ADDENDUM #1 - RFQ HOLLAND GARDENS REVITALIZATION

QUESTIONS AND RESPONSES:

1. Page 9 of 9 RFQ lists 10 Submission Documents provide clarification and forms:
See page 9 of 9 attached with clarifications and additional forms needed to comply.

2. The RFQ speaks to 192 of the replacement units being mixed-finance "Public Housing" and
the meeting yesterday talked about rental revenue being "PEL-based". Is there a reason to not
consider using the RAD program instead of Mixed-Finance, or more particularly, a RAD/Section
18 Blend, since that would bring in substantially higher rental revenue, which would also
leverage additional tax credits, and greatly improve project feasibility?

The JCHA considered the potential RAD conversion, but has determined that preservation
of public housing at Holland Gardens is both feasible and more desirable. Preservation of
public housing at Holland Gardens has been adopted by the Board.

3. Has the authority submitted a Section 18 Demolition or Disposition application to the Special
Applications Center (SAC), and has the SAC reviewed yet? If so, what is the status, and if not,
Is Section 18 an option?

The JCHA has not yet commenced Demo\Dispo application to the SAC. Section 18 is an
option for this project.

4. The property is located in a Minority-Concentrated Census Tract, and would need FHEO
Upfront Review for new construction, at least if RAD or a RAD/Blend were being utilized.
Have you looked at the exemptions for approval in spite of being in a minority-concentrated
census tract (overriding need; sufficient comparable opportunity), and if so, what is your
assessment?

No analysis has been conducted to date because JCHA is not considering utilizing RAD.

5. Current unit mix at the property today, including the number of occupants in each unit?

# of Occupants 0 1 2 3 4 5 6 7
1 BEDROOMS (74) Units 4 2 68

2 BEDROOMS (72) Units 2 28 3 1

3 BEDROOMS (40) Units 2 3 10 13 7 4 1

4 BEDROOMS (6) Units 1 1 3 1
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ADDENDUM #1 - RFQ HOLLAND GARDENS REVITALIZATION

6. Would it be possible to provide a rent roll or to confirm which units are occupied at this time?

The JCHA declines to respond at this time because rent roll information and vacancies are
variable i.e. public housing rents are based on project expense levels etc., however, it may
consider this question during the RFP process.

Additionally, would JCHA be willing to share any information on the Household tenure at the
property and/or the current Household AMI?

The JCHA declines to provide any information regarding individual Household tenure,

however, it will provide aggregate information regarding household AMI during the RFP
process.

CLARIFICATIONS. FORMS AND EXHIBITS:

1. Current conflict in RFQ page 4 vs. pg. 7.

Under this RFQ, the JCHA will select no more than ten (10) potential development candidates
to compete in a closed RFP process to select a Development Team that will create and
implement the Holland Gardens Redevelopment Plan, including but not limited to design,
finance and construction in accordance with the vision created through the six-month charrette
process JCHA conducted with Holland Gardens residents, (hereafter, the “Holland Gardens
Vision”). Page 4

Scoring shall be calculated on a one hundred (100) point scale, with a minimum threshold
requirement of seventy (70) points to qualify for the closed RFP process. If more than six (6)
submissions qualify, then in that event the JCHA shall select the six (6) highest scoring
submissions to proceed to the closed RFP. Page 7

Page 4 of 9 (Attached is revised page)

Under this RFQ, the JCHA intends to select no more than six (6) development candidates (see
page 7 Section C. RFQ Scoring Criteria) to compete in a closed RFP process to select a
Development Team that will create and implement the Holland Gardens Redevelopment Plan,
including but not limited to design, finance and construction in accordance with the vision
created through the six-month charrette process JCHA conducted with Holland Gardens
residents, (hereafter, the “Holland Gardens Vision”). Page 4

2. Clarification Additional Submission Documents RFQ pg. 9 (see attached)
Items 1 -3, 5,8 & 9 forms provided. Forms for 2, 3 & 5 are new and attached.

Items 4, 6 & 7 require notarized statements.
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ADDENDUM#1 - RFQ HOLLAND GARDENS REVITALIZATION
3. Exhibits
B and C attached (referenced but not included in original RFQ package)

D attachment is an addition that provides further information
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Jersey City Housing Authority Request for Qualifications
Holland Gardens Redevelopment Development Candidate Selection

ADDITIONAL SUBMISSION DOCUMENTS

Each respondent is required to submit, in addition to those listed in above sections, the
documents included in the Submission Documents package. These include:

1. Stockholders Disclosure Certification (Attachment 1) - N.JS.A. §52:25-242

provides that no corporation or partnership shall be awarded any contract for the
performance of any work or the furnishing of any goods and services, unless, prior to
the receipt of the bid or accompanying the bid of said corporation or partnership, the
bidders shall submit a statement setting forth the names and addresses of all
stockholders in the corporation or partnership who own ten percent or more of its
stock of any class, or of all individual partners in the partnership who own a ten
percent or greater interest therein.

2. Affirmative Action Compliance Certification (Attachment #4)

3. Affidavit of Non-Collusion (Attachment #5)

4. Affidavit of Non-Default — submit notarized statement, on the firm’s letterhead, that
the respondent or partners have not defaulted on any Federal, State or Local agency
contracts.

5. Drug Free Work Place Certification (Attachment #6)

6. Debarment Statement — submit notarized statement, on the firm’s letterhead, that the
respondent or partners are not debarred, suspended or otherwise prohibited from
professional practice by any Federal, State or Local agency.

7. Liens, suits or judgments — submit notarized statement, on the firm’s letterhead,
indicating a description of any disputes, suites, judgments and liens during the past two
years.

8. Certifications and Representations of Offerors — HUD Form 5370C1 (Attachment #2)

9. Previous Participation Certification (HUD Form 2530, Attachment #3) in an 8"x11"
format, fully showing signatures for all principles and those with an equity portion of
10% or greater.

10. Business Registration Certificate — N.J.S.A. 52:32-44 requires that each respondent
submit proof of business registration prior to contract award. Proof of registration shall
be a copy of the respondent’s Business Registration Certificate (BRC). If the proposal
includes the use of named sub-consultants, the Business Registration Certificates for
those sub-consultants must be part of the submission package.
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# 4

AFFIRMATIVE ACTION AFFIDAVIT
(To Be Completed By Firms With Less Than 50 Employees)

STATE OF NEW JERSEY

Project
County of
I, of the (City, Town, Borough)
of in the County of State
of of full age, being duly sworn according to law on my
oath depose and say that:

I am (President, Partner, Owner of the firm of

a bidder making a proposal upon the above named project.
does not have 50

employees or more inclusive of all officers and employees of every type.

I am familiar with the affirmative action requirements of P.L. 1975 ¢. 127 and rules and regulations
Issued by the Treasurer, Stare of New Jersey, pursuant thereto.

has complied with all
affirmative action requirements of the State of New Jersey including those required by P.L. 1975
¢.127 and the rules and regulations issued by the Treasurer, State of New Jersey, pursuant thereto.
I am aware that if

does not comply with P.L. 1975 c. 127 and rules and regulations issued pursuant thereto, that no
monies will be paid by the Public Housing Authority until an affirmative action plan is approved.
I am also aware that the «contract may be terminated and the
may be debarred from all public contracts, for a period

of up to five (5) years.

Companies with a work force of more than 50 employees, must submit an Employee
Information Report.

Signature of Authorized Representative
Subscribed and swomn to
before me this _ day Name and Title
of 20

(Seal) Notary Public of New Jersey



Form of Non-Collusive Affidavit

AFFIDAVIT
(Prime Bidder)
State of )
County of )

, Being first duly sworn, deposes and says:

That he/she is:

(a partner or officer of the firm of, etc.)

the party making the foregoing proposal or bid, that such proposal or bid is genuine and not
collusive or sham; that said bidder has not colluded, conspired, connived or agreed, directly or
indirectly, with any bidder or person, to put in a sham bid or to refrain from bidding and has not
in any manner, directly or indirectly sought by agreement or collusion, or communication or
conference with any person, to fix the bid price of affiant or any bidder, or to fix any overhead,
profit or cost element of said price, or (that of any other bidder), or to secure any advantage
against the HOUSING AUTHORITY OF THE CITY OF JERSEY CITY or any person
interested in the proposed contract and that all statements in said proposal or bid are true.

Signature of :
Bidder, if the bidder is an individual;

Signature of :
Partner, if the bidder is a partnership;

Signature of :
Officer, if the bidder is a corporation;

Subscribed and sworn before me:

this day of , 20

My commission expires:

(Signature of Notary Public)



# 4

Certification for
a Drug-Free Workplace

U.S. Department of Housing
and Urban Development

Applicant Name

Program/Activity Receiving Federal Grant Funding

Acting on behalf of the above named Applicant as its Authorized Official, I make the following certifications and agreements to
the Department of Housing and Urban Development (HUD) regarding the sites listed below:

I certify that the above named Applicant will or will continue
to provide a drug-free workplace by:

a. Publishing a statement notifying employees that the un-
lawful manufacture, distribution, dispensing, possession, or use
of a controlled substance is prohibited in the Applicant's work-
place and specifying the actions that will be taken against
employees for violation of such prohibition.

b. Establishing an on-going drug-free awareness program to
inform employees ---

(1) The dangers of drug abuse in the workplace;

(2) The Applicant's policy of maintaining a drug-free
workplace;

(3) Any available drug counseling, rehabilitation, and
employee assistance programs; and

(4) The penalties that may be imposed upon employees
for drug abuse violations occurring in the workplace.

c. Making it a requirement that each employee to be engaged
in the performance of the grant be given a copy of the statement
required by paragraph a.;

d. Notifying the employee in the statement required by para-
graph a. that, as a condition of employment under the grant, the
employee will ---

(1) Abide by the terms of the statement; and

(2) Notify the employer in writing of his or her convic-
tion for a violation of a criminal drug statute occurring in the
workplace no later than five calendar days after such conviction;

€. Notifying the agency in writing, within ten calendar days
after receiving notice under subparagraph d.(2) from an em-
ployee or otherwise receiving actual notice of such conviction.
Employers of convicted employees must provide notice, includ-
ing position title, to every grant officer or other designee on
whose grant activity the convicted employee was working,
unless the Federalagency has designated a central point for the
receipt of such notices. Notice shall include the identification
number(s) of each affected grant;

f. Taking one of the following actions, within 30 calendar
days of receiving notice under subparagraph d.(2), with respect
to any employee who is so convicted ---

(1) Taking appropriate personnel action against such an
employee, up to and including termination, consistent with the
requirements of the Rehabilitation Act of 1973, as amended; or

(2) Requiring such employee to participate satisfacto-
rily in a drug abuse assistance or rehabilitation program ap-
proved for such purposes by a Federal, State, or local health, law
enforcement, or other appropriate agency;

g. Making a good faith effort to continue to maintain a drug-
free workplace through implementation of paragraphs a. thru f.

2. Sites for Work Performance. The Applicant shall list (on separate pages) the site(s) for the performance of work done in connection with the
HUD funding of the program/activity shown above: Place of Performance shall include the street address, city, county, State, and zip code.
Identify each sheet with the Applicant name and address and the program/activity receiving grant funding.)

Check here D if there are workplaces on file that are not identified on the attached sheets.

I hereby certify that all the information stated herein, as well as any information provided in the accompaniment herewith, is true and accurate.
Warning: HUD will prosecute false claims and statements. Conviction may result in criminal and/or civil penalties.

(18 U.S.C. 1001, 1010, 1012; 31 U.S.C. 3729, 3802)

Name of Authorized Official

Signature -

X

Title

[ D_ate

form HUD-50070 (3/98)
ref. Handbooks 7417.1,7475.13,7485.1 & .3



Jersey City Housing Authority Request for Qualifications
Holland Gardens Redevelopment Development Candidate Selection

A. INTRODUCTION

In accordance with state and federal procurement law, the JCHA is implementing a plan to
transform the existing Holland Gardens public housing complex (Holland Gardens
Redevelopment Plan), into a vibrant mixed-finance, mixed-income community that includes an
array of amenities for residents and those of the surrounding neighborhood.

Under this RFQ, the JCHA intends to select no more than six (6) development candidates (see
page 7 Section C. RFQ Scoring Criteria) to compete in a closed RFP process to select a
Development Team that will create and implement the Holland Gardens Redevelopment Plan,
including but not limited to design, finance and construction in accordance with the vision
created through the six-month charrette process JCHA conducted with Holland Gardens
residents, (hereafter, the “Holland Gardens Vision™). A copy of the Holland Gardens Vision is
attached hereto as Exhibit A. The Holland Gardens Vision has been further amended to include
homeownership opportunities for moderate- and -low-income families, a public library with
embedded community space and JCHA Resident Empowerment and Community Engagement
(RECE) Department offices, and commercial rental space for a grocery store, bank, or other
retail establishment.

The JCHA is utilizing a bifurcated RFQ/RFP process to select a development partner to
redevelop Holland Gardens. The scope of this RFQ is specifically focused on identifying RFQ
respondents with the experience and capacity to develop a mixed-finance, mixed-use
development in accordance with the Holland Gardens Vision. Therefore, this RFQ will be
strictly scored based on the following criteria:

1) financial capacity, including the ability to finance a development similar to that of the Holland
Gardens Vision;

2) experience developing a project similar to that of the Holland Gardens Vision;

3) experience developing properties requiring HUD, NJTHMFA, and municipal approvals;

4) experience managing market-rate, affordable, Tax Credit and commercial properties;

5) experience collaborating with PHAs, other governmental agencies and authorities, and non-
profit organizations in mixed-finance or multifamily affordable housing developments.

These criteria will be further detailed in Part “C” below. Once the RFQ candidates have been
selected, the JCHA will then solicit its development partner from the RFQ candidates selected,
through a closed RFP process. The RFP process will require each candidate selected during the
RFQ process to present its proposed Holland Gardens Redevelopment Plan, including sources
and uses, design and renderings, partnership structure, and management plan.

B. BACKGROUND AND HISTORY

1. Location

Built in the early 1940s, Holland Gardens is a public housing complex owned by JCHA and
comprised of five low-rise brick garden apartment buildings within the “Neighborhood District”
of the Jersey Avenue Redevelopment Plan (Ward E) and in close proximity to Route 139 and the
Holland Tunnel. Holland Gardens has 192 family-designated public housing units.
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ATTENDED BY:

Kenneth Pinnock, Jr.
Purchasing Agent

RFQ PRE-PROPOSAL ZOOM CONFERENCE: TUESDAY. AUGUST 24. 2021 @ 1:00 PM
DEVELOPER/PARTNER TO DEVELOP A NEW MIXED-FINANCE FAMILY

DEVELOPMENT

ATTENDED DID NOT
ATTEND

Michaels Development Company

1 East Stow Road, Marlton, NJ 08053

Jonathan Lubonski

Pennrose Properties
One Brewery Park, 1301 North 31st Street, Philadelphia PA, 19121

Jacob Fisher

L & M Development Partners, Inc.

64 Fulton Street, Suite 1001, New York, NY 10038

Sam Chapin/Jack Kidd

RPM Development

77 Park Street, Montclair, NJ 07042
Emily Kerns Minougou/Rich Martoglio




Page 2 ATTENDED BY:

Kenneth Pinnock, Jr.
Purchasing Agent

RFQ PRE-PROPOSAL ZOOM CONFERENCE: TUESDAY, AUGUST 24, 2021 @ 1:00 PM
DEVELOPER/PARTNER TO DEVELOP A NEW MIXED-FINANCE FAMILY

DEVELOPMENT

ATTENDED DID NOT
8/24/2021 ATTEND

Genesis Companies
594 Broadway, Suite 804, New York, NY 10012
Nicole Lockett

Xylem Projects
756 Haddon Avenue, Collingswood, NJ 08108
Nnenna Lynch/Laura MacDonald

MDG Design & Construction
1328 New York Avenue, Huntington Station, NY 11746
Steve Williams

Wallace Roberts Todd
1700 Market Street, Philadelphia, PA 19103
Woo Kim/David J. Gamba




Page 3 ATTENDED BY:

Kenneth Pinnock, Jr.
Purchasing Agent

RFQ PRE-PROPOSAL ZOOM CONFERENCE: TUESDAY, AUGUST 24, 2021 @ 1:00 PM
DEVELOPER/PARTNER TO DEVELOP A NEW MIXED-FINANCE FAMILY
DEVELOPMENT

ATTENDED DID NOT
8/24/2021 ATTEND

RPM Development

77 Park Street, Montclair, NJ 07042

Emily Kerns Minougou/Rich Martoglio

The Alpert Group, LLC
1 Parker Plaza, Fort Lee, NJ 07024
Joseph Alpert

Metro

242 10th Street, Suite 103, Jersey City, NJ 07302

Stuart Portney

RPM Development

77 Park Street, Montclair, NJ 07042

Emily Kerns Minougou/Rich Martoglio




Page 4 ATTENDED BY:

Kenneth Pinnock, Jr.
Purchasing Agent

RFQ PRE-PROPOSAL ZOOM CONFERENCE: TUESDAY. AUGUST 24, 2021 @ 1:00 PM
DEVELOPER/PARTNER TO DEVELOP A NEW MIXED-FINANCE FAMILY
DEVELOPMENT

ATTENDED DID NOT
8/24/2021 ATTEND
Kitchens & Associates
756 Haddon Avenue, Collingswood, NJ 08108
Oana Bunea
X

Community Investment Strategies, Inc.
1970 Brunswick Avenue, Suite 100, Lawrenceville, NJ 08648
Christiana Foglio

Magnusson Architecture & Planning PC
Address: 42 West 39th Street, 15th Floor, New York, NY 10018

Brian Loughlin

McCormack Baron
201 Montgomery Street, Suite 261, Jersey City, NJ 07302
Hillary Zimmerman/Ian McCormack/Anne Stevenson

KNTM Architects

Address:

Karen Nichols

Phone:

Email: X




Page 5 ATTENDED BY:
Kenneth Pinnock, Jr.
Purchasing Agent

RFQ PRE-PROPOSAL ZOOM CONFERENCE: TUESDAY., AUGUST 24, 2021 @ 1:00 PM
DEVELOPER/PARTNER TO DEVELOP A NEW MIXED-FINANCE FAMILY
DEVELOPMENT

ATTENDED DID NOT
8/24/2021 ATTEND

The Communities Group

Address:
Jaime Bordenave
Phone:

Winn Development

Address:

Benjamin DeCarlo/David Ginsberg
Phone:

ReGen Advisors, LLC
Address:

Eliott Reid

Phone:

The Community Builders
Address:

Dolly Soto/Audrey Nonemaker




ATTENDED BY:
Page 6 Kenneth Pinnock, Jr.
Purchasing Agent

RFQ PRE-PROPOSAL ZOOM CONFERENCE: TUESDAY. AUGUST 24, 2021 @ 1:00 P)
DEVELOPER/PARTNER TO DEVELOP A NEW MIXED-FINANCE FAMILY
DEVELOPMENT

ATTENDED DID NOT
8/24/2021 ATTEND
MAR Acquisition Group, LLC
Address:
Nicholas Dinallo/Jonathan Tech
Phone:

Manhattan Building Company
Address:

John Palumbo

Phone:

Urban Builders Collaborative L.L1.C
Address:

Nexida Mejia

Phone:

TAG Development, LL.C
Address:
Fabian Garzon

PQR Consulting
Address:

Brendan Pytka
Phone:




Page 7

Conifer Realty

Address:

Sam Leone/Kyle Speece

Albanese Development Corp

Address:

Matthew Luther/Ellen Kackman

USA Architects

Address:

Caroline Aubrey/Beth Sherby

Phone:

Adenah Bayoh Development Group

Address:

Adenah Bayoh

Phone:

ALM Consulting Group

Address:

Anthony L. Marchetta

Phone:

Urban Practice

Address:

Tracey Scott/James Haley

ATTENDED BY:

Kenneth Pinnock, Jr.
Purchasing Agent



Page 8 ATTENDED BY:

Kenneth Pinnock, Jr.
Purchasing Agent

Claremeont Development

Address:
Andrew Zilenziger/Max Dorne

Phone:




RESOLUTION AUTHORIZING THE JERSEY CITY HOUSING AUTHORITY
TO EXPLORE THE DEVELOPMENT OF A HOMEOWNERSHIP
COMPONENT, PUBLIC LIBRARY BRANCH, INCLUDING COMMUNITY
SPACE AND A RESIDENT SERVICES OFFICE, AND COMMERCIAL
RENTAL PROPERTY AS PART OF THE ADOPTED HOLLAND GARDENS
VISIONING PLAN

WHEREAS, Holland Gardens is a public housing complex owned by the Jersey City
Housing Authority (JCHA) comprised of five low-rise brick garden apartment buildings,
consisting of 192 “family” designated units in the “Neighborhood District” of the Jersey
Avenue Light Rail Redevelopment Plan within Ward E of the City of Jersey City and in
close proximity to Route 139 and the Holland Tunnel; and

WHEREAS, due to the property’s physical condition and aging mechanical systems, it
has become increasingly difficult and costly to maintain, rendering it nearly obsolete. The
buildings® age and condition have resulted in decreased quality of life for residents of
Holland Gardens; and

WHEREAS, pursuant to the requests of its residents and Holland Gardens Resident
Council leadership to address short and long-term physical, mechanical and environmental
deficiencies at Holland Gardens, the JCHA implemented a comprehensive project plan
which included immediately addressing necessary repairs and adopting a visioning process
for the purpose of strategizing long term rehabilitation and redevelopment goals; and

WHEREAS, in accordance with its Architect and Engineering Services Contract the
JCHA commissioned Kitchen & Associates (Kitchen), a multi-disciplinary design firm
with significant experience working with public housing authorities and designing
community charrette processes, to develop a visioning process that actively engaged
Holland Gardens residents and incorporated their input; and

WHEREAS, Kitchen compiled the data and developed a Visioning Plan based on
resident input and in conformity with the City of Jersey City’s Jersey Avenue Light Rail
Redevelopment Plan Area (City Redevelopment Plan) to be used as a basis for the JCHA
to procure a development partner(s) through an RFQ and RFP process; and

WHEREAS, arriving at a consensus that the future of Holland Gardens would be a
mixed-use, mixed-income high-rise community that would include 1:1 replacement of the
192 public housing rental units, the Visioning Plan provides Scenarios 2A and 2B to
illustrative how the development direction may take shape; and

WHEREAS, “Scenario 2B” includes the extension of 15% Street through Holland
Gardens which helps conform to the City Redevelopment Plan while adding a second
building which may be best suited for a homeownership component, which would include
30 or more for-sale condominiums and that at least half of these units would be affordable




RESOLUTION AUTHORIZING THE JERSEY CITY HOUSING AUTHORITY TO EXPLORE THE
DEVELOPMENT OF A HOMEOWNERSHIP COMPONENT, PUBLIC LIBRARY BRANCH,
INCLUDING COMMUNITY SPACE AND A RESIDENT SERVICES OFFICE, AND COMMERCIAL
RENTAL PROPERTY AS PART OF THE ADOPTED HOLLAND GARDENS VISIONING PLAN

Page 2 of 2

and available to low-income, moderate-income and work-force housing eligible residents,
with the remainder being market-rate for sale units; and

WHEREAS, the area identified for the second building in Scenario 2B would in
addition to the homeownership component also include a site for a branch of the Jersey
City Free Public Library, which would include community space and a resident services
office, and commerecial rental space suitable for a supermarket and/or bank or other similar
commercial enterprise; and

WHEREAS, the JCHA wants to explore these possible components with Holland
Gardens residents and stakeholders; and

WHEREAS, no funds are needed to be awarded for this Resolution and therefore no
Certificate of Funds is required.

NOW THEREFORE BE IT RESOLVED that the JCHA Board of Commissioners
authorizes the Jersey City Housing Authority to explore the possibility for Holland

Gardens' revitalization to include a majority-affordable home ownership component,

public library branch with community space and a resident services office and
commercial rental space as part of the Holland Gardens Visioning Plan.

Dated: November 4, 2020

COMMISSIONERS Motion 2™ AYE NAY Absent Abstention
J. Dublin Vv
H. Fuentes v’
A. Herbold ; v’
R. Jones Vv,
F. Kitchens |V Vv
A. Abdullah v v
R. Mukherji |

Thereby certify that the hereinabove Resolution accurately memorializes the Resolution of the

Board of Commissioners of the Housing Authority of the City of Jersey City as presented at its
meeting of November 4, 2020 in the presence of a legally binding quorum.

'

P 0 L Al s
(SIS 4 %
Vivian Brady-Phillips! 4
Executive Director Secretary

SEAL




' Jersey City
Yousing Authority

Building Gommunities...Creating Opportunities... Transforming Lives

Inter-Departmental Memorandum

DATE: November 4, 2020
TO: JCHA Board of Commissioners

FROM: Vivian Brady-Phillips, Executive Director
Stephen F. Cea, Director of Development, Modemization & Sustainability

Re:  Resolution Authorizing JCHA to Explore Adding a Homeownership Component, Public
Library Branch with Community Room and Resident Services Office & Commercial
Rental Property as Part of the Holland Gardens Visioning Plan

Background
Holland Gardens is a public housing complex owned by the Jersey City Housing Authority

(JCHA), which is comprised of five low-rise brick garden apartment buildings with 192
family-designated units. The Property is located in the “Neighborhood District” of Jersey
City’s Jersey Avenue Light Rail Redevelopment Plan Area (Redevelopment Area Plan) Due
to the property’s physical condition and aging mechanical systems, it has become increasingly
difficult and costly to maintain, rendering it nearly obsolete. In response to concerns raised by
Holland Gardens’ residents and Holland Gardens Resident Council leadership regarding short-
and long-term physical, mechanical and environmental deficiencies at the site, the JCHA
implemented a comprehensive project plan to address necessary repairs and a visioning process
to guide the site’s future revitalization.

In January 2019, the JCHA commissioned Kitchen & Associates (Kitchen), a multi-
disciplinary design firm with significant public housing and community charrette experience,
to develop a visioning process that actively engaged Holland Gardens’ residents and
incorporated their input. Kitchen compiled the data and developed a Visioning Plan based on
resident input and in conformity with the Redevelopment Area Plan to be used as a basis for
the JCHA to procure a development partner(s) through an RFQ and RFP process. A copy of
the Visioning Plan is attached hereto as Exhibit A. Arriving at a consensus that the future
of Holland Gardens would be mixed-use, high-rise community that would include 1:1
replacement of the 192 public housing rental units, the Visioning Plan presented two
illustrations (Scenarios 2A and 2B) to show “how the development direction may take shape,”
with the understanding that the future developer-partner selected would present a specific
proposal responsive to the Visioning Plan’s design direction.



Exploring Development of a Home Ownership Component. Library Branch and

Commercial Rental Preperty as Part of the Vision Plan

For the reasons set forth below, JCHA management seeks the approval of the JCHA Board of
Commissioners to explore development of: (1) a homeownership component (in addition to
replacement of the 192 public housing rental units), (2) a public library branch, which will
include community meeting space and a resident services office, and (3) commercial rental
space that could house a supermarket and/or bank or similar commercial entity. Scenario 2B
of the Visioning Plan includes the extension of 15® Street and the development of a second
building structure. As set forth below, this second building structure on the southern side of the
newly extended 15% Street would be suitable for these new proposed elements of the Holland
Gardens redevelopment.

Homeownership

The redevelopment of Holland Gardens provides a unique opportunity to preserve and
revitalize public housing as part of a mixed-use, mixed-income development. The JCHA has
consistently expressed its commitment to preserving the existing Holland Gardens public
housing rental units through 1:1 onsite replacement of those units. JCHA management believes
that there is an opportunity to expand affordable housing options through redevelopment of
Holland Gardens by exploring the development of a homeownership component that reflects
the goals of the Visioning Plan.

It is well-established that home ownership can be an important way for low- to moderate-
income residents to achieve stability and greater self-sufficiency. Exploring the creation of a
homeownership component as part of the adopted Vision Plan aligns with JCHA’s mission and
goals as a public housing authority. JCHA has previously successfully developed Dwight
Street Homes, a homeownership program, and can build on this track record. We anticipate
that the homeownership component at Holland could offer 30+ for-sale condominiums and that
at least half of the units would be affordable two- and three-bedroom units available to low-
income, moderate- income and workforce housing eligible residents. The expectation is that
the remaining condominiums offered would be market-rate units.

The development of affordable homeownership opportunities is particularly important in the
neighborhood where Holland Gardens is located, which currently offers limited affordable
housing opportunities. JCHA management therefore seeks the Board’s approval to explore the
possibility of adding a homeownership component with Holland Gardens’ residents and other
stakeholders, and to develop a strategy for the Board’s consideration, which would include a
proposed AMI mix and identified sources for home-buying purchasing assistance. While
Holland Gardens’ residents will have a right of return to the replacement public housing units
at the site, it is anticipated that they may also qualify for proposed homeownership
opportunities.

Library, Community Room, Resident Services & Commercial Space

JCHA management would also like to explore the development of a Jersey City Free Public
Library (JCFPL) branch library, which would include community room and a resident services
office to be staffed by the JCHA Department of Resident Empowerment and Community
Engagement (RECE). RECE currently works with 40 community partners to provide resources
for the broader JCHA resident community, including those that address food security, youth
development, digital inclusion, and support services for elderly/disabled residents. The

2



inclusion of a branch library would have tremendous benefit to all residents in the ,sﬁnounding
neighborhood by offering a wide array of inclusive, community-focused educational, cultural
and community resources. In addition to print and digital resources, the JCFPL offers
education and literacy programming, employment assistance, college readiness support,
children’s services, services for older adults, and resources for small businesses and nonprofits.
In addition, JCHA management would also like to develop commercial space for supermarket
and/or bank or similar commercial entity in the space identified for the second building. In
particular, we will explore the use of New Market Tax Credits (NMTC) to assist with this
additional proposed construction. We believe this is possible because the southern side of the
new 15" Street could be a separate and distinct phase of the revitalization, which would enable
the NMTC to be utilized.

We look forward to providing the Board with a proposed strategy to include these new
redevelopment components in the current Holland Gardens Visioning Plan.
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RESOLUTION AUTHORIZING THE JERSEY CITY HOUSING AUTHORITY
TO AMEND THE HOLLAND GARDENS REVITALIZATION VISION TO
INCLUDE A HOME OWNERSHIP COMPONENT, PUBLIC LIBRARY WITH
COMMUNITY SPACE AND JCHA RECE DEPARTMENT OFFICE TO
PROVIDE RESIDENT SERVICES AND COMMERCIAL RETAIL PROPERTY

WHEREAS, on July 10, 2019 the Jersey City Housing Authority (JCHA) Board of
Commissioners (JCHA Board) adopted the Holland Gardens Visioning Process report
dated July 1, 2019 (the “Holland Gardens Vision™) as a guide for the revitalization of the
Holland Gardens public housing complex in conformity with the City’s redevelopment
area plan and to be used as a basis for JCHA to procure a development partner through a
bifurcated RFQ and RFP process, attached as Exhibit “A” to the accompanying
memorandum in support of this resolution; and

WHEREAS, Redevelopment Scenario 2B of the Holland Gardens Vision proposes the re-
introduction of 15 Street through the Holland Gardens site and the addition of a second,
mid-rise building, which JCHA determined would be suitable for the proposed home
ownership component, which would include 30 or more for-sale condominium, at least half
of which would be affordable to low-income, moderate-income and work-force housing
eligible residents, along with a branch of the Jersey City Free Public Library, which would
include community space and a JCHA Resident Empowerment and Community
Engagement (RECE) Department office and commercial retail property; and

WHEREAS, on November 4, 2020 the JCHA Board authorized the JCHA to explore the
potential possibility for Holland Gardens’ revitalization to include the aforementioned new
components, and a copy of the November 4, 2021 Resolution is attached as Exhibit “B” to
the accompanying memorandum in support of this Resolution; and

WHEREAS, the JCHA has presented and explored these proposed components with
Holland Gardens residents at the November 17, 2020 meeting and with other stakeholders
and has not received any objection to them; and

WHEREAS, the JCHA Department of Development, Modernization and Sustainability
has further determined that the proposed homeownership component, branch of the Jersey
City Free Public Library, which would include community space and a JCHA Resident
Empowerment and Community Engagement (RECE) Department office and commercial
retail property are not only feasible, but desirous as well; and

WHEREAS, no funds are needed to be awarded for this Resolution and therefore no
Certificate of Funds is required.



RESOLUTION AUTHORIZING THE JERSEY CITY HOUSING AUTHORITY TO AMEND THE HOLLAND
GARDENS REVITALIZATION VISION TO INCLUDE A HOME OWNERSHIP COMPONENT, PUBLIC LIBRARY
WITH COMMUNITY SPACE AND JCHA RECE DEPARTMENT OFFICE TO PROVIDE RESIDENT SERVICES AND
COMMERCIAL RETAIL PROPERTY

Page 2 of 2

NOW THEREFORE BE IT RESOLVED that the JCHA Board of Commissioners
authorizes the Jersey City Housing Authority to amend the Holland Gardens Vision to
include the proposed home ownership component, which will include 30 or more for-sale
condominium, at least half of which will be affordable to low-income, moderate-income
and work-force housing eligible residents, along with a branch of the Jersey City Free
Public Library, which will include community space and a JCHA Resident Empowerment
and Community Engagement (RECE) Department office and a commercial retail property

Dated: April 7, 2021

COMMISSIONERS Motion 2" AYE_- NAY Absent Abstention

J. Dublin v
H. Fuentes o Vv
A. Herbold P v,

R. Jones v 74

F. Kitchens 7|V,

A. Abdullah vV | V p
R. Mukherji v

I hereby certify that the hereinabove Resolution accurately memorializes the Resolution
of the Board of Commissioners of the Housing Authority of the City of Jersey City as
presented at its meeting of April 7, 2021 in the presence of a legally binding quorum.

Wi #»g %ﬁ =

Vivian Brady-Phillip§
Executive Director/ Secretary

SEAL
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Yousing Authority

Building Communities...Creating Opportunities...Transforming Lives

Inter-Departmental Memorandum

DATE: April 7, 2021

TO: JCHA Board of Commissioners

FROM: Stephen F. Cea, Director of Development and In-House Counsel
SUBJECT: Resolution Authorizing JCHA to Amend the Holland Gardens’
Revitalization Vision to Include an Affordable Home Ownership Component, Public

Library with Community Space and JCHA RECE Department Office, and a Retail
Commercial Space

Built in 1944, the Holland Gardens public housing complex (Holland Gardens), which is
comprised of five low-rise brick garden apartment buildings that include 192 residential units
designated for families, is in the “Neighborhood District” of the Jersey Avenue Redevelopment
Plan and proximate to Route 139 and the Holland Tunnel. Due to the property’s physical
condition and aging mechanical systems, it has become increasingly difficult and costly to
maintain, rendering it nearly obsolete. The buildings’ age and condition have resulted in
decreased quality of life for Holland Gardens residents.

In response to the requests made by Holland Gardens residents and the Holland Gardens
Resident Council that JCHA address short- and long-term physical, mechanical and
environmental deficiencies at the property, JCHA implemented a comprehensive project plan
which included immediately addressing necessary repairs and adopting a visioning process for
the purpose of strategizing long-term rehabilitation and redevelopment goals.

To address long-term goals for revitalization of the property, JCHA commissioned Kitchen &
Associates, a multi-disciplinary design firm with significant experience working with public
housing authorities, to develop a visioning process that actively engaged Holland Gardens
residents and incorporated their input into a final vision for revitalization of the property to
present to the JCHA Board of Commissioners. Kitchen compiled the data and developed a
Vision based on resident input and in conformity with the City of Jersey City’s Jersey Avenue
Redevelopment Plan Area (Redevelopment Area Plan).

On July 10, 2019, the JCHA Board of Commissioners adopted the Holland Gardens Visioning
Process report dated July 1, 2019 (Holland Gardens Vision) to guide the property’s future
revitalization and for the JCHA’s procurement of a development partner. A copy of the July
10, 2019 Resolution is attached hereto as Exhibit “A.”

On November 4, 2020, the JCHA Board authorized the JCHA to explore the possibility for
Holland Gardens’ revitalization to include: an affordable home ownership component, with at
least half being affordable and available for low-income, moderate-income and workforce
housing eligible residents, with the remainder being market-rate for sale units; a public library



branch, including community space and resident services office; and a commercial retail
property. A copy of the November 4, 2021 Resolution is attached hereto as Exhibit “B.” As
presented previously, Development Scenario 2B of the Vision proposes re-introduction ofl5%
Street through the Holland Gardens site and second midrise building suitable for an affordable
home ownership component, public library with community space and resident services and a
commercial retail property.

Upon further review the JCHA Department of Development, Modernization and Sustainability
has determined that not only are these elements feasible, but desirous. Moreover, we have met
and presented these proposals at a public meeting with residents and stakeholders and have not
received any negative feedback about adoption of this enhanced Vision. With limited
opportunities for affordable home ownership in the surrounding Holland Gardens’
neighborhood and across the City of Jersey, the ability to add home ownership will provide a
significant benefit for low-income, moderate-income and workforce housing eligible residents,
and the sale of market-rate units will provide an additional source of funds to support the
affordable residential units. The addition of a public library is a significant for Holland
Gardens residents because it will provide a range of community resources, as well as
community space and a JCHA Resident Empowerment and Community Engagement (RECE)
Department Office. The RECE Department continues to grow and expand the range of
supports it offers to residents, including access to education health and workforce resources
and a nationally recognized digital inclusion initiative. The commercial retail space, such as a
food store, will provide an important community amenity and ongoing rental income to support
JCHA’s broader efforts. The Department of Development, Modernization and Sustainability
anticipates that New Market Tax Credits will a potential source of funds in the anticipated
development budget to support these additions to the proposed budget. Therefore, we
recommend adoption of this enhanced Vision, which will be described in the upcoming
procurement process this spring.

Because no funds are needed to be awarded for this Resolution and therefore no Certificate of
Funds is required.
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RESOLUTION AUTHORIZING JCHA TO PROMULGATE A RIGHT OF
RETURN POLICY FOR HOLLAND GARDENS RESIDENTS TEMPORARILY
RELOCATED DUE TO REVITALIZATION, THAT STRENGTHENS AND
SUPPLEMENTS EXISTING RIGHTS UNDER FEDERAL AND STATE LAW
AND TO INCORPORATE SUCH POLICY INTO THE HOLLAND GARDENS
RELOCATION PLAN JCHA IS MANDATED TO SUBMIT TO HUD FOR
REVIEW AND APPROVAL UPON THE SELECTION OF A FUTURE
DEVELOPMENT PARTNER

WHEREAS, Holland Gardens (the “Property”) is a public housing complex owned
by the Jersey City Housing Authority (JCHA) comprised of five low-rise brick garden
apartment buildings, consisting of 192 “family” designated Annual Contributions Contract
(ACC) units in the “Neighborhood District” of the Jersey Avenue Light Rail
Redevelopment Plan within Ward E of the City of Jersey City (the City) and in close
proximity to Route 139 and the Holland Tunnel; and

WHEREAS, the Property was designed and built in the early 1940’s when the
Holland Tunnel was less than twenty (20) years old and traffic patterns and congestion had
less impact on residents’ quality of life; and

WHEREAS, due to the Property’s physical condition and aging mechanical
systems, it has become increasingly difficult and costly to maintain, rendering it nearly
obsolete; and

WHEREAS, the buildings’ age and condition have resulted in decreased quality of
life for residents of Holland Gardens; and

WHEREAS, pursuant to the requests of its residents and the Holland Gardens’
Resident Counsel to address short term and long-term physical, mechanical and
environmental deficiencies at Holland Gardens, the JCHA Executive Director and her
Executive Staff implemented a comprehensive project plan which included immediately
addressing necessary repairs and adopting a comprehensive visioning process for the
purpose of engaging residents and stakeholder input in order to strategize long term
rehabilitation and redevelopment goals; and

WHEREAS, as part of the visioning process, Kitchen & Associates (Kitchen)
compiled data it received from residents during organized charrettes to develop a Visioning
Plan based on resident input and in conformity with the City’s Jersey Avenue Light Rail
Redevelopment Plan Area; and

WHEREAS, The proposed redevelopment vision commits to a one-for-one
replacement of the 192 public housing units under Section 9 of the Housing Act of 1937,
as ACC units to ensure there is no net loss of the existing affordable housing units or change
in subsidy type; and




WHEREAS, proper redevelopment of Holland Gardens will require complete
demolition of the Property, and relocation of its residents in accordance with the Uniform
Relocation Act, 42 U.S.C. 4601 et seq.(URA); and

WHEREAS, the JCHA is committed to maintaining tenancy rights and protections
for residents that both strengthen and supplement relocation rights already provided by
federal and state statute, HUD regulation and periodic notices; and

WHEREAS, pursuant to the requests of the Holland Gardens’ residents and its
Resident Counsel, the JCHA will establish a Right of Return Policy for the residents of
Holland Gardens temporarily relocated due to the planned revitalization of the Property
which shall be incorporated into the Relocation Plan JCHA is required to submit to HUD
for review and approval once a development partner is selected; and

WHEREAS, no Certificate of Funds is necessary to approve this Resolution.

NOW THEREFORE BE IT RESOLVED that the JCHA hereby adopts a Right
of Return Policy for the residents of Holland Gardens temporarily relocated due to planned
revitalization of the Property to be incorporated into the Relocation Plan JCHA is required
to submit to HUD for review and approval once a development partner is selected that:

1. Establishes a clear date of residents’ eligibility for right of return, which shall
be the date of the selection of a development partner for the Property and shall
apply to any person legally residing at the property at any point on or after that
date.

2. Establishes guidelines under which residents are eligible to return to the
completed project which maintains each resident’s eligibility as long as he or
she is not in violation the terms of his or her lease, and/or has not been evicted
from his or her temporary unit for good cause during the relocation period.
“Good cause” shall be defined as any violation of the JCHA’s Admissions and
Continued Occupancy Policy (ACOP) or the JCHA’s Administrative Plan
during the relocation period that results in a lease termination or loss of subsidy.
Notwithstanding the foregoing, if a relocated resident’s Section 8 subsidy
ceases due to an increase in income for more than six months pursuant to 24
CFR 982.455, that relocated resident shall still maintain her right to return to
the completed project.

3. Establishes that the JCHA and its future development partner must offer current
Holland Gardens’ households at the date of selection of a development partner
a lease for a unit that is the appropriate size as set forth in the ACOP in the
completed project and such lease may not be denied except for “good cause” as
defined in preceding paragraph.

4. Establishes that all rights afforded to each Holland Gardens household in
accordance with the ACOP, URA, and New Jersey Anti-Eviction Act shall be
maintained throughout the relocation period and until return to the completed
property.




10.

11

12.

13.

14.

Establishes that a returning resident will not be ineligible to return to the
completed project on the basis of a requested reasonable accommodation for
their unit.

Establishes that the JCHA and its future development partner shall not re-screen
returning residents for income eligibility, income targeting or credit history to
determine whether the relocated head of household and other members of the
household are entitled to return to the completed project. Notwithstanding the
foregoing, the JCHA must verify income for the purpose of establishing the
new tenancy and calculating tenant’s portion of the rent.

Bars the establishment of any criminal background requirement more stringent
than JCHA policy in order to return to the completed project

Bars the establishment of credit or drug screening requirements more stringent
than JCHA policy in order to return to the completed project.

Establishes that Tenant Account Receivables and outstanding balances for
money owed by relocated Holland Gardens residents, other than for money due
and outstanding as a result of non-payment of tenant’s portion of rent, shall not
constitute good cause for denial of return to the completed project, provided
that the relocated resident enter into a re-payment agreement with the JCHA for
those non-rent outstanding balances.

Establishes that relocated Holland Gardens’ residents will have the same tenant
protections afforded under the ACOP, including notice and informal hearing
processes at the time of the new leasing process.

. Establishes that JCHA will transfer the security deposits paid by residents for

the public housing unit to the new unit upon the tenant’s return to the complete
project and relocated residents will not be charged an additional or adjusted
security deposit.

Establishes that a Head of Household with relocation rights shall have the right
to transfer her relocation preference to another household created as a result of
an authorized unit split.

Establishes that the Tenant’s portion of the rent upon returning to the completed
project shall remain 30% of household income or minimum rent in accordance
with the ACOP, the established Flat Rent if the tenant so elects in accordance
with the ACOP or, if the family income exceeds the over-income limit for two
consecutive years under the federal Housing Opportunity Through
Modernization Act of 2016 (HOTMA), the appropriate monthly rent as set forth
in the ACOP.

Requires that JCHA hold quarterly meetings with residents at the Holland
Gardens site or other accessible site that are accessible to residents who are
limited-English proficient or otherwise disabled, and such meetings will be




“live-streamed” and become part of the ongoing public record of community
engagement.

15. Requires adherence by the JCHA to all URA standards for dislocated persons
including temporary housing, moving costs and assistance (including security
deposit loans), and individual relocation counseling.

16. Requires adherence by the JCHA to URA protocols regarding appeals and
grievances wherein residents are allowed to appeal in writing if they disagree
with the determination of whether they qualify as displaced and/or with the
amount of relocation assistance for which they are eligible.

Dated: October 2, 2019

COMMISSIONERS Motion 2" AYE _NAY Absent Abstention
J. Dublin v~ }
H. Fuentes v’
A. Herbold P L
R. Jones LV
F. Kitchens \/ v
A. Abdullah VvV
R. Mukherji :
I hereby certify that the hereinabove Resolution accurately memorializes the
Resolution of the Board of Commissioners of the Housing Authority of the City
of Jersey City as presented at its meeting of October 2, 2019 in the presence of a
legally binding quorum.

Vivian Bfady-Phillips
Executive Director Secretary

SEAL




Date: October 3, 2019

To: JCHA Board of Commissioners

From: Vivian Brady-Phillips, JCHA Executive Director
Stephen Cea, Director of Development

Subject: Resolution Authorizing JCHA to Promulgate a Right of Return Policy for
Holland Gardens Residents Temporarily Relocated Due to Revitalization

The purpose of this memorandum is to provide support for the proposed Resolution
Authorizing the Jersey City Housing Authority to promulgate a Right of Return Policy for
the residents of Holland Gardens who will be temporarily relocated due to planned
revitalization. Although these residents will not be relocated until fall of 2021, it is
important for the JCHA to set forth the principles that will guide the planned relocation
and provide tenants with assurance of their right to return to the redeveloped property

In developing a Right to Return Policy, the JCHA considered HUD guidance and that of
tenant and housing advocacy organizations to establish a ‘best practice” approach that not
only meets the requirements and standards of applicable federal and state law, such as the
Uniform Relocation Act, 42 U.S.C. 4601 et seq., but strengthens and supplements those
rights by defining and delineating JCHA’s objectives and obligations. Specifically, the
JCHA analyzed HUD’s policy under Rental Assistance Demonstration (RAD) program,
reviewed concerns regarding protection of tenant rights raised by the National Low Income
Housing Coalition, the National Housing Law Project and other advocacy organizations,
and studied different approaches taken by other PHA’s to temporarily relocate and return
public housing residents. Most importantly, the JCHA has sought to address the concerns
raised by Holland Gardens’ residents at the seven public meetings held to date.

HISTORY

Holland Gardens (the “Property”) is a public housing complex owned by the JCHA
comprised of five low-rise brick garden apartment buildings, consisting of 192 “family”
designated Annual Contributions Contract (ACC) units in the “Neighborhood District” of
the Jersey Avenue Light Rail Redevelopment Plan within Ward E of the City of Jersey City
(the City) and in close proximity to Route 139 and the Holland Tunnel.

The Property was designed and built in the early 1940’s when the Holland Tunnel was less
than twenty (20) years old and traffic patterns and congestion had less impact on residents’
quality of life. Due to the Property’s physical condition and aging mechanical systems, it
has become increasingly difficult and costly to maintain, rendering it nearly obsolete. The
buildings’ age and condition have resulted in decreased quality of life for residents of
Holland Gardens.



Resolution Authorizing JCHA to Promulgate a Right of Return Policy for Holland
Gardens Residents Temporarily Relocated Due to Revitalization
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Pursuant to the requests of its residents and the Holland Gardens® Resident Counsel to
address short term and long-term physical, mechanical and environmental deficiencies at
Holland Gardens, the JCHA Executive Director and Executive Staff implemented a
comprehensive project plan which included immediately addressing necessary repairs and
commencing with a comprehensive visioning process for the purpose of engaging residents
and stakeholder input in order to strategize long term rehabilitation and redevelopment
goals. As part of the visioning process, the JCHA procured design firm Kitchen &
Associates, LLC (Kitchens) to lead a series of six resident-focused meetings and charrettes
in order to develop a Visioning Plan based on resident input and in conformity with the
City’s Jersey Avenue Light Rail Redevelopment Plan Area.

From the outset, the proposed redevelopment vision commits to a one-for-one replacement
of the 192 public housing units under Section 9 of the Housing Act of 1937, as ACC units
to ensure there is no net loss of the existing affordable housing units or change in subsidy
type. Because proper redevelopment of Holland Gardens will require complete demolition
of the Property, its residents will be relocated in accordance with the Uniform Relocation
Act, 42 U.S.C. 4601 et seq. (URA) with the expectation that they will return to the
redeveloped Property.

Therefore, the JCHA seeks to establish a comprehensive Right of Return Policy for the
residents of Holland Gardens temporarily relocated due to planned revitalization of the
Property. If adopted, the JCHA will incorporate this Right to Return Policy into the
Relocation Plan JCHA will submit to HUD for review and approval once a development
partner is selected.

PROGRAM

The JCHA is committed to developing a new Holland Gardens for its current residents.
This commitment will require a temporary relocation program that:

Keeps the relocated residents informed of the relocation process and their choices;
Maintains a forum for relocated resident to raise concerns throughout the relocation
process;

Designs a program that addresses relocated residents’ needs;

Keeps the relocated residents informed of the progress of redevelopment;

Ensures that the JCHA adheres to federal, state, and local requirements;

Enables relocated residents to return to the redeveloped property by clearly establishing
their rights and responsibilities as well as JCHA’s continued obligations.

N —

A

In order to achieve these fundamental goals, the initial step is to establish a Right to Return
Policy that will be incorporated into the Relocation Plan that must be submitted to HUD
for approval prior to commencement of relocation and\or submission to HUD for Demo-
Dispo approval.



Resolution authorizing JCHA to Promulgate a Right of Return Policy for Holland
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Among other enumerated rights, the proposed Right of Return has key elements that
address Holland Garden’s residents’ concerns, and the concerns of other stakeholders.
These elements include:

1. Relocated Residents Will Be Entitled to a Lease in the Redeveloped Property
Absent Good Cause. The proposed resolution establishes clear guidelines under
which residents will be eligible to return to the completed project. Specifically,
the proposed policy maintains each resident’s eligibility as long as he or she is
not in violation the terms of his or her lease, and/or has not been evicted from his
or her temporary unit for good cause during the relocation period. “Good cause”
shall be defined as any violation of the JCHA’s Admissions and Continued
Occupancy Policy (ACOP) or the JCHA’s Administrative Plan during the
relocation period that results in a lease termination or loss of subsidy.

2. A Commitment Not to Rescreen Resident and Adherence to Public Housing
Tenant Protections. The proposed resolution establishes that the JCHA and its
future development partner shall not re-screen returning residents for income
eligibility, income targeting or credit history to determine whether the relocated
head of household and other members of the household are entitled to return to
the completed project. The proposed resolution also bars the establishment of any
criminal background, credit or drug screening requirements more stringent than
JCHA policy in order to return to the completed project

3. Repayment of Qutstanding Tenant Account Receivable Balances Will Not
Bar the Right to Return. The proposed resolution establishes that Tenant
Account Receivables and outstanding balances for money owed by relocated
Holland Gardens residents, other than for money due and outstanding as a result
of non-payment of tenant’s portion of rent, shall not constitute good cause for
denial of return to the completed project, provided that the relocated resident
enter into a re-payment agreement with the JCHA for those non-rent outstanding
balances.

4. Income-based Affordable Rents. The proposed resolution establishes that the
Tenant’s portion of the rent upon returning to the completed project shall remain
30% of household income or minimum rent in accordance with the ACOP, or
established Flat Rent pursuant to the JCHA ACORP if the tenant so elects. Tenants
subject to HOTMA will have the same rights as they do under public housing as
set forth in the ACOP.

These elements of the proposed Right to Return Policy are of utmost concern to the
Holland Gardens’ residents, the Holland Gardens’ Resident Counsel, and other
stakeholders. These incorporated elements should help residents understand the
JCHA'’s strong commitment to ensuring that residents temporarily relocated will be
welcomed back to the redeveloped Property if they wish to return.



	1 ADDENDA RFQ Holland Gardens
	2 RFQ Holland Attendance 8-24
	3 Item #11 Resolution to authorize JCHA explore-develop. homeownership component(s) various rental property as part of adopted Holland Gardens vision plan_
	Item #11 Resolution to amend Holland Gardens Revitilazation vision to include affordable ownership library Rece  comm. space_
	Item 15 Resol. authorize JCHA to promulgate a right to return policy for Holland Gardens residents_

