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December 8, 2023 
 
 
 
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, December 14, 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, December 14, 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 November 16, 2023 
  
5. Fee Accountant’s Report 
 
6. Executive Director’s Report 

 
7. Committee Report – Election of Officers 

 
8. Old Business 

 
9. New Business – Mike Thilker, Bowman & Company (Audit FYE 2022) 

 
10. Resolutions: 

 
   # 2023-63 Monthly Expenses (updated) 
 
   # 2023-64 Approve 2024 Board Meeting Dates 
 
   # 2023-65 Appoint JIF Fund Commissioner 
 
   # 2023-66 Appoint Risk Management Consultant 
 
   # 2023-67 Dispose of Furniture & Equipment Utilizing the Disposition Policy 
 

 # 2023-68 Designate Public Agency Compliance Officer (P.A.C.O.) 
 

Executive Session if required 
 

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

 
The Board may act upon or discuss any other matters or resolutions deemed necessary to 
carry out Authority operations or required by law. 

 
13.  Adjournment 
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Housing Authority of the City of Vineland 
 

R E GULA R  ME E TI NG  

Thursday, November 16, 2023 

6:00 p.m. 

 
The Regular Meeting of the Housing Authority of the City of Vineland was called to order by 
Chairperson Ruiz-Mesa on Thursday, November 16, 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 
Chairperson Mario Ruiz-Mesa 
 

Also present were Jacqueline Jones, Executive Director, Wendy Hughes, Assistant Executive 
Director, Ron Miller, Director of Affordable Housing, Jose Calves, Esquire – Solicitor, Linda 
Cavallo – Accountant and Gloria Pomales Executive Assistant. 
 
Chairperson Ruiz-Mesa read the Sunshine Law. 
 
Chairperson Ruiz-Mesa entertained a motion to approve the minutes of the Regular Meeting held 
on October 19, 2023.  A motion was made by Commissioner Porter and seconded by 
Commissioner Asselta. 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 (Abstain) 
Chairperson Mario Ruiz-Mesa  (Yes) 
 

Chairperson Ruiz-Mesa called for the Financial Report from the Fee Accountant.  Linda Cavallo 
reviewed the Financial Report for the one month ending October 31, 2023.  Commissioner 
Chapman questioned the utilities portion of the financial report.  Mrs. Jones stated the financial 
report was completed early in the month and the utility bills had not been received.  Mrs. Jones 
stated this is the first financial statement of the year and it is normally not seen as a loss either, 
but there are some reasons for it.  In the income area the Capital Funds are budgeted, but they 
are not always drawn down unless needed.  There are also some other items such as Congregate 
Services income being low because the State just approved the budget. The management fee for 
RAD is under and there needs to be an adjustment on that line item.  The first financial statement 
of the year typically always looks like this, but it will adjust as the year progresses. 
 
Executive Director’s Report: 
Chairperson Ruiz-Mesa requested the Executive Administrative Report. Mrs. Jones stated Ron 
Miller will update the Board on all the ongoing projects. 
 
 
Ron stated the Kidston/Olivio elevators are still in the submittals stage.  Some of the equipment 
has been ordered.  There is a pending change order which is still under review with the 
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consultants.  There will be a call scheduled regarding this project next week and he will have more 
information next month. 
 
Regarding the Kidston/Olivio interior renovations project, Ron inspected the property earlier this 
week.  Water systems are installed, but not functioning yet.  They are being set up by the vendor 
on Tuesday next week.  This is the only outstanding item on this project. 
 
The fire pump contract was received from counsel and has been sent to vendor for signature. 
 
Mrs. Jones updated the Board on the Scattered Site disposition from her written report.  Properties 
located on Sunset Avenue and Lodge Place are now listed.  It takes about 6-8 weeks to go to 
settlement once we sign the agreement because of the need to wait for HUD to sign off on the 
Declaration of Trust.  It delays the process.  The Authority is receiving offers on the homes with 
septic and wells, but they are low offers in some cases.  The Authority is maximizing the sales 
revenue as much as possible but taking a hit on the homes with septic systems of $20-25,000 for 
the replacements.  There are 17 houses remaining and the goal is to have them sold by the end 
of the 2nd quarter of 2024. 
 
Mrs. Jones discussed the letter received from HUD in April-May about the Authority’s vacancy 
score.  Mrs. Jones responded to the letter a week after receiving the letter and she heard from 
HUD in August or September.  She had a zoom meeting with two people from HUD of the Newark 
office that were unfamiliar with the Authority’s disposition of the scattered sites. This conversation 
was tabled and Mrs. Jones wrote another letter back to them explaining the issue with the vacancy 
score.  The reason is due to the vacancies of the scattered sites and the time it has taken to 
dispose of the scattered sites.  Mrs. Jones is updating HUD monthly on the status of the Scattered 
Site disposition.  The PHAS score was updated based on the Authority’s audit.  The Authority’s 
score came up to a score of 82 which is okay.  The Authority likes to score at least a 90, but this 
is not possible due to the physical inspections for the scattered sites.  The inspections are difficult 
and strict.  The Authority is in an okay position with HUD, and they understand why the Authority 
has the score it has.  The field office must report to Washington for failing scores. 
 
Ron provided an update on D’Orazio.  A draft statement of loss was just received from the 
insurance carrier.  It was sent to JIF.  Their meeting is the first week in December and the 
information was due on Monday this week.  The information did not get there by Monday.  It got 
there on Wednesday, but they are still going to put it on their agenda as far as we know.  The 
Authority is still negotiating it and it is not finalized.  The Authority sent it anyway because it must 
get work started on the building.  The adjustor and Ron agreed to send it as it and do revisions 
as needed.  The work that the Authority agreed to take on is in progress.  The contractor started 
with what they could do as far as the abatement work.   The roof trusses are on site.  A 
considerable number of submittals for the job were received this week.  The work has begun, and 
it will progress further into the 1st of the year. 
 
Committee Report: Chairman Ruiz-Mesa stated a committee will need to be appointed for the 
Re-Organization for the coming year for the election of officers.  The committee will consist of the 
senior members of the Board, which are Commissioners Chapman, Asselta and himself.   The 
Committee will report to the Board next month. 
 
Old Business: None. 
 
New Business:  None. 
 
With no other discussion in related matters the Vice Chairperson moved to the Resolutions. 
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Resolution #2023-58 
 Resolution to Approve Monthly Expenses 

 
Chairperson Ruiz-Mesa stated the bills have been reviewed and are recommended for payment 
in the sum of $1,133,467.60. 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) 
Chairperson Mario Ruiz-Mesa  (Yes) 

 
 
 

Resolution #2023-59 
Void Checks not presented for Payment 

 
Chairperson Ruiz-Mesa called for a motion to approve Resolution #2023-59. 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) 
Chairperson Mario Ruiz-Mesa  (Yes) 

 
 
 

Resolution #2023-60 
Accounts Receivable Decreed as Uncollectible 

 
Chairperson Ruiz-Mesa called for a motion to approve Resolution #2023-60. A motion was made 
by Commissioner Chapman; seconded by Commissioner Asselta. 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) 
Chairperson Mario Ruiz-Mesa  (Yes) 
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Resolution #2023-61 
Awarding Information Technology Services 

 
Commissioner Chapman reported the Contract Committee reviewed the bids and scores 
presented by the staff.  Based on the information the Committed recommends awarding the 
contract to Miles IT Inc.  Commissioner Chapman explained the review and ranking process.  
Chairperson Ruiz-Mesa called for a motion to approve Resolution #2023-61. 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) 
Chairperson Mario Ruiz-Mesa  (Yes) 

 
Resolution #2023-62 

Entering into a Contract Agreement with Global Furniture Group 
Dealer of Record Nickerson, NJ 

 
Chairperson Ruiz-Mesa called for a motion to approve Resolution #2023-62. Mrs. Jones stated 
this agreement is for the purchase of new boardroom chairs and a few other pieces of office 
furniture needed for the Corbin Center.  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) 
Chairperson Mario Ruiz-Mesa  (Yes) 

 
There is no need for an Executive Session. 
 
Chairperson Ruiz-Mesa asked for comments from the press, public or any Board Member.  No 
comments. 
 
With no further business to discuss, Chairperson Ruiz-Mesa entertained a motion for adjournment 
of the Regular Meeting. A motion was made by Commissioner Chapman; seconded by 
Commissioner Porter. The Board Members unanimously carried the vote present. The Regular 
Meeting of the Board of Commissioners was adjourned at 6:18 p.m. 

 
Respectfully submitted, 

 
      
  

Jacqueline S. Jones 
Secretary/Treasurer 
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HOUSING AUTHORITY OF THE CITY OF VINELAND
FINANCIAL REPORT FOR THE TWO MONTHS ENDED NOVEMBER 30, 2023  

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

INCOME
  TENANT RENT 804,440 134,073 126,437 (7,636)
  OTHER INCOME MISC. 8,140 1,357 742 (615)
  PHA OPERATING SUBSIDY 404,810 67,468 68,172 704
  HUD ASSET REPOSITIONING FEE 29,150 4,858 17,584 12,726
  SECTION 8 ADMIN. FEE INCOME 1,092,000 182,000 184,051 2,051
  CAPITAL FUNDS 762,740 127,123 0 (127,123)
  FSS GRANT-PH 101,820 16,970 16,970 0
  CSP-CONGREGATE SERVICES INCOME 83,880 13,980 2,826 (11,154)
  INVESTMENT INCOME 1,910 318 2,205 1,887
  CF MANAGEMENT FEE 60,170 10,028 0 (10,028)
  MGMT FEE-PH 155,160 25,860 22,703 (3,157)
  MGMT FEE-SEC 8 138,240 23,040 23,040 0
  MGMT FEE-MELROSE 10,200 1,700 1,700 0
  MGMT FEE-RAD 450,000 75,000 42,500 (32,500)
  BOOKKEEPING FEE 13,910 2,318 2,115 (203)
  BOOKKEEPING FEE-SEC 8 86,400 14,400 14,400 0
  ASSET MGMT FEE 19,680 3,280 3,270 (10)
  SHOP RENT 64,800 10,800 10,802 2
  INCOME FROM OTHER AUTHORITIES 330,000 55,000 73,743 18,743
  SERVICE INCOME FROM MELROSE 55,000 9,167 8,652 (515)
  FRAUD RECOVERY 11,840 1,973 690 (1,283)
  MISCELLANEOUS INCOME 9,650 1,608 187 (1,421)
  TOTAL INCOME 4,693,940 782,323 622,789 (159,534)

 
EXPENSES  
  ADMINISTRATION:  
  ADMINISTRATIVE SALARIES 1,266,000 211,000 171,036 (39,964)
  PAYROLL TAXES 111,500 18,583 12,856 (5,727)
  HEALTH BENEFITS 360,700 60,117 47,538 (12,579)
  PENSION EXPENSE 141,950 23,658 23,588 (70)
  CRIMINAL BACKGROUND CHECKS 8,910 1,485 542 (943)
  TNT/EMPL SCREENING 18,600 3,100 13,321 10,221
  LEGAL-GENERAL 29,750 4,958 221 (4,737)
  LEGAL-OTHER 6,500 1,083 1,962 879
  STAFF TRAINING 11,000 1,833 175 (1,658)
  TRAVEL 3,750 625 0 (625)
  ACCOUNTING 85,000 14,167 14,167 0
  AUDITING 50,580 8,430 8,430 0
  PORT OUT ADMIN FEES 2,400 400 65 (335)
  MANAGEMENT FEES 293,400 48,900 45,743 (3,157)
  BOOKKEEPING FEES 100,310 16,718 16,515 (203)
  ASSET MGMT FEES 19,680 3,280 3,270 (10)
  CF MANAGEMENT FEES 47,500 7,917 0 (7,917)



12/14/2023  10:55 AM

HOUSING AUTHORITY OF THE CITY OF VINELAND
FINANCIAL REPORT FOR THE TWO MONTHS ENDED NOVEMBER 30, 2023  

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

  CONSULTANTS 11,900 1,983 1,200 (783)
  IT CONSULTANTS 46,270 7,712 8,170 458
  CONSULTANTS-RAD 8,000 1,333 0 (1,333)
  RAD CONVERSION EXPENSES 6,000 1,000 0 (1,000)
  MEMBERSHIP DUES/FEES 6,800 1,133 308 (825)
  PUBLICATIONS 1,500 250 0 (250)
  ADVERTISING 5,000 833 425 (408)
  OFFICE SUPPLIES 11,500 1,917 2,419 502
  PAPER 4,000 667 0 (667)
  COMPUTER & SOFTWARE EXPENSES 164,410 27,402 28,360 958
  FUEL-ADMIN 3,000 500 0 (500)
  TELEPHONE AND CELL 36,100 6,017 5,807 (210)
  POSTAGE 9,400 1,567 1,080 (487)
  COPIER SUPPLIES 10,900 1,817 941 (876)
  INSPECTION FEES 13,700 2,283 2,229 (54)
  COFFEE SUPPLIES 1,200 200 177 (23)
  MISCELLANEOUS EXPENSES 21,160 3,527 3,858 331
  TOTAL ADMINISTRATION EXPENSES 2,918,370 486,395 414,403 (71,992)

TENANT SERVICES:
   SALARIES-CONGREGATE SERVICES 64,000 10,667 6,028 (4,639)
   PAYROLL TAXES 5,640 940 450 (490)
   BENEFITS 20,000 3,333 0 (3,333)
   FSS ESCROWS-PH 6,890 1,148 0 (1,148)
   OTHER 19,450 3,242 7,846 4,604
  TOTAL TENANT SERVICES 115,980 19,330 14,324 (5,006)

UTILITIES:
   WATER 37,600 6,267 5,804 (463)
   ELECTRIC 161,530 26,922 17,644 (9,278)
   GAS 34,610 5,768 3,905 (1,863)
   GARBAGAE/TRASH REMOVAL 19,500 3,250 3,250 0
   SEWER 62,140 10,357 9,405 (952)
  TOTAL UTILITIES EXPENSE 315,380 52,563 40,008 (12,554)

ORDINARY MAINTENANCE AND OPERATIONS:
   MAINTENANCE LABOR 349,000 58,167 56,258 (1,909)
   PAYROLL TAXES 30,580 5,097 4,049 (1,048)
   HEALTH BENEFITS 60,140 10,023 9,111 (912)
   PENSION EXPENSE 37,940 6,323 6,393 70
   MAINTENANCE UNIFORMS 2,210 368 248 (120)
   VEHICLE GAS, OIL, GREASE 30,550 5,092 2,310 (2,782)
   MATERIALS 116,300 19,383 23,824 4,441
   CONTRACT-COSTS 146,080 24,347 22,160 (2,187)
   REPAIRS-VEHICLES 9,780 1,630 994 (636)
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HOUSING AUTHORITY OF THE CITY OF VINELAND
FINANCIAL REPORT FOR THE TWO MONTHS ENDED NOVEMBER 30, 2023  

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

   RENT EXPENSE 18,570 3,095 3,096 1
   EXTERMINATION 7,800 1,300 1,150 (150)
   TRASH REMOVAL 9,600 1,600 1,458 (142)
  TOTAL ORDINARY MAINT. & OPERATIONS EXP. 818,550 136,425 131,051 (5,374)

GENERAL EXPENSES:
   BAD DEBTS 18,900 3,150 3,150 0
   COMPENSATED ABSENCES 14,000 2,333 2,333 (0)
   FSS ESCROWS-SEC 8 30,000 5,000 5,888 888
   INSURANCE 158,280 26,380 19,295 (7,085)
   OTHER GENERAL EXPENSES 1,500 250 250 0
   PAYMENTS IN LIEU OF TAXES 53,810 8,968 9,225 257
   PORT-IN HAP EXPENSE 500 83 0 (83)
   REPLACEMENT RESERVES 95,000 15,833 15,833 (0)
   RETIREE HEALTH BENEFITS 93,520 15,587 13,928 (1,659)
  TOTAL GENERAL EXPENSES 465,510 77,585 69,902 (7,683)

  TOTAL OPERATING EXPENSES 4,633,790 772,298 669,688 (102,609)

  PROFIT (LOSS) EXCLUDING HAP 60,150 10,025 (46,899) (56,925)

  HAP REVENUES 7,824,000 1,304,000 1,133,327 (170,673)
  HAP EXPENSES 7,794,000 1,299,000 1,416,115 117,115
  NET HAP (LOSS) 30,000 5,000 (282,788) * (287,788)

  GRAND TOTAL PROFIT (LOSS) 90,150 15,025 (329,687) (344,713)

  UNRECONCILED HUD HELD RESERVES AT 11/30/23 410,376
     GRAND TOTAL PROFIT (LOSS) AFTER HUD HELD RESERVES 80,689
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Housing Authority of the City of Vineland 
 

Administrative Report 
 

 

DATE: December 8, 2023 

 

TO:  Board of Commissioners, Vineland Housing Authority 

 

FROM: Jacqueline S. Jones, Executive Director 

   

SUBJECT: Monthly Report (Stats for October 2023) 

 

PERIOD: November 8, 2023 to December 7, 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 

Scattered Sites TBD TBD TBD 

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. 

This project is on hold pending availability of funds after close-out of  the current 

construction project and the award of the fire-pump project.  The status of this 

project has not changed as the cost of the fire-pump project has not been 

determined. 
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 Renovation Projects  

 
Scope of Work Work Status Comments 

Tarkiln Acres – Roof 

Replacements 

In Planning Stage  6/2021 – No Update; 

9/2021 – A&E proposals received and 

under review; 

 

12/2023- Project is in the planning stages 

with the architects; 

 
KT/OT – Elevator 

Refurbishment; 

 

 
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 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. 

 

06/2023 – This project was re-bid 

with a resolution recommending 

award included in the board packet;  

 

Bid opening on 5/17/22 

 

_______________________ 

 
07/2023 – Olivio Towers elevators 

are planned for a complete 

modernization including 

controllers, machine replacement, 

and cab interiors.  Kidston Towers 

elevators are planned for machine 

replacement.  The contract has 

been awarded and a pre-

construction meeting has been 

scheduled with the Contractor and 

Professional Team. 

 

8/2023 – The elevator contract has 

been awarded.  A pre-construction 

meeting has been scheduled with 

the Contractor and Professional 

Team. 
 

9/2023 - Olivio Towers is planned for a 

complete modernization including 

controllers, machine replacement, and 

cab interiors.  Kidston Towers is 

planned for machine 

replacement.  Contract has been 

awarded and signed, a pre-construction 

meeting was held with the Contractor 

and Professional Team.  The contractor 

assumed regular maintenance of the 

elevators at both buildings as of August 

1, 2023, the remainder of the project is 

currently in the submittals 

phase.  Currently, Olivio Towers 

elevator car #2 is out-of-service waiting 

on motor repairs to be completed. 

 

 
 

10/2023 - The contractor assumed regular 

maintenance of the elevators at both buildings as 

of August 1, 2023, the remainder of the project is 

currently in the submittals phase. Olivio Towers 

elevator car #2 has been repaired and is in service. 

The project remains in the submittals stage. 

 

11/2023 - The project continues in the 

submittals stage. One potential change 

order has been received and is under 

review by our professional team for 

reasonableness. 

 

12/2023 - The project team is meeting 

to discuss the potential change order 

and overall project status on 

December 11, 2023, further updates 

may be available for discussion at the 

Board Meeting. 
 



Page 3 of 11 
 

Kidston & Olivio Towers – Renovation Projects  
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  
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; 

 

6/2023 Update Detail: 

This project is complete with the close-out 

process progressing; 
 

9/2023 Update Detail: 

This project is complete with the close-out 

process progressing; 

 

10/2023 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 

Anticipate

d  

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; 

 

 
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; 

6/2023 Update: No status change; 

7/2023 Update: No status change; 

 

 

8/2023 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 initial bid 

was rejected; Project is out for public bid again;   

 
9/2023 Update: - Water filtration system - Kidston 

– parts are backordered; Currently in final punch-

list stage; Substantial Completion issued; Close-out 

process beginning. Final punch list work is in 

process and expected to be completed by the end of 

September.  The team is evaluating the installation 

of the water treatment systems for both buildings 

and will be making the necessary changes, Kidston 

Towers water treatment system has not yet been 

installed.  
 

10/2023 Update: - No update; 
 

11/2023 Update: - Water filtration system – 

systems in both buildings are now installed; 

Currently in final punch-list stage; Substantial 

Completion issued; Close-out process 

beginning. Final punch list work is in process 

and expected to be completed by the end of 

October.  The team is evaluating the 

installation of the water treatment systems to 

ensure it is functioning properly. 

12/2023 Updated – Close-out process in motion; 
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Kidston/Olivio Towers – Fire Pump Replacement 

 
9/2023 - Fire Pump Replacement 

Project was bid on two occasions –  

Round #1 – No Bids Received on June 1, 2023 

Round #2 – 1 bid received on June 21, 2023 

Negotiated Contract – the project team met with the sole bidder in an attempt to negotiate 

a contract.  A follow-up meeting with the contractor has been scheduled for the end of 

August to review their new proposed pricing structure along with any possible value 

engineering cost savings. Negotiations are ongoing, our team began working with 

additional vendors to obtain more competitive pricing on this project. 

 

 
10/2023 Update:  Negotiated Contract – The project team negotiated with three (3) 

vendors and received best and final pricing;  a recommendation for award is being 

presented on the Agenda for the October board meeting. 

 
11/2023 Update:  Negotiated Contract – Pending final contract completion. 

 

12/2023 - Final contract has been received from the Contractor.  The Team met 

to discuss the project, expectations were defined, and submittals are expected to 

be received for review.  The Vineland Fire Department was made aware of the 

contract being awarded. 
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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;  

• Staff continue to work with residents to move them from houses that are 

going to be sold to homes that are not going to be sold; homes are in the 

process of being vacated and appraised.  Listings are active on several 

units. Please see the below chart for status details; 
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SCATTERED SITE HOMES  

STATUS SUMMARY 
Date Homes  Status Total Homes 

   
 

 72   Total 

   
 

-38  Keeping 

May 4, 2022 4209 Marilyn Avenue SOLD   -1 

May 11, 2022 1441 Nylund Drive SOLD   -1 

May 13, 2022 612 Oxford Street SOLD   -1 

June 28, 2022 1137 East Elmer Rd SOLD   -1 

Sept 8, 2022 1409 Brown Road SOLD   -1 

Sept 30, 2022 864 Columbia Avenue SOLD   -1 

Nov 16, 2022 1745 Jackson Drive SOLD   -1 

Dec 12, 2022 4331 Robert Drive SOLD   -1 

Total (8 Sold)   26 Remaining  

Aug-Sept 2023 760 N. Mill Rd SOLD  -1 

Oct 31, 2023 1091 N. Mill Rd SOLD  -1 

Aug-Sept 2023 1290 Old Lake Rd Pending Settlement – Dec 2023  -1 

Aug-Sept 2023 1479 Brown Rd Pending Settlement  -1 

Sept 2023 930 Charles St Pending Settlement  -1 

October 2023 30 Avon Place Listed for Sale (10/10/23) Exit Realty  -1 

Sept-Oct 2023 5578 High Ridge Rd Listed for Sale (10/10/23)  Vineland Realty  -1 
November 2023 2174 Sunset Ave Listed for Sale (11/10/23) Vineland Realty -1 
November 2023 5599 Lodge Place Listed for Sale (11/10/23) Exit Realty -1 
November 2023 3188 Hance Bridge Rd Pending Appraisal -1 
November 2023 5633 High Ridge Rd Pending Appraisal -1 
November 2023 2961 Athens Way Pending Appraisal -1 

November 2023November 2023 
 

   

Total   14 Remaining 
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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 for 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;   

 

September 2023 Update: Staff continue to work with the JIF assigned insurance adjuster 

and contractor to finalize a scope of work (SOW) for the fire that occurred in Building #1 in 

January of 2023.  The tenants in Building #1 have been relocated to other VHA properties 

due to the extensive nature of work needed in their units. Due to time constraints, a new 

architect is being utilized, Pederson Architects of Vineland will be assisting with this project. 

Limited demolition of affected areas has begun, the professional team will be evaluating and 

making recommendations on the repairs needed.  We continue to work with our partners to 

obtain pricing on a complete rehab of building #1. We anticipate presenting options for 

Board consideration. 

 
October 2023 Update: Board approved work on ten (10) units per Resolution.  Limited 

demolition of the affected area has been completed.  A scheduled of values is being finalized 

with All-Risk and the project Team met on site with the insurance company on October 11, 

2023.  Design documents remain in progress and under review. 

 

November 2023 Update: Board approved work on ten (10) units per Resolution.  Limited 

demolition of the affected area has been completed.  We continue to work with our partners to 

obtain pricing on a complete rehab of building #1, we anticipate presenting options for Board 

consideration. Work has started at the building, a final scope is being developed in conjunction 

with the adjuster for presentation at the December JIF meeting. 
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Melrose Court 
 

The property 100% occupied and is financially sound. The waiting list is strong 

with applicants.  
 

 

Board of Commissioners  

NJ Local Housing Authority Training Program Status 
 

Commissioner Training Program Status 

Brian Asselta Completed with Certificate 

Chris Chapman Completed with Certificate 

Mario Ruiz-Mesa Completed with Certificate 

Daniel J. Peretti, Jr. Completed with Certificate 

Albert D. Porter One class to take – PHAS/SEMAP scheduled for 

12/9/23;  must be completed by 4/28/2024 

Iris Acosta-Jimenez Completed with Certificate 

Vacant  

• The Fall 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. 

 
Housing Authority Commissioners 

Housing authority commissioners must complete five courses within 18 months of 

appointment. Commissioners for housing authorities that also are redevelopment agencies 
must complete a sixth course, Principles of Redevelopment. 

One Course can be an elective with the five (5) required courses listed below: 

Required Courses: 

• Ethics 

• Financial Issues and Procedures 

• Public Housing Assessment System and Section 8 Management Assessment Program (PHAS 

and SEMAP) 

• Skills for Commissioners 

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


Program Statistics Report 10/2023 - 9/2024 Nov2023 Oct2023

Tenant Accounts Receivable
Number of “non-payment of rent” cases referred to the solicitor 4 0

Unit Inspections
Total number of units to be inspected in fiscal year 600 600
Number of inspections actually completed this month - all sites 8 7
Total number of units inspected year-to-date - all sites 194 186
City Inspections 0 179

Occupancy
Monthly Unit Turnaround Time (Avg) (Down,Prep & Leasup Time) 95 199
Annual Unit Turnaround Time (For Fiscal Year) 147 199
Monthly - Number of Vacancies Filled (this month) 2 3
Monthly - Average unit turnaround time in days for Lease Up 9 57
Monthly - Average unit turnaround time in days to Prep Unit (Maint) 32 102
PIC Score 98.52 98.52
Occupancy Rate (excludes Kidston rehab units and Scattered Sites) 97.17% 97.50%

Public Housing & RAD Waiting List Applicants
Families  - 3,4,5,6 bedroom lists open 11/8/23-12/6/23 332 318
Elderly (Seniors - 62+)/Disabled - 0 & 1 bedroom lists open 11/8/23-12/6/23 136 96

Average work order turnaround time in days - Tenant Generated 0.1 0.1
Number of routine work orders written this month 491 783
Number of outstanding work orders from previous month 1539 1496
Total number of work orders to be addressed this month 2030 2279
Total number of work orders completed this month 498 740
Total number of work orders left outstanding 1532 1539
Number of emergency work orders written this month 2 0
Total number of work orders written year-to-date          1,274             783 
AFTER HOUR CALLS:  (plumbing, lockouts, toilets stopped-up, etc.) 8 4

Section 8 
Level of leased units of previous month was: 979 968
Level of leased units this month is: 1002 979
Number of increased leased-units over last month 23 11
Total number of units inspected this month       37 29
Programs (Voucher):
ABA Utilization % 154.60% 110.67%
Repayment Agreements   29 29
Total repayments due YTD $87,129.00 $87,129.00
Total repayments received YTD          $1,584.00 $1,584.00
PIC Score (Oakview added 10/13) 99.59% 99.59%
Section 8 Housing Choice Voucher Waiting List Applicants -  CLOSED 1850 1862
Section 8 Project Based Waiting List Applicants- Oakview - OPEN (all br sizes) 327 287
Section 8 Project Based Waiting List Applicants- Buena HA - CLOSED 161 161
Section 8 - Percentage Housed Based on Income Limit - ELI vs VLI/LI 86%/14% 92%/8%

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 9 10
The number of residents signed on to the program. (FSS Contracts). 19 15
The number of FSS Participants with established escrow accounts. 14 16
Number of residents in need of employment skills (GED, DL, Job Training.) 3 3
The number of meetings, workshops and case management services 4 2

Congregate Services



Program Statistics Report 10/2023 - 9/2024 Nov2023 Oct2023

Number of clients on the Congregate Progam 23 23
Number of clients on Meal Program 0 0
Number of clients on Homemaking Program 19 19
Number of clients on Laundry Services (This service is included in housekeeping) 6 16
Number of clients on Shopping Services (This service is included in  housekeeping) 6 6

Registered Nurse
Number of clients served this month 87 141
Blood Pressure Clinics ( clinics) # of residents attending 0 0
Health Assessments/re-assessments 3 6
Meds Supervision 17 32

VHA - (FAMILY SW)
Number of Residents on ROSS (Family) 40 40
Number of residents that received case management services 4 11
Number of Meetings 4 10
Number of residents enrolled in academic/employment workshops (FSS) 3 2

VHA - (MEDICAL) 
Number of residents received health assessment 3 6
Number of residents health activities of daily living assessments. 3 6
Resident's medicine monitoring/supervision for month 17 32
Self-sufficiency  -  improved living conditions. 3 6

Community Development Block Grant Program
Clients Served
Number of new clients served 0 0
Number of ongoing clients 64 64
Total clients currently being served this month 40 64
Income
Median Family Income (MFI) 0 0
Moderate 80%-51% (MFI) 22% 22%
Low 50%-31% (MFI) 28% 28%
Very Low 30%-0% (MFI) 50% 50%
Total 100%

Client Demographics
White 6 6
Black 6 6
American Indian 0 0
Asian 0 0
Other 0 0
Hispanic 48 48
Non-Hispanic 16 16
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