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Stutsman County Housing Authority again saw tremendous change during the last fiscal year.  Our waiting list 
grew to over 200 households at one time, and now has shrunk to around 50 households.  We experienced a 
freeze on adding households to the program from September 1, 2010 until April 2011 due to limited federal 
funding.  The Section 8 program was the target of massive cuts with a late federal budget bill, and continues to 
be a target for the balance budget / federal debt deal. 
 
During the last fiscal year, SCHA processed 264 applications for assistance and placed 75 households on the 
program.  Our program saw a growing need from families and seniors, while our housing market in Stutsman & 
Logan Counties remained tight. 
 
Despite a national cut in housing funds, the growing need for housing assistance did help SCHA receive an 
increase in funding.  SCHA received $98,515 each month during 2010, and now receives $100,092.  However, the 
administrative budgets for housing authorities across the country were cut sharply. 
 
While the federal budget battles continue, SCHA continues to see a tight housing market in Jamestown and 
surrounding communities.  SCHA is working diligently in ways to adapt and is strongly committed to helping 
families reside in our area. 
 

 
Dave Klein 
Executive Director



MISSION STATEMENT 
 
It is the mission of the Stutsman County Housing Authority to provide safe, affordable housing opportunities for 
persons with low and moderate income and to promote economic self-sufficiency of families. 
 

SCOPE OF OPERATIONS 
 
The Stutsman County Housing Authority (SCHA) was established as a quasi-county entity on March 6, 1968.  The 
Stutsman County Commission appoints a five-member Board of Commissioners.  This report covers the fiscal 
year July 1, 2010 to June 30, 2011. 
 
Through an Annual Contribution Contract with the U.S. Department of Housing and Urban Development (HUD), 
the SCHA administers the Section 8 Housing Choice Voucher Program.  SCHA received $1,191,642 for Section 8 
assistance during fiscal year 2011.  In fiscal year 2011, SCHA provided $1,230,894 in assistance to families in 
need. 
 
The agency provided $20,665 in rental assistance for persons using a single-room occupancy program.  SCHA 
and the landlord ended the single-room occupancy program on June 30, 2011.  In addition SCHA assisted 119 
families in the region with $26,692 in security deposits through the HOME Grant Fund administered by the 
North Dakota Department of Commerce. 
 
 



YEAR IN REVIEW 
 
Fiscal year 2011 was a busy year for SCHA, staff, and board commissioners.  Here are some highlights of fiscal 
year 2011. 
 
Move to new space 

SCHA moved to the Jamestown Business Center in November 2010.  SCHA is in the former Merrick Law 
Firm space on second floor.  The move allowed SCHA to make some ADA adjustments, have a waiting 
room, expand access, and maintain a downtown presence. 

Continued HUD funding, small increase HAP 
SCHA received some additional funds to provide housing assistance to area family because of the 
demand and increasing costs over the previous year.  Clients require additional assistance due to 
stagnant incomes and rising rent and utility costs, consequently SCHA is assisting fewer households.  
SCHA froze program admissions for several months to meet budgeted amounts.  During this time, 
household numbers decreased from normal terminations and portability. 

Large decrease in admin budget, cut staff 
While the housing assistance increased, the administrative budget decreased.  SCHA made staffing 
adjustments by reducing all staff hours and pay by 10%.  Salaries and benefits remain the largest cost for 
SCHA.  While the staffing is down the workload did not change. 

New software 
SCHA made the switch from TenMast software to Emphasys starting in July, and full implementation by 
August 15.  This software is creating numerous efficiencies and over time will also reduce paper waste 
and errors.  Starting September 1, the software is also allowing SCHA to pay landlords via direct deposit.  
SCHA partnered with Ramsey, Cavalier, and Dickey/Sargent Counties to implement the software in a 
cost efficient manner. 

Applications decrease 
Application requests decreased due to the large waiting list SCHA experienced.  In addition, SCHA 
implemented a new policy that applications are available by stopping at the office.  SCHA no longer 
mails applications due to cost and poor returns. 

HOME funds continue 
SCHA continues to receive allocations for the HOME funds to provide security deposits for families in the 
region.  HOME funds are federally allocated to the state, and were discussion of cuts by U.S. Congress 
and possible reallocation due to Minot flooding. 

SRO program discontinued 
The SRO / Mod-Rehab program was discontinued on June 30, 2011 as the contracts expired.   The SRO 
program lost money for the landlord and housing authority over several years.  Human Service Center, 
State Hospital, and SCHA are working on ways to continue serving this special population.  SCHA issued 
housing vouchers to those currently residing to ensure they would not become homeless. 

Change in board members 
Wade Williams decided to step down from the Board of Commissioners in June 2011.  Mr. Williams 
served on the board for nearly 30 years, and continues as a fierce supporter.  Tonya Perkins, a social 
worker at the ND State Hospital, agreed to serve on the Board of Commissioners. 

 
 



Strategic planning for city of Jamestown 
Our Executive Director, Dave Klein, participated in the strategic planning process for the Jamestown city 
government.  Housing plays an important role in the vitality of every community, including at the 
government level. 

Strategic alignment with other county housing authorities 
SCHA is strategically aligning itself with other housing authorities to provide more efficiencies, better 
services, common forms and policies, and business continuity.  Current alignments include software with 
Ramsey, Cavalier, and Dickey/Sargent Counties, and documentation alignments with those counties and 
Cooperstown Housing Authority. 

USDA Rural Development 
USDA Rural Development has approached SCHA about subsidized housing and the possibility of 
developing housing for the area.  SCHA is in the process of requesting funds for a county-wide housing 
study to determine what housing is needed, and how to best approach developers.  This includes 
looking at the possibility of housing for specialized populations served by Alpha, Progress, and other 
organizations. 

Community Coalition 
SCHA has played an active role in the Community Coalition.  Community Coalition is a Stutsman County 
group consisting of organizations that provide assistance to needy families.  In addition to discussing 
local topics and developing solutions, SCHA has helped bring training and materials from other areas to 
Stutsman County.  An example is the upcoming training on “Hoarding.”  The training is online and will 
serve as a catalyst for local agencies to develop plans and procedures. 

Administrative plan 
SCHA underwent some major changes to the administrative plan during the past year.  We will be 
aligning our policies with several other housing authorities in the coming months.  Some policies were 
requirements of HUD and other federal agencies. 

Personnel manual 
SCHA also updated the personnel manual that was last revised in 1997.  Numerous policies were added, 
and the board adopted the Stutsman County Personnel Manual as the main policies, unless SCHA 
required a variation.  This will provide consistency in policies and reduce redundancy. 

Position descriptions 
Again, the descriptions were last updated in 1997.  Several positions were eliminated, software changed, 
and programs changed since the last update.  Descriptions were made separate from the Stutsman 
County descriptions because of the different requirements.  In addition, the board approved more 
flexible descriptions to allow for future changes without readopting new descriptions. 

 



ADMINISTRATIVE BUDGET 
During fiscal year 2011, SCHA spent approximately $258,049 on the administrative budget.  This is higher than 
the $253,137 budget for the year, but included several upgrades necessary for the business. 
 

AUDIT 
Each year, an auditor reviews the financials for Stutsman County Housing Authority.  The audit will take place 
during the month of October, and final documentation will be available to the board of commissioners in 
December 2011.



INCOME LIMITS AND RENTS 
 
To be eligible for rental assistance, a household’s income must not exceed 50% of the median income as 
established by the federal government.  Effective October 21, 1999, federal regulations mandated that 75% of 
all new admissions must be in the exceptionally low-income category (less than 30% of median income). 
 

Stutsman County  Logan County 

Family size Exe. Low 30% Very Low  Family size Exe. Low 30% Very Low 
1 person 13,200 22,000  1 person 12,350 20,550 

2 persons 15,100 25,150  2 persons 14,100 23,450 
3 persons 17,000 28,300  3 persons 15,850 26,400 
4 persons 18,850 31,400  4 persons 17,600 29,300 
5 persons 20,400 33,950  5 persons 19,050 31,650 

 
 
After a family has been determined eligible for the rental assistance, their portion of the rent obligation is 
determined by federal regulations.  In the voucher program, the subsidy is the difference between 30% of the 
adjusted gross income and the applicable payment standard.  If the rent exceeds the payment standard at the 
time of initial certification or at any move to a new unit, the family may pay the difference up to a limit of 40% of 
the adjusted gross income. 
 
The following deductions are allowed in the rental assistance program: 

 $400 per elderly or disabled household 

 $480 per minor child 

 An exemption for medical expenses, as defined by the IRS, incurred by an elderly or disabled household 
in excess of 3% of gross family income 

The cost of child care expenses incurred to allow a parent to work or attend school 
 
Market rates (rent plus utilities) are set by HUD each year, and authorized by the SCHA Board each September.  
The board sets payment standards between 90% and 110% of the HUD market rate.  The following payment 
standards are used for determining rental subsidies in the Voucher Program. 
 

Stutsman County  Logan County 

Size Rate  Size Rate 
1 bedroom 455  1 bedroom 454 

2 bedrooms 561  2 bedrooms 565 
3 bedrooms 755  3 bedrooms 796 
4 bedrooms 958  4 bedrooms 867 

 
Payment standards adopted October 1, 2010 – September 30, 2011



ANNUAL ACTIVITY – VOUCHER PROGRAM 
 

Month Vouchers used Ports Total Vouchers 
Used 

Total Vouchers 
Available 

% Used 

July 448 14 462 494 94% 
August 437 13 450 494 91% 

September 429 12 441 494 89% 
October 439 10 449 494 91% 

November 435 8 443 494 90% 
December 424 8 432 494 87% 

January 423 8 431 494 87% 
February 418 8 426 494 86% 

March 407 8 415 494 84% 
April 397 8 405 494 82% 
May 396 8 404 494 82% 
June 380 7 387 494 78% 

Totals 5033 112 5145 5928  
Average 419 9 429  87% 

 

ANNUAL ACTIVITY – SRO | MOD REHAB PROGRAM 
 

Month Rooms used Available % Used 

July 6 12 50% 
August 6 12 50% 

September 6 12 50% 
October 5 12 42% 

November 5 12 42% 
December 5 12 42% 

January 5 12 42% 
February 6 12 50% 

March 6 12 50% 
April 6 12 50% 
May 5 12 42% 
June 5 12 42% 

Totals 66 144  
Average 5.5  46% 

 



ANNUAL PLAN 
STUTSMAN COUNTY HOUSING AUTHORITY 

FISCAL YEAR BEGINNING 7/01/2011 
 

 
GOAL ONE:   To increase the availability of decent, safe and affordable housing by maximizing participation in 
Section 8 Tenant Based Rental Assistance Program.  
 
OBJECTIVES: 

1. The SCHA staff will monitor the HAP payments monthly to ensure that either 100% of all 
anticipated Annual Contributions Contract is utilized or that 95% of total units months are 
leased. 

a. PHA will continue to “issue” vouchers in an effort to utilize a greater amount of budget 
authority while maintaining financial stability.  

b. The housing authority developed waiting list preferences and required documentation 
for applicants claiming preferences.  Applicants are assigned a preference at the time of 
application and can request a review of the preference if proper documentation is 
provided. 

c. Victims of Domestic Violence 
i. Documentation required: Victims must sign a confidentiality release and/or 

provide a letter from a domestic violence center stating the center worked with 
the applicant. (Depending on availability and financials, this does not guarantee 
immediate placement) 

d. Individuals or families residing within Stutsman & Logan Counties (processed in the 
following order) 

i. Elderly and disabled households 
ii. Families with minor children 

iii. Singles 
iv. Applicants must provide documentation demonstrating a residence in Stutsman 

or Logan Counties.  Documents must show a current Stutsman or Logan County 
address (PO Box addresses not accepted).  Acceptable documents include pay 
stubs, utility bills, lease, cell phone or phone bills, or a notarized letter 
demonstrating established residence. 

e. Non-residents of Stutsman & Logan Counties (processed in the following order) 
i. Elderly and disabled households 

ii. Families with minor children 
iii. Singles 

2. The SCHA has entered into cooperative portability arrangements with other PHAs in the state to 
utilize any excess funds.  Although, SCHA will reduce portability arrangements when possible to 
support additional assistance locally. 

3. SCHA will provide rental assistance program throughout its jurisdiction by providing assistance 



to families at or below 50% of area median income while targeting 75% of all new admissions to 
families with exceptionally low incomes of less than 30% of median. 

a. SCHA has established a tracking mechanism to select applicants to meet the 75% target.  
4. If invited by HUD, SCHA will submit application to administer Section 8 Housing Choice Vouchers 

provided to families living in developments affected by the “opt-out” by owners of the project 
based Section 8 program.  

5. Conduct a housing survey to use in the setting of the Payment Standards in the 90-110% range 
of the Fair Market Rents. 

a. HUD proposed new market rates effective October 1, 2010.  SCHA will review and if 
needed, adjust rates to ensure applicants can find affordable housing locally.  

6. Through efficient management of program, the SCHA will maintain its Restricted Net Assets 
fund which will be used to increase housing opportunities. 

7. Through various forms of print media, the SCHA will educate the participants, the landlords and 
the community on agency programs and guidelines. 

8. Through constant monitoring, the SCHA will insure effective management of the voucher 
program resulting in the Section Eight Management Assessment Program (SEMAP) rating of high 
performer.  

9. SCHA will work with local, regional, and state agencies to provide transitional services for 
families relocating with special needs. 

 
GOAL TWO: To assist families in the nine count region obtain affordable housing by providing a grant up to $250 
for security and/or utility deposits. 
  
OBJECTIVES: 

1. Act as lead agency in a regional coop application to the North Dakota Division of Community 
Services for tenant based rental assistance funding under the HOME program. These funds will 
be used in emergency situations to prevent homelessness or to assist persons in transitional 
housing to secure permanent rental housing. Funds will also be used to assist low income 
families in securing a more affordable rental unit. 

2. Provide sound fiscal management of grant funds. 
3. Request North Dakota Division of Community Services to release unexpended funds for the 

HOME Tenant Based Rent Assistance program. SCHA will partner with other groups and 
agencies to increase the availability of funds. 

 
GOAL THREE:  To provide technical assistance to other housing authorities in the nine county region and to 
establish consortiums to administer any or all housing programs if requests by other PHAS. 
 
OBJECTIVES: 

1. The Executive Director and various staff members assist other PHAs by providing technical 
assistance at quarterly round tables, through phone inquires and at local agencies. 

2. Participate as presenter for Roundtables for ND PHAs. 



3. Provided technical assistance to other small housing authorities in the region. 
4. Provide quality control services to other housing authorities. 
5. Attend state, regional and national conferences and share information with smaller PHAs with 

limited resources. 
6. Establish a resource center for Directors and Boards of Commissioners. 
7. Director will present training on Section 8 to any housing authority as requested. 

 
GOAL FOUR:  To increase communication with landlords, tenants, applicants and other through the use of 
website. 
 
OBJECTIVE: 

 SCHA has a website www.stutsmancountyhousing.com and will use that website to develop a newsletter 
viewers can read.  New developments will be posted on the website, unless required by law to send via 
mail.  

 
The Stutsman County Housing Authority will carry out all activities and items listed in this Plan in compliance 
with all applicable civil rights requirements and that the Stutsman County Housing Authority will affirmatively 
further fair housing. 

http://www.stutsmancountyhousing.com/


SCHA INFORMATION 
 

Stutsman County Housing Authority 
300 2nd Ave NE – Suite 200 

Jamestown, ND  58401 
Phone: 701-252-1098 

Fax: 701-252-7735 
Web: www.stutsmancountyhousing.com 

 
Employees: 

David Klein, Executive Director 
Linda Griffith, Program Manager 

Cel Schlafman, Administrative Assistant 
 

Board of Commissioners: 
Kelly Krein, Chairperson 

Allen Falk 
Carolyn Tomlin-Cichos 

Sandy Bendewald 
Tonya Perkins 

http://www.stutsmancountyhousing.com/
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