Notice of Public Hearing

The Middleton Housing Authority
invites all tenants and the general public to a review of the
Authority's Proposed Annual Plan for Fiscal Year 2025

The Annual Plan is intended to provide insight into the Authority’s operations and plans for the
coming fiscal year as they affect the Authority’s state-aided public housing. The Proposed
Annual Plan is comprised of the following elements:
1. Proposed Capital Improvement Plan (5-year)
Proposed Maintenance and Repair Plan
Current Operating Budget
Responses to the Performance Management Review (PMR) findings
List of housing authority policies
List of waivers from governing regulations of the Department of Housing and
Community Development (DHCD)
7. Other elements

Hearing time and date: 4:15 PM on 04/10/2024

Hearing location:  Community Room at the Middleton Housing Authority, Orchard Circle,
Middleton, MA 01949.
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Residents and the general public are invited to review the Annual Plan before the hearing
and may submit public comments as noted below. The Authority shall consider the
concerns of any Local Tenants’ Organization (LTO) or Resident Advisory Board (RAB)
regarding needs and priorities and incorporate some or all of such needs and priorities in
the draft plan if deemed by the Authority to be consistent with sound management.
Substantive comments will be summarized and included in the Annual Plan when it is
submitted to the Department of Housing and Community Development (DHCD).

o Copies of the Annual Plan are available at the Authority’s office or may be reviewed
online at https://tinyurl.com/LHA-MA-AnnualPlan

o Comments may be submitted orally at the hearing, by emailing the housing authority
office, or by submitting written comments at the housing authority office. Comments
must be received no later than the close of the public hearing.

o Forreasonable accommodation requests contact the housing authority office by
03/27/2024 at 4:30 pm.

o Contact information for Middleton Housing Authority:

Office: Orchard Circle, Middleton, MA 01949

Phone: (978) 774-4333
Email: cindy@middletonhousing.org
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Detailed Instructions for Remote Access

The public hearing will be held in the Community Room at the Middleton Housing Authority, Orchard
Circle, Middleton, MA 01949 at 4:15 pm. The meeting can also be attended remotely via zoom:

Join Zoom Meeting
WWW.zoom.us
Meeting ID: 882 6661 4330

To join the meeting by phone:
(646) 931-3860

(929) 205-6099

Meeting ID: 882 6661 4330



Middleton Housing Authority (LHA) ~ Annual Plan 2025 Draft Plan for Public Posting
Overview and Certification

Middleton Housing Authority
Proposed Annual Plan for Fiscal Year 2025
For State-Aided Public Housing

The Annual Plan is a document compiled by housing authority staff in advance of each new fiscal
year. The plan serves as both a tool for the Local Housing Authority (LHA) to reflect upon the prior
fiscal year, and as an opportunity to develop a clear and transparent plan that builds on successes,
identifies needs, and corrects any issues that have arisen in prior years. Additionally, the Annual
Plan is an important tool for tenants, who may use the document to better understand the
operations and needs of their housing authority, advocate for changes to policies and procedures,
access data about the housing authority, and participate in their housing authority’s governance.

In addition to the physical document, the Annual Plan is also a process of public engagement.
Throughout the Annual Plan process, the LHA executive director or their designee will be expected
to review the Plan with any Local Tenant Organizations (LTO’s) and Resident Advisory Board (RAB)
before the LHA presents the plan to the LHA Board of Commissioners; make a draft available for
review to all residents and the general public; post on the website and make a copy available to
each LTO at least 30 business days before the public hearing; hold a hearing on the document; and
collect, integrate, and report back on substantive comments. Additionally, the Board will read,
offer recommendations, and approve the Annual Plan in advance of its submission to DHCD.

The law that mandates the Annual Plan is An Act Relative to Local Housing Authorities,
Massachusetts General Laws, Chapter 121B Section 28A. The regulation that expands upon Section
28A is 760 CMR 4.16. The regulations that address Local Tenant Organization (LTO) and resident
participation in the Annual Plan are 760 CMR 6.09 (3)(h) and 760 CMR 6.09(4)(a){4).

The Middleton Housing Authority’s Annual Plan for their 2025 fiscal year includes the following
components:
1. Overview and Certification

Capital Improvement Plan (CIP)
Maintenance and Repair Plan
Operating Budget
Narrative responses to Performance Management Review (PMR) findings
Policies
Waivers
Glossary
Other Elements

a. Cover sheet for tenant satisfaction surveys
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b. Tenant Satisfaction Survey 667 Program
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Middleton Housing Authority (LHA) Annual Plan 2025

Overview and Certification

State-Aided Public Housing Developments

Draft Plan for Public Posting

The following table identifies the state-aided public housing units with developments of more than
8 units listed separately. Units in developments of 8 or fewer units are aggregated as noted. Units
that the LHA provides to assist clients of the Department of Mental Health (DMH), the Department
of Developmental Services {DDS), or other agencies are also aggregated separately.

Dev No Type Development Name Num Year | Dwelling
Bldgs Built Units
705-01 Family | JACK PELLICELLI MEMORIAL HOUSING 705- 6 1991 12
667-01 | Elderly | ORCHARD CIRCLE 667-01 10 1968 54
Total 16 66
LHA Central Office
Middleton Housing Authority
Orchard Circle, Middleton, MA, 01949
Cynthia Dunn, Management Agent
Phone: 978-774-4333
Email: cindy@middietonhousing.org
LHA Board of Commissioners
Role Category From To
Douglas LeColst Chair 06/01/2019 06/01/2024
Karen McCaffery Vice-Chair 06/22/2020 06/22/2025
Maria Paikos-Hantzis Treasurer 06/01/2020 06/01/2025
llene Twiss Member State Appointee 05/01/2010 05/15/2024
Vacant Vacant 07/13/2021 05/25/2024
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Middleton Housing Authority (LHA) Annual Plan 2025 Draft Plan for Public Posting
Overview and Certification

Plan History

The following required actions have taken place on the dates indicated.

REQUIREMENT DATE
COMPLETED

A. Advertise the public hearing on the LHA website.

Advertise the public hearing in public postings.

Notify all LTO's and RAB, if there is one, of the hearing and
provide access to the Proposed Annual Plan.

D. Post draft AP for tenant and public viewing. 02/21/2024
Hold quarterly meeting with LTO or RAB to review the draft AP.

N/A

N/A
(Must occur before the LHA Board reviews the Annual Plan.) /

F. Annual Plan Hearing. Hosted by the LHA Board, with a quorum
of members present. (For Boston, the Administrator will host
the hearing.)

Executive Director presents the Annual Plan to the Board.

H. | Board votes to approve the AP. (For Boston Housing
Authority, the Administrator approves and submits the AP.)
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Middleton Housing Authority (LHA) ~ Annual Plan 2025 Draft Plan for Public Posting
Overview and Certification

This Annual Plan (AP) will be reviewed by the Department of Housing and Community Development
(DHCD) following the public comment period, the public hearing, and LHA approval.
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7 jo T 98ed 8ulpung )3 M3IAISAQ dID - T°C I35 ¥20z/12/20

"UOI1RWIOJUI [BUOIIIPPE JO A1DLIBA B YUM DANBIIBU, Y e
VH1 3Y3 01 papseme Suipun4 ejnwio4 syuawsa|ddns
yatym ‘Aue Ji ‘syoalosd payasdiey uoy Suipuny Jayio pue spieme [e1dads Suimoys a|qery e
JeaA |easy yad Buipuads Buimoys s1o9foud [eyded pauueid Jo1si|y e
sjunowe pue sa2unos uipuny ajqe|ieAe JO djge1Y e
:sy1ed Buimo||oy ayl sapnjoul 4| YL

"S31UNWWON ||e Ul J0 ‘deahA AJDAD d|qe|leAe e $324nos Suipuny 8say3 JO [|B JOU ‘J9AIMOH

"SM3J2 JJom Juawiedaq s Iays pue ‘siopinoad Adj1an WOl yJom paIdeIIuOI PUE SIB]3I

Aljnn ‘siadojaasp Jejos Y1im S19eJ3u0d HpaJd Jejaw 3au wol) sSuines ‘Auadoid 1133 uo Jamo)

192 e Suisea| wouy 3wodul ‘syuesd JWOH ‘(4LHV) spund 1sna] SuisnoH s|qepioyy |e207 ‘Suipuny
(99a2) el x20|g Juswdolanasg Ajunwiwo) ‘Buipuny (Yd)) 10V uoilealssald AJlunwwoy) :se yans
‘d1D J13Y1 Ul 310U [|IM NOA 1BY] DIUR]SISSE puB Ulpuny JO $924N0S JOYIO0 24NIIS SAWIBWOS ABW SYH1

‘spieme |enjoe Jou ‘syunowe Suluue|d palewilsa uo paseq ale aAl

pue 1noj s1eah ajiym ‘YH1 Syl 01 Spewl Spieme [BNldE UO paseq 3Je diD 3yl JO SIeahA aaiy3 isa1y ayl
's309foud Jay10 pue ‘uoneAlasuod Jalem pue Aiaua ‘@dueljdwod uonendal ‘Aduasiawa ulelad Joy
UaAIs aq Aew spieme [2122dS eI 2123ds 193w Yaiym s1oafoud di10ads 10y QIHQ WU} spieme
[e1dads an1@0a1 os|e Aew Asyl "d|D 41943 ul spaau [ended Juadin 3sow J1ay3 0} 198Jel Aayl YIIym
(spaemy Suipund ejnuwiiod) gOHQ wiol) spieme AjJedA aa1a3l (SyYH1) Sa13IoyIny SUISNOH (B207

"sa|npayds 1aafoud ayy uo paseq (Qg sunf o1 T Ainr) JedA jeasyy (QJHG) Jusawdojanag Ayunwwod

pue SuisnoH jo jJuawedaq yoes Joj Suipuads paredidiue sayuapl did 3yl -ueid ayy Sunuawajdw
pue Suipueuly Joj suondo saiiuap pue 109foud jended yoea Joy 338png pue sjnpayas ‘@doas Sujuue|d
e sapinoud ‘syoafoud jeuded salynuapi yoiym ueld Jeah anly e si (d1D) ueld Juawanoidwy [euded ayL
'sdiJ jo uondidsag @IHA

ue|d JuswaAoIdw| jeyiae)

(d1D) ueld wawanosdwy jeader)
8ufisod dl|qnd Joj ueld Yeiq uejd jenuuy (VH1) Aaldoyiny BuisnoH uoid|ppIN



¥ Jo ¢ 98ed

Buipung % MIIAIAQ dID - T°Z "985

vzot/12/20

"suipuads pauue|d
10 [e301 3y} pue s31o9fod pauue|d Joy . 8utpuads pauued
ajqe|iee Suipuny pajedidiiue e 4o |ejo) | V9 6E6'T8YS LL'V86'6V9S pue spunj [e10}
‘MOJ3g uojleue|dxa 9ag ‘salJ0891ed
3AOQE 3Y3 Ul 3S0y] Uey) 1910 spun4 [00°0S 00°0$ spun{ 19410
"128pnq Bunesado s, yH1 9yl wody spund | SG06S€ELS SS'06S'€LS spun4 (40)2AJ9s9y Sunesado
*s199(o0ud d14199ds 10} umol Jo Ald e Ag Spund (vdD) 1ov
papJeme spuny 19y UolleAIasald Auunwwo) | 00°09 0005 uonensasald Ajlunwwo)
's329f{o.d 214129ds 10} UMO} U0 spund (59@D) eso 3d0|g
A0 e Aq papieme spuny [esapa4 | 00°0$ 00'0$ uawdojanag Allunwwo)
QDHQ wouj spieme payasie] | T8 ¥ZS8TS I8'¥CS'8TS 8u pung gOHQ [erdads
*dJHAd Aq panoJdde
pue yH1 2y1 Aq pa109|as s1oaloid (44) 8uipun4
uo pasn aq 01 gIHA Aq papseme spungy| 99 €ELSPBES 6£'819TSSS ejnWJICH pa1aLIsaun
Ali|1oey sao1alas [eluawdo|anaq Jo 1daqa| 00°0S 00°0$ apise-19s saq
Aj1oe) yajeaH [eauapy jo 1dag | 00°0$ 00°0$ opIse-18S HING
s3o9(oid ANj1qIssaddy | 29°05Z°SS 79'05T'SS 3pise-13S yav
d1D 3yl JO siesA € 1541} ay3 ul (d1D @Y1 jo siea)\
pauue|d Ajjenioe Junowie 13 ueyd 01 spuN4| g7 78 63ES T¥'698°LSSS € 15J13) spung 43 19N
S912U98J9WD J0J DAIDSAI 0] JUNoWy 61°'986'19S 9AJ9saY AdusBisw] YHI
Suipuads (44) 8uipuny
44 Joud snuiw spieme 44 ||e Jo |e104] 06'vS8'619$ e|nwJo4 Jo 3suejeg
duipuads
uonduasag pauueld uonedo||y spung jo Aso3:e)

:d1D @Y1 JO siedp 234Y] 1S414 9y} ui syodfodd 104 djqejieAy Suipuny 91e32133y
(d1D) ueyd uswanosdw [eude)

8unsod 21jqnd 10} ueld Yeia

ue|d [enuuy

(VH1) Asdoyiny BuisnoH uois|ppiiN



¥ 40 € a3eq 8UIpUN4 18 MBIAISAQ dID - T°Z "398 ¥202/12/20

'SAa {0 HING

Aq pajetado saiy|oe) 10y 10 sjuswanosdw) A1jIqISSaIIE JO) (PAID1IISaL) SpPISE 19 Sunowe uey) Jaylo weidoid
duipun4 ejnwiod ay3 Japun gIHA Aq YH1 Y1 01 papieme Asuow s| (44) Suipung ejnwio4 pajdulsalun
13fo.d e 404 53500 UOIONIISUOD pue ‘Bumiwiad ‘vonesisiuiwpe ‘ugisap ‘UoieSIISaAU| JO WINS 3Y) SI 30 |R10)
"8WI3 03 3w} WoJy uni Aew juswiiedsp syl sweaSoud JaYlo snoleA pue ‘asn ABISUD 10 J31BM IAES ||IM

1ey3 syoafoud Joy ‘sjuswalinbal Asojein8as yum SulA|dwod 1o} ‘puny ued YH1 Ue 1eym puoAaq saiduadiow?
Joj spunj apn|aui swesold piemy syoafold d14109ds 031 palasdie) spieme gIHQ 2.Je spiemy [e1dads
'$921N0S J3Y10 WoJj J0 umol Jo Ald ayl Aq Sulpuny Jayjo apnjaul pjnod spund 19430

*s123(0.4d |ended 1o asueuajuiew Aleuipioelxa ulenad Suipnjoul ‘s1sod Suijelado

pajoadxaun Joj pash Ajuewud 1e8png Sunesado yH1 8yl woly papuny ‘Junodde ue si aAJasay Sunesado
‘0lj0j110d Suisnoy J1jqnd papie-a1els 2J13ua ay) 03 uosiaedwod ui oljojuiod sil Jo

(spaau) uoiipuod ay3 03 Sulp1o2de YH1 YIes 01 spuny puoq 31e1s Jo uoiledo|e ue si ({4) Suipung ejnuiioy
"WH1 s1y1 1e 3s1x3 Aue 4 ‘siopuan wesBoud (S@q) sa21A19S [eIUBWdOlA3( J0 Juswpedag

3Y3 0} pasea| sal}l|iae) uo asn 1oj (44) Suipund einwo4 ayl uiyum pajedo|je Suipuny si 3pise-31as sad
"WVH1 s1Y3 1e 1sixa Aue JI ‘siopuan wesSosd (HINQ) Y eaH [eluan Jo Juswedag

9y} 0} pasea| salM|ioe) uo asn 1oj (44) Buipuny ejnwuo4 3yl uiyHM paiedo||e Suipuny s| apise-13s HING
‘gnHde) se umouy WwasAs

uswagdeuew 103loid s,gDHQ 01Ul paJalua s199[oud 03 UBAIB Jaquinu ay3 s sJaquinp 1alold gnHde)
‘spuny 129(0.4d Jo 921n0s |e1u0d e 10y UOIBAIBS3Id AHUNWWO) 10} SPURIS VdD

"spunj 109foud Jo 324nos [eljualod e ‘Juesn yoo|g Juswdojansg Avunwwo)) Joj spuels 9g9ad

‘000TS Ueyl Ja1eaud oq 1snw 1502 123l01d “siusauodwod

J0o swa1sAs Bulp|ing s3e|daJ 1o 1asse ue 0] anjeA Jueaylusdis sppe jey) 193foud e si 3aafoad jepde)

‘ue|d 9y} Jo Jeah 1511y 3y jo T Ajnr 03 Joud

juads spiemy [e1d2ds pue (44) Suipungy ejnwio4 Jo Junowe |e30} ay1 si uejd ay3 03 Joiid Juads Junowy
‘ue)d aYy1 Jo JedA 35113 3y Jo T Ajnf

01 Jolud Juads spuny 8say3 o Junowe aya Suiloeigns pue uejd ay) Jo JeaA paiyl 3y3 o pua ayl ysnoiyl
VH1 @Y1 01 pajuels spiemy |e1dads pue 44 Jo ||e Suljeiol Aq paiendjed si} "did Yl JO sieah aalyl

3511} 3Y3 J0j YH1 3Y3 01 3|qe|ieAe Sulpung puog 331els Jo Junowe 3y} s| uipung puog aje3s 3jqejieay
‘asodind siy3 oy pajeusisap aJe spJeme 44 JO %0T ‘SaiM|igesip ylim ajdoad oy AN|iqissadie

anosdwi 1eys s10afoid uo asn Joj (44) Sulpung ejnwio4 ay3 ulyym paiedojje Suipuny si apise-13s vay
isuoiuyag dio

(d1D) ueld udwanosdwy jeude)
8unsod a1jqnd Joj uejd Yeiq uejd [enuuy (VH7) Aldoyany BuisnoH uols|ppiIA



¥ Jo i 98ed 8ulpund 13 M3IAIBAQ dID - T°C 995 veoz/1e/e0

‘JJe1s usisap aOHa

pue JadeueA 123foid QDHA Y3 Y1M Aj1D241p 3JOoM 01 3NUIIUCD [|IM YHT 343 pue s8uel siy ul spafoud jo
uonejuawaldwi 3y} Ul PIAJOAUI 3 10U [|IM 1\IY ‘sdads pue sued aiedaid 03 JouSiSSE e a1y 01 S4Y 10 OM
B }jelp pue pesj ayl el |[IM gOHQ ‘1502 UoI3dINJIISUOI 000‘00TS SPR9IxXa 1ey) aseyd juanbasqns e aney

J0 x3|dWwod aJe ey} pjoysaiyl 1ey) Mojaq s393foid 1o ‘000‘00TS J3A0 1503 UDIIONIISUOD Y3IM s1dafoid 104 O

| 's109(0.d a1e131Ul 01 YH1 3Y3 19B1U03 |[IM oYM Jadeue|p

|
333044 1¥IH 9Yl YUM MI0M [{IMm YHT 3Y3 ‘@8uel siy) ul s1o9foud 104 “ssaooid ay3 Inoysnouyl 3ysisiano
PUE JUSWaA|0AU] YHT PUB QDHQA Y104 yum 13foid ay) aSeuew pue juawaiduwi ‘a1enjul 03 Aljiqisuodsal

pea| aAey |{Im 1YY 24l 000°00TS PUB 000‘0TS U9aMIag 350D UOIIINJISUOD YyHMm s}oafoid o4 o

"1s9nbau ucdn adue)sisse |B2IUYID] SI9H0 1Dy "13fosd ay) aSeuew pue juswa|dwi

‘@1e11Uul 01 AJjjIqIsuodsal 310s ay3 sey YHT 2yl ‘000°0TS JopuUn 1502 UOIIINIISUOI Yim s1aafoid Jo4 o

1SMOJ||0}) Se 3.e saj)|iqisuodsal uonzeyuawajdwy 1afoid
pue wesSoad (1yDY) wea] ssuelsissy [erde) jeuoiday ayy ul sajedpiyed AyJoyiny SuiIsnoH Uola|ppiA
| wea) ajuejsissy |eyide) jeuoiday
(d1D) uejd wawaroidw) jende)
sunsod slqnd 104 ueld yeiq uejd |enuuy (VH1) Ajldoyiny BuisnoH uois|ppIin



7 40 T 98eq 1931044 dID - 2°Z 995 ¥coz/12/20

T0-S0Z ONISNOH SVEVEREIGEDN
. TVIHOWIN ue4 1sneyxy

0% €90'89%  |0$ 0% 0$ 0% 0$ £90'89% IT132M13d Movr woolyeg :
‘ ‘ T10-£99 lleday suined

6€0'TS TTL'68% 0$ 0$ 0$ 0$ 0$ 0S2°06% J10¥1D Q¥VYHIYO| pue sino nd qand .
, T0-£99 juswadelday

0S 0s 0$ 09s'sy$  |0S 0s 0s 095°stS 31DH1D AYVHIUO JooQ uaais .
i , T0-499 u:w_twum_nmh

0s 0s 0s 0s 0SL'E0ES |VEL'LES 0s €87 TYES 310Y1D QYVHIHO jooy| €covst
08 08 , T0-L99 adeulelp

0s 0$ gov'ors |0S 0s$ 900'vTTS 310410 QYVHIHO pue Suipes8 aus| zeovst
WIa1sAS
wely 2414
, 10-499 apeJ3dn - piemy

0$ 0$ 0% 0s 0% 0€£'90T$ 6€0'VLTS  [629L62% 312410 AYVHINO paiasie] vdyv| tTeovst
$ i , 10-£99 1uswWade|day

0 0s 0$ 0$ 0s 00STS$ SBLTLTS  |gzE'vLES J1DHID QYVHIHO mopuipt :44| 8zovST
08 0$ , T10-299 Jledaus

0s 0% 097'1S LS 0s 000CS J1DHID QYVHIUO dwey vav :44| t2ovsT
. 10-£99 v

0$ 0s 0s 0$ 058$ 199% 00t 006°€$ 3712412 QYVHOHO 191sel 44 800z TTOVST

ue|d
Y¢oc 10} 0} Jolid JRqunN
psuueld pauueld juad
S 1s0) 129l04d
620ZA 820A} Lz0Th 9z0zA A )
2 SO Sujujeway wnowy |el01 (s)uawdojanag awepN pafold | gnH den

8unsod a1jqnd 40 ue|d 1eiq

papnjoul Jou Suipuny JaylQ - Suipuads pauue|d piemy JHQ je1dads pue Suipun4 ejnw.o4

(dI1D) ue|d uswaroidwy [eyde)

ue|d |enuuy

(WH1) Awsoyany SuisnoH uols|ppIN




T Jo g 93ed $333104d dI2 - T°T 93S ¥20z/12/c0

; 98eulelp
0s$ 009°€£$ 0$ & 0s 0S 0% 0% pue Suipess ays| ZEOVST
W)SAS wLely ali4

apes8dn - piemy

hs 590'5% 0% 0$ 0% 0% 0$ ¥95'262% 9pesdcn uueje aJy pa)odiel vduy| TEOVST
” juswadejday
DS 000'72$  [£99°19T$ |0S 0$ 0s 0$ 0$ MOpUIM *44| 8C0V8T
spun4 ETSELN| | spiemy Ayige EIVELEN] 9AI3SIY
By10 Bunesadg vdd e |enads -uleasng | aouejdwor | Acuafiaw3 uswwo) J3quInNN
puemy 12foid
Buipun4 J8y10 SEJemy @OHQ |eidads e13ads gIHA awen 13loid qnH de)
|

QYVMY SNIANNS VINWHOL TVNINNY OL NOILIGay NI SaNNA
(d1D) ueld uawanoidwi [euded

WC_HmOn_ Jl|qnd 10j ue|d yjelqg ue|d j[enuuy A<I|: >H_‘_O£u,1_< MC_WBOI uol3|ppiv



Middleton Housing Authority Annual Plan

(LHA)

Draft Pian for Public Posting
Capital Improvement Plan

Capital Improvement Plan (CIP) Narrative

Including Requests to DHCD & Supporting Statements

1. Request for increased spending flexibility.
DHCD designates a spending target (cap share) and an allowable spending range for each year
of the CIP. A Housing Authority may request to shift the cap shares of the first three years in
order to increase scheduling flexibility. A CIP utilizing this flexibility is called an Alternate CIP.
The total spending over three years and over five years must continue to meet the limits set by
DHCD. DHCD will approve an Alternate CIP only with acceptable justification and only if funding
is available.

Middleton Housing Authority has submitted an Alternate CIP with the following justification:

e We have urgent projects that require excess spending in year 1 or 2.

With large roof project at the 667-1 property and a Bath renovation project at the 705-1
property makes it to fit in the cap share requirements.

2. Request for additional funding.
A Housing Authority may request additional funding from DHCD for projects that qualify as
emergencies, required legal compliance upgrades, or sustainability improvements.

Middleton Housing Authority has not requested additional funding.

3. Overall goals of the Housing Authority’s CIP

MHA's goal are to keep all units occupied and have a good vacancy rate. Continue to address
building envelope deficiencies. Also to have a good preventative maintenance plan , while
making tenant safety our priority.

4. Changes from the Housing Authority’s previous CIP
Every new CIP differs from the previous CIP because projects have been completed and a new
year has been added with new projects. These changes and other significant changes to the
content of the CIP are highlighted below:

MHA has added a screen door project and a exhaust fan project at the 705-1 property.

5. Requirements of previous CIP approval

There were no special conditions attached to the approval of our previous CIP.

6. Quarterly capital reports
Our most recent quarterly capital report (form 80 and 90) was submitted on 11/08/2023.

2/21/2024 Sec. 2.3 - CIP Narrative Page 1 0of 3



Middleton Housing Authority Annual Plan

(LHA)

Draft Plan for Public Posting
Capital Improvement Plan

7. Capital Planning System (CPS) updates
Our CPS facility data has been updated with current condition information, including changes

resulting from projects completed in the past year, as of 12/02/2022.

8. Project priorities

All the projects in our CIP are high priority (Priority 1 and 2 projects).

9. High priority deficiencies
We have included all of our high priority (CPS priority 1 and 2) projects in our CIP.

10. Accessibility

We are not aware of any accessibility deficiencies in our portfolio.

11. Speciai needs deveiopment
Middleton Housing Authority does not have a special needs (167 or 689 programs)
development.

12. Energy and water consumption

Our 12 most recent monthly energy reports are for months 9/2022 to 11/2023.

The following table lists the DHCD thresholds for Per Unit Monthly (PUM) expense for
electricity, natural gas, oil, and water use and the developments at the Housing Authority that

have expenses in excess of the thresholds, if any.

Electric Gas oll Water
PUM > Threshold || PUM > Threshold || PUM > Threshold || PUM > Threshold
Threshold PUM: | | $1@| $80 || 550| | $60 |
667-01 705-01

667-1 has electric heat and is hard to regulate. Water is hard to regulate because
the units have their own laundry.

13. Energy or water saving initiatives
Middleton Housing Authority is not currently pursuing any energy or water-saving audits or

grants that could affect CIP project scope, costs or timing of projects.
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Middleton Housing Authority Annual Plan

Draft Plan for Public Posting
(LHA) Capital Improvement Plan

14. Vacancy rate

Our unadjusted vacancy rate reported to DHCD is as follows. (The unadjusted vacancy rate
captured in these figures is the percentage of ALL housing units that are vacant, including

both offline units being used for other purposes and units with DHCD vacancy waivers.)
4% c. 667 (DHCD Goal 2%)

0% c. 200 (DHCD Goal 2%)
0% c. 705 (DHCD Goal 2%)

Middleton Housing Authority will address the excess vacancies in the following manner:
The MHA staff will be handling it in house.

15. Other comments

N/A
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Middleton Housing Authority Annual Plan 2025 Draft Plan for Public Posting
(LHA) Maintenance and Repair Plan

Maintenance and Repair Plan

Maintenance Objective

The goal of good property maintenance at a public housing authority is to serve the residents by

assuring that the homes in which they live are decent, safe, and sanitary.

About This Maintenance and Repair Plan

This Maintenance & Repair Plan consists of several subsections describing maintenance systems
followed by charts showing typical preventive maintenance, routine maintenance, and unit
inspection tasks and schedules. These subsections are:

a. Classification-and Prioritization of Maintenance Tasks - Defines and prioritizes types of
work to be accomplished by maintenance staff and vendors. Explains how the housing
authority is expected to respond to work orders (tasks or requests) based on the work
order classification.

b. Emergency Response System - Defines what constitutes an emergency and how to notify
staff of an emergency.

C. Normal Maintenance Response System - How to contact the maintenance staff for a
noh-emergency request.

d. Work Order Management - Description of the housing authority’s system for managing
work orders (tasks and requests).

e. Maintenance Plan Narrative & Policy Statement - Self-assessment, basic information,

and goals for the coming year, along with a description of the housing authority’s
maintenance program.

f. Preventive Maintenance Schedule - A listing and schedule of tasks designed to keep
systems and equipment operating properly, to extend the life these systems and
equipment, and to avoid unexpected breakdowns.

g. Routine Maintenance Schedule - A listing and schedule of ordinary maintenance tasks
such as mopping, mowing, raking, and trash collection required to keep the facilities in
good condition.

h. Unit Inspections - Scheduling of annual unit inspections.
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Middleton Housing Authority Annual Plan 2025 Draft Plan for Public Posting
(LHA) Maintenance and Repair Plan

Classification and Prioritization of Maintenance Tasks

Maintenance items are tracked as “work orders” and are classified in the following categories.
They are prioritized in the order listed. The following classifications and prioritization are required
by the Department of Housing and Community Development (DHCD).

I Emergencies - Emergencies are only those conditions which are immediately threatening
to the life or safety of our residents, staff, or structures.
e Goal: initiated with 24 to 48 hours.

. Vacancy Refurbishment - Work necessary to make empty units ready for new tenants.

e After emergencies, the refurbishment of vacancies for immediate re-occupancy
has the highest priority for staff assignments. Everyday a unit is vacant is a day of

lost rent.
e Goal: vacancy work orders are completed within 30 calendar days or if not

completed within that timeframe, LHA has a waiver.

M. Preventive Maintenance - Work which must be done to preserve and extend the useful
life of various elements of your physical property and avoid emergency situations.

* Athorough Preventive Maintenance Program and Schedule that deals with all
elements of the physical property is provided later in the document.

¢ The Preventive Maintenance Program is reviewed and updated annually and as new
systems and facilities are installed.

V. Programmed Maintenance - Work which is important and is completed to the greatest
extent possible within time and budget constraints. Programmed maintenance is grouped
and scheduled to make its completion as efficient as possible. Sources of programmed
maintenance include:

o Routine Work includes those tasks that need to be done on a regular basis to keep our
physical property in good shape. (Mopping, Mowing, Raking, Trash, etc.)
¢ Inspections are the other source of programmed maintenance.
o Inspections are visual and operational examinations of parts of our property to
determine their condition.

o All dwelling units, buildings and sites must be inspected at least annually.

o Goal: Inspection-generated work orders are completed within 30 calendar days
from the date of inspection, OR if cannot be completed within 30 calendar days,
are added to the Deferred Maintenance Plan or the Capital Improvement Plan in
the case of qualifying capital repairs (unless health/safety issue).

V. Requested Maintenance - Work which is requested by residents or others, does not fall
into any category above, and should be accomplished as time and funds are available.
s Requests from residents or others for maintenance work which does not fall into
one of the other categories has the lowest priority for staff assignment.

e Goal: Requested work orders are completed in 14 calendar days from the date
of tenant request or if not completed within that timeframe (and not a heaith or
safety issue), the task is added and completed in a timely manner as a part of
the Deferred Maintenance Plan and/or CIP.
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Middleton Housing Authority Annual Plan 2025 Draft Plan for Public Posting
(LHA) Maintenance and Repair Plan

Emergency Request System
For emergency requests call the numbers listed here. Qualifying emergency work requests are
listed below.

METHOD CONTACT INFO. TIMES
Call Answering Service 978-777-0909 After business hours.
Call LHA at Phone Number 978-777-0909 M-W 8-4PM, Th 8-7PM, F 8-12PM

List of Emergencies - Emergencies are those conditions which are immediately threatening to the
life or safety of our residents, staff, or structures. The following is a list of typical conditions that
warrant an emergency response. If there is an emergency condition whether or not enumerated
on this list please notify the office or answering service at the numbers listed above. If you have
any questions regarding this list or other matters that may constitute an emergency, please
contact the Middleton Housing Authority main office.

QUALIFYING EMERGENCY WORK REQUESTS
Fires of any kind (Call 911)
Gas leaks/ Gas odor (Call 911)

No electric power in unit

Electrical hazards, sparking outlets

Broken water pipes, flood

No water/ unsafe water

Sewer or toilet blockage
Roof leak

Lock outs

Door or window lock failure

No heat
No hot water

Snow or ice hazard condition

Dangerous structural defects

Inoperable smoke/CO detectors, beeping or chirping

Inoperable refrigerator

Common area light malfunction (tripping hazard)
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Middleton Housing Authority Annual Plan 2025 Draft Plan for Public Posting
(LHA) Maintenance and Repair Plan

Normal Maintenance Request Process

Make normal (non-emergency) maintenance requests using the following methods:

METHOD CONTACT INFO. TIMES

Text Phone Number

Call Answering Service 978-777-0909 After business hours.

Call Housing Authority Office 978-777-0909 M-W 8-4PM, Th 8-7PM, F 8-12PM

Submit Online at Website

Email to Following Email

Other

Work Order Management

A. DHCD review of this housing authority’s operations shows that the authority
uses the following system for tracking work orders:

Type of work order system:

Work order classification used:

Emergency

Vacancy

Preventative
Maintenance

Routine

Inspections

Tenant Requests

B. We also track deferred maintenance tasks in our work order system.
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Middleton Housing Authority Annual Plan 2025

(LHA)

Maintenance and Repair Plan

C. Our work order process includes the following steps:

Draft Plan for Public Posting

Step Description Checked
steps are
used by LHA
Maintenance Request taken/submitted per the standard
1 |[procedures listed above for the Emergency Request System
and the Normal Maintenance Reguest Process.
2 | Maintenance Requests logged into the work system
3 | Work Orders generated
4 | Work Orders assigned
Y Work Orders tracked
6 | Work Orders completed/closed out
7 Maintenance Reports or Lists generated

D. Additional comments by the LHA regarding work order management:

We use PHA Web for work orders, all types.

Maintenance Plan Narrative

Following are Middleton Housing Authority’s answers to questions posed by DHCD.

A. Narrative Question #1: How would you assess your Maintenance Operations based on
feedback you’ve received from staff, tenants, DHCD's Performance Management Review
(PMR) & Agreed Upon Procedures (AUP), and any other sources?

The MHA maintenance staff person manages his workload very well and receives good

feedback from the residents.

B. Narrative Question #2: What changes have you made to maintenance operations in the
past year?

We have contracted out some trash removal services to give more time for the

maintenance staff person to do unit turnover and work orders.

C. Narrative Question #3: What are your maintenance goals for this coming year?

Perform some exterior painting in-house in the entry ways if time allows.

2/21/2024
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Middleton Housing Authority Annual Plan 2025 Draft Plan for Public Posting
(LHA) Maintenance and Repair Plan

D. Maintenance Budget Summary

The budget numbers shown below are for the consolidated budget only. They do not
include values from supplemental budgets, if any.

Total Regular Maintenance |Extraordinary
Budget Maintenance Budget
Last Fiscal Year Budget $142,239.00 $81,000.00
Last Fiscal Year Actual
Spending $135,717.00 $44,752.00
Current Fiscal Year
Budget $0.00 $0.00
E. Unit Turnover Summary
# Turnovers Last Fiscal Year 8
Average time from date vacated to
make Unit "Maintenance Ready" 27 days
Average time from date vacated to
lease up of unit 34 days
Attachments

These items have been prepared by the Middleton Housing Authority and appear on the

following pages:
Preventive Maintenance Schedule - a table of preventive maintenance items showing

specific tasks, who is responsible (staff or vendor), and the month(s) they are scheduled

Deferred Maintenance Schedule - a table of maintenance items which have been deferred

due to lack of resources.
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Preventive Maintenance Schedule and Checklist
LHA NAME: Middleton DEVELOPMENT: 705-1 Memorial Drive

Bulldings & Grounds Preventive Maintenance
Bullding Envelope

TASK Frequency By Jan | Feb | Mar| Apr | May| Jun | Jul Aug | Sep | Oct| Nov | Dec
- , clear debris fi
SLOPED ROOF - Remove moss, clear debris from Annually Vendor x X
gutters/downspouts
FOUNDATION - Check cracks, vent covers Annually Staff X
Bulldings & Orounds Preventive Maintenance
TASK | Frequency By Jan | Feb | Mar| Apr [ May| Jun | Jul | Aug | Sep | Oct | Nov | Dec
Landscaping
Aerate lawn/overseed/top dress with compost Annually Staff X
Mulch landscape beds Annually Staft
Shrubs, , )
rubs, Trees (remove broken, dead, deformed Weekly / Staff X X X X X X X X X X X X
hranches) Seasnnal
Remove weeds (don’t let weeds go to seed) Daily Staff X X X X X X X X X X X X

Pest / Diserase - Monitnr, Integrated Pest Mgmt &
Natural Gardening, DON'T use products harmful Monthly Staff X X X X X X X
to environment

Grounds
Walks, Paving, Curbs - itor, clean, |
alks, Faving, turbs - monitar, clean, repairast —— py o nthly staff | X [ x| o ] ox [ x| x| x| x| x| x| x| x
needed
Parking Lot - Monitor condition, clean and reseal Staff /
Annually X
as needed Vendor | —
Fence - monitor condition, clean and repaint as
il Annually Staff X
needed

Mechanical, Electrical Systems Preventive Maintenance
HVAC {Heatlng, Ventilation, Alr Conditioning)

TASK Frequency By Jan | Feb | Mar | Apr | May| Jun | Jul | Aug | Sep | Oct | Nov | Dec
Gas Bollers Annual Maintenance Annually X
Water system
Test / Check Water Temperatures Vendor X X
Annually
Lubricate valves and pumps Bi-Annuaily Vendor X X
Plumbing
Tollets - check for leaks, running water Annually Vendor X
Faucets and shut-offs - check for leaks, drips Annually Vendor X
Flre Alarms
System {Hardwlirad) - Clean, Tes| Annually Vendor
Fire Extingulehers - Test, Recharge, Replace (if necessary) Annually Vendor

Mechanieal, Electrical Systems Preventive Maintenance
|Emergency Common Area Lighting

Test onil saff | X [ x| x| x| x| x| x| x| x| x| x| «x
Quarterly
Dwelling Unit Preventive Mailntenance
Heat snd smoke detectors
TASK Frequency By Jan | Feb | Mar| Apr | May| Jun | Jul | Aug | Sep | Oct | Nov| Dec
Battery Heat / Smoke Detectors - Tast, Change balteries Annually
Test hardwired detectors (with System) Annually

(FINAL Draft) PREVENTIVE l1ofl
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Development WO #

667
667
667
667

705

Multiple

Middleton Housing Authority
Deferred Maintenance

FY2024 and FY2025

Description Comments
Roof Replacement Fish 184029
Trim and remove overgrown bushes

Replace exterior door to the community room - ordered

Replace culvert and reduce water run off

Repair entry way fencing
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Department of Housing Annual Plan Standard Account
& Community Development Operating Budget Explanations

Explanation of Budget Accounts
The following explains how each of the line items is to be prepared.

3110: Shelter Rent: The shelter rent projection should be based on the current rent roli plus anticipated
changes expected from annual rent re-determinations or as a result of regulatory amendments.

3111: Shelter Rent — Tenants - Fraud/Retroactive: This account should be used for the reporting of total rent
receipts from residents due to unreported income. These are often called fraud or retroactive balances. In
cases where deficit LHAs discover, pursue cases, and have entered into a written fraud/retroactive re-
payment agreement with a present or former tenant who did not report income, the LHA will be allowed to
retain two-thirds of the funds recovered. One third of the total dollar amount recovered should be included
in the LHA’s quarterly or year-end Operating Statement as Shelter Rent, account #3111, and two-thirds of this
total dollar amount should be included in Other Revenue-Retained, account #3691.

3115: Shelter Rent - Section 8: This account applies only to those developments receiving support through
the federal government’s Housing and Urban Development (HUD) Section 8 New Construction and/or
Substantial Rehab Programs.

3190: Non-Dwelling Rental: This account should be credited with the rents, other than tenants rents reported
in line 3110 and 3115, including charges for utilities and equipment, billed to lessees of non-dwelling facilities
as well as apartments rented for non-dwelling purposes, such as social service programs.

3400: Administrative Fee- MRVP/AHVP: This account should be credited with Administrative Fees to be
received for the MRVP/AHVP Program. The MRVP/AHVP administrative fee is $50.00 per unit per month, as
of July 1, 2020.

3610: Interest on Investments — Unrestricted: This account should be credited with interest earned on
unrestricted administrative fund investments.

3611: Interest on Investments — Restricted: This account should be credited with interest earned on
restricted administrative fund investments. For example, an LHA may receive a grant whose use is restricted
to a specific purpose, and the interest income earned on that grant may also be restricted to the same
purpose.

3690: Other Operating Revenues: This account should be credited with income from the operation of the
project that cannot be otherwise classified. Income credits to this account include, but are not limited to,
penalties for delinquent payments, rental of equipment, charges for use of community space, charges to
other projects or programs for the use of central office management and maintenance space, commissions
and profits from vending machines, including washing machines, and certain charges to residents for
additional services, materials, and/or repairs of damage caused by neglect or abuse in accordance with the
Department's regulations on lease provisions..

3691: Other Revenue — Retained: This account should be credited with certain miscellaneous revenue to be
retained by the LHA, and which is not used to reduce the amount of operating subsidy the LHA is due. The
most common examples for this account is receipts for the rental of roof antennas to cell phone providers
and net meter credits earned on electricity bills from Net Meter Power Purchase Agreements (PPA’s).
Generally, surplus LHAs may retain 100% of these savings and deficit LHAs may retain 25% of the savings, with
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Department of Housing Annual Plan Standard Account
& Community Development Operating Budget Explanations

the 75% balance used to offset its need for operating subsidy. However, for the period 7/1/16 through
6/30/20, all deficit LHAs may keep 100% of the net meter credit savings, while they can keep 50% effective
7/1/2020.

3692: Other Revenue - Operating Reserves: This account should be credited with funds that LHAs plan to
utilize from their operating reserve accounts in excess of the Allowable Non-Utility Expense Level (ANUEL).
To be approvable, LHA must maintain the DHCD prescribed operating reserve minimum level after deducting
the amount budgeted. The only exception to this is when the expenses are for health and safety issues.

3693: Other Revenue — Net Meter: This account should normally be credited with 75% of the total net meter
credit savings realized by a deficit LHA, while surplus LHAs with net meter credit savings would enter S0 here.
Savings are calculated as the value of the net meter credits appearing on the LHA's electric bills {or, in some
cases, paid in cash to the LHA hy their utility company), minus the cost of the payments made to the solar
power developer under their Power Purchase Agreement (PPA). Deficit LHAs normally may retain 25% of the
savings. That amount should be included as Other Revenue — Retained on line #3691. However, please note
that for the period 7/1/16 through 6/30/20 all LHAs may retain 100% of their total net meter credit savings,
and should report those savings as Other Revenue — Retained on line #3691. LHAs can keep 50% of savings
effective 7/1/2020.

3801: Operating Subsidy — DHCD (400-1): This account represents ail state-funded operating subsidy to be
received and or to be earned for the fiscal year. At the end of each fiscal year, this account will be adjusted in
the operating statement to equal the actual subsidy earned by the LHA.

3802: Operating Subsidy — MRVP/AHVP Landlords:

The credit balance in this account represents the anticipated total receipts from DHCD during the fiscal year
for housing assistance payments to landlords. At the end of each fiscal year this account will be adjusted to
equal the actual subsidy earned.

3920: Gain/Loss from Sale or Disposition of Property (Capitalized or Non-Capitalized): The debit or credit
balance of this account represents the following items: a) Cash proceeds from the sale of property that was
either: 1) non-capitalized; or 2) capitalized and has been fully depreciated, and b) Realized gain or loss from
the sale or disposition of capitalized properly that has not been fully depreciated.

4110: Administrative Salaries: This account should be charged with the gross salaries of LHA personnel
engaged in administrative duties and in the supervision, planning, and direction of maintenance activities and
operating services during the operations period. It should include the salaries of the executive director,
assistant executive director, accountants, accounting clerks, clerks, secretaries, project managers,
management aides, purchasing agents, engineers, draftsmen, maintenance superintendents, and all other
employees assigned to administrative duties.

4120: Compensated Absences: The debit balance in this account represents the actual cost incurred during
the fiscal year for vacation, paid holidays, vested sick leave and earned compensatory time. This account
includes both the direct compensated absences cost and associated employer payroll expenses {employment
taxes, pension cost, etc.).

4130: Legal Expense: This account should be charged with retainers and fees paid to attorneys for legal
services relating to the operation of the projects.
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4140: Compensation to Authority Members: A local authority may compensate its members for performance
of their duties and such other services as they may render to the authority in connection with its Chapter 200
development(s). Compensation for any other program is not authorized. Because of this, LHAs must base
such compensation only on the actual rent receipts for these developments plus a prorated share of other
operating receipts of funds on a per unit basis. The precise amount that members may be compensated is
defined by statute to a maximum of $40 per member per day, and $50 for the chairperson per day. The total
of all compensation to all board members is not to exceed two percent (2%) of actual gross income of Chapter
200 developments in any given year, consistent with the approved budget amount. In no case shall the
payment of compensation exceed $12,500 annually for the chairperson, or $10,000 for any member other
than the chairperson. Please note the statute requires the member to perform housing authority business in
order to receive compensation.

4150: Travel and Related Expense: Legitimate travel expenses incurred by board members and staff in the
discharge of their duties for any state-aided program are reimbursable from this account, as consistent with
Department policy.

4170: Contractual Accounting Services: Fees for accounting services that are provided routinely and are
contracted for on an annual basis. Only accounting services performed on a contractual basis (fee accountant)
should be included in this item. Full or part-time LHA accounting staff that provides routine accounting
services should be included in Account 4110, Administrative Salaries.

4171: Audit Costs: This account includes the state program’s prorated share of audit fees paid to an
Independent Public Accountant (IPA). The procurement of an IPA is necessary to satisfy the Federal
Government’s audit requirements. Costs for these services should be shared with all state and federal
programs of LHA. Audit costs are to be absorbed within the ANUEL. The new Agreed Upon procedures
(AUP) audit costs for state-assisted public housing programs should also be included in this account.

4180: Penalties and Interest: Any expenses incurred from penalties, fees, and interest paid on delinquent
accounts shall be included in this line item.

4190: Administrative Other: This account is provided for recording the cost of administrative items for which
no specific amount is prescribed in this 4100 group of accounts. It includes, but is not limited to, the cost of
such items as: reports and accounting forms; stationery and other office supplies; postage; telephone
services; messenger service; rental of office space; advertising for bids; publications; membership dues;
collection agency & court costs, training costs; management fees, and fiscal agent fees.

4191: Tenant Organization: LTO Funding by the LHA. Upon request the LHA shall fund all LTOs in a city or
town at the annual rate of $6.00 per state-aided public housing unit occupied or available for occupancy
by residents represented by such LTO(s) or an annual total of $500.00 prorated among all such LTO(s),
whichever is more. For more information on the creation and funding of LTOs see 760 CMR 6.09.

Authorities which operate computer learning centers, which are funded by the state consolidated budget or
by other sources (which are typically recorded in line #3691 as “Other Revenue Retained”, should budget
the cost of the centers on this line.
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4310: Water: This account should be charged with the cost of water and sewer charges purchased for all
purposes.

4320: Electricity: This account should be charged with the total cost of electricity purchased for all purposes.
Many LHAs have entered into Net Meter Credit Power Purchase Agreements (PPA’s). In these deals, an LHA
executes a contract with a solar power developer who constructs and owns an off- site solar electricity-
generating site. In exchange for contracting to purchase a percentage of the solar power produced, the LHA
receives a credit on its utility electric bill for each KWH purchased or in some cases receives a direct cash
payment from their utility company. Please ensure that the amount charged to this account is the total cost
of electricity BEFORE any reductions due to the receipt of net meter credits.

4330: Gas: This account should be charged with the cost of gas (natural, artificial, or liquefied) purchased for
all purposes.

4340: Fuel: This account should be charged with the cost of coal, fuel oil, steam purchased, and any other
fuels (except electricity and gas) used in connection with Local Housing Authority operation of plants for the
heating of space or water supplied to tenants as a part of rent.

4360: Net Meter Utility Debit/Energy Conservation: This account is to be charged with costs incurred for
energy conservation measures.

4390: Other Utilities: This account should be charged with the cost of utilities which are not provided for in
accounts 4310 through 4360. In addition, for all quarterly or ycar end opcerating statements 9/30/20 or later,
and all budgets 6/30/21 or later, please use this line to record the total net meter credits earned as reported
in Line 4392, MINUS the Solar Operator Costs reported in Line 4391, with the result expressed as a positive
number. For example, if you reported -$20,000 in Net Meter Utility Credits in Line 4392 and $15,000 in Solar
Operator Costs in Line 4391, you would subtract the $15,000 reported on Line 4391 from the -5$20,000
reported on Line 4392, and post the remainder of $5,000 on Line 4360, as a positive number. This number
essentially represents the “net” savings the LHA earned from its net meter credit contract.

4391: Solar Operator Costs: Many LHAs have entered into Net Meter Credit Power Purchase Agreements
(PPA’s). In these deals, an LHA executes a contract with a solar power developer who constructs and owns
an off-site solar electricity-generating site. The LHA makes regular (usually monthly) payments to the
developer for its contracted share of the solar electricity produced by the site. Those payments should be
entered in this account.

4392: Net Meter Utility Credit (Negative Amount): As noted in account #4391 above, many LHAs have
executed Net Meter Credit Power Purchase Agreements (PPA’s). In exchange for contracting to purchase a
percentage of the solar power produced, the LHA receives a credit on its utility electric bill for each KWH
purchased from the developer, which reduces the balance on its electric bill, or, in some cases, the credits are
paid in cash to the LHA by the utility company. The total gross amount of the net meter credits that appear
on the LHA's utility bills should be carried in this account and entered as a negative number. In cases where
credits are paid in cash to the Host LHA, the net balance after paying out the amounts due the participating
housing authorities, should also be carried in this account and entered as a negative number.

4410: Maintenance Labor: Ihis account should be charged with the gross salaries and wages, or applicable
portions thereof, for LHA personnel engaged in the routine maintenance of the project.

February 8, 2021 Sec. 4.2 — Explanation of Budget Accounts Page 4 of 7



Department of Housing Annual Plan Standard Account
& Community Development Operating Budget Explanations

4420: Materials & Supplies: This account should be charged with the cost of materials, supplies, and
expendable equipment used in connection with the routine maintenance of the project. This includes the
operation and maintenance of automotive and other movable equipment, and the cost of materials, supplies,
and expendable equipment used in connection with operating services such as janitorial services, elevator
services, extermination of rodents and household pests, and rubbish and garbage collection.

4430: Contract Costs: This account should be charged with contract costs (i.e. the cost of services for labor,
materials, and supplies furnished by a firm or by persons other than Local Authority employees) incurred in
connection with the routine maintenance of the project, including the maintenance of automotive and other
movable equipment. This account should also be charged with contract costs incurred in connection with
such operating services as janitorial services, fire alarm and elevator service, extermination of rodents and
household pests, rubbish and garbage collection, snow removal, landscape services, oil burner maintenance,
etc.

4510: Insurance:_Includes the total amount of premiums charged all forms of insurance. Fire and extended
coverage, crime, and general liability are handled by DHCD on a statewide basis. All other necessary
insurance policies include: Workers' Compensation, boiler, vehicle liability and owner, etc.

4520: Payments in Lieu of Taxes:
This account should be charged with all payments in lieu of taxes accruing to a municipality or other local
taxing body.

4540: Employee Benefits: This account should be charged with local housing authority contributions to
employee benefit plans such as pension, retirement, and health and welfare plans. It should also be charged
with administrative expenses paid to the State or other public agencies in connection with a retirement plan,
if such payment is required by State Law, and with Trustee's fees paid in connection with a private retirement
plan, if such payment is required under the retirement plan contract.

Employee benefits are based upon a given percentage of the total payroll; therefore, the total amount
approved in this account will be based on the approved budgeted salaries representing the state's fair share.

4541: Employee Benefits - GASB 45: This line covers “Other Post-Employment Benefits” (OPEB). Of the total
benefits offered by employers to attract and retain qualified employees, some benefits, including salaries
and active-employee healthcare are taken while the employees are in active service, whereas other benefits,
including post-employment healthcare and other OPEB are taken after the employees’ services have ended.
Nevertheless, both types of benefits constitute compensation for employee services. In accordance with
required accounting practices, this amount is not projected in the budget (and is therefore blank) but the
estimated future costs of this item is carried in the operating statement.

4542: Pension Expense — GASB 68: The primary objective of GASB 68 Statement is to improve accounting
and financial reporting for pension costs. It also improves information provided by state and local
governmental employers about financial support for pensions that is provided by other entities. As with
account 4541 above, in accordance with required accounting practices, this amount is not projected in the
budget {and is therefore blank) but the estimated future costs of this item is carried in the operating
statement.
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4570: Collection Loss: The balance in this account represents the estimated expense to cover unexpected
losses for tenant rents. Note: Do not include losses from fraud/retroactive balances here. Report them in
Account 4571 — Collection Loss — Fraud/Retroactive.

4571 Collection Loss — Fraud/Retroactive: The balance in this account represents the estimated expense to
cover unexpected losses for tenant rents due to unreported income, i.e. fraud/retroactive balances.

4580: Interest Expense: The debit balance in this account represents the interest expense paid and accrued
on loans and notes payable. This debt can be from operating borrowings or capital borrowings.

4590: Other General Expense: This account represents the cost of all items of general expenses for which no
specific account is prescribed in the general group of accounts.

4610: Extraordinary Maintenance — Non-Capitalized: This account should be debited with all costs (labor,
materials and supplies, expendable equipment {(such as many tools or routine repair parts), and contract
work) of repairs, replacements (but not replacements of non-expendable equipment), and rehabilitation of
such a substantial nature that the work is clearly not a part of the routine maintenance and operating
program. The items charged to this account should not increase the useful life or value of the asset being
repaired. These items are not capitalized and are not added as an increase to fixed assets at the time of
completion. Nor are these items depreciated. An example of this would be scheduled repainting of
apartments.

4611: Equipment Purchases Non-Capitalized: This account should be debited with the costs of cquipment
that does not meet the LHA's criteria for capitalization. Because these items are being expended when paid,
they should not be categorized as a fixed asset and therefore will not be depreciated. These items include
stoves, refrigerators, small tools, most computers and software, etc.

The budget is a planning tool and as our portfolio ages it is essential that LHAs evaluate their properties
annually and plan for extraordinary maintenance. To that end DHCD very strongly recommends that for all
400-1 operating budgets, depending on the age of the portfolio and condition, LHAs spend between $100
and $500 a year per unit in Extraordinary Maintenance, Equipment Purchases, Replacement of Equipment,
and Betterments & Additions to ensure that the aging public housing stock is preserved.

4715: Housing Assistance Payments: This account should be debited with all housing assistance payments
paid to landlords for the MRVP program on a monthly basis.

4801: Depreciation Expense: This account should be debited with annual fixed asset depreciation expenses
as determined by the LHA's capitalization policy.

7520: Replacement of Equipment — Capitalized: This account should be debited with the acquisition cost
{only the net cash amount) of non-expendable equipment purchased as a replacement of equipment of
substantially the same kind. These items, such as vehicles, computers, or furniture, meet the LHA's criteria
for capitalization and will also be added to fixed assets and therefore depreciated over the useful life.

7540: Betterments & Additions — Capitalized: This account should be debited with the acquisition cost (only
the net cash amount) of non-expendable equipment and major non-routine repairs that are classified as a
betterment or addition. These items meet the LHA's criteria for capitalization and will also be added to fixed

February 8, 2021 Sec. 4.2 — Explanation of Budget Accounts Page 6 of 7



Department of Housing Annual Plan Standard Account
& Community Development Operating Budget Explanations

assets and therefore depreciated over the useful life of the asset. Examples are: major roof replacement,
structural repairs such as siding, or major paving work.

In accordance with GAAP accounting, inventory purchases (Replacement of Equipment and Betterments &
Additions) are distinguished between capitalized and non-capitalized items. Any inventory or equipment
purchase greater than $5,000 is required by DHCD to be capitalized, inventoried and depreciated. Any
inventory or equipment purchase costing $1,000 to $4,999 should be inventoried by LHA staff for control
purposes only but is not subject to capitalization or depreciation, it is, however, required to be expensed
when the items are paid for. An LHA’s inventory listing should include both capitalized and non-capitalized
items of $1,000 and more, as well as all refrigerators and stoves of any value. All items that appear on the
inventory listing should be tagged with a unique identification number, and all refrigerators and stoves
(regardless of value) should be tagged. LHAs may adopt a capitalization policy that capitalizes inventory
purchases at a lesser amount than the $5,000 requirement (i.e. $1,000 - $4,999); however, no capitalization
policy can have an amount higher than $5,000. Any inventory or equipment purchases costing $0 to $999
are to be expensed when paid for.
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Middleton Housing Authority (LHA) Annual Plan 2025 Draft Plan for Public Posting
PMR Narrative Responses

Narrative Responses to the Performance Management Review (PMR) Findings

PMRs are conducted for most LHAs on a biennial basis. This year there is no PMR record for this
Housing Authority.

2/21/2024 Sec. 5.1 - PMR Narrative Responses Page 1 of 1



Department of Housing
& Community Development

Standard Criteria
Descriptions

Annual Plan
PMR Narrative Responses

Explanation of PMR Criteria Ratings

CRITERION

DESCRIPTION

Management

Occupancy Rate

The rating is calculated using the following formula: {Total Number of
Occupied units on Monthly Report divided by (Total Number of Units Minus
Units that Received a Waiver Minus Number of Units Vacant less than 30
days on Monthly Report)

e “No Findings” : Occupancy Rate is at or above 98%

e Operational Guidance: Occupancy rate is at 95% up to 97.9%

e Corrective Action: Adjusted occupancy rate is less than 95%

Tenant Accounts
Receivable (TAR)

This criterion calculates the percentage of uncollected rent and related
charges owed by starting with the amount reported by the LHA, as
uncollected balances for the TAR (Account 1122 from the Balance Sheet)
minus Normal Repayment Agreements* divided by Shelter (Tenant) Rent
(account 3110 from the Operating Statement)

e “No Findings” : At or below 2%

e “Operational Guidance”: More than 2%, but less than 5%

e “Corrective Action”: 5% or more

Certifications and
Reporting
Submissions

Housing authorities are required to submit 4 quarterly vacancy certifications
by end of the month following quarter end; 4 quarterly operating statements
and 4 Tenant Accounts Receivable (TAR) reports within 60 days of quarter
end.
e “No Findings”: At least 11 of the required 12 reports were submitted and
at least 9 were submitted on time.
e “Operational Guidance”: Less than 11 of the required 12 reports were
submitted and/or less than 9 were submitted on time.

Board Member

Percentage of board members that have completed the mandatory online

Training board member training.

¢ “No Findings” : 80% or more completed training

e “Operational Guidance” : 60-79.9% completed training

e “Corrective Action” : <60 % completed training
Staff Certifications Each LHA must have at least one staff member complete a relevant
and Training certification or training During the fiscal year. The number of required

trainings varies by LHA size.
e No Findings: LHAs completed the required number of trainings
Corrective Action: LHAs have not completed any trainings

Annual Plan (AP)
Submitted

Housing authorities are required to submit an annual plan every year.
e “No Findings” =Submitted on time
® “Operational Guidance” =Up to 45 days late
e “Corrective Action” =More than 45 days late

November 22, 2022
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Department of Housing

Annual Plan Standard Criteria

& Community Development PMR Narrative Responses Descriptions
CRITERION ] DESCRIPTION
CHAMP

Paper applications

Paper applications are available, received and entered into CHAMP

No Findings: Paper applications are available; And paper applications
are date and time stamped correctly; And 90% of new paper
applications are entered into CHAMP within 15 calendar days of
date/time stamp; And 2% or less of new paper applications are
entered more than 30 days after date/time stamp

Operational Guidance: Paper applications are available; And paper
applications are date and time stamped and entered correctly; And
75% - 89% of new paper applications are entered into CHAMP within
15 calendar days; And 3% - 5% of new paper applications are entered
more than 30 days after date/time stamp

Corrective Action: Paper applications are not available; Or the LHA has
failed to date and time stamp paper applications and/or failed to enter
them correctly; Or Less than 75% of new paper applications are entered
into CHAMP within 15 calendar days of date/time stamp; Or more than

5% of new paper applications are entered more than 30 days after
date/time stamp

Vacancies occupied
using CHAMP

Vacancies are recorded correctly and occupied using CHAMP

No Findings: All vacancies during the fiscal year are recorded in
DHCD’s Housing Applications Vacancy System within 30 days; And
the housed Applicant ID and Pull List D match between DHCD's
Housing Applications Vacancy System and CHAMP for unit occupied
during the fiscal year, excluding administrative transfers; And 25% or
less of occupied units have data entry errors

Operational Guidance: All vacancies during the fiscal year are
recorded in DHCD’s Housing Applications Vacancy System, all
vacancies are not recorded within 30 days; Or the Housed Applicant
ID and Pull List ID match between DHCD’s Housing Applications
Vacancy System and CHAMP for units occupied during the fiscal year,
excluding administrative transfers; And greater than 25% of occupied
units have data entry errors

Corrective Action: All vacancies during the fiscal year are not
recorded in DHCD’s Housing Applications Vacancy System; Or the
Housed Applicant ID and Pull List ID do not match (or data is'missing)
between DHCD’s Housing Applications Vacancy System and CHAMP
for units occupied during the fiscal year, excluding administrative
transfers

November 22, 2022
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Annual Plan Standard Criteria

& Community Development PMR Narrative Responses Descriptions
CRITERION DESCRIPTION
Financial

Adjusted Net Income

The Adjusted Net Income criterion calculation starts with an LHA’s Net
Income and subtracts Depreciation, GASB 45 (Retirement Costs), GASB 68
(Retirement Costs), Extraordinary Maintenance {maintenance expense
outside of routine/ordinary expenses), and Equipment Purchases — Non
Capitalized. This Adjusted Net Income amount is then divided by the Total
Expenses of the LHA. If this Adjusted Net Income amount is positive, it means
underspending and if it is negative it means overspending.
Underspending Rating:

e “No Findings” : 0 t0 9.9%

e “Operational Guidance”: 10 to 14.9%

e “Corrective Action”: 15% or higher

Overspending Rating:
e “No Findings” : 0 to -4.9%
¢ “Operational Guidance”: -5% to -9.9%
e “Corrective Action”: -10% or below

Operating Reserves

Current Operating Reserve as a percentage of total maximum reserve level.
Appropriate reserve level is buffer against any unforeseen events or
expenditures.

e “No Findings” :35%+ of maximum operating reserve
e “Operational Guidance”: 20% to 34.9% of maximum operating reserve
e “Corrective Action”: <20% of maximum operating reserve

Capital Planning

Capital Spending

Under the Formula Funding Program (FF), authorities receive undesignated
funds to spend on projects in their Capital Improvement Plan. They are rated
on the percentage of available funds they have spent over a three-year
period

e “No Findings” = at least 80%

¢ “Operational Guidance” = At least 50%

e “Corrective Action” = Less than 50%

November 22, 2022
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Descriptions
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PMR Narrative Responses

CRITERION DESCRIPTION

Health & Safety

Health & safety DHCD has observed conditions at the LHA’s developments and reported
violations health and safety violations. The LHA has certified the number of corrected

violations in each category.

Facility Management
— Inspection
Standards and
Practices

100% Unit Inspections

All units inspected at LHA during FY under review
e No Findings: 100% of units inspected
Corrective Action: Less than 100% of units inspected

LHA Inspections
Reports/Work Orders

Unit inspection reports create, track, and report work arders for inspection
repairs, and inspection WQOs completed within 30 days or add to DM/CIP
e No Findings: All inspection work orders/lease violations are created,
tracked, and reported; And non-health and safety work orders for
inspection repairs/lease violations are completed within 30 days or
added to DM/CIP; And health and safety work orders for inspection
repairs/lease violations are addressed within 48 hours
e Operational Guidance: All health and safety inspection work
orders/lease violations are created, tracked, reported and completed
within 48 hours; And LHA fail to create, track, or report no more than
1 or 2 (based on LHA size) non-EHS {exigent health and safety)
deficiencies; Or LHA failed to complete any non-EHS work
orders/lease violations appropriately
e Corrective Action: Any EHS work orders/lease violations not created,
tracked, reported, or completed; Or 1 of the following: LHA failed to
create, track or report a) More than 1 non-EHS deficiency (small
LHA); b) More than 2 non-EHS deficiencies (Medium/Large)

Accuracy of LHA
Inspections

Unit inspection reports accurately reflect necessary repairs
e No Findings: ¢.667 unit has less than 2 EHS deficiencies and
€.200/705 unit has less than 3 EHS deficiencies
e Operational Guidance: ¢.667 unit has 2 EHS deficiencies or ¢.200/705
has 3 EHS deficiencies
Corrective Action: ¢.667 has equal to or greater than 3 EHS deficiencies or
€.200/705 unit has equal to or greater than 4 EHS deficiencies

Facility Management
- Vacancy Turnover
Standards and
Practices

November 22, 2022
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Department of Housing Annual Plan Standard Criteria

& Community Development PMR Narrative Responses Descriptions
CRITERION DESCRIPTION
Vacancy Turnover Work orders created for every vacancy and completed within 30 days (or
Work Orders waiver requested)

e No Findings: Vacancy work orders are created, tracked and reported
for every unit and reflect all work in unit; And Vacancy work orders
are Maintenance Ready in <=30 days for ¢.667 units or <=45 days for
€.200/705 units or have approved waiver

e QOperational Guidance: Vacancy work orders are created, tracked and
reported for every unit; And work orders do not reflect ail work
completed in unit; Or vacancy work orders are Maintenance Ready in
31-45 days for ¢.667 and 46-60 days for ¢.200/705 and no approved
waiver

Corrective Action: Vacancy work orders are not created, tracked and
reported for every unit; Or vacancy work orders are Maintenance Ready
in >45 days for ¢.667 and >60 days for ¢.200/705 and have no approved

waiver
Accuracy and Vacancy turnover work orders accurately reflect necessary repairs
Standard of Vacancy e No Findings: ¢.667 unit less than 2 EHS deficiencies and ¢.200/705
Turnovers less than 3 EHS deficiencies
e Operational Guidance: c.667 2 EHS deficiencies or ¢.200/705 3 EHS
deficiencies

Corrective Action: ¢.667 equal to or greater than 3 EHS deficiencies or
€.200/705 equal to or greater than 4 EHS deficiencies

Facility Management
— Preventative
Maintenance

Standards and
Practices
LHA Preventative LHA preventative maintenance schedule accurately reflects all necessary
Maintenance work to maximize the life of LHA components
Schedule Accuracy e No Findings: ¢.667 unit less than 2 EHS deficiencies and ¢.200/705
and Implementation less than 3 EHS deficiencies
of Preventative e Operational Guidance: ¢.667 2 EHS deficiencies or ¢.200/705 3 EHS
Schedules deficiencies
Corrective Action: c.667 equal to or greater than 3 EHS deficiencies or
¢€.200/705 equal to or greater than 4 EHS deficiencies
Work Order Types
and Systems
Emergency Work All emergency work orders are created, tracked, reported and completed
Orders within 48 hours

e No Findings: All emergency work orders under review are created,
tracked, reported and completed within 48 hours

e Operational Guidance: All emergency work orders completed within
48 hours; Less than 100% but greater than or equal to 80% of work
orders under review are correctly created, tracked and reported
administratively
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CRITERION DESCRIPTION
e Corrective Action: Not all emergency work orders are completed
within 48 hours; Or less than 80% of work orders under review are
correctly created, tracked and reported administratively
Requested Work All requested work orders are created, tracked, reported and completed
Orders within 14 days or added to DM/CIP
¢ No Findings: All requested work orders under review are created,
tracked, and reported; All work is complete within 14 days or added
to DM/CIP
e Operational Guidance: All requested work orders completed within
14 days or added to DM/CIP; And less than 100% of work orders
___under review are_correctly created, tracked and reported .
Corrective Action: Not all requested work orders are completed within 14
days or added to DM/CIP

November 22, 2022 Sec. 5.2 - PMR Criteria Descriptions Page 6 of 6



Middleton Housing Authority
(LHA)

Policies

Annual Plan 2025

Draft Plan for Public Posting

The following policies are currently in force at the Middleton Housing Authority:

Policy Last Ratified Notes
by Board Vote
*Rent Collection Policy 01/09/2014
*Personnel Policy 11/06/2017
*Capitalization Policy 01/09/2014
*Procurement Policy 01/12/2017
*Grievance Policy 01/16/2011
Smoking Policy 01/07/2016
Sexual Harassment Policy 11/06/2017
Pet Policy 09/16/2021
Credit/Debit Card Policy 03/10/2016
Reasonable Accommodations Policy 02/02/2022
Fair Housing Marketing Plan 05/25/2022
Language Access Plan 05/25/2022

* Starred policies are required by DHCD. Policies without a “Latest Revision” date are not yet in force.

The list of policies has been provided by the LHA and has not been verified by DHCD.

February 21, 202
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Waivers

AP-2025-Middleton Housing Authori-00996 has no current waivers from the regulations of the
Department of Housing and Community Development (DHCD).

February 21, 2024 Sec. 7.1 - Waivers Page 1of1
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Glossary

ADA: Americans with Disabilities Act. Often used as shorthand for accessibility related issues or
improvements.

AHVP:  Alternative Housing Voucher Program

Alternative Housing Voucher Program provides rental vouchers to disabled applicants who are not
elderly and who have heen determined eligible for Chapter 667 (elderly and disabled) housing.

Allowable Non-Utility Expense Level (ANUEL) is the amount of non-utility expense allowed for each
local housing authority based upon the type(s) of housing programs administered.

ANUEL: Allowable Non-Utility Expense Level
AP: Annual Plan

Annual Plan: A document prepared by each Local Housing Authority, incorporating the Capital
tmprovement Plan (CIP), Maintenance and Repair Plan, Budget, responses to the Performance
Management Review, and other elements.

Cap Share is the amount of Formula Funding spending approved by DHCD for each year.

Capital Funds: Funds provided by DHCD to an LHA for the modernization and preservation of state-aided
public housing, including Formula Funds and Special Capital Funds.

Capital Needs Assessment, similar to the CIP, often used for developments in the Section 8 New
Construction/Substantial Rehabilitation program. Such developments are generally not
eligible for state capital funds and therefore do not participate in the CIP process. However,
to track their ongoing capital needs and plan for construction projects to address those needs,
they often conduct a CNA to determine when building systems will wear out and need to be
replaced, and what replacement will cost, so they can plan the ensure that the necessary
funding will be available

Capital Projects are projects that add significant value to an asset or replace building systems or
components. Project cost must be greater than $1000.

CIMS is a web-based software system used for creating CIP’s and Annual Plans. For the CIP, the CIMS
program allows the LHA to prioritize, select and schedule projects, assign funding sources and
direct project spending to specific fiscal years to create a CIP that is consistent with the LHA's
FF award amount and FF cap shares, plus any additional funding resources the LHA has
identified. The LHA submits its CIP and DHCD conducts its review of the LHA’s CIP in CIMS. For
the Annual Plan CIMS imports data from other DHCD systems and combines that with data
entered by the LHA.

CIP: A Capital Improvement Plan (CIP) is a five (5) year plan which identifies capital projects,
provides a planning scope, schedule and budget for each capital project and identifies options
for financing and implementing the plan. The contents of a CIP are limited to available
resources. An approved CIP is required in order to receive Formula Funds.

CNA: Capital Needs Assessment
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CPS is DHCD’s transparent Web-based capital planning system that catalogues the condition of every
building and site in the statewide public housing portfolio, providing LHAs with detailed
technical information to make strategic long-term capital investments. It includes a Facility
Condition Index (FCl) for every development that compares the value of expired components
of a development relative to its replacement cost.

Deferred Maintenance is maintenance, upgrades, or repairs that are deferred to a future budget cycle
or postponed for some other reason. Sometimes it is referred to as extraordinary
maintenance.

Deficit housing authority: a housing authority whose income (mainly from rent) does not cover all its
normal operating costs in its approved operating budget, and which therefore operates at a
deficit and requires operating subsidy from DHCD.

DHCD: Massachusetts Department of Housing & Community Development

Extraordinary Maintenance: see the description for budget line 4610 in the Explanation of Budget
Accounts in the Budget Section of this Annual Plan.

FF: Formula Funding

Formula Funding is state bond funding allocated to each LHA according to the condition (needs) of its
portfolio in comparison to the entire state-aided public housing portfolio.

FYE: Fiscal Year End

HHA Administrative Fee is the fee paid to an HHA from the RCAT Program budget.

HHA: Host Housing Authority for the RCAT program.

Host Housing Authority (HHA). An LHA selected by the Department to employ and oversee an RCAT.
HUD: U.S. Department of Housing and Urban Development

LHA: I ocal Housing Autharity

LTO: Local Tenants Organization

Management and Occupancy Report: This is an annual HUD review process that is used to evaluate the
perfarmance of developments in variaus HLD housing programs, including the Sectinn & New
Construction/Substantial Rehabilitation program, which some LHAs operate. It is similar to the
state PMR process in that it evaluates LHA performance on variety of financial, housing
quality, and other standards

Massachusetts Rental Voucher Program (MRVP) is a state-funded program that provides rental
subsidies to low-income families and individuals.

MOR: Management and Occupancy Report

MRVP: Massachusetts Rental V DHCD'’s annual review of each housing authority’s performance. It
pulls together data on the authority’s occupancy rates, tenant accounts receivables, accounts
payable, budget variance, operating reserve, capital improvement plan submission, capital
spending, annual inspections and work order and maintenance systems to identify and
address areas of strength and areas for development. Its goal is to allow DHCD and the LHA to

April 28, 2020 Sec. 8.1 - Glossary Page 2 of 3



Department of Housing Annual Plan Common Terms
& Community Development Glossary & Abbreviations

take a deep dive into the data, lift up best practices, and work together towards improving
operations oucher Program.

Performance Management Review (PMR):

PMR: Performance Management Review

RCAT:  Regional Capital Assistance Team

Regional Capital Assistance Team: One of three organizations employed at HHAs designated by the
Department to carry out the RCAT Program.

Sec.8 NC/SR (or SSNCSR): Section 8 New Construction and Substantial Rehabilitation

Section 8 New Construction and Substantial Rehabilitation (Sec.8 NC/SR): This term refers to a federal
HUD housing program operated at a small number of state public housing developments
whose construction was funded by state grants, but whose ongoing operating costs are
supported by project-based subsidies from HUD’s federal Section 8 program, rather than from
state public housing operating funds..

Special Awards: In addition to allocations to each LHA, DHCD has created limited set aside funds to
provide for extreme emergency or code compliance needs which are beyond the capacity of
an LHA's current FF balance.

Surplus housing authority: a housing authority whose income (mainly from rent) covers all its normal
operating costs in its approved operating budget, and which therefore operates at a surplus
and does not require operating subsidy from DHCD.
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Attachments

Attachments

The following items have been uploaded as attachments to this Annual Plan.

Due to the COVID-19 emergency, on-site Performance Management Review (PMR) assessments by the
Facilities Management Specialists were cancelled for the December fiscal year end housing authorities.
Therefore, the Facility Management categories have been omitted from the PMR document.

®  Cover sheet for tenant satisfaction surveys

®  Tenant Satisfaction Survey 667 Program

February 21, 2024 Sec. 9.1 - Attachments Page 1of 1



Resident Surveys — Background

Since 2016 DHCD has been working with the Center for Survey Research (CSR) at the University of
Massachusetts Boston to survey residents in the state public housing units it oversees. The surveys
are confidential, mailed directly to residents, and returned to CSR by mail (or, starting in 2019,
completed on-line). CSR surveys residents of elderly/disabied units (also known as Chapter 667)
and family units (also known as Chapter 200 and Chapter 705).

During each round all units are mailed surveys, with one exception: in the case of the twelve
housing authorities with more than 225 ¢.200 family units, a randomly selected group of 225 units
was surveyed at each housing authority. This group was determined to be large enough to
generate statistically useful results. In both rounds, responses from ¢.200 and ¢.705 residents are

always combined.

Round One Surveys (2016 - 2018)

In Round One of the surveys, CSR surveyed residents of elderly/disabled units (c.667) in three
groups in the Fall of 2016, 2017 and 2018. CSR surveyed residents of family units (c.705 and c.200)
in the Spring of 2016. (Note: there are many more ¢.667 units, so they were broken down into

three groups).

Notes on Round One Surveys
1. In previous publications of this survey data, if there were at least twenty responses from

residents of an authority’s c.667 units or from their c.200/705 units, then there is a
separate report for that program.

2. We originally combined data from c.667 and ¢.200/705 units for some LHAs with limited
family data. However, to be consistent with the new Round Two methodology described
below, we recalculated the Round One data using the new methodology. Since we no
longer combine results from the different programs several LHAs no longer have a report
for their ¢.200/705 units given the small data set for those units.

Round Two Surveys (2019 - 2022)
Round Two of the surveys began in 2019. CSR surveyed about one-third of the elderly/disabled
units in Fall 2019, Fall 2021, and Fall 2022. CSR surveyed all family units in Fall 2020.

Notes on Round Two Surveys

1. We refined our reporting methodology and will issue survey results for any program (c.667
or ¢.200/705) meeting these requirements:

o 8-19 completed surveys received, if the response rate is at least 40%
o 20-29 completed surveys received, if the response rate is at least 20%
o 30+ completed surveys received, if the response rate is at least 15%

2. Responses from the family units will not be combined with responses from
elderly/disabled units as they originally were in Round One. Since the variance between
the results of the elderly/disabled and family programs was sometimes significant, we
determined that combining the two yielded less accurate results.



Massachusetts
Department of Housing and
Community Development

Resident Survey
MIDDLETON IHHOUSING AUTHORITY
Chapter 667 Housing
Fall 2021

NOTE Maintenance & Repair
This copy of the survey shows the percentage of
respondents who chose each answer. DHCD also 8. In the last 12 months, how often were you

treated with courtesy and respect by the
maintenance staff of your development??

collected demographic information from survey
respondents, such as gender, race, education, and

age. The responses to these demographic questions 3% Never

are not included in this report in order to protect the 11% Sometimes

anonymity of respondents. 13% Usually

73% Always
In the fall of 2021, surveys were sent to 54 housing 9. ch}es th; Housing Authority let y;)u know
units (Chapter 667) in the Middleton Housing EIOTE CIeyAenIE Ry OULARAEINCNT:
] 89% Yes
Authority. 37 surveys were completed. The o
0% No
percentages presented here are based on that o s ap
r o= 1T1% LontiAnow
number,
10. “Building maintenance” includes things such

as clean halls and stairways and having lights
and elevators that work. In the last 12
months, how would you rate the overall
building maintenance?

1. How many years have you lived in your

current apartment? 11% Poor
13% Less than 2 years 5% Fair
22% 2to 5 years 19% Good
27% 61to 10 years 41% Very Good
38% More than 10 years 24% Excellent

11. In the last 12 months, how would you rate
how well the outdoor space is maintained at
your development (such as litter removal and

clear walkways)?

3%
11%
16%
27%
43%

Poor

Fair

Good
Very Good
Excellent

12. In the last 12 months, how many times did you

completely lose heat in your apartment?

91%
9%
0%
0%

Never — If Never, go to #14
Once

2 or 3 times

4 times or more




13. How long did it usually take for your heat to
come back on?
100% Less than 24 hours
0% 24 to 48 hours
0% More than 48 hours

14. In the last 12 months, did you have any of
these other heating problems?

Yes
a. Apartment was too hot 0%
b. Apartment was too cold 0%
C. Took too long for apartment to heat up| 3%
d. Apartment felt too drafty 0%

15. In the last 12 months, how many times did you
have no hot water in your apartment?
84% Never — If Never, go to #17
13% Once
3% 2or3times
0% 4 times or more

16. How long did it usually take for the hot water

to come back on?
83% Less than 24 hours

17% 24 to 48 hours
0% More than 48 hours

17. In the last 12 months, did you have any of
these other water or plumbing problems?

Yes
a. Clogged drains (sink, toilet, shower) 46%
b. Leaking pipes or faucets 16%
C. Complete loss of water 0%
d. Water temperature prop!ems 8%

(too hot, too cold, unreliable)

e. Water stains on the ceiling 8%
f. Sewer backed-up into your apartment; 0%

Communication

18. In the last 12 months, has the Executive
Director at your development held any
meetings with residents?

6% Yes
53% No
41% Don't remember

19. In the last 12 months, how often were you
treated with courtesy and respect by the
management office of your development?

5% Never

8% Sometimes
22% Usually
65% Always

20. In the last 12 months, in general, how safe did
you feel in your development?
74% Very safe — If Very safe, go to #22
13% Mostly safe
13% Somewhat safe
0% Not at all safe

21. For those who felt not at all, somewhat, or mostly safe:
Why do you feel unsafe in your development?
(Check all that apply.)

Building/Indoor Concerns
8% Not enough lighting in the hallways
0% Windows are not secure
42% Security of entry doors
0% Other tenants give door access code to
non-residents

Outdoor Concerns
33% Not enough outdoor lights
17% lllegal activity in the development
8% Strangers hanging around who should not
be there
Sidewalks are difficult to walk on

25%

Other Concerns

0% The neighborhood/area the development
isin
Another reason

25%

22, Overall, how satisfied are you living in your
development?
60% Very satisfied
35% Mostly satisfied
0% Mostly dissatisfied
5% Very dissatisfied







