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Annual PHA Plan U.S. Department of Housing and Urban OMB No. 2577-0226
Development Expires 09/30/2027
(Standard PHAS and | office of Public and Indian Housing

Troubled PHAS)

Purpose. The 5-Year and Annual PHA Plans provide a ready source for interested parties to
locate basic PHA policies, rules, and requirements concerning the PHA’s operations, programs,
and services, including changes to these policies, and informs HUD, families served by the PHA,
and members of the public of the PHA’s mission, goals and objectives for serving the needs of
low-income, very low-income, and extremely low-income families.

Applicability. Form HUD-50075-ST is to be completed annually by STANDARD PHAs or
TROUBLED PHAs. PHAs that meet the definition of a High Performer PHA, Small PHA,
HCV-Only PHA or Qualified PHA do not need to submit this form.

Definitions.

(1) High-Performer PHA — A PHA that owns or manages more than 550 combined public
housing units and housing choice vouchers, and was designated as a higher performer on both
of the most recent Public Housing Assessment System (PHAS) and Section Eight
Management Program (SEMAP) assessments if administering both programs, or PHAS if
only administering public housing.

(2) Small PHA — A PHA that is not designated as PHAS or SEMAP troubled, that owns or
manages less than 250 public housing units and any number of vouchers where the total
combined units exceeds 550.

(3) Housing Choice Voucher (HCV) Only PHA — A PHA that administers more the 550 HCVs,
was not designated as troubled in its most recent SEMAP assessment and does not own or
manage public housing.

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

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

(6) Qualified PHA — A PHA with 550 or fewer public housing dwelling units and/or housing
choice vouchers combined, and is not PHAS or SEMAP troubled.
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PHA Information.

PHA Name: San Benito Housing Authority PHA Code: TX025

PHA Type: [X] Standard PHA [ ] Troubled PHA

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

PHA Inventory (Based on Annual Contributions Contract (ACC) units at time of FY beginning above)
Number of Public Housing (PH) Units: 117

Number of Housing Choice Voucher (HCVs): 303

Total Combined Units/Vouchers: 420

PHA Submission Type: D<] Annual Submission [ ] Revised Annual Submission

Availability of Information. PHAs must have the elements listed below readily available to
the public. A PHA must identify the specific location(s) where the proposed PHA Plan, PHA
Plan Elements, and all information relevant to the public hearing and proposed PHA Plan are
available for inspection by the public. At a minimum, PHAs must post PHA Plans, including
updates, at each Asset Management Project (AMP) and main office or central office of the PHA.
PHA s are strongly encouraged to post complete PHA Plans on their official website. PHAs are
also encouraged to provide each resident council a copy of their PHA Plans.

The following are the specific locations where the public may obtain copies of the 2026
Annual PHA Plan:
* Administrative Office — 1400 N. Reagan Street, San Benito, TX 78586

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

Participating | PHA Program(s) in Programs Not in | No. of Units in
PHASs Code the Consortia the Consortia Each Program
PH HCV

Lead HA:
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Plan Elements

B.1

Revision of Existing PHA Plan Elements.
(a) Have the following PHA Plan elements been revised by the PHA?

Y N

X [] Statement of Housing Needs and Strategy for Addressing Housing Needs
[ ] Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions.
Financial Resources.

Rent Determination.

Operation and Management.

Grievance Procedures.

Homeownership Programs.

Community Service and Self-Sufficiency Programs.

Safety and Crime Prevention.

Pet Policy.

Asset Management.

[ ] IX] Substantial Deviation.

[1 X Significant Amendment/Modification

LI IR
OXXNOOOO00

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

Statement of Housing Needs and Strategy for Addressing Housing Needs

Statement of Housing Needs:

1. Demographic information: Details about the population, including growth trends and
households compositions.

2. Current housing situation: An overview of existing housing stock, conditions and
availability.

3. Affordability Issues: Analysis of the gap between housing costs and income levels,
highlighting affordability challenges.

4. Special Population: Identification of groups with unique housing needs, such as seniors,
low-income families, and individuals with disabilities.

5. Market Trends: Insights into local real estate dynamics, including supply and demand
factors.

6. Future Projections: Anticipated residents and stakeholders regarding their housing
concerns and priorities.
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B.1

Waiting List for Public Housing:

Total:

Extremely Low Income:

Very Low Income:

Low Income:

Families with children:

Elderly Families:

Families with Disabilities:
White:

Black/African American:
American Indian/Alaska Native:
Asian:

Native Hawaiian/Other Pacific Islander:
Hispanic:

Bedrooms:
1 BR:
2 BR:
3 BR:
4 BR:
5 BR:

The waiting list is/is not closed.

Waiting List for Section 8:

Total: 323

Extremely Low Income: 210-65%
Very Low Income: 98-30%

Low Income: 14-4%

Families with children: 281-87%
Elderly Families: 42-13%
Families with Disabilities: 13-4%
White: 31-10%

Black/African American: 9-3%
American Indian/Alaska Native: 1-0.31%
Hispanic: 282-87%

The waiting list is/is not closed.
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B.1

Strategies for Addressing Housing Needs

Need: Shortage of affordable housing for all eligible populations

PHA shall increase the number of affordable units available to the PHA within its current
resources by:
= Apply for additional Section 8 units should they become available
= Leverage affordable housing resources in the community through the creation of
mixed finance housing
= Pursue housing resources other than public housing or Section 8 tenant-based
assistance
=  PHA is planning to develop on land they own

The PHA added “PHA is planning to develop on land they own” above.
Need: Specific Family Types: Families at or below 50% of median

PHA shall target available assistance to families at or below 50% of AMI by:

= Adopt rent policies to support and encourage work

= Ensuring compliance with HUD income-targeting requirements and applicable
admission regulations

= Supporting resident self-sufficiency, employment, education, and community
resource opportunities through partnerships and resident service initiatives when
available

®  Pursuing opportunities for future affordable housing development and
redevelopment to expand housing options for low-income households within the
community

The PHA deleted the following from above:
= Employ admissions preferences aimed at families who are working

The PHA added the following above:

= Ensuring compliance with HUD income-targeting requirements and applicable
admission regulations

= Supporting resident self-sufficiency, employment, education, and community
resource opportunities through partnerships and resident service initiatives when
available

= Pursuing opportunities for future affordable housing development and
redevelopment to expand housing options for low-income households within the
community
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B.1

Need: Specific Family Types: The Elderly

PHA shall target available assistance to the elderly by:
= Apply for special-purpose vouchers targeted to the elderly, should they become
available
= Develop relationships with community partners to bring necessary resources to
them such as groceries, medical screenings, financial resources, and other
educational and wellness partners

PHA added the 2" bullet above.

Deconcentration and Other Policies that Govern Eligibility, Selection and
Admissions

Public Housing:

Selection and Assignment:

Selection for admission to public housing shall be made from the PHA’s current waiting list
in accordance with date and time of application.

Preferences:

It is the policy of the PHA that transfers will take precedence over new admissions in the
following circumstances:

= Emergencies

=  Medical justification

* Administrative reasons determined by the PHA

®  Maintenance needs

= Domestic Violence

The PHA deleted “Over-Housed” and “Under Housed” from above and added “Maintenance
needs”.

The PHA has elected not to adopt any local preferences for admission to public housing.

Unit Assienment:

Applicants are ordinarily given two (2) to three (3) vacant unit choices before they are
dropped to the bottom of the waiting list. This policy is consistent across all waiting list types.
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B.1

Deconcentration and Income Mixing:

The PHA has performed its annual deconcentration and income mixing analysis to determine if
the PHA has any general occupancy public housing developments covered by the
deconcentration rule. The analysis results follow:

The PHA does/does not have general occupancy public housing developments covered by the
deconcentration rule.

The following/none of the covered developments have an average income that falls above or
below the Established Income Range.

Section 8:

Waiting List Organization:

Interested persons may apply for admission to Section 8 tenant-based assistance at:
* PHA main administrative Office (may apply online at our office with our assistance
and providing access to computer)

Search Time:
The PHA does give extensions on standard 60-day period to search for a unit:
* A maximum of three (3) extensions for a maximum of 120 days, if unable to locate a
unit

Preferences:

The PHA has elected to not adopt any admission preferences for admission to Section 8
tenant-based assistance.
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B.1

Financial Resources

Financial Resources:
Planned Sources and Uses

Sources Planned $

Planned Uses

1. Federal Grants (FY 2026 grants)

a) Public Housing Operating Fund

b) Public Housing Capital Fund

¢) HOPE VI Revitalization

d) HOPE VI Demolition

e) Annual Contributions for Section 8
Tenant-Based Assistance

f) Resident Opportunity and Self-
Sufficiency Grants

g) Community Development Block
Grant

h) HOME

Other Federal Grants (list below)

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

3. Public Housing Dwelling Rental
Income

4. Other income (list below)

5. Non-federal sources (list below)

Total resources
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B.1

Rent Determination

Public Housing:

The PHA’s minimum rent is $0.00.
The PHA changed their minimum rent from $50.00 to $0.00.
The PHA has not adopted any discretionary minimum rent hardship exemption policies.

Since the minimum rent is now $0.00, the PHA deleted the discretionary minimum rent
hardships exemption policies.

Section 8:
The PHA’s minimum rent is $0.00.
The PHA changed their minimum rent from $50.00 to $0.00.
The PHA has not adopted any discretionary minimum rent hardship exemption policies.

Since the minimum rent is now $0.00, the PHA deleted the discretionary minimum rent
hardships exemption policies.

Operation and Management
Grievance Procedures

Homeownership Programs

Public Housing:

The PHA does not administer any homeownership programs for public housing but is
interested in administering a homeownership program.

Section 8:

The PHA does not administer any homeownership program for Section 8 but is interested in
administering a homeownership program.

Community Service and Self-Sufficiency Programs

Asset Management
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B.1

(b) The PHA must submit its Deconcentration Policy for Field Office Review.

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

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

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

Steps for Implementation [24 CFR 903.2(c)(1)]
To implement the statutory requirement to deconcentrate poverty and provide for income
mixing in covered developments, the PHA must comply with the following steps:

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

PHA Policy
The PHA will determine the average income of all families in all covered developments on

an annual basis.

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

PHA Policy
The PHA will determine the average income of all families residing in each covered

development (not adjusting for unit size) on an annual basis.

Step 3. The PHA must then determine whether each of its covered developments falls
above, within, or below the established income range (EIR), which is from 85% to 115% of
the average family income determined in Step 1. However, the upper limit must never be
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B.1

less than the income at which a family would be defined as an extremely low-income
family (federal poverty level or 30 percent of median income, whichever number is
higher).

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

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

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

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

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

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

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

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

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

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

PHA Policy
For developments outside the EIR the PHA will take the following actions to provide for

deconcentration of poverty and income mixing:

PHA will skip families on the waiting list to reach a family that has income higher or lower
than the EIR when necessary to achieve deconcentration of poverty and income mixing
goals.
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B.2

New Activities.

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

Choice Neighborhoods.

Modernization or Development.

Demolition and/or Disposition.

Designated Housing for Elderly and/or Disabled Families.

Conversion of Public Housing to Tenant-Based Assistance.

Conversion of Public Housing to Project-Based Rental Assistance or Project-Based
Vouchers under RAD.

Homeownership Program under Section 32, 9 or 8(Y).

Occupancy by Over-Income Families.

Occupancy by Police Officers.

Non-Smoking Policies.

Project-Based Vouchers.

Units with Approved Vacancies for Modernization.

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

O = s
T O 2

(b) If any of these activities are planned for the current Fiscal Year, describe the activities. For
new demolition activities, describe any public housing development or portion thereof,
owned by the PHA for which the PHA has applied or will apply for demolition and/or
disposition approval under section 18 of the 1937 Act under the separate
demolition/disposition approval process. If using Project-Based Vouchers (PBVs), provide
the projected number of project-based units and general locations, and describe how project
basing would be consistent with the PHA.

Modernization or Development

The PHA would like to apply for any funding to assist with modernization upgrades
needed, the windstorm windows, resident services, maintenance city program, and other
things.

Designated Housing for Elderly and Disabled Families

Conversion of Public Housing to Project-Based Assistance or Project-Based
Vouchers under RAD

The PHA is interested in converting all properties to Public Housing to Project-Based
Assistance or Project-Based Vouchers under RAD.

FY 2026 Annual PHA Plan for the San Benito Housing Authority
Page 12 of 15 form HUD-50075-ST (09/30/2027)




B.2

Occupancy by Over-Income Families

Significant Amendment to the PHA Plan: Public Housing Income Limit

Section 103 of the Housing Through Modernization Act of 2016 (HOTMA) amends section
16(a) of the United States Housing Act of 1937 (42 U.S.C. 1437n(a) to place an income
limitation on public housing tenancy for families. The law requires the PHA to terminate
assistance of over-income families.

After a family’s income has exceeded 120% of the area median income (AMI) (or a different
limitation established by the Secretary) for two consecutive years, the PHA must terminate the
Sfamily’s tenancy within 6 months of the second income determination or charge the family a
monthly rent equal to the greater of (1) the applicable Fair Mart Rent, or (2) the amount of

monthly subsidy for the unit including amounts from the operating and capital fund, as
determined by regulations.

Occupancy by Police Officers
Non-Smoking Policies
Project-Based Vouchers

Our agency is not currently operating a Section 8 Project-Based Voucher Program. However,
that option is possible for financing of our Park View project, which is a tax credit deal.

Units with Approved Vacancies for Modernization

B.3 | Progress Report.
Provide a description of the PHA’s progress in meeting its Mission and Goals described in the
PHA 5-Year and Annual Plan. (See Progress Statements attachment)

B.4 | Capital Improvements. Include a reference here to the most recent HUD-approved 5-Year

Action Plan (HUD-50075.2) in EPIC and the date that it was approved.

See Capital Fund 5 Year Action Plan in EPIC approved by HUD on 03/03/2026
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B.5

Most Recent Fiscal Year Audit.

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

Y N
X

(b) If yes, please describe: N/A

Other Document and/or Certification Requirements.

Resident Advisory Board (RAB) Comments.
(a) Did the RAB(s) provide comments to the PHA Plan? (See attachment tx025a01)
Y N
(1]
(b) If yes, comments must be submitted by the PHA as an attachment to the PHA Plan. PHAs

must also include a narrative describing their analysis of the RAB recommendations and the
decisions made on these recommendations.

C.2

Certification by State or Local Officials.

Form HUD 50077-SL, Certification by State or Local Officials of PHA Plans Consistency with the
Consolidated Plan, must be submitted by the PHA as an electronic attachment to the PHA Plan.

C.3

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

Form HUD-50077-ST-HCV-HP, PHA Certifications of Compliance with PHA Plan, Civil Rights,
and Related Laws and Regulations - Including PHA Plan Elements that Have Changed, must be
submitted by the PHA as an electronic attachment to the PHA Plan.
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C.4

Challenged Elements. If any element of the PHA Plan is challenged, a PHA must include
such information as an attachment with a description of any challenges to Plan elements, the
source of the challenge, and the PHA’s response to the public.
(a) Did the public challenge any elements of the Plan?
Y N
1O

If yes, include Challenged Elements.

C.5

Troubled PHA.

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

Y N
1O

(b) Ifyes, please describe:
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Attachment: tx025a01
San Benito Housing Authority
Resident Advisory Board Consultation Process and Comments -
FYB 2026

1. Resident notification of appointment to the Advisory Board/Resident
Advisory Board Selection

At beginning of PHA Plan process, sent out letter to all
residents/participants of opportunity to serve on Resident Advisory Board

We have sent out the flyer regarding residents being apart of a board
since June 17, 2025, when we were working on the 5-Year Plan. As of
now, no board has been finalized but we are getting slight interest.

2. Notification of Public Hearing
Schedule date for Public Hearing and place ad April 17, 2026

Hold Public Hearing meeting June 18, 2026

3. Documentation of resident recommendations and PHA's response to
recommendations

Please provide the residents’ recommendations/comments and the
PHA response to each comment after each RAB meeting.
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