8 program administered by the PHA contained? 
(select all that apply) 
 The Section 8 Administrative Plan 
 Briefing sessions and written materials 
 Other (list below) 

 
b. How does the PHA announce the availability of any special-purpose section 8  programs to the 

public? 
 Through published notices 
 Other (list below) 
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           Notification to affected persons through local agencies. 
 

4.  PHA Rent Determination Policies  
[24 CFR Part 903.7 9 (d)] 

 

A.  Public Housing 
Exemptions:  PHAs that do not administer public housing are not required to complete sub-component 4A. 
 

(1)  Income Based Rent Policies 
Describe the PHA’s income based rent setting policy/ies for public housing using, including discretionary (that is, not 
required by statute or regulation) income disregards and exclusions, in the appropriate spaces below. 

 
a.  Use of discretionary policies: (select one) 
 

 The PHA will not employ any discretionary rent-setting policies for income based rent in 
public housing.  Income-based rents are set at the higher of 30% of adjusted monthly income, 
10% of unadjusted monthly income, the welfare rent, or minimum rent (less HUD mandatory 
deductions and exclusions).  (If selected, skip to sub-component (2)) 

 
---or--- 

 
 The PHA employs discretionary policies for determining income based rent (If selected, 

continue to question b.) 
b.  Minimum Rent 
 
1. What amount best reflects the PHA’s minimum rent? (select one) 

 $0 
 $1-$25 
 $26-$50 

 
 
2.   Yes   No:  Has the PHA adopted any discretionary minimum rent hardship exemption 

policies? 
 
3. If yes to question 2, list these policies below: 

 
c.  Rents set at less than 30% than adjusted income 
 
1.   Yes   No:   Does the PHA plan to charge rents at a fixed amount or    
   percentage less than 30% of adjusted income? 
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2.  If yes to above, list the amounts or percentages charged and the circumstances    under which 
these will be used below: 

 
d.  Which of the discretionary (optional) deductions and/or exclusions policies does the PHA plan to 

employ (select all that apply) 
 For the earned income of a previously unemployed household member 
 For increases in earned income 
 Fixed amount (other than general rent-setting policy) 

If yes, state amount/s and circumstances below: 
 

 Fixed percentage (other than general rent-setting policy) 
If yes, state percentage/s and circumstances below: 

 
 For household heads 
 For other family members  
 For transportation expenses 
 For the non-reimbursed medical expenses of non-disabled or non-elderly families 
 Other (describe below) 

 

e. Ceiling rents 

 

1. Do you have ceiling rents? (rents set at a level lower than 30% of adjusted income) (select one) 
 

 Yes for all developments 
 Yes but only for some developments 
 No 

 
 
2. For which kinds of developments are ceiling rents in place? (select all that apply) 
 

 For all developments 
 For all general occupancy developments (not elderly or disabled or elderly only) 
 For specified general occupancy developments 
 For certain parts of developments; e.g., the high-rise portion 
 For certain size units; e.g., larger bedroom sizes 
 Other (list below) 

 
 

3. Select the space or spaces that best describe how you arrive at ceiling rents (select all that apply) 
 

 Market comparability study 
 Fair market rents (FMR) 
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 95th percentile rents 
 75 percent of operating costs 
 100 percent of operating costs for general occupancy (family) developments 
 Operating costs plus debt service 
 The “rental value” of the unit 
 Other (list below) 

 

f.  Rent re-determinations: 

 
1.  Between income reexaminations, how often must tenants report changes in income  or family 
composition to the PHA such that the changes result in an adjustment to  rent? (select all that 
apply) 

 Never 
 At family option 
 Any time the family experiences an income increase 
 Any time a family experiences an income increase above a threshold amount or 

 percentage: (if selected, specify threshold)_____ 

 Other (list below) 
 
g.   Yes   No:  Does the PHA plan to implement individual savings accounts for residents 

(ISAs) as an alternative to the required 12 month disallowance of earned 
income and phasing in of rent increases in the next year?  

(2)  Flat Rents   See Attachment CT020r02 
1.  In setting the market-based flat rents, what sources of information did the PHA use to establish 

comparability? (select all that apply.) 
 The section 8 rent reasonableness study of comparable housing  
 Survey of rents listed in local newspaper   
 Survey of similar unassisted units in the neighborhood 
 Other (list/describe below)  

 Based on operating costs and conditions 

 
B.  Section 8 Tenant-Based Assistance 
Exemptions:  PHAs that do not administer Section 8 tenant-based assistance are not required to complete sub-component 
4B. Unless otherwise specified, all questions in this section apply only to the tenant-based section 8 assistance 

program (vouchers, and until completely merged into the voucher program, certificates). 

 

(1) Payment Standards  See Attachment CT020s02 
Describe the voucher payment standards and policies. 
 
a. What is the PHA’s payment standard? (select the category that best describes your standard) 

 At or above 90% but below100% of FMR  
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 100% of FMR 
 Above 100% but at or below 110% of FMR 
 Above 110% of FMR (if HUD approved; describe circumstances below) 

 
b.  If the payment standard is lower than FMR, why has the PHA selected this standard? (select all 

that apply) 
 FMRs are adequate to ensure success among assisted families in the PHA’s segment of the 

FMR area 
 The PHA has chosen to serve additional families by lowering the payment standard  
 Reflects market or submarket 
 Other (list below) 

 
c.  If the payment standard is higher than FMR, why has the PHA chosen this level? (select all that 

apply) 
 FMRs are not adequate to ensure success among assisted families in the PHA’s segment of 

the FMR area 
 Reflects market or submarket 
 To increase housing options for families 

   Other (list below) 
 
 d.  How often are payment standards reevaluated for adequacy? (select one) 

 Annually 
 Other (list below) 

 
e.  What factors will the PHA consider in its assessment of the adequacy of its payment standard?  

(select all that apply) 
 Success rates of assisted families 
 Rent burdens of assisted families 
 Other (list below) 

 
(2) Minimum Rent 
 
a.  What amount best reflects the PHA’s minimum rent? (select one) 

 $0 
 $1-$25 
 $26-$50 

 
b.   Yes   No: Has the PHA adopted any discretionary minimum rent hardship exemption  

policies? (if yes, list below) 
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5. Operations and Management  
[24 CFR Part 903.7 9 (e)] 
Exemptions from Component 5:  High performing and small PHAs are not required to complete this section.  Section 8 
only PHAs must complete parts A, B, and C(2) 
 

A.  PHA Management Structure  
Describe the PHA’s management structure and organization.  

(select one) 
 An organization chart showing the PHA’s management structure and organization is 

attached.  CT020m02 
 A brief description of the management structure and organization of the PHA follows: 

B. HUD Programs Under PHA Management 

_ List Federal programs administered by the PHA, number of families served at the beginning of the upcoming fiscal 
year, and expected turnover in each.  (Use “NA” to indicate that the PHA does not operate any of the programs listed 
below.)   

 
 

Program Name Units or Families Served 

at Year Beginning  
Expected 

Turnover 
Public Housing 322 32 
Section 8 Vouchers 625 30 
Section 8 Certificate 0 0 
Section 8 Mod Rehab 55 5 
Family Unification 
Shelter Plus Care 

50 
33 

10 
3 

Public Housing Drug 
Elimination Program (PHDEP) 

 
N/A 

 
N/A 

Disabled Section 8 Vouchers  
156 

 
5  

   
Other Federal Programs(list 
individually) 
 
 

  

CGP 322 N/A 
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C.  Management and Maintenance Policies 
List the PHA’s public housing management and maintenance policy documents, manuals and handbooks that contain the 
Agency’s rules, standards, and policies that govern maintenance and management of public housing, including a 
description of any measures necessary for the prevention or eradication of pest infestation (which includes cockroach 
infestation) and the policies governing Section 8 management. 

(1) Policies on Eligibility, Selection and Admissions  
 
A. Admissions and Occupancy 
B. Section 8 Administrative Plan  
C. Grievance Procedures 
D. Maintenance Plan 
E. Financial Procedures 
F. Procurement Policy 
G. Section 8 Homeownership 
H. Operating Budget 
I. Pet Policy 
J.         Personnel  
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6. PHA Grievance Procedures CT020a02 
[24 CFR Part 903.7 9 (f)] 
 
Exemptions from component 6:  High performing PHAs are not required to complete component 6. Section 8-Only PHAs 
are exempt from sub-component 6A. 

 
A.  Public Housing 

1.   Yes   No: Has the PHA established any written grievance procedures in addition to federal 
requirements found at 24 CFR Part 966, Subpart B, for residents of public 
housing? If yes, list additions to federal requirements below: 

 
2.  Which PHA office should residents or applicants to public housing contact to initiate the PHA 

grievance process? (select all that apply) 
 PHA main administrative office 
 PHA development management offices 
 Other (list below) 

 
B.  Section 8 Tenant-Based Assistance 
1.   Yes   No: Has the PHA established informal review procedures for applicants to the 

Section 8 tenant-based assistance program and informal hearing procedures for 
families assisted by the Section 8 tenant-based assistance program in addition to 
federal requirements found at 24 CFR 982?  If yes, list additions to federal 
requirements below: 

 
2.  Which PHA office should applicants or assisted families contact to initiate the informal review 

and informal hearing processes? (select all that apply) 
 PHA main administrative office 
 Other (list below) 

 

7.  Capital Improvement Needs  
[24 CFR Part 903.7 9 (g)] 
Exemptions from Component 7:  Section 8 only PHAs are not required to complete this component and may skip to 
Component 8.   

 
A.  Capital Fund Activities 
Exemptions from sub-component 7A:   PHAs that will not participate in the Capital Fund Program may skip to 
component 7B.  All other PHAs must complete 7A as instructed. 

 

(1)  Capital Fund Program Annual Statement See Attachment CT020b02 
Using parts I, II, and III of the Annual Statement for the Capital Fund Program (CFP), identify capital activities the PHA 
is proposing for the upcoming year to ensure long-term physical and social viability of its public housing developments.  
This statement can be completed by using the CFP Annual Statement tables provided in the table library at the end of the 
PHA Plan template OR, at the PHA’s option, by completing and attaching a properly updated HUD-52837.    
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Select one: 
 The Capital Fund Program Annual Statement is provided as an attachment to the PHA Plan at 

Attachment (state name) CT020b02 
-or- 

 
 The Capital Fund Program Annual Statement is provided below:  (if selected, copy the CFP 

Annual Statement from the Table Library and insert here) 
 

8.  HOPE VI and Public Housing Development and Replacement Activities (Non-

Capital Fund) 
 

Applicability of sub-component 7B:  All PHAs administering public housing.  Identify any approved HOPE VI 
and/or public housing development or replacement activities not described in the Capital Fund Program Annual 
Statement. 

  Yes   No:     a) Has the PHA received a HOPE VI revitalization grant? (if 
no, skip to question c; if yes, provide responses to question 
b for each grant, copying and completing as many times as 
necessary) 

  b) Status of HOPE VI revitalization grant (complete one set of 
questions for each grant) 

1. Development name: 
2. Development (project) number: 
3. Status of grant: (select the statement that best describes the current status)   

 Revitalization Plan under development 
 Revitalization Plan submitted, pending approval 
 Revitalization Plan approved 
  Activities pursuant to an approved Revitalization Plan underway 

 
  Yes   No:       c) Does the PHA plan to apply for a HOPE VI    

Revitalization grant   in the Plan year? If yes, list 
development name/s below: 

 
   Yes  No:     d) Will the PHA be engaging in any mixed-finance 

development  activities for public housing in the Plan 
year?  If yes, list developments or activities below:  

 
             Yes      No  e) Will the PHA be conducting any other public  housing 

development or replacement activities not discussed in 
the Capital Fund Program Annual Statement?  If yes, list 
developments or activities below: 
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Demolition and Disposition  
[24 CFR Part 903.7 9 (h)] 
Applicability of component 8:  Section 8 only PHAs are not required to complete this section.   

 
1.  Yes   No:  Does the PHA plan to conduct any demolition or disposition activities 

(pursuant to section 18 of the U.S. Housing Act of 1937 (42 U.S.C. 
1437p)) in the plan Fiscal Year?   (If “No”, skip to component 9; if 
“yes”, complete one activity description for each development.) 
2. Activity Description 
 

2.   Yes   No:  Has the PHA provided the activities description information in the 
optional Public Housing Asset Management Table? (If “yes”, skip to 
component 9.  If “No”, complete the Activity Description table below.) 
 

Demolition/Disposition Activity Description 

1a. Development name: Scattered Sites  
1b. Development (project) number:  CT020-013 

2. Activity type:  Demolition  
    Disposition  Sale 

3. Application status (select one)  
Approved   
Submitted, pending approval  
Planned application   

4. Date application approved, submitted, or planned for submission:  (01/31/2007) 

5. Number of units affected: 21 
6.  Coverage of action (select one)   

  Part of the development 
  Total development 

7.  Timeline for activity: 
a. Actual or projected start date of activity: 01/01/2007 
b. Projected end date of activity: 3/30/2007 
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Demolition/Disposition Activity Description 

1a. Development name: High Ridge Gardens  
1b. Development (project) number:  CT020 1A 

2. Activity type:  Demolition  
    Disposition  

3. Application status (select one)  
Approved   
Submitted, pending approval   
Planned application   

4. Date application approved, submitted, or planned for submission:  (03/2006 

5. Number of units affected: 60 
6.  Coverage of action (select one)   

  Part of the development 
  Total development 

7.  Timeline for activity: 
a. Actual or projected start date of activity: 10/2004 
b. Projected end date of activity:  06/01/2008 
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9. Designation of Public Housing for Occupancy by Elderly Families or 

Families with Disabilities or Elderly Families and Families with 

Disabilities. [24 CFR Part 903.7 9 (i)] 
Exemptions from Component 9: Section 8 only PHAs are not required to complete this section.  

 
 

1.  Yes   No:   Has the PHA designated or applied for approval to designate or 
does the PHA plan to apply to designate any public housing for 
occupancy only by the elderly families or only by families with 
disabilities, or by elderly families and families with disabilities 
or will apply for designation for occupancy by only elderly 
families or only families with disabilities, or by elderly families 
and families with disabilities as provided by section 7 of the 
U.S. Housing Act of 1937 (42 U.S.C. 1437e) in the upcoming 
fiscal year?   (If “No”, skip to component 10.  If “yes”, 
complete one activity description for each development, unless 
the PHA is eligible to complete a streamlined submission; 
PHAs completing streamlined submissions may skip to 
component 10.) In 1999, HACD applied and received HUD’s 

approval to designate (2) two  federal properties or 152 

units as Elderly only.  
 

2.  Activity Description 
  Yes  No:  Has the PHA provided all required activity description 

information for this component in the optional Public Housing 
Asset Management Table? If “yes”, skip to component 10.  If 
“No”, complete the Activity Description table below. 

 

Designation of Public Housing Activity Description  

1a. Development name: Putnam Towers 

1b. Development (project) number:  CT020-004 

2. Designation type:   Occupancy by only the elderly   
Occupancy by families with disabilities  
Occupancy by only elderly families and families with disabilities   

3. Application status (select one)   
Approved; included in the PHA’s  Designation Plan  1999 Original Submission 
Submitted, pending approval   
Planned application  

4.  Date this designation approved, submitted, or planned for submission: ( 2004) 

5.  If approved, will this designation constitute a (select one)  
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  New Designation Plan 
  Revision of a previously-approved Designation Plan? 

6. Number of units affected: 54 
7.   Coverage of action (select one)   

  Part of the development 
  Total development 

 
Designation of Public Housing Activity Description  

1a. Development name: Wooster Manor 
1b. Development (project) number:  CT020-003 

2. Designation type:   Occupancy by only the elderly   
Occupancy by families with disabilities  
Occupancy by only elderly families and families with disabilities   

3. Application status (select one)   
Approved; included in the PHA’s  Designation Plan  1999 
Submitted, pending approval   
Planned application  

4.  Date this designation approved, submitted, or planned for submission: (2004) 
 ) 

5.  If approved, will this designation constitute a (select one)  
  New Designation Plan 
  Revision of a previously-approved Designation Plan? 

7. Number of units affected: 98 
7.   Coverage of action (select one)   

  Part of the development 
  Total development 
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10.  Conversion of Public Housing to Tenant-Based Assistance 
[24 CFR Part 903.7 9 (j)] 
Exemptions from Component 10;  Section 8 only PHAs are not required to complete this section.  

 

A.  Assessments of Reasonable Revitalization Pursuant to section 202 of the   

HUD FY 1996 HUD Appropriations Act 

 
1.  Yes  No:   Have any of the PHA’s developments or portions of 

developments been identified by HUD or the PHA as covered 
under section 202 of the HUD FY 1996 HUD Appropriations 
Act? (If “No”, skip to component 11; if “yes”, complete one 
activity description for each identified development, unless 
eligible to complete a streamlined submission. PHAs 
completing streamlined submissions may skip to component 
11.) 

 
2.  Activity Description 

  Yes   No: Has the PHA provided all required activity description 
information for this component in the optional Public Housing 
Asset Management Table? If “yes”, skip to component 11.  If 
“No”, complete the Activity Description table below. 

 

Conversion of Public Housing Activity Description  

1a. Development name:  
1b. Development (project) number:  

2. What is the status of the required assessment? 
  Assessment underway 
  Assessment results submitted to HUD 
  Assessment results approved by HUD (if marked, proceed to next 

question) 
   Other (explain below) 

3.   Yes   No:  Is a Conversion Plan required? (If yes, go to block 4; if no, 
go to    block 5.) 

4.  Status of Conversion Plan (select the statement that best describes the 
current status) 

  Conversion Plan in development 
  Conversion Plan submitted to HUD on: (DD/MM/YYYY) 
  Conversion Plan approved by HUD on: (DD/MM/YYYY) 

   Activities pursuant to HUD-approved Conversion Plan underway 
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5.  Description of how requirements of Section 202 are being satisfied by means 
other than conversion (select one) 

  Units addressed in a pending or approved demolition application 
(date submitted or approved:       

  Units addressed in a pending or approved HOPE VI demolition 
application (date submitted or approved:      ) 

  Units addressed in a pending or approved HOPE VI Revitalization 
Plan (date submitted or approved:      ) 

  Requirements no longer applicable:  vacancy rates are less than 10 
percent 

  Requirements no longer applicable:  site now has less than 300 units 
   Other: (describe below) 
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11.  Homeownership Programs Administered by the PHA See CT020h02 
[24 CFR Part 903.7 9 (k)] 

A.  Public Housing 
Exemptions from Component 11A:  Section 8 only PHAs are not required to complete 11A.   

1.   Yes   No:  Does the PHA administer any homeownership programs 
administered by the PHA under an approved section 5(h) 
homeownership program (42 U.S.C. 1437c(h)), or an approved 
HOPE I program (42 U.S.C. 1437aaa) or has the PHA applied 
or plan to apply to administer any homeownership programs 
under section 5(h), the HOPE I program, or section 32 of the 
U.S. Housing Act of 1937 (42 U.S.C. 1437z-4).    (If “No”, 
skip to component 11B; if “yes”, complete one activity 
description for each applicable program/plan, unless eligible to 
complete a streamlined submission due to small PHA or high 

performing PHA status.  PHAs completing streamlined 
submissions may skip to component 11B.) 

2.  Activity Description 
  Yes  No:  Has the PHA provided all required activity description 

information for this component in the optional Public Housing 
Asset Management Table? (If “yes”, skip to component 12.  If 
“No”, complete the Activity Description table below.) 

Public Housing Homeownership Activity Description 

(Complete one for each development affected) 

1a. Development name: Scattered Sites 
1b. Development (project) number: CT020-007,008,-011,-012, -013 

2. Federal Program authority:    
  HOPE I 
  5(h) 
  Turnkey III 
  Section 32 of the USHA of 1937 (effective 10/1/99) 

3. Application status: (select one)   
  Approved; included in the PHA’s Homeownership Plan/Program  
  Submitted, pending approval  
  Planned application  

4. Date Homeownership Plan/Program approved, submitted, or planned for submission:     
06/01/2005 

 

5.  Number of units affected: 46 
6.   Coverage of action:  (select one)   

  Part of the development 
  Total development 
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B. Section 8 Tenant Based Assistance 
 

1.   Yes   No:  Does the PHA plan to administer a Section 8 Homeownership program 
pursuant to Section 8(y) of the U.S.H.A. of 1937, as implemented by 
24 CFR part 982 ? (If “No”, skip to component 12; if “yes”,  describe 
each program using the table below (copy and complete questions for 
each program identified), unless the PHA is eligible to complete a 
streamlined submission due to high performer status.    High 

performing PHAs may skip to component 12.) 
 
2.  Program Description: Stetson Place  

a.  Size of Program 
  Yes   No:  Will the PHA limit the number of families participating in the Section 

8 homeownership option? 
If the answer to the question above was yes, which statement best describes the number of 
participants? (select one) 

 25 or fewer participants 
 26 - 50 participants 
 51 to 100 participants 
 more than 100 participants 

 
b.      PHA- established eligibility criteria 

  Yes  No: Will the PHA’s program have eligibility criteria for participation in its 
Section 8 Homeownership Option program in addition to HUD criteria?  
If yes, list criteria below: 

 
2.  Program Description: Scattered Sites  

a.  Size of Program 
  Yes   No:  Will the PHA limit the number of families participating in the Section 

8 homeownership option? 
b. If the answer to the question above was yes, which statement best 

describes the number of participants? (select one) 
 25 or fewer participants 
 26 - 50 participants 
 51 to 100 participants 
 more than 100 participants 

 
b.      PHA- established eligibility criteria 

  Yes  No: Will the PHA’s program have eligibility criteria for participation in its 
Section 8 Homeownership Option program in addition to HUD criteria?  
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If yes, list criteria below: 
2.  Program Description: High Ridge Gardens   

a.  Size of Program 
  Yes   No:  Will the PHA limit the number of families participating in the Section 

8 homeownership option? 
If the answer to the question above was yes, which statement best describes the number of 
participants? (select one) 

 25 or fewer participants 
 26 - 50 participants 
 51 to 100 participants 
 more than 100 participants 

 
b.      PHA- established eligibility criteria 

  Yes  No: Will the PHA’s program have eligibility criteria for participation in its 
Section 8 Homeownership Option program in addition to HUD criteria?  
If yes, list criteria below: 
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12. PHA Community Service and Self-Sufficiency Programs 
[24 CFR Part 903.7 9 (l)] 
Exemptions from Component 12:  High performing and small PHAs are not required to complete this component.  
Section 8-Only PHAs are not required to complete sub-component C. 

 

A.  PHA Coordination with the Welfare (TANF) Agency 
 

1.  Cooperative agreements: 
  Yes   No:  Has the PHA has entered into a cooperative agreement with the TANF 

Agency, to share information and/or target supportive services (as 
contemplated by section 12(d)(7) of the Housing Act of 1937)?  
If yes, what was the date that agreement was signed? DD/MM/YY 

 
2.  Other coordination efforts between the PHA and TANF agency (select all that apply) 

 Client referrals 
 Information sharing regarding mutual clients (for rent determinations and otherwise) 
 Coordinate the provision of specific social and self-sufficiency services and programs 

to eligible families  
 Jointly administer programs 
 Partner to administer a HUD Welfare-to-Work voucher program 
 Joint administration of other demonstration program 
 Other (describe) 

 
B.  Services and programs offered to residents and participants 
     (1) General 

 
a.  Self-Sufficiency Policies 

Which, if any of the following discretionary policies will the PHA employ to enhance the 
economic and social self-sufficiency of assisted families in the following areas? (select all that 
apply) 

 Public housing rent determination policies 
 Public housing admissions policies  
 Section 8 admissions policies  
 Preference in admission to section 8 for certain public housing families 
 Preferences for families working or engaging in training or education programs for 

non-housing programs operated or coordinated by the PHA 
 Preference/eligibility for public housing homeownership option participation 
 Preference/eligibility for section 8 homeownership option participation 
 Other policies (list below) 
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b.  Economic and Social Self-Sufficiency programs 

 
  Yes   No: Does the PHA coordinate, promote or provide any programs to enhance 

the economic and social self-sufficiency of residents? (If “yes”, complete 
the following table; if “no” skip to sub-component 2, Family Self 
Sufficiency Programs.  The position of the table may be altered to 
facilitate its use. ) 

 
 

Services and Programs 
 

Program Name & 
Description (including 
location, if appropriate) 

Estimated 
Size 

Allocation 
Method 
(waiting list/random 
selection/specific 
criteria/other) 

Access 
(development office/ 
PHA main office/other 
provider name) 

Eligibility  
(public housing 
or  Section 8 
participants or 
both) 

Computer Skills Training 15 Other Community Rooms Both 

     

Danbury Grassroots Tennis 
Camp 

28 Other Norwalk Grassroots 
Tennis 

Both 

Summer Youth Employment 
Program   

50 Other City of Danbury Both 

* Community Rooms located at Laurel Gardens. 

 

 

 

(2) Family Self Sufficiency Program/s 
 

a. Participation Description 
Family Self Sufficiency (FSS) Participation 

Program Required Number of Participants 
(start of FY 2000 Estimate)  

Actual Number of Participants  
(As of: DD/MM/YY) 

Public Housing 
 

 
0 

 
0 

Section 8 
 

 
0 

 
0 
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    b.   Yes   No: If the PHA is not maintaining the minimum program size required by HUD, 
does the most recent FSS Action Plan address the steps the PHA plans to take 
to achieve at least the minimum program size? If no, list steps the PHA will 
take below: NA 

C.  Welfare Benefit Reductions 
1.  The PHA is complying with the statutory requirements of section 12(d) of the U.S. Housing 

Act of 1937 (relating to the treatment of income changes resulting from welfare program 
requirements) by: (select all that apply) 

 Adopting appropriate changes to the PHA’s public housing rent determination 
policies and train staff to carry out those policies 

 Informing residents of new policy on admission and reexamination  
 Actively notifying residents of new policy at times in addition to admission and 

reexamination. 
 Establishing or pursuing a cooperative agreement with all appropriate TANF agencies 

regarding the exchange of information and coordination of services 
 Establishing a protocol for exchange of information with all appropriate TANF 

agencies 
 Other: (list below) 

 

D.  Reserved for Community Service Requirement pursuant to section 12(c) of the U.S. 

Housing Act of 1937 See Attachment CT020f01 

 
 

13.  PHA Safety and Crime Prevention Measures  
[24 CFR Part 903.7 9 (m)] 
Exemptions from Component 13:  High performing and small PHAs not participating in PHDEP and Section 
8 Only PHAs may skip to component 15.  High Performing and small PHAs that are participating in PHDEP 
and are submitting a PHDEP Plan with this PHA Plan may skip to sub-component D.  

 

 

A.  Need for measures to ensure the safety of public housing residents   
 

1.  Describe the need for measures to ensure the safety of public housing residents (select all 
that apply) 

 High incidence of violent and/or drug-related crime in some or all of the PHA's 
developments 

 High incidence of violent and/or drug-related crime in the areas surrounding or 
adjacent to the PHA's developments 

 Residents fearful for their safety and/or the safety of their children 
 Observed lower-level crime, vandalism and/or graffiti 
 People on waiting list unwilling to move into one or more developments due to 

perceived and/or actual levels of violent and/or drug-related crime 
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 Other (describe below) 
 
 

2.        What information or data did the PHA used to determine the need for PHA actions to 
improve safety of residents (select all that apply). 

 Safety and security survey of residents 
 Analysis of crime statistics over time for crimes committed “in and around” 

public housing authority 
 Analysis of cost trends over time for repair of vandalism and removal of 

graffiti 
 Resident reports 
 PHA employee reports 
 Police reports 
 Demonstrable, quantifiable success with previous or ongoing anticrime/anti 

drug programs 
 Other (describe below) 

 
 

3.  Which developments are most affected? (list below) 
Laurel Gardens 

Eden Drive 

Scattered Sites 

 

B.  Crime and Drug Prevention activities the PHA has undertaken or plans to undertake 

in the next PHA fiscal year 

 

1.  List the crime prevention activities the PHA has undertaken or plans to undertake: 
(select all that apply) 

 Contracting with outside and/or resident organizations for the provision of 
crime- and/or drug-prevention activities. 

 Crime Prevention through Environmental Design 
 Activities targeted to at-risk youth, adults, or seniors. Target Program 
 Volunteer Resident Patrol/Block Watchers Program 
 Other (describe below) 

 

2.  Which developments are most affected? (list below) 
 Laurel Gardens 

 Eden Drive 

                       Scattered Sites 
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C.  Coordination between PHA and the police   
 

1.  Describe the coordination between the PHA and the appropriate police precincts for 
carrying out crime prevention measures and activities: (select all that apply) 

 Police involvement in development, implementation, and/or ongoing 
evaluation of drug-elimination plan. 

 Police provide crime data to housing authority staff for analysis and action 
 Police have established a physical presence on housing authority property 

(e.g., community policing office, officer in residence) 
 Police regularly testify in and otherwise support eviction cases 
 Police regularly meet with the PHA management and residents 
 Agreement between PHA and local law enforcement agency for provision of 

above-baseline law enforcement services 
 Other activities (list below)  

 

2.  Which developments are most affected? (list below) 
 Wooster Manor Scattered Sites 

 Laurel Gardens Putnam Tower 

 Eden Gardens 
 

D.  Additional information as required by PHDEP/PHDEP Plan   
PHAs eligible for FY 2000 PHDEP funds must provide a PHDEP Plan meeting specified requirements prior to 
receipt of PHDEP funds. 

 
  Yes   No: Is the PHA eligible to participate in the PHDEP in the fiscal year covered by 

this PHA Plan? 
  Yes   No: Has the PHA included the PHDEP Plan for FY 2000 in this PHA Plan? 
  Yes   No: This PHDEP Plan is an Attachment. (Attachment Filename:  ___) 

 

14.  RESERVED FOR PET POLICY See CT020g02 
[24 CFR Part 903.7 9 (n)] 

In accordance with [24 CFR Part 903.7 9 (n)], HACD has updated its’ pet policy to allow 
pets at both elderly and family developments.  
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15.  Civil Rights Certifications See CT020L02; [24 CFR Part 903.7 9 (o)] 
 

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

 

16.  Fiscal Audit See Attachment CT020p02 
[24 CFR Part 903.7 9 (p)] 
 

1.   Yes   No: Is the PHA required to have an audit conducted under section   
        5(h)(2) of the U.S. Housing Act of 1937 (42 U S.C. 1437c(h))?   
        (If no, skip to component 17.) 

2.   Yes   No: Was the most recent fiscal audit submitted to HUD? 
3.   Yes   No: Were there any findings as the result of that audit? 1 
4.   Yes   No: If there were any findings, do any remain unresolved? 1 

If yes, how many unresolved findings remain?  
5.   Yes   No: Have responses to any unresolved findings been submitted to HUD? If 

not, when are they due (state below)? December 31, 2006 

17.  PHA Asset Management 
[24 CFR Part 903.7 9 (q)] 

 
Exemptions from component 17:  Section 8 Only PHAs are not required to complete this component.  High 
performing and small PHAs are not required to complete this component. 

 
1.   Yes   No: Is the PHA engaging in any activities that will contribute to the long-  term 

asset management of its public housing stock , including how the Agency 
will plan for long-term operating, capital investment, rehabilitation, 
modernization, disposition, and other needs that have not been addressed 
elsewhere in this PHA Plan? 

 
2.  What types of asset management activities will the PHA undertake? (select all that apply) 

 Not applicable 
 Private management 
 Development-based accounting 
 Comprehensive stock assessment 
 Other: (list below) 

 

3.   Yes   No: Has the PHA included descriptions of asset management activities in the 
optional Public Housing Asset Management Table? 
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18.  Other Information 
[24 CFR Part 903.7 9 (r)] 
 
A.  Resident Advisory Board Recommendations  
 
 

1.   Yes   No: Did the PHA receive any comments on the PHA Plan from the Resident 
Advisory Board/s? 

 
2.  If yes, the comments are: (if comments were received, the PHA MUST select one) 

 Attached at Attachment (File name) CT020i02 
 Provided below:  

 
3.  In what manner did the PHA address those comments? (select all that apply) 

 Considered comments, but determined that no changes to the PHA Plan were 
necessary. 

 The PHA changed portions of the PHA Plan in response to comments 
 List changes below: 

 Other: (list below) 
 

B.  Description of Election process for Residents on the PHA Board  
 

1.   Yes   No:    Does the PHA meet the exemption criteria provided section 2(b)(2) of 
the U.S. Housing Act of 1937? (If no, continue to question 2; if yes, 
skip to sub-component C.) See CT020e02 

 
2.   Yes   No:   Was the resident who serves on the PHA Board elected by the 

residents? (If yes, continue to question 3; if no, skip to sub-component 
C.) As provided by City charter, HACD’s Resident Commissioner 

is appointed by the Mayor of the City of Danbury 

 
3.  Description of Resident Election Process 
 
a. Nomination of candidates for place on the ballot: (select all that apply) 

 Candidates were nominated by resident and assisted family organizations 
 Candidates could be nominated by any adult recipient of PHA assistance 
 Self-nomination:  Candidates registered with the PHA and requested a place on 

ballot 
 Other: (describe) Mayoral appointment in accordance with City Charter 
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b.  Eligible candidates: (select one)  
 Any recipient of PHA assistance 
 Any head of household receiving PHA assistance 
 Any adult recipient of PHA assistance  
 Any adult member of a resident or assisted family organization 
 Other (list) 

 
c. Eligible voters: (select all that apply) 
    All adult recipients of PHA assistance (public housing and section 8 tenant-based assistance) 

 Representatives of all PHA resident and assisted family organizations 
 Other (list) 

 

C.  Statement of Consistency with the Consolidated Plan 

For each applicable Consolidated Plan, make the following statement (copy questions as many times as necessary). 
 
1.  Consolidated Plan jurisdiction: (provide name here) City of Danbury 

 
2.  The PHA has taken the following steps to ensure consistency of this PHA Plan with the 

Consolidated Plan for the jurisdiction: (select all that apply) 
 

 The PHA has based its statement of needs of families in the jurisdiction on the needs 
expressed in the Consolidated Plan/s. 

 The PHA has participated in any consultation process organized and offered by the 
Consolidated Plan agency in the development of the Consolidated Plan. 

 The PHA has consulted with the Consolidated Plan agency during the development of this 
PHA Plan. 

 Activities to be undertaken by the PHA in the coming year are consistent with the initiatives 
contained in the Consolidated Plan. (list below) 

 Other: (list below) 
 
3.  The Consolidated Plan of the jurisdiction supports the PHA Plan with the following actions and 

commitments: (describe below) 
 

The Consolidated Plan has priorities for constructing new affordable housing and subsidizing 
existing housing to make it affordable.  The Authority is currently accomplishing both. See 
CT020L02 FOR Statement of consistency by the Honorable mayor of the City of Danbury. 
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D.  Other Information Required by HUD 
 

Use this section to provide any additional information requested by HUD.   
 

Substantial deviations or significant amendments or modifications are defined as discretionary 
changes in the plans or policies of the Housing Authority that fundamentally change the mission, 
goals, objectives, or plans of the agency and which require formal approval of the Board of 
Commissioners  





























































































































































































































Resident Member on the PHA Governing Board

Maria Moffett Term Dates 06/16/03 thru 01/01/08 5 
Old Mill Plain Road 

Danbury, CT 06811 

Method of Selection: Appointment by Mayor City of Danbury, Connnecticut 



PUBLIC HOUSING RESIDENT COMMUNITY SERVICE REQUIREMENTS 

Effective May, 2005, The Housing Authority of the City of Danbury revised its Admission and 
Occupancy Policy to include its policy regarding QWHRA’s Community Services Requirement. 
Community Service Requirement as follows: 

1.  The Quality Housing and Work Responsibility Act of 1998 mandates the 
Housing Authority of the City of Danbury to require that all adults living 
within public housing contribute 8 hours of community service (not 
including political activities) per month; or perform/participate in 8 hours of 
economic self-sufficiency activities/programs; or 8 hours of combined 
community service and economic self-sufficiency activities/programs. 
Exempt from the community service requirement is any adult who: 

a. Is 62 years of age or older; 

b. Is an individual with a disability, as defined under Section 216[I][ii] 
or 1614 of the Social Security Act; and who is unable to comply with 
this Section, or is a primary caretaker of an individual and can certify 
that he or she cannot comply with the community service 
requirement; 

c. Is an individual engaged in a work activity as defined in Section 
407[d] of the Social Security Act; 

d. Is an individual that is exempted from having to engage in a work 
activity under the State program funded under Part A of Title IV of 
the Social Security Act, or under any other welfare program of the 
State of Connecticut, including a state-administered welfare-towork 
program; 

e. Members of a family receiving benefits from a State Welfare 
Program. 

2.  The Authority will identify all adult family members who are apparently 

not exempt from the community service requirement. The notification will 
provide the opportunity for family members to claim and explain an exempt 
status. HACD shall verify such claims 

The notification will advise family members that their community service 
obligation will begin upon the effective date of their first annual 
reexamination on or after October 1, 2003. For families paying a flat rent, 

the obligation begins on the date their annual reexamination would have 
been effective had an annual reexamination taken place. It will also advise 
them that failure to comply with the community service 



requirement will result in ineligibility for continued occupancy at the time of 
any subsequent annual reexamination. 

3.  The following activities shall be considered as satisfying the community 
service requirement: 

a. Community service includes performing work or duties in the public 
benefit that serve to improve the quality of life and/or enhance 
resident self-sufficiency, and/or increase the self-responsibility of the 
resident within the community. 

b. An economic self-sufficiency program is one that is designed to 
encourage, assist, train or facilitate the economic independence of 
participants and their families or to provide work for participants. 
These programs may include programs for job training, work 
placement, basic skills training, education, English proficiency, work 
fare, financial or household management, apprenticeship, and any 
program necessary to ready a participant to work (such as substance 
abuse or mental health treatment). 

c. Together with the resident advisory councils, HACD may create 
volunteer positions such as hall monitoring, litter patrols, and 
supervising and record keeping for volunteers. 

4.  It is the personal responsibility of all adult household members who are 
required to comply with the community service requirement to locate an 
agency or organization and to comply with the community service 
requirement. It shall be the responsibility of HACD to annually verify 
resident compliance with this community service requirement. 

HACD shall ensure that all community service programs are accessible for 
persons with disability. HACD shall also ensure that the conditions under 
which the work is to be performed are not hazardous; the work is not labor 

that would be performed by HACD’s employees responsible for essential 
maintenance and property services; or the work is not otherwise 
unacceptable. 

HACD shall review resident compliance with the community service 

requirement 30 days before the expiration of each lease term. All activities 
undertaken by the resident to comply with the requirement shall require a 
certification letter from the organization/agency where the service/activity 

was performed. 

If HACD determines that a household is not in compliance with the 
community service requirement, HACD may not renew or extend the 

household’s lease upon expiration of the lease term and shall initiate action 
to terminate the tenancy of the household, unless HACD enters into an 
agreement with the household, prior to the expiration of the lease term. 



The agreement shall provide an opportunity for a household to cure non-
compliance with the community service requirement, by allowing the non-
compliant resident to participate in economic self-sufficiency programs or 
by contributing hours of community service requirement over the 12-month 
term of the lease. 

HACD shall not renew or extend a lease or provide any new lease for a 
dwelling unit to any household that includes an adult member subject to the 
community service requirement and who failed to comply with it. 
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PET POLICY 
 
 
OVERVIEW 
 

This policy details the requirements for a tenant to keep a pet in an apartment 
owned and operated by the Housing Authority of the City of Danbury CT.  A 
tenant will not keep a pet in their apartment without prior written permission from 
the Authority. 

 
This policy does not apply to animals that are used to assist persons with 
disabilities provided that the animal has been trained to assist persons with that 
specific disability and the animal actually assists the person with that specific 
disability (See Rule 22 below).  However, the pet policy does not exempt such a 
tenant from the requirements of the lease that prohibit any conduct that disturbs 
other tenants or threatens the physical or social environment. 

 
REQUIREMENTS 

 
HACD will utilize the following procedures in implementing the pet policy. 

 
Obtaining HACD Permission:  If an eligible tenant or prospective tenant wishes 
to obtain permission to keep a pet, HACD staff will meet with the prospective pet 
owner and explain the Authority policy and review the pet rules.  If HACD finds a 
tenant or prospective tenant eligible to keep a pet, the tenant or prospective tenant 
must submit to the Authority a completed Pet Permit and Agreement Form, and 
pay the required security deposit. 
 
HACD reserves the right to deny permission to house pets which are or may be in 
the sole judgment of the Authority vicious or dangerous, or which are large in 
stature exceeding 30 pounds in weight. 
 
Failure to Obtain Written Permission:  If a tenant has not obtained written 
permission to keep a pet but does so anyway, the HACD will seek to evict the 
tenant.  If HACD finds any unauthorized pet outside a tenant’s apartment, as in 
their backyard or area in their exclusive control or a common area, Authority staff 
will have the pet removed. 
 
Complaints Against Pet Owners:  In the event of complaints against approved 
pet owners, the HACD shall work with the pet owner to resolve the complaints 
informally.  If the complaints are not resolved and/or there has been a violation of 
the pet rules, HACD shall impose fines in accordance with Rule 21 below. 
 
If there are three violations, the Authority may, at its sole discretion, notify the 
tenant to remove the pet within ten (10) days (immediately if the animal is 
deemed “vicious”), terminate the pet owner’s tenancy or both.  Any unresolved 
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complaints may be the subject of a grievance by the tenant under the Authority’s 
established Grievance Policy; however, except in the case when an animal has 
been deemed “vicious” by HACD, the pet in questions that must be removed from 
HACD property pending any grievance. 
 
Amending Pet Rules:  The pet policy and rules may be changed at any time by 
HACD provided that tenants are given an opportunity to comment and with thirty 
(30) days advance notice. 
 

RULES 
 
1.  Any tenant or prospective tenant who wishes to keep a pet shall request 

permission in writing and meet with Authority staff and submit a photo of the 
pet and other required documentation. 

 
2. If approved by the Authority, a Pet Permit and Agreement (Amendment of 

Dwelling Lease), shall be signed immediately by the tenant, with original to 
the tenant file and a copy in a general pet file.  This Dwelling Lease 
Amendment contains the rights and responsibilities of the tenant and 
management with respect to pet ownership. 

 
3. Only common household pets are permitted.  Common “household” pets 

shall be limited to domesticated dogs, cats, fish, birds and turtles that are 
traditionally kept in the home rather that for commercial or other purposes.  
No birds of prey, dangerous or poisonous fish, or snakes of any kind are 
permitted. 

 
4. The tenant is required to provide a picture of the pet(s). 
 
5. The number and size of the pet(s) is limited to one type of pet as follows: 

 
a) Dogs and cats – limit of one dog or cat per household – Dogs cannot 

exceed 30 pounds; or 
 
b) Birds – limit of two per household, no larger than a parakeet – Birds 

must be kept in a cage at all times; or 
 
c) Fish – limit of one tank per household with a maximum capacity of 20 

gallons, and no more than 20 small non-poisonous fish; or 
 
d) Turtles – no more than two per household, small in size.  Turtles must 

be kept in a cage or other container at all times. 
 

e) Any other pet approved by HACD that does not threaten the health, 
safety and welfare of others. 
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6. All dog and cat owners must present proof that their pet is properly registered 
with the City of Danbury and identification tags must be worn at all times. 

 
7. The tenant must be able to maintain control over their pets. 
 
8. Dogs and cats must remain within the unit and not be allowed outside, 

unattended, at any time. 
 
9. No chaining of unattended dogs permitted at any time. 

 
10. Dogs must be walked while on a leash and all droppings must be removed and 

disposed of by the person walking the animal.  Failure to do so is considered 
a violation of these pet rules and a $50.00 fine will be assessed.  Units, yards 
and HACD property must be kept free of odors, insect infestation and pet 
feces, urine, waste and litter. 

 
11. Cat litter boxes are required, and must be maintained in a sanitary manner and 

kept free of odors and insect infestation. 
 

12. Dogs and cats must be inoculated, and neutered or spayed with proof of 
licensing and inoculations and the name of the veterinarian provided to 
HACD.  Owners must provide a certification each year at the time of their 
annual reexamination that the pet continues to be in good health and has all 
required vaccinations.  These documents will be placed in the tenant file 
along with a fully executed pet agreement. 

 
13. Any animal that is used to threaten either people or other animals or does 

threaten to attack or attacks will be deemed “vicious” and barred from the 
development.  If the tenant does not immediately remove the animal, the 
tenant will be in material violation of his/her lease, and may be evicted. 

 
14. HACD, at its sole discretion, may randomly and periodically inspect the units 

of pet owners with appropriate notice to ensure compliance. 
 
15. Pets must be restrained and prevented from digging, gnawing, chewing, 

scratching or otherwise defacing property including doors, walls, windows, 
screens, floors and window coverings, other units, common areas, buildings, 
landscaping or shrubs. 

 
16. No pet is allowed at any time in community/recreation rooms, laundry rooms 

or other interior or exterior sitting areas. 
 

17. Pet owners shall be liable for damage caused by their pets.  The Authority 
shall require a pet deposit of $150.00 per pet. 
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If the tenant’s pet deposit does not cover the damages, management and the 
tenant will agree on a payment plan to pay for the damage as well as 
replacement of the pet deposit.  Existing HACD residents can pay their pet 
deposit in three installments. 
 
The pet deposit is separate from, and in addition to, any security deposit 
held on behalf of the tenant by HACD.  The pet deposit will be returned to 
the pet owner within 30 days of the day the pet is removed or within 30 days 
of the day the tenant vacates the unit, whichever comes first, less deductions 
detailed in writing and reasonably related to the regulation of pets. 

 
18. Tenants must board their pets (except for fish) away from the development or 

make other arrangements for the care of their pets when they intend to leave 
their unit for 24 hours or more.  The Pet Permit and Agreement requires 
tenants to provide HACD with the name and phone number of a relative or 
friend who has agreed to assume responsibility for the pet in the event of 
sudden illness or death of the tenant.  The HACD reserves the right to 
consider the presence of an unattended pet an emergency, and will enter the 
unit to remove the pet. 

 
19. HACD staff, including Operations Department personnel, reserve the right to 

refuse to enter a unit to perform work where there is an unattached animal.  
If HACD is unable to perform necessary work in the unit due to an 
unattached animal, the tenant may be terminated and evicted for failure to 
allow HACD access to the unit. 

 
20. Pet owners are expected to exercise responsible and courteous behavior so 

that the presence of their pet on the property in no way violates the rights of 
others to peaceful enjoyment of the premises.  A tenant will be fully 
responsible for any disturbance or injury to other tenants or HACD staff 
caused by its pet.  Any disturbance or injury will be a violation of the pet 
policy and rules and the tenant’s lease, and HACD may at its sole discretion 
require the tenant to remove the pet immediately or within ten (10) days, 
terminate the pet owner’s tenancy or both. 

 
21. The HACD may impose fines upon tenants for the violation of any pet rule 

contained herein.  At the time a pet owner first violates any rule, the HACD 
will send the owner a written warning and a $50.00 fine will be assessed. 
This fine is in addition to any necessary costs of repair.  The Authority may 
assess additional $50.00 fines for subsequent violations, and may request the 
tenant to remove the pet or be subject to eviction after three violations. 

 
22. Tenants or prospective tenants who claim that a particular animal is used to 

assist persons with disabilities and who want to be exempt from the 
provisions of these Pet Rules must provide HACD with: 
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a) A certification that the tenant or prospective tenant or a member of his or 
her family is a person with a disability; and 

 
b) Documentation that the animal has been trained to assist persons with 

that specific disability and actually assists the person with that disability. 
 

23. Visiting pets are only allowed with permission from the Executive Director 
and are subject to all of the above conditions.  Any visiting pet that is in 
residence for more than 14 consecutive days shall no longer be considered 
visiting, but a permanent pet.  In this instance, the pet must be registered 
with the HACD and a pet deposit is required.  All rules and regulations set 
forth in the policy governing permanent pets shall apply. 

 
24.   The tenant agrees to indemnify, defend and hold HACD harmless from and 

against any and all claims, actions, suits, judgments and demands brought 
by any other party on account of or in connection with any activity, injury or 
damage caused by the tenant’s pet.  The tenant will provide HACD with 
proof that they have a $20,000 liability insurance covering the pet during the 
time the pet is in one of the units owned and operated by the Housing 
Authority of the City of Danbury.  

 
25.  These Pet Rules are posted in all of HACD’s management offices and 

incorporated by reference into the Lease Agreement.
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HOUSING AUTHORITY OF THE CITY OF DANBURY 
 
PET PERMIT AND AGREEMENT 
 
I acknowledge that I have read, understand and agree to comply with all aspects of 
HACD’s Pet Policy. I also understand that I must give to HACD the name of an 
individual or entity who will be contacted should I become incapable of caring for 
my pet(s) because of illness, incapacitation or death.  That person or entity is: 
 
 
             
NAME 
 
 
             
ADDRESS       PHONE NO. 
 
The pet(s) I wish to keep in my dwelling unit is: 
 
(1) (2) 
 
_________________________________  ______________________________ 
DESCRIPTION     DESCRIPTION 
 
_________________________________  ______________________________ 
NAME       NAME 
 
_________________________________  ______________________________ 
DATE       DATE 
 
 
 
 
 
_________________________________  ______________________________ 
HACD REPRESENTATIVE    RESIDENT 
 
       ______________________________ 
       RESIDENT 
 

      ______________________________ 
      RESIDENT 
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MINUTES 

Intro to Q&A Session 

Carolyn Sistrunk:  I think that the staff has demonstrated today that it’s a strong team, they know what they’re 
doing and they have the Agency’s best interest at heart. What our intent here today is to provide you with 
information and invite feedback.  Three that I do want to talk about: 
1.   There will be an increase in rent.  We know this is an unpleasant item, we are housing providers and not the 
kind of thing we want to d.  We first looked at this in 2004 and as a resident body you approved an increase in 
rents for State Moderate Rental and State Elderly. We made the decision not to raise the rents that year due to 
having so much deferred Mod work.   We had so many deferred repair orders that we didn’t think it was 
appropriate as Property Managers to raise the rent at the time.  While we got an increase of $200,000 on the 
federal side, we still do not have capitol dollars on the state side to take care of our state properties.  The capital 
work you see being done (the roofs) at both State Elderly and at Mill Ridge is because we are fairly creative and 
with the state we have set money aside and were able to use that money.  Next year we will have to make the 
properties profitable.  The operating subsidy we receive does not equal how much it costs to operate the 
property.  Rents are not based on how much it costs to operate the property (like the private market can do).  It’s 
based on 30%, 50%, 80% of the median income, so there never will be reconciliation on how much it costs to 
operate these properties.   These buildings are old, HRG was built in 1959, State Moderate Rental in 1953, same 
thing for Fairfield/Mill Ridge.  These properties are old and old is a proxy for repair needs and old is a proxy for 
capitol needs.  We just got an energy audit today stating that we have to replace boilers at Laurel Gardens to the 
tune of $137,000 (that’s not in the capitol plan).  We have an order of preference for our sites based on HUD 
and what’s critical to do and in what order.  We received an energy audit that says that all of the boilers at 
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Laurel Gardens are almost at the end of their shelf life so now you must come up with another $137,000, we’ll 
find a way to do it and that’s why we’re here.  It’s interesting and it offers an ironic challenge for us.  With that 
I’m going to stop, we’ll take all questions and will leave the floor open until 4:00pm.  The floor is open. 
 
PUBLIC COMMENTS 

Roger Right:  Approximately, what is the (rent) increase going to be?  I assume January 1 or something like 
that. 
 
Jackie Elam, Director of Public & Leased Housing: We’re looking to increase rents, on the state side, by 
bedroom size by $50.  We have asked Department of Economic and Community Development) permission to 
increase State Elderly rents and they have approved it.  The last time we went up on the rents was in 2002.  One 
thing I want to point to point out in the state elderly progr1am is that our state elderly residents receive rental 
assistance payments.  We have base rents in state elderly.  Right now at Glen Apartments the base rent for an 
efficiency unit is $280 and for a one bedroom it’s $285.  There are some residents who are paying less than base 
rents.  Those who are paying less than base rent is because the State of Connecticut provides a subsidy to offset 
the amount that a resident pays for base rent.  We have a lot of residents who are in excess of base rent.  It’s not 
going to affect a lot of people; it’s not going to affect everyone.  When we talk about increasing the rent on our 
state properties not a lot of people are at base rent.  Most people in State Elderly are paying above base rent but 
right now for a 2 bedroom apartment in the state moderate rental program our base rent is $285, for a three-
bedroom it’s $294 and for a four-bedroom it’s $303.  Those are extremely low compared to other states’ State 
Moderate Rental program.  The average rent for a two-bedroom in the State Moderate Rental program is about 
$500, we are very far away from that so we’re long overdue for an increase.  Those who are paying above base 
rent right now will not be affected.  There is a notice period.  Within the next couple of weeks we’ll be getting 
letters out to all residents.  Within the next week we are planning a meeting with the State Moderate Rental 
residents and then the following week (early December) we’ll have a meeting with all the state elderly residents 
because we need your input, we want to hear your concerns.  There is a notice period; it doesn’t go into effect 
right away.  You’ll be involved in every step of the planning process…if there’s ever anything that you don’t 
understand please ask me, your property…we want to make sure you have all the information that you need. 
 
Bobby J. Poole, Executive Director of CACD (Community Action Committee of Danbury):  
You mentioned a comment about achieving profitability within the various projects, in your overall strategic 
plan what level of profitability are you talking about achieving?  You mentioned that in 2007 you need to 
achieve profitability, could you share those plans with us?  There will be more strategic financial work for your 
Finance Director, what is the global affect?  This is just the beginning of some financial adjustments whether 
they may be on the income side or on the expense side. 
 
Carolyn Sistrunk, Executive Director:  In 2004, the Department of Housing and Urban Development (HUD) 
introduced to all Public Housing Authorities (PHA’s) in the country (about 3800) a concept called Asset 
Management.  Essentially it says that if you have a housing authority that is also a property manager, you’re 
managing an asset; each property must pay for itself.  You can’t cross subsidized one property with another 
property; you have to have your systems in place, your finances in place such that you’re operating like a 
private provider.  That’s very new to us because that’s not the business we’re in and everyone has long 
acknowledged that operating subsidies have nothing to do with what it costs to run a property now.  In fact, 
HUD is demanding us to do what it’s never done.  It’s never managed or funded the properties to the level of its 
operation.  Instead, it’s said to us “you need to put a management system in place where you have Managers 
that are trained that do a lot of the functions that are being handled in other parts of the agency.  You need to 
ensure that you have an income producing property.  If you don’t, you have to do something with it.  You have 
to what they call “retool it.”  Retooling can be anything from deciding to put rehab dollars in it, going out to 
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take a commercial loan and redoing the whole property, selling the property or abandoning the property but the 
option of doing nothing with a property that is a drain on the rest of the finances of the organization will no 
longer exist not only here in Danbury but across the country….so that’s the global view.  How profitable must 
you (a property) be?  It depends on what it costs to run the property so each one of these properties that we 
currently have on the Federal side have very distinct characteristics.  No longer can we do things like allocate 
all of our salaries (some percentage of) to a property.  It has to be only those services that directly derive some 
benefit to that property that can be charged to the property.  If procurements and contracts are not a directly 
derived benefit for that property, we can’t charge it to that property.  It’s going to be an interesting opportunity 
for us.  Mr. Kelly our HR person has figured that he has $91,000 for training next year for our employees.  Our 
employees are going to have to know how to do basic budgeting; they’re going to have to understand how to do 
procurements at the sites and contract administration at the sites. It is an interesting new world; we’ve had at 
least two sessions of training with some renowned housing expert trainers on the Asset Management concept.  
We’ve got 5 or 6 sessions by March/April 2007, so we know where we need to be and it’s going to be difficult 
to get there and financially all of our systems will need to be retooled. 
 
Question:  Apparently the Director’s are paid under a different federal program than the actual housing units 
because you’re not dividing your salaries among 8 housing units.  Is there a separate budget (on the federal 
level) for that? 
 
Carolyn Sistrunk, Executive Director:   Housing Authorities all have different methodologies for allocating 
costs.  In the past allocation has been based on what might be considered a skinny desk audit to decide what 
percentage of a person’s time should be assigned to what programs.  We looked at number of things based on 
the property…it could be number of units or number of beds and all of those we use to allocate salaries for 
certain people.  Executive staff salaries are allocated across all programs. Mr. Knapp (Director of Maintenance) 
for example is not across all programs.  Mr. Spencer (Director of Finance) is across all programs, Mr. Barry 
(Public Safety Director) is across all programs.  It depends on the position and the function that the person 
performs.  
 
Question:  Did you say that rent increase was $50 per bedroom or $50 per base rent per unit? 
 
Jackie Elam, Director of Public & Leased Housing:  That would be $50 per bedroom size, for example a 2-
bedroom in Moderate Rental which is now at $285 will increase to $335, 4-bedrooms are $303 right now but 
will go up to $353.  Utility is a growing cost across the board.  The average utility bill at Glen Apartments is 
$350 and that’s just for one room.  In our State Elderly properties we (the Housing Authority) pay the utilities.  
Hopefully with this energy audit it’ll shed some light on where all this excess utility consumption is coming 
from.  The reality is that we have absorbent utility costs and insurance.  Insurance is another big piece of our 
budget and we do what we can to cut cost.  We search out the best rates each year, we have extremely high 
deductibles but the reality of it is insurance costs are going up, utility costs are going up and we have to account 
for all of that. 
 
Carolyn Sistrunk, Executive Director:  We are absorbing the burden of the increased utility cost and the 
increased insurance costs because we recognize who we serve.  The costs to this agency in utilities last year 
went from $900,000 to $1.2 million this year.  You’re talking about a $300,000 increase in utilities and we’re 
not in the cold season yet.  We’re looking to take the blunt of that because that’s what we’re supposed to do.  So 
we think that in light of all of that a slight increase in the rents, the first time in the last 3 or 4 years, it’s not 
without some due consideration and we’ll do whatever we can to make it palatable.   
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Question: We have received a copy of the Executive Summary of the plan, is there an extended copy that we 
could obtain? 
 
Carolyn Sistrunk, Executive Director:  The detailed plan has been available since August and if you’d like to 
come to the main office there’s a copy of the detailed plan there (in the front office). 
 
Nina Baker, HACD Finance Manager:  Do you see the agency growing in the number of places that you offer 
residents? If so, where will that growth be?  Will it be in Section 8 HCV or will it be in Federal housing 
communities?  Since we lost High Ridge so how will you replace that? 
 
Carolyn Sistrunk, Executive Director:  High Ridge was an interesting property in that it actually fits in the 
Asset Management model.  The Housing Authority could not itself develop High Ridge, the Housing Authority 
owed money, so the Housing Authority with a cooperative disposed of the property to a developer who now is 
building 60 affordable homeownership units, 12 of the 13 people mortgage approved are public housing 
residents.  In terms of replacement we’ve reserved 60 Section 8 vouchers that will be used to subsidize the 
opportunity for homeownership at The Renaissance at High Ridge.  In terms of housing in Danbury, this is a 
land scarce area with a shortage of housing supplies.  The best opportunity is the private market but how can the 
Housing Authority figure into that private market- Section 8 Vouchers to the extent that funding is considered 
level or funding is increased.  2 years ago we were not qualified to request additional Section 8 vouchers.  We 
are now qualified to request additional Section 8 vouchers and as Mrs. Elam outlined we intend to be very 
aggressive about requesting those vouchers.  That’s the growth area and growth can’t be just in the city of 
Danbury, the growth has to be across the region.  The Housing Authority of the City of Danbury has regional 
Section 8 programs both on the Federal and the State level and that is not only the wave of the future here but 
also the wave of other Housing Authorities (that have similar issues as this Housing Authority with first and 
foremost a shortage of housing).   
 
Question:  Was the property (The Renaissance at High Ridge) sold to GRC?  What was the price of the city to 
GRC to take over and develop the property?   
 
Carolyn Sistrunk, Executive Director:  The city didn’t pay GRC any money. 
 
Question:  GRC bought it from the city? 
 
Carolyn Sistrunk, Executive Director:  GRC bought (High Ridge) t from the Housing Authority which is 
separate from the city of Danbury.  We are chartered under a state statute but we are funded through a Federal 
mechanism, so we sold it for $3.1 million. 
 
Question:  $3.1 million was the selling price to GRC from the Danbury Housing Authority? 
 
Carolyn Sistrunk: correct. 
 
Question: That’s 60 units, now HUD already Ok’d the using of Section 8 voucher? 
 
Carolyn Sistrunk, Executive Director:  yes. 
 
Question: Now does that include Section 8 and Moderate Section 8 for disabled (because there are 2 types of 
Section 8 vouchers)? 
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Carolyn Sistrunk, Executive Director:  Indeed there is, in fact there’s an advantage for someone who is 
disabled in using a Section 8 voucher for homeownership.  Rather than the traditional 30 years they (disabled 
applicants) can go 40 years.  In addition, they don’t have to be employed or have that one year employment 
criteria that non-elderly, non-disabled have, yes it’s approved. 
 
Question:  Judge Yamin spoke about a plan to end homelessness can you talk about that? 
 
Carolyn Sistrunk, Executive Director:  I’d love to, the city of Danbury is one of ten towns in the state of 
Connecticut that did endorse the National Institute of Interagency Council on Homelessness and asked every 
city to come up with a 10 year plan to end homelessness.  The initial thought was that it would be a plan just to 
prevent homelessness.  The Mayor (Boughton) took a bold move and said I don’t want to manage 
homelessness, I want to end it.  Judge Yamin agreed to become chairperson of a 38 person task force, a 
culmination of 8 months worth of work is a very fine plan.  Homelessness is not just a city problem but the 
issue of affordable housing has to be seen as a regional affordable housing issue.  Other towns in this region 
must pay their fair share or have a responsibility for ending homelessness.  The plan has been placed on the 
agendas of the Mayors and selectmen of the other towns for a full discussion and vote in January 2007 and that 
is very positive. 



Attachment C Deconcentration and Income Mixing

a. ® Yes � No: Does the PHA have any general occupancy (family) public housing 
developments covered by the deconcentration rule? If no, this section 
is complete. if yes, continue to the next question.

b.� Yes ® No: Do any of these covered developments have average incomes above or 
below 85% to 115% of the average incomes of all such 
developments? If no, this section is complete.

If yes, list these developments as follows:

Deconcentration Policy for Covered Developments

Development
Name:

Number
of Units

Explanation (if any) [see step 4 at
§903.2(c )(1)((iv)]

Deconcentration policy (if
no explanation) [see step 5 

at §9O3.2(c )(1)(v)] 

    
    
    
    
 

































































































































































































































































































































HOUSING AUTHORITY OF THE CITY OF DANBURY

ORGANIZATIONAL CHART

Executive

Director

2.5 FTE’s

(53.5 FTE’s, 2 P/T)

Director

Finance

4 FTE’s

Director
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Director

Public Housing

Programs

16 FTE’s, 2 P/T

Director
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Materials

27 FTE’s

Executive

Secretary
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Program
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Managers
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1 FTE

Drivers
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Administrative 
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Purchasing Agent
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2 FTE’s

Foremen

18 FTE’s

Housekeepers

3 FTE’s

Inspectors

2 FTE’s

Maintenance

Mechanics

7 FTE’s
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Mechanic Aides

7 FTE’s

Public Safety

Officer
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HOUSING AUTHORITY OF THE CITY OF DANBURY 
 

STATEMENT OF HOUSING NEEDS ANALYSIS  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

   

 

 

 

 

 

 



 
 

 

GE N E R A L  I N F O R M A T I O N  

The city of Danbury is a small city in geographic area and in population. It is 42 square miles 
and, according to the 2005 CERC has a population of 78,641, (1,867 Pop/Sq Mile). The 
population is 49.3% male and 50.7% female. It is a young city, with a median age of 37. The 
population is largely white 74.1, with 40.5% Hispanic/Latino, 6.0% Black/African American, 
17.8% white, 0.1% Asian and 4.1% “other”.  

Education levels are high in Danbury. 29% of residents 25 years and older do have a high 
school degree or GED, compared to 28% in Connecticut as a whole. 27% of Danbury’s 
population has a bachelor’s degree as compared to 31.4% in Connecticut. Danbury has a high 
school graduation rate of 56.9%.  

Income levels are high in Danbury. Median family income is $59,107, mean family income is 
$37,978, and per capita income is $13,428. The percentage of individuals living below the 
poverty level is 8.0%, which equates to 6500 persons. 

Although Whites remain the predominant racial group in Danbury, the proportion of non whites 
and Hispanics/Latinos has grown rapidly in recent years See Table 1 . In 1990, whites 
constituted over 87% of the total population, a drop from 91% a decade earlier as contrasted to 
74.1 5 in 2005. 

The rate of increase among different minority groups varies considerably. During the 1980’2, 
The Asian and Pacific Islander population quadrupled jumping from 601 in 1980 to 2393 ten 
years later and 5236 in 2005 an amount that accounts for 35% of the increase in population 
over this period. 
 
Concurrently, the African American Population increased over 27% during the 1980’s and 
represent 6% of Danbury population. Beginning in the 1990’s, the racial composition of the 
City was moderately redistributed. The number of White, Non-Hispanic persons declined by 
5.6%, while the minority populations, including Black, Hispanic, and Asian/Pacific Islanders, 
grew. In 2000, White Non-Hispanics comprised 68.1 % of the population, Black Non-
Hispanics 6.3%, Hispanics 15.8%, and Asia & Pacific Islanders 5.5%. Native Americans 
represented less than one percent of the population. The greatest growth from 1990-2000 
occurred among the “Other” population, which grew by 467.9%, followed by the Hispanic 
population with an increase of 145.1%. 

 



 
 

 

 
 
 
 
TABLE 1                 RACIAL DEMOGRAPHICS 
 
 
Population                              Town County                      State                           
                                                        
1990                                                   65,585                  827,645                 3,287,116 
2000                                                   74,848                  882,567                 3,405,565 
2005                  78,641                  909,263                 3,287,116 
2010                                                   82,132                  933,729                 3,656,299 
05-10 Growth / Yr                              0.9%                    0.5%                       0.7%    
 
 
Race/Ethnicity (2005)                      Town        County                        State 
 
White                    58,342 74.1             708,206              2,858,875  
African American    5,285 6.5%        88,379               318,835 
Asian Pacific                                          5,326 6.5                 38,839                 17,997 
Native American                                       334                         2,792                 14,298 
Hispanic (any race)                             13,795   17.5           122,324                370,958 
Other/Multi Race                                   9,354                       71,047                224,275        

 
 
 

 
 



 
 

 
 

ANALYSIS OF HOUSING NEEDS FOR THE MINORITY POPULATION IN THE 
CITY OF DANBURY 

 
Of the 9,024 renter households in the City of Danbury in 1990, 37% indicated that their rent 
exceeded 30% of their income. Fourteen percent of the specified renter households paid more 
than 50% of their household income for housing costs at that time. The 2000 Census reported a 
total of 27,18. occupied units, of which 41.7% or 11,334 are renter occupied. Of these, 32.9% 
pay more than 30% of their household income for rent, and 13.7% pay more than 50% of their 
household income for rent. 
 
24% of all renter households in Danbury are minority and generally absorb a disproportionate 
amount of the rental housing cost burden in the City, due to a higher likelihood of low or very 
low family incomes. 63.5% of all minority-headed renter households reported housing 
problems with supply and affordability. 
 
 83.5% of those with incomes below 30% of the Area Median Income (“AMI”) have related 
affordable housing problems. For those households with incomes between 31% and 50% of the 
AMI, the housing cost problem actually increases to 87.7% of these households. 66.3% of those 
households with incomes between 51% and 80% of the AMI still experienced housing 
problems. Overall, Hispanic households experienced housing problems at a higher rate than 
African American, although Black households with incomes between 31% and 80% of the AMI 
generally reported more housing problems than their Hispanic counterparts.  

 
 The Black population is fairly evenly distributed across the City of Danbury, with only one 
Census tract, Tract 2111, having a substantial concentration of Black residents. The Hispanic 
population is more concentrated than the Black population, comprising substantial portions of 
the total population in Census tracts 2101, 2102, 2107 and 2111. Tract 2101 also has a high 
concentration of “other race” and multiracial residents, and Tract 2102 has a high concentration 
of multiracial residents as well. 

 
Persons of very low income face an imbalance between capacity to sustain safe and decent 
housing and the actual cost and availability of housing under current and projected market 
conditions. Again, factors which contribute to such an extreme gap, in being able to provide  



 
 

 
ANALYSIS OF HOUSING NEEDS FOR THE MINORITY POPULATION IN THE 

CITY OF DANBURY - CONTINUED 
 
 
 
affordable housing to households of low income, include high cost and short supply of 
available land for development; shortage of new housing stock affordable to such families 
and, shortage of funds available to assist those in need. For example, the downtown area of 
Danbury is very densely populated and contains its major concentration of racial/ethnic 
minorities and low and moderate-income persons.  
 
The need to diffuse racial and economic impact throughout the region is obvious. Danbury has 
traditionally accepted the responsibility for providing the majority of subsidized units for the 
region’s need. While representing only 13% of the region’s land, Danbury accounts for 
approximately 69% of the subsidized units (using 2002 data provided by the State of 
Connecticut Department of Economic and Community Development). According to recently 
released 2000 Census data, 24% of Danbury’s population is non-white. While no other town 
exceeds 7.6% (Bethel), Danbury is home to roughly 73% of all non-white people living in the 
region.  
 
In summary, the above indicated that the following minority needs: 

1. high cost and/or affordability 
2. and short supply of available land for development;  
3. shortage of new housing stock affordable to such families and,  
4. shortage of funds available to assist those in need. 

 

 



 
 

 

 
 

ANALYSIS OF HOUSING NEEDS FOR THE SPECIAL POPULATION IN THE CITY 
OF DANBURY 

There are several segments of Danbury’s population which have special needs affecting their lives 

on a daily basis. These include the frail elderly, severely mentally ill, developmentally disabled, 

and physically disabled and persons with AIDS and related diseases. 

• Frail Elderly - To determine the estimated number of frail elderly within Danbury , 

national averages as to the percent of elderly population by age category with at least one 

Limitation to Activities of Daily Living (ADL) were applied to the City's elderly 

population figures. Assuming that poor frail elderly have a greater need for public 

assistance than higher income elderly, a national percentage for elderly households with 

very low incomes (VLI) was applied to the number of frail elderly in the various age 

categories. This methodology estimates that Danbury has 384 frail elderly and 384 frail 

elderly potentially needing supportive housing. 

• Severely Mentally Ill - According to the most general national estimate, one percent 

(1%) of the adult population meets a definition of severe mental illness. Applying this 

estimate to Danbury’s 58,000 persons 18 years of age and older results in an estimate of 

580 individuals with severe mental illness. A further estimate, provided by HUD is that 

approximately 9% of patients entering a state mental hospitals are either homeless or in 

potential danger of being homeless. Although it is difficult to make a prediction based 

upon Danbury’s  mentally ill population estimate, by applying this 9% figure to the 580  

 



 
 

 

• individuals it can be assumed that approximately 54 severely mentally ill persons are 

either homeless or threatened with homelessness and may need supportive housing. 

• Developmentally Disabled - The nationally accepted percentage of the population, 

which can be categorized as developmentally disabled, is 1 to 3%, as published by the 

Association for Retarded Citizens (ARC). This standard would result in an estimate that 

persons in Danbury are developmentally disabled. 

• Physically Disabled - The 2000 Census counted 19000 persons with a disability in 

Danbury. 2,769 were over 65 years of age and 4,841 were between the ages of 21 to 64. 

• Persons with AIDS and Related Diseases – The State Department of Health reports 79 

AIDS/HIV cases. 

 

 
 
 
 
 

 
 
 

 



 
 

 
 
 
ANALYSIS 
 
 
Elderly Households of 1 and 2 members represent the most expanding need group.  For 
many seniors, fixed incomes and high housing and medical costs are resulting in a struggle for 
economic survival. The elderly also lack social and economic opportunities. Elderly households 
earning 0-95% of the MEI comprise 20.8% of the total household population, 23% of the 
owner-occupied households and 17% of the City’s total renter population.  Among the elderly 
households (not including those earning greater than 95% of the median household income), 
problems/cost burden are present in significant numbers except among those moderate-income 
renters and owners. 
 
Housing stock, suitable and/or adaptable to the elderly/disability community exists, but at 
extremely high cost. Both rental and ownership housing is very difficult to provide to Very 
Low Income (VLI) elderly and persons with disabilities without extremely deep subsidies. 
With the exception of the Housing Authority, these subsidies do not typically exist. The limited 
resources to fill the gap between OLI household incomes and housing values in Danbury will 
inhibit significant advances in meeting the statistical need or demand for OLI or VLI 
households, elderly or for persons with disabilities. 
 
While most of the housing needs in the city of Danbury are met by the private sector, problems 
relating to the housing of selected age and income group remains. Major objectives of the 
Housing Authority of the City of Danbury include 

 

1. The protection of existing housing stock from deterioration. 
2. An expansion of supply of Affordable Housing specifically 1 and 2 bedrooms.  
3. Support Services for the disabled and elderly and homeless. 
 

 

 



 
 

 
 
 
 
 

HOUSING AUTHORITY OF THE CITY OF DANBURY 
 

PROFILE AS AFFORDABLE HOUSING PROVIDER



 
 

 

 

The Housing Authority of the City of Danbury, Connecticut (HACD) was created 
pursuant to Section 8-40 of the Connecticut General Statutes. HACD has contracted 
with the Federal Government acting through the Department of Housing and Urban 
Development (HUD), for financial assistance for low-income public housing pursuant to 
the United States Housing Act of 1937, as amended.  

The Housing Authority of the City of Danbury (“HACD”) is one of the ten largest public 
housing authorities in the State of Connecticut. The HACD’s combined state/federal public and 
housing choice voucher programs consist of 2110 units/vouchers throughout the City of 
Danbury and the region.   

The HACD’s current housing inventory consists of 2110 housing unit inventory as compared to 
1133 in 2000. Currently, HACD has 418 federal low income family and elderly rental 
apartments in (5) five developments across the City of Danbury, CT.  HACD’s 590 state 
low- and moderate- households including 157 elderly households and approximately 1264 
authorized residents. 

HACD administers a regional Federal Section 8 (Housing Choice Voucher) program 
with 802 contract units for Danbury, Ridgefield, Newtown, Sherman, New Milford, 
Bethel, Redding, Brookfield, Monroe, Washington, Bethlehem, and Bridgewater.)  

HACD has also contracted with the State of Connecticut's Department of Economic and 
Community Development for financial assistance for elderly and moderate rental 
housing projects in the form of capital grants pursuant to Sections 8-14a and 8-70 of the 
Connecticut General Statutes. Currently, HACD has low- and moderate-income family 
and elderly rental apartments in six (6) developments across the City of Danbury CT. 
HACD has also contracted with the State Department of Social Services for grants-in-
aid for rental assistance funds. 

HACD, as subcontractor, administers a regional Section 8 (Housing Choice Vouchers) 
program for the State of Connecticut including Danbury, Ridgefield, Newtown, 
Sherman,  



 
 

 

 

New Milford, Bethel, Redding, Brookfield, Monroe, Washington, Bethlehem, and 
Bridgewater, Stamford, Norwalk. Through its state regional Housing Choice Voucher 
program, HACD also serves 300 households with including 21 elderly households and 
approximately 838 authorized residents.   The HACD’s current housing inventory consists of 
2107 housing unit inventory as compared to 1133 in 2000. Currently, HACD has 269 elderly 
households low income family with elderly rental apartments in (5) five developments 
across the City of Danbury, CT.  

 

WHO WE SERVE 

HACD successfully serves its target population of low and moderate income households in the 
Greater Danbury area. In fact, 70% of HACD’s over 2000 low- and moderate- income 
households pay no more than 30% of their family income for rent. The rent difference is 
subsidized by the Department of Housing and Urban Development (HUD) AND THE State pf 
Connecticut. Working families account for 52% of HACD’s families, 40% of HACD families 
are on public assistance, Social Security, SSI, and/or a pension plan.  

HACD provides decent and affordable housing in a safe and secure living environment for low 
and moderate-income residents throughout the Greater Danbury area.  Based upon the 2002 
Census, HACD’s inventory of housing units represents 10% of the City of Danbury’s 
affordable housing stock and is home to 5% of the City’s population.   
 
HACD residents and Section 8 voucher holders combined occupy 20% of the region’s rental 
apartments. Close to 70% of HACD’s units are serving families who earn 50% or less of the 
area median income for the area in which the units are located. In addition, another 10% of 
those being served earn less than 80% of the area median income. In total, 95% of the families 
being served by  



 
 

 
 
 
subsidy earns less than 80% of the area median income. Seventy five of the elderly persons 
being assisted under HACD’s Elderly Housing programs earn less than 25% of the area median 
income. 
 
The Housing Authority of the City of Danbury (HACD) provides decent and affordable 
housing in a safe and secure living environment for low and moderate-income residents 
throughout the Greater Danbury area. The HACD serves extremely low and very low income 
families thought its federal state and Section 8 programs. Families are selected off the waiting 
list by the date and time of their application, and elderly families, or handicapped, disabled 
individuals are given preference over single people. 

HACD is one of the ten largest housing authorities in the State of Connecticut. HACD's 
Conventional Public Housing Program has 413 apartments in 4 developments throughout the 
City in residential buildings containing elevators HACD has approximately 52 employees 
serving about 330 families and approximately 3100 authorized residents. Based upon the 
2002 Census, HACD' Public Housing represents of the City's rental apartments and is home 
to 5.2% of the City's population. HACD residents and Section 8 voucher holders combined 
occupy 12.7% of the City's rental apartments. 

 
 
 



 
 

 
 
HACD’S STRATEGY TO REMOVED BARRIERS TO FAIR HOUSING 
OPPORTUNITIES IN THE CITY OF DANBURY 
 
I.  AFFORDABILITY 

• The Housing Authority of the City of Danbury assists the city in providing housing 
choice opportunity to low income families with a stock of 802 Housing Choice 
Vouchers, 33 Shelter Plus Care Certificates and approximately 300 State Vouchers and 
Rental Assistance Certificates.  Included in those numbers are 10 Homeownership 
Vouchers used for disabled individuals to purchase their own home.  The number of 
homeownership opportunities using Housing Choice Vouchers is expected to rise in 
2007.  The Housing Choice Voucher program constantly monitors the rent amounts 
charged by private owners to ensure that reasonable rents are being charged.  A system 
of rent comparables compiled in a private market study is used to determine the 
reasonable  

 rental amounts.  Owners are not permitted to charge program participants unreasonable 
 rents. 

• Programs designed to promote Home Ownership of our residents are administered in 
accordance with funding guidelines.  These programs allow residents to pay below 
income-based rents and provides opportunities for savings towards homeownership: 

o Flat Rents – encourages self-sufficiency and avoids creating disincentives for 
continued residence for families who are attempting to become economically 
self-sufficient. 

o Section 8 Homeownership Vouchers – subsidizes the mortgage payments for 
qualified families over a specified period which allows them to qualify for 
loans and provides support while income rises to levels that promote 
independency. 

 
 

 
 



 
 

 
II. SECURITY DEPOSITS 

• The Housing Authority provides annual contributions and referrals to the 
established non-profit organizations that aide in funding security deposits. 

• The Housing Authority has worked to form a relationship with outside agencies 
such as the Key Rings program, which provides assistance with rental security 
deposits and TBICO that help with budgeting and planning.  Referrals are also made 
to agencies such as CACD to help with overdue rental payment.  Brochures are 
handed out to Housing Authority clients during orientations and referrals are made 
to the programs if necessary. 

  
III. UNSAFE CONDITIONS/SUBSTANDARD HOUSING 

• Capital Needs for Housing Authority properties are accessed annually for 
development of a five year plan.  Prioritization of projects is based on Health/ 
Safety and property condition based on funding availability. 

 

• The Housing Authority Section 8 Department strictly enforces Housing Quality 
Standards (HQS) through initial, annual and special inspections.  Owners and 
tenants are required to maintain minimum HQS to continue receiving assistance.  If 
a unit does not meet minimum standards the owners is put into abatement meaning 
Housing Assistance Payments are discontinued and the tenant is issued a voucher to 
locate a new unit.  Quality Control inspections are conducted by a Manager and a 
trained inspector to ensure that inspections are being conducted properly and 
accurately.   

 

• The Housing Authority conducts annual property inspections, as well as regular unit 
and systems inspections, to ensure compliance with building codes and resident 
lease compliance regarding maintenance and occupancy. 

 
IV NEIGHBORHOODS IN NEED OF IMPROVEMENTS AND STABILITY 
 

• Work with neighborhood organizations and city officials to clean-up properties and 
eliminate blight.  Also, programs are embarked upon to maintain curb appeal and 
promote neighborhood pride. 

 

• Cooperatives between the Police Department and the Housing Authority have 
enhanced the safety of our properties.  We will continue these efforts and strive to 



 
 

enhance programs where opportunities are presented. 
 

V MINORITY AND LOW INCOME CONCENTRATIONS IN CENTRAL CITY 
 CENSUS TRACTS RESULTING FROM  HISTORICAL FACTORS AND  NEW 
 MIGRATION 

• The Housing Authority’s dedication to the improvement of minority and low income 
concentration is reflected in our workforce, 80% of which are minority and low 
income employees.  In addition the Housing Authority as a matter of policy, posts all 
position vacancy announcements at all of its property sites to encourage residents to 
apply.  This has resulted in the employment of many residents. 

 

• The Section 8 Department works to decrease minority and poverty concentrations 
within census tracts.  Maps of the Housing Authority’s jurisdictions showing the areas 
of concentration are handed out to clients along with a description of the 
deconcentration efforts.  Areas of low poverty and minority concentration are also 
shown on the maps along with information and services within the areas.  Owner 
outreach seminars are conducted and marketed to include owners with rental units 
outside of the concentrated census tracts.     

 

• The Section 8 program is administered on a regional basis thus providing participants 
with greater options for choosing sites. 

 
VI CREDIT AND FINANCIAL MANAGEMENT PROBLEMS ON PART OF 
 OWNERS AND RENTERS 

• Continued efforts though Section 8 Voucher and Homeownership programs provide 
education and guidance to potential participants. 

 

• On an on-going basis, residents identified to be in need of financial management 
services are referred to local community organizations which provide such assistance.   

 
 

VII  ELDERLY HOUSING NEEDS; INCLUDING UNDER-UTILIZED LARGER 
 HOMES OCCUPIED BY EMPTY-NESTERS 

• Form collaboratives in the community to explore opportunities to convert existing 
available buildings to affordable homeownership for Elderly.    

 
VIII MORTGAGE AND AFFIRMATIVE LENDING ISSUES 

•   See VI above  
 

IX DISCRIMINATION AND AFFIRMATIVE MARKETING ISSUES IN THE 

 SALE OR RENTAL OF HOUSING INSURING EQUAL HOUSING  ACCESS. 

• Fair housing pamphlets describing discrimination and the proper procedure and 
contacts are provided.  The Housing Authority makes every effort to make clients 
aware of their options and connect our clients with the proper agencies.   

  

• The HACD staff is also aware of Connecticut security deposit laws and advised clients 
and owners through information sheets and referrals to legal services and the Security 



 
 

Deposit Investigator State Banking Department. 
 
X BARRIERS AFFECTING SPECIAL NEEDS GROUPS: IMMIGRANT 
 POPULATIONS, SPECIAL NEEDS AND SUPPORTIVE HOUSING 
 

• The Housing Authority has various programs targeted at elderly and disabled 
populations.  The Shelter Plus Care certificates are utilized to help end homelessness.  
The certificates are aimed at serving homeless individuals and combined with the 
supportive services provided by agency’s such as the Greater Danbury Mental Health 
Authority and Connecticut Outreach West have helped to remove many individuals 
from homelessness and on to self sufficiency and stability. 

• Members of the Housing Authority Staff participate on Community Boards and Panels 
which address Homelessness and Housing issues throughout the Community and 
Region.  These include but not limited to Mayor’s Taskforce to end Homelessness, 
United Way of Northern Fairfield County and the Greater Danbury Continuum of 
Care. 

 



 
 

 
 
 
 
 

 
 
 

HOUSING AUTHORITY OF THE CITY OF DANBURY 
   RESIDENT AND WAIT LIST DEMOGRAPHICS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 



 
 

 

HOUSING AUTHORITY OF THE CITY OF DANBURY 

RESIDENT DEMOGRAPHICS

HOUSING INVENTORY 2000 
FEDERAL 

DISPO LAUREL 
GARDENS 

DISPO HIGH 
RIDGE 
GARDENS 

FEDERAL  
2006 

STATE 
2006 

TOTAL  

ZERO-BEDROOM 

UNITS 

  1            1   

ONE-BEDROOM 

UNITS  

155 14 0 141   

TWO-BEDROOM 

UNITS  

  64 17 24 23   

THREE- BEDROOM 

UNITS  

139 +1 24 114   

FOUR- BEDROOM 

UNITS 

  29 0 12 17   

SUBTOTAL  418 26  413 590 1013 

HOUSING CHOICE 
VOUCHERS 

625   802 295 1097 

 1133 26 60 1215 885 2110 

       

UNITS COMPARISON TO TARGET INCOME POPULATION 

TOTAL UNITS 

AVAILABLE TO 0-30 % 
AMI 

1133   1215 280 1495 

TOTAL UNITS 
AVAILABLE TO 31-

50% OF AREA 

MEDIAN INCOME 

    590 590 

TOTAL UNITS 

AVAILABLE TO 51-

80% 

    25  25 

 RESIDENT DEMOGRAPHICS – LOW RENT HOUSING  

TOTAL HOUSEHOLDS  

 

 

   330 590 920 

       

ELDERLY 

HOUSEHOLDS  

   112 157 269 

TOTAL  RESIDENTS      791 1264 2055 

RESIDENT DEMOGRAPHICS –  SECTION 8 HOUSING CHOICE VOUCHER 

TOTAL HOUSEHOLDS     645 295 940 

ELDERLY 

HOUSEHOLDS  

   26 21 47 

TOTAL  RESIDENTS     850 838 1688 



 
 

APPLICANT DEMOGRAPHICS 

December 2006 

Note: HACD opened the Wait List for all Federal and State Housing Programs in 
September 2006. The Updated Demographics are below. 

 
APPLICANT DEMOGRAPHICS – LOW RENT HOUSING 

 

 FEDERAL STATE TOTALS 

TOTAL FAMILIES 230 451 681 

WHITE 66 174 240 

BLACK OR AFRICAN AMERICAN 31 75 106 

ASIAN PACIFIC 6 12 18 

NATIVE AMERICAN 0 0 0 

HISPANIC (ANY RACE) 127 187 314 

OTHER/MULTI-RACE 0 3 3 

APPLICANT FAMILIES WITH DISABILITIES – LOW RENT HOUSING 

 

TOTAL FAMILIES WITH DISABILITIES 12 114 126 

WHITE 9 83 92 

BLACK OR AFRICAN AMERICAN 0 14 14 

ASIAN PACIFIC 0 3 3 

NATIVE AMERICAN 0 0 0 

HISPANIC (ANY RACE) 3 14 17 

OTHER/MULTI-RACE 0 0 0 

APPLICANT DEMOGRAPHICS – SECTION 8 HOUSING CHOICE VOUCHER 

 

TOTAL FAMILIES 476 N/A 476 

WHITE 224 N/A 224 

BLACK OR AFRICAN AMERICAN 102 N/A 102 

ASIAN PACIFIC 6 N/A 6 

NATIVE AMERICAN 0 N/A 0 

HISPANIC (ANY RACE) 138 N/A 138 

OTHER/MULTI-RACE 6 N/A 6 

APPLICANT FAMILIES WITH DISABILITIES – SECTION 8 HOUSING CHOICE VOUCHER 

 

TOTAL FAMILIES WITH DISABILITIES 190 N/A 190 

WHITE 136 N/A 136 

BLACK OR AFRICAN AMERICAN 25 N/A 25 

ASIAN PACIFIC 1 N/A 1 

NATIVE AMERICAN 0 N/A 0 

HISPANIC (ANY RACE) 27 N/A 27 

OTHER/MULTI-RACE 1 N/A 1 



 
 

  

   

 
 
 
 
 

HOUSING AUTHORITY OF THE CITY OF DANBURY 
 

FIVE YEAR AFFORDABLE HOUSING PROVIDER STRATEGIES



 
 

2007-2011 FIVE YEAR AFFORDABLE HOUSING STRATEGIES 
 
 
Strategic Goal 1.  Increase the availability of decent, safe, and affordable housing. 

 
A. Expand the supply of assisted housing 
 

� Apply for additional rental vouchers:   
� Reduce public housing vacancies:   
� Leverage private or other public funds to create additional housing 

opportunities:   
   
 B. Improve the quality of assisted housing  

: 

• Improve public housing management: (PHAS score) Standard Performer 
2007 

• Improve voucher  management: (SEMAP score) Standard  Performer 
2007 

• Increase customer satisfaction:   

• Concentrate on efforts to improve specific management functions 
including public housing finance; voucher unit inspections. 

• Renovate or modernize public housing units:   

• Retool obsolete public housing Scattered sites portfolio: 

• Provide replacement vouchers:                                                  
 

 C. Increase assisted housing choices 
  

• Provide voucher mobility counseling:  

• Conduct outreach efforts to potential voucher landlords:  

• Increase voucher payment standards 

• Implement voucher homeownership program: 

• Implement public housing or other homeownership programs: 

• Implement public housing site-based waiting lists: 
   



 
 

 

 

 2007-2011 FIVE YEAR AFFORDABLE HOUSING STRATEGIES 

 
 
Strategic Goal 2:  Improve community quality of life and economic vitality 
 

A. Provide an improved living environment  
 

• Implement measures to deconcentrate poverty by bringing higher income public 
housing households into lower income developments: 

• Implement measures to promote income mixing in public housing by assuring 
access for lower income families into higher income developments: 

• Implement public housing security improvements:  

• Designate developments or buildings for particular resident groups (elderly, 
persons with disabilities)  

 
Strategic Goal 3:  Promote self-sufficiency and asset development of families and 

individuals 
 
 B. Promote self-sufficiency and asset development of assisted households  

: 

• 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.  

  
Strategic Goal 4:  Ensure Equal Opportunity in Housing for all Americans 
 

C. Ensure equal opportunity and affirmatively further fair housing 
 

• 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 provide a suitable living environment for 
families living in assisted housing, regardless of race, color, religion national 
origin, sex, familial status, and disability: Ongoing 

• Undertake affirmative measures to ensure accessible housing to persons with all 
varieties of disabilities regardless of unit size required: 

  



 
 

 

Strategic Goal 1.  Increase the availability of decent, safe, and affordable housing. 
 
B. Expand the supply of assisted housing 
 

� Apply for additional rental vouchers:   
� Reduce public housing vacancies:   
� Leverage private or other public funds to create additional housing 

opportunities:   
   
 B. Improve the quality of assisted housing  

: 

• Improve public housing management: (PHAS score) Standard Performer 
2007 

• Improve voucher  management: (SEMAP score) Standard  Performer 
2007 

• Increase customer satisfaction:   

• Concentrate on efforts to improve specific management functions 
including public housing finance; voucher unit inspections. 

• Renovate or modernize public housing units:   

• Retool obsolete public housing Scattered sites portfolio: 

• Provide replacement vouchers:                                                  
 

 C. Increase assisted housing choices 
  

• Provide voucher mobility counseling:  

• Conduct outreach efforts to potential voucher landlords:  

• Increase voucher payment standards 

• Implement voucher homeownership program: 

• Implement public housing or other homeownership programs: 

• Implement public housing site-based waiting lists: 
     
Strategic Goal 2:  Improve community quality of life and economic vitality 
 

A. Provide an improved living environment  
 

• Implement measures to deconcentrate poverty by bringing higher income public 
housing households into lower income developments: 

• Implement measures to promote income mixing in public housing by assuring 
access for lower income families into higher income developments: 

• Implement public housing security improvements:  



 
 

• Designate developments or buildings for particular resident groups (elderly, 
persons with disabilities)  

 
Strategic Goal 3:  Promote self-sufficiency and asset development of families and 

individuals 
 
 B. Promote self-sufficiency and asset development of assisted households  

: 

• 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.  

  
Strategic Goal 4:  Ensure Equal Opportunity in Housing for all Americans 
 

C. Ensure equal opportunity and affirmatively further fair housing 
 

• 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 provide a suitable living environment for 
families living in assisted housing, regardless of race, color, religion national 
origin, sex, familial status, and disability: Ongoing 

• Undertake affirmative measures to ensure accessible housing to persons with all 
varieties of disabilities regardless of unit size required: 

  
 










