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2025 Port Jervis Community Development Agency (PJCDA) Composition 
and Overview 
 
Office Staff: 
Executive Director: Valerie Maginsky (F/T) 
Section 8: Administrator Nora Goetz (F/T) 
Case Manager: Jacqueline Bennett (P/T) 

Professional Services: 
Attorney: Matthew Witherow 
Fee Acct.: Polcari & Co.      
Fee Acct.: Giampaolo & 
Associates 
Bookkeeper: Independent 
Contractors 

2025 Agency Income Budgeted: $395,000 
Collected through December 2025: $413,817 

2025 Agency Expenditures Budgeted: $358,333 
Expensed through December 2025: $303,836 
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2025 PJCA Summary 

In 2025, the PJCDA operated within its budget while going through personnel changes in its bookkeeping and 

accounting area. The untimely passing its bookkeeper, Robin Tobey, in February 2025 subsequently led to a 

temporary shuttering of QuickBooks usage and a search for a new bookkeeper. Patricia Steffen from Budgeteer, 

LLC, was hired in March of 2025 and left in December 2025. A temporary bookkeeper position was approved by the 

board in December 2025, and Ms. Dawn Stawski was hired. The agency’s fee accountant, Firm Polcari & Co. 

declined consideration of another one-year contract in December 2025 and were replaced by Giampaolo and 

Associates. In late 2025, discussions began regarding the hiring of a full-time Program Assistant. This position was 

allocated as 25% bookkeeping and 75% Small Cities and partially Section 8 if needed. The search resulted in an 

offer and acceptance by Ms. Shannon Howard to begin work in January 2026. 

In the Section 8 – Housing Choice Voucher area, PJCDA staff attended several webinars in preparation of the 

sweeping changes in HUD administration, housed twenty-two (22) families, including five (5) homeless, 

maintained Section 8 and Mainstream vouchers despite increased rental costs and housing unit scarcity and 

completed all inspections including supervisory. A waitlist purge was completed in the summer of 2025. HQS 

Inspections, led by Mr. Lawrence Neumann, was hired as the agency’s Housing Quality Standard (HQS) 

inspector and began working in the field in January of 2025.  

Caseworker Bennett and Inspector Neumann attended HCV NSPIRE training in February of 2025, and both 

passed their certification exams. Caseworker Bennett and Administrator Goetz also attended Management 

Reports Incorporated (MRI) Housing Pro software training as well. 

Small Cities assisted with the procurement of more grants in 2025. Notably, the New York State Consolidated 

Funding Application for the Department of State Brownfield Opportunity Area (NYS CFA DOS BOA) application 

was submitted with help from consultants, Hudson Valley Pattern for Progress in July of 2025. The target area 

includes the west end of the city, including 100 Skyline Drive and the Erie roundtable. The New York State 

(NYS) Water Quality Improvement Project (WQIP) land acquisition had the Deerpark project close in the 

beginning of 2025 in Deerpark. The other project, Latini, is in process. In the last 10 years, this brings the 

PJCDA’s contribution to the city in grants and projects to $26,964,848. 

The PJCDA sought out and received funding for one of the three projects submitted under the NYS RISC grants 

which is the Reservoir 1 Spillway Reconstruction and 24” Water Main Replacement. The RFP was approved for 

publication at the end of 2024 and will be published in January 2025. 

In part due to housing unit scarcity and rising housing costs, rents are rising to and above HUD’s fair market 

rental rates. Section 8 staff, which is responsible for Housing Choice Vouchers (HCV) and Mainstream 

vouchers, worked hard to keep up with landlord and tenant changes. Throughout the year, 22 new families 

gained rental housing. 

Fair Housing training and outreach continues through the Section 8 program and Executive Director Maginsky 

as the city’s Fair Housing officer. 

In 2023, Section 8 paid landlords $1,849,629 in rental assistance for some 200 families. Administrative funds to 

the agency totaled $265,897. 
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Small Cities continued to address the City of Port Jervis’ needs by researching, writing, submitting and 

administering grants, preparing and giving public presentations, and attending networking events. In 2025, 

PJCDA ED Maginsky attended the Upper Delaware River (UDR) network action agenda, the Climate Resiliency 

advisor meeting, the Hudson Valley Regional Council annual conference, and the Orange County Chamber of 

Commerce dinner among many others. A service contract between city of Port Jervis and PJCDA was signed 

on 01/13/2025. 

 

The USDA Forestry Service Grant was withdrawn by the Port Jervis Common Council As Grant requirements, 

responsibilities and expectations are changing rapidly under the new federal administration. In 2025, as 

supported by US Congressman Patrick Ryan, the previously approved federal Community Project Funding for 

$825,000 towards a fire engine pumper was canceled along with all other Community Project Funding 

throughout the country.  

 

 The NY Building Recreational Infrastructure for Communities, Kids and Seniors (BRICKS) grant application for 

$12,000,000 for a new community center was applied for and denied in 2025 due to insufficient funds 

The Downtown Initiative Revitalization (DRI) awarded to the City on February 21, 2023, was a primary focus 

through 2025. Contracts for all four City DRI projects were executed and the PJCDA named the administrator 

of the Small Projects Fund for which scheduling is being worked out. A request for Proposal (RFP) for 

engineering for Jersey Avenue was sent out in late 2025 and four proposals are currently being scored. 

Financial and status reports are being finalized by E.D. Maginsky for all DRI projects. 

 

Applied for in November 2023, the NYS Department of Environmental Conservation grant for drinking water 

source protection plan (DWSP2), which is a no cost technical support grant to formalize protection of the city’s 

drinking water was awarded to the city in January 2024. Template information is being completed and 

discussed by the DWSP team. 

The PJCDA continues to meet with Jonathan Drapkin from City of Port Jervis economic development on 

current and future projects. 

Administratively, in 2025, the PJCDA Board of Directors remained the same. PJCDA office staff continued 

working a hybrid office schedule and moved to remote as needed through illness and personal-time-off, 

inclement weather and electrical office outages. 

ValerieMaginsky
Typewriter
3



 

2026 PJCA Objectives 

Ever vigilant as a public benefit corporation, the PJCDA continues to do its best to meet and exceed 

expectations for the betterment of the city. 

The PJCDA will continue to monitor and move forward with planning for the DRI projects and write, implement and 
administer grant projects that are approved by the Port Jervis Common Council. 

Housing availability continues to decrease, and costs continue to increase. As such, without new development, 

housing, both for sale and for rent, will continue to become more expensive and less available. The federal 

and state governments are emphasizing housing availability and adherence to Fair Housing law. As the city’s 

Fair Housing policy was last updated in 2010, E.D. Maginsky has reached out to Mayor Decker, and now Mayor 

Dominic Cicalese and legal counselor William A. Frank to encourage an update. 

The City will continue to report to the Pro-Housing Communities program. The City’s participation in this 

program is a pre-requisite for housing related grant projects.  

Nature-based solutions to flooding and heat are supported by NYS Climate Smart Communities projects. The 

PJCDA submitted a letter of support for the Sunflower City Open Space Initiate (OSI) project that supports a 

nature-based community solution of planting sunflowers with deep tap roots to mitigate local flooding 

particularly in the 4th Ward. OSI, the fiscal sponsor, was awarded a grant of up to $30,000 for this initiative. A 

launch event is scheduled for early 2026. 

Outreach to county, state and federal legislators and agencies will continue to be a priority. 

Section 8 will work to grow the Family Self-Sufficiency program to a point where it will be eligible for financial 

HUD caseworker support while it works to implement sweeping HUD changes to voucher processing and 

inspections. 

Training will continue as available and relevant. 
 
The agency will participate in the City’s single audit process to close 2023, 2024, and 2025.
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Port Jervis Community Development Agency - Housing Choice Voucher Program 
Nora Goetz, Section 8 
Administrator Agency Year-End 
Report - 2025 

 
2025 Projected Plans 2025 Results 

 

Pursue training as they arise Various webinars from HUD on upcoming 
changes to both the Voucher program and how 
inspections are performed 

Purge the waitlist This process was completed in August 2025 

Pursue funding opportunities as they arise Funding has been at a standstill, no new 
funding opportunities in 2025. 

Complete the file digitization ensuring all 

Section 8 files are electronic 

In process 

Pursue Vouchers for applicants aging out of 

foster care 

In process 

Grow the FSS program and apply for ½ 

caseworker funding when the NOFO (Notice of 

Funding Opportunity is published) 

Currently there are 9 FSS participants. Two 

were added in 2024. Currently, HUD is only 

funding previously funded FSS programs. 

Continuing to grow the Section 8 

Homeownership program 

In 2025 PJCDA wrote 4 Home ownership 

referrals for participants. We currently have 2 

potential Section 8 homeowners in the 

pipeline. 

Review and update the Administrative Plan and 
submit the 5-year plan within all deadlines. 

The PJCDA Admin Plan was completely 
rewritten in 2024 and successfully submitted 
along with the 5-year plan in July 2024. All 
deadlines were met easily. Confirmation of 
acceptance arrived in 2025. 

Implement HOTMA and NSPIRE changes and 
educate participants and families 

Systems were put in place in 2024 for 

implementation. However, even though HUD 

keeps this agency has implemented HOTMA 

changes. HUD has once again postponed 

NSPIRE to October 2026. This agency is ready 

for these changes 
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Implement direct deposit for landlord Housing 
Assistance Payments 

Implemented in December 2024, currently all 

landlord payments are direct deposited. 

Hire a part time inspector as an Independent 
Contractor 

The process began in 2024 and in January 

2025 Lawrence Neumann was hired. 

Conduct Landlord Outreach This process is ongoing 

Review /Establish Section 8 policy and 
procedures and continue to cross train staff 

This process is ongoing 

 
HOTMA and NSPIRE 
Implementing these changes had been the focus of 2025 and will continue to 2026. 

SEMAP and Audits 
Section Eight Management Assessment Program (SEMAP) was submitted in February 2025 and resulted in a high 
performer rating. The city audit firm of PKF O’Connor Davies reviewed 25 Section 8 files for the 2024 City Audit. 
No findings have been identified for the Section 8 program. 

Inspections 
All annual, biannual, pre-contract and quality control inspections were completed on time in 2025. 
 
Waitlist 
This agency continues to call applicants off the waitlist. In 2025, 25 applicants were called off the waitlist. With 
funding uncertainty, all waitlist activities stopped towards the end of 2025. In total, twenty-five vouchers were 
issued. From this number, there were only 7 new lease- ups. This is evidenced across the nation and housing 
authorities continue to struggle with ever increasing rents, housing shortages and funding that has not increased 
sufficiently enough to meet this need. The housing shortage in Port Jervis has reached critical levels and rents are 
inflated. It is very hard to find a unit in Port Jervis and most new participants are leasing in-place. All the new lease 
ups were residents of Port Jervis. 
Also of note is this agency is housing more and more homeless families, and the heads of households are gainfully 
employed. Seven of the families housed in 2025 were homeless or living in substandard housing. 

Mainstream 
As of December 1, 2025, Mainstream participants number 32 and growing. The agency allocation for Mainstream 
vouchers is 39. As HUD considers full allocation at 75%, which would be 29.25, the agency has fulfilled its standing 
obligation. 

Section 8 Homeownership 
This agency referred four participants to PathStone to begin the process. We currently have 2 potential 
homeowner participants. 
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Miscellaneous 
1. This office continues to operate on a hybrid schedule. Staff are typically in the office on Tuesdays and 

Thursdays and work remotely Monday, Wednesday and Friday. Participants are seen by appointment only. 

Applicant briefings are conducted in person. All HQS inspections are done in person. This agency is usually 

two months ahead of schedule and meets all deadlines easily. 

 
2. This agency continues to foster relationships with community agencies. Most notable in 2025 is the 

continued partnering with the Port Jervis Warming Station run by the Interfaith Council and the Mental 

Health Association of Orange County, who now has an office in Port Jervis. 

 
 

 
2025 Totals 
Housing Assistance Payments (HAP) 
Housing Choice Voucher (HCV) Payments $ 2,071,573 
Mainstream Payments $ 450,429 
TOTAL  $ 2,522,002 

HCV Administrative Monies  $ 244,031 
Mainstream Administrative Monies $ 44,556 
TOTAL  $ 288,587 
 
Projected Plans for 2026 

1. Pursue training opportunities as they arise. 

2. Pursue funding opportunities as they arise. 

3. Pursue Vouchers for applicants aging out of foster care. 

4. Grow the FSS program through outreach and attraction and when eligible, apply for ½ a caseworker 

funding when the next Notice of Funding Opportunity (NOFO) is published. 

5. Continue to grow the Section 8 Homeownership program. 

6. Implement NSPIRE changes and educate participants and landlords about these changes. 

7. Conduct Landlord outreach. 

8. Consider alternatives to MRI Software. 

9. Review/ Establish Section 8 policy and procedures and continue to train staff. 
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Port Jervis Community Development Agency (PJCDA) Contracted Services 
Valerie Maginsky, Executive Director 
Agency Year-End Report - 2025 

 
Small Cities Revenue Sources, 2025: 

 

Service Contract with City of Port Jervis $    65,000 
Progress Development Corp. Loan Administration $  8,016 

S8 - Management Fee/Services $        32,680 

Health Insurance Reimbursement $  6,486 

Grant Administration $              0 

PJCDA Loan Administration $      12,521 

Interest $    36 

  Total   $  124,739 

 

PJCDA Small Cities Service Contract 

2025 – $65,000 

2024 - $60,000 

2023 - $60,000 

2022 - $50,000 

2021 - $40,000 (Covid - Offset CARES S8 Funding - $27k) 

2020 - $65,000 

2019 - $70,000 

2018 - $70,000 

2017 - $75,000 

2016 - $77,000 
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RESOLUTION OF THE PORT JERVIS COMMUNITY DEVELOPMENT AGENCY 

(PJCDA), PORT JERVIS, ORANGE COUNTY, NEW YORK 

 

RE: PJCDA 2025 End-of-Year Report 

 

WHEREAS, the Port Jervis Community Development Agency is required to provide an annual year-

end report of its activities; and 

 

WHEREAS, the 2025 End-of-Year Report has been compiled and presented to the PJCDA Board of 

Directors for review and comment; and  

 

WHEREAS, the Board of Directors have reviewed, discussed and find said document an accurate 

accounting of the agency’s 2025 activities and 2026 goals,  

 

NOW, THEREFORE, BE IT RESOLVED THAT the 2025 Port Jervis Community Development Agency 

End-of-Year report is hereby accepted for agency retention. 

 

MOTION BY:  __Mr. Russell_________________                                                                                                                                        

 

SECONDED BY: _Mr. Rhoades________________ 

 

AYES: _5__ 

NAYS: _0__ 

ABSTENTIONS: ___  

Dated: May 27, 2026 


	1.0 - 2025 PJCDA Year End Report - FINAL
	1.1 - PJCDA 2025 End-of-Year Report Resolution 20260527

