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Most Recent Fiscal Year Audit. See attached Schedule of Findings and
Questioned Costs indicating no findings. The audit for the FYE 12/31/23 was
performed by Bowman & Company, LLP Certified Public Accountants &
Consultants.

Resident Advisory Board (RAB) Comments. See attached letter from the RAB
to the HAGC Board of Commissioners containing comments of the RAB.

Certification by State or Local Official. See attached HUD Form 50077-SL.
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PHA has Revised since Submission of its Last Annu
50077-ST-HCV-HP.

Programs that the
n. See attached Form

Challenged Elements. The Public has not challenged any ele of the Plan.

Affirmatively Furthering Fair Housing.
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B.1.1 STATEMENT OF HOUSING NEEDS AND STRATEGY FOR ADDRESSING
HOUSING NEEDS

The Public Housing and Section 8 Housing Choice Voucher Progra
Authority of Gloucester County (HAGC) are an important resou
families in Gloucester County. The Section 8 Program is presently
Housing Authority under HUD criteria with the Public Housgd
Standard Performer in the past year.

erated by the Housing
or housing low-income
ted as a High Performing
, HAGC rated as a

HAGC has successfully pursued additional affordable
opportunities are available. Specifically, HAGC admi
Gloucester County Board of Social Services refer:
HAGC. These families are unable to obtain se
County. Currently 48 families are on the wait list funds and 10 families are under
contract and receiving assistance.

HAGC also maintains multiple target&8d\y
Diocesan Housing Services Corporation of Camden, through the HUD 202
program, requested Project Based Voucher§ (l
s will support seniors (age 55+) who are
homeless or are facing the thrg & AGC initially awarded 5 PBVs to the Mews
J and increased the award to up to 12 PBVs

persons with a disability who are transitioning out of institutional or other segregated settings, at
serious risk of institutionalization, homeless or at risk of becoming homeless. There was a public
hearing in December 2019 and the Board adopted a local preference specifically to target this
group, in accordance with the funded NOFA. As a result of increased funding from the CARES
Act, HAGC was awarded additional Housing Assistance Payment funding from HUD to support
additional Mainstream Vouchers which began leasing effective October 2020. HAGC applied for,



and was awarded, 30 additional Mainstream Vouchers, effective 11/01/2022 and the current
allocation is now 85.

HAGC continues to focus on the expansion of quality affordable housing available for veterans
and passed a resolution authorizing the execution of a Housing Assistance Payments Contract to
offer project-based vouchers for veterans. The developer of the West Deptford Apartments Project
anticipates receiving final approval of both NJHMFA 4% LIHTC and NJEDA ASPIRE Tax
Credits by August 2024. HAGC has awarded 21 PBVs to this project, t units will be restricted
to Veterans whose income is at or below 30% of the median income loucester County.

HAGC is also focused on the expansion of housing opportunitie als with special needs

and HAGC has partnered with Rowan College of South d Township, and
Gloucester County to develop a new 24 one-bedroom t building for
individuals with special needs. The building will hous ntal and/or
intellectual disabilities and is located at the Gloucester ege of South
Jersey. The location of the housing will allow the r from supportive services on

nts. The building will also be
and supportive services, meeting
spaces, laundry facilities, recreational community roo lounge spaces, and an outdoor
recreational area. HAGC has awarded 24 Rr0j to the project, ensuring 100%
of the units will be affordable to residentSat'e edian Income of Gloucester
County. Site work began on the project in ith building construction beginning

in January 2024.

HAGC will strive to make opp iic ilaBle*to participants in its programs to enhance their
quality of life. HAGC’s ovg ; idesafe, well-maintained, affordable housing in a
respectful and professio . i pitted to promoting independence, aging in
place and a positive g esidents as well through the ROSS Program, Congregate
Program and various 3 ; ies focusing on providing health and mental

health resources.

children, will generally be provided on a non-concentrated basis
possible, remain invisible in the community in which it is located.
the maximum extent possible, meet the needs of the individual’s

to maintain housing

With approval from the"HAGC Board of Commissioners, HAGC closed the 2, 3, & 4-bedroom
Public Housing waiting lists effective May 1, 2018. The 1-bedroom Public Housing Waiting list
remains open. The decision to close the waiting lists was based on a comparison of the number of
available units and the number of active applicants demonstrating a more than sufficient applicant
pool. Advanced public notice of the waiting list closing was made to enable families to submit
applications prior to the closing. HAGC does not anticipate reopening the waiting lists as a
sufficient pool of applicants continues to exist and HAGC intends to submit an Application to



HUD in accordance with Section 18 of the U.S. Housing Act of 1937, 24 CFR part 970 and PIH
Notice 2018-04 for the disposition of the 2, 3, and 4-bedroom Public Housing homes on the basis
that it is in the best interest of the residents and HAGC and consistent with the goals of HAGC to
do so. Specifically, the units are scattered site units with large distances between the units, lack
uniformity of systems, and are unsustainable to operate and maintain. HAGC shall act in
accordance with the requirements of the Uniform Relocation Act in implementing any disposition
of Public Housing.

nly open for veterans as
veterans preference, and

Presently, the Section 8 Housing Choice Voucher (HCV) waiting li
HAGC has both targeted Section 8 vouchers for veterans and an
those who qualify for a Mainstream preference.

Please note the following according to the Gloucester Co i for fiscal years
2020-2024:

The most important impediment revolves a
for affordable housing initiatives. Gloucest
limitations on growth. Through vehicles such ordinances, subdivision controls,
permit systems, housing codes and standards new ction restrictions and rent control
Gloucester County has attempted rriers that may impede the

1to high housing costs burden for low-income
ble housing assistance continues to be needed,

a disproportio y greater need at 0-30% AMI, are American Indian, Alaska Native which
has 100% of their households at this income level with one or more housing problems.

The following are various strategies HAGC will use to address the housing needs in Gloucester
County as reported in previous Agency Plans. HAGC strives to employ each of the strategies
below as much as budgetary constraints will permit. The single most valuable resource is
additional housing units. HAGC 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 HAGC’s mission.
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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 t HA within its current
resources by:
Select all that apply

X Employ effective maintenance and management poli€i inimi mber of public
housing units off-line

Reduce turnover time for vacated public ho

Reduce time to renovate public housing units

Seek replacement of public hous;j i ntory through mixed finance
development

Seek replacement of public ho e Inventory through section 8
replacement housing resources

X O 0OKX K

Maintain or increase section 8 lease- y establishing payment standards that will

rd of Commissioners, HAGC increased
e FY 2023-2024 SAFMRs. Further, as
also continues to utilize a higher payment
accommodation up to and including 120% of the published
include a person with a disability.

all Payment
authorized b
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ction 8 lease-up rates by marketing the program to owners,
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

X Participate in the Consolidated Plan development process to ensure coordination with
broader community strategies

X  Other (list below)



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

2. Expand housing opportunities for individuals with special needs and veterans by
awarding PBVs to projects that service these populations.

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

X Apply for additional section 8 units should they become avai
Leverage affordable housing resources in the communi e creation of mixed -
finance housing

Pursue housing resources other than public
assistance.

Other: (list below)

tenant-based

X X [

1. Participate in the Section 8 Home i am to increase the number of
affordable housing units available.
2. Expand housing opportunities for indivi
awarding PBVs to projectshat service these

Select all that apply

[]

Exceed HUD fede
housing
Exceed HUD f¢ et S for families at or below 30% of AMI in tenant-
based section 8 as C

Employ admissi eferences aimed at families with economic hardships

Strategy 1: Target 4 ble assistance to families at or below 50% of AMI

Select all that apply
] Employ admissions preferences aimed at families who are working
X Adopt rent policies to support and encourage work

HAGC amended its Admissions and Continued Occupancy Policy (ACOP) to address
HUD’s new regulations regarding over-income families in public housing, allowing over-



income families to continue to reside in their current public housing unit after a period of
24 consecutive months of being over-income at a market rate rent with no subsidy.

[]  Other: (list below)

Need: Specific Family Types: The Elderly

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

X Seek designation of public housing for the elderly, as re e RAB
[] Apply for special-purpose vouchers targeted to the eld:
X  Other: (list below)

Public Housing Local Preference for elderly

Need: Specific Family Types: Families with Dis

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

Seek designation of public housi
Carry out the modifications needé g based on the section 504 Needs
Assessment for Public Housing
Apply for special-purpose vouchers
become available
Affirmatively marketitoTocalino agencies that assist families with disabilities
Other: (list below,

X X X

[]  Other: (list bél

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

X Counsel Section 8§ tenants as to location of units outside of areas of poverty or minority
concentration and assist them to locate those units
X Market the section 8 program to owners outside of areas of poverty/minority concentrations



[]  Other: (list below)
Through the implementation of the Small Area Fair Market Rule, HAGC has encouraged residents
to seek housing opportunities in areas with increased payment standards deemed areas of high

opportunity.

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 s
pursue:

ion of the strategies it will

Funding constraints
Staffing constraints (due to cuts to administrati
reduction in PH Operating Subsidy)
Limited availability of sites for assisted hou
Extent to which particular housing needs a rganizations in the community
Evidence of housing needs as demonstrated in idated Plan and other information
available to the PHA

Influence of the housing market og

Results of consultation with resident
Results of consultation with advocac
Other: (list below)

DRI XX XX

Despite Gloucester Coungiy's ing i pulation, HAGC’s Administrative Fee rates
are among the lowest in \ erse S
2 Y2020, FY2021 and FY2022 HAGC applied
to HUD through a Specia s Ap llcatlon to request additional funding to support the program.

appli Moving To Work (MTW) but was not selected on the lottery.
iould have allowed HAGC the flexibility to implement and
ore working families to access HAGC’s self-sufficiency
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B.1.2 DECONCENTRATION AND OTHER POLICIES THAT GOVERN ELIGIBILITY,
SELECTION, AND ADMISSIONS

The Housing Authority of Gloucester County (HAGC) has, since its i
a philosophy in the provision of subsidized housing which concentr
settings so that services can be provided economically and deco
housing is integrated with the community. This philosophy
Commissioners in February 1999.

ion in 1972, followed
e elderly in multifamily

tes families so that their
ized by the Board of

HAGC operates public housing funded in three amps: N -1, NJ204-3, and
NJ204-1 consists of 62 scattered site single famil four-bedroom homes. The
homes were acquired in the early 1980s thro housing acquisition without
rehabilitation program. The homes were constructed 930s to the 1970s. No two units
are identical. The NJ204-1 units are in middle-income net1 oods where nearly all households

have income from employment. The neig 04-1 units are located do not
have concentration of poverty. Only b d in neighborhoods where
minority families predominate. HAGC v istics regarding the census tracts in
which the public housing units are located on with the development of the
Annual Plan. If any changes in the surroundi borhoods are detected, HAGC will consider

a relevant change in policy at ne. i public housing units are physically located in
middle income neighborhog i future disposition in accordance with HUD
PIH 2018-04 and 24 CFR i n 18 of the Housing Act of 1937, serves the

bests interest of the re ( onStstent with the goals of the PHA plan as the
scattered site homes d e y in operation and maintenance. HAGC will
ensure protection of curre ts by elther proceeding with disposition at unit turn over only

or acting in complia 1 niform Relocation Act

\ ated in downtown Williamstown. There are 99 one-
2 for the elderly (age 62 or older) and near-elderly disabled (age 50
dents include some younger disabled households. Carino Park
to City Hall, the Policy Department, and the Fire Department. It
ercial area of Williamstown. There is a mixture of rental housing
ty. There are minority families in the surrounding area, but they do
not predominate.

NJ204-4, Deptford Park Apartments, located in the center of Deptford Township. There are 99
one-bedroom units with a preference for the elderly (age 62 or older) and near-elderly disabled
(age 50 or older and disabled) The residents include some younger disabled households. Deptford
Park Apartments is within one block of the Township Hall and Police Department. The Deptford
Fire Department and Administrative Office is next to the property. Commercial properties are
located on the major thoroughfares close to Deptford Park Apartments. The remaining properties



around Deptford Park Apartments are occupied by a LIHTC housing project and single-family
middle-income homeowners. The area is predominately non-minority.

According to the 2020-2024 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. This impediment has been consistently identified by the County as the most important
impediment for housing over the last 20 years. HAGC has clearly made efforts to overcome the
lack of affordable housing as identified in the Gloucester County lidated Plan and has
partnered with multiple organizations to serve veterans, special ds households and the
homeless. HAGC is currently pursuing other avenues of creati or managing affordable
housing units within Gloucester County in an effort to overcom affordable housing in
the County when opportunities are available.

Persons who have alleged discrimination in housing will their case adminis the Intake
Supervisor (if it is a new admission) or the Section ervisor (if it is a move)¥o personally
assist the family in finding a suitable unit and to p d discrimination against the
family. The Intake Supervisor or Section 8 Sup opriate, shall provide personal
referrals to units with vacancies and call the apartme rs of said units to arrange for an
appointment for the family to see the unit.

Additionally, assistance will be given to
exercise of their rights under federal, state
for providing assistance. Either the Intake
shall:

family housed.
p HAGC's Legal Counsel for consideration on referring the matter

Refer the mattd
0 the prosecut
In an effort to pr@ ousing rights and fair housing choice, HAGC has implemented an
Equal Opportunity g Policy. HAGC shall market the Public Housing, Section 8 Housing
Choice Voucher, oderate Rehabilitation, Family Self-Sufficiency, and Section 8
Homeownership Programs to all eligible persons, including persons with disabilities and persons
with Limited English Proficiency (LEP). HAGC has administrative offices and communications
which facilitate applications and deliver services accessible to persons with disabilities.
Reasonable accommodations relating to one’s disability are granted as required by law 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.



HAGC shall provide fair housing counseling services or refer individuals who believe they are
victims of housing discrimination to fair housing agencies.

HAGC shall provide appropriate staff training on the implementation of the Fair Housing Act.

HAGC shall update and review policies impacting the provisions of the Fair Housing Act.

HAGC shall recruit landlords and service providers in areas to e
program participants in as much as the funding for the various pro

d the housing choice to

HAGC shall maintain records of each family’s race, ethnicity, i d disability status
on the prescribed Form HUD-50058.

HAGC shall follow all applicable laws, rules, and re ions with respect to Fait*Housing and
Equal Opportunity Housing.
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The Housing Authority of Gloucester County
Section 8 Administrative Plan

Article 1. General Provisions

Section 1.01 Program Objectives

The objectives of the Section 8 Housing Choice Voucher (HCV) Program, Moderate
Rehabilitation Program, and Project-Based Voucher (PBV) Program (individually referred to as a
“Program” and collectively referred to as “Programs”) are to house i e eligible families in
safe, sanitary, and affordable housing within the operating jurisdictio perating Jurisdiction”)
of the Housing Authority of Gloucester County (HAGC). Such g shall be in accordance
with the rules and regulations governing the Programs, the De of Housing and Urban
Development’s (HUD) Section 8 Regulations, as well as all d local fair housing
laws and regulations.

Section 1.02 Administrative Authority

This document serves as HAGC’s operational han

Programs.
Section 1.03 Extenuating Circumstanc

The following conditions are recegni as extenuating circumstances that may affect
HAGC’s administration of ¢ : ic violence; a serious inspection violation; a

ther documentation for a time that is in accordance with HUD
at will allow an auditor, housing professional, or other interested
1d or assess HAGC operational procedures objectively and with
accuracy and in a ce with Section 8 Management Assessment Program (SEMAP)
requirements with intéfhal supervisory audits. HAGC maintains an electronic file for each
applicant, participant and owner. The electronic file shall be considered the official file. HAGC
does not maintain paper files.

Section 1.05 Privacy Rights

Applicants and participants, including all adults in their households, are required to sign the HUD
9886 Authorization for Release of Information annually. This document incorporates the Federal
Privacy Act Statement and describes the conditions under which HUD/HAGC will release family
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information. HAGC shall require additional authorizations not covered by the HUD 9886 form as
required for verifications. HAGC policy regarding release of information is in accordance with
state and local laws that may restrict the release of family information.

Section 1.06 Attachments

A. HAGC Policies and Forms. HAGC policies and forms that are a ments to this Plan are
independent of this Plan subject to a separate approval pro and may be revised or
replaced by HAGC without revising this Plan. If HAGC es or replaces any HAGC
policy or form that is an attachment to this Plan, up i

replacement policy or form by HAGC, the applicable to shall be replaced
with the approved, revised or replacement HAGC poliCy or form all be effective
upon approval by HAGC, and HUD if applicable ent policy or
form.

B. HUD Forms. HUD forms that are attachm ¢ independent of this Plan and
may be revised or replaced by HUD without r lan. If HUD revises or replaces
any HUD forms that are attachments to this pon approval of such revised or
replacement forms by HUD, the applicable attach reto shall be replaced with the
approved, revised or replacement prm and shall b tive upon approval by HUD
of the revised or replacement fo may be"used after the expiration date
identified on the HUD form if no sug lacement form has been approved

by HUD.
Section 1.07 Housing Oppértu ] pdernization Act (HOTMA)
All provisions of the Hg [ odernization Act shall be fully implemented

by January 1, 2025.

8
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Article I1. Fair Housing & Equal Opportunity

Section 2.01 Non-Discrimination

HAGC shall administer the Programs to affirmatively further fair housing in accordance with the
Title VIII of the Civil Rights Act of 1968 (as amended by the Community Development Act of
1974 and the Fair Housing Amendments Act of 1988), Title VI of the @iwil Rights Act of 1964,
Section 504 of the Rehabilitation Act of 1973, and Title II of the Am s with Disabilities Act,
Violence Against Women Reauthorization Act of 2013 (VAWA) The Age Discrimination
Act of 1975.

households are

HAGC is committed to administering the Programs to ensu
i age, familial

not discriminated against because of their race, color, re
status, disability, sexual orientation, gender identity, a
of these factors to:

, Sex, national
arital status. HAGC

A. Deny any family the opportunity to apply fo deny to any qualified applicant

the opportunity to participate in housing;

B. Provide housing that is different provided to
C. Subject anyone to segregation or dis
D. Restrict anyone’s acces cd by others in connection with the Programs;

gl
(@
=5
g
o
=
Q
=t
=
o
=
-
<
Q0
o
=.
=
S
o
=
=
»n
%
=
I
o
2,
»
w2
Z.
o
=]
=z

J. Publish or

q be published an advertisement or notice indicating the availability of
housing that pr¢

rs or excludes persons who are members of a protected class.
Section 2.02 Assistance for Families Claiming Unlawful Discrimination

If an applicant or participant believes that any family member has been discriminated against by
HAGC or an owner, the family should advise HAGC. HUD requires HAGC to make every
reasonable attempt to determine whether the applicant’s or participant’s assertions have merit and
take any warranted corrective action. In addition, HAGC is required to provide the applicant or
participant with information about how to file a discrimination complaint. The Fair Housing Act

9

TABLE OF CONTENTS



The Housing Authority of Gloucester County
Section 8 Administrative Plan

prohibits discrimination in housing because of race, color, religion, sex, national origin, age,
familial status, disability, sexual orientation, gender identity, and marital status. People who
believe they have experienced discrimination may file a complaint by contacting HUD’s Office of
Fair Housing and Equal Opportunity (FHEO) at (800) 669-9777 (voice) or (800) 877-8339 (TTY).
Housing discrimination complaints may also be filed online by going to
www.hud.gov/fairhousing, or by completing FHEO’s HUD-903.1 Form and submitting the
completed form by email to ComplaintsOffice02@hud.gov or regular o New York Regional
Office of FHEO, U.S. Department of Housing and Urban Develop , 26 Federal Plaza, New
York, NY 10278. Persons who have alleged discrimination on asis of the Fair Housing
Amendment Act of 1988, Title VIII of the Civil Rights Act of VI of the Civil Rights

Act of 1964 or Executive Order 11063, will have their case ad e Intake Supervisor
(if it 1s a new admission) or the Section 8 Supervisor (if it ig,a Program pa t) to personally
assist the family in finding a suitable unit and to prevent n against the
family. If consistent with the requirements of the Pr r Section 8
Supervisor, as appropriate, shall provide vacancy 1 e applicant/participant may

such units. Assistance will also be provided in th
providing information on how to fill out and file a houst
keep a record of all complaints, investigations, notices, an

f the person’s rights, including
crimination complaint. HAGC will
tive actions.

Section 2.03 Reasonable Accommoda

HAGC is committed to ensuring that the po
not deny 1nd1v1duals with disa

rocedures of its Programs and services do
ity to participate in, or benefit from, those
a ensuring that its policies and procedures do
not otherwise discriminatg 3 i , in connection with the operation of those
Programs and services n is a change, modification, alteration or

adaptation in policy, ( that provides a qualified individual with a
disability the opportunity iCipate in or benefit from one of HAGC’s Programs and services
This policy, as contained in ection, will be provided during the Tenant Briefing Program

sability or handicap, as defined by the Fair Housing Act, is an
rsical or mental impairment that substantially limits one or more
§ a record of such impairment, or is regarded as having such an
in this definition, the phrase “physical or mental impairment”
includes:

1. Any physiological disorder or condition, cosmetic disfigurement, or anatomical loss
affecting one or more of the following body systems: Neurological; musculoskeletal;
special sense organs; respiratory, including speech organs; cardiovascular;
reproductive; digestive; genito-urinary; hemic and lymphatic; skin; and endocrine; or

2. Any mental or psychological disorder, such as mental retardation, organic brain
syndrome, emotional or mental illness, and specific learning disabilities. The term
physical or mental impairment includes, but is not limited to, such diseases and

10
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conditions as orthopedic, visual, speech and hearing impairments, cerebral palsy,
autism, epilepsy, muscular dystrophy, multiple sclerosis, cancer, heart disease,
diabetes, Human Immunodeficiency Virus infection, mental retardation, emotional
illness, drug addiction (other than addiction caused by current, illegal use of a
controlled substance) and alcoholism. 24 C.F.R. §100.201.

“Major life activities” means functions such as caring for one’
tasks, walking, seeing, hearing, speaking, breathing, learni d working. 24 C.F.R.

§100.201.
The definition of disability does not include current us ntrolled substances,
individuals whose alcohol use interferes with the ri , ividual with any

ealth or safety o s unless that
odation, Juvenile o ers and sex

disability whose tenancy poses a direct threat to
threat can be controlled with a reasonable ac

Housing Act.

B. Requesting a Reasonable Accommodation

An individual with a disability ommodation from HAGC at
any time. The individual, or anot individual, should request a
reasonable accommodation(s) b pleted HAGC Reasonable
Accommodation Request Form to HA ccommodation Coordinator. The
1nd1v1dual must explam what type of odation is needed to provide the individual

GC’s Programs and services. Reasonable
t may be appropriate for a particular
ound to be inappropriate for another

accommodation
Program/service

eir disability and the accommodation is required for the individual
AGC’s Programs and services.

HAGC will cst third-party verification to support the need for a reasonable
accommodation. Third-party verification must be obtained from a Licensed Health Care
Professional. A Licensed Health Care Professional is a licensed physician, optometrist,
psychiatrist, psychologist, physician’s assistant, nurse practitioner, or nurse. HAGC must
request only information that is necessary to evaluate the disability-related need for the
accommodation. HAGC will not inquire about the nature or extent of any disability. In the
event that HAGC does receive confidential information about an individual’s specific
diagnosis, treatment, or the nature or severity of the disability, HAGC will properly dispose
of or redact such personal health information.

11
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In addition, HAGC may request that the individual, or the individual’s Licensed Health
Care Professional, provide suggested reasonable accommodations. If an individual’s
disability is obvious, or otherwise known to HAGC, and if the need for the requested
accommodation is also readily apparent or known, no further verification of the disability
will be required.

D. Denial of Request for Reasonable Accommodation

HAGC can deny a request for a reasonable accommodation i
or on behalf of an individual with a disability or if there 4

request was not made by
isability-related need for

the accommodation. Further, a requested accommod enied if one of the
following would occur as a result: a violation of state w; a fundamental
alteration in the nature of a Program; or an undue ive burden on

HAGC. All denials will be reduced in writing
In the event the requested accommodation is will consider whether there is
an alternative accommodation that would
related need without violating a state an , a fundamental alteration of a

person who does not speak English as their
d, write or understand English. HAGC’s goal
o critical services while not imposing undue

D. The resources available to HAGC and costs.
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Article III. Program Eligibility

HAGC will take the necessary steps to ensure that every individual and family admitted to a
Program meets all related Program eligibility requirements. This includes any individual approved
to join the family after the family has been admitted to such Program. The family must provide
any information needed by HAGC to confirm eligibility and determine the level of the family’s

assistance. To be eligible for a Program the applicant family must:

A.

Qualify as a family as defined by HUD and HAGC.

Have income at or below HUD-specified income limit

status.

HAGC shall require social security
compliance with the federally mandat
members.

Consent to HAGCZ
provided conse

household who is eighteen (18) or older or an emancipated
ation submission.

Be represented by

hat the current or past behavior of household members does not
¢ prohibited by HUD or HAGC. Reasons for denial of admission

Evidence of Cifizenship/Eligible Immigrant Status will not be verified until the family is
selected from the waiting list for eligibility processing for issuance of a voucher.

Section 3.01 Definitions

A. Act: The Housing Act of 1937.

B.

C.F.R.: Code of Federal Regulations.
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C.

Dependent: A dependent is a family member who is under eighteen (18) years of age or a
person of any age who is a person with a disability or an FTS, except that the following
persons can never be dependents: the head of household, spouse, co-head, foster
children/adults and live-in aides. Identifying each dependent in the family is important
because each dependent qualifies the family for a deduction from annual income.
Dependents that are subject to a joint custody arrangement will be considered a member of
the family if they live with the applicant or participant family fify-one percent (51%) or
more of the time. When more than one applicant or assisted fa (regardless of Program)
are claiming the same dependent(s) as family members, th ily with primary custody
at the time of the initial examination or reexaminati be able to claim the
dependent(s). If there is a dispute about which fami in the dependent(s),
HAGC will make the determination based on available documents court orders, or

living together, or one or more persons wit ili living with one or more live-in
aides.

Displaced Family: A displaced f:
member, is a person displaced by &
extensively damaged or destroyed 3

on whose dwelling has been
declared or otherwise formally

(b) An elderly family;

(c) A near-elderly family;
(d) A disabled family;

(e) A displaced family; and
14
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(f) The remaining member of a tenant family.

H. Family Share: Family share shall mean the portion of rent and utilities paid by the family.
The family share is calculated by subtracting the amount of the housing assistance payment
from the gross rent. HAGC may not use the housing assistance payment or other Program
funds (including the administrative fee reserve funds) to pay anyfpart of the family share.
Payment of the family share is the responsibility of the family

I. Full-Time Student (FTS): An FTS is a person who is atten,
on a full-time basis. The time commitment or subject
FTS is defined by the educational institution.

1 or vocational training
ed to be deemed an

K. Head of Household: Head of household member of the family who is
i e eligibility and rent. The head

of household is responsible for ensuring that th:
under a Program, alone or in conjunction with -head or spouse. The head of

M. Near-elderly family: e ily iS@family whose head, co-head, spouse, or sole
i )) years of age but below the age of sixty-two

he folfowing Gloucester County communities participating in the
.), Deptford (Twp.), East Greenwich (Twp.), Elk (Twp.), Franklin
), Greenwich (Twp.), Harrison (Twp.), Logan (Twp.), Mantua
National Park (Boro.), Paulsboro (Boro.), Swedesboro (Boro.),
est Deptford (Twp.), Westville (Boro.), Woodbury (City),

O. Other Adult: Other adult means a family member, other than the head, spouse or co-head
who is eighteen (18) years of age or older. Foster adults and live-in aides are not considered
other adults.

P. Person with disabilities.

1. Means a person who:

15
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(a) Has a disability as defined in 42 U.S.C. 423 regarding disability insurance benefit
payments;

(b) Is determined, pursuant to HUD regulations, to have a physical, mental or
emotional impairment that:

(1) Is expected to be of long-continued and indefinite du

(i1) Substantially impedes his or her ability to live i ndently; and

(ii1)Is of such a nature that the ability to live 1
more suitable housing conditions; or

uld be improved by

(c) Has a developmental disability as defi
for individuals with developmental di

42 U.S.C. 6001 regardifig programs

2. Does not exclude persons who have
syndrome or any conditions arising fr
immunodeficiency syndrome;

not include a person whose
dence; and

ined in 24 C.F.R. §8, for purposes of reasonable
or persons with disabilities.

one co-head.

Section 3.02 Pre-Applications
HAGC will receive and process applications in a way that treats all applicants fairly and

consistently. At the discretion of the Executive Director, HAGC will accept pre-applications for
assistance on an as needed basis. The Executive Director will review the waiting lists and
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determine whether pre-applications will be accepted and the length of time to accept pre-
applications. Pre-applications will only be accepted by mail at:

The Housing Authority of Gloucester County
Tenant Processing Center - Main Office

100 Pop Moylan Blvd.

Deptford, New Jersey 08096

OR

Online at http://www.hagc.org

Pre-applications for the HUD-Veterans Affairs Sup
accepted via email from the U.S. Department of Ve

e Housing Program only"may also be

Pre-applications must contain sufficient informa
determinations of eligibility and state/local preference If the pre-application does not
contain sufficient information to make a p f eligibility, the applicant will
be notified to submit the needed info 2 plicant family on the pre-
application will be assigned a confirmatiof fiu ; d on the appropriate waiting list(s),
if eligible.  All applicants will have the
administered by HAGC. If the information
obviously ineligible, the lette

HAGC to make preliminary

aly'standard application process. This may include
persons. HAGC will consider requests for Reasonable
dividuals with disabilities and reasonable steps to ensure equal

the Moderate Reha Program and one for the Project-Based Voucher Program. The waiting
lists will be assemblé sequential order with the applicant’s name, family unit size, date and
time of application receipt, annual income, qualifications for any local preference, and racial or
ethnic designation of the head of household noted. The Moderate Rehabilitation Program and
Project-Based Voucher Program waiting list represents different bedroom sizes, as these Programs
are unit based.

Section 3.04 Opening and Closing of Waiting Lists
The waiting lists will be opened or closed at the discretion of the Executive Director considering

the available funding, length of the waiting lists, and whether the waiting list includes a sufficient
17
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number of extremely low-income families. See attached Equal Housing Opportunity and
Affirmatively Furthering Fair Housing Policy for HAGC’s practice on encouraging full
participation of the public when the waiting lists are opened. When the Executive Director
determines that the waiting lists contain an adequate pool for use of available Program funding,
HAGC may stop accepting new applications and close the waiting lists.

Section 3.05 Notification of Selection from Waiting Lists

Families selected from the waiting lists will be notified of
communication, the method of which is selected by the fami

selection by a written
application (“Housing

Eligibility Interview will be conducted by phone, and w nts are to be
supplied to HAGC in order to proceed to a Housing
documents required by the Housing Eligibility Inte Letter attached Housing Eligibility
Document Checklist may result in Housing Eligibi tervie cellation, denial of assistance,
and/or removal from the waiting lists. In accordance sing Eligibility Interview Letter,
families must respond to HAGC within fourteen (14) r days of the date of the Housing
Eligibility Interview Letter to schedule a Housing Eligibilit iew. If the Housing Eligibility
i the family will be removed
from the waiting lists and a notice of de
record.

While the family is on the
family size or composi
mailing address, inco
fourteen (14) days.

nust report in writing to HAGC changes in
information, including current residence,
changes must be reported in writing within

Section 3.07

in support of a preference must be verified by HAGC pursuant to
ences shall be verified during the pre-application process, except
for the ret h shall be verified at the time of application.

1. Veterans and’Surviving Spouses Preference (N.J.A.C. 5:40-2.2)

For existing projects or housing vouchers administered by HAGC, where an open
waiting list for housing units exists, or where such a list is opened or reopened in the
future to accept additional applications, a preference must be created for veterans and
surviving spouses. For future housing projects or housing vouchers undertaken by
HAGC, a housing preference must be created for veterans and surviving spouses.
These preferences shall take priority over all other preferences. Within the preference
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for veterans and surviving spouses, HAGC shall provide a priority to applicants in the
following order:

(a) Veterans who are both homeless and disabled (eligible applicants will be awarded
seventy-five (75) preference points);

(b) Homeless veterans (eligible applicants will be awar
points); and

fifty (50) preference

(c) Disabled veterans. The preference for disable
members who are the primary residential caregi

s shall include family
terans and who are

residing with them (eligible applicants will bg,awarded twen (25) preference
points).
Veterans and surviving spouses must me igibili criteria for a housing project
or housing voucher. Veteran and su ust possess a valid DD-214,
NGB-22 or any other government issued ncing the type of discharge from

service is other than “dishonorable”.

B. HAGC Established Local Prefere

HAGC has established a system of 10€& C re selection of families admitted

1.

a resident of or works in the Operating Jurisdiction on the
ication is received by HAGC will be eligible for the residency
the applicant no longer resides or works in the Operating

applicant who is homeless will receive a residency preference if such
applicant can document to the satisfaction of HAGC that such applicant resided
or worked in the Operating Jurisdiction immediately prior to becoming
homeless.

(iii)Applicants who have been notified that they are hired to work in the Operating
Jurisdiction are treated as residents of the Operating Jurisdiction.

19
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(iv)An applicant who resides and works outside the Operating Jurisdiction on the
day their application is received will be entitled to the residency preference if
such applicant notifies HAGC in writing that such applicant moved into or
began working in the Operating Jurisdiction. The applicant must, at the time of
eligibility determination, live or work within the Operating Jurisdiction.

Eligible applicants will be awarded one (1) preference poi

(b) Verification of Residency Preference

To be entitled to a residency preference, appli bmit at the time of
application objective, third party documentation ©f their res or employment.

To be considered “current” a document ty (60) days
before the date of the application. A i i rom a third party (including

Pre-applications received {&
Woolwich Township residents
residents registered
re-registers.
date and tig

d prior to'12/21/10, and Franklin Township
vill obtain a residency preference if the client
AGC is updating information with the new
ence will be mailed to the client. The new

Voolwich (Twp.) and are working within the
tion other than Franklin (Twp.), Glassboro (Boro.) or Woolwich

The mainstream voucher preference is for the Mainstream Voucher Program that serves
clients who are non-elderly persons with disabilities who are transitioning out of
institutional or other segregated settings, at serious risk of institutionalization, homeless
or at risk of becoming homeless. A non-elderly person with disabilities is a person
eighteen (18) years of age or older and less than sixty-two (62) years of age, and who:

(a) Has a disability, as defined in 42 U.S.C. 423;

20

TABLE OF CONTENTS



The Housing Authority of Gloucester County
Section 8 Administrative Plan

(b) Is determined, pursuant to HUD Regulations, to have a physical or mental, or
emotional impairment that:

(1) Is expected to be of long continued and definite duration;

(i1) Substantially impeded his or her ability to live independently; and

(ii1) Is of such a nature that the ability to live indepen
more suitable housing conditions; or

could be improved by

(c) Has a developmental disability as defined in 4

the head of hou . HAGC will
ordance with the aboveddefinition and
ime of application. Proof of
rom a third-party agency with
icants will be awarded five (5)

The eligible household member does not need
require documentation proving disability i
eligibility for the Mainstream Voucher P.
preference eligibility must be by way
knowledge of the applicant’s eligibility.
preference points.

3. Veterans and Surviving Spous

A veteran’s preference will be ess, nondisabled veterans and
surviving spouses. Such veteran &
record evidencing the type of discharge from
service is other ligible applicants will be awarded ten (10)

preference poin

unitsfor a minimum of one year. Eligible applicants will be
ference points.

Section 3.08 g Choice Vouchers

Certain families ma fy for Targeted Housing Choice Vouchers. HAGC will designate
qualified families for tavgeted purposes as such. These Targeted Housing Choice Vouchers shall
not be based on the identity or location of the housing unless approved by HUD. The Housing
Choice Vouchers so allocated shall include, but are not limited to, such targeted cases as:

A. Applicants certified as living in transitional housing.

B. Applicants certified as living in housing that is not affordable, according to the Gloucester
County Division of Social services.

21
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C. Applicants certified as receiving temporary rental assistance or who are certified as
eminently homeless by GCDSS.

D. Applicants verified as homeless in accordance with Section 7.06 of this Plan.

E. Applicants certified as having graduated from group residence.

F. Applicants who are disabled and under the age of sixty-two (6 ars; Applicants who are

J. Applicants certified as a Victim of d

HAGC administers H
Michael J. Crescenz

e VA Medical Center refers a homeless veteran to HAGC,
and screen for lifetime sex offender registrants.

of income eligibility y will be considered “continuously assisted” upon admission into the
HCV Program only n there is a break of no more than sixty (60) calendar days between
participation in the assisted Programs.

Section 3.11 Family Consent to Release of Information
HUD requires each adult family member and the head of household, spouse, or co-head regardless

of age, to sign HUD’s consent form, Authorization for the Release of Information/Privacy Act
Notice, and other consent form as needed to collect information relevant to the family’s eligibility

22
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and level of assistance. HAGC must deny admissions to the Programs if any member of the
applicant family fails to sign and submit required consent forms.

Section 3.12 Citizenship Status

Housing assistance is available only to individuals who are U.S. citizens, U.S. nationals, or
noncitizens that have eligible immigration status. At least one family ber must be a citizen,
national or noncitizen with eligible immigration status in order ft ¢ family to qualify for
assistance. Applicants must meet the documentation requiremeaf§Tof citizenship or eligible
immigration status. Persons claiming citizenship are required to rification of citizenship

through United States passport; Resident alien card; Registr: ial Security card; or
other appropriate documentation. Persons claiming eligi igrati s must present
appropriate immigration documents which are verified igrations and
Naturalization Service. Non-citizens claiming eligible giarigration status must pregtde all of the
following evidence: The signed declaration of eligible immigfation status; one of the INS
documents specified in the attached Non-Citizen ocumentation Requirements

prepared by HUD; A signed verification consent ng transmission and use of the

The applicant and all membe i household must disclose the complete and
accurate social security numb i ch household member, and the documentation
necessary to verify each SSN: i i der the age of six (6) years was added to the
assistance applicant ho ithj i th period prior to the household’s date of
e a participant, so long as the social security

If a student enrolled at an institution of higher education is under the age of twenty-four (24), is
not a veteran, is not married, does not have a dependent child, and is not a person with disabilities
receiving HCV assistance as of November 30, 2005, the student’s eligibility must be examined
along with the income eligibility of the student’s parents. In these cases, both the student and the
student’s parents must be income eligible for the student to receive HCV assistance. If, however,
a student in these circumstances is determined independent from his/her parents in accordance
with HAGC’s policy, the income of the student’s parents will not be considered in determining the
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student’s eligibility. An Institution of Higher Education shall have the meaning as defined in the
Higher Education Act of 1965 in 20 U.S.C. 1001 and 1002.

HAGC will consider a student “independent” from his or her parents and the parents’ income will
not be considered when determining the student’s eligibility if the following four criteria are all
met: The individual is of legal contract age under state law. The individual has established a
household separate from his/her parents for at least one year prior to ap tion for occupancy or
the individual meets the U.S. Department of Education’s definition o ependent student. To be
considered an independent student according to the U.S. Departme ducation, a student must
meet one or more of the following criteria:

A. Be at least twenty-four (24) years old by December 31 0f the awar for which aid is

sought;

B. Be an orphan or a ward of the court through i en (18);
C. Be a veteran of the U.S. Armed Forces;

D. Have one or more legal dependents other than a sp
or an elderly dependent parent);

or example, dependent children

E. Be a graduate or professional stude
F. Be married;

G. The individual wg
regulations, as dg

dent by his/her parents pursuant to IRS
st recent tax forms;

H. The individual provide crtification of the amount of financial assistance that will be
provided by his/he ts. This certification must be signed by the individual providing

Section 3.15 Screening for Drug Abuse and Other Criminal Activity

A. HAGC will obtain criminal conviction records from law enforcement agencies to screen
applicants for Program admissions. HAGC will request applicant families to submit a
consent form signed by each adult household member for the release of criminal conviction
records. HAGC must impose permanent bans, on the following two (2) classes of
applicants:
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1. applicants who have been convicted of manufacturing methamphetamine on federally
assisted property; and

2. applicants who are required to register as sex offenders for life in any state. HAGC is
required to perform criminal background checks necessary to determine whether any
household member is subject to a lifetime registration requirement under a state sex
offender program in the state where the housing is located ell as any other state
where the household member resided. HAGC will use t ru Sjodin National Sex
Offender database and any other state sex offender ase to screen applicants.
HAGC will also ask whether the applicant or any me e applicant’s household
is subject to a lifetime registration requirement in

If HAGC proposes to deny assistance based on a cfminal record or on i sex offender

2. The circumstances thatale eviction no longer exist (e.g., the death or
incarceration of th ‘ ed the drug-related criminal activity).

and procedd
criminal activity

verning denials/terminations on the basis of drug-related and other

25

TABLE OF CONTENTS



The Housing Authority of Gloucester County
Section 8 Administrative Plan

Article IV. Income Eligibility

Section 4.01 Income Criteria

HUD establishes income limits and publishes them annually. The limits are based upon estimates
of median family income with adjustments for family size. The income limits are used to determine
eligibility for the Programs and for income targeting purposes.

Income Definitions:

A. Extremely Low-Income Family: A family whose annual j
of:

not exceed the higher

1. The poverty guidelines established by the
Services applicable to the family of the si

. Department of nd Human
Volved except in the case of famllles

2. Thirty percent (30%) of the median incom rea, as determined by HUD, with
that HUD may establish income
ceilings higher or lower than i
area if HUD finds that such
family incomes.

am must be extremely low income. In order to achieve the income
of forty percent (40%) of new admissions, families with incomes

on the waiting list. Once at least forty percent (40%) of the new admissions into each
project have incomes at or below thirty percent (30%) of the area median income, the
families that had been temporarily skipped may be admitted in accordance with the
following limitations. Since all of the HAGC’s Moderate Rehabilitation projects were
established after 1981, the anticipated annual income of not more than fifteen percent
(15%) of the new families admitted must not exceed eighty percent (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 will vary in order to be in
compliance with the requirements that at least forty percent (40%) of the new admissions

26

TABLE OF CONTENTS



The Housing Authority of Gloucester County
Section 8 Administrative Plan

must have incomes at or below thirty percent (30%) of the area median income, no more
than fifteen percent (15%) are at or below eighty percent (80%), and the remaining new
admissions have incomes at or below fifty percent (50%) of the area median income (very
low income).

Section 4.03 Income Targeting

The annual gross income of the applicant family is used for income-
will regularly monitor the income levels of its waiting list applican
to be sure that it will meet its income-targeting requirement by t
families, including those that are “continuously assisted”

eting purposes. HAGC
d new admissions in order
its fiscal year. Certain

displaced as a result of the prepayment of the mortgage or of an insurance
contract on eligible low-income housing as defined by me targeting
requirements and shall not be included in the calc e targeting
percentage. HAGC may skip non-extremely low-inc the waiting list to ensure the

income targeting requirements are met.
Section 4.04 Calculating Income
HUD regulations specify the sources o

annual income. Annual income is dete
income minus allowable exclusions.

ily’s anticipated total gross

Definitions:

A. Annual Income:
amounts, monet;

ining eligibility, annual income means all

1. Which go to O C of the family head or spouse or any other family member;

eceived from a source outside the family during the twelve

udes amounts derived from assets to which any family member
to this general definition, HUD regulations establish policies for

policies in calctlating income from various sources.

B. Alimony and Child Support: Alimony and child support payments are counted as income.
If the amount of child support or alimony received is less than the amount awarded by the
court, HAGC must use the amount awarded by the court unless the family can verify that
they are not receiving the full amount or have not received it for sixty (60) consecutive
days. HAGC will accept as verification that the family is receiving an amount less than the
award if:
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1. HAGC receives verification from the agency responsible for the enforcement of
collection; or

The family furnishes documentation of child support or alimony collection action filed
through a child support enforcement/collection agency or has filed an enforcement or

collection action through an attorney.

Direct pay child support arrangements must be verified and ac
current address of the payer. HAGC may require a court ¢

able to verify the direct pay arrangement.

guidance issued by HUD:

Verifying income: HAGC shall utilize the followin
to verify income in accordance with HUD Not

anied with proof of the
ced order if HAGC is not

and techniques
subsequent

Level | Verification Technique

Upfront Income Verification

(UIV) using HUD’s Enterprise
Income Verificatio
system (not availabl
income verifications 0
applicants)

(Mandatory)

Upfront Income

Highest (Optional)

High (Mandatory to supplement EIV-
reported income sources and when EIV
has no data; Mandatory for non-EIV
reported income sources; Mandatory
when tenant disputes EIV-reported
employment and income information
and 1s unable to provide acceptable
documentation to support dispute)

rd Party Verification

Medium-Low (Mandatory if written
third party verification documents are
not available or rejected by HAGC; and
when the applicant or tenant is unable to
provide acceptable documentation)

2 Oral Third Party Verification Low (Mandatory if written third party
verification is not available)
1 Tenant Declaration Low (Use as a last resort when unable to

obtain any type of third party
verification)
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HUD is aware that in some situations, third party verification is not available for a variety
of reasons. Oftentimes, HAGC may have made numerous attempts to obtain the required
verifications with no success, or it may not be cost effective to obtain third party
verification of income, assets, or expenses, when the impact on total tenant payment is
minimal. In these cases, HAGC is required to document in the family file the reason(s) why
third party verification was not available.

D. Zero Income: For those cases where the family reports zero |
the family to periodically (usually every three (3) months)
provide an explanation as to how the family is payi
completing a Zero Income Checklist. The family m
expenses as required by the Zero Income Checklist.

e, HAGC will require
rt the current income and
is household needs by
oof of income and

Section 4.05 Deductions

A. Dependent Deduction. A deduction of $4
defined as any family member other than the
of eighteen (18) or who is eighteen (18) or older
Foster children, foster adults, and live-in aides are n

ach dependent. Dependent is
, or co-head who is under the age
person with disabilities or an FTS.
onsidered dependents.

B. Elderly or Disabled Family Dedu
or disabled family.

400 is taken for any elderly

C. Medical Expense Deduction. Unre1 edical expenses may be deducted to the
extent that, in combing ility assistance expenses, they exceed three
percent (3%) of ang al expense deduction is permitted only for

families in which 3 is at least sixty-two (62) or is a person with

ction. Reasonable expenses for attendant care and auxiliary
amily member may be deducted if they:

cnable a family member eighteen (18) years or older to work;
2. Are not paid to a family member or reimbursed by an outside source;

3. In combination with any medical expenses, exceed three percent (3%) of annual
income; and

4. Do not exceed the earned income received by the family member who is enabled to

work.
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The disability expense deduction is capped by the amount of “earned income received by
family members who are eighteen (18) years of age or older and who are able to work”
because of the expense (24 C.F.R. §5.611(a)(3)(ii)). The earned income used for this
purpose is the amount verified before any earned income disallowances or income
exclusions are applied.

4 C.F.R. §5.603(b) as

E. Child Care Expense Deduction. HUD defines childcare expense
follows:

Amounts anticipated to be paid by the family for the ca ren under thirteen (13)

years of age during the period for which annual incom. ut only where such
care is necessary to enable a family member to active nt, be gainfully
employed, or to further his or her education and ounts are not
reimbursed. The amount deducted shall reflect r. . In the case

of childcare necessary to permit employme ducted shall not exceed the
amount of employment income that is incl i

If the childcare expense being claimed is to ena mily member to seek employment,
the family must provide evidence of the family me efforts to obtain employment at
each reexamination. The deductig C

search efforts are not commensurd
If the childcare expense being clai
education, the member must be enrollé )
in a formal training progtaim ber is not required to be an FTS, but the time

amensurate with the childcare claimed. If the
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Article V. Denial of Assistance

If an applicant family does not meet the eligibility criteria as discussed in this Plan, the family
must be denied assistance. Additional grounds for mandatory and discretionary denial of assistance
by HAGC are discussed below. Denial of assistance to an applicant may include any or all of the
following: denying listing on the waiting list, denying or withdrawing a voucher, refusing to enter
into a HAP contract or approve a lease, and refusing to process or ghevide assistance under
portability procedures. HAGC will not make any denial based on ily’s membership in a
protected class. In determining grounds for denial of assis HAGC will utilize a
Preponderance of the Evidence Standard. “Preponderance of the ” 1is defined as evidence

which is of greater weight or more convincing than the evide i red in opposition to
it, and that is evidence which as a whole shows that the fact is more probable
than not. HAGC is authorized to consider all relevant cir ether to deny
assistance based on a family’s past history, except in si ssistance is

mandatory. HAGC will consider the following f: i tances prior to making its
decision: the seriousness of the case; the icipati
individual members; mitigating circumstances relat
the effects of denial or termination of assistance on othe
in the action or failure.

ability of a family member; and
members who were not involved

Section 5.01 Mandatory Denial of As
HAGC must deny assistance under the Progrs

A. Any household memk % : i om federally assisted housing for drug-related
criminal activity 1 ; . Aitamily will be considered evicted if the family
moves after a | iction g ssued, whether or not physical enforcement

has reasonable cause to believe that a household member’s illegal
illegal drug use may threaten the health, safety, or right to peaceful
enjoyment O mises by other residents. In determining reasonable cause, HAGC will
consider all credible evidence, including but not limited to, records of conviction, treatment
providers, community-based organizations and eviction records.

D. Any household member has ever been convicted of drug-related criminal activity for the

production or manufacture of methamphetamine on the premises of federally assisted
housing.
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E. Any member of the household is subject to a lifetime state sex offender registration

program requirement. Applicant families will have the opportunity to remove the
individual from the household.

F. The SSN disclosure requirements are not met.

G. Any family member fails to sign and submit required con
information.

forms for obtaining

H. No family member establishes citizenship or eligible im

K. The family does not provide complete and true 1

See HAGC’s Ong Strike and You’re Our Policy.

B. Other Non-Compliant Conduct. HAGC may deny assistance to an applicant family if:

1. The family violates any family obligations under a Program.

2. Any family member has been evicted from federally assisted housing in the last five
(5) years.
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3.

If a PHA, including HAGC, has previously terminated assistance under a Program for
any member of the family.

Any family member has committed fraud, bribery, or any other corrupt or criminal act
in connection with any federal housing program.

The family owes rent or other amounts to HAGC or to anoth A in connection with
Section 8 or public housing assistance under the Act.

The family has not reimbursed HAGC or any other P ounts paid to an owner
under a HAP contract for rent, damages to the unit, owed by the family
under the lease unless the family repays the t prior to being
selected from the waiting list.

Any family member has engaged in or threaten sive or violent behavior toward
HAGOC staff. Abusive or violg avior includes as well as physical abuse or
violence. Threats include a itten threatS or physical gestures that

The family has negati artiCipation, or any negative status (i.e., abandoned
i inal activity, etc.) from previous participation,
in any federal héwSing pro
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Article VI.  Removal from Waiting Lists

Section 6.01 Reasons for Removal

Applications found ineligible for assistance and/or withdrawn for any reason are removed from
the active waiting list. These applicants will not be denied the opportunity to file a new application
when the waiting list is open. A family cannot receive assistance in e than one assistance
Program at the same time. Further, Applicant families may be remo rom the waiting list for
the following reasons:

A. Failure to timely respond to the Housing Eligibility In
B. Failure to attend two scheduled interview appoint
C. Failure to respond to requests for informatio

D. Applicant was clearly advised of a requireme AGC of continued interest, but
has failed to do so.

E. Failure to notify HAGC, in writin, ulting in non-responsiveness
of the applicant.

einstated to the waitlist in accordance with Section 2.03 of this

Section 6.02 Pro or Removal
All applicants will be notified by written communication, the method of which is selected by the
applicant in the application, of HAGC’s intention to remove the applicant from the waiting list.
The notice will contain a brief statement of the reasons for the decision. The communication further
explains the applicant family’s right to an informal review to dispute the removal, which must be
requested by the family, in writing, within thirty (30) calendar days of the date of the letter. For
applicants on the HCV waiting list, those who decline one form of assistance for another do not
lose their place on the waiting list. The Violence Against Women Act of 2013 (VAWA) and HUD
Regulations prohibit HAGC from denying an applicant admission to the Programs on the basis
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that the applicant is or has been a victim of domestic violence, dating violence, sexual assault or
stalking, if the applicant otherwise qualifies for assistance or admission. See attached HAGC’s
VAWA Policy.

?{(&
Q&
Q
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Article VII. Issuance of Assistance

Section 7.01 Housing Eligibility Interview

When selected from the waiting lists, the family is interviewed by HAGC to determine Program
eligibility. Families must schedule a Housing Eligibility Interview w1th1n fourteen (14) calendar
days of the date of the Housing Eligibility Interview Letter and pasficipate in the Housing
Eligibility Interview where all documentation requiring signatures a ned by the appropriate
family members. The family will be notified in the Housing ElL@ibility Interview Letter and
attached Housing Eligibility Document Checklist of the require ts to provide to HAGC
prior to the Housing Eligibility Interview (see also Section, an). Following the

Housing Eligibility Interview, the family will have up to s s to provide any
additional, requested information to HAGC. During the igibili w, the family
will be provided with an explanation of the Program i ily’ ilities while

receiving assistance. After the Housing Eligibility I ily’s income, assets, medical

costs, childcare costs, disability, handicap or stud ation for preferences (if any),
Social Security Numbers, eligible immigration sta other facts impacting Program
eligibility, will be verified in accordance with HUD rchy of verification (see Section
4.04(C) of this Plan). The family will be mformed of a fi igibility determination when all

information is verified. HAGC must obt ati i o more than sixty (60) days
before initial issuance of a voucher. Failu ; i sing Eligibility Interview, or
% in interview cancellation, denial
of assistance and/or removal from the wailtl Being invited to participate in a Housing
Eligibility Interview does not coms admission to any Program.

Section 7.02 Tenant Bri

If after appropriate verifiCati C fined income eligible (calculated in accordance
with federal laws and regulati by HUD, and the family satisfies all eligibility
requlrements the famlly w 1nV1ted to partlclpate in a “Tenant Brleﬁng Program” (TBP).

At HAG i i yriefing may occur either in-person or remotely via webcast, video
[ hey meet the minimum requirements as described in applicable
HUD guidane sider factors including but not limited to the health and safety of

method in Wthh 0
participants will have t

ng is conducted. If the oral briefing is conducted remotely, briefing
ability to ask questions of HAGC.

The family will also be supplied a briefing packet containing the items and information specified
in 24 C.F.R. §982.301(b). In the event the oral briefing is conducted remotely, documents
contained within the briefing packet will be accessible in advance on HAGC’s website and/or via
electronic communication to the participant.

Upon successful participation in the TBP Class the family will be issued a voucher for participation
in the Program. In the event the oral briefing is conducted remotely, the voucher may be sent to
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the participant via electronic communication ensuring the proper protection of personally
identifiable information.

The voucher will include the unit size for which the family qualifies based on HAGC’s Subsidy
Standards as well as the issue and expiration date of the voucher. The voucher is the document
which authorizes the family to begin its search for a unit. Applicants who fail to attend a scheduled
briefing will automatically be scheduled for another briefing. HAGC willmotify the family of the
date and time of the second scheduled briefing. Applicants who f; attend two scheduled
briefings without HAGC’s approval will be denied assistance.

If a participant does not have proper technology access which e individual to fully
participate in a remote oral briefing, HAGC will engage,in alysis with the
participate to resolve such barrier which may include exp rces or voice
only options should the participant provide appropriate ghts as well

steps to ensure effective communication
and companions with disabilities through t
a manner that protects the privacy and inc
may not require that individuals w1th dlsab
except 1n an emergency 1nV01V' v

ary aids and services in such
pwvidual with a disability. HAGC
1de their own auxiliary aids for services,
at to the safety or welfare of the individual or
e e or where the individual with a disability
speciﬁcally requests that dya i fiinterpret or facilitate communication and the

The subsidy’s is the'eriteri ablished by HAGC for determining the appropriate number
of bed idy for families of different sizes and compositions.

¢ amily without overcrowding, must comply with NSPIRE space
requiremen ust be applied consistently for all families of the same size and
composition. C will apply the following subsidy standards:

Voucher Size Household Size

0-bedroom: 1

1-bedroom: 1-2
2-bedroom 2-4
3-bedroom 4-6
4-bedroom 6-8
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5-bedroom &-10
6-bedroom 10-12

HAGC will assign one bedroom for each two persons within the household, except in the
following circumstances:

1. Persons of opposite sex (other than spouses/domestic
together as a couple, and children under 6) will be allocat

ners/persons residing

arate bedrooms.
provided for the live-in aide’s family.

3. Single person families with be allocated one b

4. A single pregnant woman with no othe i s must be treated as a two-
person family.

5. Adults of different generations (defined as a ighteen (18) years difference) will
be allocated separate bedroom:s.

6. Adults (age eighteen (18) yea

bedroom.

7. Foster adults and childien wi equired to share a bedroom with a family
member.

B. Exceptions: HA@ an exception to the subsidy standards on a

case-by-case b

However, for a single person, other than a disabled or elderly
1ily member, the exception may not override the limitation that

Live in Aidcs c-in aide is defined as a person approved by HAGC who resides in the
unit to care for'@ family member” who is disabled or at least fifty (50) years of age and
who: (1) Is determined to be essential to the care and well-being of the person(s); (2) Is not
obligated for support of the person(s); and (3) Who would not be living in the unit except
to provide necessary support services. A request for a live-in aide shall be initially treated
as a Reasonable Accommodation Request pursuant to Section 2.03 of this Plan. Approval
of a Reasonable Accommodation for a live-in aide by the HAGC Reasonable
Accommodation Coordinator is not the approval of the person identified by the family to
serve as the live-in aide. After approval of the Reasonable Accommodation Request, the
person identified by the family to serve as the live-in aide shall be approved in advance in
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writing by the family’s processor in accordance with the attached HAGC Live-In Aide
Policy. Thereafter, the family’s processor shall verify compliance with HAGC’s Live-In
Aide Policy during each reexamination so long as the approved live-in aide is needed. If
at any time the approved live-in aide is replaced, the person identified by the family to
serve as the replacement live-in aide shall be approved in advance by the family’s processor
as provided above. If multiple live-in aides are needed, the HAGC Reasonable
Accommodation Coordinator shall approve of multiple live-iaflaides as a Reasonable
Accommodation. Thereafter, the persons identified by the familyto serve as multiple live-
in aides shall each be approved in advance as provided abo

in aides will not be
. Occasional, ittent or rotating
e-in aide. A live- e must reside
to be adjusted in acco ce with the

In the event of moves, termination or death of the p
considered as a remaining member of the tenant fami
care givers typically do not meet the definition of
with a family permanently for the family unit
subsidy standards.

Section 7.04 Housing Choice Voucher

A. Submission of Requests for Tenancy Approvals

The voucher is issued after the fa'
requirements or when the participa
tenant-based assistance. The term of t
submission of a Request for Tenancy

le and briefed on Program
pye to another unit with continued
oucher will be suspended upon
al (RFTA) Suspension shall mean stopping
after the family submits a request for approval
of the tenancy. The igned and dated by both the owner of the proposed
unit and the head copy of the owner’s proposed lease agreement
attached. The i gdte HAGC approves or denies the RFTA and
notifies the fam1 it ic'request has been approved or denied. Suspension
nted by the Staff in the applicant’s electronic file. If HAGC
annot be approved for any reason, HAGC will instruct the
ary to approve the request or advise why the request cannot
fially be issued one RFTA form, but may request additional
ent submissions, if determined appropriate by the Supervisor.
or communicating with the landlord to ensure that the RFTA has
y submitted to HAGC for approval.

The initial term of a Housing Choice Vouchers is sixty (60) days. If a household fails to
submit an RFTA within the sixty (60) day term, the household may request an extension.
The voucher will be extended for an additional term of up to sixty (60) days upon written
request by the voucher holder. Such request must be received by HAGC prior to the initial
expiration date. The length of the extended term will be at the discretion of the Intake
Supervisor, or designee. In determining the length of the extension, the Intake Supervisor
shall consider the totality of the circumstances including the cause of the delay and
reasonable efforts to secure housing during the delay. It is recognized by HAGC that many
factors influence how quickly a voucher holder can lease an acceptable unit. Illness, the
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weather (winter snow or summer heat), lack of public or private transportation,
employment commitments, demands of children, disability, and other factors may delay
the search for housing. HAGC may require applicants to submit periodic progress reports
regarding their status on leasing a unit. When the family’s voucher expires (including any
extensions), the family is no longer eligible to search for housing assistance under the
Program and will be removed from the waiting list. Issuance of additional voucher
extension(s) will be at the discretion of the Executive Director, designee, for voucher
holders experiencing extraordinary circumstances preventing t from leasing a unit, and
who have submitted a request in writing, substantiated with ence of their failed leasing
attempts.

HAGC shall extend the voucher term up to a term re i ake the Program
accessible to a disabled family as a reasonable ac eets HUD’s
definition of a disabled family as determined W Approval by
HAGC’s Reasonable Accommodation Coordi i nce with Section 2.03 of this
Plan is not required under such circumstan

Section 7.05 Limitations on Non-Residents

HAGC will veritfy all infornétie t i stablish the family’s eligibility and level of
assistance and is required i tions from the family in order to collect the
information. Applicants ici t cooperate with the verification process as
a condition of receividg assi ow the verification hierarchy process under

Section 4.04(C) of this
The table belq verified along with the acceptable forms of documentation
within each documentation acceptable to HAGC are not exhaustive

Verificatio m of Documentation

Name A form of government issued identification such as a birth certificate,
driver’s licenses, or identification card.

Age Government issued documentation such as a birth certificate driver’s
licenses, or identification card that includes a birth date.

Married Certificate of marriage or license.

Divorced Copy of certified divorce decree.

40

TABLE OF CONTENTS



The Housing Authority of Gloucester County

Section 8 Administrative Plan

Separated Copy of certified, court-order maintenance award (if legal) or a
notarized statement declaring separation.

Full-Time  Dependent | Current school records documenting a student’s status as full-time at

Student a degree or certificate granting institution. This requirement applies
only to household members eighteen (18) years and older.

Child Custody Court Order establishing residential cu or adequate court

documents seeking residential child cus

Employment Income

HAGC will check the Enterprise Inc ation database (EIV)
to verify sources of income and b

(consecutive: six for weekly pa

accurately projected;
income tax statements ed. Verification must specify:

ount of pay; frequency of pay;

Self-employment,
Gratuities, Seasonal or
Sporadic

earned and empld
transemipts will be ed. Additionally, signed self-certifications,

or full income tax returns may be required.

Business Income

it report listing income derived from business
e preceding twelve (12) months.

of recent bills, checks or leases to verify income; tax
t information; insurance premiums; receipts for
and utility expenses; bank statements.

and Interest

Income

es of current bank statements, bank passbooks, certificates of
dsit showing current rate of interest; copies of IRS form 1099
the financial institution and verification of projected income for
e next twelve (12) months; broker’s quarterly statements showing
value of stocks, bonds and earnings credited to the applicant; tax
forms to indicate earned income tax credits.

Interest from Sale of

Amortization schedule with amount of interest earned in next twelve

Real Property (12) months.

Social  Security and | Annual award letter signed by authorizing agency.
Supplemental ~Security

Income (SSI)
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Public Assistance

Benefits

Original benefit letter signed by authorizing agency; copies of checks
or records from agency stating payments, dates, pay period and
benefit schedule.

Recurring Contributions
or Gifts

Copies of checks received by the applicant or a self-certification that
contains the following information: the person who provides the
gifts; the value of the gifts; the regularity (dates) of the gifts; and the

tements, certificates of
nancial statements;

Passbooks, checking or savings acc
deposit, stock or bond document

ate agents verl enalties and

ert assets to cash.

settlement costs; mortgag
for rental property and any o
value of any psoperty.

ts, a copy of a deed, utility bills
cuments to establish the current

a trust but does not receive
mentation such as a “trust

purpose of the gifts.
Family Assets
Real Property
Trust In the event tf
income from
Disability
Income/Workers
Compensation

Pension

Support

Education Scholarsk

es of recent checks, recording the date, amount and check
ber of alimony or child support payment; a court ordered support
1edule; recent letters from the court.

Award letters showing the scholarship’s purpose, amount and dates
of the awards.

Medical Expense

Acceptable forms of documentation of medical expenses include but
are not limited to: copies of cancelled checks that verify payments on
outstanding medical bills that will continue for the next twelve (12)
months; income tax forms which itemize medical expenses that are
expected to continue over the next twelve (12) months; copies of
cancelled checks that verify payments to a live-in aide; receipts or
ticket stubs which verify transportation expenses directly related to
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medical care; written verification by a doctor, hospital or clinic
personnel of the anticipated medical costs to be incurred by the
family and regular payments due on medical bills; written
confirmation by the insurance company or employer of health
insurance premiums to be paid by the family.

include the childcare
er, the names of the
hildcare occurs, the rate
including school and

Childcare Expenses Verification of childcare expenses must
provider’s name, address and telephone
children cared for, the number of hours
of pay, and the typical yearly amo

vacation periods. HAGC will re entation copies of
receipts or cancelled checks indi ayments. If the
childcare provider is an in t provide a
notarized statement of the i family for

their services.

Assistance to Persons Written certification fr
with Disabilities person requires the servic
auxiliary apparatus permittin
with sufficientimadependence thu

professional that the disabled
attendant and/or the use of any
er to be employed or function
ling another family member

family and attendant and/or copies of
s family used to make payments.

ry Apparatus:

scipts for purchase or proof of monthly payments and
alntenance expenses for auxiliary apparatus; and

In the case where the person with disabilities is employed, a
statement from the employer that the auxiliary apparatus is
necessary for employment.

Residency t least two (2) of the following documents to prove residency:

e Utility bill (electric, water, refuse, telephone, cable or gas)

e Checking or savings account statement from a bank or credit
union

e High school or college report card or transcript containing
an address
Lease or rental agreement

e Property tax bill, statement or receipt
Letter or official correspondence from IRS or state tax
office, or any federal or local government agency
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Deed/Title

Mortgage

Insurance Policy

Voters Registration Card
Pay Stub

Pension or retirement statement
Court Order

New Jersey Drivers License or [
Military Service Records
Federal/State Tax Return

Mail addressed to P.O. box
residency.

Social Security
Numbers

HAGC must accept t
evidence of the social

Displacement

Valid DD-214;

NGB-22; or

Any other government issued record evidencing the type of
discharge from service is other than “dishonorable”

For Surviving Spouses:

One of the above forms of documentation;
e Marriage License; and
e Death Certificate.

Homeless e Certification from a social service agency;
Veteran/Surviving e Eviction Notice from current landlord; or
Spouse; Homeless e Warrant of Removal.

Targeted Vouchers
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Lease In Place e Letter from current landlord that landlord shall continue
renting the in-place unit for at least one year upon
participation in the Program.

?{(&
Q&
Q
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Article VIII. Occupancy Polices

Section 8.01 Family Obligations

Obligations of the family are described in the HCV regulations and on the voucher itself. These
obligations include responsibilities the family is required to fulfill, as well as prohibited actions.
A family’s action or inactions in performing the following obligati affect both Program
eligibility and continued participation in the Program. All cha in income or family
composition must be reported to HAGC in writing within fourtee calendar days after they
occur.

A. The family must supply any information that HAGC of HUD dete
the administration of the Program, including submj i
or eligible immigration status. “Information” i es any requested certifigation, release
or other documentation.

1S necessary in

B. The family must supply any information requ C or HUD for use in a regularly
scheduled reexamination or interim reexaminati amily income and composition in
accordance with HUD requirements.

C. The family must disclose and ve
consent forms for obtaining informa

s and must sign and submit
HUD requirements.

D. The family must be respeasi ‘ ¢ NSPIRE breaches that are caused by the
iliti pliances, or damage to the dwelling unit or

spection.  Two or more missed or rescheduled inspection
termination.

mit any serious or repeated violations of the lease. Serious and
s include, but may not be limited to, nonpayment of rent,

repeated lea 1on has occurred based on available evidence including court-ordered
eviction or owner s notice to evict, police reports and affidavits from owners, neighbors or
other credible parties with direct knowledge.

G. The family must notify HAGC and the owner before the family moves out of the unit or
terminates the lease on notice to the owner. The family must comply with Lease

requirements and provide written notice.

H. The family must promptly give HAGC a copy of any owner eviction notice.
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L

The family must use the assisted unit for residence by the family. The unit must be the
family’s only residence.

The family must have the composition of the assisted family residing in the unit approved
by HAGC. The family must promptly inform HAGC of the birth, adoption or court-
awarded custody of a child. The family must request HAGC approval to add any other
family member as an occupant of the unit. The request to add ily member must be
submitted in writing by the family, and verified and approved AGC prior to the person
moving into the unit. HAGC will determine eligibility of t w member in accordance
with its standard policies.

The family must promptly notify HAGC if any fa er resides in the
unit. HAGC will require proof of an alternative a 1
Members of the household may engage in le
if such activities are incidental to primary
family.

ctivities in the unit, but only
residence by members of the

. The family must not sublease or let the unit. H onsiders subleasing to include

living in the unit who is not

, or their guests, may not engage in drug-related criminal
al activity or other criminal activity that threatens the health,
eful enjoyment of other residents and persons residing in the
¢ premises.

0 peaceful enjoyment of other residents and persons residing in the
immediate vicinity of the premises.

An assisted family, or members of the family, may not receive Section 8 tenant-based
assistance while receiving another housing subsidy, for the same unit or for a different unit,
under any duplicative (as determined by HUD or in accordance with HUD requirements)
federal, state or local housing assistance program.
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Section 8.02 Payment Standards and Small Area Fair Market Rents

In accordance with the Small Area Fair Market Rent (SAFMR) Final Rule (FR-5855-F-03), HAGC
is obligated to implement SAFMRs effective April 1, 2018. As such, in lieu of determining HCV
payment standards using a metropolitan area wide FMR, payment standards will use Fair Market
Rent calculated for zip codes within the metropolitan area as determined and published by HUD.
The revised payment standards, as determined by HAGC, must be withidlainety percent (90%) to
one hundred, ten percent (110%) of the HUD published SAFMR for t code area. With respect
to all families under HAP contract on April 1, 2018, HAGC s implement the decreased
payment standard schedule after the family’s second regul ination following the
effective date of the decrease in the payment standard. For contracts, including

shall be effective April 1, 2018.

HAGC has established an exception payment standar
y meets HUD’s definition of
roval by HAGC’s Reasonable
of this Plan is not required under
ent standard must still meet the
is Plan.

Accommodation Coordinator in accordance with Secti
such circumstances. Any unit approved under this excepti
reasonable rent requirements in accorda ith Section 8.04
Section 8.03 Rent

A. Rent to Owner

C. Minimum [

1. For the Moderate Rehabilitation Programs, the minimum total tenant payment is equal
to $0.

2. For the HCV Program, the minimum family contribution is equal to $0.
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D. Utility Allowances

HAGC shall maintain utility allowance schedules by unit type and bedroom size in
accordance with federal laws and regulations. If applicable, HAGC will issue a utility
reimbursement check from HAGC towards the allowance for tenant supplied utilities to
the tenant for the purpose of assisting with utility payments. However, HAGC may issue
utility payments directly to the utility suppliers.

Section 8.04 Reasonableness of Rent

A. Objectives

HAGC must make a rent reasonableness determi
the owner requests a rent adjustment. The purp
to ensure that a federally subsidized rent
comparable unit on the private unassisted le rent” is defined as a rent to
owner that is not more than rent charged 1) e units in the private unassisted
market; and 2) for comparable unassisted units premises except for Low-Income
Housing Tax Credit (LIHTC) or HOME Invest artnerships Program (HOME)
financed projects. By accepting HAGC, the owner certifies
that the rent to owner is not mo the owner for comparable
unassisted units.

at initial occup nd whenever
f the rent reasonablen imitation is
the fair rental value of a

Determination of Reasonableness

After the
HAGC in
Changes in the

f the increase at least sixty (60) days before the lease is to be effective.
t are subject to rent reasonableness requirements.

Section 8.05 Family Absence from Dwelling

For purposes of this Section, “absence” means that no member of the family is residing in the unit.
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A. Limitations on Absence

The family may be absent from the unit for brief periods. A family must notify HAGC in
writing of any absences longer than thirty (30) calendar days. Such notification should
include the purpose of the absence. In no case can any absence exceed ninety (90)
consecutive calendar days. Housing assistance payments terminate if the family is absent
for longer than the maximum period permitted. The term of the contract and assisted
lease will also terminate.

B. Temporary Absences

family member. Generally, an individual who i om the unit
for more than ninety (90) consecutive days is
a family member. Exceptions to this genen
absence is expected to occur during the
examination or NSPIRE inspection, the family m
their family obligations that are acceptable to
provisions regarding tenant absg
complied with these lease provis
recouped from both the owner and tk

cussed below. If the period of
e frame for either annual re-
e alternative arrangements to meet
If the assisted lease contains
must document that it has
nce over-payments may be
thorized absences.

Absent Students

om the home as a result of placement in foster care are
he family. If a child has been placed in foster care, HAGC will
e agency whether and when the child is expected to be returned
agency confirms that the child has been permanently removed from
be counted as a family member. This also applies to minor children
who are in d€ facilities, such as juvenile halls.

E. Absent Head, Spouse, or Co-Head

An employed head, spouse, or co-head absent from the unit more than ninety (90)
consecutive days due to employment will continue to be considered a family member.

F. Family Members Permanently Confined for Medical Reasons
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If a family member is confined to a nursing home or hospital on a permanent basis, that
person is no longer considered a family member and the income of that person is not
counted. HAGC will seek verification of permanent confinement.

G. Verification of Absences

HAGC may verify family occupancy or absences, through letters
unit, phone calls, home visits, or through questions to landlord
necessary.

e family’s subsidized
eighbors, as determined

H. Resumption of assistance after an absence

absent from
occurs, the

ed unit if the fa
tive calendar days. |

HAGC must terminate the HAP contract for an
the assisted unit for more than ninety (90) co
family must submit a written request to conti
st be made in writing, and the
family must subsequently provide all require and documents by the specified

deadline in order for HAGC to recertify continut ibility and issue a new voucher. If
a request is not received, or if the family does no ide required documents by the
established deadlines, the family i ly has been deemed to have
voluntarily given up their HCV a AP contract was terminated
after the ninety (90) day limit for a absence and the family cannot
submit or complete a request for rece within Tourteen (14) days due to special
circumstances beyond , which include, but are not limited to,
hospitalization, convg 2 sability, the Executive Director may permit an
additional period g i i est readmission or resumption of assistance.
Resumption of y be granted when a medical necessity,

domestic viol stance was the cause for the absence. In such

y family to move during the initial year of the assisted occupancy.
3t assisted occupancy, a family, who is not in violation of any family
obligations, 1 ove, provided that they supply sixty (60) calendar days written notice,
prior to the first'®f the month, to both the landlord and to HAGC. The family must also be
in compliance with all family obligations as set forth in 24 C.F.R. §982.551 to be granted
HAGC permission to move. In any one year, a participant family may not move more than
one time. HAGC may deny permission to move if there is not sufficient funding for
continued assistance or the family is not in compliance with the Program requirements and
HAGC has grounds for denying or terminating the family’s assistance. Such requests shall
be documented with proper documentation demonstrating HAGC’s inability to support the
request. In the event the family’s request is denied due to insufficient funding, HAGC will
provide a letter to the tenant at the time the move is denied. HAGC shall consider a
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Family’s request to move for thirty (30) days from the date the request was filed if there is
insufficient funding to immediately grant the request. If funds become available within
thirty (30) days, which would allow the Family to move, HAGC shall notify the Family by
letter that funds are available, and that the request is granted.

B. Requests to Move Prior to End of Lease

Should a participant notify HAGC that they wish to vacate it before the end of an
HAGC with sufficient documentation demonstrating Termination of Lease
tenancy with the landlord. The family must also ce with all family
obligations as set forth in 24 C.F.R. §982.551 to be ission to move. In
the cases where the landlord will not release the move with
continued assistance upon the written approv , or his/her
eir landlord or HAGC before
vacating an assisted unit will result in the d ination of housing assistance
to the household.

C. VAWA Protections

Restrictions on moves with contint if the family or a member of
the family is or has been the victi » dating violence, sexual assault
or stalking and the move is needed tG e health or safety of the family or family
member.

Section 8.07 Portabilit

Portability is the proce g with Section 8 tenant-based voucher assistance

if the family has moved out of the assisted unit in violation of the
'A Policy for exceptions for VAWA.

Generally, when the assisted family breaks up the assistance will remain with the household
members who remain in the contract unit. If the voucher holder passes away leaving only minor
children in the assisted unit, HAGC may consider a request to transfer the voucher into the name
of the individual named as guardian of the minor children. The decision of which family members
continue to receive assistance will be made on a case-by-case basis considering the following
factors: If any family members are caring and providing for minor children; If any family members
are/were caring for an ill, elderly, or disabled adult; If any family members were forced to leave
the unit as result of actual or threatened physical violence. If a court determines disposition of
property between family members, HAGC must abide by the court’s decision. If the family breaks
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up results from an occurrence of domestic violence, dating violence, sexual assault or stalking,
HAGC must ensure that the victim retains the assistance. Household members such as live-in
aides, foster children and foster adults do not qualify as remaining members of a family.

Section 8.09 Guests in the Assisted Household

nsent of a member of
t staying in the assisted
iod without prior HAGC

A guest is a person temporarily staying in the assisted household with t
the household who has express or implied authority to so consent. A
household greater than fourteen (14) days in a twelve (12) mont
approval will be considered to be living in the unit as an unauth
household’s assistance may be terminated.

Children who are subject to a joint custody arrangeme as visitation
privileges, that are not included as a family member he assisted
household more than fifty percent (50%) of the ti ject to the time limitations on
guests as described above The famlly must pr0V1d opy of the current Court Order

A family may request an exception to this policy for valid r , for example, care of a relative
recovering from a medical procedure. nted unless the family can
identify and provide documentation of th

AGC will consider, the absence
s or neighbors, results of inspections, police
orary purposes, and any other factors relevant

In determining whether there is a violation o
of another permanent address, state
reports, use of the tenant’s ad
under the circumstances.

Ust determine retroactive rent amount as far back as HAGC
ported income. If the family refuses to enter into a repayment
i ents on an existing or new repayment agreement, HAGC may
terminate the i i c. All repayment agreements must be in writing, dated, signed by

payment made at tt of execution, if applicable, and the monthly repayment amount. The
monthly amount due shall be determined on a case-by-case basis, taking into consideration the
family’s income, rent, and other individual circumstances. All repayment agreements must be
approved by the Section 8 Supervisor. If the participant family receives a utility reimbursement
check from HAGC towards the allowance for tenant supplied utilities, HAGC may, at its
discretion, issue the check to itself on behalf of the tenant. This amount shall be credited towards
the monthly amount the participant family owes HAGC under the repayment agreement. The
maximum number of repayment agreements that a participant may be permitted to enter into is
two throughout the duration of participation. Outstanding debts due to HAGC will be pursued.
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Article IX. Reexaminations

Section 9.01 Annual Reexaminations

HAGC will reexamine the income and composition of families annually in accordance with all
applicable HUD regulations and guidance. The annual reexamination determines the continued
eligibility of the family and establishes the payment to be made on be f the family. It is the
family’s obligation to provide HAGC with all requested informati quired to complete the
reexamination in a timely manner. The family’s failure to do s y result in a delay of the
reexamination and a waiver of the family’s right to receive thirt s’ notice of an increase
in the family’s rental portion. Delays in reexamination processgi red to be caused by
the family if the family fails to provide information requested by HAGC by te specified, and
this delay prevents HAGC from completing the reexami as scheduled. cannot make
housing assistance payments to owners if the HAP co t has expired and the ect tenant’s
annual reexamination is incomplete.

Section 9.02 Interim Reexaminations

As indicated in Family Obligations, a family is required to r
composition to HAGC. All changes mus ited in writing fourteen (14) calendar days.
An interim reexamination will be perfo ipant famili€s when there is a change in
family composition or the family’s anticip is believed to have decreased or
increased. The examination will occur withi . The family has an obligation to
supply all the documents reque e interim. Failure to supply the requested
family as deemed appropriate or inability of

11 changes in income and family

to investigate a tenant fraud complaint. At the Executive
ie right to not perform an interim recertification from the
(6) months of an assisted family’s contract. An interim
gen the family reports a loss of welfare benefits due to fraud or a

error in a preyd
Director’s di

temporary d€
circumstance,
stabilizes, another
accordingly. See HAG

porarily reduce the tenant’s share. When the income of the family
reexamination will be performed to adjust the tenant’s share
s Zero Income Families Policy.

Section 9.03 Obligation to Provide Information

Families are required to timely supply all requested information, as described in the reexamination
notice, to HAGC. If the assisted family head of household does not respond to the reexamination
notification, HAGC will send a second notice requiring the missing documents or information to
be supplied within seven (7) business days. If the assisted family does not respond to the second
notice, HAGC will send a termination notice to both the family and the owner.
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Section 9.04 Notification of Reexamination

HAGC will notify the family and the owner of the results of the annual reexamination in writing.
The notice will include the amount and effective date of the new housing assistance payment, the
amount and the effective date of the new family share of the rent, and the amount and the effective
date of the new rent to owner.

Section 9.05 Discrepancies

If during a reexamination, HAGC discovers information previou
error, that the family intentionally misrepresented informati
HAGC, corrections will be made, and the family may be subje
termination.

ed by the family was in
error was made by
agreement and/or

Section 9.06 Verification of Assets

For a family with net assets equal to or less than
recertification of income, a family declaration that it
without taking additional steps to verify the accuracy o
shall be maintained in the tenant file.

ill accept, for the purposes of
sets equal to or less than $5,000,
claration. The family declaration
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Article X. Inspections
Section 10.01 National Standards for the Physical Inspection of Real Estate

Effective October 1, 2023, HAGC shall require that all assisted units be maintained in accordance
with the National Standards for the Physical Inspection of Real Estate (NSPIRE) as provided in
the Economic Growth Regulatory Relief and Consumer Protection #et: Implementation of
National Standards for the Physical Inspection of Real Estate, as p ed by HUD. NSPIRE
replaces the previous inspection standards known as Housing Qu. tandards (HQS) found at
24 C.F.R. 982.401.

Section 10.02 Owner and Family Responsibilities

A. Family Responsibilities

The family is responsible for correcting th deficiencies:
1. Tenant-paid utilities not in service.
2. Failure to provide or maintai
3. Damage to the unit or premises ¢

wear and tear. “Normal wear and
against the tenant’s see

U member or guest beyond normal
eﬁned as items which could not be charged
state law or court practice.

B. Owner Responsibi

The owner is f
above. However,
owner may take lega

iolations not listed as a family responsibility
’s actions constitute a serious or repeated lease violation the
On to evict the family.

all inspections. Exce 1c case of life-threatening emergencies, reasonable notice is considered
to not be less than forty=€1ght (48) hours. When a family occupies the unit at the time of inspection,
an adult family member must be present for the inspection. Two or more missed or rescheduled
inspection appointments may be grounds for termination. HAGC will notify the owner and the
family of the NSPIRE determination. Failed items must be verified as corrected within the
appropriate time frame and before the beginning of the initial lease term and prior to the HAP
contract execution.
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Section 10.04 Special Inspections

Special inspections also may be performed at the request of the owner, family, or as determined
necessary by HAGC. During a special inspection, the inspector will generally only inspect those
deficiencies which are reported. However, the inspector will record any additional NSPIRE
deficiencies or violations of family obligations. In the event that an active vermin or rodent
infestation is reported to HAGC, HAGC will accept documentation fro verifiable third party
that the infestation exists.

Section 10.05 Quality Control Inspections

HUD requires that a sample of units be re-inspected by as lified individual

to ensure that NSPIRE is being enforced correctly and u
Section 10.06 Repairs
Owners shall be given a reasonable amount of time,

accordance with federal rules and regulations. For con
may grant extensmns of tlme to make repalrs upon the requ

ays, to make repairs to units, in
at are not life-threatening, HAGC
he owner, if HAGC determines

rrected by the deadline date,
HAGC may suspend payment or terminat@ ese procedures place ultimate
responsibility for the correction of any NS i
owner. However, the owner is_neiste
owner, and for which the

because of NSPIRE brea

t breach of NSPIRE that is not caused by the
HAGC may terminate assistance to a family

been completed by the e any HAGC approved extension. HAGC will
determine the verifica verity of the corrections and/or its experience
with the owner and knowlgdsg . HAGC may require a re-inspection to verify that
repairs were completed S may also be verified through the production of verifiable

oraphs and receipts. If required, the family and owner will be
ection appointment. If the deficiencies have not been
, HAGC will send a notice of abatement to the owner, or
ations, a notice of termination to the family, in accordance with
able to gain entry to the unit in order to conduct the scheduled
der the family to have violated its obligation to make the unit
available for inspection. ay result in termination of the family’s assistance.

Section 10.07 Life Threatening Conditions
The following conditions are considered life threatening conditions:
A. Gas leak.

B. Exposed/arcing electrical.

C. Structural damage: collapsed walls, floors, ceiling.
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D. Exposed broken glass.

E. Missing or inoperable smoke detector.

M

Lack of a functioning flush toilet in a one-bathroom unit.

Lack of security of the unit.

T Q

Plumbing leaks or flooding.

—

Lack of permanent functioning heating equipment ifii i ring the months
of November - March.

J. Vermin infestation.
K. No water, gas or electric service.

When hfe threatenmg condltlons are 1dent1ﬁed HAGC wi ediately notify both the owner

When a unit fails to meet NSPIRE, 2 as been given an opportunity to correct the
deficiencies but has failed tod0°S i uited timeframe, the housing assistance payment
will be abated (not paid). ies, the owner will not be held accountable,
and the housing assista

in inspections of the as notified HAGC that the repairs have been
made. During any abate d the family continues to be responsible for its share of rent
The owner must not seek p nt from the family for abated amounts and may not use the

HAGC of an independent entity to perform all NSPIRE inspections in
2 eceiving assistance in an HAGC-owned unit. An HAGC-owned
unit is defined 4 i is owned by the PHA that administers the assistance under the
consolidated ACC g a unit owned by an entity substantially controlled by the PHA). The

independent agency must communicate the results of each inspection to the family and HAGC.
Section 10.10 Enforcing Family Compliance with NSPIRE

Families are responsible for correcting any NSPIRE violations listed in Section 10.01(A) of this
Plan. If the family fails to correct a violation within the period allowed by HAGC (and any
extensions), HAGC will terminate the family’s assistance, according to the policies described in
this Plan. If the owner carries out a repair for which the family is responsible under the lease, the
owner may bill the family for the cost of the repair.
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Section 10.11 Remote Video Inspections

In its discretion, as authorized by HUD PIH 2020-31, HAGC may utilize Remote Video
Inspections (RVI) to conduct an NSPIRE inspection. Regardless of the use of technology to
facilitate the NSPIRE inspection, HAGC remains responsible for the conduct of the inspection and
any judgments made about whether a condition is in violation of NSPIR its discretion, HAGC
may determine that the use of RVI is in the best interest of HAGC, a owner, Program tenant
or applicant. In exercising such discretion, HAGC may consider t lowing factors, the health
and safety of HAGC staff, tenant/applicant, a declaration of a s ergency, the likelihood
of success and efficiency in utilizing RVI, and the complexi of the suspected or
reported NSPIRE violation or repair. HAGC may terminate r any reason and

In its discretion, HAGC may approve the followi ivi serve as the inspection proxy,
the unit owner or its designated management compan household member. Prior to the

ditions of the unit and not
n about. HAGC retains the
RVI does not waive the right of

and report honest feedback, fairly and ¢
conceal any deficiencies which the prox
right to terminate an RVI at any time for a
HAGC to perform an in-person inspection.

HAGC may, in its diseretion, approve a voucher-assisted tenancy and begin making housing
assistance payments to an owner of a unit that fails an initial NSPIRE inspection provided the
deficiencies are not life-threatening (NLT) and provided that the owner corrects the NLT
deficiencies within thirty (30) days. If the unit has only NLT conditions, HAGC will offer the
family the choice to accept the unit or to decline the unit and continue the family’s housing search.
HAGC must notify the family that if the owner fails to correct the NLT deficiencies within the
HAGC-specified timeframe, HAGC will terminate the HAP contract, which in turn terminates the
assisted lease and the family will have to move to another unit to continue receiving voucher
assistance. If the family declines the unit, HAGC will inform the family of how much search time
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the family has remaining consistent with HAGC’s policies. If the family accepts the unit with the
NLT conditions, HAGC must notify the owner, in writing, that HAGC has approved the assisted
tenancy and the owner has thirty (30) calendar days from the date of the notification to correct the
NLT conditions, after which time HAGC will withhold the housing assistance payment and follow
its policy regarding owner non-compliance with NSPIRE.

NSPIRE inspection if
our (24) months. Under
until HAGC completes its
ctively, dating back to
it has been inspected
ing assisted under

ow Income
approval.

HAGC may, in its discretion, approve assisted tenancy of a unit prior t
the property has passed an alternative inspection within the past twe
this provision, the housing assistance payment is not paid to the o
initial NSPIRE inspection. HAGC then makes assistance paym
the effective date of the HAP contract and assisted lease te
and found to meet NSPIRE standards. HAGC may rely upormi
the HOME Investment Partnerships (HOME) Program

Housing Tax Credits (LIHTCs), or inspections perfo y HUD, without prior
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Article XI. Owner Participation

Section 11.01 Proof of Ownership

For purposes of this Section, “owner” includes a principal or other interested party. In addition to
the owner’s certification on the HAP contact, it is the policy of HAGC to verify ownership of the
assisted unit. A landlord who wishes to participate in the Program must ps@wide proof of ownership
of the property rented under the Program, e.g., tax bill or other appr te legal documentation.
A landlord currently participating in the Program must provide cu proof of ownership, when
requested. A landlord must provide a Tax ID number for the prop contract upon entering
the Program and/or when requested. A landlord must also pro opy of the Landlord
Registration Form in accordance with the Landlord Identi :8-27 et seq. and
N.JA.C. 5:29-1.1.

Section 11.02 Owner’s Responsibility to Screen

The owner is responsible for screening and selectio
HAGC does not screen applicants for family behavior or
or responsibility to the owner for the family’s behavior or s

ily to occupy the owner’s unit.
lity for tenancy and has no liability
ility for tenancy.

Section 11.03 Providing Information to

HAGC must provide interested owners with t s last known address, current landlord, and
prior landlord, if known. HA i providing information to owners will be
communicated to the families e of admission or upon a family requesting to
move to another unit.

Section 11.04 Disapp

2ny approval by state law;

if the federal government has instituted an administrative or
¢ owner for violation of the Fair Housing Act or other federal equal
ts, and such action is pending;

C. When directed By HUD if a court or administrative agency has determined that the owner
violated the Fair Housing Act or other federal equal opportunity requirements;

D. For all new admissions and moves after June 17, 1998, if the owner is the parent, child,
grandparent, grandchild, sister, or brother of any member of the family, unless approving
the unit would provide reasonable accommodation for a family member with disabilities;
or
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E. HAGC has been notified that the owner is debarred, suspended, or subject to a limited
denial of participation under 2 C.F.R. Part 2424.

Further, in the following circumstances, HAGC may deny approval of an assisted tenancy for any
of the following reasons:

conform to NSPIRE
inspection;

A. The owner is not willing to make the necessary repairs for the u
or the owner will not permit HAGC’s staff to perform an NSP,

B. The owner has a history or practice of noncompliance wi for units leased under
tenant-based programs, or housing standards for units ject-based Section 8
assistance or under any other federal housing progr i to make timely
utility payments;

C. The owner has committed fraud, bribery, or a or criminal act involving any
federal housing program;

D. The owner has engaged in drug trafficking;
E. The owner has a history or practig ati i ate or local housing codes;
F. The owner has not paid state or local'te , OI assessments;

¢ to terminate tenancy of tenants for activity
e household, a guest or another person under

G. The owner has a histo
engaged in by the ten

ding in the immediate vicinity of the premises; or Is drug-related
iminal activity;

H. g related or violent criminal activity;
I bligations under a HAP contract under Section 8 of the Act; or
J.  The owne or practice of harassing or threatening tenants or HAGC'’s staff.

The HAP contract represents a written agreement between HAGC and the owner of the dwelling
unit occupied by an HCV assisted family. The contract specifies the owner’s responsibilities under
the Program, as well as HAGC’s responsibilities. Under the HAP contract, HAGC agrees to make
housing assistance payments to the owner on behalf of a specific family approved by HAGC to
occupy a specific unit. HAGC will distribute the housing assistance payments, in accordance with
the HAP contract, to the owner. Housing assistance payments may only be paid to the owner during
the lease term, and while the family is residing in the unit. In the event that the checks are
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forwarded to the post office late, or electronic payments are initiated late, because HUD is late in
transferring the funds or for any other reasons beyond the control of HAGC, HAGC shall not be
held responsible for late fees.

Section 11.06 Changes in Ownership

itten consent of HAGC.
a change in the legal
uested by HAGC and be
r, the new owner must

The HAP contract cannot be assigned to a new owner without the prior
An owner under a HAP contract must notify HAGC in writing pri
ownership of the unit. The owner must supply all information a
qualified to be an owner. Prior to approval of assignment to a
agree to be bound by and comply with the HAP contract. The
and the former owner must be in writing and in a form that

owners outside areas of low income and minority ¢ , as determined by census data.
The history of HAGC has proven that personal cont HAGC staff results in the most
meaningful marketing efforts. Further, staff involveme community and county-based

comprehensive Owners Guide is availab hich provides owners with
information about the operation of the PRrog s and resources for ease of
participation. HAGC staff are readily availab crs, communicating by phone, email and in
person to answer questions and g

Owners are further encou Social Serve website. HAGC staff utilizes
Social Serve, Apartme newspapers, and other internet sites for
available units. At th g ' HAGC provides guidance to voucher holders
on the availability of va

holder’s needs for school, employment, childcare availability, shopping and public transportation.
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Article XII. Termination of Assistance

Grounds for mandatory and discretionary termination of a family’s assistance by HAGC are
discussed below. Termination of assistance to a participant may include any or all of the following:
refusing to enter into a HAP contract or approve a lease, terminating housing assistance payments
under an outstanding HAP contract, and refusing to process or provide assistance under portability
procedures. HAGC will not terminate based on a family’s membershiglin a protected class. In
determining grounds for termination of assistance, HAGC will utili Preponderance of the
Evidence Standard. “Preponderance of the Evidence” is defined a dence which is of greater
weight or more convincing than the evidence which is offere ition to it, and that is
probable than not.
HAGC will consider the following facts and circumstances pri its decision: the

circumstances related to the disability of a family ination of
assistance on other family members who were not 1 i ction or failure. This Article
XII does not limit or affect the exercise of HAGC w es against the owner under the
HAP contract, including termination, suspension or ousing assistance payments, or
termination of the HAP contract.

Section 12.01 Mandatory Terminatio
HAGC must terminate assistance under the

sted household was subject to a lifetime sex

A. HAGC discovers that a
; pn and was erroneously admitted after June 25,

B.

C housing assisted under the Program for serious violations of the
D ign and submit required consent forms for obtaining
E family member has knowingly permitted an individual ineligible
F. Any family mémber fails to meet the eligibility requirements concerning individuals

enrolled at an institution of higher education as specified in 24 C.F.R. §5.612;
G. The family no longer requires assistance such that the housing assistance payment is zero,

the family’s assistance will be terminated automatically one hundred, eighty (180) days
after the last housing assistance payment;
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H. The family requests that HAGC terminate housing assistance payments on behalf of the
family. The request to terminate must be made in writing and signed by the head of
household, co-head and spouse, if applicable; or

I. Death of a sole family member.

Section 12.02 Discretionary Termination of Assistance

HAGC may terminate assistance to a participant family if:

A. HAGC determines that any household member is curre in any illegal use of a
drug or a pattern of illegal drug use that interferes afety, or right to

criminal activity for the production or ma
of federally assisted housing;

D. HAGC determines that any househ@ Ct ated the family’s obligation not to
engage in violent criminal activity;

E. HAGC determines t g er’s abuse or pattern of abuse of alcohol may
threaten the health, 8

F. The family viq

The family owegitent or other amounts to HAGC or to another PHA in connection with
Section 8 or public housing assistance under the Act;

K. The family has not reimbursed HAGC or any other PHA for amounts paid to an owner
under a HAP contract for rent, damages to the unit, or other amounts owed by the family
under the lease;

L. The family breaches an agreement with HAGC to pay amounts owed to HAGC, or amounts
paid to an owner by HAGC;
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M. If a family participating in the FSS Program fails to comply, without good cause, with the
family’s FSS contract of participation;

N. Any family member has engaged in or threatened abusive or violent behavior toward
HAGC staff. Abusive or violent behavior includes verbal as well as physical abuse or
violence. Threats include any oral or written threats or physical res that communicate
the intent to abuse or commit violence;

O. Any family member violates HAGC’s “One Strike You’

Q. If HAGC determines, in accordance with HUD ent funds to

Section 12.03 Alternatives to Termination of Assi
As an alternative to termination of assistance, HAGC may:

A. Impose sanctions on a case-by-ca

s of communication the family may have with HAGC.
Section 12.( pcedures ermination

HAGC will provide notice of the termination of assistance to the family and the owner
when the family’s assiStance is to be terminated. The notice will include the date the termination
will be effective, which will be at least thirty (30) calendar days following the date of notice of
termination, except for death or the family vacating the unit. If a family whose assistance is being
terminated is entitled to an informal hearing, the notice of termination will contain the necessary
information about requesting a hearing.
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Article XIII. Grievance Policy

The purpose of HAGC’s Grievance Policy is to ensure that a decision to deny or terminate housing
assistance complies with the regulations of HUD and administrative polices of HAGC. For further
details, please consult HAGC’s Grievance Policy.

?{(’\
Q&
Q
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Article XIV. Insufficient Funding

HAGC may terminate HAP contracts if HAGC determines, in accordance with HUD requirements,
that funding under the consolidated ACC is insufficient to support continued assistance for families
in the Program. If HAGC determines there is a shortage of funding, prior to terminating any HAP
contracts, HAGC will determine if any other actions can be taken to reduce Program costs. If after
implementing all reasonable cost cutting measures there is not enough fua@ing available to provide
continued assistance for current participants, HAGC will terminate H ontracts as a last resort.
Prior to terminating any HAP contracts, HAGC will inform the 1 UD field office. HAGC
will terminate the minimum number needed in order to reduce sistance payments to a
level within the HAGC annual budget authority. If HAGC m P contracts due to
nd instructions:

HAP contracts in place on behalf of HCV Program partic Program the
longest will be the first HAP contracts terminated in th funding. In
accordance with HUD requirements, HAGC will pr of the near-elderly, elderly,

and disabled. These families will not have their erminated due to insufficient
Program funding.
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Article XV. Project-Based Vouchers

Project-Based Vouchers shall be governed by the provisions contained within federal regulations,
24 C.F.R. Part 983. Upon the designation of Section 8 Housing Choice Vouchers as project-based,
HAGC may enter into project-based HAP contracts with landlords of existing dwelling units. This
Plan shall also govern Project-Based Vouchers, except where noted below. Further, the following
provisions of the HCV Program do not apply to the PBV Program: Proyi8ions on issuance or use
of a voucher; provisions on portability; provisions on shared housin nufactured home space
rental, and homeownership option.

Section 15.01 Tenant Selection

esiding with them. A local preference will be
given to Camp Salute PBV a o-head, or spouse are residing or working in,

or hired to work in, the Op

ant payment for the family is determined, the family obligations
e fair housing information.

Section 15.03 Unit Inspections and NSPIRE

HAGC shall apply NSPIRE standards to all inspections performed at units under a project-based
HAP contract. All units shall be inspected at least biennially and at the special request of the
assisted tenant and/or landlord. HAGC must vigorously enforce the owner’s obligation to
maintain contract units in accordance with NSPIRE. HAGC may not make any housing assistance
payment to the owner for a contract unit covering any period during which the contract unit does
not comply with NSPIRE.
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See Section 10.10 of this Plan on the application of Remote Video Inspections which shall be fully
applicable to the PBV Program.

Section 15.04 Vacant Units

HAGC may approve vacancy payments to a landlord for project-based units under contract for a
maximum of sixty (60) days. HAGC will only make such payments, up@n the written request of
the owner. The written request must contain sufficient documentatio, ich proves the vacancy
is not the fault of the owner, and that the owner has taken every r able step to minimize the
extent and likelihood of vacancies.

(12) months. HAGC will offer the family available al assistance under the HCV
Program if, after the first twelve (12) months, t i in good standing. However,
HAGC may not issue tenant-based vouchers targete urposes unless the family meets
the criteria. If the family terminates the assisted lease the end of one year, the family

Section 15.06 HAP Contract Terms &

r a term of up to ten (10) years, subject to
ity of funding HAGC’s Annual Contributions
s rents that do not exceed one hundred, ten
tly determined by HUD and are reasonable

HAGC will enter into HAP contracts with la
the availability of appropriationssané
Contract with HUD. HAG
percent (110%) of the Faix

st promptly notify the family and the owner of this determination,
d assistance in the form of project-based voucher assistance in an
e project or in another project); or if not available tenant-based
Program.
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Article XVI. Homeownership Option

Section 16.01 Objectives

The homeownership option will be used to assist a family residing in a home purchased and owned
by one or more members of the family. A family assisted under the homeownership option may
be a newly admitted or existing participant in the HCV Program.

Section 16.02 Forms of Homeownership Assistance
HAGC may provide one of two forms of homeownership a

homeownership a531stance payments; or (2) A single down-

includes a person who was an adult member of a fa
forms of homeownership assistance may not recei

of homeownership assistance
ine whether it is reasonable to
implement a Homeownership Program as a reasonable modation. HAGC will determine
what is reasonable based on the specific circumstances an idual needs of the person with a

S eownership assistance as a
reasonable accommodation in cases wh ; S opted not to implement a
Homeownership Program. The family choos ) ate in the homeownership option
if offered by HAGC. HAGC must approve a Ie if needed as a reasonable accommodation
so that the program is readily aceessi ble by persons with disabilities in accordance
with federal regulations.

Section 16.03 Participa

HAGC must have the capa
has the required capacity if

crate a successful Section 8 Homeownership Program. HAGC
ies either one of the following:

price for participation in its Section 8 Homeownership
at at least one percent (1%) of the purchase price come from the

Program:
1. Be provided, insured, or guaranteed by the state or federal government;
2. Comply with secondary mortgage market underwriting requirements; or
3. Comply with generally accepted private sector underwriting standards; or

C. HAGC otherwise demonstrates in its Annual Plan that it has the capacity, or will acquire
the capacity, to successfully operate a Section 8 Homeownership Program.
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Section 16.04 Family Eligibility

A. Initial Requirements

Before commencing homeownership assistance for a family, HAGC must determine that
all of the following initial requirements have been satisfied:

1. The family is qualified to receive homeownership assis
2. The unit is eligible; and

3. The family has satisfactorily completed the H
homeownership counseling.

HAGC is responsible for complying with t d in 24 C.F.R. §58.6 requiring
the purchaser to obtain and maintain flood ins essary. HAGC may not provide
assistance for a family unless it determines amily satisfies all the additional
requirements listed below at commencement of Ho ership assistance.

B. Family Qualifications

1. The family must be a current part newly admitted participant into the HCV
Program;

7. Except for cooperative members who have acquired cooperative membership shares
prior to the commencement of homeownership assistance, the family has entered a
contract of sale in accordance with federal regulations regarding homeownership
assistance;

8. The family also satisfies the following initial requirements established by HAGC:

72

TABLE OF CONTENTS



The Housing Authority of Gloucester County
Section 8 Administrative Plan

(a) The family must have a down payment of at least three percent (3%) of the purchase
price of the home. At least one percent (1%) of the purchase price must come from
the family’s personal resources;

(b) The family must obtain financing that is provided, insured, or guaranteed by the
state or federal government; comply with secondary mortgage market underwriting
requirements; or comply with generally accepted pri sector underwriting
standards; or

(c) The family must meet the other requirements as

C. First Time Home Ownership Requirements

At commencement of Homeownership Assista ust be any
of the following:

1. A first - time homeowner;

2. A cooperative member; or

3. A family of which a family o, with disabilities, and use of the

D. Income Require

y“hoemecownership assistance payments for the family,
wn payment assistance grant for the family, the family must
nual income, as determined by HAGC in accordance with 24
regulations of the adult family members who will own the
pbmeownership assistance is not less than:

sabled family, as described in 24 C.F.R. §5.403(b) of the federal
nonthly Federal Supplemental Security Income (SSI) benefit for
ing alone (or paying his or her share of food and housing costs)

(b) In the case of other families, the federal minimum wage multiplied by two thousand
(2,000) hours.

2. Except in the case of an elderly family or a disabled family, HAGC shall not count any
welfare assistance received by the family in determining annual income under this
Section. The disregard of welfare assistance income only affects the determination of
minimum annual income used to determine if a family initially qualifies for
commencement of homeownership assistance in accordance with this Section, but does
not affect:
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(a) The determination of income-eligibility for admission to the HCV Program;

(b) Calculation of the amount of the family’s total tenant payment (gross monthly
contribution); or

(c) Calculation of the amount of homeownership assistance payments on behalf of the
family.

In the case of an elderly or disabled family, HAGC shal
the adult family members who will own the home 1
the minimum requirement.

ude welfare assistance for
ining if the family meets

3. HAGC elects not to establish a minimum in standard that 1 er than those

required in paragraph C(1)(a) and (b) above

E. Employment Requirements

1. Except as provided in paragraph (2) below,
more adult members of the family who will
homeownership assistance:

ily must demonstrate that one or
e home at commencement of

(a) Is currently employed on a f@ : i “full-time employment” means

if a family, other than an elderly family or a disabled family,
ith disabilities, HAGC shall grant an exemption from the
ement if HAGC determines that an exemption is needed as a
modation so that the program is readily accessible to and usable by

F. Other Requirements

1. HAGC will not approve assistance if any member has previously defaulted on a
mortgage under the HCV homeownership option.

2. HAGC shall provide a preference to families participating in the FSS Program,
however, shall not limit the participation to such families.
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3. HAGC shall require all eligible families satisfactorily complete budget and credit
counseling. Additionally, eligible families must repair their credit when determined
necessary by HAGC, before participating in the homeownership option. The family
must be able to qualify for a mortgage.

4. Eligible families must attend and satisfactorily plete pre-assistance

homeownership counseling.

rovided by a HUD-
ounseling provided

5. The budget, credit, and pre-assistance counseling
approved agency or will be consistent with the h
under HUD’s Housing Counseling Program.

G. Disqualifying Factors

HAGC WILL NOT COMMENCE H IP ASSISTANCE FOR A
FAMILY THAT INCLUDES AN INDIVID AS AN ADULT MEMBER OF
ECEIVED HOMEOWNERSHIP
RING DEBT INCURRED TO
PURCHASE THE HOME.

H. Home Search

HAGC will allow the fa
written request from

suitable home for sixty (60) days. Upon a
allow for an additional sixty (60) days under

A. HAGC must de ine that the unit satisfies all of the following requirements

1. The unit is eligible;

2. The unit is either under construction or already existing at the time the family enters
into the contract of sale;

3. The unit is either a one-unit property (including a manufactured home) or a single
dwelling unit in a cooperative or condominium;
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4. The unit has been inspected by an HAGC inspector and by an independent inspector
designate by the family; and
5. The unit satisfies NSPIRE.

B. Purchase of home where family will not own fee title to the real

a home where the family
ted, but only if:

Homeownership assistance may be provided for the purcha;
will not own fee title to the real property on which the ho

1. The home is located on a permanent foundation;an
2. The family has the right to occupy the hom for at least forty (40)

C. HAGC disapproval of seller

HAGC will not commence homeownership assi
has been informed (by HUD or otherwise) that
suspended, or subject to a limite articipatio

or occupancy of a home if HAGC
ller of the home is debarred,
Title 24 of the C.F.R.

D. HAGC—owned units

for the purchase of a unit that is owned by
he consolidated ACC (including a unit owned
), only if all of the following conditions are

(i) Review of independent inspection report, in accordance with 24 C.F.R.
982.631(b)(4);

(ii1))Review of contract of sale, in accordance with 24 C.F.R. 982.631(c); and

(iv)Determination of the reasonableness of the sales price and HAGC provided
financing, in accordance with 24 C.F.R. 982.632 and other supplementary guidance
established by HUD.
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Section 16.06 Home Inspections

HAGC may not commence monthly homeownership assistance payments or provide a down
payment assistance grant (as a reasonable accommodation) for the family until HAGC has
inspected the unit and has determined that the unit passes NSPIRE. HAGC elects to perform
NSPIRE inspections for the term of the homeownership assistance on aafas needed basis, but not
less than annually.

Independent Inspection

A. The unit must also be inspected by an independent i i selected by and
paid for by the family.

B. The independent inspection must cover majo i s and components, including
foundation and structure, housing interi ior, and the roofing, plumbing,

C. HAGC may not require the famil
independent inspector may not be
control of HAGC. However, HAG
inspector in the State of NJ.

ractor, or other person under
pector to be a licensed home

(when permitted as a reasonable accommodation to a
a member or members of the family must enter into a contract of
unit to be acquired by the family. The family must give HAGC
sale.

1. Specify the price and other terms of the sale by the seller to the purchaser;

2. Provide that the purchaser will arrange for a pre-purchase inspection of the dwelling
unit by an independent inspector selected by the purchaser;

3. Provide that the purchaser is not obligated to purchase the unit unless the inspection
is not satisfactory to the purchaser;
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4.  Provide that the purchaser is not obligated to pay for any necessary repairs; and

5. Contain a certification from the seller that the seller has not been debarred,
suspended, or subject to a limited denial of participation under Title 24 of the C.F.R.

Section 16.08 Disapproval of Seller

In accordance with 24 C.F.R. 982.631(d), HAGC may deny approv.
provided for disapproval of an owner in 24 C.F.R. §982.306(c).

a seller for any reason

A. HAGC must not approve a contract of sale if HAG
otherwise) that the owner is debarred, suspende
participation under 24 C.F.R. Part 24.

rmed (by HUD or
imited denial of

B. When directed by HUD, HAGC must not ap
1. The federal government has instituted an

owner for violation of the Fair Housing
requirements, and such action is pending; or

tve or judicial action against the
other federal equal opportunity

2. A court or administrative agg S the seller violated the Fair
Housing Act or other federal equ ments.
C. HAGC may deny appro a seller for any of the following reasons:
a HAP contract under Section 8 of the Act;

ry or any other corrupt or criminal act in
’ral housing program;

i any drug-related criminal activity or any violent criminal

5. The seller has a history or practice of failing to terminate tenancy of tenants of units
assisted under Section 8 or any other federally assisted housing program for activity
engaged in by the tenant, any member of the household, a guest or another person under
the control of any member of the household that:

(a) Threatens the right to peaceful enjoyment of the premises by other residents;

(b) Threatens the health or safety of other residents, of employees of HAGC, or of
seller employees or other persons engaged in the management of housing;
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(c) Threatens the health or safety of, or the right to peaceful enjoyment of their
residences, by persons residing in the immediate vicinity of the premises; or

(d) Is drug-related criminal activity or violent criminal activity; or meet state or local
housing codes; or e. The seller has not paid state or local real estate taxes, fines, or
assessments.

D. HAGC must not approve a unit if the seller is the parent,
sister or brother of any member of the family; unless HA

, grandparent, grandchild,
ines that approving the

will develop partnerships with
quire a specific lender.

A. The family is responsible for obtai
lenders and provide guidance to the 3

lender
assistance. HAG
unaffordable, @
qualifications.

sed financing if it determines that the debt is
e lender or loan terms do not meet HAGC’s

Section 16.10 I Homeownership Assistance Payment

A. Amount of monthly homeownership assistance payment

While the family is residing in the home, HAGC shall pay a monthly homeownership
assistance payment on behalf of the family that is equal to the lower of:

1. The payment standards minus the total tenant payment; or

2. The family’s monthly homeownership expenses minus the total tenant payment.
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B. Payment Standard for family

1.

3.

The payment standard for a family is the lower of:
(a) The payment standard for the family unit size; or

(b) The payment standard for the size of the home.

(a) The payment standard (as determined ji i (2) of this
Section at the most recent regular ree i ily income and composition
since the commencement of homeo i istance for occupancy of the home;
or

and subsidy standards p
homeownership option as

HAGC allowance for major repairs and replacements.

Principal and interest on mortgage debt incurred to finance costs for major repairs,
replacements or improvements for the home. If a member of the family is a person
with disabilities, such debt may include debt incurred by the family to finance costs
needed to make the home accessible for such person, if HAGC determines that
allowance of such costs as homeownership expenses is needed as a reasonable
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accommodation so that the homeownership option is readily accessible to and usable
by such person, in accordance with 24 C.F.R. Part 8.

D. Homeownership expenses for a cooperative member may only include amounts allowed

by HAGC to cover:

1. The cooperative charge under the cooperative occupancy agreéiment including payment
for real estate taxes and public assessments on the home;

2. Principal and interest on initial debt incurred to rchase of cooperative
membership shares and any refinancing of such de

3. Home insurance;

4. The HAGC allowance for maintenance e

5. The HAGC allowance for costs of major eplacements;

6. The HAGC utility allowance for the home;

7. Principal and interest on deb or repairs, replacements or
improvements for the home. I tly is a person with disabilities,
such debt may include debt incu 1 amlly to finance costs needed to make the
home accessible for 7C determines that allowance of such costs as
homeownership g a reasonable accommodation so that the
homeownersh' ’ e to and usable by such person, in accordance

8. does not own fee title to the real property on which

E. condominium unit, homeownership expenses may also
ium operating charges or maintenance fees assessed by

perative homeowner association.
F. ily. HAGC must pay the homeownership assistance payments as

1.

HAGC shalf¥make monthly payments either directly to the assisted family or directly
to the lender as determined on a case-by-case basis in order to comply with the
underwriting requirements of the family’s mortgage.

HAGC shall require the family to provide documentation from the mortgage company

that the monthly mortgage amount is paid. Such requests shall be from time to time as
determined necessary by the Executive Director, or designee.
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3. Should the family not cooperate with HAGC’s requests; the family may be subject to
termination from the HCV Program.

4. In cases where the monthly homeownership assistance is paid directly to the family, if
the family is not making their mortgage payment in a timely manner, HAGC reserves
the right to send homeownership assistance payments, for the respective family,
directly to the mortgage company.

G. Automatic termination of homeownership assistance. Ho
family terminates automatically after one hundred, eighty,
homeownership assistance payment on behalf of the f:

nership assistance for a
endar days after the last

Section 16.11 Down Payment Assistance Grants

A. General. HAGC may provide a single down istance grant for a family with a
disabled family member that has received roject-based rental assistance
in the HCV Program only in those cases wh payment assistance grant would
result in a reasonable accommodation.

connection with the purchase of tl
in connection with the purchase of tk

ssistance. A family that has received a down-payment assistance
eceive tenant-based rental assistance, in accordance with Program
C’s policies. However, HAGC may not commence tenant-based
rental assista occupancy of the new unit so long as any member of the family owns
any title or otheMnterest in the home purchased with homeownership assistance. Further,
eighteen (18) months must have passed since the family’s receipt of the down-payment
assistance grant.

H. Implementation of down payment assistance grants. HAGC may not offer down payment
assistance under this paragraph until HUD publishes a notice in the Federal Register.
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Section 16.12 Family Obligations
A. In order to remain eligible for continued assistance, the family must:
1. Occupy the home as the family’s sole residence;

2. Comply with mortgage terms;

3. Report changes in family composition to HAGC;

4. Comply with the family obligations of the HCV Pr;

5. Supply information as required by HAGC co ent of debt;

sale or transfer of any interest in the home;

ing refinancing
meownership expens
6. Notify HAGC before moving out of th mortgage default;

7. Comply with any additional HAGC requir
NSPIRE inspections; and

such as ongoing counseling and

8. Execute a written statement tha
for homeownership assistance.

y with all family obligations

B. A Family must not:
1. Sublet or lease
2. Acquire o

esidence or any other residential property.

Section 16.13 Move with ued Assistance

The family assistance (homeownership or rental) provided that the
family is AGC will not commence continued assistance of a new unit if any
family other interest in the prior home. HAGC shall only approve one
move du : d. For continuation of assistance in a new unit, the family must

Section 16.14 Time L

If the initial mortgage is twenty (20) years or more, the maximum term of homeownership
assistance is fifteen (15) years. In all other cases, the term shall be ten (10) years. The time limits
do not apply to families that qualified as elderly at the start of the homeownership assistance or to
families that qualify as disabled at any time during the homeownership assistance. Should the
family cease to qualify as elderly or disabled during the course of homeownership assistance, the
maximum term becomes applicable from the date the assistance commenced. In no case shall the
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assistance be less than six (6) months from the date of initial purchase. Time limits shall be applied
from the date of initial purchase, regardless of whether the family moves to a new unit.

Section 16.15 Denial or Terminations
The common terms of denial or termination of the HCV Program, which includes the
homeownership option, are described in Article V. In the event of a mo e default HAGC must

terminate assistance and not allow the family to move with continue stance, including rental
assistance.

Q
v
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Article XVII. Charges to the Administrative Fee Reserve

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, HAGC must identify funds to pay for
such units and may only do so by formal approval from the Board o mmissioners through
Board Resolution. Should funds not be available to pay for over-leas its, HAGC may have to
terminate rental assistance contracts. Such contracts will be selec y determining the clients
who are relying on Section 8 assistance the least. The action to te assistance for over-
leased units may only be done by formal approval from the missioners through
Board Resolution.
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ATTACHMENT I

Housing Authority of Gloucester County

VIOLENCE AGAINST WOMEN ACT (VAWA) POLICY

I. Purpose and Applicability:

This Violence Against Women Act Policy (“Policy”) implements
reauthorization of the Violence Against Women Act (VAWA)

requirements of the 2013
lies for all victims of
, gender identity or
sexual orientation. This Policy shall be applied consistentl imination and fair
housing requirements. This Policy covers all applicants ed programs.
Neither VAWA nor this Policy implementing it sha rovision of

victims of domestic violence, dating violence or st

This Policy shall be implemented in accordance with 2 . Part 5, Subpart L, Protections for
Victims of Domestic Violence, Dating Violence, Sexual t or Stalking as well as various
subparts of 24 C.F.R. Parts 200, 247, 8 83, 884, 88 91, HUD-Notice H 2017-05
and any other HUD subsequent applicabl

I1. Goals and Objectives:

properties and i egal requirements imposed by VAWA;

B. Participating, wit in protecting the physical safety of victims of actual or

threatencdedemc e, dating violence, sexual assault or stalking who are assisted

C. ing housing opportunities for victims of domestic violence, dating
r stalking;

D. ers, by sharing information and maintaining collaborative

AGC, law enforcement authorities, victim services providers, and
he safety and well-being of victims of actual and threatened domestic
71olence, sexual assault or stalking, who are assisted by HAGC; and

others to pra
violence, dating

E. Responding in accordance with HAGC policies and procedures to incidents of domestic
violence, dating violence, sexual assault or stalking, affecting individuals assisted by
HAGC.

I11. Definitions:

HAGC shall implement all definitions as established in 24 C.F.R. §5.2003.
86
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IV.  Admissions and Screening:

Non-Denial of Assistance. HAGC will not deny admission to an applicant on the basis or as a
direct result of the fact that the applicant is or has been a victim of domestic violence, dating
violence, sexual assault or stalking if the applicant is otherwise qualified for admission. Further,
HAGC will not deny admission based on an adverse factor, if the adverg@factor is determined to
be a direct result of the fact that the applicant is or has been a victim mestic violence, dating
violence, sexual assault or stalking.

Also, if an applicant or an affiliated individual of the applicant i e victim of domestic
violence, dating violence, sexual assault or stalking by a 1d or any guest,
the applicant may not be denied rental assistance or occ i i olely on the
basis of criminal activity directly relating to that domesti xual assault
or stalking.

V. Termination of Tenancy or Assistance:

A. VAWA Protections. Under VAWA, specific pro
HAGC:

s, which will be observed by

1. An incident or incidents of actua
stalking will not be considered to
the victim or threatemed victim O
terminating the te
violence.

tic violence, dating violence, or
rious or repeated” violation of the lease by
violence and will not be good cause for
ights of or assistance to the victim of that

ance described in this paragraph is subject to the following

of a lease or program requirement not premised on the act or acts of
domestic violence, dating violence, sexual assault or stalking in question against
the tenant or an affiliated individual of the tenant. However, in taking any such
action, HAGC shall not apply a more demanding standard to the victim of domestic
violence, dating violence, sexual assault or stalking than that applied to other
tenants.

(b) Nothing contained in this Policy shall be construed to limit HAGC’s ability to evict
or terminate from assistance any tenant or lawful applicant if HAGC as the case
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may be, can demonstrate an actual and imminent threat to other tenants or to those
employed at or providing service to the property, if the tenant is not evicted or
terminated from assistance. In order to demonstrate an actual or imminent threat,
HAGC must have objective evidence of words, gestures, actions or other indicators
of such threats. Any eviction or termination of assistance, predicated on this basis
should be utilized by HAGC only when there are no other actions that could be
taken to reduce or eliminate the threat, including, but not lifiaited to, transferring the
victim to a different unit, barring the perpetrator from roperty, contacting law
enforcement to increase police presence or develop plans to keep the property
safe, or seeking other legal remedies to prevent trator from acting on a

B. Removal of Perpetrator. Further, notwithstandi ocal law to
the contrary, HAGC may bifurcate a lease, ehold member from a lease,
without regard to whether a household me i i ry to a lease, in order to evict,
remove, terminate occupancy rights, or te nce to any individual who is a
tenant or lawful occupant and who engages in f physical violence against family
members or others. Such action ag such physical violence may be
taken without evicting, removing or otherwise penalizing the
victim of such violence who is also ant. Such eviction, removal,
termination of occupancy rights, sistance shall be affected in
accordance with the procedures prese aw applicable to terminations of tenancy

case Bifurcation, remaining family members
must meet statutory Lg ' g assistance.

VI ( i olence, Sexual Assault or Stalking:

e claimant has sought assistance relating to domestic violence, dating
violence, sexual assault or stalking, or the effects of the abuse. The document must
specify, under penalty of perjury (28 U.S.C. 1746), that the professional believes the
incident or incidents of domestic violence, dating violence, sexual assault or stalking
occurred and meet the definition of “domestic violence,” “dating violence,” “sexual
assault” or “stalking” in HUD’s regulations at 24 C.F.R. §5.2003;

3. A record of a federal, state, tribal, territorial, or local law enforcement agency, court,
or administrative agency that documents the incident or incidents of domestic violence,
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VII.

. Acceptance of Verbal Statement. |

dating violence, sexual assault or stalking. Examples of such records include police
reports, protective orders, and restraining orders, among others; or

4. At the discretion of HAGC, a statement or other evidence provided by the applicant or
tenant.

HAGC may ask for clarification or additional information in or
reasonable determination of whether the adverse factor is a di
tenant having been a victim.

o make an objectively
esult of the applicant or

protection against adverse action based on an incideat Ot incidents al or threatened
domestic violence, dating violence, sexual assa stalking, and equested by
HAGC to provide verification, must provide suc
days (i.e., fourteen (14) calendar days, e
recognized holidays) after receipt of the cation. HAGC may grant an
extension during which no adverse action ca ailure to provide verification in
proper form within such time will result in loss o ction under VAWA and this Policy
against a proposed adverse action.

ys, Sundays, and federally

any specific case, waive the
benefits of this Policy based on

the victim’s statement or other corrob vidence. Such waiver may be granted in the
X i designee, and generally in such cases where
HAGC is otherwise @Awa g and encouraged the victim to request VAWA

protections. Any g8
instances shall ng create any right to, waiver in any other case
or cases, rega imi

¢ victims of domestic violence, dating violence, sexual
ation in one person’s documentation conflicts with the
person’s documentation or submitted documentation contains
s with existing information already available to HAGC. When
e household member, HAGC shall follow family break up polices

Confidentiality

. Right of Confidentiality. All information (including the fact that an individual is a victim

of domestic violence, dating violence, sexual assault or stalking) provided to HAGC in
connection with a verification required by this Policy or provided in lieu of such
verification where a waiver of verification is granted, shall be retained by the receiving
party in confidence and shall neither be entered in any shared database nor provided to any
related entity, except where disclosure is: 1. requested or consented to by the individual in
writing; or 2. required for use in eviction proceedings or in connection with termination of
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assistance, as permitted under VAWA; or 3. otherwise required by applicable law. HAGC
will take reasonable precautions to avoid inadvertent disclosures via mail or voicemail and
conduct the exchange of confidential information in person with the victim. All VAWA
correspondence shall be secured to maintain confidentiality separate from the tenant file.

B. Notification of Rights. HAGC shall provide notice of Occupancy Rights (HUD 5380) and
the Certification of Domestic Violence Form (HUD 5382) at following times: To
applicants with denial of assistance; At move in; With notice iction or termination of

assistance; To each household during the annual recertificati ny other time when HUD-
5382 is supplied.

VIII. Court Orders/Family Break-up:

A. Court orders. It is HAGC’s policy to honor orders
affecting individuals assisted by HAGC. This 1 ting with law enforcement
authorities to enforce civil protection orders issued of victims and addressing the
distribution of personal property among household il €ases where a family breaks up.

IX. Relationships with Service Providers:

It is the policy of HAGC to coopera
governmental, that provide shelter and/or se

entities, both private and
estic violence, dating violence,
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Housing Authority of Gloucester County

Emergency Transfer Plan for Victims of Domestic Violence, Dating Violence, Sexual
Assault or Stalking

Emergency Transfers

The Housing Authority of Gloucester County (HAGC) is concerne
and such concern extends to tenants who are victims of domestic
assault or stalking. In accordance with the Violence Agai
allows tenants who are victims of domestic violence, dating i ult or stalking to
request an emergency transfer from the tenant’s current u i

ut the safety of its tenants,
dating violence, sexual

the transfer in accordance with the procedures described in this
od standing may still request an emergency transfer if they meet

! Despite the name of this law, VAWA protection is available to all victims of domestic violence, dating violence,
sexual assault and stalking, regardless of sex, gender identity, or sexual orientation.

2 Housing providers cannot discriminate on the basis of any protected characteristic, including race, color, national origin, religion,
sex, familial status, disability, or age. HUD-assisted and HUD-insured housing must be made available to all otherwise eligible
individuals regardless of actual or perceived sexual orientation, gender identity, or marital status.

91

TABLE OF CONTENTS



The Housing Authority of Gloucester County
Section 8 Administrative Plan

Priority For Tenants/Applicants who Qualify for Internal and External Transfers
HAGC does not maintain a waiting list preference for VAWA victims. However, Tenants who
qualify for Internal and External transfers shall be entitled to a waiting list priority. VAWA

admission preferences shall not supersede usual eligibility criteria.

Emergency Transfer Request Documentation

To request an emergency transfer, the tenant shall notify HAGC’s
a written request for a transfer within HAGC. HAGC will provi
this policy for individuals with disabilities. The tenant’s writt emergency transfer
should include either:

gement office and submit

1. A statement expressing that the tenant reasonab ieves that there is a th
harm from further violence if the tenant wer emain i same dwelling unit assisted
under HAGC’s program; OR

2. A statement that the tenant was a sexual assa
on the premises during the 90-calendar-day per ceding the tenant’s request for an
emergency transfer.

HAGC shall retain records of all emergend
or for a period of time as specified in the p

Confidentiality

HAGC will keep confide
transfer, and informatig

e tenant submits in requesting an emergency
er, unless the tenant gives HAGC written

provided, from the person(s) that committed an act(s) of
| assault or stalking against the tenant. Information shall
ee the Notice of Occupancy Rights under the Violence

information about HAGC’s responsibility to maintain the
lated to incidents of domestic violence, dating violence, sexual

e, dating
d into shared

assault or std

Emergency Trans ng and Availability

HAGC cannot guarantee that a transfer request will be approved or how long it will take to process
a transfer request. However, tenants shall be permitted to make an internal emergency transfer
under VAWA when a safe unit is immediately available and such transfers shall be given priority
as an emergency transfer request. HAGC will act as quickly as possible to move a tenant who is a
victim of domestic violence, dating violence, sexual assault or stalking to another unit, subject to
availability and safety of a unit. If a tenant reasonably believes a proposed transfer would not be
safe, the tenant may request a transfer to a different unit. If a unit is available, the transferred
tenant must agree to abide by the terms and conditions that govern occupancy in the unit to which
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the tenant has been transferred. HAGC may be unable to transfer a tenant to a particular unit if
the tenant has not or cannot establish eligibility for that unit.

If, after a reasonable time, HAGC has no safe and available units for which a tenant who needs an
emergency transfer is eligible, HAGC will assist the tenant in identifying other housing providers
who may have safe and available units to which the tenant could move. This shall be deemed an
“External Emergency Transfer”, meaning a transfer of a tenant to anotherdimit or form of assistance
where the tenant would be categorized as a new applicant. At the tena equest, HAGC will also
assist tenants in contacting the local organizations offering assi e to victims of domestic
violence, dating violence, sexual assault or stalking that are attac is plan.

Tenants with tenant-based rental assistance shall be issued a *"oucher to with continued

tenant-based assistance.
Safety and Security of Tenants

Pending processing of the transfer and the actual tra
is urged to take all reasonable precautions to be safe.

approved and occurs, the tenant

Tenants who are or have been victims of g
Domestic Violence Hotline at 1-800-799-%23 icWiolence shelter, for assistance
in creating a safety plan. For persons with : that hotline can be accessed by
calling 1-800-787-3224 (TTY).

Tenants who have been victd
Network’s National Sex
https://ohl.rainn.org/onli

ay call the Rape, Abuse & Incest National
-656-HOPE, or visit the online hotline at

Tenants who are or have
Victims of Crime’s
programs/stalka

s of stalking seeking help may visit the National Center for
Resource Center at https://www.victimsofcrime.org/our-

serv(@cente
1-866-295-S
PO Box 566
Glassboro, NJ 08028

e NJ Domestic Violence Hotline
www.nj.gov/dcf/women/domestic
1-855-INFO-DCF (463-6323)
PO Box 729
Trenton, NJ 08625
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e Family Part-Chancery Division Superior Court of NJ
1-856-379-2200

101 S 5th Street, 2nd Floor
Camden, NJ 08103

e New Jersey Domestic Violence Hotline
1-800-572-SAFE (7233)
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NOTICE OF OCCUPANCY RIGHTS UNDER U.S. Department of Housing and Urban Development
THE VIOLENCE AGAINST WOMEN ACT OMB Approval No. 2577-0286
Expires 06/30/2017
Form HUD-5380
(12/2016)
The Housing Authority of Gloucester Count
Notice of Occupancy Rights under the Violence A Women Act
To all Tenants and Applicants
The Violence Against Women Act (VAWA) provides pr. i icti ic violence,
dating violence, sexual assault or stalking. VAWA ctions age not only available to women

entity, or sexual orientation'.
D) is the federal agency that
(HAGC) is in compliance with
D-approved certification form is
are or have been a victim of
you wish to use your rights

but are available equally to all individuals regardles,
The U.S. Department of Housing and Urban De
oversees that The Housing Authority of Gloucester
VAWA. This notice explains your rights under VAWA.
attached to this notice. You can fill out
domestic violence, dating violence, sexu.
under VAWA.

Protections for Applicants
If you otherwise qualify fg

assistance because you
assault or stalking.

you cannot be denied admission or denied
omestic violence, dating violence, sexual

Protections for Tenants

the victim of domestic violence, dating violence, sexual assault

household or any guest, you may not be denied rental assistance
C solely on the basis of criminal activity directly relating to that

or stalking b
or occupancy

spouse, parent, brothef$ister, or child, or a person to whom you stand in the place of a parent or
guardian (for example, the affiliated individual is in your care, custody, or control); or any
individual, tenant, or lawful occupant living in your household.

! Housing providers cannot discriminate on the basis of any protected characteristic, including race, color, national
origin, religion, sex, familial status, disability, or age. HUD-assisted and HUD-insured housing must be made
available to all otherwise eligible individuals regardless of actual or perceived sexual orientation, gender identity, or
marital status.
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Removing the Abuser or Perpetrator from the Household

HAGC may divide (bifurcate) your lease in order to evict the individual or terminate the assistance
of the individual who has engaged in criminal activity (the abuser or perpetrator) directly relating
to domestic violence, dating violence, sexual assault or stalking.

If HAGC chooses to remove the abuser or perpetrator, HAGC may not take away the rights of
eligible tenants to the unit or otherwise punish the remaining tenants the evicted abuser or
perpetrator was the sole tenant to have established eligibility for a nce under the program,
HAGC must allow the tenant who is or has been a victim and othe ehold members to remain
in the unit for a period of time, in order to establish eligibility u ram or under another

In removing the abuser or perpetrator from the househo 1, state, and
local eviction procedures. In order to divide a lease, to, ask you
for documentation or certification of the incidences i ence, dating violence, sexual

assault or stalking.

Moving to Another Unit

Upon your request, HAGC may permit
other units, and still keep your assistance.
provide documentation that you are reque
violence, dating violence, sexual assault or &
transfer, the housing provider ni

g to another ubject to the availability of

ove a request, HAGC may ask you to
: e of an incidence of domestic
If the request is a request for emergency
a written request or fill out a form where you
ansfer under VAWA. The criteria are:

dating violence, sexual assault or
stalking. If yéuthousi already have documentation that you
i ence, dating violence, sexual assault or stalking, your
you for such documentation, as described in the

ergency transfer. Your housing provider may
it a form or may accept another written or oral

reasonably
iolence if
hat 4

ieve you are threatened with imminent harm from
remain in your current unit. This means you have a
ou do not receive a transfer, you would suffer violence in the

You are a victim of sexual assault and the assault occurred on the premises
during the 90-calendar-day period before you request a transfer. If you are a
victim of sexual assault, then in addition to qualifying for an emergency transfer
because you reasonably believe you are threatened with imminent harm from
further violence if you remain in your unit, you may qualify for an emergency
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transfer if the sexual assault occurred on the premises of the property from which
you are seeking your transfer, and that assault happened within the 90-calendar-day
period before you expressly request the transfer.

HAGC will keep confidential requests for emergency transfers by victims of domestic violence,
dating violence, sexual assault or stalking, and the location of any move by such victims and their
families.

HAGC emergency transfer plan provides further information on e
must make a copy of its emergency transfer plan available to yo

ency transfers, and HAGC
to see it.

Sexual Assault or Stalking

HAGC can, but is not required to, ask you to provi to “certify” that you are or
have been a victim of domestic violence, dating vi sault or stalking. Such request
from HAGC must be in writing, and HAGC must g east fourteen (14) business days
(Saturdays, Sundays, and federal holidays do not count
provide the documentation. HAGC may, but does not o, extend the deadline for the
submission of documentation upon your

You can provide one of the following to HZ
following to submit if HAGC asks you to provide entatlon that you are or have been a victim
of domestic violence, dating vigle

stalking.
of domestic ating violence, sexual assault or stalking, and a description of

ication form provides for including the name of the abuser or

It or stalking. Examples of such records include police reports,
| restraining orders, among others.
ou must sign, along with the signature of an employee, agent, or

health pro pnal (collectively, “professional”) from whom you sought assistance in

addressing domestic violence, dating violence, sexual assault or stalking, or the effects

of abuse, and with the professional selected by you attesting under penalty of perjury
that he or she believes that the incident or incidents of domestic violence, dating
violence, sexual assault or stalking are grounds for protection.

e Any other statement or evidence that HAGC has agreed to accept.

If you fail or refuse to provide one of these documents within the fourteen (14) business days,
HAGC does not have to provide you with the protections contained in this notice.
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If HAGC receives conflicting evidence that an incident of domestic violence, dating violence,
sexual assault or stalking has been committed (such as certification forms from two or more
members of a household each claiming to be a victim and naming one or more of the other
petitioning household members as the abuser or perpetrator), HAGC has the right to request that
you provide third-party documentation within thirty (30) calendar days in order to resolve the
conflict. If you fail or refuse to provide third-party documentation where there is conflicting
evidence, HAGC does not have to provide you with the protections co ed in this notice.

Confidentiality

HAGC must keep confidential any information you provide r
under VAWA, including the fact that you are exercising y
not allow any individual administering assistance or
example, employees and contractors) to have access to

cise of your rights
. HAGC must
services on beha AGC (for
1dent1al information unl@ss for reasons
formation under applicable
federal, state or local law. HAGC must not enter i n into any shared database or
disclose your information to any other entity or indi GC, however, may disclose the
information provided if:

rights under

e You give written permission rmation on a time limited

basis.
. termination proceeding, such as
erminate your abuser or perpetrator from
[ ]
VAWA does not lim ourt orders about access to or control of the

et¥a victim and orders dividing property among
household members in case > a family breaks up.

pancy Rights under VAWA May Be Evicted or

jistance can be terminated for serious or repeated lease violations
violence, dating violence, sexual assault or stalking committed
cannot hold tenants who have been victims of domestic violence,
t or stalking to a more demanding set of rules than it applies to tenants
S of domestic violence, dating violence, sexual assault or stalking.

that are no
against you.
dating violence, s¢
who have not been vie

The protections described in this notice might not apply, and you could be evicted, and your
assistance terminated, if HAGC can demonstrate that not evicting you or terminating your
assistance would present a real physical danger that:

1. Would occur within an immediate time frame, and
2. Could result in death or serious bodily harm to other tenants or those who work on the

property.
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If HAGC can demonstrate the above, HAGC should only terminate your assistance or evict you if
there are no other actions that could be taken to reduce or eliminate the threat.

Other Laws

VAWA does not replace any federal, state, or local law that provides greater protection for victims
of domestic violence, dating violence, sexual assault or stalking. You e entitled to additional
housing protections for victims of domestic violence, dating violen exual assault or stalking
under other federal laws, as well as under state and local laws.

Non-Compliance with The Requirements of This Notice

You may report a covered housing provider’s violati
assistance, if needed, by contacting or filing a complai

For Additional Information

11-16/pdf/2016-25888.pdf Additionally, of HUD’s VAWA regulations
available to you if you ask to see them.

Tenants who are or have been victims of do ouraged to contact the National
Domestic Violence Hotline at 1-800-799-72 aflocal domestic violence shelter, for assistance
in creating a safety plan. For peuse i afing 1mpairments, that hotline can be accessed by

00-656-HOPE, or visit the online hotline at

of stalking seeking help may visit the National Center for
purce Center at https://www.victimsofcrime.org/our-
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CERTIFICATION OF U.S. Department of Housing OMB Approval No. 2577-0286
DOMESTIC VIOLENCE, and Urban Development Exp. 06/30/2017
DATING VIOLENCE,

SEXUAL ASSAULT OR STALKING, Form HUD-5382
AND ALTERNATE DOCUMENTATION (12/2016)

Purpose of Form: The Violence Against Women Act (“VAWA?”) protects applicants, tenants, and
program participants in certain HUD programs from being evicted, denied housi
from housing assistance based on acts of domestic violence, dating viole exual assault or stalking
against them. Despite the name of this law, VAWA protection is availabl ictims of domestic violence,
dating violence, sexual assault or stalking, regardless of sex, gender id, exual orientation.

assistance, or terminated

In response to this request, you or someone on your be this optional form and submit it
to your housing provider, or you may submit one of the of third-party documentation:
(1) A document signed by you and an employee, agent, or eer of a victim service provider, an
attorney, or medical professional, or a meinte llectively, “professional”) from
whom you have sought assistance relati ic Vi g violence, sexual assault or
stalking, or the effects of abuse. The do nder penalty of perjury, that the

professional believes the incident or incidents i e, dating violence, sexual assault or

29 ¢

iolence,” “dating violence,” “sexual assault” or

(2) A record of a federal, g i w enforcement agency, court, or administrative
agency; or

(3) At the discretion of th
tenant.

provider, a statement or other evidence provided by the applicant or

period to submit documentation is fourteen (14) business days
written request from your housing provider asking that you provide
f domestic violence, dating violence, sexual assault or stalking. Your
housing pro equired to, extend the time period to submit the documentation, if you
request an exte period. If the requested information is not received within fourteen (14)
ed the request for the documentation, or any extension of the date provided
by your housing providey your housing provider does not need to grant you any of the VAW A protections.
Distribution or issuance of this form does not serve as a written request for certification.

Confidentiality: All information provided to your housing provider concerning the incident(s) of domestic
violence, dating violence, sexual assault or stalking shall be kept confidential and such details shall not be
entered into any shared database. Employees of your housing provider are not to have access to these
details unless to grant or deny VAWA protections to you, and such employees may not disclose this
information to any other entity or individual, except to the extent that disclosure is: (i) consented to by you
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in writing in a time-limited release; (ii) required for use in an eviction proceeding or hearing regarding
termination of assistance; or (iii) otherwise required by applicable law.

TO BE COMPLETED BY OR ON BEHALF OF THE VICTIM OF DOMESTIC VIOLENCE,
DATING VIOLENCE, SEXUAL ASSAULT OR STALKING

1. Date the written request is received by victim:

2. Name of victim:

3. Your name (if different from victim’s):

4. Name(s) of other family member(s) listed on the lease:

5. Residence of victim:

6. Name of the accused p if known and can be safely disclosed):

8. Date(s) and times(s) of incident(s) (if known):

10. Location of incident(s):
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In your own words, briefly describe the incident(s):

This is to certify that the information provid
and recollection, and that the individual nameg@ a victim of domestic violence,
dating violence, sexual assault or stalking. I ission of false information could
jeopardize program eligibility and could be the b i ission, termination of assistance, or

eviction.

Signature

ence, dating violence, sexual assault or stalking. The information is
ements of VAWA. This agency may not collect this information, and
you are not requ is form, unless it displays a currently valid Office of Management and
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EMERGENCY TRANSFER U.S. Department of Housing OMB Approval No. 2577-0286
REQUEST FOR CERTAIN and Urban Development Exp. 06/30/2017
VICTIMS OF DOMESTIC

VIOLENCE, DATING VIOLENCE, Form HUD-5383
SEXUAL ASSAULT OR STALKING (12/2016)

Purpose of Form: If you are a victim of domestic violence, dating violence, 1 assault or stalking, and
rgency transfer and certify
e Violence Against Women

rotections apply to all

you are seeking an emergency transfer, you may use this form to request a
that you meet the requirements of eligibility for an emergency transfer u
Act (VAWA). Although the statutory name references women, VA
victims of domestic violence, dating violence, sexual assault o ing. his form does not
necessarily mean that you will receive an emergency transfer ider’s emergency

domestic violence, dating violence, i housing provider may
ask you for such documentation. In re mit Form HUD-5382, or any

are threatened with imminent harm from further
rent unit. This means you have reason to fear that if
er, you would suffer violence in the very near future.

do not receive a tra

You are a victim of sexual assault and the assault occurred on the premises during
the 90-calendar-day period before you request a transfer. If you are a victim of sexual
assault, then in addition to qualifying for an emergency transfer because you reasonably
believe you are threatened with imminent harm from further violence if you remain in your
unit, you may qualify for an emergency transfer if the sexual assault occurred on the
premises of the property from which you are seeking your transfer, and that assault
happened within the 90-calendar-day period before you submit this form or otherwise
expressly request the transfer.
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Submission of Documentation: If you have third-party documentation that demonstrates why you are
eligible for an emergency transfer, you should submit that documentation to your housing provider if it is
safe for you to do so. Examples of third party documentation include, but are not limited to: a letter or
other documentation from a victim service provider, social worker, legal assistance provider, pastoral
counselor, mental health provider, or other professional from whom you have sought assistance; a current
restraining order; a recent court order or other court records; a law enforcement report or records;
communication records from the perpetrator of the violence or family members or friends of the perpetrator

Confidentiality: All information provided to your housing provider co the incident(s) of domestic
violence, dating violence, sexual assault or stalking, and concerning y, T an emergency transfer
shall be kept confidential. Such details shall not be entered into an Employees of your
housing provider are not to have access to these details unless otections or an
emergency transfer to you. Such employees may not dis er entity or
individual, except to the extent that disclosure is: (i) conse 0 by you im writing in a time-limited release;
(i1) required for use in an eviction proceeding or he i ination of assistance; or (iii)

otherwise required by applicable law.

TO BE COMPLETED BY OR ON BEHA' ESTING A TRANSFER

1. Name of victim requesting an_eme

[\

. Your name (if diffe

w
Z
5
(¢
—~
w2
~
=]
W

listed on the lease:

N

. Name(s) of othe ember(s) who would transfer with the victim:

5. Address of location from which the victim seeks to transfer:
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6. Address or phone number for contacting the victim:

7. Name of the accused perpetrator (if known and can be safely disclosed):

8. Relationship of the accused perpetrator to the victim:

9. Date(s), Time(s) and location(s) of incident(s):

10. Is the person requesting the transfer a victim of a se
(90) days on the premises of the property from which the v
question 11. If no, fill out question 11.

ult that occurred in the past ninety
is seeking a transfer? If yes, skip

11. Describe why the victim believes they are t
if they remain in their current

d with imminent harm from further violence

any third-party documentation you are providing along with this

‘ on provided on this form is true and correct to the best of my knowledge,
and that the individ ove in Item 1 meets the requirement laid out on this form for an emergency
transfer. I acknowledsg bmission of false information could jeopardize program eligibility and could
be the basis for denial of admission, termination of assistance, or eviction.

Signature Signed on (Date)
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LEASE ADDENDUM

VIOLENCE AGAINST WOMEN AND JUSTICE DEPARTMENT REAUTHORIZATION ACT OF 2005

TENANT LANDLORD O. & ADDRESS

This lease addendum adds the following paragraphs to ease between th e referenced

Tenant and Landlord.
1. Purpose of the Addendum

The lease for the above referenced unit is being amende
Against Women and Justice Department Re

lude the provisions of the Violence

2.

3.

The effective date o . This Lease Addendum shall

4.

1 onsiderincidents of domestic violence, dating violence or stalking
as seria of the lease or other “good cause” for termination of assistance,
tenancy o e victim of abuse.

2. consider criminal activity directly relating to abuse, engaged in by

a member of a tena usehold or any guest or other person under the tenant’s control, cause
for termination of assisténce, tenancy, or occupancy rights if the tenant or an immediate member
of the tenant’s family is the victim or threatened victim of that abuse.

3. The Landlord may request in writing that the victim, or a family member on the victim’s
behalf, certify that the individual is a victim of abuse and that the Certification of Domestic

Violence, Dating Violence or Stalking, Form HUD-91066, or other documentation as noted on the
certification form, be completed and submitted within fourteen (14) business days, or an agreed
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upon extension date, to receive protection under the VAWA. Failure to provide the certification
or other supporting documentation within the specified timeframe may result in eviction.

Tenant Date

Q&
Q
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ATTACHMENT II

HOUSING AUTHORITY OF GLOUCESTER COUNTY

100 POP MOYLAN BLVD
DEPTFORD, NEW JERSEY 08096

Statement of Family Responsibility - Section 8 Moderat

1. Certification. The Housing
Authority of Gloucester County (HAGC)
hereby certifies that the Family headed by

and which consists
following

of the
members:

is eligible to participate
Moderate Rehabilitation Pr
and is approvg

this
AGC makes
pn behalf of
their rent to
sanitary dwelling
bilitated under the

owners of decent,
units moderately reha
Program.

2. Family Portion of Rent.

(a) Total tenant payment. The total
amount the family is obligated to pay
monthly towards rent and utilities is based on

ilitation Program

nt Payment unless the family is
or paying any utilities. If the
any utilities directly, the
ill pay*to the owner the Total Tenant
s the appropriate allowances as
ctermined by HAGC for tenant-paid
utilities.

(c) Changes in family income and
lowances. The amount of the family’s
required total tenant payment is subject to
change by reason of changes to Program rules
and changes in family income, composition,
or expenses. The family is required to notify
HAGC of any and all changes in writing
within fourteen days.

3. HAGC portion of rent. HAGC will
pay to the owner on behalf of the family the
difference between the family’s payment to
the owner and the monthly contract rent.

4. Family Obligations. Any family
participating in the Program with HAGC
must follow the rules listed below in order to
continue to receive housing assistance under
the Program. Each family member must:
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I.

Supply any information that HAGC or
HUD determines to be necessary for
administration of the Program including
submission of required evidence of
citizenship or eligible immigration
status. All information supplied by the
family must be true and complete.

Report any and all changes in household
composition, income, assets  or
deductions in writing within fourteen
(14) calendar days of the change.
Promptly notify HAGC in writing if any
family member no longer lives in the
unit.

Disclose and verify social security
numbers and sign and submit consent
forms for obtaining information.

Supply any information requested
HAGC or HUD for use in a regularl
scheduled reexamination or interim
reexamination of famil ae and
composition.

Supply any infq
HAGC to verify tha
in the unit or infort
family abseneesfi

ation req
g fami 1vIing
related to

family being away’ from the unit for
thirty (30) days or more. Absence may
not exceed ninety (90) consecutive days
or ninety (90) days per calendar year.
Prior written notice is required,
documenting the length of the absence
and affirming the intent to return. The
family is also responsible for paying rent

15.

16.

14.

and utilities during their absence,
arranging for HAGC inspection and
receiving all correspondence.

Allow HAGC to inspect the unit at
reasonable times after reasonable notice.

the owner at least sixty
tice in writing before
unit or terminating the

tly notify HAGC in writing of the
option or court-awarded custody

HAGC written approval to add
any r family member as an occupant
of the unit.

.Give HAGC a copy of any owner

eviction notice.

Do not cause damage to the unit or
premises or permit any guest to damage
the unit or premises. If a breach in
National Standards for the Physical
Inspection of Real Estate (NSPIRE) is
life threatening, it must be corrected
within twenty-four (24) hours; all others
must be corrected in thirty (30) days.

Pay utility bills and supply appliances
that the owner is not required to supply
under the lease.

Only engage in legal profit making
activities in the unit as long as the
primary use of the unit is the family’s
residence and the owner gives
permission.
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17. Agree that any persons who move in
without permission may be required to
leave the unit.

18. Cooperate with HAGC in finding
another unit when the family is no longer
eligible for the contract unit they now
occupy because of a change in family
size.

The family (including
member) must not:

each family

1. Commit any serious or repeated
violations of the lease.

2. Breach an agreement with HAGC to
pay amounts owed.

3. Commit fraud, bribery or oth
corrupt or criminal act in connection
with any federal housinggps

4.
threaten the hea
others or the rig peaceful
others
5.
6. unit, assign the

lease, transfer the unit or provide
accommodations for boarders or
lodgers.

7.  Be subject to lifetime registration a
requirement under a state sex
offender program.

8. Ever have been convicted of drug-
related criminal activity for the
manufacture or  production  of
methamphetamine on the premises of
federally assisted housing

1ve or violent behavior
GC personnel which
bal abuse or verbal

child, grandparent,

sister or brother of any
ber of the family, unless
C has determined (and has
notified the owner and the family of
such determination) that approving
rental of the unit, notwithstanding
such relationship, would provide
reasonable accommodation for a
family member who is a person with

disabilities.
12. Own or have any interest in the unit.
13. Receive  Section 8  Moderate
Rehabilitation housing assistance
while receiving other housing

subsidies, for the same unit or a
different unit under any  other
federal, state or local housing

assistance program.

4. Termination of Assistance. If the family
voluntarily vacates the unit, there is no
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guarantee that further housing assistance will
be provided. Additionally, if the family
vacates the unit in violation of the lease term
causing HAGC to be liable for vacancy
payments or if the family vacates the unit
while owing rent or other amounts due under
the lease, the family may not receive further
assistance unless the family satisfies these
liabilities. HAGC may deny Program
assistance for an applicant or terminate
Program assistance for a participant for any
breach of the family obligations listed above
or for any of the following reasons:

(a) If any member of the family has
ever been evicted from federally
assisted housing in the last five years;

(b) If any PHA has ever termin
assistance under a tenant-bas

voucher assistance program for any
family member; or

terminated, and if the Family was not at fault
and is eligible for continued assistance, the
Family may continue to receive housing
assistance through the conversion of
the Moderate Rehabilitation assistance to
tenant-based assistamce under the Section 8
voucher progra

in person, by mail or by
HAGC will give the family
on how to fill out and file a
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I hereby certify that I understand the family’s obligations under HAGC’s Program and
that failure to comply with these obligations may result in the termination of participation

in the Program.

Name of Head of Household ture of d of Household
Da

Family and Signature

The family consists of the following m

Date
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ATTACHMENT III

THE HOUSING AUTHORITY OF GLOUCESTER COUNTY
SECTION 8 ADMINSTRATIVE PLAN

Bed Bug and Vermin Infestation Management Poli

A. Policy Objectives:

The purpose of this Bed Bug Policy and Vermin Infestation ig,to ©stablish ro responsibilities

The Housing Assistance Payment Contra es the landlord to maintain the
contract unit and its premises in accord for the Physical Inspection
of Real Estate (NSPIRE). It is the landlord re the dwelling unit is in sanitary

condition and free of vermin and rodent infe
suspected, the landlord must notify HAGC im ately. HAGC’s Inspectors are not certified in
the identification of bed bug i alandlord or participant that bed bugs are present,
HAGC will fail the unit < is strongly recommended that the landlord

must be provided to HAGC by the landlord within 48 hours of
ent is required. In additional, the landlord must complete the

C. Tenant Roles and Responsibilities:

The HAP contract requires the tenant to keep the unit and its premises free from damage.
Therefore, if the presence of bed bugs or other vermin is suspected, it is the tenant’s responsibility
to notify the landlord and HAGC immediately in order to minimize any potential damage to the
unit. In addition, it is the responsibility of the tenant to work cooperatively with the landlord and/or
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extermination professional to ensure the successful elimination of bed bugs and vermin. Tenant
non-compliance may result in the loss of the Housing Choice Voucher.

If the tenant notifies the landlord of the presence of bed bugs or other vermin and the landlord fails
to take action within a reasonable period of time, the tenant shall notify HAGC. HAGC will assist
the tenant in relocation if it is deemed necessary and appropriate. Prior to relocation, HAGC will
notify the new landlord of tenant’s prior exposure to bed bugs. In ition, the tenant must
complete all items on the “Relocation Task List” document.

D. HAGC Roles and Responsibilities:
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Bed Bug and Vermin Infestation Management Policy

Landlord Certification Statement

It is the goal of the Housing Authority of Gloucester County (HAGC) to promote and provide safe
and sanitary housing to program participants. If bed bugs or vermin are ent, it is responsibility
of the landlord to ensure that the dwelling unit and its equipment be ry condition and free of
vermin and rodent infestation. It is the responsibility of the tenan k cooperatively with the
landlord and/or extermination professional to ensure the succe ion of infestations. It
is imperative that all parties (Tenant, Landlord, and Exte i 1) work together
towards a common goal, extermination and elimination.

To assist HAGC in its goal, HAGC requests that th ing information be completed by the
landlord upon completion of treatment (within sev
treatment is necessary).

Date unit was treated:

Type of treatment provided (methods, pr

Was follow up treatment : ion Professional? If yes, provide date when

, certify that I have had the unit located

ed extermination professional in order to eliminate the presence

Landlord Signature Date
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Participant Relocation Task List

Bed bugs and vermin are difficult to contain without proper treatment. Therefore, if a participant
relocates and the proper treatment has not taken place, the beg bugs and vermin will move with
the participant in carried furniture, bedding, clothing etc. If HAGC has determined that it is
necessary and appropriate for you to locate to a new unit, HAGC requires that certain steps be
ce. To control further
relocation.

followed to ensure that the bed bugs are not transferred to the new resi
infestation, the Relocation Task List must be completed in preparatio

Relocation Task List (initial each item)

the bed until the move is complete.

Wash all clothing, toys, towels and linens in 20+ degrees) and dry in clothes
dryer on the highest heat setting for at least thirty (30) . Place clean items inside airtight
plastic storage bins or plastic garbage bags d store until relocated.

Purchase and place box spring encasements around all mattress
and box springs. The eng mattresses and box springs for at least one
year.

__ Discard of or have @ sted furniture professionally treated by a licensed exterminator.
If the participant S ep the furniture, proof of treatment must be provided. HAGC will
not relocate 1 ith infested furniture

, certify that 1 have read and
ove and have performed the items listed in the Relocation Task List.

understand the

Participant Signature Date
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ATTACHMENT IV

CODE OF CONDUCT

1 Ethical and Legal Business Practices

1.1 HAGC Ethical Standard

Employees shall conduct business according to the highest ethical
Employees shall devote their best efforts to the interests of HA:
by basic honesty and good judgment and be sensitive to other:
All duties shall be performed in a conscientious, honest, and 1
one’s own personal or private gain or advantage.

dards of public service.
ployees shall be guided
ions and interpretations.

HAGC recognizes the right of employees to enga
nature and unrelated to HAGC business. Howev
create, a conflict between the employee and HA!

e private in
ings that create, or appear to
unlawful and prohibited.

1.2 Conflicts of Interest Policy

conflict with the best interests of HAGG any situation in which their
loyalty may be divided and promptly discle e an actual or potential conflict
may exist. Business dealings that appear t
HAGC’s interests are unlawfu : y Local Government Ethics Acts. A potential
ployee is in a position to influence a decision

or the employee or an immediate relative,

e Having a financial interest in any business transaction with HAGC

« Owning or having a significant financial interest in, or other relationship with, an HAGC
competitor, customer or supplier, and

e Accepting gifts, entertainment or other benefit of more than a nominal value from an HAGC
competitor, customer or supplier.
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Anyone with a conflict of interest must disclose it to the Human Resources Director and/or
Executive Director and remove themselves from negotiations, decisions, deliberations, or votes
involving the conflict. There will be no retaliation against any party who makes a good faith
complaint concerning violations of this Code of Conduct regardless of whether it is ultimately
determined that such violations have in fact occurred. There will be no retaliation against any
party who provides information in the course of an investigation into alleged violations of this Code
of Conduct.

Any employee, officer or agent of HAGC determined to have com a violation of this Code

of Conduct shall be subject to disciplinary action, up to and includi

responsibility to HAGC or create a conflict of interest. from engaging
in outside employment activities while on the job or usi i i uipment in
the outside employment activities. The Executive tor may request employ€es to restrict
outside employment if the quality of HAGC work di ployee who holds an interest
in, or is employed by, any business doing busines ust submit a written notice of
these outside interests to the Executive Director.

1.3 Gifts Policy

Employees, shall neither, directly or ind
favors, or anything of monetary value
program landlords, applicants, tenants/particip other organizations. Employees shall not
accept any gift, favor, service of employment or anything of value which
the employee knows or has [ ieve i d to the employee with the intent to influence
the employee in the perfg

r agree to accept gratuities,
Suppliers, government officials,

Exceptions may be n3a iftg ary and lawful, are of nominal value and are
authorized in advance. may accept meals and refreshments if they are infrequent, are

HAGC clients are p d by the Federal Privacy Act and as such client records are considered
confidential unless speCttically allowed to become part of Public Records as defined by federal,
state or local government regulations and/or law. HAGC employees must comply with all
requirements of HAGC’s Data Security Policy which specifies that no HAGC employee may
disclose information to the public without appropriate signed authorization from the resident or
client. Information that pertains to HAGC’s business, including all nonpublic information
concerning HAGC, is strictly confidential and shall not be given to people who are not authorized
to receive such information.
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Employees shall protect confidential information -- which may include, for example,
client/participant lists and financial information -- by taking the following precautionary measures:

e Discuss work matters only with other HAGC employees who have a specific business
reason to know or have access to such information.

e Do not discuss work matters in public places.

e Monitor and supervise visitors to HAGC to ensure that they do not have access to
confidential information.

e Destroy hard copies of documents containing confidential inf;
archived.

« Secure confidential information in desk drawers and cabi
day.

tion that are not filed or

end of every business

HAGC collects personal information about employees relates to their e Only
people with a business-related need to know are access to this information, and the
Executive Director or the Chair of the Board of issione all authorize any release of
such information to others. Personal information, required to verify employment
or to satisfy legitimate investigatory or legal require 1 only be released to others upon
employee approval or in response to a legal subpoena.

If an employee gains access to any €onB ial i i cluding private employee

or disbursing funds shall ensure that all transactions are
ded to permit financial statements in accordance with Generally
(GAAP).

The Hatch Act, 5 U.S.C¥1501-1508 restricts the political activity of persons principally employed
by a state or local agency who work in connection with programs financed in whole or in part by
loans or grants made by the United States or a federal agency. A state or local employee covered
by the Hatch Act may not run for partisan office. However, employees may join political
organizations, so long as they maintain a clear separation between their official responsibilities
and their political affiliations. Employees are prohibited from engaging in political activities while
performing their public duties and from using HAGC time, supplies or equipment in any political
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activity. Any violation of this policy shall be reported to the employee’s supervisor, Human
Resources Director, or Executive Director or designee.

1.7  Employee Records

An employee’s personnel file consists of the employee’s employment application, withholding
forms, reference checks, emergency information and any performance appraisals, or other
appropriate employment-related documents.

esource Director of any
dependents, military

It is the employee’s responsibility to notify Payroll or the Hu
changes in name, address, telephone number, marital status,

Personnel files are confidential records that shall be sec hall only be
available to authorized managerial and supervisory p is. Records
relating to any medical condition shall be maintaing
medical records shall be protected from unauthori

Upon request, employees may review their own perso s at a mutually agreeable time on
HAGC’s premises in the presence of the H 1 or a designated supervisor. The
employee shall be entitled to review an ]
employment, promotion or wage increal
Employees shall not remove any documents ile. Employees are permitted to
have a copy of any document contained in Employees may add to their
personnel file a rebuttal to any di document contained in their personnel file.

d for disciplinary purposes.

with applicab ;

To HAGC’s agents and attorneys, when necessary;

In a lawsuit, administrative proceeding, grievance, or arbitration in which the employee
and HAGC are parties;

In a workers’ compensation proceeding;

To administer benefit plans;

To an authorized health care provider;

To first aid or safety personnel, when necessary; and

To a potential future employer or other authorized person requesting a verification of
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employment.

1.8  Nepotism Policy

The employment of more than one member of the same family shall be avoided insofar as
possible. No person should be hired as a regular or temporary employee if that appointment
would violate any provision of this nepotism policy, or unless the appointment is otherwise
permitted by the New Jersey Department of Personnel Rules and Reg ns. No member of the
immediate family of a Commissioner shall be hired or be in a positio supervision over another
member of the same family.

For purposes of this policy, the term “immediate family” shal r significant other,
child, parent, stepchild, sibling, grandparents, daughter-in- children, niece,
nephew, uncle, aunt, or any person related by blood employee’s
household.

This nepotism policy shall not deprive any employ: ional right in normal career
development, nor change the existing status of an emp
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ATTACHMENT V

Live-In Aide Policy

A live-in aide is defined as a person approved by the Housing Authority of Gloucester County
(HAGC) who resides in the unit to care for a “family member” who is disabled or at least fifty (50)
years of age and who: (1) Is determined to be essential to the care and well-being of the person(s);
(2) Is not obligated for support of the person(s); and (3) Who would not ving in the unit except
to provide necessary support services.

HAGC will verify the need for a reasonable accommodation aide. Verification is
required to prove that the requested accommodation is necess
relationship between the requested accommodation and thei

verified at intake and during the participant’s reexaminati

aides will be
is needed.

disability.
so long as a live-in

Once determined eligible for the reasonable acc a live-in aide, HAGC will
determine whether the specific individual identifie as an aide is eligible by:

(1) disapprove a particular person as
a live-in aide if s/he has: (a) committed er corrupt or criminal act in
connection with any federal housing p a related criminal activity or
violent criminal activity; (c) currently owes fie t punts to HAGC or to another PHA in

obligations under the program as published gt 74 C.F.R. §982.551; (e) been convicted of
manufacturing or producing me i e premises of an assisted housing project; (f)
been evicted from any fede program for any reason; (g) been identified
is not qualified to provide the needed care.

(2) t bligated for support of the person(s), and would
not be living in the unit e provide necessary support services. While a relative or family
member is not ay ded as an eligible live-in aide, the requested live-in aide must
meet the aboy ing household member does not qualify as a live-in aide. In
order to s , the household and the requested aide must certify and
provide g

1 alified to provide the needed care.

i s not part of the household prior to receiving program assistance.

The aide andthe participant will maintain separate finances.
v.  The live-in aide shall not contribute to the household finances, pay for household bills
or expenses or maintain household utilities in their name.

In the event of moves, termination or death of the participant, Live-in aides will not be considered
as a remaining member of the tenant family. Because a live-in aide only lives in the unit for the
purposes of providing services for a person with a disability, the aide has no right to continuing
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living in the unit if the person with disabilities moves out or if the person with disabilities no longer
is eligible for the aide. The live-in aide has no rights to the voucher (if applicable). The line-in
aides family members will not reside in the unit, unless approved by HAGC. HUD Regulations
require HAGC to include any approved live-in aide when determining the family unit size. The
income of an approved line-in aide is excluded when calculating a household’s income. In
accordance with HUD regulations, HAGC will determine if any out-of-pocket expenses related to
disability assistance and medical needs related to payment of a live-in aide qualify as allowable
deductions. Occasional, intermittent, multiple, or rotating care givers cally do not meet the
definition of a live-in aide. In properties owned and managed by H , a live-in aide must also
sign a Live-In Aide Lease Addendum.

Q
v
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Certification for Live-In Aide

HUD regulations (24 C.F.R. §5.403) define a live-in aide as 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 person(s);
2. Is not obligated for the support of the person(s); and

3. Would not be living in the assisted housing unit except to provid
services.

necessary supportive

I certify that:
(Name of participant)

I have selected

The live-in aide is qualified to provide the needed ¢

The live-in aide was not part of the household prior ivifig'program assistance.

lives in the unit for the C s'services for a person w1th a disability, the aide has
no right to continuing livi ' un1t if the person with disabilities moves out or if the person
with disabilities 1@ for the aide. I understand that any misrepresentation on this
g, process to approve a live-in aide is considered fraud and
d/or termination and requirement to repay HAGC any

Participant Sig
Date of Signature

Live-in Aide Name
Live-in Aide Signature
Date of Signature

! Near-elderly family means a family whose head, spouse, or sole member is a person who is at least fifty (50) years of age but
below the age of sixty-two (62); or two (2) or more persons, who are at least fifty (50) years of age but below the age of sixty-two
(62), living together; or one or more persons who are at least fifty (50) years of age but below the age of sixty-two (62) living with
one or more live-in aides.
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ATTACHMENT VI

Housing Authority of Gloucester County

EQUAL HOUSING OPPORTUNITY AND AFFIRMATIVELY FURTHERING FAIR
HOUSING POLICY

A. NONDISCRIMINATION POLICY

Federal laws require the Housing Authority of Gloucester Co
tenants, and participant families equally, providing the s
family characteristics and background. Federal law prohibi
of race, color, religion, sex, national origin, age, fa
gender identity, and marital status. HAGC will co
nondiscrimination laws, and with rules and r
opportunity in housing and employment, including b

treat all applicants,
ice, regardless of
1scrimination in h on the basis
status, disability, sexti@l orientation,
all federal, state, and local
ing fair housing and equal
d to:

e quality of

o Title VI of the Civil Rights Act of 1964, which forb1
color, religion, national origin or

o Title VIII of the Civil Rights Act e 1974 HCDA and the Fair
Housing Amendments Act of 1988), ’ ion against discrimination based
on disability and familial status, and sf gut'forms of prohibited discrimination.

o Executive Order 11063

rimination on the basis of race,

e Section 504 of the Reg /3, which describes specific housing rights of
persons with disabi
e The Age Discrin tablishes certain rights of the elderly.

to provide individt ith’disabilities with access to its programs, services and activities
including, common 2 and public spaces.

5 ag in HUD Programs Regardless of Sexual Orientation or
ished in the Federal Register February 3, 2012, and further

014-20:.
»men Act of 2013 (VAWA).

HAGC shall not discriminate on the basis of any protected class in the leasing, rental, occupancy,
use, or other disposition of housing or related facilities. HAGC shall not, on account of any
protected class:

1. Deny anyone the opportunity to apply for housing (when the waiting list is open), nor deny
to any qualified applicant the opportunity to lease housing suitable to its needs;

2. Provide anyone housing that is different (of lower quality) from that provided to others;
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3. Subject anyone to segregation or disparate treatment;

4. Restrict anyone’s access to any benefit enjoyed by others in connection with the housing
program;

5. Treat anyone differently in determining eligibility or other requirements for admission;

6. Deny anyone access to the same level of services; or

7. Deny anyone the opportunity to participate in a planna
integral part of the housing program.

isory group that is an

HAGC shall not automatically deny admission to othe i i use of their
membership in some group to which negative beh imputed (e.g., ¥amilies with
children born to unmarried parents or families wh
applicant who is a member of a particular group
her attributes and behavior.

HAGC will correct situations or procedur equal housing opportunity for
all to permit people with disabilities to ta housing programs and non-

housing programs, in accordance with S ousing Amendments Act of
1988.

HAGC will take affirmative stg ith people who need services or information

in a language other than English Th¢ e referred to as persons with Limited English
Proficiency (LEP). LEP p who do not speak English as their primary
language and who havg i 0 Ied , speak or understand English.

Census Tract #

1. 5015
2. 5011
3. 5006
4. Elk (Twp.) 5019
5. Franklin (Twp.) 5017
6. Glassboro (Boro.) 5014
7. Greenwich (Twp.) 5005
8. Harrison (Twp.) 5020
9. Logan (Twp.) 5024
10. Mantua (Twp.) 5007
11. Monroe (Twp.) 5016.01,5016.02
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12. National Park (Boro.) 5003
13. Paulsboro (Boro.) 5004
14. Swedesboro (Boro.) 5023
15. Washington (Twp.) 5012
16. West Deptford (Twp.) 5002
17. Westville (Boro.) 5001
18. Woodbury (City) 5010
19. Woodbury Heights (Boro.) 5009
20. Woolwich (Twp.) 5022

C. AFFIRMATIVE MARKETING/OUTREACH TO FE

which are least likely to apply to the housi
and updated every five (5) years.

cate that the family is, in fact, eligible. Applicant preferences vary
by housing progra clearly specified within the applicable governing policy for each

program.

When the Executive Director determines that the waiting lists contain an adequate pool for use of
available program funding, HAGC may stop accepting new applications and close the waiting lists.
When the waiting list is closed, HAGC will not maintain a list of individuals who wish to be
notified when the waiting list is re-opened.
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While the family is on the waiting list, the family must report to HAGC changes in family size or
composition, preference status, contact information, including current residence, mailing address,
income and phone number. All changes must be reported in writing within fourteen (14) calendar
days of the change. Failure to keep HAGC informed of all changes of address will prevent HAGC
from contacting an applicant and leaves HAGC no alternative but to remove the applicant from
the waiting list. In the event this happens, the applicant has thirty (30) days to request an Informal
Hearing, failure to do so makes it necessary for the applicant to file a new application.

As conditions may require, HAGC will post notices of housi
neighborhoods or developments to encourage fuller participati
announcements of availability to encourage applications for asgi

vailability in particular
AGC may issue public
GC will monitor the
ease the outreach

the situation, include the following:

1. Review marketing and advertising materials iance with Fair Housing laws
and requirements.

2. Distribute marketing materials and make same av on HAGC’s website, all of which
contain the Equal Opportunity la ersons who made an inquiry
regarding housing assistance. D social services offices, and

other places of public interest.

rities, persons with disabilities and very low-income families are
direct personal contact and direct mail to various

assistance.

7. Special outreach to groups that are the least likely to apply, as determined by any applicable
or required Affirmative Fair Housing Marketing Plan, include direct personal contact and
direct mail to community service providers to encourage members of the identified groups
that participate with the service providers in other activities to register for housing
assistance with HAGC.
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8. As determined by any applicable Affirmative Fair Housing Marketing Plan, it has been the
experience of HAGC and is anticipated in the future that a sufficient number of residents
within the Operating Jurisdiction will register for assistance. Accordingly, no special
outreach for residents within the Operating Jurisdiction will be undertaken. The Supervisor
of the Intake Department shall review/monitor the waiting list monthly. Should the
circumstances change, special outreach services will be performed to reach residents within
the Operating Jurisdiction.

9. Maintain training and resource material for all HAGC
administration and conduct and/or make available regular t
rights compliance.

f involved in program
on fair housing and civil

D. OUTREACH TO OWNERS AND PROMOTI
FOR FAMILIES OUTSIDE AREAS OF
CONCENTRATION FOR THE SECTION 8 PRO

HAGC continuously markets program utilization

income and minority concentration, as determined data. The history of HAGC has

proven that personal contact by staff results in the most ingful marketing efforts. Further,
staff involvement in community and coun s strengthen and develop new
connections with perspective owners. A e is available on HAGC’s
website which provides owners with info operation of the program, required

forms and resources for ease of participation ¢ ; able to owners, communicating
by phone, email and in person to answer que ] i

Social Serve, Apartmeng
available units. At the ti 1AGC provides guidance to voucher holders
on the availability of ¥ i ith vacancies in areas that meet the voucher
holder’s needs for school, @ ent, chlldcare availability, shopping and public transportation.

Effective 2018, i pg Small Area Fair Market Rents (SAFMRs) to determine the
payment stan 3 Housing Choice Voucher Program. The zip-code based
payment s d rent for each zip-code, allow HCV families to rent units
in highe her cost rents. The SAFMRs allow families to choose a unit across

and minority concen and market the program to owners include the following:

1. Provide one on one orientation with owners of new complexes/properties or new owners
of existing complexes/properties.

2. Address various landlord groups, prospective real estate investors, and those who attend
community meetings.
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3. Provide prospective clients during the Tenant Briefing Program a list of currently
participating property owners.

4. At the time of issuance, and as part of continued counseling provided to assisted tenants,
HAGC staff help clients to determine the type of area, location, and special location needs
of the family, and advise clients of available units in such areas. Special needs may include
schools, location of employment, childcare center, shopping, and public transportation.

items and information
information regarding
remotely, documents

5. The family will be supplied a briefing packet containin
specified in 24 C.F.R. §982.301(b) which shall
discrimination in housing. In the event the oral briefing i

6. HAGC will review the Section 8 Payment Sta the rents are

affordable to extremely low-income famili i f low income and minority
e SAFMR Rule. HAGC will
consider and establish Payment Standards in ac ith funding levels and budgetary

constraints.

E. OPERATIONS

Civil Rights laws.
done if they belie

5. In accordance with its Language Assistance Plan, HAGC will take affirmative steps to
communicate with people who need services or information in languages other than
English. At this time, English is the predominant language.

6. For more information regarding the operating policies of HAGC, specifically accepting
and processing applications, preferences, the organization of the waiting lists, and assisting
a family that claims illegal discrimination, please refer to the Section 8 Administrative
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Plan, the Public Housing Admissions and Continued Occupancy Policy, and the individual
management plans as applicable. These policies shall be incorporated into this Equal
Housing Opportunity Policy by reference.

7. HAGC does not intend to subcontract with a fair housing organization.

8. HAGC will maintain all records, which include relevant newspaper advertisements, pre-
applications, application files, client files, contacts made with v s agencies/community

10. HAGC shall provide appropriate staff trainin
Act.

11. HAGC shall update and review policies in ai with the provisions of the Fair
Housing Act.

12. HAGC shall recruit landlords and

F.

hat any family member has been discriminated against by HAGC,
. HUD requires HAGC to make every reasonable attempt to
determine whe icant or tenant family’s assertions have merit and take any warranted
corrective action < B ill assist any family that believes they have suffered illegal
discrimination by prd 1g them copies of the appropriate housing discrimination forms. HAGC
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.

Upon receipt of a housing discrimination complaint, HAGC is required to: Provide written notice
of the complaint to those alleged and inform the complainant that such notice was made;
Investigate the allegations and provide the complainant and those alleged with findings and either
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a proposed corrective action or an explanation of why corrective action is not warranted and keep
a record of all complaints, investigations, notices, and corrective actions.

People who believe they have experienced discrimination may file a complaint by contacting
HUD’s Office of Fair Housing and Equal Opportunity at (800) 669-9777 (voice) or (800) 927-
9275 (TTY). Housing discrimination complaints may also be filed by going to
www.hud.gov/fairhousing.

?{(’\
Q&
Q
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Article I. General Provisions

Section 1.01 Program Objectives and Description

The objective of the Housing Authority of Gloucester County’s (HAGC) Public Housing Program
(“Program™) is to house extremely low, very low, and low-income families in decent, safe, and
sanitary housing owned and managed by HAGC. The Program is intended to promote an
environment for such lower income families, which is conducive to h ul living and is based
on nondiscrimination on the basis of race, color, national origin, ex (which shall include
sexual orientation and gender identity), disability, religion or fami

concentrates the elderly in a multifamily setting, while sc i ili their subsidy is
“invisible” and the families can fully immerse within the with all the

legal and management responsibilities of a landlord 1 Program in

accordance with HUD regulations and this Policy.

A description of each project and their respective loca
Project 204-1 — This project consists of a total of 62 scatt e single family homes of which
6 are two bedroom, 46 are three bed€og m units. These homes are
widely scattered throughout Glouceste g.homes“are located in middle income

neighborhoods where households large
significant concentrations of poverty.

Park Apartments, is a multifamily dwelling
eference for the elderly, near elderly and

abled families. One of the units is reserved for a resident

polices used to ca e Program in accordance with federal law and regulations, and the
Department of Housing and Urban Development (HUD) regulations. If there is any conflict
between this Policy and such laws or regulations, such laws and regulations shall prevail. All issues
related to public housing not addressed in this Policy are governed by applicable federal, state and
local law and regulations. This Policy is designed to ensure compliance with the Consolidated
Annual Contributions Contract and HUD-approved applications for Program funding. This Policy
is approved by the HAGC Board of Commissioners. HAGC will revise this Policy as needed to
comply with changes in federal law and regulations, and HUD regulations.
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Section 1.03 Extenuating Circumstances

The following conditions are recognized by HAGC as extenuating circumstances that may affect
HAGC’s administration of the Program: domestic violence; a catastrophe such as a fire, flood or
other act of nature; or a risk of violence against a household member as a reprisal for providing
information to a law enforcement agency, or because of his or her race, color, religion, sex, national
origin, handicap, or familial status. Further, on a case-by-case basis, HAGC may consider an
exception to one of its standard policies if there is evidence o ufficient extenuating
circumstance.

Section 1.04 File Maintenance

In order to demonstrate compliance with HUD and ot i s, HAGC will
maintain records, reports, and other documentation for is 1
requirements and in a manner that will allow an audit ousing professional, or other interested
party to follow, monitor, and or assess HAGC i dures objectively and with
accuracy and in accordance with such regulations? ins an electronic file for each
applicant and tenant. The electronic file shall be consi tficial file. HAGC also maintains
a paper file, the purpose of which is to support the elect ile. All applicants and tenants, or
their representatives, requesting to revie ds shall be provided with an
electronic copy of the official, electronic

Section 1.05 Privacy Rights
Applicant and participant famild

HUD 9886 Authorization fg
Federal Privacy Act State

ts in their households, are required to sign the
n annually. This document incorporates the

form as required for v¢ ati carding release of information is in accordance
with state and local laws thatmdy restrict the release of family information.

subject to a separate approval process and may be revised or
out revising this Plan. If HAGC revises or replaces any HAGC
an attachment to this Plan, upon approval of such revised or

upon approval by HAGC, and HUD if applicable, of the revised or replacement policy or
form.

B. HUD Forms. HUD forms that are attachments to this Plan are independent of this Plan and
may be revised or replaced by HUD without revising this Plan. If HUD revises or replaces
any HUD forms that are attachments to this Plan, upon approval of such revised or
replacement forms by HUD, the applicable attachment hereto shall be replaced with the
approved, revised or replacement HUD form and shall be effective upon approval by HUD
of the revised or replacement form. HUD forms may be used after the expiration date

5
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identified on the HUD form if no successor revised or replacement form has been approved
by HUD.

Section 1.07 Housing Opportunity Through Modernization Act (HOTMA)

All provisions of the Housing Opportunity through Modernization Act shall be fully implemented
by January 1, 2025.

Section 1.08 Definitions

A. Adjusted Annual Income: Adjusted Annual Income is an wcome after deductions

for specific allowances, on which the tenant rent is ba;

B. Annual Income: Annual Income shall be calcula i .R. 5.609.

C. Applicant (Applicant Family): A person or ng all Household members
that has applied for admission to the Progra a participant in the Program

D. Child Care Expenses: Amounts ant1c1pated to be p the Family for the care of children
under thirteen (13) years of age d : Annual Income is computed,
but only where such care is necessaty % i 1 to be gainfully employed,
to seek employment, or to further i s, The amount deducted shall reflect

reasonable charges for child care, child care necessary to permit

will be con51dered a member of the family, if they live with the
mily fifty percent (50%) or more of the time. When more than

e able to claim the dependents. If there is a dispute about which
em, HAGC will make the determination based on available

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.

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:

1. Inability to engage in any substantial gainful activity by reason of any medically
6
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determinable physical or mental impairment which can be expected to last for a
continuous period of not less than twelve (12) months; or

2. Inthe case of an individual who has reached age fifty-five (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 previqusly engaged with some
regularity and over a substantial period of time.

Section 102(5) of the Developmental Disabilities Servi d Facilities Construction

Amendments of 1970 defines disability as:

..... a disability attributable to mental retardation sy, or another
neurological condition of an individual found b ucation and
Welfare to be closely related to mental retard or to require treatment Stmilar to that
required by mentally retarded individua lity originates before such
individual attains age eighteen (18), which i or can be expected to continue

indefinitely, and which constitutes a substantia to that individual.

ose sole member, is a person
been extensively damaged
ally recognized pursuant to

displaced by governmental actio
or destroyed as a result of a disaste
federal disaster relief laws.

orientation, gender identity, or marital status:

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;
7
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4. A disabled family;

5. A displaced family; and

6. The remaining member of a tenant family.

L. Foster Children and Foster Adults: Foster children and foster a
applicant or participant family are considered household me
The income of foster children/adults is not counted in fa
children/adults do not qualify for a dependent deductio

that are living with an
ut not family members.
nnual income and foster

load that is co ed full-time for
educational institu tended. An
ol, as well as an institufion offering a

M. Full-Time Student: A person who is carrying a subj
day students under the standards and practices o
educational institution includes a vocational
college diploma.

N. Guest: A guest is defined as a person tempora
tenant or other member of the household who has ¢
on behalf of the tenant. The lease must provide that th
and occupancy of the leased unit

¢ in the unit with the consent of a
or implied authority to so consent
t has the right to exclusive use

the unit in accordance with the lea aable accommodation of their guests.
The head of household is responsiblg of Wisitors and guests, inside the unit
as well as anywhere on or near HAGC psemiises. A guest can remain in the unit no longer
than fourteen (14) day i th period. A family may request an exception

relative recovering from a medical procedure

¢ not 1ncluded as a family member because they live outside of
pre than fifty percent (50%) of the time, are not subject to the

thorized occupants. In addition, guests who remain in the unit
e limit will be considered to be unauthorized occupants, and their
dlation of the lease.

P. Head of Household: The adult family member who is head of household for purposes of
determining income eligibility and rent. The head of household is responsible for ensuring
that the family fulfills all of its responsibilities under the Program, alone or in conjunction
with a co-head or spouse. The family may designate any qualified family member as the
head of household. The head of household must have the legal capacity to enter into a lease
under state and local law. A minor who is emancipated under state law may be designated
as head of household.

8
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Q.

Household: Household is a broader term than family that includes additional people who,
with HAGC’s permission, live in a public housing unit, such as live-in aides, foster
children, and foster adults.

HUD: The U.S. Department of Housing and Urban Development.

Ineligible Noncitizens: Those noncitizens who do not wish to contend their immigration
status are required to have their names listed on a noncontendi mily members listing,
signed by the head, spouse, or cohead (regardless of citize status), indicating their
ineligible immigration status. HAGC is not required to veri mily member’s ineligible
status and is not required to report an individual’s unl ce in the U.S. to the

United States Citizenship and Immigration Servi roviding housing
assistance to noncitizen students is prohibited [24 . 5. . ibition extends
to the noncitizen spouse of a noncitizen stu i ildren who
accompany or follow to join the noncitizen s

Live-In Aide: See HAGC’s Live-In Aide Policy
definition of Live-In Aide.

Lower Income Family: A family
median income for the area as dete

but are not limited to: services of physicians and other health
s of health care facilities, health insurance premiums (including

HAGC for the purpose of determining a deduction from income,
st be verifiable.

abled families without work-related disability expenses: The amount
of the de shall equal total medical expenses less three percent (3%) of annual

income.

2. For elderly or disabled families with both work-related disability expenses and medical
expenses: the amount of the deduction is calculated as described in Subsection NN.

. Mixed Families: A family is eligible for admission as long as at least one member is a

citizen, national, or eligible noncitizen. Families that include eligible and ineligible
individuals are considered mixed families. Such families will be given notice that their
assistance will be prorated, and that they may request a hearing if they contest this

9
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determination.

X. Monthly Adjusted Income: One twelfth (1/12) of Adjusted Income.

Y. Monthly Income: One twelfth (1/12) of Annual Income.

Z. Near-Elderly Family: A near-elderly family means a family whosg head, co-head, spouse,

ars of age, but below the
ho are at least fifty (50)

AA. Net Family Assets: Value of equity in real prop i nds, and other
forms of capital investment, excluding interest i ding equity
accounts in HUD Homeownership program of personal
property such as furniture and automobil ed. (In cases where a trust

fund has been established and the trust is y, or under the control of, any
member of the Family or household, the valu st fund will not be considered an
asset so long as the fund continues to be held n Any income distributed from the
trust fund shall be counted whende me).

The determination of Net Family % de the value of any assets disposed of
value’ (including a disposition in trust,

but not in a foreclosure or bankrupt@yisal€) during the two (2) years preceding the date
b amination, as applicable, in excess of the

e of a disposition as part of a separation or
e considered to be for less consideration not

BB. i i ] e following Gloucester County communities participating in

(Twp.), West Deptford (Twp.), Westville (Boro.), Woodbury
hts (Boro.) and Woolwich (Twp.).

CC. iblic Housing Program.

DD. Public Hou Agency (PHA): Any state, county, municipality or other governmental

entity or publi€ 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.

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

FF. Spouse, Cohead, and Other Adult: A family may have a spouse or cohead, but not both.
Spouse means the marriage partner of the head of household. A cohead is an individual
in the household who is equally responsible with the head of household for ensuring that

10
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the family fulfills all its responsibilities under the Program, but who is not a spouse. A
family can have only one cohead. Other adult means a family member, other than the
head, spouse, or cohead, who is eighteen (18) years of age or older. Foster adults and
live-in aides are not considered other adults.

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

the Utility Allowance.
HH. Total Tenant Payment: The monthly amount i e with federal
regulations Total Tenant Payment shall be the i nded to the

nearest dollar:

1. Thirty percent (30%) of monthly Inco

3. If the family received Welfa ? agency and a part of such
payments, adjusted in accorda i i housing costs is specifically
designated by such agency to m y ng costs, the monthly port1on of

reduced from the standa pplying a percentage, the amount calculated
shall be the amouut rest , pplication of the percentage; or

II. ilities: Cr, €le (heating, refrigeration and cooking fuels, trash

JI. pof utilities (except telephone) and other essential housing
| unit is not included in the Tenant Rent, but is the responsibility
o the unit, an amount equal to the estimate made or approved by

¢ monthly cost of a reasonable consumption of such utilities and

KK. 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.

LL. Very Low-Income Family: A Lower Income Family whose annual income does not
exceed fifty percent (50%) 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 fifty percent (50%) 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

11
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incomes.

MM. Veteran: A person who has served in the active military service of the United States

00.

(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.

1duals, based on need,
y federal, state or local

Welfare Assistance: Welfare or other payments to families or j
that are made under programs funded, separately or join
governments.

Work-Related Disability Expenses: A deduction i amounts paid for

attendant care or auxiliary apparatus expenses for i isabilities where
such expenses are necessary to permit a fa e disabled
member, to be employed. In no event ma exceed the
employment income earned by the fami ed to work. Equipment and

auxiliary apparatus may include but are n

for the visually impaired, and equipment a s and vans to permit their use by

e the annualized cost differential

For non-elderly families and eldeti ilies without medical expenses: the
amount of the deduction equals t [ pursed expenses for work-related

exceed the emp income earned) PLUS medical expenses as defined herein.

12
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Article II. Fair Housing & Equal Opportunity

Section 2.01 Non-Discrimination

Federal laws require HAGC to treat all applicants and tenants equally, providing the same quality
of service, regardless of family characteristics and background. Federal law prohibits
discrimination in housing on the basis of race, color, religion, sex, natignal origin, age, familial
status, and disability. In addition, HUD regulations provide for additi protections regarding
sexual orientation, gender identity, and marital status. HAGC will ly fully with all federal,
state, and local nondiscrimination laws, and with rules and regulatj overning fair housing and
equal opportunity in housing and employment, including but no, .

e Title VI of the Civil Rights Act of 1964, whic ids discrimi on the basis of
race, color, religion, national origin or sex;

e Title VIII of the Civil Rights Act of 1968
Housing Amendments Act of 1988), w
based on disability and familial status, a

e Executive Order 11063;

e Section 504 of the Rehabilitation Act of 1973,
of persons with disabilities;

the 1974 HCDA and the Fair
ection against discrimination
s of prohibited discrimination;

describes specific housing rights

The Age Discrimination Act 0 rtain rights of the elderly;
e Title IT of the Americans with 990 (ADA) which requires that
HAGC provide individuals with ess to its programs, services and

activities including, common areas‘and‘pu hc spaces;
e The Equal Acces ng i rograms Regardless of Sexual Orientation or
the Federal Register February 3, 2012 and

ental, oCCupancy, use, or other disposition of housing or related
part of a development under HAGC’s jurisdiction covered by a

disability: (a) deny the opportunity to apply for housing (when the waiting list is open),
nor deny to any qualified applicant the opportunity to lease housing suitable to its needs; (b)
provide anyone housing that is different (of lower quality) from that provided to others; (c) subject
anyone to segregation or disparate treatment; (d) restrict anyone’s access to any benefit enjoyed
by others in connection with the Program; (e) treat anyone differently in determining eligibility
or other requirements for admission; (f) deny anyone access to the same level of services; or (g)
deny anyone the opportunity to participate in a planning or advisory group that is an integral part
of the Program.

HAGC shall not automatically deny admission to otherwise qualified applicants because of the
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applicants membership in some group to which negative behavior may be imputed (e.g., families
with children born to unmarried parents or families whose head or spouse is a student). Instead,
each applicant who is a member of a particular group will be treated as an individual based on his
or her attributes and behavior.

HAGC will correct situations or procedures that create a barrier to equal housing opportunity for
all to permit people with disabilities to take full advantage of the Program and non-housing
programs, in accordance with Section 504, and the Fair Housing Am ents Act of 1988 (see
Section 2.03 of this Policy).

Section 2.02 Assistance for Applicant/Tenant Claiming U

HAGC is committed to full compliance with applicable 1 C will provide
federal/state/local information to applicants/tenants of t ination and

applicant/tenant should advise HAGC. HUD requi
determine whether the applicant/tenant’s assertions ha nd take any warranted corrective
action. HAGC will assist any applicant/tenant tha icves they have suffered illegal
discrimination by providing them copies ofgsthe appropriate h discrimination forms. HAGC

he complainant that such notice was made;
investigate the allegations 3 ant and those alleged with findings and either

Applicants/tenants who be
contacting HUD,

1y have experienced discrimination may file a complaint by
ousing and Equal Opportunity (FHEO) at (800) 669-9777

to, or by 903.
I or regular mail to New York Regional Office of FHEO, U.S.
an Development, 26 Federal Plaza, New York, NY 10278.

HAGC is committed t@'ensuring that the policies and procedures of the Program and HAGC
services do not deny individuals with disabilities the opportunity to participate in, or benefit from,
the Program and HAGC services. HAGC is also committed to ensuring that its policies and
procedures do not otherwise discriminate, on the basis of disability, in connection with the
operation of the Program and HAGC services. A reasonable accommodation is a change,
modification, alteration or adaptation in policy, procedure, practice or program that provides a
qualified individual with a disability the opportunity to participate in or benefit from the Program
and HAGC services.

14
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A. Definitions

An individual with a disability or handicap, as defined by the Fair Housing Act, is an
individual who has a physical or mental impairment that substantially limits one or more
major life activities, has a record of such impairment, or is regarded as having such an
impairment. As used in this definition, the phrase “physical or mental impairment”
includes:

1. Any physiological disorder or condition, cosmetic disfi ent, or anatomical loss
affecting one or more of the following body systems: logical; musculoskeletal;
special sense organs; respiratory, including ans; cardiovascular;
reproductive; digestive; genito-urinary; hemic and and endocrine; or

ited to, such diseases and
impairments, cerebral palsy,
clerosis, cancer, heart disease,
ion, mental retardation, emotional

conditions as orthopedic, visual, spee
autism, epilepsy, muscular dystrophy,

“Major life activities” means functi@ one’s self, performing manual
tasks, walking, seeing, hearing, spead eathmg, learning and working. 24 C.F.R.
§100.201.

The definition of disabili i urrent users of illegal controlled substances,
individuals whg 3 giiferes wi

disability whose
threat can be con th a reasonable accommodation, juvenile offenders and sex
offenders b i tatus are not individuals with disabilities protected by the Fair

e Accommodation

bility may request a reasonable accommodation from HAGC at
l, or another person identified by the individual, should request a
odation(s) by submitting a completed HAGC Reasonable
quest Form to HAGC’s Reasonable Accommodation Coordinator. The
individual must €xplain what type of accommodation is required to provide the individual
with a disability full access to the Program and HAGC’s services. Reasonable
accommodation methods or actions that may be appropriate for a particular individual may
be found to be inappropriate for another individual. The decision to approve or deny a
request for a reasonable accommodation is made on a case-by-case basis and takes into
consideration the needs of the individual as well as the applicable law (see Subsection D
below).

15
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C. Verification of Reasonable Accommodation Request

Before providing an accommodation, HAGC must determine that the individual meets the
definition of an individual with a disability, and that the individual needs the specific
accommodation due to their disability and the accommodation is required for the individual
to have equal access to the Program and HAGC services. HAGC will request third-party
verification to support the need for a reasonable accommodation. Third-party verification
must be obtained from a Licensed Health Care Professional. icensed Health Care

assistant, nurse practitioner, or nurse. HAGC must re only information that is
necessary to evaluate the disability-related need for the ation. HAGC will not

inquire about the nature or extent of any disability. I AGC does receive
confidential information about an individual’s specific t, or the nature
or severity of the disability, HAGC will properly sonal health
information. In addition, HAGC may reque individual’s

AGC, and if the need for the
n, no further verification of the

individual’s disability is obvious, or othe
requested accommodation is also readily app
disability will be required.

D. Denial of Request for Reasonabl

HAGC can deny a request for a reasg
or on behalf of an individual with a @
the accommodation. Fuutle accommodation can be denied if one of the
following would occiit’a savi on of state and/or federal law; a fundamental

an alternative acCOmROg effectively address the individual’s disability-
ating a state and/or federal law, a fundamental alteration of the

HAGC will take aff ¢ steps to communicate with people who need services or information
in languages other than*English. These persons are referred to as persons with Limited English
Proficiency (LEP). An LEP person is defined as a person who does not speak English as their
primary language and who have limited ability to read, write or understand English. HAGC’s goal
is to ensure meaningful access by the LEP person to critical services while not imposing undue
burdens on HAGC. In order to determine the level of access needed by LEP persons, HAGC will
act in accordance with HAGC’s Language Assistance Plan and balance the following four (4)
factors. Balancing these four factors will ensure meaningful access by LEP persons to critical
services while not imposing undue burdens on HAGC.
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A. The number or proportion of LEP persons eligible to be served or likely to be encountered
by the Program;

B. The frequency with which LEP persons come into contact with the Program;

C. The nature and importance of the activity or service provided by the Program to people’s
lives; and

D. The resources available to HAGC and costs. &

17
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Article III.  Program Eligibility

Section 3.01 Receipt and Initial Processing of Pre-Applications

HAGC will receive and process applications in a way that treats all applicants fairly and
consistently. At the discretion of the Executive Director, HAGC will accept pre-applications for
assistance on an as needed basis between 8:00 a.m. and 5:00 p.m. on regular business days. The
Executive Director will review the waiting lists and determine wheth e-applications will be
accepted and the length of time to accept pre-applications. The pre- cations may be received
by mail, through HAGC’s website, www.hagc.org or in pers the following properties
owned/managed by HAGC:

HAGC — Administrative Office
100 Pop Moylan Blvd., Deptford, NJ 080,
Carino Park Apartments
100 Chestnut Street, Williamstown,
Colonial Park Apartments
401 S. Evergreen Avenue, Woodbury,
Nancy J. Elkis Seniors Housing
100 Pop Moylan Blvd., Deg
Shepherd’s Farm Senior Housi
981 Grove Road, West Dep

ord, NJ 08096

receipt by HAGC. i Sihiot contain sufficient information to make a
preliminary determinatiQ i :

irmation of receipt of their pre-applications after their names are
e information on the pre-application shows the applicant to be
ation letter will state the reasons for the determination of
icant the opportunity for an informal hearing/review as well as
information on ho argnge for the informal hearing/review.

HAGC will take steps to ensure that the application process is accessible to those people who
might have difficulty complying with the standard application process. This may include people
with disabilities or persons with Limited English Proficiencies. HAGC will consider requests for
Reasonable Accommodations to the needs of individuals with disabilities and reasonable steps to
ensure equal access for LEP persons. HAGC shall act in accordance with its Language Assistance
Plan
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Section 3.02 Organization and Selection from Waiting List

Applicants for whom the waiting list is open must be placed on the waiting list unless HAGC
determines the family to be ineligible. Where the family is determined to be ineligible, HAGC
must notify the family in writing. All applicants will be placed on the waiting list based on the date
and time of application with consideration for any applicable preference. There will be one waiting
list maintained for each bedroom size (one bedroom through four (4) bedrooms). HAGC will
assign families on the waiting list according to the bedroom size for a family qualifies as
established in its occupancy standards.

The waiting lists will be assembled in sequential order by d
applicable preference with annual income and any special
indicated. Placement on the waiting list does not indicate
admission. Families are selected from the waiting list
and entitlement to applicable preferences.

e of registration, and
arrier free access)
ct, eligible for
application

t the family 1S5
ding to date and t1

Section 3.03 Preferences
Applicants with the highest number of preferences shal

waiting list. When selecting applications
the targeting requirements as fully descri

iven priority in selection from the

HAGC shall send interview letters to applice
time of registration. Those applicants who art d to preferences as described below shall be

who do not meet the criteria to qualify for a

preference.
Information provided tg a preférence must be verified by HAGC pursuant to
Article VI of this Poli P tied durmg the pre- apphcatlon process, except

administered by HAGC, where an open waiting list for housing
e such a list is opened or reopened in the future to accept additional
eference must be created for veterans and surviving spouses. For

for veterans and surviving spouses. These preferences shall take priority over all other
preferences. Within the preference for veterans and surviving spouses, HAGC shall
provide a priority to applicants in the following order:

(a) Veterans who are both homeless and disabled (eligible applicants will be awarded
seventy-five (75) preference points);

(b) Homeless veterans (eligible applicants will be awarded fifty (50) preference
points); and
19
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(c) Disabled veterans. The preference for disabled veterans shall include family
members who are the primary residential caregivers to such veterans and who are
residing with them (eligible applicants will be awarded twenty-five (25) preference
points).

Veterans and surviving spouses must meet all eligibility criteria for a housing project.
Veteran and surviving spouses must possess a valid DD- NGB-22 or any other
government issued record evidencing the type of dischar, om service is other than
“dishonorable”.

B. HAGC Established Local Preferences

HAGC has established a system of local prefere i ilies admitted
to the Program. The preferences affect the ord i iti st but do not
make anyone eligible who was not otherwis

1. Residency Preference. A local residency p
head, co-head, or spouse at the time of registr
to work in the Operating Jugisdiction. Please
specifically how the local pr
one point for a local preferenc

ill be given to applicants, whose
re residents of, working, or hired
he following with respect to
. Applicants are provided

s in the Operating Jurisdiction on the day
C will be eligible for the local preference. If
in the Operating Jurisdiction at the time of

o lives and works outside the Operating Jurisdiction on the day
is received, will be entitled to the local preference if they notify

fiction. The applicant must, at the time of eligibility determination,
ithin the Operating Jurisdiction. HAGC must be able to obtain
ird-party documentation that the applicant has moved into or works
> Operating Jurisdiction.

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

(e) An applicant who is homeless will receive a local preference if they can document
20
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to the satisfaction of HAGC 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.

When neither the head of household, co-head or spouse resides in, works in, or have
been hired to work in, the Operating Jurisdiction, a pre-appli n from that household
will be considered a non-resident pre-application.

2. Elderly and Near-Elderly Disabled Preference. HA
for the elderly and near-elderly disabled househo
Deptford Park Apartments. Applicants are provi

provide a preference
k Apartments and

Elderly household is defined as one whose h ty-two (62)
years of age or older. A Near-Elderly Disab whose head,
co-head, or spouse is between the ages sixty-two (62) years and is
disabled. Disabled is defined in 42 U. ocial Security definition) as a
person who: is determined to have a physi or emotional impairment that is
expected to be of long-continued and indefin ation; is substantially impeded in

his or her ability to live indgpg ; 1 ature that the ability to live
independently could be imptoy i sing conditions; or has a

y lists as required by HUD regulations. The
of the Executive Director considering the
ether the waiting list includes a sufficient
HAGC’s Equal Housing Opportunity and
affirmatively Furthering pusing Policy for HAGC’s practice on encouraging full
part1c1pat10n of the i the waiting lists are opened. When the Executive Director

waiting lists will be openg
available funding, leng

composition, pre 1S, contact information, including current residence, mailing address,
income and phone nt . All changes must be reported in writing within fourteen (14) calendar
days of the change. Failtire to keep HAGC informed of all changes of address will prevent HAGC
from contacting an applicant, and leaves HAGC no alternative but to remove the applicant from
the waiting list. In the event this happens, the applicant has thirty (30) days to request an Informal
Hearing/Review, failure to do so makes it necessary for the applicant to file a new application. See
Article V of this Policy.

Section 3.05 Eligibility Criteria

HAGC will take the necessary steps to ensure that every individual and family admitted to the
21
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Program meets all Program eligibility requirements. This includes any individual approved to join
the family after the family has been admitted to the Program. The family must provide any
information needed by HAGC to confirm eligibility and determine the level of the family’s

assistance.

An applicant is qualified if the applicant meets all the following criteria:

A. Is a family, as defined by this Policy;

1.

For the purposes of this document, a family may consj
are related by blood, marriage, operation of law, o

ny group of persons that
enced a stable family
available to meet the needs of the family.

An elderly or disabled family is family
is at least sixty-two years of age or w

ead, spouse, or sole member
, mentally, or developmentally
Security Act or Section 102b(5)
of the Developmental Disabilities Services an alities Construction Amendments of
1970.

A full-time college ental/guardian household may be considered a
family if the stud ) emancipated minor under NJ state law. The

or does no icipatg cial support from the student’s parent(s) or
punt of support HAGC must verify via independent third-party
p written, all amounts anticipated to be received outside of the
) month period following admission and the effective date
The college student must have established a household
parents or legal guardians for at least one year prior to applying
HAGC must obtain evidence of separate households by
e address information that predates the student’s application by
ear. The college student must not be claimed as a dependent by

for the prior year. HAGC may also, if practicable, review the college student’s parents’
or guardians’ tax returns. The college student must supply any information HAGC or
HUD determines is necessary in the administration of the Program. HAGC must verify,
through an 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, HAGC will deny
Public Housing Assistance to persons receiving athletic scholarship assistance for
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housing costs exceeding $5,000 annually.

B. Have Income at or below HUD-specified income limits. HUD is required by law to
establish income limits that determine the income eligibility of applicants for HUD’s
assisted housing programs, including the Program. The income limits are published
annually and are based on HUD estimates of the median incomes for families of different
sizes in a particular area or county. HAGC must also maintain the Public Housing Income
Targeting Requirements, as described below. Not less than fort cent (40%) of the new
families admitted into the Program must have incomes at or thirty percent (30%) of
the area median income (extremely-low income) for t ropriate family size, as
determined by HUD. In order to achieve the income tar irement of not less than

(30%) of the area median income will be temporari 1 list. Once the

new admissions in the Program have exceeded t ment, those
families that had been temporarily skipped, wi omes greater than thirty percent (30%)
of the area median income, but who still me e criteria as described below,
will be selected from the waiting list. The n es selected from the group that
had been temporarily skipped will vary in ord compliance with the requirement
that at least forty percent (40%) of the new fam dmitted must have incomes at or
below thirty percent (30%) of the & ian i admission into the Program,
HAGC may establish and use crit&fia oct] r units in developments that

will produce a mix of incomes in t bject to the above provisions.
1. Other income eligibility criteria fo 204-1. Since the units of this project were
available to lease pu pated annual income of not more than twenty-

five percent (25% C nev iliegadmitted must not exceed eighty percent (80%)
of the area mgdian 1 i other than very low-income families. The
number of i anthe orotp that had been temporarily skipped will vary

the new admi 3dniist have incomes at or below thirty percent (30%) of the area
1 e than twenty-five percent (25%) are at or below eighty percent

y for Projects 204-3 and 204-4. Since the units of these projects
se after 1981, HAGC may permit no more than fifteen percent

described in"Subsection B above) will vary in order to be in compliance with the
requirements that at least forty percent (40%) of the new admissions must have incomes
at or below thirty (30%) of the area median income, no more than fifteen (15%) are at
or below eighty percent (80%), and the remaining new admissions have incomes at or
below fifty percent (50%) of the area median income (very low income).

C. Qualify on the basis of citizenship or the eligible immigrant status of family members.
Housing assistance is available only to individuals who are U.S. citizens, U.S. Nationals
(herein referred to as citizens and nationals), or noncitizens that have eligible immigration
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status. At least one family member must be a citizen, national, or noncitizen with eligible
immigration status in order for the family to qualify for any level of assistance. All
applicant families must be notified of the requirement to submit evidence of their
citizenship status when they apply. HAGC will verify the status of applicants at the time
other eligibility factors are determined.

HUD requires each family member to declare whether the individual is a citizen, a national,
or an eligible noncitizen, except those members who elect not ontend that they have
eligible immigration status. Those who elect not to contend status are considered to
be ineligible noncitizens. For citizens, nationals and eligi ncitizens the declaration
must be signed personally by the head, spouse, co-he other family member

writing any family members who elect not to ir 1 jon status. No
declaration is required for live-in aides, foster chi

HAGC to request additional documentatio
members who declare citizenship or nationa
additional documentation unle

status, such as a passport. Family
will not be required to provide
ormation indicating that an

HAGC’s efforts
estabhshmg eh'

igration. The documentation required for
ies depending upon factors such as the date
nder which eligible immigration status has
ite on which the family began receiving HUD-

y together known as the Freely Associated States, or FAS, are
istance under Section 141 of the Compacts of Free Association

e required to have their names listed on a noncontending family
ed by the head, spouse, or co-head (regardless of citizenship

neligible status and is not required to report an individual’s unlawful
presence U.S. to the United States Citizenship and Immigration Services
(USCIS). Providing housing assistance to noncitizen students is prohibited. This
prohibition extends to the noncitizen spouse of a noncitizen student as well as to minor
children who accompany or follow to join the noncitizen student. Such prohibition does
not extend to the citizen spouse of a noncitizen student or to the children of the citizen
spouse and noncitizen student. Such a family is eligible for prorated assistance as a
mixed family.

4. Mixed Families. A family is eligible for admission as long as at least one member is a
citizen, national, or eligible noncitizen. Families that include eligible and ineligible
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individuals are considered mixed families. Such families will be given notice that their
assistance will be prorated, and that such families may request a hearing if they contest
this determination.

D. Provide social security number information for household members as required. The
applicant and all members of the applicant’s household must disclose the complete and
accurate social security number (SSN) assigned to each housghold member, and the
documentation necessary to verify each SSN. If a child under ix (6) has been added
to an applicant family within the six (6) months prior to Pro admission, an otherwise
eligible family may be admitted to the Program and must di and document the child’s
SSN within ninety (90) days of admission. These requir t apply to noncitizens

who do not contend eligible immigration status. In ad ipant who has not
previously disclosed an SSN, has previously dis D or the SSA
determined was invalid, or has been issued a n i mplete and
accurate SSN and the documentation require of the next

as of January 31, 2010, whose determinati
2010, are exempt from this requirement and
assisted unit. HAGC must deny assistance to an
SSN disclosure and documentationgiequirements.

mpt even if they move to a new
nt family if they do not meet the

E. Consent to HAGC’s collection and'uise of tl mformation as provided for in HAGC
consent forms. HUD requires each ad '
or co-head regardless of age to sign onsent form, Authorization for the Release

ith federal law regarding Program eligibility. HAGC will also use
ffender database, and any other state sex offender registration
database, and “Crithi information from a state or local agency to screen applicants for
admission. Addi HAGC will ask whether the applicant is subject to a lifetime registered
sex offender reglstra quirement in any state. Prior to denying admission based on a criminal
record or on lifetime sex offender registration information, HAGC will provide the applicant a
copy of the record or information and an opportunity to dispute the accuracy and relevance of the
record/information prior to a denial of admission. HAGC will obtain information from drug abuse
treatment facilities to determine whether any applicant is currently engaging in illegal drug activity
only when HAGC has determined that the applicant will be denied admission based on drug-
related criminal activity, and applicant claims that the culpable family member has successfully
completed a supervised drug or alcohol rehabilitation program.

A. In accordance with federal regulations 24 C.F.R. 9060.204, 24 C.F.R. 5.584 and 24 C.F.R.
25
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5.8567-5.857, HAGC must deny admission to the Program for applicants who:

1. Have been evicted from federally assisted housing for drug-related criminal activity
within the past three years;

2. Are currently engaged in the illegal use of a drug;

3. Display a pattern of illegal use of a drug that may threaten t alth, safety, or right to

peaceful enjoyment of the premises by other residents;

4. Have ever been convicted of drug-related crimi for manufacture or
production of methamphetamine on the premises d housing;

6. Are subject to a lifetime registration req a state sex offender registration
program.

B. In accordance with federal regulation
may deny admission to the Progra

cr physical violence to persons or

1. Have a history of criminal activit y
vould adversely affect the health, safety or

property and other criminal acts
welfare of other teg

3. Are currently in, or has engaged in during a reasonable time before the
admission decisio ent criminal activity;

owner who 1§ involved in the housing operations.
See HAGC’s One Strike and You’re Out Policy regarding prohibited activity resulting in a denial
or termination of assistance and HAGC’s policies governing denials/terminations on the basis of

drug-related and other criminal activity.

Section 3.07 Screening Applicants for Tenant Suitability Based on Criminal Activity
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Once HAGC determines an applicant eligible for admission into the Program (Eligible Applicant),
New Jersey’s Fair Chance in Housing Act, N.J.S.4. 46:8-52 to 64 (FCHA), limits HAGC’s ability,
in its capacity as a housing provider, to consider an Eligible Applicant’s criminal history in
deciding whether to extend an offer or whether to rent a unit after extending an offer. HAGC will
not consider, or request from an Eligible Applicant or any other person or entity, any information
about an Eligible Applicant’s criminal history as part of the application process until and unless a
conditional offer of housing has been made by HAGC.

After making a conditional offer of housing to an Eligible Applic AGC shall review and

consider:

program; and

B. An Eligible Applicant’s criminal recor
accordance with the FCHA and its accompany

1. HAGC will not evaluate or consider any of the fo criminal records:

(a) Arrests or charges that have iminal conviction;
(b) Expunged convictions;
(c) Convictions ¢

(d) Vacated

(e) Juvenile 3

a conviction for any crime that requires lifetime state sex offender

registration;

(c) Is for any 1st degree indictable offense, or release from prison for that offense,
within the past 6 years;

(d) Is for any 2nd or 3rd degree indictable offense, or release from prison for that
offense, within the past 4 years; or
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(e) Is for any 4th degree indictable offense, or release from prison for that offense,
within the past one year.

HAGC may withdraw a conditional offer based on an Eligible Applicant’s criminal record only if
HAGC determines, by a preponderance of the evidence, that the withdrawal is necessary to fulfill
a substantial, legitimate, and nondiscriminatory interest.

s behalf in accordance
eligibility. Therefore,
r that reveal records that
es not rely upon such

HAGC utilizes a third-party vendor to conduct criminal records checks
with the requirements of federal law as stated above governing Pr
HAGC does receive criminal history inquiries from its third-party,
are not permitted to be considered under the FCHA; however

GC’s New Jersey Supplemental
Application (Supplemental Application) provided with s fer, Eligible Applicants have the
right to dispute the relevance and accura imi and to offer evidence of any

reasonably be expected t0'¥ non- comphance with the lease. HAGC deﬁnes recent conduct
ast five years. HAGC will look at past conduct as an indicator

¢ screened in accordance with HUD’s regulations and sound
. During screening, HAGC will require applicants to demonstrate
vith essential provisions of the lease as summarized below:

manageme
ability to co

1. To pay rent and other charges (e.g., utility bills) as required by the lease in a timely
manner;

2. To care for and avoid damaging the unit and common areas;
3. To use facilities and equipment in a reasonable way;

4. To create no health, or safety hazards, and to report maintenance needs;
28
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5. Not to interfere with the rights and peaceful enjoyment of others, and to avoid
damaging the property of others; and

6. To comply with necessary and reasonable rules and Program requirements of HUD and
HAGC.

be checked and documented in accordance with

cedures on applicant
screening. Applicant screening shall assess the co i

ant, in present and

will be paid by HAGC.

2. The history of applicant conduct and be nstrate that the applicant can
reasonably be expected not to:

fetailed interview of all applicants using an interview checklist
cening procedures. The form will ask questions based on the
. Answers will be subject to third party verification.

e a credit check and a rental history check on all applicants. Credit
than 73.3 will result in a denial.

ved to HAGC or any other housing authority is part of the screening
will reject an application for unpaid balances owed to HAGC by the
program operated by HAGC.

6. If any screening activity suggests that an applicant may be currently engaged in illegal
use of drugs, HAGC may seek information from a drug abuse treatment facility to
determine whether the facility has reasonable cause to believe the applicant is currently
engaging in illegal drug use.

7. HAGC will complete a home visit on all 204-1 applicants that have passed criminal
history screening. Staff completing the home visit will consider whether the conditions
the staff observe are the result of the applicant’s treatment of the unit or are caused by
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the unit’s overall substandard condition.

8. Housekeeping criteria to be checked shall include, but not be limited to: Conditions in
living room, kitchen (food preparation and clean-up), bathroom, bedrooms, entrance-
ways, halls, and yard (if applicable); Cleanliness in each room; and General care of
appliances, fixtures, windows, doors and cabinets. Other lease compliance criteria will
also be checked, such as: Evidence of destruction of property; Unauthorized occupants;
and Conditions inconsistent with application information.

9. HAGC’s examination of relevant information respecti st and current habits or

(b) Record of disturbance of neighbors (s
of property or living or housekeepi
safety, or welfare of other tenants o

(c) Record of eviction from housing or in ry termination from residential
programs (taking into acco

(d) Ability and willingness to of HAGC’s lease.
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Article IV.  Denial of Admission

A family that does not meet the eligibility criteria discussed in eligibility screening above must be
denied admission. In addition, HUD requires or permits HAGC to deny admission based on certain
types of current or past behaviors of family members as discussed in Sections 3.05 through 3.07
of this Policy. HAGC is limited by the Violence against Women Act (VAWA), which expressly
prohibits the denial of admission to an otherwise qualified applicant on the basis that the applicant
is or has been the victim of domestic violence, dating violence, sexual It, or stalking. HAGC
will use the preponderance of the evidence as the standard for makdfig all admission decisions.
Preponderance of the evidence is defined as evidence which 4 greater weight or more
convincing than the evidence which is offered in opposition to it; idence which as a whole
ce of the evidence
may not be determined by the number of witnesses, but by i evidence.

owever, HAGC will admit an
erally assisted housing within the

last 3 years for drug-related criminal a
otherwise-eligible family who was evicted fro
past 3 years for drug-related geiminal activity,
iminal act
drug rehabilitation program ap - or the person who committed the
crime is no longer living in th
member is currently engaged in

of illegal drugs. Drug means a controlled
he Controlled Substances Act [21 U.S.C. 802].
Currently engagg ] a drug means a person has engaged in the
behavior recen justi pnable belief that there is continuing illegal

ause to believe that any household member’s current use or
drugs, or current abuse or pattern of abuse of alcohol, may

related to the use of illegal drugs or the abuse of alcohol. A
en more weight than an arrest. A record of arrest(s) will not be

3. Any household member has ever been convicted of drug-related criminal activity for
the production or manufacture of methamphetamine on the premises of federally
assisted housing.

4. Any household member is subject to a lifetime registration requirement under a state
sex offender registration program. Should HAGC’s screening process reveal that an
applicant’s household includes an individual subject to state lifetime registered sex
offender registration, HAGC must offer the family the opportunity to remove the
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ineligible family member from the household. If the family is unwilling to remove that
individual from the household, HAGC must deny admission to the family.

B. Other Reasons for Denial of Admissions:

1. Ifany household member is currently engaged in or has engaged in any of the following
criminal activities in violation of HAGC’s One Strike and You’re Out Policy.

2. An applicant’s intentional misrepresentation of info
preference for admission, housing history, allowances,
result in rejection. Unintentional mistakes that do
applicant will not be considered misrepresentation

n related to eligibility,
composition or rent will
any advantage to the

3. Previous behavior as discussed in Sections 3, rough 3.07 of this
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Article V. Removal from Waiting List

Applications found ineligible for assistance and/or withdrawn for any reason are removed from
the active list. These applicants will not be denied the opportunity to file a new application when
the waiting list is open. A family cannot receive assistance in more than one assistance program
at the same time. Further, applicant families may be removed from the waiting list for the following
reasons:

A. If there is no response to the Interview Letter within ten (10
the letter.

ndar days of the date of

B. If the family misses two (2) scheduled interview appot

C. If the applicant has notified HAGC, in writing, t i i interested in
the Program.

D. Failure to notify HAGC, in writing, of any a esulting in non-responsiveness
of the applicant.
described in this Policy.

F. The applicant was clearly advised o
but has failed to do so.

G. The applicant accep,

nable accommodatlon in accordance with Section 2.03 of this
C shall reinstate these individuals to their former waiting list

a disability shall be entitl¢
Policy. In such ci
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Article VI.  Verification of Information

HAGC will verify all information that is used to establish the family’s eligibility and level of
assistance and will obtain written authorization from the family in order to collect the information.
If any family member who is required to sign a consent form fails to do so, HAGC will deny
admission to the applicant and terminate the lease of the tenant. Applicants and tenants must
cooperate with the verification process as a condition of receiving assistance. HAGC will follow
the verification hierarchy process to verify income under Subsection low. Any documents
used for verification must be the original (not photocopies) and ge y must be dated within
sixty (60) days of the date such documents are provided to HAG e documents must not be
damaged, altered or in any way illegible. Any family declarati certifications must be

representative or notary public.

All verification attempts, information obtained, and
process will be recorded in the family’s file in su i demonstrate that HAGC has
complied with the verification processes set forth i i HAGC will document, in the
family file, the following:

e Reported family annual income;

e Value of assets;

e Expenses related to deductions fromn

e Other factors influencing the adjusted i g-based rent determination.

A tion. The table below lists factors along with

of Documentation
of government issued identification such as a birth certificate,

Verification Factor
Name

ses, or identification card that includes a birth date.

ficate of marriage or license.

of certified divorce decree.

py of certified, court-order maintenance award (if legal) or a
otarized statement declaring separation.

Divorced
Separated

Full-Time Dependent Current school records documenting a student’s status as full-time at

Student a degree or certificate granting institution. This requirement applies
only to household members eighteen (18) years and older.
Child Custody Court Order establishing residential custody or adequate court

documents seeking residential child custody.

Employment Income HAGC will check the Enterprise Income Verification database (EIV)

to verify sources of income and benefits. Most recent paycheck stubs

(consecutive: six for weekly pay, three for biweekly or semi-monthly

pay, two for monthly pay); employer-generated salary report or letter
34
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stating current annual income, W-2 forms if the applicant has had the
same employer for at least two (2) years and increases can be
accurately projected; earnings statements; and most recent federal
income tax statements are required. Verification must specify:
beginning date of employment; amount of pay; frequency of pay;
effective date of last pay increase; and probability and effective date
of any increase during the next twelve (12) months.

Self-employment,
Gratuities, Seasonal or
Sporadic

Form 1099, 1040/1040A or Schedule C 40 showing amount
earned and employment period; U.S. Int Revenue Service (IRS)
transcripts will be required. Addition, igned self-certifications,

Business Income

IRS letter of non-filing or full inco s may be required.
jal statements; any
rom business

loan application or credit repo
during the preceding twelve

Rental Income

Copies of recent bills,
assessment informati
maintenance and utilit

premiums;
statements.

receipts  for

Dividend and Interest
Income

bank passbooks, certificates of
rest; copies of IRS form 1099

Interest from Sale of
Real Property

Social Security and
Supplemental Security
Income (SSI)

Public Assistance
Benefits

Recurring G
or Gifts

following information: the person who provides the
; the value of the gifts; the regularity (dates) of the gifts; and the
ose of the gifts.

Family Ass

sbooks, checking or savings account statements, certificates of
posit, stock or bond documents or other financial statements;
documents related to retirement funds; opinions from attorneys,
stockbrokers, bankers and real estate agents verifying penalties and
reasonable costs incurred to convert assets to cash.

Real Property

Copies of real estate tax statements; copies of real estate closing
documents, which indicate distribution of sales proceeds and
settlement costs; mortgage statements, a copy of a deed, utility bills
for rental property and any other documents to establish the current
value of any property.

Trust

In the event that a participant is owner of a trust but does not receive
income from that trust, proper documentation such as a “trust
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instrument” that explains that the participant does not, or cannot,
receive income from the trust, must be submitted.

Disability Benefit letter from authorizing agency indicating pay rate and period

Income/Workers over which payments will be made; copies of checks or records from

Compensation agency stating payments, dates, pay period and duration of benefit
term.

Pension Benefit letter from authorizing agency; copigs of checks or records

from agency stating payments, dates, pa riod and duration of
benefit term.
Alimony and/or Child Copies of recent checks, recording te, amount and check

Support number of alimony or child support ourt ordered support

schedule; recent letters from the court.

Education Scholarships | Award letters showing the sc i unt and dates
of the awards.

Medical Expense Acceptable forms of doc i edical expenses include but
are not limited to: copi cks that verify payments on
outstanding medical bi i tinue for the next twelve (12)

emize medical expenses that are
twelve (12) months; copies of

Childcare Expenses i i i 3 expenses must include the childcare

v, and the typical yearly amount paid, including school and
n periods. HAGC will require as documentation copies of

ildcare"provider is an individual, that person must provide a
rized statement of the amount they are charging the family for
services.

AssistancctO B ten certification from a reliable professional that the disabled
son requires the services of an attendant and/or the use of any
auxiliary apparatus permitting him/her to be employed or function
with sufficient independence thus enabling another family member
to be employed; family’s certification as to how much if any amount
of reimbursement for any of the expenses of disability assistance they
receive; and the following documentation:

Attendant Care:
e Attendant’s written certification of amount received from the
family, frequency of receipt, and hours of care provided; and
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e Certification of family and attendant and/or copies of
cancelled checks family used to make payments.

Auxiliary Apparatus:
e Receipts for purchase or proof of monthly payments and
maintenance expenses for auxiliary apparatus; and
e In the case where the person with disabilities is employed, a

necessary for employment.

Residency At least two (2) of the following do
e Utility bill (electric, water,
e Checking or savings ac ank or credit
union

e High school or co
an address

] ers License or ID Card
ilitary Service Records
ederal/State Tax Return

esidencCy.
Socia C must accept the following documentation as acceptable
Number ence of the social security number:

e An original SSN card issued by the Social Security
Administration (SSA);

An original SSA-issued document, which contains the name
and SSN of the individual; or

e An original document issued by a federal, state, or local
government agency, which contains the name and SSN of the
individual.

HAGC may only reject documentation of an SSN provided by an
applicant or tenant if the document is not an original document, if the
original document has been altered, mutilated, is illegible, or if the
document appears to be forged.
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Displacement Status This verification may be obtained from source of displacement
project reported.
Veteran/Surviving e Valid DD-214;
Spouse e NGB-22; or
e Any other government issued record evidencing the type of
discharge from service is other than “dishonorable”
For Surviving Spouses:
e One of the above forms of docu
e Marriage License; and
e Death Certificate.
Homeless e Certification from a soci
Veteran/Surviving Eviction Notice fro
Spouse e Warrant of Remo
Recert of Income for Tenant Declaration ( accuracy of declaration not
Family with < $5,000 required)

B. Verifying income. HAGC shall utik
to verify income in accordanc
guidance issued by HUD:

Level

Ranking

6

Highest (Mandatory)

Highest (Optional)

High (Mandatory to supplement EIV-
reported income sources and when EIV
has no data; Mandatory for non-EIV
reported income sources; Mandatory
when tenant disputes EIV-reported
employment and income information
and is unable to provide acceptable
documentation to support dispute)

3 Written Third Party Verification | Medium-Low (Mandatory if written
Form third party verification documents are
not available or rejected by HAGC; and
when the applicant or tenant is unable to
provide acceptable documentation)
2 Oral Third-Party Verification Low (Mandatory if written third party

verification is not available)
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1

Tenant Declaration

Low (Use as a last resort when unable to
obtain any type of third-party

verification)

HUD is aware that in some situations, third party verification is not available for a variety
of reasons. Oftentimes, HAGC may have made numerous attempts to obtain the required
verifications with no success, or it may not be cost effective to obtain third party

verification of income, assets, or expenses, when the impact

minimal. In these cases, HAGC is required to document in th

third-party verification was not available.

Q
v

tal tenant payment is
ily file the reason(s) why
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Article VII. Occupancy Policies

Section 7.01 Occupancy Standards

Occupancy standards are established by HAGC to ensure that units are occupied by families of the
appropriate size. This Policy maintains the maximum usefulness of the units, while preserving
them under underutilization. The following Standards will determine the number of bedrooms
required to accommodate a family of a given size:

Number of Bedrooms Minimum Persons imum Persons

AWN-=O

home because the child has been placed 1
HAGC does determine the size of the unit t

is away at school. Although
der these occupancy standards,

HAGC will consider grantig cupancy standards at the family’s request if
HAGC determines the exg elationship, age, sex, health or disability of
family members, or oth: requests for exceptions must be submitted
in writing. HAGC wi 10lation of local housing or occupancy codes

It is the intention o
reduce vacancy loss.

signment Policy to maximize the use of Public Housing units and to

A. Once the applicants have been determined eligible by 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:
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1. To satisfy income targeting requirements;

2. Not to exceed fifteen percent (15%) or twenty-five percent (25%) of low-income
admissions.

3. To fill a mobility impaired unit with an approved applicant needing the particular
features of the unit.

4. To comply with HAGC’s Designation Plan limiting occ
this Policy);

y (see Attachment IV to

5. For an applicant who has not completed the scr whose file is not
current.

it as soon as
partment is responsible for
ents as specified in this Policy.

rejects the first vacanc t shall be offered a suitable unit at the location
containing the next h s. Ifthe applicant rejects two (2) offers, the
applicant shall be ing li

: ice and there must be a rejection of a prior offer
before the applica offered the second location.

offered a unit at that location and if the applicant rejects such offer, the applicant shall
be given a second offer of a suitable vacancy as soon as one becomes available. If the
applicant rejects the second offer, the applicant shall be moved to the bottom of the
waiting list.

2. If an applicant is willing to accept the unit offered but is unable to move at the time of
the offer and presents clear evidence (“good cause”) that acceptance of the offer of a
suitable vacancy will result in undue hardship not related to considerations of race,
color, sex, religion or national origin, the applicant will not be moved to the bottom of
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the waiting list. Examples of “good cause” for refusal of an offer of housing are:

(a) Inaccessibility to source of employment, education, or job training, children’s day
care, or educational program for children with disabilities, so that accepting the unit
offer would require the adult household member to quit a job, drop out of an
educational institution or job training program, or take a child out of day care or an
educational program for children with disabilities.

a family member’s life,
specific and compelling
, or risk assessments

(b) The family demonstrates that accepting the offer will
health or safety in jeopardy. The family must pr
documentation such as restraining orders, other

listed on final application) or live-1m @i ry to the care of the principal
household member.

(e) The unit is not accessible dt apr disabilities.

C. Prospective tenants will also be assighed its in accordance with HAGC'’s, “Plan for
Designating Deptford B : J'204-4) and Carino Park Apartments (NJ204-
3) for Occupancy b erly/Disabled Households Exclusively HUD
PIH 2005-02”

D. The above assignihe v ollowed; however, applicants will be offered
Applicants will be requested to indicate any
prefer to live on their application form or in writing to HAGC.
A ffordable Housing Operations staff will first determine the
ancy exists, they will then review their pool of eligible
icants who expressed a desire to live in that community. Those
interest will be offered the unit first, in the order of the date
e Affordable Housing Department.

cants for those
expressed such

vacancy exi 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.

E. HAGC shall maintain a record of the vacancies offered, including location, date, and
circumstances of each offer and each rejection or acceptance.
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F.

G.

Section 7.03 Rent

A.

Applicants must accept or refuse a unit offer within three (3) business days of the date of
the unit offer. Offers and rejections made verbally will be confirmed in writing.

HAGC will take reasonable nondiscriminatory steps to maximize the utilization of
accessible units by eligible individuals whose disabilities require the accessibility feature
of a particular unit. When an accessible unit becomes vacant, before offering such units to
a non-disabled applicant, HAGC must offer such units:

1. First, to a current tenant of another unit of the sam lopment, or other public
housing development under HAGC’s control, who ility that requires the
special features of the vacant unit and is occupyin i ing such features, or
if no such occupant exists, then

2. Second, to an eligible qualified applicant 1sability that

requires the special features of the vaca

Family Choice of Rent

Upon admission and usually at the eexamination (but in no case less

than annually) HAGC shall provide

ants with the amount of the flat rent for the unit and wherever
e income-based rent, or at least provide an estimate, so that the

Flat rents are market-based rents. They vary by unit size and type and also by development
location. Once each year, at the annual recertification, all tenants are offered the choice of
paying an income-based rent or the Flat rent. Flat rents represent the actual market value
of HAGC’s housing units. At least annually, HAGC will determine the flat rent amount for
each Public Housing unit size and type. This will be accomplished through a comparability
study that utilizes the Section 8 Rent Reasonableness Database to locate three (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
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represents the gross amount of rent (it includes the utility allowance).
HAGC 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 inc

supplied utilities, age of unit, and amenitie
comparable unit.

items such as contract’rent, tenant-
is clearly indicated for each

Information for the market survey is obtained fro
and new listings from landlords. HAGC also makes ones calls and mails letters to
owners participating in the Sectid img Choice Vo Program in order to obtain
information such as tenant supplied 2ot inCluded in advertisements.

spaper and rental advertisements

C. Financial Hardship
ent to an income-based rent when the family

experiences fina i hardship shall be considered if the family

1. Theincome o 2 has decreased because of the loss or reduction of employment
inte [ oss not be voluntary on the part of the family).

Although HAGC 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 HAGC that a financial hardship did not exist,
the family’s rent will be retroactively switched back to the flat rent.

D. Minimum Rent
The minimum rent for all Public Housing units shall be $0.
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E. Treatment of Income Changes Resulting from Welfare Program Requirements

Tenants 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, H
reexamination. Only after obtaining written notificatio

ust process an income
elfare agency that the

sufficiency program, a work activities requirement, st HAGC deny

increase the annual income of an e sult of 1ncreased income due to
employment durlng the twelve (12) erlod beglnnlng on the date on which the

of income-based re
member experieng ify the family for the EID. If the family later

would only qualify for the EID if a new

one or more years. For purposes of this provision,
l include a person who has earned, in the previous twelve

. as, within the last six (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 HAGC in consultation with the local TANF
agency, and whose earned income increases.

Upon the expiration of the twelve (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 fifty percent (50%) of the total rent increase for an additional twelve
(12) months. HAGC may not limit the number of times a family can benefit from the
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disallowance of earned income.
G. Alternative to EID

As an alternative to EID, HAGC will provide for individual savings accounts for Public
Housing families who pay an income-based rent, in accordance with the following:

1. HAGC will inform the family of the savings account optio en it becomes eligible

for the earned income exclusion/phase-in;

2. Atthe option of the family, HAGC will deposit in th
to the total amount the otherwise would have been
as a result of employment;

ount an amount equal
ily’s rent payment

3. At the approval of HAGC, amounts deposi n a savings account may be withdrawn

for the purpose of:
(a) Purchase of a home;

(b) Paying education costs of family members;

(c) Moving out of public or as

(d) Paying any other expense auth@tized’by HAGC for the purpose of promoting the
S c ts of public housing (generally those items

1 prov1de the family with an annual report on
ny balance in the account is the property of the family when the
d that the family is in compliance with their lease.

based upon fam1 y size, by multiplying the Very Low Income limit amount by 2.4 for each
family size. The over-income limit applies to all public housing families including FSS
families and families receiving an earned income disallowance.

Within thirty (30) days of an over-income determination (either at an annual or interim
reexamination), HAGC will notify the participant family of the determination and that if
the participant family’s income continues to exceed the over-income limit for the next
twenty-four (24) consecutive months (the grace period) that the over-income family may
remain in their unit, sign a new non-public housing lease compliant with 24 C.F.R.
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960.509, and pay the greater of the full Fair Market Rent applicable to their unit or the
monthly HUD subsidy provided for the unit. The monthly HUD subsidy equals the annual
Operating Subsidy provided to the property divided by the number of units in the property
divided by twelve (12) months plus the capital funds provided to the property for the most
recent year capital funds were awarded divided by twelve (12) months. During the twenty-
four (24) month grace period, the over-income family will continue to be a public housing
tenant. During the grace period, HAGC will reexamine the family’s income at twelve (12)
month intervals.

If a family’s income drops below the over-income limit dug e twenty-four (24) month

grace period, the family will continue to remain public h. ents and pay either the
Flat Rent or income-based rent chosen at the most re (Mixed Families
will pay pro-rated rent). If a family’s income dro e limit during
the grace period, HAGC’s over-income policy amily shall

¢ housing lease within sixty (60)
iod. Once the over-income family

participate in any programs for f i milies, not be required to perform
community service, and not be subj

ace Policy.

owance schedules by unit type and bedroom size for the tenant
ousing unit, in accordance with federal law.

Transfers will be ma thout regard to race, color, national origin, sex, religion, or familial
status. Tenants can be transferred to accommodate a disability. A transfer list will be maintained
which shall include the date in which the need for a transfer was evidenced by HAGC, number of
persons in the unit and unit size.

A. The order in which families are transferred shall be subject to the hierarchy by category set
forth below.

1. Emergency Transfers are mandatory when HAGC determines that conditions pose an
immediate threat to tenant life, health or safety. Emergency transfers may be made to:
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(a) Permit repair of unit defects hazardous to life, health, or safety;
(b) Alleviate verified disability problems of a life-threatening nature; or

(c) Protect members of the household from attack by the criminal element in a particular
property or neighborhood.

2. Category 1 Administrative Transfers include mandatory

(a) Remove tenants who are witnesses to crimes an

(b) Provide housing options to tenants who a es or extreme
harassment;
(c) Alleviate verified medical problems ot life-threatening) nature;

specified scale and durat i aint or controls lead based
paint hazards; or

will be made tg i documentation to substantiate the need for
such transfe 2 e initiated by HAGC (e.g., moving a person with

size is so small that it includes fewer persons than the number of
e that the household members over age 4 would equal more than

Category 3 Administrative Transfers may be made to: avoid concentration of the most
economically and socially deprived families, correct occupancy standards, or address
situations that interfere with peaceful enjoyment of the premises. These transfers will
not take priority over new admissions.

B. Tenants shall bear the cost of transfers to correct occupancy standards. However, where
there is a hardship due to health, disability, or other factors, the manager may recommend
that families be reimbursed their out-of-pocket expenses for an occupancy standard transfer
in an amount not to exceed a reasonable moving allowance established by HAGC.
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Transfers requested or required by HAGC, including those for temporary relocation during
lead hazard reduction work.

C. Tenants will not be transferred to a unit of equal size except to alleviate hardship or other
undesirable conditions as determined by the Executive Director, or designee. Tenants will
receive one offer of a transfer. Refusal of that offer without good cause will result in lease
termination for mandatory transfers or the removal of the household from the transfer list
for voluntary transfers.

D. Good Record Requirement for Transfers. In general, and 1 es of all tenant-requested
transfers, tenants will be considered for transfers only i

other family members for the past two (2) years:

1. Have not engaged in criminal activity that thr
staff;
2. Do not owe back rent or other charges, ttern of late payment;

3. Meet reasonable housekeeping standards and
and

o housekeeping lease violations;

4. Can get utilities turned on in t pad of household (applicable only to

properties with tenant-paid utilit

A. Only those perso ification form and lease shall be permitted
to occupy a u births Y0 or adoptions by family members, or court
awarded custod dd a new member must request approval in

ber moves in. Also included would be situations in which a
mes to the unit as a visitor but stayed on in the unit because the

ample, after a medical procedure. All persons listed on the
d the lease must use the unit as their sole residence.

from the pre- §sion screening process although the tenant still needs prior permission
from HAGC to add children other than those born to, adopted by or awarded by the court
to the family. Examples of situations where the addition of a family or household member
is subject to screening are:

1. Tenant plans to be married and requests to add the new spouse to the lease;

2. Tenant desires to add a new family member to the lease, employ a live-in aide, or take
in a foster child(ren) over the age for which juvenile justice records are available;
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3. A unit is occupied by a remaining family member(s) under age eighteen (18) (who is
not an emancipated minor) and an adult, not a part of the original household, requests
permission to take over as the head of the household.

Failing to notify HAGC of additions to the household or who permit persons to join the
household without undergoing screening are violations of the lease. Persons added without
HAGC approval will be considered unauthorized occupants and the entire household will
be subject to eviction.

C. Visitors may be permitted in a unit overnight no more tha
a year so long as such visitors have no previous histo
that would be a lease violation.

een (14) calendar days in
or on HAGC premises

1. Visits of less than three (3) days need not be Manager.
2. Visits of more than fourteen (14) cal be authorized only by the
Executive Director, or designee, w ocumentation of extenuating

shall be considered unauthorized
occupants and the head of the household shal ilty of a breach of the lease.

D. Roomers (Boarders) and lodger
Violation of this provision is grou

E. Children who are subject to a joint cus angement or for whom a family has visitation
y member because they live outside of the
0%) of the time, are not subject to the time
amily must provide HAGC with a copy of

family, HAGC is bound by the court’s determination of which family members
continue to receive assistance.

B. When a family on the waiting list breaks up into two otherwise eligible families, only one
of the new families may retain the original application date. Other former family members
may submit a new application with a new application date if the waiting list is open. If a
family breaks up into two otherwise eligible families while living in public housing, only
one of the new families will retain occupancy of the unit. If a court determines the
disposition of property between members of an applicant or participant family, HAGC will
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abide by the court’s determination. In the absence of a judicial decision or an agreement
among the original family members, HAGC will determine which family will retain their
placement on the waiting list or continue in occupancy. In making its determination, HAGC
will take into consideration the following factors:

1. The interest of any minor children, including custody arrangements;

2. The interest of any ill, elderly, or disabled family members;

3. The interest of any family member who is or has been tim of domestic violence,
dating violence, sexual assault, or stalking, includin mber who was forced
to leave a public housing unit as a result of su atened abuse, and
provides proper document;

4. Any possible risks to family members as a

5. The recommendations of licensed socia

Section 7.09 Absent Family Members

Generally, an individual who is or is exf public housing unit for one
hundred and eighty (180) consecutive days sed temporarily absent and continues
to be considered a family member. Generall QIS or is expected to be absent from
the public housing unit for more than one hund Yeighty (180) consecutive days is considered

permanently absent and no long i xceptions to this general policy are discussed

oster care are considered members of the family. If a child has
re, HAGC will verify with the appropriate agency whether and

C. Absent Head, Spouse, or Cohead. An employed head, spouse, or co-head absent from the
unit more than one hundred and eighty (180) consecutive days due to employment will
continue to be considered a family member.

D. Family Members Permanently Confined for Medical Reasons. If a family member is
confined to a nursing home or hospital on a permanent basis, that person is no longer
considered a family member and the income of that person is not counted. HAGC will
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seek verification of permanent confinement.

E. Verification of Absences. HAGC may verify family occupancy or absences, through letters
to the family’s unit, phone calls, home visits, or through questions to neighbors, as
determined necessary.

F. Return of Permanently Absent Family Member. The family ;must request HAGC’s
approval for the return of any adult family members that H has determined to be
permanently absent. The individual is subject to the eligibilit screening requirements
discussed in this Policy.

Section 7.10 Eligibility for Continued Occupancy
Tenants who meet the following criteria will be eligible ontinued occupanc
A. Qualify as a family as defined in this Policyj;

B. Are in full compliance with the tenant obligati sponsibilities as described in the

lease;

C. Whose family members, age six

certifications on file indicating suc ve no Social Security number;
D. Who meet HUD standards on citizens migration status or are paying a pro-rated
rent; and

Section 7.11 Commtu

HAGC will cox de abandoned in accordance with state law.

Section 7.13 Agreements
Families are required to reimburse HAGC if they were charged less rent than required by HUD’s
rent formula due to the tenant’s underreporting or failure to report income. The family is required
to reimburse HAGC for the difference between the tenant rent that should have been paid and the
tenant rent that was charged. HAGC must determine retroactive rent amount as far back as HAGC
has documentation of family reported income. If the family refuses to enter into a repayment
agreement or fails to make payments on an existing or new repayment agreement, HAGC may
proceed with lease termination. All repayment agreements must be in writing, dated, signed by
both the family and HAGC, include the total retroactive rent amount owned, amount of lump sum
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payment made at the time of execution, if applicable, and the monthly repayment amount. The
monthly amount due shall be determined on a case-by-case basis, taking into consideration the
family’s income, rent, and other individual circumstances. All repayment agreements must be
approved by a department Supervisor. If the participant family receives a utility reimbursement
check from HAGC towards the allowance for tenant supplied utilities, HAGC may, at its
discretion, issue the check to itself on behalf of the tenant. This amount shall be credited towards
the monthly amount the participant family owes HAGC under the repayment agreement. The
maximum number of repayment agreements that a participant may b itted to enter into is
two (2) throughout the duration of participation. Outstanding debts d HAGC will be pursued.

Q
v
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Article VIII. Leasing

Section 8.01 Leasing of Units

A.

All units must be occupied pursuant to a lease that complies with HUD’s regulations. A
lease agreement shall be for a term of twelve (12) months and is automatically renewable,
except for noncompliance with the community service requirements.

The lease shall be signed by all adult members of the househo
or designee, prior to the family’s admission. A copy of the
and the original is to be retained in the Tenant’s file. Fi

d the Executive Director,
is to be given to the tenant
eholds that include a

If a tenant family transfers from one unit to a 1, a new_lease shall be ex€cuted for the
new unit to be occupied.

If, through any cause, a signer of the lease cea member of the tenant family, the
and signed by the remaining adult

tenancy will be i heigood cauise. During the term of a lease agreement, or
any extension t §

Section 8.02 Showi i ior to Leasing

C.

help orient the applicant to the neighborhood and location in the
a unit is preliminarily accepted by the applicant, the manager of

and the applicant accepts the unit, the manager will execute a lease.
If the applica ses the unit, a signed reason for refusal should be obtained from the
applicant. The form is then sent to the Occupancy department for a “good cause”
determination.

No lease will have an effective date before the unit is ready for occupancy.

Section 8.03 Return of Security Deposit

After a family moves out, HAGC will return the security deposit, plus all accrued interest, within
thirty (30) days of the family vacating the unit or give the family a written statement of why all or
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part of the security deposit is being kept, in accordance with state law.
Section 8.04 Non-Rental Charges

HAGC 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. &
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Article IX. Lease Termination

A. No tenant’s lease shall be terminated except in compliance with HUD regulations and the
lease terms.

B. Notice Requirements. A Notice of Lease Termination must state the reason for the
termination. A Notice of Lease Termination must also state the tenant’s right to request a
hearing in accordance with HAGC’s Grievance Policy and b en the opportunity to
make such a reply as the tenant may wish. See HAGC’s ance Policy for certain
actions that are not eligible to grieve. A Notice of Lea ination may be served
personally or posted on the apartment door. A Notice of ination shall include a

determine whether a reasonable accommodation imi d for the lease
termination.
C. Recordkeeping Requirements. A written rec ination and/or eviction shall

1. Name of tenant, race and ethnicity, number an tification of unit occupied,

2. Date of the Notice of Lease T 3 te or local notices required,
which may be on the same fo

al Settlement Conference held with tenant including dates,
nd conclusions.

. If a family desires to move and terminate their tenancy with
st give at least thirty (30) calendar days advance written notice to
HAGC of the' y’s intent to vacate. When a family must give less than thirty (30) days’
notice due to cirCumstances beyond their control, HAGC, at its discretion, may waive the
thirty (30) day requirement. The Notice of Lease Termination must be signed by the head
of household, spouse, or co-head.

F. Mandatory Terminations. HUD requires mandatory termination of the lease for certain
actions or inactions of the family. Such actions include:

1. Any family member failing to sign and submit any consent form the family member is
required to sign for any reexamination.
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2. A family failing to submit required documentation within the required timeframe
concerning any family member’s citizenship or immigration status.

3. A family submitting evidence of citizenship and eligible immigration status in a timely
manner, but United States Citizenship and Immigration Services (USCIS) primary and
secondary verification does not verify eligible immigration status of the family,
resulting in no eligible family members.

4. Any family member, as determined in HAGC’s sole dj ion, knowingly permitting
another individual who is not eligible for assistance a permanent basis) in
the unit. Such termination must be for a period of at (24) months. This

assistance has been prorated.
5. A family failing to disclose the complet: ial security numbers of each

household member and the document
number.

determines that 2 household member is illegally using a drug or HAGC determines that a
pattern of illegal use of a drug interferes with the health, safety, or right to peaceful
enjoyment of the premises by other residents. A pattern of illegal drug use means more
than one incident of any use of illegal drugs during the previous six (6) months. HAGC
will terminate the lease if HAGC determines that a household member has engaged in
abuse or a pattern of abuse of alcohol that threatens the health, safety, or right to peaceful
enjoyment of the premises by other residents. A pattern of such alcohol abuse means more
than one incident of any such abuse of alcohol during the previous six (6) months. HAGC
will terminate the lease if HAGC determines that a household member has furnished false
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or misleading information concerning illegal drug use, alcohol abuse, or rehabilitation of
illegal drug users or alcohol abusers.

I. Terminations based on Serious or Repeated Violations of Material Terms of the Lease.
HAGC will terminate the lease for the following violations of tenant obligations under the
lease:

1. Failure to make payments due under the lease, including no ment of rent.

2. Repeated late payment of rent or other charges. Four ( ayments within a twelve
(12) month period shall constitute a repeated late pa

3. Failure to fulfill the following household oblig

(c) To use the unit solely as a prive elli t and the tenant’s household
as identified in the lease, a mit its use for any other purpose.

(d) To abide by necessary and reasom regulations promulgated by HAGC for the
benefit and we project and the tenants which shall be posted
by reference in the lease.

nd such other areas as may be assigned to the tenant for the
in a clean and safe condition.

(1) To refrain from, and to cause the household and guests to refrain from, destroying,
defacing, damaging, or removing any part of the unit or project.

(j) To pay reasonable charges (other than for normal wear and tear) for the repair of
damages to the unit, or to the project (including damages to project buildings,
facilities or common areas) caused by the tenant, a member of the household or a
guest.
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(k) To act, and cause household members or guests to act, in a manner which will not
disturb other residents’ peaceful enjoyment of their accommodations and will be
conducive to maintaining the project in a decent, safe and sanitary condition.

J. Terminations Based on Other Good Cause. HAGC will terminate the lease for the
following reasons.

1. Fugitive Felon or Parole Violator. If a tenant is fleeing to av
or confinement after conviction, for a crime, or attempt
felony under the laws of the place from which the indi
of the State of New Jersey, is a high misdemeanor, or,
or parole imposed under federal or state law.

rosecution, or custody
ommit a crime, that is a
flees, or that, in the case
condition of probation

household has, during their current publi i subject to a
registration requirement under a state se ation program.

3. Discovery of facts after admission to the hat would have made the tenant
ineligible.

4. Discovery of material, false nant in connection with an

5. Failure to furnish such informatio ifications regarding family composition and
income, as may be 2 to make determinations with respect to rent,
unit size.

form HAGC of the birth, adoption or court-awarded custody of
e, promptly means within fourteen (14) days of the event.

10. If the family has breached the terms of a repayment agreement entered into with
HAGC.

11. If a family member has violated federal, state, or local law that imposes obligations in
connection with the occupancy or use of the premises.

12. If a household member has engaged in or threatened violent or abusive behavior toward
HAGC personnel. Abusive or violent behavior towards HAGC personnel includes
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verbal as well as physical abuse or violence. Use of racial epithets, or other language,
written or oral, that is customarily used to intimidate may be considered abusive or
violent behavior. Threatening refers to oral or written threats or physical gestures that
communicate intent to abuse or commit violence.

?{(’\
Q&
Q
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Article X. Reexaminations

Section 10.01 Regular Reexaminations

A. HAGC will complete an annual reexamination of all tenants who choose to pay income-
based rent. Approximately four (4) months prior to tenant’s effective reexamination date,
HAGC will send a notice informing the tenant of their effective date for reexamination and
an appointment date/time which the tenant must attend. This noti€€/also reminds the tenant
to bring all necessary documentation for income verificatio d changes in the family
composition to that appointment. Generally, HAGC will le annual reexaminations
to coincide with the family’s anniversary date. If partici n in-person interview
poses a hardship because of a family member’s dis ily should submit a
Reasonable Accommodation Request Form to ccommodation
Coordinator (see Section 2.03 of this Policy). If

nd the scheduled interview
HAGC will send a second notification with i appointment time. If a family
fails to attend two scheduled interviews with approval, the family will be in
violation of their lease.

B. At the time of the reexaminatio
accurate information to HAGC, rogardi 2 piposition, employment and family
income as may be necessary to make'd i
the appropriateness of unit size. ghification may include, but is not limited to,

to provide the req ddnformation in accordance with the lease. The notice should also
¢ to provide the requested information may result in termination

E. Each household member age eighteen (18) and over will be required to execute a consent
form for a criminal background check as part of the annual reexamination process. At the
annual reexamination, HAGC will ask whether the tenant, or any member of the tenant’s
household, is subject to a lifetime sex offender registration requirement in any state.

F. For families who include nonexempt individuals, HAGC must determine compliance with
community service requirements once each twelve (12) months
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G. 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 to have their reexaminations performed no less than every three (3)
years, rather than every year.

H. If a delay in processing was caused by the family, then any increase in rent will be back-
charged to the effective date of the anniversary (the regular a reexamination date).
The tenant will still receive written notice of the rent incre elays in reexamination
processing are considered to be caused by the family i family fails to provide
information requested by HAGC by the date specified a revents HAGC from
completing the reexamination as scheduled.

I.  Zero Income Families: Unless the family has inc mputation,
families reporting zero income will have their ninety (90)
days until they have a stable income. M onetary contributions from
persons not residing in the unit for any pu
of medical expenses shall be considered incom
Checklist and provide all necessary documentatio

J. Families paying flat rents are red
than annually, although they are s
in order to ensure that unit size is s
(if applicable) are met.

K.

L.

e employment of a cyclical nature will be asked for third party
cmployment including start and ending dates.
Section 10.02 Inter examinations

A. All families, those paying income-based rent as well as flat rent, must report all changes in

family and household composition that occur between annual reexaminations (or annual
updates). HAGC will conduct interim reexaminations in the following situations:

1. There is a change in family composition.

2. The family’s anticipated annual income is believed to have decreased or increased.
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B.

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

All participant families are required to report all changes of f;
changes in source of income to HAGC, in writing, within fou
they occur, even if they would not result in an interim reg
to report required changes in grounds for termination fr
of the lease which would result in eviction.

composition and all
(14) calendar days after
ation. Failure of families
ram and is a violation

HAGC will note in the participants’ files cases
abuse with respect to income changes (i.e

patterns of
prior to a
t rent has been determined)

except that only the
information that ch

erified. Only the paperwork related to the
e tenant and HAGC, as appropriate.

There may be
income (such as
temporarily unemp
based on the

; wage earner becomes temporarily disabled or
or such cases, HAGC will perform an interim reexamination
) stances which may temporarily reduce the tenant’s rent, even
come of such participant family stabilizes, another interim
to adjust the tenant’s rent, which will most likely be an

determination of income and rent is to be made and a special reexamination scheduled
within thirty (30), sixty (60) or ninety (90) days, depending upon the family’s
circumstances. The tenant is to be notified in writing of the date of the special
reexamination.

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.
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Section 10.04 Streamlined Income Determination

A.

HAGC has elected to apply a streamlined income determination to families receiving fixed
income as described below.

. For purposes of this Section, “fixed income” means periodic payments as reasonably

predictable levels from one or more of the following sources:

1. Social Security, Supplemental Security Income, Suppl ry Disability Insurance.

2. Federal, state, local or private pension plans.

3. Annuities or other retirement benefit progra surance policies, ility or death

benefits, or other similar types of periodic

4. Any other source of income subject to a erifiable COLA or current rate

of interest.

according to the

A family’s income must be adjustg tage of a family’s unadjusted

income that is from fixed income

1ncome HAGC shall apply a COL As to the family’s sources of fixed income,
' that ninety percent (90%) or more of the
that their sources of fixed income have not

pply a COLA to each of the family’s sources of fixed income
aust determine all other income in accordance with this Policy.

third-party generated documentation. If no public verification or
entation is available, then HAGC must obtain third-party

source.

For any income determined pursuant to this Section, HAGC must obtain third-party
verification of all income amounts every three (3) years.
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Article XI.  Inspections

HUD regulations require HAGC to inspect each unit prior to move-in, at move-out, and at least
annually during occupancy. In addition, HAGC may require additional inspections, in accordance
with this Policy.

A.

. Regular Inspection. Section 6(f)(3) of the United Stat

Move-In Inspection. An authorized representative of HAGC and_ an adult member of the
family will inspect the unit prior to occupancy. Both partie 1l sign the completed
inspection form, which indicates the condition of the unit. A of the signed inspection

Housing Authorities inspect each public housin
i October 1,
2023, HAGC shall use the National Standard i i Real Estate

area, building systems and components, an: its. of the inspection are contained
in the tenant file.

-needed ba51s in accordance with the lease provisions. HAGC
ection for any of the following reasons:

5. Routine maintenance.

6. There is reasonable cause to believe an emergency exists.

Notice and Scheduling of Inspections shall be in accordance with the [Lease Agreement.
For non-emergency entries, HAGC may enter the unit, with reasonable advance
notification to perform routine inspections and maintenance, make improvements and
repairs, or to show the unit for re-leasing. A written statement specifying the purpose of
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HAGC’s entry delivered to the unit at least two (2) days before such entry is considered
reasonable advance notification. For emergency entries HAGC may enter the unit at any
time without advance notice when there is reasonable cause to believe that an emergency
exists. If no adult household member is present at the time of an emergency entry, HAGC
must leave a written statement showing the date, time and purpose of the entry prior to
leaving the unit.
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Article XII. Grievance Policy

The purpose of HAGC’s Grievance Policy is to ensure that a decision to deny or terminate housing
under the Program complies with the regulations of HUD and administrative polices of HAGC.
For further details, please consult HAGC’s Grievance Policy.

?{(’\
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Article XIII. Pet Policy

HAGC shall maintain a Pet Policy in accordance with applicable federal and state law.

68

TABLE OF CONTENTS



The Housing Authority of Gloucester County
Admissions and Continued Occupancy Policy

Article XIV. House Rules

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

?{2&
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ATTACHMENT I

Housing Authority of Gloucester County

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

The Housing Authority of Gloucester County (HAGC) has, since it
a philosophy in the provision of subsidized housing which concen
settings so that services can be provided economically and de

eption in 1972, followed
the elderly in multifamily
families so that their

Commissioners in February 1999.

HAGC operates public housing funded in three incre : . 4-1 consists
of 62 scattered site single family two-, three-, and fo

in the early 1980s through the public housing acq rehabilitation program. These
homes are widely scattered throughout the County a on the attached map, which was
reproduced using HUD’s 2020 software. The homes were cted from the 1930s to the 1970s.
No two units are identical. They are located in mi i ighborhoods where nearly all
households have income from employ ere the NJ204-1 units are
located do not have concentration of povert , ehouses are located in neighborhoods

where minority families predominate.

NJ204-3, Carino Park Apartm in downtown Williamstown. There are 100 one-
bedroom units for the eldedy’a . e residents include some younger disabled
households. It is next dog i : i partment, and the Fire Department. It is one

wn. There is a mixture of rental housing and
homeowners in the vi ilies in the surrounding area, but they do not

predominate.

NJ204-4, Deptford c is located in the center of Deptford Township. There are 100

ip Hall and Police Department. The Deptford Fire Department
the property. Commercial properties are located on the major
Park. Much of the remaining property is occupied by single-

The following are re t 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

Average Income:  $ 8,903 $32,433

% Minority: 20.8% 13.2%

204-4
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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 HAGC to operate its Public Housi rogram as it has been
operated for the past 20 years. HAGC will review the statistics regardifig'the census tracts in which
the Public Housing units are located annually in connection with velopment of the Annual
Plan. If any changes in the surrounding neighborhoods are GC will consider a
relevant change in policy at that time.

Q
v
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ATTACHMENT 11
Housing Authority of Gloucester County

NOTICE OF AVAILABLE INFORMATION

The following information shall be made available for all persons tQ review, upon request.
Interested parties may contact the Housing Authority of Gloucester Co (HAGC) at 853-1190

to review such information which includes the following:

1. The Agency Plan,;

2. HAGC’s Admissions and Continued Occupan

3. A listing of developments and scattered sit mber of units
units designed with special accommodati telephone
numbers, and resident facilities, as app

4. Current income limits for admission 4 ;

5. Excess utility charges;

6. Utility allowance schedule;

7. Schedule of maintenance charges

8.

9.

HAGC shall post thlS notlce ina consplcuo and at a height easily read by all persons

100 Pop Moyla

Carino Park Apa
100 Chestn

856-728-4156
mstown, New Jersey 08094

56-848-2882
Deptford, New Jersey 08096
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ATTACHMENT III

Housing Authority of Gloucester County

RENT COLLECTION POLICY
1. All rent is due in advance on or before the first (1%) of each month.
2. Rent not paid by the first (1%) of the month shall be consider inquent.

3. The tenant shall be given a fourteen (14) day notice. Thi 11 require the tenant to
pay the rent in full or give up possession of the unit wi days. This notice
can be sent at any time of the month at the discretio i or, or designee.
If, after fourteen (14) days, tenant has neither va uent rent in

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

5. Once the attorney has filed for p

6. No partial payments will be accepte e tenant has first met with the Executive
3" day of the month and given an acceptable
reason as to why rent r in full and agreed in writing to a reasonable

method for the tim

d e within a twelve (12) month period under this
‘chronic delinquent” and the attorney is to be instructed to file
he chronic delinquency. If possession of the unit is granted by

payments in the form of cash, check, or money order. Should a
tenant pre 2 to HAGC that is returned for non-sufficient funds, HAGC will no
longer accep ents in the form of a check from said tenant. If after three (3) years,
the tenant has néver paid their rent late, HAGC 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 HAGC 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.
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ATTACHMENT IV
Housing Authority of Gloucester County

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 HUD
NOTICES PIH 97-12, 2002-12 AND 2005-2, 2007 TH H 2009

BACKGROUND: Gloucester County is located within the Phila
Area. Although it is part of a highly urbanized MSA, many pa
small-town in character. Residents feel strong ties to partic
the County.

ia Metropolitan Statistical
unty remain rural and

Gloucester County is approximately 328 square miles 4
communities in the northern part of the County. T ately 17 miles between the
Housing Authority of Gloucester County (HAGC ffices in Deptford, located in
the northern part of the County, and Carino Park n Williamstown, located in the
southern part of the County.

ea. Most of the popu

The original designation plan was in effegtivia 3. HUD approved a renewal

EXISTING HOUSING RESOURCES: ates the'ollowing subsidized or affordable
housing programs:

1. Public Housing
A. Scattered g i 2-, 3-, and 4-bedroom single family units

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
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throughout the County.

5. Section 8 Moderate Rehabilitation Housing Program — 23 certificates of participation
for a particular unit. The Landlord and HAGC 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 HAGC have expired (approximately 200) and
tenants have been issued Housing Choice Vouchers. HAGC is pfeviding Landlords with
the opportunity to extend their expired contracts in accordance federal regulations and
HUD guidance. The remaining Moderate Rehabilitation unif§’are located in the northern
part of the County.

6. Nancy J. Elkis Seniors Housing — 80 one-bedroom un
available for occupancy at affordable rents by eld
exceed 60% of the median for the County.

art of the County
itncomes do not

7. Section 8 Housing Choice Voucher Progr i or Housing Preferences — A
total of 145 Vouchers for non-elderly
announced by HUD on September 24, 1997. e Vouchers were awarded as part
of HUD NOFA FR-4207-01, Establishment eferences at Certain Section 8§
Developments. 20 additional Vo ated for non-elderly disabled

are available to non-elderly disabled, y and Very-low income households.
Participants are selected from the wa
units are scattered throughout the Co

households are cost burd 1 30% of income for shelter. A total of 10,562
lower income house e imgr 67.4% of all elderly households. Thus, the
elderly are clearly a segh ie County s population needing targeted housing assistance.

ically disabled and persons with AIDS in need of supportive
donsolidated Plan, are approximately 4,700. The estimates
ormed by the State of New Jersey and other advocacy

on of Gloucester County is approximately 90% non-minority and
6% 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. HAGC
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.
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ACCESSIBLE HOUSING RESOURCES: HAGC 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 Community
Development committed to aiding in this effort by locating funding for landlords willing to modify
their units to make them accessible. HAGC has employed a staff person who is designated to
provide this assistance to the non-elderly disabled and to the landlords.

DESIGNATION POLICY: The HAGC Board of Commissioners am
Continued Occupancy Policy for its Public Housing Program to in
Admission to 100% of the units at Deptford Park Apartments, NJ
and near-elderly disabled households. Admission to 100% of the

d the Admissions and
rate this Plan in 2003.
-4, is restricted to elderly
arino Park Apartments,

disability admission criteria may continue to resj i as long as they meet their
obligations under the lease and any other criteri e Admissions and Continued

who wish to apply for the 145 Vouchers set aside for the lderly disabled may do so. Their
application will be treated as any other. T order established in the Section
8 Administrative Plan and will receiv uchers as a result of their
residency in Deptford Park or Carino P art below summarizing the
designation.

Development Name in | Total # Units
oject Designated

Carino Park Apts. — 1 Bedroom 100 — 1 Bedroom
Designated to elderly
and near elderly
disabled

Deptford Park Apts. 100 — 1 Bedroom 100 — 1 Bedroom
Designated to elderly
and near elderly
disabled

CERT

‘ rtifies there are no unanticipated adverse impacts on the Housing
Resources

g served due to the designation.
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ATTACHMENT V
Housing Authority of Gloucester County
VIOLENCE AGAINST WOMEN ACT (VAWA) POLICY

I. Purpose and Applicability:

This Violence Against Women Act Policy (“Policy”) implements
reauthorization of the Violence Against Women Act (VAWA)
domestic violence, dating violence, sexual assault or stalking re

equirements of the 2013
applies for all victims of
ex, gender identity or

sexual orientation. This Policy shall be applied consistently imination and fair
housing requirements. This Policy covers all applicants a ered programs.
Neither VAWA nor this Policy implementing it shall rovision of

victims of domestic violence, dating violence or sta

This Policy shall be implemented in accordance with
Victims of Domestic Violence, Dating Violence, Sexua
subparts of 24 C.F.R. Parts 200, 247, 88 2, 883, 884, 8
and any other HUD subsequent applicab

art 5, Subpart L, Protections for
It or Stalking as well as various
891, HUD-Notice H 2017-05

I1. Goals and Objectives:

This Policy has the following g

A. Maintaining co

properties and p able Yegal requirements imposed by VAWA;

B. Participating, witl in protecting the physical safety of victims of actual or

threatened domestic e, dating violence, sexual assault or stalking who are assisted

C. ing housing opportunities for victims of domestic violence, dating
r stalking;

D. ers, by sharing information and maintaining collaborative

‘ HAGC, law enforcement authorities, victim services providers, and
others to pro e safety and well-being of victims of actual and threatened domestic
violence, dating Violence, sexual assault or stalking, who are assisted by HAGC; and

E. Responding in accordance with HAGC policies and procedures to incidents of domestic
violence, dating violence, sexual assault or stalking, affecting individuals assisted by
HAGC.

III.  Definitions:

HAGC shall implement all definitions as established in 24 C.F.R. §5.2003.
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IV.  Admissions and Screening:

Non-Denial of Assistance. HAGC will not deny admission to an applicant on the basis or as a
direct result of the fact that the applicant is or has been a victim of domestic violence, dating
violence, sexual assault or stalking if the applicant is otherwise qualified for admission. Further,
HAGC will not deny admission based on an adverse factor, if the adversg factor is determined to
be a direct result of the fact that the applicant is or has been a victim o estic violence, dating
violence, sexual assault or stalking.

the victim of domestic
hold or any guest,
C solely on the

ual assault

Also, if an applicant or an affiliated individual of the applicant is
violence, dating violence, sexual assault or stalking by a me
the applicant may not be denied rental assistance or occu
basis of criminal activity directly relating to that domesti
or stalking.

V. Termination of Tenancy or Assistance:

A. VAWA Protections. Under VAWA, specific p
HAGC:

ions, which will be observed by

1. An incident or incidents of act
stalking will not be considered t¢
the victim or threatened victim iolence and will not be good cause for

pmestic violence, dating violence, or

cd by HAGC on the basis or as a direct result
Ot has been a victim of domestic violence, dating
Vlolence sexualiass or stalklng Further, HAGC will not terminate tenancy or
i an adverse factor, if the adverse factor is determined to be a

ancy, evict, or to terminate assistance, as the case may be, for any
a lease or program requirement not premised on the act or acts of
domestic’violence, dating violence, sexual assault or stalking in question against
the tenant or an affiliated individual of the tenant. However, in taking any such
action, HAGC shall not apply a more demanding standard to the victim of domestic
violence, dating violence, sexual assault or stalking than that applied to other
tenants.

(b) Nothing contained in this Policy shall be construed to limit HAGC'’s ability to evict
or terminate from assistance any tenant or lawful applicant if HAGC as the case
may be, can demonstrate an actual and imminent threat to other tenants or to those
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VI

employed at or providing service to the property, if the tenant is not evicted or
terminated from assistance. In order to demonstrate an actual or imminent threat,
HAGC must have objective evidence of words, gestures, actions or other indicators
of such threats. Any eviction or termination of assistance, predicated on this basis
should be utilized by HAGC only when there are no other actions that could be
taken to reduce or eliminate the threat, including, but not limited to, transferring the
victim to a different unit, barring the perpetrator from the property, contacting law

etrator from acting on a
based on stereotypes, but

B. Removal of Perpetrator. Further, notwithstanding t or local law to
the contrary, HAGC may bifurcate a lease, or re om a lease,
without regard to whether a household memb a signatory to a lease, in order to evict,

remove, terminate occupancy rights, or te
tenant or lawful occupant and who engag ysical violence against family
members or others. Such action against the pe f such physical violence may be
taken without evicting, removing, terminating as e to, or otherwise penalizing the

and evictions by HAGC. In the eveé
must meet statutory requirements for |

Verification of Do Violence, Sexual Assault or Stalking
Requirement fg Prequire verification in all cases where an
individual claif ign ag : 1on involving such individual proposed to be

on of a claimed incident or incidents of actual or threatened
iolence, sexual assault or stalking may be accomplished by
ollowing types of documentation:

aimant has sought assistance relating to domestic violence, dating
assault or stalking, or the effects of the abuse. The document must
specify, under penalty of perjury (28 U.S.C. 1746), that the professional believes the
incident or incidents of domestic violence, dating violence, sexual assault or stalking
occurred and meet the definition of “domestic violence,” “dating violence,” “sexual
assault” or “stalking” in HUD’s regulations at 24 C.F.R. §5.2003;

3. A record of a federal, state, tribal, territorial, or local law enforcement agency, court,
or administrative agency that documents the incident or incidents of domestic violence,
dating violence, sexual assault or stalking. Examples of such records include police
reports, protective orders, and restraining orders, among others; or
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4. At the discretion of HAGC, a statement or other evidence provided by the applicant or
tenant.

HAGC may ask for clarification or additional information in order to make an objectively
reasonable determination of whether the adverse factor is a direct result of the applicant or
tenant having been a victim.

B. Time Allowed to Provide Verification/Failure to Provide individual who claims
protection against adverse action based on an incident or i ts of actual or threatened
domestic violence, dating violence, sexual assault or s who is requested by
HAGC to provide verification, must provide such verifi i een (14) business
days (i.e., fourteen (14) calendar days, excludi and federally
recognized holidays) after receipt of the reque y grant an

extension during which no adverse action can rification in

C. Acceptance of Verbal Statement. HAGC may, wi ect to any specific case, waive the
above stated requirements for verifagati enefits of this Policy based on
the victim’s statement or other co aiver may be granted in the
sole discretion of the Executive D and generally in such cases where
HAGC is otherwise aware of the 4 d the victim to request VAWA

protections. Any such waiver must gt writing. Waiver in a particular instance or

ey are victims of domestic violence, dating violence, sexual
information in one person’s documentation conflicts with the

VII.

Right of Con ality. All information (including the fact that an individual is a victim
of domestic violence, dating violence, sexual assault or stalking) provided to HAGC in
connection with a verification required by this Policy or provided in lieu of such
verification where a waiver of verification is granted, shall be retained by the receiving
party in confidence and shall neither be entered in any shared database nor provided to any
related entity, except where disclosure is: 1. requested or consented to by the individual in
writing; or 2. required for use in eviction proceedings or in connection with termination of
assistance, as permitted under VAWA; or 3. otherwise required by applicable law. HAGC
will take reasonable precautions to avoid inadvertent disclosures via mail or voicemail and
conduct the exchange of confidential information in person with the victim. All VAWA
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correspondence shall be secured to maintain confidentiality separate from the tenant file.

B. Notification of Rights. HAGC shall provide notice of Occupancy Rights (HUD 5380) and
the Certification of Domestic Violence Form (HUD 5382) at the following times: To
applicants with denial of assistance; At move in; With notice of eviction or termination of

assistance; To each household during the annual recertification; any other time when HUD-
5382 is supplied.

VIII. Court Orders/Family Break-up:

A. Court orders. It is HAGC’s policy to honor orders entered b
affecting individuals assisted by HAGC. This includes
authorities to enforce civil protection orders issued for the i icti addressing the
distribution of personal property among household me reaks up.

ompetent jurisdiction

IX.  Relationships with Service Providers:

It is the policy of HAGC to cooperate with org
governmental, that provide shelter and/or services to victi
sexual assault or stalking. [f HAGC staff becomes aware that
victim of domestic violence, dating viole
to such providers of shelter or services as a

and entities, both private and
omestic violence, dating violence,
ividual assisted by HAGC is a
HAGC will refer the victim
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Housing Authority of Gloucester County

EMERGENCY TRANSFER PLAN FOR VICTIMS OF DOMESTIC VIOLENCE,
DATING VIOLENCE, SEXUAL ASSAULT OR STALKING

Emergency Transfers

The Housing Authority of Gloucester County (HAGC) is concerned ab
and such concern extends to tenants who are victims of domestic vio
assault or stalking. In accordance with the Violence Against
allows tenants who are victims of domestic violence, dating vio

e safety of its tenants,
, dating violence, sexual
Act (VAWA)!, HAGC
| assault or stalking to

upon a preliminary determination that the tenant is s been a victim of domé&Stic violence,
dating violence, sexual assault or stalking, and on as another dwelling unit that
is available and is safe to offer the tenant for temp
documentation needed to request
an emergency transfer, confidentiality protectlons how ergency transfer may occur, and
guidance to tenants on safety and security odel emergency transfer plan
published by the U.S. Department of Hou t (HUD), the federal agency

A tenant who is a victim g ting violence, sexual assault or stalking, as
provided in HUD’s regul bpart L is eligible for an emergency transfer
if: the tenant reasonab at of imminent harm from further violence if
the tenant remains wit ] ant is a victim of sexual assault, the tenant may

also be eligible to transfe ¢ ual assault occurred on the premises within the 90-calendar-
day period prece an emergency transfer. A tenant requesting an emergency
transfer mus oSS ansfer in accordance with the procedures described in this

qualify for Internal a xternal transfers shall be entitled to a waiting list priority. VAWA
admission preferences shall not supersede usual eligibility criteria.

Emergency Transfer Request Documentation

! Despite the name of this law, VAWA protection is available to all victims of domestic violence, dating violence, sexual assault and
stalking, regardless of sex, gender identity, or sexual orientation.

2 Housing providers cannot discriminate on the basis of any protected characteristic, including race, color, national origin, religion,
sex, familial status, disability, or age. HUD-assisted and HUD-insured housing must be made available to all otherwise eligible
individuals regardless of actual or perceived sexual orientation, gender identity, or marital status.
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To request an emergency transfer, the tenant shall notify HAGC’s management office and submit
a written request for a transfer within HAGC. HAGC will provide reasonable accommodations to
this policy for individuals with disabilities. The tenant’s written request for an emergency transfer
should include either:

1. A statement expressing that the tenant reasonably believes that there is a threat of imminent
harm from further violence if the tenant were to remain in the s dwelling unit assisted
under HAGC’s program; OR

2. A statement that the tenant was a sexual assault victim and
on the premises during the 90-calendar-day period pre
emergency transfer.

e sexual assault occurred
nant’s request for an

HAGC shall retain records of all emergency transfer req ee (3) years
or for a period of time as specified in the program reg

Confidentiality

HAGC will keep confidential any information that the ten bmits in requesting an emergency
transfer, and information about the emerge e tenant gives HAGC written
permission to release the information ontat i i losure of the information is
required by law or required for use in an € ( g.0r hearing regarding termination of
assistance from the covered program. This pING 1dential the new location of the
dwelling unit of the tenant, if one is provide the person(s) that committed an act(s) of
domestic violence, dating viol X it stalking against the tenant. Information shall
not be entered into shared cS. S ice of Occupancy Rights under the Violence
Against Women Act fo i i HAGC’s responsibility to maintain the
confidentiality of infou e ineide domestic violence, dating violence, sexual
assault or stalking.

Emergency Trag

HAGC ca quest will be approved or how long it will take to process
a transfi nants shall be permitted to make an internal emergency transfer
under V s immediately available and such transfers shall be given priority
as an emerg . HAGC will act as quickly as possible to move a tenant who is a
victim of do ating violence, sexual assault or stalking to another unit, subject to

availability and sa it. If a tenant reasonably believes a proposed transfer would not be
safe, the tenant may st a transfer to a different unit. If a unit is available, the transferred
tenant must agree to abide by the terms and conditions that govern occupancy in the unit to which
the tenant has been transferred. HAGC may be unable to transfer a tenant to a particular unit if
the tenant has not or cannot establish eligibility for that unit.

If, after a reasonable time, HAGC has no safe and available units for which a tenant who needs an
emergency transfer is eligible, HAGC will assist the tenant in identifying other housing providers
who may have safe and available units to which the tenant could move. This shall be deemed an
“External Emergency Transfer”, meaning a transfer of a tenant to another unit or form of assistance
where the tenant would be categorized as a new applicant. At the tenant’s request, HAGC will also
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assist tenants in contacting the local organizations offering assistance to victims of domestic
violence, dating violence, sexual assault or stalking that are attached to this plan.

Tenants with tenant-based rental assistance shall be issued a voucher to move with continued
tenant-based assistance.

Safety and Security of Tenants

Pending processing of the transfer and the actual transfer, if it is ap d and occurs, the tenant

is urged to take all reasonable precautions to be safe.

ntact the National
for assistance
ccessed by

Tenants who are or have been victims of domestic violence ar
Domestic Violence Hotline at 1-800-799-7233, or a local d.
in creating a safety plan. For persons with hearing imp
calling 1-800-787-3224 (TTY).

Tenants who have been victims of sexual assault
Network’s National Sexual Assault Hotline at 800-
https://ohl.rainn.org/online/.

ape, Abuse & Incest National
, or visit the online hotline at

Tenants who are or have been victims of{$ta gcki isit the National Center for
Victims of Crime’s Stalking Resou i https://www.victimsofcrime.org/our-
programs/stalking-resource-center.

mpowering the Rights of Victims (SERYV)

e Family Part-Chancery Division Superior Court of NJ
1-856-379-2200
101 S 5th Street, 2nd Floor
Camden, NJ 08103

e New Jersey Domestic Violence Hotline
1-800-572-SAFE (7233)
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NOTICE OF OCCUPANCY RIGHTS UNDER U.S. Department of Housing and Urban Development
THE VIOLENCE AGAINST WOMEN ACT OMB Approval No. 2577-0286
Expires 06/30/2017
Form HUD-5380
(12/2016)
Housing Authority of Gloucester County
NOTICE OF OCCUPANCY RIGHTS UNDER THE VIOL AGAINST WOMEN

ACT

To all Tenants and Applicants

The Violence Against Women Act (VAWA) provides
dating violence, sexual assault or stalking. VAW
but are available equally to all individuals regardle
The U.S. Department of Housing and Urban Deve
oversees that The Housing Authority of Gloucester
VAWA. This notice explains your rights
attached to this notice. You can fill out
domestic violence, dating violence, sexua img, and that you wish to use your rights
under VAWA.

ctions for victims of domestic violence,
ot only available to women
identity, or sexual orientation'.
UD) is the federal agency that
(HAGC) is in compliance with
-approved certification form is

Protections for Applicants

assistance because yo *n_a victi domestic violence, dating violence, sexual
assault or stalking.

, or be evicted
jolence, dating

your rental housing because you are or have been a victim of
ence, sexual assault or stalking. Also, if you or an affiliated
the victim of domestic violence, dating violence, sexual assault
household or any guest, you may not be denied rental assistance
C solely on the basis of criminal activity directly relating to that
domestic violence, d iolence, sexual assault or stalking. Affiliated individual means your
spouse, parent, brother, Sister, or child, or a person to whom you stand in the place of a parent or
guardian (for example, the affiliated individual is in your care, custody, or control); or any
individual, tenant, or lawful occupant living in your household.

or occupancy rig

! Housing providers cannot discriminate on the basis of any protected characteristic, including race, color, national
origin, religion, sex, familial status, disability, or age. HUD-assisted and HUD-insured housing must be made
available to all otherwise eligible individuals regardless of actual or perceived sexual orientation, gender identity, or
marital status.
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Removing the Abuser or Perpetrator from the Household

HAGC may divide (bifurcate) your lease in order to evict the individual or terminate the assistance
of the individual who has engaged in criminal activity (the abuser or perpetrator) directly relating
to domestic violence, dating violence, sexual assault or stalking.

If HAGC chooses to remove the abuser or perpetrator, HAGC may not take away the rights of
eligible tenants to the unit or otherwise punish the remaining tenants. If the evicted abuser or
perpetrator was the sole tenant to have established eligibility for assi e under the program,
HAGC must allow the tenant who is or has been a victim and other old members to remain
in the unit for a period of time, in order to establish eligibility und: rogram or under another
HUD housing program covered by VAWA, or, find alternative

In removing the abuser or perpetrator from the household, eral, state, and
local eviction procedures. In order to divide a lease, H
for documentation or certification of the incidences o
assault or stalking.

Moving to Another Unit

Upon your request, HAGC may permit yQ
other units, and still keep your assistancé

t, subject to the availability of
est, HAGC may ask you to

provide documentation that you are req ause of an incidence of domestic
violence, dating violence, sexual assault o est is a request for emergency
transfer, the housing provider may ask you to : wrltten request or fill out a form where you
certify that you meet the crite ansfer under VAWA. The criteria are

olence sexual assault or stalking, your
you for such documentation, as described in the

ieve you are threatened with imminent harm from
remain in your current unit. This means you have a

You are a victim of sexual assault and the assault occurred on the premises
during the 90-calendar-day period before you request a transfer. If you are a
victim of sexual assault, then in addition to qualifying for an emergency transfer
because you reasonably believe you are threatened with imminent harm from
further violence if you remain in your unit, you may qualify for an emergency
transfer if the sexual assault occurred on the premises of the property from which
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you are seeking your transfer, and that assault happened within the 90-calendar-day
period before you expressly request the transfer.

HAGC will keep confidential requests for emergency transfers by victims of domestic violence,
dating violence, sexual assault or stalking, and the location of any move by such victims and their
families.

HAGC emergency transfer plan provides further information on emer
must make a copy of its emergency transfer plan available to you if

transfers, and HAGC
sk to see it.

Documenting You Are or Have Been a Victim of Domestic V,
Sexual Assault or Stalking

ting Violence,

(Saturdays, Sundays, and federal holidays do not
provide the documentation. HAGC may, but does
submission of documentation upon your request.

day you receive the request to
to, extend the deadline for the

of the abuser or perpetrator is known and is safe to provide.
ate, tribal, territorial, or local law enforcement agency, court,

ou must sign, along with the signature of an employee, agent, or
service provider, an attorney, a medical professional or a mental
collectively, “professional”) from whom you sought assistance in

of abuse, andwith the professional selected by you attesting under penalty of perjury
that he or she believes that the incident or incidents of domestic violence, dating
violence, sexual assault or stalking are grounds for protection.

e Any other statement or evidence that HAGC has agreed to accept.

If you fail or refuse to provide one of these documents within the fourteen (14) business days,
HAGC does not have to provide you with the protections contained in this notice.

If HAGC receives conflicting evidence that an incident of domestic violence, dating violence,
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sexual assault or stalking has been committed (such as certification forms from two or more
members of a household each claiming to be a victim and naming one or more of the other
petitioning household members as the abuser or perpetrator), HAGC has the right to request that
you provide third-party documentation within thirty (30) calendar days in order to resolve the
conflict. If you fail or refuse to provide third-party documentation where there is conflicting
evidence, HAGC does not have to provide you with the protections contained in this notice.

Confidentiality

HAGC must keep confidential any information you provide relat e exercise of your rights
under VAWA, including the fact that you are exercising your ri VAWA. HAGC must
not allow any individual administering assistance or other i If of HAGC (for
example, employees and contractors) to have access to con ess for reasons
that specifically call for these individuals to have acc applicable
federal, state or local law. HAGC must not enter yo ion i database or

information provided if:

e You give written permission to HAGC to re e information on a time limited

basis.
e HAGC needs to use the info ination proceeding, such as
to evict your abuser or perpctra , g your abuser or perpetrator from

assistance under this program.

violence, dating violence, sexual assault or stalking committed
annot hold tenants who have been victims of domestic violence,
stalking to a more demanding set of rules than it applies to tenants

The protections descfibed in this notice might not apply, and you could be evicted, and your
assistance terminated, if HAGC can demonstrate that not evicting you or terminating your
assistance would present a real physical danger that:

1. Would occur within an immediate time frame, and
2. Could result in death or serious bodily harm to other tenants or those who work on the

property.

If HAGC can demonstrate the above, HAGC should only terminate your assistance or evict you if
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there are no other actions that could be taken to reduce or eliminate the threat.
Other Laws

VAWA does not replace any federal, state, or local law that provides greater protection for victims
of domestic violence, dating violence, sexual assault or stalking. You may be entitled to additional
housing protections for victims of domestic violence, dating violence, sgxual assault or stalking
under other federal laws, as well as under state and local laws.

Non-Compliance with The Requirements of This Notice

You may report a covered housing provider’s violations d seek additional

assistance, if needed, by contacting or filing a complaint wi
For Additional Information
You may view a copy of HUD’s final VAWA ru : .gpo.gov/fdsys/pkg/FR-2016-

11-16/pdf/2016-25888.pdf Additionally, HAGC must
available to you if you ask to see them.

Tenants who are or have been victims of iQle aged to contact the National
Domestic Violence Hotline at 1-800-799- g mcstic violence shelter, for assistance
in creating a safety plan. For persons with
calling 1-800-787-3224 (TTY).

Tenants who have been vig

Network’s National Se otline at 800-656-HOPE, or visit the online hotline at

ms of stalking seeking help may visit the National Center for

Tenants who are or have B
1 Resource Center at https://www.victimsofcrime.org/our-

Victims of C s Stalk
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CERTIFICATION OF U.S. Department of Housing OMB Approval No. 2577-0286
DOMESTIC VIOLENCE, and Urban Development Exp. 06/30/2017
DATING VIOLENCE,

SEXUAL ASSAULT OR STALKING, Form HUD-5382
AND ALTERNATE DOCUMENTATION (12/2016)

Purpose of Form: The Violence Against Women Act (“VAWA?”) protects applicants, tenants, and
program participants in certain HUD programs from being evicted, denied housing assistance, or terminated
from housing assistance based on acts of domestic violence, dating violen xual assault or stalking
against them. Despite the name of this law, VAWA protection is available tims of domestic violence,
dating violence, sexual assault or stalking, regardless of sex, gender ide r sexual orientation.

Use of This Optional Form: If you are seeking VAWA protecti using provider, your
housing provider may give you a written request that asks you to i bout the incident

(1) A document signed by you and an employee, agent, eer of a victim service provider, an
attorney, or medical professional, or a mental health profe (collectively, “professional”) from
whom you have sought assistance relating ic vi ting violence, sexual assault or

) penalty of perjury, that the
ting violence, sexual assault or
ating violence,” “sexual assault” or

professional believes the incident or incidet
stalking occurred and meet the definition of

agency; or

(3) At the discretion qffthe ement or other evidence provided by the applicant or
tenant.

n request from your housing provider asking that you provide
ic violence, dating violence, sexual assault or stalking. Your
to, extend the time period to submit the documentation, if you
iod. If the requested information is not received within fourteen (14)
business da ived the request for the documentation, or any extension of the date provided

Confidentiality: Allin ation provided to your housing provider concerning the incident(s) of domestic
violence, dating violence, sexual assault or stalking shall be kept confidential and such details shall not be
entered into any shared database. Employees of your housing provider are not to have access to these
details unless to grant or deny VAWA protections to you, and such employees may not disclose this
information to any other entity or individual, except to the extent that disclosure is: (i) consented to by you
in writing in a time-limited release; (ii) required for use in an eviction proceeding or hearing regarding
termination of assistance; or (iii) otherwise required by applicable law.
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TO BE COMPLETED BY OR ON BEHALF OF THE VICTIM OF DOMESTIC VIOLENCE,
DATING VIOLENCE, SEXUAL ASSAULT OR STALKING

1. Date the written request is received by victim:

2. Name of victim:

3. Your name (if different from victim’s):

4. Name(s) of other family member(s) listed on the lease;

5. Residence of victim:

6. be safely disclosed):
7. to the victim:
8.

10. Location of incident(s):
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In your own words, briefly describe the incident(s):

This is to certify that the information provided gue and ¢

and recollection, and that the individual named 3

ct to the best of my knowledge
been a victim of domestic violence,
ission of false information could

eviction.

Signature igned on (Date)

Public Reporting Burde porting en for this collection of information is estimated to
des the time for collecting, reviewing, and reporting the data. The
the housing provider to request certification that the applicant or

information provided is to be
i i dating violence, sexual assault or stalking. The information is

tenant 1S a vic

subject to th of VAWA. This agency may not collect this information, and
you are ng unless it displays a currently valid Office of Management and
Budget gontrol number.
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EMERGENCY TRANSFER U.S. Department of Housing OMB Approval No. 2577-0286
REQUEST FOR CERTAIN and Urban Development Exp. 06/30/2017
VICTIMS OF DOMESTIC

VIOLENCE, DATING VIOLENCE, Form HUD-5383
SEXUAL ASSAULT OR STALKING (12/2016)

Purpose of Form: If you are a victim of domestic violence, dating violence, sexual assault or stalking, and
you are seeking an emergency transfer, you may use this form to request an e ncy transfer and certify
that you meet the requirements of eligibility for an emergency transfer unde iolence Against Women
Act (VAWA). Although the statutory name references women, VAWA gights and protections apply to all
victims of domestic violence, dating violence, sexual assault or s sing this form does not
necessarily mean that you will receive an emergency transfer. Se rovider’s emergency

(1) You are a victim of domestic violence, dat al assault or stalking.
If your housing provider does not already ha that you are a victim of
domestic violence, dating violence, sexual assau i our housing provider may
ask you for such documentation. In response, you mit Form HUD-5382, or any

one of the other types of documentation listed on that

that you submit this form, or may accep
housing provider’s emergency transfer pl

violence if you rema it This means you have reason to fear that if
you do not receivg ence in the very near future.

Submission of Documeéngation: If you have third-party documentation that demonstrates why you are
eligible for an emergency transfer, you should submit that documentation to your housing provider if it is
safe for you to do so. Examples of third party documentation include, but are not limited to: a letter or
other documentation from a victim service provider, social worker, legal assistance provider, pastoral
counselor, mental health provider, or other professional from whom you have sought assistance; a current
restraining order; a recent court order or other court records; a law enforcement report or records;
communication records from the perpetrator of the violence or family members or friends of the perpetrator
of the violence, including emails, voicemails, text messages, and social media posts.
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Confidentiality: All information provided to your housing provider concerning the incident(s) of domestic
violence, dating violence, sexual assault or stalking, and concerning your request for an emergency transfer
shall be kept confidential. Such details shall not be entered into any shared database. Employees of your
housing provider are not to have access to these details unless to grant or deny VAWA protections or an
emergency transfer to you. Such employees may not disclose this information to any other entity or
individual, except to the extent that disclosure is: (i) consented to by you in writing in a time-limited release;
(i1) required for use in an eviction proceeding or hearing regarding termination of assistance; or (iii)
otherwise required by applicable law.

TO BE COMPLETED BY OR ON BEHALF OF THE PERSON TING A TRANSFER

1. Name of victim requesting an emergency transfer:

2. Your name (if different from victim’s)

3. Name(s) of other family member(s) listed on the lease:

4. fer with the victim:
5. e h the victim seeks to transfer:
6. or contacting the victim:

7. Name of the accused perpetrator (if known and can be safely disclosed):

8. Relationship of the accused perpetrator to the victim:
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9. Date(s), Time(s) and location(s) of incident(s):

ccurred in the past ninety
ing a transfer? If yes, skip

10. Is the person requesting the transfer a victim of a sexual assault t
(90) days on the premises of the property from which the victim i
question 11. If no, fill out question 11.

11. Describe why the victim believes they are threatene imminent harm from her violence

if they remain in their current unit.

12. If voluntarily provided, list any third-pa entation you are providing along with this

notice:

This is to certify that the inf i i is true and correct to the best of my knowledge,
and that the individual i egcquirement laid out on this form for an emergency
transfer. I acknowledge the i
be the basis for denial of ad crmination of assistance, or eviction.

Signature Signed on (Date)
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LEASE ADDENDUM

VIOLENCE AGAINST WOMEN AND JUSTICE DEPARTMENT REAUTHORIZATION ACT OF 2005

TENANT LANDLORD UNIIL NO. & ADDRESS

This lease addendum adds the following paragraphs to the L above referenced

Tenant and Landlord.
1. Purpose of the Addendum

The lease for the above referenced unit is being am
Against Women and Justice Department Reauthorizati 2005 (VAWA).

2. Conflicts with Other Provisions gfithe Lease

In case of any conflict between the provis m and other sections of the Lease,

the provisions of this Addendum shall preva
3. Term of the Lease Ad

The effective date of thi This Lease Addendum shall

continue to be in effec
4,

1. The incidents of domestic violence, dating violence or stalking
as serious gE ¢ the lease or other “good cause” for termination of assistance,

of the tenant’s famil ¢ victim or threatened victim of that abuse.

3. The Landlord may request in writing that the victim, or a family member on the victim’s
behalf, certify that the individual is a victim of abuse and that the Certification of Domestic
Violence, Dating Violence or Stalking, Form HUD-91066, or other documentation as noted on the
certification form, be completed and submitted within fourteen (14) business days, or an agreed
upon extension date, to receive protection under the VAWA. Failure to provide the certification
or other supporting documentation within the specified timeframe may result in eviction.
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Tenant Date

?{(&
Q&
Q
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ATTACHMENT VI
Housing Authority of Gloucester County
CODE OF CONDUCT

L Ethical and Legal Business Practices

1.1 HAGC Ethical Standard

Employees shall conduct business according to the highest
Employees shall devote their best efforts to the interests o
by basic honesty and good judgment and be sensitive to
All duties shall be performed in a conscientious, honest
one’s own personal or private gain or advantage.

s of public service.
shall be guided
interpretations.
and not for

legally compliant m

HAGC recognizes the right of employees to eng
nature and unrelated to HAGC business. However,
create, a conflict between the employee and HAGC’s inte

e activities that are private in
dealings that create, or appear to
re unlawful and prohibited.

1.2 Conflicts of Interest Poli

Employees must avoid any interest, influen
conflict with the best interests o

onship Which might conflict or appear to
es must avoid any situation in which their
situation where an actual or potential conflict
may exist. Business dealifigs 3 a conflict between the employee and the
ocal Government Ethics Acts. A potential
mployee is in a position to influence a decision
e for the employee or an immediate relative,
dther, child, parent, stepchild, sibling, grandparents, daughter-in-
e, nephew, uncle, aunt, or any person related by blood or

employee shall §
federal funds i

ticipate in the selection, award or administration of a contract
onflict of interest, financial or otherwise, real or apparent would
be involved:

No HAGC emplo
construction to HAGE

engage in selling or attempting to sell supplies, services or
or one year following the date such employment ceased.

Additional examples of potential conflict situations include, but are not limited to:

e Having a financial interest in any business transaction with HAGC

« Owning or having a significant financial interest in, or other relationship with, an HAGC
competitor, customer or supplier, and

e Accepting gifts, entertainment or other benefit of more than a nominal value from an HAGC
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competitor, customer or supplier.

Anyone with a conflict of interest must disclose it to the Human Resources Director and/or
Executive Director and remove themselves from negotiations, decisions, deliberations, or votes
involving the conflict. There will be no retaliation against any party who makes a good faith
complaint concerning violations of this Code of Conduct regardless of whether it is ultimately
determined that such violations have in fact occurred. There will be nggretaliation against any
party who provides information in the course of an investigation into al violations of this Code
of Conduct.

Employees are permitted to hold outside employment with their
responsibility to HAGC or create a conflict of intere are prohibited from engaging
in outside employment activities while on the job 1 ime, supplies or equipment in

the outside employment activities. The Executive
outside employment if the quality of HAGC work dimin
in, or is employed by, any business doing business with
these outside interests to the Executive Dj

ny employee who holds an interest
must submit a written notice of

1.3 Gifts Policy

Employees, shall neither, directly or indire¢ olicit, accept, or agree to accept gratuities,
contractors, suppliers, government officials,
program landlords, applicaufs;'t S ici other organizations. Employees shall not

accept any gift, favor, sg &t of employment or anything of value which

authorized j > accept meals and refreshments if they are infrequent, are

of nominalfwa ith business discussions.
If ane r other benefit of more than nominal value, the employee shall
report it pro an Resources Director. The gift shall be returned or donated to a

HAGC clients are protected by the Federal Privacy Act and as such client records are considered
confidential unless specifically allowed to become part of Public Records as defined by federal,
state or local government regulations and/or law. HAGC employees must comply with all
requirements of HAGC’s Data Security Policy which specifies that no HAGC employee may
disclose information to the public without appropriate signed authorization from the resident or
client. Information that pertains to HAGC’s business, including all nonpublic information
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concerning HAGC, is strictly confidential and shall not be given to people who are not authorized
to receive such information.

Employees shall protect confidential information -- which may include, for example,
client/participant lists and financial information -- by taking the following precautionary measures:

e Discuss work matters only with other HAGC employees who
reason to know or have access to such information.

e Do not discuss work matters in public places.

e Monitor and supervise visitors to HAGC to ensure th
confidential information.

e Destroy hard copies of documents containing confiden

ve a specific business

do not have access to

at are not filed or

archived.
e Secure confidential information in desk drawers cabinets at the end ry business
day.
HAGC collects personal information about emplo es to their employment. Only
people with a business-related need to know are g ess to this information, and the
Executive Director or the Chair of the Board of Commi s shall authorize any release of
such information to others. Personal infoffmation, other than quired to verify employment

be released to others upon
employee approval or in response to a legalisbpoena.

If an employee gains access to_any confid information, including private employee
acting with integrity. Unauthorized disclosure
or inappropriate use of confide i 1 not be tolerated.

11 books and records on which they are based must accurately

HAGC’s financial stateme
sacti disbursements and receipts shall be properly authorized and

reflect HAGCs

eport financial information accurately. Reimbursable business
curately reported and supported by receipts.

1.6 Political Activity Policy
The Hatch Act, 5 U.S.C. 1501-1508 restricts the political activity of persons principally employed
by a state or local agency who work in connection with programs financed in whole or in part by

loans or grants made by the United States or a federal agency. A state or local employee covered
by the Hatch Act may not run for partisan office. However, employees may join political
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organizations, so long as they maintain a clear separation between their official responsibilities
and their political affiliations. Employees are prohibited from engaging in political activities while
performing their public duties and from using HAGC time, supplies or equipment in any political
activity. Any violation of this policy shall be reported to the employee’s supervisor, Human
Resources Director, or Executive Director or designee.

1.7 Employee Records

An employee’s personnel file consists of the employee’s employ
forms, reference checks, emergency information and any p
appropriate employment-related documents.

application, withholding
ce appraisals, or other

It is the employee’s responsibility to notify Payroll or
changes in name, address, telephone number, marita

Personnel files are confidential records that shall be 1 ocked cabinet and shall only be
n a need-to-know basis. Records
relating to any medical condition shall be maintained in a te file. Electronic personnel and

Upon request, employees may review theit
HAGC’s premises in the presence of the Hu
employee shall be entitled to reyi sed to determine his or her qualification for

any records used for disciplinary purposes.

Employees shall not remo ir personnel file. Employees are permitted to
have a copy of any dog Employees may add to their
personnel file a rebutt document contained in their personnel file.

Personnel files do not contz 1tidential employee medical information. Any such information
that HAGC ma i ained in a separate file and treated, at all times, as confidential.
Any such medie i disclosed under very limited circumstances in accordance

with any

i ivacy of personnel records. There are limited circumstances in
which HA ormation contained in personnel or medical records to persons outside

e [n response to
agency;

e To an authorized governmental agency as part of an investigation of HAGC’s compliance
with applicable law;

e To HAGC’s agents and attorneys, when necessary;

« In a lawsuit, administrative proceeding, grievance, or arbitration in which the employee
and HAGC are parties;

« In a workers’ compensation proceeding;

alid subpoena, court order or order of an authorized administrative
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To administer benefit plans;

To an authorized health care provider;

To first aid or safety personnel, when necessary; and

To a potential future employer or other authorized person requesting a verification of
employment.

1.8 Nepotism Policy

| be avoided insofar as
ee if that appointment
intment is otherwise

The employment of more than one member of the same family,
possible. No person should be hired as a regular or tempora
would violate any provision of this nepotism policy, or un

member of the same family.

For purposes of this policy, the term “immediate f:
child, parent, stepchild, sibling, grandparents, daug on-in-law, grandchildren, niece,
nephew, uncle, aunt, or any person related by bloo rriage residing in an employee’s

household.

This nepotism policy shall not deprive any
development, nor change the existing statu
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ATTACHMENT VII
Housing Authority of Gloucester County

SMOKE-FREE HOUSING POLICY

Date of Implementation: July 1, 2018

1. Purpose of Smoke-Free Housing: The purpose of Smoke-Fr sing is to mitigate (i) the
irritation and known health effects caused by secondhand smo aintenance, cleaning,
and redecorating costs attributable to smoking; and (iii) the i 1 ire from smoking.
The parties hereto desire to implement a Smoke-Free Hou i € purposes set

2. Definition of Smoking: “Smoking” means inhalj i ing, or carrying any lighted
cigar, cigarette, Electronic Cigarette (as defined he delivery device, pipe, or other
or product, including marijuana.
“Electronic Cigarette” means any electronlc device that p a vapor of liquid nicotine and/or
include such devices whether
they are manufactured or referred to as &

name.
3. Smoke-Free Housing Policy: Tenant agree owledges that the premises to be occupied
by Tenant and members of Tg creinafter referred to as “dwelling unit”) have
been designated as a smo nt. Smoking is prohibited anywhere in the
dwelling unit, in the builg ’ 2lling unit is located, in any of the common
areas (including but ng i muni , community bathrooms, lobbies, hallways,
laundry rooms, stairw S eV or in any outdoor space within 25 feet of the
building. Smoking shall o ' rm1tted in designated smoking areas. Landlord shall not grant

ing in smoke-free areas as described hereinabove.

S. Landlord to F
entrances and exits, on areas, and hallways as deemed appropriate.

6. Landlord Not a Guarantor of Smoke-Free Environment: Tenant acknowledges that
Landlord’s adoption of a Smoke-Free Housing Policy, and the efforts to designate the rental
complex as smoke-free, does not make Landlord or any of its employees or agents the guarantor
of Tenant’s health or of the smoke-free condition of the dwelling unit and the common areas.
However, Landlord shall take reasonable steps to enforce the Smoke-Free Housing Policy and to
make the (designated areas of the) rental complex smoke-free. Landlord is not required to take
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steps in response to smoking unless Landlord has direct knowledge of said smoking or has been
notified of said smoking.

7. Effect of Breach and Right to Terminate Lease: A breach of this Addendum shall give each
party all the rights contained herein, as well as the rights provided for in the Lease. A material
breach of this Addendum by the Tenant shall be a material breach of the Lease and grounds for
termination of the Lease by the Landlord. Landlord shall serve Tenant with Notices to Cease for
both the first and second violations of the Smoke-Free Housing Polic on a third violation of
the Smoke-Free Housing Policy, Landlord shall serve Tenant with ice to Quit, also known as

an eviction notice. Tenant acknowledges that Tenant shall be lia dlord for any breach of
this Addendum for the cost of repair to the dwelling unit du om smoke odors or
residue. A Tenant shall be in violation of the Smoke-Free Ho Landlord, or any
of its employees or agents, witnesses a Tenant, Tenant’s g vitee smoking
outside of designated smoking areas; (2) Landlord, its s a lighted
smoking product in an ashtray or other receptacle i ling unit; (3) damage to the

interior of the dwelling unit that is the result of bu
owned property; (4) evidence of smoking in a dwelli s smoking odors, smoke clogged
filters or smoke film including smoke damage to the repeated reports to Landlord, its
employees or agents of Vlolatlons of the No Smoke- Fre ing Policy by third parties; (6)

Housing Policy, and the efforts to desi ¢ rel complex as smoke-free, does not in any way
change the standard of care t ave to a Tenant household to render buildings
designated as smoke-free a or improved in terms of air quality standards

ents, allergies, or any other physical or mental condition
d smoke are put on notice that Landlord does not assume any
s Addendum than any other Landlord obligation under the Lease.
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ATTACHMENT VIII
Housing Authority of Gloucester County

LIVE-IN AIDE POLICY

A live-in aide is defined as a person approved by the Housing Authori
(HAGC) who resides in the unit to care for a “family member” who is
years of age and who: (1) Is determined to be essential to the care a
(2) Is not obligated for support of the person(s); and (3) Who wou
to provide necessary support services.

of Gloucester County
led or at least fifty (50)
ell-being of the person(s);
living in the unit except

HAGC will verify the need for a reasonable accommod for a live-in a erification is
required to prove that the requested accommodation is ssary, and that there
relationship between the requested accommodation their digability. Live-in aides will be

verified at intake and during the participant’s reex i as a live-in aide is needed.

Once determined eligible for the reasonable accom n of a live-in aide, HAGC will
determine whether the specific individual identified by the as an aide is eligible by:

a live-in aide if s/he has: (a) committed other corrupt or criminal act in
connection with any federal housing progra ymmitted*drug-related criminal activity or
violent criminal activity; (c) curre ) er amounts to HAGC or to another PHA in
connection with Section 8 oz i tance under the Act; (d) violated any family

obligations under the prog 4 C.F.R. §982.551; (e) been convicted of
manufacturing or produgi i premises of an assisted housing project; (f)

(2) aide is not obligated for support of the person(s), and would
not be living proviide necessary support services. While a relative or family
member i3 cluded¥ds an eligible live-in aide, the requested live-in aide must
meet t -existing household member does not qualify as a live-in aide. In

i.
ii.  The Live-ii@rde was not part of the household prior to receiving program assistance.
iii.  There is no other reason for the aide to reside in the unit - the aide can demonstrate they
have a previous residence the aide left in good standing.

iv.  The aide and the participant will maintain separate finances.

v.  The live-in aide shall not contribute to the household finances, pay for household bills
or expenses or maintain household utilities in their name.

In the event of moves, termination or death of the participant, Live-in aides will not be considered
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as a remaining member of the tenant family. Because a live-in aide only lives in the unit for the
purposes of providing services for a person with a disability, the aide has no right to continuing
living in the unit if the person with disabilities moves out or if the person with disabilities no longer
is eligible for the aide. The live-in aide has no rights to the voucher (if applicable). The line-in
aides family members will not reside in the unit, unless approved by HAGC. HUD Regulations
require HAGC to include any approved live-in aide when determining the family unit size. The
income of an approved line-in aide is excluded when calculating a sousehold’s income. In
accordance with HUD regulations, HAGC will determine if any out-o ket expenses related to
disability assistance and medical needs related to payment of a liv. aide qualify as allowable
deductions. Occasional, intermittent, multiple, or rotating care ically do not meet the
definition of a live-in aide. In properties owned and managed ive-in aide must also
sign a Live-In Aide Lease Addendum.
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Certification for Live-In Aide

HUD regulations (24 C.F.R. §5.403) define a live-in aide as 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 person(s);
2. Is not obligated for the support of the person(s); and

3. Would not be living in the assisted housing unit except to provi
services.

€ necessary supportive

I certify that:
(Name of participant)

I have selected

The live-in aide is qualified to provide the needed ¢

rogram assistance.
The aide must demonstrate they have a p i in good standing.

The live-in aide shall not contribute to the hot ances, pay for household bills or expenses
or maintain household utilities iagtheir name.

I understand that a live-in d1d€ i g assisted family. Because a live-in aide only
lives in the unit for the idi for a person with a disability, the aide has
no right to continuing i on with disabilities moves out or if the person
with disabilities no longg gligible for the aide. I understand that any misrepresentation on this

the process to approve a live-in aide is considered fraud and
and/or termination and requirement to repay HAGC any

Date of Signa

Live-in Aide Name
Live-in Aide Signature
Date of Signature

! Near-elderly family means a family whose head, spouse, or sole member is a person who is at least fifty (50) years of age but
below the age of sixty-two (62); or two (2) or more persons, who are at least fifty (50) years of age but below the age of sixty-two
(62), living together; or one or more persons who are at least fifty (50) years of age but below the age of sixty-two (62) living
with one or more live-in aides.
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ATTACHMENT IX
Housing Authority of Gloucester County

EQUAL HOUSING OPPORTUNITY AND AFFIRMATIVELY FURTHERING FAIR
HOUSING POLICY

A. NONDISCRIMINATION POLICY

Federal laws require the Housing Authority of Gloucester at all applicants,
tenants, and partlclpant families equally, providing the i egardless of

of race, color, religion, sex, natlonal origin, age, f; isability, sexual orientation,
all federal, state, and local
nondiscrimination laws, and with rules and reg erning fair housing and equal
opportunity in housing and employment, including but

o Title VI of the Civil Rights Act of vhi i inination on the basis of race,
color, religion, national origin or
o Title VIII of the Civil Rights Act @
Housing Amendments Act of 1988), c ds protection against discrimination based

on disability and familialsta ut forms of prohibited discrimination.

e Executive Order 1106

. which describes specific housing rights of
persons with dis

e The Age Discrimina Y establishes certain rights of the elderly.

o Title I of the A g Disabilities Act of 1990 (ADA)which requires that HAGC

h disabilities with access to its programs, services and activities
g public spaces.

on the Enforcement of the Fair Housing Act.
s or local ordinances, and any legislation protecting the individual

HAGC shall not discriminate on the basis of any protected class in the leasing, rental, occupancy,
use, or other disposition of housing or related facilities. HAGC shall not, on account of any
protected class:
1. Deny anyone the opportunity to apply for housing (when the waiting list is open), nor deny
to any qualified applicant the opportunity to lease housing suitable to its needs;

108

TABLE OF CONTENTS



The Housing Authority of Gloucester County
Section 8 Administrative Plan

2. Provide anyone housing that is different (of lower quality) from that provided to others;
3. Subject anyone to segregation or disparate treatment;

4. Restrict anyone’s access to any benefit enjoyed by others in connection with the housing
program;

5. Treat anyone differently in determining eligibility or other rements for admission;

6. Deny anyone access to the same level of services; or

integral part of the housing program.

HAGC shall not automatically deny admission to ed applicants because of their

e imputed (e.g., families with

Census Tract #

1. Clayton (Bo 5015
2. Deptford (Twp. 5011
3. East Greenwich (Twp.) 5006
4. Elk (Twp.) 5019
5. Franklin (Twp.) 5017
6. Glassboro (Boro.) 5014
7. Greenwich (Twp.) 5005
8. Harrison (Twp.) 5020
9. Logan (Twp.) 5024
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10. Mantua (Twp.) 5007
11. Monroe (Twp.) 5016.01,5016.02
12. National Park (Boro.) 5003
13. Paulsboro (Boro.) 5004
14. Swedesboro (Boro.) 5023
15. Washington (Twp.) 5012
16. West Deptford (Twp.) 5002
17. Westville (Boro.) 5001
18. Woodbury (City) 5010
19. Woodbury Heights (Boro.) 5009
20. Woolwich (Twp.) 5022

C. AFFIRMATIVE MARKETING/OUTREA

interested and eligible individuals. It is HAGC’s in et the programs and services to
those individuals who have been historically underserve C will review, update, and create
program-wide marketing materials as needed to make them t, understandable, and effective
to all potential program applicants.

HAGC will use appropriate marketing mate S each strategies and approaches
to target historically underserved populatio on applicable federal regulation and New
Jersey state law, certain programsgate required elop an Affirmative Fair Housing Marketing
outreach segments of the eligible populations
which are least likely to a . The individual AFHM will be reviewed

and updated every five

eligible based on program requirements. Where the family is
C must notify the family in writing. All applicants will be placed

and HAGC’s estab policy. The waiting lists will be assembled in accordance with the
applicable federal regulations governing the program and HAGC’s established policy. Placement
on the waiting list does not indicate that the family is, in fact, eligible. Applicant preferences vary
by housing program and are clearly specified within the applicable governing policy for each
program.

When the Executive Director determines that the waiting lists contain an adequate pool for use of
available program funding, HAGC may stop accepting new applications and close the waiting lists.
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When the waiting list is closed, HAGC will not maintain a list of individuals who wish to be
notified when the waiting list is re-opened.

While the family is on the waiting list, the family must report to HAGC changes in family size or
composition, preference status, contact information, including current residence, mailing address,
income and phone number. All changes must be reported in writing wit ourteen (14) calendar
days of the change. Failure to keep HAGC informed of all changes of ess will prevent HAGC
from contacting an applicant and leaves HAGC no alternative butgo remove the applicant from
the waiting list. In the event this happens, the applicant has thirty, to request an Informal
Hearing, failure to do so makes it necessary for the applicant t

As conditions may require, HAGC will post notices in particular
neighborhoods or developments to encourage fuller ssue public
announcements of availability to encourage applica ce. HAGC will monitor the
benefits received, as a result of marketing activit ease or decrease the outreach

activities accordingly. Some of the marketing effort
the situation, include the following:

AGC may engage, depending on

1. Review marketing and advertising
and requirements.

iance with Fair Housing laws

2. Distribute marketing mater1als and m@ available’'on HAGC’s website, all of which
contain the Equal Opp ; ! d logo, to all persons who made an inquiry
regarding housing a ¢ e to town halls, social services offices, and

3. Publish specia i Opportunity logo in a newspaper of general
i ' 1mes, to announce the availability of funds/units

qual Opportunity language and logo in all HAGC offices

ain personal contact with various agencies such as Gloucester
, Gloucester County Human Services Advisory Council, VOA
cester County Division of Senior Services and inform such contacts

6. Special outreach to minorities, persons with disabilities and very low-income families are
accomplished through direct personal contact and direct mail to various
agencies/community service providers that encourage such groups to register for housing
assistance.

7. Special outreach to groups that are the least likely to apply, as determined by any applicable
or required Affirmative Fair Housing Marketing Plan, include direct personal contact and
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direct mail to community service providers to encourage members of the identified groups
that participate with the service providers in other activities to register for housing
assistance with HAGC.

8. As determined by any applicable Affirmative Fair Housing Marketing Plan, it has been the
experience of HAGC and is anticipated in the future that a suffigient number of residents
within the Operating Jurisdiction will register for assistanc ccordingly, no special
outreach for residents within the Operating Jurisdiction will dertaken. The Supervisor
of the Intake Department shall review/monitor the wai monthly. Should the

ach residents within

the Operating Jurisdiction.

9. Maintain training and resource material for
administration and conduct and/or make avai ining on fair housing and civil
rights compliance.

D. OUTREACH TO OWNERS AND PROMO GREATER OPPORTUNITIES

HAGC continuously markets program uti
income and minority concentration, as dete
proven that personal contact b

census data. The history of HAGC has
ost meaningful marketing efforts. Further,
yrganization helps strengthen and develop new

e voucher 1ssuance, HAGC pr0V1des guidance to voucher holders
hits or complexes with vacancies in areas that meet the voucher

Effective 20 nsing Small Area Fair Market Rents (SAFMRs) to determine the

appli > to the Housing Choice Voucher Program. The zip-code based
payment standards, @ from localized rent for each zip-code, allow HCV families to rent units
in higher cost areas thatave higher cost rents. The SAFMRs allow families to choose a unit across
more neighborhoods with higher rents that may have high-performing schools, low levels of
poverty and access to greater amenities.

Some actions to be taken which promote opportunities for families outside areas of low-income
and minority concentration and market the program to owners include the following:
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1.

Provide one on one orientation with owners of new complexes/properties or new owners
of existing complexes/properties.

Address various landlord groups, prospective real estate investors, and those who attend
community meetings.

Provide prospective clients during the Tenant Briefing P
participating property owners.

m a list of currently

At the time of issuance, and as part of continued cou to assisted tenants,
HAGC staff help clients to determine the type of are i ial location needs
of the family, and advise clients of available units i . i may include
schools, location of employment, childcare cen i

concentrations in acco i C firements of the SAFMR Rule. HAGC will
accordance with funding levels and budgetary

fousing Opportunity logo and/or language in all advertising and in all
marketing publications of HAGC. HAGC shall be particularly conscious of human models
used in its publications so as to avoid signaling any sense of discrimination.

HAGC shall consider all requests for reasonable accommodations in accordance with the

applicable federal, state and local law and HAGC policy governing reasonable
accommodations for individuals with disabilities.
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5.

10.

11.

12.

13.

14.

In accordance with its Language Assistance Plan, HAGC will take affirmative steps to
communicate with people who need services or information in languages other than
English. At this time, English is the predominant language.

For more information regarding the operating policies of HAGC, spemﬁcally accepting
and processing applications, preferences, the organization of the yfaiting lists, and assisting
a family that claims illegal discrimination, please refer to t ction 8 Administrative
Plan, the Public Housing Admissions and Continued Occup Policy, and the individual
management plans as applicable. These policies shall orated into this Equal
Housing Opportunity Policy by reference.

HAGC does not intend to subcontract with a fair ng organization.

HAGC will maintain all records, which incl spaper advertisements, pre-
various agencies/community

on the implementation of the Fair Housing
Act.
HAGC shall updat€a ici accordance with the provisions of the Fair
Housing Act
HAGC shall recru ds and service providers in areas to expand the housing choice
to program ici as much as the funding for the various programs permit.

gach family’s race, ethnicity, familial status, and disability
D-50058.

HAGC is committed to full compliance with applicable Civil Rights laws, HAGC 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. If an
applicant/tenant family believes that any family member has been discriminated against by HAGC,
the family should advise HAGC. HUD requires HAGC to make every reasonable attempt to
determine whether the applicant or tenant family’s assertions have merit and take any warranted
corrective action. HAGC will assist any family that believes they have suffered illegal

114

TABLE OF CONTENTS



The Housing Authority of Gloucester County
Section 8 Administrative Plan

discrimination by providing them copies of the appropriate housing discrimination forms. HAGC
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.

Upon receipt of a housing discrimination complaint, HAGC is required to: Provide written notice
of the complaint to those alleged and inform the complainant that h notice was made;
Investigate the allegations and provide the complainant and those alle ith findings and either
a proposed corrective action or an explanation of why corrective ac 1s not warranted and keep
a record of all complaints, investigations, notices, and corrective

People who believe they have experienced discriminatio int by contacting
HUD’s Office of Fair Housing and Equal Opportunity
9275 (TTY). Housing discrimination complaint
www.hud.gov/fairhousing.

also be filed going to
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2. Statement of Financial Resources

HOUSING AUTHORITY OF GLOUCESTER COUNTY

[24 CFR Part 903.7 9 (b)]
List the financial resources that are anticipated to be available to the PHA for the support of Federal public housing and tenant-
based Section 8 assistance programs administered by the PHA during the Plan year. Note: the table assumes that Federal
public uses of these funds need not be stated. For other funds, indicate the use for those funds as one of the following
categories: housing or tenant based Section 8 assistance grant funds are expended on eligible purposes; therfore uses of these
funds need not be stated. For other funds, indicate the use for those funds as one of the following categories: public housing

operations, public housing capital improvements, public housing safety/security, public housing supportive services, Section 8

2025

tenant-based assistance, Section 8 supportive services or other.

Financial Resources:
Planned Sources and Uses

Sources

Amount

1.

Federal Grants

a) Public Housing Operating Fund

Management

b)  Public Housing Capital Grant

PH Capital Improveme

¢) HOPE VI Revitalization

d) HOPE VI Demolition

e) Annual Contributions for Section 8

Housing Assistance Payments

Administrative Fees

8 Landlord Payments
rogram Administration

f)

Public Housing Drug Elimination
Program (including any Technical
Assistance funds)

g) Resident Opportunity and Self-

Sufficiency Grants

h)  Community Development Blg

ities and services

Grant N/A
i) HOME N/A
Other Federal Grants (lig

a)

FSS Coordinatq

Participant Self-Sufficiency

b) H/O Coordinator G 0.00
716,644.00 PH Capital Improvements
PH Maintenance and
1,046,667.00 Management

a) PH Investment Income 5,100.00 PH Management
b) PH Entreprenaurial Activities 60,000.00 PH Management
¢) S8 Investment Income 3,000.00 S8 Administration & HAP
d) S8 Administrative Services 13,500.00 S8 Administration & HAP
5. Non-Federal Sources (list below)

Total Resources $25,449,663.00

The above figures are Estimates ONLY of anticipated resources available. Funding may change based

on regulatory changes to funding formulas, interest rates and other variables beyond our control.



HOUSING AUTHORITY OF GLOUCESTER COUNTY
2025 ANNUAL PLAN
B.1.4 RENT DETERMINATION
The Housing Authority of Gloucester County’s (HAGC) policy governing rents charged for public
housing units is contained within the Admissions and Continued O ancy Policy (ACOP).

HAGC’s policy governing rents charged for Housing Choice Vouc nits is contained within
the Section 8 Administrative Plan.

SECTION 8 HOUSING CHOICE VOUC

Payment Standards

In accordance with the Small Area Fair Market Rent (S R) Final Rule (FR-5855°F-03), HAGC
is obligated to implement SAFMRs effective Api . uch, in lieu of determining
Housing Choice Voucher (HCV) payment stan i etropolitan area wide FMR,

ithin the metropolitan area. The
within 90% to 110% of the HUD
ts, including relocations with

revised payment standards, as determined by HAGC, m
published SAFMR for the zip code area gor all new HAP

Rent
Rent to Owner

hly income. At the time HAGC approves tenancy for initial
ent for the unit is greater than the payment standard for the family,

Minimum Rents

e For the Moderate Rehabilitation Programs, the minimum total tenant payment is equal

to $0.
e For the Housing Choice Voucher Program, the minimum family contribution is equal
to $0.
Utility Allowances

HAGC shall maintain utility allowance schedules by unit type and bedroom size in accordance
with federal laws and regulations. If applicable, HAGC will issue a utility reimbursement check
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towards the allowance for tenant supplied utilities to the tenant for the purpose of assisting with
utility payments. However, HAGC may issue utility payments directly to the utility suppliers.

Reasonableness of Rent
Objectives: HAGC must make a rent reasonableness determination at initial occupancy and
whenever the owner requests a contract rent adjustment. The purpose of the rent reasonableness
limitation is to ensure that a federally subsidized rent does not exceed the fair rental value of a
comparable unit on the private unassisted market. Reasonable rent is ed as “a rent to owner
that is not more than rent charged 1) for comparable units in the pri nassisted market and 2)
for comparable unassisted units in the premises. By accepting eac ly payment from HAGC,
the owner certifies that the rent to the owner is not more than ged by the owner for
comparable unassisted units.

Determination of Reasonableness: To determine reaso ins data of
comparable unassisted units within HAGC's operati isdicti is obtained
from various sources considering contract rent, te i ities, age of unit, amenities,

t, HAGC will compare the gross
rents of the comparable units to those of the target unit. I oss rent of the target unit exceeds

Family Choice of Re
Upon admission and usu time of the annual reexamination (but in no case less than
annually) HAGC _sha nts with a choice of options for rent, in accordance with the

Quality Hou ilities Act. The choices are income-based rent or a flat rent.

lect the income-based rent shall pay the greatest of (1) 10% of
e, (2) 30% of monthly adjusted income, or (3) welfare rent (if

possible, will calculate the income-based rent, or at least provide an estimate, so that
the family may make an informed decision.

e HAGC will notify the families with policies on switching rent options because of
financial hardship.

Determination of Flat Rents
Flat rents are market-based rents. Flat rents vary by unit size, type, and development location.

2



Once each year, at the annual recertification, all residents are offered the choice of paying an
income-based rent or flat rent. Flat rents represent the actual market value of PHA’s housing units.
At least annually, HAGC will determine the flat rent amount for each Public Housing 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 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). HAGC shall maintain
records regarding the calculation of the reasonable market value for ea blic Housing unit size
and type. The data from the market survey is broken down as follo

1) Unit Type (i.e. single family, multiple dwelling, or t
2) Bedroom Size;

3) Census Tract; and
4) Zip Code.

The information obtained for each unit includes 4
utilities, age of unit, and amenities. The gross ren
Information for the market survey is obtained from ne
listings from landlords. HAGC also makes telepho
participating in the Section 8§ Voucher Psggram to obtain
utilities that were not included in adverti

ntract rent, tenant-supplied
ated for each comparable unit.
nd rental advertisements and new
lIs and mails letters to owners
ation such as tenant supplied

Financial Hardship
HAGC will switch the family from a ﬂat rent me-based rent when the family experiences
financial hardship. A financia sidered if the family experiences, and HAGC

is able to verify, any one o
1) The income ased because of the loss or reduction of employment

: m11y wh1ch results in a loss of income or as51stance
the family’s expenses for medical costs, childcare expenses,

ly switch the family’s rent choice, such a change shall be subject
etermined necessary for the individual circumstances. Should

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

Ceiling Rents
HAGC has determined not to implement ceiling rents for Public Housing units.



Utility Allowance Schedules
HAGC shall maintain utility allowance schedules by unit type and bedroom size for the tenant
supplied utilities of each Public Housing unit, in accordance with federal laws and regulations.

Over-Income Families
In accordance with the Housing Opportunity Through Modernization Act of 2016 (HOTMA), and
HUD regulations, HAGC established the following policies:

I) for twenty-four (24)
Fair Market Rent (FMR)
imits by household size
’s income exceeds

After a household’s income exceeds 120% of the area median inco
consecutive months, HAGC will charge the household rent equal
with no subsidy. HAGC shall implement the HUD published ov

household will be subject to HAGC’s’ over-income
if an over-income household’s income falls below th
24-month period.

ome limit at any time during the
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The Housing Authority of Gloucester County
Grievance Policy

I GENERAL POLICY

A. Introduction

The Housing Authority of Gloucester County (HAGC) adopts this Grievance Policy
(“Policy”) to provide standards for program applicants and participants, and HAGC
residents, to seek just, effective and efficient settlement of Grievamees against HAGC. This
Policy is adopted in accordance with federal regulations, 24 C4&R. Part 966 and the U.S.
Housing Act of 1937 (2 U.S.C. sec. 1437d(k)), 24 C.F.R. 982 art L, 24 C.F.R. 982.310,
24 C.F.R. 983.257,24 C.F.R. 880 Subpart F, 24 C.F.R. 89 D and HUD Handbook
4350.3.

If there should be any conflict between this Poli ocal laws and

regulations, the laws and regulations shall prevai

d federal, stat

e informal reviews, informal
earings as contained within this
orm such reviews, hearings and
conferences remotely in accordance with HAGC’s e Hearing Policy.

HUD has issued a due process detctmi ¢ law of the State of New Jersey
requires that residents be.gi ty for a hearing in court which provides the
basic elements of dug . & iction from a dwelling unit. Therefore, HAGC
has determined tha 1QY S applicable to any termination of tenancy or

at threatens the health, safety, or right to peaceful enjoyment
21 resident or employee of HAGC, or

1vity on or near such premises.

lity that require a reasonable accommodation of this Policy shall
st for a reasonable accommodation to HAGC’s Reasonable

This Policy shalfbe incorporated by reference in all dwelling leases between residents and
HAGC, whether specifically provided in such leases.

C. Conduct for All Grievances

All HAGC employees, applicants, residents, participants, counsel and witnesses or

spectators shall conduct themselves in an orderly fashion during the course of all informal

reviews, informal hearings, informal settlement conferences and grievance hearings.

Failure to comply with the directions of the Hearing Officer or to maintain order may result
3
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in exclusion from, or termination of, the proceedings, or in a decision adverse to the
interests of the disorderly party and granting or denying of the relief sought, as appropriate.

D. Definitions

1. Applicant shall mean persons who have filed a pre-application or application with
HAGC for any of the programs administered by HAGC.

3. Voucher/Mod Rehab Program shall mean eith 8 Housing Choice
Voucher Program (including Mainstream Voucher ers, or any other

counsel; opportunity for the resident to r e evidence presented by HAGC
including the right to confront and cross ex witnesses and to present any
affirmative legal or equitable défen may have; and a decision on
the merits.

5. Grievance(s) shall mean any dispute dent, participant or applicant may
ure to act in accordance with the individual

2| fare or status.

ises. Nor shall this process apply to disputes between
volving HAGC or to class grievances.

1 mean an impartial person designated by the Executive Director,
his Policy and current regulations, to administer the informal

7. Participant shall mean any individual or family receiving assistance in the
Voucher/Mod Rehab Program.

8. Promptly shall mean within the time period indicated in a notice from HAGC of a

proposed action which would provide the basis for a grievance if the resident has
received a notice of a proposed action from HAGC.
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9. Resident shall mean the adult person (or persons) other than a live-in aide:

a. Who resides in a dwelling unit and who executed the lease with HAGC as lessee of
the premises; or, if no such person now resides in the premises.

b. Who resides in a dwelling unit owned or managed by HAGC and who is the
remaining head of household of the resident family residing in the dwelling unit.

II. VOUCHER/MOD REHAB PROGRAM

A. Informal Review for Denials of Admissions to Prog

24 C.F.R. 982.54(d)(12), 24 C.F.R. 982.554, 24 C4R. 983.255
An informal review is a review of an applic ircumstances by the Hearing
Officer to determine whether HAGC’s poli
in denying the application.

1. When Informal Reviews are Required

Unless otherwise noted as a
application is denied shall be
HAGC’s decision. However, an &
citizenship or eligible immi

elow, an applicant whose
pity for an informal review of
whose application is denied for reasons of
all be provided an “Informal Hearing.”

ed

ollowing circumstances:

d. A refusal to extend or suspend a voucher;
e. A determination not to approve tenancy for a specific dwelling unit;
f. A determination that a dwelling unit selected by an applicant is not in compliance

with National Standards for the Physical Inspection of Real Estate (NSPIRE)
because of characteristics of the dwelling unit; or
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g. A determination that a dwelling unit is not in accordance with NSPIRE due to
family size or composition.

3. Notice of Denial/ Requesting an Informal Review

When HAGC determines that an applicant is ineligible, the applicant must be notified
of the decision in writing. The notice shall state:

a. The reason(s) for ineligibility;

b. A statement that the applicant may request a
disagrees with the decision;

view if the applicant

If HAGC obtains criminal record informatio state or local agency showing that
an applicant has been convicted of a crime rele applicant eligibility, HAGC will
notify the applicant of the propesec i on the information and will
provide the subject of the recd i of such information, and an

opportunity to dispute the accut cle he information.

submitted to HAGC’s Grievance Coordinator
on the Reques {0 this Policy no later than thirty (30) calendar

labiotice. Late requests will not be processed unless
as due to extraordinary circumstances beyond

e conducted by the Hearing Officer.

provided the opportunity to present oral and/or written objections
AGC and the applicant may present evidence and witnesses. An
r own expense, be represented by an attorney or other designated

Unless special circumstances apply, the decision of the Hearing Officer shall be
provided to the applicant in writing within fourteen (14) calendar days after the
informal review and shall include an explanation of the reasons for the decision. The
decision shall also include a statement of the right to appeal the decision pursuant to
Section I1(B)(10) of this Policy.
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5. Consideration of Circumstances in Discretionary Denials

In circumstances when the denial of an applicant is within the discretion of HAGC,
HAGC may consider all circumstances in each case including the seriousness of the
case, the extent of participation or culpability of the individual family members and the
effect of denial of assistance on other family members who were not involved in the
action or failure.

er family members, a
e culpable for the action

HAGC may impose, as a condition of assistance f
requirement that family members who participated in
or failure will not reside in the dwelling unit.

family has notification of the INS decisi n lieu of request of appeal to
t family to HAGC’s Grievance
Coordinator on the Request Form at Attac to this Policy within thirty (30)
calendar days of receipt of the Notzce of Denia mination of Assistance, or within

Informal hearings permitted unt be conducted in accordance with
Sections II(B)(5) through (11) o
up to thirty (30) calendar days o

e following HAGC decisions, relating to the individual
rticipant family, are in accordance with the law, HUD regulations

b. The determination of the appropriate utility allowance (if any) for tenant-paid
utilities from the HAGC utility allowance schedule;

c. The determination of family unit size under HAGC’s subsidy standards;
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d. A decision to terminate a participant’s Family Self-Sufficiency (FSS) contract,
withhold supportive services, or propose forfeiture of the participant’s escrow
account;

e. A decision to terminate assistance for a participant family because of the family’s
action or failure to act (see 24 C.F.R. 982.552); or

f. A decision to terminate assistance because the particip,
from the assisted dwelling unit for longer than the max4
HAGC policies and HUD regulations.

amily has been absent
m period permitted under

An opportunity to request an informal hearin
terminating assistance.

provided before

2. When Informal Hearing is not Require

, provide a participant family an
opportunity for an informal hearing for any lowing reasons:

a.
b.
c.

program;
d. An HAGG
e.

that an assisted dwelling unit is not in compliance with
C will provide the opportunity for an informal hearing

owner under a HAP contract.
3. Consideration of Circumstances
In circumstances when the termination of a participant is within the discretion of

HAGC, HAGC may consider all circumstances in each case including the seriousness
of the case, the extent of participation or culpability of the individual family members
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and the effect of termination of assistance on other family members who were not
involved in the action or failure.

HAGC 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 dwelling unit.

4. Notice to Participants of HAGC Action/Decision
Participants shall be notified in writing of actions or d regarding the amount of
the participant’s assistance or eligibility for conti tion in the program.
Participants will be given prompt notice of suc i
include:

a. The proposed action or decision;

d. The process for requesti g i ant disputes the action or
decision; and

irty (30) calendar days of the date of HAGC’s
not be processed unless the participant

shall schedulé’an informal hearing within thirty (30) calendar days from the date the
request is received by HAGC’s Grievance Coordinator. This deadline may be extended
at the sole discretion of HAGC if necessary and appropriate under the circumstances.
The informal hearing notification shall state:

a. The date and time of the informal hearing;

b. The place where the informal hearing will be held;
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c. That the participant has the right to present evidence and witnesses, bring
interpreters, and be represented by legal counsel or a representative at the
participant’s expense;

d. That the participant has the right to review any available documents or evidence
upon which HAGC based the proposed action or decision and, at the family’s
expenses, obtain a copy of such documents prior to theginformal hearing. Such
requests must be received no later than three (3) busing ys before the informal
hearing date; and

e. HAGC shall have the opportunity to examine before the informal
hearing, any participant documents that are r rmal hearing and
shall be allowed to copy any such docu . t provided to
HAGC may not be used in the informal

6. Informal Hearing Process

Whether it be through an in-person info
participants shall have the right to present
actions or decisions. Participafitseshall have the
witnesses on a pertinent issue
or other designated advocate o

ng or a remote informal hearing,
and oral objections to HAGC’s
0 present any information or
n expense, by legal counsel

vy evidence and information on any pertinent
issues. HAGC sh ¢ represented by counsel and have any HAGC
staff and witne i present during the entirety of the informal

be condueted by a Hearing Officer. Evidence presented at
ay be considered without regard to admissibility under the rules
proceeding.

e family for additional information and/or may adjourn
as needed. If the family requests a reasonable accommodation
earing, the Hearing Officer will make a decision as to whether the
st be adjourned to consider the request.

8 to appear at the informal hearing or fails to meet a deadline imposed
Officer, the action or decision of HAGC shall become final and take
effect immediately. No new informal hearing will be granted unless the family is able
to demonstrate to the Hearing Officer, by clear and compelling evidence, that their
failure to appear or meet the deadline was caused by circumstances beyond their
control.

See Attachment C for HAGC’s Remote Hearing Policy.

10
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7.

Standard of Review

The Hearing Officer will determine whether HAGC’s action or decision is compliant
with HUD regulations and HAGC’s Administrative Plan and polices, based upon the
evidence and testimony provided during the informal hearing. Factual determinations
relating to the individual circumstances of the family will be based on a preponderance
of the evidence presented at the informal hearing.

Hearing Officer Decision
The Hearing officer will issue a written decision n (14) calendar days
after the date of the informal hearing. This deadlin

applicable HUD regulations and HAGC
decision is based and a clear statement o
The decision shall also include a statem: ight to appeal the decision pursuant
to Section II(B)(10) of this Policy.

HAGC’s Grievance Coordinator on the Request Form at Attachment B to this Policy
no later than fourteen (14) calendar days from the date of the Hearing Officer’s
decision. Unless proof of extraordinary circumstances is provided, late appeals will not
be considered. Failure to submit a timely appeal is a waiver of the right to appeal the
Hearing Officer’s decision. On appeal, the Executive Director, or designee, shall only
review the recording of, and the documents and evidence presented during, the
informal hearing. New documents and evidence shall not be considered on appeal.
The Executive Director, or designee, may remand the matter back to the Hearing

11
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Officer to consider additional testimony or evidence. The Executive Director, or
designee, will issue a written appeal decision. Appeals will be reviewed to ensure that
the Hearing Officer’s decision was in accordance with the Standard of Review under
Section II(B)(7) of this Policy.

11. Records

The informal hearing requests, the documents and evid
informal hearing, a copy of the Hearing Officer’s decisi
and appeal decision (if any) shall be retained in the pari
shall securely keep and maintain an electronic rec
three (3) years.

presented during the
e appeal request (if any)
’s electronic file. HAGC
informal hearings for

12. Informal Hearing for Termination of
Immigration Status

The participant family may request tha
the family has notification of the INS decisi
to the INS. This request must be submitte
Grievance Coordinator on thedRe

e for an informal hearing after
eal, or in lieu of request of appeal

ent A to this Policy within
Termination of Assistance,

Policy, except that the participant family will
eipt of the Notice of Denial or Termination
p to request the informal hearing.

that an applicant is ineligible on the basis of income
or because of failure to meet the disclosure and verification

failure by an applicant to sign and submit consent forms for the obtaining of wage and
claim information from State Wage Information Collection Agencies (as provided
by 24 C.F.R. Parts 5 and 813), or because of criminal activity (as provided by 24 C.F.R.
Parts 5 and 960), or for other reasons, then HAGC will promptly notify the applicant in
writing of the determination and its reasons in support thereof. The applicant may request
an informal hearing of such determination no later than thirty (30) calendar days from the
date of HAGC’s denial notice. Informal hearings permitted under this Section shall be
conducted in accordance with Sections II(B)(5) through (11) of this Policy.

12
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B. Procedures for Residents of Owned and Managed Properties
24 C.F.R. Part 966, 24 C.F.R. 880.607, 24 C.F.R. 247 .4
1. Informal Settlement of Grievance
Any grievance shall be presented within a reasonable time, e}
to HAGC’s Affordable Housing Operations (AHO) De

Director, or designee, may meet with the resident to inf
settle the grievance without a hearing (“Informal Settl

er orally or in writing,
ent so that the AHO
ly discuss and attempt to
onference”). If the basis

of the grievance is termination of tenancy, the reside en (10) calendar days
from the date of the notice of termination to request ent Conference,
and if the resident fails to request an Informal ithin such ten
(10) day period, the resident waives the righ ference. A

summary of the Informal Settlement Co nce shall be prepared within ten (10)
e give e resident, and one retained
all specify the names of the
the proposed disposition of the
specify the procedures by which

2.
If the reside lissatisfig i sult of the Informal Settlement Conference, the
resident m g g, A request for a grievance hearing must be
submitted t oordinator on the Request Form at Attachment A to

0) calendar days from the date of the mailing of the summary
nt Conference required by Section III(B)(1) of this Policy. An

est Grievance Hearing

es not request a grievance hearing in accordance with this Section,
fisposition of the grievance shall become final. However, failure to
ance hearing does not constitute a waiver by the resident of the right

judicial proceeding.
b. Escrow Deposit Required for Grievance Hearing Involving Rent

Before a grievance hearing is scheduled in any grievance involving the amount of
rent, as defined in the lease which HAGC claims is due, the resident shall pay to
HAGC an amount equal to the amount of the rent due and payable as of the first of
the month preceding the month in which the act or failure to act took place. The

13
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resident shall thereafter deposit monthly the same amount of the monthly rent in an
escrow account held by HAGC until the grievance is resolved by decision of the
Hearing Officer. Amounts deposited into the escrow account shall not be
considered as acceptance of money for rent during the period in which the grievance
is pending. In extenuating circumstances, HAGC may waive these requirements, as
evidenced by notifying the resident in writing. Unless waived, the failure to make
such payments shall result in a termination of the grievaace. However, failure to
make payment shall not constitute a waiver of any rig ¢ resident may have to
contest HAGC’s disposition of the grievance udany appropriate judicial
proceeding.

¢. When Grievance Hearing is not Required

Board of Commissioners.

d. Scheduling of Grievance Hearing

participating in an Informa grence, the Hearing Officer shall
promptly schedule a grievancehe and place reasonably convenient
to both the resident and HAGGES A tten notification specifying the time, place,
and the proced erning th&@tievance hearing shall be mailed to the resident

he opportunity to examine any HAGC documents, including
d regulations that are directly relevant to the grievance hearing.

s expense. If HAGC does not make such document available for
ation upon written request by the resident, HAGC may not rely on
document at the grievance hearing.

b) The right to be represented by counsel or other person chosen as the
resident’s representative and to have such person make statements on the
resident’s behalf;

c) Theright to a private grievance hearing unless the resident requests a public
grievance hearing;

14
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d) The right to present evidence and arguments in support of the resident’s
grievance, to controvert evidence relied on by HAGC and to confront and
cross examine all witnesses upon whose testimony or information HAGC
relies; and

e) A decision based solely and exclusively upon the facts presented at the
grievance hearing.

il. A grievance hearing shall be conducted by the
Officer may render a decision without holdj
Hearing Officer determines that the issue
another grievance hearing.

ng Officer. The Hearing
rievance hearing if the
eviously decided at

ii1. If either the resident or HAGC fails t
the Hearing Officer may postpone rievancg hearing for no more than five
(5) business days or determine t € missi arty has waived their right to
sident shall be notified of the
all not waive a resident’s right to
contest the disposition of the grievance propriate judicial proceeding.

iv. At the grievance head
entitlement to the relie d AGC must sustain the burden
of justifying HAGC acti act against which the grievance is
directed.

HAGC shall retain a copy of the decision in the resident’s electronic file. HAGC
shall maintain a log of Hearing Officer decisions and make that log available upon
request of the Hearing Officer, or a prospective resident’s representative.

The decision of the Hearing Officer shall be binding on HAGC who shall take all
actions, or refrain from any actions, necessary to carry out the decision unless
HAGC’s Executive Director or Board of Commissioners determines within a
reasonable time, and promptly notifies the resident of its determination, that:

15
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i.  The grievance does not concern HAGC action or failure to act in accordance
with or involving the resident’s lease or HAGC’s policies, which adversely
affect the resident’s rights, duties, welfare, or status; or

ii. The Hearing Officer decision is contrary to applicable federal, state, or local
law, HAGC policies, or requirements of the Annual,Contributions Contract
between HAGC and the U.S. Department of Housi d Urban Development.

A decision by the Hearing Officer in favor of H which denies the relief
requested by the resident in whole or in part s itute a waiver of, nor
affect in any manner whatsoever, any rights the r€si to a trial de novo
or judicial review in any judicial proceedi i be brought in
the matter.

IV. ADMINISTRATIVE REVIEWS

A. Grievances Subject to Administrative Review

In lieu of conducting an info
Hearing Officer may conduct an
following adverse actions by HAG

or grievance hearing, the
iew Of a grievance involving the

1. Denial or terminati i ased upon the failure to provide required
information and/g i

2. Termination

cer may permit the applicant, participant or resident additional
e required information and/or documentation that resulted in the
ation of assistance, not to exceed thirty (30) calendar days from the
earing Officer’s Preliminary Administrative Review Decision
Decision”). Such deadline shall be included in the Preliminary
Decision:

b. Prior to issuing a Preliminary Decision, the Hearing Officer shall contact the
applicable HAGC processor to identify any additional information and/or
documentation required by HAGC since the date of HAGC’s correspondence
seeking the initial information and/or documentation resulting in the denial or
termination of assistance. All such additional information and/or documentation

16
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shall be identified in the Preliminary Decision and shall be provided within the

same deadline established under Section B(1)(a) of this Policy.

All information and/or documentation identified in the Preliminary Decision shall
be provided to the Grievance Coordinator within the deadline established in the
Preliminary Decision to review for compliance with the Preliminary Decision.

1. Ifthe applicant, participant or resident fails to provi
documentation identified in the Preliminary De
information and/or documentation within t

the information and/or
n, or fails to provide all
line established in the

Preliminary Decision, then the Hearin all issue a Final
Administrative Review Decision (“Final D&€1si uch failure(s) and

ii. If the applicant, participant or re i i ation and/or

Final Decision stating that the app
with the Preliminary Decision and t
applicable HAGC procgss

17
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Attachment A

REQUEST FOR INFORMAL REVIEW, INFORMAL HEARING OR GRIEVANCE
HEARING

This completed Request Form must be submitted to HAGC’s Grievance Coordinator no later than
thirty (30) calendar days from the date of HAGC’s adverse action or decision for informal reviews
and informal hearings, and no later than ten (10) calendar days from t e of the mailing of the
summary of the Informal Settlement Conference for grievance heari ate requests will not be
processed unless the requestor demonstrates the delay was due aordinary circumstances
beyond the requestor’s control (proof of extraordinary circu 11 be attached to this
Request Form). The HAGC Hearing Officer will determine adverse action or
decision is compliant with HUD regulations and HAGC’s ini i olicies, based
upon the evidence and testimony provided during the r rminations
relating to the individual circumstances of the famil 1 be bagsed on a preponderance of the
evidence presented during the review or hearin
information.

Head of Household:

Last 4 digits of Social Security #:

Address:

Phone No:
Are you a: o Program Applicant o HAGC Resident

Program:

or decision:

Describe HAG 3 on or decision:

18
TABLE OF CONTENTS




The Housing Authority of Gloucester County
Grievance Policy

Provide a clear and concise statement of the reason(s) for disputing HAGC’s adverse action or
decision. The requestor shall attach all supporting documents and evidence to this Request Form,
including but not limited to medical professional correspondence, landlord correspondence,
employer correspondence, rehabilitation center correspondence, photographs, and notarized
witness statements (witnesses must attend any review or hearing for cross examination by HAGC
representatives). Any supporting documents and evidence not provided,to HAGC’s Grievance
Coordinator may not be used during the review or hearing. (Please ch additional pages as
necessary)

, the HAGC Grievance Coordinator will notify you in wiring that
roved or denied in accordance with HAGC’s Grievance Policy. If
I' contain the date scheduled for your review or hearing. For rules
gs, please see HAGC’s Grievance Policy. You have the right to be
or hearing.

governing review
represented during a 1€

Print Name Signature Date
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The Housing Authority of Gloucester County
Grievance Policy

Attachment B

REQUEST FOR APPEAL TO EXECUTIVE DIRECTOR

This completed Request Form must be submitted to HAGC’s Grievance Coordinator no later than
fourteen (14) calendar days after an informal review or the date of the Hearing Officer’s informal
hearing decision. Late requests will not be processed unless the requestor demonstrates the delay
was due to extraordinary circumstances beyond the requestor’s cont roof of extraordinary
circumstances shall be attached to this Request Form). Failure to it a timely request is a
waiver of the right to appeal. The HAGC Executive Director, or d , will review the Hearing
Officers decision to ensure that the decision was compliant wi lations and HAGC’s

review the recording of, and the documents and evidence i ormal hearing.
New documents and evidence shall not be considered o nce Policy
for more information.

Head of Household:

Last 4 digits of Social Security #:

Address:

Phone No:

Are you a: O Progre Applicant o HAGC Resident

Program:

20
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The Housing Authority of Gloucester County
Grievance Policy

A

Print Name

Vu
QQ-

Signature

Date
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The Housing Authority of Gloucester County
Grievance Policy

Attachment C

REMOTE HEARING POLICY

Consistent with its federally mandated obligation to provide informal reviews, informal hearings,
informal settlement conferences and grievance hearings as contained within HAGC’s Grievance
Policy, HAGC, in its sole discretion, may elect to perform such reviews, hearings and conferences
remotely via webcast, video call or other methods provided such m s meet the regulatory
requirements in accordance with applicable HUD regulations. shall consider factors
including but not limited to the health and safety of HAGC s individuals and witnesses
participating in the review, hearing or conference, and also ff and administrative
resources in determining the method in which the remote or conference is
conducted.

If a remote review, hearing or conference is schedul AGC s all contlnue to efsure that the

and Limited English Proficient (LEP) persons unde f the Rehabilitation Act of 193
the Americans with Disabilities Act of 1990, Title VI 1l Rights Act of 1964 and the Fair

Housing Act are satisfied. HAGC’s obligation shall inc king appropriate steps to ensure

a disability provide their own auxiliary aid
imminent threat to the safety or welfare o

gept in an emergency involving an
dividual or the public where there is no
ifically requests that an accompanying adult

interpret or facilitate comfnur ompanying adult agrees to provide such
assistance. If no method i iew, hearing or conference is available that
appropriately accom dua isability, HAGC will not hold such against the
individual and will co i ) DI an in-person review, hearing or conference.
If an individual pai emote review, hearing or conference does not have proper
technology such individual to fully participate in a remote review
hearing or g e in a case-by-case analysis with the individual to resolve
such ba exploration of community resources or voice only options, should
the ind te consent acknowledging the individual’s rights as well as the
risks and be the remote review, hearing or conference by voice only

In the event of a'% view, hearing or conference, all materials being presented, whether
paper or electronic, n1t provided to the individual or family participating in the remote review,
hearing or conference prior thereto. HAGC staff issuing the decision which is the subject of the
remote review, hearing or conference will provide such materials via electronic communications,
properly secured to protect Personally Identifying Information. If the individual or family is unable
to access electronic communications, such materials will be sent via regular mail. All materials
made available will satisfy the requirements for accessibility for individuals with disabilities or
LEP persons.
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HOUSING AUTHORITY OF GLOUCESTER COUNTY

20025 ANNUAL PLAN

B.1.6 HOMEOWNERSHIP PROGRAMS

rogram is available to
requirements and meet
s Administrative Plan. As
sing Choice Voucher

The Housing Authority of Gloucester County’s (HAGC) Homeowners
Section 8 Housing Choice Voucher participants that satisfy pro
eligibility criteria as established by HUD and contained within H
of August 1, 2024, there are 4 voucher participants in the Se

ilies increase income and
s. Working families typically

The HAGC Homeownership Program has also
confidence needed to become independent of gov

families participating in the homeownership
homes they own within the communlty T

management courses. HA
Housing units to ensurg

It is consistent with HA
residents of Glo
have yearly
programs.

of increasing affordable housing opportunities to low-income
ontinue to pursue a successful homeownership program and



HOUSING AUTHORITY OF GLOUCESTER COUNTY

2025 ANNUAL PLAN

B.1.7 SAFETY AND CRIME PREVENTION

For Project 204-1, there is very little drug related and/or violent criminal
Project (meaning that homes are scattered throughout several communiti
Gloucester County’s (HAGC) homes are provided with the same lev ublic security and protection
as the surrounding neighborhoods and the communities at large. HAGC suspects criminal
activity of a participant residing in a 204-1 home, HAGC will e techniques including

ty due to the nature of the
. The Housing Authority of

gs 24/7; currently, each building is
1 persons entering the building must
ired to sign a visitor’s logbook upon

equipped with a security entry system and surveillance s
utilize a key fob or be let in by a resident. All visitors are al
entering and departing the building.

HAGC maintains basic records documenting ent of security and crime problems that
occur within all three Public Housing Projects ¥ t
s, including review of surveillance footage and
witness interviews are conducted . 1g in public spaces and common areas or those
impacting the safety, health or are reported to the appropriate Police Department
for their action, where necess

Reports are always reviev ' , ector, or designee, and the Affordable Housing
Operations Director. HAGC {0 slup by performing necessary Lease Violation Enforcement or required
referrals. HAGC has_ana ident Reports and determined there is little or no criminal activity
present in NJ204, ‘

ecurity plan in lieu of contracted guard services in January 2023. To
: plaints regarding the contracted security guards from residents at all
HAGC owned<¥ane ildings, including Deptford and Carino Park Apartments, HAGC

by HAGC and outfitted with numerous real-time feeds from security camera systems located throughout
all HAGC buildings and properties. The security staff will contact the local police to directly respond to
incidents monitored by the SOC and can remotely lock/unlock doors for access to all HAGC buildings, as
needed. Also, Gloucester County EMS has their own building access codes to easily gain entrance to
HAGC buildings in case of emergency. In addition to the SOC, HAGC now employs a supervisory roving
guard that patrols each property in an HAGC owned security vehicle and each building on foot. The roving
security guard is also dispatched by the SOC to respond to incidents monitored by the SOC.



The new security system and plan also addressed the antiquated pull cord system that was in place.
Previously, in case of an emergency or fall, residents were often unable to access the pull cords (one was
located in the bedroom and one in the bathroom). This created unnecessary delays in emergency service
response. When HAGC contacted different Housing Authorities to identify and assess what services were
provided to their residents, LifeStation was often identified as a reliable service to the aging community.
As part of the new security system and plan, LifeStation pendants were offered to all HAGC residents for
assistance, and can be activated anywhere on HAGC property, which is effective and responsive
than the prior pull cord system and the prior onsite contract security gu he pendant, once activated
by the resident, is connected directly to LifeStation who immediatel cts the resident at the phone
number provided during enrollment. If the resident does not resp emergency is identified,

Further, all Public Housing applicants and residents are su, u’re Out Policy”
a threat to the life, health, safety

are subject to criminal background checks to ensure prog i81bility which includes checks regarding
status as a lifetime registered sex offender. Suitability scree plied to a program applicant further

evaluates the applicant’s ability and willingng ase based on past conduct. Public
Housing leases contain requirements that ten4 1 enjoyment of others or engage
in criminal, alcohol or drug related activity. H tion and/or termination of participants
not in compliance with this policy. Due to the | moratorium on evictions for non-
payment of rent and the limited nature of court pre s for evictions based on criminal activity/ drug-
related criminal activity, HAGC hg imited it bility to pursue tenant removal. HAGC continues

to track, monitor, issue Notice ers to counsel for review. HAGC complies with

HAGC complies with the req its of the Violence Against Women Reauthorization Act and has
i inst Women Act (VAWA) Policy and Emergency Transfer Plan.

Notice of Occup, A is provided in accordance with the requirements of 24 CFR
Part 5, subpagt I ¢ ms of violence to obtain victims protection services and
counseling th i i nd the court system. HAGC has adopted an Emergency Transfer Plan
which shal i bgram participants claiming to be entitled to protection under VAWA.

These vouchers a al ents referred by various social service agencies, who certify the client
as a victim of dome iolefice. HAGC has inter-local service agreements with agencies that provide
counseling, transitional I g, and other services to domestic violence victims.



HOUSING AUTHORITY OF GLOUCESTER COUNTY

2025 ANNUAL PLAN

B.1.8 SUBSTANTIAL DEVIATION
B.1.9 SIGNIFICANT AMENDMENT/MODIFICATION

Significant Amendments and Substantial Deviations/Modifications the Annual Plan shall be
defined as discretionary changes in HAGC plans or policies
mission, goals, objectives, or plans of HAGC and which requir

Commissioners.

roval of the Board of

The following shall not be deemed a substantial deviati decision to
convert to either Project Based Rental Assistance or ce; changes
to the Capital Fund Budget provided as a result of rsion, regardless of whether
the proposed conversion will include use of additi
and rehabilitation plan for each approved RAD conve
each approved RAD conversion and routine updates to th:

ges to the financing structure for
Action Plan.



HOUSING AUTHORITY OF GLOUCESTER COUNTY
2025 ANNUAL PLAN
B.2 NEW ACTIVITIES

Demolition and/or Disposition

The Housing Authority of Gloucester County's (HAGC) plans to s
for approval to dispose of the 62 NJ204-1 Scattered Site homes op
Program in accordance with Section 18 of the US Housin
disposition serves the best interest of the NJ204-1 Scatter
consistent with the goals of HAGC, as the scattered site ustainability in
operation and maintenance. The NJ204-1 Scattered Sit one another

an application to HUD
under the Public Housing
7, as amended. The

Scattered Site homes also require significant mode
and expense. HAGC shall act in accordance with t
ections for residents. The families
who occupy the NJ204-1 Scattered Site homes will be be ed through obtaining a Housing
Choice Voucher (HCV). The voucher aff he families in selecting a unit
appropriate for the family's unique nee
members and community resources.

HAGC will conduct meetings with the NJ20 red Site residents to inform the residents of
HAGC's intent to dissolve the p ) ny questions. HAGC will facilitate connection
between the current NJ204- i i and HAGC's homeownership coordinator to

e Gloucester County Campus of Rowan College of South Jersey.
1 allow the residents to benefit from supportive services on the

with on-site o S #both property management and supportive services, meeting spaces,
laundry facilities; catidmal community room and lounge spaces, and an outdoor recreational
area. HAGC has awa 4 Project Based Vouchers to the project, ensuring 100% of the units
will be affordable to residents at or below 50% of Area Median Income of Gloucester County. Site
work began on the project in November 2023 with building construction beginning in January
2024.

HAGC continues to focus on the expansion of quality affordable housing available for veterans
and passed a resolution authorizing the execution of a Housing Assistance Payments Contract to
offer project-based vouchers for veterans. The developer of the West Deptford Apartments Project
anticipates receiving final approval of both NJHMFA 4% LIHTC and NJEDA ASPIRE Tax

1



Credits by August 2024. This project received Final Amended Planning Board approval in May
2024. The developer has recently selected a General Contractor to construct the project. The
developer anticipates commencing construction on the project in the fourth quarter of 2024. HAGC
has awarded 21 PBVs to this project, these units will be restricted to Veterans whose income is at
or below 30% of the median income for Gloucester County.

Additionally, the Diocesan Housing Services Corporation of the Diocese of Camden, through the
HUD 202 program, requested Project Based Vouchers (PBVs) in the ion 8 Housing Choice
Voucher Program administered by the HAGC, these vouchers will s rt seniors (age 55+) who
are homeless or are facing the threat of homelessness. HAGC ind awarded 5 PBVs to the
Mews at St. Mary Project, located in Monroe Township, NJ a the award to up to 12
PBVs in August 2023.




HOUSING AUTHORITY OF GLOUCESTER COUNTY
2025 ANNUAL PLAN
B.3 PROGRESS REPORT

Goal One:  Preserve the economic vitality of the Housing Authority of Gloucester County
(HAGO).

Objectives:

1. Preserve HAGC’s Public Housing units located at Deptfor ents and Carino Park

Program. On May 10, 2019, HUD approved HAG ignificant Amendm

Program to convert these AMPs from Publj der the Rental Assistance
Demonstration (RAD) Program to Project-B BV). HAGC submitted this
application to HUD on August 22, 2018, was a ecember 11, 2018 and accepted
the Commitment to Enter into Housing Assistanc nts Contract on January 3, 2019.

HAGC works to implement the conversion in accordanc HUD regulations and applicable

Progress: In accordance with resolutio d of Commissioners executed on
July 28, 2021, HAGC determined it is i of HAGC to withdraw the RAD
applications for Deptford Pa d Carino Park Apartments and rescind the

with HUD-PIH Notice determined that the RAD conversion must
occur after the dispg g e public housing single family homes, as

2. Successful completion @ disposition of 62 scattered site public housing single family
homes in a - 18 of the U.S. Housing Act of 1937, 24 CFR part 970 and
PIH Nota at it 1s in the best interest of the residents and HAGC and
i 3 . Specifically, the units are scattered site units with large

lack uniformity of systems, and are unsustainable to operate and

accordance with the requirements of the Uniform Relocation Act
sition of scattered site Public Housing to ensure protections for
residents.

Progress: HAGCW%equested the County’s Consultant to prepare the Part 50 ERR which is a
required component of the disposition application. Gloucester County is the Responsible
Entity and must sign off on the ERR. Due to the Covid-19 pandemic and potential housing
instability resulting from the disposition plan, HAGC delayed the disposition from 2020
through 2022. HAGC re-engaged in this process with the Resident Advisory Board (RAB) in
May 2023. Once the RAB approved the disposition of NJ 204-1, a public hearing was
advertised for and conducted on July 12, 2023. HAGC revised its 2023 Annual Plan to include
the disposition of the NJ 204-1 Scattered Site, Single Family Public Housing Program, subject



to the Public Hearing. HAGC awarded a contract for appraisal services in June 2024. HAGC
intends to file the disposition application by December 31, 2024. HAGC is conducting
meetings with the NJ204-1 Scattered Site residents to re-engage and inform the residents of
HAGC’s intent to dissolve the program, how the residents will be assisted with Tenant
Protection Vouchers provided they remain in good standing, and any other options available
such as homeownership.

Goal Two: Manage HAGC’s Section 8 Program in an efficient and effective manner.

Objectives:

er in accordance with
regulations. HAGC

1. HUD shall continue to recognize HAGC as at least a standa
the current Section Eight Management Assessment Progr;
shall strive to comply with all the following:

e Proper selection of applicants from the i i aiting list
e Sound determination of reasonable r
. ithi uired range of the HUD fair

) ent and the housing assistance
. yances'tor tenant utility costs
. sing quality standards before

omptly correct housing quality deficiencies
oice vouchers are used if sufficient funding

n the Family Self-Sufficiency (FSS) Program as required and
amilies achieve increases in employment income

C conducted internal SEMAP testing which revealed compliance
nsistent with the High Performer Designation. HAGC places a

and/or develop
Gloucester County

cfficiencies to best serve the Section 8 participants and community of

2. HAGC shall obtain a HAP utilization rate of 95% or higher in its tenant-based program.

Progress: HAGC continues to prioritize voucher utilization and lease up. However, the
Covid-19 pandemic created a lasting hardship and barriers towards improving the utilization
rate. In order to increase utilization, HAGC has increased data gathering and tracking, hired an
additional Intake Tenant Interviewer/Investigator (TII), employed a new intake procedure for
conducting eligibility interviews, increased utilization of technology including video webcast



tenant briefings, telephone interviews, explored community partnerships for security deposit
assistance, engaged in landlord communications and continued to review applicable HUD
guidance. HAGC staff works diligently to verify eligible applicants and provide housing search
assistance to voucher holders. Despite these efforts, eligible applicants often have a difficult
time locating affordable housing and obtaining security and/or utility deposits. HAGC has
verified through an Open Public Records Request that the New Jersey Department of
Community Affairs (NJDCA) has approximately 230 Housing Choice Vouchers under lease
in HAGC’s operating jurisdiction which significantly impacts HAGC'’s ability to achieve its
utilization goal. HAGC continues to extend voucher search time to these who have difficulties
finding units to avoid voucher expirations.

As of June 30, 2024, the HAP utilization rate was 105% and ilization rate was 79% for

shall remain closed and only
an ongoing basis. The waiting
on with a preference for applicants
ithin Gloucester County and for

living or working, or who have been hired to wor
i voucher preference.

applicants meeting the definition of eld ity for the main

Progress: HAGC continues to monitof the asure accurate applicant selection
and sufficient applicant pool. HAGC opened ¢ Waitlist from 2/21/2024 until
2/24/2024 and entered into dtabase all applications for housing assistance
submitted during the wai C continues to implement the waiting list with
a local preference and meeting the eligibility requirement for a

Mainstream Vouche(d 3 ess and Domestic Violence Victims. The
waiting lists remaifi €l g Seetion 8§ Mainstream preference and the Section 8

ho is both the primary residential caregiver and is residing with the
2 or any government issued record evidencing the type of

tem to monitor concentration of units, and consider actions, such
andard in accordance with funding availability, needed to provide
de areas of low-income concentration. HAGC shall properly
a Fair Market Rent (SAFMR) rule and review the impact of the

successfully operatethe HOME Funds Program for the County of Gloucester. The Gloucester
County Board of Social Services refers families in danger of becoming homeless to HAGC.

Progress: HAGC increased all Payment Standards up to 110% of the FY 2023-2024 SAFMRs.
Further, as authorized by 24 CFR 982.503, HAGC also continues to utilize a higher payment
standard as a reasonable accommodation up to and including 120% of the published FMR for
families that include a person with a disability.



Goal Three: Increase the number of affordable housing opportunities available to low-
income residents of Gloucester County.

Objectives:
1. HAGC shall have ten Section 8 HCV Homeownership closings by 2024. Through the

successful operation of the Homeownership Program, HAGC shall continue to prepare families
for homeownership and economic independence.

Progress: Currently there are 4 voucher participants in the Sectio
Homeownership program in various communities throughout
2019, 18 participants have achieved self-sufficiency HAG
participants. Financial education is used to assist clients i

ousing Choice Voucher
cester County, and since
ucting intakes for new

homeowner. HAGC works closely with the approved in te the process of
closing and finalizing homeownership. HAGC co the Covid-19

andemic has made homeownership more difficult and market
competitiveness

2. HAGC shall pursue other development opportu
Commissioners passed a Resolution authorizing H xecute an Agreement to Enter into

a Housing Assistance Payments Contract for Hou Choice Voucher-Project Based
ights West Deptford Apartments

Project; awarding 8 PBVs to Wood ing and 21 PBVs to West
Deptford Apartments Project, subject t@egoti siness terms with each owner and

Progress: HAGC contin ansion of quality affordable housing available
for veterans and pass fzing the execution of a Housing Assistance
Payments Contract je s for veterans. The developer of the West
Deptford Apartme j ivang final approval of both NJHMFA 4% LIHTC

ansion of housing opportunities for individuals with special
red with Rowan College of South Jersey, Deptford Township, and
op a new 24 one-bedroom unit midrise apartment building for
ds. The building will house individuals with developmental and/or
1 is located at the Gloucester County Campus of Rowan College of
South Jersey ton of the housing will allow the residents to benefit from supportive
services on the campus and will be designed to serve the needs of the residents. The building
will also be equipped with on-site office space for both property management and supportive
services, meeting spaces, laundry facilities, recreational community room and lounge spaces,
and an outdoor recreational area. HAGC has awarded 24 Project Based Vouchers to the project,
ensuring 100% of the units will be affordable to residents at or below 50% of Area Median
Income of Gloucester County. Site work began on the project in November 2023 with building
construction beginning in January 2024.




3. HAGC shall continue to implement a housing program benefiting families in danger of
becoming homeless. HAGC shall continue to successfully operate the HOME funds for the
County of Gloucester and the HUD-VASH program in partnership with the Philadelphia VA
to provide housing assistance to homeless veterans referred by the VA.

Progress: HAGC is administering HOME funds for the County of Gloucester. The Gloucester
County Board of Social Services refers families in danger of becoming homeless to HAGC.
These families are unable to obtain services from other organizations throughout the County.
Currently 26 families are on the wait list for HOME funds and 5 families are under contract
and receiving assistance.

HAGC also maintains Targeted Section 8 Housing Choice
who are homeless or imminently homeless. Additionall
Corporation of the Diocese of Camden, through the H

s for eligible applicants
n Housing Services

ary Project,

8 Administrative Plan to provide a veteran’s preference
to provide additional housing opportunities for veterans.

Goal Four:{_ Enhance the guality of life for residents of housing assisted by HAGC.

Objectives:

1. Maintain a system for regular communication between Commissioners, residents, and staff.
HAGC shall continue to comply with all requirements of the Open Public Meetings Act
requirements, respond timely to communications from residents and facilitate the Resident
Advisory Board meetings.

Progress: Open and regular communication exists between Commissioners, residents and staff
facilitated by the Resident Relations Committee, Resident Advisory Board, resident meetings,



and the Resident Relations Coordinator. HAGC has provided several written notices and
monthly newsletters to connect residents with resources, supportive services and various
activities facilitated by HAGC, as well as ask for suggestions for activities in which the
residents would be interested in participating. HAGC has maintained and updated HAGC’s
website with Board of Commissioner meeting agendas, minutes, and resolutions; current
policies governing the administration of HAGC’s housing programs and providing an
opportunity to apply for program assistance online. HAGC has timely addressed resident
questions and/or complaints submitted to HAGC staff and management.

ounty providing self-
and maintain partnership

. Maintain a cooperative relationship with an organization in t
sufficiency services to HAGC assisted families. HAGC shall eva,
with third party agencies which offer services to residents.

Services Mother/Child Residential Program a
Displaced by Community Redevelopment an . tly the targeted vouchers are

underutilized. As HAGC receives new referrals re placed on shortened targeted
waitlists, from where applicants are contacted to be ocess of eligibility determinations
on an ongoing basis, and as funding allows HAG red into Letters of Intent with
Gloucester County Department of S C isi uman & Disability Services

and the Arc of Gloucester County to 18ase 1C he needs of the Mainstream
Voucher participants in program parti success which has proven to be

Based Rental Assistang b employment that will enable participating
families to achieve eg duce dependence on welfare assistance and
rental subsidies.

ng in place for elderly and disabled Public Housing residents
R s1dent Opportumty for Self Sufﬁc1ency (ROSS) Program,

a Resident Opportunities and Self-Sufficiency (ROSS) program
bf providing supportive services to enable disabled and elderly

literacy, food an on services, referral of health care services, mental health services and
wellness programs¥Phe ROSS Program also has the objective of promoting job training and
mentoring programs for disabled and elderly persons through employment and career
counseling and economic self-sufficiency training. The successful operation of the ROSS
Program depends largely on partnering with community-based organizations.

HAGC’s 3-year ROSS grant will expire next year. The NOFO for the next grant period was
released and HAGC will apply to continue the Program. The deadline is September 30, 2024.



Further tenancy support for disabled Public Housing residents is provided though the
establishment of a special needs list through the Register Ready Program. This voluntary
program allows residents of HAGC owned and managed buildings to self-identify as
individuals requiring assistance from emergency responders in the event of an emergency. This
information is held securely by the State of New Jersey and HAGC and only used for
emergency response and planning. HAGC assists residents with completing Register Ready
forms and updates.

viding meals, laundry
his resource provides
e to remain independent.
inator and staff who work

In Public Housing, HAGC operates a Congregate Services Program
and housekeeping services to individuals who are often disabl
tenancy support to help encourage persons with disabilities to ¢
The Congregate Services Program is staffed by a Congregate

anced by an Assisted Living
Is who are often disabled. HAGC
in HAGC’s affordable housmg

Provider, DPSP, who provides on-site services to 1
has partnered Wlth DPSP since 2013 and mamtalns

ith accessing transportation,
ather than being displaced to a

1nclud1ng nursing care, assistance wit
and other supportive services to help

promote aging in pla
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HOUSING AUTHORITY OF GLOUCESTER COUNTY
RESIDENT ADVISORY BOARD

A
HGLOUCESTEH CGUNTY

August 8, 2024

Board of Commissioners

Housing Authority of Gloucester County
100 Pop Moylan Blvd.

Deptford, New Jersey 08096

Re: Annual Agency Plan for FY 2025 & Five Year Pla 2025-2029

Dear Board of Commissioners:

The Resident Advisory Board (RAB) has reviewe
comprising the Housing Authority of Gloucester Coun
2025 & 5-Year Plan for FY 2025-2029 (the Annual Plan
referred to herein as the “Plan™). The RAE
2024; June 13, 2024; June 27, 2024; July
has carefully reviewed the information provi

ered the various plan elements
GC) Annual Agency Plan for FY
Year Plan may collectively be

d August 8, 2024. The RAB
port the following:

1. HAGC’s Annual Agency Pla ve Year Plan FY 2025-2029 and associated
Plan elements.

Gloucester County. Specifically, we support focusing on Section 8
voucher utilization, pursuing new housing development opportunities, supporting the
homeownership program, and implementing housing programs benefiting families in
danger of homelessness.

The RAB also suggests the following recommendations to the Plan. We understand
recommendations are incorporated into the Plan where applicable.

1. Public Housing — Carino & Deptford Park Apartments, Scattered Sites Homes:




Members of the RAB are in support of HAGC proceeding with the submission of the
Public Housing Scattered Site disposition application.

Members of the RAB are especially in favor of the preference for occupancy of both
Carino Park and Deptford Park to elderly (62) or near-elderly (50-62) disabled
households. We believe the multi-family buildings should usively house elderly
and near-elderly disabled families and would support any est made by HAGC to
maintain this preference. Further, RAB members s y support an exclusive
designation limiting occupancy for these buildings (62) or near-elderly
disabled households.

Members of the RAB report benefiting from
updates about program operations for the se

Members of the RAB support HAGC® i s through the ROSS program
which provides self-sufficiency, educatio services for its PH participants.
Further, the RAB encourages HAGC to appl new the program when applicable.
Members of the RAB supp rogram offering laundry,
housekeeping, shopping serviGes, ar g residents to help age in place and

maintain independence. Furthe :
application to renew the Congregz gram grant when applicable.

Members of the RAB continued partnership with Assisted Living
Providers who afé 4 S que medical needs of residents.

pport of HAGC amending the ACOP to comply with the
Modernization Act (HOTMA) accordingly.

to move the Public Housing Scattered Site Waitlist to the Housing
Waitlist to allow Public Housing Scattered Site applicants to maintain
their application date and time.

Members of the RAB support HAGC amending the Admin Plan to include a local
preference for applicants that are homeless or at risk of homelessness.

Members of the RAB support HAGC amending the Admin Plan to include a local
preference for residents displaced by the Public Housing Scattered Site disposition.




e Members of the RAB are in favor of HAGC’s Grievance Policy, as applicable to the
Section 8 HCV and Public Housing programs. The members of the RAB also support
amending the Grievance Policy to remove the internal appeal process.

* Members of the RAB support HAGC’s continued efforts through the FSS programs
and Homeownership programs, which provide self-sufficiency and educational
support for participants. Further, the RAB encourages HAGCge apply and renew these
programs when applicable, while seeking other self-suffici opportunities that can
benefit participating low and extremely low-income ho

Violence Against
sure the proper

e Members of the RAB support the implementati
Women Act (VAWA) Policy and Emergency

ed to all persons
It, and stalking.

w all resident leases to ensure
there are provisions within the lease that ants from engaging in egregious
behavior and strengthen HAGC’s eviction s regarding disrespectful tenants
i and residents.

* Members of the RAB support\the : Out policy which prohibits
certain drug-related, violent,
of denial or termination is evaluated on a
case-by-case basis. I'AGC amending the ACOP in order to comply
with proposed fgdéra ew Jersey’s Fair Chance in Housing Act
(FCHA), when i i considering the implementation of FCHA.

and criminal activity. Each indiv

e Members
suppliers.

We undérsta - ments and suggestions, when appropriate, have been included
in the Pl : ikeio convey our gratitude for the programs provided by the Housing

We look forward to v 6 with you in the future.

Sincerely,

EZ/3 IMér)/ 4//“4;/ //MW//@WW

ﬁr%fet Bowens, Vice-Chairperson Marg tHampton Seﬁetary




C.2 CERTIFICATION BY STATE OR LOCAL OFFICIAL
HUD FORM 50077-SL




C.3 Civil Rights Certification/Certification Listing P
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