Fall River Housing Authority (LHA) Annual Plan 2025 Annual Plan Final
Overview and Certification

Fall River Housing Authority
Annual Plan for Fiscal Year 2025
For State-Aided Public Housing

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

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

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

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

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

a. Fall River LTO - Joint Tenants

O e N WD

b. Public Comments

c. Cover sheet for tenant satisfaction surveys
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https://malegislature.gov/Laws/SessionLaws/Acts/2014/Chapter235
https://malegislature.gov/Laws/SessionLaws/Acts/2014/Chapter235
http://www.mass.gov/courts/docs/lawlib/700-799cmr/760cmr4.pdf
http://www.mass.gov/courts/docs/lawlib/700-799cmr/760cmr6.pdf
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State-Aided Public Housing Developments

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

Dev No Type Development Name Num Year | Dwelling
Bldgs Built Units
667-03 | Elderly | BISHOP JOSEPH EID 667-03 1 1981 54
705-02 Family | CORKY ROW 705-02 10 1991 24
200-02 Family | MAPLE GARDENS 200-02 51 1949 196
Other [ Special Occupancy units 6 39
Total 68 313

Massachusetts Rental Voucher Program (MRVP)

The Massachusetts Rental Voucher Program (MRVP) is a state-funded program that provides rental
subsidies to low-income families and individuals. In most cases, a “mobile” voucher is issued to the
household, which is valid for any market-rate housing unit that meets the standards of the state
sanitary code and program rent limitations. In some cases, vouchers are “project-based” into a
specific housing development; such vouchers remain at the development if the tenant decides to
move out.

Fall River Housing Authority manages 104 MRVP vouchers.

LHA Central Office

Fall River Housing Authority

85 Morgan Street,&nbsp;&nbsp;P.0. Box 989, Fall River, MA, 02722
Kevin Sbardella, Acting Executive Director

Phone: 508-675-3500

Email: kevin.sbardella@fallriverha.org
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Fall River Housing Authority (LHA) Annual Plan 2025

Overview and Certification

LHA Board of Commissioners

Jo Ann Bentley
Jason Burns
John Medeiros
Mary Sahady
David Underhill

Local Tenant Organizations

Annual Plan Final

Role Category From To

Member 07/15/2020 07/15/2025

Treasurer Labor Appointee 11/22/2022 11/22/2027

Member State Appointee 08/30/2021 08/01/2026

Chair 10/07/2015 07/12/2023

Vice-Chair Federal Tenant Rep 07/02/2019 07/24/2024
Date of Date LHA Reviewed

Recognition by LHA Draft AP with LTO

Joint Tenants - Council 07/20/2011 12/13/2023

Plan History

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

REQUIREMENT DATE
COMPLETED
A. | Advertise the public hearing on the LHA website. 11/14/2023
Advertise the public hearing in public postings. 11/14/2023
Notify all LTO's and RAB, if there is one, of the hearing and
. 11/14/2023
provide access to the Proposed Annual Plan.
D. Post draft AP for tenant and public viewing. 11/14/2023
E. Hold quarterly meeting with LTO or RAB to review the draft AP.
. 12/13/2023
(Must occur before the LHA Board reviews the Annual Plan.)
F. Annual Plan Hearing. Hosted by the LHA Board, with a quorum
of members present. (For Boston, the Administrator will host 01/03/2024
the hearing.)
Executive Director presents the Annual Plan to the Board. 01/03/2024
H. Board \{otes to appr'O\'/e the AP. (For Boston Hous_ing 01/08/2024
Authority, the Administrator approves and submits the AP.)
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Certification

CERTIFICATION OF LHA USER AUTHORIZATION FOR DHCD CAPITAL SOFTWARE AND HOUSING
APPLICATIONS

I, Kevin Sbardella, Executive Director of the Fall River Housing Authority, certify on behalf of the
Housing Authority that | have conducted an annual review of all Fall River Housing Authority
users of DHCD Capital Software applications and Housing Applications and that all current LHA
users are authorized to use the systems and have the appropriate level of user access based on
their job responsibility. | approve all system access and access levels for all Fall River Housing
Authority users.

This certification applies to the following applications:
¢ Capital Planning System (CPS)
¢ Consolidated Information Management System (CIMS)
e Cap Hub
e DHCD Housing Management Systems

CERTIFICATION FOR SUBMISSION OF THE ANNUAL PLAN

I, Kevin Sbardella, Executive Director of the Fall River Housing Authority, certify on behalf of the
Housing Authority that: a) the above actions all took place on the dates listed above; b) all facts
and information contained in this Annual Plan are true, correct and complete to the best of my
knowledge and belief and c) that the Annual Plan was prepared in accordance with and meets
the requirements of the regulations at 760 CMR 4.16 and 6.09.

The Board and Executive Director further certify that LHA operations and all LHA Board-adopted
policies are in accordance with M.G.L. c¢. 121B and all Massachusetts state-aided public housing
regulations, including, but not limited to 760 CMR 4.00; 5.00; 6.00; 8.00; and 11:00, as well as

adhere to Department-promulgated guidance.

Date of certification: 01/16/2024

The Department of Housing and Community Development (DHCD) completed its review of this
Annual Plan (AP) on April 10, 2024. Review comments have been inserted into the plan.
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Capital Improvement Plan (CIP)

Capital Improvement Plan

DHCD Description of CIPs:

The Capital Improvement Plan (CIP) is a five 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 CIP identifies anticipated spending for each Department of Housing and
Community Development (DHCD) fiscal year (July 1 to June 30) based on the project schedules.

Local Housing Authorities (LHAs) receive yearly awards from DHCD (Formula Funding Awards)
which they target to their most urgent capital needs in their CIP. They may also receive special
awards from DHCD for specific projects which meet specific criteria. Special awards may be given
for certain emergency, regulation compliance, energy and water conservation, and other projects.
The first three years of the CIP are based on actual awards made to the LHA, while years four and
five are based on estimated planning amounts, not actual awards.

LHAs may sometimes secure other sources of funding and assistance that you will note in their CIP,
such as: Community Preservation Act (CPA) funding, Community Development Block Grant (CDBG)
funding, Local Affordable Housing Trust Funds (AHTF), HOME grants, income from leasing a cell
tower on their property, savings from net meter credit contracts with solar developers, utility
rebates and contracted work from utility providers, and Sheriff's Department work crews.
However, not all of these funding sources are available every year, or in all communities.

The CIP includes the following parts:
e Atable of available funding sources and amounts
o Alist of planned capital projects showing spending per fiscal year
e Atable showing special awards and other funding for targeted projects, if any, which
supplements Formula Funding awarded to the LHA
e A '‘narrative’ with a variety of additional information.
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Fall River Housing Authority (LHA)

Annual Plan

Prepared for Submittal to DHCD

Capital Improvement Plan (CIP)
Aggregate Funding Available for Projects in the First Three Years of the CIP:

Category of Funds

Allocation

Balance of Formula
Funding (FF)

$1,742,645.61

LHA Emergency Reserve

$261,396.84

Planned

Spending

Description

Total of all FF awards minus prior FF
spending

Amount to reserve for emergencies

Net FF Funds (First 3
Years of the CIP)

$1,481,248.77

$1,520,135.30

Funds to plan & amount actually planned
in the first 3 years of the CIP

ADA Set-aside

$29,165.09

$29,165.09

Accessibility projects

DMH Set-aside

$110,321.47

$110,321.47

Dept. of Mental Health facility

DDS Set-aside

$259,176.19

$259,176.19

Dept. of Developmental Services facility

Unrestricted Formula
Funding (FF)

$1,082,586.02

$1,121,472.55

Funds awarded by DHCD to be used on
projects selected by the LHA and
approved by DHCD.

Special DHCD Funding

$9,738,721.99

$9,728,721.99

Targeted awards from DHCD

Community Development $0.00 $0.00 | Federal funds awarded by a city

Block Grant (CDBG) Funds or town for specific projects.

Community Preservation $0.00 $0.00 | Community Preservation Act funds awarded
Act (CPA) Funds by a city of town for specific projects.
Operating Reserve(OR) Funds $35,598.45 $35,598.45 | Funds from the LHA's operating budget.
Other Funds $84,541.96 $84,541.96 | Funds other than those in the above

categories. See explanation below.

Total funds and
planned spending

$11,340,111.17

$11,368,997.70

Total of all anticipated funding available
for planned projects and the total of

planned spending.

01/16/2024
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Capital Improvement Plan (CIP)
CIP Definitions:

ADA Set-aside is funding allocated within the Formula Funding (FF) for use on projects that improve
accessibility for people with disabilities. 10% of FF awards are designated for this purpose.

Available State Bond Funding is the amount of State Bond Funding available to the LHA for the first
three years of the CIP. Itis calculated by totaling all of FF and Special Awards granted to the LHA
through the end of the third year of the plan and subtracting the amount of these funds spent prior to
July 1 of the first year of the plan.

Amount spent prior to the plan is the total amount of Formula Funding (FF) and Special Awards spent
prior to July 1 of the first year of the plan.

Capital project is a project that adds significant value to an asset or replaces building systems or
components. Project cost must be greater than $1000.

CDBG stands for Community Development Block Grant, a potential source of project funds.
CPA stands for Community Preservation Act, a potential source of project funds.

CapHub Project Number is the number given to projects entered into DHCD'’s project management
system known as CapHub.

DMH Set-aside is funding allocated within the Formula Funding (FF) for use on facilities leased to the
Department of Mental Health (DMH) program vendors, if any exist at this LHA.

DDS Set-aside is funding allocated within the Formula Funding (FF) for use on facilities leased to the
Department of Developmental Services (DDS) program vendors, if any exist at this LHA.

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

Operating Reserve is an account, funded from the LHA operating budget, primarily used for unexpected
operating costs, including certain extraordinary maintenance or capital projects.

Other Funds could include other funding by the city or town or from other sources.

Special Awards are DHCD awards targeted to specific projects. Award programs include funds for
emergencies beyond what an LHA can fund, for complying with regulatory requirements, for projects that
will save water or energy use, and various other programs the department may run from time to time.

Total Cost is the sum of investigation, design, administration, permitting, and construction costs for a project
Unrestricted Formula Funding (FF) is money awarded to the LHA by DHCD under the Formula Funding
program other than amounts set aside (restricted) for accessibility improvements or for facilities operated by

DMH or DDS.
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Fall River Housing Authority (LHA)

Annual Plan

Capital Improvement Plan (CIP)

Formula Funding and Special DHCD Award Planned Spending - Other funding not included

Prepared for Submittal to DHCD

Cap Hub [ Project Name Development(s) Total Amount fy2024 fy2024 | fy2025 fy2026 fy2027 fy2028
Project Cost Spent Spent Planned
Number Prior to
Plan
095097 |FF: Maple MAPLE GARDENS S0 S0 SO SO S0 S0 SO S0
Gardens Kitchens |200-02
and Baths
095133 [Kitchen Cabinet Stanley Ray Streets $63,920 $10,833 $o|  $53,088 $0 $0 $0 $0
and Countertop 167-01
Replacement -
DMH
095137 |FF: Windows BISHOP JOSEPH $393,284(  $393,284 $0 $0 $0 $0 $0 $0
Replaced 120 EID 667-03
Casements
095146 |FF: Vacancy Unit | BISHOP JOSEPH $10,800 $0 $0 $0 $0 $0 $0 $0
- Reduction - EID 667-03
Initiative -
667-03
095148 |FF: Replace STAFFED APTS $16,500 $0 $0 $o[ $10,901 $0 $0 $0
Failing Fencing - 689-01
689-01
095149 |Walkways & BULLOCK ST/OAK $20,000 S0 S0 $0 $0 S0 $0 $0
Patio Repairs GROVE AVE 689-04
689-04
095150 [FF: Replace BULLOCK ST/OAK $10,000 $0 $0 S0 $0 $0 $0 $0
Failing Fencing - GROVE AVE 689-04
689-04
095151 |Bathtub/Shower |STAFFED APTS $27,500 50 $o| $11,004( $16,497 $0 $0 $0
Replacement 689-01
095152 |[Bathroom BATES/ORSWELL $34,000 $7,071 SO $14,278 $12,652 SO SO SO
Plumbing Fixture [689-03
Replacement
095155 |FF: Underground | MAPLE GARDENS $256,827|  $226,130 $23,490 $1,464 $0 $0 S0 $0
Elec phase 3 200-02
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Fall River Housing Authority (LHA)

Annual Plan

Capital Improvement Plan (CIP)

Formula Funding and Special DHCD Award Planned Spending - Other funding not included

Prepared for Submittal to DHCD

Cap Hub | Project Name Development(s) Total Amount fy2024 fy2024 fy2025 fy2026 fy2027 fy2028
Project Cost Spent Spent Planned
Number Prior to
Plan
095165 [Replace Roof - STAFFED APTS $56,546 $4,359 $1,000 $50,404 $0 $0 $0 $0
DDS 689-01
095170 |Deck Stanley Ray Streets $23,408 S0 so0|  $23,408 S0 S0 ) S0
Replacement - 167-01
DMH
095173 |Walkways & BULLOCK ST/OAK $21,280 S0 0|  $21,280 $0 S0 $0 $0
Fencing GROVE AVE 689-04
Replacement
095177 |Gateway Award - |MAPLE GARDENS $8,979,040 $233,760 $0 $0($8,714,101 S0 S0 N
Maple Gardens 200-02
Comprehensive
Project
095178 |Interior Flooring, |Stanley Ray Streets $16,695 $0 $o0| $16,695 $0 $0 S0 $0
Trim & ADA 167-01
Improvements -
Stanley Ray St
095179 [Interior Flooring, |STAFFED APTS $253,418 $16,099 $9,277| $203,252 $0 $0 $0 $0
Trim & ADA 689-01
Improvements -
Staffed Apts
095180 [Fire Alarm 167-01, 200-02, $611,534 $14,320 s0| $596,944 $0 $0 S0 $0
Upgrade-Improve |[667-03, 689-01,
ments - DHCD ER | 689-02, 689-03
Request
095185 [Security Cameras |MAPLE GARDENS $387,143 SO S0 $3,222| $383,568 S0 SO S0
-M.G. 200-02
095187 [DMH - Kitchen Stanley Ray Streets $18,082 S0 S0 $18,082 S0 S0 S0 S0
Updates 167-01
095188 [Replace Fire BISHOP JOSEPH $15,750 S0 SO $15,750 S0 S0 SO S0
Pump - DHCD ER EID 667-03
Reauest
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Fall River Housing Authority (LHA)

Annual Plan

Capital Improvement Plan (CIP)

Formula Funding and Special DHCD Award Planned Spending - Other funding not included

Prepared for Submittal to DHCD

Cap Hub | Project Name Development(s) Total Amount fy2024 fy2024 | fy2025 fy2026 fy2027 fy2028
Project Cost Spent Spent Planned
Number Prior to
Plan
095189 |[Install New 2nd BISHOP JOSEPH $1,504,938 S0 SO SO $92,500($1,285,669 $52,974 S0
Elevator - Bishop EID 667-03
Eid
. Kitchen BISHOP JOSEPH $392,846 S0 SO SO S0 S0 $187,334( $205,513
Stove/Oven EID 667-03
Replacement
Bishop EID
01/16/2024 Sec. 2.2 - CIP Projects Page 3 of 4




Fall River Housing Authority (LHA)

Annual Plan

Capital Improvement Plan (CIP)

FUNDS IN ADDITION TO ANNUAL FORMULA FUNDING AWARD

Prepared for Submittal to DHCD

01/16/2024

Cap Hub Project Name DHCD Special Special DHCD Awards Other Funding

Project Award

Number Comment Emergency | Compliance | Sustain- Special CDBG CPA Operating Other

Reserve Reserve ability Awards Reserve Funds

095146 |FF: Vacancy Unit - S0 S0 $0 $0 S0 N $0| $10,800
Reduction -
Initiative - 667-03

095148 |FF: Replace Failing $0 $0 S0 $0 $0 $0 $5,600 $0
Fencing - 689-01

095149 |Walkways & Patio $0 $0 $0 $0 S0 S0 $20,000 50
Repairs 689-04

095150 |FF: Replace Failing $0 $0 $0 $0 $0 $0 $10,000 $0
Fencing - 689-04

095169 |H&S FY20: H&S FY20: $0 $0 $0|  $68,500 $0 $0 $0 $0
Buildings 13 & 45 | Buildings 13 & 45
Common Area Common Area
Improvements Improvements

095177 |Gateway Award - [ gateway cities $0 $0 $0] $8,979,040 $0 $0 $0 $0
Maple Gardens
Comprehensive
Project

095180 |Fire Alarm ARPA Targeted $0 $0 $0| $597,034 $0 $0 $0 S0
Upgrade-Improve
ments - DHCD ER
Request

095185 |Security Cameras - | ARPA Formula $0 $0 $o| $376,643 S0 $0 $0 $0
M.G. Funding

095189 |Install New 2nd $0 $0 $0 $0 $0 $0 So| $73,797
Elevator - Bishop
Eid
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(LHA) Capital Improvement Plan DHCD

Capital Improvement Plan (CIP) Narrative

Including Requests to DHCD & Supporting Statements

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

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

e Projected spending on projects currently in bidding or construction exceeds Cap Share
in one or more years of the CIP.

Projected spending on projects currently in bidding or construction exceeds Cap Share in in year
2 in relation to active FISH projects.

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

Fall River Housing Authority has requested $400,000.00 in DHCD Emergency Reserve
funding for project #095-667-03-0-23-1435, . Reason: The development is in dire need of a
2nd elevator to assist handicapped and disabled residents.

3. Overall goals of the Housing Authority’s CIP

The FRHA mission/goals for this upcoming plan the is always to provide “warm, dry and safe”
living units to all our residents. We have put forth several projects to upgrade occupied units,
and also get vacant units back on-line as well. These projects consist of underground utility
upgrades, kitchens, baths and flooring renovations. Which we have been addressing in past and
will continue until completed. We were awarded a large “Gateway Grant” and have
incorporated many of these issues into a large Comprehensive Project that will benefit all
residents of the 200-2 site. We will all be addressing ARPA Targeted Awards - Fall River Fire
Alarm at our Developments - In addition we are addressing some ADA concerns at Bishop Eid
with a 2nd elevator
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Annual Plan

Fall River Housing Authority Prepared for Submittal to
(LHA) Capital Improvement Plan DHCD
4. Changes from the Housing Authority’s previous CIP
Every new CIP differs from the previous CIP because projects have been completed and a new
year has been added with new projects. These changes and other significant changes to the
content of the CIP are highlighted below:
We have added new projects at our 667-03 (A second elevator through a revision). We have
also re-added Kitchen Stove/Oven Replacement Bishop EID
5. Requirements of previous CIP approval
There were no special conditions attached to the approval of our previous CIP.
6. Quarterly capital reports
Our most recent quarterly capital report (form 80 and 90) was submitted on 07/17/2023.
7. Capital Planning System (CPS) updates
Our CPS facility data has been updated with current condition information, including changes
resulting from projects completed in the past year, as of 01/11/2023.
8. Project priorities
All the projects in our CIP are high priority (Priority 1 and 2 projects).
9. High priority deficiencies
We have not been able to include all of our high priority (CPS priority 1 and 2) projects in our
CIP:
At this junction we have depleted our funding resources. We will address further deficiencies
when additional funds become available.
10. Accessibility

We have identified the following accessibility deficiencies in our portfolio:

We are installing a second elevator at our 667-03

We have incorporated the following projects in our CIP to address accessibility deficiencies:

There are series of ADA projects that are being addressed in this upcoming CIP.
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Fall River Housing Authority
(LHA)

Annual Plan

Prepared for Submittal to

Capital Improvement Plan

11. Special needs development

DHCD

Fall River Housing Authority has one or more special needs (167 or 689 programs)

development. We have completed the service provider input process according to the

required procedures detailed in the lease agreement and held an annual meeting with the

service provider staff at all special needs developments as of 10/12/2023.

12. Energy and water consumption

Our 12 most recent monthly energy reports are for months 10/2022 to 9/2023.

The following table lists the DHCD thresholds for Per Unit Monthly (PUM) expense for

electricity, natural gas, oil, and water use and the developments at the Housing Authority that

have expenses in excess of the thresholds, if any.

Electric
PUM > Threshold

Gas
PUM > Threshold

Oil
PUM > Threshold

Water
PUM > Threshold

Threshold PUM: $100 $80 $50 S60
705-02 705-02 705-02
200-02
We have installed low flow toilets, shower heads, and aerators at the 200-02 as
well as at the 705-02. We continue to look into replacing natural gas in anyway
possible, and in discussions with EOHLC.
13. Energy or water saving initiatives
Fall River Housing Authority is not currently pursuing any energy or water-saving audits or
grants that could affect CIP project scope, costs or timing of projects.
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DHCD

(LHA) Capital Improvement Plan

14. Vacancy rate

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

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

22% c. 200 (DHCD Goal 2%)
29% c. 705 (DHCD Goal 2%)

Fall River Housing Authority will address the excess vacancies in the following manner:

We have approved waivers for the Gateway project (For all 3 (667, 200, & 705) our
vacancy rate over all is at roughly 2%))
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CIP Approval For Fall River Housing Authority for FY 2024

Formula Funding Capital Improvement Plan (CIP), WorkPlan 5001

4/10/2024

Congratulations! The CIP-2024 submitted by Fall River Housing Authority is approved, subject to the following conditions:

There are no projects to be managed independently by the LHA.

Projects for which the Primary PM is DHCD or RCAT - Large**

CPS Number FISH # Project Name TDC Amount * Other DHCD Staff WO/RFS
Funding Arch/ Eng Date
095-667-03-0-22-2133 095190  Kitchen Stove/Oven $392,846.00  $0.00 Mdumit 02/03/2026
Replacement Bishop EID

Going forward, if you need to add a project that is not in your approved CIP you will need to submit a revision through CIMS.
Instructions for revising your CIP can be found on the CIMS Forms menu.

Details of the Approved CIP can be found at the link to 'Approved & Active CIP Reports' on the CIMS forms page in the CIP

Reports section. Projects may utilize funding from multiple sources. The 'Original Approved' report details the proposed funding as
submitted by the LHA. Please feel free to call DHCD Project Manager Cindy Zabriskie-PM at (617) 573-1186 with any questions.

* Where the TDC is followed by an asterisk the project has been indicated as 'Complex' by DHCD.

**'Primary PM' is used to identify the agency responsible for updating a project's budget and schedule.
This document was created on 4/10/2024 by Cindy Zabriskie-PM, Project Manager
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(LHA) Maintenance and Repair Plan

Maintenance and Repair Plan

Maintenance Objective

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

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

About This Maintenance and Repair Plan

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

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

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

C. Normal Maintenance Response System - How to contact the maintenance staff for a
non-emergency request.
d. Work Order Management - Description of the housing authority’s system for managing

work orders (tasks and requests).

e. Maintenance Plan Narrative & Policy Statement - Self-assessment, basic information,
and goals for the coming year, along with a description of the housing authority’s
maintenance program.

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

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

h. Unit Inspections - Scheduling of annual unit inspections.
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Fall River Housing Authority Annual Plan 2025 Annual Plan Final
(LHA) Maintenance and Repair Plan

Classification and Prioritization of Maintenance Tasks

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

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

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

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

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

completed within that timeframe, LHA has a waiver.

Il. Preventive Maintenance - Work which must be done to preserve and extend the useful
life of various elements of your physical property and avoid emergency situations.
¢ Athorough Preventive Maintenance Program and Schedule that deals with all

elements of the physical property is provided later in the document.
¢ The Preventive Maintenance Program is reviewed and updated annually and as new
systems and facilities are installed.

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

e Routine Work includes those tasks that need to be done on a regular basis to keep our
physical property in good shape. (Mopping, Mowing, Raking, Trash, etc.)
e Inspections are the other source of programmed maintenance.

o Inspections are visual and operational examinations of parts of our property to
determine their condition.

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

o0 Goal: Inspection-generated work orders are completed within 30 calendar days
from the date of inspection, OR if cannot be completed within 30 calendar days,
are added to the Deferred Maintenance Plan or the Capital Improvement Plan in
the case of qualifying capital repairs (unless health/safety issue).

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

e Goal: Requested work orders are completed in 14 calendar days from the date
of tenant request or if not completed within that timeframe (and not a health or
safety issue), the task is added and completed in a timely manner as a part of
the Deferred Maintenance Plan and/or CIP.

Additional Remarks by the Fall River Housing Authority
PHA-Web

4/10/2024 Section 3.1 - Maintenance Overview Page 2 of 6



Fall River Housing Authority Annual Plan 2025 Annual Plan Final
(LHA) Maintenance and Repair Plan

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

METHOD CONTACT INFO. TIMES
Call Answering Service 508-675-3502 4:00pm - 7:30am + Weekends & Hol
Call LHA at Phone Number 508-675-3552 7:30am - 4:00pm Monday thru Friday

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

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

No electric power in unit

Electrical hazards, sparking outlets

Broken water pipes, flood

No water/ unsafe water

Sewer or toilet blockage

Roof leak

Lock outs

Door or window lock failure

No heat
No hot water

Dangerous structural defects

Inoperable smoke/CO detectors, beeping or chirping

Elevator stoppage or entrapment
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Fall River Housing Authority Annual Plan 2025
(LHA) Maintenance and Repair Plan

Annual Plan Final

Normal Maintenance Request Process

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

METHOD CONTACT INFO. TIMES
Text Phone Number
Call Answering Service 508-675-3502 4:00pm - 7:30am + Weekends & Holidays
Call Housing Authority Office 508-675-3552 7:30am - 4:00pm Monday thru Friday

Submit Online at Website

Email to Following Email

Other

Work Order Management

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

Type of work order system:

Work order classification used:

Emergency

Vacancy

Preventative
Maintenance

Routine

Inspections

Tenant Requests

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

(LHA) Maintenance and Repair Plan

C. Our work order process includes the following steps:

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

Maintenance Plan Narrative

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

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

We have received many compliments from our tenants about our Maintenance staff.
Based on our PMR report there were no findings. Our maintenance dept. continues t
provide great service to the tenants throughout our developments.

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

New lawn & snow removable equipment was needed as the aged equipment was in need
of many repairs

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

Reduce vacancies to 0
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Fall River Housing Authority Annual Plan 2025 Annual Plan Final
(LHA) Maintenance and Repair Plan
D. Maintenance Budget Summary

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

Total Regular Maintenance |Extraordinary

Budget Maintenance Budget
Last Fiscal Year Budget $781,773.00 $0.00
Last Fiscal Year Actual
Spending $1,001,643.00 $-69,698.00
Current Fiscal Year
Budget $0.00 $0.00

E. Unit Turnover Summary

# Turnovers Last Fiscal Year 44

Average time from date vacated to

make Unit "Maintenance Ready" 3 days

Average time from date vacated to

lease up of unit 5 days
Attachments

These items have been prepared by the Fall River Housing Authority and appear on the
following pages:
Preventive Maintenance Schedule - a table of preventive maintenance items showing
specific tasks, who is responsible (staff or vendor), and the month(s) they are scheduled

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

due to lack of resources.
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FALL RIVER HOUSING AUTHORITY

Deferred Maintenance Plan

Deferred maintenance is maintenance upgrades, repairs or routine work that is postponed until
future funds are available, weather conditions improve or for some other reason.

As an operating procedure the FRHA does not participate in a deferred maintenance program.
It is understood that all work order category types should be addressed within the time frame
assigned to the specific work order category. It is further understood that an emergency should
never fall under deferred maintenance.

Should there be an absolute need to defer a maintenance issue, the appropriate work order will
be generated and the Maintenance Leader/Foreman will confer with the Director of
Maintenance. A spreadsheet will then be established, listing all the specifics, such as, date,
description, location, cost and estimated completion date etc. This issue will later be discussed
at the monthly scheduled maintenance meetings.
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FALL RIVER HOUSING AUTHORITY

Mission Statement

To provide living units to all residents that are warm, dry and safe and also to exceed all
building and sanitary codes.

To promote a safe environment for all employees and visitors while conducting ourselves as
good neighbors within the community.
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FALL RIVER HOUSING AUTHORITY

Preventative Maintenance Plan

There are several components that make up the FRHA preventative maintenance plan.

Quarterly Building & Ground Inspections:

To be conducted January-March, April-June, July-September, October-December. The
FMM/Leader conduct these inspections of common areas (to include hallways, stairwells,
community rooms), building systems, building exterior, and site (to include grounds, fences,
parking lots, private roads, sidewalks, play areas) for any potential problems in accordance with
UPCS standards while utilizing the quarterly B & G inspection form.

Heating & Hot Water Systems:
The FRHA trades people conduct annual inspections and servicing of these building
systems.

Fire Alarm & Sprinkler Systems:
The FRHA contracts with independent contractors for the inspection and testing of
these systems.

Small Engine Equipment:
The FRHA contracts with independent contractors for the servicing of small engine
machines.

Vehicle Fleet:
The FRHA has all maintenance vehicles serviced by local service centers on an annual

basis.
Security Cameras:

The FRHA has contracted with an independent consultant for the servicing of all
cameras and equipment.
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FALL RIVER HOUSING AUTHORITY

Emergency Response Service

The FRHA does have an after hour on call system to respond to emergency maintenance
request twenty four (24) hours a day with a work order system that documents the results of
that response.

The Maintenance Answering Service notifies the second shift staff person between the hours of
4:00pm — 12:30am for any resident requested work order, and the on-call supervisor from
12:30am — 7:30am for any resident requested work order. This includes weekends and holidays.
The After Hour work order log is then forwarded to the Work Order Clerk on the next business
day to be entered into the work order database.
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FALL RIVER HOUSING AUTHORITY

Work Order Category Type

. Annual Inspections:

Any deficiencies found during FRHA annual inspection of all units.
To be completed (30 days or less)

Emergencies:
Fire, Flooding, Gas odor, Power failure, No heat, Blocked toilet, Blocked drain, No
hot water, Smoke/CO detector failure, Lock out, Appliance failure
To be completed (24-48 hours or less)

. Vacancies:

Any work required to turnover for occupancy as soon as possible.
To be completed (30 days or less)

Preventative Maintenance:
Quarterly Building & Grounds inspections, annual building system inspections,
servicing and testing.
To be completed (30 days or less)

Routine:
Weekly cleaning of offices, maintenance areas, laundry rooms, community
rooms, grounds, grass cutting and snow removal.
To be completed (7 days or less)

Requested:

Resident generated requests.
To be completed (14 days or less)
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FALL RIVER HOUSING AUTHORITY

After Hours Work Order Processing (Monday through Friday 4:00pm — 7:30am Weekends & Holidays)
Summary

If the request for maintenance is reported between 4:00pm and 12:30am including weekends
and holidays, the maintenance answering service notifies the Second Shift staff person for work
order completion. If the request for maintenance is deemed an emergency in accordance with
FRHA guidelines, the second shift staff person will contact the on-call supervisor. The supervisor
will travel to the location and initiate the appropriate action to abate the emergency and totally
resolve the problem if possible.

If the request for maintenance is reported between 12:30am and 7:30am including weekends
and holidays, the maintenance answering service notifies the on call supervisor. The on-call
supervisor will then initiate the appropriate action to abate the emergency or complete the
request for maintenance by utilizing the Amp staff person first, then the two (2) or four (4) hour
overtime list accordingly, to resolve the problem.

The After Hour work order log is then forwarded to the work order clerk on the next business
day to be entered into the work order database.
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FALL RIVER HOUSING AUTHORITY

Work Order Processing (Monday through Friday 7:30am — 4:00pm)
Summary

During regular business hours, the site management office receives requests for work orders,
enters all pertinent information into the Work Order database including a job priority code, and
generates the work order. Once the work order has been processed in the system, it is
distributed to the site Facilities Maintenance Manager/Working Leader who is responsible for
coordinating the completion of all work orders for the Development/Amp in a timely fashion
based on its priority status. The FMM/Working Leader assigns each work order to a
maintenance worker for completion.

From time to time, the Director of Maintenance/Building & Grounds may determine to initiate
the work process on an order that has yet to be processed through the computer/work order
system. This may happen either due to the emergency status of the job or as a result of staff
availability. In such a case, the Director of Maintenance/Building & Grounds will give a directive
in lieu of a work order, once the work order is generated, it will be completed and closed out in
the system.

Upon receipt of the work order, the staff person goes to the location to begin the job. If the
staff person is unable to complete the task, gain access to the unit, or lacks the available parts,
they should write the explanation on the work order and inform the FMM/Leader so that
arrangements can be made for completion. If the work can be completed, the assigned staff
person should fill in the appropriate section of the work order and return to the FMM/Leader
so that it can be closed out by the Work Order Clerk in the computer system.
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FALL RIVER HOUSING AUTHORITY

Vehicle Fleet Service Procedure

Objective:
To ensure the safe and continuous operation of all maintenance vehicles listed below:

2018 F150 White
2017 F250 White
2017 F350 White
2017 F350 White
9¢ 2016 F250  White Surplus Removed
2014 F350 Green
2012 F450 White
2009 F350 Green
2006 Ranger Green

1995 Van Green
2021 Transit Van (White)

2021 Transit Van (White
Policies & Procedures: ( )

Currently all vehicles receive annual routine maintenance at various service centers.

Reports:
Service Invoices.
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FALL RIVER HOUSING AUTHORITY

Small Equipment Maintenance Procedure

Objective:
To ensure the safe and continuous operation of all maintenance equipment.

Policies & Procedures:

All landscaping equipment is serviced in the winter months and all snow removal
equipment is serviced in the summer months by the FRHA independent contractor, currently,
HELGER’S SOUTH COAST POWER EQUIPMENT.

Reports:
Service Invoices.
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FALL RIVER HOUSING AUTHORITY

Heating System Inspection and Service Procedure

Objective:
To ensure the continuous, efficient operation of the heating systems.

Policies & Procedures:
1. Heating systems located in the Family Developments are serviced by in house
plumbers on even calendar years.
2. Heating systems located in the Elderly Developments are serviced by in house
plumbers on odd calendar years.

Any problems identified by the plumbers during servicing are to be reported to the Director of
Maintenance.

Reports:
Completed work order.
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FALL RIVER HOUSING AUTHORITY

Elevator Inspection and Service Procedure

Objective:

To ensure the safe and continuous operation of all elevators at the following properties
listed below:

Two (2) Bates & Tower

Four (4) Cardinal Medeiros Tower
Two (2) Barresi Heights

Two (2) Cottell Heights

Two (2) Mitchell Heights

Two (2) Oliveira Apartments

Two (2) O’Brien Apartments

Two (2) Holmes Apartments

One (1) Bishop Eid Apartments

Policies & Procedures:

1. Daily, the site maintenance staff person will clean the elevator cabs and sills, check
the lighting in the cab and replace any burnt out bulbs, check all call buttons, and
determine that each elevator is operable. In the event that an elevator is not
functioning properly, he/she will report this to the site Facilities Maintenance
Manager/Working Leader, who in turn will contact the service contractor, currently,
DELTA-BECKWITH.

2. The service contractor is responsible for inspecting and servicing each elevator at least
twice a month. The tasks to be completed and the frequency for each task are defined
in the elevator preventative maintenance agreement.

Reporting:
1. The site staff person notes any problem with the elevator cabs or general operation
and reports verbally to the Facilities Maintenance Manager/Working Leader.
2. The service contractor is responsible for filling in the Elevator Preventative
Maintenance Chart maintained at the time of each servicing.

External Inspection:
Annual inspection performed by State Elevator Inspector.
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FALL RIVER HOUSING AUTHORITY

Emergency Generator

Objective:

To ensure the continuous provision of power to key building systems during electrical
power outages.

Policies & Procedures:

The site maintenance person is responsible for monitoring and maintaining a log of the
programed weekly test to ensure the continuous provision of power to the development.

Annually, the FRHA electrician along with their independent contractor, currently RALCO
ELECTRIC, will perform a general inspection.

Any problems identified by the electrician during the inspection are to be reported to the
Facilities Management Department.

Reports:

Inspection Report delivered to the Facilities Management Department.
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FALL RIVER HOUSING AUTHORITY

Electrical System Inspection Procedure

Objective:

To ensure the continuous provision of electricity to all Federal and State sites.

Policies & Procedures:

The electricians are responsible for performing all tasks necessary to ensure the
continuous provision of electricity to the development.

Annually, the electricians will perform a general inspection of the electrical system including
(but not necessarily limited to):

A. Pulling the main circuitry boards

B. Checking all circuit breakers and circuit breaker boxes
C. Checking all main feeders

D. Tightening all lugs

Any problem identified by the electrician during the inspection are to be reported to the
Facilities Management Department.

Reports:

Completed Work Order.
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FALL RIVER HOUSING AUTHORITY

Back Flow Prevention Inspection Procedure

Objective:

To prevent water from flowing back into the water supply.

Policies & Procedures:

1. Annually, the local water & sewer department will perform a back flow inspection.
2. All repairs or replacement of the back flow valves will be made by a licensed Back
Flow Technician.

Reports:

The local water & sewer department will provide a copy of the inspection report.
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FALL RIVER HOUSING AUTHORITY

Roof Inspection and Service Procedure

Objective:

To identify necessary maintenance, repair and replacement of building roofs to
minimize damage to facilities resulting from faulty roofing.

Policies & Procedures:

At least quarterly, the Facilities Maintenance Manager/Working Leader will inspect the
flat roofs for:

A. Clogged drains and water standing on the roof;
B. Debris requiring removal;

C. Problems with exhaust fans;

D. Signs of flashing discrepancies;

Periodically these inspections should be made while it is raining.

Reports:

Quarterly “Building and Grounds Inspection” reports to be submitted to the Facilities
Management Department.
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FALL RIVER HOUSING AUTHORITY

Fire Extinguisher Policy and Procedure

Objective:

To ensure that all fire extinguishers are in proper working order and maintained in
accordance with applicable codes.

Policy & Procedure:

1. Routinely the Facilities Maintenance Manager/Working Leader is responsible for
checking that all fire extinguishers are in their proper location and that the seal is
unbroken and the inspection tags are in place. Any exception should be noted on the
“Building & Grounds Inspection” report and brought to the attention of the Director
of Building and Grounds.

2. Annually, all fire extinguishers are inspected by an independent contractor, currently
FIRE PRO. Inspections are noted by the contractor on the inspection tag attached to

each unit.
3. At least every five (5) years, each unit must be pressure tested by an independent
contractor.
Reporting:

1. The Facilities Maintenance Manager/Working Leader is responsible for reporting any
missing or damaged fire extinguishers on the “Building & Grounds Inspection”
report.

2. Annual inspections will be noted on the inspection tag attached to each extinguisher
by the contractor.



FALL RIVER HOUSING AUTHORITY

Fire Alarm System Inspection and Service Procedure

Objective:

To ensure that the fire alarm system is operating properly and is maintained in
accordance with applicable ordinances and codes.

Policies & Procedures:

1. Fire Alarm System Inspection and Servicing is conducted by an independent licensed
contractor, currently RUSTIC FIRE PROTECTION, who will be responsible for
inspecting and servicing each alarm system at least every three months.

2. At least annually the contractor will test each device related to the system to ensure
it is functioning properly. Each pull station, smoke detector and heat detector will be
tested. It is typical that 25% of these devices will be tested each quarter as the
contractor perform his/her quarterly inspection and servicing.

Reporting:

The independent contractor submits copies of the “Quarterly Inspection Report” to both
the Facilities Management Department and the local Fire Department.



Objective:

FALL RIVER HOUSING AUTHORITY

Sprinkler System Inspection and Service Procedure

To ensure the continuous, efficient operation of the sprinkler system.

Policies & Procedures:

1. Annually, site management staff conduct apartment inspections, and all sprinkler

Reporting:

heads should be visually inspected as part of the inspection. Any appearance of a
deficiency should be reported following the proper work order procedure.
. Sprinkler systems require servicing and inspection by an independent licensed
sprinkler system company. The servicing process should include, but not limited to,
the following:
a. Flow testing to insure that the fire alarm will go off if the sprinkler system is
triggered.
b. Sprinkler pump testing for fire pump and/or jockey pump. (The contractor
may subcontract this testing)
. Sprinkler System Inspections are tested quarterly by FRHA independent contractor
currently, RUSTIC FIRE PROTECTION.

Independent Contracting Reports are generated during quarterly inspections with
copies to the Facilities Management Department as well as the local Fire Department.



FALL RIVER HOUSING AUTHORITY

Smoke Detector and Carbon Monoxide Inspection Procedure

Objective:

To ensure that all smoke detectors and carbon monoxide detectors are operable.

Policies & Procedures:

1. Routinely, all maintenance staff are instructed to have (batteries, extra devices) on
their person when dispatched to any type of work order request inside a residential
unit. Should it be discovered that any of these devices is inoperable it should be
repaired/replaced at that time.

2. Annually, site management staff conducts apartment inspections and both devices
should be tested as part of the inspection, any failures should be reported following
the proper work order procedure.

3. Common area devices are tested quarterly by the FRHA independent contractor
currently, RUSTIC FIRE PROTECTION.

Reports:

Quarterly Building & Grounds inspection reports to be submitted to the Facilities
Management Department. Apartment Inspection Reports are submitted to the site
management office and Independent Contractor Reports are generated during quarterly
inspections with copies to the Facilities Management Department as well as the local Fire
Department.



THE FALL RIVER HOUSING AUTHORITY
Policies and Procedures for Apartment Inspection

Summary

Apartment Inspections are performed by the FRHA site management staff. These inspections
are to be performed in accordance with Federal Standard Uniform Physical Conditions
Standards (UPCS) so that all units are decent, safe, sanitary and in good condition. At least forty
eight (48) hours prior to the inspection, the site management staff prepares and delivers a
written notice advising the resident that the unit will be inspected. If the resident denies access
or fails to respond, the inspection will be rescheduled, and a second notice is then delivered to
the resident. If access is still denied, then the FRHA staff will follow legal lease procedure that
authorizes FRHA staff to enter the unit and complete the inspection. These procedures are
performed at all Federal and State Site Properties.

Once in the unit, the staff person will conduct housekeeping and UPCS inspection, documenting
any sanitary code violation, damage to the unit, and needed repair on the inspection form.
Upon completion of the inspection, the staff person may if possible, have the resident sign the
inspection form and provide a copy. The staff person then returns the inspection reports to the
office in order to generate necessary work orders to make all necessary repairs. In the event
that a repair is an emergency, the site staff contacts the Maintenance Department/Work order
Clerk to report the emergency repair.



FALL RIVER HOUSING AUTHORITY
Policies and Procedures for Apartment Inspections

Functional Overview

Each occupied residential unit under the management of the Fall River Housing Authority
(FRHA) must be inspected at least annually to ensure that the unit meets the Standard of the
State Sanitary Code and FEDERAL STANDARD HUD UPCS standards as well as to identify any
necessary maintenance or property damages caused by the residents or routine wear and tear.
Additionally, the apartment inspection provides development staff with the opportunity to
perform a housekeeping inspection to ensure that the resident is maintaining the unit in
accordance with the standards defined in the lease. As landlord, the FRHA is responsible for
code compliance regardless of the cause (i.e. resident induced violation). The inspection
provides FRHA staff with the opportunity to evaluate firsthand the resident’s compliance with
the terms of the lease. A copy of the form to be used in the inspection is attached hereto as an
appendix to this plan.



INTRODUCTION

The Fall River Housing Authority administers over 2300 units of family, elderly and disabled
affordable housing at twenty six (26) locations. It is committed to maintaining warm, dry, safe
and clean residential units beyond the minimum standard.

The maintenance plan which follows has four essential components: Apartment Inspections,
System Inspections, Work Order Processing and Preventative Maintenance. The Fall River

Housing Authority recognizes that the performance of these tasks is essential if the FRHA is to
reach their stated objective.

In furtherance of its objective the Authority shall use the FEDERAL STANDARD HUD UPCS
inspection standard in performing all of the inspections performed upon its properties.
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FALL RIVER HOUSING AUTHORITY

Deferred Maintenance Plan

Deferred maintenance is maintenance upgrades, repairs or routine work that is postponed until
future funds are available, weather conditions improve or for some other reason.

As an operating procedure the FRHA does not participate in a deferred maintenance program.
It is understood that all work order category types should be addressed within the time frame
assigned to the specific work order category. It is further understood that an emergency should
never fall under deferred maintenance.

Should there be an absolute need to defer a maintenance issue, the appropriate work order will
be generated and the Maintenance Leader/Foreman will confer with the Director of
Maintenance. A spreadsheet will then be established, listing all the specifics, such as, date,
description, location, cost and estimated completion date etc. This issue will later be discussed
at the monthly scheduled maintenance meetings.
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FALL RIVER HOUSING AUTHORITY

Mission Statement

To provide living units to all residents that are warm, dry and safe and also to exceed all
building and sanitary codes.

To promote a safe environment for all employees and visitors while conducting ourselves as
good neighbors within the community.
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FALL RIVER HOUSING AUTHORITY

Preventative Maintenance Plan

There are several components that make up the FRHA preventative maintenance plan.

Quarterly Building & Ground Inspections:

To be conducted January-March, April-June, July-September, October-December. The
FMM/Leader conduct these inspections of common areas (to include hallways, stairwells,
community rooms), building systems, building exterior, and site (to include grounds, fences,
parking lots, private roads, sidewalks, play areas) for any potential problems in accordance with
UPCS standards while utilizing the quarterly B & G inspection form.

Heating & Hot Water Systems:
The FRHA trades people conduct annual inspections and servicing of these building
systems.

Fire Alarm & Sprinkler Systems:
The FRHA contracts with independent contractors for the inspection and testing of
these systems.

Small Engine Equipment:
The FRHA contracts with independent contractors for the servicing of small engine
machines.

Vehicle Fleet:
The FRHA has all maintenance vehicles serviced by local service centers on an annual

basis.
Security Cameras:

The FRHA has contracted with an independent consultant for the servicing of all
cameras and equipment.
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FALL RIVER HOUSING AUTHORITY

Emergency Response Service

The FRHA does have an after hour on call system to respond to emergency maintenance
request twenty four (24) hours a day with a work order system that documents the results of
that response.

The Maintenance Answering Service notifies the second shift staff person between the hours of
4:00pm — 12:30am for any resident requested work order, and the on-call supervisor from
12:30am — 7:30am for any resident requested work order. This includes weekends and holidays.
The After Hour work order log is then forwarded to the Work Order Clerk on the next business
day to be entered into the work order database.
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FALL RIVER HOUSING AUTHORITY

Work Order Category Type

. Annual Inspections:

Any deficiencies found during FRHA annual inspection of all units.
To be completed (30 days or less)

Emergencies:
Fire, Flooding, Gas odor, Power failure, No heat, Blocked toilet, Blocked drain, No
hot water, Smoke/CO detector failure, Lock out, Appliance failure
To be completed (24-48 hours or less)

. Vacancies:

Any work required to turnover for occupancy as soon as possible.
To be completed (30 days or less)

Preventative Maintenance:
Quarterly Building & Grounds inspections, annual building system inspections,
servicing and testing.
To be completed (30 days or less)

Routine:
Weekly cleaning of offices, maintenance areas, laundry rooms, community
rooms, grounds, grass cutting and snow removal.
To be completed (7 days or less)

Requested:

Resident generated requests.
To be completed (14 days or less)
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FALL RIVER HOUSING AUTHORITY

After Hours Work Order Processing (Monday through Friday 4:00pm — 7:30am Weekends & Holidays)
Summary

If the request for maintenance is reported between 4:00pm and 12:30am including weekends
and holidays, the maintenance answering service notifies the Second Shift staff person for work
order completion. If the request for maintenance is deemed an emergency in accordance with
FRHA guidelines, the second shift staff person will contact the on-call supervisor. The supervisor
will travel to the location and initiate the appropriate action to abate the emergency and totally
resolve the problem if possible.

If the request for maintenance is reported between 12:30am and 7:30am including weekends
and holidays, the maintenance answering service notifies the on call supervisor. The on-call
supervisor will then initiate the appropriate action to abate the emergency or complete the
request for maintenance by utilizing the Amp staff person first, then the two (2) or four (4) hour
overtime list accordingly, to resolve the problem.

The After Hour work order log is then forwarded to the work order clerk on the next business
day to be entered into the work order database.
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FALL RIVER HOUSING AUTHORITY

Work Order Processing (Monday through Friday 7:30am — 4:00pm)
Summary

During regular business hours, the site management office receives requests for work orders,
enters all pertinent information into the Work Order database including a job priority code, and
generates the work order. Once the work order has been processed in the system, it is
distributed to the site Facilities Maintenance Manager/Working Leader who is responsible for
coordinating the completion of all work orders for the Development/Amp in a timely fashion
based on its priority status. The FMM/Working Leader assigns each work order to a
maintenance worker for completion.

From time to time, the Director of Maintenance/Building & Grounds may determine to initiate
the work process on an order that has yet to be processed through the computer/work order
system. This may happen either due to the emergency status of the job or as a result of staff
availability. In such a case, the Director of Maintenance/Building & Grounds will give a directive
in lieu of a work order, once the work order is generated, it will be completed and closed out in
the system.

Upon receipt of the work order, the staff person goes to the location to begin the job. If the
staff person is unable to complete the task, gain access to the unit, or lacks the available parts,
they should write the explanation on the work order and inform the FMM/Leader so that
arrangements can be made for completion. If the work can be completed, the assigned staff
person should fill in the appropriate section of the work order and return to the FMM/Leader
so that it can be closed out by the Work Order Clerk in the computer system.
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