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December 12, 2024 
 
 
 
The Board of Commissioners 
Housing Authority of the City of Vineland 
Vineland, New Jersey 08360 
 
Dear Commissioner: 
 
The Regular Meeting for the Housing Authority of the City of Vineland will be held in 
person on Thursday, December 19, 2024 at 6:00 p.m. at the Administrative Building, 191 
W. Chestnut Avenue, Vineland, NJ  08360. 
 
The Board may go into executive session to discuss personnel matters and any other 
housing business that meets the criteria for an executive session.  Formal action may be 
taken. 
 
Sincerely, 
 
 
Jacqueline S. Jones 
Executive Director 
 
JSJ:gp 
 
Enclosures 
 
 
 
 
 



 

 

REVISED 
Housing Authority of the City of Vineland 

 AGENDA                                                                                          
Thursday, December 19, 2024 

6:00 p.m. 
 

1. Open Meeting 
 
2. Roll Call 

 
3. Reading of the “Sunshine Law Statement” 

 
4. Approval of Minutes of the Regular Meeting conducted on August 15, 2024 

 Approval of Minutes of the Regular Meeting conducted on November 21, 2024 
  
5. Fee Accountant’s Report 
 
6. Executive Director’s Report 

 
7. Committee Report – Election of Officers 

 
8. Old Business 

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

 
10. Resolutions: 
 

  # 2024-44 Awarding Legal Services Contract – General Counsel (tabled from last month) 
 
  # 2024-45 Awarding Special Legal Services Contract – Labor Relations Counsel (tabled 

from last month) 
 

  # 2024-63 Monthly Expenses (updated) 
 
  # 2024-64 Approve 2024 Board Meeting Dates 
 
  # 2024-65 Appoint JIF Fund Commissioner 
 
  # 2024-66 Appoint Risk Management Consultant 
 
  # 2024-67 Designate Public Agency Compliance Officer (P.A.C.O.) 
 
  # 2024-68 Audit Review Certificate FYE 2023 
 
  # 2024-69 Approving Change Order #3 for the Fire Pump Replacement Project at Kidston 

& Olivio Towers 
 
  # 2024-70 Awarding Architectural & Engineering Services 
 

# 2024-71 Approving One-Time compensation Bonus Payments to Certain Authority 
Employees Based on Increase Hours and Responsibilities in Connection with 
the Authority’s Shared Services Agreements, Management Agreements and 
Housing Assistance Payment Agreements 

 
 Executive Session if required 

 
11. Comments from the press and/or public (limited to 2 minutes for each speaker) 
 
12. Comments from Board Members 

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

 
13.  Adjournment 
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Housing Authority of the City of Vineland 
 

R E GULA R  ME E TI NG  

Thursday, August 15, 2024 

6:15 p.m. 

 
The Regular Meeting of the Housing Authority of the City of Vineland was called to order by 
Chairperson Ruiz-Mesa on Thursday, August 15, 2024, at 6:15 p.m. at the office of the Authority 
located at 191 W. Chestnut Avenue, Vineland, New Jersey 08360. 
 
The following Commissioners were present: 
 
                        Commissioner Chris Chapman  (Absent) 

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

Also, present were Jacqueline Jones, Executive Director, Ron Miller, Director of Affordable 
Housing, Michael Watson, Esquire – Solicitor, Linda Cavallo – Accountant and Gloria Pomales, 
Executive Assistant. 
 
Chairperson Ruiz-Mesa read the Sunshine Law. 
 
Chairperson Ruiz-Mesa entertained a motion to approve the minutes of the Regular Meeting held 
on July 18, 2024.  A motion was made by Commissioner Asselta and seconded by Commissioner 
Acosta-Jimenez. The following vote was taken: 
 

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

Chairperson Ruiz-Mesa called for the Financial Report from the Fee Accountant.  Linda Cavallo 
reviewed the Financial Report for the ten months ending July 31, 2024.  
 
Executive Director’s Report: 
Chairperson Ruiz-Mesa requested the Executive Administrative Report. Mrs. Jones reported Ron 
Miller, Operations Director, will not be able to attend the meeting as he is in the building, but he 
is on a virtual court case regarding a resident placing improper trash at the curb of an Authority 
scattered site home.   
 
Mrs. Jones informed the Board there is no status change in the Tarkiln roof project.  Procurement 
procedures are being worked on before moving forward. 
 
The Kidston and Olivio Towers refurbishment of the elevators is in motion as stated in the written 
report.  Part of the project is completed and then they will switch over to another elevator car.  
One elevator remains in service at both buildings. 
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The last item with the Kidston and Olivio Towers interior plumbing project is the water filtration 
system.  The Authority is looking for a specific engineering consultant to assist.  There is an issue 
with the equipment that was procured. 
The Kidston and Olivio fire pump replacement is substantially complete.  There was a fueling 
station issue due to the delivery of the wrong piece of equipment.  A replacement has been 
ordered.  There was also a jockey pump that was replaced. 
 
There is no new update on the Scattered Site disposition from Mrs. Jones report.  There are five 
(5) agreements of sale waiting for settlement dates.  This means that there a various documents 
that need to be completed.  The declaration of trust needs to be released from HUD.  Once the 
agreement is signed and it goes to HUD for sign off.  It takes about 45 days to get the document 
back from HUD.  There is one (1) house listed and one  (1) house is vacant.   
 
There are few payments on the bill list this evening for the ten (10) units being redeveloped at 
D'Orazio Terrace.  A lot of work has been completed and there has been a lot of conversations 
with the architect.  Mrs. Jones reminded the Board that this building will be the model building for 
the rest of the property.  The Authority is also looking at curb appeal for this property.  There may 
be some discussions at next month’s meeting regarding working on the D’Orazio community room 
now rather than waiting for the tax credit process. 
 
The waiting list is open for 0, 1-, 4-, 5- and 6-bedroom units.  It will remain open until there are 
more applicants on the list.  Mrs. Jones reviewed the current waiting list number.  The Authority 
is at 98% occupancy. 
 
Committee Report: None. 
 
Old Business: None. 
 
New Business:  None. 
 
With no other discussion in related matters the Chairperson moved to the Resolutions. 
 

Resolution #2024-39 
Resolution to Approve Monthly Expenses 

 
Chairperson Ruiz-Mesa stated the bills have been reviewed and are recommended for payment 
in the sum of $1,342,678.86. A motion was made by Commissioner Asselta; seconded by 
Commissioner Porter. The following vote was taken: 
 

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

 
There is no need for an Executive Session. 
 
Chairperson Ruiz-Mesa asked for comments from the press, public or any Board Member.  No 
further comments. 
 
With no further business to discuss, Chairperson Ruiz-Mesa entertained a motion for adjournment 
of the Regular Meeting. A motion was made by Commissioner Asselta; seconded by 
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Commissioner Acosta-Jimenez. The Board Members unanimously carried the vote present. The 
Regular Meeting of the Board of Commissioners was adjourned at 6:27 p.m. 

 
 
Respectfully submitted, 

      
  
 

Jacqueline S. Jones 
Secretary/Treasurer 













12/19/2024  12:40 PM

HOUSING AUTHORITY OF THE CITY OF VINELAND
FINANCIAL REPORT FOR THE TWO MONTHS ENDED NOVEMBER 30, 2024  

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

INCOME
  TENANT RENT 678,010 113,002 116,157 3,155
  OTHER INCOME MISC. 11,090 1,848 306 (1,542)
  PHA OPERATING SUBSIDY 398,660 66,443 59,639 (6,804)
  SECTION 8 ADMIN. FEE INCOME 1,320,000 220,000 183,642 (36,358)
  CAPITAL FUNDS 655,000 109,167 62,000 (47,167)
  FSS GRANT-PH 106,920 17,820 17,820 0
  CSP-CONGREGATE SERVICES INCOME 50,820 8,470 6,939 (1,531)
  INVESTMENT INCOME 17,830 2,972 5,971 2,999
  CF MANAGEMENT FEE 60,000 10,000 10,000 0
  MGMT FEE-PH 130,260 21,710 21,202 (508)
  MGMT FEE-SEC 8 146,450 24,408 24,576 168
  MGMT FEE-MELROSE 12,090 2,015 2,016 1
  MGMT FEE-RAD 450,000 75,000 75,000 0
  BOOKKEEPING FEE 12,130 2,022 1,928 (94)
  BOOKKEEPING FEE-SEC 8 91,530 15,255 15,359 104
  ASSET MGMT FEE 16,680 2,780 2,860 80
  SHOP RENT 61,420 10,237 10,238 1
  INCOME FROM OTHER AUTHORITIES 481,500 80,250 101,993 21,743
  SERVICE INCOME FROM MELROSE 69,390 11,565 9,436 (2,129)
  FRAUD RECOVERY 15,000 2,500 14,458 11,958
  MISCELLANEOUS INCOME 1,200 200 119 (81)
  TOTAL INCOME 4,785,980 797,663 741,659 (56,004)

 
EXPENSES  
  ADMINISTRATION:  
  ADMINISTRATIVE SALARIES 1,386,650 231,108 265,313 34,205
  PAYROLL TAXES 124,800 20,800 19,419 (1,381)
  HEALTH BENEFITS 520,780 86,797 57,658 (29,139)
  CRIMINAL BACKGROUND CHECKS 6,500 1,083 1,916 833
  TNT/EMPL SCREENING 22,490 3,748 4,344 596
  LEGAL-GENERAL 24,510 4,085 2,040 (2,045)
  LEGAL-OTHER 4,500 750 0 (750)
  STAFF TRAINING 7,000 1,167 944 (223)
  TRAVEL 3,000 500 0 (500)
  ACCOUNTING 87,550 14,592 14,592 0
  AUDITING 47,780 7,963 7,963 (0)
  PORT OUT ADMIN FEES 2,400 400 747 347
  MANAGEMENT FEES 273,150 45,525 45,118 (407)
  BOOKKEEPING FEES 103,010 17,168 17,947 779
  ASSET MGMT FEES 16,680 2,780 2,860 80



12/19/2024  12:40 PM

HOUSING AUTHORITY OF THE CITY OF VINELAND
FINANCIAL REPORT FOR THE TWO MONTHS ENDED NOVEMBER 30, 2024  

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

  CF MANAGEMENT FEES 60,000 10,000 0 (10,000)
  CONSULTANTS 7,100 1,183 0 (1,183)
  IT CONSULTANTS 33,680 5,613 6,883 1,270
  CONSULTANTS-RAD 6,000 1,000 0 (1,000)
  MEMBERSHIP DUES/FEES 4,900 817 478 (339)
  PUBLICATIONS 1,300 217 0 (217)
  ADVERTISING 4,800 800 358 (442)
  OFFICE SUPPLIES 17,800 2,967 1,202 (1,765)
  PAPER 4,000 667 566 (101)
  COMPUTER & SOFTWARE EXPENSES 158,290 26,382 35,848 9,466
  FUEL-ADMIN 2,200 367 0 (367)
  TELEPHONE AND CELL 39,500 6,583 5,192 (1,391)
  POSTAGE 24,500 4,083 1,420 (2,663)
  COPIER SUPPLIES 8,400 1,400 1,061 (339)
  INTERNET 7,000 1,167 746 (421)
  GPS VEHICLE TRACKING 1,400 233 119 (114)
  INSPECTION FEES 10,730 1,788 1,783 (5)
  COFFEE SUPPLIES 1,500 250 181 (69)
  MISCELLANEOUS EXPENSES 18,700 3,117 3,321 204
  TOTAL ADMINISTRATION EXPENSES 3,042,600 507,100 500,019 (7,081)

TENANT SERVICES:
   SALARIES-CONGREGATE SERVICES 26,080 4,347 8,352 4,005
   PAYROLL TAXES 2,350 392 610 218
  TENANT CONTRACT SERVICES 9,500 1,583 2,727 1,144
   OTHER 6,000 1,000 1,104 104
  TOTAL TENANT SERVICES 43,930 7,322 12,793 5,471

UTILITIES:
   WATER 29,590 4,932 4,392 (540)
   ELECTRIC 155,610 25,935 16,788 (9,147)
   GAS 24,000 4,000 2,349 (1,651)
   GARBAGAE/TRASH REMOVAL 10,900 1,817 2,017 200
   SEWER 55,350 9,225 9,225 0
  TOTAL UTILITIES EXPENSE 275,450 45,907 34,771 (11,136)

ORDINARY MAINTENANCE AND OPERATIONS:
   MAINTENANCE LABOR 386,610 64,435 37,808 (26,627)
   PAYROLL TAXES 34,790 5,798 2,760 (3,038)



12/19/2024  12:40 PM

HOUSING AUTHORITY OF THE CITY OF VINELAND
FINANCIAL REPORT FOR THE TWO MONTHS ENDED NOVEMBER 30, 2024  

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

   HEALTH BENEFITS 111,670 18,612 11,146 (7,466)
   MAINTENANCE UNIFORMS 2,270 378 1,033 655
   VEHICLE GAS, OIL, GREASE 19,740 3,290 3,687 397
   MATERIALS 94,190 15,698 13,440 (2,258)
   CONTRACT-COSTS 105,910 17,652 13,772 (3,880)
   REPAIRS-VEHICLES 7,610 1,268 93 (1,175)
   RENT EXPENSE 15,190 2,532 2,460 (72)
   EXTERMINATION 6,460 1,077 1,090 13
   TRASH REMOVAL 8,890 1,482 1,528 46
  TOTAL ORDINARY MAINT. & OPERATIONS E 793,330 132,222 88,817 (43,405)

GENERAL EXPENSES:
   BAD DEBTS 5,980 997 997  0
   COMPENSATED ABSENCES 14,000 2,333 2,333 (0)
   FSS ESCROWS-SEC 8 72,000 12,000 6,253 (5,747)
   INSURANCE 199,000 33,167 30,472 (2,695)
   PAYMENTS IN LIEU OF TAXES 44,940 7,490 8,467 977
   PENSION - ANNUAL PAYMENT 167,750 27,958 27,958 (0)
   REPLACEMENT RESERVES 95,000 15,833 15,834 1
   RETIREE HEALTH BENEFITS 97,260 16,210 11,566 (4,644)
  TOTAL GENERAL EXPENSES 695,930 115,988 103,880 (12,108)

  TOTAL OPERATING EXPENSES 4,851,240 808,539 740,280 (68,259)

  PROFIT (LOSS) EXCLUDING HAP (65,260) (10,876) 1,379 12,255

  HAP REVENUES 8,241,000 1,373,500 1,596,922 223,422
  HAP EXPENSES 8,169,000 1,361,500 1,630,793 269,293
  NET HAP (LOSS) 72,000 12,000 (33,871) * (45,871)

  GRAND TOTAL PROFIT (LOSS) 6,740 1,124 (32,492) (33,616)

  UNRECONCILED HUD HELD RESERVES AT 11/30/24 104,883
     GRAND TOTAL PROFIT (LOSS) AFTER HUD HELD RESERVES 72,391
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Housing Authority of the City of Vineland 
 

Administrative Report 
 

 

DATE: December 12, 2024 

 

TO:  Board of Commissioners, Vineland Housing Authority 

 

FROM: Jacqueline S. Jones, Executive Director 

   

SUBJECT: Monthly Report (Stats for November 2024) 

 

PERIOD: November 15, 2024 to December 11, 2024 

Rental Assistance Demonstration (RAD) Conversions - Status 

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

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

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

are now known as Project Based Section 8 properties. 

 

Development CHAP Award 

Date 

RAD 

Closing Date 

RAD 

Effective 

Date 

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

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

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

Scattered Sites 7/24/2024 TBD TBD 

D’Orazio 12/07/2018 

(Rescinded) 
TBD TBD 

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

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

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

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

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

determined. 

 

 

 

 



Page 2 of 10 
 

 Renovation Projects  

 
Scope of Work Work Status Comments 

Tarkiln Acres – Roof 

Replacements 

In Planning Stage  10/2024 - A kick-off meeting was held with 

Clarke Caton Hintz to discuss the project 

and begin the bidding process. 
 

KT/OT – Elevator 

Refurbishment; 

 

 
07/2023 – Olivio Towers elevators are planned 

for a complete modernization including 

controllers, machine replacement, and cab 

interiors.  Kidston Towers elevators are 

planned for machine replacement.  The 

contract has been awarded and a pre-

construction meeting has been scheduled with 

the Contractor and Professional Team. 

 

8/2023 – The elevator contract has been 

awarded.  A pre-construction meeting has 

been scheduled with the Contractor and 

Professional Team. 

 

9/2023 - Olivio Towers is planned for a 

complete modernization including 

controllers, machine replacement, and cab 

interiors.  Kidston Towers is planned for 

machine replacement.  Contract has been 

awarded and signed, a pre-construction 

meeting was held with the Contractor and 

Professional Team.  The contractor assumed 

regular maintenance of the elevators at both 

buildings as of August 1, 2023, the remainder 

of the project is currently in the submittals 

phase.  Currently, Olivio Towers elevator car 

#2 is out-of-service waiting on motor repairs 

to be completed. 

 

10/2023 - The contractor assumed regular 

maintenance of the elevators at both buildings 

as of August 1, 2023, the remainder of the 

project is currently in the submittals 

phase. Olivio Towers elevator car #2 has been 

repaired and is in service. The project remains 

in the submittals stage. 

 
11/2023 - The project continues in the 

submittals stage. One potential change order 

has been received and is under review by our 

professional team for reasonableness. 

 

12/2023 - The project team is meeting to 

discuss the potential change order and overall 

project status on December 11, 2023, further 

updates may be available for discussion at the 

Board Meeting. 

 
1/2024 – A change order is needed to replace 

the rear door to one elevator in Kidston 

Towers along with the sill plate; The 

equipment for the elevator modernization 

has not been received.  

 

Bid opening on 5/17/22 

 

_______________________ 
 

 

2/2024 – Equipment for the modernization 

is pending delivery from the manufacturer. 

 
04/2024 – Equipment has been received but 

not yet delivered to the property.  The 

subcontractor (OTIS) plans to begin with 

Olivio Towers – Car #2 within the next 2-3 

weeks. The car is expected to be out-of-

service for a period of 10-12 weeks.  Once 

completed, work will begin on Car #1.  Work 

at Kidston Towers has not yet been 

scheduled. 

 

05/2024 – The subcontractor (OTIS) 

continues to simultaneously work on the 

modernization of both Kidston & Olivio 

Towers – Car #2.  One elevator car remains 

in service and operational at both buildings. 

 

6/2021 – No Update; 

9/2021 – A&E proposals received and under 

review; 

12/2023- Project is in the planning stages 

with the architects; 

1/2024 –Architect is preparing a proposal 

for this project;  The plan is to move 

forward in 2024;  

2/2024 – A project kickoff meeting was held 

with the architects; Bid documents are in 

process;  

9/2024 – No change in project status; 

06/2024 – Modernization work on elevators 

in both Kidston & Olivio continues; One 

elevator remains in service at both 

buildings;  

 

7/2024 - – The subcontractor (OTIS) 

continues to simultaneously work on the 

modernization of both Kidston & Olivio 

Towers. Kidston Towers – Car #2 has been 

completed and returned to service, once the 

newly completed car has run successfully for 

a couple weeks Car #1 will be taken out of 

service for modernization.  Olivio Towers – 

Car #2 is planned to be completed the last 

week in July 2024. One elevator car remains 

in service and operational at both buildings. 

A further explanation at the Board meeting 

regarding Kidston Towers. 

 

 

8/2024-Kidston Towers –Car #1 will be taken out of service for 

modernization starting mid-August.  Olivio Towers – Car #2 is 

scheduled for completion and inspection at the end of August, 

once completed work will begin on elevator Car #1. One 

elevator car remains in service and operational at both 

buildings. 

 
09/2024 – The subcontractor (OTIS) continues to 

simultaneously work on the modernization of both Kidston & 

Olivio Towers. Kidston Towers –Car #1 will be taken out of 

service for modernization once Car #2 is operational.  Olivio 

Towers – Car #2 is delayed – the contractor is working to obtain 

fire alarm devices that are required for proper operation of the 

car. One elevator car remains in service and operational at both 

buildings.  

 

10/2024 -  – The subcontractor (OTIS) continues to 

simultaneously work on the modernization of both Kidston & 

Olivio Towers. Kidston Towers –Car #1 is out of service for 

modernization.  Olivio Towers – Car #1 is out of service for 

modernization. One elevator car remains in service and 

operational at both buildings.  A change order will be presented 

to request an extension in time to complete the project. 

 

11/2024 – The subcontractor (OTIS) 

continues to simultaneously work on the 

modernization of both Kidston & Olivio 

Towers. Kidston Towers –Car #1 was 

placed back in-service.  Olivio Towers – 

Car #1 is out of service for modernization. 

One elevator car remains in service and 

operational at Olivio Towers.  Both 

elevator cars are operational at Kidston 

Towers. 

 

 

12/2024 – The subcontractor (OTIS) 

continues to simultaneously work on the 

modernization of both Kidston & Olivio 

Towers. Kidston Towers –Car #1 was 

placed back in-service.  Olivio Towers – Car 

#1 is out of service for modernization. One 

elevator car remains in service and 

operational at Olivio Towers.  Both elevator 

cars are operational at Kidston Towers. 
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Kidston & Olivio Towers – Renovation Projects - Active 
 

 

Scope of Work 

Work 

Status 

Comments 

KT – Interior Plumbing 

Renovations (Replacement of 

plumbing stacks; domestic water 

filtration system; new fire-rated 

access panels; complete unit 

bathroom replacements; 

accessibility upgrades communal 

area restrooms;  

domestic water filtration system; 

domestic water pump; 

Accessibility upgrades to communal 

area restrooms; 

July-

August  

2021 

Award 

Anticipate

d  

01/2022 Update: Preliminary work has begun on 

plumbing work; “Hotel” units are being 

refurbished and staged with furniture;  

2/2022 Update: Some unknown issues have been 

uncovered as preliminary work has begun;  Change 

orders are being reviewed prior to presenting to the 

Board for approval;  

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

Agenda for Code Official requested straps & 

supports for wiring in first floor drop ceiling; 

eliminate an unneeded wiring; black off any 

junction boxes without covers;  G & H risers are 

almost complete; these will become the “hotel units” 

for temporary relocation; work on the next two 

risers is expected to begin in early April;  

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

Agenda for Code Official requested straps; G & H 

risers are complete, and work continues on E & F 

risers;  Residents are temporarily relocating to G & 

H;  

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

it is expected the work will be completed in four 

weeks & residents can return to their units;   

 
3/2023 Update:  This plumbing project is complete 

with the exception of the items listed above on Page 

4;  

4/2023 Update:  

- New domestic water pump replacement – 

Complete; 

- Kidston mechanical room piping replacement 

– Complete; 

- Water filtration system - Olivio  is complete;  

Kidston – parts are backordered;  

 
5/2023 Update: Water filtration system - Kidston – 

parts are backordered; Currently in final punch-

list stage; Substantial Completion issued; Close-out 

process beginning. 

Kidston/Olivio fire pump replacement is out for 

public bid;  bids due June 1, 2023; 

6/2023 Update: No status change; 

7/2023 Update: No status change; 

8/2023 Update: Water filtration system - Kidston – 

parts are backordered; Currently in final punch-list 

stage; Substantial Completion issued; Close-out 

process beginning. 

Kidston/Olivio fire pump replacement initial bid 

was rejected; Project is out for public bid again;   
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Kidston & Olivio Towers – Renovation Projects – Active 

 

Scope of Work Work 

Status 

Comments 

KT – Interior Plumbing 

Renovations (Replacement of 

plumbing stacks; domestic water 

filtration system; new fire-rated 

access panels; complete unit 

bathroom replacements; 

accessibility upgrades communal 

area restrooms;  

domestic water filtration system; 

domestic water pump; 

Accessibility upgrades to communal 

area restrooms; 

 

 
9/2023 Update: - Water filtration system - 

Kidston – parts are backordered; Currently 

in final punch-list stage; Substantial 

Completion issued; Close-out process 

beginning. Final punch list work is in process 

and expected to be completed by the end of 

September.  The team is evaluating the 

installation of the water treatment systems 

for both buildings and will be making the 

necessary changes, Kidston Towers water 

treatment system has not yet been installed.  
 

10/2023 Update: - No update; 

 

11/2023 Update: - Water filtration system – 

systems in both buildings are now installed; 

Currently in final punch-list stage; 

Substantial Completion issued; Close-out 

process beginning. Final punch list work is in 

process and expected to be completed by the 

end of October.  The team is evaluating the 

installation of the water treatment systems to 

ensure it is functioning properly. 

 

12/2023 Update – Close-out process in 

motion; 

The water treatment system installation has 

been delayed;  the system must be configured 

by the manufacturer, but the system was 

shipped without being configured;  the 

system is being sent back to the 

manufacturer for configuration;  

 

  
 

02/2024 Update – Additional water testing 

has been ordered to compare the results of 

the test conducted in 2020 to conditions 

today; no further update is available.  The 

Close-out process is currently in process, 

no further work is anticipated on this 

project. 

 

04/2024 – Update: - Water filtration system 

– additional water testing has been 

received and reviewed; a flow test is being 

ordered to determine the best course of 

action; no further update is available.  The 

Close-out process is currently in process, 

no further work is anticipated on this 

project. 

 

 

05/2024 - Team met with a new vendor for 

the water filtration system; no further 

update is available until the vendor 

completes an on-site visit. 

 
06/2024 – New vendor for water filtration 

system on schedule for an on-site visit; 

 

7/2024 - Team met with a new vendor for 

the water filtration system; no further 

update is available until the vendor 

completes an on-site visit. No update. 

 

9/2024 - Team met with a new vendor for 

the water filtration system; no further 

update is available until the vendor 

completes an on-site visit.  

 

12/2024 – No update on this project. 
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Kidston/Olivio Towers – Fire Pump Replacement 
 

9/2023 - Fire Pump Replacement 

Project was bid on two occasions –  

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

Round #2 – 1 bid received on June 21, 2023 
Negotiated Contract – the project team met with the sole bidder in an attempt to negotiate a contract.  A follow-up 

meeting with the contractor has been scheduled for the end of August to review their new proposed pricing structure 

along with any possible value engineering cost savings. Negotiations are ongoing, our team began working with 

additional vendors to obtain more competitive pricing on this project. 

 
10/2023 Update:  Negotiated Contract – The project team negotiated with three (3) vendors and received best and final pricing;  a 

recommendation for award is being presented on the Agenda for the October board meeting. 

 

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

 

12/2023 - Final contract has been received from the Contractor.  The Team met to discuss the project, expectations were defined, and 

submittals are expected to be received for review.  The Vineland Fire Department was made aware of the contract being awarded. 

 

01/2024 - Final contract Underground utility infrastructure work is underway at the site. The construction team has been making 

regular site visits to inspect the work.  The fire pump has been ordered but has not yet been shipped by the manufacturer. 

 

03/2024 - Underground utility infrastructure work has been substantially completed. The tie-in at Kidston remains to be completed. 

The construction team has been making regular site visits to inspect the work.  The fire pump has been shipped by the manufacturer, 

but not yet delivered to the site.  Electrical, mechanical, and concrete work are being completed within the space to prepare for the 

pump delivery. 

 

04/2024 - The fire pump has been installed in the building, the general contractor is working on piping and electrical work within the 

building. 

 

05/2024 - Underground utility infrastructure work has been substantially completed. The tie-in at Kidston remains to be completed. 

The construction team has been making regular site visits to inspect the work.  The fire pump has been installed in the building and the 

general contractor is working on piping and electrical work within the building.  The fueling station for the pump has not yet been 

delivered to the property.  Once received, the contractor will schedule an initial startup of the equipment and begin testing. Olivio is 

planned to be brought online first. Once the new system is activated in Olivio the construction team will focus their efforts on bringing 

Kidston up on the new system.  Both buildings remain fully protected throughout the process. 

 

06/2024 – The wrong fueling station for the pump was delivered to the property; a replacement has been ordered; The new diesel fired 

pump is now in service; The Vineland Fire Department, Water Department, Code Officials have been kept informed throughout the 

process.  Electrical work related to the old fire pumps needs to be completed.  Both buildings are fully protected throughout the project. 

 

7/2024 - The new diesel fire pump is now in service.  A change order is required to replace the jockey pump at Olivio 

Towers.  Both buildings remain fully protected throughout the process.  The project is currently substantially 

completed and in the closeout phase. 
 

8/2024 - The wrong fueling station for the pump was delivered to the property, a replacement has been ordered. The new diesel fire 

pump is in service.  The replacement jockey pump at Olivio Towers has been installed.  Both buildings remain fully protected 

throughout the process.  The project is currently substantially completed and in the closeout phase. 

 
09/2024 – Pump testing and training was completed with the assistance of the Vineland Fire Department. The project is currently 

substantially completed and in the closeout phase. 

 

10/2024 - The project is currently substantially completed and in the closeout phase.  The fueling station for the pump remains 

incomplete, waiting for parts to finish the project. 

 

11/2024 – The project is currently substantially completed and in the closeout phase.  The 

fueling station for the pump remains incomplete, waiting for parts to finish the project. A 

change order will be presented, a further explanation will be provided at the Board Meeting. 

 
12/2024 – The project is currently substantially completed and in the closeout 
phase.  The fueling station for the pump remains incomplete, waiting for parts to 
finish the project. A change order will be presented, a further explanation will be 
provided at the Board Meeting. 
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Scattered Site Disposition – Status 

 
• The Scattered Site program was approved for disposition by HUD. 

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

status of the 72 homes;  

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

rental housing using their Housing Choice Voucher;  the is due to the low 

or no availability of rental housing. 

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

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

homes could be converted to the Rental Assistance Demonstration (RAD) 

program while receiving a higher fair market rent.  The Authority staff 

and consultant are working a presentation for the board to consider, 

which will change the status of 35 homes from “disposition” to RAD 

conversion; 

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

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

of the Scattered Site homes to a RAD project.  The SAC staff gave an 

initial “ok” to move forward with the plan;  Some additional work on the 

project is needed prior to presenting the plan to the board for approval;  

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

residents from the houses that are to be sold into houses that are being 

kept;  The financial plan for the program as well as the steps needed to 

complete this program are being formulated and will be presented to the 

board at the February meeting;  

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

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

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

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

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

units. Please see the below chart for status details; 

 

• Listings are active on several units. Please see the below chart for status 

details; 
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SCATTERED SITE HOMES – STATUS SUMMARY 
Date Addresses Status Total Homes 

   
 

 72   Total 

   
 

39  Keeping 

2022 Activity 4209 Marilyn Avenue SOLD – 5/4/22  

 1441 Nylund Drive SOLD – 05/10/22  

 612 Oxford Street SOLD – 5/16/22  

 1137 East Elmer Rd SOLD – 6/28/22    

 864 Columbia Avenue SOLD – 9/30/22  

 1409 Brown Road SOLD – 9/8/22    

 1745 Jackson Drive SOLD – 11/10/22    

 4331 Robert Drive SOLD – 2/12/22   8 Sold in 2022 

 

2023 Activity 760 N. Mill Rd SOLD – 12/1/23  

 1091 N. Mill Rd SOLD – 10/31/23  

 1290 Old Lake Rd SOLD – 12/29/23  

 930 Charles St SOLD – 1/11/2024  

 30 Avon Place SOLD – 1/31/2024  

 5578 High Ridge Rd SOLD – 1/31/2024  

 1479 Brown Rd SOLD – 2/21/2024  

 2174 Sunset Ave SOLD – 4/04/2024  

 5599 Lodge Place SOLD – 7/01/2024 9 Sold in 2023 

 

2024 Activity 3188 Hance Bridge Rd SOLD 4/22/2024  

 5633 High Ridge Rd 
 

SOLD – 5/2024  

 721  S. Valley Ave 
 

SOLD – 5/30/2024  

 2961 Athens Way SOLD – 6/19/2024  

 4630 Bernard Rd                          SOLD – 7/02/2024  

 1659 Venus Drive                             SOLD – 6/20/2024  

 4509 Noel Drive                              SOLD – 5/28/2024  
 

 38 Victory Lane SOLD 7/17/24  

 4511 Robin Road SOLD 8/30/24  

 1460 Neptune Terr SOLD 9/20/24  

 2935 Athens Way SOLD 9/16/24  

November 2023November 2023 
 

1306 Brown Rd SOLD – 9/30/24 12 Sold in 2024 

 1017 Alexander Dr Agreement of Sale – 10/4/24  

 5691 High Ridge Rd Settlement Scheduled for 12/14/24  

 4486 Robin Road Agreement of Sale – 10/10/24 3 Agreements 

 2149 Berkley Dr Listed for Sale – Vineland Realty – 10/3/24 1 Listed  

    

  33 Houses being sold;  End of List 
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D’Orazio Terrace – Redevelopment 
 
The board discussion regarding the D’Orazio Terrace will continue. The Scattered Site 

homes must be sold prior to the redevelopment of D’Orazio Terrace; the proceeds from the 

sale of the Scattered Site homes will be used  in the D’Orazio Terrace redevelopment, but 

the sales must occur prior to redevelopment, or the Authority must return the Scattered Site 

sales proceeds to HUD. 

 
Update:  The Contract to enter into a Housing Assistance Payment (CHAP) the Authority currently has with 

HUD may need to be rescinded as the funds from the scattered site sales are needed to move forward with this 

project as stipulated above.  A new CHAP may be permitted to be issued in the future.  Waiting for 

confirmation from HUD before moving forward. 

 

September 2022 Update:  The CHAP for D’Orazio Terrace has been withdrawn by the Authority as more time 

is needed to develop the required financial plan;   

 

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

finalize a scope of work (SOW) for the fire that occurred in Building #1 in January of 2023.  The tenants in 

Building #1 have been relocated to other VHA properties due to the extensive nature of work needed in their 

units. Due to time constraints, a new architect is being utilized, Pederson Architects of Vineland will be assisting 

with this project. Limited demolition of affected areas has begun, the professional team will be evaluating and 

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

a complete rehab of building #1. We anticipate presenting options for Board consideration. 

 

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

affected area has been completed.  A scheduled of values is being finalized with All-Risk and the project Team 

met on site with the insurance company on October 11, 2023.  Design documents remain in progress and under 

review. 

 

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

affected area has been completed.  We continue to work with our partners to obtain pricing on a complete 

rehab of building #1, we anticipate presenting options for Board consideration. Work has started at the 

building; a final scope is being developed in conjunction with the adjuster for presentation at the December 

JIF meeting. 

 

December 2023 Update:  Additional scope of work is required to rehab building #1; Additional investigation 

into perc rates and water tables are in process to determine best solutions;  A verbal update will be given at the 

board meeting;  

 
February 2024 Update: Additional scope of work is required to rehab building #1; Additional investigation 

into perc rates and water tables are in process to determine best solutions;  A verbal update will be given at the 

board meeting;  

 

March 2024 - Work continues within the Architects office to develop a comprehensive set of construction plans 

to make improvements to the building.  Floor plans have been approved and interior framing, 

plumbing/electrical rough ins are underway.  Repairs to the roof are expected to begin within the next few 

weeks, weather dependent.  A limited Survey and Geotech study are being completed to better determine the 

correct course of action to prevent future water infiltration into the crawl spaces of the building. A further 

explanation of this project will be provided at the Board meeting. 

 

April 2024 – Project status to be reviewed at board meeting; 

 

May 2024 - Work continues within the Architects office to develop a comprehensive set of construction plans 

to make improvements to the building.  Floor plans have been approved and interior framing, 

plumbing\electrical rough ins are underway.  Repairs to the roof are underway.  A limited Survey and Geotech  



Page 9 of 10 
 

 

D’Orazio Terrace – Redevelopment - continued 
 

study is being completed to better determine the correct course of action to prevent future water infiltration 

into the crawl spaces of the building. A further explanation of this project will be provided at the Board meeting. 

 

 June 2024 - Work continues within the Architects office to develop a comprehensive set of 

construction plans to make improvements to the building.  Floor plans have been approved 

and interior framing, plumbing\electrical rough ins are underway. The survey for the project 

is being finalized along with the Geotech report.  Change orders will be presented to discuss 

at the Board meeting. 
 

July 2024 -  Construction is fully engaged at the building, drywall, paint, and casework 

are all simultaneously underway throughout the building.  Final plans are currently under 

review for drainage around the building and in the courtyard. A more detailed update will 

be provided at the Board meeting. 

 

August 2024 -  Construction is fully engaged at the building, drywall, paint, and 

casework are all simultaneously underway throughout the building.  Final plans are 

currently under review for drainage around the building and in the courtyard. A more 

detailed update will be provided at the Board meeting. 

 
September 2024 – Construction is fully engaged at the building - electrical, plumbing, 

drywall, paint, flooring, and casework are all simultaneously underway throughout the 

building. Several units now have flooring installed; work continues to move forward. A more 

detailed update will be provided at the Board meeting. 

 

October 2024 - Construction is fully engaged at the building - electrical, plumbing, drywall, 

paint, flooring, and casework are all simultaneously underway throughout the 

building. Several units now have flooring installed; work continues to move forward. A 

more detailed update will be provided at the Board meeting. 

 

November 2024 – Construction is fully engaged at the building - electrical, plumbing, 

drywall, paint, flooring, and casework are all simultaneously underway throughout the 

building. Several units now have flooring installed; work continues to move forward. Site 

work is scheduled to begin.  A more detailed update will be provided at the Board meeting. 

 

December 2024 – Construction is fully engaged at the building - electrical, plumbing, drywall, 

paint, flooring, and casework are all simultaneously underway throughout the building. Several 

units now have flooring installed; work continues to move forward. Site work is scheduled to 

begin.  

 

 

D’Orazio Terrace – Community Room 
 

Project update to be provided at the board meeting. 
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Melrose Court 
 

The property is 100% occupied. The property is financially sound. 

 

 

 

Community Outreach 

 
Between November 20, 2024, and November 22, 2024, our staff held an immensely successful 

Turkey & Chicken Giveaway for the Holidays. Distribution was conducted across the family 

scattered sites, including Asselta Acres, Parkview and also included Olivio Towers, D’Orazio, 

and Tarkiln Acres. 

The tenants expressed gratitude and happiness for this initiative, they were very excited and not 

expecting it.  Planning for the upcoming December holiday is ongoing, our community outreach 

staff are working in the community and engaging the tenants on a daily basis. 

 

 
 

 

 
 

Board of Commissioners  

NJ Local Housing Authority Training Program Status 
 

Commissioner Training Program Status 

Brian Asselta Completed with Certificate 

Chris Chapman Completed with Certificate 

Mario Ruiz-Mesa Completed with Certificate 

Daniel J. Peretti, Jr. Completed with Certificate 

Albert D. Porter Completed with Certificate 

Iris Acosta-Jimenez Completed with Certificate 

Vacant  

 



Program Statistics Report                    10/2024 - 10/2025 Nov2024 Oct2024

Tenant Accounts Receivable
Number of “non-payment of rent” cases referred to the solicitor 0 2

Unit Inspections
Total number of units to be inspected in fiscal year 600 600
Number of inspections actually completed this month - all sites 29 10
Total number of units inspected year-to-date - all sites 169 120
City Inspections 20 110

Occupancy
Monthly Unit Turnaround Time (Avg) (Down,Prep & Leasup Time) 11 45
Annual Unit Turnaround Time (For Fiscal Year) 28 45
Monthly - Number of Vacancies (at start of month) 2 7
Monthly - Number of Vacancies Filled (this month) 3 9
Monthly - Average unit turnaround time in days for Lease Up 5 6
Monthly - Average unit turnaround time in days to Prep Unit (Maint) 4 21
Monthly - Annual Average Number of Vacancies (at start of month) 5 7
PIC Score 100.00 100.00
Occupancy Rate 99.30% 99.12%

Public Housing & RAD Waiting List Applicants 0,1,4,5,6 bedroom lists open.
Families - With Local Preference 112 112
Families - Without Local Preference 354 347
Elderly (Seniors - 62+)/Disabled - With Local preference 143 139
Elderly (Seniors - 62+)/Disabled - Without Local preference 284 270
     0/1 Bedroom 427 409
      2 Bedroom 154 154
      3 Bedroom 89 91
      4 Bedroom 162 156
      5 Bedroom 53 50
      6 Bedroom 8 8
Success Rate 25% 25%

Average work order turnaround time in days - Tenant Generated 0.15             0.11             
Number of routine work orders written this month 443              574              
Number of outstanding work orders from previous month             1,261             1,206 
Total number of work orders to be addressed this month             1,704             1,780 
Total number of work orders completed this month 396              519              
Total number of work orders left outstanding             1,308             1,261 
Number of emergency work orders written this month 2 1
Total number of work orders written year-to-date             1,017                574 
AFTER HOUR CALLS:  (plumbing, lockouts, toilets stopped-up, etc.) 4 1

Section 8 
Level of leased units of previous month was: 1023 1023
Level of leased units this month is: 1025 1023
Number of increased leased-units over last month 2 0
Total number of units inspected this month       22 26
Programs (Voucher):
ABA Utilization % 99.23% 100.11%
Repayment Agreements   46 46
Total repayments due YTD $152,652 $154,123
Total repayments received YTD          $3,830 $2,359
PIC Score (Oakview added 10/13) 100.29% 100.88%
Section 8 Housing Choice Voucher Waiting List Applicants - With Local Preference - CLOSED 631 630
Section 8 Housing Choice Voucher Waiting List Applicants - Without Local Preference - CLOSED 1214 1215
Section 8 Project Based Waiting List Applicants- Oakview - OPEN (2-4br lists open) 704 704
Section 8 Project Based Waiting List Applicants- With Local Preference - Buena HA - OPEN 0 0
Section 8 Project Based Waiting List Applicants- Without Local Preference - Buena HA - OPEN 28 31
Section 8 - Percentage Housed Based on Income Limit - ELI vs VLI/LI 75%/25% 80%/20%



Program Statistics Report                    10/2024 - 10/2025 Nov2024 Oct2024

Section 8 - Choice Mobiltiy List 111 111

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

The number of residents that received “outreach” information about FSS 15 10
The number of residents signed on to the program. (FSS Contracts). 27 28
The number of FSS Participants with established escrow accounts. 15 14
Number of residents in need of employment skills (GED, DL, Job Training.) 4 4
The number of meetings, workshops and case management services 15 6

Congregate Services
Number of clients on the Congregate Progam 39 38
Number of clients on Meal Program 0 0
Number of clients on Housekeeping Program 15 14
Number of clients on Laundry Services 19 20
Number of clients on Shopping Services 5 4

Registered Nurse
Number of clients served this month 26 106
Blood Pressure Clinics ( clinics) # of residents attending 1 1
Health Assessments/re-assessments 5 8
Meds Supervision 30 22

VHA - (FAMILY SW)
Number of Residents on ROSS (Family) 0 0
Number of residents that received case management services 15 13
Number of Meetings 15 6
Number of residents enrolled in academic/employment workshops (FSS) 4 4

VHA - (MEDICAL) 
Number of residents received health assessment 5 8
Number of residents health activities of daily living assessments. 26 7
Resident's medicine monitoring/supervision for month 30 22
Self-sufficiency  -  improved living conditions. 7 7

Community Development Block Grant Program
Clients Served
Number of new clients served 0 1
Number of ongoing clients 64 63
Total clients currently being served this month 60 64
Income
Median Family Income (MFI)
Moderate 80%-51% (MFI) 15 15
Low 50%-31% (MFI) 18 18
Very Low 30%-0% (MFI) 31 31
Total 64 64

Client Demographics
White 9 9
Black 7 7
American Indian 0 0
Asian 0 0
Other 0 0
Hispanic 48 48
Non-Hispanic 16 16
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