


PHA Maintenance Policy and Procedures

2.3 PREVENTIVE MAINTENANCE POLICIES AND PROCEDURES CONT.

3.

Plymouth Housing Maintenance will be responsible for some items
and qualified sub-contractors will be used also under the supervision
of the Maintenance Department

Preventive Maintenance contracts will be arranged through the
Modernization Department for maintenance and service of Elevators,
HVAC systems, Boilers, trash removal, extermination and other
services as required

Work orders will be generated for all scheduled maintenance work
items

D. Vehicle Equipment Maintenance

1.

1o

The Plymouth Housing Authority has developed a policy and
procedures to ensure all vehicles, tools and equipment are
maintained for safety, proper operation and longer useful life

A Preventive Maintenance Schedule and checklist has been created
for all vehicles, tools and equipment listing item, frequency and
procedures

A work order and checklist is generated for each vehicle monthly
Work orders for Tools and equipment are grouped together and a
checklist is provided

E. Pest Control

1.

The Plymouth Housing Authority will make all efforts to provide a
healthy and pest free environment for its residents. The Authority
will determine which, if any, pests infest its properties and will then
provide the best possible treatment for the eradication of the pests.
All residents will be informed at least 48 hours before treatment. The
notification will be in writing and will include instructions that
describe how to prepare the unit for treatment.
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PHA Maintenance Policy and Procedures

2.3 PREVENTIVE MAINTENANCE POLICIES AND PROCEDURES CONT

F. Life Safety Systems
1. The Plymouth Housing Authority has a comprehensive program for

the maintenance and testing of life safety systems to ensure that
they will be fully functional in the case of an emergency. The
Maintenance Supervisor shall be responsible for the scheduling,
testing and servicing of this equipment. All testing reports are sent to
the Fire Department. Life Safety Systems are included on the
Preventive Maintenance Schedule with item, frequency and
procedure. Equipment listed below:
i. Fire Alarm systems and panels
ii. Fire extinguishers
iii. Building Sprinklers
iv. Fire Pumps
v. Backup Generators
vi. Emergency Lighting
vii. Smoke detectors/CO detectors

G. Elevators
1. The Plymouth Housing Authority has a program that ensures all

elevators are maintained monthly by a qualified contractor and are
inspected yearly by The Commonwealth of Massachusetts.

H. Preventive Maintenance Schedule-components

1

O s b I

Property/Site
Building Exteriors
Building Systems
Common Areas
Dwelling Units
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Plymouth Housing Authority
Preventive Maintenance Schedule

Property/Site

ltem Description Frequency | Scheduled
— Inspect and rgpair all fencing and gates, Yearty July
repaint any as needed
Retsining walls Inspect all retai.ning walls_, Iool_dng for Yearly fuly
cracks, leaning, deterioration,
Inspect all walks for cracks, Twice
Walkways/Sidewalks | deterioration, safety hazards, damage to Yisairly April
curbs- repair any issues, repaint curbs
Inspect all areas for pot holes, cracks,
Driveways/Parking deterioration, faded Twice April
Lots line/directional/informational markings- Yearly pri
repair/repaint any issues
Inspect all project, address, parking, HC
Bheris signs and posts—_repair/replace d.amaged Vel foily
or faded signs/posts- repaint
Building Address Number- Clear
Inspect all storm drains for proper
Drairme drainage, grates undamaged and even Twice Al
with surface-Clean catch basins/ pipes as Yearly
needed
Downspout/area Inspect to make sure drains are clear Twice i
. . . April/ Oct.
drains and flowing properly-clear pipes yearly
Inspect all exterior steps, ramps and Twice
Steps/Ramps/Railings | railings for deterioration, rot or damage- Yearly May/Oct.
repair/replace/repaint as needed
Window Wells Inspect for damage, s.standing water or Twice April /Oct.
debris Yearly
Check all parking lot, driveway, and
building lights for proper operation, February
Exterior lighting adjust timers as needed, check 4 Times April
photocells for proper operation, check a Year June
poles for damage, replace bulbs as September
needed
Inspect sites for broken/dead limbs or . :
. . Twice 5
Trees trees, inspect for limbs April/ Oct.
Yearly

touching/overhanging building
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Plymouth Housing Authority

Preventive Maintenance Schedule

Property/Site

ltem Description Frequency | Scheduled
. Inspect cor?dl.t|on of fgncmg and gates- Twice April/Oct.
painting, repair, adjust Yearly
i Inspect condition of enclosure and gate- Twice
Utility Enclosures . . . May/Nov.
secure, paint, repair, remove vegetation Yearly
Repair plowing damage, Aerate, reseed,
o lime and fertilize lawns-—fuil any dips or low Yestly Wik
areas, check for drainage away from
buildings
iraation Inspect: Controller, pump, sprinklers, Twice May/Nov.

zone valves for proper operation

Yearly
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Plymouth Housing Authority

Preventive Maintenance Schedule

Building Exterior

ltem Description Frequency | Scheduled
Inspect for Damaged:
frames/thresholds/trim - hardware/locks — .
i Twice
Doors surface(holes/paint/rust/glass) — vesH Apr. Nov.
deteriorated/missing caulking/weather- y
stripping — proper closing and catching
i t for: k , deteriorati Twi
Boifdationg nspect for: Cracks/gaps, deterioration or wice My Now.
damage Yearly
Inspect for: working lights, damage to
bt y : . Feb. May
Lighting fixture, photo cell/ timer operating Quarterly
: Aug. Nov.
correctly, ample light for area
Inspect for Damaged or missing: Facias,
soffits, rake trim- roof vents, soffit vents- i
. ; ¢ Twice May
Roofs drains/scuppers-flashings- shingles- flat
; ) . Yearly Nov.
roofing-ponding-flashings-exhaust fans-
excessive wear
- I.ns.pect for: leaning-chimney <?ap. ruste.d Twice May
Chimneys missing/damaged- damaged/missing bricks
. o Yearly Nov.
or mortar-flashing loose/missing -
Inspect gutters for: pitch, attached securely
and proper draining-overflow-paint- no
- : .
RTa—— leaks at joints or ends nsp_ec-t Twice May
DoWnspouts Downspouts for: attached to building Year] Nov
3 securely-attached to gutter outlet-clear- y '
damage-splash blocks or extensions -
pooling near building-
Inspect walls for any leaning, bowing,
cracking or bulging- Inspect siding properly
- attached, no mold or mildew, no
. . fir _
Exterior Walls r;ﬁlsr:”g{:: ”;ifi‘:g;zch d\s:lalzefso(r)' rr::;rs?nor THIEs ik
g P Y g Yearly Nov.

bricks, spalling or crumbling- cracks, loose,
soft or missing mortar joints- condition of
paint or stain —
insect damage/presence
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Plymouth Housing Authority
Preventive Maintenance Schedule

Building Exterior

ltem Description Frequency | Scheduled

Inspect for: broken, fogged or cracked
panes — Damaged sills, casings, sash or

. . _, Twi M
Windows jambs — missing/damaged screens — wiee Y
. : . Yearly Nov.
condition of paint/stain —
Insect damage/decay/rot
Inspect for: Rotted/damaged decking or
structure-Railings secure - Condition of
popcbssand Dapls Pa_mt on railings, ceiling, trim and other Twice May
painted areas — Insect Damage — Proper Yearly Nov.

flashing at wall — Cracks or damage on
concrete floors — corrosion of iron fittings




Plymouth Housing Authority
Preventive Maintenance Guide Schedule

Building Systems

Item Description Frequency | Scheduled
Leaking, Ventilation, Pressure relief, .
. Twice Feb.
Domestic Water valves operable, temperature, shut off
Yearly Aug.
valves operable,
Blocked access/improper storage, burnt
) Breakers, evidence of leaks/corrosion, Twice Feb.
Electrical systems ..
Missing Covers/knockouts or any gaps, Yearly Aug.
Electrical Closet doors secure
Monthly maintenance performed by
Elevators Licensed Contractor-State Inspection Monthly
performed yearly
Testing by Licensed Contractor-all
devices, panels and other components
. . tested yearly
e z:::;c:lon- Local smoke and CO detectors Yearly
inspected by PHA twice yearly -yearly
battery replacement
Fire Protection-
Sprinklers and Fire Testing by Licensed Contractor Yearly
Pumps
Fire Protection- Fi ; .
e r.o ec. on-ire Testing by licensed Contractor Yearly
Extinguishers
Twice yearly maintenance by Licensed Twice
Generators Contractor- Yearly
Visual inspection weekly by PHA
Preventative Maintenance performed Yearly
HVAC-boilers yearly by licensed contractor
HVAC- Air Clean/replace filters, Clear drain lines,
Yearly

Conditioning

Inspect Condensers and Air handlers
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Preventive Maintenance Guide Schedule

Plymouth Housing Authority |

Building Systems

Iltem Description Frequency | Scheduled
Septic systems Pump Tank, clean zabel filter Yearly May
I t pumps, clean float
Sewerage ns-pec RAEHE, 8 HEHl Yearly by
; pit, clean over flow grate, check August
Pumps/Pits Contractor
alarm and controls
. I f er operation-
Security Systems nSp?Ct. o Ble20Uae SrEheek Yearly August
for missing or damaged components
I tf ion-
CaprErs SYSESH nspe:c ‘ or proper operation-Check Monthly
for missing or damaged components
Intercom Systems Inspect for proper operation-Test Twice Yearly Feb. / Aug.
Inspected
Backflow Preventers P by Plymouth Water Yearly
Department
Fire S io . i
L Semiannual Inspection and
System maintenance by Licensed Contractor Yeany
Northfield Kitchen y
Inspect for: proper operation, leaks,
Trash Compactors damage to equipment, sensors Monthly
clean, operational, pests, cleanliness
Odor Control Inspect for: proper operation, fluid in
. Monthly
Systems containers, spray nozzles clean
Inspect for: proper operation, debris Feb
Sump Pumps screen clean, drain hose clear, Twice Yearly Aug.

alarms operable
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Plymouth Housing Authority
Preventive Maintenance Guide Schedule

Common Areas

[tem Description Frequency | Scheduled

Inspect for: Doors/Frames damaged —

Proper operation of locks - automatic

Lobby/ Entrance areas door openers and controls operable - Monthly

closers functioning- Damage to mail
boxes

Inspect for: overhead door
secure/operable- all flammables in fire Twice Jan.
proof cabinet - water stains/mold — Yearly Oct
Garbage/debris -

Basements/Garage

Inspect for: Door/lock secure - no items
stored inside — Electrical panels clear — Twice lan.
missing covers, knockouts, breakers or Yearly Oct

gaps in electrical closets

Closet/Utility/Mechanical

Inspect for: Damage to machines - leaks

Laundry Areas - dryer vents clean/hoses attached — istler .
. . . Yearly Oct
drain hoses secure in drain pipe -
Inspect for: Doors and closers operable
Trash Collection Areas - trash doors close tightly/e?ll hardware Weekly
operable — pests — cleanliness —no
loose trash
i Inspect For: Damage to furniture -
Gamamunity Ream cleanliness of room/furniture — debris - Weekiy
Inspect for: Damaged/missing
. . handrails/side rails — Damaged/loose Twice Jan.
Hiallsy Ganridmssditaii: stair treads — Clear egress — Exit signs — Yearly Oct
Tripping Hazards
Inspect for: Faucet/pipes leaking —
dishwasher/garbage disposal operable
. — Counter tops damaged — Ran:!ge/ra nge Twice Jan.
Kitchen hood, clean/operable — refrigerator Vearly Oct
clean/operable/missing/damaged parts
— pests — Odors — Cabinets missing or
damaged — Drains clear
Twice Jan.

Storage Inspect for: Excessive/ flammable items

Yearly Oct
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Plymouth Housing Authority
Preventive Maintenance Guide Schedule

Common Areas

ltem Description Frequency | Scheduled
Office Inspect for damage to windows, doors, Twice Jan.
flooring, electrical Yearly Oct.
Inspect for: Faucet/pipes leaking — All
drains clear -
Restrooms Toilet Flushing, seat secure and tight to Weekly
the floor — GFCl operable — Clean — Trash
barrel present
Inspect for: missing/broken cover plates
Common Electrical — broken/missing outlets or switches — Weekly
broken/missing light fixtures or lenses -
Inspect for: Damage to floors-
Bulging/buckling — Missing floor tiles or
Common Flooring baseboards — Tripping Hazards — Secure Weekly
transition strips — Stains/mold - need of
wax — cleaning of carpets —worn areas -
Inspect for: Missing/Damaged ceiling
T _— tiles and grid — Holes, cracks, peeling Twice Jan.
paint — Water stains/mold — Yearly Oct.
Bulging/buckling — condition of paint -
Inspect for:
Damagg/holes/s_cratches/dents - Twice faim
Common Walls condition of paint — damage to
2 Yearly Oct
wallpaper/borders — damage to trim -
water stains
Inspect for: Damaged surface holes,
paint, rust — Damage to frames/trim — :
Damage to locks/closers/magnetic TwiEe Jan.
Common Doors \ . Yearly
catches/ - proper alignment and closing Oct
— proper operation of locks —
Inspect for: Proper alignment, fit, and
. operation — all hardware present and Twice Jan.
Common Windows .. .
functioning — locking — movement of Yearly Oct

sash-Water stains/signs of leaking
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Plymouth Housing Authority
Preventive Maintenance Schedule

Common Areas

ltem Description Frequency | Scheduled
Inspect for: Cleanliness of heating units,
ComioR LIAC grilles, fins - .fan mot(_ars, check for leaks Twice April
- condition of paint on cover or Yearly Oct

baseboard — thermostat working - filter

27




PHA Maintenance Procedures and Policies

F.

DEFERRED MAINTENANCE POLICY AND PROCEDURES

Deferred Maintenance work items are repairs, upgrades or maintenance that
must be postponed due various reasons. Emergency work items cannot be
included in the Deferred Maintenance plan. Items on the Deferred Maintenance
list are smaller projects that would not be included in the CIP. The purpose of the
Deferred Maintenance plan is to ensure work items do not go uncompleted.

a. Reasons work items are deferred

1.

vk wnN

Funds not available

Seasonal constraints

Coordination with sub-contractors
Manpower

Grouping items by location, task or trade

b. How Deferred Maintenance items are identified

1.

2
3.
4

Annual inspection of Units

. Scheduled inspections of buildings and sites

Work orders requested by tenants

. Preventative Maintenance

c. A Deferred Maintenance work order will be generated with the
information below when an item is deferred

1.

©®NOU A WN

Priority

Date added to Deferred Maintenance list
Site or unit number

Iltem description

Reason deferred

Original work order number

Projected cost

Time and materials needed to complete
. Forecasted date of completion

10 The Maintenance Supervisor will receive the deferred work

orders

d. Deferred maintenance work orders are reviewed with the Executive

Director,

Modernization Department and Maintenance Supervisor to

schedule completion as soon as possible



PLYMOUTH HOUSING AUTHORITY Annual Plan 2026 Draft revised for Hearing

Annual Operating Budget

The tables on the following pages show the approved budget and actual income and spending per budget
account (row) for the fiscal year ending 12/31/2025. It also shows the approved budget for the current year
(2026) if there is one, and the percent change from last year’s spending to this year’s approved budget. The final
column shows the current approved amount for each account divided by the number of housing units and by 12
months to show the amount per unit per month (PUM). The chart does not show a draft budget for the coming
fiscal year as that will typically be developed in the final month of the fiscal year.

The budget format and accounts are mandated by the Executive Office of Housing and Livable Communities
(EOHLC). For a better understanding of the accounts and discussion of special situations see the notes following
the budget tables and the “Definitions of Accounts” at the end of this section.

The LHA maintains a consolidated budget (400-1) for all state-aided 667 (Elderly), 200 (family), and 705
(scattered site family) developments owned by the LHA. It does not maintain separate budgets for each
development.

Operating Reserve

The LHA’s operating reserve is the amount of funds that an LHA sets aside to sustain itself during lean years, or
to remedy urgent health and safety concern or address deferred maintenance items. In addition, while EOHLC
approves a fixed non-utility operating budget level for every LHA (called the Allowable Non-Utility Expense Level,
or ANUEL), LHAs can propose a budget that exceeds that level, with the additional cost to be funded from the
Operating Reserve, as long as the reserve will still remain above the minimum threshold set by EOHLC.

EOHLC defines a full (100%) Operating Reserve (OR) amount to be equal to one-half of the previous year’s
operating expenses and requires LHAs to maintain a minimum OR of 35% of this amount to cover any unplanned
but urgent needs that may arise during the year and that can’t be funded by the operating budget. If the reserve
is between 20% and 35% of the full level, the LHA must obtain prior written approval from EOHLC to spend
reserve funds, unless the expense is to resolve a health and safety issue. If the reserve is below the 20% level,
the LHA can only spend OR funds on health and safety issues. In both cases, the LHA should address the health
and safety issue immediately but must retroactively inform EOHLC and obtain its approval.

The PLYMOUTH HOUSING AUTHORITY operating reserve at the end of fiscal year 2025 was $0.00, which is 0.00%
of the full reserve amount defined above.

9/30/2025 Sec. 4.1 - Annual Operating Budget Page 1 of 13



PLYMOUTH HOUSING AUTHORITY

Annual Plan 2026

Draft revised for Hearing

Consolidated Budget (400-1) for all state-aided 667 (Elderly), 200 (family), and 705 (scattered site family) developments owned
by PLYMOUTH HOUSING AUTHORITY
REVENUE
2026
2025 2025 Actual 2026 % Change Dollars
Approved Amounts Approved from 2025 Budgeted

Account Revenue Received Revenue Actual to Per Unit per
Number | Account Class Budget Budget 2026 Budget Month
3110 Shelter Rent -Tenants 1,495,000.00 1,539,756.00 1,555,000.00 1.00% 549.08
3111 Shelter Rent - Tenants - 0.00 0.00 0.00 0.00%

Fraud/Retroactive 0.00
3115 Shelter Rent -Federal Section 8\MRVP 0.00 0.00 0.00 0.00%

One-time Leased up Rev. 0.00
3190 Nondwelling Rentals 0.00 0.00 0.00 0.00% 0.00
3400 Administrative Fee - MRVP 0.00 0.00 0.00 0.00% 0.00
3610 Interest on Investments - Unrestricted 22,000.00 43,551.00 40,000.00 -8.20% 14.12
3611 Interest on Investments - Restricted 0.00 0.00 0.00 0.00% 0.00
3690 Other Revenue 41,880.00 41,561.00 32,880.00 -20.90% 11.61
3691 Other Revenue - Retained 60,000.00 154,056.00 35,000.00 -77.30% 12.36
3692 Other Revenue - Operating Reserves 0.00 0.00 0.00 0.00% 0.00
3693 Other Revenue - Energy Net Meter 0.00 0.00 0.00 0.00% 0.00
3801 Operating Subsidy - EOHLC (4001) 284,183.00 218,418.00 548,419.00 151.10% 193.65
3802 Operating Subsidy - MRVP Landlords 0.00 0.00 0.00 0.00% 0.00
3803 Restricted Grants Received 0.00 0.00 0.00 0.00% 0.00
3920 Gain/Loss From Sale/Disp. of Prop. 0.00 0.00 0.00 0.00% 0.00
3000 TOTAL REVENUE 1,903,063.00 1,997,342.00 2,211,299.00 10.70% 780.83

9/30/2025 Sec. 4.1 - Annual Operating Budget
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PLYMOUTH HOUSING AUTHORITY

Annual Plan 2026

Draft revised for Hearing

Consolidated Budget (400-1) for all state-aided 667 (Elderly), 200 (family), and 705 (scattered site family) developments owned
by PLYMOUTH HOUSING AUTHORITY
EXPENSES
2026
2025 2025 Actual 2026 % Change Dollars
Approved Amounts Approved from 2025 Budgeted

Account Revenue Received Revenue Actual to Per Unit per
Number | Account Class Budget Budget 2026 Budget Month
4110 Administrative Salaries 253,292.00 212,209.00 274,196.00 29.20% 96.82
4120 Compensated Absences 0.00 66,741.00 0.00 -100.00% 0.00
4130 Legal 7,000.00 12,723.00 15,000.00 17.90% 5.30
4140 Members Compensation 7,200.00 7,541.00 8,300.00 10.10% 2.93
4150 Travel & Related Expenses 2,470.00 0.00 2,375.00 100.00% 0.84
4170 Accounting Services 22,200.00 21,600.00 22,200.00 2.80% 7.84
4171 Audit Costs 6,250.00 4,199.00 6,315.00 50.40% 2.23
4180 Penalties & Interest 0.00 0.00 0.00 0.00% 0.00
4190 Administrative Other 141,802.00 74,548.00 146,625.00 96.70% 51.77
4191 Tenant Organization 1,416.00 3,307.00 1,416.00 -57.20% 0.50
4100 TOTAL ADMINISTRATION 441,630.00 402,868.00 476,427.00 18.30% 168.23
4310 Water 118,890.00 104,690.00 125,522.00 19.90% 44.32
4320 Electricity 201,246.00 232,718.00 259,122.00 11.30% 91.50
4330 Gas 144,594.00 131,445.00 148,344.00 12.90% 52.38
4340 Fuel 2,400.00 0.00 2,400.00 100.00% 0.85
4360 Net Meter Utility Debit/Energy 0.00 154,056.00 0.00 -100.00%

Conservation 0.00
4390 Other 1,500.00 0.00 1,500.00 100.00% 0.53
4391 Solar Operator Costs 88,000.00 37,666.00 100,000.00 165.50% 35.31
4392 Net Meter Utility Credit (Negative -88,000.00 -191,722.00 -100,000.00 -47.80%

Amount) -35.31
4300 TOTAL UTILITIES 468,630.00 468,853.00 536,888.00 14.50% 189.58

9/30/2025 Sec. 4.1 - Annual Operating Budget
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PLYMOUTH HOUSING AUTHORITY

Annual Plan 2026

Draft revised for Hearing

Consolidated Budget (400-1) for all state-aided 667 (Elderly), 200 (family), and 705 (scattered site family) developments owned
by PLYMOUTH HOUSING AUTHORITY
EXPENSES
2026
2025 2025 Actual 2026 % Change Dollars
Approved Amounts Approved from 2025 Budgeted
Account Revenue Received Revenue Actual to Per Unit per
Number | Account Class Budget Budget 2026 Budget Month
4410 Maintenance Labor 322,802.00 295,139.00 332,394.00 12.60% 117.37
4420 Materials & Supplies 57,608.00 68,598.00 66,473.00 -3.10% 23.47
4430 Contract Costs 164,500.00 211,572.00 188,500.00 -10.90% 66.56
4510 Insurance 71,800.00 91,906.00 106,354.00 15.70% 37.55
4520 Payment in Lieu of Taxes 3,100.00 3,037.00 3,300.00 8.70% 1.17
4540 Employee Benefits 312,993.00 263,282.00 347,807.00 32.10% 122.81
4541 Employee Benefits - GASB 45 0.00 3,080.00 0.00 -100.00% 0.00
4542 Pension Expense - GASB 68 0.00 -169,303.00 0.00 -100.00% 0.00
4570 Collection Loss 3,000.00 16,850.00 5,000.00 -70.30% 1.77
4571 Collection Loss - Fraud/Retroactive 0.00 0.00 0.00 0.00% 0.00
4580 Interest Expense 0.00 0.00 0.00 0.00% 0.00
4590 Other General Expense 0.00 0.00 0.00 0.00% 0.00
4500 TOTAL GENERAL EXPENSES 390,893.00 208,852.00 462,461.00 121.40% 163.30
4610 Extraordinary Maintenance 66,000.00 34,589.00 33,000.00 -4.60% 11.65
4611 Equipment Purchases - Non Capitalized 16,500.00 16,228.00 21,500.00 32.50% 7.59
4612 Restricted Reserve Expenditures 0.00 0.00 0.00 0.00% 0.00
4715 Housing Assistance Payments 0.00 0.00 0.00 0.00% 0.00
4801 Depreciation Expense 0.00 257,733.00 0.00 -100.00% 0.00
4600 TOTAL OTHER EXPENSES 82,500.00 308,550.00 54,500.00 -82.30% 19.24
4000 TOTAL EXPENSES 1,928,563.00 1,964,432.00 2,117,643.00 7.80% 747.76
9/30/2025 Sec. 4.1 - Annual Operating Budget
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PLYMOUTH HOUSING AUTHORITY

Annual Plan 2026

Draft revised for Hearing

Consolidated Budget (400-1) for all state-aided 667 (Elderly), 200 (family), and 705 (scattered site family) developments owned
by PLYMOUTH HOUSING AUTHORITY

SUMMARY
2026

2025 2025 Actual 2026 % Change Dollars

Approved Amounts Approved from 2025 Budgeted
Account Revenue Received Revenue Actual to Per Unit per
Number | Account Class Budget Budget 2026 Budget Month
3000 TOTAL REVENUE 1,903,063.00 1,997,342.00 2,211,299.00 10.70% 780.83
4000 TOTAL EXPENSES 1,928,563.00 1,964,432.00 2,117,643.00 7.80% 747.76
2700 NET INCOME (DEFICIT) -25,500.00 32,910.00 93,656.00 184.60% 33.07
7520 Replacements of Equip. - Capitalized 21,674.00 21,406.00 0.00 -100.00% 0.00
7540 Betterments & Additions - Capitalized 0.00 0.00 0.00 0.00% 0.00
7500 TOTAL NONOPERATING EXPENDITURES 21,674.00 21,406.00 0.00 -100.00% 0.00
7600 EXCESS REVENUE OVER EXPENSES -47,174.00 11,504.00 93,656.00 714.10% 33.07

9/30/2025 Sec. 4.1 - Annual Operating Budget
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PLYMOUTH HOUSING AUTHORITY Annual Plan 2026 Draft revised for Hearing

Explanation of Budget Accounts

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

3110: Shelter Rent: The shelter rent projection should be based on the current rent roll plus anticipated

changes expected from annual rent re-determinations or as a result of regulatory amendments.

3111: Shelter Rent — Tenants - Fraud/Retroactive: This account should be used for the reporting of total rent

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

3115: Shelter Rent - Section 8: This account applies only to those developments receiving support through

the federal government’s Housing and Urban Development (HUD) Section 8 New Construction and/or
Substantial Rehab Programs.

3190: Non-Dwelling Rental: This account should be credited with the rents, other than tenants rents

reported in line 3110 and 3115, including charges for utilities and equipment, billed to lessees of non-
dwelling facilities as well as apartments rented for non-dwelling purposes, such as social service programs.

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

3610: Interest on Investments — Unrestricted: This account should be credited with interest earned on

unrestricted administrative fund investments.

3611: Interest on Investments — Restricted: This account should be credited with interest earned on

restricted administrative fund investments. For example, an LHA may receive a grant whose use is restricted
to a specific purpose, and the interest income earned on that grant may also be restricted to the same
purpose.

3690: Other Operating Revenues: This account should be credited with income from the operation of the

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

9/30/2025 Sec. 4.2 — Explanation of Budget Accounts Page 6 of 13



PLYMOUTH HOUSING AUTHORITY Annual Plan 2026 Draft revised for Hearing

3691: Other Revenue —Retained: This account should be credited with certain miscellaneous revenue to
be retained by the LHA, and which is not used to reduce the amount of operating subsidy the LHA is due.
The most common examples for this account is receipts for the rental of roof antennas to cell phone

providers and net meter credits earned on electricity bills from Net Meter Power Purchase Agreements
(PPA’s). Generally, surplus LHAs may retain 100% of these savings and deficit LHAs may retain 25% of the
savings, with the 75% balance used to offset its need for operating subsidy. However, for the period
7/1/16 through 6/30/20, all deficit LHAs may keep 100% of the net meter credit savings, while they can
keep 50% effective 7/1/2020.

3692: Other Revenue - Operating Reserves: This account should be credited with funds that LHAs plan to
utilize from their operating reserve accounts in excess of the Allowable Non-Utility Expense Level (ANUEL).

To be approvable, LHA must maintain the EOHLC prescribed operating reserve minimum level after
deducting the amount budgeted. The only exception to this is when the expenses are for health and safety
issues.

3693: Other Revenue — Net Meter: This account should normally be credited with 75% of the total net
meter credit savings realized by a deficit LHA, while surplus LHAs with net meter credit savings would enter

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

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

3802: Operating Subsidy — MRVP/AHVP Landlords:

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

3920: Gain/Loss from Sale or Disposition of Property (Capitalized or Non-Capitalized): The debit or credit
balance of this account represents the following items: a) Cash proceeds from the sale of property that
was either: 1) non-capitalized; or 2) capitalized and has been fully depreciated, and b) Realized gain or loss
from the sale or disposition of capitalized properly that has not been fully depreciated.
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4110: Administrative Salaries: This account should be charged with the gross salaries of LHA personnel

engaged in administrative duties and in the supervision, planning, and direction of maintenance activities
and operating services during the operations period. It should include the salaries of the executive
director, assistant executive director, accountants, accounting clerks, clerks, secretaries, project managers,
management aides, purchasing agents, engineers, draftsmen, maintenance superintendents, and all other
employees assigned to administrative duties.

4120: Compensated Absences: The debit balance in this account represents the actual cost incurred

during the fiscal year for vacation, paid holidays, vested sick leave and earned compensatory time. This
account includes both the direct compensated absences cost and associated employer payroll expenses
(employment taxes, pension cost, etc.).

4130: Legal Expense: This account should be charged with retainers and fees paid to attorneys for legal

services relating to the operation of the projects.

4140: Compensation to Authority Members: A local authority may compensate its members for

performance of their duties and such other services as they may render to the authority in connection
with its Chapter 200 development(s). Compensation for any other program is not authorized. Because of
this, LHAs must base such compensation only on the actual rent receipts for these developments plus a
prorated share of other operating receipts of funds on a per unit basis. The precise amount that members
may be compensated is defined by statute to a maximum of $40 per member per day, and S50 for the
chairperson per day. The total of all compensation to all board members is not to exceed two percent (2%)
of actual gross income of Chapter 200 developments in any given year, consistent with the approved
budget amount. In no case shall the payment of compensation exceed $12,500 annually for the
chairperson, or $10,000 for any member other than the chairperson. Please note the statute requires the
member to perform housing authority business in order to receive compensation.

4150: Travel and Related Expense: Legitimate travel expenses incurred by board members and staff in the

discharge of their duties for any state-aided program are reimbursable from this account, as consistent
with Department policy.

4170: Contractual Accounting Services: Fees for accounting services that are provided routinely and are

contracted for on an annual basis. Only accounting services performed on a contractual basis (fee
accountant) should be included in this item. Full or part-time LHA accounting staff that provides routine
accounting services should be included in Account 4110, Administrative Salaries.

4171: Audit Costs: This account includes the state program’s prorated share of audit fees paid to an

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

4180: Penalties and Interest: Any expenses incurred from penalties, fees, and interest paid on delinquent

accounts shall be included in this line item.
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4190: Administrative Other: This account is provided for recording the cost of administrative items for

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

4191: Tenant Organization: LTO Funding by the LHA. Upon request the LHA shall fund all LTOs in a city or
town at the annual rate of $6.00 per state-aided public housing unit occupied or available for occupancy

by residents represented by such LTO(s) or an annual total of $500.00 prorated among all such LTO(s),
whichever is more. For more information on the creation and funding of LTOs see 760 CMR 6.09.

Authorities which operate computer learning centers, which are funded by the state consolidated budget
or by other sources (which are typically recorded in line #3691 as “Other Revenue Retained”, should
budget the cost of the centers on this line.

4310: Water: This account should be charged with the cost of water and sewer charges purchased for all
purposes.

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

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

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

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

energy conservation measures.

4390: Other Utilities: This account should be charged with the cost of utilities which are not provided forin

accounts 4310 through 4360. In addition, for all quarterly or year-end operating statements 9/30/20 or
later, and all budgets 6/30/21 or later, please use this line to record the total net meter credits earned as
reported in Line 4392, MINUS the Solar Operator Costs reported in Line 4391, with the result expressed as a
positive number. For example, if you reported -$20,000 in Net Meter Utility Credits in Line 4392 and
$15,000 in Solar Operator Costs in Line 4391, you would subtract the $15,000 reported on Line 4391 from
the -$20,000 reported on Line 4392, and post the remainder of $5,000 on Line 4360, as a positive number.
This number essentially represents the “net” savings the LHA earned from its net meter credit contract.
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4391: Solar Operator Costs: Many LHAs have entered into Net Meter Credit Power Purchase Agreements
(PPA’s). Inthese deals, an LHA executes a contract with a solar power developer who constructs and owns

an off-site solar electricity-generating site. The LHA makes regular (usually monthly) payments to the
developer for its contracted share of the solar electricity produced by the site. Those payments should be
entered in this account.

4392: Net Meter Utility Credit (Negative Amount): As noted in account #4391 above, many LHAs have
executed Net Meter Credit Power Purchase Agreements (PPA’s). In exchange for contracting to purchase a

percentage of the solar power produced, the LHA receives a credit on its utility electric bill for each KWH
purchased from the developer, which reduces the balance on its electric bill, or, in some cases, the credits
are paid in cash to the LHA by the utility company. The total gross amount of the net meter credits that
appear on the LHA's utility bills should be carried in this account and entered as a negative number. In cases
where credits are paid in cash to the Host LHA, the net balance after paying out the amounts due the
participating housing authorities, should also be carried in this account and entered as a negative number.

4410: Maintenance Labor: This account should be charged with the gross salaries and wages, or applicable

portions thereof, for LHA personnel engaged in the routine maintenance of the project.

4420: Materials & Supplies: This account should be charged with the cost of materials, supplies, and
expendable equipment used in connection with the routine maintenance of the project. This includes the

operation and maintenance of automotive and other movable equipment, and the cost of materials,
supplies, and expendable equipment used in connection with operating services such as janitorial services,
elevator services, extermination of rodents and household pests, and rubbish and garbage collection.

4430: Contract Costs: This account should be charged with contract costs (i.e. the cost of services for labor,

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

4510: Insurance: Includes the total amount of premiums charged all forms of insurance. Fire and extended

coverage, crime, and general liability are handled by EOHLC on a statewide basis. All other necessary
insurance policies include: Workers' Compensation, boiler, vehicle liability and owner, etc.

4520: Payments in Lieu of Taxes:

This account should be charged with all payments in lieu of taxes accruing to a municipality or other local
taxing body.
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4540: Employee Benefits: This account should be charged with local housing authority contributions to
employee benefit plans such as pension, retirement, and health and welfare plans. It should also be

charged with administrative expenses paid to the State or other public agencies in connection with a
retirement plan, if such payment is required by State Law, and with Trustee's fees paid in connection with a
private retirement plan, if such payment is required under the retirement plan contract.

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

4541: Employee Benefits - GASB 45: This line covers “Other Post-Employment Benefits” (OPEB). Of the
total benefits offered by employers to attract and retain qualified employees, some benefits, including

salaries and active-employee healthcare are taken while the employees are in active service, whereas
other benefits, including post-employment healthcare and other OPEB are taken after the employees’
services have ended. Nevertheless, both types of benefits constitute compensation for employee services.
In accordance with required accounting practices, this amount is not projected in the budget (and is
therefore blank) but the estimated future costs of this item is carried in the operating statement.

4542: Pension Expense — GASB 68: The primary objective of GASB 68 Statement is to improve accounting

and financial reporting for pension costs. It also improves information provided by state and local
governmental employers about financial support for pensions that is provided by other entities. As with
account 4541 above, in accordance with required accounting practices, this amount is not projected in the
budget (and is therefore blank) but the estimated future costs of this item is carried in the operating
statement.

4570: Collection Loss: The balance in this account represents the estimated expense to cover unexpected

losses for tenant rents. Note: Do not include losses from fraud/retroactive balances here. Report them in
Account 4571 — Collection Loss — Fraud/Retroactive.

4571: Collection Loss — Fraud/Retroactive: The balance in this account represents the estimated expense

to cover unexpected losses for tenant rents due to unreported income, i.e. fraud/retroactive balances.

4580: Interest Expense: The debit balance in this account represents the interest expense paid and

accrued on loans and notes payable. This debt can be from operating borrowings or capital borrowings.

4590: Other General Expense: This account represents the cost of all items of general expenses for which
no specific account is prescribed in the general group of accounts.
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4610: Extraordinary Maintenance — Non-Capitalized: This account should be debited with all costs (labor,

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

4611: Equipment Purchases — Non-Capitalized: This account should be debited with the costs of

equipment that does not meet the LHA’s criteria for capitalization. Because these items are being expended
when paid, they should not be categorized as a fixed asset and therefore will not be depreciated. These
items include stoves, refrigerators, small tools, most computers and software, etc.

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

4715: Housing Assistance Payments: This account should be debited with all housing assistance payments

paid to landlords for the MRVP program on a monthly basis.

4801: Depreciation Expense: This account should be debited with annual fixed asset depreciation

expenses as determined by the LHA’s capitalization policy.

7520: Replacement of Equipment — Capitalized: This account should be debited with the acquisition cost

(only the net cash amount) of non-expendable equipment purchased as a replacement of equipment of
substantially the same kind. These items, such as vehicles, computers, or furniture, meet the LHA’s criteria
for capitalization and will also be added to fixed assets and therefore depreciated over the useful life.

7540: Betterments & Additions — Capitalized: This account should be debited with the acquisition cost
(only the net cash amount) of non-expendable equipment and major non-routine repairs that are classified

as a betterment or addition. These items meet the LHA's criteria for capitalization and will also be added to
fixed assets and therefore depreciated over the useful life of the asset. Examples are: major roof
replacement, structural repairs such as siding, or major paving work.
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In accordance with GAAP accounting, inventory purchases (Replacement of Equipment and Betterments &
Additions) are distinguished between capitalized and non-capitalized items. Any inventory or equipment
purchase greater than $5,000 is required by EOHLC to be capitalized, inventoried and depreciated. Any
inventory or equipment purchase costing $1,000 to $4,999 should be inventoried by LHA staff for control
purposes only but is not subject to capitalization or depreciation, it is, however, required to be expensed
when the items are paid for. An LHA’s inventory listing should include both capitalized and non-capitalized
items of $1,000 and more, as well as all refrigerators and stoves of any value. All items that appear on the
inventory listing should be tagged with a unique identification number, and all refrigerators and stoves
(regardless of value) should be tagged. LHAs may adopt a capitalization policy that capitalizes inventory
purchases at a lesser amount than the $5,000 requirement (i.e. $1,000 - $4,999); however, no
capitalization policy can have an amount higher than $5,000. Any inventory or equipment purchases
costing SO to $999 are to be expensed when paid for.
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Narrative Responses to the Performance Management Review (PMR) Findings

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

CRITERION ‘DESCRIPTION
Management
Occupancy Rate The rating is calculated using the following formula: (Total Number of Occupied

units on Monthly Report divided by (Total Number of Units Minus Units that
Received a Waiver Minus Number of Units Vacant less than 30 days on Monthly
Report)

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

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

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

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

e “No Findings” : At or below 2%

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

e “Corrective Action”: 5% or more

Certifications and Housing authorities are required to submit 4 quarterly vacancy certifications by

Reporting Submissions |end of the month following quarter end; 4 quarterly operating statements and

4 Tenant Accounts Receivable (TAR) reports within 60 days of quarter end.

e “No Findings”: At least 11 of the required 12 reports were submitted
and at least 9 were submitted on time.

e “Operational Guidance”: Less than 11 of the required 12 reports were
submitted and/or less than 9 were submitted on time.

Board Member Training [Percentage of board members that have completed the mandatory online
board member training.

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

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

e “Corrective Action” : <60 % completed training

Staff Certifications and [Each LHA must have at least one staff member complete a relevant certification

Training or training During the fiscal year. The number of required trainings varies by

LHA size.

e No Findings: LHAs completed the required number of trainings
Corrective Action: LHAs have not completed any trainings

Annual Plan (AP) Housing authorities are required to submit an annual plan every year.
Submitted e  “No Findings” =Submitted on time

e “Operational Guidance” =Up to 45 days late

e “Corrective Action” =More than 45 days late

9/30/2025 Sec. 5.1 - PMR Narrative Responses Page 2 of 6



PLYMOUTH HOUSING Annual Plan 2026 Draft revised for Hearing

CRITERION DESCRIPTION
CHAMP
Paper applications Paper applications are available, received and entered into CHAMP

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

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

e Corrective Action: Paper applications are not available; Or the LHA has
failed to date and time stamp paper applications and/or failed to enter
them correctly; Or Less than 75% of new paper applications are
entered into CHAMP within 15 calendar days of date/time stamp; Or
more than 5% of new paper applications are entered more than 30
days after date/time stamp

Vacancies occupied Vacancies are recorded correctly and occupied using CHAMP

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

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

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

Financial

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

Underspending Rating:
e “No Findings” : 0t0 9.9%
e “Operational Guidance”: 10 to 14.9%
e “Corrective Action”: 15% or higher

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

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

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

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

e “No Findings” = at least 80%

o “Operational Guidance” = At least 50%

e “Corrective Action” = Less than 50%

Health & Safety
Health & safety EOHLC has observed conditions at the LHA’s developments and reported health
violations and safety violations. The LHA has certified the number of corrected violations
in each category.
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CRITERION ’DESCRIPTION

Facility Management — Inspection Standards and Practices

100% Unit Inspections  |All units inspected at LHA during FY under review

e No Findings: 100% of units inspected

e Corrective Action: Less than 100% of units inspected

LHA Inspections Unit inspection reports create, track, and report work orders for inspection

Reports/Work Orders  |repairs, and inspection WOs completed within 30 days or add to DM/CIP

e No Findings: All inspection work orders/lease violations are created,
tracked, and reported; And non-health and safety work orders for
inspection repairs/lease violations are completed within 30 days or
added to DM/CIP; And health and safety work orders for inspection
repairs/lease violations are addressed within 48 hours

e Operational Guidance: All health and safety inspection work
orders/lease violations are created, tracked, reported and completed
within 48 hours; And LHA fail to create, track, or report no more than 1
or 2 (based on LHA size) non-EHS (exigent health and safety)
deficiencies; Or LHA failed to complete any non-EHS work orders/lease
violations appropriately

e Corrective Action: Any EHS work orders/lease violations not created,
tracked, reported, or completed; Or 1 of the following: LHA failed to
create, track or report a) More than 1 non-EHS deficiency (small LHA);
b) More than 2 non-EHS deficiencies (Medium/Large)

Accuracy of LHA Unit inspection reports accurately reflect necessary repairs

Inspections e No Findings: c.667 unit has less than 2 EHS deficiencies and ¢.200/705
unit has less than 3 EHS deficiencies

e Operational Guidance: c.667 unit has 2 EHS deficiencies or c.200/705
has 3 EHS deficiencies

e Corrective Action: c.667 has equal to or greater than 3 EHS deficiencies
or ¢.200/705 unit has equal to or greater than 4 EHS deficiencies

Facility Management — Preventative Maintenance Standards and Practices

LHA Preventative LHA preventative maintenance schedule accurately reflects all necessary work
Maintenance Schedule to maximize the life of LHA Components
Accuracy and e No Findings: c.667 unit less than 2 EHS deficiencies and ¢.200/705 less

than 3 EHS deficiencies

e Operational Guidance: c.667 2 EHS deficiencies or c.200/705 3 EHS
deficiencies

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

Implementation of
Preventative Schedules
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CRITERION ’DESCRIPTION

Facility Management — Vacancy Turnover Standards and Practices

Vacancy Turnover Work (Work orders created for every vacancy and completed within 30 days (or waiver|

Orders requested)

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

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

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

Accuracy and Standard (Vacancy turnover work orders accurately reflect necessary repairs

of Vacancy Turnovers e No Findings: c.667 unit less than 2 EHS deficiencies and ¢.200/705 less
than 3 EHS deficiencies

e Operational Guidance: c.667 2 EHS deficiencies or ¢.200/705 3 EHS
deficiencies

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

Work Order Types and Systems

Emergency Work All emergency work orders are created, tracked, reported and completed within

Orders 48 hours

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

e Operational Guidance: All emergency work orders completed within 48
hours; Less than 100% but greater than or equal to 80% of work orders
under review are correctly created, tracked and reported
administratively

e Corrective Action: Not all emergency work orders are completed within
48 hours; Or less than 80% of work orders under review are correctly
created, tracked and reported administratively

CRITERION DESCRIPTION
Requested Work All requested work orders are created, tracked, reported and completed within
Orders 14 days or added to DM/CIP

e No Findings: All requested work orders under review are created,
tracked, and reported; All work is complete within 14 days or added to
DM/CIP

e Operational Guidance: All requested work orders completed within 14
days or added to DM/CIP; And less than 100% of work orders under
review are correctly created, tracked and reported

e Corrective Action: Not all requested work orders are completed within
14 days or added to DM/CIP
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PLYMOUTH HOUSING AUTHORITY

Policies

The following policies are currently in force at the PLYMOUTH HOUSING AUTHORITY:

Annual Plan 2026

Draft revised for Hearing

. Last Ratified b
Policy Board Vote v Notes
*Capitalization Policy 11/8/2004
*Fair Housing Marketing Plan 10/11/2022
*Grievance Policy 2/9/2004
*Language Access Plan 10/11/2022
*Personnel Policy 5/13/1991
*Procurement Policy 11/14/2016
*Reasonable Accommaodations Policy 10/11/2022
*Rent Collection Policy 11/8/2004
Affirmative Action Policy 10/24/2000
Emergency Response Plan 8/1/1997
Investment Policy 11/14/2016
Pet Policy 2/1/2010
Records Conservation and Disposal Policy 6/26/2013
Sexual Harassment Policy 1/13/1997
Smoking Policy 6/9/2025
Travel Policy 4/8/2013

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

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

PLYMOUTH HOUSING AUTHORITY has received the following waivers from EOHLC'’s regulations. This list
does not include vacancy waivers, pet waivers, or any waivers that would release personally identifiable
tenant or applicant data.

o Date Approved )
Description Reason Date Expired
by EOHLC

*The list of waivers has been provided by the LHA and has not been verified by EOHLC.

9/30/2025 Sec. 7.1 — Waivers Page 1 of 1



Department of Housing Annual Plan Common Terms

& Community Development Glossary & Abbreviations

Glossary

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

AHVP:  Alternative Housing Voucher Program

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

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

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

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

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

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

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

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

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

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

CNA: Capital Needs Assessment

April 28, 2020 Sec. 8.1 - Glossary Page 1 of 3
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CPS is DHCD's transparent Web-based capital planning system that catalogues the condition of every
building and site in the statewide public housing portfolio, providing LHAs with detailed
technical information to make strategic long-term capital investments. It includes a Facility
Condition Index (FCl) for every development that compares the value of expired components
of a development relative to its replacement cost.

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

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

DHCD: Massachusetts Department of Housing & Community Development

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

FF: Formula Funding

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

FYE: Fiscal Year End

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

HHA: Host Housing Authority for the RCAT program.

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

LHA: Local Housing Authority

LTO: Local Tenants Organization

Management and Occupancy Report: This is an annual HUD review process that is used to evaluate the
performance of developments in various HUD housing programs, including the Section 8 New
Construction/Substantial Rehabilitation program, which some LHAs operate. It is similar to the
state PMR process in that it evaluates LHA performance on variety of financial, housing
quality, and other standards

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

MOR: Management and Occupancy Report

MRVP: Massachusetts Rental V DHCD’s annual review of each housing authority’s performance. It
pulls together data on the authority’s occupancy rates, tenant accounts receivables, accounts
payable, budget variance, operating reserve, capital improvement plan submission, capital
spending, annual inspections and work order and maintenance systems to identify and
address areas of strength and areas for development. Its goal is to allow DHCD and the LHA to
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take a deep dive into the data, lift up best practices, and work together towards improving
operations oucher Program.

Performance Management Review (PMR):

PMR: Performance Management Review

RCAT: Regional Capital Assistance Team

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

Sec.8 NC/SR (or S8NCSR): Section 8 New Construction and Substantial Rehabilitation

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

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

Surplus housing authority: a housing authority whose income (mainly from rent) covers all its normal
operating costs in its approved operating budget, and which therefore operates at a surplus
and does not require operating subsidy from DHCD.
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PLYMOUTH HOUSING AUTHORITY Annual Plan 2026

Attachments

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

. Performance Management Review
. Cover sheet for tenant satisfaction surveys

¢. Summary of Substantive Comments

9/30/2025 Sec. 9.1 — Attachments

Draft revised for Hearing
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TELEPHONE (508) 746-2105
FAX NUMBER (508) 746-9229

PLYMOUTH HOUSING AUTHORITY

130 COURT STREET, PLYMOUTH, MASSACHUSETTS 02360

EQUAL HOUSING
OPPORTUNITY

Fiscal Year 2026 — Substantive Comments

Tenant Meetings: September 3 & 4, 2025

9/4/25 Southfield — 10:00 am

With the upcoming electrical panel upgrade project, tenants expressed concern of gas stoves and would like to
see all gas stoves converted to electric for safety concerns.

Once the building’s electrical panel has been upgraded and the building can take the gas to electric stove
turnover, a project (FF or Budgeted) will be created to switch out whatever gas stoves are remaining.

Board Vote: September 15,2025 @ 9:30

- No Comments

Public Hearing: September 26, 2025 @ 1:00 pm

- The public hearing was held virtually and in person on Friday, September 26, 2025. There were no
attendees for comment.



Resident Surveys — Background

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

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

Round One Surveys (2016 — 2018)

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

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

Round Three Surveys (2023 — 2027)
Round Three of the surveys began in 2023. CSR surveyed about one-third of the elderly/disabled units and
one-third of family units in Fall 2023.



PLYMOUTH HOUSING AUTHORITY

Performance Management Review (PMR) Report

Fiscal Year End 12/31/2023

*For a detailed report of the Performance Management Review (PMR), please contact the Local Housing Authority



Executive Office of Housing and Livable Communities (EOHLC)
PMR Desk Audit Ratings Summary Official Published PMR Record

For a detailed report of the Performance Management Review (PMR), please contact the Local Housing Authority

Housing Authority PLYMOUTH HOUSING AUTHORITY
Fiscal Year Ending Dec 2023
Housing Management Specialist Kim Gomez

Facilities Management Specialist

Bob Arsenault

Criteria Score/Rating
Management
c.667 c.705 c.200 Cumulative
Occupancy Rate No Findings No Findings No Findings No Findings
c.667 c.705 c.200 Cumulative
Tenant Accounts Receivable (TAR) Corrective Action Corrective Action Corrective Action Corrective Action

Board Member Training

No Findings

Certifications and Reporting Submissions

Operational Guidance

Annual Plan No Findings
Financial

Adjusted Net Income No Findings
Operating Reserves No Findings

Report Date: 05/12/2024 21:59:42




EXECUTIVE OFFICE OF H

OUSING AND LIVABLE COMMUNITIES (EOHLC)

Staff Certification & Training Rating
LHA Name PLYMOUTH HOUSING AUTHORITY
FYE Dec 2023
HMS Name Kim Gomez
FMS Name Bob Arsenault
Criteria Rating
Staff Certification and Training No Findings

Report Date: 05/12/2024 21:59:42




EXECUTIVE OFFICE OF HOUSING AND LIVABLE COMMUNITIES (EOHLC)
CFA Submission

LHA Name PLYMOUTH HOUSING AUTHORITY
FYE Dec 2023

HMS Name Kim Gomez

FMS Name Bob Arsenault

Rating:

Recommendations:

Report Date: 05/12/2024 21:59:42




EXECUTIVE OFFICE OF HOUSING AND LIVABLE COMMUNITIES (EOHLC)
PMR Desk Audit Recommendations Report

LHA Name PLYMOUTH HOUSING AUTHORITY
FYE Dec 2023

HMS Name Kim Gomez

FMS Name Bob Arsenault

Occupancy

Rating All: No Findings
Rating 667: No Findings
Rating 705: No Findings
Rating 200: No Findings

1. No Recommendations

Tenant Accounts Receivable (TAR)

Rating All: Corrective Action
Rating 667: Corrective Action
Rating 705: Corrective Action
Rating 200: Corrective Action

1. This corrective action is a result of the 12.31.23 TAR report not being submitted.

Board Member Training
Rating: No Findings

1. No Recommendations

Certifications and Reporting Submissions
Rating: Operational Guidance

1. Submit all four quarters of Tenants Accounts Receivables (TAR) application within 60 days of quarter end.
2. Submit all four quarterly operating statements within 60 days of the quarter end.

Annual Plan Submission
Rating: No Findings

1. No Recommendations
Adjusted Net Income/Revenue
Rating: No Findings

Revenue

1. No Recommendations
Expense

Salaries

1. No Recommendations

Legal
1. No Recommendations
Utilities

1. No Recommendations




Maintenance

1. No Recommendations
Other
1. No Recommendations

Operating Reserve
Rating: No Findings

1. No Recommendations

Report Date: 05/12/2024 21:59:42



EXECUTIVE OFFICE OF HOUSING AND LIVABLE COMMUNITIES (EOHLC)

CHAMP Close Out Report

LHA Name PLYMOUTH HOUSING AUTHORITY
FYE Dec 2023

HMS Name Kim Gomez

FMS Name Bob Arsenault

CHAMP Ciriteria 1a

Rating: No Findings

Recommendations:

CHAMP Criteria 1b

Rating: No Findings

Recommendations:

CHAMP Criteria 1c

Rating: No Findings

Recommendations:

CHAMP Criteria 2a

Rating: No Findings

Recommendations:

CHAMP Criteria 2b

Rating: No Findings

Recommendations:

CHAMP Ciriteria 3a

Rating: No Findings

1. No Recommendations

1. No Recommendations

1. No Recommendations

1. The PHA is counting change of unit that are entered into the vacancy system as vacant.

1. No Recommendations

Recommendations: 1. No Recommendations




Rating: Not Applicable

Recommendations: 1. No Recommendations

Rating: Not Applicable

Recommendations: 1. No Recommendations

Report Date: 05/12/2024 21:59:42



EXECUTIVE OFFICE OF HOUSING AND LIVABLE COMMUNITIES (EOHLC)
PMR Physical Condition Report

For any questions on your FMS PMR Ratings, please contact your FMS.

LHA Name PLYMOUTH HOUSING AUTHORITY
FYE Dec 2023

HMS Name Kim Gomez

FMS Name Bob Arsenault

Criteria 1: 100% of units inspected during FYE under review
Rating: No Findings

Recommendations: 1. No Recommendations

Criteria 2: Unit inspection Reports create, track, and report Work Orders for inspection repairs, and Work Orders are
completed within 30 days or added to DM/CIP

Rating: No Findings

Recommendations: 1, No Recommendations

Criteria 3: Unit Inspection Reports accurately reflect necessary repairs

Rating: No Findings

Recommendations: 1. No Recommendations

Criteria 4: Work Orders created for every vacancy and completed within 30 days (or waiver requested)

Rating: No Findings

Recommendations: 1. No Recommendations

Criteria 5: Vacancy Turnover Work Orders accurately reflect necessary repairs

Rating: No Findings

Recommendations: 1. No Recommendations

Criteria 6: LHA Preventive Maintenance Plan accurately reflects all necessary work to maximize life of LHA components

Rating: No Findings

Recommendations: 1, No Recommendations




Criteria 7: All emergency work orders are created, tracked, reported and completed within 48 hours

Rating: No Findings

Recommendations: 1. No Recommendations

Criteria 8: All requested work orders are created, tracked, reported and completed within 14 days or added to DM/CIP
Rating: No Findings

Recommendations: 1. No Recommendations

Health & Safety Deficiencies

Inspection reports were provided to the LHA at the time of the EOHLC site visit. There were no Health and Safety deficiencies
identified during the PMR Inspection.

Report Date: 05/12/2024 21:59:42



