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PHA 5-Year and 
Annual Plan 

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

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

 
1.0 
 

PHA Information 
PHA Name: _____________________________________________________________________ PHA Code: _______________ 
PHA Type:       Small                   High Performing                         Standard                      HCV (Section 8) 
PHA Fiscal Year Beginning: (MM/YYYY): ______________  
 

2.0 
 

Inventory (based on ACC units at time of FY beginning in 1.0 above) 
Number of PH units: _________________                                  Number of HCV units: _____________ 
  

3.0 
 

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

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

No. of Units in Each 
Program Participating PHAs  PHA  

Code 
Program(s) Included in the 
Consortia 

Programs Not in the 
Consortia PH HCV 

PHA 1:       
PHA 2:      

 

PHA 3:      
5.0 
 

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

5.1 Mission.  State the PHA’s Mission for serving the needs of low-income, very low-income, and extremely low income families in the PHA’s 
jurisdiction for the next five years: 
 
 
 

5.2 
 

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

6.0 
 
 
 
 
 

PHA Plan Update 
 
(a)  Identify all  PHA Plan elements that have been revised by the PHA since its last Annual Plan submission: 
 
 
 
 
 
 
(b)  Identify the specific location(s) where the public may obtain copies of the 5-Year and Annual PHA Plan. For a complete list of PHA Plan 

elements, see Section 6.0 of the instructions. 
 
 
 
 
 
 

7.0 
 
 

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

8.0 
 

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

8.1 

 

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

8.2 
 
 

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

8.3 
 
 

Capital Fund Financing Program (CFFP).   
 Check if the PHA proposes to use any portion of its Capital Fund Program (CFP)/Replacement Housing Factor (RHF) to repay debt incurred to 

finance capital improvements. 
 

                                                                                                        Page 1 of 2                                                      form HUD-50075 (4/2008) 



 

______________________________________________________________________________ 
                                                                                                        Page 2 of 2                                                      form HUD-50075 (4/2008) 

 

9.0 
 
 
 
 
 

Housing Needs.  Based on information provided by the applicable Consolidated Plan, information provided by HUD, and other generally available 
data, make a reasonable effort to identify the housing needs of the low-income, very low-income, and extremely low-income families who reside in 
the jurisdiction served by the PHA, including elderly families, families with disabilities, and households of various races and ethnic groups, and 
other families who are on the public housing and Section 8 tenant-based assistance waiting lists. The identification of housing needs must address 
issues of affordability, supply, quality, accessibility, size of units, and location.  
 

9.1  
 
 
 

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

10.0 
 
 
 
 
 
 

Additional Information.  Describe the following, as well as any additional information HUD has requested.   
 
(a)  Progress in Meeting Mission and Goals.  Provide a brief statement of the PHA’s progress in meeting the mission and goals described in the 5-  
      Year Plan.   
 
 
 
 
 
 
 
 
 
 
(b)  Significant Amendment and Substantial Deviation/Modification.  Provide the PHA’s definition of “significant amendment” and “substantial  
      deviation/modification” 
 
 
 
 
 
 
 
 
 
 
 
 

 
11.0 
 
 
 
 
 

Required Submission for HUD Field Office Review.   In addition to the PHA Plan template (HUD-50075), PHAs must submit the following 
documents.  Items (a) through (g) may be submitted with signature by mail or electronically with scanned signatures, but electronic submission is 
encouraged.  Items (h) through (i) must be attached electronically with the PHA Plan.  Note:  Faxed copies of these documents will not be accepted 
by the Field Office. 
 
(a)  Form HUD-50077, PHA Certifications of Compliance with the PHA Plans and Related Regulations (which includes all  certifications relating 

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

Plan.  PHAs must also include a narrative describing their analysis of the recommendations and the decisions made on these recommendations. 
(g)  Challenged Elements 
(h)  Form HUD-50075.1, Capital Fund Program Annual Statement/Performance and Evaluation Report (PHAs receiving CFP grants only) 
(i)  Form HUD-50075.2, Capital Fund Program Five-Year Action Plan (PHAs receiving CFP grants only) 
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_______________________________________________________________________________________________________________________________________ 
This information collection is authorized by Section 511 of the Quality Housing and Work Responsibility Act, which added a new section 5A to the U.S. Housing Act 
of 1937, as amended, which introduced 5-Year and Annual PHA Plans. 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 and strategies for serving the needs of low-income and very low-income families.  This form is to be used by all PHA types for submission 
of the 5-Year and Annual Plans to HUD.  Public reporting burden for this information collection is estimated to average 12.68 hours 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. 
 
Privacy Act Notice.  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 
________________________________________________________________________________________________________________________ 

Instructions form HUD-50075 
 
Applicability.  This form is to be used by all Public Housing Agencies 
(PHAs) with Fiscal Year beginning April 1, 2008 for the submission of their 
5-Year and Annual Plan in accordance with 24 CFR Part 903.  The previous 
version may be used only through April 30, 2008. 
 
1.0 PHA Information 
Include the full PHA name, PHA code, PHA type, and PHA Fiscal Year 
Beginning (MM/YYYY). 

 
2.0 Inventory 
Under each program, enter the number of Annual Contributions Contract 
(ACC) Public Housing (PH) and Section 8 units (HCV). 

 
3.0 Submission Type 
Indicate whether this submission is for an Annual and Five Year Plan, Annual 
Plan only, or 5-Year Plan only. 

 
4.0 PHA Consortia  
Check box if submitting a Joint PHA Plan and complete the table. 

 
5.0 Five-Year Plan  
Identify the PHA’s Mission, Goals and/or Objectives (24 CFR 903.6).  
Complete only at 5-Year update. 
 

5.1  Mission. A statement of the mission of the public housing agency 
for serving the needs of low-income, very low-income, and extremely 
low-income families in the jurisdiction of the PHA during the years 
covered under the plan. 

 
5.2  Goals and Objectives. Identify quantifiable goals and objectives 
that will enable the PHA to serve the needs of low income, very low-
income, and extremely low-income families.  

 
6.0 PHA Plan Update.  In addition to the items captured in the Plan 

template, PHAs must have the elements listed below readily available to 
the public.  Additionally, a PHA must: 

 
(a)  Identify specifically which plan elements have been revised 

since the PHA’s prior plan submission. 
 

(b) Identify where the 5-Year and Annual Plan may be obtained by 
the public.  At a minimum, PHAs must post PHA Plans, 
including updates, at each Asset Management Project (AMP) 
and main office or central off ice of the PHA.  PHAs are 
strongly encouraged to post complete PHA Plans on its official 
website.  PHAs are also encouraged to provide each resident 
council a copy of its 5-Year and Annual Plan. 

 
 PHA Plan Elements. (24 CFR 903.7) 
 

1. Eligibility, Selection and Admissions Policies, including 
Deconcentration and Wait List Procedures.  Describe 
the PHA’s policies that govern resident or tenant 
eligibility, selection and admission including admission 
preferences for both public housing and HCV and unit 
assignment policies for public housing; and procedures for 
maintaining waiting lists for admission to public housing 
and address any site-based waiting lists. 

 

2. Financial Resources.  A statement of financial resources, 
including a listing by general categories, of the PHA’s 
anticipated resources, such as PHA Operating, Capital and 
other anticipated Federal resources available to the PHA, 
as well as tenant rents and other income available to 
support public housing or tenant-based assistance.  The 
statement also should include the non-Federal sources of 
funds supporting each Federal program, and state the 
planned use for the resources. 

 
3. Rent Determination.  A statement of the policies of the 

PHA governing rents charged for public housing and HCV 
dwelling units.  

 
4. Operation and Management.  A statement of the rules, 

standards, and policies of the PHA governing maintenance  
management of housing owned, assisted, or operated by 
the public housing agency (which shall include measures 
necessary for the prevention or eradication of pest 
infestation, including cockroaches), and management of 
the PHA and programs of the PHA. 

 
5. Grievance Procedures.  A description of the grievance 

and informal hearing and review procedures that the PHA 
makes available to its residents and applicants. 

 
6. Designated Housing for Elderly and Disabled Families.  

With respect to public housing projects owned, assisted, or 
operated by the PHA, describe any projects (or portions 
thereof), in the upcoming fiscal year, that the PHA has 
designated or will apply for designation for occupancy by 
elderly and disabled families.  The description shall 
include the following information:  1) development name 
and number; 2) designation type; 3) application status; 4) 
date the designation was approved, submitted, or planned 
for submission, and; 5) the number of units affected. 

 
7. Community Service and Self-Sufficiency.  A description 

of:  (1) Any programs relating to services and amenities 
provided or offered to assisted families; (2) Any policies 
or programs of the PHA for the enhancement of the 
economic and social self-sufficiency of assisted families, 
including programs under Section 3 and FSS; (3) How the 
PHA will comply with the requirements of community 
service and treatment of income changes resulting from 
welfare program requirements.  (Note:  applies to only 
public housing).   

 
8.   Safety and Crime Prevention.  For public housing only, 

describe the PHA’s plan for safety and crime prevention to 
ensure the safety of the public housing residents.  The 
statement must include:  (i) A description of the need for 
measures to ensure the safety of public housing residents; 
(ii) A description of any crime prevention activities 
conducted or to be conducted by the PHA; and (iii) A 
description of the coordination between the PHA and the 
appropriate police precincts for carrying out crime 
prevention measures and activities. 
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9. Pets.  A statement describing the PHAs policies and 
requirements pertaining to the ownership of pets in public 
housing. 

 
10. Civil Rights Certification.  A PHA will be considered in 

compliance with the Civil Rights and AFFH Certification 
if: it can document that it examines its programs and 
proposed programs to identify any impediments to fair 
housing choice within those programs; addresses those 
impediments in a reasonable fashion in view of the 
resources available; works with the local jurisdiction to 
implement any of the jurisdiction’s initiatives to 
affirmatively further fair housing; and assures that the 
annual plan is consistent with any applicable Consolidated 
Plan for its jurisdiction. 

 
11. Fiscal Year Audit.  The results of the most recent fiscal 

year audit for the PHA. 
 
12. Asset Management.  A statement of how the agency will 

carry out its asset management functions with respect to 
the public housing inventory of the agency, including how 
the agency will plan for the long-term operating, capital 
investment, rehabilitation, modernization, disposition, and 
other needs for such inventory. 

 
13. Violence Against Women Act (VAWA).  A description 

of:  1) Any activities, services, or programs provided or 
offered by an agency, either directly or in partnership with 
other service providers, to child or adult victims of 
domestic violence, dating violence, sexual assault, or 
stalking; 2) Any activities, services, or programs provided 
or offered by a PHA that helps child and adult victims of 
domestic violence, dating violence, sexual assault, or 
stalking, to obtain or maintain housing; and 3) Any 
activities, services, or programs provided or offered by a 
public housing agency to prevent domestic violence, 
dating violence, sexual assault, and stalking, or to enhance 
victim safety in assisted families. 

 
7.0 Hope VI, Mixed Finance Modernization or Development, 

Demolition and/or Disposition, Conversion of Public Housing, 
Homeownership Programs, and Project-based Vouchers 

 
(a) Hope VI or Mixed Finance Modernization or Development.  

1) A description of any housing (including project number (if 
known) and unit count) for which the PHA will apply for HOPE 
VI or Mixed Finance Modernization or Development; and 2) A 
timetable for the submission of applications or proposals. The 
application and approval process for Hope VI, Mixed Finance 
Modernization or Development, is a separate process. See 
guidance on HUD’s website at: 
http://www.hud.gov/offices/pih/programs/ph/hope6/index.cfm 

 
(b) Demolition and/or Disposition.  With respect to public housing 

projects owned by the PHA and subject to ACCs under the Act: 
(1) A description of any housing (including project number and 
unit numbers [or addresses]), and the number of affected units 
along with their sizes and accessibility features) for which the 
PHA will apply or is currently pending for demolition or 
disposition; and (2) A timetable for the demolition or 
disposition. The application and approval process for demolition 
and/or disposition is a separate process. See guidance on HUD’s 
website at: 
http://www.hud.gov/offices/pih/centers/sac/demo_dispo/index.c
fm 
Note: This statement must be submitted to the extent that 
approved and/or pending demolition and/or disposition has 
changed. 

    
(c) Conversion of Public Housing.  With respect to public 

housing owned by a PHA:  1) A description of any building 
or buildings (including project number and unit count) that 
the PHA is required to convert to tenant-based assistance or 

that the public housing agency plans to voluntarily convert; 
2) An analysis of the projects or buildings required to be 
converted; and 3) A statement of the amount of assistance 
received under this chapter to be used for rental assistance or 
other housing assistance in connection with such conversion.  
See guidance on HUD’s website at: 
http://www.hud.gov/offices/pih/centers/sac/conversion.cfm 

 
(d) Homeownership.  A description of any homeownership 

(including project number and unit count) administered by 
the agency or for which the PHA has applied or will apply 
for approval. 

 
(e) Project-based Vouchers. If the PHA wishes to use the 

project-based voucher program, a statement of the projected 
number of project-based units and general locations and how 
project basing would be consistent with its PHA Plan.  

 
8.0 Capital Improvements.  This section provides information on a PHA’s 

Capital Fund Program.  With respect to public housing projects owned, 
assisted, or operated by the public housing agency, a plan describing the 
capital improvements necessary to ensure long-term physical and social 
viability of the projects must be completed along with the required 
forms.  Items identified in 8.1 through 8.3, must be signed where 
directed and transmitted electronically along with the PHA’s Annual 
Plan submission. 

 
8.1 Capital Fund Program Annual Statement/Performance and 

Evaluation Report.  PHAs must complete the Capital Fund 
Program Annual Statement/Performance and Evaluation Report 
(form HUD-50075.1), for each Capital Fund Program (CFP) to be 
undertaken with the current year’s CFP funds or with CFFP 
proceeds.  Additionally, the form shall be used for the following 
purposes: 

 
(a) To submit the initial budget for a new grant or CFFP;  
 
(b) To report on the Performance and Evaluation Report progress 

on any open grants previously funded or CFFP; and  
 
(c) To record a budget revision on a previously approved open 

grant or CFFP, e.g., additions or deletions of work items, 
modification of budgeted amounts that have been undertaken 
since the submission of the last Annual Plan.  The Capital 
Fund Program Annual Statement/Performance and 
Evaluation Report must be submitted annually.  

 
Additionally, PHAs shall complete the Performance and 
Evaluation Report section (see footnote 2) of the Capital Fund 
Program Annual Statement/Performance and Evaluation (form 
HUD-50075.1), at the following times: 
 

1. At the end of the program year; until the program is 
completed or all funds are expended; 

 
2. When revisions to the Annual Statement are made, 

which do not require prior HUD approval, (e.g., 
expenditures for emergency work, revisions resulting 
from the PHAs application of fungibility); and  

 
3. Upon completion or termination of the activities funded 

in a specific capital fund program year. 
 

 8.2 Capital Fund Program Five-Year Action Plan 
 

PHAs must submit the Capital Fund Program Five-Year Action 
Plan (form HUD-50075.2) for the entire PHA portfolio for the first 
year of participation in the CFP and annual update thereafter to 
eliminate the previous year and to add a new fifth year (rolling 
basis) so that the form always covers the present five-year period 
beginning with the current year.   

 
8.3 Capital Fund Financing Program (CFFP).  Separate, written 

HUD approval is required if the PHA proposes to pledge any 

http://www.hud.gov/offices/pih/programs/ph/hope6/index.cfm
http://www.hud.gov/offices/pih/centers/sac/demo_dispo/index.cfm
http://www.hud.gov/offices/pih/centers/sac/demo_dispo/index.cfm
http://www.hud.gov/offices/pih/centers/sac/conversion.cfm
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portion of its CFP/RHF funds to repay debt incurred to finance 
capital improvements.  The PHA must identify in its Annual and 5-
year capital plans the amount of the annual payments required to 
service the debt.  The PHA must also submit an annual statement 
detailing the use of the CFFP proceeds.  See guidance on HUD’s 
website at: 
http://www.hud.gov/offices/pih/programs/ph/capfund/cffp.cfm 

 
9.0 Housing Needs.  Provide a statement of the housing needs of families 

residing in the jurisdiction served by the PHA and the means by which 
the PHA intends, to the maximum extent practicable, to address those 
needs. (Note:  Standard and Troubled PHAs complete annually; Small 
and High Performers complete only for Annual Plan submitted with the 
5-Year Plan). 

 
9.1   Strategy for Addressing Housing Needs.  Provide a description of 

the PHA’s strategy for addressing the housing needs of families in 
the jurisdiction and on the waiting list in the upcoming year.  
(Note:  Standard and Troubled PHAs complete annually; Small 
and High Performers complete only for Annual Plan submitted 
with the 5-Year Plan). 

 
10.0  Additional Information.  Describe the following, as well as any 

additional information requested by HUD: 
 

(a) Progress in Meeting Mission and Goals.  PHAs must 
include (i) a statement of the PHAs progress in meeting the 
mission and goals described in the 5-Year Plan; (ii) the basic 
criteria the PHA will use for determining a significant 
amendment from its 5-year Plan; and a significant 
amendment or modification to its 5-Year Plan and Annual 
Plan.  (Note:  Standard and Troubled PHAs complete 
annually; Small and High Performers complete only for 
Annual Plan submitted with the 5-Year Plan). 

 
(b) Significant Amendment and Substantial 

Deviation/Modification.  PHA must provide the definition 
of “significant amendment” and “substantial 
deviation/modification”.  (Note:  Standard and Troubled 
PHAs complete annually; Small and High Performers 
complete only for Annual Plan submitted with the 5-Year 
Plan.) 

 
 (c)  PHAs must include or reference any applicable memorandum 

of agreement with HUD or any plan to improve performance.  
(Note:  Standard and Troubled PHAs complete annually). 

 
11.0  Required Submission for HUD Field Office Review.  In order to be a 

complete package, PHAs must submit items (a) through (g), with 
signature by mail or electronically with scanned signatures.  Items (h) 
and (i) shall be submitted electronically as an attachment to the PHA 
Plan. 

 
(a) Form HUD-50077, PHA Certifications of Compliance with 

the PHA Plans and Related Regulations 
 

(b) Form HUD-50070, Certification for a Drug-Free Workplace 
(PHAs receiving CFP grants only) 

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

Federal Transactions (PHAs receiving CFP grants only) 
 
(d) Form SF-LLL, Disclosure of Lobbying Activities (PHAs 

receiving CFP grants only) 
 

(e) Form SF-LLL-A, Disclosure of Lobbying Activities 
Continuation Sheet (PHAs receiving CFP grants only) 
 

(f)  Resident Advisory Board (RAB) comments. 
 
(g) Challenged Elements. Include any element(s) of the PHA 

Plan that is challenged. 
 
(h) Form HUD-50075.1, Capital Fund Program Annual 

Statement/Performance and Evaluation Report (Must be 
attached electronically for PHAs receiving CFP grants 
only).  See instructions in 8.1. 

 
(i)  Form HUD-50075.2, Capital Fund Program Five-Year 

Action Plan (Must be attached electronically for PHAs 
receiving CFP grants only).  See instructions in 8.2. 

 

 

http://www.hud.gov/offices/pih/programs/ph/capfund/cffp.cfm


HOUSING AUTHORITY OF GLOUCESTER COUNTY 
 

INDEX OF ATTACHMENTS TO 2010 ANNUAL PLAN 
SECTION 6 THROUGH 10 

FORM HUD-50075 
 

The following is an index of files attached to the PHA Plan for FYE 
12/31/2010 and the corresponding reference to the appropriate section of 
the form. 
 
6.0  PHA Plan update 
 PHA Plan elements 
 

1. Eligibility, Selection and Admission Policies, including 
Deconcentration and Wait List Procedures 
 
Section 8 – See pages 4-14 of the Section 8 Administrative 
Plan 
Public Housing – See pages 2-10 of the Public Housing 
Admissions and Continued Occupancy Policy 

 
2. Financial Resources – See estimated Statement of Financial 

Resources 

3. Rent Determination  
Section 8 – See pages 13-18 of the Section 8 Administrative 
Plan 
Public Housing – See pages14-18 of the Public Housing 
Admissions & Continued Occupancy Policy 
 

4. Operations and Management 
Section 8 – See the Section 8 Administrative Plan 
Public Housing - See the Public Housing Admissions & 
Continued Occupancy Policy 
 

5. Grievance Procedures 
See Summaries of the Grievance Procedures Policy and the 
One Strike & You’re Out Policy for both Section 8 and 
Public Housing Programs 



6. Designated Housing for Elderly and Disabled Families 
Public Housing - See Exhibit 4 of the Public Housing 
Admissions & Continued Occupancy Policy 
 

7. Community Services and Self-Sufficiency 
Public Housing – See statement regarding the 
Implementation of Public Housing Resident Community 
Service Requirements 
 

8. Safety and Crime Prevention 
Public Housing - See Statement Regarding Safety & Crime 
Prevention in the Public Housing Program 
 

9. Pets 
Public Housing – See summary of Pet Policy 
 

10. Civil Rights Certification 
Section 8 - See the Statement on Affirmatively Furthering Fair 
Housing and the Equal Opportunity Housing Plan 
Public Housing – See Page 2 of the Admissions & 
Continued Occupancy Policy 
 

11. Fiscal Year Audit 
The audit for the FYE 12/31/08contained an unqualified 
opinion and one immaterial finding of noncompliance.  It was 
performed by Bowman & Company, LLP Certified Public 
Accountants & Consultants. 
 

12. Asset Management 
See the attached statement regarding ASSET 
MANAGEMENT 
 

13. Violence Against Women Act 
See the attached statement regarding VAWA. 

7.0 Hope VI, Mixed Finance Modernization or Development 
Demolition and/or Disposition, Conversion of Public Housing, 
Homeownership Programs, and Project-based Vouchers 

 
(a) Hope VI or Mixed Finance Modernization or Development 



Not Applicable 
(b) Demolition and/or Disposition 

Not Applicable 
 

(c) Conversion of Public Housing 
(d) Not Applicable 

 
(e) Homeownership 

Section 8 – The Authority has permission from HUD to 
designate up to 25 Housing Choice Vouchers for 
Homeownership.  Currently, there are 11 homeowners under 
contract.  See pages 27-43 of the Section 8 Administrative Plan 
for the policy. 
Public Housing – N/A -The Authority does not administer a 
homeownership option in the Public Housing Program 
 

(f) Project-based Vouchers 
Not Applicable 
 

8.0  Capital Improvements 
 See required forms attached. 
 
9.0 Housing Needs 
 See attached summary. 
 
10.0 Additional Information 
 (a) Progress in Meeting Mission & Goals 

See attached summary. 
(b) Significant Amendment and Substantial 

Deviation/Modification 
 See attached description. 
 (c) Memorandum of Agreement 
 Not Applicable  
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ADMISSIONS AND CONTINUED OCCUPANCY POLICY

1. OBJECTIVE

The objective of the Public Housing Program is to house extremely low, very low, and low
income families in decent, safe, and sanitary housing. The Housing Authority of Gloucester
County owns and manages such housing. The Public Housing Program is intended to promote
an environment for such lower income families, which is conducive to healthful living and is
based on nondiscrimination on the basis of race, color, creed, national origin, age, sex, or
disability.

This policy is intended to provide the general administration of the Program and specific
guidance on items where the Authority has discretion in setting policy. If there is any conflict
between this policy and laws or regulations, the laws and regulations will prevail.

Throughout this document, the Housing Authority of Gloucester County shall be referred to as
the “Authority” and the United States Department of Housing and Urban Development shall
be referred to as “HUD”. Additionally, the term “Program” shall be intended to represent the
Public Housing Program.

The Authority owns and manages three Public Housing Projects and has followed a
philosophy which concentrates the elderly in a multifamily setting, while scattering families so
that their subsidy is "invisible”. Please also refer to Exhibit 1, which is a formal statement by
the Authority concerning deconcentration.

A description of each project and their respective locations are as follows.

Project 204-1 – This project consists of a total of 62 scattered site single family homes; of which
6 are two bedroom, 46 are three bedroom, and 10 are four bedroom units. These homes are
widely scattered throughout Gloucester County. They are located in middle income
neighborhoods where nearly all households have income from employment and there are no
concentrations of poverty.

Project 204-3 – This project, known as Carino Park Apartments, is a multifamily dwelling
consisting of 100 one bedroom units for the elderly, near elderly, and a limited number of
disabled families. One of the units is reserved for a resident superintendent.

Project 204-4 – This project, known as Deptford Park Apartments, is a multifamily dwelling
consisting of 100 one bedroom units for the elderly and a limited number of disabled families.
One of the units is reserved for a resident superintendent.

2. FAIR HOUSING
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It is the policy of the Authority to comply fully with all Federal, State, and local
nondiscrimination laws; the Americans with Disabilities Act; and the U.S. Department of
Housing and Urban Development regulations governing Fair Housing and Equal Opportunity.

No person shall, on the grounds of race, color, sex, religion, national or ethnic origin, familial
status, or disability be excluded from participation in, be denied the benefits of, or be
otherwise be subjected to discrimination under the Authority’s programs.

To further its commitment to full compliance with applicable Civil Rights laws, the Authority
will provide Federal/State/local information to applicants/tenants of the Program regarding
discrimination and any recourse available to them if they believe they may be victims of
discrimination. Such information will be made available with the application and all
applicable Fair Housing Information and Discrimination Complaint Forms, specifically HUD
903.1 (11/97), will be available at the Authority’s main office. In addition, all written
information and advertisements will contain the appropriate Equal Opportunity language and
logo.

The Authority will assist any family that believes they have suffered illegal discrimination by
providing them copies of the appropriate housing discrimination forms. The Authority will
also assist them in completing the forms if requested, and will provide them with the address of
the nearest HUD office of Fair Housing and Equal Opportunity.

3. POLICIES, RULES AND REGULATIONS

Policies and policy changes shall be submitted to the HUD Area Office for review and approval
as necessary.

The Authority will post, in a conspicuous place and at a height easily read by all persons,
including persons with mobility disabilities, the statement of items that are available upon
request. Please refer to Exhibit 2. Additionally, the following are also posted in the same
manner.

1) Fair Housing Poster;
2) Equal Opportunity in Employment Poster; and
3) Any current Authority notices.

4. RECEIPT AND INITIAL PROCESSING OF PRE-APPLICATIONS

The Authority will accept pre-applications for assistance on an ongoing basis between 8:00 am
and 5:00 pm on regular business days. The pre-applications may be received by mail, the
internet or in person at the following locations:

The Housing Authority of Gloucester County – Main Office
100 Pop Moylan Blvd, Deptford, New Jersey 08096

Carino Park Apts.



9/03; REV. 8/05

3

100 Chestnut Street, Williamstown, New Jersey 08094
Colonial Park Apts.

401 S. Evergreen Avenue, Woodbury, New Jersey 08096

These pre-applications will contain sufficient information for the Authority to make
preliminary determinations of eligibility and local preference status. The pre-applications will
be date and time stamped upon receipt by the Authority. If the pre-application does not
contain sufficient information to make a preliminary determination of eligibility, the applicant
will be notified to submit the needed information. The date and time stamp utilized for
placement on the waiting list is based on a properly completed pre-application.

The head of the applicant family on the pre-application will be assigned a sequential “client
number” and placed on the appropriate waiting list(s). All applicants will have the
opportunity to apply for any applicable program administered by the Authority.

Applicants will be mailed a confirmation of receipt of their pre-applications after their names
are placed on the waiting list. This confirmation will include their “client number” and an
estimate of when the applicant can expect to be offered housing.

If the information on the pre-application shows the applicant to be obviously ineligible, the
confirmation letter will state the reasons for the determination of ineligibility and offer the
applicant the opportunity for an informal hearing.

Persons with disabilities who require a reasonable accommodation in completing an
application may contact the Authority to make special arrangements.

5. ORGANIZATION AND SELECTION FROM WAITING LIST

All registrants will be placed on the waiting list based on the date and time of application.
There will be one waiting list maintained for each bedroom size (1 bedroom through 4
bedrooms).

The waiting lists will be assembled in sequential order by date and time of registration, with
annual income and any special needs (such as barrier free access) indicated.

A local preference will be given to applicants, whose head or spouse at the time of registration,
are residents of, working, or hired to work in the operating jurisdiction of the Authority.
Please note the following with respect to specifically how the local preference shall be
administered.

1. An applicant who is a resident of or works in the operating jurisdiction of the Authority on
the day their application is received by the Authority will be eligible for the local
preference. If the applicant does not live or work in the operating jurisdiction of the
Authority at the time of eligibility determination, they retain the local preference effective
the date the application was received by the Authority. The Authority must be able to
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obtain objective, third party documentation of the residence of employment at the time of
application.

2. An applicant who lives and works outside the operating jurisdiction of the Authority is not
eligible for the local preference.

3. An applicant, who lives and works outside the operating jurisdiction of the Authority on
the day their application is received, will be entitled to the local preference if they notify the
Authority in writing that they have moved into or obtained employment in the operating
jurisdiction. The applicant must, at the time of eligibility determination, live or work
within the operating jurisdiction of the Authority. The Authority must be able to obtain
objective, third party documentation that the applicant has moved into or works within the
operating jurisdiction of the Authority.

4. An applicant who lives and works outside the operating jurisdiction of the Authority at the
time their application is received by the Authority and subsequently notifies the Authority
that they have moved into or begun working within the operating jurisdiction of the
Authority; but is not a resident of or working within the operating jurisdiction at the time
of eligibility determination shall be denied a local preference.

5. An applicant who is homeless will receive a local preference if they can document to the
satisfaction of the Authority that they lived or worked in the operating jurisdiction
immediately prior to becoming homeless.

Applicants with physical disabilities will be given priority consideration for units with physical
modifications suited for their disability. The operating jurisdiction of the Authority is
comprised of the following:

1. Clayton Borough 10. National Park
2. Deptford Township 11. Paulsboro
3. East Greenwich Township 12. Swedesboro
4. Elk Township 13. Washington Township
5. Greenwich Township 14. West Deptford Township
6. Harrison Township 15. Westville
7. Logan Township 16. Woodbury City
8. Mantua Township 17. Woodbury Heights
9. Monroe Township

When neither the head of household nor his/her spouse resides in, or works in, or has been
hired to work in, one of the above participating communities, a pre-application from that
household will be considered a non-resident pre-application.

The AHO Department shall send interview letters to applicants on the waiting lists first
considering the date and time of registration. Those applicants who live or work within one of
the participating communities (as described above) shall be placed on the waiting list ahead of
those applicants who do not meet the criteria to qualify for a local preference.
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When selecting applications from the waiting lists, the second consideration shall be the
targeting requirements as fully described in Section 6. Eligibility Criteria. The AHO
Department shall regularly communicate with the Intake Department on the status of files on
hand with the income level reported by Intake indicated and prospective vacancies (including
the size, type and location of unit) to provide the Intake Department with sufficient
information to determine what files are needed by AHO. The AHO Director, or his designee,
will review the targeting statistics and information provided by AHO; and select applicants
from the waiting lists within the appropriate income levels to provide the AHO Department
with a sufficient number of files to meet the targeting requirements.

Should there not be a sufficient number of extremely-low income families on the waiting lists
to attain the targeting requirements, the AHO Director shall notify the Executive Director, or
his designee.

6. ELIGIBILITY CRITERIA

The Authority will admit as tenants, applicants who at the time of admission meet all of the
following requirements:

1. Who qualify as a family by meeting one of the following definitions.

1) For the purposes of this document, a family may consist of any group of persons that
are related by blood, marriage, operation of law, or have evidenced a stable family
relationship over a period of time to the satisfaction of the Authority by sharing
expenses, family responsibilities, and a residency; and whose incomes and resources are
jointly available to meet the needs of the family.

2) An elderly or disabled family is family whose head, spouse, or sole member is at least
sixty-two years of age or who is physically, mentally, or developmentally disabled in
accordance with Section 223 of the Social Security Act or Section 102b(5) of the
Developmental Disabilities Services and Facilities Construction Amendments of 1970.

In order to qualify for two-bedroom assistance, the elderly or disabled family must
meet the appropriate occupancy standards as more fully described in Section 15,
“Occupancy Standards”.

A near-elderly family is a family whose head, spouse, or sole member is a least fifty
years of age but below the age of sixty-two years.

3) A full-time college student of a non-parental/guardian household may be considered a
family if the student is of legal age or an emancipated minor under NJ State Law. The
student must provide verification to the satisfaction of the Authority.
Each college student within a household must provide a written and signed certification
that the student does or does not anticipate receiving financial support from the
student’s parent(s) or guardian(s) and the amount of support. The Authority must



9/03; REV. 8/05

6

verify via independent third party verification, preferably written, all amounts
anticipated to be received outside of the family during the 12-month period following
admission and the effective date of the annual reexamination.

The college student must have established a household separate from his/her parents or
legal guardians for at least one year prior to applying to the Public Housing Program.
The Authority must obtain evidence of separate households by reviewing/verifying the
address information that predates the student’s application by a minimum of one year.

The college student must not be claimed as a dependent by his/her parent(s) or legal
guardian(s) on their IRS tax return. The Authority must request a copy of the college
student’s Form 1040EZ, 1040A, or 1040 tax return, as applicable, for the prior year.
The Authority may also, if practicable, review the college student’s parents’ or
guardians’ tax return. The college student must supply any information the Authority
or HUD determines is necessary in the administration of the Public Housing Program.

The Authority must verify, through independent third party, all financial assistance
from federal and state grants and/or loans, academic scholarships, and work-study
program wages paid directly to the student or the education institution. Amounts shall
be counted in the determination of annual income in accordance with HUD regulations
and any requirements as specified in appropriations’ acts. For the 2005 Appropriations
Act, the Authority will deny Public Housing Assistance to persons receiving athletic
scholarship assistance for housing costs exceeding $5,000 annually.

2. Each applicant family must meet the required income limits and the Authority must also
maintain the Public Housing Income Targeting Requirements, as described below.

Not less than 40% of the new families admitted into the Program must have incomes at or
below 30% of the area median income (extremely-low income) for the appropriate family
size, as determined by HUD. In order to achieve the income targeting requirement of not
less than 40% of new admissions, families with incomes greater than 30% of the area
median income will be temporarily skipped on the waiting list. Once the new admissions
into the Public Housing Program have exceeded the 40% requirement, those families that
had been temporarily skipped, with incomes greater than 30% of the area median income,
but who still meet the other income criteria as described below, will be selected from the
waiting list. The number of families selected from the group that had been temporarily
skipped will vary in order to be in compliance with the requirement that at least 40% of
the new families admitted must have incomes at or below 30% of the area median income.

For admission into the Public Housing Program, the Authority may establish and use
criteria for selection of residents for units in developments that will produce a mix of
incomes in the developments, subject to the above provisions.

1) Other income eligibility criteria for Project 204-1 
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Since the units of this project were available to lease prior to 1981, the anticipated
annual income of not more than 25% of the new families admitted must not exceed
80% of the area median income (low income) other than very low income families.

The number of families selected from the group that had been temporarily skipped
(as described in paragraph 2 above) will vary in order to be in compliance with the
requirements that at least 40% of the new admissions must have incomes at or
below 30% of the area median income, no more than 25% are at or below 80%, and
the remaining new admissions have incomes at or below 50% of the area median
income (very low income).

2) Other income criteria for Projects 204-3 and 204-4 
 

Since the units of these projects were available to lease after 1981, the Authority
may permit no more than 15% of the new families admitted to have annual income
at or below 80% of the area median income (low income) other than very low
income families.

The number of families selected from the group that had been temporarily skipped
(as described in paragraph 2 above) will vary in order to be in compliance with the
requirements that at least 40% of the new admissions must have incomes at or
below 30% of the area median income, no more than 15% are at or below 80%, and
the remaining new admissions have incomes at or below 50% of the area median
income (very low income).

3. Each family member must be a citizen, national, or a non-citizen who has eligible
immigration status under one of the categories set forth in Section 214 of the Housing and
Community Development Act of 1980 (see 42 U.S.C. 1436a(a)).

4. All family members 6 years of age and older must provide a Social Security number or
certify that they do not have one.

5. Each family member who is 18 years of age or older must sign one or more consent forms,
which includes, but is not limited to, authorization for the Authority to obtain income
information or verify information with employers.

6. Each head and spouse of the family (regardless of age) and all other family members over
18 years of age must sign all applicable consent forms required by the Authority.

7. REMOVAL FROM WAITING LIST

Applicant families may be removed from the waiting list for the following reasons:
1) If there is no response to the Interview Letter within 10 calendar days of the date of the

letter.
2) If the family misses 2 scheduled interview appointments.
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3) If an applicant has notified the Authority that they are no longer interested in the
program.

4) Failure to notify the Authority, in writing, of any address changes.
5) The applicant does not meet either the eligibility or suitability criteria for the Program

as described in Section 8, “Denial of Assistance” or Section 9, “Tenant Suitability
Criteria” below.

The provisions of this policy are not intended to violate the rights of disabled persons. The
Authority will provide reasonable accommodations, such as home visits, to applicants with
disabilities.

All applicants will be notified by letter mailed to their most recent address on file, of the
Authority’s intention to remove the applicant from the waiting list. The letter further explains
the applicant family’s right to an informal review, which must be requested by the family, in
writing, within 14 calendar days of the date of the letter.

8. DENIAL OF ASSISTANCE

The Authority is not required or obligated to assist applicant families who:

1) do not meet one or more of the eligibility criteria as described in Section 6, “Eligibility
Criteria”;

2) do not supply information or documentation required by the application process;
3) have failed to respond to a written request for information or a request to declare their

continued interest in the Program;
4) have a history of not meeting financial obligations, especially rent or utilities;
5) do not have the ability to maintain their housing in a decent and safe condition where

such habits could adversely affect the health, safety, or welfare of other tenants;
6) have a history of any drug related or criminal activity by any household member that

violates the Authority’s “One Strike and You’re Out Policy”;
7) have a history of disturbing or endangering neighbors or destroying property;
8) currently owes rent or other amounts to any housing authority in connection with their

Public Housing or Section 8 Programs;
9) have committed fraud, bribery, or any other corruption in connection with any Federal

housing assistance program, including the intentional misrepresentation of information
related to their housing application or benefits derived there from;

10) have engaged in or threatened abusive or violent behavior towards Authority personnel
or any resident;

11) have a household member who was evicted within the last three (3) years;
12) have a household member who has ever been evicted from Public Housing;
13) have a household member who has been terminated under the Section 8

Certificate/Voucher/Housing Choice Voucher Program; or
14) have not met the suitability criteria as described in Section 9, “Tenant Suitability

Criteria”.

Applicant families must be denied assistance for life for either of the following reasons:
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1) The Authority must permanently bar admission from the Public Housing Program if
any family member convicted of the manufacturing or producing of methamphetamine
on the premises in violation of any Federal or State Law.

For the purposes of this provision of policy, the term “premises” is defined as the public
housing building or complex in which the dwelling unit is located, including common
areas and grounds.

2) The Authority must permanently bar admission from the Public Housing Program any
family member with a lifetime registration under a State sex offender registration
program.

9. TENANT SUITABILITY CRITERIA

Applicant families will be evaluated to determine whether, based on their recent behavior,
such behavior could reasonably be expected to result in non-compliance with the Public
Housing Lease. The Authority will look at past conduct as an indicator of future conduct.
Emphasis will be placed on whether a family’s admission could reasonably be expected to have
detrimental effect on the development environment, other tenants, the Authority employees, or
other people residing in the immediate vicinity of the property. Otherwise eligible families will
be denied admission if they fail to meet the suitability criteria.

The Authority shall utilize an agency to perform credit/criminal checks; prior landlords to
check rental history; and a criminal check through the local police on prospective tenants, with
the notification and written consent of the prospective tenants. Also, the Authority may
perform a home visit to provide the applicant family the ability to demonstrate their ability to
maintain their home in a decent, safe, and sanitary manner. This inspection considers
cleanliness and care of rooms, appliances, and appurtenances.

If any negative items are noted by the Authority regarding a prospective tenant, the Authority
reserves the right not to house the family. The Authority will consider objective and
reasonable aspects of the family’s background, which may include the following:

1) Applicant's past performance in meeting financial obligations, especially rent.

2) History of recent serious criminal activity, including cases in which a member of the
family, who is expected to reside in the household, was, or is engaged in prostitution,
sale of narcotics, or serious criminal activity.

3) Pattern of violent behavior, including evidence of repeated acts of violence on the part
of an individual, or of a pattern of conduct constituting a danger to peaceful occupation
of neighbors.
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4) Confirmed drug addiction, including evidence of confirmed drug addiction, such as
record of more than one arrest for possession or use of heroin or other addictive
narcotics, or reports from a probation officer, a social agency, or the family itself to the
effect that the individual is addicted. In cases where the confirmed addict is undergoing
follow-up treatment by a professional agency after discharge from a institution, the
applicant shall not be considered ineligible for reason of a confirmed drug addiction.

5) Rape or sexual deviation, including individuals who have been involved as offenders in
rape, indecent exposure, sodomy, carnal abuse and impairing the morals of a minor.
Exception is permitted in the case of an individual under 16 years of age when he was
involved in such offense and evidence from a reliable source shows that the individual
may be considered rehabilitated.

6) Grossly unsanitary or hazardous housekeeping, including the creation of fire hazard
through acts such as the hoarding of rags and papers; severe damage to premises and
equipment, if it is established that the family is responsible for the condition; seriously
affecting neighbors by causing infestation, foul odors, depositing garbage in halls; or
serious neglect of the premises. In cases where a qualified agency is working with the
family to improve its housekeeping and the agency reports that the family shows
potential for improvement, decision as to eligibility shall be reached after review by the
Authority. This category does not include families whose housekeeping is found to be
superficially unclean or to lack orderliness, where such conditions do not create a
problem for neighbors.

7) A record of serious disturbance to neighbors, which may include items such as patterns
of behavior that endanger the life, safety or welfare of other persons by physical
violence, gross negligence or irresponsibility. A record of destruction of property which
may include items such as damage to the equipment or premises in which the applicant
resides. A record of other disruptive or dangerous behavior such as seriously
disturbing neighbors or disrupting sound family and community life that indicates the
applicant's inability to adapt to living in a multi-family setting. A record of other items
which the Authority may consider include neglect of children which endangers their
health, safety or welfare, judicial determination of tenancy in previous housing on the
grounds of nuisance or objectionable conduct, or alcohol abuse or frequent loud
parties, which have resulted in serious disturbance to neighbors.

8) Due to the various locations of the single family homes in the 204-1 Scattered Site
Project, (scattered among four townships, which are Deptford Township, West
Deptford Township, Monroe Township, and Washington Township), the Authority is
not able to provide intensive daily maintenance of these units. Families who will occupy
the single family homes in 204-1 must be capable of living up to their obligations under
the lease; for example, the family must provide lawn maintenance, the family must have
the capability of vacuuming carpets, the family should perform minor maintenance
such as changing light bulbs, the family must obtain proper trash receptacles, etc. If
during the screening process, the Authority has reasonable doubts concerning the
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family’s capability to live up to its lease obligations, it may require the family to provide
evidence of the capability.

In deciding whether to accept tenancy for the family, the Authority has discretion to consider
all of the circumstances in each case and the extent of participation of individual family
members. The Authority may impose, as a condition of tenancy, a requirement that family
members who participated in or were culpable for the action or failure to act will not reside in
the unit.

The Authority shall also give consideration to the evidence of rehabilitation, the applicant
family’s participation in or willingness to participate in social service other appropriate
counseling service programs.

10. INFORMAL REVIEW PROCEDURES FOR APPLICANTS

The informal review procedures for applicants are more fully described in the Authority’s
Grievance Procedures Policy.

11. VERIFICATION OF INFORMATION

The Authority will ask applicants/tenants, as applicable, to provide information demonstrating
their ability to comply with the essential elements of the lease. Additionally, 3rd party
verification is necessary to accurately determine income and consequently, rent.

All information from each applicant must be verified. Any information relative to the
acceptance or rejection of an applicant must be documented and placed in the applicant's file.
This may include reports of interviews, letters or telephone conversations with reliable sources.
At a minimum, such information must include the date, source, name and title of the
individual contacted and, a resume of the information received.

Sources of information may include, but are not limited to, the applicant (by means of
interview or home visits), landlords, employers, family social workers, parole officers, court
records, drug treatment centers, clinics, physicians or police departments where necessary.

Some methods of verification of information include:

1) Income - Income is the most important factor in determining a family’s eligibility for
housing and among the most likely to be subject to misrepresentation or error.
Consequently, the Authority must establish adequate methods of verifying income
(including applicable deductions and exemptions) such as:
a) third-party verification through an employer or public agency; or

b) review of documentation provided by the family such as benefit checks, income tax
returns, etc.

The Authority’s records shall include either copies of the verifying documents or a
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notation by the PHA employee responsible for their review.

2) Assets - Verification of savings and checking accounts from banks and savings & loan
institutions, newspaper stock quotations, local government assessed property values, tax
returns, etc.

3) Family Size and Composition -The Authority will reply on the declarations of the
applicant related to family size, composition, and the relationship among the family
members.

4) Age of Family Members - Proof of age is necessary when it is the sole factor
determining eligibility or minor exemption, otherwise the applicant's declarations may
be accepted.

5) Displacement Status - This verification may be obtained from source of displacement
project reported.

6) Disability - A physician's certificate verifying the disability shall be required when it is
a factor in determining eligibility and rent. Verification in writing by a hospital,
welfare agency, the Social Security Administration, vocational rehabilitation agencies,
and similar sources may be acceptable.

12. ASSIGNMENT POLICIES

1. It is the intention of this Assignment Policy to maximize the use of Public Housing Units
and to reduce vacancy loss.

2. Once the applicants have been determined eligible by the AHO Department, the Intake
Supervisor, or her designee, shall forward the files to the AHO Department. The AHO
Department shall make offers to eligible applicants generally in the order the files were
determined eligible by the AHO Department. The date and time of application function as
a tiebreaker for all files received on the same date.

The AHO Department may temporarily skip over applicants determined eligible from the
Intake Department for the following reasons:

1) To satisfy income targeting requirements, as specified in Section 6. below;
2) Not to exceed 15% or 25% of low-income admissions as specified in Section 6.

below;
3) To fill a mobility impaired unit with an approved applicant needing the particular

features of the unit;
4) To comply with the Authority’s Designation Plan as specified in Exhibit 4; or
5) For an applicant who has not completed the screening process or whose file is not

current.
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The applicants that were temporarily skipped will be offered an available unit as soon as
the particular requirement has been fulfilled.

The AHO Department is responsible for monitoring the Income Targeting and other
income requirements as specified in Section 6. below.

3. Prospective tenants will be assigned to dwelling units in accordance with the following
assignment policy to assure equal opportunity and nondiscrimination on the grounds of
race, color, sex, national origin and to avoid segregation.

1) If there is a suitable vacant unit in more than one location, the applicant shall be
offered the unit at the location which contains the largest number of vacancies. If the
applicant rejects the first vacancy offered he/she shall be offered a suitable unit at the
location containing the next highest number of vacancies. If the applicant rejects two
offers, he/she shall be placed at the bottom of the waiting.

The Authority shall make all such offers in sequence and there must be a rejection of a
prior offer before the applicant may be offered the second location.

“Bottom of the waiting list” means that the applicant will be assigned a new date/time,
that is the date/time on which the applicant rejected the second offer.

“Location” shall refer to one of the four municipalities in which the Public Housing
units are located (i.e. Deptford Township, Monroe Township, Washington Township,
and West Deptford Township are each considered a location).

2) If there is only one location at which a suitable a vacancy exists, the applicant shall be
offered a unit at that location and if he/she rejects such offer, he/she shall be given a
second offer of a suitable vacancy as soon as one becomes available. If he/she rejects
the second offer he/she shall be moved to the bottom of the waiting list.

3) If the applicant is willing to accept the unit offered, but is unable to move at the time of
the offer, and presents clear evidence of the inability to move to the Authority’s
satisfaction, refusal of the offer shall not count as one of the number of allowable
refusals permitted the applicant before placing his/her name at the bottom of the
waiting list.

4) If an applicant presents to the satisfaction of the Authority clear evidence that the
acceptance of a given offer of a suitable vacancy will result in undue hardship or
handicap that is not related to considerations of race, color, or national origin; but is
related to items such as inaccessibility to source of employment, children’s day care and
the like, refusal of such an offer shall not be counted as one of the number of allowable
refusals permitted an applicant before placing his/her name at the bottom of the
waiting list.
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4. Prospective tenants will also be assigned to dwelling units in accordance with Exhibit 4,
“Plan for Designating Deptford Park Apartments (NJ 204-4) and Carino Park Apartments
(NJ204-3) for Occupancy by Elderly and Near Elderly/Disabled Households Exclusively
HUD Notice PIH 97-12, 3/09/03 and PIH 2002-12, Through 3/09/05.”

5. The above assignment provisions will be followed, however, applicants will be offered units
within desired municipalities. Applicants will be requested to indicate any municipalities
in which they prefer to live on their application form or in writing to the Authority. When
units are available, the Affordable Housing Operations staff will first determine the
municipality where the vacancy exists, they will then review their pool of eligible applicants
for those applicants who expressed a desire to live in that community. Those who
expressed such an interest will be offered the unit first, in the order of the date determined
eligible by the Affordable Housing Department.

If there are no applicants who expressed a desire to live in the municipality where the
vacancy exists or if none of the applicants who did express a desire to live in the
municipality where the vacancy exists accepts the offer, then the Affordable Housing
Operations staff will make such offers to the remaining pool of eligible applicants, in the
order of date/time stamp on the application.

Refusal of the offer will only count as a rejection for those eligible applicants who
expressed an interest to live in the specific municipality where the vacancy exists.

6. The Authority shall maintain a record of the vacancies offered, including location, date,
and circumstances of each offer and each rejection or acceptance.

13. RENTS

1. Family Choice of Rent

Upon admission and usually at the time of the annual reexamination (but in no case less
than annually) the Authority shall provide tenants with a choice of options for rent, in
accordance with the Quality Housing and Work Responsibilities Act. The choices are an
income based rent or a flat rent.

Those tenants that select the income based rent shall pay the greatest of (1) 10% of
monthly gross income, (2) 30% of monthly adjusted income, or (3) welfare rent (if
applicable).

Those tenants that select the flat rent shall pay a fixed monthly rental amount (not based
on the family’s income) as determined by the Authority for the particular dwelling unit
occupied by the family.
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The Authority will provide residents with the amount of the flat rent for the unit and
wherever possible, will calculate the income based rent, or at least provide an estimate, so
that the family may make an informed decision.

The Authority will notify the families with policies on switching rent options because of a
financial hardship.

2. Determination of Flat Rents

At least annually, the Authority will determine the flat rent amount for each Public
Housing dwelling unit size and type. This will be accomplished through a comparability
study that utilizes the Section 8 Rent Reasonableness Database to locate 3 comparable
unassisted units for each Public Housing unit size and type in order to determine the
reasonable market value of each unit size and type. The flat rent of a unit represents the
gross amount of rent (it includes the utility allowance).

The Authority shall maintain records regarding the calculation of the reasonable market
value for each Public Housing unit size and type. The data from the market survey is
broken down as follows.

1) Unit Type (i.e. single family, multiple dwelling, or town house);
2) Bedroom Size;
3) Census Tract; and
4) Zip Code.

The information obtained for each unit includes items such as contract rent, tenant-
supplied utilities, age of unit, and amenities. The gross rent is clearly indicated for each
comparable unit.

Information for the market survey is obtained from newspaper and rental advertisements
and new listings from landlords. The Authority also makes telephones calls and mails
letters to owners participating in the Section 8 Certificate/Voucher program in order to
obtain information such as tenant supplied utilities that was not included in
advertisements.

3. Financial Hardship

The Authority will switch the family from a flat rent to an income based rent when the
family experiences a financial hardship.

A financial hardship shall be considered if the family experiences, and the Authority is able
to verify, any one of the following:

1) The income of the family has decreased because of the loss or reduction of
employment (it is intended that such loss not be voluntary on the part of the
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family).
2) There is a death in the family which results in a loss of income or assistance.
3) There is an increase in the family’s expenses for medical costs, childcare

expenses, transportation, or education.
4) Other circumstances that may be determined by the Authority on a case by case

basis.

Although the Authority will immediately switch the family’s rent choice, such a change
shall be subject to verification procedures as determined necessary for the individual
circumstances. Should it be determined by the Authority that a financial hardship did not
exist, the family’s rent will be retroactively switched back to the flat rent.

4. Minimum Rents

The minimum rent for all Public Housing units shall be $0.

5. Treatment of Income Changes Resulting from Welfare Program Requirements

Residents whose welfare assistance is reduced specifically because of fraud, failure to
participate in an economic self-sufficiency program, or comply with a work activities
requirement, must not have their rent decreased based on the benefit reduction. This is
applicable only if the welfare reduction is neither the result of the expiration of a lifetime
time limit on receiving benefits nor a situation where the family has complied with the
welfare program requirements but cannot obtain employment.

At the request of the tenant for a reduction in rent, the Authority must process an income
reexamination. Only after obtaining written notification from the welfare agency that the
family’s benefits have been reduced because of noncompliance with an economic self-
sufficiency program, a work activities requirement, or because of fraud, must the
Authority deny the family’s request for a rent reduction.

Affected tenants have the right to administrative review through the Authority’s grievance
procedure. See the Authority’s “Grievance Procedures Policy” as contained in the
“Agency Plan”.

6. Public Housing Exemption of Earned Income for Families Who Start Work or Self-
Sufficiency Programs

a. In accordance with the Quality Housing and Work Responsibilities Act, the
Authority will not increase the annual income of an eligible family as a result of
increased income due to employment during the 12-month period beginning on the
date on which the employment is commenced. Eligible families are those that reside
in a Public Housing dwelling unit:

1) Whose income has increased as result of employment of a family member who
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was previously unemployed for one or more years. For purposes of this
provision, “previously unemployed” shall include a person who has earned, in
the previous 12 months, no more than what would be received for 10 hours of
work per week for 50 weeks at the established minimum wage;

2) Whose employment income increases during the participation of a family
member in any family self-sufficiency or other job training; or

3) Who is or was, within the last 6 months, assisted under any state program for
temporary assistance for needy families (TANF) funded under Part A of Title VI
of the Social Security Act, as determined by the Authority in consultation with
the local TANF agency, and whose earned income increases.

b. Upon the expiration of the 12 month period described above, and upon continued
employment, the rent increase must be phased in, so that the rent payable by the
family may not be more than 50% of the total rent increase for an additional 12
months.

c. The Authority may not limit the number of times a family can benefit from the
disallowance of earned income.

d. As an alternative to the disallowance of earned income described above in
paragraph a, of this section or the phase-in of rent increase described in paragraph
b of this section, the Authority will provide for individual savings accounts for
Public Housing families who pay an income-based rent, in accordance with the
following:

1) The Authority will inform the family of the savings account option when it
becomes eligible for the earned income exclusion/phase-in;

2) At the option of the family, the Authority will deposit in the savings account an
amount equal to the total amount the otherwise would have been applied to the
family’s rent payment as a result of employment;

3) At the approval of the Authority, amounts deposited in a saving account may be
withdrawn of the purpose of:

a) Purchase of a home;
b) Paying education costs of family members;
c) Moving out of public or assisted housing; or

d) Paying any other expense authorized by the Authority for the purpose of
promoting the economic self-sufficiency of residents of public housing
(generally those items authorized by the Family Self Sufficiency
Program).
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4) The Authority will maintain the account in an interest bearing investment and
will credit the family with the interest income.

5) The Authority will provide to the family with an annual report on the status of
the account.

6) Any balance in the account is the property of the family when they move out
provided they are in compliance with their lease.

7. Ceiling Rents

The Authority has determined not to implement ceiling rents for Public Housing units.

14. UTILITY ALLOWANCE SCHEDULES

The Authority shall maintain utility allowance schedules by unit type and bedroom size for the
tenant supplied utilities of each Public Housing dwelling unit, in accordance with Federal
Laws and Regulations.

15. OCCUPANCY STANDARDS

The following Standards will determine the number of bedrooms required to accommodate a
family of a given size:

Number of Bedrooms Minimum Persons Maximum Persons
0 1 1
1 1 2
2 2 4
3 3 6
4 4 8

Dwellings will be so assigned that, except possibly in the case of infants or very young
children, it will not be necessary for persons of opposite sex, other than husband and wife,
to occupy the same bedroom.

16. TRANSFERS

Transfers will be made without regard to race, color or national origin.

Transfers will be made in an emergency, to alleviate overcrowding and under-utilizing space,
and to provide a unit with special accessibility features to an applicant/tenant who needs such
features (this includes a non-disabled tenant transferring out of an accessible unit). A
transfer list will be maintained which shall include the date in which the need for a transfer
was evidenced by the Authority, number of persons in the unit and unit size. Due
consideration shall be given to the extent and duration of overcrowding the family has
experienced.
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17. COMMUNITY SERVICE REQUIREMENTS

The Authority will maintain a policy to implement the community service requirements in
accordance with Federal Laws and Regulations. Please refer to the “Community Service Plan”
as contained in the “Agency Plan”.

18. LEASING OF DWELLING UNITS

1. A lease agreement shall be for a term of 12 months and is automatically renewable, except
for noncompliance with the community service requirements.

2. The lease shall be signed by all adult members of the household and the Executive Director
or his designee prior to the family's admission. A copy of the lease is to be given to the
tenant and the original is to be retained in the Tenant's file.

3. If a tenant family transfers from one dwelling unit to another, a new lease shall be executed
for the new dwelling to be occupied.

4. If, through any cause, a signer of the lease ceases to be a member of the tenant family, the
lease is to be voided and a new lease agreement executed and signed by the remaining adult
members of the family who can qualify as a lessee provided such persons meet the Program
requirements and provided the family is otherwise eligible for continued occupancy.

5. During the tenure of a Lease Agreement, changes in rent will be made by proper, written
notice to the tenant.

19. REGULAR REEXAMINATIONS

1. All tenants, except those who have chosen the flat rent option, must have an annual
reexamination. At least once each year, or as requested by the Authority, tenant must
furnish such accurate information to the Authority, regarding family composition,
employment and family income as may be necessary to make determinations with respect
to rent, eligibility, and the appropriateness of dwelling size. Such verification may include,
but is not limited to, earning reports from employers, certified copies of State and Federal
Income Tax Returns of any member of the household, W-2 Forms, etc.

2. Approximately 4 months prior to resident's effective reexamination date, the Authority will
send a notice informing the resident of their effective date for reexamination and an
appointment date/time which the resident must attend. This notice also reminds the
resident to bring all necessary documentation for income verification and changes in the
family composition to that appointment.

3. If the tenant does not provide proof of income or family composition, a notice will be sent
to the tenant giving the tenant (10) calendar days to provide the requested information in
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accordance with the lease. The notice should also inform the tenant that failure to provide
the requested information may result in termination of lease.

If the tenant fails to respond within (10) calendar days, eviction proceedings will begin.

4. The length of time from date of admission to date of first reexamination may not exceed
(12) months according to current Federal regulations for those tenants who are paying an
income based rent. Therefore, in order to fit a new tenant into the established schedule, the
first regularly scheduled reexamination may be conducted in a period of less than 12
months.

5. Each tenant family is to be notified in writing of any changes required in rent or unit
occupied and of any misrepresentations or lease violations revealed by the reexamination,
and the corrective action to be taken.

For those tenants who choose the flat rent option, they will be required have their
reexaminations performed no less than every 3 years, rather than every year.

6. All reexaminations will take the provisions of Section 13, “RENTS”, into consideration.

7. If a delay in processing was caused by the family, then any increase in rent will be back-
charged to the effective on the date of the anniversary (the regular annual reexamination
date). The tenant will still receive proper, written notice of the rent increase.

20. INTERIM REEXAMINATIONS

An interim reexamination will be performed for participant families when either of the
following circumstances apply.

1) There is change in family composition.
2) The family’s anticipated annual income is believed to have decreased.

The Authority will perform the interim reexaminations within a reasonable time,
approximately 30 calendar days, after the family’s request. The effective date of the rent
change will be the 1st of the month succeeding the completed interim reexamination if the
tenant rent decreases. If the tenant rent increases, it will be effective the 1st of the month after
which the family has received 30 calendar days notice of such increase.

All participant families are required to report all changes of family composition and all
changes in source of income to the Authority, in writing, within 14 calendar days after they
occur, even if they would not result in an interim reexamination. Failure of families to report
required changes in grounds for termination from the Program, and is a violation of the lease
which would result in eviction.

The Authority will note in the participants’ files cases where it appears as if there are patterns
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of abuse with respect to income changes (i.e. quitting a job immediately prior to the a
reexamination and starting a job immediately after the tenant rent has been determined) and
take actions as determined necessary on a case by case basis.

Any information reported by the participant families that was not required to be reported, will
not be processed until the family’s next annual reexamination.

All interim reexaminations are subject to the provisions of Section 13, “RENTS”.
Verification procedures for interim reexaminations are the same as annual reexaminations,
except that only the changes need to be verified. Only the paperwork related to the
information that changes must be signed by the tenant and the Authority, as appropriate.

There may be certain cases when a participant family experiences a temporary decrease in
income (such as those instances when a wage earner becomes temporarily disabled or
temporarily unemployed). For such cases, the Authority will perform an interim
reexamination based on the current circumstances, which may temporarily reduce the tenant’s
rent, even to $0 in some cases. When the income of such participant family stabilizes, another
interim reexamination will be performed to adjust the tenant’s rent, which will most likely be
an increase.

21. SPECIAL REEXAMINATION OF TENANTS

1. If it is not possible at the time of admission or regular reexamination of a tenant family to
determine annual family income with any reasonable degree of accuracy, a temporary
determination of income and rent is to be made and a special reexamination scheduled
within 30, 60 or 90 days, depending upon the family's circumstances. The tenant is to be
notified in writing of the date of the special reexamination.

2. If annual family income can be reasonably estimated at the time scheduled, the
reexamination is to be completed and actions taken as appropriate. If a reasonable
anticipation of annual family income cannot be made, another special reexamination is to
be scheduled.

22. ELIGIBILITY FOR CONTINUED OCCUPANCY

1. In order for a family to be considered eligible for continued occupancy, they must continue
to qualify as a family and meet the eligibility requirements, except for the income limits
which apply only at admission, described earlier.

2. The Authority must immediately and permanently terminate assistance from the Public
Housing Program any family member convicted of the manufacturing or producing of
methamphetamine on the premises in violation of any Federal or State Law.

For the purposes of this policy, the term “premises” is defined as the Public Housing
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building or complex in which the dwelling unit is located, including common areas and
grounds.

3. The Authority must permanently terminate assistance from the Public Housing Program
any family member with a lifetime registration under a State sex offender registration
program.

23. NON-RENTAL CHARGES

The Authority shall establish non-rental charges and periodically update such charges as
necessary. Such charges include excess utility charges, charges for damages, and fees for late
payment of rent, legal fees, and court costs.

24. RENT COLLECTION POLICY

The Authority shall establish a Rent Collection Policy, see Exhibit 3.

25. HOUSE RULES

The Authority shall establish reasonable house rules, as contained in the “Memorandum of
Understanding” which is an addendum to the lease.

26. INSPECTIONS

The Authority shall conduct Housing Quality Standards inspections in accordance with
Federal, State, and local laws and regulations, which includes proper notice to the tenants. All
original inspection forms will be contained in the tenant files. Some types of inspections that
may be performed are as follows:

1) Move-In Inspection – An authorized representative of the Authority and an adult
member of the family will inspect the unit prior to occupancy. Both parties shall sign
the completed inspection form, which indicates the condition of the unit. A copy of the
signed inspection will be given to the family and the original will be placed in the tenant
file.

2) Annual Inspection – A regular inspection shall be performed by an Authority
representative no less than once every 12 months. Copies of the inspection are
contained in the tenant file.

3) Move-Out Inspection – An authorized representative of the Authority shall conduct a
move-out inspection once the tenant has returned the keys to the unit and, therefore, no
longer has possession of the unit. When possible, the tenant is notified of the inspection
and is invited to be present. This inspection becomes the basis for any claims against
the security deposit.

4) Other Inspections – An authorized representative of the Authority shall conduct an
inspection of a unit on an as-needed basis, in accordance with the lease provisions.
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27. EVICTIONS

1. Notice of termination to the tenant shall state reasons for the eviction and shall inform the
tenant of his right to make such reply as he may wish and of his right, under certain
specific circumstances, to request a hearing in accordance with the Authority's Grievance
Procedure.

2. A written record of every eviction shall be maintained by the Authority and shall contain
the following information:

1) Name of tenant and identification of unit occupied.
2) Date of notice to vacate.
3) Specific reason(s) for notice to vacate. For example, if a tenant is being evicted because

of undesirable actions, the record should detail the actions which resulted in the
determination that eviction should be instituted.

4) Date and method of notifying tenants, with summary of any conferences with tenant,
including names of conference participants.

5) Detailed summary of any grievance or appeal processed and resolved pursuant to the
Authority's Grievance Procedure, where applicable.

3. No eviction action shall be instituted nor court costs or legal fees be assessed until after the
notice period has expired or a Grievance Hearing has been completed, where such notice
period or grievance hearings are applicable.

28. ABANDONMENT

The Authority will consider a unit to be abandoned in accordance with State law.

29. RETURN OF SECURITY DEPOSIT

After a family moves out, the Authority will return the security deposit, plus all accrued
interest, within 30 days of the family vacating the unit or give the family a written statement of
why all or part of the security deposit is being kept, in accordance with State law.

30. GRIEVANCE PROCEDURES

Grievance procedures shall be applicable to most individual disputes, with certain exceptions,
which a tenant may have with respect to Authority action or failure to act in accordance with
the tenant's lease or regulations. Please refer to the “Grievance Procedures Policy” as
contained in the “Agency Plan”.

31. PET POLICY
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The Authority shall maintain a “Pet Policy” in accordance with Federal Laws and Regulations.
Please refer to the Authority’s “Pet Policy” as contained in the “Agency Plan”.

32. DEFINITION OF TERMS

1. ADJUSTED ANNUAL INCOME

Adjusted Annual Income is annual gross income after deductions for specific allowances,
on which the tenant rent is based.

2. ANNUAL INCOME

a. Annual income is the anticipated total income from all sources received by the
Family head and spouse (even if temporarily absent) and by each additional
member of the Family, including all net income derived from assets, for the 12
month period following the effective date of initial determination or reexamination
of income, exclusive of income that is temporary, nonrecurring or sporadic as
defined in paragraph (b) of this definition and exclusive of certain other types of
income specified in paragraph (c) of this definition.

b. Annual Income includes, but is not limited to:

1) the full amount, before any payroll deductions, of wages and salaries,
overtime pay, commissions, fees, tips and bonuses and other compensation
for personal services;

2) the net income from operation of a business or profession (for this purpose,
expenditures for business expansion or amortization of capital indebtedness
and an allowance for depreciation of capital assets shall not be deducted to
determine the net income from a business);

3) interest, dividends, and other net income of any kind from real or personal
property (for this purpose expenditures for amortization of capital
indebtedness and an allowance for depreciation of capital assets shall not be
deducted to determine the net income from real or personal property).
Where the family has Net Family Assets in excess of $5,000, Annual Income
shall include the greater of the actual income derived from all Net Family
Assets or a percentage of the value of such Assets based on the current
passbook savings rate as determined by HUD;

4) the full amount of periodic payments received from social security, annuities,
insurance policies, retirement funds, pensions, disability or death benefits
and other similar types of periodic receipts, including a lump-sum payment
for the delayed start of a periodic payment;
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5) payments in lieu of earnings, such as unemployment and disability
compensation, worker's compensation and severance pay (but see paragraph
(c) (3) of this section);

6) Welfare Assistance - if the Welfare Assistance payment includes an amount
specifically designated for shelter and utilities that is subject to adjustment
by the Welfare Assistance agency in accordance with the actual cost of
shelter and utilities, the amount of Welfare Assistance income to be included
as income shall consist of:

(i) The amount of the allowance or grant exclusive of the amount
specifically designated for shelter or utilities, plus

(ii) The maximum amount that the Welfare Assistance agency could in
fact allow the Family for shelter and utilities. If the Family's Welfare
Assistance is ratably reduced from the standard of need by applying a
percentage, the amount calculated under this paragraph (b) (6) (ii)
shall be the amount resulting from one application of the percentage;

7) periodic and determinable allowances, such as alimony and child support
payments, and regular contributions or gifts received from persons not
residing in the dwelling.

8) all regular pay, special pay and allowances of a member of the Armed Forces
(whether or not living in the dwelling) who is the head of the Family, spouse,
or other person whose dependents are residing in the unit (but see paragraph
(c) (5) of this section);

9) any earned income tax credit to the extent it exceeds income tax liability.

c. Annual income does not include such temporary, non-recurring or sporadic income
as the following:

1) casual, sporadic or irregular gifts;

2) amounts that are specifically for or in reimbursement of the cost of Medical
Expenses.

3) lump-sum additions to Family assets, such as inheritances, insurance
payments (including payments under health and accident insurance and
worker's compensation), capital gains and settlement for personal or
property losses (but see paragraph (b) (5) of this section);

4) amounts of educational scholarship paid directly to the student or to the
educational institution, and amounts paid by the Government to a veteran
for use in meeting the costs of tuition, fees, books and equipment. Any
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amounts of such scholarships, or payments to veterans, not used for the
above purposes that are available for subsistence are to be included in
income; and

5) the hazardous duty pay to a Family member in the Armed Forces away from
home and exposed to hostile fire.

d. Income does not include:

1) income from employment of children (including foster children) under the
age of 18 years;

2) payments received for the care of foster children;

3) amounts specifically excluded by another Federal statute from consideration
as income for purposes of determining eligibility or benefits under a category
of assistance program that includes assistance under the 1937 Act.

3. APPLICANT (APPLICANT FAMILY)

A person or a family that has applied for admission to a program but is not yet a
participant in the program.

4. CHILD CARE EXPENSES

Amounts anticipated to be paid by the Family for the care of children under 13 years of
age during the period for which Annual Income is computed, but only where such care
is necessary to enable a Family member to be gainfully employed or to further his or
her education. The amount deducted shall reflect reasonable charges for child care,
and in the case of child care necessary to permit employment, the amount deducted
shall not exceed the amount of income received from such employment.

5. DEPENDENT

A member of the Family Household (excluding foster children and foster adults) other
than the Family head or spouse, who is under 18 years of age or is a Disabled Person or
is a Full-time student.

The terms displaced person, elderly person, near-elderly person and person with
disabilities are defined at Paragraph 3 of section 3(b) of the 1937 Act (42 U.S.C.
1437a(b)(3)).

6. DISABLED FAMILY

A family whose head, spouse, or sole member is a person with disabilities; or two or
more persons with disabilities living together; or one or more persons with disabilities
living with one or more live-in aides.
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A person who is disabled is defined in Section 223 of the Social Security Act, or in
Section 102(5) of the Development Disabilities Services & Facilities Construction
Amendment of 1970. (42 U.S.C. 423 and 42 U.S.C. 2691 (1) respectively).

Section 223 of the Social Security Act defines disability as:

a) Inability to engage in any substantial gainful activity by reason of any medically
determinable physical or mental impairment which can be expected to last for a
continuous period of not less than 12 months; or

b) In the case of an individual who has reached age 55 and is blind (within the meaning
of "Blindness" as defined in Section 416(i)(1) of the title. Inability, by reason such
blindness, to engage in substantial gainful activity requiring skills or abilities equal
to those of any gainful activity in which he/she has previously engaged with some
regularity and over a substantial period of time.

Section 102(5) of the Developmental Disabilities Services and Facilities Construction
Amendments of 1970 defines disability as:

.....a disability attributable to mental retardation, cerebral palsy, epilepsy, or
another neurological condition of an individual found by the Secretary of Health,
Education and Welfare to be closely related to mental retardation or to require
treatment similar to that required by mentally retarded individuals, which disability
originates before such individual attains age eighteen (18), which has continued or
can be expected to continue indefinitely, and which constitutes a substantial
handicap to that individual.

7. DISPLACED FAMILY

A family in which each member, or whose sole member, is a person displaced by
governmental action, or a person whose dwelling has been extensively damaged or
destroyed as a result of a disaster declared or otherwise formally recognized
pursuant to Federal disaster relief laws.

8. ELDERLY FAMILY

A family whose head, spouse, or sole member is a person who is at least 62 years of
age; or two or more persons who are at least 62 years of age living together; or one
or more persons who are at least 62 years of age living with a live-in aide.

9. EXTREMELY LOW INCOME FAMILY

A family whose Annual Income does not exceed 30% of the median income for the
area, as determined by HUD with adjustments for smaller and larger families. HUD
may establish income limits higher or lower than 30% of the median income for the
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area on the basis of its finding that such variations are necessary because of the
prevailing levels of construction costs or unusually high or low family income.

10. FAMILY

Family includes but is not limited to:

(1) A family with or without children (the temporary absence, not to exceed 6
months) of a child from the home due to placement in foster care shall not be
considered in determining family composition and family size);

(2) An elderly family;
(3) A near-elderly family;
(4) A disabled family;
(5) A displaced family; and
(6) The remaining member of a tenant family.

11. LIVE-IN AIDE

A Live-in Aide means a person who resides with one or more elderly persons, or
near-elderly persons, or persons with disabilities, and who:

(1) Is determined to be essential to the care and well-being of the persons;
(2) Is not obligated for the support of the persons; and
(3) Would not be living in the unit except to provide the necessary supportive

services.

12. NEAR-ELDERLY FAMILY

A near-elderly family means a family whose head, spouse, or sole member is a
person who is at least 50 years of age, but below the age of 62; or two or more
persons, who are at least 50 years of age, but below the age of 62; living together; or
one or more persons who are at least 50 years of age, but below the age of 62 living
with one or more live-in aides.

13. FULL-TIME STUDENT

A person who is carrying a subject load that is considered full-time for day students
under the standards and practices of the educational institution attended. An
educational institution includes a vocational school , as well as an institution
offering a college diploma.

14. HEAD OF HOUSEHOLD

The adult family member who is head of household for purposes of determing
income eligibility and rent.
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15. LOWER INCOME FAMILY

A family whose Annual Income does not exceed 80 percent of the median income for
the area, as determined by HUD with adjustments for smaller and larger families.
HUD may establish income limits higher or lower than 80 percent of the median
income for the area on the basis of its finding that such variations are necessary
because of the prevailing levels of construction costs or unusually high or low family
income.

16. MEDICAL EXPENSES

Those medical expenses of all family members of an elderly or disabled family,
including medical insurance premiums, that are anticipated during the period for
which Annual Income is computed, and that are not covered by insurance.

17. MONTHLY ADJUSTED INCOME

One twelfth (1/12) of Adjusted Income.

18. MONTHLY INCOME

One twelfth (1/12) of Annual Income.

19. NET FAMILY ASSETS

Value of equity in real property, savings, stocks, bonds, and other forms of capital
investment, excluding interests in Indian trust land and excluding equity accounts in
HUD Homeownership programs. The value of necessary items of personal property
such as furniture and automobiles shall be excluded. (In cases where a trust fund
has been established and the trust is not revocable by, or under the control of, any
member of the Family or household, the value of the trust fund will not be
considered an asset so long as the fund continues to be held in trust. Any income
distributed from the trust fund shall be counted when determining Annual Income.)
The determination of Net Family Assets shall include the value of any assets

disposed of by an applicant or tenant for less than fair market value (including a
disposition in trust, but not in a foreclosure or bankruptcy sale) during the two
years preceding the date of application for the program or reexamination, as
applicable, in excess of the consideration received therefor. In the case of a
disposition as part of a separation or divorce settlement, the disposition will not be
considered to be for less consideration not measurable in dollar terms.

20. NON IMMIGRANT STUDENTS-ALIENS
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An alien who has no intention of abandoning his/her foreign residence, who is
admitted temporarily to the United States in order to pursue a course of study at an
established institution designated by the alien and approved by the Attorney
General. The status of the nonimmigrant student-alien also applies to the alien
spouse and minor children of the alien student.

21. PUBLIC HOUSING AGENCY (PHA)

Any State, county, municipality or other governmental entity or public body (or
agency or instrumentality thereof) that is authorized to engage in or assist in the
development or operation of housing for lower income families.

22. SERVICEMAN

A person currently in the active military or naval service of the United States.

23. TENANT RENT

The amount payable monthly by the Family as rent to the PHA. Where all utilities
(except telephone) and other essential housing services are supplied by the PHA,
Tenant Rent equals Total Tenant Payment. Where some or all utilities (except
telephone) and other essential housing services are not supplied by the PHA and the
cost thereof is not included in the amount paid as rent, Tenant Rent equals Total
Tenant Payment less the Utility Allowances.

24. TOTAL TENANT PAYMENT

The monthly amount calculated in accordance with 913.107. Total Tenant Payment
shall be the highest of the following, rounded to the nearest dollar:

a. 30 percent of monthly Income; or

b. 10 percent of Monthly Income; or

c. If the Family received Welfare Assistance from a public agency and a part of
such payments, adjusted in accordance with the Family's actual housing
costs is specifically designated by such agency to meet the Family's housing
costs, the monthly portion of such payments which is so designated. If the
Family's Welfare Assistance is ratably reduced from the standard of need by
applying a percentage, the amount calculated shall be the amount resulting
from one application of the percentage.

25. UTILITIES

Water, electricity, gas other heating, refrigeration and cooking fuels, trash collection
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and sewerage services. Telephone and television service is not included as a utility.

26. UTILITY ALLOWANCE

If the cost of utilities (except telephone) and other essential housing services for an
assisted unit is not included in the Tenant Rent, but is the responsibility of the
Family occupying the unit, an amount equal to the estimate made or approved by a
PHA or HUD, of the monthly cost of a reasonable consumption of such utilities and
other services for the unit by an energy conservative household of modest
circumstances consistent with the requirements of safe, sanitary and healthful
living.

27. UTILITY REIMBURSEMENT

The amount, if any, by which the Utility Allowance for the unit, if applicable,
exceeds the Total Tenant Payment for the Family occupying the unit.

28. VERY LOW-INCOME FAMILY

A Lower Income Family whose Annual income does not exceed 50 percent of the
median income for the area, as determined by HUD, with adjustments for smaller
and larger families. HUD may establish income limits higher or lower than 50
percent of the median income for the area on the basis of its finding that such
variations are necessary because of unusually high or low family incomes.

29. VETERAN

A person who has served in the active military service of the United States (Army,
Navy, Air Force, Marine Corps, Coast Guard, and the Commissioned Corps of the
United States Public Health Service) and who has been discharged or released from
such service under honorable circumstances.

30. WELFARE ASSISTANCE

Welfare or other payments to families or individuals, based on need, that are made
under programs funded, separately or jointly, by Federal, State or local
governments.

EXHIBIT 1 
 

STATEMENT CONCERNING DECONCENTRATION OF POVERTY 
IN PUBLIC HOUSING UNITS OPERATED BY THE 

HOUSING AUTHORITY OF GLOUCESTER COUNTY 
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The Housing Authority of Gloucester County has, since its inception in 1972, followed a philosophy 
in the provision of subsidized housing which concentrates the elderly in multifamily settings so 
that services can be provided economically and deconcentrates families so that their housing is 
“invisible” to the community.  This philosophy was formalized by the Board of Commissioners in 
February, 1999.  
 
The Housing Authority of Gloucester County operates public housing funded in three increments:  
NJ204-1, 3 and 4.  NJ204-1 consists of 62 scattered site single family two, three, and four bedroom 
homes.  The homes were acquired in the early 1980s through the public housing acquisition 
without rehabilitation program.  These homes are widely scattered throughout the County as 
shown on the attached map, which was reproduced using HUD’s 2020 software.  The homes were 
constructed  from the 1930s to the 1970s.  No two units are identical.  They are located in middle 
income neighborhoods where nearly all households have income from employment.  The 
neighborhoods where the NJ204-1 units are located do not have concentration of poverty.  Only two 
of the houses are located in neighborhoods where minority families predominate. 
 
NJ204-3, Carino Park Apartments, is located in downtown Williamstown.  There are 100 one-
bedroom units for the elderly and near elderly.  The residents include some younger disabled 
households.  It is next door to City Hall, the Policy Department, and the Fire Department.  It is one 
block from the main commercial area of Williamstown.  There is a mixture of rental housing and 
homeowners in the vicinity.  There are minority families in the surrounding area, but they do not 
predominate. 
 
NJ204-4, Deptford Park Apartments, is located in the center of Deptford Township.  There are 100 
one-bedroom units for the elderly.  The residents include some younger disabled households.  It is 
within one block of the Township Hall and Police Department.  The Deptford Fire Department 
Administrative Office is next to the property.  Commercial properties are located on the major 
thoroughfares close to Deptford Park.  Much of the remaining property is occupied by single-family 
middle-income homeowners.  The area is predominately non-minority.   
 

The following are relevant statistics developed using HUD’s 2020 software: 
 

204-1 Census Tract 
Average Income:     $18,326 $39,387 (County) 
% Minority:               31.1% 11.8% (County) 

204-3  
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Average Income:     $ 8,903 $32,433 
% Minority:              20.8% 13.2% 

204-4  
Average Income:     $ 9,580 $33,750 
% Minority:              19.2% 9.8% 

The public housing units designed for occupancy by families with children were selected to avoid 
placing public housing families in areas of low income and minority concentration.  The 
neighborhoods surrounding the units acquired in the 1980s have remained middle income 
neighborhoods.  It is the intent of the Housing Authority of Gloucester County to operate its Public 
Housing Program as it has been operated for the past 20 years.  The Housing Authority will review 
the statistics regarding the census tracts in which the public housing units are located annually in 
connection with the development of the Annual Plan.  If any changes in the surrounding 
neighborhoods are detected, the Housing Authority will consider a relevant change in policy at that 
time. 

 

EXHIBIT 2 
 

HOUSING ATHORITY OF GLOUCESTER COUNTY 
 

PUBLIC HOUSING PROGRAM 
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ADMISSIONS AND CONTINUED OCCUPANCY POLICY 
 

The following information shall be made available for all persons to review, upon request.  
Interested parties may contact the Authority at 853-1190 to review such information which includes 
the following: 
 

1. The Agency Plan; 
2. The Public Housing Admissions and Continued Occupancy Plan; 
3. A listing of developments and scattered sites by name, address, number of units, 

units designed with special accommodations, office locations and hours, telephone 
numbers, and resident facilities, as applicable; 

4. Current income limits for admission into the Program; 
5. Excess utility charges; 
6. Utility allowance schedule; 
7. Schedule of maintenance charges; 
8. Dwelling lease and all addendums; and 
9. The Authority’s Grievance Procedures. 

 

The Authority shall post this notice in a conspicuous place and at a height easily read by all 
persons, including persons with mobility disabilities at the following locations: 
 

The Housing Authority of Gloucester County – Main Office – 856-853-1190 
 100 Pop Moylan Blvd., Deptford, New Jersey  08096 
 

Carino Park Apartments – 856-728-4156 
 100 Chestnut Street, Williamstown, New Jersey  08094 
 

Deptford Park Apartments - 856-848-2882 
 120 Pop Moylan Blvd., Deptford, New Jersey  08096 
 

`
EXHIBIT 3 

 
RENT COLLECTION POLICY

1. All rent is due in advance on or before the first (1st) of each month.
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2. Rent not paid by the first (1st) of the month shall be considered delinquent.

3. The tenant shall be given a fourteen (14) day notice. This notice shall require the
tenant to pay the rent in full or give up possession of the unit within fourteen (14)
days. This notice can be sent at any time of the month at the discretion of the
Executive Director, or his designee. If, after fourteen (14) days, tenant has neither
vacated nor paid his/her delinquent rent in full, the Housing Authority’s attorney
will be notified to file through the court for possession of the unit. No further notice
will be sent to the tenant.

4. If rent is not paid in full by the thirteenth (13th) day of the month, a late fee of $13
shall be assessed.

5. Once the attorney has filed for possession, the court action can be stopped only with
the approval of the Executive Director.

6. No partial payments will be accepted unless the tenant has first met with the
Executive Director or his designee before the thirteenth (13th) day of the month and
given an acceptable reason as to why rent cannot be paid on time or in full and
agreed in writing to a reasonable method for the timely payment of the rent.

7. A tenant referred to court for a third (3rd) time within a twelve (12) month period
under this policy is to be considered a “chronic delinquent” and the attorney is to be
instructed to file for possession because of the chronic delinquency. If possession of
the unit is granted by the court, the tenant will not be afforded the opportunity to
pay the delinquent rent as a condition to stop the eviction. The Authority shall evict
the tenant because of the chronic delinquency; and, if the delinquent rent is not
paid, take other legal action to collect said delinquency.

8. The Authority shall accept rent payments in the form of cash, check, or money
order. Should a tenant present a check to Authority that is returned for non-
sufficient funds, the Authority will no longer accepts payments in the form of a
check from said tenant. If after three (3) years, the tenant has never paid their rent
late, the Authority shall consider reinstating check-writing privileges to the said
tenant upon the written request of the tenant. The tenant will be required to
provide bank statements to the Authority for the past three (3) years as proof that
the tenant does not have any history of presenting check(s) for payment without
proper funds.

EXHIBIT 4 
 

PLAN FOR DESIGNATING DEPTFORD PARK APARTMENTS (NJ 204-4) 
 AND CARINO PARK APARTMENTS (NJ 204-3) FOR OCCUPANCY BY  

ELDERLY HOUSEHOLDS & NEAR-ELDERLY DISABLED HOUSEHOLDS EXCLUSIVELY 
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HUD NOTICES PIH 97-12, 2002-12 AND 2005-2 

2005 THROUGH 2007 

BACKGROUND: Gloucester County is located within the Philadelphia Metropolitan Statistical 
Area.  Although it is part of a highly urbanized MSA, many parts of the County remain rural and 
small-town in character.  Residents feel strong ties to particular geographic communities within the 
County. 
 

Gloucester County is approximately 328 square miles in area.  Most of the population 
resides in communities in the Northern part of the County.  There are approximately 17 miles 
between the Housing Authority administrative offices in Deptford, located in the Northern part of 
the County, and Carino Park Apartments in Williamstown, located in the Southern part of the 
County. 
 

The original designation plan was in effect March 1997 through 2003.  HUD approved a 
renewal of the plan through 2005.  HAGC is requesting an extension of the previous plan through 
2007. 
 
EXISTING HOUSING RESOURCES: The Housing Authority of Gloucester County operates the 
following subsidized or affordable housing programs: 
 
1. Public Housing

A. Scattered sites NJ 204-1 - 62 units of 2, 3, and 4 bedroom single family units scattered 
throughout the County that are open to occupancy by all very low income 
households, including elderly and disabled. 

 
B. Carino Park Apartments NJ 204-3 - 100 units of 1 bedroom apartments located in the 

Southern part of the County that are available for occupancy by elderly, near elderly 
and disabled households. 

 
C. Deptford Park Apartments NJ 204-4 - 100 units of 1 bedroom apartments located in 

the Northern part of the County that are available for occupancy by elderly and 
disabled households. 

 
2. Colonial Park Apartments, Section 8 New Construction Program  - 200 units of 1 bedroom 

apartments located in the Northern part of the County that are available for occupancy by 
elderly households. 

 
3. Expanded Housing Opportunity Program - 12 units of 3 and 4 bedroom single family units 

located primarily in the Northern part of the County available for occupancy by low income 
households, including the elderly and disabled, at affordable rents. 

 
4. Section 8 Housing Choice Voucher Program - 1676 vouchers available to extremely-low and 

very-low income households, including the elderly and disabled.  Participants are selected 
from the waiting list without regard to bedroom size required.  Units scattered throughout 
the County. 

 
5. Section 8 Moderate Rehabilitation Housing Program - 23 certificates of participation for a 
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particular dwelling unit.  The Landlord and Authority have entered into Housing Assistance 
Payments contracts for specific units in particular buildings.  The Moderate Rehabilitation 
units are available to extremely-low and very-low income households, including the elderly 
and disabled.  Most Landlord contracts with the Authority have expired (approximately 200) 
and tenants have been issued Housing Choice Vouchers.  The Authority is providing 
Landlords with the opportunity to extend their expired contracts in accordance with Federal 
Regulations and HUD guidance.  The remaining Moderate Rehabilitation units are located 
in the Northern part of the County.   

 
6. Nancy J. Elkis Seniors Housing - 80 one bedroom units in the Northern part of the County 

available for occupancy at affordable rents by elderly households whose incomes do not 
exceed 60% of the median for the County. 

 
7. Section 8 Housing Choice Voucher Program Designated for Housing Preferences – A total 

of 145 Vouchers for non-elderly disabled households for which funding was announced by 
HUD on September 24, 1997.  125 of these Vouchers were awarded as part of HUD NOFA 
FR-4207-01, Establishment of Preferences at Certain Section 8 Developments.  20 additional 
Vouchers have been designated for non-elderly disabled households through Fair Share 
Voucher allocations in 2000 and 2001.  These 145 Vouchers are available to non-elderly 
disabled, extremely-low and very-low income households.  Participants are selected from the 
waiting list without regard to bedroom size.  The Voucher units are scattered throughout the 
County. 

 
CONSOLIDATED PLAN: The 2000 - 2005 Consolidated Plan adopted by Gloucester County 
states that 43% of the elderly, owner occupied households and 46% of the elderly, renter occupied 
households are cost burdened by paying greater than 30% of income for shelter.  A total of 10,562 
lower income households are elderly, comprising 67.4% of all elderly households. Thus, the elderly 
are clearly a segment of the County’s population needing targeted housing assistance. 
 

The developmentally disabled, physically disabled and persons with AIDS in need of 
supportive housing, according to the County’s Consolidated Plan, are approximately 4,700.  The 
estimates were made using data from studies performed by the State and other advocacy groups. 
 

FAIR HOUSING: The population of Gloucester County is approximately 90% non-minority and 
10% minority.  Approximately 16% of the very low-income households in Gloucester County are 
minority. 
 

Deptford Park and Carino Park were first occupied in the mid-1980s.  They have always 
been open to and occupied by all racial/ethnic groups residing in the County.   Deptford Park 
residents are 26 % minority and Carino Park residents are 19% minority at the time this Plan was 
written.  The Housing Authority waiting lists for all programs for 1-bedroom units contains 55.4% 
non-minority and 44.6% minority applicants. 
 

It appears that continuing the designation of Deptford Park and Carino Park for elderly and 
disabled near-elderly exclusively will not change the racial demographics of the buildings. 
 
ACCESSIBLE HOUSING RESOURCES: The Housing Authority committed to HUD in its 
application for Vouchers designated for the non-elderly disabled to provide assistance to disabled 
applicants in locating units accessible to them.  The Gloucester County Offices of the Disabled and 
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Community Development committed to aiding in this effort by locating funding for landlords 
willing to modify their units to make them accessible.  The Housing Authority has employed a staff 
person who is designated to provide this assistance to the non-elderly disabled and to the landlords. 
 
DESIGNATION POLICY: The Board of Commissioners of the Housing Authority of Gloucester 
County amended the Admissions and Continued Occupancy Policy for its Public Housing Program 
to incorporate this Plan in 2003.  Admission to 100% of the units at Deptford Park Apartments, NJ 
204-4, is restricted to elderly and near-elderly disabled households.  Admission to 100% of the units 
at Carino Park Apartments, NJ 204-3, is restricted to elderly and near-elderly disabled households.  
An elderly household is one whose head or spouse is 62 years of age or older.  A near-elderly 
disabled household is one whose head or spouse is between the ages of 50 and 62 years and the 
head or spouse is disabled. 
 

Any current resident of Deptford Park or Carino Park who does not meet the age-based 
and/or disability admission criteria may continue to reside in their unit as long as they meet their 
obligations under the lease and any other criteria imposed by the Admissions and Continued 
Occupancy Policy.  Those non-elderly disabled tenants residing in Deptford Park and Carino Park 
who wish to apply for the 145 Vouchers set aside for the non-elderly disabled may do so.  Their 
application will be treated as any other.  They will be housed in the order established in the Section 
8 Administrative Plan and will receive no preference for these Vouchers as a result of their 
residency in Deptford Park or Carino Park.  Please refer to the chart below summarizing the 
designation. 
 

Development   Development   Total # Units  Total # Units 
 Name          Number     in Project   Designated  

 
Carino Park Apts.    NJ 204-003             100 - 1Bedroom 100 - 1 Bedroom 

Designated to elderly and 
near elderly disabled  
 

Deptford Park Apts.   NJ 204-004  100 - 1Bedroom 100 - 1 Bedroom 
Designated to elderly and 
near elderly disabled 

 
CERTIFICATION: The Housing Authority of Gloucester County certifies there are no 
unanticipated adverse impacts on the Housing Resources for the groups not being served due to 
the designation. 
 



HOUSING AUTHORITY OF GLOUCESTER COUNTY

AMENDMENT TO THE ADMINISTRATIVE PLAN OF THE
SECTION 8 HOUSING CHOICE VOUCHER & MODERATE

REHABILITATION PROGRAMS
SEPTEMBER 24, 2008

The following changes shall be effective immediately upon adoption of the Board of
Commissioners. Section VIII. Charges to the Administrative Fee Reserve shall be
renamed to Section VIII. Charges to the Net Restricted Assets Account
(Administrative Fee Equity Account) and Other Accounting Provisions

VIII. CHARGES TO THE NET RESTRICTED ASSETS ACCOUNT
(ADMINISTRATIVE FEE EQUITY ACCOUNT) AND OTHER ACCOUNTING
PROVISIONS

In no event shall amounts be charged to the Section 8 Net Restricted Assets account
(also referred to as the Administrative Fee Equity Account) without formal
approval from the Board of Commissioners through Board Resolution.

In the event HUD will not provide funding for units under lease in excess of the
Annual Contributions Contract, the Authority must identify funds to pay for such
units and may only do so by formal approval from the Board of Commissioners
through Board Resolution.

Should funds not be available to pay for over-leased units, the Authority may have
to terminate rental assistance contracts. Such contracts will be selected by
determining the clients who are the relying on the Section 8 assistance the least. The
action to terminate assistance for over-leased units may only be done by formal
approval from the Board of Commissioners through Board Resolution.





02/2007 

HOUSING AUTHORITY OF GLOUCESTER COUNTY 
INFORMAL REVIEW PROCEDURES FOR ALL APPLICANTS 

1. NOTICE TO APPLICANT 

The Authority will give an applicant for participation in the Public Housing, Section 8 Housing Choice Voucher and Section 8 Mod 
Rehab Programs prompt notice of a decision denying assistance to the applicant. The notice will contain a brief statement of the 
reasons for the Authority decision. The notice will state that the applicant may request an informal review, in writing, within 10 
calendar days of the denial of assistance. 

 
2. THE AUTHORITY WILL NOT PROVIDE THE APPLICANT AN OPPORTUNITY FOR AN 

INFORMAL REVIEW FOR ANY OF THE FOLLOWING REASONS:

1) A determination of the family unit size under the Authority subsidy standards. 
2) An Authority determination not to approve an extension or suspension of a certificate or voucher term. 
3) An Authority determination not to grant approval to lease a unit under the program or to approve a proposed lease (grant 

approval of the tenancy). 
4) An Authority determination that a unit selected by an applicant is not in compliance with HQS. 
5) An Authority determination that the unit is not in accordance with HQS because of family size or composition. 
6) General policy issues or class grievances. 
7) Discretionary administrative determinations by the Authority. 

 
3. INFORMAL REVIEW PROCESS 
 

The Authority will give an applicant an opportunity for an informal review of the Authority decision denying assistance to the 
applicant. The procedure is as follows: 

 
1) The review will be conducted by any person or persons designated by the Authority other than the person who made or approved 

the decision under review or a subordinate of this person. 
2) The applicant will be mailed a notice stating the date, time, and location for the informal review at least 5 calendar days prior to 

the scheduled date of such review. 
3) The applicant will be given an opportunity to present written or oral objections to the Authority decision. 
4) The applicant has the right to be represented by any person, including an attorney of their choice, but the applicant must still 

appear at the informal review. 
5) The Authority will notify the applicant of the Authority decision, in writing, within 14 calendar days following the informal 

review. The notification will include a brief statement of the reasons for the final decision. 
 
4. CONSIDERING CIRCUMSTANCES 

 
In deciding whether to deny assistance because of action or inaction by members of the family, the Authority may consider all of the 
circumstances in each case, including the seriousness of the case, the extent of participation or culpability of individual family 
members, and the effects of denial of assistance on other family members who were not involved in the action or failure. 

 
The Authority may impose, as a condition of assistance for other family members, a requirement that family members who 
participated in or were culpable for the action or failure will not reside in the unit.  

 
5. INFORMAL REVIEW PROCEDURES FOR DENIAL OF ASSISTANCE ON THE BASIS OF 

INELIGIBLE IMMIGRATION STATUS 
 

The applicant family may request that the Authority provide for an informal review after the family has notification of the INS 
decision on appeal, or in lieu of request of appeal to the INS. This request must be made by the applicant family within 30 days of 
receipt of the Notice of Denial or Termination of Assistance, or within 30 days of receipt of the INS appeal decision. 

 
For applicant families, the Informal Review Process above will be utilized with the exception that the applicant family will have up to 
30 days of receipt of the Notice of Denial or Termination of Assistance, or of the INS appeal decision to request the review. 

 



HOUSING AUTHORITY OF GLOUCESTER COUNTY 

STATEMENT REGARDING ASSET MANAGEMENT 

ATTACHMENT TO THE 2010 AGENCY PLAN 

 

The Authority has established 3 AMPs and a central office cost center.  Each 

are accounted for and managed separately in accordance with the Asset 

Management regulations.  Two of the AMPs are 100 unit, high-rise apartment 

complexes for the elderly and near elderly disabled families.  One of the AMPs 

is 62 scattered site, single family homes. 

Year 1 and Year 2 Stop Loss Applications were submitted to HUD in a timely 

manner.  The Year 1 submission had a partial field office review.  No written 

results have been received to date. 

 The Capital Fund forms, as attached, depict the rehabilitation and 

modernization plans for each of the 3 AMPs of the HAGC. 

 The philosophy of the Housing Authority of Gloucester County since its 

inception has been to concentrate the elderly families in high rise buildings and 

scatter the non-elderly families.  Therefore, the elderly families can readily 

receive services available to them from the Authority and other sources.  By not 

concentrating the low-income, non-elderly families, one prevents the 

development of projects.  Each single family home is maintained to the 

neighborhood standards.  Approximately every 7 years they are rehabilitated 

through Capital Fund funds. 





HOUSING AUTHORITY OF GLOUCESTER COUNTY 
 

STATEMENT REGARDING THE  
VIOLENCE AGAINST WOMEN’S ACT 

 
ATTACHMENT TO 2010ANNUAL PLAN 

 

The Housing Authority of Gloucester County has allocated up to 104 Section 8 
Housing Choice Vouchers for victims of domestic violence.   These vouchers are 
available to clients referred by various social service agencies who certify the client as 
a victim of domestic violence.  The Authority has interlocal service agreements with 
agencies who provide counseling, transitional housing, and other services to 
domestic violence victims.  Some of these affiliations date back to 1999.  Historically, 
the Authority has provided letters of support when any of these agencies have 
applied for funding. 
 
The Authority has implemented the new hap contract and tenancy addendum, 
issued by HUD in February 2007, which includes protection for victims of domestic 
violence.  The Authority reviews the tenancy addendum in detail with the clients, 
prior to their signing it.  This activity is performed to ensure our clients are aware of 
their rights under the Violence Against Women’s Act.  The Authority has also 
implemented the use of HUD-50066, Certification of Domestic Violence, Dating or 
Stalking, when applicable. 
 



HOUSING AUTHORITY OF GLOUCESTER COUNTY

REQUIRED ATTACHMENT TO THE
2010ANNUAL PLAN

IMPLEMENTATION OF PUBLIC HOUSING RESIDENT COMMUNITY SERVICE REQUIREMENTS

In accordance with the Quality Housing and Work Responsibility Act, Section 512, the Authority shall require each non-
exempt, adult Public Housing resident to a) contribute a minimum of 8 hours of community service per month or b)
participate in an economic self-sufficiency program for at least 8 hours per month. This requirement shall be implemented
through a lease addendum.

The Authority shall notify all family members of the community service requirement and of the categories of individuals who
are exempt from the requirement. The notification will provide the opportunity for family members to claim and explain an
exempt status. The Authority shall verify, annually, as applicable, the exempt status of Public Housing residents. The
Authority will accept similar forms of 3rd party verification as used for income determination and admission purposes. Also,
Public Housing residents may claim exemption during the year, between annual reexaminations, but only upon written
notification to the Authority.

The Authority will refer, those adult Public Housing residents, who do not meet one of the criteria above for exemption, to the
Gloucester County Volunteer Center. The Gloucester County Volunteer Center acts as a clearinghouse for residents within
Gloucester County to offer their time or services to organizations in need of volunteers. It is the intention of the Authority
that residents provide services to their own communities. The term “community” is intended to mean the smallest geographic
area in which the Public Housing resident’s dwelling unit is located.

The Authority encourages adult Public Housing residents to utilize the Volunteer Center to fulfill their obligation, as described
above. Residents who choose not to utilize the Volunteer Center may fulfill their requirement by other means, but only upon
the written approval of the Authority. The Authority will also accept participation in self-sufficiency activities to satisfy part
or all of the resident’s Community Service requirement. The Authority shall consider activities that are designed to
encourage, train, or facilitate economic independence as valid activities to fulfill the requirement. The Authority will refer
interested residents to the Gloucester County Board of Social Services to participate in an economic self-sufficiency activity.
In no case will the Authority consider political activity to fulfill the Community Service requirement.

The Authority will monitor the appropriateness of the service and/or participation in an economic self-sufficiency activity and
confirm the resident’s participation through a letter of participation on official letterhead, signed by a duly authorized
representative of the organization from where the service was performed, which indicates the number of hours fulfilled and a
brief description of what was performed. In this manner, the organization is certifying the services that were provided by the
adult Public Housing resident.

Letters or other appropriate documentation must be submitted to Authority no later than 30 days prior to the expiration of
the lease term in order to determine if the resident has fulfilled the community service requirement, in accordance with the
Quality Housing and Work Responsibility Act, Section 512. Such determinations shall be made in accordance with the
principles of due process and on a nondiscriminatory basis.

If it is determined that an adult Public Housing resident is not in compliance with the above requirement, the Authority shall
notify the non-compliant resident and the head of household, in writing, of the following:
1. of such noncompliance;
2. that the determination is subject to administrative review through the Authority's grievance procedure; and
3. that the family’s lease will not be renewed unless the noncompliant family members enter into an agreement

to cure such noncompliance. The Authority may not renew or extend the family’s lease upon expiration of the lease
term and shall take such action as is necessary to terminate the tenancy of the family, unless the noncompliant family
members enter into an agreement with the Authority, before the expiration of the lease term, which provides that the
residents will cure any noncompliance and lease violations by participating in an economic self-sufficiency program or
by contributing to community service as many additional hours as necessary to comply with the lease and the Act.

A Notice to Quit and Demand for Possession will be sent to residents who fail to complete their community service
requirement or to enter into an agreement as described in #2 above. If a resident enters into an agreement and does not fulfill
the requirements of the agreement within the next lease term, as specified in the agreement, a Notice to Quit and Demand for
Possession will be sent at the end of the lease term. The Authority will not enter into a second agreement with residents who
failed to comply with the first one. Continued noncompliance with the Community Service requirements will result in eviction
of the entire family unless the noncompliant family member is no longer a part of the household (removed from the lease).



HOUSING AUTHORITY OF GLOUCESTER COUNTY
REQUIRED ATTACHMENT TO THE

2010 ANNUAL PLAN
PET POLICY

The Authority’s Pet Policy provides for the ownership of pets defined as follows:

1. Domesticated dogs not exceeding 25 pounds in weight and meeting other requirements of the
Policy.

2. Domesticated declawed cats not exceeding 13 pounds in weight and meeting other
requirements of this Policy.

3. Fish in approved tank not exceeding 20 gallons of water.
4. Domesticated, caged, small birds in approved cage.
5. No other living creature shall be construed as a pet for the purposes of this policy.

Prior to placing a pet into residency in any Public Housing unit, tenant must file an application for
a Pet Permit. A Pet Permit will be issued after all initial conditions of this Policy have been met
(such as renter’s insurance, municipal registration, proper inoculations, etc.) Applications will be
processed on a first-come, first-served basis.

Prior to issuance of Pet Permit, applicant agrees to post a pet security deposit of $100.00 for each
cat or dog. Said security deposit will be applied to damages caused by the pet upon tenant vacating
apartment together with assessment to tenant for any deficiency in the amount of the deposit as
applied to specific damages. Any balance will be refunded to tenant after tenant moves or no
longer owns the pet. Total pet security deposit may be paid over time. Initial amount of $50 is due
when pet is brought into unit. Subsequent monthly payments of $10 must be made until $100
requirement has been satisfied.

Tenants will be charged a separate waste removal penalty fee of $5 per occurrence, for failure to
comply with pet rule on waste removal. Additionally, for Project 204-1 only, a non-refundable
monthly fee of $5 will be charged to cover the operating costs relating to the presence of pets.

Upon petition by two (2) or more neighboring residents alleging complaint against the pet owner
for non-compliance of Pet Policy, tenant agrees to a hearing on said infraction by the Executive
Director, or his designee, and to abide by determination of said hearing including removal of pet
within 72 hours if removal of pet is decision of the Executive Director, or his designee, at the
hearing.

Damages caused by pet as determined by inspection shall be repaired/replaced by management at
full repair/replacement cost at time of discovery of damage. Tenant will be billed for full repair
cost at time of repair.

Upon determination by the Authority, the following conditions may be considered cause for
revocation of a pet permit:

1. Pet has caused damage to apartment/house, common areas, personal property or persons.
2. Pet has bitten, scratched or caused injury to any person.
3. Pet makes animal sounds that are generally annoying to tenants, neighbors or Housing

Authority management. For example: Barking dog or loud meowing cat.
4. Pet defecates or urinates in apartment/house, common areas or grounds.
5. Pet is found out of control of tenant: a) dog off leash; b) cat running loose; c) bird not caged.
6. Upon expiration of municipal animal license, unless renewed.
7. Upon expiration of inoculation unless current inoculation status is recertified.
8. Upon any determination by Director that pet is a danger and hazard to the health and safety of

tenants, management, employees and/or guests of Housing Authority.



HOUSING AUTHORITY OF GLOUCESTER COUNTY 

AMENDMENT TO THE SECTION 8 HOUSING CHOICE VOUCHER 
ADMINISTRATIVE PLAN 

STATEMENT AFFIRMATIVELY FURTHERING 
 FAIR HOUSING  

 

According to the 2005-2009 Consolidated Plan for the County of Gloucester, the most 
important impediment to affordable housing is the lack of Federal and State resources for affordable 
housing initiatives.  The Authority has in the past and will continue to pursue additional affordable 
housing units when the opportunities are available.  In 1976 the Authority was awarded 140 units of 
Section 8 Existing Leasing Certificates.  Presently the Authority administers nine various subsidized 
housing programs comprising over 2,500 units.  The Authority most recently facilitated the 
development of a Section 202 building of 75 assisted housing units.  The building is fully occupied 
and has been since September, 2005. Construction was completed in July 2005.  The Authority is the 
management agent.   
 

The Authority has clearly made efforts to overcome the lack of affordable housing as 
identified in the Gloucester County Consolidated Plan.  The Authority will submit an application 
should additional Section 8 Housing Choice Vouchers become available through HUD.  The 
Authority is currently pursuing other avenues of creating and/or managing affordable housing units 
within Gloucester County in an effort to overcome the lack of affordable housing as identified in the 
Gloucester County Consolidated Plan.  The Authority has promoted fair housing choice since its 
inception.  The composition of the Authority’s participants represents the diversity of the County’s 
low-income population.   
 

Persons who have alleged discrimination in housing will have their case administered by the 
Intake Supervisor (if it is a new admission) or the Section 8 Supervisor (if it is a move) to personally 
assist the family in finding a suitable unit and to prevent any repeated discrimination against the 
family.  The Intake Supervisor or Section 8 Supervisor, as appropriate, shall provide personal 
referrals to units with vacancies and call the apartment managers of said units to arrange for an 
appointment for the family to see the unit. 

 



HOUSING AUTHORITY OF GLOUCESTER COUNTY 

AMENDMENT TO THE SECTION 8 HOUSING CHOICE VOUCHER 
ADMINISTRATIVE PLAN 

STATEMENT AFFIRMATIVELY FURTHERING 
 FAIR HOUSING  

 

Additionally, assistance will be given to families who have claimed illegal discrimination in 
the exercise of their rights under Federal State, and/or local law and name of persons responsible for 
providing assistance.  Either the Intake Supervisor or Section 8 Supervisor, as appropriate, shall: 
 

1. Take a statement regarding the time, place, and participants in the alleged 
discrimination. 

2. Aid complainant in filing a HUD-903.1. 
3. Aid complainant in contacting and filing a complaint with the New Jersey Division on 

Civil Rights/Housing Section. 
4. As an advocate of complainant, meet with the apartment owner/manager and resolve 

alleged basis for discrimination. 
5. Work in conjunction with investigators and others in an attempt to assure compliance 

with the law and have the family housed. 
6. Refer the matter the Authority's Counsel for consideration on referring the matter to             

 the prosecutor.  
 

In an effort to promote fair housing rights and fair housing choice, the Authority has 
implemented an Equal Opportunity Housing Policy (EOHP).  A copy the EOHP is included with 
this funding application, has previously been submitted to the Director of Public Housing (Newark 
field office) and has been distributed to staff.  Select management staff members have attended fair 
housing training as conducted by the State of NJ. 
 

The Authority shall advertise in the designated community-wide newspaper for FSS and 
Homeownership Coordinator positions if they should become available.  Any position postings must 
be done in accordance with the Union Contract effective at the time of posting. 
 



HOUSING AUTHORITY OF GLOUCESTER COUNTY 

AMENDMENT TO THE SECTION 8 HOUSING CHOICE VOUCHER 
ADMINISTRATIVE PLAN 

STATEMENT AFFIRMATIVELY FURTHERING 
 FAIR HOUSING  

 

The Authority shall market the Section 8 Housing Choice Voucher, Moderate Rehabilitation,  
Family Self-Sufficiency, and Section 8 Homeownership Programs to all eligible persons, including 
persons with disabilities and persons with limited English proficiency. 
 

The Authority has administrative offices and communications which facilitate applications 
and service delivery accessible to persons with disabilities.  Reasonable accommodations relating to 
one’s disability are granted upon the request of the individual unless such request would provide an 
undue financial or administrative burden or fundamentally alter the nature of a particular program or 
activity. 
 

The Authority shall provide fair housing counseling services or refer individuals who believe 
they are victims of housing discrimination to fair housing agencies.  Also, refer to the Equal 
Opportunity Housing Plan and the additional statements above.   
 

The Authority shall recruit landlords and service provides in areas to expand the housing 
choice to program participants in as much as the funding for the various programs permit. 
 

The Authority shall maintain records of each family’s race, ethnicity, familial status, and 
disability status on the prescribed Form HUD-50058. 
 

The Authority shall follow all applicable laws, rules, and regulations with respect to Fair 
Housing and Equal Opportunity Housing. 
 



HOUSING AUTHORITY OF GLOUCESTER COUNTY
STATEMENT OF HOUSING NEEDS &

STRATEGY FOR ADDRESSING HOUSING NEEDS
2010 Agency Plan

The Public Housing and Section 8 Housing Choice Voucher Programs operated by the
Housing Authority are needed in Gloucester County. The community views them as an
asset, in general. In previous years, HUD considered the Housing Authority a High
Performing Agency in the administration of its Public Housing Program and the Section 8
Program also rated as a High Performer under the HUD criteria. Due to funding cuts, for
2005, HUD ranked the Housing Authority of Gloucester County a Standard Performer for
both Public Housing and Section 8. Section 8 and Public Housing were both designated as
High performers for 2006. For the fiscal year ended 12/31/07 and 12/31/08 the Public
Housing Program was ranked as a Standard Performer and Section Housing Choice
Voucher was a High Performer. The decrease in the PHAS score is due to the financial
indicator, specifically the current ratio and number of months expendable fund balance.
HUD has drastically cut the Authority’s funding and it has had a negative effect on our
PHAS score. The Housing Authority intends to continue to operate its programs effectively
and efficiently and will strive to regain the high performer designation, despite the various
funding cuts. The Housing Authority will pursue additional affordable housing for the
County when appropriate opportunities are available. The Housing Authority will strive to
make opportunities available to participants in its programs to enhance their quality of life.

Housing for the elderly will generally be provided in concentrated multifamily settings to
allow economies of scale in the operation of the development and provision of services.
Housing for families, particularly those with children, will generally be provided on a non-
concentrated basis and shall, to the maximum extent possible, remain invisible in the
community in which it is located. Housing for the disabled will, to the maximum extent
possible, meet the needs of the individual’s particular disability.

As of 6/01/09, there were 6,829 families on our wait list. 4,391families have applied for the
Public Housing Program and 4388 families have applied for the Section 8 Housing Choice
Voucher Program.

As of the date the 2010 Agency Plan is submitted the S8 Housing Choice Voucher waiting
list is closed. HAGC opened the S8 wait list once every 3-4 months for one week at a time
during 2004 in accordance with the approved plan. With the 2005 Agency Plan
submission, HAGC requested to keep the S8 HCV wait list closed and only opened as
determined necessary by the Executive Director on an ongoing basis. The request was
approved by HUD. HAGC opened the Section 8 wait list January 8-12, 2007, July 10-12,
2007, January 29-31, 2008, and January 20-22, 2009. The Public Housing wait list remains
open on an ongoing basis.

Please note the following according to the Gloucester County Consolidated Plan for fiscal



years 2005-2009.

“The preceding analysis identifies elderly and small households in the lowest
income ranges as those with the greatest number of reporting housing
problems. In many instances large households report overcrowding
problems. At the lowest income levels paying more than 50 percent of
income for housing is the major concern. However, as income levels rise the
issue becomes that of paying more than 30 percent of income for housing.

The households with mobility and self-care limitations report housing
problems especially among “other” owner households in the higher income
levels.

There are three instances of Disproportionate Need in the County. The
greatest single instance is that of the African American households in the
<30% of MFI Income level. There are some 1,500 households in this group
and 75 percent of them report housing problems. Neither overcrowding nor
substandard housing is considered a concern in Gloucester County.”

Following are various strategies the Authority will use to address the housing needs in
Gloucester County as reported in previous Agency Plans. The single most valuable
resource is additional housing units. The Authority will aggressively pursue any additional
units from HUD when available. Also, please refer to the 5-Year Goals and Objectives for
additional strategies regarding fulfilling our mission.

Strategy for Addressing Needs
Provide a brief description of the PHA’s strategy for addressing the housing needs of families on the PHA’s public
housing and Section 8 waiting lists IN THE UPCOMING YEAR, and the Agency’s reasons for choosing this
strategy.

(1) Strategies
Need: Shortage of affordable housing for all eligible populations

Strategy 1. Maximize the number of affordable units available to the PHA within its
current resources by:
Select all that apply

Employ effective maintenance and management policies to minimize the number of
public housing units off-line
Reduce turnover time for vacated public housing units
Reduce time to renovate public housing units
Seek replacement of public housing units lost to the inventory through mixed finance
development
Seek replacement of public housing units lost to the inventory through section 8
replacement housing resources
Maintain or increase section 8 lease-up rates by establishing payment standards that will



enable families to rent throughout the jurisdiction
Undertake measures to ensure access to affordable housing among families assisted by
the PHA, regardless of unit size required
Maintain or increase section 8 lease-up rates by marketing the program to owners,
particularly those outside of areas of minority and poverty concentration
Maintain or increase section 8 lease-up rates by effectively screening Section 8 applicants
to increase owner acceptance of program
Participate in the Consolidated Plan development process to ensure coordination with
broader community strategies
Other (list below)

1. Participate in the Section 8 Homeownership Program to increase the
number of affordable housing units available.

Strategy 2: Increase the number of affordable housing units by:
Select all that apply

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.
Other: (list below)

2. Participate in the Section 8 Homeownership Program to increase the
number of affordable housing units available.

Need: Specific Family Types: Families at or below 30% of median

Strategy 1: Target available assistance to families at or below 30 % of AMI
Select all that apply

Exceed HUD federal targeting requirements for families at or below 30% of AMI in
public housing
Exceed HUD federal targeting requirements for families at or below 30% of AMI in
tenant-based section 8 assistance
Employ admissions preferences aimed at families with economic hardships
Adopt rent policies to support and encourage work
Other: (list below)

Need: Specific Family Types: Families at or below 50% of median

Strategy 1: Target available assistance to families at or below 50% of AMI
Select all that apply

Employ admissions preferences aimed at families who are working



Adopt rent policies to support and encourage work
Other: (list below)

Need: Specific Family Types: The Elderly

Strategy 1: Target available assistance to the elderly:
Select all that apply

Seek designation of public housing for the elderly
Apply for special-purpose vouchers targeted to the elderly, should they become available
Other: (list below)

Need: Specific Family Types: Families with Disabilities

Strategy 1: Target available assistance to Families with Disabilities:
Select all that apply

Seek designation of public housing for families with disabilities
Carry out the modifications needed in public housing based on the section 504 Needs
Assessment for Public Housing
Apply for special-purpose vouchers targeted to families with disabilities, should they
become available
Affirmatively market to local non-profit agencies that assist families with disabilities
Other: (list below)

Need: Specific Family Types: Races or ethnicities with disproportionate housing needs

Strategy 1: Increase awareness of PHA resources among families of races and ethnicities
with disproportionate needs:

Select if applicable

Affirmatively market to races/ethnicities shown to have disproportionate housing needs
Other: (list below)

Strategy 2: Conduct activities to affirmatively further fair housing
Select all that apply

Counsel section 8 tenants as to location of units outside of areas of poverty or minority
concentration and assist them to locate those units
Market the section 8 program to owners outside of areas of poverty /minority
concentrations
Other: (list below)

Other Housing Needs & Strategies: (list needs and strategies below)

(2) Reasons for Selecting Strategies
Of the factors listed below, select all that influenced the PHA’s selection of the strategies it will



pursue:

Funding constraints
Staffing constraints
Limited availability of sites for assisted housing
Extent to which particular housing needs are met by other organizations in the
community
Evidence of housing needs as demonstrated in the Consolidated Plan and other
information available to the PHA
Influence of the housing market on PHA programs
Community priorities regarding housing assistance
Results of consultation with local or state government
Results of consultation with residents and the Resident Advisory Board
Results of consultation with advocacy groups
Other: (list below)



HOUSING AUTHORITY OF GLOUCESTER COUNTY
2010 AGENCY PLAN

DEFINITION OF SIGNIFICANT AMENDMENT AND
SUBSTANTIAL DEVIATION/MODIFICATION

Significant amendments and substantial deviations/modifications from the 5
Year Plan and Annual Plan shall be defined as discretionary changes in the
plans or Authority policies that fundamentally change the mission, goals,
objectives, or plans of the Authority and which require formal approval of the
Board of Commissioners.
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