






Jacksonville Housing Authority 
Deconcentration Policy 

 

This Deconcentration Policy complies with 24 CFR § 903.2 Subpart A 

The Jacksonville Housing Authority (JHA) has established eligibility guidelines that will bring higher 

income tenants into lower income developments and lower income tenants into higher income 

developments. JHA will gather data and analyze, at least annually, tenant characteristics of its public 

housing stock, including information regarding tenant incomes, to assist in the deconcentration efforts. 

The following measures have been utilized to achieve deconcentration of poverty in the public housing 

communities: 

• The JHA has an established working preference based on a 2 to 1 formula. 

 

• JHA has implemented a site-based waiting list for the Baldwin Apartment Community to promote 

deconcentration. 

 

• JHA contracts with Lindsey Terrace Apartments a privately owned tax credit complex for 84 units 

for public housing individuals and families. 

 

• JHA has purchased communities outside Jacksonville’s Urban Core in its deconcentration efforts. 

Such as: 

o Anders, Forest East & West Apartments, 32216 

o Baldwin Apartments, 32234 

o Carrington Place, 32246 

o Colonial Village, 32210 

o Southwind Villas, 32216 

o Victory Pointe Apartments, 32205 

 

• JHA purchased Gregory West Apartments, 162 units, an affordable community that is market rent 

located in the 32210 area. 

 

• JHA has completed the new construction RAD PBV/LIHTC property The Waves, and has 

completed rehabilitation of Jacksonville Beach Redevelopment, Centennial Towers, and Hogan 

Creek. The agency continues to analyze the viability of conversions of other properties. Properties 

being considered include Oaks at Durkeeville, Carrington Place, Centennial Townhomes East / 

West, and Fairway Oaks. 

Various incentives may be used at different times but will always be provided in a consistent and 

nondiscriminatory manner. The JHA will work towards deconcentration goals; however, if there are 

insufficient families on the waiting list or transfer list, under no circumstances will a unit remain vacant 

longer than necessary. 



 



Jacksonville Housing (JH) continues to meet and exceed industry standards. The low-income public 
housing remains a HUD-designated high-performer. JH is proud to continue to serve families by 
providing safe, clean and affordable housing, and effective social services for residents in the Jacksonville 
Metropolitan area.  
 
The HCV program continues to maintain a high lease up rate. The HCV program portfolio continues to 
grow and now includes Mainstream Vouchers, Family Unification Program, Family Unification 
Program—Youth.  
 
Our Public Housing division continues to function effectively and efficiently as a successful property 
management company. Public Housing has maintained an overall vacancy rate of less than 1%, with an 
average of 99.5% occupancy. During Fiscal Year 2024 to date, maintenance completed an average of 
3,423 work order requests per month, completing more than 30,800 through June 2024. The 
implementation of new software and mobile devices has allowed our team to streamline how we manage 
our assets and provide quality services to our residents in accordance with our Agency’s strategic goals. 
With the implementation of our digital platform, our residents have the ability to conduct their business 
online by way of RENTCafé. Our customer service has been improved through continued employee 
trainings, workshops, and monthly resident community meetings which provide our residents opportunity 
to discuss community matters. 
 
The success of the Resident Services Department is centered on providing direct case management, 
community outreach, supportive services, and economic incentives to increase self-sufficiency among our 
very low to moderate income families, so they can achieve economic stability, independence, and 
improve the quality of their lives. During FY2024, the resident services team directly assisted 2,630 JH 
families and seniors with direct services through service coordination, community resources, referrals, 
and employment opportunities.  The FSS, ROSS, and Senior Services programs provide case management 
to approximately 1,200 residents annually, and approximately 30—50 FSS participants will graduate from 
our programs, securing permanent, gainful employment, homeownership, post-secondary education, 
and/or receive their accrued escrow to aid them on their path toward self-sufficiency.  In addition, over 
500 children will participate in summer camp, receive back-to-school supplies, and participate in the free 
lunch program at JH communities.  At Victory Pointe and Southwind Villas, the HICKS Prep/Scholarship 
program engages our youth starting from 7th grade through college prep tutoring and SAT prep for 
students to receive fully paid scholarships to attend the University of North Florida.  The Southwind 
JobsPlus program was launched in FY21 and has had a positive response from the community. Over 200 
Southwind residents are in various stages of the JobsPlus program, either enrolled, completing the 
assessment, and/or have gained full-time employment or job training. Section 3 initiatives have been 
promoted by hosting vendor summits, sharing employment opportunities, and resident outreach. 
Additionally, the Neighborhood Network Center (NNC) at Brentwood provides GED instruction for 
approximately 50—100 adults annually (including testing, instruction, and exam prep), and offers 
Brentwood residents the opportunity to attend 1—2 job fairs annually at the community, with the chance 
to receive an employment offer immediately after the interview.  Overall, JH Resident Services 
Department’s goal is to provide self-sufficiency and wellness activities for approximately 3,000—5,000 
families and seniors annually.  
 
The Capital Fund Program continues to finance improvements and the modernization of our real estate 
portfolio owned by Jacksonville Housing. The Capital Fund Program is a Five-Year Plan, which was 
submitted and approved by HUD on 10/21/2020, and allows for modernization and required upgrades of 
major systems at the properties. This process is continuous and ongoing; during the last year, projects 
completed include new roof replacements on several properties, upgraded kitchens, plumbing projects, 
property signage, sidewalk repairs, drainage, paving, tree removal, unit modernizations, HVAC 
replacements, and elevator maintenance. 



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part I: Summary

PHA Name : Locality (City/County & State)
Original 5-Year Plan Revised 5-Year Plan (Revision No:                 )

Jacksonville Housing Authority

X

2577-0274

02/28/2022

PHA Number: FL001

Status: Approval Date: Approved By:Approved 10/21/2020 EPIC SYSTEM

A. Development Number and Name Work Statement for Work Statement for Work Statement for Work Statement for Work Statement for

2020 2021 2022 2023 2024Year 5Year 4Year 3Year 2Year 1

BLODGETT HOMES (FL001000032) $231,030.00 $220,149.00 $333,424.00 $394,500.00$616,427.00

BRENTWOOD LAKE (FL001000048) $725,816.00 $324,677.00 $402,114.00 $707,060.00$423,677.00

CARRINGTON PLACE APARTMENTS (FL001000050) $126,584.00 $287,250.00 $327,083.00 $394,500.00$333,700.00

CENTENNIAL TOWNHOUSE (FL001000018) $753,245.00 $386,325.00 $302,492.00 $394,500.00$295,200.00

COLONIAL VILLAGE (FL001000046) $99,124.00 $326,805.00 $309,821.00 $394,500.00$350,805.00

FAIRWAY OAKS (FL001000012) $275,799.00 $290,335.00 $327,437.00 $394,500.00$364,835.00

FOREST, ANDERS & SCATTERED SITES (FL001000015) $577,128.00 $226,913.00 $358,269.00 $394,500.00$370,913.00

OAKS AT DURKEEVILLE (FL001000036) $271,167.00 $580,198.00 $417,565.00 $394,500.00$440,198.00

RIVIERA APARTMENTS (FL001000047) $421,179.00 $216,670.00 $338,875.00 $394,500.00$370,670.00

SCATTERED SITES (FL001000027) $219,373.00 $315,127.00 $366,673.00 $394,500.00$391,927.00

Form HUD-50075.2(4/2008)



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part I: Summary

PHA Name : Locality (City/County & State)
Original 5-Year Plan Revised 5-Year Plan (Revision No:                 )

Jacksonville Housing Authority

X

2577-0274

02/28/2022

PHA Number: FL001

Status: Approval Date: Approved By:Approved 10/21/2020 EPIC SYSTEM

A. Development Number and Name Work Statement for Work Statement for Work Statement for Work Statement for Work Statement for

2020 2021 2022 2023 2024Year 5Year 4Year 3Year 2Year 1

SOUTHWIND VILLAS (FL001000013) $891,681.00 $703,155.00 $296,663.00 $394,500.00$406,461.00

TWIN TOWERS (FL001000010) $1,061,998.00 $1,438,067.00 $1,512,101.00 $586,500.00$899,595.00

VICTORY POINT (FL001000014) $147,545.00 $317,389.00 $340,543.00 $394,500.00$368,652.00

Form HUD-50075.2(4/2008)





FY2025 ACOP Changes w/ RAB & JALA 

Meeting Notes 

6/4/2024 1000 

 

JHA: Vanessa Dunn, Cordelia Parker, Laila Darby, Todd Aubuchon 

JALA: Mollie Stewart 

RAB: Patricia Balkcom, Felecia Brown, Sarah Wilson-Craft 

 

 

• VD all changes are HOTMA-related and mandatory; JH is implementing no discretionary policies 

• VD summarizes HOTMA and history  

• Section 102 – income reviews 

o Less interim reexams – 10% threshold for unearned income; no interims for increases in 

earned income 

o 9886 is now a one-time form 

o Can use income determinations from other programs 

o No requirement to review EIV at interims 

o Increase to $525 for elderly/disabled 

o Additional income exclusions under 102 

o Increase in unreimbursed health and medical care expenses to 10% phased in over two 

years 

o Imputed income for assets increased to $50k from $5k 

o Hardship relief for expense deductions 

o No questions by JALA / RAB 

• Section 103 – Income Limits 

o PH over-income families 

o No questions by JALA / RAB 

• Section 104 – Assets 

o $100k asset limit for admission to program 

o Suitable real property 

o Retirement and educational savings accounts are not included as net family assets. 

o Families can self-certify assets under $50k 

o Deductions and asset limitations will be adjusted for inflation annually 

o No questions by JALA / RAB 

• Other 

o EID terminated 12/31/23 for new enrollments 

o PHAs don’t have to do periodic zero-income reviews, and may accept family self-

certification of zero income as highest level of verification 

• VD will be conducting evening resident meetings at properties to discuss changes during June 

 

RAB question – discussion on housekeeping inspections. If resident puts in request for work order, can 

entrance to unit result in unannounced housekeeping inspection? VD says that staff can absolutely address 

any material deficiency identified during entry to unit, and should not “turn a blind eye to it.” 

 

VD inquired if anyone had any additional questions. None. Adjourned at 1036 



















 

 

 

July 9, 2024 

Ms. Mary DeVries 
Jacksonville Area Legal Aid 
126 W. Adams St.  
Jacksonville, FL 32202 
 
Re: Follow Up to Public Comment Meeting on July 1, 2024 
 
Dear Ms. DeVries: 
 
Thank you for your participation and feedback in the development of the FY2025 Admissions and 
Continued Occupancy Policy (ACOP) for the Jacksonville Housing Authority.  
 
As stated in the meeting, JHA is committed to updating the Transfer Request Forms to include the 
definition for good cause refusal of a unit.  This definition is in the current ACOP, but as discussed will 
be included in the body of the form and subsequent letters approving or denying the request. 
 
Again, thank you for bringing the matter regarding NSPIRE Resident Feedback and Unit 
Recommendations to our attention.  Upon additional research, this initiative has not yet gone live.   
HUD has not provided any additional guidance to PHAs regarding an effective date of the 
implementation for this initiative.  I have reached out to our local Field Office as well as REAC 
Technical Assistance for any additional information that can be provided.  However, JHA is 
committed to ensuring our policies and procedures are updated to ensure the Resident Councils are 
actively involved in the process of unit selection for the purposes of NSPIRE. 
 
Lastly, the concerns regarding the Pet Policy requesting residents to be present during repairs.  The 
animal that attacked the maintenance mechanic was crated and was able to escape.  JHA is 
concerned about the safety of employees as they attempt to respond to requests from our residents 
to ensure the unit remains in compliance.   
 
JHA will require dogs and cats to be secured in a room that does not need to be entered to complete 
the necessary work.  However, in the case of efficiency units, or where entry to all rooms may be 
necessary, the owner will be required to be present.  The resident would initiate the rescheduling of 
the repair if they cannot be present, and JHA would work to reschedule the repair at a time convenient 
to the resident’s schedule. 
 
Again, thank you for your valuable partnership. 
 
Kind Regards,  
 

 
Vanessa L. Dunn, MPA  Acting President and CEO 
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