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Date: September 20, 2024 
To: Resident Advisory Board (RAB) members 
From: Michele Bender, President/CEO 
Re: Five Year and Annual Plan  
 
You have been appointed to the Resident Advisory Board to represent your housing development.  The 
Resident Advisory Board (RAB) is a Board whose membership is made up of one representative for 
each 40 residents per housing development and represents the residents assisted by the Housing 
Authority of the City of Cumberland (HACC).  The RAB provides the HACC and the residents with a 
forum for sharing information about the Public Housing Agency’s (PHA) Annual and Five-Year Plan 
and other actions, events, etc. which is of benefit to both parties.  

The role of the RAB is to assist and make recommendations regarding the development of the PHA 
Plan and any significant amendments or modifications to it.   The RAB should reach out to ensure that 
the views of all families in public housing programs are as well represented as possible.  The residents 
are provided with an opportunity to voice their concerns so that their needs are addressed and they 
can become involved in the planning process.  The HACC also gains essential information from the 
residents about the improvements that need to be made at the agency’s developments and residents’ 
self-sufficiency needs.  This information helps the PHA to set priorities for capital improvements and 
advises resident services programming. 
The Annual Plan documents for the 2025 Plan consist and includes our Capital Fund Annual Plan 
process. I am also attaching the 5 Year Capital Fund Plan for the period of 2024-2028.   
Attached are the 5 Year Public Housing Authority Plan for the years 2025-2029.  I would ask that you 
review the information contained within and make note of any questions which you might have.  All info 
will be available on our website under the Newsroom/News Releases section 
https://www.cumberlandhousing.org/news-releases/ 
Changes include: 
 The Admissions and Continued Occupancy Policy (ACOP) has been rewritten for Housing 

Opportunity Through Modernization Act (HOTMA) HUD Requirements. (This must be viewed on 
the website and is not available in paper form.  Please schedule with any Property Manager to 
view.) 

 Lease Attachment 9, Grievance Procedures and Lease Attachment 8, Community Service Policy 
– was amended due to ACOP language updates and current information. 

 Lease Part I – was revised for current information and HOTMA. 

 Disposal of 1034 Frederick St., due to the property being a scattered site and inefficient 
operations with only one unit at the property. 
 

We have scheduled a meeting of the Resident Advisory Board, the Property Managers and the 
Department Directors for Monday, September 23, 2024 at 10:00 a.m. in the Community Room at 
Queen City Tower.  Please bring these documents with you to the meeting.   

https://www.cumberlandhousing.org/news-releases/


 
As an alternative, if you are unable to attend, please complete the attached document and return to 
your Property Manager as soon as possible. 
 

RAB RESPONSE TO PUBLIC HEARING 
November 14, 2024 

 

As a member of the Resident Advisory Board, I received a notice 45 days in advance of a scheduled 
Public Hearing on November 14, 2024 at 10:00 AM, at the Jane Frazier Village Community Room.  The 
purpose of the public hearing is to receive public comments regarding:   
 

1. Recommendations for changes to the goals, objectives, and policies contained in the 5-Year 
PHA Plan; and  

2. Review of the proposed work activities contained within the Capital Fund 5-Year Action Plan 
HUD Form 50075.2 for the fiscal year 2028. 

In addition, a Resident Advisory Board (RAB) Meeting was held Monday, September 23, 2024 at 10:00 
a.m. at Queen City Tower, and which due to the size of our ACOP, I was either emailed the documents 
for both the Annual Plan and Five Year Plan or given the opportunity to come to my local Property 
Manager office to view.  If I was unable to attend, as an alternate, I could submit my comments below. 
 
After review of the Annual Plan documents, as a member of the Resident Advisory Board 

 I have no recommended changes to the Five Year Plan goals, objectives, and policies of the 
Housing Authority or objections to the Capital Fund 5-Year Action Plan HUD Form 50075.2 

 I have the following comments: 
 
 
 
 
 
 
 
Name  _________________________ 
 
 
Property/Apt.____________________ 



Status: Created

5-Year PHA Plan
(for All 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, 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-50075-5Y is to be completed once every 5 PHA fiscal years by all PHAs.

A. PHA Information.

A.1

PHA Name:    Housing Authority of the City of Cumberland                                     PHA Code:   MD005
PHA Plan for Fiscal Year Beginning: (MM/YYYY):   04/2025
The Five-Year Period of the Plan (i.e., 2019-2023):   2025-2029     
Plan Submission Type      5-Year Plan Submission         Revised 5-Year Plan Submission

Availability of Information. In addition to the items listed in this form, PHAs must have the elements listed below readily available to the public. A PHA must identify the specific location(s) where the proposed
PHA Plan, PHA Plan Elements, and all information relevant to the public hearing and proposed PHA Plan are available for inspection by the public. Additionally, the PHA must provide information on how the public
may reasonably obtain additional information on the PHA policies contained in the standard Annual Plan, but excluded from their streamlined submissions. At a minimum, PHAs must post PHA Plans, including
updates, at each Asset Management Project (AMP) and the main office or central office of the PHA. PHAs are strongly encouraged to post complete PHA Plans on their official websites. PHAs are also encouraged to
provide each resident council a copy of their PHA Plans.

How the public can access this PHA Plan: The proposed and approved PHA Plan, PHA Plan Elements, and all information relevant to the PHA Plan and any subsequent updates or significant amendments are
available for inspection by the public during normal business hours at the following location: Main Housing Authority Office, 635 East First Street, Cumberland, MD The proposed and approved PHA Plan is available
for review and inspection at the following locations: Queen City Tower, 235 Paca Street, Cumberland, MD Willow Valley, 701 Furnace Street, Cumberland, MD This information is also posted on our website at
www.cumberlandhousing.org The public may reasonably obtain additional information on the policies contained in the standard Annual Plan by contacting the Main Office of the Housing Authority located at 635 East
First Street, Cumberland, MD 21502.

 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

B. Plan Elements. Required for all PHAs completing this form.

B.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.

The mission of the Cumberland Housing Group, including the Housing Authority of the City of Cumberland, is to: • ensure safe, decent, sanitary, affordable and well-maintained housing at a fair market
rent; • to create opportunities for residents’ self-sufficiency and economic independence; • to assure fiscal integrity by all low, very low and extremely low-income program participants; • to develop
affordable housing, both rental and for sale, in the City of Cumberland and surrounding communities; and • to renew pride, restore confidence, promote reinvestment and revitalize neighborhoods.

B.2

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

Goal 1: Affirmatively furthering Fair Housing and ensuring Equal Opportunity • Conducting comprehensive training and educational programs for all staff on fair housing laws, non-discriminatory
practices and cultural competency. • Ensure equitable access to assisted housing irrespective of race, color, religion, national origin, sex, familial status and disability. Goal 2: Improve the efficiency and
effectiveness of the agency • Perform a review of various operational areas of the agency • Ensuring new staff members receive comprehensive training and support for their success and integration into the
organization and job shadowing for replacement of retiring staff. • Periodic policy review to remain in compliance with HUD, as well as Federal and State laws. • Begin the process of Inventory Removal of
the one (one apartment) scattered site, 1034 Frederick St., to make operations more efficient. Goal 3: Enhancing the quality of existing housing inventory • Enhance the overall appearance and provide
modern living conditions through building and unit rehabilitation at all developments. • Utilize Capital Fund Program Grant funds to address capital needs. • Improve the housekeeping and care of units
through effective collaboration with tenants. Goal 4: Provide and attract resident supportive services • Work with business sectors to connect participants to resources that improve their access to economic
opportunities, such as jobs and transportation. • Continue the application of funding for the Public Housing Resident Services Coordinator (ROSS) position, and to enhance the assistance provided to
residents with services and housing needs. • Pursue and support a range of services for opportunities, activities and initiatives for public housing residents by performing a needs assessment on new
residents. • Effectively provide services for the elderly at Willow Valley Apartments through the Maryland Department of Aging Congregate Housing Services Program (CHSP). Services include meals,
housekeeping, medicine distribution and personal care. Goal 5: Maintain a High Performer designation for the Public Housing Assessment System (PHAS) by the HUD Real Estate Assessment Center
(REAC) or equivalent under Project Based Rental Assistance • Provide training for new staff the maintenance aspects of the National Standards for the Physical Inspection of Real Estate (NSPIRE). •
Provide training on the PHAS categories of management, maintenance, finance and Capital Fund, to understand how each category impacts the overall performance of public housing agencies. Goal 6:
Evaluating the transition of remaining Public Housing Developments under the HUD Rental Assistance Demonstration (RAD) Program. • Evaluate the feasibility of converting remaining public housing
developments under the HUD Rental Assistance Demonstration (RAD) Program, leveraging the expertise of outside advisors. • Convert developments to Section 8 Project Based Rental Assistance/Tax
Credit (when needed). • Effectively use Capital Funds for evaluation and pre-development activities. Goal 7: Effectively seek out local, state and federal funding opportunities • Pursue additional funding
from external sources to enhance services and housing inventory. • Address Infrastructure needs, including the replacement of sidewalks, curbs, pavement, and utility lines. • Maintaining and improving
playgrounds that are safe, engaging and enjoyable for children.

B.3

Progress Report. Include a report on the progress the PHA has made in meeting the goals and objectives described in the previous 5-Year Plan.

See attachment for more details for each goal. Goal 1: Maintain Equal Opportunity in Housing for all Americans. Goal 2: Improve the quality of the current assisted housing inventory. Goal 3: Evaluate
and facilitate the conversion of Public Housing developments under the HUD Rental Assistance Demonstration (RAD) Program. Goal 4: Promote self-sufficiency and asset development of assisted
households. Goal 5: Expand the supply of affordable housing opportunities. Goal 6: Seek out Local, State and Federal funding opportunities to assist in the agency mission. Goal 7: Pursue and implement
administrative improvements.

B.4

Violence Against Women Act (VAWA) Goals. Provide a statement of the PHA's goals, activities objectives, policies, or programs that will enable the PHA to serve the needs of child and adult victims of domestic
violence, dating violence, sexual assault, or stalking.

Violence Against Women Act (VAWA) Goals. Provide a statement of the PHA’s goals, activities, objectives, policies, or programs that will enable the PHA to serve the needs of child and adult victims of
domestic violence, dating violence, sexual assault, or stalking. The Violence Against Women Act (VAWA) provides protections for victims of domestic violence, dating violence, sexual assault, or stalking.
VAWA protections are not only available to women, but are available equally to all individuals regardless of sex, gender identity, or sexual orientation. The Housing Authority has taken the following actions
to assist in serving the needs of the victims: A. Adopted a VAWA policy which implements the applicable provisions of the Violence Against Women Reauthorization Act of 2013 as published in the Federal
Register on March 15, 2022 and more generally to set forth the Housing Authority of the City of Cumberland’s (HACC’s) policies and procedures regarding protection to victims of domestic violence,
dating violence, sexual assault, and stalking, as hereinafter defined. B. Included as a document with the Lease and which has been provided to all rejected applicants, residents, and as a lease attachment,
are the following documents which the Housing Authority provides: • Attachment 4c Notice of Occupancy Rights Under Violence Against Women – HUD Form 5380 • Attachment 4a Certification of VAWA -
HUD Form 5382 These forms are also on our website and available in all offices. C. Developed a VAWA Emergency Transfer Plan (Form 79 Attachment 4b) to have in place in order to have a procedure to
follow. D. Monthly newsletters sent to residents contain the local contact information to receive assistance if a victim of domestic violence. E. A good working relationship exists with our law enforcement
and social service partners to enable reporting and referrals of victims and/or suspected victims of Domestic Violence.

C. Other Document and/or Certification Requirements.

C.1 Significant Amendment or Modification. Provide a statement on the criteria used for determining a significant amendment or modification to the 5-Year Plan.

Any substantial deviation to the Admissions and Continued Occupancy Policy or activities described in the Plan will be subject to a full public hearing and HUD review before implementation. An exception



to this definition will be made for any amendment or modification that is adopted to reflect changes in any regulatory requirements or the RAD related activities. Such changes will not be considered
significant amendments.

C.2

Resident Advisory Board (RAB) Comments.

(a) Did the RAB(s) have comments to the 5-Year PHA Plan?
Y     N 
(b) If yes, comments must be submitted by the PHA as an attachment to the 5-Year PHA Plan. PHAs must also include a narrative describing their analysis of the RAB recommendations and the decisions made on these
recommendations
A meeting was held on September 23, 2024 to review, discuss and take comments and suggestions on the proposed document. A second meeting was held following the Public Hearing on November 14, 2024.

C.3
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.4

Required Submission for HUD FO Review.

(a) Did the public challenge any elements of the Plan?
Y     N 
(b) If yes, include Challenged Elements.

D. Affirmatively Furthering Fair Housing (AFFH).

D.1

Affirmatively Furthering Fair Housing. (Non-qualified PHAs are only required to complete this section on the Annual PHA Plan. All qualified PHAs must complete this section.)

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: Affirmatively furthering Fair Housing and ensuring Equal Opportunity

Describe fair housing strategies and actions to achieve the goal

Conducting comprehensive training and educational programs for all staff on fair housing laws, non-discriminatory practices and cultural competency. Ensure
equitable access to assisted housing irrespective of race, color, religion, national origin, sex, familial status and disability.

Form identification: MD005-Housing Authority of the City of Cumberland form HUD-50075-5Y (Form ID - 711) printed by MICHELE
BENDER in HUD Secure Systems/Public Housing Portal at 09/19/2024 09:14AM EST
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B.2 Goals and Objectives 
 
Goal 1:   Affirmatively furthering Fair Housing and ensuring Equal Opportunity 

❖ Conducting comprehensive training and educational programs for all staff on fair housing laws, non-
discriminatory practices and cultural competency.   

❖ Ensure equitable access to assisted housing irrespective of race, color, religion, national origin, sex, familial 
status and disability.   

 
Goal 2:   Improve the efficiency and effectiveness of the agency 

❖ Perform a review of various operational areas of the agency 
❖ Ensuring new staff members receive comprehensive training and support for their success and integration 

into the organization and job shadowing for replacement of retiring staff. 
❖ Periodic policy review to remain in compliance with HUD, as well as Federal and State laws. 
❖ Begin the process of Inventory Removal of the one (one apartment) scattered site, 1034 Frederick St., to make 

operations more efficient. 
 
Goal 3:    Enhancing the quality of existing housing inventory  

❖ Enhance the overall appearance and provide modern living conditions through building and unit rehabilitation 
at all developments.    

❖ Utilize Capital Fund Program Grant funds to address capital needs.   
❖ Improve the housekeeping and care of units through effective collaboration with tenants.   

Goal 4:    Provide and attract resident supportive services  
❖ Work with business sectors to connect participants to resources that improve their access to economic 

opportunities, such as jobs and transportation. 
❖ Continue the application of funding for the Public Housing Resident Services Coordinator (ROSS) position, and 

to enhance the assistance provided to residents with services and housing needs.   
❖ Pursue and support a range of services for opportunities, activities and initiatives for public housing residents 

by performing a needs assessment on new residents.   
❖ Effectively provide services for the elderly at Willow Valley Apartments through the Maryland Department of 

Aging Congregate Housing Services Program (CHSP).  Services include meals, housekeeping, medicine 
distribution and personal care. 

 
Goal 5:    Maintain a High Performer designation for the Public Housing Assessment System (PHAS) by the HUD Real 
Estate Assessment Center (REAC) or equivalent under Project Based Rental Assistance 

❖ Provide training for new staff the maintenance aspects of the National Standards for the Physical Inspection 
of Real Estate (NSPIRE). 

❖ Provide training on the PHAS categories of management, maintenance, finance and Capital Fund, to 
understand how each category impacts the overall performance of public housing agencies. 

 

http://www.cumberlandhousing.org/
http://www.bing.com/images/search?q=Person+with+Disabilities+Symbol&view=detail&id=5163B507AEF8887071AD4032D785F054E75A6392&first=1
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Goal 6:   Evaluating the transition of remaining Public Housing Developments under the HUD Rental Assistance 
Demonstration (RAD) Program. 

❖ Evaluate the feasibility of converting remaining public housing developments under the HUD Rental 
Assistance Demonstration (RAD) Program, leveraging the expertise of outside advisors. 

❖ Convert developments to Section 8 Project Based Rental Assistance/Tax Credit (when needed). 
❖ Effectively use Capital Funds for evaluation and pre-development activities.   

Goal 7:  Effectively seek out local, state and federal funding opportunities 
❖ Pursue additional funding from external sources to enhance services and housing inventory. 
❖ Address Infrastructure needs, including the replacement of sidewalks, curbs, pavement, and utility lines. 
❖ Maintaining and improving playgrounds that are safe, engaging and enjoyable for c 
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B.3 Progress Report 

Goal 1:  Maintain Equal Opportunity in Housing for all Americans. 
❖ The Cumberland Housing Group continues to advertise with the defined HUD Fair Housing logos on all media 

formats.  Housing applications can be accessed through three different offices by personal visit, mail, email, 
online portal RentCafe or telephone and on our website.  Fair Housing procedures are established and 
followed.  Periodic Fair Housing trainings are conducted in house, by a third party and through the Cumberland 
Human Resource Commission. 

❖ We continue to make improvements to accessible units at Banneker Gardens and exterior accessible grounds 
areas where needed.   

❖ For our most recent RAD project at JFK Apartments, an additional five ADA compliant units will be created, 
bringing the total to ten (10% of development).   

Goal 2:  Improve the quality of the current assisted housing inventory. 
❖ For our most recent PHAS score, we’ve maintained our High Performer Status, with a score of 92, an increase 

from 91 for FYE 3/31/22. 
❖ Capital Funds have been used to improve both the interior living areas and exterior. 
❖ Housekeeping inspections are completed after a tenant moves in.  In addition, Property Managers are in each 

unit monthly with the exterminator, to catch any housekeeping issues that could go unnoticed otherwise. 
❖ Property Managers are in each unit monthly with the exterminator, to catch any viewable smoking violations, 

that could go unnoticed otherwise. 
❖ Our security guard has a great working relationship with the Cumberland Police Department and Combined 

Criminal Investigation team.   
❖ John F. Kennedy transitioned to RAD and Section 8 PBRA March 21, 2024.  Queen City Towers is the next and 

in early planning stages.  

Goal 3:  Evaluate and facilitate the conversion of Public Housing developments under the HUD Rental Assistance 
Demonstration (RAD) Program. 

❖ After our second project recently converted to RAD, we’ve already contracted with our architect to begin the 
preliminary contract for Queen City Tower. 

❖ Project Based Rental Assistance has been the preferred method for both Fort Cumberland Homes conversion 
to River Bend Court (2020) and John F. Kennedy Apartments to JFK Apartments (2024). 

❖ Funds have been utilized for both John F. Kennedy Apartments and Queen City Towers. 
❖ For the first year of the RAD conversion for John F. Kennedy Apartments, funds are now designated for the 

first year of HAP (Housing Assistance Payments) to the Partnership.  After that, John F. Kennedy will no longer 
have Capital Funds.   

❖ There was a change to increase our 1 bedroom units from 60 to 90, leaving only 10 efficiency units.  An 
additional five ADA compliant units will be created bringing the total to ten (10% of development).  The 
number of units will remain at 100. 

❖ After a long process, on March 21, 2024 John F. Kennedy Public Housing property converted to RAD.  This 
property is now owned by JFK Apartments, LP. 

http://www.cumberlandhousing.org/
http://www.bing.com/images/search?q=Person+with+Disabilities+Symbol&view=detail&id=5163B507AEF8887071AD4032D785F054E75A6392&first=1
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❖ JFK Apartments, LP and JFK Apartments, LLC were formed.  The initial name of the property was Wills Creek 
View and this was changed due to renaming of former Fort Cumberland Homes to River Bend Court. 

 Goal 4: Promote self-sufficiency and asset development of assisted households. 
❖ Resident Service Coordinator works with the residents who may be looking for a job.  We keep a listing in our 

lobby of available jobs.  On our website, our Section 3 Coordinator will advertise firms seeking employees.   
❖ Our ROSS Resident Service Coordinator helps to coordinate our booth at the National Night Out, coordinated 

activities, partnered with Boys and Girls Club for after school and summer programs.  We also work with the 
Judy Center for toddlers and infants. 

❖ We continue serving 36 residents at Willow Valley Apartments under a Congregate program that is a grant 
awarded through Maryland Dept. of Aging Congregate program every year. 

❖ COVID slowed the Resident Councils involvement, at not being able to have meetings, activities, etc.   
❖ In 2022 we were awarded another ROSS Grant with HUD.  This grant began June 1, 2022 and end May 31, 

2025.   

Goal 5:  Expand the supply of affordable housing opportunities. 
❖ Under the Cumberland Housing Alliance, a program was created titled Cumberland Housing Revitalization 

Program (CHRP).  Under CHRP, blighted properties were transferred from land banks, City of Cumberland, 
etc., to the Alliance for the purpose of either rehabilitation or demolition followed by new home construction.  
Homes then are sold to low income households Only one property was completed and sold to a homeowner.  
Cumberland Housing Alliance completed the sale of 38 new homes in Cumberland.   

❖ Through the activities in the above paragraph, previously we received homes and land at no cost.  Due to 
increased home cost and only one property being finished, land has since been returned to the City of 
Cumberland. 

❖ The City of Cumberland donated properties to our non-profit 501c3 organization.  Due to increased cost to 
building materials, only one property was rehabbed and resold. 

❖ We awarded closing costs to eligible home purchasers. The closing cost grant funds were not renewed during 
COVID. 

Goal 6:  Seek out Local, State and Federal funding opportunities to assist in the agency mission. 
❖ Yearly Community Development Block Grant funding is applied for and received, for sidewalk and curb 

replacements. 
❖ Sidewalk and curb replacement around public housing developments have occurred in phases.  Planned 

accessibility sidewalk improvements will occur at Grande View. 
❖ Fort Cumberland Homes transitioned to RAD June 2020 and improvements were done.  Jane Frazier Village 

received two new playgrounds under grant funds. 
❖ Additional cameras have been installed, to give us broader coverage of the properties.  All unit apartment 

doors have been upgraded to a key that is only able to be duplicated by the Housing Authority. 
❖ One unit was rehabbed and sold to an income qualified family.   

Goal 7:  Pursue and implement administrative improvements. 
❖ Routine training on various housing and maintenance related topics have been conducted as well as 

certification for Property Management and REAC/NSPIRE certifications. 
❖ ACOP was last revised in 2020 and with HOTMA changes, a new Admissions and Continued Occupancy Policy 

are included in our Five Year Plan and Public Hearing.  Residential Lease Book incorporated House Rules to 
be an attachment to the Lease.  Other policies are reviewed periodically. 

❖ Planning and preparations for staff already retired were planned well in advance.  Future retirements within 
ten years will be another process. 
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