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Certification by State or Local U. § Department of Housing and Urban Development
Official of PHA Plans Consistency . Office of Public and Indian Hovsing
with the Consolidated Plan or QOMB No, 25770226
State Consolidated Plan Expires 3/31/2024
(All PHAS)

‘Certification by State or Local Official of PHA Plans
Congistency with the Consolidated Plan or State Consolidated Plan

I, George Serio , the Division Chief
Official's Name Official's Title

certify that the 5-Year PHA Plan for fiscal years 2025-2029 andfor the Annual PHA Plan of

The Housing Authority of the Town of Harrison is consistent with the
PHA Nome ‘

Consolidated Plan or State Consolidated Plan including the Analysis of Bnpedhnents (A} to Fair
Housing Choice or Assessment of Fair Housing (AFH) as applicable to the

County of Hudsgn'

Loved Jurisdiction Neme

pursuant to 24 CFR Part 91 and 24 CFR § 903.15.

Provide a description of how the PHA Plan’s contents are consistent with the Consolidated Plan or
State Consolidated Plan. The mission of the Housing Authority of the Town of Harrison (a/k/a
Harrison Housing Authority) is to assist low-incorme families, the elderly and disabled with
decent, Safe, sanitary and affordable housing as they strive to achieve self-sufficiency and
improve the Quality of their lives. The Housing Authority is committed to operating iu an
efficient, ethical and Professional manmer, The Housing Anthority will ercate and mainiain
paxtmerships with its client and appropriate community agencies in order to accomplish thiy
mission, '

1 herehy eontily e ol the iafoomiation stated borgis, as welk as any jafennpten provided i the accompanimnent herswlth, 1s tous and acenrale Waming: HEID wilt
proseeme fhlse clnims and stareenes, Convietion oy reault in eaming andior covil peanlijes (18 118 1001, 1000, B0 311582 1999, 3810}

Mama of Aylhorized Officlal Title:

George Serio Division Chief

vate:  December 4, 2024

tes Lapsrttiont of Housing and Urban Developmeant is'authorized eo sollcit the information requested Inihls form by wirtue of Tiths 12, U4
n 170} et soq. and reguladons promulgared thevemnder ot Titte 12, Code of Fedeest Regulations. Respontes b the collsation of Infornration
i ta obtafiy a benefitar to ritain # henefit, The nformation requested doos not land Itselfto confidentiality, This fuformation is celiected ta
st consisteney with the cansolidated plan ar state consalidated plan,

Signaters:

Eyilc reparting burdia for this infis ration colleetion is estfnatod to sverge 0,16 hours per year per ensponse, incinding the time for poviewing
steactions, searching axisting data sowrces, gathering and malatobitlng the data needpd, and comploting and.eaghawing the collection of infarmation.”
RUTimay not sollect this mforeatian, and respendents are pat voquired to complete this Foem, unless it displays & currently vatid OMB Control Numbser,

Pagelofi form HUD-50077-SL {3/31/2024)



2t J : 3 U.S. Department of Housing and Urban Development
Civil Rights Certification Office of Public and Indian Housing

(Qualified PHAS) OMB Approval No, 2577-0226 |
Exprres 3/31/2024 :

Civil Rights Certification

Annual Certification and Board Resolution

Acting on behalf of the Board of Commissioners of the Public Housing Agency (PHA) listed below, as its Chairperson or other
authorized PHA official if there is no Board of Commissioners, I approve the submission of the 5-Year PHA Plan , hereinafter
referred 1o as” the Plan”, of which this document is a part, and make the following certification and agreements with the Depariment
of Housing and Urban Development (HUD) for the fiscal year beginning April 1, 2025 in which the PHA receives assistance under
42 US.C. 1437f andlor 1437g in connection with the mission, goals, and objectives of the public housing agency and implementation
thereof:

The PHA certifies that it will carry out the public housing program of the agoncy in conformity with title VI of
the Civil Rights Act of 1964 (42 U.8.C. 2000d-2000d—4), the Fair Housing Act (42 U.S.C. 3601-19), Section
504 of the Rehabilitation Act of 1973 (29 U.8.C. 794), title II of the Americans with Disabilities Act (42 U.8.C.
12101 et seq.}, and other applicable civil rights requirements and that it will affirmatively further fair housing in
the administration of the program. In addition, if it administers a Housing Choice Voucher Program, the PHA
.certifies that it will administer the program in conformity with the Fair Housing Act, title VI of the Civil Rights
Act of 1964, Section 504 of the Rehabilitation Act of 1973, title If of the Americans with Disabilities Act, and
other applicable civil rights requirements, and that it will affirmatively further fair housing in the administeation
of the program. The PHA will affirmatively further fair housing, which means that it will take meaningful

- actions to further the goals identified in the Assessment of Fair Housing (AFH) conducted in accordance with
the requirements of 24 CFR § 5.150 through 3,180, that it will take no action that is materially inconsistent with
its obligation to affirmatively further fair housing, and that it will address fair housing issues and contributing
factors in its programs, in accordance with 24 CFR § 903.7(0)(3). The PHA will fulfill the requirements at 24
CFR § 903.7(o) and 24 CFR § 903.15(d). Until such time as the PHA. is required to submit an AFH, the PHA
will fulfill the requirements at 24 CFR § 903.7(0) promulgated prior to August 17, 2015, which means that it
examines is programs or proposed programs; identifies any impediments to fair housing choice within those
programs; addresses those impediments in & reasonable fashion in view of the resources available; works with
local jurisdictions to implement any of the jurisdiction’s initiatives to affirmatively further fair housing that
require the PHAs involvement; and maintaing records reflecting these analyses and actions.

Harrison Housing Authority NJ016060001
PHA Name PHA Number/HA Code

T heroby certify that all the statement Abovs, as well as any information provided in the accotmpaniment herewith, is true and accurato, Warning: HUD will proseoute
false claimis and statements. Convietion may result in criminal andfor civil penaliies. (18 U.S.C, 1001, 1010, 1012; 31 U.S.C. 3729, 3802)

Name of Exscutive Director: Name of Board Chalrperson:

Signature Date Signature Date

The United States Department of Houstng and Urban Davelopment ks autharized to collect the Information requested in this form hy virtue of Tiele 12, U8, Cade, Section 1701 st 581,
and regulations promulgated thersunder at Title 12, Cude of Federal Regulations, Responses to the callectlon of information are required to chtaln a benefit or to vetaln 4 banefit,
The information requested does not lend Itself to confidentiallty, The Infermation is collected to ensure that FHAS carvy awt applicable chvil rights requirements.

Public reporting burdan for this Information coltectlon is estimated to avorage 0,16 hours per response, including the time for reviewing instructions, searching exlsting data
sviirees, gatherlng, and maintatiing the data needed, and completing and vevlewing the collection of informatfon. HUB may not collect tals Information, and respondents are 1ok
required to complete this form, unkess it displays a currently valid OME Contiol Number.

Previous version is obsolete Pagelofi form HUD-50077-CR (3/31/2024)



Privacy Act Notice. 'The Unlted States Department of Houslng and Urban Developmentis autharlzed to sollclt the Information raguested in thls form Iy virtue af Titla 12, 115, Crds,
Sectlon 1701 atzeq, and regulaticns promulgated theraundar at Title 12, Gode of Federal Regulatlons, Responses to the cellactlon of information ara raquived te ohtaln a benafltor to
retain a hanefit, The information requested does nat lend ttsalf to confl dentlality,

Pago6of 6 form HUD-50075-3Y (03/3 1/2024)



Instructions for Preparation of Form HUD-50075-5Y - 5-Year PHA Plan for All PHAs

A.  PHA Information. All PHAs must complete this section. (24 CFR § 903.4)

A.l Include the full PHA Name, PHA Code, PHA Fiscal Year Beginning (MM/YYYY), Five-Year Period that the Plan covers. i.c.
2019-2023, PHA Plan Submission Type, and the Availability of Information, specific location(s) of all information relevant to the
hearing and proposed PHA Plan.

PHA Consortia: Check box if submitting a Joint PHA Plan and complete the table.
B. Pian Elements,

B.1 Mission. State the PHA's mission for serving the needs of low- income, very low- income, and extremely low- income families in the
PHAs jurisdiction for the next five years. (24 CFR § 903.6(a)(1))

B.2 Goals and Objectives. Identify the PHA's quantifiable goals and objectives that will enable the PHA to serve the needs of low-
income, very low- income, and extremely low- income families for the next five years. (24 CFR § 903.6(h)(1))

B.3 Progress Report. Include a report on the progress the PHA has made in meeting the goals and objectives described in the previous 3-
Year Plan. (24 CER § 903.6(b)(2))

B.4 Violence Against Women Act (VAWA) Goals. Provide a statement of the PHA’s goals, activities objectives, policies, or programs
that will enable the PHA to serve the needs of child and adult victims of domestic violence, dating violence, sexual assault, or stalking.
(24 CFR § 903.6(a)(3)).

C. Other Decument and/or Certification Requirements.

C.1 Significant Amendment or Modification. Provide a statement on the criteria used for determining a significant amendment or
modification to the 5-Year Plan. For modifications resulting from the Rental Assistance Demonstration (RAD) program, refer to the
‘Sample PHA Plan Amendment’ found in Notice PIH-2012-32, REV 2.

C.2 Resident Advisory Board (RAB) comments.
(a) Did the public or RAB have comments?

(b) If yes, submit comments as an attachment to the Plan and describe the analysis of the comments and the PHA's decision made on
these recommendations. (24 CFR § 903.17(b), 24 CFR § 903.19)

C.3 Certification by State or Local Officials.

Form HUD-50077-SL, Certification by State or Local Officials of PHA Plans Consistency with the Consolidated Plan, must be
submitted by the PHA as an electronic attachment to the PHA Plan.

C.4 Required Submission for HUD FO Review.
Challenged Elements.
(a) Did the public challenge any elements of the Plan?
(b)  If yes, include such information as an attachiment to the Annual PHA Plan or 5-Year PHA Plan with a description of any
challenges to Plan elements, the source of the challenge, and the PHA’s response to the public.

D. Affirmatively Furthering Fair Housing.
(Non-qualified PHAs are only required to complete this section on the Annual PHA Plan. All qualified PHAs must complete this
section.)

D.1 Affirmatively Furthering Fair Housing, The PHA will use the answer blocks in item D. | to provide a statement of its strategies and
actions to implement each fair housing goal outlined in its accepted Assessment of Fair Housing (AFH) consistent with 24 CFR § 5.154(d)(5)
that states, in relevant part: “To implement goals and priorities in an AFH, strategies and actions shall be included in program participants’ ..
PHA Plans (including any plans incorporated therein) ... Strategies and actions must affirmatively further fair housing .. ." Use the chart
provided to specify each fair housing goal from the PHA’s AFH for which the PHA is the responsible program participant — whether the
AFH was prepared solely by the PHA, jointly with one or more other PHAs, or in collaboration with a state or local jurisdiction — and specify
the fair housing strategies and actions to be implemented by the PHA during the period covered by this PHA Plan. If there are more than
three fair housing goals, add answer blocks as necessary.

Until such time as the PHA is required to submit an AFH, the PHA will not have to complete section D.; nevertheless, the PHA will address
its obligation to affirmatively further fair housing in part by fulfilling the requirements at 24 CFR 903.7(0)(3) enacted prior to August 17,
2015, which means that it examines its own programs or proposed programs; identifies any impediments to fair housing choice within those
programs: addresses those impediments in a reasonable fashion in view of the resources available; works with local jurisdictions to
implement any of the jurisdiction’s initiatives to affirmatively further fair housing that require the PHA's involvement; and maintain records
reflecting these analyses and actions. Furthermore, under Section 3A(d)(15) of the U.S. Housing Act of 1937, as amended, a PHA must
submit a civil rights certification with its Annual PHA Plan, which is described at 24 CFR 903.7(0)( 1) except for qualified PHAs who submit
the Form HUD-50077-CR as a standalone document.

This information collection is authorized by Section 511 of the Quality Housing and Work Responsibility Act, which added a new section 5A to the U.S. Housing Act of 1937, as amended,
which introduced the 5-Year PHA Plan. The 5-Year PHA Plan provides the PHA's mission, goals and objectives for serving the needs of low- income, very low- income, and extremely low-
income families and the progress made in meeting the goals and objectives described in the previous 5-Year Plan,

Public reporting burden for this information collection is estimated to average 1.64 hours per year per response or 8.2 hours per response every five years, including the time for
reviewing instructions, searching existing data sources, gathering and maintaining the data needed, and completing and reviewing tha collection of information. HUD may not callect this
information, and respondents are not required to complete this form, unless it displays a currently valid OMB Control Number.

Page S of 6 form HUD-50075-35Y (03/31/2024)



Affirmatively Furthering Falr Housing. (Non-gualified PHAs are only reguired to completa this section on the Annuat PHA Plan. All
qualified PHAs must complete this seciion.)

Provide o statement of the PHA’s strategies and actions to achleve Fair housing goals outlined in an accepted Assessment of Fulr Housing
(ATH) consistont with 24 CFR § 5.154(d)(5). Use the chart provided below. (PHAs should add ag many goalk kg necessary fo overcome fair
housing issues and contributing factors,) Untll such tire as the PHA Is required to submit an AFH, the PHA Is not obligated to complete
this chart, The PHA will fulfill, nevertheless, the requirements at 24 CFR. § 903.7(0) enaeted prior to Augost 17, 2018, See Instructions for
further detail on compleiing (his ltem. )

Fair Housing Goal:

Fair Housing Goal:

Fair Housing Goal:

AI d @ les aitd actions to achieve ﬂ_ie‘- cial':". S

Daseribe fuir housin

Pago4 of 6 form HUD-50075-3Y (03/3 (/2024)



Progress Report, [nclude o report on the progress the PHA bug iade in meeting the goals and objectives desctibed in the previpus 5-Year Plan,

B.3
Revisions were made to the following elements:
1. Adrissions and Continued Qcougancy Palicy ("ACOP”)
2. Leasas
3. Flat Rent Policy
4. Tenant Handbook / House Rules
5. Pet Palicy
The ACOP and Leases were updated primarlly to ensure compliance with HOTMA. The Flat Rent Policy and Pet Policy
were updated primarily to ensure continuing legal compliarce. The Tenant Handbook / House Rules was updated to
reflect the Housing Authority’s current practices and to ensure continuing legal compliance,

B4 Violence Agninst Women Act (VAWA) Goals, Provide a statement of the PHA's goals, activitics, objectives, polieies, or programs that will enable
the PHA to serve the nesds of child and adult vietims of domestic violence, dating violencs, sexual assault, or stalking,
Current residents who are victims of domestic violence, dating violance, sexual assault or stalking may request an
emergency transfer to another unit. The PHA has an Emargency Trangfer Plan for Victims of Demestic Viclence, Dating
Violence, Sexual Assault, or Stalking. Victims may iill out the Emergency Transfer Request form for the PHA when
making the request for the transfer (utitizing HUD form-5383).

€. | Other Document and/or Certification Requirements,

C.1 Significant Amenchnent or Modification. Provide a statement on the eriteria nsed for determining 4 sigaifidant arendmetit dr modification o the
3« Year Plan.
The Housing Authority deflnes a Substantial Deviation/Significant Amendments as: (1) any substantive changes to
tenant rent policies; {2) any substantive changes to admission criteria or selection protedures; of (3) any progiosed
demolition or disposition of public housing property. However, such changes shall not be considered a significant
amendment if it is necessary to comply with applicable Federal laws of regulations, applicable State of New Jersey
laws or regulations, or an order from a court of competent jurisdiction.

c.2 Resident Advisory Board (RAB)} Commendts,
{2} Did the RAB(s} bave commenty to the 5-Yeur PHA Plan?
Y N
B
{b) If yes, comments must bis submitted by the PHA as an attachmant o the 5-Year FHA Plan. PHAs mmust also include = narative deseribing their
analysis of the RAB recommendations and the decisions made on these recommendations,

3 Certification by State or Local Officials,
Foun HUD-30077-8L, Certification by State or Local Officials of PHA Plans Congistency with the Consolidated Plan, must be submitied by the
PHA as an clectronic attachment to the PHA Plan.

C4 Reguived Submission for HUD FO Beview.

{a) Did the public challengs any elements of the Plan?
Y M
[

{h} If yes, include Challenged Elements,

Page3 of 6 form HUD-50075-8Y (03/31/2024)




B

Misslon. Stats the PHA's mission for serving the needs of low-incatne, very low-lncome, and extremely low-icoms familles in the PHA’s
jurlsdiction for the next five years.

The misslon of the Houslng Authority to assist low-income families, the elderly and the disabled with decent, safe,
sanitary and affordable housing opportunities as they strive to achieve self-sufficlency and Improve the quality of their
lives. The Housing Authority Is committed to operating in an efficlent, ethical and professtanal manner, The Housing
Authority wilf create and maintaln partnerships with its cllents and appropriate communlty agencles In order to
accomplish this mlsslon:
First,
To provide, preserve and Improve our housing stock through a strong maintenance and modernization program,
Second,
To assist our residents and clients by providing access to opportunities for counseling for further education, for
vocational training and for Increased chances to reach self-sufficlency and home ownership.

Goals and Objectives, Identify the PIIA’s quantifiable goals and objectives that will enable the PHA to serve the necds of low-itcons, very low-
incoms, and extremely low-income familiss for the next five years,

The Harrison Housing Authority plans to contlnue to improve its housing stock and contlnue to provide its residents
with clean, safe and affordable housing. By maintalning its housing stock in good condition, we continue to serve the
housing needs of low-incoma residents of the Town of Harrison as we have over the last 75 years. This is evidenced
by our maintaining the HUD high performer designation as well as keaping our violent crimes and drug affenses in the
0-0 range.

The HHA has met the goals of the previcus 5 Year Plan including a reductian in crime, increased security and safety as
evidenced in crime statlstics obtained from police reports and reported to the NJ DCA. The Authority s in the procass
of up-grading our security cameras system so we will have more cameras throughout both complexes. The Houslng
Authority has installed new Boilers at the Harrison Gardens site to replace the hoilers that were over 28 years eld. The
Authority has instituted tougher screening procedures to deny eliglbility to thase applicants deemed high risk due to
criminal behavior, The Authority does background checks Including credit history and Landlord Tenant court records,

In regards to the 5 Year Capltal Improvement Program goals, the Housing Authority hopes to do electrical upgrades,
various site improvements to include lighting concrete, fencing, playground upgrades, landscaping, replace various
equipment to include snow removal and miscellaneous equipment, replacement of ranges, refrigerators, alr
conditioners; upgrade and relocate air condensing unlts in apartments and office, replacement of maln sewer fines
and leak detection system, kitchen and bathroom replacements, cycle painting, software upgraces and staff and
commissioners training.

Page 2 of 6 form HUD-50075-5Y (03/31/2024)




5-Year PHA Pl an U8, Department of Houslng and Urban Development | OMB No, 2577-0226

(for All PHAs)

Office of Public and Indian Houslng Expires: 03/31/2024

Purpede. The 5-Year and Anrual PHA Plang provide a ready source for intetested parties to locate basle PHA polioies, rules, and reguivements
conoermning the PHA’s operations, prograing, and services, and informs HUJD, familiey served by the PHA, and members of the public of the
PHAs mission, goals and objectives for serving the needs of low- income, very low- inoeme, and extremely low- income families

Applicability, The Form HUD-50075-5Y it to be completed once every 5 PHA fiscal vears by all PHAs,

Al

PHA Name: _ Housitig Authority of the Town of Harrison PHIA Code:  NI0S00000T

PHA Plan for Fiscal Year Begluning: (MM/YYYY): 04/01/2025

The Five-Year Period of the Plan (Le. 2019.2023): _ 2025-2029
FHA. Plan Submission Type: [ 5-Year Plan Submission L Revised 5-Year Plan Submission

Availability of Informatlon. In addition to the items listed in this form, PHAs tust have the elements listed below readily available to the publis.
A PHA. must identify the specific lncation(s) where the ptoposed PEA, Plan, PHA Plan Elements, and &1l inforration relevant to the public hearing
and proposed PHA Plan are available for inspection by the public, Additionally, the PHA. must provido informetion on how the public may
reasonably obtain additional Information on the PHA, policies contalned in the standard Annual Plan, but excluded from their streamlined
sulbimissions, At 4 minimuin, PHAS must post PHA Plans, inoluding updates, ot each Asset Management Pioject (AMP) and main office or veniral
office of the PHA. PHAs ave strongly encouraged,to post cosplete PHA Plans on their official websites. FEiAs are also encouraged to provide
eaoh resident counell a copy of their PHA Plans.

] PHA Consortia; {Check box if submitting a Joint PHA Plan and completa tabla balow,)

PHA Program(s) in the Program(s) not in the No, of Unis in Each Program

Participating PHAs Code Consortin - Consoxtia PH HOV

Lead PHA:

Page L of 6 form HUB-50075-5Y (03/31/2024)










RESIDENTIAL HOUSING LEASE
Entered between the TENANT and the
HOUSING AUTHORITY OF THE TOWN OF HARRISON

LANDLORD: Housing Authority of the Town of Harrison
788 Harrison Avenue, Building #1
Harrison, New Jersey 07029

TENANT(S):

DESIGNATION OF DWELLING UNIT ("Premises") LEASED TO THE TENANT:

Development:
Address:
Apartment #:
No. of Bedrooms:

The Housing Authority of the Town of Harrison (hereinafter “Authority” ox “Landlord®), a
body corporate organized and existing under the laws of the State of New Jersey, enters into this
Dwelling Lease for the above referenced Premises in reliance upon the representations made to it
by the Tenant, as to hisher household composition, housing needs, employment, and income of
all members of the household. The Authority and the Tenant agree to lease the Premises identified
above according to the following terms and conditions of this Lease, The Premises DO NOT
include building exteriors and 1mit entry/exit doors, which shall remain within the possession and
under the control of the Authority.



HOUSING AUTHORITY OF THE TOWN OF HARRISON Adopted:
RESIDENTIAL HOUSING LEASE ~PH FAMILIES Resolution No,

1.
2
3.
4.
5.
6.
7
8.
9.
10.
11,
12,
13,
14.
15,
16.
17.
18.
19.
20,
21.
22,
23.
24,
25.
26.

HOUSEHOLD COMPOSITION wiimeronimioeniessssma sessorsevasrervsnsTR SRR RSS RIS 1
LEASE/TERM OF LEASE ...ccvusvennns sesnesresasiusiiens T ——— verasrsssven 1
PAYMENTS DUE UNDER THE LEASE DD 2
REDETERMINATION OF RENT, DWELLING SIZE AND ELIGIBILITY .vuromressens S
OCCUPANCY wvirnensrcensrmsnsrsinsansisarssnsnsenssens PO VPP |
OBLIGATIONS OF THE AUTHORITY ..cocvvvcinivnmeimssnsmsinsmmmsssssessns evessmvassasansansas 7
OBLIGATIONS OF THE TENANT s vnson
DEFECTS, HAZARDS TO LIFE, HEALTH OR SAFETY .......... e 14
PRE-OCCUPANCY AND PRE-TERMINATION INSPECTIONS .....cocrenneens U £ |
ENTRY OF PREMISES DURING TENANCY conenamnnmmmsnn S —— 15
TERMINATION OF LEASE ..ccccmmmsermmimemneminnnssesssmsnonniinismsimonsenee O {
GRIEVANCE PROCEDURE.....coverrerns vaeasee SR X
WAIVER.....c.. N P R — oreons 23
MODIFICATIONS - — —— 23
MISCELLANEQUS! cvvvmvisnnsmommnmisnisionsssessonsinens werne 24
HOUSEKEEPING STANDARDS IO NENEY eI P S IRIS IR SO PO S SRS e BB SE SRR AS RO TR A TS v 20
COMMUNITY SERVICE AND SELF SUFFICIENCY TP —. L |
SURVIVAL......... sessorraninoranersesnrasane VR AR PRE NSO IS LIRS IS IR PSRRI PR SR |
REGISTRATION STATEMENT ..covuererressnsassasssnes crsesssebsisrsssissss et sssnsasrassnsensares 31
TRUTH IN RENTING STATEMENT - - R T— | |
FEDERAL CRIME INSURANCE STATEMENT cesersusasssi R e sE B PR RERaasrsavenens DY
LEAD WARNING STATEMENT ....covirmmumssensarerass . 32 <
. EXTENDED LEAVE OF ABSENCE FROM YOUR UNIT s e wn 32
VIOLENCE AGAINST WOMEN ACT PROTECTIONS........ asmanne evorsesnrer 32
COMPLETE DOCUMENT/RECEIPT FOR ATTACHMENTS ...covmmermrasasssarssseons 34

TENANT’S CERTIE‘ICATION!DI.I.II. llllllllllllllllllllllllllllllllllllllllll G PRt bd AR B RRAS VAP DIPEBRIPRESTAPDIRNFANIEN 35



HOUSING AUTHORITY OF THE TOWN OF HARRISON Adopted:
RESIDENTIAL BIQUSING LEASE ~ PH FAMILIES ' : Resolution No. :

1.

HOUSEHOLD COMPOSITION

Tenant agrees that the persons identified below are the only members of his/her household
that will reside at the Premises. Each household member should be listed by age, oldest to
youngest. All household members over age eighteen (18) must execute this Lease.

Names of Household Relationship

Members to Tenant Date of Birth Age

Head of Household

Tenant agrees to immediately report to the Authority any additions to the houschold
resulting from the birth, adoption, or court-awarded custody of a child. Tenant agrees to
request Authority approval for any other additions to the household (e.g. foster child .
or live-in aide), Such approval will be granted only if the requested individual passes the
Authority’s sereening criteria and a unit of the appropriate size is available,

Tenant agrees to wait for the Authority’s approval before allowing additional persons
to move into the Premises. Failure on the part of Tepant fo comply with this provision is
a setious violation of the material terms of the Lease, for which the Authority may
terminate the Lease in accordance with Section 12 of this Lease.

Tenant agrees to immediately report to the Avthority any changes in household
composition resulting from any authorized household member discontinuing to reside in
the Premises.

LEASE/TERM OF LEASE

The Authority leases the Premises described above to the Tenant for a term of one calendar
year beginning on , and 1is to be automatically renewable for
succossive periods of equal length unless the Tenant household fails to comply with
community service and/or self-sufficiency requirements (as provided in Section 18 of the -
Leaso) or the Lease is propetly terminated pursuant to the terms of the Lease and the
applicable Federal and State of New Jersey statutes and rogulations. Tn the event that the
Lease will be terminated because the Tenant houschold is over-<income, the lease shail
convert to & month-to-month term.

Modifications to the Lease shall be made pursuant to Section 15 of this Lease. By
agreement of the parties, provisions of this Lease may be renewed by incorporation of this



HOUSING AUTHORITY OF THE TOWN OF HARRISON Adopted:
RESIDENTIAL HOUSING LEASE - PH FAMILIES Resolution No.

document into an addendum or rider which sets forth any new or changed provisions of the
Lease.

3 PAYMENTS DUE UNDER THE LEASE

Rent shall remain in effect unless adjusted by the Authority pursuant to Section 4 of this
Lease. The amount of rents and payments are subject to change during the term of the
Lease as determined by the Authority in accordance with regulations and requirements of
the United States Department of Housing and Urban Development (“HUD”) and in
accordance with the Authority’s Admissions and Continued Occupancy Policy. If this
Lease is an extension of occupancy by the Tenant under a prior lease or leases with the
Authority, any amount due under the prior lease or leases may be charged and collected as
if the indebtedness had occurred under this Lease.

(A) Rent

If applicable, the initial rent (prorated for partial month) shall be $ and
shall be paid prior to the Tenant moving in. Otherwise, rent shall be in the monthly
sum of § , which shall be due and payable from the Tenant in advance on
the first day of each month. Payment shall be made by money order or check
payable to the Housing Authority of the Town of Harrison. The Authority can
refuse to accept personal checks when the Authority, in their sole discretion,
determines that it is warranted by the circumstances and whenever a court action
has been instituted for nonpayment of rent. The Authority WILL NOT accept cash.
These rents will remain in effect until adjusted in accordance with the provisions
of this Lease.

(B)  Security Deposit

Tenant agrees to pay a security deposit in the total amount of § , which
the Tenant must pay in full on the same date that the first month’s rent is due and
payable. The security deposit is made to the Authority as security that the Tenant
will comply with all the terms of this Lease.

In collecting the security deposit, the Authority will comply with the Rent Security
Law (N.J.S.A. 46:8-19 et seq.). This includes investing the security deposit into an
insured money market fund established by an investment company based in the
State of New Jersey who is registered under the “Investment Company Act of 1940
and whose shares are registered under the “Securities Act of 1933”, where the only
investments of which fund are instruments maturing in one year or less OR
depositing the security deposit in a state or federally chartered bank, savings bank
or savings and loan association in the State of New Jersey insured by an agency of
the federal government, in an account bearing a variable rate of interest, which will
be established at least quarterly, which is similar to the average rate of interest on
active interest-bearing money market transaction accounts paid by the bank or
association, or equal to similar accounts of an investment company. The Authority
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will notify, in writing, the Tenant of the placement of the deposit, including the
name and address of the entity in which the money has been placed, along with the
type of account the security was placed in, the current rate of interest for that
account, and the amount of such deposit.

Your deposit will be placed in trust in an interest-bearing account located at

or in some other banking institution and account as further designated by the
Authority. The balance of the interest or earnings will belong to the Tenant and will
compound to the Tenant’s benefit, or be credited toward the payment of rent due
on the renewal or anniversary of the Tenant’s Lease.

The total security deposit will not exceed one month’s rent (or one and one half
month’s rent if a pet security deposit is collected). The security deposit may be
utilized by the Authority toward reimbursement for the cost of damages beyond
ordinary wear and tear caused by the Tenant, members of the Tenant’s household,
or guests. The Authority may also use the deposit to insure full performance of the
other obligations of the Tenant contained in this Lease, including the payment of
rent and/or other charges. If this occurs prior to the Lease termination, the Authority
may demand that the Tenant replace the amount of the security deposit used by the
Authority. The Authority will return the deposit, plus the Tenant’s accrued interest,
less any deductions made, within thirty (30) days of the termination of this Lease.
An itemized list of deductions will be given to the Tenant at the same time.

Rent Collection
Payments must be delivered to the Authority office located at 788 Harrison

Avenue, Building #1, Harrison, New Jersey 07029. Rent will be collected on
business days Monday through Friday 9:00 a.m. until 2:00 p.m.

Payments made as rent will be applied to any outstanding balances which may
include rent, utilities, maintenance, or any other balances owed.

The monthly rent that is pavable by the Tenant must be paid in full; no partial
payments will be accepted.

Schedule of Charges

A Schedule of Charges to Tenants for maintenance and repair beyond normal wear
and tear shall be posted in the on-site management office. Charges are due and
payable on the date stated in the notice in which the charge is made, but not sooner
than fourteen (14) days after delivery of the notice.

When the Authority determines that needed maintenance is not caused by normal
wear and tear, Tenant shall be charged for the cost of such service, either in
accordance with a Schedule of Maintenance Charges posted by the Authority or
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(for wotk not listed on a Schedule of Maintenance Charges) based on the actual
cost to the Authority for the labor and materials needed to complete the work, If
overtime work is required, overtime rates shall be charged.

Late Charges

All rent not received in full by the 10" of the month will be deemed delinquent and
will be assessed a late charge of $25.00. This provision does not create a “grace
period”. Rent shall remain due no later than the 1% of each month, and rent paid
after the 1% will be considered late.

Attorney, Court, and Eviction Costs

Tenant will be charged a fee to cover costs and/or reasonable attorney's fees
whenever the Authority incurs costs and attorney fees in connection with legal
proceedings in which the Tenant does not prevail in the court action.

In the event of an eviction, the Tenant gives the Authority permission to remove
from the Premises and then from the public way any personal property left in the
Premises, and to store or to dispose of such property as permitted by law. The
Tenant agrees that the Tenant will be responsible for the actual costs for removing
any personal property from the Premises, and any other costs directly associated
with the eviction. The procedure and time of notification for the Authority’s
removal of personal property are set forth in Section 12(K)(2) of this Lease.

In the event of the Tenant's eviction or the termination of the tenancy, the Tenant
will remain liable for the back payment of rent and costs due to the Authority
through date of termination of the tenancy, eviction, removal of Tenant’s personal
ptopetty from the Leased Premises and disposal of Tenant’s personal property, if
applicable.

Utilities

The Authority will furnish without additional charge the following: heat, electricity,
gas, and hot and cold water. Utilities are to be furnished to at least the extent
required by local custom and usage, and local and State Jaw. Electricity is that
utilized by standard electrical appliances. The Authority is not responsible for the
failure to furnish such utilities if the cause is beyond the control of the Authority.

‘Tenant agrees not to waste the utilities provided by the Authority and to comply

with any applicable law, regulation, or guideline of any governmental entity
regulating utilities or fuels. Tenant also agrees to abide by any local ordinance or
Authority rules restricting or prohibiting the use of space heaters in multi-dwelling
unifs,
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Tenant shall be charged for excess utilities used by the Tenant, including utilities
used by certain appliances and devices supplied by the Tenant. Tonant must first
seek the Authority’s approval before installing or using major appliances supplied
by the Tenant in the Premises. A schedule of charges, along with a list of appliances
defined as additional major appliances, will be attached to this Lease, and
incorporated herein, as well as posted in the Authority office.

(H) Bad Checks

Tenant shall pay the Authority any bank charges for each check which is dishonored
for any reason. Current bank charges are posted in the Authority office.

1) Additional Rent

All charges due under this Lease, including but not limited to late fees, attorneys
foes, court costs, refurned check fees, additional utility costs, and charges for
matntenance and repair beyond normal wear and tear are considered additional rent
for purposes of an eviction case for nonpayment of rent, if allowable by law for the
patticular action.

REDETERMINATION OF RENT, DWELLING SIZE AN/ D ELIGIBILITY

Tenant agrees to report to the Authority, any changes in income of Tenant or household
members, The Tenant agrees to report any such changes in houschold composition or
income to the Authority in writing within ten (10) days of the oceurrence of such change,
and once each vear when requested by the Aythority for recertification. This includes
supplying to the Authority, when requested, accurate information about household
composition, demographics, income, sources of income, assets, and related information
necessary to determine eligibility, annual income, and adjusted income. This information
shall be used by the Authority in determining whether the rent should be changed and
whether Tenant is still eligible for low rent housing or the particular dwelling unit.

Failure of the Tenant to supply accurate information when requested is a serious violation
of the terms of the Lesse, and the Authority may terminate the Lease for that reason, All
information must be verified. Tenant agrees to comply with the Authority’s requests for
verification by signing any releases for third-party sources, presenting documents for
review, or providing other suitable forms of verification,

The Authority shall give Tenant reasonable notice of what actions Tenant must take and of
the date by which any such action must be taken for compliance under this section,

(A) Rentfixed in Section 3 of this Lease or as adjusted pursuant to the above will remain
in effect for the period between rent determinations, unless:

(1) The Authority conducts an interim recertification and determines that the rent
should be adjusted due to an increase or decrease in Tenant’s household income.
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(2) The Tenant otherwise demonstrates a change in circumstances justifying a
reduction in rent.

(3) The Authority discovers that the Tenant misrepresented the facts upon which
the rent is based, causing the Tenant to pay less than the rent they should have
been charged.

(4) Rent formulas or procedures are changed by Federal law or regulation.

Where the Tenant, intentionally or by mistake, has misrepresented or failed to
submit to the Authority any facts required for the determination of rent, the
Authority may charge and collect as rent the difference between the rent actually
paid and the rent which would have beon due had the proper information been
submitted by the Tenant. The Authority shall also have available in such event, at
its option, the remedy of termination as provided in Section 12(A)(8) of this Lease,
As stated in Section 3. and as also applicable to this section, if this Lease is an
extension of occupancy by the Tenant under a prior lease or leases with the
Authority, any amount due under the prior lease or leases may be charged and
colfected as if the indebtedness had occurred under this Lease.

In the event of any rent adjustment pursuant to the above, the Authority will mail
or deliver a written "Notice of Rent Adjustment” to the Tenant in accordance with
Section 11 of this Lease. All notices will state the effective date of the rent
adjustment.

In the case of a rent decrease, the adjustment will become effective on the first day
of the month following the change in Federal law or regulations or the date the
decrease in household income ‘was reported and verified in writing, provided
Tenant reported the change in writing within ten (10) days of the occurrence of the
change, as specified above (when change is based on new ¢ircumstances).

Tn the case of a rent increase, the adjustment will become effective on the first day
of the month following a thirty (30) day notice of the change in Federal law or
regulations or the date the increase in household income was reported and verified
in writing. However, if the adjustment is based on changed circumstances and
Tenant failed to report the change as required herein, then the adjustment will
instead be applied retroactively to the first of the month following the day of the
change. The Tenant agrees to be bound by any change determined by the Authonty
to be necessary by application of this subsection.

If the Authority in its sole discretion determines that the size of the Premises is no
longer appropriate to the Tepant's needs, and a dwelling unit of the appropriate size
is available, the Teenant shall be offered the other dwelling unit of appropriate size
in accordance with Section 16 (H) of this Lease, and Tenant shall move within

- thirty (30) days unless otherwise authorized by the Authority. Tenant further agrees
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to accept a new lease for a different dwelling unit of the appropriate size or design.
If the Tenant fails to accept the other unit, the Authority may terminate this Lease
pursuzant to the appropriate prooedures described in this Lease.

(D) When the Authority redetermines the amount of rent payable by the Tenant, or
determines that the Tenant must transfer to atother dwelling unit, the Authority
shall notify the Tenant that the Tenant may ask for an explanation stating the
specific grounds of the Authority’s determination, and that if the Tenant does not
agree with the determination, the Tenant shall have the right to request a hearing
under the Authority's Grievance Procedure,

(E) Re-cxamination of tenant’s income and houschold composition shall occur
annually, unless Tenant chooses the flat rent option, in which case re-
examination shall occur once every three (3) years, The Authority will send
Tenant the roquired re-examination forms. Tenant shall fully complete and
promptly return these forms to the Anthority, If the Tenant fails to do so, the
Authority reserves the right to adjust Tenant’s rent to the applicable flat rent
(since no information to the contrary has been furnished by the tenant) or
terminate the Lease.

When the rent has been adjusted, a “Notice of Rent Adjustment” will be
forwarded to Tenant and will serve as an automatic amendment to the Lease.

OCCUPANCY

The Tenant shall have the right to exclusive use and occupancy of the Premises. Tenant
must reside in the Premises and the Premises must be Tenant’s only place of residence.
Guests ot visitors of the Tenant may be accommodated for no longer than thirty (30) days
per visitor cach year. "Guest" means a person in the Prenises with the consent of a
houschold member, The Tenant must notify the Authority in writing of all overnight guests
staying in the Premises for more than two (2) nights. The written notice must be given no
later than the third day before the guest beging staying at the Premises. The notice must
indicate tho petiod of time the guest will be staying at the Premises, If any visit will extend
beyond thirty (30) days, the Tenant must notify the Authority in writing, stating the reasons
for the extended visit, and request permission frotu the Authority for the extended stay.
The guest may only stay beyond thirty (30) days if the extended stay is authotized in writing
by the Authority. :

OBLIGATIONS OF THE AUTHORITY

The Authority shall be obligated, other than for circumstances beyond its control, as
follows:

(A) To maintain the Premises and the project in decent, safe, and sanitary condition.
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To comply with requirements of applicable building codes, housing codes, and
HUD regulations matotially affecting health and safety.

To make necessary repairs to the Premises,

To keep project buildings, facilities, and common areas not othetwise assignhed to

-the Tenant for maintenance and upkeep, in a clean and safe condition.

To maintain in good and safe working order and condition: electrical, plumbing,
sanitary, heating, ventilating, and other facilities and appliances, including
elevators, supplied or required to be supplied by the Authority. The Authority shall
provide the following appliances for the Premises: cooking range and refrigerator.

To provide and maintain appropriate receptacles and facilities (except containers
for the exclusive use of an individual tenant houschold) for the deposit of garbage,
rubbish and other waste removed from the Premises by the Tenant in accordance
with Section 7(G).

To supply running water, including an adequate source of potable water, and
reasonable amounts of hot water and reasonable amounts of heat at appropriate
times of the year except where heat or hot water is generated by an installation

- within the exclusive control of the Tenant and supplied by a direct utility

connection.

To notify the Tenant of the specific grounds for any proposed adverse action by the
Authority, Such adverse action includes, but is not: limited to, a proposed lease
termination, involuniary transfer of the Tenant to another unit, imposition of
charges for maintenance and repair, or imposition of charges for excess
consumption of utilities.

When the Authority is required to afford the Tenant the opportunity for a hearing
under the Authority's Grievance Procedure for a grievance concernmg a proposed
adverse action:

(1)  The notice of proposed adverse action shall inform the Tenant of the right
_to request such hearing, In the case of a lease termination, a notice of lease
termination in accordance with 24 C.E.R. 966.4(1)(3) shall constitute
adequate notice of proposed adverse action, The notice requirements of 24
C.F.R. 966.4(1)(3) are incotporated into Section 12(B) through 12(¥) of this

Lease.

(2) In the case of a proposed adverse action other than a proposed lease
teemination, the Authority shall not take the proposed action until the time
for Tenant to request a grievance hearing has expired, and (if a hearing was
titmely requested by the Tenant) until the grievance process has been
completed ot terminated.
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To comply with Federal, State, and local nondiscrimination and fair housing

requirements, including Federal accessibility requirements and providing
reasonable accommodations for persons with disabilities.

To establish necessary and reasonable policies for the benefit and well-being of the

~ housing project and the tenants, post the policies in the project office, and

incorporate the regulations by reference in the Lease.

To consider lease bifurcation, as provided in 24 CE.R. 5.2009, in circumstances
involving domestic violence, dating violence, sexual assault, or stalking, provided
that, if the Authority chooses to bifurcate a lease, no assistance will be given for an
individual who does not meet public housing eligibility and 24 C.F.R.
5.508(h)(2) applies to submission of evidence of citizenship or eligible immigration
status,

OBLIGATIONS OF THE TENANT

Tenant shall be obligated as follows:

(A)
(B)

(©)

D)

Not to assign the Lease or to sublease or transfer possession of the Premises.

Not to provide accommodations for boarders or lodgers. Not to provide
accommodations to guests, other than as provided in Section 5 of this Lease.

To use the Premises solely as a private dwelling for Tenant and Tenant's household
as identified in the Lease, and not to use or permit its use for any other purposes.
Tenant must live in the Premises and the Premises must be Tenant’s only place of
residence. Tenant cannot live somewhere other than the Premises. .

With the prior written consent of the Authority, members of the houschold may
engage in legal profit-making activities in the Premises when the Authority
determines that such activities are incidental to primaty use of the Premises for
residence by members of the household. Use of the Premises for legal profit-making
activities will be subject to the Authority’s policy on such activities.

To abide by necessary and reasonable regulations issued by the Authority for the
benefit and well-being of the housing project and the tenants. These regulations
shall be posted in the Authority office and are incorporated by reference in this
Lease, Violation of such regulations constitutes a violation of this Lease; provided,
however, that any such regulations shall be consistent with the terms of this Lease.
In the event of a conflict between any such regulations and any provision of this
Lease, the provision of the Lease shall govern.
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To comply with all obligations imposed upon Tenant by applicable provisions of
State of New Jersey statuies, regulations, building codes, and housing codes
materially affecting health and safety. |

To keep the Premises, adjacent grounds, and other such areas a9 may be assigned
to Tenant's use in a clean, orderly, and safe condition, and to use reasonable care to
keep the Premises in such condition as to ensure proper health and sanitation
standards for Tenant, household members, and neighbors. If authorized in writing
by the Authority, the Tenant may paint or make minor repairs to the Premises af
his/her expense. Otherwise, Tenant agrees to make no alterations or repairs or
redecotations to the intetior of the Premises or to the equipment, nor to install
additional equipment or major appliances without written consent of the Authority.
Tenant agrees to make no changes to locks or install new locks on exterior doors
without the Authority’s written approval, Teriant agrees to vse no nails, tacks,
screws, brackets, or fasteners on atry part of the Premises including but not limited
to doots, door frames, fences, and fire escapes (a reasonable number of picture
hangers excepted) without authotization by the Authority.

To separate and dispose of all items to be recycled as specified by the Authority.
To dispose of all gatbage, rubbish, and other waste from the Premises in a sanitary
and safe manner. To refrain from, and cause menibers of Tenant’s household or
guests to refrain from, littering or leaving trash and debris in common areas. To
properly use all trash receptacles for disposal of household waste only.

To use only as intended and in a reasonable manner all electrical, plumbing,
sanitary, heating, ventilating, air-conditioning and other facilities and
appurtenances (including elevators), The Tenant shall use all electric, plumbing and
other facilities safely, and use ne more electricity than the wiring to the Premises
or feeders to the Building can safely carry. The Tenant shall obey any written
instructions of the Authority for the cate and the use of the appliances, equipment,
and other personal property on or in the Pramises. Landlord will not be responsible
for failure to furnish utilities by reason of any cause beyond Landlord's control.

To refrain from and to cause household members and guests to refrain from
destroying, defacing, damaging or removing any part of the Premises or Project,

To act and to cause houschold members and guests to act in & manner which is
legal, orderly, and which will not disturb his/her neighbors” peaceful enjoyment of
their accommeodations, and will be conducive to maintaining the Project in a decent,
safe, and sanitary condition.

(1)  To assure that the Tenant, any household members, any guests, or any other
persons under the Tenant's control, shall not engage in:

10
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any criminal activity that threatens the health, safety, or right to
peaceful enjoyment of the Authority's public housing premises by
other residents, employees of the Authority, agents of the Authority,
or on-site property management staff responsible for managing the
premises;

any ctininal activity that threatens the health, safety, or right to
peaceful enjoyment of their residences by persons residing in the
immediate vicinity of the Premises;

any drug-related criminal activity on or off the Authority's public
housing premises, :

Any ctiminal activity in violation of the preceding sentence shall be
cause for termination of the tenancy, and for eviction from the
Premises. The term "drug-related ctiminal activity" tneans the
illegal possession, manufacture, sale, distribution, use, or possession
with intent to manufacture, sell, distribute, or use, of a controlled
substance as defined in section 102 of the Controlled Substances
Act, 21 U.S.C. 802,

The Tenant agrees not to engage in any other criminal activity
affecting the right to peaceful enjoyment of the premises by, ot the
well-being of, any other public housing residents or employees
while the Tenant is a resident in public housing. Any such ctiminal
activity may also be a cause for termination of the tenancy, and for
eviction from the Premises.

any smoking of prohibited tobacco products in restricted areas, as
defined by 24 C.F.R. 965.653(a), or in other outdoor areas that the
Authority has designated as smoke-free.

To assure that the Tenant, any household members, any guests, or any other
persons under the Tenant's control shall not engage in an abuse or pattern
of abuse of alcohol that affects the health, safety, or right to peaceful
enjoyment of the premises by other residents.

The Tenant agrees to abide by all the provisions of the Authority’s Pet Policy, and
to keep no pets or animals in or on the Premises except as permitted by the
Axthority’s Pet Policy and other applicable laws and regulations. Provisions of this
Lease pertaining to the Authority’s Pet Policy are further outlined in Section 16(F)

of this Lease.

To pay reasonable charges (other than for normal wear and tear) for the repair of
damages to the Premises, project buildings, facilities, or common arcas caused by
Tenant, household members, or guests. This shall include damage caused by the

11
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failure to report needed repairs. Any damage to the Premises which is not described
in the written report of inspection prior to Tenant's cccupancy will be presumed to
have been caused by Tenant,

To permit the Authority, pursuant to the provisions of Section 10, entrance to the
Premises for the purpose of performing periodic inventoties and inspections,
reading utility meters and routine maintenance for making improvements ot repairs,
or to show the Premises for re-leasing.

To promptly report to the Authority any accident, injury, or any needed repairs to
the Premises, and to report known unsafe or unsanitary conditions in the Premises
ot in common areas and grounds of the project, Tenant’s faiture to report the need
for tepairs in a timely manner may be considered to contribute to any damage that
OCCTLs.

To refrain from placing fixtures, fences, tents, or pools in or about the Premises,
installing additional Jocks, chain locks, dead bolis, or meking changes or alterations
to existing locks or other aspects of the Premises, without prior revocable
permission of the Authority in writing, All changes or additions made without the
Authority's written consent shall be removed by the Tenant on demand by the
Authority at the Tenant's expense, and the Premises shall be returned to its original
state and condition. In the event the Tenant fails to comply with the Authority’s
demands, the Authority will make any removals and any necessary repairs and the
Tenant’s account will be charged for time and materials if performed by
maintenance staff or actual costs incurred by the Authority if performed by outside
vendors or contractors. Charges applied to Tenant’s account under this section will
constitute additional rent when and if permissible under law.

To comply with the. provisions of any rider or addendum attached to and
incorporated into this Lease,

To notify the Authority of any absence from the Premises which exceeds ten (10)
days, and to give such notification prior to the actual absence.

Not to display, use, or possess, or allow members of Tenant’s household or guests
to display, use or possess any firearms (operable or inoperable), or other offensive
weapons as defined by the laws and courts of the State of New Jersey, anywhere on

‘the propetty of the Authority, including but not Emited to hallways, common atess,

laundry rooms, offices, lobbies, parking lots, and outdoor areas, This includes, but
is not limited to, B.B. guns, air powered rifles and paint ball guns. Only firearms
and other weapons legally owned in accordance with the laws of New Jerscy may
be possessed within one’s own. residential unit. Any such legally owned firearms
or weapons within fhe tenant’s unit, in which a minor may gain acoess, must be
propetly stored in a securely locked box or container, stored in a placed reasonably
believed to be secured, or secured with a trigger lock in accordance with N.J.S.A,
2C%:58-15(a), Additionally, when a tenant is legally transporting any such legally

12
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owned firearms or weapons for a lawful and legally permitied purpose, the tenant
may transport such firearms through Housing Authority common areas and
property, if unloaded and in a secure, closed and fastened case, in accordance with
N.LS.A, 2C:39-5(g). Otherwise, any illegal use or illegal possession of firearms
and/or other weapons in violation of Housing Authority policy and/or New Jersey
Iaw shall be grounds for eviction.

1. Any resident who wishes to store any firearm or weapon within their unit
(or any resident who already stores any firearm or weapon within their unit
prior to adoption of this provision), must first present the Housing Authority
with copies of any and all documentation required under New Jersey law to
obtain and possess said firearm or weapon, including, but not limited to, a
New Jersey Firearms Purchaser ID Card and a New Jersey Permit to
Purchase Handgun,

Not to keep or use flammable materdals on the Premises, such as gasoline, kerosene,
mineral spirits, turpentine, paint, motor oil or other flammable materials or
explosives (including fireworks). To take precautions to prevent fires.

To leave the Premises upon vacating the Premises in a clean and safe condition,
normal wear and tear excepted, and to return all keys to the Authority. The Tenant
shall remove all of the Tenant's personal property upon the termination of the
Lease. Any propetty left by the Tenant in or about the Premises for thirty (30) days
or more after he/she vacates will be considered as abandoned and may be disposed
of as the Authotity sees fit pursuant to Authority’s policy, as further provided in
Section 12(K) of this Lease. Reasonable and actual storage and disposal costs may
be charged to the Tenant,

To act in a cooperative manner with neighbors and the Authority’s staff or agents.
To refrain from, and cause household membets or guests to refrain from, acting or
speaking in an illegal, abusive, or threatening manner toward neighbors and the
Authority’s staff or agents, '

To avoid obstructing sidewalks, arcaways, galleries, passages, elevators, or stairs,
and to avoid using these for purposes other than going in and out of the Premises.

To refrain from erecting or hanging radio antennas, television antennas, or satellite
dishes oh or from any part of the Premises or Authority property except in
accordance with any regulations set by the Authority with the prior written approval
of the Authority,

To remove from Aufhority property ahy vehicles without valid registration and
inspection stickers. To refrain from parking any vehicles in any right-of-way o fire
lane designated and marked by the Authority. Any inoperable or unlicensed vehicle
as described above will be removed from Authority property at Tenant’s expense,
Automobile repairs, including oil changes, are not permitted on the project site.

13
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(1)  Not to commit any fraud in connection with any Federal housing assistatice
program, and

(2)  Notto receive assistance for occupancy of any other unit assisted under any
Federal housing assistance program during the term of the Lease,

For each adult household member to perform at least eight (8) hours per month of
qualifying community service and/or self-sufficiency activities, unless the
requirement is waived due to age, disability, employment, attendance of an
educational institution, or participation in a gualified training program.

Not to allow in or near the Premises a person on the Defiant Trespass List for the
Authority, The Defiant Trespass List for the Authority will be regularly posted in
conspicuous areas on Authority property, including in the Authority’s main office.

It will be a sexious violation of this Lease to allow any such person on or near the
Premises after notice that such person is on the Authority’s Defiant Trespass List.
Tenant may not harbor or entertain, in the Premises or on Autho_rity property, those
individuals on the Defiant Trespass List. Failure to abide this provision will cause
action to be taken against the Tenant by the Authority, which may mclude service
of Notice to Cease and/or termination of the Lease,

Not to display any signs, flags, banners, bumper stickers, pennants, or gang colors
whatsoever. :

Not to use or operate motorized vehicles including scooters, bikes, dirt bikes, or
midget cars on any Authority property 1nclud1ng but not limited to parking 1ots
recreation areas, and sidewalks.

Not to use any fire pits, chimineas, or outdoor fireplaces of any kind.
Not to use the Authority electrical system to power any devices outside the

Premises, including but not limited to outdoor lighting, power tools, or electrical
appliances.

DEFECTS, HAZARDS TO LIFE, HEALTH OR SAFETY

a)

In the event the Premises are damaged to the extent that conditions arc created
which are hazardous to life, health, or safety of the occupants, the Tenant shall
immediately report such damages to the project management. Tenant also agrees to
immediately report all other damages to the Premises to the project management.
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(B)
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(D)

(E)
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The Authority shall be responsible for repair of the Premises within a reasonable
time; provided that, if the damage was caused by the Tenant, household members,
or guests, the reasonable cost of the repaits shall be charged to the Tenant.

The Authority shall offer standard altermative accommodations, if available, in
circumstances where necessary repairs cannot be made within a reasonable time.
The Authority is not required to offer Tenant a replacement unit if the hazardous
condition was caused by Tenant, household members, or guests. Tenant shall accept

any teplacement unit offered by the Authority.

In the event repairs are not made in accordance with subsection (B), or alternate
accommodations are not provided in accordance with subsection (C), rent shall be
abated in proportion to the seriousness of the damage and loss suffered by the
Tenant, provided, however, that no abatement of rent shall occur if the Tenant
rejects the alternative accommodation or if the damage was caused by the Tenant,
household members, or guests.

[n the event the Tenant claims a rent adjustment under the provisions of this section,
he/she shall pay the entire amount of rent due for the period for which a rent
adjustment is claimed to the Authority to be held in escrow pending a decision in
accordance with the Grievance Procedure referred to in Section 13 of this Lease.

PRE-QCCUPANCY AND PRE-TERMINATION INSPECTIONS

(A)

®

The Authority and the Tenant, or the Tenant's representative, shall inspect the
Premises prior to occupancy by the Tenant. The Authority will furnish the Tenant
with a written statement of the condition of the Premises and the equipment
provided therein, The statement shall be signed by the Authority and the Tenant,
and a copy shall be retained by the Authotity in the Tenant's file.

At the time the Tenant vacates the Premises, the Authority shall inspect the
Premises and furnish the Tenant with & written statement of any charges. The
Authority shall notify the Tenant of the inspection, and the Tenant and/or Tenant's
representative may join in such inspection, unless the Tenant vacates the Premises
without prior notice to the Authority.

ENTRY OF PREMISES DURING TENANCY

(A)

Upon reasonable advance notification to the Tenant, the Authority or its authorized
employee, agent, contractor ot representative, shall be permitted to enter the
Premises during rersonable hours for the purpose of performing routine inspections
and maintenance, for making improvements or repairs, or to show the Premises for
re-leasing, A written statement specifying the purpose of entry by the Authority,
delivered to the Premises at least two (2) days before such eniry, shall be
considered reasonable advance notification. Response to requests by Tenants for
repairs and services will not require two (2) days’ notice. When Tenant calls to
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11.

12.

(B)

(©)

(A)

B)

©

request maintenance on the Premises, the Authority shall attempt to provide such
maintenance at a time convetiont to Tenant. If Tenant is absent from the Premises
when the Authority comes to perform maintenance, Tenant’s request for
maintenance shall constitute permission to enter,

The Authority may etiter the Premises at any time without advance notification
when there is reasonable cause to believe that an emergency exists,

In the event that Tenant and all adult household members are absent from the
Premises at the time of entry, the Authority shall leave on the Premises a written
statement specifying the date, time, and purpose of entry prior to leaving the
Premises.

" NOTICE

Except as provided in Section 10, notice to the Tenant shall be in writing and
delivered to the Tenant or to an adult household member, or sent by prepaid first-
class mail, properly addressed to the Tenant. The notice shall be provided in a form
to allow meaningful access for and to ensure effective communication with persons
who are limited English proficient and/or disabled, provided that the Authority has
prior notice of the Tenant’s limited English proficiency and/or disability.

Notice to the Authotity shall be in writing, delivered to the Authority's office at 788
Harrison Avenue, Building #1, Harrison, New Jersey 07029, or sent to that office
by prepaid first-class mail, properly addressed to the Authority's office.

Notices sent by regular first-class mail shall be deemed delivered on the second
business day after depositing the same for mailing with the U.8, Postal Service,
postage prepaid. Unopened, caticeled, first-clags mail returned by the Post Office
shall be sufficient evidence that notice was given, whether signed or unsigned.

TERMINATION OF LEASE

(A)

If there has been a serious or repeated violation of material terms of the Loase, or
for other good cause for lease termination, the Authority resetves the right of re-
entry which allows the Authority to terminate this Lease and re-enter the Premises.
This is done through an eviction procedure in court to remove the Tenant,

The Authority shall not terminate or refuse to renew this Lease other than for
serious or repeated violation of material terms of the Lease or for other good cause.
The following terms shall be considered material terms but are not an exclusive
listing:

(1)  Obligations of the Tenant identified in Sections 4 and 7 of this Lease, and
other obligations of the Tenant identified elsewhere in this Lease.
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' (2)  Nonpayment of rent.

(3)  Repeated late payment of rent.

(4)  Serious or repeated interference with the rights of other tenants.

(3)  Serious or repeated damage to the Premises or the Authority premises.
Creation of physical hazards in the Premises, common areas, common
grounds, or parking areas of any project site.

(6)  Unauthorized alteration, unauthorized repair, sale, destruction or other
disposition of the Premises or any part thereof.

(7)  Failure to report a change in household income or composition, or failure to
provide any other information required by this Lease. This includes failure
to supply in a timely fashion, any certification, release, information, or
documentation on household income or composition needed to process
annual reexaminations or interim redeterminations,

(8)  Misrepresentation (intentional or unintentional) of any material fact in the
application for housing, or any other material misstatements submitted ‘o
the Authority, including, but not limited to, information on household
income, composition, assets, or eligibility for housing,

(9)  Violation of any rule or provision of the Authority’s Pet Policy. The
Authority’s Pet Policy is incorporated into this Lease by reference.

(10)  Such change in household size or composition as to render inappropriate the
Tenant's continued occupancy of the Premises. .

(i1

()  Any activity by the Tenant, household member, guest or other
person under Tenant’s control, including criminal activity, which
threatens the health, safety or right to peaceful enjoyment of the
Authority’s public housing premises by other residents, employees
of the Authority, agents of the Authority, or on-site property
management staff responsible for managing the premises.

()  Any activity by the Tenant, household member, gnest or other
person under Tenant’s control, including criminal activity, that
threatens the health, safety or right to peaceful enjoyment of their
residences by persons residing in the immediate vicinity of the
Premises. "
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(12)

(13)

(14)

(15)

(¢)  Any drug-related criminal activity as defined in Section 7(K) of this
Lense,

(d)  Alcohol abuse as defined in Section 7(K) of this Lease,

(¢)  Furnishing false or misleading information concerning illegel drug
use, aleohol abuse, ot rehabilitation of illegal drug users or alcohol
abusers,

Violation of the Authority’s Admissions and Continued Occupancy Policy,
or serious or repeated violation of any of the Authority’s rules ot regulations
applicable to the Premises or the public housing premises as posted and in
effect from time to time. '

Weapons ot illegal drugs seized in the Premises or on Authority premises
by a law enforcement officer,

Any fire on Authority premises caused by the Tenant, houschold members,
of guests’ actions or neglect.

In the event that the Tenant becomes so physically or mentally incapable of
maintaining the Premises in a habitable condition or of caring for his/her
physical or mental needs such that reasonable accommodations will not be
sufficient to meet such needs and where the Tenant catnot atrange for
someone to assist in performing these funetions,

However, to the extent feasible, if during the term of this Lease, Tenant, by
reason of physical or mental impairment, is no longer able to comply with
the material provisions of this Lease and cannot make arrangements fot
someone to aid him/her in complying with the Lease, and the Authority
cannot make any reasonable accommodation that would enable Tenant to
comply with the Lease, then the Authority will assist Tenant, or designated
member(s) of Tenant’s family, to find more suitable housing and move
Tenant from the Premises, If there are no family members whao can or will
take responsibility for moving Tenant, the Authority will, to the extent
feasible, work with appropriate agencies to secure suitable housing.

At the time of admission, the Tenant must identify the family member(s) or
other designated person(s) to be coutacted if the Tenant becomes unable fo
comply with Lease terms,

Nothing herein shall be construed to compel the Authority to provide
accommodations or continued residency to a Tenant or to houschold
members who, because of physical, mental or emotional illness, have
become a threat to the health or safety of such Tenant or household members
themselves, or who have become a threat to the health, safety, or right to
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(B)

©)

(16)

an

(18)

(19)
(20)

peaceful enjoyment of the Authority premises of any other Tenant or
Authority employee or agent.

Allowing in or near the Premises a person on the Authority’s Defiant
Trespass List.,

Failure to live in the Premises or residing somewhere other than the
Premises.

Violation 'of any rule or provision of the Authority’s Smoke-Free Policy.
The Authority’s Smoke-Free Policy is incorporated into this Lease by
reference, : '

Exceeding the income limit imposed by 24 C.F.R. 960.507.

Failing to corﬁply with the restrictions on net assets and propetty ownership
imposed by 24 CER. 5.618.

The Authority shall give written notice of termination of this Lease of:

M
@

€)

Fourteen fl 4) days in the case of failure to pay reat.

A reagonable time considering the seriousness of the situation {(but not to
exceed thirty (30) days):

() If the health or safety of other residents, Authority employees, or
persons residing in the immediate vicinity of the Premises is
threatened; or

()  If any member of the household has engaged in any drug-related
criminal activity or violent criminal activity; or

(¢)  If any member of the household has been convicted of a felony.

Thirty (30) days in all other cases, unless New Jersey State law provides a
shorter time frame, in which case the shorter time frame shall apply.

The notice of lease termination to the Tenant shall state specific grounds for
termination, and shall inform the Tenant of the Tenant's right to make such reply as
the Tenant may wish. The notice shall also inform the Tenant of the right to examine
the Authority's documents directly relevant to the termination or eviction. When
the Authority is required to afford the Tenant the opportunity for a grievance
hearing, the notice shall also inform the Tenant of the Tenant's right to request a
hearing in accordance with the Authority's Grievance Procedure.
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D)

(E)

(F)

©)

A notiee to vacate or quit and a demand for possession, which ate required by New
Jersey State law, may be combined with and run concurrently with a notice of lease

termination,

When the Authotity is required to afford the Tenant the opportunity for a hearing
under the Authority's Grievance Procedure for a grievance concerning the lease
termination, the tenancy shall not terminate (even if any notice to vacate under New
Jersey State law has expired) until the time for the Tenant fo request a grievance
heating has expired, and (if a hearing was timely requested by the Tenant) until the
grievance process has been completed or terminated.

When the Authority is not required to afford the Tenant the opportunity for a
hearing wnder the administrative Grievance Procedure for a gnevance concerning
the lease termination, and the Authority has decided to exclude such grievance from
the Grievance Procedure, the notice of lease termination shall:

(1)  State that the Tenant is not enmtitled to a gtievance hearing on the
termination,

(2)  Specify the judicial eviction procedure to be used by the Authority for
eviction and state that the procedure provides the opportunity for a hearing
in court that contains the basic elements of due process as defined in HUD
regulations.

(3)  State whether the eviction is for criminal activity that threatens the health,
safety, or right to peaceful enjoyment of the premises of other residents or
employees of the Authority, or for any drug related criminal activity.

The Authority may evict the Tenant from the Premises only by bringing a court
action.

In deciding to evict for criminal activity, the Authority shall have discretion to
congider all of the circumstances of the case, including the seriousness of the
offense, the extent of participation by household members, and the effects that the
eviction would have on household members not involved in the prohibited activity
and on the Tenant’s neighbors. In appropriate cases, the Authority may impose a
condition that household members who engaged in the prohibited activity will not
reside in or visit the Premises. The Authority may require a household member who
has engaged in a pattern of abuse of aleohol and/or the illegal use of drugs to present
evidence of successful completion of a treatment program as a condition to being
allowed 1o reside in the Premises,

(1)  The Authority may evict the Tenant by judicial action for criminal activity

in accordance with this section if the Authority determines that the covered
person has engaged in the criminal activity, regardless of whether.the
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covered person has been arrested or convicted for such activity and without
satisfying the standard of proof used for a criminal conviction.

(2)  If the Authority seeks to terminate the tenancy for criminal activity as
shown by a criminal record, the Authority must notify the household of the
proposed action to be based on the information and must provide the subject
of the rocord and the Tenant with a copy of the critinal record before a
court trial concerning the termination of tenancy or eviction. The Tenant
must be given an opportunity to dispute the acouracy and relevance of that
record in the court trial.

(3)  The Authority may not pass along to the Tenant the costs of a criminal
records check.

Notice to Post Office: When the Authority evicts an individual or household from
the Premises for engaging in criminal activity, including drug-related criminal
activity, the Authority shall notify the local post office serving the Premises that
such individual or household is no longer residing in the Premises. This action will
be taken so that the Post Office will terminate delivery of mail for such persons at
the Pramises, and such persons will not return to the property for pickup of the mail.

The Authority shall provide the Tenant a reasonable opportunity to examine, at the
Tenant’s request, before an Authority grievance hearing or court trial concerning a
termination. of tenancy or eviction, any documents, records, and regulations which
are in the possession of the Authority, and which are directly relevant to the
termination of tenancy or eviction. The Tenant shall be allowed to copy any such
documents, records, and regulations at the Tenant's expense. A notice of lease
termination shall inform the Tenant of the Tenant's right to examine the Authority's
documents, records, and regulations concerning such Tenant's termination of
Tenancy or eviction. If the Authority does not make documents available for
examination upon request by the Tenant in accordance with this procedure, the
Authotity may not proceed with the eviction. ‘

(K) This Lease may be terminated by the Tenant at any time by 'giving thirty (30) days

advance written notice, to become effective at the end of a month, to the Authority
in the manner specified in Section 11(B}.

(1)  Tenant agrees to leave the Premises in a clean and good condition, normal
wear and tear excepted, and to return the keys to Authority Management
when Tenant vacates.

(2)  Upon termination of tenancy and vacating the Premises, Tenant agrees to
remove all personal property from the Premises, In the event Tenant fails to
remove any personal property within thirty (30) days of vacating said
Premises or to make other arrangements with Authority Management for its
dispositiot,, Tenant agrees that Authority Management may dispose of such
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(L)

()

property as it sees fit without further responsibility or Hability of
Management to Tenant, provided Authority Management has given thirty
(30) days’ written notice to Tenant at Tenant’s last known address.

Tenant agrees to reimburse the Authotity to the extent of any amounts
expended by Authority Management for moving and storage costs of
Tenant’s petsonal property,

This Lease may be terminated and the Authority reserves a right of re-entty upon
such termination, for other good cause, Other good cause includes but is not linited
to the following:

)
@)
()
4)

()

(6)

(7

&)

Criminal activity or alcohol abuse as provided in this Lease.
Discovery after admission of facts that made the Tenant ineligible.

Discovery of material false statements or fraud by the Tenant in connection
with an application for assistance or with resxamination of income.

Failure of a household member to comply with the community service and
self-sufficiency requirements as provided in this Lease (putsuant to 24
C.F.R. 960.600 et seq.) shall serve as grounds for non-renewal and lease
termination only at the end of the twelve (12) month lease term,

Failure to accept the Authority’s offet of a lease revision to an existing lease
that is on a form adopted by the Authority in accordance with 24 C.E.R,
066.3; with written notice of the offer of the revision at least thirty (30) days
before the lease revision is scheduled to take effect; and with the offer
specifying a reasonable time limit within that period for acceptance by the
Tenant.

The Authority may terminate the Lease and evict the Tenant when the
Authority determines that a household member is illegally using a drug or
when the Authority determines that a pattern of illegel use of a drug
interferes with the health, safety, or right fo peaceful enjoyment of the
premises by other residents.

The Authority must immediately terminate the Lease and evict the Tenant
if the Authority determines that any member of the household has ever been
convicted of drug-related criminal activity for manufacture or production of
methamphetamine on the premises of federally assisted housing,

The Authority may terminate the Lease and evict the Tenant if the Tenant
or any household member is fleeing to avoid prosecution, or custody or
confinement after conviction, for a crime, or attempt to commit a crime, that
is a felony under the laws of the place from which the individual flees, or
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14.

15.

that, in the case of the State of New Jersey, is an indictable crime or serious
disorderly persons offense; or violating a condition of probation or parole
imposed under Federal or State law.

(M)  Tenant understands that this is public housing in a public housing authority and that
Tenant’s leasehold interest may not pass upon death in a will or intestate court
proceeding, as per Federal law. Upon the death of the sole tenant and only
household member, the Lease will automatically terminate fourteen (14) days after
the Tenant’s death.

GRIEVANCE PROCEDURE

Other than eviction disputes referred to in Section 12(F) (involving a Tenant's criminal
activity that threatens the health, safety, or right to peaceful enjoyment of the premises by
other residents or Aufhority employees or agents, ot involving drug-related criminal
activity), all disputes concerning the obligations of the Tenant and residents of the
Authority under this Lease shall be processed and resolved pursuant to the Grievance
Procedure of the Authority which is in effect at the time such grievance or appeal arises.
The procedure shall be posted in the Authority's office and is incorporated into this Lease
by reference.

WAIVER
(A) No Waiver of Rights by Tenant or .Lnndlord

The delay or failure of the Authority or the Tenant to exercise any right or remedy
as provided herein shall not affect the right to do so at a later date for similar or
other causes. In addition, no partial or single exercise of any such right shall
constitute a waiver (post or prospective) of that or any other right, unless otherwise
expressly provided herein or within any of the Authority policies ot attachments
incorporated herein. :

(B) No Waiver by Landlord

The Authority does not give up any rights by accepting rent or payments in whole
or in part, or by failing to enforce any terms of this Lease, Acceptance of rent or
any other payments from the Tenant after this Lease has been terminated shall not
negate or void the Lease termination, nor shall the acceptance of rent create a new
tenancy.

MODIFICATIONS
Modifications of this Lease must be accompanied by a written rider to the Lease executed
by the Authority and the Tenant, except for rent redeterminations, eligibility for low-rent

housing, appropriateness of dwelling size, schedules of special charges for setvices or
repairs, utility charges, or returned check charges, and rules and regulations which are
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incorporated into the Lease by reference, Matters incorporated into the Lease by reference
shall be publicly posted in a conspicuous manner in the Authority's office and shall be
furnished to the Tenant upon request. If such schedules, rules and regulations are modified,
the Authority shall give at least a thirty (30) day written notice to each affected Tenant
setting forth the proposed modification, the reasons for the modification, and provide the
Tenant an opportunity fo present written comments which shall be considered by the
Authority prior to the effective date of the proposed modification.

MISCELEANEOUS:

(A)

®)

©)

™)

(E)

Captions

Captions or Section Headings contained in this Lease are set forth for convenience
of reference only and do not affect the substance of the sections so captioned.

Counterparts

This Lease may be executed in several counterparts, each of which shall be
considered to be an original,

Integration

The parties have read this Lease. The provisions of this Lease, together with any
future supplements or amendments, constitute the entire agreement of the Authority
and Tenant with respect to the subject matter hereof and there exist no other prior
or contemporaneous oral or written agreements with respect to such subject matter.
No other changes hereto shall be made except in writing, signed and dated by the
Tenant and an authorized representative of the Authority,

Prior Leases Between Tenant and the Authority :

It is hereby further undersiood and agreed between the Tenant and the Authority
that the Authotity reserves all rights and remedies fo terminate this Lease and/or to
make any claim for rent due or other charges or other Lease violations arising under
any prior Lease with the Tenant for the Premises and/or other premises leased by
the Authority, and that such claims may be enforced as if arising under this Lease.

Foster Child/Live-in Aide

With the prior written consent of the Authority, a foster child or a live-in aide may
reside in the Premises, provided that the accommodations of such persons conform
to the Authority’s occupancy standards. The Authority may adopt reasonable
policies concerning residence by a foster child or a live-in aide, and in defining the
circumstances in which the Authority’s consent will be given or denied. Under such
policies, the factors considered by the Authority may include whether the addition
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(F)

)

(H)

of a new occupant may necessitate a transfer of the household to another unit, and
whether such units are available.

"Live-in aide" means a person who resides with an elderly, disabled or handicapped
person and who is determined to be essential to. the care and well-being of the
person, is not obligated for the support of the person, and would not be tiving in the
Premises except to provide the necessary suppottive services.

Pet Policy

(1)  Tenants are permitted to own and keep comrmon household pets, as defined
by the Authority’s Pet Policy, in accordance with the pet tules contained in
the Authority’s Pet Policy.

(2)  The Authority’s Pet Policy is incorporated into this Lease by reference. The
Authority’s Pet Policy shall be posted in the Authority’s office, and copies
shall be made available to all Tenants.

(3)  The Tenant agrees to comply with the rules of the Authority’s Pet Policy.
Any viclation of the rules of the Authority’s Pet Policy may be grounds for
removal of the pet and/or termination of the tenancy, in accordance with
Federal, State of New Jersey, and local law and regulations,

Window Guard Policy

THE AUTHORITY IS REQUIRED BY LAW TO PROVIDE, INSTALL,
AND MAINTAIN WINDOW GUARDS IN THE APARTMENT IF A CHILD
OR CHILDREN TEN (10) YEARS OF AGE OR YOUNGER IS, OR WILL
BE, LIVING IN THE APARTMENT OR IS, OR WILL BE, REGULARLY
PRESENT THERE FOR A SUBSTANTIAL PERIOD OF TIME, IF THE
TENANT GIVES THE AUTHORITY A WRITTEN REQUEST THAT THE
WINDOW GUARDS BE INSTALLED. THE AUTHORITY IS ALSO
REQUIRED, UPON THE WRITTEN REQUEST OF THE TENANT, TO
PROVIDE, INSTALL, AND MAINTAIN WINDOW GUARDS IN THE
HALLWAYS TO WHICH PERSONS IN THE TENANT’S UNIT HAVE
ACCESS WITHOUT HAVING TO GO OUT OF THE BUILDING.

WINDOW GUARDS ARE ONLY REQUIRED TO BE PROVIDED IN
FIRST FLOOR WINDOWS WHERE THE WINDOWSILL IS MORE THAN
SIX FEET ABOVE GRADE OR THERE ARE OTHER HAZARDOUS
CONDITIONS THAT MAKE INSTALLATION OF WINDOW GUARDS
NECESSARY TO PROTECT THE SAFETY OF CHILDREN,

Transfer of Tenant
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There shall be no transfers of families from one unit to another except as set forth
in the Authority’s Admissions and Continued Occupancy Policy.

If Authority Management determines that the size of the Premises is no longer
appropriate to Tenant’s needs or situation, the Authority may provide notification
to Tenant in accordance with Section 11 of this Lease, that Tenant will be required
to move to an available unit of appropriate size, subject to all applicable laws and
regulations. The Tenant will have thirty (30) days to move.

If the Tenant qualifies for a transfer, pursuant to the Admissions and Continued
Occupancy Policy, ot a transfer is initiated by the Authority, and the Tenant fails
to accept the unit offercd by the Authority or fails to move within the 30-day time
frame, the Authority may terminate this Lease pursmant to the appropriate
procedures described in this Lease.

Former Tenants

Tenant shall not be given permission to allow a former tenant of the Authority to
sleep overnight in the Premises for any period of time after the former tenant has
been evicted for any lease violation involving any activity that creates or results in
danger or injury to persons or to Authority property, or any prohibited activity that
creates ot results in serious or repeated interference with the rights and well-being
of other tenants, Authority employees, Authority agents, or any of these persons’
peaceful enjoyment of the premises.

Access to Unit

If and when the Authority Management cannot gain access to the Premises as a
result of action or inaction of Tenant, Tenant agrees and understands that such
action or imaction of Tenant can be used by the Authority as evidence of the
Tenant’s fault, which if proven in court can result in a finding of the Tenant’s
ligbility and the Authority’s non-liability for any conditions resulting from the lack
of inspection or correction as a consequence of Tenant’s failure to provide access
to the Premises.

Locks on Deor

If the Tenant has installed a lock on the entrance door without providing the
Authority Management with a duplicate key, Tenant shall pay the cost of any
damage caused in order to secure entry during an emergency, provided that the
Authority has litmited such damage to that necessary for entry and that the
emergency was not caused by any action or inaction of the Authority.

HOUSEKEEPING STANDARDS
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} In an effort to improve the livability and conditions of the apartments owned and managed

by the Authority, uniform standards for resident housekeeping have been developed for all
tenant families.

A)

(B)

©

Authority Responsibility

The standards that follow will be applied fairly and uniformly to all tenants. The
Authority will ingpect each unit pursuant to Section 10 of this Lease to determine
compliance with the standards, Upon completion of an inspection, the Authority
will notify Tenant in writing if he/she fails to comply with the standards. The
Authority will advise Tenant of the specific corrections required to establish
compliance. Within a reasonable period of time, the Authority will schedule a
second inspection, Failure of inspections will constitute material violations of the
Lease terms,

Tenant Responsibility

Tenant is required to abide by the standards set forth below. Failure to abide by the
Housekeeping Standards that results in the creation or maintenance of a threat to
health or safety is a material violation of the Lease terms and can result in eviction.
Housekeeping Standards - Inside the Apartment

General

(1)  Walls: should be clean, frec of dirt, grease, holes, cobwebs, and
fingerprints.

(2)  Floor: should be clean, clear, dry and free of hazards.
(3)  Ceilings: should be clean and free of cobwebs.

(4)  Windows: should be clean and not nailed shut. Shades ot blinds
should be intact,

(5)  Woodwork: should be clean, free of dust, gouges or scratches.

(6)  Door: should be clean, free of grease and fingerprints, Doorstops
should be present. Locks should work.

(7)  Heating units: should be dusted and access uncluttered.
(8)  Trash: shall be disposed of properly and not left in the Premises.

(9)  Pests: Premises should be free of rodent or insect infestation,
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Kitchen

(1)  Stove: should be clean and free of food and grease.

(2)  Refrigerator: should be clean. Freezer door should close properly
and freezer should have no more than one inch of ice.

(3)  Ceubinets; should be clean and neat. Cabinet surfaces and
countertops should be free of grease and spilled food. Cabinets
should not be overloaded. Storage under the sink should be limited
to small or lightweight items to permit access for repairs. Heavy pots
and pans should not be stored under the sink.

(4)  Exhaust Fan: should be free of groase and dust.

(5)  Sink: should be clean, free of grease and garbage. Dirty dishes
should be washed and put away in a timely manner.

(6)  Food storage areas: should be neat and clean without spilled food.

(7)  Trash/garbage: should be stored in covered container until removed
to the disposal area.

Bathroom

(1)  Toilet and tank: should be clean and odor free.

(2)  Tub and shower: should be clean and free of excessive mildew and
mold. Where applicable, shower curtains should be in place, and of
adequate length.

(3)  Lavatory: should be clean,

(4)  Exhaust fans: should be free of dust.

(5)  Floor: should be clean and dry.

Storage Areas

(1)  l.inen closet: should be neat and clean.

(2)  Other closets: should be neat and clean. No highly flammable
materials should be stored in the Premises,

(3)  Other storage areas: should be clean, neat and free of hazards.
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18,

(D) Housekeeping Standards - Oufside the Apartment

L

@)

()
)
®)
(6)

(7

(8)

®

Yards: should be free of debris, trash, and abandoned carts and
furniture. Exterior wall should be free of graffiti, Girass and shrubs
shall be kept mowed and trimmed.

Porches: should be clean and free of hazards, Any items stored on
the porch shall not impede access to the Premises.

Steps: should be clean, and free of hazards.
Sidewalks: should be clean and free of hazards.
Qutside Doors/Storm Doors: should be ¢lean and intact.

Parking Lot: should be free of abandoned cars. No car repairs are
allowed in the lots including oil changes.

Hallways: should be clean and free of hazards, No storage is allowed
in hallways including bikes, shopping carts, umbrellas, or clothing
arficles,

Stairwells: should be clean and uncluttered.

Laundry ateas: should be clean and neat, Remove lint from dryers
after use,

COMMUNITY SERVICE AND SELF SUFFICIENCY

The Quality Housing and Work Responsibility Act of 1998 requires that all non-exempt
adult household members contribute eight (8) hours per month of community service or
participate in eight (8) hours of training, counseling, classes, or other activities that help an
individual toward self-sufficiency and economic independence,

(A)  Requirements of the Program

(1)  The eight (8) hours per month may be either community service (volunteer
work) or self-sufficiency program activity, or a combination of the two.

(2) At least eight (8) hours of activity must be performed each month, An
individual may not skip a month and then double up the following month,
unless special circumstances warrant special consideration, The Authority
will make the determination of whether to allow or disallow a deviation
from the schedule,
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! (B}

(3)  Activities must be performed within the community and not outside the
jurisdictional area of the Authority. '

(4y  Household Obligations:

(a) At Lease execution or re-examination, all adult (18 or older)
hiousehold members must; (1) complete an exemption verification
form if they are claiming any exemption from community service
and self-sufficiency requirements; and (2) sign a certification that
they have received and read this policy and understand that if they
are not exempt, failure to comply with community service and self-
sufficiency tequirements is a substantial breach of a matetial term
of this Lease, which will result in non-renewal and/or termination of
the Lease. '

(b) At each annuval re-examination, non-exempt household members
must complete an activity recording/certification form identifying
all community service and self-sufficiency activities performed over
the previous twelve (12) months. This form will include places for
signatures of supervisors, instructors, or counselors certifying the
number of hours contributed.

(¢) If a household member is found fo be noncompliant at re-
examination, they will be required to sign an agreement with the
Authority and the Tenant to malke up the deficient hours over the
next twelve (12) month period.

(5 Change in Exempt Status:
(a) If, during the twelve (12) month period, a non-exempt person
becomes exempt or an exempt person becomes non-exempt, it is

their responsibility to notify the Authority.

(b)  Upon notification, the Authority will provide the required
exemption verification or activity recording/certification form.

(¢) If an exempt individual becomes non-exempt, they must
immediately Dbegin performing community service and self-
sufficiency activities and using the activity recording/certification
form. '

(&)  Ifanon-exempt individual becomes exempt, they must immediately
complete the exemption verification form.

Authority Obligations
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19.

20I

21.

(1

@)

G)

SURVIVAL

The Authority will provide the Tenant with exemption vetification and
activity recording/certification forms and a copy of this policy at the initial
application and at Lease execution.

The Authority will make the final determination as to whether a household
member is exempt from community service and self-sufficiency

requirements. Residents may use the Authority’s Grievatce Procedure if
- they disagree with the Authority’s determination,

Noncompliance Of Household Member:

(&)

)

(©)

(4

At least thirty (30) days prior to annual re-examination and/or Lease
expiration, the Authority, will begin reviewing the exempt or non-
exempt status and compliance of household membets.

If the Authority detetmines that a household member is non-

- compliant, it will require an agrecment with the Tenant and the

household member to address the deficient hours over the next
twelve (12) month period,

If, at the next antiual re~examination, the household member is still
noncompliant, the Lease will not be renewed and the entire
housohold will have to vacate, unless the noncompliant household
member agrees to vacate the Premises.

Failure to comply will be considered & substantial violation of a
material term of the Lease for which the Lease may be terminated
pursuant to the tetms of this Lease. The Tenant may use the
Authority’s Grievance Procedure to protest the Lease termination.

If any agreement or portion of this Lease is invalid or contrary to law, the rest of the Lease

shall remain in effect.

”
REGISTRATION STATEMENT

Pursuant to NLJ.8.A, 46:8-28 and 46;8-29, the Authority attaches its Registration Statement
which the Tenant acknowledges receipt of.

TRUTH IN RENTING STATEMENT

Pursuant to N.J.S.A. 46:8-43 through 46:8-49, the Authority attaches a copy of the truth in
Renting Statement which the Tenant acknowledges receipt of.
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22.

23.

24,

25.

FEDERAL CRIME INSURANCE STATEMENT

The Landlord recognizes that N.J.S.A. 46:8-39 requires the distribution to tenants of
information regarding crime {nsurance through the Federal Crime Insurance Program.
Howevet, as the Federal Crime Insurance Program has expired and has not been renewed
by the Federal government, the Program is no longer in existence. As such, no information
is available for distribution to fenants pursuant to N.I.S.A, 46:8-39,

LEAD WARNING STATEMENT

Housing built before 1978 may contain lead-based paint, Lead from paint, paint chips, and
dust ecan pose health hazards if not managed properly. Lead exposure is especially harmful
to young children and pregnant women, If the Premises were built before 1978, the
Authority shall disclose the presence of kiown lead-based paint and/or lead-based paint
hazards in the Premises and provide Tenant with a Federally approved pamphlet on lead
poisoning preventiot.

An addendum entitled “Disclosure of Information on Lead-Based Paint and Lead-Based
Paint Hazards” is attached to this Lease for your review and signature. This disclosure is
incotporated into, and made a part of, this Lease,

EXTENDED LEAVE OF ABSENCE FROM YOUR UNIT

Tenant may not be absent from the Premises for more than thirty (30) continuous days
without verification of medical necessity or treatment from a doctor. Prior to any extended
leave of absence from the Premises, notification must be given to the Authority in writing
and must include an address and phone number for contact in case of emergency. Absence
from the Premises in violation of this provision will be considered a substantial breach of
a material provision of the Lease, warranting termination of the Lease by the Authority,

Even if absence from the Premises beyond thirty (30} continuous days is authorized by a
doctor and valid verified documentation is submitted to the Authority in support of the
medical need for such absence, in no case may Tenant be absent from the Premises for
more than ninety (90) continuous days without providing a dato certain that Tenant will
return to the Premises. The return date must be within thirty (30) days of the 90* day of
continuous absence, If Tenant fails to provide a date certain of return or fhils to return by
the date provided, Tenant will be considered in substantial breach of a material provision
of the Lease and the Authority may terminate the Lease.

VIOLENCE AGAINST WOMEN ACT PROTECTIONS
The Violence Against Women Act (“VAWA™) protects tenants who have been victimized

by domestic violence, dating violence, sexual assault, and stalking, tegardless of sex,
gender identity, or sexual orientation.
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The Authority shall provide Tenant with a Notice of Occupancy Rights under VAWA and
4 certification form to be completed to document an incident of domestic violence, dating
v_iolence, sexual assault, or stalking,

If Tenant is the victim of domestic violence, dating violence, sexual assault, or stalking,
Tenant may be required to provide documentation of victim status. Tenant may optionally
certify their victim status (utilizing HUD form 5382), which includes naming their abusers,
if known, to qualify for these protections,

If Tenant is the victim of domestic violence, dating violence, sexual assault, or stalking,
Tenant may request an emergency transfer to another unit. The Authotity has an
Emergency Transfet Plan for Vietims of Domestic Violence, Dating Violence, Sexual
Assault, or Stalking. Tenant nmay fill out the Emergency Transfer Request form for the
Authority when making the request for the transfer (utilizing HUD form-5383).

The Authority will not terminate Tenant’s Lease on the basis of criminal activity if Tenant
or an affiliated individual i3 the victim or threatened victim of domestic violence, dating
violence, sexual assault, or stalking, However, if the perpetrator(s) of such domestic
violence, dating violence, sexual assault, or stalking is a member of Tenant’s household,
the Authotity may bifurcate the Lease in order to pursue eviction against the perpetrator(s).
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26.

COMPLETE DOCUMENT/RECEIPT FOR ATTACHMENTS

This Lease consists of a total of  pages and attachments consisting of pages.
By signing this Lease, Tenant acknowledges receipts for all attachments which are listed below.
By signing this Lease, the Tenant agrees that all the provisions of this Lease have been read and are

understood, and further agrees to be bound by its provisions and conditions as written, as well as all
additional documents made a part of the Lease by reference.

HOUSING AUTHORITY OF THE
TOWN OF HARRISON

Dated:

, Executive Director

TENANT(S) AND HOUSEHOLD MEMBERS

Dated:

, Tenant

Dated:

, Tenant

Dated:

, Household Member

Dated:

. Household Member

WITNESS

Dated:

Name:
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.,..}

TENANT’S CERTIFICATION

L , hereby certify that I, and other members of my Household, have not
committed any fraud in connection with any Federal housing assistance program, unless such fraud was
fully disclosed to the Authority before execution of the Lease, or before the Authority’s approval for
occupancy of the Premises by the Household member,

I further certify that all information or documentation submitted by myself or other Household members
to the Authority in connection with any Federal housing assistance program (before and during the Lease
term) is true and complete to the best of my knowledge and belief.

Dated:
» Tenant
TENANT’S DESIGNATION OF FAMILY MEMBER OR
PERSON TO BE CONTACTED IN THE EVENT THAT TENANT BECOMES
UNABLE TO COMPLY WITH THE TERMS OF THE LEASE,
Contact Name Relationship
Address
Telephone
ATTACHMENTS:
M Tenant Handbook ™ Authority Grievance Procedure
[l  Window Guard Notification []  Registration Statement .
N Truth In Renting Statement [ Community Service Certifications/Forms
O Pet Policy ] Declaration of Section 214 Status
1 Violence Against Women Act ! Other:
[[1  Schedule of Charges
[]  Smoke-Free Policy
] Disclogure of Information. on Lead-Based Paint and Lead-Based Paint Hazards
1 Applicant/Tenant Authorization(s) To Obtain Reports
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l
}

HOUSING AUTHORITY OF THE TOWN OF HARRISON

OFFICE ADDRESS: 788 Harrison Avenue, Building #1
Harrison, New Jersey 07020

HOURS: Business Days (typically Monday through Friday) |
' 9:00 a.m. to 4:00 p.m.
TELEPHONE NUMBERS:

MAIN OFFICE: (073) 483-1488
MAINTENANCE (24 Hours):  (973) 4831489
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[DATE]

To Tenants and Prospective Tenants of the
Housing Authority of the Town of Harrison

Dear Tenant/Prospective Tenant:

The State of New Jersey has enacted legislation requiring that owners of multiple dwellings, such
as the Housing Authority of the Town of Harrison (“Authority™), provide, install, and maintain child-
protection window guards in apartments and hallways of such dwellings, upon written request of tenants
with a child ten (10) years of age or younger. Regulations promulgated by the State of New Jersey
Department of Community Affairs pursuant to this recent law also require that owners deliver notice of
the requirements of the law as set forth in the regulations. Accordingly, this letter is intended to serve as
such notice and sets forth below the requirements of the regulation by which the Authority and its tenants
are to abide. The notice is as follows:

THE OWNER (AUTHORITY) IS REQUIRED BY LAW TO PROVIDE, INSTALL, AND
MAINTAIN WINDOW GUARDS IN THE APARTMENT IF A CHILD OR CHILDREN 10
YEARS OF AGE OR YOUNGER IS, OR WILL BE, LIVING IN THE APARTMENT OR IS, OR
WILL BE, REGULARLY PRESENT THERE FOR A SUBSTANTIAL PERIOD OF TIME IF
THE TENANT GIVES THE OWNER (AUTHORITY) A WRITTEN REQUEST THAT THE
WINDOW GUARDS BE INSTALLED. THE OWNER (AUTHORITY) IS ALSO REQUIRED,
UPON THE WRITTEN REQUEST OF THE TENANT, TO PROVIDE, INSTALL AND
MAINTAIN WINDOW GUARDS IN THE HALLWAYS TO WHICH PERSONS IN THE
TENANT’S UNIT HAVE ACCESS WITHOUT HAVING TO GO OUT OF THE BUILDING.

WINDOW GUARDS ARE ONLY REQUIRED TO BE PROVIDED IN FIRST FLOOR
WINDOWS WHERE THE WINDOWSILL IS MORE THAN SIX FEET ABOVE GRADE OR
THERE ARE OTHER HAZARDOUS CONDITIONS THAT MAKE INSTALLATION OF
WINDOW GUARDS NECESSARY TO PROTECT THE SAFETY OF CHILDREN.

Should you, as tenant, have a child ten (10) years of age or younger living in the apartment, or
regularly present there, and wish to have child-protection window guards installed in hallways above the
first floor, or on the first floor where the window sill is more than six feet above grade or where there are
other hazardous conditions that make installation of window guards necessary to protect the safety of
children, to which persons from your apartment have access without having to go outside, you must first
request in writing that the Authority install such window guards.

Should you, as tenant, live on a floor other than the first floor or on the first floor where the window
sill is more than six feet above grade or where there are other hazardous conditions that make installation
of window guards necessary to protect the safety of children, and have a child ten (10) years of age or
younger living in the apartment, or regularly present there, and wish to have child-protection window
guards installed in your apartment, you must first request in writing that the Authority install such window
guards.
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It is important to note that state law prohibits the installation of window guards on any window
that provides access to a fire escape. State law also requires that window guards be releasable or removable
from the inside (without the use of a key or tool) on an emergency egress window, i.e, - any window in a
sleeping room located on the second or third floor, other than a window providing access to a fire escape.
State law further prohibits any person from obstructing or interfering with the installation of window
guards, or otherwise rendering ineffective such window guards.

Should you have any questions regarding the above notice, please vontact our office at any time.
Sincerely,

The Housing Authority of the Town of Hartison

1 hereby request the installation of Window Guards.

I hereby decline the installation of Window Guards.

TENANT
Dated:

WITNESS
Dated:

Name;
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RESIDENTIAL HOUSING LEASE
FOR NON-PUBLIC HOUSING OVER INCOME FAMILIES

Entered between the TENANT and the
HOUSING AUTHORITY OF THE TOWN OF HARRISON

LANDLORD: Housing Authority of the Town of Harrisen
788 Harrison Avenue, Building #1
Harrison, New Jersey 07029

TENANT(S):

DESIGNATION OF DWELLING UNIT ("Premises") LEASED TO THE TENANT:

Development;
Address:
Apartment #:
No. of Bedrooms:

The Housing Authority of the Town of Harrison (hereinafter “Authority” or “Landlord”), a
body corporate organized and existing under the laws of the State of New Jersey, enters into this
Dwelling Lease for the above-referenced Premises in reliance upon the representations made to it
by the Tenant, as to histher household composition and housing needs. The Authority and the
Tenant agree to lease the Premises identified above according to the following terms and
conditions of this Lease. The Premises DO NOT include building exteriors and unit entry/exit
doors, which shall remain within the possession and under the control of the Authority,
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J

II

HOUSEHOLD COMPOSITION

Tenant agrees that the persons identified below are the only members of his/her household
that will reside at the Premises. Each household member should be listed by age, oldest to
youngest, All household members over age eighteen (18) must execute this Lease,

Names of Household Relationship N
Members to Tenant Date of Birth Age
Head of Household

Tenant agrees to immediately report to the Authority any additions to the household
resulting from the birth, adoption, or court-awarded custody of a child. Temaut agrees to
request Authority approval for any other additions to the household (e.g. foster child
or live-in. aide). Such approval will be granted only if the requested individual passes the
Authority’s screening criteria and a unit of the appropriate size is available.

Tenant agrees to wait for the Authority’s approval before allowing additional persons
to move into the Premises. Failute on the part of Tenant to comply with this provision is
a serious violation of the material terms of the Leuse, for which the Authority may
terminate the Lease in accordance with Section 12 of this Lease.

Tenant agrees to immediately report to the Authority any changes in household
composition resulting from any authorized household member discontinuing to reside in
the Promises,

LEASE/TERM OF LEASE

The Authority leases the Premises described above to the Tenant for a term of one calendar
year beginning on . unless properly terminated pursuant to
the terms of the Lease and the applicable Federal and State of New Jersey statutes and
regulations. The Lease shall not automatically renew.

Modifications to the Lease shall be made pursuant to Section 15 of this Lease. By
agreement of the parties, provisions of this Lease may be renewed by incorporation of this
document into an addendum or rider which sets forth any new or changed provisions of the
Lease.
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3.

PAYMENTS DUE UNDER THE LEASE

Rent shall remain in effect unless adjusted by the Authority pursuant to Section 4 of this
Lease. The amount of rents and payments are subject to change during the term of the
Lease as determined by the Authority in accordance with regulations and requirements of
the United States Department of Housing and Urban Development (“HUD”) and in
accordance with the Authority’s Admissions and Continued Occupancy Policy. If this
Lease is an extension of occupancy by the Tenant under a prior lease or leases with the
Authority, any amount due under the prior lease or leases may be charged and collected as
if the indebtedness had occurred under this Lease.

(A)

(B)

Rent

If applicable, the initial rent (prorated for partial month) shall be $ and
shall be paid prior to the Tenant moving in. Otherwise, rent shall be in the monthly
sum of § . which shall be due and payable from the Tenant in advance on
the first day of each month. Payment shall be made by money order or check
payable to the Housing Authority of the Town of Harrison. The Authority can
refuse to accept personal checks when the Authority, in their sole discretion,
determines that it is warranted by the circumstances and whenever a court action
has been instituted for nonpayment of rent. The Authority WILL NOT accept cash.
These rents will remain in effect until adjusted in accordance with the provisions
of this Lease.

Security Deposit

Tenant agrees to pay a security deposit in the total amount of $ , which
the Tenant must pay in full on the same date that the first month’s rent is due and
payable. The security deposit is made to the Authority as security that the Tenant
will comply with all the terms of this Lease.

In collecting the security deposit, the Authority will comply with the Rent Security
Law (N.J.S.A. 46:8-19 et seq.). This includes investing the security deposit into an
insured money market fund established by an investment company based in the
State of New Jersey who is registered under the “Investment Company Act of 1940”
and whose shares are registered under the “Securities Act of 1933”, where the only
investments of which fund are instruments maturing in one year or less OR
depositing the security deposit in a state or federally chartered bank, savings bank
or savings and loan association in the State of New Jersey insured by an agency of
the federal government, in an account bearing a variable rate of interest, which will
be established at least quarterly, which is similar to the average rate of interest on
active interest-bearing money market transaction accounts paid by the bank or
association, or equal to similar accounts of an investment company. The Authority
will notify, in writing, the Tenant of the placement of the deposit, including the
name and address of the entity in which the money has been placed, along with the
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(©)

(D)

type of account the security was placed in, the current rate of interest for that
account, and the amount of such deposit.

Your deposit will be placed in trust in an interest-bearing account located at

or in some other banking institution and account as further designated by the
Authority. The balance of the interest or earnings will belong to the Tenant and will
compound to the Tenant’s benefit, or be credited toward the payment of rent due
on the renewal or anniversary of the Tenant’s Lease.

The total security deposit will not exceed one month’s rent (or one and one half
month’s rent if a pet security deposit is collected). The security deposit may be
utilized by the Authority toward reimbursement for the cost of damages beyond
ordinary wear and tear caused by the Tenant, members of the Tenant’s household,
or guests. The Authority may also use the deposit to insure full performance of the
other obligations of the Tenant contained in this Lease, including the payment of
rent and/or other charges. If this occurs prior to the Lease termination, the Authority
may demand that the Tenant replace the amount of the security deposit used by the
Authority. The Authority will return the deposit, plus the Tenant’s accrued interest,
less any deductions made, within thirty (30) days of the termination of this Lease.
An itemized list of deductions will be given to the Tenant at the same time.

Rent Collection
Payments must be delivered to the Authority office located at 788 Harrison

Avenue, Building #1, Harrison, New Jersey 07029. Rent will be collected on
business days Monday through Friday 9:00 a.m. until 2:00 p.m.

Payments made as rent will be applied to any outstanding balances which may
include rent, utilities, maintenance, or any other balances owed.

The monthly rent that is pavable by the Tenant must be paid in full; no partial
payments will be accepted.

Schedule of Charges

A Schedule of Charges to Tenants for maintenance and repair beyond normal wear
and tear shall be posted in the on-site management office. Charges are due and
payable on the date stated in the notice in which the charge is made, but not sooner
than fourteen (14) days after delivery of the notice.

When the Authority determines that needed maintenance is not caused by normal
wear and tear, Tenant shall be charged for the cost of such service, either in
accordance with a Schedule of Maintenance Charges posted by the Authority or
(for work not listed on a Schedule of Maintenance Charges) based on the actual
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cost to the Authority for the labor and materials needed to complete the work, If
overtime work is required, overtime rates shall be charged.

Late Charges

All rent not received in full by the 10® of the month will be deemed delinquent and
will be assessed a late charge of $25.00. This provision does not create a “grace
period”, Rent shall remain due no later than the 1 of each month, and rent paid
after the 1 will be considered late.

Attorney, Court, and Eviction Costs

Tenant will be charged a fee to cover costs and/or reasonable attorney's fees
whenever the Authority incurs costs and attorney fees in connection with legal
proceedings in which the Tenant does not prevail in the court action.

In the event of an eviction, the Tenant gives the Authority permission to remove
from the Premises and then from the public way any personal property left in the
Premises, and to stote or to dispose of such property as permitted by law. The
Tenant agrees that the Tenant will be responsible for the actual costs for removing
atty personal property from the Premises, and any other costs directly associated
with the eviction. The procedure and time of notification for the Authority’s
removal of personal property are set forth in Section 12(K)(2) of this Lease.

In the event of the Tenant's eviction or the termination of the tenancy, the Tenant
will remain ligble for the back payment of rent and costs due to the Authority
through date of termination of the tenancy, eviction, removal of Tenant’s personal
property from the Leased Premises and disposal of Tenant's personal property, if
applicable.

Utilities

The Authority will furnish without additional charge the following: heat, electricity,
gas, and hot and cold water, Utilities arc to be furnished to at least the extent
required by local custom and usage, and local and State law. Electricity is that
utilized by standard electrical appliances. The Authority is not responsible for the
failure to furpish such utilities if the cause is beyond the control of the Authority,

Tenant agrees not to waste the utilities provided by the Authority and to comply
with any applicable law, regulation, or guideline of any governmental entity
tegulating utilities or fuels, Tenant also agrees to abide by any local ordinance or
Authority rules restricting or prohibiting the use of space heaters in multi-dwelling
units.

Tenant shall be charged for excess utilities used by the Tenant, including utilities
used by certain appliances and devices supplied by the Tenant. Tenant must first
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seek the Authority’s approval before installing or using major appliances supplied
by the Tenant in the Premises. A schedule of charges, along with a list of appliances
defined as additional major appliances, will be attached io this Lease, and
incorporated herein, as well as posted in the Authority office.

' (H) Bad Checks

Tenant shall pay the Authority any bank charges for each check which is dishonored
for any reason. Current batk charges are posted in the Authority office,

@)  Additional Rent

All charges due under this Lease, including but not limited to late fees, attorneys
fees, court costs, returned check fees, additional wtility costs, and charges for
maintenance and repair beyond normal wear and tear are considered additional rent
for purposes of an eviction case for nonpayment of rent, if allowable by law for the
particular action,

REDETERMINATION OF RENT, DWELLING SIZE AND ELIGIBILITY

Tenant’s non-public housing over-income family is exempt from the Authority’s
recertification and income reporting requirements,

Tenant shail be charged the Alternative Rent, as calculated by the Authority. In the event
of any rent adjustment, the Authority will mail or deliver a writien "Notice of Rent
Adjustment” to the Tenant in accordance with Section 11 of this Lease. All notices will
state the effective date of the rent adjustment.

In. the case of a rent decrease, the adjustment will become effectlve on the first day of the
month following the change in Alternative Rent. In the case of a rent increase, the
adjustment will become effective on the first day of the month following a thirty (30) day
notice of the change in Alternative Rent. The Tenant agress to be bound by any change

* determined by the Authority to be necessary by application of this subsection,

If the Authority, in its sole discretion, determines that the size of the Premises is no longer
appropriate to the Tenant's needs, and a dwelling unit of the appropriate size is available,
the Tenant shall be offered the other dwelling unit of appropriate size in accordance with
Section 16(H) of this Lease, and Tenant shall move within thirty (30) days unless otherwise
authorized by the Authority. Tenant forther agrees to accept a new lease for a different
dwelling unit of the appropriate size or design. If the Tenant fails to accept the other unit,
the Authority may terminate this Lease pursuant to the appropriate procedures described
in this Lease.

When the Authority redetermines the amount of rent payable by the Tenant, or determines
that the Tenant must transfer to another dwelling unit, the Authority shall notify the Tenant
that the Tenant may ask for an explanation stating the specific grounds of the Authority’s
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determination, and that if the Tenant does not agree with the determination, the Tenant
shall have the right to request a hearing under the Authority's Grievance Procedure.

OCCUPANCY

The Tenant shall have the right to exclusive use and occupancy of the Premises, Tenant

‘must reside in the Premises and the Premises must be Tenant’s only place of residence.

Guests or visitors of the Tenant may be accommodated for 1o longer than thirty (30) days
per visitor each year. "Guest" means a person in the Premises with the consent of a
household member. The Tenant must notify the Authority in writing of all overnight guests
staying in the Premises for more than two (2) nights, The written notice must be given no
later than the third day before the guest begins staying at the Premises. The notice must
indicatoe the period of titme the guest will be staying at the Premises. If any visit will extend
beyond thirty (30) days, the Tenant must notify the Authority in writing, stating the reasons

~ for the extended visit, and request permission from the Authority for the extended stay.

The guest may only stay beyond thirty (30) days if the extended stay is authorized in writing
by the Authotity.

OBLIGATIONS OF THE AUTHORITY

The Authority shall be obligated, other than for circumstances beyond its control, as

follows:

(A)  To maintain the Premises and the project in decent, safe, and sanitaty condition.

(B) To comply with requirements of applicable bullding codes, housing codes, and
HUD regulations materially affecting health and safety.

(C)  To make necessary repairs to the Premises.

(D)  To keep project buildings, facilities, and common areas not otherwise assigned to
the Tenant for maintenance and upkeep, in a clean and safe condition.

(E) To maintain in good and safe working order and condition: electrical, plumbing,
sanitary, heating, ventilating, and other facilities and appliances, including

. elevators, supplied or required to be supplied by the Authotity. The Authority shall

- provide the following appliances for the Premises; cooking range and refrigerator,

(F). To provide and maintain appropriate receptacles and facilities (except containers
for the exclusive use of an individual tenant household) for the deposit of garbage,
rubbish and other waste removed from the Premises by the Tenant in accordance
with Section 7(G).

(G) To supply running water, including an adequate source of potable water, and
reasonable amounts of hot water and reasonable amounts of heat at appropriate
times of the yeat, except where heat or hot water i3 generated by an installation
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within the exclusive control of the Tenant and supplied by a direct utility
connectiot. .

To notify the Tenant of the specific grounds for any proposed adverse action by the
Authority. Such adverse action includes, but is not limited to, proposed lease
termination, involuntary transfer of the Tenant to another unit, imposition of
charges for maintenance and repair, or imposition of charges for excess
consumption of utilities,

When the Authority s required to afford the Tenant the opportunity for a hearing
under the Authority's Grievance Procedure for a grievance ¢oncerning a proposed
adverse action:

(1)  The notice of proposed adverse action shall inform. the Tenant of the right
to request such hearing, In the case of a lease termination, a notice of lease
termination in accordance with 24 C.FR. 966.4(1)(3) shall constitute
adequate notice of proposed adverse action. The notice requirements of 24
C.F.R. 966.4(1)(3) are incotporated into Section 12(B) through. 12(F) of this

" Lease,

(2)  1In the case of a proposed adverse action other than a proposed lease
termination, the Authority shall not take the proposed action until the time
for Tenant to request a grievance hearing has expired, and (if a hearing was
timely requested by the Tenant) until the grievance process has been
completed or terminated.

To comply with Federal, State, and local nondiscrimination and fair housing
requirements, including Federal accessibility requirements and providing
reasonable accommodations for persons with disabilities.

To establish necessary and reasonable policies for the benefit and well-being of the
housing project and the tenants, post the policies in the project office, and
incorporate the regulations by reference in the Lease.

To consider lease bifurcation, as provided in 24 CF.R. 5.2009, in circumstances
involving domestic violence, dating violence, sexual assault, or stalking, provided
that, if the Authority chooses to bifurcate a lease, no assistance will be given for an
individual who does not meet public housing eligibility and 24 CER.
5.508(h)(2) applies to submission of evidence of citizenship or eligible immi grahon
status,

~OBLIGATIONS OF THE TENANT

Tenant shall be obligated as follows:

(A)

Not to assign the Lease or to sublease or transfer possession of the Premises,
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Not to provide accommodations for boarders or lodgers. Not to provide
accommodations to guests, other than as provided in Section 5 of this Lease.

To use the Premises solely as a ptivate dwelling for Tenant and Tenant's household
as identified in the Lease, and not to use or permit its use for any other putposes.
Tenant must live in the Premises and the Premises must be Tenant’s only place of
residence. Tenant cannot live somewhere other than the Premises,

With the prior written consent of the Authority, members of the household may
engage in legal profit-making activities in the Premises when the Authority
determines that such activities are incidental to primary use of the Premises for
residence by members of the household. Use of the Premises for legal profit-making
activities will be subject to the Authority’s policy on such activities.

To abide by necessary and reasonable regulations issued by the Authority for the
benefit and well-being of the housing project and the tenants. These regulations
shall be posted in the Authority office and are incorporated by xeference in this
Lease. Violation of such regulations constitutes a violation of this Lease; provided,
however, that any such regulations shall be consistent with the terms of this Lease.
In the event of a conflict between any such regulations and any provision of this
Lease, the provision of the Lease shall govern.

To comply with all obligations imposed upon Tenant by applicable provisions of
State of New Jersey statutes, regulations, building codes, and housing codes
materially affecting health and safety.

To keep the Premises, adjacent grounds, and other such areas as may be assigned
to Tenant's use in a clean, orderly, and safe condition, and to use reasonable cate to
keep the Premises in such condition as to ensure proper health and sanitation
standards for Tenant, household membess, and neighbors. If authorized in writing
by the Authotity, the Tenant may paint or make minor repairs to the Premises at
his/her expense. Otherwise, Tenant agrees to make no alterations or repairs or
redecorations to the interior of the Premises or to the equipment, nor to install

‘additional equipment or major appliances without written consent of the Authority,

Tenant agrees to make no changes to locks or install new locks on exterior doors
without the Authority’s written approval. Tenant agrees to use no nails, tacks,
screws, brackets, or fasteners on any part of the Premises including but not limited
to doors, door frames, fences, and fire escapes (a reasonable number of picture
hangers excepted) without authorization by the Authority.

To separate and dispose of all items to be recycled as specified by the Authority,
To dispose of all garbage, rubbish, and other waste from the Premises in a sanitary
and safe manner. To refrain from, and cause members of Tenant’s household or
guests to refrain from, littering or leaving trash and debris in common areas, To
properly use all trash receptacles for disposal of household waste only.
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To uvse only as intended and in a reasonable manner all electrical, plumbing,
sanitary, heating, ventilating, air-conditioning and other facilities and
apputtenances (including elevators). The Tenant shall use all electtic, plumbing and
other facilities safely, and use no more electricity than the wiring to the Premises
or feeders to the Building can safely cacry. The Tenant shall obey any written
instructions of the Authority for the care and the use of the appliances, equipment,
and other personal property on or in the Premises. Landlord will not be responsible
for failure to furnish utilities by reason of any cause beyond Landlord's control.

To refrain from and to cause housshold members and guests to refrain from
destroying, defacing, damagmg or removmg any part of the Premmises or Project.

To act and to cause houschold members and guests to act in a manner which is
legal, orderly, and which wilt not disturb his/her neighbors’ peaceful enjoyment of
their accommeodations, and will be conducive to maintaining the Project in a decent,
safe, and sanitary condition.

(1) Toassure that the Tenant, any household members, any guests, or any other
persons under the Tenant's control, shall not engage in:

(8)  any criminal activity that threatens the health, safety, or right to
peaceful enjoyment of the Authority's public housing premises by
other residents, employees of the Authority, agents of the Authonty,
or on-site property management staff responsible for managing the
prammes,

() any cmmnal activity that threatens the health, safety, or right to
peaceful enjoyment of their residences by persons residing in the -
immediate vicinity of the Premises;

(¢)  any drug-related criminal activity on or off the Authority's public
housing premises.

Any criminal activity in violation of the preceding sentenice shall be
cause for termination of the tenancy, and for eviction from the
Premises, The term "drug-related criminal activity" means the
illegal possession, manufacture, sale, distribution, use, or possession
with intent to manufacture, sell, distribute, or use, of a confrolled
substance as defined in section 102 of the Controlled Substances
Act, 21 U.8.C, 802,

The Tenant agrees not to engage in any other criminal activity
affecting the right to peaceful enjoyment of the premises by, or the
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well-being of, any other public housing residents or employees
while the Tenant is a tesident in public housing, Any such criminal
activity may also be a cause for termination of the tenancy, and for
eviction from the Premises. ‘

(d)  any smoking of prohibited tobacco products in restricted areas, as
defined by 24 CF.R, 965.653(a), or in other outdoor areas that the
Authority has designated as smoke-fiee,

(2)  'To assure that the Tenant, any houschold members, any guests, or any other
persons under the Tenant's control, shall not engage in an abuse or pattern
of abuse of alcohol that affects the health, safety, or right to peaceful
enjoyment of the premises by other residents.

The Tenant agrees to abide by all the provisions of the Authority’s Pet Policy, and
to keep no pets or animals in or on the Premises except as permitted by the
Authority’s Pet Policy and othet applicable laws and regulations. Provisions of this
Lease pertaining to the Authority’s Pet Policy are further outlined in Section 16(F)
of this Lease.

To pay reasonable charges (other than for normal wear and teat) for the repair of
damages to the Premises, project buildings, facilities, or common areas caused by
Tenant, houschold members, or guests. This shall include damage caused by the
failure to report needed repairs. Any damage to the Premises which is not described
in the written report of inspection prior to Tenant's occupancy will be presumed to
have been caused by Tenant.

To permit the Authority, pursuant to the provisions of Section 10, entrance to the
Premises for the purpose of performing periodic inventories and inspections,
reading utility meters and routine maintenance for making improvements or repairs,
or to show the Premises for re-leasing.

To prompily report to the Authority any accident, injury, or any needed repairs to
the Premises, and to teport known unsafe or unsanitary conditions in the Premises

‘or in common areas and grounds of the project. Tenant’s failure to report the need

for repairs in a timely manner may be considered to contribute to any damage that
occurs, ‘

To refrain from placing fixtures, fences, tents, or pools in or about the Premises,
installing additional locks, chain locks, dead bolts, or making changes or alterations
to existing locks or other aspects of the Premises, without prior revocable
permission of the Authority in writing. All changes or additions made without the
Authority's written consent shall be removed by the Tenant on demand by the
Authority at the Tenant's expense, and the Premises shall be returned to its original
state and condition. In the event the Tenant fails to comply with the Authority’s
demands, the Authority will make any removals and any necessary repairs and the

10
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Tenant’s account will be charged for time and materials if performed by
maintenance staff or actual costs incurred by the Authority if performed by outside
vendots or contractors. Charges applied to Tenant’s account under this section will
constitute additional rent when and if permissible under law.

To comply with the provisions of any rider or addendum attached to and
incorporated into this Lease.

To notify the Authority of any absence from the Premises which exceeds ten (10)
days, and to give such notification prior to the actual absence.

Not to display, use, or possess, or allow members of Tenant’s houschold or guests
to display, use or possess any fireatms (operable or inoperable), or other offensive
weapons as defined by the laws and courts of the State of New Jersey, anywhere on
the property of the Authority, including but not limited to hallways, common areas,
laundry rooms, offices, lobbies, patking lots, and outdoor areas. This ineludes, but
is not limited to, B.B. guns, air powered rifles and paint ball guns. Only firearms
and other weapons legally owned in accordance with the laws of New Jersey may
be possessed within one’s own residential unit, Any such legally owned firearms
or weapons within the tenant’s unit, in which a minor may gain access, must be
propetly stored in a securely locked box or container, stored in a placed reasonably
believed to be secured, or secured with a trigger lock in accordance with N.J.S.A.
2C:58-15(a). Additionally, when a tenant is legally transporting any such legally
owned firearms or weapons for a lawful and legally permitted purpose, the tenant
may transport such fitearms through Housing Authority common areas and
property, if unloaded and in a secure, closed and fastened case, in accordance with
N.I8.A. 2C:39-5(g). Otherwise, any illegal use or illegal possession of firearms
and/or other weapons in violation of Housing Authority policy and/or New Jersey
law shall be grounds for eviction.

L. Any resident who wishes to store any firearm or weapon within their unit
(or any resident who already stores any fitearm or weapon within their unit
prior to adoption of this provision), must first present the Housing Authority
with copies of any and all documentation required under New Jersey law to
obtain and possess said firearm or weapon, including, but not limited to, a
New Jersey Firearms Purchaser ID Card and a New Jersey Permit to
Purchase Handgun.

Not to keep or use flammable materials on the Premises, such as gasoline, kerosene,
mineral spirits, turpentine, paint, motor oil or other flammable materials or
explosives (including fireworks). To take precautions to prevent fires,

) .
To leave the Premises upon vacating the Premises in a clean and safe condition,
normal wear and tear excepted, and to return all keys to the Authority, The Tenant
shall remove all of the Tenant’s personal property upon the termination of the
Lease. Any property left by the Tenant in or about the Premises for thirty (30) days

11
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or more after he/she vacates will be considered as abandoned and may be disposed
of as the Authority sees fit pursuant to Authority’s palicy, as further provided in
Section 12(K) of this Lease. Reasonable and actual storage and disposal costs may
be charged to the Tenant.

To act ib a cooperative manner with neighbors and the Authority’s staff or agents.
To refrain from, and cause houschold members or guests to refrain from, acting or
speaking in an illegal, abusive, or threatening manner toward neighbors and the
Authority’s staff or agents.

To avoid obstructing sidewalks, arcaways, galleries, passages, elevators, or staits,
and to avoid using thése for purposes other than going in and out of the Premises.

To refrain from erecting or hanging radio antetmas, television antennas, or satellite
dishes on or from any purt of the Premises or Authority property, except in
accordance with any regulations set by the Authority with the prior written approval
of the Authotity.

To remove from Authority property any vehicles without valid registration and
inspection stickers. To refrain from patking any vehicles in any right-of-way or fire
lane designated and marked by the Authority. Any inoperable ot unlicensed vehicle
as described above will be removed from Authority property at Tenant’s expense.
Automobile repairs, including oil changes, are not permitted on the project site.

N

(1) Not to commit any fraud in connection with any Federal housing assistance
program, and

(2)  Notto receive assistance for occupancy of any other unit assisted under any
Federal housing assistance program during the term of the Lease.

[Intentionally omitted].

Not to allow in or near the Premises a person on the Defiant Trespass List for the
Authority. The Defiant Trespass List for the Authority will be regularly posted-in
conspicuous areas on Authority property, including in the Avthority’s main office.

It will be a serious violation of this Lease to allow any such person on or near the
Premises after notice that such person is on the Authority’s Defiant Trespass List,
Tenant may not harbor or entertain, in the Premises or on Authority property, those
individuals on the Defiant Trespass List. Failure to abide this provision will cause
action to be taken against the Tenant by the Authority, which may include service
of Notice to Cease and/or termination of the Lease.

12
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(CCy  Not to display any signs, flags, banners, bumper stickers, pennants, or gang colors

whatsoever,

(DD) Not to use or operate motorized vehicles including scooters, bikes, dirt bikes, or

(EE)

(FE)

(B)

©

(D)

(£)

midget cars on any Authority property including but not Limited to parking lots,
recreation areas, and sidewalks.

Not ta use any fire pits, chimineas, or outdoor fireplaces of any kind.
Not to use the Authority electrical system to power any devices outside the

Premises, including but not limited to outdoor lighting, power tools, or clectrical
appliances.

" DEFECTS, HAZARDS TO LIFE, HEALTH OR SAFETY
@)

In the event the Premises are damaged to the extent that conditions are created
which ate hazardous to life, health, or safety of the occupants, the Tenant shall
immediately report such damages to the project management. Tenant also agrees to
immediately report all other damages to the Premises to the project management.

The Authority shall be responsible for repair of the Premises within a reasonable
time; provided that, if the damage was caused by the Tenant, household members,
or guests, the reasonable cost of the repairs shall be charged to the Tenant.

The Authority shall offer standard alternative accommodations, if available, in
citcumstances where necessary repairs cannot be made within a reasonable time,
The Authority is not required to offer Tenant a replacement unit if the hazardous
condition was caused by Tenant, household members, or guests. Tenant shall accept

any replacement unit offered by the Authority,

In the event repairs ate not made in accordance with subsection (B), or altetnate
accommodations are not provided in accordance with subsection (C}, rent shall be
abated in proportion to the seriousness of the damage and loss suffered by the
Tenant, provided, however, that no abatement of rent shall occur if the Tenant
rejeets the alternative accommodation or if the damage was caused by the Tenant,
household members, or guests,

In the event the Tenant claims a rent adjustment under the provisions of this section,
he/she shall pay the entire amount of rent due for the period for which a rent
adjustment is claimed to the Authority to be held in escrow pending a decision in
accordance with the Grievance Procedure referred to in Section 13 of this Lease.

PRE-OCCUPANCY AND PRE-TERMINATION INSPECTIONS

GY)

The Authority and the Tenant, or the Tenant's representative, shail inspect the
Premises priot to occupancy by the Tenant, The Authority will furnish the Tenant

13
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with a written statement of the condition of the Promises and the equipment
provided therein, The statement shall be signed by the Authority and the Tenant,
and & copy shall be retained by the Authority in the Tenant's file,

At the time the Tenant vacates the Premises, the Authority shall inspect the
Premisos and furnish the Tenant with a written statement of any charges. The
Authority shall notify the Tenant of the inspection, and the Tenant and/or Tenant's
tepresentative may join in such inspection, unless fhie Tenant vacates the Premises
without prior notice to the Authority.

ENTRY OF PREMISES DURING TENANCY

(A)

(B)

©

Upon reasonable advance notification to the Tenant, the Authority or its authorized
employee, agent, contractor, or reptesentative, shall be permitted to enter the
Premises during reasonable hours for the purpose of performing routine inspections
and maintenance, for making improvements or repairs, or to show the Premises for
re-leasing, A written statement specifying the purpose of entry by the Authority,
delivered to the Premises at least two (2) days before such entry, shall be
considered reasonable advance notification. Response to requests by Tenants for
tepairs and services will not require two (2) days’ notice. When Tenant calls to
request maintenance on the Premises, the Authority shall aitempt to provide such
maintenance at a time convenient to Tenant. If Tenant is absent from the Premises
when the Authority comes to perform maintenance, Tenant’s request for
maintenance shall constitute permission to enter.

The Authority may enfer the Premises at any time without advance notification
when there is reasonable cause o beliove that an emergency exists.

In the event that Tenant and all adult household memtbers are absent from the
Premises at the time of entry, the Authority shall leave on the Premises a written
statement specifying the date, time, and purpose of entry prior to leaving the
Premises.

NOTICE

A)

®)

Except as provided in Scction 10, notice to the Tenant shall be in writing atd
delivered to the Tenant ot to an adult household member, or sent by prepaid first-
class mail, properly addressed to the Tenant. The notice shall be provided ina form
to allow meaningful access for and to ensure effective communication with persons
who are limited English proficient and/or disabled, provided that the Authority has
prior notice of the Tenant’s limited English proficiency and/or disability.

Notice to the Authority shall be in writing, delivered to the Authority's office at 788

Harrison Avenue, Building #1, Hatrison, New Jersey 07029, or sent fo that office
by prepaid first-class mail, properly addressed to the Authority's office.

14
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(C)  Notices sent by regular first-class mail shall be deemed delivered on the second
business day after depositing the same for mailing with the U.8. Postal Service,
postage prepaid. Unopened, canceled, first-class mail returned by the Post Office
shall be sufficient evidence that notice was given, whether signed or unsigned,

12.  TERMINATION OF LEASE

(A)  If there has been a serious or repe"ated violation of material terms of the Lease, or
for other good cause for lease termination, the Authority reserves the right of re-
entry which allows the Authority to terminate this Lease and re-enter the Premiyes.
This is done through an eviction procedure in court to remave the Tenant.

The Authority shall not terminate or refuse to renew this Lease other than for
serious or repeated violation of material terms of the Lease or for ofher good cause,
The following terms shall be considered material terms but are not an exclusive
listing:

(1)  Obligations of the Tenant identified in Sections 4 and 7 of this Lease, and
other obligations of the Tenant identified elsewhere in this Lease,

(2)  Nonpayment of rent,

* Repeated late payment of rent,

(4)  Setious or repeated interference with the rights of other tenants.

(5)  Setious or ref:eated damage to the Premises or the Authority premises,
Creation of physical hazards in the Premises, common areas, common

grounds, or parking areas of any projoct site.

(6)  Unauthorized alteration, unauthorized repair, sale, destruction or other
disposition of the Premises or any part thereof.

(7)  Failure to report a change to household composition or failure to provide
any other information required by this Lease,

(8)  Misrepresentation (intentional or unintentional} of any material fact in the
application for housing, or any other material misstaterments submitted to
the Authority, including, but not limited to, information on household
income, composition, assets, or eligibility for housing,

(9)  Violation of any rule or provision of the Authority’s Pet Policy. The
Authority’s Pet Policy is incorporated into this Lease by reference.

(10}  Such change in household size ot composition as to render inappropriats the
Tenant's continued occupancy of the Premises.
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(8)  Any activity by the Tenant, houschold member, guest or other
person under Tenant’s control, including criminal activity, which
threatens the health, safety or right to peaceful enjoyment of the
Authority’s public housing pretmises by other residents, employees
of the Authority, agents of the Authority, or on-site property
management staff responsible for managing the premises.

(b)  Any activity by the Tenant, household member, guest or other
person under Tenant’s control, including criminal activity, that
threatens the health, safoty or right to peaceful enjoyment of their
residences by persons residing in the immediate vicinity of the
Premises.

(¢)  Any drug-related criminal activity as defined in Section 7(K) of this
Lease. *

(d) 'Alcohol abuse as defined in Section 7(K) of this Lease.

(&)  Furnishing false or misleading information concerning illegal drug .
uge, alcohol abuse, or rehabilitation of illegal drug users or alcohol
abusers.

(12)  Violation of the Authority’s Admissions and Continued Occupancy Policy,
or serious or repeated violation of any of the Authority’s rules or regulations
applicable to the Premises ot the public housing premises as posted dand in
effect from time to time,

(13) ‘Weapons or illegal drugs seized in the Premises or on Authotity premises
by a law enforcement officer.

(14)  Any fire on Authority premises caused by the Tenant, household members,
: or guests” actions or neglect. '

(15)  In the event that the Tenant becomes so physically or mentally incapable of
maintaining the Premises in a habitable condition or of caring for his/her
physical or mental needs such that reasonable accommodations will not be
sufficient to meet such needs and where the Tenant cannot atrange for
someone to assist in performing these functions.

However, to the extent feasible, if during the term of this Lease, Tenant, by
reason of physical or mental impairment, is no longer able to comply with
the material provisions of this Lease and cannot make arrangements for
.o someone to aid him/her in complying with the Lease, and the Authority
cannot make any reasonable accommodation that would enable Tenant to
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(16)

(17)

(18)

comply with the Lease, then the Authority will assist Tenant, or designated
member(s) of Tenant’s family, to find more suitable housing and move
Tenant from the Premises, If there ate no family members who can or will
take responsibility for moving Tenant, the Authority will, to the extent
feasible, work with appropriate agencies to secure suitable housing,

At the time of admission, the Tenant must identify the family mernber(s) or
other designated person(s) to be contacted if the Tenant becomes unabls to
comply with Lease terms,

Nothing herein shall be construed to compel the Authority to provide
accommodations or continued residency to a Tenant or to household
members who, becavse of physical, mental or emotional illness, have
become a threat to the health or safety of such Tenant or household members
themselves, or who have become a threat to the health, safety, or right to
peaceful enjoyment of the Authority premises of any other Tenant or
Authority employee or agent.

Allowing in or near the Premises a person on the Authority’s Defiant
Trespass List.

Failure to live in the Premises or residing somewhere other than the
Premises.

Violation of any rule or provision of the Authority’s Smoke-Free Policy.
The Authority’s Smoke-Free Policy is incorporated into this Lease by

' reference,

The Authority shall give written notice of termination of this Lease of

1)
2)

(3)

Fourteen (14) days in the case of failure to pay rent.

A reasonable time considering the seriousness of the situation (but not to
exceed thirty (30) days):

(@)  If the health or safety of other residents, Authority employees, or
persons residing in the immediate vicinity of the Premises is
threatened; or

(b)  If any member of the household has engaged in any drug-related

criminal activity or violent criminal activity: or
(¢)  If any member of the household has been convicted of a felony.

Thirty (30) days in all other cases, unless New J ¢rsey State law provides a
shorter time frame, i which case the shorter time frame shall apply.
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G)

The notice of lease termination to the Tenant shall state specific grounds for
termination, and shall inform the Tenant of the Tenant's right to make such reply as
the Tenant may wish. The notice shall also inform the Tenant of the right to examine
the Authority's documents directly relevant to the termination or eviction. When
the Authority is required to afford the Tenant the opportunity for a gtievance
hearing, the notice shall also inform the Tenant of the Tenant's right to request a
heating in accordance with the Authority's Grievance Procedure.

A notice to vacate or quit and a demand for possession, which are required by New
Jersey State law, may be combined with and'run concurrently with a notice of lease
termination.

When the Authority is required to afford the Tenant the opportunity for a hearing
under the Authority's Grievance Procedure for a grievance concerning the lease
termination, the tenancy shall not terminate (even if any notice to vacate under New
Jersey State law has expired) until the time for the Tenant to request a grievance
hearing has expired, and (if a heating was timely requested by the Tenant) until the
grievance process has been completed or terminated.

When the Authority is not required to afford the Tenant the opportunity for a
hearing vnder the administrative Grievance Procedure for a grievance concerning
the lease termination, and the Authority has decided to exclude such grievance from
the Grievance Procedure, the notice of leage termination shall:

(1)' State that the Tenant is nof entitled to a grievance hearing on the
termination.

(2) Specify the judicial eviction procedure to be used by the Authority for
eviction and state that the procedure provides the opportunity for a hearing
in court that contains the basic elements of due process as defined in HUD
regulations. :

(3)  State whether the eviction is for criminal activity that threatens the health,
safety, or right to peacoful enjoyment of the premises of other residents or
employees of the Authority, or for any drug related criminal activity,

The Authority may evict the Tenant from the Premises only by bringing a court
action,

In deciding to evict for criminal activity, the Authority shall have discretion to
consider all of the circumstances of the case, including the seriousness of the
offense, the extent of participation by household members, and the effects that the
eviction would have on household members not involved in the prohibited activity
and on the Tenant’s neighbors. In appropriate cases, the Authority may impose a
condition. that household members who engaged in the prohibited activity will not
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reside in or visit the Premises. The Authority may require a household member who
has engaged in a pattern of abuse of alcohol and/or the illegal use of drugs to present
evidence of successful completion of a treatment program as a condition to being
allowed to reside in the Premises,

(1} The Authority may evict the Tenant by judicial action for criminal activity
in aceordance with this section if the Authority determines that the covered
person has engaged in the criminal activity, regardless of whether the
covered person has been arrested o convieted for such activity and without
satisfying the standard of proof used for a ¢riminal conviction.

(2)  If the Authority seeks to terminato the tenancy for criminal activity as
shown by a ctiminal record, the Authority must notify the household of the
proposed action to be based on the information and must provide the subject
of the record and the Tenant with a copy of the ctiminal record before a
court trial concerning the termination of tenancy or eviction. The Tenant
must be given an opportunity to dispute the accuracy and relevance of that
record in the court trial.

(3)  The Authority may not pass along to the Tenant the costs of a criminal
records check. :

Notice to Post Office: When the Authority evicts an individual or household from
the Premises for engaging in criminal activity, including drug-related criminal
activity, the Authority shall notify the local post office serving the Premises that
such individual or houschold is no longer residing in the Premises. This action will
be taken so that the Post Office will terminate delivery of mail for such persons at
the Premises, and such persons will not return to the property for pickup of the mail,

The Authority shall provide the Tenant a reasonable opportunity to examine, at the
Tenant’s request, befote an Authority grievance hearing or court trial concerning a
termination of tenancy or eviction, any documents, records, and regulations wiich
are in the possession of the Authority, and which are directly relevant to the
termination of tenancy or eviction. The Tenant shall be allowed to copy any such
documents, records, and regulations at the Tenant's expense. A notice of lease
termination shall inform the Tenant of the Tenant's right to examine the Authority's
documents, records, and regulations concerning such Tenant's termination of
Tenancy or eviction, If the Authority does not make documents available for
examination upon request by the Tenant in accordance with this procedute, the
Authority may not proceed with the eviction,

This Lease may be terminated by the Tenant at any time by giving thirty (30) days

advance written notice, to become effective at the end of a month, to the Authority
in the manner specified in Section 11(B).
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Tenant agtees to leave the Premises in a clean and good condition, normal
wear and tear excepted, and to return the keys to Authority Management
when Tenant vacates. '

Upon termination of tenancy and vacating the Premises, Tenant agrees to
remove all personal property from the Premises. In the event Tenant fails to
temove any personal property within thirty (30) days of vacating said
Premises or to make other arrangements with Authority Management for its
disposition, Tenant agrees that Authority Management may dispose of such
property as it sees fit without further responsibility or liability of
Management to Tenant, provided Authority Management has given thirty
(30) days’ written notice to Tenant at Tenant’s last known address.

Tenant agrees to reimburse the Authority to the extent of any amounts
expended by Authority Management for moving and storage costs of
Tenant’s personal property.

This Lease may be terminated and the Authority reserves a right of re-entry upon
such termination, for other good cause. Other good cause includes but is not limited
to the following:

(1)
2
&)

)
&)

(6)

™

Criminal activity or aleohol abuse as provided in this Lease.
Discovery after admission of facts that made the Tenant ineligible.

Discovety of material false statements or fraud by the Tenant in connection
with an application fot assistance or with reexamination of income.

[ Intentionally omitted].

Failure to accept the Authority’s offer of a loase revision to an existing lease
that is on a form adopted by the Authority in accordance with 24 C.F.R.
966.3; with written notice of the offer of the revision at least thirty (30) days
before the lease revision is scheduled to take effect; and with the offer
specifying a reasonable time limit within that period for aceeptance by the
Tenant.

The Authority may terminate the Lease and eviet the Tenant when the
Awuthority determines that a household member is illegally using a drug or
when the Authority determines that a pattern of illegal use of a drug
interferes with the health, safety, or right to peaceful enjoyment of the
premises by other residents.

The Authority must immediately terminate the Lease and evict the Tenant
if the Auvthority determines that any member of the household has ever been
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convicted of drug-related ctiminal activity for manufacture or production of
methamphetamine on the premises of federally assisted housing,

(8)  The Authority may terminate the Lease and evict the Tenant if Tenant or
any household member is fleeing to avoid prosecution, or custody or
confinement after conviction, for a crime, or attempt to commit 4 crime, that
is a felony under the laws of the place from which the individual flees, or
that, in the case of the State of New Jersey, is an indictable crime or serions
disorderly persons offense; or violating & condition of probation or parole
imposed under Federal or State law. _

(M)  Tenant understands that this is public housing in a public housing authority and that
Tenant’s leasehold interest may not pass upon death in a will or intestate court
proceeding, as per Federal law. Upon the death of the sole temant and only
houschold member, the Lease will automatically terminate fourteen (14) days after
the Tenant’s death.

GRIEVANCE PROCEDURE

Other than eviction disputes referred to in Section 12(F) (involving a Tenant's criminal
activity that threatens the health, safety, or right to peaceful enjoyment of the premises by
other residents or Authority employees or agents, or involving drug-related crimipal
activity), all disputes concerning the obligations of the Tenant and residents of the
Authority under this Lease shall be processed and resolved pursuant to the Grievance
Procedure of the Authority which is in effect at the time such grievance or appeal arises,
The procedure shall be posted in the Authority's office and is incorporated into this Lease
by reference, .

WAIVER

(A)  No Waiver of Rights by Tenant or Landlord
The delay or failure of the Authority or the Tenant to exetcise any right or remedy
as provided herein shall not affect the right to do so at a later date for similar or
other causes. In addition, no partial or single exetcise of any such right shall
constitute a waiver (post or prospective) of that or any other right, unless otherwise
oxpressly provided herein or within any of the Authority policies or attachments
incorporated herein. '

(B) No Waiver by Landlord

The Authority does not give up any rights by accepting rent or payments in whole
or in part, or by failing to enforce. any terms of this Lease. Acceptance of rent or
any other payments from the Tenant after this Loase has been terminated shall not
negate or void the Lease termination, nor shall the acceptance of rent create a new
tenancy.
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MODIFICATIONS

Modifications of this Lease must be accompanied by a written rider to the Lease executed
by the ‘Authority and the Tenant, except for rent redeterminations, appropriateness of
dwelling size, schedules of special charges for services or repairs, ufility charges, or
returned check charges, and rules and regulations which are incorporated into the Lease by
reference. Matters incorporated into the Lease by reference shall be publicly posted in a
conspicuous manner in the Authority's office and shall be furnished to the Tenaut upon
request. If such schedules, tules and regulations are modified, the Authority shall give at
Jeast a thirty (30) day written notice to each affected Tenant setting forth the proposed
modification, the reasons for the modification, and provide the Tenant an opportunity to
present written comments which shall be considered by the Authority prior to the effective
date of the proposed modification.

MISCELLANEOUS:
{A) Captions

Captions or Section Headings contained in this Lease are set forth for convenience
- of reference only and do not affect the substance of the sections so captioned.

(B) Counterparts

This Lease may be executed in several counterparts, each of which shall be
considered to be an original.

(C)  Integration

The parties have read this Lease. The provisions of this Lease, together with any
future supplements or amendiments, constitute the entire agresment of the Authority
and Tenant with respect to the subject matter hercof and there exist no other prior
or contemporaneous oral or written agreements with respect to such subject matter.
No other changes hereto shall be made except in writing, signed and dated by the
Tenant and an authorized representative of the Authority.

(D)  Prior Leases Between Tenant and the Authority
It is hereby further understood and agreed between the Tenant and the Authority
that the Authority reserves all rights and remedies to terminate this Lease and/or to
make any claim for rent due or other charges or other Lease violations arising under
any prior Lease with the Tenant for the Premises and/or other premises leased by
the Authority, and that such claims may be enforced as if arising under this Lease.

(E) Foster Child/Live-in Aide
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With the prior written consent of the Authority, a foster chiltd or a live-in aide may
reside in the Premises, provided that the accommodations of such persons cotform
to the Authority’s occupancy standards. The Authority may adopt reasonable
policies concerning residence by a foster child or a live-in aide, and in defining the
circurnstances in which the Authority’s consent will be given or denied. Under such
policies, the factors considered by the Authority may include whether the addition
of a new occupant may necessitate a transfer of the household to another unit, and
whether such units are available.

"Live-in aide" means a person who resides with an elderly, disabled or handicapped
person and who is determined to be essential to the care and well-being of the
petson, is not obligated for the support of the person, and would not be living in the
Premises except to provide the necessary supportive services,

Pet Policy

(1) Tenants are permitted to own and keep common household pets, as defined
by the Authority’s Pet Policy, in accordance with the pet rules contained in
the Authority’s Pet Policy.

(2)  The Authority’s Pet Policy is incorporated into this Iease by reference. The
Authority’s Pet Policy shall be posted in the Authority’s office, and copies
shall be made available to all Tenants.

(3)  The Tenant agrees to comply with the rules of the Authority’s Pet Policy.
Any violation of the rules of the Authority’s Pet Policy may be grounds for
removal of the pet and/or termination of the tenancy, in accordance with
Federal, State of New Jersey, and local law and regulations,

Window Guard Policy

THE AUTHORITY IS REQUIRED BY LAW TQ PROVIDE, INSTALL,
AND MAINTAIN WINDOW GUARDS IN THE APARTMENT IF A CHILD
OR CHILDREN TEN (10) YEARS OF AGE OR YOUNGER IS, OR WILL
BE, LIVING IN THE APARTMENT OR IS, OR WILL BE, REGULARLY
PRESENT THERE FOR A SUBSTANTIAL PERIOD OF TIME, I¥ THE
TENANT GIVES THE AUTHORITY A WRITTEN REQUEST THAT THE
WINDOW GUARDS BE INSTALLED. THE AUTHORITY IS ALSO
REQUIRED, UPON THE WRITTEN REQUEST OF THE TENANT, TQ
PROVIDE, INSTALL, AND MAINTAIN WINDOW GUARDS IN THE
HALLWAYS TO WHICH PERSONS IN THE TENANT’S UNIT HAVE
ACCESS WITHOUT HAVING TO GO OUT OF THE BUILDING.
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WINDOW GUARDS ARE ONLY REQUIRED TO BE PROVIDED IN
FIRST FLLOOR WINDOWS WHERE THE WINDOWSILL IS MORE THAN
SIX FEET ABOVE GRADE OR THERE ARE OTHER HAZARDOUS
CONDITIONS THAT MAKE INSTALLATION OF WINDOW GUARDS
NECESSARY TO PROTECT THE SAFETY OF CHILDREN.

Transfer of Tenant

There shall be no transfers of families from one unit to another except as set forth
in the Authority’s Admissions and Continued Occupancy Policy.

If Authority Management determines that the size of the Premises is no longer
appropriate to Tenant’s needs or situation, the Authority may provide notification
to Tenant in accordance with Section 11 of this Lease, that Tetant will be required
to move to an available unit of appropriate size, subject to all applicable laws and
regulations. The Tenant will have thirty (30) days to move,

If the Tenant qualifies for a transfer, pursuant to the Admissions and Continued
Qccupancy Policy, ot 4 transfer is inifiated by the Authority, and the Tenant fails
to accept the unit offered by the Authority or fails to move within the 30-day time
frame, the Authority may terminate this Lease pursuant to the appropriate
procedures described in this Lease.

Former Tenanis

Tenant shall not be given permission to allow a former tenant of the Authority to

‘sleep overnight in the Premiges for any period of time after the former tenant has

been evicted for any lease violation involving any activity that creates or results in
danger or injury to persons or to Authority property, or any prohibited activity that
creates ot results in serious or repeated interference with the rights and well-being
of other tenants, Authority employees, Authority agents, or any of these persons’
peaceful enjoyment of the premises. _

Access to Unit

If and when the Authority Management cannot gain access to the Premises as a
result of action or inaction of Tenant, Tenant agrees and understands that such
action or inaction of Tenant can be used by the Authority as evidence of the
Tenant’s fault, which if proven in court can result in a finding of the Tenant’s
liability and the Authority’s non-liability for any conditions resulting from the lack
of inspection or correction as a consequence of Tenant’s failure to provide access
{0 the Premises,

Locks on Door
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If the Tenant has installed a lock on the entrance door without providing the
Authority Management with a duplicate key, Tenant shall pay the cost of any
damage caused in order to secure entry during an emergency, provided that the
Authority has limited such damage to that necessary for entry and that the
emergency was not caused by any action or inaction of the Authority.

HOUSEKEEPING STANDARDS

In an effort to improve the livability and conditions of the apartments owned and managed
by the Authority, uniform standards for resident housekeeping have been developed for all
tenant families.

(A)

®)

©)

Authority Responsibility

The standards that follow will be applied fairly and uniformly to all tenants. The
Authority will inspect each unit pursuant to Section 10 of this Lease to determine
compliance with the standards. Upon completion of an inspection, the Authority
will notify Tenant in writing if he/she fails to comply with the standards. The
Authority will advise Tenant of the specific corrections required to establish
compliance, Within a reasonable period of time, the Authority will schedule a

second inspection. Failure of inspections will constitute matetial violations of the
Lease terms,

Tenant Responsibility

Tenant is required to abide by the standards set forth below. Failure to abide by the
Housekeeping Standards that results in the creation or maintenance of a threat to
health or safety is a material violation of the Lease terms and can result in eviction,
Housekeeping Standards ~ Inside the Apartment

General

(1) ~ Walls: should be clean, free of dirt, grease, holes, cobwebs, and
fingerprints.

(2)  Floor: should be clean, clear, dry and free of hazards.
(3)  Ceilings: should be clean and free of cobwebs.

(4)  Windows: should be clean and not nailed shut. Shades or blinds
should be infact.

(5)  Woodwork: should be clean, free of dust, gouges or scratches.
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') (6)  Door: should be clean, free of grease and fingerprints, Doorstops
should be present. Locks should work,

(7)  Heating units: should be dusted and access uncluttered.

(8)  Trash: shall be disposed of properly and not left in the Premises.

(9)  Pests: Premises should be free of rodent or insect infestation.

Kitchen

(1)  Stove: should be clean and free of food and grease.

(@)  Refiigerator: should be clean, Freezer door should close propetly
and freezer should have no more than one inch of ice.

(3)  Cabinets: should be clean and neat, Cabinet surfaces and
countertops should be free of grease and spilled food. Cabinets
ghould not be overloaded, Storage under the sink should be limited
to small or lightweight items to permit access for repairs, Heavy pots
and pans should not be stored under the sink.

; (4)  Exhaust Fan: should be free of grease and dust.

(5)  Sink: should be clean, fiee of grease and garbage. Dirty dishes
should be washed and put away in a timely manner,

(6)  Food storage areas: should be neat and clean without spilled food.

(7)  Trash/garbage: should be stored in cavered container until removed
to the disposal area.

Bathroom

(1)  Toilet and tank: should be clean and odor free.

(2)  Tub and shower: should be clean and free of excessive mildew and
mold. Where applicable, shower curtains should be in place, and of
adequate length,

(3)  Lavatory; should be clean.

(4)  Exhaust fans; should be frec of dust.

(5)  Floor: should be clean and dry.
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(1}  Linen closet: should be neat and clean.

(2)  Ofher closets: should be neat and clean, No highly flammable
materials should be stored in the Premises,

(3)  Other storage areas: should be clean, neat and free of hazards.

(D)  Housekeeping Standards - Outside the Apartment

(1)  Yards: should be free of debris, trash, and abandoned carts and
furniture, Extetior wall should be free of graffiti, CGirass and shrubs
shall be kept mowed and trimmed.

(2)  Porches; should be clean and free of hazards. Any items stored on
the porch shall not impede access to the Premises.

(3)  Steps: should be clean, and free of hazards.

(4)  Sidewslks: should be clean and free of hazards.

;, (5)  Outside Doors/Storm Doors: should be clean and intact,

(6)  Parking Lot: should be free of ghandoned cars. No car repairs are
allowed in the lots including oil changes.

(7)  Hallways: should be clean and free of hazards, No storage is allowed
in hallways including bikes, shopping carts, umbrellas, or clothing
articles,

(8)  Stairwells: should be clean and uncluttered.

(9)  Laundry areas: should be clean and neat. Remove lint from dryers

after use,

COMMUNITY SERVICE AND SELF SUFFICIENCY

Tenant’s non-public housing over-income family is exempt from the Authority’s
comnnity service and self~sufficiency requirements.

SURVIVAL

If any agreement or portion of this Lease is fnvalid or contrary to law, the rest of the Leas

shall remain in effect,
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REGISTRATION STATEMENT

Pursuant to N.J.S.A. 46:8-28 and 46:8-29, the Authority attaches its Registration Statement
which the Tenant acknowledges receipt of.

TRUTH IN RENTING STATEMENT

Pursuant to N.J.S.A. 46:8-43 through 46:8-49, the Authority attaches a copy of the truth in
Renting Statement which the Tenant acknowledges receipt of.

FEDERAL CRIME INSURANCE STATEMENT

The Landlord recognizes that N.J.S.A. 46:8-39 requires the distribution to tenants of
information regarding crime insurance through the Federal Crime Insurance Program.
However, as the Federal Crime Insutance Program has expired and has not been renewed
by the Federal government, the Program is nno longer in existence. As such, no information
is available for distribution to tenants pursuant to N.J.8.A, 46:8-39,

LEAD WARNING STATEMENT

Housing built before 1978 may contain lead-based paint. Lead from paint, paint chips, and
dust can pose health hazards if not managed properly. Lead exposure is especially harmful
to young children and pregnant women. If the Premises were built before 1978, the
Authority shall disclose the presence of known lead-based paint and/or lead-based paint
hazards in the Premises and provide Tenant with a Federally approved pamphlet on lead
poisoning prevention.

An addendum entitled “Disclosure of Information on Lead-Based Paint and Lead-Based
Paint Hazards” is attached fo this Lease for your review and signature. This disclosure is
incorporated into, and made a part of, this Lease.

EXTENDED LEAVE OF ABSENCE FROM YOUR UNIT

Tenant may not be absent from the Premises for more than thirty (30) continuous days
without verification of medical necessity or treatment from a doctor, Prior to any extended
leave of absence from the Premises, notification must be given to the Authority in writing
and must include an address and phone number for contact in case of emergency. Absence
from the Premises in violation of this provision will be considered a substantial breach of
a material provision of the Lease, warranting termination of the Lease by the Authority.

Even if absence from the Premises beyond thirty (30) continuous days is authotized by a
doctor and valid verified documentation is submitted to the Authority in support of the
medical need for such absence, in no case may Tenant be absent from the Premises for
more than ninety (90) continuous days without providing a date certain that Tenant will
return to the Premises. The return date must be within thirty (30) days of the 90™ day of
continuous absence, If Tenant fails to provide a date certain of return or fails to return by
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25.

the date provided, Tenant will be considered in substantial breach of a material provision
of the Lease and the Authority may terminate the Lease,

VIOLENCE AGAINST WOMEN ACT PROTECTIONS

The Violence Against Women Act (“VAWA”) protects tenants who have been victimized
by domestic violence, dating violence, sexual assault, and stalking, regardless of sex,
gender identity, or sexual orientation. :

The Authority shall provide Tenant with a Notice of Occupancy Rights under VAWA and
a certification form to be completed to document an incident of domestic violence, dating
violence, sexual assault, or stalking.

If Tenant is the victim of domestic violence, dating violence, sexual asgsault, or stalking,
Tenant may be required to provide documentation of vietim status. Tenant may optionally
certify their victim status (utilizing HUD form 5382), which includes naming their abusers,
if known, to qualify for these protections.

If Tenant is the victim of domestic violence, dating violence, sexual assault, or stalking,
Tenant may request an emergency transfer to another unit. The Authority has an
Emetgency Transfer Plan for Victitns of Domestic Violence, Dating Violence, Sexual
Assault, or Stalking. Tenant may fill out the Emergency Transfer Request form for the
Authority when making the request for the transfer (utilizing HUD form-5383).

The Aunthority will not terminate Tenant’s Lease on the basis of criminal activity if Tenant
or an affiliated individual is the victim or threatened victim of domestic violence, dating
violence, sexual assault, or stalking. However, if the perpetrator(s) of such domestic
violence, dating violence, sexual assault, or stalking is a member of Tenant’s houschold,
the Authority may bifurcate the Lease in order to pursue eviction against the perpetrator(s).
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26. COMPLETE DOCUMENT/RECEIPT FOR ATTACHMENTS
This Lease consists of a total of  pages and attachments consisting of  pages.
By signing this Lease, Tenant acknowledges receipts for all attachments which are listed below.
By signing this Lease, the Tenant agrees that all the provisions of this Lease have been read and are

understood, and further agrees to be bound by its provisions and conditions as written, as well as all
additional documents made a part of the Lease by reference.

HOUSING AUTHORITY OF THE

TOWN OF HARRISON
Dated:
, Executive Director
TENANT(S) AND HOUSEHOLD MEMBERS
Dated:
, Tenant
Dated:
, Tenant
Dated:
, Household Member
Dated:
. Household Member
WITNESS
Dated:
Name:
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i

’ TENANT’S CERTIFICATION

I, , hereby certify that I, and other members of my Household, have not
committed any fraud in connection with any Federal housing assistance program, unless such fraud was
fully disclosed to the Authority before execution of the Lease, ot before the Authority’s approval for
occupancy of the Premises by the Household member,

I further cettify that all information or documentation submitted by myself or other Household members
to the Authority in connection with any Federal housing assistance program (before and during the Lease
term) is true and complete to the best of my knowledge and belief. __

Dated:
» Lonant
TENANT”’S DESIGNATION OF FAMILY MEMBER OR
PERSON TO BE CONTACTED IN THE EVENT THAT TENANT BECOMES
UNABLE TO COMPLY WITH THE TERMS OF THE LEASE.
Contact Name Relationship
Address
Telephone
ATTACHMENTS:
R Tenant Handbook [0  Authority Grievance Procedure
[ window Guard Notification [l Registration Statement
[0  Truth In Renting Statement [T Declaration of Section 214 Statns
[Tl PstPolicy [l  Other:
1 Violence Against Women Act
] Schedule of Charges
] Smoke-Froe Policy
] Disclosure of Information on Lead-Based Paint and Iead-Based Paint Hazards
[0  Applicant/Tenant Authorization(s) To Obtain Reports
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;

HOUSING AUTHORITY OF THE TOWN OF HARRISON

OFFICE ADDRESS: 788 Harrison Avenue, Building #1
Harrison, New Jersey 07029

HOURS: Business Days (typically Monday through Friday)
9:00 a.m. to 4:00 p.m,

TELEPHONE NUMBERS:

MAIN OFFICE: (973) 483-1488
MAINTENANCE (24 Homrs):  (973) 483-1489

32



HOUSING AUTHORITY OF THE TOWN OF HARRISON Adopted:
RESIDENTIAL HOUSING LEASE — NPHOI FAMILIES Resolution No.

[DATE]

To Tenants and Prospective Tenants of the
Housing Authority of the Town of Harrison

Dear Tenant/Prospective Tenant:

The State of New Jersey has enacted legislation requiring that owners of multiple dwellings, such
as the Housing Authority of the Town of Harrison (“Authority”), provide, install, and maintain child-
protection window guards in apartments and hallways of such dwellings, upon written request of tenants
with a child ten (10) years of age or younger. Regulations promulgated by the State of New Jersey
Department of Community Affairs pursuant to this recent law also require that owners deliver notice of
the requirements of the law as set forth in the regulations. Accordingly, this letter is intended to serve as
such notice and sets forth below the requirements of the regulation by which the Authority and its tenants
are to abide. The notice is as follows:

THE OWNER (AUTHORITY) IS REQUIRED BY LAW TO PROVIDE, INSTALL, AND
MAINTAIN WINDOW GUARDS IN THE APARTMENT IF A CHILD OR CHILDREN 10
YEARS OF AGE OR YOUNGER IS, OR WILL BE, LIVING IN THE APARTMENT OR IS, OR
WILL BE, REGULARLY PRESENT THERE FOR A SUBSTANTIAL PERIOD OF TIME IF
THE TENANT GIVES THE OWNER (AUTHORITY) A WRITTEN REQUEST THAT THE
WINDOW GUARDS BE INSTALLED. THE OWNER (AUTHORITY) IS ALSO REQUIRED,
UPON THE WRITTEN REQUEST OF THE TENANT, TO PROVIDE, INSTALL AND
MAINTAIN WINDOW GUARDS IN THE HALLWAYS TO WHICH PERSONS IN THE
TENANT’S UNIT HAVE ACCESS WITHOUT HAVING TO GO OUT OF THE BUILDING.

WINDOW GUARDS ARE ONLY REQUIRED TO BE PROVIDED IN FIRST FLOOR
WINDOWS WHERE THE WINDOWSILL IS MORE THAN SIX FEET ABOVE GRADE OR
THERE ARE OTHER HAZARDOUS CONDITIONS THAT MAKE INSTALLATION OF
WINDOW GUARDS NECESSARY TO PROTECT THE SAFETY OF CHILDREN.

Should you, as tenant, have a child ten (10) years of age or younger living in the apartment, or
regularly present there, and wish to have child-protection window guards installed in hallways above the
first floor, or on the first floor where the window sill is more than six feet above grade or where there are
other hazardous conditions that make installation of window guards necessary to protect the safety of
children, to which persons from your apartment have access without having to go outside, you must first
request in writing that the Authority install such window guards.

Should you, as tenant, live on a floor other than the first floor or on the first floor where the window
sill is more than six feet above grade or where there are other hazardous conditions that make installation
of window guards necessary to protect the safety of children, and have a child ten (10) years of age or
younger living in the apartment, or regularly present there, and wish to have child-protection window
guards installed in your apartment, you must first request in writing that the Authority install such window
guards.
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It is important to note that state law prohibits the installation of window guards on any window
that provides access to a fire escape. State law also requires that window guards be releasable or removable
from the inside (without the use of a key or tool) on an emergency egress window, i.e. - any window in a
sleeping room located on the second or third floor, other than a window providing access to a fire escape.
State law further prohibits any person from obstructing or interfering with the installation of window
guards, or otherwise rendeting ineffective such window guards,

Should you have any questions regarding the above notice, please contact our office at any time.
Sincerely,

The Housing Authority of the Town of Harrison

I hereby request the installation of Window Guards,

1 hereby decline the installation of Window Guards,

TENANT
Dated:

WITNESS
Dated:

Name:
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I. INTRODUCTION
1. Mission Statement

The mission of the Housing Authority of the Town of Harrison (“Housing Authority™) is to assist
low-income families, the elderly and the disabled with decent, safe, sanitary, and affordable
housing opportunities as they strive to achieve self-sufficiency and improve the quality of their
lives. The Housing Authority’s priorities are to provide, preserve, and improve its housing stock
through a strong maintenance and modernization program; and to assist residents by providing
access to opportunities for counseling, for further education, for vocational training, and for
increased chances to reach self-sufficiency and home ownership.

2. Purpose of Policy

The purpose of the Admissions and Contintied Occupancy Policy is to establish guidelines for the
Housing Authority staff to follow in determining eligibility for admission to and continued
occupancy of Public Housing, The basic guidelines for this policy are governed by requirements
of the U.8. Department of Housing and Urban Development (“HUD”), with latitude for local
policies and procedures. The policies and procedures governing Admissions and Continued
Occupancy are outlined in this policy and these requirements are binding upon applicants,
residents, and the Housing Authority alike. Notwithstanding the above, changes in Federal or State
of New Jersey laws or regulations shall supersede any conflicting provisions in this policy.

3. Obijectives -

The objectives of this policy are to:
e Promote the overall goal of drug free, decent, safe and sanitary housing by:

o Ensuring a soclal and economic mix of residents within each public housing
neighborhood in order to foster social stability and upward mobility.

o Ensuring the fiscal stability of the Housing Authority,

o Lawfully denying admission or continued occupancy to applicants or tenants whose
presence in a public housing neighborhood are likely to adversely affect the health,
safety, cornfort or welfare of other residents or the physical environment of the
neigtiborhood ot create a danger to Housing Authority employees.

o Ensuring that elderly families can live in public housing as long as they are able to
live independently and/or have someone to help them live independently as in the
case of a live-in aide.

» Facilitato the officient management of the Houging Awthority and compliance with Federal
and State of New Jersey laws and regulations by establishing policies for the efficient and
effective management of the Housing Authority inventory and staff.

» Comply in letter and spirit with all applicable Federal and State of New Jersey laws and
regulations to engsure that admission to and continued occupancy in public housing are
conducted without regard to any legally protected characteristic.
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4, Quireach

The Housing Authority will disseminate information about Public Housing through local media.
For those who call the Housing Authority, the staff may be available to convey essential .
information,

* The Housing Authotity may hold meetings with local social community agencies.
¢ The Housing Authority may sponsor "Open House" programs' to.attract potential tenants.

» The Housing Authority may make known to the public, through publications in a
newspaper of general circulation as well as through other svitable means, the availability
and nature of housing assistance for lower-income families. The notice shall inform such
families where they may apply for Publi¢ Housing,

» The Housing Authority shall take affirmative actions to provide opportunities to participate
in the program to persons who, because of such factors as race, ethnicity, sex of household
head, age, or source of income, are less likely to apply for Public Housing,!

5. Privacy Rights

Each applicant and tenant shall be provided with a Privacy Act notice that states under what
conditions HUD and/or the Housing Authority will release tenant information,?

At adrnission and at the first recertification occurting after January 1, 2024, all adult household
members must sign and submit consent forms for the obtaining of wage and claim information
from State Wage Information Collection Agencies.’ Thereafter, the signing of consent forms shall
only be necessary if there is a new adult family member, if an existing family member has reached
eighteen years of age, or if required by HUD.* Pamilies that fail to sign and submit consent forms,
or that subsequently revoke consent, will have their assistance denied/ terminated,”

The Housing Authotity shall not release applicant or tenant household information to third parties
unless the request is accompanied by a signed release from the applicant or tenant, or disclosure is
anthorized or required by Fedeéral or State of New Jersey law or regulation.

124 CER. 903.15(c)(2).

224 CER, 5.212(b).

394 C.ER. 5.230.

4 FIUD Notice PTH-2023-27, Attachment J,
3124 CER 5232,
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IL. DEFINITIONS

1. Adjusted Income:

a.

Prior to the HOTMA Compliance Date; the annual income of the members of the
family residing or intending to reside in tho dwelling unit, afier making the
following deductions: (1) mandatory deductions of $480.00 for each dependent and
$400.00 for any elderly family or disabled family; (2) mandatory deductions for
unreimbursed health and medical care expenses of any elderly family or disabled
family, to the extent the swm exceeds 3% of annual income; (3) mandatory
deductions for unreimbursed reasonable attendant care and auxiliary apparatus
expenses for each family member who is & person with a disability, to the extent
necessary to enable any member of the family to be employed, and to the extent
such sum exceeds 3% of annual income (exeept that the amount of the deduction
shall not exceed the earned income from such individuals who were enabled to
worlk); (4) mandatory deductions for any reasonable child care expenses necessary
to enable a member of the family to be emiployed or to further his or her education;
and (5) and any additional deductions established by the Housing Authority.

Effective on the HOTMA Compliance Date: the annual income of the members of
the family residing or intending to reside in the dwelling unit, after making the
following deductions; (1) mandatory deductions of $480.00 for each dependent and
$525.00 for any elderly family or disabled family, subject to annual adjustment by
HUD; (2) mandatory deductions for unreimbursed health and medical care
expenses of any elderly family or disabled family, to the extent the sum exceeds
10% of annual income; (3) mandatory deductions for unreimbursed reasonable
attendant care and auxiliary apparatus expenses for each family member who is a
person with a disability, to the extent necessary to enable any member of the family
to be employed, and to the extent such sum exceeds 10% of annual income (except
that the amount of the deduction shall not exceed the earned income from such
individuals who were enabled to work); (4) mandatory deductions for any
reasonable child care expenses necessary to enable a member of the family to be
employed or to further his or her educanon, and (5) and any additional deductions
established by the Housing Authority.®

Note: the above 10% threshold shall be phased in. The applicable threshold shall
be 3% in 2023, 5% in 2024, 7,.5% in 2025, and 10% in 2026 and going forward,

2. Adult: a person who is at least eighteen (18) years of age or who is emancipated by court
action to act on his’her own behalf, including the ability to execute a contract or lease.

3. Alternative Non-Public Housing Rent: a monthly rent equal to the greater of: (1) the
applicable fair market rent; or (2) the amount of the monthly subsidy provided for the unit
through the Capital Fund and Operating Fund programs.”

624 CFER. 5.611.
724 C.E.R, 960.102(b).
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4, Annual Income:

a. Prior to the HOTMA Compliance Date: all amounts (unless specifically excluded
by HUD), monetary or not, which: (1) go to, or on behalf of, any family membet;
(2) are anticipated to be received from a source outside the family during the 12-
month period following admission or annual reexamination effective date; and (3)
are derived (duting the 12-month period) from assets to which any member of the
family has access.

b. Effective on the HOTMA Compliance Date: all amounts (unless specifically
excluded by HUD) received from all sources by the head ofhousehold, spouse, and
any other adult family members; unearned income by or on behalf of each
dependent who is under eighteen.(18) years of age; and any imputed returns from
net family assets based on the current HUD-determined passbook savings rate. The
Housing Authority shall calculate annual income in accordance with HUD Notice
PIH-2023-27, particularly Attachiments B, C, F, G, and H,

5. Applicant: an individual or family that secks admission to the public housing program.’

6. Bifurcate: to divide a lease as a matter of law (subject to the permissibility of such process
by HUD program requirements and State or local law), such that certain tenants or lawful -
occupants cati be evicted or removed and the remaining tenants or lawful occupants can
continue to reside in the vmit under the same lease requirements or as may be revised
depending upon the eligibility for continued occupancy of the remaining tenants and lawful
occupants. ' "

7. Child: a member of the family, other than the head of household or spouse, who is under
¢ighteen (18) years of age.!!

'8. Child Care Expenses: the amounts anticipated to be paid by the family for the care of
children under thirteen (13) years of age during the period for which annual income is
computed, but only where such care is necessary to enable a family member to actively
seck employment, be gainfully employed, or to further his or her education and only to the
extent such amounts are not reimbursed. The amount deducted shall reflect reasonable
charges for child care and, if necessary to enable employment, shall not exceed the amount
of employment income that is included in annual income.

824 C.ER. 5.609.
824 CER, 5.214.
1024 C.F.R. 5.2003,

1124 CF.R. 5.504,

1224 CF.R. 5.603(b).
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0, Citizen: a citizen or national of the United States of America.'®

10. Common Household Pet: the definition established by the Housing Authority and set forth
in its Pet Policy.!*

11. Community Service: the performance of voluntary work or duties that are a public benefit,
and that serve to improve the quality of life, enhance resident self-sufficiency, or increase
resident self-responsibility in the community, Community setvice is not employment and
may not include political activities.!®

12. Consent Form: any consent form approved by FTUD to be signed by assistance applicants
and participants for the purpose of obtaining fncome information from employers and
SWICAs!: return information from the Social Security Administration (including wages,
net earnings from self-employment, and payments of retirement income); and return
information for unearned income from the Internal Revenue Service. A consent form
expires after a certain time and may authorize the collection of other information from
assistance applicants ot participants to determine eligibility or level of benefits.'”

13. Cugrently Engaging In: with respect to behavior such as illegal use of a drug, other drug-
related criminal activity, or other criminal activity, currently engaging in means that the
individual has engaged in the behavior recently enough to justify a reasonable belief that
the individual’s behavior is current,!®

14. Dating Violence; viclence committed by a person: (1) who is or has been in a social
relationship of a tomantic or intimate nature with the vietim; and (2) where the existence
of such a relationship shall be determined based on a consideration of the following factors:
(i) the length of the relationship; (i) the type of relationship; and (iii) the frequency of
interaction between the persons involved in the relationship.® '

15. Day Laborer: an individual hited and paid one day at a time without an agreement that the
individual will be hired or work again in the future.’

1324 C.ER. 5.504.
4 gee 24 C.F.R, 5.306.
1524 CFR. 960.601(b).

18 State Wage Information Collection Agency (SWICA) means the State agency, including any Indian tribal agency,
receiving quatterly wage reporis from employers in the State, or an alternative system that has been determined by the
Secretary of Labor to be as effective and timely in providing employment-related income and eligibility information.
24 CER. 5214,

1724 CFR, 5214.
824 C,ER, 5.853(b).
1994 CRR, 5.2003,
2024 C.IR. 5.603(b).
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16. Dependent: a member of the family (excluding foster children and foster adults) other than

the head of household or spouse, who is under eighteen (18) years of age, a person with a
disability, or a full-time student.?* :

17. Disability Assistance Expenses: reasonable expenses that are anticipated, during the period

I8,

19.

20.

21.

22.

23.

for which annual income is computed, for attendant care and auxiliary apparatus for a
disabled family member and that are necessary to enable a family member (including the
disabled membet) to be employed, provided that the expenses are neither paid to a member
of the family nor reimbursed by an outside source,??

Disabled Family: a family whose head (including eo-head), spouse, or sole member is a
person with a disability, It may include two or more persons with disabilities living
together, ot one or more persons with disabilities living with one or more live-in aides, >

Displaced Family: a family in which each member, or whose sole member, is a person
displaced by governmental action, or a person whose dwelling has been extensively
damaged or destroyed as a result of a disaster declared or otherwise formally recognized
pursuant to Federal disaster relief laws,*

Domestic Violence: felony ot misdemeanor crimes of violence committed by: (1) a current
or fortner gpouse or intimate partner of the victim; (2) a person with whotn the victim shares
a child in common; (3) a person who is cohabitating with or has cohabitated with the vietim
as a spouse or intimate partner; (4) a person similarly situated to a spouse of the victim
under the domestic or family violence laws of the jurisdiction; or (5) any other person
against an adult or youth vietim who is protected from that person’s acts under the domestic
or family violence laws of the jurisdiction,?

Drug: a controlléd substance as defined in section 102 of the Controlled Substances Act
(21 U.8.C. 802).%6

Drug-related Criminal Activity: the illegal manufacture, sale, distribution, or use of a drug,
or the possession of a drug with intent to manufacture, sell, distribute or use the drug,?’

Farned Income: effective on the HOTMA Compliance Date, income or earnings from
wages, tips, salaries, other employee compensation, and net income from self-employment.
Earned income does not include any pension or annuity, transfer payments (meaning

~ payments made or income received in which no goods or services are being paid for, such

224 CER, 5.603(b),
2224 CF.R. 5.603(b).
324 CFR, 5.403.
%24 CFR, 5.403.
2824 CFR. 52003,
%924 CE.R. 5.100.
%24 C.F.R. 5.100.
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as welfare, social security, and governmental subsidies for certain benefits), or any cash or
in-kind benefits.*® S

24, Bcoromic Self-Sufficiency Program: any program designed to encourage, assist, train, or
facilitate the economic independence of families or to provide work for families, including
programs for job training, employment counseling, work placement, basic skills training,
education, English proficiency, workfare, financial or household management,
apprenticeship, and any program necessary to ready a patticipant for work gincluding a
substance abuse or mental health treatment program), or other work activities.”’

25. Elderly Family: a family whose head (including co-head), spouse, or sole member is a
person who is at least sixty-two (62) years of age. It may include two or more persons who
are at least sixty-two (62) years of age living together, or one or mote persons who are at
least sixty-two (62) years of age living with one or more live-in aides.”

26. Elderly Person; an individual who is at least 62 years of age.**

27, Eligible Pamilies: low-income families who are eligible for admission to the public housing
program, '

28. Emplover Identification Number (EIN): the nine-digit taxpayer identifying number that is
assigned to an individual, trust, estate, partnership, association, company, ot corporation.?

29. Extremely Low-Income Family: a very low-income family whose annual income does not
excoed the higher of: (1) the poverty guidelines established by the Department of Health
and Human Services applicable to the family of the size involved (except in the case of
families living in Puerto Rico or any, other territory or possession of the United States); or
(2) 30% of the median income for the area, as determined by HUD, with adjustments for
smaller and larger families, except that TUD may establish income ceilings higher or lower
than 30% of the area median income for the area if HUD finds that such variations are
necessary because of unusually high or low family incomes.**

30. Evidence of Citizenship or Eligible Status: the documents that must be submitted to
establish citizenship or eligible immigration status.

% 24 CE.R, 5.100,

% 24 C.R.R. 5.603(b).
3024 CF.R, 5.403.
124 CER. 5.100.

32 24 C.F.R. 960.102(b).
%94 CFR, 5.214,
324 CFR, 5.603(b).
324 CER. 5.504.
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31. Fair Market Rent: the rent (including utilities other than telephone) that would be required
to be paid in the particular housing market area in order to obtain privately owned, decent,
safe and sanitary rental housing of modest (non-luxury) nature with suitable amenities, The
Fair Market Rent is dotermined by HUD for dwelling units of varying sizes (number of
bedrooms) and published annually,*

32, Family:

a.

Effective prior to the HOTMA Compliance Date: includes, but is not limited to, the
following, regardless of actual or perceived sexual orientation, gender identity, or
marital status: (1) a single person, who iy an eldetly person, a near-elderly person,
a disabled person, a displaced person, or any other single person; or (2) a group of
persons residing together, and such group includes, but is not limited to; a family
with or without children (a child who is temporarily away from the home because
of placement in foster care is considered a member ofthe family), an elderly family,
& near-elderly family, a disabled family, a displaced family, or the remaining
members of a tenant family,

Effective on the HOTMA Compliance Date: includes, but is not limited to, the
following, regardless of actual or perceived sexual orientation, gender identity, or
marital status: (1) a single person, who is an eldetly person, a near-elderly person,
a disabled person, a displaced person, an otherwise eligible individual between
eighteen (18) and twenty four (24) years of age who has left or will be leaving

(within the next ninety (90) days) foster care in accordance with a transition plan

33, Federal

and is homeless or at risk of becoming homeless, or any other single petson; or (2)
a group of persons residing together, and such group includes, but is not limited to:
a family with or without children (a child who is temporarily away from the home
because of placement in foster care is considered a member of the family), an
elderly family, a near-elderly family, a disabled family, a displaced family, or the
remaining members of a tenant family.*”

ly Assisted Housing: housing assisted under any of the following progfams §))]

Public Housing; (2) Section 8; (3) Section 202; (4) Section 811; (5) Section 211(d); (6)
Section 236; (7) Section 514; or (8) Section 515,38

34, Fixed Income: income received in the form of periodic payments at reasonably predictable
levels from one or more of the following sources: (1) Social Security, Supplemental
Security Income, Supplemental Disability Insurance; (2) Federal, state, local, or private
pension plans; (3) annvities or other retirement benefit programs, insurance policies,

% 24 CE.R. 5.100.
724 CFR, 5403,
824 CER. 5.100,
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35,

36,

37.

38.

39.

40.

41.

disability or death benefits, or other similar types of periodic receipts; ot (4) any other
source of income subject to adjustment by a verifiable COLA® or cutrent rate of interest.*®

Flat Rent: an alternative method of calculating the tenant rent based on a percentage of the
applicable Feir Market Rent, as adjusted by the amount of any utility allowance.*!

Boster Adult; a member of the household who s at least eighteen (18) years of age and
meets the definition of a foster adult under State law, typically an individual who is unable
to live independently due to a debilitating physical or mental condition and is placed with
the family by an authotized placement agency ot by judgment, decree, or other order of
any coutt of competent jurisdiction,*?

Fogter Child: a member of the household who meets the definition of a foster child under
State law, typically a child who is placed with the family by an authorized placement
agency (e.g., public child welfare agency) or by judgment, decree, or other order of any
court of competent jurisdiction.*?

Full-Time Student: a person who is attending school or vocational training on a full-time
basis.**

Gender Identity: the gender with which a person identifies, regardless of the sex assigned
to that person at birth and regardless of the person’s perceived gender identity. Perceived
gender identity means the gender with which a person is perceived to identify based on that
person’s appearance, behavior, expression, other gender related chatacteristics, or sex
assigned to the individual at birth or identified in documents.*®

Grievange: any dispute which a tenant may have with respect to Housing Authority action
or failure to act in accordance with the incividual tenant’s lease or Housing Anthority
regulations which adversely affect the individual tenant’s tights, dutics, welfare or status A6

Guest: a person temporarily (no more than thirty (30) days during any twelve (12) month
period) staying in the unit with the consent of a tenant or other member of the household
who has express or implied authority to so consent on behalf of the tenant.*?

¥ COILLA: Cost of Living Adjustment,
® 24 CER. 960.257(c)(2).

H Qe 24 CF.R, 960,253(b).

224 CER. 5.603(b).

24 CER. 5.603(h),

#2724 CER 5.603(h).

4524 CERR. 5,100,

1 94 CER. 966.53(a).

4724 CER. 5.100.
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42, Herd of Household: the adult member of the farnily who is the head of the household for
purposes of determining income eligibility and rent.*®

43, Health and Medical Care Expenses: any costs incurred in the diagnosis, cure, mitigation,
treatment, or prevention of disease or payments for treatments affecting any structure or
function of the body, including medical insurance premiums and long-term care premiums
that are paid or anticipated during the period for which annmal income is computed,*

44, HOTMA. Compliatice Date; the date that the Housing Authority shall fully comply with
the Housing Opportunity Through Modernization Act (“HOTMA"), which shall be the date
by which HUD’s Housing Information Portal (“HIP*) system will be opetational and the
Housing Authority’s software will be compliant with HIP.

45, Household: the family, foster children, foster adults, and the Housing Authority-approved
" live-in aide.”°

46. Housing Authority: the Housing Authority of the Town of Harrison,

47. HUD: the United States Department of Housing and Urban Development,

48, Impufted Welfare Income: the amount of annual income not actually received by a family,
as a result of a specified welfare benefit reduction, that is nonetheless included in the
family’s annual income for purposes of determmmg rent.

49, Income-Based Rent: the default method of calculating the tenant rent based on the family’s
income and the Housing Authority’s policies, as set forth herein,>

50. Independent Contractor: an individual who qualifies as an independent contractor instead
of an employee in accordance with Federal income tax requirements and whose earnings
are consequently subject to the Self-Employment Tax; typically, an individual is an
independent contractor if the payer has the right to control or direct only the result of the
work and not what will be done and how it will be done.>

51, Intimate Partner of the Victim: a person who is or has been in a social relationship of a
romantic or intimate nature with the victim, as determined by the length of the relationship,
the type of the relationship, and the frequency of interaction between the persons involved
in the relationship.*

94 CFR, 5.504.

9 24 CER, 5.603(b).

0 24 CF.R. 5.100.

5 24 C.R.R. 5.615.

 Soe 24 C.ER, 960.253(c).
594 CFR, 5.603(b).

%94 CER, 5.2003.
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52, Lepally Protected Characteristic: this includes affectional or sexual orientation, age,

53.

54,

33,

56.

57.

58.

59,

ancestry, breastfeeding, civil union status, color, creed, disability, domestic partnership
status, family status, gender identity or expression, liability for service in the Armed Forges
of the United States, marital status, national origin, nationality, pregnancy, race, religion,
sex, source of lawful income or soutce of lawful rent payment, and any other characteristic
protected by law, ¥

Live-In_Aide: a person who resides with one or more elderly persons, or near-elderly
persons, ot persons with disabilities, and who: (1) is determined to be essential to the care
and well-being of the persons; (2} is not obligated for the support of the persons; and (3)
would not be living in the unit except to provide the necessary suppottive services.

Low-Incottig Family: a family whose annual income does not exceed 80% of the median
income for the ares, as determined by HUD, with adjustments for smaller and larger
families, except that HUD may establish income ceilings higher or lower than 80% of the
median income for the area on the basis of HUD's findings that such variations are
necessary because of unusually high or low family incomes.”

Minimum Rent: the minimum monthly tenant rent, as established by the Housing Authority
and subject to the HUD limit of $50.00 per month.*®

Minor: a member of the family, other than the head of household or spouse, who is under
eighteen (18) vears of age.”

Mixed Family: a family wh,ose' members include those with citizenship or eligible
immigration status, and those without citizenship or eligible immigration status,

Mixed Population Development: a public housing development, or portion of a
development, that: (1) was reserved for elderly and disabled families at its inception and
has retained that character; or (2) has been approved by HUD to give preference in tenant
selection to elderly and disabled families.®

Monthly Adjusted Income: one twelfth of adjusted income.5

% 42 1U.8.C. 3604; 42 U.S.C. 6102; N.L8.A, 10:5-12
5 34 CFR. 5.403.

57 24 CER. 5.603(b).

% 24 CE.R. 5.630(a).

% 24 CFR, 5.603(b).

24 CFR, 5.504.

61 24 C.FR, 960.102(b).

8224 C.FR. 5.603(b).
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60.

61.

62.

63.

64.

65,

60.

67.

68.

Monthly Income: one twelfth of annual income.%

National; a petson who owes permanent allegiance to the United States, for example, as a
result of birth in a United States territory or possession.®

Near Elderly: an individual who is between fifty (50) and sixty-one (61) years of age.

Near-Elderly Family: a family whose head (including co-head), spouse, or sole member is
a person who is at least fifty (50) years of age but below the age of sixty-two (62); or two
ot more persons, who are at least fifty (50) years of age but below the age of sixty-two
(62), living together; or one or more persons who are at least fifty (50) years of age but
below the age of sixty-two (62), living with one or more live-in aides.®

Net Family Assets: subject to the exclusions authorized by HUD, the net cash value of all
assets owned by the family, after deducting reasonable costs that would be incurred in
disposing real propetty, savings, stocks, bonds, and other forms of capital investment; and
the value of any assets disposed of by the family (including a disposition in trust, but
excluding disposition by foreclosure, bankruptcy sale, or separation/divorce agreement
whereby consideration not measurable in dollar terms was received) durmg the two
preceding years, to the extent the value received was less than fair market vatue.5

Noneitizen: a person who is neither a citizen nor national of the United States.5’

Non-Public Housing Over-Income Fainily: & family whose income exceeds the over-
income limit for twenty-four (24) consecutive months and is paying the alternative non-
public housing rent.5

Other Person Under the Tenant’s Control: a person who is not staying as a guest in the
dwelling unit, but who is or, at the time of the activity in question, was on the premises
because of an invitation from the tenant or other member of the household who has express
or implied authority to so consent on behalf of the tenant. Absent evidence to the contrary,
a petson temporarily and infrequently on the premises solely for logitimate commercial
purposes is not under the tenant’s control.5

Over-Income Family: a family whose income exceeds the applicable over-income limit,™

%24 C.F.R. 5.603(b).
6424 C.FR. 5.504.
6524 CE.R. 5403,

66 24 C.ER. 5.603(b).
6724 C.ER. 5.504.

% 24 C,F.R, 960.102(b).
© 24 CF.R. 5.100.

24 CF.R. 960.102(b).
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69. Over-Income Limit: a lititation that is determined by multiplying the applicable income
limit for a very low-income family by a factor of 2.4.7

70. Person with a Disability:

8. Forthe purposes of program eligibility: (1) a petson who has a disability as defined
under the Social Security Act or Developmental Disabilities Care Act; or (2) a
person who has a physical, mental, or emotional impairment that is expected to be

~ oflong-continued and indefinite duration, substantially impedes their ability to live

- independently, and is of such a nature that the ability to live independently could
be improved by more suitable housing conditions. This includes persons with AIDS
or conditions arising from AIDS, but excludes persons whose disability is based
solely on any drug or alcohol dependence.™

b. For the purposes of reasonable accommodation and program accessibility: a
person who has a physical or mental impairment that substantialty limits one or
more major life activities, has a record of such an impairment, or is regatded as
having such an impairment,”

¢, For the purposes of reasonable accommodation only. a person who has a physical
or sensory disability, infirmity, maiformation, or disfigurement which is caused by
bodily injury, birth defect, or illness including epilepsy and other seizute disorders,
and which shall include, but not be limited to, any degree of paralysis, amputation,
lack of physical coordination, blindness or visual impairment, deafness ot hearing
impairment, muteness or speech itpairment, or physical reliance on a service or
guide dog, wheelchair, or other remedial appliance or device, or any mental,
psychological, ot developmental disability, including autism spectrum disorders,
resulting from anatomical, psychological, physiological, or neurological conditions
which provents the typical exercise of any bodily or mental fonctions or is
demonstrable, medically or psychologically, by accepted clinical or laboratory
diagnostic techniques. It also includes a person who has AIDS or HIV infection,”

* 71, Premiges: the building or complex or development in which the public or assisted housing
dwelling unit is located, including common areas and grounds.”

72, Recertification/Reexamination: the process of secuﬁng documentation of family income
used to determine the rent the tenant will pay for the next twelve (12) months if there are
no additional changes to be reported.

" 24 CF.R. 960.102(b).

224 C.ER. 5.403.

724 CER. 5,403; 24 CER. 8.3,
T NJ8.A, 10:5-5(0).

7524 CE.R, 5.100.
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73. Residency Preference: a preference for admission of persons who reside in a specified
geographic area.”

74, Retroactive Rent; the difference between the rent that should have been eharged if all
farnily income was properly reported and the rent that was actually charged.”

75. Seasonal Worker; an individual who is hited into a short-term position and the employment
begins about the same time each year (such as summer or wmter), typwally to address
seasonal demands that arise for the particular employet or indusiry,”

76, Sexual Assault: any nonconsensual sexual act prosonbed by Federal, tribal, or State law,
including when the victim lacks capacity to consent,”

77. Sexual Orientation: an emotional or phjsioal attraction to the same and/or opposite sex
(e.g., bisexuality, heterosexuality, or homosexuality).®

78, Social Security Number (S8N): the nine-digit number that is assigned to a person by the
Social Security Administration and that identifies the record of the person’s earnings
reported to the Social Security Administration, The term does not include a number with a
letter as a suffix that i3 used to identify an auxiliaty beneficiary.®

79. Spouse: the marriage partner of the head of houschold.

80. Stalking: engaging in a course of conduct directed at a specific person that would cause a
reasonable person to: (1) fear for their individual safety or the safety of others; or (2) suffer
substantial emotional distress,

81. State Wage Information Collection Agency (SWICA): the State agency, including any
Indian tribal agency, receiving guarterly wage reports from employers in the State, or an
alternative system that has been determined by the Secretary of Labor to be as effectwe
and timely in providing employment-related income and eligibility information,**

82. Tenant: an individual or a family renting or occupying an assisted dwelling unit.?*

6 24 C.F R, 960.102(b).

7 oo HUD Notice PIE-2017-12.
7 34 C.F.R, 5.603(b).

24 CER. 5.2003.

# 24 C.F.R, 5.100.

824 CER. 5214,

224 CTR, 5.2003.

824 CF.R. 5.214,

24 CF.R. 5.504.
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83. Tenant Rent: the amount payable monthly by the family as rent to the Housing Authority.?

84. Total Tenant Payment; the highest of the following amounts, rounded to the nearest dollar:
(1) 30% of the family’s monthly adjusted income; (2) 10% of the family’s monthly income;
(3) the portion of any welfare assistance from a public agency specifically designated to
meet the family’s housing costs; (4) the minimum rent; or (5) the alternative non-public
housing rent.*

85. Unearned Income: effective on the HOTMA Compliance Date, any income that is not
earned income, 7

86. Utilities; includes heat, electricity, gas, hot and cold water, sewage services, and trash
collection, but excludes telephone and internet services.

87. Utility Allowance: if the cost of utilities (except telephone) and other housing setvices for
an assisted unit is not included in the tenant rent but is the responsibility of the family
occupying the unit, an amount equal to the estimate made or approved by the Housing
Authority or HUD of the monthly cost of a reasonable consumption of such utilities and
other services for the unit by an energy-conservative household of modest circumstances
consistent with the requirements of a safe, sanitary, and healthful living environment. ¥

88. Utility Reimbursement: the amount, if any, by which the utility allowance for a unit, if
applicable, exceeds the total tenant payment for the family ocoupying the unit. %

89. Yery Low-Income Family: a family whose annual income does not exceed 50% of the
median family income for the area, as determined by HUD, with adjustments for smaller
and larger families, except that HUD may establish income ceilings higher or lower than
50% of the median income for the area if HUD finds that such variations ate necessary
because of unusually high or low family incomes,*

90. Veteran Family: a family whose head, spouse, or sole member is a person who has served
in the active military or naval service of the United States at any time and who shall have
been discharged or released therefrom under conditions other than dishonorable,

91. Violent Criminal Activity: any criminal activity that has as one of its elements the use,
attempted use, or threatened use of physical force substantial enough to cause, or be
reasonably likely to cause, serious bodily injury or property damage.”

8 24 C.F.R. 5.603(b).
% 24 CF,R. 5.628(s),
824 C.ER, 5.100.

% 24 C.ER. 5.603(b),
24 CER, 5.603(b).
%24 CER. 5.603(b).
%24 CFR. 5.100,
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92. Welfare Assistance: welfare or other payments to families or individuals, based on need,
that are made under programs funded, separately or joinily, by Federal, State or local
governments (including assistance provided under the Temporary Assistance for Needy
Families program).”* :

93. Working Family: family whose head of household, spouse, or sole member is employed.
In the event of a Working Family preference, an applicant must be given the benefit of this
preference if the head, spouse, or sole member of the family is age sixty-two (62) or older
or a person with a disability. ? '

%224 C.ER, 5.603(b).
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L.

1.

FAIR HOUSING AND EQUAL OPPORTUNITY

Anti-Dis¢rimination Policy

Tt is the policy of the Housing Authority to fully comply with all Federal, State of New Jersoy, and
local laws, regulations, and rulés governing fair housing and equal opportunity in housing,
including but not limited to: '

The New Jersey Law Against Discrimination

The United States Civil Rights Act of 1964

The United States Civil Rights Act of 1968

The Ijnited States Fair Housing Act

The United States Rehabilitation Act of 1973

The Americans with Disabilities Act

The United States Age Discrimination Act of 1975
The United States Violence Against Women Act

The Housing Authority shall not disetiminate against applicants and/or residents on the basis of a
Legally Protected Characteristic. Accordingly, the Housing Authority will not, on the basis of any
Legally Protected Characteristic:

Deny to any family the opportunity to apply for housing, nor deny to any qﬁaliﬁcd applicant
the opportunity to participate i the public housing program;

Tteat a person differently in determining eligibility or other requirements for admission;

Provide different terms, conditions or privileges in connection with the rental of a dwelling,
or provide different services or facilities in connection with the rental of a dwelling;

Subject anyone to segregation or disparate freatmont;

Resirict anyone's access to any benefit enjoyed by others in connection with the public
housing ptogram;

Steer an applicant or resident toward or away from a particular area;

Deny anyone the opportunity to participate in & planning or advisory group that is an
integral part of the public housing program;

Diseriminate in the provision of residential real cstate transactions;

Diseriminate against someone because they are related to or associated with a member of
a protected class;

Make, print, publish or causc to be mads, print, or published any notice, statement, or
advertisement with respect to the rental of a dwelling that indicates any prefersnce,
limitation, or diserimination on the basis of a protected characteristic;

Represent that a dwelling is not available for inspection or rental when such dwelling is in
fact so available; or :
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¢ Induce or attempt to induce any person to rent or vacate any dwelling by representations
regarding the entry or prospective entry into the nelghborhood of a person or persons with
a protected characteristic,

In addition, the Housing Authority shall take affirmative steps to ensure that Limited English
Proficiency (“LEP”) persons can effectively participate in or benefit from the public housing
program. An LEP person is someone who does not, speak English as their primary language and
who has a limited ability o read, write, speak, or understand English.

2. Ressonable Accommodations

The Housing Authority will provide reasonable accommodation to applicants and/or residents with
disabilities, provided that the requested accommodations do not fundamentally alter the nature of
the program, service, ot activity, and do not cause an undue financial or administrative burden,

A reasonable accommodation is a change, exception, or adjustment to a policy, practice, or service
that may be necessary for a person with a disability to have an equal opporfunity to use and enjoy
a dwelling, including public and common use spaces, A reasonable accommodation is also a
modification or alteration of a dwelling unit or physical system that may be necessary for a person
with a disability to have an equal opportunity to use and enjoy a dwelling.

The Housing Authority'will ‘ask applicants and residents if they require any type of reasonable
accommodations, in writing, on the intake application, reexamination documents, and notices of
adverse action by the Housing Authority, by including the following language:

If you or anyone in your family is a person with a disability, and you require a
specific accommodation in order to fully utilize our programs and services, please
contact the Housing Authority.

When the Housing Authority receives 4 reasonable accommodation request, and the need for the
requested accommodation is not readily apparent or known to the Housing Authority, the
applicant/resident will be requested to provide supporting documentation from a physician,
psychiatrist, or other medical professional. The suppotting documentation must establish both that
the applicant/resident has a disability and that the requested accommodation will be effective in
improving the applicant/resident’s ability to enjoy their dwelling,

Applicants and/or residents ghall submit reasonable accommodation requests to the Housing
Authority in writing. The Housing Authority will promptly consider reasonable accommodation
requests on a case-by-case basis. The applicant/resident will be notified of the Housing Authority’s
decision in writing. If the requested accommodation is rejected because it is determined to be not
reasonable, then the Housing Authority will discuss with the applicant/resident whether an
alternative accommodation could effectively address their disability-related needs. If a reasonable
alternative accommodation cannot be idenfified through this interactive process, then the Housing
Authority shall notify the applicant/resident in writing. :

The Housing Authority will handle all reasonable accommodation requests and all associated data,
information, documentation, and files in a confidential manner. Housing Authority employees
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shall not access, possess, use, disclose, copy, download, replicate, remove, share, transfer, email,
reference, or discuss these materials by any means whatsoever, except to complete legitimate
assigned job duties and responsibilities. Any discussion of applicant/resident reasonable
accommodation requests and all associated data, information, documentation and files shall be
limited to those individuals who are on a “need to know” basis only, Housing Authority employees
shall store all reasonable accommodation requests and all associated data, information,
documentation, and files in a manner sufficient to prevent access by unanthorized individuals,

3. Anti-Harassment Policy

The Housing Authority prohibits the harassment of applicants and/or residents on the basis of any
Legally Protected Characteristic. While it is not casy to define precisely what hatassment is, it
includes but is not limited to stalking, slurs, epithets, threats, derogatory or demeaning comments
or referenices, unwelcome jokes, teasing, caricatures or representations of persons using
electronically or physically altered photos, cyber-bullying, drawings, hate symbols, or images, and
other similar verbal, written, printed or physical conduct.

4, Anti-Sexual Harassment Policy

The Housing Authority prohibits the sexual harassment of applicants and/or residents. Sexual
harassment oceurs when an individual is subject unwelcome sexual advances, requests for sexual
favors, and other verbal or physical conduct of a sexual nature by which submission to such
conduct is made eithier explicitly or implicitly a term or condition of an individual's housing;
submission. to or rejection of such conduct by an individual is used as the basis for housing
decistons affecting such individual; or such conduct has the purpose or effect of unreasonably
intetfering with an individual's housing or creating an intimidating, hostile or offensive housing
envitonment.

5. FKiling a Complaint

Any applicant or resident who has a complaint regarding discrimination, reasonable
accommodation, harassment, sexual harassment, or retaliation may submit a written complaint to
the Housing Authority’s Executive Director addressed as follows:

Housing Authority of the Town of Hartison
788 Harrison Avenue, Building #1
Harrison, New Jetsey 07029

Aftention: Executive Director

Subject: Confidential Housing Matter

Complaints will be promptly investigated by the Housing Authority at the direction of the
Executive Director. Investigations will be conducted confidentially to the extent practicable and
appropriate to protect the privacy of the persons involved. Interviews may be conducted with the
parties involved in the complaint and, if necessary, any individuals who may have observed the
incident or who may have other relevant knowledge. At the conclusion of the investigation, both
parties will be advised of the decision made and of any corrective action taken. If the investigation
suibstantiates the complaint, then appropriate corrective action will be swiftly pursued.
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All complaints and investigations will be handled, to the extent possible, in & manner that will
protect the privacy interests of those involved. To the extent practical and appropriate under the
circumstances, confidentiality will be maintained throughout the investigatory process. In the
course of an investigation, it may be necessary to discuss the claims with the person(s) against
whom the complaint was filed and other persoens who may have relevant knowledge or who have
a legitimate need to know about the matter. All pexsons interviewed, including witnesses, are
directed not to diseuss any aspect of the investigation with others in light of the important
privacy interest of ali concerned.

6. Anti-Retaliation
The Housing Authority shall not retaliate against any individual who complaing about
discrimination, reasonable accommodation, harassment, or sexual harassment, or against any
individual who assists in the investigation of any such complaints,
Appropriate action will be taken against any individual who is found to have retaliated against a

complainant or retaliated against any individual who assists in the investigation of a complaint,
even if the original complaint is determined to be unfounded.
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IV.

DECONCENTRATION

The Housing Authority shall promote the deconcentration of poverty and income mixing in
accordance with HUD requirements.”® The Housing Authority will pursue these goals in a way
that affirmatively furthers fair housing, and that ensures both applicants and residents are treated
in an equitable manner, devoid of discrimination,

For covered developments, the Housing Authority shall comply with the below steps.**

1.

Determine the average income of all families residing in all covered developments using
average income (or, upon providing a written explanation in the PHA Plan, median
income).

Determine the average income of all familics residing in each covered development.

Determine whether each covered development falls above, within, or below the Established
Income Range (85% to 115% of the average family income across all covered
developments).

For each development outside the Established Income Rangs, explain. the income profile
for the development as being consistent with and furthering the goals of deconcentration
of poverty and income mixing, and the goals and strategies contained in the PHA Plan,

For each development outside the Established Income Range, and which is not explained
or justified in the PHA Plan, prepare a specific policy to provide for deconcentration of
poverty and income mixing, This may inefude strategies such as promoting self-sufficiency
activities, providing incentives to encourage families below the Established Income Range
to move to covered developments above the Established Income Range (and vice versa),
targeting investment and capital improvements toward covered developments below the
Established Income Range, establishing a preference for working families in covered
developments below the Established Income Range, skipping a family on the Waiting List
to reach another family in an effort to further the goals of the deconcentration policy, and
such other strategies permitted by law and developed through the PHA Plan process.

% 24 C.F.R. 903.2(a).
% 24 CE.R, 903.2(b)X1),
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V.

ELIGIBILITY

. Applicants must meet the definition of a Family.*

. Applicants must have a head of household who is at least eighteen (18) years of age or who

is emancipated by court action.

. Applicants must demonstrate they are capable of independent living or that a member of

their household is capable of caring for them.

. Effective on the HOTMA Compliance Date, applicants must have net family assets that do

not exceed $100,000.00 (subject to annual adjustment by HUD),

a. The Housing Authority is not requited to verify the valuation of net farnily assets
if the family certifies that the value does not exceed $50,000.00 (subject to antwal
adjustment by HUD).”

. Effective on the HOTMA Compliance Date, applicants must not have a present ownership

interest in, a legal right to reside in, and the effective legal authority to sell real property
that is suitable for occupancy by the family.”

a. A property is considered suitable for occupancy unless it does not meet the
disability-related needs of the family, is not sufficient for the size of the family, is
geographically located so as to be a hardship for the family (e.g. commuting to
work and/or school), it is not safe to reside in because of the physical condition of
the property, or it is not a property that may be inhabited by the family under the
State or local laws of the jurisdiction where the propetty is located,”

b. The Housing Authorily ma,y accept a certification from the family that it does not
have any present ownership interest in any real property.!®

c. This restriction shall not apply to a person who is a victim of domestic violence,
dating violence, sexual assault, or stalking, 1!

6. At the time of admission, applicant families must have an annual income which is within

HUD’s published low-income limit,'%?

%24 CFR. 945.101 ot seq.
%24 C.ER. 5,618 1)1,
o724 C,E.R. 5.618(b)(1).

% 24 C.F.R. 5.618(a)(1)(i).

% 24 C.F.R. 5.618(a)(2),

109 24 CER. 5.618(b)(2).

W24 CER. 5.618(a)} 1)(ENC).
162 24 C.F.R, 960.201(a)(2).
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a. Income received by all family members must be counted unless specifically
excluded by HUD regulations.

7. At least one family membet must be a citizen, national, or noncitizen with eli%ible
imemigration status in order for the family to qualify for the public housing program,'%?

a. Applicants must submit evidence of citizenship status when they apply to the
Housing Authority’s Public Housing program.

i, Citizens and nationals shall provide: (1) a signed declaration of citizenship
or nationality; and (2) any verification requested by the Housing Authority
(e.g. passport ot other documentation specified in HUD guidance.'%

{i, Noncitizens who will be sixty-two (62) yeats of age or older at the time of
admission shall provide: (1) a signed declaration of eligible immigration
status; and (2) an acceptable proof of age document,!®

iii. Noncitizens who will not be sixty-two (62) years of age or older at the time
of admission shall provide: (1) a signed declaration of eligible immigration
status; (2) acceptable evidence of immigration status; and (3) a signed
verification consent form, %

b. A signed doclaration, under penalty of perjury, must be completed for each family
member contending eligible citizen, national, or immigration status, For each child,
the declaration must be sighed by an adult household member who is responsible
for the child,'%”

c. A signed consent form must be completed for each famrily member under sixty-two
years of age contending eligible immigration status. For each child, the form must
be signed by an adult household member who is responsible for the child,'®

d. The Housing Authority shall perform primary verification of eligible immigration
status using the Systematic Alien Verification for Esntitlements (“SAVE”)
system.1% If SAVE does not confirm eligible immigration status, the Housing

105 94 C.F.R, 5.506(b).
10424 CF.R, 5.508(6)(1).
95 94 CF R, 5.508(b)(2).
106 24 CE.R. 5.508(b)(3).
W7 24 CF.R. 5.508(c).
108 94 CF.R, 5.508(d).
109 94 CER., 5.512(c)(1).
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Authority shall request that U.8, Citizenship and Immigration Services (“USCIS”)
perform a matual records search,''®

¢. Families that include eligible and ineligible individuals are considered mixed
families and may request prorated assistance based on the HUD formuta, !

f. Families that fail to provide evidence of citizenship or eligible immigration status
within the required timeframe, or cannot be verified as having ehgﬂole immigration
status, shall be denied assistance, 12

i. The notice of denial of assistance will explain the reasons for the denial,
state whether the family is eligible for prorated assistance, state the criteria
‘and procedures for obtaining relief for the preservation of the family, and
state that the family may appeal to USCIS, and state that the family may
request an informal hearing with the Housing Authority.'™

ii. The notice must also inform the family that assistance may not be delayed
until the conclusion of the USCIS appeal process, but that it may be delayed
. pending the completion of the hearing process.!!*

iii. 'The hearing with the Housing Authority may be requested in lieu of the
USCIS appeal, or at the conclusion of the USCIS appeal process.''*

8. The applicant and all members of the household must completely and accurately disclose
their social security numbers (“SSN”) and provide acceptable 8N documentation (e.g.
" SN card issued by the U.S. Social Security Administration) to the Housing Authority. !¢

a. These requirements do not apply to noncitizens who do not contend eligible
immigration status.!?

b. If the applicant family requests to add a new household member who is under six
(6) years old and does not have an assigned SSN, the family shall be required to
provide the complete and accurate SSN for the child within ninety (90) days of the
child being added to the household, !

10 24 C.ER, 5.512(d).

194 CER. 5.520(),(d).
11224 CFR, 5.514(c).

13 24 CFR. 5.514(d)(D5).
114 24 CFR. 5.514(d)(6).

115 94 CRR. 5.514(d)(5).

116 24 CFR, 5.216(b),(&).
17 94 C.FR. 5.216(a).

118 94 C.FR. 5.216(c)2).
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¢. Families that do not meet the SSN disclosure, documentation, and verification

requirements shall be denied assistance.

119

9. Each applicant and adult household member must sign form HUD-9886, Authorization for
the Release of Information Privacy Act Notice, and other consent forms as needed to collect
information relevant to the family’s eligibility and level of assistance,'?® Families that fail
to complete the required consent forms shall be denied assistance,'?!

10, Apphcants must be found suitable for tenancy after completing the Housing Authority’s
screening procedures.'?

a. The Housing Authority will consider the family’s history with respect to the
foltowing factors: (1) performance in meeting financial obligations, especially rent;
(2) disturbance of neighbors; (3) destruction of property; (4) living or housekeeping
habits which may adversely affect the health, safety, or welfare of other tenanis; (5)
criminal activity involving physical violence to persons or property; and (6)
c:rimiaaall %ctivity which would adversely affect the health, safety, or welfare of other
tenants. ‘

b. The Housing Authority will examine family history for the past five (5) years,
except that criminal convictions shall be considered for the timeframes specified
below. The Housing Authority will consider all appropriate sources, which shall
include, but not be limited to:

i,

ii.

iii,

iv.

-Landlord references, including payment record, any eviction actions,

housekeeping record, any health or safety violations, any damage to the
unit, disturbance record, and whether they would rent to the applicant again.,

Utility company references (if the apphcant is applying for a unit where
thete are tenant paid utilities).

If previous landlords or utility companies ‘do not respond to requests from
the Housing Authority, the applicant may provide other documentation that
demonstrates their ability to meet financial obligations (c.g. rent receipts,
cancelled checks, etc.).

Credit teports, records of eviction actions, and financial judgments,

Police and court records regarding any evidence of disturbance of neighbors
or destruction of property that might have resulted in arrest or conviction.

119 24 CE.R. 5.218(a).
120 94 CER, 5.212(b); 24 C.ER, 5.230.
21 94 C PR, 5.232(2).

122 94 C.FR, 960.203(c).
123 34 ¢ P R, 960.203(c).
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vi.

vii,

A record of arrest(s) will not be used as the basis for the denial or proof that
the applicant engaged in disqualifying activity.

Home visits to determine the applicant’s ability to care for the unit.
Personal references, including a verification of the applicant’s ability to pay

renf, care for the unit, and avoid disturbing neighbors (if no other
documentation is available).

¢. 'The Housing Authonty will perform criminal background checks on all adult
household members.'?

i#

il

iii.

The Housing Authotity shall not consider: (1) arrests or charges that have
not resulted in a criminal conviction; (2) expunged convictions; (3)
convictions erased through executive pardon; (4) vacated and otherwise
legally nullified convictions; (5) Juvemle ad judications of delingquency; and
(6) records that have heen sealed.'?

After a conditional offer, the Housing Authority shall consider any
convictions. for: (1) murder, aggravated sexual assault, kidnapping, arson,
human trafficking, sexual assault in violation of N.J.S.A, 2C:14-2 (or
equivalent statute in another state), causing’or permitting a child to engage
in a prohibited sexual act or in the simulation of such an act in violation of
N.J.8.A, 2C:24-4 (or equivalent statute in another state), or any ¢rime that
resulted in lifefime registtation in a state sex offender registry; (2) an
indictable offense of the first degree that was issued, or if the conviction
resulted in a prison sentence that sentence concluded, within the six years
immediately preceding the issuance of the conditional offer; (3) an
indictable offense of the second or third degree that was issued, or if the
conviction resulted in a prison sentence that sentence concluded, within the
four years immediately preceding the issuance of the conditional offer; or
(4) an indictable offense of the fourth degree that was issued, or if the
conviction resulted in a prison sentence that sentence concluded, within one
yeat immediately preceding the issuance of the conditional offer.”S .

The Housing Authority may withdraw a conditional offer based on an
applicant’s criminal record if it determines, by preponderance of the
evidence, that the withdrawal is necessary to fulfill a substantial, legitimate,
and nondiscriminatory interest.'*’

124 Sap 42 U.8.C, 1437d(c); 24 C.F.R. 5.901 ot seq.

125 N.J.8.A, 46:8-56(a).
126 N, I.S.A, 46:8-56(b).

27 N.I.S. A, 46:8-56(c)(1).
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iv. The Housing Authority shall perform an individualized assessment based

on the following factors: (1) the nature and severity of the criminal offense;
(2) the age of the applicant at the time of the occurrence of the criminal
offense; (3) the time which has elapsed since the occurrence of the criminal
offense; (4) any information produced by the applicant, or produced on the
applicant’s behalf, in regard to the applicant’s rehabilitation and good
conduct since the ocourrence of the ctiminal offense; (5) the degree to which
the eriminal offense, if it reoceurred, would negatively impact the safety of
the Housing Authority’s other tenants or property; and (6) whether the
criminal offense occurred on or was connected to property that was.rented
ot leased by the applicant.!?8

. If the Housing Authority withdraws a conditional offer, it shall provide the

applicant with a written notification specifying the reason(s) for the
withdrawal of the conditional offer and an opportunity to appeal the denial
by providing evidence demonstrating inaccuracies within the ctiminal
recotd or evidence of rehabilitation or other mitigating factors.'” In
addition, the Housing Authotity shall provide a copy of the criminal
record(s) it has relied upon,!*® : 5

d. The Housing Authority will use the Dru Sjodin National Sex Offender database to
screen all household members. 13!

11. An applicant family that does not meet the eligibility ctiteria described herein will be
denied admission.,

128 ] J.§.A. 46:8-56(c)(3).

12 NT.8.AL 46:8-56{c)(2).

130 24 C.RR. 5.903(f); 24 C.E.R. 5.905(d).
131 JUD Notice PIH-2012-28,
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VI APPLICATION PROCESS

1. How to Apply

Any family that wishes to reside in public housing must apply for admission to the program while
_ there is an open waiting list. Application forms may be obtained from the Housing Authority’s
website or, during normal business hours, from the Housing Authority’s offices, Families may also
request (via telephone, mail, or email) that an application form be provided via mail or email.

Completed applications must be signed, dated, and returned to the Housing Authority by mail,
facsimile, or, during notmal business hours, hand delivery to the Housing Authority’s offices.
Applications must be filled out completely in order to be accepted by the Fousing Authority for
procesging, If an application is incomplete, the Housing Authority will notify the family of the
additional information required.

The Housing Authority will provide reasonable accommodation as needed for persons with
disabilities to make the application process fully accessible.

2. QOpening/Closing the Waiting List

The Housing Authority will announce the opening of the waiting list at least ten (10) business days
prior to the date applications will first be accepted. If the list is only being reopened for certain
categories of families, this information will be contained in the rotice. The notice will specify
where, when, and how applications are to be received. The Housing Authority will give public
notice through publication in a newspaper of general circulation and other suitable means.

The Housing Authority may close the waiting list when the estimated waiting petiod for housing
applicants on the list reaches twelve (12) months for the most current applicants. Where the
Housing Authority has patticular preferences or other criteria that require a specific category of
family, the Housing Authority may elect to continue to accept applications from these applicants
while closing the waiting list to others. The Housing Authority will give public notice through
publication in a newspaper of general circulation and other suitable means.

3. Ineligibility

The Housing Aunthority will promptly notify in writing any applicant determined to be ineligible
for admission of the basis for such determination and of the right to request an informal hearing
on such determination.’*? The Housing Authority shall conduct an informal heating within a
teasonable time after a request is made.!¥*

4, Waliting List Placement

The Housing Authority will review each completed application received and make a preliminary
assessment ofthe applicant’s eligibility. Applicants who submitted a completed application during

132 24 C.F.R. 960.208(a).
13 24 C.F.R. 960.208(a).
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an open waiting list period will be placed on the waiting list unless the Housing Authority
determines the applicant to be ineligible. The Housing Authority will promptly notify in writing
applicants of the preliminary eligibility determination and, if applicable, the waiting list
preference(s) for which the applicant appears to qualify,

Applicants will be placed on the waiting list according to the preference(s) and bedroom size they
appear to quelify for, and the date and time their completed application was received by the
Housing Authority, Applicants may request to be placed on the waiting list for a unit size smaller
than designated by the occupancy guidelines as long as the unit is not overcrowded according to
Housing Authority standards and local codes. However, such applicants must agree not to request
a transfer for two years after admission, unless they have a change in family size or composition,

Placement on the waiting list does not indicate that the family is, in fact, eligible for admission,
When the family is selected from the waiting list, the Housing Authority will verify any
preference(s) claimed and determine eligibility and suitability for admission to the program.

5. Waiting List Organization

The Housing Authority will maintain a single waiting list for all of its developments. Within the
waiting list, the Housing Authority will designate subparts to easily identify who should be offered
the next available unit (i.e. mixed populations, general occupancy, unit size, and accessible units),
The waiting list will contain the following information for each applicant listed:

Name and social security number of head of household

Unit size required (mumber of family members})

Amount and source of annual income

Accessibility needs, if any

Date and time of application or application number

Household type (family, elderly, disabled)

Admission preference, if any

The Housing Authority will not merge the public housing waiting list with the waiting list for any
other program the Housing Authority operates.

6. Reporting Requirements

While a family is on the waiting list, it must inform the Housing Authority, within ten (10) business
days, of changes in family size or composition, preference status, or contact information, including
current residence, mailing address, and phone number. The changes must be submitted in writing,
Changes in an applicant's circumstances while on the waiting list may affect the family's
qualification for a particular bedroom size or entiflement to a preference. When an applicant
reports a change that affects their placement on the waiting list, the waiting list will be updated
accordingly,
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7. Updating and Purging the Waiting List

The waiting st will be updated as needed to ensure that all applicant information is current and
timely.

The Housing Authority may periodically send update requests (via email or first-class mail) to
each family on the waiting list to determine whether the family continues to be interested in, and
to qualify for, the program. This update request will be sent to the last mailing address or email
address that the Fousing Authority has on record for the family, The update request will provide
a deadline by which the family must respond and will state that failure to respond will result in the
applicant’s name being removed from the waiting list.

The family’s response must be in writing and must be delivered by mail, facsimile, email, or,
during normal business hours, hand delivery to the Housing Authority’s offices, Responses should
be received by the Housing Authority not later than ten (10) business days following the issuance
of the update request. If the family fails to respond within this timeframe, the family may be
removed from the waiting list without further notice.

If the update request is returned by the post office with a forwarding address, it will be re-issued
to the address indicated, The response must be received by the Housing Authority not later than
ten (10) business days following the re-issuance of the update request, If the family fails to respond
within this time frame, the family may be removed from the waiting list without further notice.

When a family is removed from the waiting list during the update process for failure to respond,
no informal hearing will be offered. Such failures to act prevent the Housing Authority from
making an eligibility determination; thetefore no informal hearing is required. A family that has
been removed from the waiting list for failure to respond may be reinstated if the Housing
Authority determines that the failure to response was due to Housing Authority error or
circumstances beyond the family’s control.

8. Removal from the Waiting List

The Housing Authority will remove an applicant from the waiting list upon request by the applicant
family. In such cases, no informal heating is required. <

If the Housing Authority determines that a family on tho waiting list is not eligible for admission,
it will remove the family from the waiting list. In addition, the Housing Authority will promptly
notify in writing the family of the basis for such determination and of the right to request an
informal hearing on such determination.’* The Housing Authority shall conduct an informal
hearing within a reasonable time after a request is made.'*

134 24 C.F.R. 960.208(a).
133 24 CE.R. 960.208(g).
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VIL SELECTION PROCESS

1. General

The Housing Authority will select tenants from its waiting list in accordance with the policies
described below. The Housing Authority will provide & copy of these tenant selection policies to
any applicant or tenant free of charge,!%

2. Preferences

8. The Housing Authority has establisked the following local preferences:

i. Harrison Preference: available for families who live and/or work in the
Town of Harrison, Use of this preference will not have the purpose or effect
of delaying or otherwise denying admission to the program based on the
race, color, ethnic origin, gender, religion, disability, or age of any member
of an applicant family.'*” Applicants who qualify for this preference will be
awarded two (2) points.

ii. Hudson County Preference: available for families who live and/or work in
the County of Hudson. Use of this preference will not have the purpose or
effect of delaying or otherwise denying admission to the program based on
the race, colot, ethnic origin, gender, religion, disability, or age of any
member of an applicant family.!*® Applicants who qualify for this
preference will be awarded one (1) point.

iii. Veteran Preference: available for families who include a veteran of the
United States Armed Services. Applicants who qualify for this preference
will be awarded one (1) point,

iv. Working Families Preference: available for families whose head of
household, spouse, or sole member is employed a minimum of twenty (20)
hours per week. Families shall receive the benefit of this preference if the
head, spouse, or sole member of the family is age sixty-two (62) or older or
a person with a disability. Applicants who qualify for this proference will
be awarded one (1) point).

v. HQS Non-Compliance Displacement Preference: available for tenant-based
and project-based families displaced due to Housing Quality Standards
("HGS”) noncompliance in accordance with 24 C.F,R, 982.404(¢){2) and

136 24 CF.R, 960.202(c).
197 24 C.F.R. 960.202(b)(1)(ii).
138 94 C,F,R, 960.202(b)(1)(i).
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24 C.F.R, 983.208(d)(6)(ii).** Applicants who qualify for this preference
will be awarded one (1) point).

b. The Housing Authority shall inform all applicants about available preferences and
shall give applicants an opportunity to demonstrate that they qualify for available
preferences.'®® The Housing Authority may limit the number of applicants that
qualify for a given preference. ! .

¢. The Housing Authority’s adoption and implementation of preferences are subject
to HUD requirements concerning income-targeting, deconcentration of poverty and
income-mixing, and selection preferences for developments designated exclusively
for elderly ot disabled families or mixed population developments.'*
Preferencos will not have the purpose or effect of delaying or otherwise denying
admission to the program based on any legally protected characteristic.

3. Income Targeting

a. At least 40% of the families admitted from the waiting list to the Public Housing
program during the fiscal year must be Extremely Low-Income Families,'*

b. The Housing Authority will monitor progress in mesting the income-targeting
requirement throughout the fiscal year. Extremely low-income families will be
gelected ahead of other eligible families on an ag-needed basis to ensure that the
income targeting requirement is met.

4, Qrder of Selection

a. Families will be selected from the waiting list based on preference. Among
applicants with the same preference(s), families will be selected based on either the
date and time of application ot by a drawing ot other random choice technicue, as
specified in the notice opening the waiting list.'*!

b. When selecting applicants from the waiting list, the Housing Authority will match
the characteristics of the available unit (unit size, accessibility features, unit type)
to the applicants on the waiting lists.'** The Housing Authority will offer the unit
to the highest-ranking applicant who qualifies for that unit size or type, or that
requires the accessibility features.

139 94 C R, 960.202(c).

40 24 C R, 960.206(a)(4).
41 24 CF.R, 960.206(a)(2).
14224 C.F.R, 960.206(2)(3).
3 94 CE.R, 960.202(b)(1).
14 Soe 24 CFR. 960.206(c).
145 24 CF.R, 960.206(c).
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c.

By matching unit and family characteristics, it is possible that families who are
lower on the waiting list may receive an offer of housing ahead of familiey with an
earlier date and time of application or higher preference status.

Factors such as deconcentration of poverty, income-~-mixing, and income targeting
will ajso be considered in accordance with HUD requirements, 46

5. Notification of Selection

&

The Housing Authority will not1fy the family by first class mail when it is selected
from the waiting list, :

The notice will inform the family of the following: (1) the date, time, and location
of the scheduled application interview, including any procedures for rescheduling
the interview; (2) who is required to attend the interview; (3) documents that must
be provided at the interview to document the legal identity of household members,
including information about what constitutes acceptable documentation; (4)
documents that must be provided at the interview to document eligibility for a
preference, if applicable; and (5) other documents and information that should be
brought to the interview.

If a sclection notice is retutned to the Housing Authority with no forwarding
address, the family may be removed from the waiting list without further notice.
Such failure to act on the part of the applicant prevents the Housing Authority from
making an eligibility deterpination; therefore, no informal hearing is required. A
family that has been removed from the waiting list for failure to respond may be
reinstated if the Housing Authority determines that the failure to response was due
to Housing Authority etror or circumstances beyond the family’s control.

6. Application Inferview

a,

Families selected from the waiting list are required to participate in an eligibility
inferview.

The head of household and the spouse will be strongly encouraged to attend the
interview together. However, either the head of household or the spouse may attend
the interview on behalf of the family, Verification of information pertaining to adult
members of the household not present at the interview will not begin until signed
release forms are returned to the Housing Authority. '

The interview will be conducted only if the head of household or spouse provides
appropriate documentation of legal identity. If the family representative does not
provide the required docurnentation, the appointment may be rescheduled when the
proper documents have been obtained.

146 Sog 24 C.ER, 960.206{a)(3).
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d.

k.

Pending disclosure and documentation of social security numbers, the Housing
Authority will allow the family to retain its place on the waiting list.

If not all household members have disclosed their social security nutnbers at the
next time a unit becomes available, the Housing Authority will offer a unit to the
next eligible applicant family on the waiting list,

If the family is claiming a waiting list preference, the family must provide
documentation to verify their eligibility for a preference, If the family is verified as
eligible for the preference, the Housing Authority will proceed with the interview.
If the Housing Authority determines the family is not eligible for the preference,
the interview will not proceed and the family will be placed back on the waiting list
according to the date and time of their application.

The family must provide the information necessary to establish the family’s
sligibility and to determine the appropriate amount of rent the family will pay. The
family must also complete required forms, provide required signatures, and submit
required documentation. If any materials are missing, the Housing Authority will
provide the family with a written list of items that must be submitted.

Aty requited documents or information that the family is unable to provide at the
interview must be provided within ten (10) business days of the interview, If the
family is unable to obtain the information or materials within the required time

“frame, the family may request an extension. If the required documents and

information are not provided within the required time frame (plus any extensions),
the family will be sent a notice of denial.

An advocate, interpreter, or other assistant may assist the family with the
application and the interview process.

Interviews will be conducted in English. For Limited English Proficient (LEP)
applicants, the Housing Authority will provide interpretative services in accordance
with its Language Access Plan.

If the family is unable to attend a scheduled interview, the family should contact
the Housing Authority in advance of the interview to schedule a new appointment.
Tn all circumstances, if a family does not attend a scheduled interview, the Housing
Anthority will send another notification letter with a new interview appointment
time. Applicants who fail to attend two scheduled interviews without Housing
Authority approval will have their applications made inactive based on the family’s
faiture to supply information needed to determine eligibility, The second
appointment letter will state that failure to appear for the appointment without a
request to reschedule will be interpreted to mean that the family is no longer
interested and theit application will be made inactive. Such. failure to act on the part
of the applicant prevents the Housing Authority from making an eligibility
determination; therefore, the Housing Authority will not offer an informal hearing,
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Determination

a. The Housing Authority will verify all information provided by the family. Based
on verified information related to the eligibility requirements, including suitability
standards, the Housing Authotity will make a final determination of eligibility.

b. Families will be promptly notified in writing of the final eligibility determination,

i. If the Housing Authority determines that the family is eligible, the notice
will indicate the approximate date of occupancy insofur as that date can be
reasonably determined.'*” The notice shall be accompanied by a Notice of
Oceupancy Rights and Form HUD-5382 putsuant to the Violence Against
Women Act. _

ii. Ifthe Housing Authority determines that the family is ineligible, the notice
will specify the reasons for ineligibility, and will inform the family of its
right to request an informal hearing,'“® :

i

47 24 CE.R, 960.208(b).
148 94 C.F.R. 960.208(a).
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VIII. VERIFICATION PROCESS

1. General

a.

The Housing Authority shall perform verifications (using the EIV system and other
methods) in accordance with HUD Notice PIH~2023-27, particularly Attachment J.

The Housing Authority may request any documentation needed to determine
eligibility or to calculate rent.

Any documents used for verification must be the original (not photocopies) and
generally must be dated within sixty (60) days of the date they are provided to the
Housing Authority, The documents must not be damaged, altered, or in any way
illegible. Printouts from web pages may be considered original documents,

The Housing Authority staff member who views the original document must make
a photocopy, annotate the copy with the name of the person who provided the
document and the date the original was viewed, and sign the copy.

Any family self-certifications must be made in a format acceptable to the Housing
Authority and must be signed in the presence of a Housing Authority representative.

2. File Documentation

a.

b.

C.

The Housing Authority will docmment in the family file how the figures used in
income and rent calculations were determined,

The Housing Authority will document the reported family annual income, value of
assets, expenses related to deductions from annual income, and other factors
influencing the adjusted income or income-based rent determination.

When the Housing Authority is unable to obtain thirty-party verification, it will
document in the file the reason that third-party verification was not available.

3. Family Information

a.

The Housing Authority will requite families to furnish verification of legal identity
for each household member. Acceptable verification shall include, but not be
limited to, the following: birth certificate, naturalization certificate, citizenship
certificate, cutrent U.S. passpott, current driver’s license, adoption papers, and
military discharge papets.

i. If a document submitted by a family is illegible for any reason or otherwise
questionable, more than one of these documents may be required.

ii. Tfnone of these documents can be provided and at the Housing Authority’s
discretion, a third patty who knows the person may aitest to the person’s
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il

identity. The attestation must be provided in writing, in a format acceptable
to the Housing Authority and mgned in the presenca of a Housing Authority
representative.

Legal identity will be verified for all applicants at the time of eligibility
determnination and in cases whete the Housing Authority has reason to doubt
the identity of a person represerting him ot herself to be a tenant or a
member of a tenant family.

b. The family must provide documentation of a valid social security number (“SSN™)
for each member of the household, with the exception of those who do not contend
eligible immigration status or those whose were who were at least sixty<4wo (62)
years of age as of January 31, 2010 and whose initial determination of eligibility
was conducted before that date, 4

i

ii.

i,

iv.

Acceptable documentation is an original SSN card issued by the Social
Security Administration (“SSA”), an original document issued by a Federal
or State agency containing the name and SSN of the individual, or such
other evidence of the SSN deemed acceptable by HUD.!%

If the Housing Authotity determines that documentation is not acceptable,
it will explain to the applicant or resident the reasons the document is not
acceptable and request that the individual obtain and submit acceptable
documentation of the SSN within ninety (90) days.

If a family requests to add a new household member who is under six (6)
years old and does not have an assigned SSN, an otherwise eligible family
will be admitted and the family shall be required to provide the complete
and accurate SSN and dcceptable documentation of the SSN for the child
within ninety (90) days of the child being added to the household. !>t

1. A ninety (90) day extension will be granted if the Housing Authority
determines that the failure to comply was dug to circumstances that
could not have reagsonably been foreseen and were outside the
control of the family (e.g. delayed processing by the SSA, natural
disaster, fire, or death in the family).!5

When a resident requests to add a new household member who is at least
8ix (6) years of age, or who is under the age of six (6) and has an assigned
SSN, the family must provide the complete and accurate SSN and
acceptable documentation of the SSN for the new member at the time of the

149 24 C FR, 5.216()(1),

15924 CE.R. 5.216(g).

15124 CER., 5.216(e)(2).

152 oo 24 CE.R. 5.216(e)(2).
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request or at the time of processing the interim reexamination or
recertification of family composition that includes the new member.!* The
Housing Authority may not add the new household member until such
documentation is provided.

¢. A birth certificate or other ofﬂcw,l record of birth is the preferred form of age
verification for all family membets.

i. For elderly family members, an original document that provides evidence
of the receipt of social security retirement benefits is acceptable.

ii, If an official record of birth or evidence of social security retirement
benefits cannot be provided, the Housing Authority will require the family
to submit othet documents that support the reported age of the family
menmber (8.g., school records, driver's license if birth year is recorded) and
to provide a self-certification. :

d. Family relationships are verified only to the extent necessary to determine a
family’s eligibility and level of assistance. Typically, a certification by the head of
household constitutes sufficient verification. If the Housing Awuthority has
reasonable doubts gbout a family relationship, it may request documentation.

i, If an adult who was formetly 2 member of the household is reported fo be
permanently absent, the family must provide evidence to support that the
person is no longer a member of the family (e.g., documentation of another
address at which the person resides such as a lease or utility bill),

il, For foster children and foster adults, third-party verification from the state
or local government agency responsible for the placement of the individual
with the family is required.

¢. The Housing Authority requires families to provide information about the student
status of all students who are eighteen (18) years of age or older. This information
will be verified only if the family claims full-time student status for an adult other
than the head or spouse, or the family claims a childcare deduction to enable a
family member to further his or her education.

f. The Housing Authority will verify the existence of a disability in order to allow
certain income disallowances and deductions from income. The Housing Authority
will not inquire about the nature or extent of a person’s disability.

g Family members who declare U.8. citizenship or national status will not be required
to provide additional documentation unless the Housing Authority receives
information indicating that an individual’s declaration may not be accurate, '™

i

153 24 CER, 5.216(e}2).
154 Seo 24 CER. 5.508(b)(1).
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h. The Housing Authority must verify any preferences claimed by an applicant that

determine his ot her placement on the waiting list.'*

4, Income and Assets

a.

Housing Authority staff shall only review EIV reports for families that have
submitted the required consent forms. The EIV reports to be reviewed, and the
frequency of such reviews, are specified in the Housing Authority’s EIV Policy and
HUD Notice PIH-2023-27, Attachment J. EIV reports shall be maintained in the
tenant file in accordance with the Housing Authority’s Record Retentmn and
Disposition Policy,

The Housing Authority shall also require third-party verification of: (1) reported
annual income; (2) the value of all assets; (3) expenses related to deductions from
arrual income; and (4) other factors that affect the determination of adjusted
incoms or income-based rent.! If the value of net family assets does not exceed
$50,000.00 (subject to annual adjustment by HUD), the Housing Authority may
accept a certification as to the value of the assets and any income expected to be
received from the assets,'s” In all other cases, if third-party verification is not
available, the Flousing Authority shall document in the file wiy it was not available
and utilize alternate venﬁcauon techniques.!™

1. The hierarchy of verification techniques is as follows: (1) Upfront Income
Verification (“UIV”) using EIV; (2) UIV using a non-HUD system; (3)
written third-party verification; (4) written third-party verification form; (5)
oral third~party verification; and (6) tenant certification.'>

For wages other than tips, the family must provide originals of the two most cuerent,
consecutive pay stubs. 0 Unless tip income is included in a family member’s W-2
by the employer, persons who work in industries where tips are standard will be
required to sign a certified estimate of tips received for the pnor year and tips
anticipated to be received in the coming year.

Business owners and self-employed persons will be required to provide:

1, An andited financial statement for the previous fiscal year if an audit was
conducted, If an audit was not conducted, a statement of income and

153 Bag 24 C.F.R. 960.206(a)(4).

136 24 CF.R, 960.259(c)(1).

157 24 C.F R, 960.259()(2).

158 94 C.F.R. 960, 259(0)(1) HUD Notice PIH-2023-27, Attachment J.
159 HUD Notice PIH-2023-27, Attachment J.

150 UD Notice PIH-2023-27, Attachment T.
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expenses must be submitted and the business owner or self-employed
person must certify to ils accuracy.

ii. All schiedules completed for filing federal and local taxes in the preceding
year.

iii, Ifaccelerated depreciation was used on the tax return or financial statement,
an accountant's vcalculation of depreciation expense, computed using
straight-line depreciation rules,

The Housing Authotity will provide a format for any petson who is unable to
provide such a statement to record income and expenses for the coming year. The
business owner/self-employed person will be required to submit the information
requested and to certify to its aceuracy at all future reexaminations.

At any reexamination, the Housing Authority may request documents that support
submitted financial statements such as manifests, appointment books, cash books,
or bank statements,

If a family member has been self-employed less than three (3) months, the Housing
Authority will accept the family member's certified estimate of income and
" schedule an interim reexamination in three (3) months. If the family member has
been self-employed for three (3) to twelve (12) months, the Housing Authority will
- require the family to provide documentation of incorne and expenses for this period
and use that information to project income.

¢. The Housing Authority will request a current SSA benefit verification letter if there
ig a discrepancy between the amount claimed by the tenant and the amount reported
by EIV. :

f The methods the Housing Authority will use to verify alimony and child support
payments differ depending on whether the family declares that it receives regular
payments,

i. If the family declares that it receives regular payments, verification will be
obtained in the following order of priotity: copies of the teceipts and/or
payment stubs for the 60 days prior to Housing Authority request; third-
party verification form from the state or local child support enforcement
agency; third-party verification form from the person paying the support;
family's self-certification of amount received.

il. Tf the family declares that it receives irregular or no payments, in addition
to the verification process listed above, the Housing Authority may require
verification that the family has taken all reasonable efforts to collect the
amounts due. This may include a statement from any agency responsible for
enforcing payment that shows the family has requested enforcement and is
cooperating with all enforcement efforts and, if the family has made
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indopendent efforts at collection, 8 written statement from the attorney or
other collection entity that has assisted the family in these efforts.

g The family must certify whether any assets have been disposed of for less than fair
market value in the preceding two years,

i. The Housing Authority will verify the value of assets disposed of only if
the Housing Authority does not already have a reasonable estimation of its
value from previously collected information, or the amount reported by the
family in the certification appears obviously it error.

h. For net income from rental properties, the family must provide a current executed
lease for the property that shows the rental amount or certification from the current
tenant and a self-certification from the family members engaged in the rental of

© property providing an estimate of expenses for the coming year and the most recent
IRS Form 1040 with Schedule E (Rental Income),

i, If schedule B was not prepared, the Housing Authority will require the
fanily membets involved in the rental of property to provide a self-
certification of income and expenses for the previous year and may request
documentation to support the statement including: tax statements, insurance
invoices, bills for reasonable maintenance and utilities, and bank statements
or amortization schedules showing monthly interest expense.

i. The Housing Authority will accept written third-party documents supplied by the
family as evidence of the status of retirement accounts,

Jj. The Housing Authority will accept the famiiy’s self-certification as verification of
fully excluded income. The Housing Authority may request additional
documentation if necessary to document the income source.

k. The Housing Authority will check up-front income verification (“UIV”) soutces
and/or request information from third-party sources to verify that cettain forms of

income such as unemployment benefits, TANF, S8, 881, earned income, ete, are
not being received by families claiming to have zero amnual income.

5. Mandatory Peductions
8. Medical Expenses will be verified through:

L. Written third-party documents provided by the family, such as pharmacy
printouts or receipts. :

ii. Written third-party verification forms, if the family is unable to provide
acceptable documentation,
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jii. If third-party or document review is not possible, written family
certification as to costs anticipated to be incurred during the upcoming
twelve (12) months.

The Housing Authority will make an effort to determine what expenses from the
past are likely to continue to occur in the future. The Housing Authority will also
aceept evidence of monthly payments or total payments that will be due for medical
exponses during the upcoming twelve (12) months.

Tn addition, the Housing Authority will verify that: the household is eligible for the
deduction; the costs to be deducted are qualified medical expenses; the oxpenses
ate not paid for or reimbursed by any other source; and costs incurred in past years
are counted only once,

The family will be required to certify that the medical expenses are not paid or
teimbursed to the family from any source. If expenses are verified through a third
party, the third party nxust certify that the expenses are not paid or reimbursed from
any other source.

b, Disability Assistance Expenses
i Expénses for attendant care will be verified through:

1. Written third-party documents provided by the family, such as
receipts or cancelled checks,

2. Third-party verification form signed by the provider, if family-
provided documents are not available,

3, 1f third-party verification is not possible, written family certification
as to costs anticipated to be incurred for the upcoming twelve (12)
months.

ii. Expenses for auxiliaty apparatus will be verified through:

1. Written third-party documents provided by the family, such as
billing statoments for purchase of auxiliary apparatus, or other
evidence of monthly payments ot total payments that will be due for
the apparatys duting the upcoming 12 months.

2. Third-party vetification form signed by the provider, if family-
provided documents are not available,

3. If third-party or document review is not possible, written family

certification of estimated apparatus costs for the upcoming twelve
(12) months.
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In addition, the Housing Authority will verify that: the family member for
whom the expense is incurred is a person with a disability; the expense
permits a family member, or members, to work; and the expense is not
reimbursed from another source.

The family will be required to certify that attendant care or auxiliary
apparatus expenses are not paid by or reimbursed to the family from any
source.

¢. Childcare Expenses

1.

il

The Housing Authority will verify that the child is eligible for care (12 or
younger); the costs claimed are not reimbursed; the costs enable a family
member to work, actively seck work, or further their education; the costs
are for an allowable type of childcare; and the costs are reasonable.

The family and the care provider wilt be required to certify that the childcare
expenses are not paid by or reimbursed to the family from any source,

43



Housing Authotity of the Town of Harrison Adopted
Admissions and Contirmed Occupancy Policy ) Resobution No.

IX. DENIAL OF ADMISSION

1. The Housing Authority may deny admission under any of the following circumstances:

a.

b.

The family does not meet the Housing Authority’s eligibility criteria, 6!

Any housshold member has been evicted from federally-assisted housing in the
past three (3) years for drug-related criminal activity.!% The Housing Authority
may waive this provision if any hougschold members who were involved in the
criminal activity have completed a supervised drug rehabilitation program or are
no longer living in the household.!®*

Any household member is currently engaged in the use of illegal drugs.'®

Any household member’s current use or pattern of use of illegal drugs, or current
abuse or pattern of abuse of alcohol, may threaten the health, safety, or right to
peaceful enjoyment of the premises by other residents.'®

Any housshold member hag ever been convicted of drug-related criminal activity
for the production or manufacture of methamphetamine on the premises of federally
assisted housing, %

Any household member has ever been convicted of: (1) murder, aggravated sexual
assault, kidnapping, arson, human trafficking, sexual assault in violation of
N.IS.A, 2C:14-2 (or equivalent statute in another state), causing or permitting a
child to engage in a prohibited sexual act or in the simulation of such an act in
violation of N,J.8.A. 2C:24-4 (or equivalent statute in another state), or any crime
that resulted in lifetime registration in a state sex offender registry; (2) an indictable
offense of the first degree that was issued, or if the conviction resulted in a prison
senfence that sentence concluded, within the six years immediately preceding the
issuance of a conditional offer; (3) an indictable offense of the second or third
degree that was issued, or if the conviction resulted in a prisot sentence that
sentence concluded, within the four years immediately preceding the issuance of a
conditional offer; or (4) an indioctable offense of the fourth degree that was issued,
or if the conviction resulted in a prison sentence that sentence concluded, within
one year immediately preceding the issuance of a conditional offer.'s’

161 24 C.F.R. 960.201(a)1).

162 24 C.F.R, 960.204(a)(1).

163 24 C PR, 960,204(a)(1),

164 74 C R, 960.204(a)(2).

165 34 CER. 960.204(2)(2); 24 C.ER, 960.204(b).
166 24 C.F R, 960.204(a)(3).

167 N 1.8.A, 46:8-56(b).
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g. Any household member is subject to a lifetime registration requirernent under a
state sex offender registration program,'%®

h. The family has a pattern of unsuitable past performance in meeting financial
obligations, including rent, within the past five years.'*

i. The family has a pattern of disturbance of neighbors, destruction of property, or
living or housekeeping habits at prior residences within the past five years which
may adversely affect the heelth, safety, or welfare of other tenants,'™

i+ The family has a pattern of eviction from housing or termination from residential
programs within the past five years (congidering relevant circumstances).

k. The family owes rent or other amounts to this or any other public housing authority
or owner in connection with any assisted housing program.

i, At the Housing Authority’s disoretion, the applicant may be declared
eligible upon payment of debt, with the date and time of application being
the time of payment and meeting other criteria.

1. The family has misropresented or failed to provide complete infoﬁnation related to
eligibility, preferences for admission, or family composition,

m. The family has committed fraud, bribery, or any other corrupt or crimingl act in
connection with any federal housing program.

1. The family has engaged in or threatened violent or abusive behavior toward
Housing Authority personnel.

i, Abusive or violent behavior towards Flousing Authority personnel includes
vetrbal as well as physical abuse or violznce, Use ofracial epithets, or ofher
language, written or oral, that is customarily used to intimidate may be
considered abusive or violent behavior. '

ii. Threatening refers to oral or written threats or physical gestures that
communicate intent to abuse or cotmmit violence.

2. The Housing Authority will use the preponderance of the evidence as the standard for
making all admission deeisions.

a. Preponderance of the evidence is defined as evidence which is of greater weight or
mote convincing than the evidence which 1s offered in opposition to it; that is,

168 24 ¢ R, 960.204(a)(4).
169 Soe 24 CFR. 960.203(c)(1).
1 Sos 24 C.ER, 960.203(c)(2).

45



Housing Authotity of the Town of Hatrison Adopted
Admissions and Continued Occupancy Policy Resolution No,

evidence which, as a whole, shows that the fact sought to be proved is more
probable than not.

b. Preponderance of the evidence may not be determined by the number of witnesses,
but by the greater weight of all evidence.

¢. The Housing Authority will consider all relevant circumstances (2.g. seriousness of
offense, extent of participation of individual family members, effect of denial on
uninvolved family members, length of time since offense, likelihood of favorable
conduct in the future, etc.) when deciding whether to deny admission based on a
family’s past history, except in situations where denial is mandated by HUD.

3. As acondition of receiving assistance, an applicant may agree to remove a culpable family
member from the application, Tn such instances, the head of household must certify that
the family member will not be permitted to visit or to stay as a guest in the public housing
unit, After admission to the program, the applicant must present evidence of the former
family member’s cutrent address upon Housing Authority request.

4, Tfthe applicant indicates that the behavior of a family member with a disability is the reason
for a proposed denial of admission, the Housing Authority will determine whether the
behavior is related to the disability and, if s0, whether alternative measures are appropriate
as a reasonable accommodation. The Housing Authority will only consider
accommodations that can reasonably be expected to address the behavior that is the basis
of the proposed denial of admission.

5, If an applicant appears to be ineligible based on a criminal record or sex offender
registration record, the Housing Authority shall provide the applicant with a written
notification specifying the reason(s) for the proposed denial and an oppottunity to appeal
the denial by providing evidence demonstrating inacouracies within the criminal record or
evidence of rehabilitation or other mitigating factors.!” In addition, the Housing Authority
shall provide a copy of the criminal record it has relied upon.'™

a. The notice will specify that the applicant has ten (10) business days to dispute the
accuracy of the record. If the applicant does not contact the Housing Authority to
dispute the information within that timeframe, the Housing Authority will proceed
with issuing the notice of denial of admission,

b. An applicant that does not exercise their right to dispute the acouracy of the
information prior to issuance of the official denial letter will still be given the
opportunity to do so as part of the informal hearing process.

6. The Housing Authority will promptly notify in writing any applicant determined to be
ineligible for admission of the basis for such determination and of the right to request an

ITINLS.A, 46:8-56{c)(2).
172 24 C.F.R. 5.903(5; 24 CER. 5.905(d).
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informal hearing on such determination'” The Housing Authority shall conduct an
informal hearing within a reasonable time after a request is made.'”

a. The notice will specify that the applicant has ten (10) business days to request an
informal hearing.

b. The Housing Authority shall issue a written decision within ten (10) business days
of any informal hearing.

V73 24 C.F.R, 960.208(a).
174 24 C.E.R. 960.208(z).
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X. OCCUPANCY GUIDELINES
1. General Standards

a. The Housing Authonty will assign one bedroom for each two persons within the
household, except in the followmg oircumstances:

i. Persons of the opposite sex (other than spouses, and children under age 5)
will not be required to share a bedroom.

ii. Persons of different generations will not be required to share a bedroom,

ifi, Live-in aides will be allocated a separate bedroom. No additional bedrooms
will be provided for the live-in aide’s family,

iv, Single person families will be assigned a zero or one bedroom unit.
v'. Foster children will be included in determining unit size,

b. The Housing Authority will reference the following standards in determining the
appropriate unit bedroom size for a family:

Bedroom Size Minimuwm Number of Maximum Number of
Persons Persons
0 1 {
1 1 9
2 2 4
3 3 6
4 4 3
3 5 10

2, Exceptions

a. Residents may request exceptions to the occupancy standards in writing. The
Housing Authority may grant such requests if it determines that the exception is
justified by the relationship, age, sex, health or disability of fannly meinbers, or
other personal circumstances.

i. An exception may be granted if a larger bedroom size is needed for medical

equipment due to its size and/or function, ot as a reasonable accommodation
for a person with a disability.
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ii. An exception may also be granted for a smaller bedroom size in cases where
the numbet of household members exceeds the maximum number of
persons allowed for the unit sizo in which the family resides and the family
does not want to fransfer to a larger size unit.

When evaluating exception requests, the Housing Authority will consider the size
and configutation of the unit. In no case will the Housing Authority grant an
exception that is in violation of State or local laws, regulations, or housing /
oceupancy codes.

Requests from applicants to be placed on the waiting list for a unit size smaller than
designated by the occupancy standards wilt be approved as long as the unit is not
overcrowded according to local code, and the family agrees not to request a fransfer
for a period of two years from the date of admission, unless they have a subsequent
change in family size or composition.

“To provent vacancies, the Housing Authority may provide an applicant family with

a larger unit than the occupancy standards permit. However, in these cases the
family must agree to move to a suitabls, smaller unit when another family qualifies
for the larger unit and there is an appropriate size unit available for the family to

transfer to. '

] 3. Unit Offers

a.

In filling an. actual or expected vacancy, the Housing Authority will offer the
dwalling unit to an applicant in the appropriate offer sequence.

The Housing Authority will maintain a record of units offered, including location,
data, and circumstances of each offer, each acceptance or rejection, including the
reason for the rejection, '

If a suitable unit is available in two locations, the applicant will be offered a suitable
unit in the location with the higher number of vacancies, If the offer is rejected, a
final offer will be made at the other location. The offers will be made in sequence
and the applicant must refuse the first offer before a second offer is made.

If more than one unit of the appropriate type and size is available, the first unit to
be offered will be the first unit that is ready for occupancy,

Applicants must accept or refuse a unit offer within three (3) business days of the
date of the unit offer, Offers made by telephone will be confirmed by letter.

4, Accessible Units

a,

Families requiring an accessible unit may be over-housed in such a unit if there are
no resident or applicant families of the appropriate size who also requite the
accessible features of the unit.
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b. When there ate no resident or applicant families requiring the accessible features
of the unit, including families who would be over-housed, the Housing Authority
will offer the unit to a nondisabled applicant,

c. When offering an accessible unit to a non-disabled applicant, the Housing
Authority will require the applicant to agtee to move to an available non-accessible
unit within thirty (30) days when either a current resident or an applicant needs the
features of the unit and there is another unit available for the non-disabled family.
‘This requirement will be a provision of the lease agresment,

5. Refusals of Unit Offers
a. Applicants may refuse to accept a unit offer for “good cause.”

b. Good cause for unit refusals st be supported by appropriate documentation and
demonstrated to the satisfaction of the Housing Authority. Examples of good cause
for refusal of a‘unit offer include, but are not limited {o, the following:

i. Accepting the unit offer will require an adult household membet to quit a
job, drop out of an educational institution or job training program, or take a
child out of day care or an educational program for children with
disabilities,

i, Accepting the offer will place a family member’s life, health, or safoty in
jeopardy, The family should offer specific and compelling documentation
such as restraining orders, other court orders, risk assessments related to
witness protection from a law enforcement agency, or documentation of
domestic violence, sexual assault, dating violence, or stalking. Reasons
offered must be specific to the family. Refusals dve to location alone do not
qualify for this good cause exemption.

iii. A hesalth professional verifies that a household member was temporarily
hospitalized or recovering from an illness or injury.

iv. The unit is ingppropriate for the applicant’s disabilities, or the family does
not need the accessible features in the unit offered and does not want to be
subject to 4 thirty (30) day notice to move,

v. 'Theunit has lead-based paint and the family includes children under the age
of six,

c. When an applicant rejects the final unit offer without good cause, the Housing
Authority will remove the applicant’s name from the waiting list and send notice to
the family of such removal. The notice will inform the family of their right to
request an informal hearing and the process for doing so. The applicant may reapply
for assistance if the waiting list is open, If the waiting lst is not open, the applicant
must wait to reapply until the Housing Authority opens the waiting list.
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6. Elevated Blood Lead Levels

a. The Housing Authority shall conduct an environmenta] investigation of a dwelling
unit and common areas within fifteen (15) calendar days after being notified by a
public health department or other health care provider that a resident child who is
less than six (6) years old has an elevated blood lead level (“EBLL”).!7

i

. il

iif.

In the event that any other source reports that a resident child of less than
six (6) years old has an EBLL, the Housing Authority shall immediately
request vetification of this information from the public health department
or other health care provider. If verification is provided, the timeframe for
an environmental investigation shall begin. If the request is denied, the
Housing Authority shall send documentation of the denial to the HUD Field
Office,'”

The Housing Authority shall report the name and address of any child
having an EBLL to the public health department within five (5) business
days of receiving notification from any other health care provider.!”?

The Housing Authority shall report each confirmed case of a child having
an EBLL to the HUD Field Office and the HUD Office of Lead Hazard
Control and Healthy Homes within five (5) business days.!™8

b. The Housing Authority shall achieve reduction of any lead hazard within thirty (30)
days of identification pursuant to the environmental investigation,!”

¢. The Housing Authority shall notify all building residents of any environmental
investigation and/or lead hazard reduction activities, !5

d. The Housing Authority shall provide documentation of the required environmental
investigation and/or lead hazard reduction activities to the HUD Field Office within
ten (10) business days of the deadline to perform such activities,!5!

7 24 C.F.R, 35.1130(a).
17624 C.ER. 35,1130(b).

77 24 C.E.R, 35.1130(e)(1).
17824 CRR, 35,1130(e)(2).

179 24 CE.R. 35.1130(c),
180 24 CF.R. 35.1130(d).

8124 CF.R, 35.1130(c)(3).

51



Housing Authotity of the Town of Harrison Adopted
Admissions and Contlnued Occupanoy Policy Resolution No.

e, Inthe event of a confirmed EBLL case, the Housing Authority shall conduct a risk
assessment of other units in the building with a resident child of less than six (6)
years of age,’®

182 94 CF.R. 35.1130(0).
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e ™, XI. DETERMINATION OF RENT

1. Income-Based Rent

a. A family’s annuval income is used to calculate the amount of the family’s rent
payment.'® Income received by all family members must be counted unless
gpecifically excluded by HUD regulations.'3¢

b. The income of family members approved to live in the unit will be counted, even
it the family member is temporarily absent from the unit.

i. Generally, an individual who is or is expected to be absent from the assisted
unit for one hundred sighty (180) consecutive days or less is considered
temporarily absent and continves to be considered a family member,

i, Generaﬂy, an individual who is or is expeoted to be absent from the assisted
unit for more than one hundred eighty (180) consecutive days is considered
permanently absent and no longer a family member.

¢, The Housing Authority is réquiréd to count all income anticipated to be received
from a source outside of the family during the twelve (12) month period following
admission or annual reexamination effective date.

i, The Housing Autbority generally will use current circumstances to
determine anticipated income for the coming twelve (12) month period.

ii. The Housing Authority will use other than current circumstances to

anticipate income when an imminent change in circumstances is expected;

. it is not feasible to anticipate a level of income over a twelve (12} month

period (e.g., seasonal or cyclic income); or the Housing Authority believes
that past income is the best available indicator of expected future income,

d. The income-based rent shall be 30% of the family’s income, 185

e The income-based rent shall not exceed the Total Tenant Payment, minus any
applicable utility allowance for tenant-paid utilitics. % If any applicablo utility
allowance exceeds the Total Tenant Payment, the Housing Authority shall pay such
excess amount (the utility reimbursement) to the family. "’ Utility reimbursements
will be issued monthly, '

183 24 C.F.R. 960.253(c)(1).
18 See 24 CFR. 5.609(b),

18 24 CFR. 960.253(c)(2).
1% 34 CP.R. 960.253(cX3).
187 24 C.F.R. 960.253(c)(3).
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b. The Housing Authority shall grant an exception from payment of minimum rent if
the family is unable to pay the minimum rent due to financial hardship.2%

¢. Any request for a financial hardship exception must be submitted in writing to the
Housing Authority.

d. If a family requests a financial hardship exception, the Housing Authority shall
suspend the minimum rent requirement beginning the month following the family’s
request and continuing until the Housing Authority determines whether there is a

qualifying financial hardship and whether it is temporary or long term.

i

id.

it

iv.

206

The Housing Authority shall not evict the family for non-payment of rent
during the ninety (90) day period beginning the month following the
famnily’s request for a financial hardship exception.”””

I£it is determined that no qualifying financial hardship exists, the Housing
Authority shall reinstate the minimum rent, including back rent owed from
the beginning of the suspension. The family must pay the back rent on terms
and conditions established by the Housing Authority.*®

If a financial hardship is deemed temporary, the Housing Authority must
reinstate the minimum rent from the beginning of the suspension of the
minimum rent and offer the family a reasonable repayment agreement, on
terms and conditions established by the Housing Authority, for the amount
of back minimum rent owed by the family. 2

If a financial hardship is deemed long term, the Housing Authority must
exempt the family from the minimum rent requirements so long as such
hardship continues.?!°

5, Mixed Families

a. Mixed Families that elect for prorated assistance shall pay the applicable flat rent,

minus the amount of the eligible subsidy.

21

205 24 CF.R. 5.630(b)(1).
206 24 CF.R, 5.630(0)(2).
0724 CFR. 5.630(b)(2).
0% 24 CE.R, 5.630(b)(2).
%24 CER. 5.630(b)X2).
20 24 CF.R, 5.630(b)(2).
124 CER. 5.520(d)(2).
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b. The eligible subsidy is calculated using the following formula®'%;

i

ii.

i,

iv,

Determine the Total Tenant Payment, Annual income includes income of
all family members, including any family member who has not established
eligible immigration status.

Subtract the Total Tenant Payment from the applicable flat rent, The result

is the maximwm subsidy for which the family could qualify if all members
were eligible (“family maximum subsidy™).

Divide the family maximum subsidy by the number of persons in the family
(all petsons) to determine the maximum subsidy per cach family member
who has citizenship or eligible immigration status (“cligible family
membet”). The subsidy per eligible family member is the “member
maximum subsidy.”

Multiply the member maximum subsidy by the number of family members
who haye eligible citizenship or immigration status,

¢, When the mixed family’s Total Tenant Payment is greater than the flat rent, the
Housing Authority must use the Total Tenant Payment as the mixed family Total
Tenant Payment. The Housing Authority subtracts from the mixed family Total
Tenant Payment any established utility allowance, and the sum becomes the mixed
family’s rent.?!?

212 24 C.E.R. 5.520(d)(1).
21324 CRR. 5.520(e).

57



Housing Authority of the Town of Hatrison Adopted
Admissions and Contirmed Oceupancy Policy Resolution No.

XII. LEASING PROCESS

1. Qrientation

a. After unit acceptance but prior fo occupancy, a Housing Authority representative
will conduct an orientation with the head of household or spouse.

b. At the orientation, the head of household ot spouse will be provided with copies of
the Residential Housing Lease, all policies and procedures incorporated into the
Lease by reference (Grievance Procedure, House Rules, Pet Policy, Smoke-Free
Policy, Schedule of Charges, Notice of Ocoupancy Rights, etc.), Form HUD 1141
(“Is Fraud Worth 1t?), Form HUD PIH-2010-19 (“What You Should Know About
EIV”), and any other materials required by law.

c. Topics to be discussed at the otientation include applicable deposits and other
charges, review and explanation of Lease provisions, procedures for maintenance
requests and work orders, interim reporting requirements, review and explanation
of occupancy forms, community service tequirements, family choice of rent,
VAWA protections, and compliance with Housing Authority rules and policies.

2. Lease Execution

a. The Housing Authority’s Residential Housing Lease shall comply with all
applicable legal requirements.?!

b. The head of household, spouse, and all other adult houschold members will be
required 1o sign the Lease prior to occupation. An appointment will be scheduled
for the parties to execute the Leasc.

c. The head of household will be provided a copy of the executed Lease and the
Housing Authority will retain a copy in the resident’s file.

d Files for households that include a live-in aide will contain documentation signed
by the live-in aide indicating that the live-in aide is not a party fo the Lease and is
not entitled to Housing Authority assistance. The live-in aide is only approved to
live in the dwelling unit while serving as the care attendant for the family member
who requires the care.

3. Lease Amendments

a. The Housing Authority may revise its lease from time to time, subject to a thirty
(30) day notice and comment period?!’ The family will have sixty (60) days to

24 See 24 CE.R, 966.4; 24 C,F.R, 966.6.
2524 CF.R. 966.3.
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accept the revised lease. If the family does not accept the revised lease within this
timeftame, the family’s tenancy will be terminated for other good cause 2

b. The lease may be amended to reflect authorizéd changes to family composition.

4. Special Charges

a. The Housing Authority shall adopt a schedule of special charées for repairs and for
consumption of excess utilities.

i. Work that is not covered in the schedule wili be charged based on the actual
cost of labor (including overtime, if applicable) and materials required to
make the repairs, including charges fiom outside vendors.

il. Noticos of charges for repairs and/or excess utilities shall comply with the
requirements for notices of adverse action and shall be mailed mornthty. 2

b. The Housing Authority may revise the schedule of special charges from time to
time, subject to a thirty (30) day notice and comment period.?!8

5. Security Deposits

a. The Housing Authority shall collect a security deposit from each tenant as security
that the tenant will comply with the lease.?'?

b. The amount of the base security deposit will not exceed one month’s rent.22° The
amount of the total security deposit, including any applicable pet deposit, shall not
exceed one- and one-half month’s rent. 22!

c. Each tenant’s security deposit shall be: (1) invested in shares of an authorized
insured money market fund; or (2) deposited with a qualified bank or association
within the State of New Jetsey in an account bearing a variable tate of interest.*?

d. The Housing Authority shail notify each tenant of the name of the entity holding
the security deposit, the type of account in which the security deposit is held, the
current rate of interest for that account, and the amount held: (1) within thirty (30)
days of receipt of the security deposit; (2) within thirty (30) days of any change to

216 24 CUE.R, 966.4()(2)(Iv)(E).
217 §oe 24 CER. 966.4(b)(4),
21894 C.FR. 966.5.

219 Gae NLIS.A, 46:8-19,

2094 CF.R, 966 4(b)(5).
2INTSA, 46:8-21.2.
MNTSA. 46:8-19(a).
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the account in which the security deposit is held; and (3) at the time of each annual
interest payment,?2

e. Interest shall be paid to the tenant, or credited toward the payment of rent due, on
the anniversary of the tenant’s lease.*

f. The security deposit shall be returned, along with an itemized list of the interest or
camings and any deductions, to the tenant by personal delivery, registered mail, or
certified mail within: (1) five business days after the tenant is displaced; (2) fifteen
business days after a lease terminates in accordance with N.J.S.A. 46:8-9.6; or (3)
thirty days after any other lease termination,®’

g. The security deposit may be utilized by the Housing Authority toward
reimbursement for the cost of damages beyond ordinary wear and tear caused by
the Tenant, members of the Tenant’s household, or guests. The Housing Authority
may also use the deposi to enisure full performance of the other obligations of the
Tenant contained in this Lease, including the payment of rent and/or other charges.
If this ocours prior to the Lease fermination, the Housing Authority may demand
that the Tenant replace the amouttt of the security deposit used by the Housing
Authority.

bh. If the Tenant transfers to another unit, the Housing Authority will transfer the
secutity deposit to the new unit. The tenant will be billed for any maintenance or
other charges due for the “old” unit.

6. Rent Payments

a. Residents must pay monthly rent in the amount determined by the Housing
Authority pursuant to HUD regulations.

b. Ifa family’s rent changes, the Housing Authority will notify the family of the new
amount and the effective date by sending a "Notice of Rent Adjustment” which will
become an attachment to the lease.

c. Rentis due and payable at the Housing Authority-designated location in advance
on the first day of each month.

d. If a family fails to pay rent within five (5) business days of the due date, and the
Housing Authority has not agreed to accept payment at a later date, a late fee of
$25.00 will be charged and a Notice of Termination of Lease will be issued to the

‘Tenant for failure to pay rent, demanding payment in full or the surrender of the
dwelling vnit. :

T INIS.A. 46:8-19(c).
24N,1.8.A, 46:8-19(c).
2SN.TS.A. 46:8-21.1,
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e, Any agroement to accept rent payment(s) at a later date shall be in writing and shall
have clear deadlines.

f. If a Tenant’s payment fails due to insufficient funds or any other cause, the rent
will be considered unpaid and a $25.00 fee may be charged for the failed payment.

7. Repayment Agreements

8. The Housing Authority may offer a repayment agreement to any Tenant who is
unable to repay a debt to the Housing Authority within thirty (30) days. If the
Tenant refuses to enter into a repayment agreement or breaches a repayment
agreement, the Housing Authority shall terminate the tenancy.

b, A repayment agreement shall specify the total amount owed, the amount of any
down payment, and the repayment schedule, and be signed and dated by the
Housing Authority and the Head of Household,*?®

c. Typically, the Housing Authority will require a2 down payment of at least ten
percent (10%) and a repayment term of no more than twelve (12) months.

i, The Housing Authority may waive the down payment requirement if the
Tenant demonstrates to the Housing Authority’s satisfaction that the down
payment would constitute an undue hardship.

ii. The Housing Authority imay consider a longer repayment term if the
combined amount of a Tenant’s monthly rent and repayment amount would
exceed 40% of monthly adjusted income.

d. Retroactive Rent shall be calculated as far back as the Housing Authority has
documentation of a Tenant’s family income,??”

o. Inthe event that a Tenant has been assessed Retroactive Rent due to unreported or
underreported income, the repayment agreement shall include the following®®;

i. Reference to the paragraphs in the Public Housing lease whereby the tenant
is in non-compliiance and may be subject to termination of tenancy.

il. The monthly repayment amount is in addition to the Tenant’s regular rent
contribution and is payable to the Housing Authority.

iii. The terms of the repayment agreement may be renegotiated if there is a
change in the Tenant’s incorme.

26 TTUD Notice PIH-2017-12,
227 HUD Notice PTH-2017-12.
228 LD Notice PIH-2017-12.
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iv. A late or missed payment constitutes a default of the repayment agreement
and may result in termination of tenancy.
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~/77) XIL  RE-EXAMINATIONS

1. General Procodures

4. The Housing Authority will schedule regular reexaminations to coincide with the
family's anniversary date. The Housing Authority will begin the reexamination
process approximately one hundred twenty (120) days in advance of the scheduled
effective date. '

i For a family paying income-based rent, the anniversary date is twelve (12)
months from the effective date of the family’s last regular reexamination or,
for new program participants that have not yet undergone reexamination,
from the effoctive date of the family’s admission to the program,

#. For familics paying fldt rent, the anniversary date is thitty-six (36) months
from the effective date of the family’s last regular reexamination ot, for new
program participants that have not yet undergone reexamination, from the
effective date of the family’s admission to the program.

iii. If the family transfers to a new unit, the Housing Authority will petform a
new regular teexamination, and the anniversary date will be changed.

iv, The Housing Authority may schedule a regular reexamination for
completion prior to the anniversary date for administrative purposes.

b. The Housing Authority may require the family to participate in a reexamination
interview, which must be attended by the head of household or spouse.

i, If participation in an in-person interview poses a hardship because of a
family member’s disability, the family should contact the Housing
Authority to request a reasonable accommodation,

¢. Reexamination notices will: (1) be sent by first-class mail; (2) inform tho family of
the information and documentation that must be submitted to the Housing
Authority; and (3) specify the date, time, and location of the interview, if required.

i If the family is unable to attend a scheduled interview, the family should
contact the Housing Authority in advance of the interview to schedule a new
appointment, In all circumstances, if a family does not attend the scheduled
interview, the Housing Authotity will send a second notification with a new
interview dppointment time,

ii. If a famﬂy fails to attend two scheduled interviews without Housing
Authority approval, the family will be in violation of their lease,

iii, An advocate, interpreter, or other assistant may assist the farnily in the
interview process.
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The required reexamination documontation shall include a Housing Authority
reexamination form, Form HUD-9886, criminal background check consent form,
and supporting documentation related to the family’s income, assets, deductions,
expenses, and family composition.

i, Any required information or documentation that the family is unable to
provide at the time of the interview must be provided within ten (10)
business days of the interview,

i, If the family is unahle to obtain the informationbr documentation within
the required {ime frame, the family may request an extension.

iii. Tf the family does not provide the réquired infortnation or documentation
within the requited time frame (plus any extensions), the family will be in
violation of their lease. :

Safe Hatbor Income Determination. The Housing Authority may determine a
family’s annual income, including income from assets, prior to the application of
any deductions, based on income determinations made within the previous 12-
month period by means-tested Federal public assistance programs in accordance
with HUD Notice PIH-2023-27, Attachment J.

Tn connection with the regular reexamination, the Housing Authority will ask
whether any member of the family is subject to a lifetime sex offender registration
requirement in any state. The Housing Authotity will use the Dru Sjodin National
Sex Offender database to verify the information provided by the family.

In connection with the regular reexamination, the Housing Authority will ask
whether any member of the family has been convicted of any criminal activity, The
Housing Authority will conduct a criminal background check on all adulthousehold
members to verify the information provided by the family.

Unless the family reports a change, ot the Housing Authority has reason to believe
a change has occurred in information previously reported by the family, certain
types of information that are verified at admission typically do not need to be re-
verified on an annwal basis. These include legal identity, age, social security
numbers, disability status, and citizenship or immigration status,

Changes in family or household composition may make it appropriate to consider
transferring the family to comply with occupancy standards. The Housing
Authority may use the results of a reexamination to require the family to move to
an appropriate sizo unit.*

2. Streéamlined Income Detexminations

29 94 CF.R, 960.257(a)(4).
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a. 'The Housing Authority will apply & streamlined income determination to a family
recoiving Fixed Income,?*0

b. When 90% or more of a family’s unadjusted income consists of Fixed Income, the
Housing Authority must apply a Cost-of-Living Adjustment (“COLA”) to the
family’s sources of Fixed Income, provided that the family certifies both that 90%
or tmore of their unadjusted income is Fixed Income and that their sources of Fixed
Income have not changed from the previous year. For non-fixed income, the
Housing Authority is not required to make such adjustments. 23!

¢. 'When less than 90% of a family’s unadjusted income consists of Fixed Income, the
Housing Authority must apply a COLA to each of the family’s sources of Fixed
Income and redetermine all non-fixed income,2*?

d. The Housing Authority shall determine the COLA based on public sources or from
tenant-provided third-party decumentation.? If the COLA cannot be determined,
the Housing Authority shall obtsin third-party verification of the income
amounts,?* :

¢. The Housing Authority must obtain third-party verification of all income amounts
every three (3) years, 23

. If a family member with a fixed source of income is added, the Housing Authority
will use third-patty verification of all income amounts for that family member,

3. Regular Reexaminations (Income-Based Rent)

a, Por a family paying income-based rent, the Housing Authority shall conduct a
reexamination of family income and composition at least annually and shall make
appropriate adjustments in the rent after consultation with the family and upon
verification of the information.2%

b. For a family with members who are not exempt from community service and self-
sufficiency requirements, the Housing Authority will determine compliance with
these requirements as part of the annual reexamination,

4. Regular Reexaminations (Flat Rents)

20 24 CF.R. 960.257(c)(1).
2104 CF R. 960.257(cX3).
224 CF.R. 960.257(c)(3).
23 24 C.F.R, 960.257(c)(4).
234 24 C.E.R. 960.257(c)(4).
235 24 C.I.R. 960.257(c)(5).
236 24 CFR, 960.257(a)(1).
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a. For a family paying flat rent, the Housing Authority shall conduct a reexamination
of family composition at least annually and a reexamination of family income at
least once every three (3) years.2*’

b. In the years between full reexaminations, the Housing Authority will conduct 2
reexamination of family composition (“annual update”).

i, The Housing Authority shall follow the scheduling and notification policies
applicable to regular reexaminations for families paying income-based rent.

#i, Cenerally, the family will not be required to attend an interview for an
annual update, However, if the Housing Authority determines that an
interview is warranted, the family may be required to attend.

ii, The family will have ten (10) business deys from the annual update notice
to submit the requited information and documentation to the Housing
Authority. If the family is unable to obtain the required information and/or
docurnentation within this time frame, the family may request an extension.

iy. Ifthe family’s submission is not completed within the required time frame,
the Housing Authority will send a second annual update notice to the family.
The family will have ten (10) business days from the second notice to
provide the-missing information and/or documentation.

v. If the family does not provide the required information and/or
documentation within the required time frame (plus. any extensions), the
family will be in violation of their lease.

¢, For a family with members who are not exempt from community setvice and solf-
sufficiency requirements, the Housing Authority will determine compliance with
these requirements as part of the annual update process.

5. Interim Recexaminations

a. Any changes in family income or composition that oceur between rogular
reexaminations must be reported by the family within ten (10) business days.***

i. The family must report when a family member, live-in aide, foster child, or
foster adult ceases to reside in the unit. This tequirement applies to a family
member who was considered temporarily absent and who is now
permanently absent.

B7 24 CF.R. 960.257(a)(2).
238 S 24 CE.R, 960.257(b)(5).
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ii.

iii.

iv.

vii.

viil.

The addition of a family member, other than through birth, adoption, or
court-awarded custody, requires Housing Authority approval,

Any person who is not on the lease and who is expected to stay longer than
thirty (30) days in any twelve (12) month period does not qualify as a guest
and therefore requites Housing Authority approval,

Any live~in aides, foster children, or foster adults require Housing Authority
approval,

Any requests to add a new family member, live-in aide, foster child, or
foster adult must be made in writing and approved by the Houstng Authority
before the individual moves into the umnit,

If the addition of another household member (other than through birth,
adoption, or court-awarded custody) will require a transfer to a larger unit,
the Housing Authority shall not approve the request unless the family can
demonstrate that there are medical needs or other extenuating circumstances
that should be considered by the Housing Authotity, Exceptions will be
made on a case-by-case basis.

The Housing Authority shall not approve the addition of a new family
member or houschold member unless the individual meets the Housing
Authority’s eligibility and suitability criteria and documentation
requitrements.

The Housing Authority will make a decision on the fumily’s request to add
anew family member or household member within ten (10) business days
of teceiving all information required to verify the individual’s eligibility and
suitability.

b. The Housing Authority shall conduct an interim reexamination of family income
or composition within a reasonable period of time after a request by the family or
when the Housing Authority becomes aware of an increase in family adjusted

income.

i

239

The Housing Authority may decline to conduct an interim reexamination of
family income if the Housing Authority estimates that the family’s adjusted
income will increase or decrease by less than 10924

The Housing Aufhority will not conduct an interim reexamination in the
three (3) month period prior to & regular reexamination.?*!

29 24 C.I.R. 960.257(b)(1).
20 24 CER, 960.257(b)(2),(3).
2124 CER, 960.257(b)(3)(iD).
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c. The Housing Authority will also conduct intetim reexaminations in each of the
following instances:

i, Ifthe family has reported zero income, the Housing Authority will conduct

ii.

iid.

iv.

an interim reexamination every three (3) months as long as the farmly
continues to report that they have no income,*2

If at the time of the regular reexamination, it is not feasible to anticipate a
level of income for the next twelve (12) months (e.g. seasonal or cyclic
income), the Housing Authority will schedule an interim reexamination to
coincide with the end of the period for which it is feasible to project income,

If at the time of the regular reexamination, tenant declarations were used on
a provisional basis due to the lack of third-party verification, and third-party
verification becomes available, the Housing Authority will conduct an
interim reexamination.

The Housing Authority may conduct an interim reexamination at any time
in order to correct an error in & previous reexamination, or to investigate a
tenant fraud complaint.

d. Generally, the family will not be required to altend an interview for an interim
reexamination. However, if the Housing Authority determines that an interview is
wartanted, the family may be required to attend.

i.

il.

Based on the type of change reported, the Housing Authority will detetmine
the documentation the family will be required to submit.

The family must submit ary required information or documentation within
ten (10) business days of receiving a request from the Housing Authority.

This deadline may be extended by the Housing Authority for good cause,

e. Effective on the HOTMA Compliance Date, the Housing Authority shall conduct
interim reexaminations in accordance with HUD Notice PIH-2023-27, particularly
Attachment L.

6. Recaleulating Tenant Rent

a. For those families paying income-based rent, the Housing Authority will
recalculate the rent amount based on the income information received during the
reexamination process and notify the family of the changes.

22 Sep HUD Notice PIH 2023-27.
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b.

C.

‘The Housing Authority shall provide the family with thirty (30) days® advance
notice of any rent increases resulting from a reexamination, and such rent increases
shall be effective the first of the next month following the notice period. 2

i If the family failed to timely report a change in family income or
composition, the Housing Authority shall implement any resulting rent
increases retroactively to the first of the month following the date of the
change 2

The Housing Authority shall ptovide the family with immediate notice of any rent
decreases resulting from a reexamination, and such rent decreases shall be effective
the first of the next month 243

i. ¥ the family failed to timely report a change in family income or
composition, and the failure was caused by circumstances beyond the
family’s control, the Housing Authotity shall implement any resulting rent
decreases retroactively to the fitst of the month following the date of the
change, 6

During a reexamination, the Housing Authority may discover that information
previously reported by the family was in error, or that the family intentionally
mistepresented information. In addition, the Housing Authority may discover
ertors made by the Housing Authority. When errors resulting in the overpayment
ot underpayment of rent are discovered, corrections will be made in accordance
with HUD requirements.?*’

7. Over-Income I imits

a.

Families that exceed the Over-Income Limit for twenty-four (24) consecutive
months shall be removed from the public housing program 248

Non-Public Housing Over-Income Families are precluded from participating in a
public housing resident council, participating in programs that are only for public
housing or low-income families, or receiving any Federal assistance (including a
utility allowance).**

2324 C.ER. 960.257(b)6)(0).
24 24 CER. 960.257(b)(6)(11).
5 24 CER. 960.257(b)(6)().
M6 24 CFR. 960.257(b)(6)(i1).
%7 See 24 CER. 960.257(D).
8 24 CF.R, 960.507(a).

242 24 C.F.R, 960.507(a).
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c. If the Housing Authority determines that a family has exceeded the Over-Income
Limit, it must provide written notics to the family of the over-income determination
within thirty (30) days of the reexamination.**

i. The notice must state that the family has exceeded the Over-Income Limit
and continuing to exceed the Over-Income Limit for a total of twenty-four
(24) consecutive months will result in the Housing Authority removing
them from the public housing program.?’!

d. The Housing Authority must conduct an income resxamination twelve (12) months
after the initial ovet-income determination, unless the Housing Authority has
previously determined that the family’s income fell below the Over-Income Limit
following the initial over-income determination.252

i. Ifthe Housing Authority detetmines that the family has exceeded the Over-
Tncome Limit for twelve (12) consecutive months, the Housing Authority
must provide written notification of this determination within thitty (30}
days after the income reexamination,>

ii. The notice must stato that the family has excesded the Over-Income Limit
for twelve (12) consecutive months, that continuing to exceed the Over-
Tncome Limit for a total of twenty-four (24) consecutive months will result
in the Housing Authority removing them from the public housing program,
and state an cstimate (based on current data) of the Alternative Non-Public
Housing Rent for the family’s unit.2%* :

¢, ‘The Housing Authority must conduct an income reexamination twenty-four (24)
months after the initial over-income determination, unless the Housing Authority
has previously determined that the family’s income fell below the Over-Income
Limit following the initial over-income determination.?*

i, Ifthe Housing Authority determines that the family has exceeded the Over-
Income Limit for twenty-four (24) consecutive months, then the Housing
Authority must provide written notification of this determination within
thirty (30) days after the income teexamination,*

ii, The notice must state that the family has exceeded the Over-Income Limit
for twenty-four (24) consecutive months and that the Housing Authority

2024 CH.R, 960.507(c)(1).
25124 CF.R, 960.507(c)(1).
25294 C.R.R. 960.507(c)(2).
253 24 € F.R, 960.507(c)(2).
25 24 C.E.R. 960.507(c)(2).
25 24 CF.R. 960.507(c)(3).
256 24 LR, 960.507(c)(3).
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T must ecither terminate the family’s tenancy or charge the family the
-’ Alternative Non-Public Housing Rent,2%

1.

Absent exienuating circumstances, the Housing Authority ghall
charge the family the Alternative Non-Public Housing Rent,

If the Housing Authority determines that the family’s tenancy will -
be terminated, then the notice must inform the family of this
determination and state the effective date of the termination. 25

If the Housing Authority determines that the family must be charged
tho Alternative Non-Public Housing Rent, then the notice must
inform. the family of this determination, the amount of rent to be
charged, and the requirement to execute a new lease within sixty
(60) days of the notice 2% :

An over-income family will continue to be a public housing program
participant until their tenancy is terminated or the family executes a
new non-public housing lease, 267

£ If, at any time during the twenty-four (24) month period following the initial over-
income determination, the Housing Authority determines that the family’s income
: is below the Over-Income Limit, the family is entitled to a new twenty-four (24)
j month over-income notice period. 26!

g The Housing Authority shall submit an annual report to HUD that specifies, as of
the end of the year, the number of over-income families, the number of families on
the waiting lists for admission, and any other information regarding over-income
families requested by HUD,262

8. Community Service and Economic Self-Sufficiency Requirements

a. Hach non-exempt adult family member must participate in community service
(excluding political activities) and/or economio self-sufficiency ptogram activities
for eight (8) hours per month, 263

%7 24 CE.R, 960.507(c)(3).
2% 24 (LR, 960.507(c)(3).

29 24 CER, 960.507(c)(3); 24 C.ER. 960.509.

260 24 C.F.R. 960.507(e).
21 24 C.F.R. 960.507(c)(4).
20 24 C.F.R. 960.507(F).
263 24 C.E.R, 960.603(a),
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i. Pailure to comply with this requirement is grounds for non-renewal of the
Lease. 26

ii. Blocking of hours is acceptable as long as ninety-six (96) hours of
qualifying activities are completed prior to the annval certification of
compliance.

iii. An adult family member is exempt if they are: (1) at least sixty-two years
of age; (2) unable to comply due to disability; (3) the caretaker for an
individual who is unable to comply due to disability; (4) engaged in work
activities; (3) exempt from work requirements under any welfare program
in the State of New Jetsey; (6) not found to be in noncompliance with the
work requirements under any welfare progratn in the State of New Jersey;
or (7) a member of a Non-Public Housing Over-Income Family, 2%

b. The Housing Authority may administer qualifying community $eIVice or economic
self.sufficiency activities directly, or may malke such activities available through a
»  contractor or a partnership with a qualified organization 268

¢. The Housing Authority will give the family a written description of the service
requirements and the process for claiming status as an exempt person and for
Housing Authority verification of such status.”®’

i. The Housing Authority may require the family to si gn an acknowledgment
that they have received and read the written description.

ii, The Housing Authority will provide a form on which non-exempt family
members shall record the activities performed and number of hours
contributed.

d. The Housing Authority will notify the family of its determination regarding which
family members are exempt and non-exempt from service requitements and notify
the family that it will validate a sample of self-certifications of completion of the
service requirements.”®® :

i. The Housing Authority will not verify exempt/norn-exempt status on an
annual basis unless the family’s reports a change or the Housing Authority
has reason to believe that there has been & change.

264 24 C.F.R. 960.603(b).
25 94 CF.R. 960.601(b),
266 94 CLTLR, 960.605(b).
27 24 C.F.R. 960.605(c)(2).
268 24 CLER, 960.605(c)(2).
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i

ii.

iv,

The family must report any changes to the Housing Authority within ten
(10) business days.

If an exempt individual becomes non-exempt, the effective date of the
community service requirement shall be the first of the month following a
thirty (30) day notice period. The individual must perform eight (8) hours
of qualified activities for the months they are subject to the requitement
before the end of the lease term (anniversary date).

If a non-exempt individual becomes exempt, the exemption will becoms
effective immediately. '

e. The Housing Authority will review family compliance with the service
requirements in connection with the regular recertification or annual update
process.

Iil

ii,

jii.

If qualifying activities are administered by an organization other than the
Housing Authority, the Housing Authority may obtain verification of family
compliance from such. third parties or may accept a signed certification from
the family member that he or she has performed such qualifying
activities,*®

A self-certification must include the following: (1) a statement that the
tenant conitibuted at least eight (8) hours per month of qualified community
service and/or economic self-sufficiency activities; (2) the name, address,
and contact person for the community service and/or economic self-
sufficiency program provider(s); (3) the date(s) during which the tenant
completed qualified community service and/or economic self~sufficiency -
activities; (4) a description of the activities completed; and (5) a certification
that the foregoing statements are true and accurate.?”

The Housing Authority shall validate a sample of self-certifications of
completion of the service requirements using third-party certification.”*

f. The Housing Authority shall retain reasonable documentation of service

requirement compliance in the family’s file.

272

g. If the Housing Authority determines that a non-exempt family member has failed
to cotnply with the service requirements or failed to timely submit the required

%% See 24 C.E.R. 960.603(c)(3).

2% 94 C.F.R, 960.607(n).

M 24 CER. 960.607(8)(3).
72 24 CF.R. 960.605(0)(4).
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documentation to demonstrate compliance, the Housing Authority shall notify the

Tenant of this determination,

i

i,

i.

EAE]

The notice shall: (1) briefly describe the noncompliance; (2) state that the
Housing Authority will not renew the lease at the end of the twelve month
lease term unless any noncompliant family members enter into a written
agreement with the Housing Authority to cure the non-compliance or no
longer reside in the dwelling unit; and (3) state that the Tenant may request
a grievance heating on the Housing Authotity determination and tnay
exercise any available judicial remedy to seek timely redress for the
Housing Awuthority’s nontenewal of the lease because of such
determination. 2’4

If the family contends that & non-compliznt individual no longer resides in
the dwelling unit, it must provide a written assurance satisfactory to the
Housing Authority,”

The written agreement to cure non-compliance shall be in the form and
manner requited by the Housing Authority, shall specify how the non-
compliance will be cured over the twelve (12) month term of the new lease,
and shall be executed by the Tenant and any non-compliant family members
within ten (10) business days of the notice of non-compliance.?’

73 24 CRR, 960.607(b)(1).
794 CF.R. 960.607(6)(2).
75 94 CF R, 960.607(b)(2).
276 §ee 24 C.ER. 960.607(c).
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XIV.  INSPECTIONS

1. Types of Inspections

.

2. Notice

a.

Move-In Inspections: the Housing Authority and Tenant (ot represéntative) shall
inspect the dwelling unit prior to commencement of occupancy by the Tenant, The
Housing Authotity will furnish the Tenant with a written statement of the condition
of the dwelling unit, and the equipment provided with the unit. The statement shall
be signed by the Housing Authority and the Tenant, and a copy of the statement
shall be retained by the Housing Authority in the Tenant’s folder.

Move-Out Inspections: the Housing Authority shall inspect the dwelling unit at
the time the Tenant vacates the unit and furnish the Tenant with a staternent of any
charges to be imposed. Provision shail be made for the Tenant’s participation in the
latter inspection, uniess the Tenant vacates without fotice to the Housing
Authority.?™ | '
Annual Inspections: the Housing Authority shall inspect all dwelling units
antivally to ensure compliance with the National Standards for the Physical
Inspection of Real Estate (“NSPIRE”), 2™

Special Inspections; the Housing Authority may conduct a special inspection for
any of the following reasons: housekesping; unit condition; suspected lease
violation; preventative maintenance; toutine maintenance; pest control; or
reasonable cause to belicve an emergency exists.

The Housing Authority shall, upon teasonable advance notification to the Tenant,
be permitted to enter the dwelling vnit during reasonable hours for the purpose of
petforming routine inspections and maintenance, for making improvement or
repairs, or to show the dwelling unit for re-leasing. The notification shall be in
writing, specify the purpose of the entry, and shall be delivered to the unit at least
two {2) days before the entry 80

The Housing Authority may enter the dwelling unit at any time without advance
notification when there is reasonable cause to believe that an emergency exists, 28!

21 24 C.FR. 966.4().
2R 24 CH.R. 966.4(1).
29924 CER, 5707,

W0 24 C.FR, 966.40)1).
2124 C.ER. 966.4()(2).
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¢. Ifthe Tenant and all adult household members are absent from the dwelling unit at

the time of entry, the Housing Authority shall leave in the unit a written statement
specifying the date, time, and purpose of entry prior to leaving the unit. 2

3. Scheduling of Inspections
a. Inspections will be conducted during business hours.

b. If a Tenant needs to reschedule an inspection, they must notify the Housing

Authority at least twenty four (24) hours prior to the scheduled inspection. The

Housing Authority will reschedule the inspection no more than once unless the
resident has a verifiable good cause to delay the inspection,

4, Attendance of Igsnecﬁggg

a. The Tenant is only required to attend the move-in inspection. The Tenant may
choose to attend or not attend any other inspection.

b. Ifthe Tenant and all adult household members are absent from the dwelling unit at
the time of inspection, the inspector will enter the unit, conduct the inspection, and
leave a copy of the inspection report in the unit.

5. Repairs

a. Tenants'must allow the Housing Authori“cy access to their unit to make all required
repairs,

b. The Housing Authority shall abate any hazardous conditions within the dwelling
unit within twenty-four (24) hours of discovery by the Housing Authority.

¢, The Housing Authority shall abate any non-hazardous conditions within the
dwelling unit within ten (10) business days of discovery by the Housing Authority.
If the Housing Authority is unable to do so due to circumstances beyond its control
{e.g. required parts or services are not available, weather conditions, etc.), the
Housing Authotity will notify the Tenant of the estimated date of completion.

6. Resident-Caused Damages

a. The Tenant shall be required to pay reasonable charges for the repair of damage
(beyond normal wear and tear),?*

8224 CER. 966.4(G)(3).
#2294 C.E.R. 9664(H)(10),
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b. The Housing Authority may terminate the lease if any part of the unit is destroyed,
defuced, or removed.”*

7. Housekeeping

a. The Tenant must maintain the dwelling unit in accordance with applicable
housekeeping standards. The Tenant shall not allow conditions that encourage
infestation, cause damage to the dwelling unit, or otherwise jeopardize the health
and safety of other tenants, The Tenant shall not tamper with any smoke detectors.

b. The Housing Authority may terminate the lease if the Tenant fails to maintain the
dwelling unit in a clean and safe condition or to properly dispose of all waste in a
sanitary and safe manner, 2%

¢, The Housing Authority will conduct re-inspections as necessary to determine
whether housekeeping violation(s) have been abated.

24 24 CF.R, 966.4D(2)G)(B); 24 CER. 966.4(H(9).
5 24 CFR. 966.4()(2)G)(B); 24 CER, 966.4(5)(6),(7).
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XV. RULES AND REGULATIONS
1. House Rules. Tenants shall abide by the Housing Authority’s House Rules. The House

50

Rules are attached to the Residential Housing Lease and are incorporated therein by
reference. The House Rules also constitute rules and regulations of the Housing Authority,
which must be followed. Tenants may be evicted for failing to abide by the House Rules.

Pet Policy. Ténants shall abide by the Housing Authority’s Pet Policy. The Pet Policy is
attached to the Residential Housing Lease and is incotporated therein by reference. The
Pet Policy also constitutes rules and regulations of the Housing Authority, which must be
followed. Tenants may be evicted for failing to abide by the Pet Policy.

Smolke-Free Policy. Tenants shall abide by the Housing Authority’s Smoke-Free Policy.
The Smoke-Free Policy is attached to the Residential Housing Lease and is incorporated
therein by reference. The Smoke-Free Policy also constitutes rules and tegulations of the
Housing Authority, which must be followed, Tenants may be evicted for failing to abide
by the Smoke-Free Policy.

Grievance Procedure. Tenant grievances and hearing requests shall be handled in
accordance with the Housing Authority’s Grievance Procedure, which is aftached to the
Residential Housing Lease and incorporated therein by reference.

Amendments. The Housing Authority may revise any Rules and Regulations required to
be incotporated into the Residential Housing Lease by reference from time to time, subject
to  thirty (30) day notice and comment period.?*

6 24 C.F.R. 966.5.
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XVL.  VIOGLENCE AGAINST WOMEN ACT

The Violence Against Women Aot (“VAWA”) protects applicants and tenants who. have been
victimized by domestic violence, dating violence, sexual assault, and/or stalking, regardless of sex,
gender identity, or sexual orientation. 2%’ :

The Housing Authority shall provide each of'its applicants and tenants with a Notice of Oceupancy
Rights under VAWA and a certification form to be completed by the vietim to document an
incident of domestic violence, dating violence, sexual assault or stalking, 28

Victims of domestic violence, dating violence, sexual assault or stalking may be required to
provide documentation of victim status,’® Vietims of domestio violence may optionally cettify
their victim status (utilizing HUD form 5382), which includes naming their abusers, if known and
safe to provide, to qualify for these protections,2®

Current residents who are victims of domestic violence, dating violence, sexual assault or stalking
may request an emergency transfer to another unit>*! The Housing Authority has an Emergency
Transfer Plan for Victims of Domestic Violence, Dating Violence, Sexual Assault, or Stalking.**
Victims may fill out the Bmergency Transfer Request form for the Housing Authority when
ntaking the request for the transfer (utilizing Form HUD-5383),

27 24 G F.R. 5.2001(a),
2 24 C.F.R. 5.2005(a).
%9 24 CF.R, 5.2007(a).
0 34 C.E.R, 5.2005(a).
®124 CFR, 52005()2).
2294 CFR. 52005(8).
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XVII. TRANSFERS

1. Transfer Requests

a.

All requests to transfer from one dwelling unit to another must be in writing, oo the
form prescribed by the Housing Authority, and must stipulate the basis for meking
the request. Requests will be considered in the order in which they are received.
Transfers will take priotity over waiting list admissions.

Transfers shall be approved or denied by the Executive Director or his'her designee.
For all approved transfers, a transfer agreement must be executed by the Tenant.
All expenses assoclated with transferring will be the Tenant’s responsibility, except
as indicated hetein. When the Tenant transfers to a new unit, the Housing Authotity
will also transfer their security deposit to the new unit. The resident will be billed
for any maintenance or others charges due for the old unit.

2. Types of Transfers

a.

Emergency Transfer: this type of transfer may be granted if maintenance
conditions in the dwelling unit pose an immediate threat to health and/ot safety or
if the Tenant is a victim of domestic violence, dating violence, sexual assault or
stalking and qualifies for protection under the Emergency Transfer Plan.

i, If a transfer is necessary because of maintenance conditions and an
appropriate unit is not immediately available, the Housing Authority will
arrange for temporary lodging at a hotel or similar location.

if. Tf the conditions that required the transfer cannot be repaired, or the
condition cannot be repaired in a reasotiable amount of time, the Housing
Authority will transfer the Tenant to the first available and appropriate unit
after the temporary relocation.,

iii. Emergency transfers that arise due to maintenance conditions are
mandatory for the Tenant.

iv. To the extent allowable by HUD, the Housing Authority will cover all
reasonable transfer expenses incurred due to maintenance conditions.

Health-Based Transfers: this type of transfer may be granted to alleviate serious
or life-threatening verified medical problems, to accommodate vetified disabilities,
or when the Tenant faces a verified threat of physical harr or criminal activity.

i. Tenants may be required to provide documentation establishing the basis
for the transfer.

ii. Transfers for reasons of health are optional for the Tenant,
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iil. To the extent allowable by HUD, the Housing Authority will cover all
reasonable transfer expenses incurred for a reasonable accommodation.

c. Housing Authority Initiated Transfers: this type of transfer may be required in
order to maks an accessible unit available for a disabled individual or to enable
demolition, disposition, revitalization or rehabilitation of the dwelling unit or other
reasons permitted by law,

i, Housing Authority initiated transfers are mandatory for the Tenant.

fi. To the extent allowable by HUD, the Housing Authority will cover all
reasonable transfer expenses incurred due to a Housing Authority initiated
transfer. :

d. Qecupancy Standards Based Transfers; this type of transfer may be initiated by
the Housing Authority or requested by the Tenant when the family size has changed
and is now too large (over-crowded) or too small (over-housed) for the unit
occupied.

i. Determination of the correct sized apartment shall be in accordance with the
Housing Authority’s occupancy guidelines.

ii. The Housing Authority may elect not to transfer an over-housed family in
order to prevent vacancies. :

ifi, The Tenant may be required to pay for transfer expenses.

e. Convenience Transfers; this type of transfer may be requested if the Tenant is in
good standing with the Housing Authority, has resided in their current dwelling unit
for five (5) years, and does not have a pattern of late payments or a history of
housekeeping violations or property damage.

i, Convenience transfers are at the discretion of the Housing Authority.

il. The Tenant will be required to pay for transfer expenses.

3. Prioritization of Transfers

2, Transfors will be prioritized in the following order: (1) emergency transfers; (2)
health-baged transfers; (3) Housing Authority initiated transfers; (4) transfers for
tenants over-crowded by two or more bedrooms; (5) transfers for tenants over-
housed by two or more bedrooms; (6) transfers for tenants who are over-crowded
by one bedroom; (7) transfers for tenants who are over-housed by one bedroom;
and (8) convenience transfers,
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b. Within each priority type, transfers will be ranked by the date that the basis for the
request is verified by the Housing Authority. The Housing Authority reserves the
fight to immediately transfer any Tenant who has misrepresented family
circumstances or composition, and the Tenant will be charged for the expenses
associatod with convenience transfers.

4. Splitting Up Households

a. Ifafamily determines to split and/or live separately, such as in the case of a divorce,
childten becoming adults, or family members otherwise desiring to live in their own
unit, the situation shall not be treated as a transfer unless the family would be over-
crowded in the largest bedroom size unit existing in the project,

i, If the family would be ovetr-crowded in even the largest bedroom size unit
existing at the Housing Authority, then the adult household member seeking
removal from the household will be treated as a transfer due to an existing
violation of the Admissions and Continued Occupancy Policy and potential
violation of the local housing, fire, and health codes.

ii. In all other situations, the family member desiring to live in his/her own
Housing Authority unit must submit an application for housing, if the
waiting list is open, Upon approval of the application, the applicant will be
added 1o the waiting list. The applicant will be offered a unit when one
becomes available, based on his/her placement on the waiting list. If the
waiting list is not open, then the family member can either stay in their
cutrent unit or move into non-Housing Authority housing.

5. Transfer Procedures

a. Tenants will receive one offer of a transfer. When the transfer is required by the
Housing Authotity, the refusal of that offer without good cause will result in loase
termination. When the transfer has been requested by the Tenant, the refusal of that
offer without good cause will result in removal from the transfer list. In such cases,
the family must wait six months to reapply for another transfet,

b. Good cause for unit refusals must be supported by appropriate documentation and
demonstrated to the satisfaction of the Housing Authority. Examples of good cause
for refusal of a unit offer include, but are not limited to, the following;

i. Accepting the unit offer will require an adult household member to quit a
job, drop out of an educational institution or job training program, ot take a
child out of day care or an educational program for children with
disabilities.

#i. Accepting the offer will place a family member’s life, health, or safety in
jeopardy. The family should offer specific and compelling documentation
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il

iv.

such as restraining ordets, other court orders, risk assessments related to
witness protection from a law enforcement agency, or documentation of
domestic violence, sexual assault, dating violence, or stalking. Reasons
offered must be specific to the family. Refusals due to location alone do not
qualify for this good cause exemption,

A 'health professional verifies that & household member was temporarily
hospitalized or recovering from an illness or injury.

The unit is inappropriate for the Tenant’s disabilities, or the family does not
need the accessible features in the unit offered and does not want to be
subject to a thirty (30) day notice to move,

The unit has lead-based paint and the family includes children under the age
of six.

¢. When a family transfers 10 another dwelling unit, the existing lease will be
cancelled and a new lease will be executed for the new unit.

d. The reexamination date will be changed to the first of the month in which the
transfer took place,

6. Rights

a. These provisions are to be used as a guide to ensure fair and impartial means of
assigning units for transfers. This policy shall not create a property right or any
other type of right for a tenant to transfer or refuse transfer,
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XVIII. LEASE TERMINATION AND EVICTIONS

1. All lease terminations and evictions will be processed in accordance with the Housing
Authority’s current Residentlal Housing Lease and Grievance Procedure.

2. The Residential Housing Lease may not cover every specific situation that warrants a lease

termination; therefore, for good cause, the Housing Authority may terminate a lease for
reasons that are not specifically listed in the Residential Housing Lease,
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XIX, CLOSING AND PURGING FILES
The Housing Authority shall purge inactive files in accordance with the Housing Authority’s

Record Retention and Disposition Policy, which incorporates the State of New Jersey’s current
Municipal Housing and Development Records Retention and Disposition Schedule.
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1. Introduction

The Housing Authority of the Town of Harrison (“Housing Authority™) has adopted this Flat Rent
Policy, which incorporates all applicable Federal, State, and local laws and regulations governing
flat rent. This Policy applies to the Housing Authority’s Public Housing program.,

II. General Requirements

The Housing Authority shall establish a flat rent for each public housing unit that is no less than
80% of the applicable Fair Market Rent (“FMR”).! For units where utilities are tenant-paid, the
Housing Authority shall adjust the flat rent downward by the amount of the utility allowance.?

The Housing Authority shall review HUD’s annual FMR publications to ensure that the flat rents
do not fall below the 80% threshold, If necessary, the Housing Authority shall update its flat rents
within ninety (90) days of HUD’s FMR publication.? Updated flat rents shall be phased in to ensure
that no family suffers a rent increase of more than 35%.*

Once a year, the Housing Authority shall give each family the opportunity to choose between flat
rent and income-based rent.’ To ensure the family makes an informed choice, the Housing
Authority shall provide information on its policies for switching the rent type due to financial
hardship and the dollar amount of the rent under each rent type.®

Generally, the Housing Authority shall conduct a recertification at least every year if income-based
rent is chosen and at least every three (3) years if flat rent is chosen.”

IIL. Amendments and Revisions

Tkis Policy may be amended or revised from time to time by the Housing Authority’s Board of
Commissioners. The Housing Authority will notify residents of all proposed amendments and/or
revigions to the Policy in accordance with 24 C.F.R, 966.5.

124 CFR, 960.253(b)(L).
224 C.F.R. 960.253(b)(4).
324 C.E.R, 960.233(b)(5).
124 CER, 960.253(b)(6).
524 C.F.R, 960.253(a)(1).
624 CF.R, 960.253(e).

724 C.E.R, 960.253(f).
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RECEIPT OF FLAT RENT POLICY

I hereby acknowledge that I have received a copy of the Housing Authority of the Town of
Harrison’s Flat Rent Policy, [ hercby acknowledge that I have read and understand the terms of
the Flat Rent Policy.

Signature: Date:

Printed Name:







HOUSING AUTHORITY OF THE TOWN OF HARRISON
FLAT RENT SCHEDULE

1

The following are the flat rents adopted by the Housing Authority of the Town of Harrison for its
Public Housing program, effective

Unit Size Fair Market Rent OMind at St FVR)
Efficiency $1,800.00 $1,440.00
One Bedroom $1,830.00 $1,464.00
Two Bedroom $2,070.00 $1,656.00
'Three Bedroom $2,570.00 $2,056.00
Four Bedroom $2,870.00 $2,296.00
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L Introduction

The Housing Authority of the Town of Harrison (“Housing Authority”) has adopted this Pet Policy
to establish “reasonable pet rules® which incorporate ali applicable Federal, State, and local laws
and regulations governing pets, Residents are permitted to have “common household pets” so long
as they comply with the Housing Authority’s reasonable pet rules. These rules have been designed
to help maintain a decent, safe, and sanitary living environment for all residents and to ensure that
pet ownership does not infringe upon the rights and privileges of those residents who choose not
to own pets.

II. Definitions

The term “common housshold pet” means a domesticated animal, such as a dog, cat, bird, rabbit,
rodent, fish, or turtle, that is traditionally kept in the home for pleasure rather than for commercial
purposes and which does not constitute a health or safety hazard,

IIl.  General Requirements
a, Application

In order to have a pet on Housing Authority property, a resident must first complete a pet
application and submit the application to the Housing Authority for approval, The resident must
provide the following information: (1) type of pet; (2) name of pet; (3) age of pet; (4) license
number (if applicable); (5) current inoculation information (if applicable); (6) name and address
of veterinarian (if applicable); and (7) name of and contact information for respongible party, The
resident must submit a picture of the pet and a copy of the pet license (if applicable) with the
application,

A pet application may be denied, or previously granted permission for a pet may be revoked, under
the following circumstances:

1. The resident fails to supply the required information or documentation.

2. The animal does not meet the definition of a “cotnmon household pet”,

3. The animal exceeds the Housing Authority’s rules on size.

4. The resident fails to comply with the Housing Authority's rules on the number of pets
permitted.
The animal is not properly licensed,
The animel is not properly inoculated,
The Housing Authority determines that the resident is unable to fulfill their obligations
as a pet owner,
8. The Housing Authority determines that the resident is unable to adhere to the terms of

the lease or to these pet rules.

9. The Housing Authority determines that the temperament of the animal is dangerous.

S

If the Housing Authority denies a pet application, or revokes permission for a pet, it will issue a
written notice to the pet owner within ten (10) business days of its decision, The nofice will state
the reason for the denial or revocation and inform the resident of any 1ights they may have to
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appeal the decision,
b. Registration

No resident shall have a pet on Housing Authority property unless and until they have properly
registered the pst with the Housing Authority. A pet is deemed registered when the resident has
submitted a pet application to the Housing Awthority and the Housing Authority has approved their
pet epplication,

A pet registration is valid for one year. In order to renew the pet registration, the resident pet owner
must provide updated pet information and documentation. The Housing Authotity may refuse to
renew a pet registration if the resident pet owner fails to provide the required information and/or
documentation or for any other failure to comply with this Pet Policy.

If the Housing Authority refuses to renew a pet registration, it will issue a written notice to the
resident pet owner within ten (10) business days of its declsion, The notice will state the reason
for the refusal and inform the resident of any rights they may have to appeal the decision.

¢, Licensing

Pets must be licensed in accordance with state and local law, Proof of licensing must be provided
at the time of registration and annually in conjunetion with the resident’s pet registration renewal.

d. Imoculation

Pets must be inoculated in accordance with state and local law, Proof of proper inoculation must
be provided at the time of registration and ennually in conjunction with the resident’s pet
registration renewal,

e. Pet Security Deposit

A pet security deposit of $200.00 is required. However, if the pet secutity deposit, when combined
with the security deposit already being held by the Housing Authority, equals more than 1 %
month’s rent, the pet security deposit will be reduced so that no more than 1 % month’s rent is
being held in total security deposit by the Housing Authority,

The pet security deposit is an obligation in addition to any other financial obligations genetally
imposed on residents by terms of their leases. The total security deposit as tequired in the Lease
shall be increased by the amount of the pet security deposit. Refund of the security deposit shall
be subject to all of the terms and conditions set forth in the Lease. The pet security deposit is not
refundable prior to the premises being vacated by all residenis, unless the pet has been permanently
removed, The pet secutity deposit may not be processed from the management office for up 1o 30
days after the resident hes vacated the apartment, or the pet has been pormanently removed. This
time allows for any evidence of flea infestation and re-surfacing of pet stains and odors that may
not be readily apparent immediately after cleaning,
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The amount of the pet security deposit shall not serve as a limit on the resident’s financial lability
for any damages caused by the pet, including but not limited to property damage, cleaning,
deodorization, defleaing, replacement and/or personal injuries. Residents shall be jointly and
severally liable for the entire amount of all damages caused by the pet,
The pet security deposit is not part of the rent payable by the resident,

f. Number of Pets

No resident shall have more than one pet, In the case of fish and turtles, a twenty (20) gallon tank
or aquarium will be counted as one pet, In the case of rabbits, rodents, and bizds, & cage that is
three (3) feet by two (2) feet by two (2) feet will be counted as one pet,

g Size of Pets
No resident shall have a pet whose adult weight will exceed twenty-five (25) pounds,

h. Permitted Locations

Pets must be maintained within their owner’s apartment. Pets are not permitted in the hallways
except for proceeding directly to or from the resident pet owner’s apartment.

Pets are not permitted. in common areas such as lobbies, community rooms, and laundry areas
except for those common ateas which are entrances to and exits from the building,

i. Control of Pets

Pets must be kept under the resident pet owner’s control at all times. When outside of the resident
pet owner’s apartment and on Housing Authority property, pets must be kept on a leash (dogs and
cats only) or in a locked pet carrier. No pet may be tethered or chained at any time.

Residents must control the noise of their pet such that it does not constitute a nuisance to other
residents, Failure fo control pet noise may tesult in the removal of the pet from the premises,

Residents are responsible for appropriately training and caring for their pet to ensure that the pet
is not a nuisance or danger fo other residents and does not damage Housing Authority propetty.
Residents will be required to reimbutse the Housing Authority for the actual cost of any and all
damages caused by their pet,

The Housing Authotity may take all necessary actions under law to remove any pet that causes
bodily injury to any resident, staff membet, visitor, or guest,

J» Humane Treatment

All resident pet owners shall provide adequate care, nutrition, exercise, and medical attention for
their pet. Pets which appear to be poorly cared for, or which are left unattended for longer than the
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- time periods provided herein, will be reported to a humane society, society for the prevention of
cruelty to animals, nonprofit rescue organization, or other local authorities and will be removed
from the premises at the pet owner’s expense.

Dogs end cats shall not be left unattended overnight, Birds, turtles, rabbits, and rodents shall not
be left unattended for over two (2) days. Fish shall not be left unattended for over seven (7) days,

Pets shall be kept free from infestation and illness. Any pet suspected of suffering from rabies ar
any othet disease consideted to be a health threat miust be immediately removed from the premises
until signed evidence from a veterinarian can be produced to indicate that the pet is not so afflicted.

K. Disposal of Waste

Resident pet owners are responsible for the proper disposal of pet waste. Pet waste must be
promptly placed in a sealed plastic bag and disposed of as trash. Litter boxes, tanks, aquariums,
and cages must be maintained in a sanitary manner, Litter shall not be disposed of by flushing
down toilets; it shall be disposed in the same manner as pet waste,

Charges for unclogging toilets or for cleaning up any common area due to pet waste and/or litter
shall be billed to, and paid by, the resident pet owner,

L Alteration of Units

Residents shall not alter their apartment or any other portion of Housing Authority propetty to
install a pet door or create an enclosure of their pet. ‘

m. Respongible Parties

If a resident provides care to another resident’s pet, they must notify the Housing Authority and
sign a statement indicating that they agree to abide by all of the pet rules provided herein.

Resident pet owners must designate a responsible party for the care of their pet upon their
incapacity or death, If the designated responsible party fails to take custody of the pet, the Housing
Authority will use its-discretion to dispose of the pet. The Housing Authority may use all lawful
means to dispose of the pet, including notification of local authorities and placement of the pet
with a local animal shelter, humane society, or other entity which provides shelter and/or care to
pets. The Housing Authority shall bear no legal or financial respongibility to the resident pet owner

for any actions taken pursuant to the foregoing,
n. Visiting Pets

Visiting pets are not permitted unless they are part of a visiting pet program sponsored by a humane
society or other nonprofit organization and approved by the Housing Authority,
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B

o, Stray or Unregistered Animals

Residents shall not feed stray or unregistered animals. This shall constitute having a pet without
approval from the Housing Authotity.

p. Emergency

In the event of an emergency or building evacuation, it is the responmbthty of the resident pet
owner o remove their pet from the building.

IV. Animal-Specific Requirements
a. Dogs

All dogs must be housebroken at the time of registration,

All dogs must be spayed or neutered at the time of registration or, in the case of underage
animals, within thirty (30) days of the pet reaching six (6) months of age, Exceptions may be
made upon veterinary certification that subjecting this particular dog to the procedure would be
temporarily or permanently medically unsafe or unnecessary, In accordance with N.J.S.A,
2A:42-111(4), dogs owned by senior citizens are not required to be spayed or neutered,

All dogs must be licensed by the proper municipal authority and must always wear a collar
showing their license number, their owner’s name, and the owner’s contact information.

All dogs must be inoculated for parvovirus, distemper, and rabies, Proof of proper inoculation,
in the form of a signed document from a legally registered and practicing veterinarian, will be
required each year, Exceptions may be made upon veterinary certification that subjecting this
particular dog to the inoculations would be temporarily or permanently medically unsafe or
unnecossary.

All dogs must be kept on a leash or In a locked pet carrier at all times when they are outside of
their owner’s apartment. Small dogs should be held and carried through the building even if they
are on a leash.

b. Cats
All cats must be litter trained at the time of registration.

All cats must be spayed or neutered at the time of registration or, in the case of underage animals,
within thirty (30) days of the pet reaching six (6) months of age. Exceptions may be made upon
veterinary cettification that subjecting this particular cat to the provedure would be temporarily
or permanently medically unsafe or unnecessary. In accordance with N.J.S.A. 2A:42-111(a),
cats owned by senior citizens are not required to be spayed or neutered.

All cats must be licensed by the proper municipal authority and must always wear a collar
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showing their license number, their owner’s neme, and the owner's contact information,

All cats must be inoculated for feline distemper, feline leukemia, and rabies, Proof of proper
inoculation, in the form of a signed document from a legally registered and practicing
veterinarian, will be roquired each year, Exoeptions may be made upon veterinary certification
that subjecting this particuler cat to the inooulations would be temporarily or permanently
medically unsafe ot unnecessary,

All cats must be kept on a leash or in a locked pet carrier at all times when they are outside of their
owner’s apartment. Cats should be held and carried through the building even if they are on a
leash, '
Litter boxes must be cleaned daily so that waste does not accumulate,

¢. Birds
Birds shall be kept in a cage which does not exceed the following dimensions: three (3) feet by
two (2) feet by two (2) feet, The cage shall not contain more birds than can be maintained in & safe
and healthy manner in the cage used by the resident.
Cages must be cleaned daily so that waste and other debris does not accumulate,

d. Rabbits and Rodents
Rabbits and rodents shall be kept in a cage which does not exceed the following dimensions: three
(3) feet by two (2) feet by two (2) feet, The cage shall not contain more rabbits or rodents than can
be maintained in a safe and healthy manner in the cage used by the resident,
Cages must be cleaned daily so that waste and other debris does not accumulate,

e, Fish
Fish shall be kept in an aquarium which does not exceed twenty (20) gallons. The aquarium shall
not contain more fish than can be maintained in a safe and healthy manner in the aquarium used
by the resident.
Aquarfums must be cleaned regularly so that waste and other debris does not accumulate,

f. Turtles
Turtles shall be kept in a tank or aquarium which does not excesd twenty (20) gallons, The tank
or aquarium shall not contain more turtles than can be maintained in o safe and healthy manner in

the tank or aquarium used by the resident,

Tanks and aquariums must be cleaned regularly so that waste and other debris does not accumulate.
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V. Assistance Animals
a. Purpose

Residents may request, as a reasonable acconunodation, the right to keep an assistance animal. An
assistance animal does not need specialized training, it simply has to provide assistance or perform
tasks for the benefit of a person with a disability, or provide emotional support to alleviate an
identified symptom or effect of a person’s disability, While dogs are the most common type of
assistance animals, other animals can also be assistance animals.

b. Supporting Documentation

When the Housing Authority receives a request for reasonable accommeodation involving an
assistance animal, and the need for the assistance animal is not readily apparent or known to the
Heusing Authority, it may request that the resident provide supporting documentation from a
physician, psychiatrist, soolal worker, or other mental health professional. The documentation
must establish both that the resident has a disability and that the particular animal in question will
provide some type of disability-related assistance or emetional support.

¢. Denial of Request

The Housing Authority may deny a request for reasonable accommodation involving an assistance
animal for any reagon authorized by law,

If the Housing Authority determines, based on objective evidence about the specific animal’s
actual conduct, that the assistance animal poses a direct threat to the health or safety of others or
would cause substantial physical damage to the property of others that cannot be reduced or
eliminated by anothsr reasonable accommodation, it may deny the requested accommodation.

d. Applicability of Pet Policy

Although assistance animals are not pets, they will be required to comply with the same rules as
pets (as set forth herein) subject to the following exceptions:

1. Breed, size, and weight limitations do not apply to assistance animals,

2. Pet security deposits do not apply to assistance animals,

3. A visiting agsistance animal will be permitted so long as the Housing Authority is
notified of the animal’s presence by the resident or their visitor and the assistance
animal complies with the Pet Policy while on Housing Authority property.

V1.  Violation of Policy

Violation of any provision of this Policy by the resident, including failure to pay fees and charges
due under this Policy, shall constitute a material and substantial breach of the lease for which the
resident may be evicted under New Jersey law.
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The Housing Authority may take legal action against a resident whose pet or assistance animal has
exhibited violent and/or aggressive tendencies, This includes, but is not limited to, requiring the
removal of the pet/assistance animal, termination of the lease, and/or eviction for & material and
substantial breach of the lease,

The following shall constitute a substantial and material violation of the resident’s lease,
thereby authorizing the Housing Authority to terminate the lease:

1. Failure to remedy pet-related nuisances after proper notice from the Housing Authority.

2. Failure to eliminate excessive pet noise ot odor after proper notice from the Housing
Authority, :

Unruly, aggressive, vicious, or dangerous pet behavior,

Pet-related damage to the resident pet owner’s apartment or other Housing Authority

property,

Repeated problems with. vermin or flea infestation.

Failure to provide for adequate care of a pet.

Leaving a pet unattended for a longet period than permitted by the Pet Policy.

Failure to provide adequate and appropriate inoculation of the pet.

Failure to observe any other provision of the Pet Policy after proper notice from the

Housing Anthority,

10. Failute to pay fees and charges dus under this Policy,

Rl

0o

The Housing Authority may take any necessary lawful action to address any violation of this
policy, including above listed items, to include removal of the animal, termination of the leaso and
any other action authorized by law.

VII. Amendments and Revisions

This Policy may be amended or revised from time to time by the Housing Authority’s Board of
Commissioners. The Housing Authority will notify residents of all proposed amendments and/or
revisions to the Policy in accordance with 24 C.F.R, 966.5.
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RECEIPT OF PET POLICY

I hereby -acknowledge that 1 have received & copy of the Housing Authority of the Town of
Harrison’s Pet Policy. I have read, understand, and agree to comply with the terms of the Pet
Policy. I understand that a violation of this Policy may result in the removal of my pet, termination
of my lease, and other actions authorized by law. I understand that I am legally and financially
responsible for any property damage and/or bodily injury caused by my pet.

Signature: Date:

Printed Name:
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L Introduction

The Housing Authority of the Town of Harrison (“Housing Authority”) is a public entity which
provides decent, safe, and sanitary affordable housing to low-income families and seniors. It was
created pursuant to State law by the Town of Harrison and is funded by the U.S. Department of
Housing and Urban Development (“HUD”). The Housing Authotity is governed by an independent
Board of Commissioners (“Board™).

The Housing Authority has the right to regulate conduect in the buildings and on the grounds it
owns and/or operates to help maintain a decent, safe, and sanitary living environment for ail
residents. Through the House Rules, the Housing Authority has established reasonable rules for
the benefit and well-being of the housing project(s) and the residents. These rules will be applied
to all residents uniformly. :

II.  Occupancy

A. General: The only permitted occupants of a dwelling unit are the individuals tisted on a
written lease between the Housing Authority and Resident. Resident shall not provide
accommodation for boarders, lodgers, or roomers, Resident shall not assign the Lease,
sublease, or transfer possession of the dwelling unit,

B. Resident Responsibility: Resident shall ensure that any household members and guests do
not engage in any conduct that would constitute a violation of the Lease or the rules and
regulations of the Housing Authority.

C. Guests: Resident shall provide the Housing Authority with advance written notice of any
overnight guest, including the guest’s name and length of stay. An individual shall not be
permitted as a guest for more than seven (7) consecutive days, or thirty (30) days per
calendar year, unless authorized in writing by the Housing Authority. Such authorization
may be provided at the Housing Authority’s sole discretion if Resident submits a written
request with sufficient justification.

Guests shall not receive mail at a Housing Authority property. Guests shall be accompanied
by Resident or a household member at all times while on Housing Authority property.

D. Absences: Resident shall not be absent from their dwelling unit for more than thirty (30)
days unless there is a verified medical reason. The Housing Authority shall be provided
with advance written notice of any extended absences and an address and phone number
to contact in case of emergency. Even with a verified medical reason, Resident shall not be
absent from their dwelling unit for more than ninety (90) days without providing a date
certain for their return. The return date shall be no more than one hundred eighty (180)
days from the start of the absence.

E. Inspections: The Housing Authority shall notify Resident whenever inspections will be
conducted within their dwelling unit. Resident shall not prevent the Housing Authority or
any third-party inspector from accessing their dwelling unit to perform an inspection.
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Il . Safety and Security

A. General; Resident shall cooperate with the Housing Authority’s safety and security
measures. Resident shall not enable any individual to bypass any of the Housing
Authority’s safety or security measures.

B. Reporting: Resident shall immediately report any suspicious activity on the property to law
enforcement and to the Housing Authority. Resident shall immediately report any soliciting
on the property to the Housing Authority.

C. Keys/Fobs: Resident shall immediately report any lost keys/fobs to the Housing Authority
and pay the required replacement fee, Resident shall return all keys/fobs at moveout.

D. Building Entrances: Resident shall only enter buildings through entrances configured for
key/fob access and by using their own key/fob.

E. Check-In: Resident shall ensure that their overnight guests are properly checked in by the
Housing Authority. :

F. Lockout: In the event of a lockout, the Housing Authority shall assist an individual in
regaining entry to their dwelling vnit provided that the individual is known to reside in that
dwelling unit. '

G. Dwelling Units: Resident shall keep their dwelling unit locked. Resident shall not install
their own locks in their dwelling unit. If such locks are discovered by the Housing
Authority, they shall be removed and Resident shall be held finaneially responsible for the
cost of replacement. '

H. Window Treatments: Resident shall provide and install appropriate window treatments
(white shades or blinds) within seventy-two (72) hours of moving into their dwelling unit.
Resident shall maintain the window treatments for the duration of their tenancy.

I. Defiant Trespass: Resident shall not invite, allow, or cause an individual on the Defiant
Trespass List to enter or remain on Housing Authority property.

J. Restricted Areas: Resident shall not attempt to access any area of the building that is
matked staff only (¢.g. mechanical rooms, maintenance shops, roof access, etc.).

K. Fire Doors: Resident shall ensure that fire doors remain closed at all times,

L. Tire Escape: Resident shall not 'place any object on the fire escape or otherwise interfere
with the intended use of the fire escape, -

M. Safety Equipment: Resident shall not tamper with any smoke detectors, carbon monoxide
detectors, fire sprinklers, fire extinguishers, or any other safety equipment.
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N. Open Flames: Resident shall not light candles, incense, or any other open flames on
Housing Authority property. Fire pits and outdoor fireplaces are prohibited.

\
O. Firearms: Resident shall not display, use, or possess any firearms (operable or inoperable)
or other offensive weapons as defined by the laws and courts of the State of Now J ersey,
anywhere on the property of the Housing Auythority in violation of New J ersey law, This
includes but is not limited to B.B. guns, air powered rifles, and paintball guns,

P. Gang Colors: Resident shall not display gang colors.

IV. Work Orders

A. General: Resident shall cooperate with the Housing Authority’s work order process.

Resident shall not approach individual employees to report maintenance issues.

B, Reporting: Resident shall immiediately report any non-functioning equipment and/or
damage within their dwelling unit to the Housing Authority by calling (973) 483-1489,

C. Responsibility: Resident shall be financially responsible for any damage caused by their
failure to immediately report any non-functioning equipment or damage within their
dwelling unit. For example:

* If Resident fails to immediately report a leaking pipe, they will be financially

responsible for the cost of repairing any resulting water damage and/or remediating
any resulting mold within the dwelling unit or any other area of the building,

If Resident fails to report mold growth and the mold is allowed 1o spread throughout
the dwelling unit, they will be financially responsible for the cost of remediating
the mold.

If Resident disables a smoke detector and their dwelling unit is subsequently
damaged in a fire, they will be financially responsible for the cost of restoring their
dwelling unit and any other area of the building damaged by the fire, including any
insurance deductibles.

If Resident fails to report an infestation and the infestation spreads to other areas of
the building, they will be financially responsible for the cost of remediating the
infestation. ,

D. Unit Access: Resident shall not prevent the Housing Authority or any third-party contractor
from accessing their dwelling unit to complete work orders,

V.

Housekeeping Standards

A. General: Resident shall comply with the Housing Authority’s housekeeping standards.

Resident shall ensure that each component (floors, walls, doors, windows, locks, shades,
blinds, appliances, fixtures, countertops, cabinets, etc.) of their dwelling unit remains clean,
functional, damage free, and hazard free. Clean means free of dirt, grime, cobwebs,
fingerprints, graffiti, grease, food scraps, waste, animal droppings, and odors, Hazard free
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means free of debris, clutter, and other conditions that present a life safety risk. Resident
shall not damege common areas, interfere with the functionality of common areas or
anything in the common areas, create hazards in cothmon areas, or cause them to be
unclean or unsanitaty,

B. Reporting: Resident shall immediately report any clutter within or dameage to the buildings
(¢.g. plumbing issues, broken equipment, falling masonry, etc.) or the grounds to the
Housing Authority by calling the office at (973) 483-1489.

C. Dusting: Resident shall regularly remove dust from surfaces within their dwelling unit.

D. Cleaning: Resident shall use appropriate cleaning solutions within their dwelling unit. The
Housing Authority recommends warm water and mild soap for the range (exterior), kitchen
cabinets (light cleaning), walls, window screens, and doors; mild detergent for the
refrigerator, counter tops, and kitchen cabinets (heavy clesning); warm water and abtasive
soap for sinks, bathtubs, and showers; hot water and & mild degreaser for the range
(removable parts such as the broiler tray and oven racks only); and common household
toilet bowl cleaners and disinfectants for the toilet. Abrasive pads shall not be used on any
painted surface.

E. Moisture Control: Resident shall prevent excessive moisture through ventilation and other
appropriate measures,

F. Flooring: Resident shall protect the flooring from damage caused by furniture (e.g,
scratches or dents caused by legs or casters).

G. Doors and Windows: Resident shall keep the area surrounding all doors and windows free
of anything that would block emergency ingress/egress.

H. Appliances: Resident shall not allow more than one (1) inch of ice to accumulate in the
freezer, .

. Dishes: Resident shall promptly clean and store all dishes.

J. Waste: Resident shall ensure that all waste is stored in an appropriate receptacle until it can
be removed to an appropriate disposal area. Resident shall not use a sink or the
bathtub/shower to dispose of anything other than water and/or soap, Resident shall not use
the toilet to dispose of anything other than bodily excretions and toilet papet. The Housing
Authotity expressly warns against using a toilet, sink, or bathtub/shower to dispose of cat
litter, wipes (even if labeled flushable), wax, grease, or food waste.

K. Bathroom: Resident shafl keep the bathtub/shower freo of excessive mildew and mold.
L. Storage: Resident shall keep all cabinets, closets, and other storage areas neatly organized.

Cabinets, closets, and other storage areas shall not be overloaded. Resident shall only keep
small or lightweight items in the storage area under the sink to permit access for repairs.
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M. Common Areas: Resident shall not leave any personal property or waste in any conimon
areas. Resident shall keep all common areas free of hazards that would block ingress/egress
by first responders. Resident shall not attempt to opetate any equipment controls or
windows in any common areas.

N. Grounds: Resident shall not damage the landscaping. Walking or playing on any lawn areas
is prohibited. Resident shall not participate in any potentially dangerous sporting activity
(i.e. combat sports / martial arts, tackle football, baseball — batting only) in recreation ateas.
Resident shall not sit, climb, or jump on fences or railings, Resident shall not leave any
personal property or waste on the grounds (excluding the designated outdoor waste area).
Resident shall keep all entrances, steps, and sidewalks free of any hazards.

VI. Noise

A. General: Resident shall not engage in any disorderly conduct or otherwise disturh their
neighbors’ peaceful enjoyment of the premises.

B. Quict Hours: Resident shall not allow any loud noise between the houts of 10:00 p.tn. and
6:00 a.m, During these hours, Resident shall ensure that any noise from music, television,
etc. is kept to a minimum.,

VIL. Pest Control

A. General: Resident shall cooperate with the Housing Authority’s pest contro! measures. If
Resident has any relevant medical (e.g. allergy) or other concerns regarding the pest control
measures, they must immediately notify the Housing Authotity.

B. Reporting: Resident shall prompily report amy pests within the building to the Housing
Authority.

C. Unit Access: The Housing Authority shall notify Resident whenever pest control activities
will be conducted within their dwelling unit. The notification shall specify any actions
Resident must take to prepare (cleaning, moving furniture, bagging linens, removing
persons and pets on a temporary basis, etc.). Resident shall not prevent the Housing
Authotity or any third-party exterminator from accessing their dwelling unit to perform
pest control activities.

D. Routine Services: The Housing Authority provides pest control services on a routine basis.
This is a proventative service that is provided to every unit, regardless of whether pests are
known to be present,

VIII. Waste
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A,

L

General: Resident shall promptly and properly dispose of all waste and recyclable
materials,

Separation: Resident shall separate waste and recyclable materials, which shall be stored
in appropriate receptacles until thoy can be removed to an appropriate disposal area.

. Sanitary Conditions: Resident shall ensure that there are no leaks while removing waste

and/or recyclable matertals to the appropriate disposal area, Resident shall not use any
window to dispose of waste. Resident shall not shake brooms, mops, ot dust rags out
windows or doors or within common areas,

Ordinary Waste: Ordinary waste (e.g. kitchen waste, clothing) shall be placed in
bags/containers and disposed of in the appropriate receptacles, located at the dumpster
stations,

Sharps: Needles and other sharps must be properly disposed in an appropriate sharps
disposal container.

Bulk Waste: Resident shall make arrangements with the Housing Authority for the removal
of bulk waste (e.g. furniture, electronic equipment, carpeting). Once arrangements have
been made, bulk waste may be placed cutside the building entrance door in a location that
does not interfere with ordinary operations or emergency ingress/egress.

Recycling: Recyclable materials shall be placed in the appropriate réceptacles, located at
the dumpster stations.

Move Out: Resident shall arrange for the removal and/or disposal of all personal property
upon move-out. Resident shall not leave personal property in the vacated dwelling unit or
dispose of personal property in a Housing Authority dumpster,

Scavenging: Resident shall not retrieve any item from a waste disposal room or dumpster.

IX. Utilities

A.

Geperal: Resident shall not waste or unreasonably use any utilities (e.g. electricity, gas,
heat, water).

Reporting: Resident shall immediately report any utility concerns to the utility company
and to the Housing Authority.

Electricity: Resident shall not extend electricity from a common area or dwelling unit to
any other area. Resident shall not use extension cords or socket extenders, but may use
power strips with surge protection,

. Heat: During the heating season, Resident shall alleviate excess heat by turning off

radiators (rather than opening windows).
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X.

A,

B.

Decorations

Common Area: Resident shall not install or erect any decorations in any common area
without the advance written permission of the Housing Authority.

Dwelling Unit: Resident shall not redecorate.their dwelling unit through painting or
instalting wallpaper, carpet, etc. without the advance written permission of the Housing
Authority. No permission is required for picture hangers or door hangers.

- Bugs: Any rugs shall not be affixed to the floor (using nails, staples, glue, etc.) and must

fit under existing doors. Resident shall not shake rugs out windows or doors or within
COMIOoN areas.

Holidays: Resident may have a decoration with lights (e.g. an artificial Christmas tree) in
their dwelling unit, provided that the lights ate inspected by Housing Authority staff and
turned off when Resident is not present. Resident may place a decoration (e.g. a Christinas
wreath) on their unit door, provided that any tape or other material used to hold the
decoration in place can be removed without damaging the door, Resident may fully cover
their unit door with foil or other suitable material, provided that any tape or other material
used to hold the cover in place can be removed without damaging the door.

XI. Fixtures and Appliances

A.

General: Fixtures and/or appliances shall not be altered, removed, installed, or replaced
without the priot written approval of the Housing Authority.

Air Condifioners: Resident shall not install an air conditioner unless the location and the
air conditioner’s make, size, and voltage are approved in writing by the Housing Authority,

Dryers: Resident shall not install a clothes dryer unless the location and the dryer’s make,
size, and voltage are approved in writing by the Housing Authority. Only gas dryers shall
be permitied.

. Heating: Residont shall not yse any method (e.g. space heater, oven, stove) to supplement

the heating provided to their dwelling unit by the Houging Authority,
Lighting Fixtures: Resident shall not replace lighting fixtures without the prior written

approval of the Housing Authority. Resident shall replace lightbulbs, ensuring that the
lightbulbs are appropriate for the fixture,

Satellite Dish: Resident shall not install a satellite dish or a television antenna,

Windows: Resident shall not hang a flower box, sign, banner, pennant, or other object from
a window,



Housing Authority of the Town of Harrison Adepted
House Rules . Resolution No,

XII. Common Areas

A,

B.

Genertal: Resident shall not make any alteration or repair to any common area.

Community Room: The Community Rootn is generally restricted to use by Housing
Authority residents. Resident may operate the television if they sign for the required
temotes. Resident shall abide by the Housing Authority’s quiet hours and clean up the
Community Room after each usage. In order to hold an event in the Community Room,
Resident must secure advance written permission from the Housing Authority and sign a
hold harmless agreement. Neither food nor beverages shall be permitted in the Community
Room at any time.

C. Windows: Resident shall not attempt to open hallway windows.

G.

Consumption: Resident shall not consume food ot bevetages it any common areas unless
expressly permitted by the Housing Authority,

Clotheslines: Resident may place a clothesline on any open hook. Hooks cannot be
reserved, Clotheslines shall only be used to hang dry clothing; they shali not be used to

- hang dry towels, bedding, rugs, etc. Resident shall promptly remove clothing and promptly

take down their clothestine. The Housing Authority may cut down any clotheslines that is
not in current use,

Personal Property: The Housing Authority is not and shall not be responsible for any
personal property left unattended in any common areas ot on the grounds. The Housing
Authority reserves the right to dispose of any such personal property without notice,

Signs: Resident shall not post any signs, notices, or advertisements of any kind on the
property without Housing Authority approval. -

X111, Misceilaheous

A.

B.

Shopping Carts: Resident shall not bring a shopping cart into the building at any time.

Laundry: Resident shall not hang laundry to dry anywhere on the property except within
their own dwelling unit or on an approved clothesline.

Gratuities: Resident shall not offer or provide any gratuities (i.e. tips) to any Housing
Authority employee for any reason.

Alcohol: Resident shall not consume aleoho! on the grounds ot in any common areas —
alcohol consumption is limited to individual apartments.

Waterbeds: Resident shall not have‘ a waterbed,
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F. Motorized Vehicles: Resident shall not have a motorcycle or any other motorized vehicle
in their dwelling unit,

G. Inappropriate Conduct: Resident shall not engage in any harassing, discriminatory,
- abusive, or retaliatory conduct (as defined by the Admissions and Continued Ocoupancy
Policy). Resident shall be fully dressed while answering their unit door, while Housing
Authority employees or vendors are present within their dwelling unit (e.g, to complete
inspections or work orders), and while they are present in common areas or on the grounds.

H, Emergencies: Resident shall report an emergenoy by calling 911 and then the Housing
Authority, Resident shall abide by the instructions of first responders and Housing
Authority staff during an emergency. Resident shall not use the elevator during an
emergency, If the emergency is within their dwelling unit, Resident shall exit the dwelling
unit and close the door behind them, In the event of fire, Resident shall activate the nearest
fire alarm pull station,

1. Insurance: The Housing Authority’s insurance does not cover personal belongings, Thus,
the Housing Authority recommends that each resident obtain renter’s insurance,

J. Injury: Resident shall immediately report in writing any injury occurring on Housing
Authority property to the Housing Authority.

XIV. Vielations

Violation of any provision of the House Rules by Resident shall constitute a substantial violation
of the landlord’s rules and regulations and a material and substantial breach of the Lease for which
Resident may be evicted under New Jersey law.

The Housing Authotity may take any necessary lawful action to address any violation of' the Fouse
Rules, to include termination of the Leasé, assessment of charges for damage to the premises, and
any other action authorized by law.

XV. Amendments and Revisions
The House Rules may be amended or revised from time to time by the Housing Authority’s Board

of Commissioners. The Housing Authority will notify residents ofall proposed amendments and/or
revisions to the House Rules in accotdance with 24 CLI.R. 966.5.
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RECEIPT OF HOUSE RULES

I hereby acknowledge that I have received a copy of the Housing Authority’s Fouse Rules, I
have read, understand, and agree to comply with the terms of the House Rules. I understand that
violation of the House Rules may result in the termination of my lease and other actions authorized
by law. Y understand that I am legally and financially responsible for any property damage and/or
bodily injury caused by my violation of the House Rules.

Signature: Date:

Printed Name:
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