
 

 
 

RESIDENT ADVISORY COUNCIL AND PUBLIC INPUT MEETING FOR 
THE FYB2024-FYB2028 FIVE-YEAR PHA PLAN  
FOR THE BAY CITY HOUSING COMMISSION 

  

Thursday, May 15, 2025 at 5:00 PM 
315 14th Street Bay City, MI 48708 

 
This purpose of this meeting is to engage with members of the public and residents in the Public 
Housing Scattered Site Family Housing Program. The Housing Commission will present its 
FYB2024-FYB2028 Five-Year PHA Plan.  
 
The FYB2024-FYB2028 Five-Year PHA Plan is available for viewing at: 
www.baycityhousing.com.  
 
For anyone needing a hard copy of the FYB2024-FYB2028 Five-Year PHA Plan, please call 
Denise at (989) 892-9581 x102 to request a copy for mailing or pick up at our main office. 

 
 
 

http://www.baycityhousing.com/


BAY CITY HOUSING COMMISSION (MI024) 
FYB2024 - FYB2028 FIVE-YEAR PHA PLAN 

BAY CITY HOUSING COMMISSION 
315 14TH STREET 

BAY CITY, MICHIGAN 48708 
TELEPHONE: (989) 892-9581 

FACIMILE: (989)892-5815 

DRAFT PLAN 
FOR COMMENT ONLY
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A.1. PHA INFORMATION 
 

The Bay City Housing Commission is a public housing agency (PHA) created by the City of Bay 
City, pursuant to Michigan Public Act18. It serves as a conduit for funding and programs 
originating from the U. S. Department of Housing and Urban Development (HUD).  
 
Today, the Bay City Housing Commission operates three housing programs, two programs 
provide project based rental assistance for tenants that pay 30% of their income as their rental 
payment and one program is unrestricted. The Five-year PHA Plan addresses the Public Housing 
Program only.  However, to understand the full scope of operations, the reader should be 
aware of the total programmatic structure. 
 

1. Public Housing Program comprised of 193 single family houses and 2-unit buildings in a 
scattered site configuration located throughout Bay City neighborhoods. This portfolio 
received annual operating grants and capital funding grants for the public housing 
directly from HUD which, in turn, receives annual appropriations from the United States 
Congress. 
 
The conversion of the Public Housing units under the Rental Assistance Demonstration 
Program (RAD) is continuing. Land has been acquired and development plans for the 
first phase have received local entitlement approvals. The project was paused during the 
pandemic to allow time for construction costs to stabilize. Plans to fund demolition and 
abatement of site conditions are underway. Depending on the timing of completion of 
demolition of existing site structures and abatement, activity on the development plan 
for a 56-unit multifamily development will resume.  
 

2. Multifamily Program comprised of four high-rise buildings with a combined total of 527 
units. Two buildings are designated for the elderly and two for families. Each property 
has a stated preference for persons with disabilities. Within the multifamily program 
there are two subsets of properties characterized by the financial structure. Multifamily 
properties have entered into Housing Assistance Payment Contracts (HAP) with HUD to 
provide monthly contract rent to supplement the tenant paid portion of the total rent 
each month. 

 
a. Maplewood Manor was substantially rehabilitated in 2016 using Low Income 

Housing Tax Credits (LIHTC) through the Michigan State Housing Development 
Authority (MSHDA). It is owned by investors that purchased the LIHTCs to 
generate the funds for rehabilitation. The property is managed by the Bay City 
Housing Commission by virtue of Management and Operating Agreements with 
the investors. When LIHTCs are purchased by the investors, the investors have 
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the ability to select the asset and property management firm that operates the 
property. 

 
b. Smith Manor, Pine Towers and Maloney Manor are currently owned exclusively 

by the Bay City Housing Commission following the repositioning/restructuring 
pursuant to the Rental Assistance Demonstration Program (RAD). However, it is 
likely these properties will be restructured using LIHTCs or another financing 
facility within the coming five to seven years. 

 
3. Conventional Portfolio – This portfolio consists of six units (one 4-plex and 2 SFR). These 

units have no program restrictions, except the 4-plex building is master-leased to a 
community nonprofit organization that, in turn, provides housing to transitional low-
income individuals. The two single family houses are typically leased to Section 8 
voucher holders through BECKA Management Group. BECKA Management Group is a 
housing agent through the Michigan State Housing Development Authority (MSHDA).  
 

4. Housing Choice Vouchers (HCV) – The Bay City Housing Commission does not 
administer an HCV program. 

 
Despite the preponderance of federal and state agencies, investor, and regulatory agencies 
with jurisdiction over the operations of the PHA, the Bay City Housing Commission is the 
organization tasked to represent the interest of citizens within its housing area and to support 
the City of Bay City’s community development efforts. The mission and vision of the Bay City 
Housing Commission reflects the dedication its Board and staff have for serving the community. 
This Five-year PHA Plan follows the reporting framework provided in the HUD Form 50075-SM. 
 
HOUSING NEEDS (Section 10.0 of the PHA Annual Plan) 
 
On March 2, 2020, Shaw Research and Consulting, LLC completed a Rental Housing Market 
Feasibility Analysis of Bay City Michigan for the Bay City Housing Commission. A prior report 
had also been published in 2018. The conclusion from both reports calculated an increasing 
demand for affordable housing with approximately half the projected demand being for 
subsidized housing. The total projected demand in 2020 was 1,129 units. Notwithstanding that 
the Shaw Research and Consulting Report is now three years old, the conclusions continue to 
be relevant, if not under-estimated. 
 
As of March 17, 2025, the portfolio of public housing units in Bay City averages a 98.4+% 
physical occupancy with the entire portfolio averaging 99.2% physical occupancy. Currently 
there is a total of 602 applicants on the combined wait lists. There are 298 applications on the 
wait list for public housing with another 299 on wait list for the Multifamily Program. 



 

                                                                                                 Page 1 of 1                                      form HUD-50077-SL (3/31/2024) 

Certification by State or Local U. S Department of Housing and Urban Development 
Official of PHA Plans Consistency  Office of Public and Indian Housing 
with the Consolidated Plan or                                                                    OMB No. 2577-0226 
State Consolidated Plan Expires 3/31/2024 
(All PHAs)  

Certification by State or Local Official of PHA Plans  
Consistency with the Consolidated Plan or State Consolidated Plan 

I, ______________________________, the _____________________________________ 
                         Official’s Name                                                    Official’s Title 
 
certify that the 5-Year PHA Plan for fiscal years ______ and/or Annual PHA Plan for fiscal 
year _______ of the ____________________________________________ is consistent with the 
                                                                                            PHA Name 
 
Consolidated Plan or State Consolidated Plan including the Analysis of Impediments (AI) to Fair 
Housing Choice or Assessment of Fair Housing (AFH) as applicable to the 
 
 
 
 
City of Bay City, Michigan 
 ______________________________________________________________________________ 

Local Jurisdiction Name 
 
pursuant to 24 CFR Part 91 and 24 CFR § 903.15. 
 
Provide a description of how the PHA Plan’s contents are consistent with the Consolidated Plan or 
State Consolidated Plan. 
 
 
 
 

I hereby certify that all the information stated herein, as well as any information provided in the accompaniment herewith, is true and accurate. Warning:  HUD will 
prosecute false claims and statements. Conviction may result in criminal and/or civil penalties.  (18 U.S.C. 1001, 1010, 1012; 31 U.S.C. 3729, 3802) 

       
Name of Authorized Official:                     Title: 
 
 
 
 
Signature:                       Date: 
 
 
The United States Department of Housing and Urban Development is authorized to solicit the information requested in this form by virtue of Title 12, U.S. 
Code, Section 1701 et seq., and regulations promulgated thereunder at Title 12, Code of Federal Regulations.  Responses to the collection of information 
are required to obtain a benefit or to retain a benefit.  The information requested does not lend itself to confidentiality.  This information is collected to 
ensure consistency with the consolidated plan or state consolidated plan. 
 
Public reporting burden for this information collection is estimated to average 0.16 hours per year per response, including the time for reviewing 
instructions, searching existing data sources, gathering and maintaining the data needed, and completing and reviewing the collection of information. HUD 
may not collect this information, and respondents are not required to complete this form, unless it displays a currently valid OMB Control Number.   
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C.4. Challenged Elements.  



 

 
Assessing Strategies and Plans  

For Affirmatively Furthering Fair Housing 
March 20, 2025 

 
D.1 Affirmatively Furthering Fair Housing (AFFH). 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).  
 
Strategic Goal #1: Optimize PHA Performance: Maintain the highest possible standard of 
quality in the PHA’s Housing Inventory with a Physical Occupancy at 99% or better. 
"Physician, heal thyself"1 may be the most appropriate historical reference to apply to the issues of 
Fair Housing. The Bay City Housing Commission’s first priority is to be introspective and 
pragmatic about the effectiveness of its own programs. Maintaining fair access to good, safe housing 
for all its applicants and managing fair and equitable programming throughout its operations for its 
tenants is always the top priority and strategy for demonstrating commitment to AFFH practices in 
the community. 
 
Currently, the Bay City Housing Commission (PHA) has not identified any barriers to any segment 
of the population to access its portfolio of public and affordable housing. The PHA does maintain 
owner preferences and suitability requirements that are consistent with HUD guidelines for such 
criteria. Furthermore, the PHA monitors its targeted populations to aid in anticipating disparities 
between the demographic makeup in the community and its tenant base and adjust its marketing 
accordingly. The basic tenets of a fair housing assessment include the following elements2: 
 
Strategic Goal #2: Educate PHA Staff and Support Community Engagement and Education 
Around AFFH Issues.  
The PHA provides regular fair housing training for its staff. Additionally, the PHA participates in Fair 
Housing symposiums and presentations of Consolidated Plans with the City of Bay City with Legal 
Services of Eastern Michigan. including holding public meetings annually with its public housing 
scattered site tenants to discuss issues and receive suggestions from the community. 
 
Strategic Goal # 3: Assess Fair Housing Issues: Identify and Prioritize Contributing Factors  
Awareness of contributing factors in the PHA’s service areas (Bay City, MI.) serves to elevate the 
standards for the entire community, ensuring each household needing safe and affordable housing has 
equal access. The PHA’s shall partner with the City of Bay City whenever possible to survey and 
identify factors contributing to a lack of fair housing in the market.  

 
1 Bible, Luke 4:23. “Physician, heal thyself” (Latin: Medice, cura te ipsum) is a proverb used in literary texts from at least 
the 6th century B.C. The moral of the proverb is that physicians should care for themselves in order to better care for the 
illnesses of others 
2 AFFH FACT SHEET:  THE FAIR HOUSING PLANNING PROCESS UNDER THE AFFH RULE 
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Systemic Issues: In most markets there are identifiable managers and landlords that operate at the 
bottom of the spectrum of quality, safe and housing. These lower-tiered landlords make their markets 
serving a segment of the population that is oftentimes inaccessible to housing by a lack of income, 
poor landlord history, lack of family or community support systems, racism and other forms of bias 
and discrimination, chronic mental and physical health issues not sufficiently addressed or treated. 
These conditions all contribute to unfair and predatory treatment of those households that “fall 
through the cracks” of our society. In the final analysis, Fair Housing is an ownership responsibility. 
All a community can do is to regularly monitor and inspect the quality of all its housing, requiring 
minimum standards for habitability. Landlord’s must be held accountable to Federal, state and local 
laws applicable property management and occupancy laws.  

Macro-view of Assessing Fair Housing:  

It is a commonly expressed view that there is insufficient affordable housing in the country to address 
the critical needs, much less the total need. This holds true in the Bay City market as well. The 
concept of “fair access to affordable housing” is shaped by the programmatic and economic 
limitations within the marketplace, not all of which can be considered systemically unfair. Fair and 
open access to affordable housing is directly impacted by household income, quantity and quality of 
housing inventories. The best we can strive to achieve are communities where there is fair and equal 
access to the housing each household has the capacity to afford without being brutally “housing cost 
burdened”. The contributing issues to systemic or situational bias are: lack of integration based on 
race, color, religion, sex, familial status, national origin, and disability; racially or ethnically 
concentrated areas of poverty (R/ECAPs) within the jurisdiction and region; disparities in access to 
opportunity for any protected class within the jurisdiction and region; and disproportionate housing 
needs for any protected class within the jurisdiction and region. These conditions would likely exist 
in far fewer numbers if we could somehow separate systemic barriers from general economic and 
market conditions. 

Notwithstanding progress in combatting some types of housing discrimination, the systemic and 
pervasive residential segregation that was historically sanctioned (and even worsened) by Federal, 
State, and local law, and that the Fair Housing Act was meant to remedy has persisted to this day. In 
countless communities throughout the United States, people of different races still reside separate 
and apart from each other in different neighborhoods, often due to past government policies and 
decisions. Those neighborhoods have very different and unequal access to basic infrastructure 
(streets, sidewalks, clean water, and sanitation systems) and other things that every thriving 
community needs, such as access to affordable and accessible housing, public transportation, 
grocery and retail establishments, health care, and educational and employment opportunities—
frequently because government itself has intentionally denied resources to the neighborhoods where 
communities of color live. And this segregation is perpetuated by policies that effectively preclude 
mobility to neighborhoods where opportunity is greater. 
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Moreover, inequities in real housing choice do not exist solely on race or color lines, but across all 
the classes the Fair Housing Act protects. Individuals with disabilities too frequently are excluded 
not just from buildings but from whole communities because of lack of accessible and affordable 
housing. The widespread lack of quality affordable housing shuts out families with children and 
members of other protected class groups.3 

Strategic Goal #4: Set Fair Housing Goals and Priorities: The PHA’s Core Organizational Goals 
stated in its PHA Plans have been synergistically designed to provide an effective path forward for 
the organization. The core objectives affirm reflect the need to have Fair Housing practices in the 
forefront: 

a. PHA Goal #1: Optimize Performance 
b. PHA Goal #2: Assure Fair Housing Policies, Programs and Practices  
c. PHA Goal #3: Address Community Housing Needs 

 
3 Affirmatively Furthering Fair Housing: A Proposed Rule by the Housing and Urban Development Department 
on 02/09/2023 
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