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PHA 5-Year and 
Annual Plan 

U.S. Department of Housing and Urban 
Development
Office of Public and Indian Housing

OMB No. 2577-0226 
Expires 4/30/2011 

1.0 PHA Information 
PHA Name: _________Housing Authority of the City of Tulsa____________________ PHA Code: ___OK073___ 
PHA Type:       Small                  X High Performing                         Standard                      HCV (Section 8) 
PHA Fiscal Year Beginning: (MM/YYYY): _07/2010__

2.0 Inventory (based on ACC units at time of FY beginning in 1.0 above) 
Number of PH units: ___2504_____                                  Number of HCV units: __4681__ 

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

4.0 
PHA Consortia                   X PHA Consortia: (Check box if submitting a joint Plan and complete table below.)              See attachment  

No. of Units in Each 
Program Participating PHAs

PHA
Code

Program(s) Included in the 
Consortia 

Programs Not in the 
Consortia 

PH HCV 
PHA 1: Lawton Housing Authority OK005 Section 8 HCV  Public Housing  32 
PHA 2: 
PHA 3:      

5.0 5-Year Plan. Complete items 5.1 and 5.2 only at 5-Year Plan update. 

5.1 Mission.  State the PHA’s Mission for serving the needs of low-income, very low-income, and extremely low income families in the PHA’s 
jurisdiction for the next five years:  To be a leading Public Housing Agency that enhances the quality of life in Tulsa by:  Providing desirable 
housing options; Advocating resident involvement, leadership and self-sufficiency; and Promoting resident access to community services;
Through the efforts of a professional, caring and responsive Staff and Board.

5.2 Goals and Objectives.  Identify the PHA’s quantifiable goals and objectives that will enable the PHA to serve the needs of low-income and very 
low-income, and extremely low-income families for the next five years.  Include a report on the progress the PHA has made in meeting the goals 
and objectives described in the previous 5-Year Plan. 

See attachments within plan 

6.0 

PHA Plan Update 

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

See attachments within plan 

(b)  Identify the specific location(s) where the public may obtain copies of the 5-Year and Annual PHA Plan.  For a complete list of PHA Plan 
elements, see Section 6.0 of the instructions. 

See attachments within plan.  Signed HUD 50077-SL and HUD 50077-CR with the certifications at the front of the plan. 

7.0 Hope VI, Mixed Finance Modernization or Development, Demolition and/or Disposition, Conversion of Public Housing, Homeownership
Programs, and Project-based Vouchers.  Include statements related to these programs as applicable. 

8.0 Capital Improvements. Please complete Parts 8.1 through 8.3, as applicable. 

8.1 
Capital Fund Program Annual Statement/Performance and Evaluation Report.  As part of the PHA 5-Year and Annual Plan, annually complete 
and submit the Capital Fund Program Annual Statement/Performance and Evaluation Report, form HUD-50075.1, for each current and open CFP 
grant and CFFP financing. 

8.2 
Capital Fund Program Five-Year Action Plan.  As part of the submission of the Annual Plan, PHAs must complete and submit the Capital Fund 
Program Five-Year Action Plan, form HUD-50075.2, and subsequent annual updates (on a rolling basis, e.g., drop current year, and add latest year 
for a five year period).  Large capital items must be included in the Five-Year Action Plan.

8.3 
Capital Fund Financing Program (CFFP).

 Check if the PHA proposes to use any portion of its Capital Fund Program (CFP)/Replacement Housing Factor (RHF) to repay debt incurred to 
finance capital improvements. 
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9.0 
Housing Needs.  Based on information provided by the applicable Consolidated Plan, information provided by HUD, and other generally available
data, make a reasonable effort to identify the housing needs of the low-income, very low-income, and extremely low-income families who reside in 
the jurisdiction served by the PHA, including elderly families, families with disabilities, and households of various races and ethnic groups, and 
other families who are on the public housing and Section 8 tenant-based assistance waiting lists. The identification of housing needs must address 
issues of affordability, supply, quality, accessibility, size of units, and location.

See attachments within plan.   

9.1  
Strategy for Addressing Housing Needs.  Provide a brief description of the PHA’s strategy for addressing the housing needs of families in the 
jurisdiction and on the waiting list in the upcoming year.  Note:  Small, Section 8 only, and High Performing PHAs complete only for Annual 
Plan submission with the 5-Year Plan. 

See attachments within plan 

10.0 

Additional Information.  Describe the following, as well as any additional information HUD has requested.   

(a)  Progress in Meeting Mission and Goals.  Provide a brief statement of the PHA’s progress in meeting the mission and goals described in the 5-
      Year Plan.   

See attachments within plan 

(b)  Significant Amendment and Substantial Deviation/Modification.  Provide the PHA’s definition of “significant amendment” and “substantial  
      deviation/modification” 
Substantial Deviation from the 5-year Plan:  Deviations which change the scope or focus of the plan; for example, a permanent change in PHA 
policy or procedure that would necessitate a change in the answers indicated throughout this document. 

Significant Amendment or Modification to the Annual Plan:  A substantial procedural change in written PHA policies governing eligibility,
selection and admissions for Public Housing and/or Section 8; Changes in rent determination policy, addition or elimination of resident services 
programs; and Acquisition, disposition or demolition actions that permanently increase or decrease the total number of available units. 

11.0 Required Submission for HUD Field Office Review.   In addition to the PHA Plan template (HUD-50075), PHAs must submit the following 
documents.  Items (a) through (g) may be submitted with signature by mail or electronically with scanned signatures, but electronic submission is 
encouraged.  Items (h) through (i) must be attached electronically with the PHA Plan.  Note:  Faxed copies of these documents will not be accepted 
by the Field Office.    (a) thru (d) certifications at the front of the plan.

(a)  Form HUD-50077, PHA Certifications of Compliance with the PHA Plans and Related Regulations (which includes all  certifications relating 
to Civil Rights) 

(b)  Form HUD-50070, Certification for a Drug-Free Workplace (PHAs receiving CFP grants only) 
(c)  Form HUD-50071, Certification of Payments to Influence Federal Transactions (PHAs receiving CFP grants only) 
(d)  Form SF-LLL, Disclosure of Lobbying Activities (PHAs receiving CFP grants only) 
(e)  Form SF-LLL-A, Disclosure of Lobbying Activities Continuation Sheet (PHAs receiving CFP grants only) 
(f)  Resident Advisory Board (RAB) comments.  Comments received from the RAB must be submitted by the PHA as an attachment to the PHA 

Plan.  PHAs must also include a narrative describing their analysis of the recommendations and the decisions made on these recommendations. 
(g)  Challenged Elements 
(h)  Form HUD-50075.1, Capital Fund Program Annual Statement/Performance and Evaluation Report (PHAs receiving CFP grants only)
(i)  Form HUD-50075.2, Capital Fund Program Five-Year Action Plan (PHAs receiving CFP grants only) 
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Section 4.0 Attachment 
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Section 5.2 Attachment 

Section 5.2 Goals and Objectives.  Identify the PHA’s quantifiable goals and 
objectives that will enable the PHA to serve the needs of low-income and very low-
income, and extremely low-income families for the next five years.   

Homeownership Goals 
Increase CHDO Homeownership Opportunities through acquisition and rehabilitation 
activities.

� Work with City of Tulsa to reduce Environmental/Historic Review approvals. 
� Utilize 2009 HOME Grant Funds and Proceeds for the acquisition and 

rehabilitation of up to 22 homes over a two year period. 
� Apply for additional HOME CHDO Set Aside Grant Funds in subsequent 

years to continue and increase acquisition and rehabilitation activities. 

Promote affordable homeownership opportunities for first time homebuyers through 
education and activities. 

� Utilize HOME grant funds to provide down payment assistance to 125 first 
time homebuyers over a 5 year period.  

� Encourage energy efficiency.
� Provide budget counseling.

Expand opportunities for outreach and marketing of the first time homebuyer education 
program. 

� Participate in local events promoting housing education and opportunities.  
� Educate real estate industry professional on down payment assistance program 

and homebuyer education opportunities.  
� Join local housing industry organizations to increase networking 

opportunities.

Community Relations Goal 
The Community Relations department must secure alternative funding sources to 
continue to provide the same level of services to residents.  (Or, Self-sufficiency 
programs and services will begin to suffer, and in some cases cease due to the current 
lack of funding.): 

� Evaluate partnership with Housing Partners of Tulsa (HPT) to determine if 
their mission and scope is aligned with the needs of THA to be able to apply 
for funding to provide program relating to Self-Sufficiency. 

� Study options to apply for funding as a 501c3, either as a stand-alone entity, 
Community Relations as it’s own non-profit or in collaboration with another 
501c3 (HPT or another entity). 

� Study fundraiser feasibility to supplement funding for resident programs. 
� Review existing programs, staffing levels and funding sources to evaluate the 

continued feasibility of individual efforts. 
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Development Goals 
Increase revenues through entrepreneurial initiatives.

� Actively market THA’s Cabinet Shop known as Green Country Cabinets to 
other PHAs, local multifamily apartments, and members of the construction 
industry.

� Market leasable roof top space of THA owned low-rent public housing and 
section 8 project based buildings to cell phone providers, etc. 

Execute an Energy Performance Contract for low-rent public housing sites utilizing 
HUD’s EPC utility consumption freeze and Capital Fund Competitive Grant (CFRC) 
Funding.

� Negotiate Energy Performance Contract with Ameresco. 
� Obligate CFRC funding by April of 2010. 
� Begin implementation of energy savings measures by May of 2010. 
� Complete implementation of energy savings measures by January of 2011. 

Build up to five (5) new low-rent public housing units at an existing low-rent public 
housing community. 

� Obtain disposition approval for four demolished units that were located at 
Comanche Park Apartments. 

� Obtain Board of Commissioner approval and submit appropriate amendment 
to Annual Contribution Contract 

� Submit and receive approval of a Development Plan to rebuild up to five units 
utilizing CFP RHF Funds and Casualty Loss Insurance Proceeds. 

� Construct up to five (5) new public housing units on existing Authority owned 
public housing property. 

Construction Services Goals 
Rehabilitate, revitalize and further expand Modernization efforts to improve the quality 
of life for residents living in our THA owned communities.

� Rehabilitate Riverview with major exterior modernization.  (OK0730000-08).  
� Update THA’s Physical Needs Assessment (PNA) per AMP to determine 

existing and future needs for up to 10 years. 
� Create a computer based tracking system per AMP to track existing needs, 

future needs and past.

Security Goal 
Enhance the efficiency and effectiveness of the Security Department 

� Review and enhance current security services.
� Investigate the feasibility of the acquisition of Closed Circuit television 

cameras or wireless cameras with a central monitoring station. 
� Seek additional funding sources to supplement security expenditures. 



Housing Authority of the City of Tulsa    5-Year Plan for Fiscal Years 2010-2014    Annual Plan for FY 2010                   
HA Code: ok073v01

5 Year Plan Page 9
  form HUD 50075 (04/2008)

Housing Operations Goal 
Develop and implement a site specific training program to ensure management 
compliance with regulatory requirements and policies.

Housing Choice Voucher Goal
Maintain Program Voucher Utilization by Increasing Landlord Participation. 

� Continue in development of relationships with new landlords and retention of  
 participating landlords. 

� Schedule new landlord orientations at least quarterly.  
� Develop quarterly newsletter to landlords to be sent via email. 
� Continue monthly landlord education trainings. 
� Meet on site with new and participating landlords to encourage open   

 communication and feedback. 

Section 5.2 Goals and Objectives continued.  Include a report on the progress the 
PHA has made in meeting the goals and objectives described in the previous 5-Year Plan.

HOUSING OPERATIONS 

HOUSING
Goal #1:  Maintain PHAS High Performer Status 
Objectives under this goal are: 

� Objective A:  Continue to train staff on techniques specific to HUD 
regulations.

� Objective B: Review and revise current preventative maintenance program to 
ensure compliance with REAC/UPCS requirements. 

� Objective C:  Continue to have staff monitor site standards on a daily basis to 
find ways to improve overall performance.

UPDATE: Tulsa Housing Authority has continued to maintain High Performer 
status by developing and implementing a monthly training program for staff and 
diligently reviewing site standards. Periodic inspections and quarterly REAC 
trainings ensure the staff is in compliance with REAC/UPCS requirements

Goal #2:  Write and implement revised PH Occupancy Policy to comply with 
                 current regulatory requirements. 
Objectives under this goal are: 

� Objective A:  Revise and update current Occupancy Policy – completed 
12/1/2007.

� Objective B: Develop schedule and timetable for seeking approval and 
implementing proposed policy changes. 

� Objective C:  Implement training program and schedule, specific to revised 
areas within the proposed occupancy policy. 
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UPDATE: Portions of the PH Occupancy Policy have been rewritten to ensure 
THA is in compliance with current regulatory requirements.

Goal #3:  Improve the overall maintenance operations of Tulsa Housing Authority. 
Objectives under this goal are: 

� Objective A:  Review and revise written maintenance operations plan - 
completed (01/01/2008). 

� Objective B: Develop and implement training program in accordance with 
revised maintenance operations and procedures. 

� Objective C:  Review the feasibility of continuing to operate centralized 
appliance repair operations and determine if additional staff is needed or if it 
would be more cost effective to contract these repairs out. 

� Objective D: Gather information to make changes to the work order system 
to be prepared for the MIS change-over. 

UPDATE: By reviewing and revising many of the maintenance policies and 
procedures, Tulsa Housing Authority was successful in improving the overall 
maintenance operations. REAC scores, work order times and unit turnaround 
times are all indicators of improved efficiency and effectiveness

CENTRAL WEST WAREHOUSE
Goal: Develop a succession plan for the Facilities Manager – completed 
(01/01/2008).
Objectives under this goal are: 

� Objective A:  Develop job description for Assistant. 
� Objective B: Develop pay range based on duties. 
� Objective C:  Hire additional staff. 
� Objective D:  Current facilities manager will train additional staff. 

UPDATE: A succession plan for the Facilities Manager was developed and 
implemented.  Further review determined that an Assistant Facilities Manager 
was not warranted and the position was deleted. 

PROJECT BASED SECTION 8 SITES
Goal:  Improve overall management operations of the section 8 sites 
Objectives under this goal are: 

� Objective A:  Achieve overall “Above Average” rating on OHFA reviews. 
� Objective B: Continue staff training on HUD updates. 
� Objective C:  Maintain a REAC of 90 on all sec 8 sites. 
� Objective D:  Create a formalized management procedure manual by 

03/01/2008.

UPDATE: Although this goal was not fully met, one Section 8 Project based site 
attained an overall “Above Average” rating on the OHFA review. Monthly training 
to update staff on HUD changes has improved the overall effectiveness of the 
program.
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SECURITY
Goal: Review overall effectiveness of operations of the security department 
Objectives under this goal are: 

� Objective A:  Develop long-term security plan and needs assessment by 
03/01/2008.

� Objective B: Develop and implement department-wide performance 
standards completed 12/01/2007. 

UPDATE: A review of the overall effectiveness of the operations of the security 
department was conducted and subsequent changes to operations were 
developed and implemented as a result. Additional contracted security was 
added, lighting and cameras were updated and several physical improvements to 
the sites were added to enable the security department to be more successful in 
providing a better quality of life for the residents.

TULSA HOUSING AUTHORITY’S GOALS AND OBJECTIVES 
Goal #1: Comply with Year 2 Requirements of HUD’ Asset Management 
Regulations.

As in accordance with PIH Notice 2007-9, THA will be compliant with Year 2 of the 
implementation timeline as set forth by HUD for Public Housing Authorities with 
more than 250 units.  THA has complied with Year 1 requirements and all other 
requirements as set forth by HUD concerning Asset Management.   

Objectives under this goal are: 
� Objective A: Receive board approval for all Low-Rent Project budgets by 

July 1, 2008 for all budget period ending July 2, 2009.
� Objective B: Utilize HUD updated PHAS scoring for 2008 and following 

years.
� Objective C:  Utilize Fee for Service approach for Central Maintenance, 

Unit Prep Crew, Contract Management, Inspections, etc. 
� Objective D:  Utilize new Financial Data Schedules for Asset 

Management as developed by HUD to report FY 2008 un-audited and 
audited financial statements. 

UPDATE:  THA has met the above goal and all associated objectives.  THA 
operates in compliance with Asset Management as evidenced by a HUD Field 
Office Review in 2009.

Goal #2: Evaluate the effectiveness of Community Relations Services function and 
realign as needed.

Funding for all HUD programs is on the decline, including funding for operations, 
capital improvements, and Community Relations. As the Tulsa Housing Authority 
transitions to full compliance with Asset Management requirements, it will become 
increasingly important to ensure that the resources for Community Relations are 
effectively spent and have the greatest impact possible to remain consistent with the 
agency’s overall mission. As a result, this goal is presented to maximize the 
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effectiveness of the Community Relations resources and continuously identify ways 
to capitalize on other services provided throughout the service area. 

Objectives under this goal are: 
� Objective A:  Board to establish annual commitment for Community 

Relations functions. 
� Objective B: Review existing programs, staffing levels, and funding sources 

to evaluate the continued feasibility of individual efforts. 
� Objective C:  Develop annual grant plan and ensure that grant benefits 

exceed administrative requirements. 
� Objective D: Develop cost analyses to assess the services provided and 

ensure the financial viability of each. 
� Objective E: Continue to coordinate and expand linkages to other local 

providers.

UPDATE:  THA has focused on maintaining the same level of programs available to our 
residents even with minimal funding. Programs were reviewed to determine which were 
most beneficial for the residents to keep them on the road to self-sufficiency. Community 
Relations Department identified the main need as employment readiness and prompted 
the creation of a soft skills job readiness curriculum called S.A.G.E. (Skills for Attaining 
Gainful Employment) so residents would be able to learn valuable skills in gaining 
employment.  Since this program started in November 2007, 100 residents have enrolled 
and 35 have successfully completed the six week program. Many others had begun the 
program and left before completion to obtain a GED, enroll in college or employment.  

In this time of dwindling funding we have relied more on our agency partners expanding 
on existing programs they offered in the Resource Centers and have built new 
partnerships as well.

Goal #3: Expand THA’s Development Activities. 
The Housing Authority of the City of Tulsa has developed a streamlined 
Development Process which includes due diligence requirements and analysis 
tools.  Staff will utilize this process and the related tools to research and analyze 
development opportunities.  In FY2008, it is the goal of THA’s Real Estate 
Development Department to locate and identify opportunities to develop housing, 
commercial and residential projects for THA and other Non-Profit Entities. 

Objectives under this goal are: 
� Objective A:  Identify and analyze prospective existing multifamily projects 

for acquisition and rehabilitation. 
� Objective B:  Procure Tax Credit consultants to assist in preparation of Tax 

Credit applications as well as other capital grant applications. 
� Objective C:  Identify other entities with which THA can form partnerships 

for development of various types of housing-related projects. 
� Objective D:  Research and analyze opportunities to develop single family 

homes. 
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UPDATE:  THA has met the above goal over the past five years.  The THA 
Development Staff has developed an acquisition feasibility approach that was 
utilized to analyze several multifamily properties as prospective sites for 
acquisition.  THA also procured a qualified organization to provide tax credit 
consulting as well as other professional firms to provide services that include: 
architectural, engineering, appraisals, etc.  THA also formed a partnership, Yale 
Avenue Apartments, LLC. with the Mental Health Association in Tulsa, Inc. for 
the construction of a 76 unit residential complex for the initiative known as 
“Building Tulsa, Building Lives (BTBL).”   THA Development Staff also 
participated in BTBL by performing site analysis, conceptual design, construction 
management, and land acquisition.

Goal #4: Enhance and Target Entrepreneurial Activities 
As funding from Congress and HUD continues to decline, it is critical that the Tulsa 
Housing Authority develop and implement initiatives that are unrestricted and 
revenue producing. This will allow the agency to capitalize on its resources and to 
expand the scope of core activities to entrepreneurial efforts.  THA has developed a 
property management entity that has received designation as a Real Estate Broker.  
THA will utilize this entity along with THA existing development staff to create 
entrepreneurial opportunities with single family home acquisition and sales as well as 
multifamily and commercial properties.  

Objectives under this goal are:
� Objective A:  Develop a written single family home entrepreneurial plan. 
� Objective B: Utilize a local contracted Real Estate Agency to assist in 

identifying single family homes for purchase and for marketing existing 
homes for sale. 

� Objective C: Meet with local Real Estate Agencies to provide information 
concerning THA’s homeownership programs and forms of down payment 
assistance.

� Objective D:  Utilize “Brokers Open” on homes to increase traffic of 
prospective buyers. 

UPDATE:  THA’s Development Department developed a written feasibility 
analysis plan for single family homes.  THA also procured a local Real Estate 
Broker for the marketing of THA’s single family homes and vacant land.

Section 6.0 Attachments 

6.0 PHA Plan Update. In addition to the items captured in the Plan template, PHAs 
must have the elements listed below readily available to the public.  Additionally, a PHA 
must: 

(a) Identify specifically which plan elements have been revised since the PHA’s prior 
plan submission.  (Updates will be noted if applicable). 



Housing Authority of the City of Tulsa    5-Year Plan for Fiscal Years 2010-2014    Annual Plan for FY 2010                   
HA Code: ok073v01

5 Year Plan Page 14
  form HUD 50075 (04/2008)

PHA Plan Elements. (24 CFR 903.7)

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

Since no changes have occurred in THA’s policies, the only required element to be sent 
to HUD is Deconcentration.

a) THA has public housing developments which are covered by the de-concentration 
rule.

b) All covered developments have incomes within the range of 85% to 115% of the 
average incomes of all such developments, with the upper range not being less 
than the limit at which a family would be defined as extremely low income. 

DECONCENTRATION POLICY 

It is the policy of the Housing Authority of the City of Tulsa (THA) to provide for 
deconcentration of poverty and encourage income mixing by bringing higher 
income families into lower income developments and lower income families into 
higher income developments. Toward this end, we will skip families on the 
waiting list to reach other families with a lower or higher income. We will 
accomplish this in a uniform and non-discriminating manner. 

THA will affirmatively market our housing to all eligible income groups. Lower 
income residents will not be steered toward lower income developments and 
higher income people will not be steered toward higher income developments. 

Prior to the beginning of each fiscal year, we will analyze the income levels of 
families residing in each of our developments, the income levels of census tracts 
in which our developments are located, and the income levels of the families on 
the waiting list. Based on this analysis, we will determine the level of marketing 
strategies and deconcentration incentives to implement. See attachments for 
recent analysis of jurisdiction. 

Deconcentration Incentives 
THA may offer one or more incentives to encourage applicant families whose 
income classification would help to meet the deconcentration goals of a particular 
development. 

Various incentives may be used at different times, or under different conditions, 
but will always be provided in a consistent and nondiscriminatory manner. 

Offer of a Unit 
When THA discovers that a unit will become available, we will contact the first 
family on the waiting list who has the highest priority for this type of unit or 
development and whose income category would help to meet the deconcentration 
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goal and/or the income targeting goal. 

THA will contact the family first by telephone to schedule an appointment.  If the 
family cannot be reached by telephone, the family will be sent notification via 
first class mail.  

After meeting with the Resident Selection Staff, an appointment will be made for 
the family to visit the development, view the unit and sign a lease agreement. If 
the family rejects the offer of the unit, THA will offer the unit to the next person 
on the waiting list in compliance with the aforementioned procedure. 

PHA Plan Elements  2.  Financial Resources 

Not a required element to be submitted to HUD since no changes occurred since last 
submission. 

PHA Plan Elements  3.  Rent Determination 

Not a required element to be submitted to HUD since no changes occurred since last 
submission. 

PHA Plan Elements   4.  Operation and Management 

Not a required element to be submitted to HUD since no changes occurred since last 
submission. 

PHA Plan Elements  5.  Grievance Procedures 

Not a required element to be submitted to HUD since no changes occurred since last 
submission. 

PHA Plan Elements 6.  Designated Housing for Elderly and Disabled 
Families

Not a required element to be submitted to HUD since no changes occurred since last 
submission. 

PHA Plan Elements 7.  Community Service and Self-Sufficiency

Not a required element to be submitted to HUD since no changes occurred since last 
submission. 

PHA Plan Elements  8.  Safety and Crime Prevention 

Not a required element to be submitted to HUD since no changes occurred since last 
submission. 
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PHA Plan Elements  9.  Pets 

Not a required element to be submitted to HUD since no changes occurred since last 
submission. 

PHA Plan Elements  10. Civil Rights Certification

Form HUD-50077-CR (1/2009), Civil Rights Certification is included in the PHA Plan.
Also included is form HUD 50077-SL (1/2009), Certification by State or Local Official 
of PHA Plans Consistency with the Consolidated Plan.  Both are attached at the front of 
the plan. 

Public Housing 
Civil Rights and Fair Housing Policy 

It is the policy of the Housing Authority to comply fully with all Federal, State, and local 
nondiscrimination laws and with the rules and regulations governing Fair Housing and 
Equal Opportunity in housing and employment. 

The HA shall not deny any family or individual the opportunity to apply for or receive 
assistance under the Public Housing Program on the basis of race, color, sex, religion, 
creed, national or ethnic origin, age, family, or marital status, handicap, disability or 
sexual orientation.

To further its commitment to full compliance with applicable Civil Rights laws, the HA 
will provide Federal, State, and local information to Public Housing resident regarding 
“discrimination” and any recourse available to them if they are victims of discrimination.  
Such information will be made available during the move-in process, and all applicable 
Fair Housing Information and Discrimination Complaint Forms will be made a part of the 
New Resident packet. 

Except as otherwise provided in 24 CFR 8.21(c)(1), 8.24(1), 8.25, and 8.31, no individual 
with disabilities shall be denied the benefits of, be excluded from participation in, or 
otherwise be subjected to discrimination because the HA’s facilities are inaccessible to or 
unusable by persons with disabilities. 

Posters and housing information are displayed in locations throughout the HA’s office in 
such a manner as to easily readable from a wheelchair. 

The HA’s Central Office at 415 E. Independence is accessible to persons with 
disabilities.  Accessibility for the hearing impaired is provided by the TTD/TDY 
telephone number, 918/587-4712. 
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Assisted Housing 
Civil Rights and Fair Housing Policy 

It is the policy of the Housing Authority to comply fully with all Federal, State, and local 
nondiscrimination laws and with the rules and regulations governing Fair Housing and 
Equal Opportunity in housing and employment. 

The HA shall not deny any family or individual the opportunity to apply for or receive 
assistance under the Public Housing Program on the basis of race, color, sex, religion, 
creed, national or ethnic origin, age, family, or marital status, handicap, disability or 
sexual orientation.

To further its commitment to full compliance with applicable Civil Rights laws, the HA 
will provide Federal, State, and local information to Assisted Housing clients regarding 
“discrimination” and any recourse available to them if they are victims of discrimination.  
Such information will be made available during the family briefing session, and all 
applicable Fair Housing Information and Discrimination Complaint Forms will be made a 
part of the Housing Choice Voucher holder’s briefing packet. 

Except as otherwise provided in 24 CFR 8.21(c)(1), 8.24(1), 8.25, and 8.31, no individual 
with disabilities shall be denied the benefits of, be excluded from participation in, or 
otherwise be subjected to discrimination because the HA’s facilities are inaccessible to or 
unusable by persons with disabilities. 

Posters and housing information are displayed in locations throughout the HA’s office in 
such a manner as to easily readable from a wheelchair. 
The HA’s Central Office at 415 E. Independence is accessible to persons with 
disabilities.  Accessibility for the hearing impaired is provided by the TTD/TDY 
telephone number, 918/587-4712. 

PHA Plan Elements  11.  Fiscal Year Audit 

Not a required element to be submitted to HUD.  On file at THA Central Office. 

PHA Plan Elements  12.  Asset Management 

Not a required element to be submitted to HUD since no changes occurred since last 
submission. 

PHA Plan Elements 13.  Violence Against Women Act (VAWA)

The Tulsa Housing Authority (THA) is in full compliance with the Violence Against 
Women Act (VAWA) to extend the rights and protections it affords to qualified Public 
Housing residents and Voucher participants who are victims of domestic violence, dating 
violence, sexual assault and stalking.
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THA provides notification of the provisions of VAWA to all Public Housing residents, 
Voucher participants and landlords participating in the Voucher program.  Residents and 
Participants are notified at their initial lease in and at their annual recertification.

All new participating owners on the Voucher program are notified in writing of the 
VAWA requirements when initially placed on the program.  All existing owners were 
notified in writing via email of the VAWA requirements.  

THA staff received training about the protections afforded by VAWA and are alert to the 
various situations in which residents or participants may need to be reminded of their 
possible VAWA protections. 

A copy of the adopted VAWA policy is as follows:    

HOUSING AUTHORITY OF THE CITY OF TULSA 
VIOLENCE AGAINST WOMEN ACT (VAWA) POLICY 

I.  Purpose and Applicability 
The purpose of this policy (herein called “Policy”) is to implement the applicable 
provisions of the Violence Against Women and Department of Justice Reauthorization 
Act of 2005 (Pub. L. 109-162) and more generally to set forth THA’s policies and 
procedures regarding domestic violence, dating violence, and stalking, as hereinafter 
defined.

This Policy shall be applicable to the administration by THA of the Section 8 Housing 
Choice Voucher, Public Housing and the Section 8 Project-based program under the 
United States Housing Act of 1937.  Notwithstanding its title, this policy is gender-
neutral, and its protections are available to males who are victims of domestic violence, 
dating violence, or stalking as well as female victims of such violence. 

II.  Goals and Objectives 
This Policy has the following principal goals and objectives: 

A. Maintaining compliance with all applicable legal requirements imposed by 
VAWA; 

B. Ensuring the physical safety of victims of actual or threatened domestic violence, 
dating violence, or stalking who are assisted by THA; 

C. Providing and maintaining housing opportunities for victims of domestic violence 
dating violence, or stalking; 

D. Creating and maintaining collaborative arrangements between THA, law 
enforcement authorities, victim service providers, and others to promote the 
safety and well-being of victims of actual and threatened domestic violence, 
dating violence and stalking, who are assisted by THA; and 

E. Taking appropriate action in response to an incident or incidents of domestic 
violence, dating violence, or stalking, affecting individuals assisted by THA.
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III. Other THA Policies and Procedures 
This Policy shall be referenced in and attached to THA’s Five-Year Public Housing 
Agency Plan. THA’s annual public housing agency plan shall also contain information 
concerning THA’s activities, services or programs relating to domestic violence, dating 
violence, and stalking. To the extent any provision of this policy shall vary or contradict 
any previously adopted policy or procedure of THA, the provisions of this Policy shall 
prevail.

IV.  Definitions
As used in this Policy:

A.  Domestic Violence – The term ‘domestic violence’ includes felony or 
misdemeanor crimes of violence committed by a current or former spouse of the 
victim, by a person with whom the victim shares a child in common, by a person who 
is cohabiting with or has cohabited with the victim as a spouse, by a person similarly 
situated to a spouse of the victim under the domestic or family violence laws of the 
jurisdiction receiving grant monies, or by any other person against an adult or youth 
victim who is protected from that person’s acts under the domestic or family violence 
laws of the jurisdiction.”

B.  Dating Violence – means violence committed by a person—
(A) who is or has been in a social relationship of a romantic or intimate 

nature with the victim; and 

(B) where the existence of such a relationship shall be determined based on a 
consideration of the following factors: 

(i)  The length of the relationship. 
(ii)  The type of relationship. 
(iii) The frequency of interaction between the persons involved in the 
relationship.

C. Stalking – means – 
(A) (i) to follow, pursue, or repeatedly commit acts with the intent to kill, 

injure, harass, or intimidate another person; and (ii) to place under 
surveillance with the intent to kill, injure, harass or intimidate another 
person; and

(B) in the course of, or as a result of, such following, pursuit, surveillance or 
repeatedly committed acts, to place a person in reasonable fear of the 
death of, or serious bodily injury to, or to cause substantial emotional 
harm to – 

(i) that person; 
(ii) a member of the immediate family of that person; or 
(iii) the spouse or intimate partner of that person;  
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D.  Immediate Family Member -  means, with respect to a person – 
(A) a spouse, parent, brother, sister, or child of that person, or an individual 

to whom that person stands in loco parentis; or 

(B) any other person living in the household of that person and related to that 
person by blood or marriage. 

E.  Perpetrator – means person who commits an act of domestic violence, dating 
violence or stalking against a victim. 
 

V.   Admissions and Screening

A. Non-Denial of Assistance.  THA will not deny admission to the Section 8 Housing
 Choice Voucher program, Public Housing or the Section 8 Project-based  
 programs to any person because that person is or has been a victim of domestic  
 violence, dating violence, or stalking, provided that such person is otherwise 
 qualified for such admission. 

B. Admissions Preference. (Section 8 Housing Choice Voucher Program and Public  
 Housing only) Applicants for housing assistance from THA will receive a   
 preference in admissions if the applicant family is residing in a public or private  
 shelter as a result of domestic violence; and/has had actual or threatened physical  
 violence directed against the applicant or the applicant’s family by a spouse or
 other household member who was living in the unit with the family. 

 The actual or threatened violence must have occurred with the past 6 months prior 
 to certification or be of a continuing nature. Domestic violence will be considered 
 “continuing” if the applicant provides medical records, police reports, or 
 statements from a qualified domestic violence social worker documenting
 repeated abuse and the most recent episode was not more than six (6) months
 prior to the date that THA is certifying the applicant eligible for assistance. 

VI.  Termination of Tenancy or Assistance 

A. VAWA Protections. Under VAWA, public housing residents and persons assisted 
 under the Section 8 Housing Choice Voucher and Section 8 Project-based   
 programs have the following specific protections, which will be observed by  
 THA: 

 1.  An incident or incidents of actual or threatened domestic violence, dating  
      violence, or stalking will not be considered to be a “serious or repeated” 
      violation of the lease by the victim or threatened victim of that violence and  
      will not be good cause for terminating the tenancy or occupancy rights of or  
      assistance to the victim of that violence. 
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 2.  In addition to the foregoing, tenancy or assistance will not be terminated by  
      THA as a result of criminal activity, if that criminal activity is directly related  
      to domestic violence, dating violence or stalking engaged in by a member of  
      the  assisted household, a guest or another person under the tenant’s control,  
      and the tenant or an immediate family member is the victim or threatened  
      victim of this criminal activity. However, the protection against termination of  
      tenancy or assistance described in this paragraph is subject to the following  
      limitations: 

(a) Nothing contained in this paragraph shall limit any otherwise available           
authority of THA or a Section 8 owner or manager to terminate tenancy, 
evict, or to terminate assistance, as the case may be, for any violation of a 
lease or program requirement not premised on the act or acts of domestic 
violence, dating violence, or stalking in question against the tenant or a 
member of the tenant’s household. However, in taking any such action, 
neither THA nor a Section 8 manager or owner may apply a more 
demanding standard to the victim of domestic violence dating violence or 
stalking than that applied to other tenants. 

(b) Nothing contained in this paragraph shall be construed to limit the 
authority of THA or a Section 8 owner or manager to evict or terminate 
from assistance any tenant or lawful applicant if the owner, manager or 
THA, as the case may be, can demonstrate an actual and imminent threat 
to other tenants or to those employed at or providing service to the 
property, if the tenant is not evicted or terminated from assistance.  

B.   Removal of Perpetrator.  Further, notwithstanding anything in paragraph VI.A.2.
or Federal, State or local law to the contrary, THA or a Section 8 owner or 
manager, as the case may be, may bifurcate a lease, or remove a household 
member from a lease, without regard to whether a household member is a 
signatory to a lease, in order to evict, remove, terminate occupancy rights, or 
terminate assistance to any individual who is a tenant or lawful occupant and who 
engages in acts of physical violence against family members or others.  Such 
action against the perpetrator of such physical violence may be taken without 
evicting, removing, terminating assistance to, or otherwise penalizing the victim 
of such violence who is also the tenant or a lawful occupant.  Such eviction, 
removal, termination of occupancy rights, or termination of assistance shall be 
effected in accordance with the procedures prescribed by law applicable to 
terminations of tenancy and evictions by THA.  Leases at the option of Section 8 
owners or managers, leases for dwelling units occupied by families assisted with 
Section 8 rental assistance administered by THA, shall contain provisions setting 
forth the substance of this paragraph.
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VII.  Verification of Domestic Violence, Dating Violence or Stalking 

A.    Requirement for Verification. The law allows, but does not require, a Section 8
 owner or manager to verify that an incident or incidents of actual or threatened  
 domestic violence, dating violence, or stalking claimed by a tenant or other lawful 
 occupant is bona fide and meets the requirements of the applicable definitions set  
 forth in this policy. THA shall require verification in all cases where an individual 
 claims protection against an action involving such individual proposed to be taken 
 by THA.  Section 8 owners or managers receiving rental assistance administered  
 by THA may elect to require verification, or not to require it as permitted under  
 applicable law.   

 Verification of a claimed incident or incidents of actual or threatened domestic  
 violence, dating violence or stalking may be accomplished in one of the following 
 three ways: 

1. HUD-approved form – (HUD form 50066) by providing to THA a written 
certification, on a form approved by the U.S. Department of Housing and Urban 
Development (HUD), that the individual is a victim of domestic violence, dating 
violence or stalking that the incident or incidents in question are bona fide 
incidents of actual or threatened abuse meeting the requirements of the applicable 
definition(s) set forth in this policy.  The incident or incidents in question must be 
described in reasonable detail as required in the HUD-approved form, and the 
completed certification must include the name of the perpetrator.  

2. Other documentation - by providing to THA or to the requesting Section 8 
owner  or manager documentation signed by an employee, agent, or volunteer of a 
victim  service provider, an attorney, or a medical professional, from whom the 
victim  has sought assistance in addressing the domestic violence, dating violence 
or stalking, or the effects of the abuse, described in such documentation.  The 
professional providing the documentation must sign and attest under penalty of 
perjury (28 U.S.C. 1746) to the professional’s belief that the incident or incidents 
in question are bona fide incidents of abuse meeting the requirements of the 
applicable definition(s) set forth in this policy.  The victim of the incident or 
incidents of domestic violence, dating violence or stalking described in the 
documentation must also sign and attest to the documentation under penalty of 
perjury.

3. Police or court record – by providing to THA  a Federal, State, tribal, 
territorial,  or local police or court record describing the incident or incidents in 
question.

B. Time allowed to provide verification/ failure to provide.  An individual who
 claims protection against adverse action based on an incident or incidents of
 actual or threatened domestic violence, dating violence or stalking, and who is
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 requested by THA, or a Section 8 owner or manager to provide verification,
 must provide such verification within 14 business days after receipt of the request
 for verification.  Failure to provide verification, in proper form within such time
 will result in loss of protection under VAWA and this policy against a proposed
 adverse action.    

C. Waiver of verification requirement.  The Vice President of Assisted Housing or 
Housing Operations or Designee may, with respect to any specific case, waive the 
above-stated requirements for verification and provide the benefits of this policy 
based on the victim’s statement or other corroborating evidence.  Such waiver 
may be granted in the sole discretion of the Vice President of Assisted Housing or 
Housing Operations or Designee.  Any such waiver must be in writing.  Waiver in 
a particular instance or instances shall not operate as precedent for, or create any 
right to, waiver in any other case or cases, regardless of similarity in 
circumstances.  

VIII.  Confidentiality 

A. Right of confidentiality.  All information (including the fact that an individual is a 
victim of domestic violence, dating violence or stalking) provided to THA shall 
be retained by the receiving party in confidence and shall neither be entered in 
any shared database nor provided to any related entity, except where disclosure is:

1.  requested or consented to by the individual in writing, or 

2. required for use in a Public Housing or Section 8 Projected-based site eviction 
 proceedings or in connection with termination of Section 8 assistance, as 
 permitted in VAWA, or  

3.  otherwise required by applicable law.

B. Notification of rights.  All tenants of public housing and tenants participating in 
the Section 8 tenant or project-based rental assistance programs administered by 
THA shall be notified in writing concerning their right to confidentiality and the 
limits on such rights to confidentiality.  

IX. Transfer to New Residence    

A. Application for transfer. In situations that involve significant risk of violent harm
to an individual as a result of previous incidents or threats of domestic violence, 
dating violence, or stalking, THA will, if an approved unit size is available at a 
location that may reduce the risk of harm, approve transfer of a Section 8 
participant or a Public Housing resident to a different unit in order to reduce the 
level of risk to the individual.  A participant/resident who requests transfer must 
attest in such application that the requested transfer is necessary to protect the 
health or safety of the participant or another member of the household who is or 
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was the victim of domestic violence dating violence or stalking and who 
reasonably believes that the tenant or other household member will be 
imminently threatened by harm from further violence if the individual remains in 
the present dwelling unit.

B. Portability.  A Section 8 Housing Choice Voucher participant will not be denied 
portability to a unit located in another jurisdiction (notwithstanding the term of 
the tenant’s existing lease has not expired, or the family has not occupied the unit 
for 12 months) so long as the tenant has complied with all other requirements of 
the Section 8 program and has moved from the unit in order to protect a health or 
safety of an individual member of the household who is or has been the victim of 
domestic violence dating violence or stalking and who reasonably believes that 
the tenant or other household member will be imminently threatened by harm 
from further violence if the individual remains in the present dwelling unit. 

X.  Court Orders/Family Break-up 

A. Court orders. It is THA’s policy to honor orders entered by courts of competent 
jurisdiction affecting individuals assisted by THA. This includes cooperating with 
law enforcement authorities to enforce civil protection orders issued for the 
protection of victims and addressing the distribution of personal property among 
household members in cases where a family breaks up.   

      B.  Family break-up.   Other THA policies regarding family break-up are contained 
 in THA’s Section 8 Administrative Plan, Occupancy Police and Resident   
 Selection Plans. 

XI.  Relationships with Service Providers 
It is the policy of THA to cooperate with organizations and entities, both private and 
governmental, which provide shelter and/or services to victims of domestic violence. If 
THA staff becomes aware that an individual assisted by THA is a victim of domestic 
violence, dating violence or stalking, THA will refer the victim to such providers of 
shelter or services as appropriate. This Policy does not create any legal obligation 
requiring THA either to maintain a relationship with any particular provider of shelter or 
services to victims or domestic violence or to make a referral in any particular case. 

XII.  Notification 
THA shall provide written notification to applicants, residents, and Section 8 owners and 
managers, concerning the rights and obligations created under VAWA relating to 
confidentiality, denial of assistance and, termination of tenancy or assistance.  

XIII.  Relationship with Other Applicable Laws 
Neither VAWA nor this Policy implementing it shall preempt or supersede any provision 
of Federal, State or local law that provides greater protection than that provided under 
VAWA for victims of domestic violence, dating violence or stalking. 
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XIV.  Amendment 
This policy may be amended from time to time by THA as approved by the THA Board 
of Commissioners.   

Section 6.0(b) 2010 Annual Plan Availability 

AMP Site Number Site  Address   City  State Zip 
THA Website  www.tulsahousing.org

  THA-Central Office 415 E Independence Tulsa   OK 74106 

Management Offices and Resident Associations Of:

OK0730000-01 Seminole Hills  1624 E Virgin  Tulsa    OK  74106 
OK0730000-03 Comanche  3608 N Quaker  Tulsa    OK  74106 
OK0730000-04 Pioneer   901 N Elgin  Tulsa    OK  74106 
OK0730000-05 Apache Manor  2402 N Marion  Tulsa    OK  74115 
OK0730000-06 Mohawk Manor  3637 N Birmingham Tulsa    OK  74110 
OK0730000-07 Hewgley Terrace  420 S Lawton  Tulsa    OK  74127 
OK0730000-08 Riverview Park  2212 S Jackson  Tulsa    OK  74107 
OK0730000-10 Sandy Park  6301 W 11th Place Tulsa    OK  74127 
OK0730000-12 Parkview Terrace  1615 W 59th Street Tulsa    OK  74107 
OK0730000-13 Lafortune Tower  1725 SW Boulevard Tulsa    OK  74107 
OK0730000-17 South Haven Manor 4012 W 56th Pl  Tulsa    OK  74107  
OK0730000-18 East Central Village 12330 E Archer  Tulsa    OK  74116 
OK0730000-19 Scattered Sites  40 N Atlanta Ave  Tulsa    OK  74110

County Club Gardens  446 W Latimer  Tulsa    OK  74127 
OK0730000-26 Hope VI Phase I
OK0730000-27 Hope VI Phase II
OK0730000-28 Hope VI Phase III
OK0730000-29 Hope VI Phase IV
OK0730000-30 Hope VI Phase V 
 Section 8 Sites

Murdock Villa  828 S Wheeling  Tulsa    OK  74104 
  Inhofe Plaza  6565 S Newport  Tulsa    OK  74136 

The Meadows  2820 S 116th E Ave Tulsa    OK  74126 
  Towne Square Apts 1607 E Young  Tulsa    OK  74106 

Section 7.0 Attachments 

Part 7 (a)  HOPE VI or Mixed Finance Modernization or Development 

Not a required element to be submitted to HUD since no changes occurred since last 
submission. 

Part 7 (b)  Demolition and/or Disposition 

September 2009, THA submitted via PIC a DeMinimis Exception application to have 4 
Public Housing units removed from Comanche Park Apartments, OK07300003. 
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The 4 units were all ground floor, one bedroom units located at 1331,1333,1335,1337 
East 36 Street North, Tulsa, OK 74106.  The units were damaged beyond repair in an 
explosion on May 31, 2008 and were demolished on July 18, 2008.  The THA Board 
voted unanimously to rebuild these units at another location and passed the resolution on 
March 30, 2009.

 Part 7 (c)  Conversion of Public Housing 

Not a required element to be submitted to HUD since no changes occurred since last 
submission. 

Part 7 (d)  Homeownership 

Not a required element to be submitted to HUD since no changes occurred since last 
submission. 

Part 7 (e)   Project-based Vouchers 

Not a required element to be submitted to HUD since no changes occurred since last 
submission. 

Section 8.1 Attachments 

See attached files:   ok073a01 2005  
     ok073b01 2006 
   ok073c01 2007 
   ok073d01 2008 
   ok073e01 2009 
   ok073f01 2009s 
   ok073g01 2010 
   ok073h01 Pioneer 
   ok073i01 Hewgley 

Section 8.2 Attachments 

8.2  Capital Fund Program Five-Year Plan

See attached files:   ok073j01 

Section 9.0 Attachments 

Section 9.0 Housing Needs 

1.  Statement of Housing Needs [24 CFR Part 903.12 (b), 903.7(a)]
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SOURCES:
2010 Consolidated Plan City of Tulsa Housing Authority 
FY 2009 Consolidated Plan (One Year Plan) for the City of Tulsa 

Estimate of Housing Needs for the Next Five Years
Current housing needs were determined through review of: 

� the City of Tulsa's Comprehensive Housing Affordability Strategy (CHAS) data sets 
compiled by HUD 2000,  

� 1990 and 2000 Census data, 2008 estimate and 2013 projection,  
� Community Services Council of Greater Tulsa, 
� HUD Homeless Survey, 
� Tulsa Housing Authority records,
� Oklahoma Department of Commerce projections, 
� Tulsa Metropolitan Chamber of Commerce estimates and projections,  
� KidsCount Oklahoma 2009 factbook, 
� Home Builder Association new housing start data,  
� Greater Tulsa Realtor Association data,
� Tulsa World news articles, and  
� Interviews with local program administrators and service providers.   

As Tulsa continues to diversify its economic base, changes in housing need are expected 
over the next five years for both current residents and those expected to reside.

Categories of Persons Affected by Income and Tenure
HUD has provided the following definitions for income groups: 
Extremely low income (those earning 0-30% of the median family income) 
Low income (those earning 31-50% of the median family income) 
Moderate income (those earning 51-80% of the median family income) 
Middle income (those earning 81-95% of the median family income) 

Need: According to HUD’s Comprehensive Housing Affordability Strategy (CHAS) 
Data book based on the 2000 Census, of 140,071 owner households, 27.6% or 38,650 are 
extremely low, low and moderate income. Of that amount, 11.8% or 16,461 households 
from these three income groups pay more than 30% of their adjusted gross income for 
housing. Elderly households comprise 43% of these households. 
If housing costs consume a disproportionate share of total household income, based on 
established proportions, maintenance becomes a secondary concern for many households. 
As such, assistance is needed to bring substandard housing, in need of rehabilitation, up 
to Section 8 Housing Quality Standards. Rehabilitation also assists a community in 
maintaining its inventory of affordable housing. 

Strategy: The City of Tulsa’s strategy is to continue home improvement programs 
designed to eliminate code violations and other deficiencies to make homes more livable 



Housing Authority of the City of Tulsa    5-Year Plan for Fiscal Years 2010-2014    Annual Plan for FY 2010                   
HA Code: ok073v01

5 Year Plan Page 28
  form HUD 50075 (04/2008)

and attractive, stabilize property values, improve neighborhoods, preserve existing 
housing stock, and eliminate slum and blight. 

Performance: The City of Tulsa’s Working in Neighborhoods Department used CDBG 
funds to assist 79 existing homeowners in 2008-2009 through a HOME Rehabilitation 
program. The services were concentrated in a designated Housing Reinvestment Area 
which targets structures where major systems are in danger of failure (roof, plumbing, 
etc.). Assistance up to $25,000 per housing unit was available to eligible individuals. Of 
the 79 homeowners assisted with rehabilitation services, 67 were female heads of 
household and 40 were elderly. 

 68 households were at 0% - 30% of the area median family income 
11 households were at 31% - 50% of the area median family income 
00 households were at 51% - 60% of the area median family income 
00 households were at 61% - 80% of the area median family income 

Another project, the Sewer Line Grant Program, was also operated through the City of 
Tulsa’s Working in Neighborhoods Department. CDBG funds were used to install, 
repair, or replace sewer lines for 31 income-eligible owner occupants, exceeding the 
proposed goal of 20. Of the households assisted, 25 were female heads of household and 
18 were elderly. 

 16 households were at 0% - 30% of the area median family income 
07 households were at 31% - 50% of the area median family income 
05 households were at 51% - 60% of the area median family income 
03 households were at 61% - 80% of the area median family income

Cost Burden
Every household should have high-quality options which cost less than 30% of the 
household’s gross income – housing affordability. For example, a household earning 
Tulsa’s median income of $39,373 (2008 American Community Survey, US Census) 
could afford to spend about $980 per month on housing-related expenses. While low-
income households frequently have the hardest time finding housing that is affordable to 
them, this definition of affordability is much broader than simply low-income housing.

HOMELESS NEEDS
Community Service Council of Greater Tulsa (CSC) holds regular meetings of the 
Homeless Services Network (HSN) support advocacy initiatives, educational 
opportunities, and service planning for all organizations serving homeless populations in 
Tulsa.
- HSN sponsored a one-night survey of homeless populations in Tulsa on January 19th,
2009 in order to meet federal information requirements and better understand local 
homeless conditions. 
- At the request of the Tulsa Levee District, the HSN organized special outreach, case 
management, and housing initiatives to assist with the relocation of homeless individuals 
inhabiting make-shift structures (Tent City) on levee property. Members of the HSN 
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developed service objectives, a communication plan, and a time frame in order to 
establish a humanitarian response to this condition.  
- CSC staff spent extensive time communicating with the media providing background 
information on the entire relocation process. 

Homeless Management Information System 
CSC is the host organization for the Homeless Management Information System (HMIS) 
that registers homeless clients in the ShareLink system and supports inter-agency 
case management.
- Agencies participating in the HMIS include 12&12, Volunteers of America, Mental 
Health Association in Tulsa, Salvation Army Center of Hope, John 3:16 Mission, Day 
Center for the Homeless, Tulsa County Social Services Shelter, Family and Children’s 
Services Homeless Outreach Team, Legal Aid of Oklahoma, and Restore Hope 
Ministries.
- 73% of Tulsa County’s homeless beds and all eligible service programs funded by HUD 
Supportive Housing SuperNOFA are tracking homeless client data in ShareLink. 
- Total clients in Sharelink: 19,699. 
- Total clients in Sharelink entered by HMIS including Restore Hope: 16,622. Total 
clients in Sharelink entered by HMIS not including Restore Hope: 7,931. 
- Total number of unduplicated clients staying in participating shelters Jan 1 - June 30, 
2006: 2,489. 
- 98% of clients in ShareLink have agreed to share information to facilitate service 
coordination.

Homeless Program—Transitional Housing Pilot Program - OHFA administers a Housing 
Pilot Program that places homeless individuals and families in transitional housing and 
provides them with case management services. Through the pilot project, OHFA pays 
insurance, taxes, maintenance and utility bills at transitional homes operated by 11 
shelters or community action agencies across the state. OHFA also has a homeless 
preference policy to decrease the waiting period for families

OTHER SPECIAL NEEDS
From 10/01/08 thru 9/31/09, Housing Partners of Tulsa, Inc. (HPT) used HOME funds 
and as an active CHDO to create, retain, or develop affordable housing for low and 
moderate-income persons. HPT used $62,782 for rehab activities, completing the rehab 
on 3 homes at an average cost of $24,818. No additional houses were acquired during the 
year and 3 properties were sold at an average price of $77,524, which is well below the 
after-rehab limit of 95% of the median purchase price of homes in Tulsa. (Median 
purchase price is $110,800; 95% = $105,260). In sub-recipient activities, HPT provided 
homebuyer education to 263 clients, one-on-one financial counseling to 115 clients, and 
down payment and closing cost assistance to 17 income-eligible homebuyers. 

 00 households were at 0% - 30% of the area median family income 
06 households were at 31% - 50% of the area median family income 

 01 household was at 51% - 60% of the area median family income 
10 households were at 61% - 80% of the area median family income 
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General Needs of the Elderly
 Tulsa Area Agency on Aging issues an annual Area Plan, which lists needs and priority 
services of older Oklahomans.  A copy of this and related documents may be found at 
Urban Development Division offices, 111 S. Greenwood Ave., Tulsa, OK 74120 (918) 
596-7688.

Administrators for senior nutrition programs state a need for support services for this 
group to enable them to maintain independence.  The 1980 Census shows 6,013 persons 
over 65 years of age with a transportation disability. The 1990 Census shows 15,431 
persons with a mobility or self-care limitation. The 2000 Census shows 13,389 
households with a mobility or self-care limitation. The 2008 Census estimate doesn’t 
show this figure. 

Mentally, Physically and Developmentally Disabled
It is estimated that approximately 7,500+ persons with developmental disabilities reside 
in Tulsa County (2% of the total population).  Of that amount, 1,500+ persons access the 
State service system.  Many of these services for people with developmental disabilities 
are primarily provided by the Department of Human Services (DHS), the public schools, 
the Department of Rehabilitation Services and a number of non-profit organizations.  
Funding of services through DHS is not based upon entitlement and is determined yearly 
by the Oklahoma State Legislature and Commission for Human Services.   

In reviewing housing needs and patterns of utilization, it is clear that their preference is 
for single-family rental homes, to be shared by 3+ individuals.  Architectural 
modification to accommodate renters with special needs is sometimes necessary. 

Home ownership for this population has been a secondary concern in the wake of moving 
individuals from an institution to a community setting.  It is assumed that certain 
individuals will make that transition at the appropriate time and under appropriate 
circumstances.  The development of home ownership options has been complex for this 
agency in light of Supplemental Security Income and Medicaid benefits, Social Security 
Programs, and the requirements for housing assistance programs.   

A new initiative led by Fannie Mae to develop a home ownership mortgage product for 
this population is called. ‘HomeChoice’. This program is designed to meet the needs of 
low- and moderate-income homeowners and first-time homebuyers with disabilities or a 
family member with disabilities living with them, the HomeChoice Program offers 
borrowers the ability to affordably purchase a home. The first mortgage is through Fannie 
Mae, with a second mortgage used for down payment assistance. 

A continuum of housing, support services, employment training and placement 
opportunities should be available to this group.  There is a need for additional homes and 
transitional housing for persons with disabilities to expand housing choices available in 
the community.  A need also exists for homeownership opportunities for this group as 
well.
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Those with AIDS
One population in need of assisted living and associated supportive services are those 
living with AIDS and HIV.  Data from the Community Service Council of Greater Tulsa 
(CSC) through December 31, 2005 reports 1,648 HIV/AIDS cumulative case reports for 
the city of Tulsa. 

The challenges of addressing HIV/AIDS in Tulsa have changed over the last five years.  
Federal funding cutbacks, demographic shifts, and the advances in treatment protocols 
have all impacted planning for and provision of housing and supportive services for 
persons living with HIV/AIDS.  The new anti-retroviral drugs called protease inhibitors 
have had a powerful effect on many people living with HIV/AIDS. Those who have 
successfully taken protease inhibitors are experiencing significantly improved health and 
increased life expectancy. Many in this group consider re-employment and the impact of 
returning to work on their medical and disability benefits. As the HIV/AIDS population 
changes, the service needs do as well, including the need for chemical dependency 
services, mental health services, and issues of homelessness. 

Within the HIV/AIDS community, the primary housing needs include the following:  

� Affordable housing 

� Emergency housing  

� Transitional housing 

On average, monthly income for a person living with HIV/AIDS is approximately $560.  
According to data collected for Tulsa C.A.R.E.S. 2003 Housing Needs Assessment, this 
amount is often the only income supporting a family of up to two people.  With average 
rent costs in the Tulsa area approximately $600 per month, the disparity between income 
and rising housing costs places many individuals and families at risk for homelessness.  
While emergency shelters are available, often the health conditions and of persons living 
with HIV/AIDS precludes shelter as a viable option in emergency situations.  For those 
transitioning from shelter, hospital, or treatment, there are even fewer options.   

Prejudice against the poor, people of color, immigrants, gays and lesbians, and 
those with a history of mental illness, chemical addiction, incarceration, and/or 
homelessness, in addition to community concerns, are significant barriers to siting 
and developing appropriate, affordable housing for people living with HIV/AIDS 
and their families.  With 1,648 reported cases of HIV/AIDS in Tulsa alone, there 
is an overwhelming need for improving coordination and collaboration at every 
level in the systems of funding and delivery of medical, social, housing, 
HIV/AIDS, job training, mental health and chemical dependency services.  

The best quality and most cost-effective care and range of services may not be 
delivered because no one entity is responsible or accountable for assuring that the 
consumer’s full spectrum of needs is addressed. At the entry level, consumers do 
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not have ready access to the array of needed services. Once engaged, consumers 
may have to be enrolled with a number of different case managers and/or attempt 
to negotiate the service systems themselves, a time-consuming, wasteful, and 
ineffective process. 

The Housing Opportunities for People with AIDS HOPWA program helps people who 
are HIV-positive and are homeless or at high risk of being homeless. Assistance from the 
HOPWA program may come in the form of helping a family find a place to rent, 
providing utility or rental assistance, or providing housing counseling. OHFA works with 
CarePoint and Tulsa C.A.R.E.S. to administer the HOPWA program. For more 
information about HOPWA, call CarePoint in Oklahoma City at (405) 232-2437 or Tulsa 
C.A.R.E.S. in Tulsa at (918) 834-4194. 

LEAD-BASED PAINT HAZARDS
According to the Comprehensive Housing Affordability Strategy Data book, 
approximately 70% of Tulsa's housing stock contains lead-based paint (126,887 units).  
This figure is consistent with national averages and assumes all structures built prior to 
1978 contain some level of lead.  Both the Oklahoma State Health Department and Tulsa 
City-County Health Department were consulted for incidences of lead-based paint 
poisonings.

During FY 2008-2009, 35 applications were received by the City of Tulsa for lead-based 
paint (LBP) hazard inspections. The City was unable to assist with three of those 
applications because the estimated cost to complete the work exceeded the program 
limits. The City submitted 15 jobs to contractors for repairs which were completed. The 
remaining 17 applications will be addressed during FY 2009-2010.  

The City continues to experience decreased attainment rates of the program’s goal due to 
several factors. Most notably is the expense of implementing the HUD’s Lead-Based 
Paint Hazard Act Rules. 

Only a small number of contractors with lead-based paint hazard remediation experience 
have become comfortable with City expectations and more proficient in their 
performance. As a result, the City has aggressively tried to recruit, educate and certify 
contractors to address lead-based paint hazards. This effort has taken a significant 
amount of time with minimal results. Recruiting additional qualified and capable 
contractors to perform rehabilitation work will continue to be a priority goal. 

Because lead hazard management is an important but costly activity, the City of Tulsa 
uses CDBG funds to purchase a NITON® XRF analyzer to streamline the LBP detection 
process and assist the City’s HUD grant sub-recipients in their needs for LBP detection. 
This equipment will provide the City with a $12,000 per year cost savings over the next 
three years. The City is also able to provide same-day test results, which previously took 
30 – 60 days.
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Lead-Based Paint and Housing Stock
A total of 126,981 housing units in Tulsa were built prior to 1980.  Of that amount, 
51,541 were renter and 75,440 were owner units. It is assumed that renter occupied 
housing is more likely to experience problems with lead-based paint, and that further, 
units occupied by low-income households are likelier to have had less upkeep and 
maintenance.   

There are a total of 48,115 such renter units for very-low and other low-income 
households.  While those 48,115 renter units may have the potential to contain lead-based 
paint, it is unlikely in light of the local and State Health Departments' findings. 

Of greater local concern is HUD’s Lead Based Paint Hazard Final Rule regulations and 
implementation.  This Rule makes abatement more costly and widespread, further 
reducing the City’s ability to stretch limited housing rehabilitation dollars. 

HOUSING MARKET ANALYSIS
General Characteristics/Population Overview  
Tulsa experienced slow growth from 1980 to 1990, with only a 2% increase in total 
population. The growth ballooned to 7.5% from 1980 to 1990.   Population in 2000 was 
392,969, slightly higher than the original estimate of 392,775. The 2008 Census estimate 
is 383,768 and the 2013 projection is 380,851. 

 The majority of the population (62%) is made up of families.  Persons living in non-
family households comprised 32% (people living alone or with non-relatives); and 
persons residing in group quarters comprised 5% (nursing homes, dormitories, etc.). 

Tulsa's population, like the rest of the nation, is aging.  The median age of the total 
population in 1980 was 29.9; in 1990 it was 33.1. The 2008 Census projection is 34.5.  
Similarly, household size continues to shrink.  Median family income appears to be  
increasing -- from $33,068 in 1990, to $37,620 in 1994, to $39,373 in 2008 (2008 
American Community Survey, US Census).   

Racial Composition
In 1990, 79% of the population was white; 13% was black; 3% was Hispanic; 4% was 
Native American; and 1% was Asian/Pacific Islander.   

In the 2008 Census estimate, 71.0% of the population was white, 8.8% was black, 7.5% 
was Hispanic, 7.0% was American Indian and 1.5% was Asian/Pacific Islander. 

This represents substantial decreases for both whites and blacks. The Hispanic increase 
was almost double. 

Concentration of Racial/Ethnic Minorities
Census tracts with twice the Metropolitan Statistical Area (MSA) average are considered 
to be "concentrations of minorities" for Consolidated Plan purposes.  

Census tracts which meet the concentration definition for blacks (greater than 16.42%) 
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may be found primarily in three portions of the city.  The largest area is in north Tulsa, 
and covers Census tracts 2, 3, 5, 6, 7, 8, 9, 10, 25, 46, 57, 61, 62, 79, 80.01, 80.02, 91.01, 
and 101.  A smaller area in the southwest portion of the city is comprised of Census tracts 
67.01, 68.01, 76.08, and 76.10. 

Census tracts which meet the concentration definition for Native Americans (greater than 
13.60%) may be found in two portions of the city.  The first area is located in far 
northeast Tulsa in Census tract 61.  The second area is located in the west-central part of 
the city adjacent to downtown, and is comprised of Census tracts 23 and 26. 

Census tracts which meet the concentration definition for Hispanics (greater than 4.1%) 
are scattered throughout the city.

Census tracts which meet the concentration definition for Asians (greater than 1.86%) are 
scattered throughout the city, with heaviest concentrations in south and east Tulsa. 

Locational Policy 
The locational policy is designed to promote housing opportunities for lower income and 
minority households, encourage dispersal of assisted housing throughout the community, 
assure the availability of public facilities and services, and avoid the creation of new 
lower income and minority concentrations as a result of local, State or Federal housing 
programs. Applicable Federal, State and local fair housing and equal opportunity policies 
will be addressed in implementing the five-year strategy.   

The City encourages mixed income developments (more than half of the units are leased 
to those earning above 60% of the median family income) for any future general 
occupancy project-based developments.  The City would consider, on a case by case 
basis, supporting development proposals, which offer such a mix. 

In an effort to disperse assisted housing, no more than 10% of the housing units in a 
Planning District or Sub-District should be assisted by project-based subsidy programs, 
including tax exempt bond financed and Low Income Housing Tax Credit financed 
multifamily developments, exclusive of housing for the elderly and disabled (e.g. Section 
202, Section 811, Shelter Plus Care, Section 8 Single Room Occupancy).  No more than a 
total of 40 project-based general occupancy units shall be within 1/2 mile of the proposed 
development.  For additional information, refer to the Subsidized Housing by Planning 
District Table and Location of Assisted Complexes map, which follow. 

Project/site selection processes should be tailored to provide a priority for selection of 
proposed developments within those Planning Districts and Sub-Districts with less than 
5% project-based general occupancy assisted housing.  Every effort should be made to 
ensure that assisted housing units are dispersed among the various Planning Districts for 
individual subsidy programs.  In addition, project selection processes should be designed 
to encourage sponsors to coordinate project proposals with appropriate neighborhood 
organizations to minimize adverse impacts; address neighborhood concerns, and promote 
compatibility with surrounding neighborhood uses. 
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Current estimates of assisted housing by Planning District follow.  The estimates of 
assisted housing by Planning District and Sub-district utilized for this determination will 
be updated to reflect the most current data on total number of dwelling units and total 
number of subsidized units.   

Consistency with the Consolidated Plan
In addition, all new construction, rehabilitation or conversion of other uses in any area 
shall be consistent with the Comprehensive Plan for the area.  The site and neighborhood 
standards developed by HUD and other Federal agencies as may be applicable shall 
apply to all project-based new construction and rehabilitation.  Any changes in HUD-
drafted or other Federal agency policy on site and neighborhood standards will 
automatically become an underlying requirement to be incorporated in the Consolidated 
Plan.

Housing Trends
Tulsa ranked as the most affordable housing market in Oklahoma, according to a 2009 
survey done by Coldwell Banker. The housing needs analysis indicated that Tulsa’s 
housing supply and demand are well-matched for many income groups and there are 
some opportunities to develop new housing that will meet gaps in Tulsa’s current 
inventory, along with accommodating the city’s future population growth. The appendix 
to this Housing Chapter provides a more detailed description of the methodology and 
growth forecasts used in this analysis. 

Owner-occupied housing in Tulsa holds a larger share of total housing in the city and is 
in general, mostly priced for households with annual incomes of less than $75,000/year. 
Future demand for ownership housing in this price range (often described as “workforce 
ownership housing”) will continue; there will also be increased demand for higher-
income housing in an urban setting, as seen in many other cities of Tulsa’s size. 

The median sale price for homes in Tulsa is $110,800 (the national median price for a 
new home is $129,000), up from $94,000 five years ago.  Approximately 70% of the 
homes sold in Tulsa are within reach of the median income household at prevailing 
interest rates.  This represents a drop from last year when approximately 73.5% of homes 
sold in Tulsa were within reach of the median household income.   

Over-building since the 1980s has provided Tulsa with a surplus of both commercial and 
residential space. As a result, rental rates plummeted and vacancy rates rose, dramatically 
broadening housing choices for much of Tulsa's population.  Housing which had 
previously been out of reach for many residents became accessible, primarily in south 
and east Tulsa. This left housing stock in north, and to a lesser degree, west Tulsa, vacant 
or under-utilized. Lower interest rates in the past ten years also contributed to expanded 
housing options.

Rental Market
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Tulsa’s rental housing inventory is relatively well-fit with its population; most of the 
city’s renters earn under $35,000/year and most rental units are priced accordingly. In the 
future, there will be demand for both additional rental units for both lower income 
households (those earning less than $15,000 annually), along with moderate to high 
income households (those earning over $35,000 annually). These rental units would serve 
to accommodate some families who are likely overpaying (spending over 30% of income 
on housing) and some upper-middle and high-income households who would like to rent 
but cannot find high-amenity and more expensive rental housing available. 

Tulsa continues to have some of the best rates among similar cities. Average rental rates 
are $476 for one bedrooms and $603 for two bedrooms. Occupancy rates continue to 
decrease due to the soft housing market and current economic slump.  Although still 
expanding, Tulsa's rental market is growing at a slower pace than other regional cities.  
This is due in part to a lower rate of job creation.  However, Tulsa Metropolitan Chamber 
of Commerce anticipates an increase of new employees in neighboring communities, 
which may create a new demand for housing within Tulsa. 

Fair market rents for the Tulsa area can be found on HUD’s website at www.hud.gov.

Tulsa 2030 Goal and Tulsa’s Housing Need 
The Tulsa 2030 Goal was designed to meet the city of Tulsa’s demand for a variety of 
housing types and address the gaps in housing by income range. A housing need analysis 
was conducted to ensure that Tulsa can fill in gaps in the city’s existing housing supply 
and meet the needs of its future demographics, such as those of an aging population. 

Based on this analysis, the Tulsa 2030 Goal included about 64% single family homes, 8% 
townhomes and 28% multi-family units, both ownership and rental. While this new 
housing mix reflects a shift from current trends, it would also serve to meet the 
affordability needs of Tulsa’s future citizens.   

The diversity and location of housing was designed to fit best with Tulsa’s existing 
character. This means that the most compact condos and apartments would be located in 
the downtown and along major corridors. Townhomes and compact single family homes 
would be located in vacant areas of existing single family neighborhoods, where 
compatible and appropriate. This would help ensure that there is housing to meet every 
Tulsan’s need, while preserving the city’s single family neighborhoods. 

In the Tulsa 2030 Goal, Tulsa’s downtown would see about 2,000 new units, 90% of 
which would be apartments or condos – many in mixed-use buildings with retail on the 
ground floor. This housing would range from condos with many amenities to entry level 
housing for young professionals and couples to senior oriented apartments designed for a 
maintenance-free lifestyle. 

The Tulsa 2030 Goal extends beyond downtown and across the city. For example, North 
Tulsa would see about 8,800 new units, most of which would be single family homes. 
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Tulsa 2030 Goal considered the strong infill development potential of North Tulsa, along 
with opportunities for commercial space. 

Housing Inventory
Data taken from the 2006-2008 American Community Survey, US Census, reports a total 
of 186,179 total family households. This is a decrease of 6,740 from 2000, or 3.4%.  Of 
that amount, 87.8% or 163,476 units are occupied. This occupancy rate has remained 
stable, dropping only 0.2% in the past eight years.  Homeowners make up 47.9% of that 
amount, with renters at 39.9%.  This represents consistent drop in homeownership from 
1980, when homeowners comprised 61% and renters comprised 39% of occupied units. 
Of all rental units, 15.9% are substandard, 64.6% of which are suitable for rehabilitation. 
Of all owner units, 7.9% are substandard, 72.0% of which are suitable for rehabilitation. 

Data taken from the 2006-2008 American Community Survey, US Census, reports an 
overall vacancy rate of 12.2%. 

It is assumed that rental and housing for sale is available to persons with HIV/AIDS and 
their families as well as those with disabilities.  Tulsa's Fair Housing Laws prohibit 
discrimination. 

Employment Trends
The Tulsa area’s unemployment rate dipped to 7.4 percent in November from a revised 
7.7 percent in October, according to preliminary data from the Oklahoma Employment 
Security Commission. 

In November 2008, the metro area had a 4.4 percent jobless rate. 

The Tulsa area lost 900 nonfarm jobs in November, giving it a total of 428,000 jobs, the 
OESC reported Tuesday. That total represented a loss of 12,000 jobs from the same time 
a year earlier. 

All 372 of the nation’s metro areas posted higher unemployment rates in November than 
a year earlier, according the Bureau of Labor Statistics. 

It said 17 areas had jobless rates of at least 15 percent, while 13 areas saw rates below 5 
percent.

Implication of Market Conditions for Housing Programs and Strategies
Rental Assistance Programs
The Tulsa Housing Authority currently administers 4,681 Section 8 vouchers and 2,504 
public housing units. 1694 are on the Authority's public housing waiting list. A 
staggering 6922 are on the Authority’s S8 vouchers wait list. The Section 8 Housing 
Choice Voucher wait list was closed to new applications November, 2009 until further 
notice.

If rental rates continue to increase, as has been the trend for the past five years, fewer 
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affordable housing choices may be available for Section 8 clients (those with tenant-
based certificates and vouchers).  In a tight housing market, landlords are able to 
command higher rents.  As a result, even units that are currently available within 
applicable fair market rents may not be accessible if local landlords choose not to 
participate in this rental program. 

New Construction
As part of its continued growth and development, the City of Tulsa is expected to add 
lower income households, which could benefit from assisted housing construction, 
particularly units for the elderly and developmentally disabled.  Specific activities toward 
that end may include: 

1. promotional activities seeking private non-profit developers to apply for Section 202 
elderly housing and Section 811 supportive housing for persons with disabilities; and 

2. technical assistance, as requested and to the extent possible, to non-profit sponsors of 
Section 202/811 programs in finding suitable sites and proceeding through the City's 
development processes; 

3. exploration by the City of opportunities to leverage HOME funds with other 
development and housing funds such as Low Income Housing Tax Credits. 

As vacancy rates continue to increase, it is expected that the market demand for 
additional new construction of affordable and market rate rental units will lessen. 

Rehabilitation
With 29,856 housing units in Tulsa built prior to 1960, more effort will be required to 
maintain an aging housing stock.  The City of Tulsa continues to seek funding 
opportunities available through the Community Development Block Grant (CDBG), 
HOME, and weatherization programs, all of which will be targeted to lower-income, 
owner-occupied households. 

Housing For People With Special Needs
Past and future deinstitutionalization along with a mandate to reduce prison populations 
has created a need for housing and supportive services for special populations. Of 
particular concern are those persons being released from penal institutions. These hard-
to-house people are more likely to end up on the streets and in the Tulsa’s emergency 
shelter system, creating an additional burden on limited resources.  

Service providers estimate a need of 300-400 additional beds for substance abusing 
parolees in need of supportive housing.  Freedom House contracts with the Oklahoma 
Department of Corrections and the U. S. Probation Office to provide transitional housing 
(65 beds) for this population as they integrate back into the community.  A second 
transitional housing facility (41 beds) targeted toward substance abusing female parolees 
opened in January 1994. 
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In addition, a need exists for disabled-accessible units.  Presently, it costs approximately 
$4,500 per unit to retrofit units with handrails, wider doorways, etc.  Federal funds for 
this activity are rare.  As such, Tulsa Housing Authority recommends programs 
developed, funded and implemented locally.  Tulsa Housing Authority is in compliance 
with Section 504 requirements. 

Technical assistance will be provided as requested and to the extent possible to non-profit 
sponsors of supportive housing applications. 

Home Purchase
Existing housing prices and low interest rates provide an attractive climate for home 
purchases.  Public assistance will be provided with HOME funds for the homebuyer 
program through the City's Community Housing Development Organizations. 
The City of Tulsa will encourage the use of tax exempt mortgage revenue bonds (through 
Tulsa County Home Finance Authority or Oklahoma Housing Finance Agency) to 
finance home purchases for first-time lower-income home buyers. 

With pre- and post-purchase counseling, down payment and closing cost assistance, a 
strong lease-purchase program would be a feasible means of providing home ownership 
opportunities to a large segment of low-income renters who currently make rental 
payments which are equal to or less than a mortgage payment. 

Recognizing a need for assistance for prospective homebuyers, local lenders are studying 
ways in which they may be able to assist in meeting this need.  For instance, one lending 
institution waives origination fees in an effort to remove barriers to homeownership. 
Others have added bilingual staff members to assist with Hispanic and Asian buyers. 

Homeless
Service providers in Tulsa continue to meet the many needs of homeless persons through 
a wide spectrum of programs.  All shelter providers report an increase in demand for 
services.  While shelter space is currently adequate, the need for employment training 
and placement, physical and mental health care and transitional housing outdistance 
current levels of assistance offered.  Tulsa Housing Authority has worked with local 
mental health and homeless providers to devise a fast track system to house clients in 
immediate need of permanent housing.  The Mental Health Association in Tulsa and 
Tulsa Housing Authority has also partnered to provide affordable rental units to 
consumers accessing Tulsa’s mental health system. 

PUBLIC AND ASSISTED HOUSING INVENTORY
Housing Authority of the City of Tulsa 
Consolidated Plan Submission FY 2005
In September of 1967 when the Housing Authority of the City of Tulsa (THA) was 
created, the need for safe, decent, and sanitary housing was tremendous.  Families were 
living in sub-standard conditions without electricity, gas, or running water.  At that time, 
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almost 20% of the housing units available in the City were sub-standard in some way. 

When the Authority opened its first Public Housing Community, Seminole Hills, THA 
had a waiting list of 2,200 applications for the 150 available units.  By the time 
Comanche Park and Apache Manor were completed, the waiting list had grown to 3,700 
applicants.  The early demographics of THA showed that 60% of the residents were 
minors and that single women headed 65% of the households. 

The next decade would be the most significant for THA in terms of growth.  By 1979, 
THA had constructed or purchased 2,434 units of public housing.  The initial Housing 
Assistance Program (HAP) had reached its 900-unit maximum and the new Section 8 
Certificate program had grown to 1,200 units. 
Subsidized housing continued to change and grow during the 1980’s.  Construction on 
East Central Village, Murdock Villa, and Inhofe Plaza was completed.  The Moderate 
Rehabilitation and Section 8 Voucher Programs had been introduced and by the mid 
1980’s, the HAP program had been phased out.  By 1989, THA was providing housing 
for almost 20,000 of Tulsa’s citizens and community attention began to focus on the need 
for social, educational, and employment programs in Public Housing. 

This community focus resulted in the development of structured self-sufficiency 
programs in both Section 8 and Public Housing.  In 1990, THA opened what would 
become the first of 13 Resource Centers for residents at Apache Manor.  In 1991, the 
Section 8 Family Self-Sufficiency Program was introduced; by 1992, THA had officially 
created a Resident Services Program whose purpose was to address various needs of 
families in Public Housing.  Funding through the Department of Housing and Urban 
Development enabled THA to create a Security Department to rid THA communities of 
drugs and criminal activity.  A Self-Sufficiency Program for residents of Public Housing 
was introduced and a Homeownership Program was developed. 

As THA’s third decade came to an end, THA had grown and evolved into a professional 
housing agency responsive to resident needs and capable of developing highly creative 
and innovative solutions to address those needs. 

Total THA Unit Availability 

Type of Assistance Available Units 6/2000 Units  6/05 Units  1/10 
Public Housing 2,504 2,189 2,504

Section 8 Certificates 152 0 0
Section 8 Vouchers 3,838 4,281 4,681

Towne Square 154 154 145
The Meadows 176 176 176
Inhofe Plaza 149 149 150

Murdock Villa 144 143 143
Moderate Rehabilitation 620 113 113

TOTAL UNITS 7,737 7,205 7,912
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This availability of various subsidized housing gives Tulsa families more options for 
rental assistance than ever before.  In total, almost 10,000 units are available for low-
income families within Tulsa.  This number does not include the units subsidized by 
Oklahoma Housing Finance Agency.  It is anticipated that as the baby boom generation 
ages and nears retirement, the demand for housing for the elderly will increase.  THA 
will closely watch this situation to ensure that adequate housing is available for this 
population.

Reasons for Move-out 
Move out’s from 7-1-05 -1-11-2010 

Selected for Section 8:  757 
Deceased or no longer Independent: 944 

Non-payment of rent or other money: 709 
Moved to private apt. or purchased home: 797 

Drug related or criminal activity: 660 

A.   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 PHA’s Waiting Lists
Waiting list type: (select one) 

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

If used, identify which development/sub jurisdiction: 
# of families % of total families Annual Turnover 

Waiting list total 1694 100

Extremely low income 
<=30% AMI 

1,526 90 

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

154 9 

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

14 1 

Families with children 583 34

Elderly families 52 3 

Families with Disabilities 689 41

White 710 42 

Black 834 49 

American Indian 160 9

Asian 18 1 

Hispanic 126 7 
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Housing Needs of Families on the PHA’s Waiting Lists
Characteristics by Bedroom 
Size (Public Housing Only) 
0BR 516 30

1BR 473 28

2BR 502 30

3BR 155 9

4BR 43 3

5 BR 5 0

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

Housing Needs of Families on the PHA’s Waiting Lists
Waiting list type: (select one) 

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

If used, identify which development/sub jurisdiction: 
# of families % of total families Annual Turnover 

Waiting list total 6,922

Extremely low income 
<=30% AMI 

5,606 81 

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

1,315 19 

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

1 0 

Families with children 4,040 58

Elderly families 364 5

Families with Disabilities 3,421 49

White 2,904 42 

Black 3,382 49 

American Indian 673 10

Asian 82 1 

Characteristics by Bedroom 
Size (Public Housing Only) 
0 BR 269 4
1 BR 2,071 30
2 BR 2,821 41
3 BR 1,487 21
4 BR 235 3
5 BR 36 1
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Housing Needs of Families on the PHA’s Waiting Lists
 Is the waiting list closed (select one)?   No   Yes
If yes:  

How long has it been closed (# of months)? 2 
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

   Section 9.1 Attachment 

Section 9.1  Strategy for Addressing Housing Needs 

Not a required element to be submitted to HUD since no changes occurred since last 
submission.  However, some strategy addressed in the last section. 

Section 10.0  Attachment 

Section 10.0(a)  Progress in Meeting Mission and Goals 
In addition to the information already submitted in Section 5.2, the MIS Department is 
continuing work on the Platform Migration and Business Enhancement Initiative 
(PMBEI).  This project will result in a completely new suite of software to meet most all 
of THA’s business needs.  To date, 19 new applications have been placed into 
production, and 5 applications remain. 

The largest and most comprehensive of the applications in PMBEI is the Tenant 
Accounting (TACT) application.  This module will allow staff to manage all building, 
unit, and tenant data for Public Housing, Project Based Section 8, Market Rent, and Tax 
Credit properties.  This one application will replace three applications in our legacy 
system. 

Development of the TACT module is currently underway and will be completed during 
calendar year 2010.  The Public Housing Property Inspection (PHPI) module has been 
fully developed and is awaiting deployment into production to coincide with the release 
of TACT. 

Upon completion of TACT, development will begin on the Work Order system, which 
ties into TACT.  The Work Order system will completed during calendar year 2010. 

Pending funding availability, work will begin on the Section 8 Housing Choice Voucher 
(SEC8) application and Bank Reconciliation (BANK) application.  These two 
applications are tightly integrated and will be released in tandem, as the TACT and PHPI 
modules are.  The SEC8 and BANK applications will be released in calendar year 2012. 

In the event that funding is not made available for the development of the SEC8 and 
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BANK modules, the focus will turn to two new areas: handheld development and 
accounting software. 

THA currently utilizes Symbol PDA devices to manage the receipt & issuance of stock 
item inventory at the warehouse.  In addition, staff at the housing properties utilize the 
devices to manage the receipt and release of appliances in and out of units.  The current 
handheld system was purchased in 2002 and was developed by a 3rd party.  The software 
and hardware is outdated at this point.  All software will be developed by THA staff and 
new hardware will be purchased, with an eye toward usability and reliability.
Development of these handheld applications would take between 12 and 24 months. 

THA’s accounting system was placed into production in 1998.  The system has been 
flexible enough for us over the years to implement a great many enhancements, such as 
Asset Management.  However, there are limitations inherent in the software (such as the 
fact it is a 16 bit application and the back end database differs from the PMBEI suite) and 
development of a replacement suite of accounting applications is required for continued 
flexibility.  While a development timeline has not been analyzed at this point in time for 
the accounting modules, it is understood this will be a multi-year project.  This project 
would include modules for General Ledger, Accounts Payable and Payroll. 

Section 11.0  Attachment 

Section 11.0  Required Submission for HUD Field Office Review. 

(Most of the signed Certifications are at the front of the plan) 

(a) Form HUD-50077, PHA Certifications of Compliance with the 
PHA Plans and Related Regulations.

(b) Form HUD-50070, Certification for a Drug-Free Workplace.

Attachment for Section 11.0(b) 

Programs/Activity Receiving Federal Grant Funding: 
FW-1182 and FW-3117

AMP  Site       Address  City  County  State Zip 
OK0730000-01 Seminole Hills      1624 E Virgin  Tulsa   Tulsa  OK  74106 
OK0730000-03 Comanche      3608 N Quaker Tulsa   Tulsa  OK  74106 
OK0730000-04 Pioneer       901 N Elgin  Tulsa   Tulsa  OK  74106 
OK0730000-05 Apache Manor      2402 N Marion Tulsa   Tulsa  OK  74115 
OK0730000-06 Mohawk Manor      3637 N Birmingham Tulsa   Tulsa  OK  74110 
OK0730000-07 Hewgley Terrace      420 S Lawton  Tulsa   Tulsa  OK  74127 
OK0730000-08 Riverview Park      2212 S Jackson Tulsa   Tulsa  OK  74107 
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OK0730000-10 Sandy Park      6301 W 11th Place Tulsa   Tulsa  OK  74127 
OK0730000-12 Parkview Terrace      1615 W 59th Street Tulsa   Tulsa  OK  74107 
OK0730000-13 Lafortune Tower      1725 SW Boulevard Tulsa   Tulsa  OK  74107 
OK0730000-17 South Haven Manor  4012 W 56th Pl Tulsa   Tulsa  OK  74107  
OK0730000-18 East Central Village  12330 E Archer Tulsa   Tulsa  OK  74116 
OK0730000-19 Scattered Sites      40 N Atlanta Ave Tulsa   Tulsa  OK  74110

County Club Gardens      446 W Latimer Tulsa   Osage  OK  74127 
OK0730000-26 Hope VI Phase I
OK0730000-27 Hope VI Phase II
OK0730000-28 Hope VI Phase III
OK0730000-29 Hope VI Phase IV
OK0730000-30 Hope VI Phase V 
 Section 8 Sites

Murdock Villa      828 S Wheeling Tulsa   Tulsa  OK  74104 
  Inhofe Plaza      6565 S Newport Tulsa   Tulsa  OK  74136 

The Meadows      2820 S 116th E Ave Tulsa   Tulsa  OK  74126 
  Towne Square Apts  1607 E Young  Tulsa   Tulsa  OK  74106 

(c) Form HUD-50071, Certification of Payments to Influence 
Federal Transactions. 

(d) Form SF-LLL, Disclosure of Lobbying Activities. THA not 
participating in any lobbying activities.

(e) Form SF-LLL-A, Disclosure of Lobbying Activities Continuation 
Sheet. THA not participating in any lobbying activities.

(f) Resident Advisory Board (RAB) comments.  
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Attachment for Section 11.0(f)
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Responses to RAB Comments

Sandy Park
Question – We are paying thousands of dollars for Security when we call dispatcher say call 911 why are 
we paying for Security when they say call police is any body care that Sandy Park paying thousand of 
dollar for what. 
Response – The City of Tulsa does not have enough Police officers to provide the in-depth security 
coverage for the sites so THA provides Contract Security.   

Riverview Park 
Question 1 – Our apartment office and our resource center have central air and not the apartments.  How 
can we improve our apartments with central air and not have the residents sleep down stairs and making a 
fire hazard in their home?  
Response- THA will study the feasibility of installing Central Heat and Air and a project will be presented 
at the Capital Fund Program (CFP) Oversight meeting.   

Question 2- Some of our apartments has bad piping and electrical wiring in the walls and under the sinks 
and tubs.  How can we improve this problem for our residents to make them more like home and fewer 
complaints? 
Response- THA will increase community awareness among residents and encourage them to complete 
work orders so that the maintenance issues can be promptly addressed.  

LaFortune
Question 1 -  Flooding problems on the sidewalks, and at the entrances to the cottages.  Water stands on 
the sidewalks and at the entrances of the cottages.  Making it difficult for the residents to enter their homes 
without wading the water.  Some of them are in wheelchairs.   
Response – THA will address the drainage issues at the site. A planned project will be presented at the next 
Oversight meeting. 

Question 2- Locks on Residents doors.  Residents would like to see about getting deadbolts instead of the 
auto locks hat are already on the doors.  These locks they already have lock them out of their apartments.  
If they forget their keys and just step out then they have to pay $25.00 for a lock out fee.  
Response- The door handles are ADA compliant and automatically close for security reasons. THA will 
increase community awareness that lockout fees are not charged during normal business hours.   

Question 3 – Ventilation – The residents are wondering what could be done.  When you are not a smoker 
and the neighbor is.  The smell comes into the other apartments. 
Response- THA will replace seven exhaust fans intended to eliminate the problem. 

Question 4 – Some were looking at individual thermostat controls for the apartments.  With the boiler 
system.  I am not for sure if that is possible.  
Response – LaFortune is on a   Boiler/Chiller system and that is not possible. 

Question 5 – The last issue is a new front door system.  You have to have a card to enter if THA is closed 
and after staff leave.  Some tenants or guests are prying the doors open from the outside.  Making it not 
very safe.   
Response – The Automatic doors have recently been replaced and function as intended.
THA will promote more safety awareness to the residents and encourage them to contact Security or 
Management when they observe unauthorized individuals attempting to pry the doors open.   

(g) Challenged Elements. Include any element(s) of the PHA Plan 
that is challenged. No elements were challenged but responses 
to the submitted comments are included in 11.0(f).
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(h) Form HUD-50075.1  Capital Fund Program Annual 
Statement/Performance and Evaluation Report. Attachments
ok073a01 – ok073i01.

(i) Form HUD-50075.2, Capital Fund Program Five-Year Action 
Plan. Attachment ok073j01.



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT A ok073a01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT B ok073b01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT C ok073c01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT D ok073d01



ATTACHMENT E ok073e01



ATTACHMENT E ok073e01



ATTACHMENT E ok073e01



ATTACHMENT E ok073e01



ATTACHMENT E ok073e01



ATTACHMENT F ok073f01



ATTACHMENT F ok073f01



ATTACHMENT F ok073f01



ATTACHMENT F ok073f01



ATTACHMENT F ok073f01



ATTACHMENT F ok073f01



ATTACHMENT F ok073f01



ATTACHMENT F ok073f01



ATTACHMENT G ok073g01



ATTACHMENT G ok073g01



ATTACHMENT G ok073g01



ATTACHMENT G ok073g01



ATTACHMENT G ok073g01



ATTACHMENT G ok073g01



ATTACHMENT G ok073g01



ATTACHMENT G ok073g01



ATTACHMENT G ok073g01



ATTACHMENT G ok073g01



ATTACHMENT G ok073g01



ATTACHMENT G ok073g01



ATTACHMENT G ok073g01



ATTACHMENT G ok073g01



ATTACHMENT G ok073g01



ATTACHMENT H ok073h01



ATTACHMENT H ok073h01



ATTACHMENT H ok073h01



ATTACHMENT H ok073h01



ATTACHMENT H ok073h01



ATTACHMENT H ok073h01



ATTACHMENT I ok073i01



ATTACHMENT I ok073i01



ATTACHMENT I ok073i01



ATTACHMENT I ok073i01



ATTACHMENT I ok073i01



ATTACHMENT I ok073i01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01



ATTACHMENT J ok073j01




