
Page 1 of 12 form HUD-50075-ST (03/31/2024)  

 

Annual PHA Plan 
(Standard PHAs and 
Troubled PHAs) 

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

OMB No. 2577-0226 
Expires: 03/31/2024 

 
 
 

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

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

 
Definitions. 

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

a high performer on both the most recent Public Housing Assessment System (PHAS) and Section Eight Management Assessment Program (SEMAP) 
assessments if administering both programs, or PHAS if only administering public housing. 

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

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

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

(5) Troubled PHA - A PHA that achieves an overall PHAS or SEMAP score of less than 60 percent. 
(6) Qualified PHA - A PHA with 550 or fewer public housing dwelling units and/or housing choice vouchers combined and is not PHAS or SEMAP 

troubled. 

 

A. PHA Information. 

 
A.1 

 
PHA Name:  Housing Authority of St. Louis County / “County Housing”  PHA Code:  _MO-004  
PHA Type:  x Standard PHA Troubled PHA 
PHA Plan for Fiscal Year Beginning: (MM/YYYY): _ 01/2026  
PHA Inventory (Based on Annual Contributions Contract (ACC) units at time of FY beginning, above) 
Number of Public Housing (PH) Units  309  Number of Housing Choice Vouchers (HCVs)  6,875 Total Combined 
Units/Vouchers  7,748 _ 
PHA Plan Submission Type: x Annual Submission Revised Annual Submission 

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

 
The Draft 2026 PHA Annual Plan is available for viewing at the following locations: 

PHA Main Administrative Office PHA Site Management Office Arbor Hill PHA Site Management Office Highview 
8865 Natural Bridge Road 133 Grape Avenue 2876 West Pasture 
St. Louis, MO 63121 Maryland Heights, MO 63043 St. Louis, MO 63114 

 
Housing Authority of St. Louis County 
Website at www.countyhousing.org 

 
 

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

 
Participating PHAs 

 
PHA Code 

 
Program(s) in the Consortia Program(s) not in the 

Consortia 
No. of Units in Each Program 

PH HCV 
Lead PHA:      

 

http://www.countyhousing.org/
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B. 

 
Plan Elements 

 
B.1 

 
Revision of Existing PHA Plan Elements. 

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

Y  N 
x Statement of Housing Needs and Strategy for Addressing Housing Needs 

x  Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions. 
x Financial Resources. 
       x Rent Determination. 
          x Operation and Management. 

x  Grievance Procedures. 
          x Homeownership Programs. 

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

x  Pet Policy. 
x Asset Management. 
x Substantial Deviation. 
x Significant Amendment/Modification 

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

 
STRATEGY FOR ADDRESSING HOUSING NEEDS 
County Housing has developed internal and external strategies and is taking a data-driven approach to addressing clients’ housing needs. 
County Housing did not adopt an objective to position the organization as a partner and advocate in the region. 
 
FINANCIAL RESOURCES 

 
 

 
 
 
 
 
 
 
 
 
 
SAFETY AND CRIME PREVENTION 
County Housing developed Workplace Safety and Firearms and Weapons policies that aim to create a safer environment for County Housing 
staff, HCV program participants, and public housing program participants.  The Firearms and Weapons policy is part of the Admissions and 
Continued Occupancy Policy as well as the Administrative Plan.  A copy of the policy is included as an attachment to this Plan. 
 
(c) The PHA must submit its De-concentration Policy for Field Office review. 

 
DE-CONCENTRATION POLICY 
County Housing will use greater flexibility to attract households with broader ranges of income. For higher-income families, County 
Housing will continue to reassess flat rental amounts annually in public housing developments and will continue to offer the choice of flat 
rent or income-based rent to residents. Other avenues to attract higher-income families being considered by County Housing are changes 
in waitlist admission preferences, more aggressive marketing of developments, ongoing evaluation of public housing inventory for capital 
improvements, and support from Landlord Liaisons. 

 
The Landlord Liaisons' goal is to connect with current and prospective property owners and landlords for the Housing Choice Voucher 
(HCV) program. They will attempt to make these connections and refer HCV participants to property owners in high-opportunity areas. 
They also continue to facilitate educational landlord meetings to attract and inform prospective landlords about the HCV program and its 
benefits. 

 
County Housing continues to enforce the Community Service and Self-Sufficiency Requirements (CSSR) and Family Self-Sufficiency (FSS) 
program. The CSSR offers guidance and structure for public housing residents who are required to complete community service or self- 
sufficiency hours. Continued administration of the FSS program will allow County Housing to offer more direct support to program 
participants. Both the CSSR and FSS program encourage and support participants in building wealth and gain a better understanding of how 
to maintain self-sufficiency.   
 
County Housing has also successfully begun establishing partnerships with other service agencies to offer more supportive services and 
resources to all its service population. These updates, new partnerships, and continued administration of the Family Self-Sufficiency will 
benefit participants and help deconcentrate poverty. 

 

Estimated Annual Contribution by Program - 2026 

Housing Choice Voucher 62,000,000 

Mainstream Voucher 2,000,000 
Emergency Housing Voucher 160,000 

Family Self-Sufficiency 220,000 

Operating Subsidy 900,000 

Capital Funds 1,700,000 
 66,980,000 
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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? 

Y  N 
x Hope VI or Choice Neighborhoods. 

x Mixed Finance Modernization or Development. 
 x    Demolition and/or Disposition. 

x Designated Housing for Elderly and/or Disabled Families. 
x Conversion of Public Housing to Tenant-Based Assistance. 

x Conversion of Public Housing to Project-Based Rental Assistance or Project-Based Vouchers under RAD. 
x Occupancy by Over-Income Families. 
x Occupancy by Police Officers. 
x Non-Smoking Policies. 

x Project-Based Vouchers. 
x Units with Approved Vacancies for Modernization. 

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

(b) If any of these activities are planned for the current Fiscal Year, describe the activities. For new demolition activities, describe any public 
housing development or portion thereof, owned by the PHA for which the PHA has applied or will apply for demolition and/or disposition approval 
under section 18 of the 1937 Act under the separate demolition/disposition approval process. If using Project-Based Vouchers (PBVs), provide the 
projected number of project-based units and general locations, and describe how project basing would be consistent with the PHA Plan. 
 
MIXED FINANCE MODERNIZATION OR DEVELOPMENT 
County Housing has received low-income housing tax credits (LIHTC) for Arbor Hill Apartments as part of its activity for encouraging 
private equity investment in the development of affordable rental housing for low-income households. County Housing will build 68 new 
income-restricted housing units. 

 
County Housing is also partnering with Peace United Church of Christ to develop affordable senior housing units in Webster Groves. This 
project will be funded in part with equity from LIHTC, and County Housing is examining the possibility of providing project-based vouchers. 
This development will further the availability of affordable housing in opportunity areas. 
 
County Housing is working with the Olivette Housing Authority to redevelop that authority’s existing 14 single family homes.  This would be 
a mixed-finance development utilizing LIHTC. 
 
DEMOLITION AND/OR DISPOSITION 
County Housing will submit a demolition/disposition application for the Arbor Hill Apartments. Arbor Hill is comprised of 70 units: 15 
one-bedroom units, 35 two-bedroom units, and 20 three-bedroom units.  
 
County Housing will submit a demolition/disposition application for the Olivette Housing Authority if the LIHTC application is 
approved. This housing authority is comprised of 14 single homes.  There are four two-bedroom homes and 10 three-bedroom 
homes. These homes would be replaced by 46 new apartments and townhomes that are a mix of one to five bedroom units. 

 
CONVERSION OF PUBLIC HOUSING TO PROJECT-BASED RENTAL ASSISTANCE OR PROJECT-BASED VOUCHERS UNDER RAD 
County Housing is in the process of converting the Arbor Hill Apartments to private ownership under HUD’s RAD program, using low- 
income housing tax credits. 
 
County Housing is also working with the Olivette Housing Authority to facilitate the conversation of public housing to project-based rental 
assistance.  County Housing will apply for this redevelopment under HUD’s RAD program. 
 
PROJECT-BASED VOUCHERS 
County Housing has allocated 186 project-based vouchers to the new Wellington Family Homes development. County Housing will 
continue to maintain and manage the waiting list for project-based vouchers at Wellington Family Homes. 

 
County Housing is also examining the possibility of providing project-based vouchers for the Webster Groves project with Peace United 
Church of Christ. The project will develop 52 affordable senior housing units in Webster Groves, approximately 48 of which may have 
project-based assistance. 

 
County Housing plans to regularly issue a project-based voucher Request for Proposal (RFP) to begin allocating more project-based vouchers 
to incentivize an increase in affordable housing in our community.  PBVs will be awarded in accordance with the guidelines of the RFPs. 

 
UNITS WITH APPROVED VACANCIES FOR MODERNIZATION 
County Housing may take units offline when they need capital fund improvements or general modernization. 
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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. 

 
Mission 
The Housing Authority of St. Louis County provides decent, safe, and affordable housing, ensures equal housing opportunity, promotes 
self-sufficiency, and improves the quality of life and economic vitality for low—and moderate-income families. County Housing pursues 
these goals by using existing federal programs to the maximum feasible extent, linking with other service providers, and creating new 
opportunities of its own design. 

 
Objectives and Key Results 
In executing its mission, County Housing adopted four guiding objectives. The key results communicate to our employees, board 
members, and external stakeholders how well the agency is performing.  A copy of County Housing’s second quarter performance 
report is attached to this plan. 

 
 

 
B.4 

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

See 2024-2028 Capital Fund 5-Year Action Plan in EPIC approved by HUD on 12/10/2024. 

 
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: 
 

County Housing received findings related to the Housing Choice Voucher (HCV) programs eligibility, and waitlist.  Findings were also 
related to Housing Quality Standards (HQS) inspections.  County Housing continues to make adjustments to address the issues. Staff are 
working diligently to mitigate previous errors and to create quality control structures that will prevent future findings. 

C. Other Document and/or Certification Requirements. 
 

C.1 
 

Resident Advisory Board (RAB) Comments. 

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

  
 

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

 
C.2 

 
Certification by State or Local Officials. 

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

 
C.3 

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

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

 
C.4 

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

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

Y N 
  

 
If yes, include Challenged Elements. 

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


Page 5 of 8 form HUD-50075-ST (03/31/2024)  

 
C.5 

 
Troubled PHA. 
(a) Does the PHA have any current Memorandum of Agreement, Performance Improvement Plan, or Recovery Plan in place? 
Y N N/A 

x 
 

(b) If yes, please describe: 
 
 
 
 
 
 
 
 
 
 

 
D. 

 
Affirmatively Furthering Fair Housing (AFFH). 

 
D.1 

 
Affirmatively Furthering Fair Housing (AFFH). 

 
Provide a statement of the PHA’s strategies and actions to achieve fair housing goals outlined in an accepted Assessment of Fair Housing 
(AFH) consistent with 24 CFR § 5.154(d)(5). Use the chart provided below. (PHAs should add as many goals as necessary to overcome fair 
housing issues and contributing factors.) Until such time as the PHA is required to submit an AFH, the PHA is not obligated to complete 
this chart. The PHA will fulfill, nevertheless, the requirements at 24 CFR § 903.7(o) enacted prior to August 17, 2015. See Instructions for 
further detail on completing this item. 

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

 

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

 

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

 



 

FIREARMS AND WEAPONS POLICY 
Effective January 1, 2025 

  OVERVIEW 

County Housing has established a Firearms and Weapons policy to promote 
the overall safety and well-being of everyone in the County Housing 
community. This policy clearly defines firearms and weapons and sets forth 
definitive guidelines for handling weapons and firearms in the County Housing 
community consistent with applicable laws. 

Residents have the right to keep and bear arms, but also the responsibility to 
protect the health and safety of themselves, other residents, guests, and 
County Housing employees. To that end, residents, household members, 
guests, and visitors shall: 

• Comply with all federal, state, and local requirements regarding the lawful 
ownership, possession, transportation, and use of firearms and weapons. 

• Exercise reasonable care in the storage and security of firearms and weapons, 
including ammunition. 

• Exercise reasonable care when handling firearms and weapons, ensuring the 
safety of household members and others. 

• Store or otherwise secure all firearms and weapons during unit inspections, 
maintenance visits, housekeeping visits, or any occasion where County Housing 
personnel or authorized third parties enter resident units. 

• Not discharge or use any firearm or weapon on County Housing property or within the 
unit in violation of any applicable federal, state, or local law. 

• Not threaten or otherwise take any action with firearms or weapons on County 
Housing property that endangers the health or safety of others. 

DEFINITIONS 

The term “firearm” shall include but is not limited to the following: 

• Pistols, revolvers, semiautomatic handguns, other handguns, rifles, shotguns, and 
any other instrument capable of being held and fired by a single person, that 
propels a projectile by means of explosive charge of firearm powder or other 
explosive propellant, mechanical (spring) action, gas or compressed air, capable of 
killing or injuring another person or an animal. 

• Firearm parts kits that are designed to or may readily be completed, assembled, 
restored, or otherwise converted to expel a projectile by the action of an explosive 
(e.g., pistol, revolver, rifle, or shotgun). 

No person may lawfully possess on County Housing property or within a unit 
any fully automatic firearm, machine firearm, sawed-off shotgun, assault 
weapon (as defined by specific state or federal statute), large capacity 
magazines unless allowed under state law, large capacity ammunition feeding 
devices, grenade launcher, rocket-propelled grenade (RPG) launcher, or other 
firearm or ammunition prohibited by applicable state or federal law. 

The term “weapon” shall include but is not limited to the following: 



 

 

• An instrument that is specifically designed, made, and/or adapted for the purpose of inflicting 
physical damage, serious bodily injury, or death by striking a person with the instrument, e.g. 
knife, dagger, club, nightstick, mace, slingshot, metal knuckles, crossbow. 

VIOLATIONS OF FIREARMS AND WEAPONS POLICY 

Material violations of the Firearms and Weapons Policy, as determined by County Housing, 
shall be deemed a serious violation of the lease at County Housing’s sole discretion. 
County Housing will terminate the family’s tenancy in accordance with the policies in 
Chapter 13 of this ACOP. 

Residents are responsible for the action and conduct of their guests and others under their 
control with regard to such person’s possession of firearms and weapons. 

The following are grounds for enforcement action against residents, including lease 
termination and eviction: 

• Unlawful ownership, possession, transportation, or use of a firearm or weapon. 

• Unlawful shooting, firing, exploding, throwing, discharging, or use of a firearm or weapon. 

• Infliction of any injury upon another person through the intentional, reckless, careless, or 
negligent use of a firearm or weapon. 

• Damaging any property through the reckless, careless, or negligent use of a firearm or 
weapon. 

• Brandishing, displaying, or otherwise taking any action with a firearm or weapon in connection 
with a verbal or non-verbal threat of bodily harm or endangerment of health and safety. 



Second Quarter, 2025

Agency Performance Report

What County Housing measures

PHASSEMAP
PHAS scores communicate a PHA's Public Housing
program performance, affecting HUD funding and
the frequency of public housing inspections.

SEMAP scores indicate the performance of a PHA's
Housing Choice Voucher program and influence the
agency's HUD funding for the fiscal year.

High Performer: 92%

TARGET 
FOR 2025

MOST RECENT 
RESULT IN 2024

ON TRACK 
FOR 2025? 

High Performer: 95%

What HUD measures

Objective 1: Deliver services safely, 
effectively, and efficiently. 

Q1

Q1

Results

Results

Q2

Q2

Q3

Q3

Q4

Q4

Objective 2: Foster a customer-centered
culture.

Increase customer satisfaction

Dedicate staff to customer
outreach and resident
engagement

Implement quarterly feedback
loops for residents

Ensure no findings from
MHDC audits

Attain zero findings in
finance/single audits

Standard Performer: 84%

TARGET 
FOR 2025

MOST RECENT 
RESULT IN 2022

ON TRACK 
FOR 2025? 

High Performer: 90%

Q1Results Q2 Q3 Q4

Objective 4: Expand access to desirable and
affordable housing. 

Successfully close the Arbor
Hill redevelopment project

Increase participation in
housing stability programs

Develop and execute a
comprehensive landlord
engagement strategy

Q1Results Q2 Q3 Q4

Objective 3: Help our residents and families
gain self-sufficiency through partnerships
with other organizations in the community. 

Communicate programming
opportunities

Enhance partnerships with
local organizations

Engage in community
initiatives that promote housing
stability and affordability
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