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The Board of Commissioners 
Housing Authority of the City of Vineland 
Vineland, New Jersey 08360 
 
Dear Commissioner: 
 
The Regular Meeting for the Housing Authority of the City of Vineland will be held in 
person on Thursday, May 18, 2023 at 6:00 p.m. at the Administrative Building, 191 W. 
Chestnut Avenue, Vineland, NJ  08360. 
 
The Board may go into executive session to discuss personnel matters and any other 
housing business that meets the criteria for an executive session.  Formal action may be 
taken. 
 
Sincerely, 
 
 
Jacqueline S. Jones 
Executive Director 
 
JSJ:gp 
 
Enclosures 
 
 
 
 
 



 

 

REVISED 
Housing Authority of the City of Vineland 

 AGENDA                                                                                          
Thursday, May 18, 2023 

6:00 p.m. 
 
 
 

1. Open Meeting 
 
2. Roll Call 

 
3. Reading of the “Sunshine Law Statement” 

 
4. Approval of Minutes of the Regular Meeting conducted on April 20, 2023 
  
5. Fee Accountant’s Report 
 
6. Executive Director’s Report 

 
7. Committee Report 

 
8. Old Business 

 
9. New Business – Auditors – Bowman & Company, Michael Thilker 

 
10. Resolutions: 

 
# 2023-23 Monthly Expenses (updated) 
 
# 2023-24 Awarding Real Estate Sales Professional Services 
 
# 2023-25 Reject Bids for Elevator Maintenance and Modernization at Kidston and Olivio 

Towers (received 5/11/2023) 
 
# 2023-26 Audit Review Certificate FYE 2021 
 
# 2023-27 Revisions to the Public Housing Admissions and Continued Occupancy Policy 

 
Executive Session if required 
 

11. Comments from the press and/or public (limited to 5 minutes for each speaker) 
 
12. Comments from Board Members 

 
13.  Adjournment 



 

 
 

1 

Housing Authority of the City of Vineland 
 

R E GULA R  ME E TI NG  

Thursday, April 20, 2023 

6:00 p.m. 

 
The Regular Meeting of the Housing Authority of the City of Vineland was called to order by 
Chairman Ruiz-Mesa on Thursday, April 20, 2023, at 6:00 p.m. at the office of the Authority 
located at 191 W. Chestnut Avenue, Vineland, New Jersey 08360. 
 
The following Commissioners were present: 
 
                        Commissioner Chris Chapman 

Commissioner Daniel Peretti  (Absent) 
Commissioner Brian Asselta 
Commissioner Albert Porter 
Commissioner Iris Acosta-Jimenez 
Chairman Mario Ruiz-Mesa 
 

Also present were Jacqueline Jones, Executive Director, Wendy Hughes, Assistant Executive 
Director, Harry Furman, Esquire – Solicitor, Linda Cavallo – Accountant and Gloria Pomales, 
Executive Assistant. 
 
Chairman Ruiz-Mesa read the Sunshine Law. 
 
Chairman Ruiz-Mesa entertained a motion to approve the minutes of the Regular Meeting held 
on March 16, 2023.  A motion was made by Commissioner Asselta and seconded by 
Commissioner Chapman. The following vote was taken: 
 

Commissioner Chris Chapman  (Yes) 
Commissioner Daniel Peretti  (Absent) 
Commissioner Brian Asselta  (Yes) 
Commissioner Albert Porter  (Yes) 
Commissioner Iris Acosta-Jimenez (Yes) 
Chairman Mario Ruiz-Mesa  (Yes) 
 

Chairman Ruiz-Mesa called for the Financial Report from the Fee Accountant. Linda Cavallo 
reviewed the Financial Report for the six months ending March 31, 2023. 
 
Executive Director’s Report: 
 
Chairman Ruiz-Mesa requested the Executive Administrative Report. Mrs. Jones provided a quick 
update on Audit FYE 2021.  The auditors do have the information from the State for the post-
employment health benefits.  The plan is for the auditors to be at next month’s meeting to present 
the audit to the Board.  It is a clean audit report. 
 
The Authority is working on the Kidston/Olivio elevator refurbishment project.  The project will be 
going out to bid in the next couple of days. 
 
The Kidston Towers exterior project is almost finished.  The close out paperwork is being 
processed.  The interior project at Kidston and Olivio is also about finished.  There are few items 
left to complete due to supply chains issues. 
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The Authority is working with the residents of the Scattered Site Homes that will be sold.  These 
residents will be moved to the houses that are closer to the office the Authority will keep and are 
vacant.   
 
Melrose currently has one vacancy and another vacancy is anticipated, but the project is 
financially healthy.  The audit was just finished on Melrose as well and will be brought to the Board 
next month.  The development fee for this project has been paid in full to the Vineland Housing 
Development Corporation. 
 
Mrs. Jones spoke about the voucher funding last month where HUD indicated there would be 
about a 7.7% increase in the Authority’s funding from last year.  Mrs. Jones will believe it when 
the money is received.  It is anticipated to be received in May.  The calculations do work out fairly 
close to a $520,000 increase in Housing Assistance Payment funding.  With the Authority’s 
average housing assistance payment of about $800, the Authority anticipates leasing up 54 new 
families with these vouchers.  There is another voucher program called Mainstream, which is a  
special allocation of vouchers.  The Authority was allocated 40 of those.  About 20 of those have 
been leased. 
 
Mrs. Jones reported there are some changes in HUD rules regarding how the rent is calculated 
with the tenants.  This has been kicked around for about 6 years.  The Authority will have to 
change the Administrative Plan for Section 8 and the Admissions and Continued Occupancy 
Policy for public housing.  The changes have to do with over-income residents as well as some 
medical benefit deduction differences.  There are also asset limitations of approximately 
$100,000.  If an applicant has $100,000 in assets they would not qualify for housing or if they own 
a home and it is livable, they would not be qualified for housing either.  The Authority is working 
on scheduling training and Mrs. Jones will provide an update at next month’s meeting. 
 
Commissioner Porter asked for the status of working with the tenants in regard to the furniture for 
the Towers.  Mrs. Jones reported she is waiting for the samples from the furniture company. 
 
Commissioner Porter asked how the $100,000 asset limitation would impact the residents.  Mrs. 
Jones does not know if it will affect current residents.  Over-income issues would affect current 
residents.  The Authority has not received the full training on the new rules yet.  Residents will be 
notified of all the changes. Discussion about residents moving their assets and the current rule of 
disposing of an asset calculation.    
 
Mrs. Jones provided a copy of a letter received from HUD to the Board.  The year-ending date of 
June 30, 2012 on the letter is an error and Mrs. Jones believes they are referring to September 
30, 2022 as the year ending date.  Also, they did not include the PHAS score report with the letter.  
Mrs.  Jones provided a copy of the PHAS score report to the Board.  Mrs. Jones explained this is 
a method for HUD to score public housing authorities on certain indicators such as the physical 
condition of the property, financial condition, management condition as well as the Capital Fund.  
The last time the VHA was scored was in 2017 and the Authority was a high performer.  The 
Authority was given a pass for a year or two because of being a high performer.  COVID hit and 
at that time, Authorities maintained their previous score because HUD was not inspecting units 
during COVID.  Last September, there was a rush to get units all inspected, which is the physical 
inspection indicator.  The financial, management and Capital Fund information comes from 
various means.  The financial indicator is determined when the Authority files the financial 
information at the year end.  The management score comes from partly financial and part 
occupancy information along with a couple of other items.  The Capital Fund is checked to make 
sure the funds are expended timely.  This letter refers to the management score and indicates 
substandard management.  The reason they are calling it substandard is because according to 
HUD the Authority is at 58% of the maximum score allowable and considered a near failure.  This 
refers to only the public housing properties, which are D’Orazio and the Scattered Sites because 
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the remainder of the VHA properties have converted to RAD, which is considered Section 8. Mrs. 
Jones researched this further by logging into HUD’s website and found out what is really going 
on with the management score.  Mrs. Jones believes she found where HUD got their information 
and where the Authority believes it is inaccurate.  She provided the Board with a document to 
review and explained her findings regarding accounts payable and  the impairment loss as well 
as vehicle and tractor purchases, which are capital expenses, not operating expenses.  The 
reason these expenses were not paid by the end of the year was because of supply chain issues.  
These are very odd occurrences that do not normally happen.  The occupancy scoring was based 
on how occupied the property was.  The Scattered Site Program was in an approved disposition 
status so all of the units were not rented because the Authority is selling them.  This scoring 
system does not account for that for some reason.  This needs to be adjusted as well.  Lastly, this 
is a score based on the unaudited financial data schedule, which is known as the FDS.  Once it 
is audited, HUD goes back and rescores the Authority.  Mrs. Jones believes this will be re-scored 
and the Authority should be back to at least a score of 83, which is standard performer. 
 
Mrs. Jones is going respond to the HUD and Chairman Ruiz-Mesa will cosign the letter.  The 
Board will be copied on the response.  Brief discussion regarding HUD inspections. 
 
Committee Report:  None. 
 
Old Business: None. 
 
New Business:  None. 
 
With no other discussion in related matters the Vice Chairman moved to the Resolutions. 
 

Resolution #2023-17 
 Resolution to Approve Monthly Expenses 

 
Chairman Ruiz-Mesa stated the bills have been reviewed and are recommended for payment in 
the sum of $1,844,190.15. A motion was made by Commissioner Asselta; seconded by 
Commissioner Chapman. The following vote was taken: 

 
Commissioner Chris Chapman  (Yes) 
Commissioner Daniel Peretti  (Absent) 
Commissioner Brian Asselta  (Yes) 
Commissioner Albert Porter  (Yes) 
Commissioner Iris Acosta-Jimenez (Yes) 
Chairman Mario Ruiz-Mesa  (Yes) 

 
Resolution #2023-18 

Approving Revised Organizational Chart 
 

Chairman Ruiz-Mesa called for a motion to approve Resolution #2023-18.  Mrs. Jones explained 
the changes.  A motion was made by Commissioner Porter; seconded by Commissioner 
Chapman. The following vote was taken: 

 
Commissioner Chris Chapman  (Yes) 
Commissioner Daniel Peretti  (Absent) 
Commissioner Brian Asselta  (Yes) 
Commissioner Albert Porter  (Yes) 
Commissioner Iris Acosta-Jimenez (Yes) 
Chairman Mario Ruiz-Mesa  (Yes) 
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Resolution #2023-19 
Amending Health, Dental, and Prescription Coverage Policy 

Retired Employees Hired before 6/18/2015 – Retiree/Spouse Only 
 

Chairman Ruiz-Mesa called for a motion to approve Resolution #2023-19. Mrs. Jones explained 
the post-employment benefits and the amendment being made.  A motion was made by 
Commissioner Asselta; seconded by Commissioner Chapman. The following vote was taken: 

 
Commissioner Chris Chapman  (Yes) 
Commissioner Daniel Peretti  (Absent) 
Commissioner Brian Asselta  (Yes) 
Commissioner Albert Porter  (Yes) 
Commissioner Iris Acosta-Jimenez (Yes) 
Chairman Mario Ruiz-Mesa  (Yes) 

 
 

Resolution #2023-20 
Approve As Needed Electrical Services 

 
Chairman Ruiz-Mesa called for a motion to approve Resolution #2023-20. Mrs. Jones stated this 
is formalizing a relationship with three different vendors in an amount not to exceed $44,000 each.  
This amount is because Ron Miller is a Qualified Purchasing Agent and it allows the authority to 
contact up to $44,000 with each vendor without going out to bid.  A motion was made by 
Commissioner Asselta; seconded by Commissioner Porter. The following vote was taken: 

 
Commissioner Chris Chapman  (Yes) 
Commissioner Daniel Peretti  (Absent) 
Commissioner Brian Asselta  (Yes) 
Commissioner Albert Porter  (Yes) 
Commissioner Iris Acosta-Jimenez (Yes) 
Chairman Mario Ruiz-Mesa  (Yes) 

 
 

Resolution #2023-21 
Approving Change Orders #26 for 

Kidston & Olivio Towers Interior and Plumbing Renovations 
 

Chairman Ruiz-Mesa called for a motion to approve Resolution #2023-21. A motion was made 
by Commissioner Porter; seconded by Commissioner Chapman.  The following vote was taken: 

 
Commissioner Chris Chapman  (Yes) 
Commissioner Daniel Peretti  (Absent) 
Commissioner Brian Asselta  (Yes) 
Commissioner Albert Porter  (Yes) 
Commissioner Iris Acosta-Jimenez (Yes) 
Chairman Mario Ruiz-Mesa  (Yes) 
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Resolution #2023-22 
Granting an Official Leave of Absence (FMLA) – Ana Soler 

 
Chairman Ruiz-Mesa called for a motion to approve Resolution #2023-22. Mrs. Jones explained 
the resolution.  A motion was made by Commissioner Asselta; seconded by Commissioner 
Chapman. The following vote was taken: 

 
Commissioner Chris Chapman  (Yes) 
Commissioner Daniel Peretti  (Absent) 
Commissioner Brian Asselta  (Yes) 
Commissioner Albert Porter  (Yes) 
Commissioner Iris Acosta-Jimenez (Yes) 
Chairman Mario Ruiz-Mesa  (Yes) 

 
There is no need for an Executive Session. 
 
Chairman Ruiz-Mesa asked for comments from the press and/or public. No press or public 
comments. Chairman Ruiz-Mesa asked for comments from Board Members. No comments. 
 
With no further business to discuss, Chairman Ruiz-Mesa entertained a motion for adjournment 
of the Regular Meeting. A motion was made by Commissioner Asselta; seconded by 
Commissioner Chapman. The Board Members unanimously carried the vote present. The 
Regular Meeting of the Board of Commissioners was adjourned at 6:37 p.m. 

 
Respectfully submitted, 

 

 
Jacqueline S. Jones 
Secretary/Treasurer 

   



5/18/2023  12:32 PM

HOUSING AUTHORITY OF THE CITY OF VINELAND
FINANCIAL REPORT FOR THE SEVEN MONTHS ENDED APRIL 30, 2023  

BUDGET ACTUAL FROM
ANNUAL THRU THRU BUDGET
BUDGET APRIL APRIL (+OVER/-UNDER)

INCOME
  TENANT RENT 802,860 468,335 456,653 (11,682)
  OTHER INCOME MISC. 9,770 5,699 4,721 (978)
  PHA OPERATING SUBSIDY 375,760 219,193 248,473 29,280
  HUD ASSET REPOSITIONING FEE 82,000 47,833 76,586 28,753
  SECTION 8 ADMIN. FEE INCOME 925,930 540,126 631,337 91,211
  CAPITAL FUNDS 849,030 495,268 155,593 (339,675)
  FSS GRANT-PH 95,000 55,417 55,417 0
  CSP-CONGREGATE SERVICES INCOME 98,000 57,167 14,187 (42,980)
  INVESTMENT INCOME 2,720 1,587 2,567 980
  CF MANAGEMENT FEE 57,700 33,658 0 (33,658)
  MGMT FEE-PH 142,000 82,833 81,383 (1,450)
  MGMT FEE-SEC 8 135,070 78,791 77,292 (1,499)
  MGMT FEE-MELROSE 10,200 5,950 2,568 (3,382)
  MGMT FEE-RAD 311,000 181,417 236,204 54,787
  BOOKKEEPING FEE 13,350 7,788 7,747 (41)
  BOOKKEEPING FEE-SEC 8 84,420 49,245 48,307 (938)
  ASSET MGMT FEE 20,640 12,040 11,530 (510)
  SHOP RENT 64,800 37,800 37,800 0
  INCOME FROM OTHER AUTHORITIES 326,000 190,167 190,123 (44)
  SERVICE INCOME FROM MELROSE 47,000 27,417 28,052 635
  MISCELLANEOUS INCOME 5,030 2,934 21,410 18,476
  TOTAL INCOME 4,458,280 2,600,663 2,387,950 (212,713)

 
EXPENSES  
  ADMINISTRATION:  
  ADMINISTRATIVE SALARIES 1,031,000 601,417 645,959 44,542
  PAYROLL TAXES 87,300 50,925 51,392 467
  HEALTH BENEFITS 338,840 197,657 149,105 (48,552)
  PENSION EXPENSE 96,800 56,467 70,189 13,722
  CRIMINAL BACKGROUND CHECKS 11,910 6,948 3,758 (3,190)
  TNT/EMPL SCREENING 14,500 8,458 14,445 5,987
  LEGAL-GENERAL 30,250 17,646 10,383 (7,263)
  LEGAL-OTHER 8,500 4,958 2,896 (2,062)
  STAFF TRAINING 11,000 6,417 4,642 (1,775)
  TRAVEL 3,750 2,188 0 (2,188)
  ACCOUNTING 85,000 49,583 49,583 (0)
  AUDITING 34,400 20,067 20,067 0
  PORT OUT ADMIN FEES 4,500 2,625 1,810 (815)
  MANAGEMENT FEES 276,990 161,578 158,674 (2,904)
  BOOKKEEPING FEES 97,770 57,033 56,055 (978)
  ASSET MGMT FEES 20,640 12,040 11,530 (510)
  CONSULTANTS 10,000 5,833 3,274 (2,559)
  IT CONSULTANTS 82,000 47,833 38,055 (9,778)
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HOUSING AUTHORITY OF THE CITY OF VINELAND
FINANCIAL REPORT FOR THE SEVEN MONTHS ENDED APRIL 30, 2023  

BUDGET ACTUAL FROM
ANNUAL THRU THRU BUDGET
BUDGET APRIL APRIL (+OVER/-UNDER)

  CONSULTANTS-RAD 8,000 4,667 0 (4,667)
  RAD CONVERSION EXPENSES 6,000 3,500 0 (3,500)
  MEMBERSHIP DUES/FEES 6,800 3,967 1,526 (2,441)
  PUBLICATIONS 1,500 875 0 (875)
  ADVERTISING 5,000 2,917 2,990 73
  OFFICE SUPPLIES 15,500 9,042 7,982 (1,060)
  COMPUTER & SOFTWARE EXPENSES 150,900 88,025 71,464 (16,561)
  FUEL-ADMIN 3,000 1,750 0 (1,750)
  PHONE AND INTERNET 42,400 24,733 18,761 (5,972)
  POSTAGE 9,400 5,483 4,348 (1,135)
  COPIER SUPPLIES 10,100 5,892 6,489 597
  INSPECTION FEES 13,700 7,992 7,218 (774)
  MISCELLANEOUS EXPENSES 22,360 13,043 13,225 182
  TOTAL ADMINISTRATION EXPENSES 2,539,810 1,481,556 1,425,820 (55,736)

TENANT SERVICES:
   SALARIES-CONGREGATE SERVICES 45,860 26,752 17,697 (9,055)
   PAYROLL TAXES 4,030 2,351 1,408 (943)
   MEALS 44,000 25,667 0 (25,667)
   FSS ESCROWS-PH 6,890 4,019 0 (4,019)
   OTHER 66,450 38,763 7,429 (31,334)
  TOTAL TENANT SERVICES 167,230 97,551 26,534 (71,017)

UTILITIES:
   WATER 38,630 22,534 21,047 (1,487)
   ELECTRIC 168,190 98,111 94,710 (3,401)
   GAS 35,130 20,493 23,566 3,074
   GARBAGAE/TRASH REMOVAL 20,200 11,783 10,429 (1,354)
   SEWER 59,920 34,953 35,053 100
  TOTAL UTILITIES EXPENSE 322,070 187,874 184,805 (3,069)

ORDINARY MAINTENANCE AND OPERATIONS:
   MAINTENANCE LABOR 441,000 257,250 151,369 (105,881)
   PAYROLL TAXES 31,300 18,258 12,042 (6,216)
   HEALTH BENEFITS 63,360 36,960 24,839 (12,121)
   PENSION EXPENSE 70,100 40,892 27,174 (13,718)
   MAINTENANCE UNIFORMS 1,810 1,056 1,664 608
   VEHICLE GAS, OIL, GREASE 30,550 17,821 13,147 (4,674)
   MATERIALS 159,340 92,948 49,869 (43,079)
   CONTRACT-COSTS 169,150 98,671 86,720 (11,951)
   REPAIRS-VEHICLES 7,880 4,597 8,071 3,474
   RENT EXPENSE 18,570 10,833 10,836 4
   EXTERMINATION 8,800 5,133 0 (5,133)
   TRASH REMOVAL 9,200 5,367 4,347 (1,020)
  TOTAL ORDINARY MAINT. & OPERATIONS EXP. 1,011,060 589,785 390,078 (199,707)
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HOUSING AUTHORITY OF THE CITY OF VINELAND
FINANCIAL REPORT FOR THE SEVEN MONTHS ENDED APRIL 30, 2023  

BUDGET ACTUAL FROM
ANNUAL THRU THRU BUDGET
BUDGET APRIL APRIL (+OVER/-UNDER)

GENERAL EXPENSES:
   BAD DEBTS 28,300 16,508 9,988 (6,520)
   COMPENSATED ABSENCES 25,800 15,050 15,050 0
   FSS ESCROWS-SEC 8 30,000 17,500 25,339 7,839
   INSURANCE 156,430 91,251 79,571 (11,680)
   OTHER GENERAL EXPENSES 1,500 875 875 0
   PAYMENTS IN LIEU OF TAXES 53,140 30,998 30,132 (866)
   PORT-IN HAP EXPENSE 500 292 0 (292)
   REPLACEMENT RESERVES 95,000 55,417 55,417 0
   RETIREE HEALTH BENEFITS 50,320 29,353 25,806 (3,547)
  TOTAL GENERAL EXPENSES 440,990 257,244 242,178 (15,066)

  TOTAL OPERATING EXPENSES 4,481,160 2,614,010 2,269,415 (344,595)

  PROFIT (LOSS) EXCLUDING HAP (22,880) (13,347) 118,535 131,882

  HAP REVENUES 6,700,000 3,908,333 4,635,085 726,752
  HAP EXPENSES 6,670,000 3,890,833 4,475,831 584,998
  NET HAP (LOSS) 30,000 17,500 159,254 * 141,754

  GRAND TOTAL PROFIT (LOSS) 7,120 4,153 277,789 273,636

  UNRECONCILED HUD HELD RESERVES AT 04/30/23 410,376
     GRAND TOTAL PROFIT (LOSS) AFTER HUD HELD RESERVES 688,165
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Housing Authority of the City of Vineland 
 

Administrative Report 
 

 

DATE: May 12, 2023 

 

TO:  Board of Commissioners, Vineland Housing Authority 

 

FROM: Jacqueline S. Jones, Executive Director 

   

SUBJECT: Monthly Report (Stats for April 2023) 

 

PERIOD: April 21, 2023 to May 11, 2023 

Rental Assistance Demonstration (RAD) Conversions - Status 

 
Below is a table with the RAD Conversion Status for each property. Tarkiln Asselta 

Acres, Parkview Apartments, Kidston Towers and Olivio Towers have been 

converted to RAD.  These properties are no longer considered “Public Housing” and 

are now known as Project Based Section 8 properties. 

 

Development CHAP Award 

Date 

RAD 

Closing Date 

RAD 

Effective 

Date 

Kidston/Olivio 02/13/2018 11/06/2020 12/01/2020 

Tarkiln/Asselta 03/25/2015     11/16/2018 12/01/2018 

Parkview 03/25/2015 11/16/2018 12/01/2018 

D’Orazio 12/07/2018 TBD TBD 

 
Community Room Furniture 
The furniture in the Kidston and Olivio community rooms is in the process of being 

replaced.  Authority staff are working with a State Contract vendor for this purchase. 

 

Audit for the Year-Ending September 30, 2021: 
The Audit for the year-ending September 30, 3021, has been filed with HUD by the 

deadline of June 30, 2022. The audit report is a “qualified” report from the auditor 

as the NJ Pension and Health Benefits liability figures had not been released by the 

time of the filing deadline.   The Auditors report that the data necessary from the 

State of NJ has been received and the final audit is expected to be complete in the 

next.  The auditor will present the audit to the board. 
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 Renovation Projects – Complete or On Hold 

 
Scope of Work Work Status Comments 

Asselta Acres – New Cameras & 

Recording System 

Awarded at March 2021 

Meeting 

12/2021 Update – This 

project is complete;  

 

KT/OT Roof Replacements 

 

 

Contract Awarded/In 

Progress/ 

11/2021 Update – Project 

is complete and closed 

out;  

 

Tarkiln Acres – Roof 

Replacements 

In Planning Stage – On Hold 6/2021 – No Update; 

9/2021 – A&E proposals 

received and under review; 

 

05/2023- Project is in the 

planning stages with the 

architects; 

 
KT/OT – Elevator Refurbishment; Bid opening on 5/17/22 6/2021 – Project kickoff meetings 

scheduled with Architect; 

8/2021 – Project scope has been 

determined, working with 

Professional Team on design 

documents; 

 

5/2022 update: Receiving bids on 

5/17/22 for Modernization & 

Maintenance of Elevators; 

 

4/2023 – With the very near 

completion of the projects at 

Kidston and Olivio Towers, 

attention will now move to the 

refurbishment of the Olivio Towers 

elevators;  

 

05/2023 – The elevator bids 

are being rejected due to 

being over-budget. The 

project is being re-bid. Olivio 

Towers is planned for a 

complete modernization 

including controllers, 

machine replacement, and 

cab interiors.  Kidston 

Towers is planned for 

machine replacement. 
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Kidston & Olivio Towers – Renovation Projects - Active 
The following renovation projects are part of the improvements as a result of the RAD conversion: 

Scope of Work Work 

Status 

Comments 

KT/OT Exterior Renovations 

(Façade caulking/sealing & 

selective repointing); 

 

KT – New elevator lobby 

windows; stair tower window 

replacement; 

 

OT – Complete window 

replacement in units & communal 

areas; painting of  A/C sleeves; 

replace window unit stools 

throughout;  

 

 

 

 

 

 

 

Contract 

Award 

Expected 

April 2021 

5/2021 – Resolution to Reject Bids;  Bids 

are Over Budget; Re-bidding project under 

consideration;    

6/2021 – No Update; 

7/2021 – No Update; 

9/2021- No Update; 

10/2021 – Contract Award recommendation 

via resolution for October meeting; 

 
11/2021 Update: Contract was awarded in October to  

Gary F. Gardener, Inc.: Project meetings have 

begun;  

12/2021 Update: Project construction to begin first 

quarter of 2022;  

1/2022 Update: Window submittals have been 

approved; Construction meetings  continue; 

2/2022 Update: Window submittals have been 

approved; Construction meetings  continue; Supply 

chain issues are anticipated for receipt of windows; 

3/2022 Update: Change Order #1 is on the agenda to 

repair mortar & brick cracks at units 10A & 9A;  

 

4/2022 Update: All window materials has been 

ordered; Possible June delivery for window 

materials;  Mortar repair will be completed along 

with window replacement project; 

 

5/2022 Update – same status as 4/2022; 

  

6/2022 Update: Same as 5/2022; 

 

7/2022 Update: Same as 6/2022;  

 

8/2022 Update: The windows for have been 

received; waiting on additional materials 

before the work will begin; 

 

9/2022 Update: The work on this project has 

begun; 

10/2022 Update Detail: 
 

1. A\C sleeves – this includes painting and new 
grills  - 100% completed.  

2. the front canopy re-facing remains – not started 
yet. 

3. new domestic water pump replacement 
remains  – not started yet. 

4. new OSY valve replacement remains – not started 
yet. 

5. new public restrooms – 50% completed. 
6. new kitchenette  – not started yet. 
7. water filtration system - not started yet. 
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Kidston & Olivio Towers – Renovation Projects - Active 
The following renovation projects are part of the improvements as a result of the RAD conversion: 

 

Scope of Work Work 

Status 
Comments 

KT/OT Exterior Renovations 

(Façade caulking/sealing & 

selective repointing); 

 

KT – New elevator lobby 

windows; stair tower window 

replacement; 

 

OT – Complete window 

replacement in units & communal 

areas; painting of  A/C sleeves; 

replace window unit stools 

throughout;  

 

11/2022 Update Detail: 
1. A\C sleeves – this includes painting and 
new grills  - 100% completed . 

2. The front canopy re-facing remains – not 
started yet. 

3. new domestic water pump replacement 
remains  – not started yet. 

4. new OSY valve replacement remains – not 
started yet. 

5. new public restrooms – 50% complete. 
6. new kitchenette  – to be removed from 

project. 
7. water filtration system - not started yet. 
8. Kidston Towers – Waiting on window 

delivery for elevator lobby windows. 
9. Olivio Towers – Waiting on letters for 

portico.  
 

12/2022 Update Detail: 
1. A\C sleeves – this includes painting and 

new grills  - 100% completed. 
2. The front canopy re-facing remains – 

Final submittal received and approved; 
work not yet started; 

3. new domestic water pump replacement 
remains  – Scheduled to begin 2/7/2023; 

4. new OSY valve replacement remains – 
Scheduled to begin 2/7/2023; 

5. new public restrooms – Kidston to be 
complete week of 12/19/22; Olivo to be 
complete week of 1/9/23; 

6. new kitchenette  – removed from scope 
of project; 

7. water filtration system - not started yet. 
Olivio scheduled to begin 2/14/23; 
Kidston scheduled to begin 1/19/23; 

8. Kidston Towers – Windows have been 
received, pending date from installer; 

9. Olivio Towers – Final submittal received and 
rejected; waiting for re-submission; lettering 
needs to be fabricated and then installed; 

 

Contract 

Award 

Expected 

April 2021 

Continued from above: 
 

1/2023 Update Detail: 
1. Olivio Towers - front canopy– Letters have been 

received; work not yet started; 
2. New domestic water pump replacement remains  – 

Scheduled to begin 2/7/2023;  
3. New OSY valve replacement remains – Scheduled to 

begin 2/7/2023;  
4. New public restrooms – Kidston complete; Olivo to be 

complete week of 1/16/23;  
5. Water filtration system - not started yet. Olivio 

scheduled to begin 2/14/23; Kidston scheduled to 
begin 1/19/23;   

6. Kidston Towers – Windows have been received; 
Installation to be complete week of 1/11/23; 

7. Olivio Towers – Final submittal received and rejected; 
waiting for re-submission; lettering needs to be 
fabricated and then installed; 

 
 

2/2023 Update Detail: 
1. Olivio Towers - front canopy– Letters have been 

installed; complete; 
2. New domestic water pump replacement remains  – 

Scheduled to begin 2/7/2023; this project is in 
process; 

3. New OSY valve replacement remains – Scheduled to 
begin 2/7/2023; this project is in process. 

4. New public restrooms – Kidston complete; Olivo to be 
complete in February; 

5. Water filtration system - not started yet. Olivio 
scheduled to begin 2/14/23; Kidston scheduled to 
begin 1/19/23;  This project is in process; 

6. Kidston Towers – Windows have been received; 
Installation is complete; 

 

3/2023 Update Detail: 

This project is complete with the 
close-out process progressing; 
 
 

 

5/2023 Update Detail: 

This project is complete with the 
close-out process progressing; 
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Kidston & Olivio Towers – 

Renovation Projects - Active 

 

Scope of Work 

Work 

Status 

Comments 

KT – Interior Plumbing 

Renovations (Replacement of 

plumbing stacks; domestic water 

filtration system; new fire-rated 

access panels; complete unit 

bathroom replacements; 

accessibility upgrades communal 

area restrooms;  

domestic water filtration system; 

domestic water pump; 

Accessibility upgrades to 

communal area restrooms; 

July-

August  

2021 

Award 

Anticipated  

Pre-bid meeting was held on site May 11, 2021, 

with potential contractors;  

6/2021 - Bids Received on  

June 10, 2021 – under review; 

Resolution to Reject Bids;  Bids are Over 

Budget;  

7/2021- Re-bidding project; Bids are due July 15, 

2021, a recommendation will be made after the 

bid opening; 

7/2021 – Contract Awarded; 

8/2021 – Kick-off meeting held with contractor;  

9/2021 – Currently in submittals process with 

Professional Team; 

10/2021 – Submittals in process; 

11/2021 Update: Construction to begin in 

November;  

12/2021 Update: Project construction to begin 

first quarter of 2022; 

01/2022 Update: Preliminary work has begun on 

plumbing work; “Hotel” units are being 

refurbished and staged with furniture;  

2/2022 Update: Some unknown issues have been 

uncovered as preliminary work has begun;  

Change orders are being reviewed prior to 

presenting to the Board for approval;  

3/2022 Update: Change Order #4 is included on 

the Agenda for Code Official requested straps & 

supports for wiring in first floor drop ceiling; 

eliminate an unneeded wiring; black off any 

junction boxes without covers;  G & H risers are 

almost complete; these will become the “hotel 

units” for temporary relocation; work on the 

next two risers is expected to begin in early 

April;  
4/2022 Update: Change Order #4 is included on 

the Agenda for Code Official requested straps; 

G & H risers are complete, and work continues 

on E & F risers;  Residents are temporarily 

relocating to G & H;  

 5/2022 Update: Work on E & F risers is 

in process;  it is expected the work will be 

completed in four weeks & residents can 

return to their units;   
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Kidston & Olivio Towers – 

Renovation Projects – Active 

 

Scope of Work 

Work 

Status 

Comments 

KT – Interior Plumbing 

Renovations (Replacement of 

plumbing stacks; domestic water 

filtration system; new fire-rated 

access panels; complete unit 

bathroom replacements; 

accessibility upgrades communal 

area restrooms;  

domestic water filtration system; 

domestic water pump; 

Accessibility upgrades to 

communal area restrooms; 

 

 
6/2022 Update: E & F risers are 

complete;  Work on J & K risers is in 

process;  Remaining risers are 

A,B,C,D & I. 

 

7/2022 Update: J & K risers are 

complete; Work on C & D risers is in 

process; Remaining risers are A, B & 

I.  

 

8/2022 Update: Work on C & D risers 

is in process; Remaining risers are A, 

B & I.  

 

9/2/022 Update: Work on A & C risers 

is in process;  The final riser is I;  

Working towards a 12/2022 

completion date; 

 

10/2022 Update: Work on A & B 

risers is in process;  The final riser is 

I;  Working towards a 12/2022 

completion date; 

 
11/2022 Update: Positive and 

Negative plumbing change orders for 

board meeting resolution; 

Two risers left to complete – B & I 

risers are  in process;  B wrapping up 

in 2 weeks; still working towards a 

12/2022 completion; main supply line 

replacements to be done with water 

service interruption expected to be a 

maximum of 8 hours;  

July-

August  

2021 

Award 

Anticipated  

 
Continued from above: 

 
12/2022 Update: B riser is complete;  I riser is in 

process and is the last riser to be repaired; 

targeted completion date for all risers is January 

2023; the main supply line replacements to be 

done with water service interruption expected 

throughout the project at certain intervals;  

 

1/2023 Update:  I riser is in process and is the last 

riser to be repaired; targeted completion date for 

all risers is January 2023; the main supply line 

replacements to be done with water service 

interruption expected through-out the project at 

certain intervals;  

 

2/2023 Update:  All risers are complete;  All 

residents have moved back into their units;  The 

occupancy staff is in the process of leasing the 

two vacant risers; 

 

3/2023 Update:  This plumbing project is 

complete with the exception of the items listed 

above on Page 4;  

 

4/2023 Update:  

- New domestic water pump replacement – 

Complete; 

- Kidston mechanical room piping 

replacement – Complete; 

- Water filtration system - Olivio  is 

complete;  Kidston – parts are 

backordered;  
 

 

5/2023 Update: Water filtration system - 

Kidston – parts are backordered; Currently 

in final punch-list stage; Substantial 

Completion issued; Close-out process 

beginning. 
Kidston/Olivio fire pump replacement is out for 

public bid;  bids due June 1, 2023; 
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Scattered Site Disposition – Status 
• The Scattered Site program was approved for disposition by HUD. 

• Several homes have been listed for sale.  The below chart summarizes the status of 

the 72 homes;  

• Due to market conditions, many residents have been unable to obtain rental housing 

using their Housing Choice Voucher;  the is due to the low or no availability of rental 

housing. 

• The board was presented with a concept at the September 2022 meeting of the 

Authority retaining approximately 35 of the 72 homes. The 35 homes could be 

converted to the Rental Assistance Demonstration (RAD) program while receiving a 

higher fair market rent.  The Authority staff and consultant are working a 

presentation for the board to consider, which will change the status of 35 homes from 

“disposition” to RAD conversion; 

• A conference call was held in November 2022 with the HUD Special Applications 

Center (SAC) staff to discuss the concept of converting some of the Scattered Site 

homes to a RAD project.  The SAC staff gave an initial “ok” to move forward with 

the plan;  Some additional work on the project is needed prior to presenting the plan 

to the board for approval;  

• The Authority staff and consultant are working on a plan to move residents from the 

houses that are to be sold into houses that are being kept;  The financial plan for the 

program as well as the steps needed to complete this program are being formulated 

and will be presented to the board at the February meeting;  

• Staff continues to work with residents to move them from houses that are going to be 

sold to homes that are not going to be sold;  

 

 

• Scattered Site homes are listed for sale as they become vacant; 

SCATTERED SITE HOMES  

STATUS SUMMARY  
DATE UNDER 

CONTRACT 

LISTED SOLD TOTAL 

HOMES 

  72   Total 

-10   Not Selling 

62    Balance 

May 14, 2022 1 2 -3 59   Balance 

June 10, 2022 -1 (seller backed out) 3 -1 58   Balance 

July 14, 2022 2 /-1 (seller backed 

out) 
1 0 58  Balance 

August 1, 2022 1 3 0 58  Balance 

September 8, 2022 

September 30, 2022 

1 0 -1 

-1 

57 Balance 

56 Balance 

November 10, 2022   -1 55 Balance 

December 8, 2022 4331 Roberts Dr  -1 54 Balance 

Total   8  
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D’Orazio Terrace – Redevelopment 
 

The board discussion regarding the D’Orazio Terrace will continue. 

The Scattered Site homes must be sold prior to the redevelopment of 

D’Orazio Terrace; the proceeds from the sale of the Scattered Site 

homes will be used  in the D’Orazio Terrace redevelopment, but the 

sales must occur prior to redevelopment or the Authority must return 

the Scattered Site sales proceeds to HUD. 

 

Update:  The Contract to enter into a Housing Assistance Payment 

(CHAP) the Authority currently has with HUD may need to be 

rescinded as the funds from the scattered site sales are needed to move 

forward with this project as stipulated above.  A new CHAP may be 

permitted to be issued in the future.  Waiting on confirmation from 

HUD before moving forward. 

 

September 2022 Update:  The CHAP for D’Orazio Terrace has been 

withdrawn by the Authority as more time is needed to develop the 

required financial plan;   

 

 

Melrose Court 
 

The property has one vacancy and is financially sound. The waiting list is strong 

with applicants.  
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Board of Commissioners  

NJ Local Housing Authority Training Program Status 
 

Commissioner Training Program Status 

Brian Asselta Completed 

Chris Chapman Completed 

Mario Ruiz-Mesa Completed 

Daniel J. Peretti, Jr. Completed 

Albert D. Porter Registered for (2) Classes 

Iris Acosta-Jimenez Registered for all (5) Five Classes 

Vacant  

 

 

• The Spring 2023 Schedule for the NJ Local Housing Authority and Redevelopment Training 

Program classes can be found here: https://cgs.rutgers.edu/programs/housing 

•  Please contact Gloria Pomales, Executive Assistant, to register for these classes  

– gpomales@vha.org  or 856-691-4099 Ext 106.  All classes are at the expense of the 

Authority. 

 

https://cgs.rutgers.edu/programs/housing
mailto:gpomales@vha.org


Program Statistics Report                    10/2022 - 10/2023 Apr2023 Mar2023 Feb2023

Tenant Accounts Receivable
Number of “non-payment of rent” cases referred to the solicitor 5 5 8

Unit Inspections
Total number of units to be inspected in fiscal year 600 600 600
Number of inspections actually completed this month - all sites 24 25 24
Total number of units inspected year-to-date - all sites 172 148 123
City Inspections 0 0 0

Occupancy
Monthly Unit Turnaround Time (Avg) (Down,Prep & Leasup Time) 279 262 235
Annual Unit Turnaround Time (For Fiscal Year) 148 151 99
Monthly - Number of Vacancies Filled (this month) 8 15 7
Monthly - Average unit turnaround time in days for Lease Up 124 238 227
Monthly - Average unit turnaround time in days to Prep Unit (Maint) 136 15 5
PIC Score 95.89% 93.24% 92.67%
Occupancy Rate (excludes Kidston rehab units and Scattered Sites) 94.50% 93.83% 92.83%

Public Housing & RAD Waiting List Applicants
Families  - All lists closed. 347 350 330
Elderly (Seniors - 62+)/Disabled - All lists closed. 196 254 306

Average work order turnaround time in days - Tenant Generated 0.13 0.11 0.10
Number of routine work orders written this month 582 550 575
Number of outstanding work orders from previous month 946 957 983
Total number of work orders to be addressed this month 1528 1507 1558
Total number of work orders completed this month 591 561 601
Total number of work orders left outstanding 937 946 957
Number of emergency work orders written this month 2 0 1
Total number of work orders written year-to-date          4,019          3,437          2,887 
AFTER HOUR CALLS:  (plumbing, lockouts, toilets stopped-up, etc.) 7 5 4

Section 8 
Level of leased units of previous month was: 944 930 929
Level of leased units this month is: 933 944 930
Number of increased leased-units over last month -11 14 1
Total number of units inspected this month       43 44 50
Programs (Voucher):
ABA Utilization % 98.37% 97.36% 97.48%
Repayment Agreements   28 28 27
Total repayments due YTD $90,503 $90,503 $89,273
Total repayments received YTD          $6,725 $6,725 $6,570
PIC Score (Oakview added 10/13) 91.40% 93.85% 92.54%
Section 8 Housing Choice Voucher Waiting List Applicants -  Closed 11/19/2021 2182 2,187         2,187         
Section 8 Project Based Waiting List Applicants- Oakview - OPEN 251 282 276
Section 8 Project Based Waiting List Applicants- Buena HA - CLOSED 171 172 172
Section 8 - Percentage Housed Based on Income Limit - ELI vs VLI/LI 75%/25% 73%/27% 72%/28%

Department of Social Services - FSS
Family Self-Sufficiency - Public Housing and Section 8 Voucher Combined

The number of residents that received “outreach” information about FSS 10 8 6
The number of residents signed on to the program. (FSS Contracts). 19 20 20
The number of FSS Participants with established escrow accounts. 18 18 18
Number of residents in need of employment skills (GED, DL, Job Training.) 2 3 2
The number of meetings, workshops and case management services 6 4 1

Congregate Services
Number of clients on the Congregate Progam 20 25 29
Number of clients on Meal Program 0 0 0
Number of clients on Homemaking Program 14 19 20



Program Statistics Report                    10/2022 - 10/2023 Apr2023 Mar2023 Feb2023

Number of clients on Laundry Services (This service is included in housekeeping) 16 17 18
Number of clients on Shopping Services (This service is included in  housekeeping) 9 10 9

Registered Nurse
Number of clients served this month 95 129 102
Blood Pressure Clinics ( clinics) # of residents attending 0 0 0
Health Assessments/re-assessments 4 11 8
Meds Supervision 35 33 35

VHA - (FAMILY SW)
Number of Residents on ROSS (Family) 18 20 8
Number of residents that received case management services 10 10 6
Number of Meetings 6 2 5
Number of residents enrolled in academic/employment workshops (FSS) 2 3 2

VHA - (MEDICAL) 
Number of residents received health assessment 4 11 8
Number of residents health activities of daily living assessments. 4 11 8
Resident's medicine monitoring/supervision for month 35 0 35
Self-sufficiency  -  improved living conditions. 4 11 8

Community Development Block Grant Program
Clients Served
Number of new clients served 0 0 0
Number of ongoing clients 65 65 66
Total clients currently being served this month 10 8 8
Income
Median Family Income (MFI) 0 0 0
Moderate 80%-51% (MFI) 23% 23% 24%
Low 50%-31% (MFI) 28% 28% 27%
Very Low 30%-0% (MFI) 49% 49% 48%
Total 100% 100% 100%

Client Demographics
White 7 7 7
Black 6 6 6
American Indian 0 0 0
Asian 0 0 0
Other 0 0 0
Hispanic 49 49 50
Non-Hispanic 16 16 16



















































5/13/23

HOUSING AUTHORITY OF VINELAND - MAY, 2023 - EVICTIONS

1. SHERRIE WILLIAMS

This matter was referred for eviction based on unpaid rent and
a complaint was filed with the Court. The Case Management
Conference took place on January 19, 2023.  Trial was
scheduled for April 12, 2023.  Tenant called and said that her
daughter was sick so the Court postponed trial to April 26,
2023.  Trial took place on April 26, 2023 and judgment for
possession was granted at that time.  The warrant of removal
was requested on May 8, 2023.  This matter will be removed
from the list.

2. REINALDO RODGRIGUEZ

This matter was referred for eviction based on unpaid rent and
a complaint was filed with the Court. The Case Management
Conference took place on March 29, 2023.  Trial is scheduled
for May 17, 2023.

3. IGRACIO TURPEAU

This matter was referred for eviction based on unpaid rent and
a complaint was filed with the Court. The Case Management
Conference took place on March 29, 2023.  Before trial took
place, we were advised by VHA to dismiss the case with the
court.  This matter will be removed from the list.

4. MELINDA RODRIGUEZ

This matter was referred for eviction based on unpaid rent and
a complaint was filed with the Court.  The Case Management
Conference is scheduled for May 25, 2023.



5/13/23

MELROSE COURT - MAY, 2023 - EVICTIONS

1. JAMECIA WAINWRIGHT

This matter was referred for eviction based on unpaid rent and
a complaint was filed with the Court.  The Case Management
Conference is scheduled for May 25, 2023.
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