Main Ottice and Public Housing Department
27 Charter Street, Salem, M \mu 0

Section 8 Deparrment & Procurement/Modernization

| & 8 |

a1 : _
S LEM HOUSING 136 Canal Streer, Suite 2, Salem, MA 01970
A

U T H O R I T Y : s oo
Telephone: 978-744-4431  Fax: 978-744-9614
Ca_t]w Hoog, Execurive Director ki
MINUTES OF THE
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WEDNESDAY, FEBRUARY 14, 2024
6:00 p.m.

IL. Called Meeting to Order at 6:00 p.m.
1. Roll Call

Present ' s, Absent

John A. Boris (Vacant Seat)

Veronica J. Miranda '

Carly McClain

Aaron Paternoster

Also Present: Cathy Hoog, Executive Director, Gary Dean, Director of Maintenance,
Debra Tucker, Assistant Executive Director, Anne Cameron, Executive Assistant,
Jacqueline Guzman, Director of Leased Housmg, and Maureen Thomas, Director of

Public Housing

Paul Pavia of Fenton, Ewald and A55001ates fee accountant, was also present at the
meeting as he was presenting the budget to the Board of Directors.

Staff members of the Salem Housing Authority were also present at the meeting.

III.  Minutes of Previous Meeting(s)

John A. Boris moved to accept the Minutes of the Regular Meeting held on Wednesday,
January 10, 2024. Carly McClain seconded the motion and the roll call vote was as

follows:

Ayes

John A. Boris
Veronica J. Miranda
Carly McClain
Aaron Paternoster

’, Nays
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IV.

Tenant/Public Engagement
Ann Fridgen — Bertram Terrace — commented as follows:

- Updating the Electrical at Bertram Terrace and replacing the gas stoves
Ann asked for more information on those projects.

Gary Dean — there is a project out there to electrify the stoves because that property was
deemed by the Department of Public Utilitics as a master meter which means that there is
one gas meter that runs multiple applications so they want to take out the stoves and
electrify them for safety reasons and also take us down from the master meter
denomination. It currently is in the beginning stages. We have had one meeting with
EOHLC’s engineers. Once we have more information, we will let you know.

Debbie Tucker — The project has been assigned and under review. The project is in the

works.
Judith Reilly — Salem, MA — commented as follows:

I am really interested in hearing the budget presentation later and [ am also interested in
the Rainbow Terrace survey results because I live near Rainbow Terrace. I am aiso
looking forward to hearing more about PHN Notice 2024-02 Management Agreements.

Veronica Miranda -Thank you Judith.

Lynn Powers — LTO Vice President— Rainbow Terrace — commented as follows:

Met Cathy, Mike Decelle, and myself where there was discussion about the Rainbow
Terrace Survey. We walked away with some concerns. We did not see it prior and it went
out. Tenants were filling it out during their recertification of their yearly leases. We are
concerned that it was supposed to be anonymous yet there was staff sitting there watching
them and they felt as though they could not be as honest as they wanted to be. We would
like to do an LTO Survey. We also need a space for the LTO’s to meet. Having meetings
by Zoom is not an effective way of holding meetings all the time or asking members to
use their homes and having equipment to send out notices about things we would like to
do in the future. We would like to have the space as soon as possible.

Cathy Hoog — I completely agree. Sorry for the miscommunication. I had a conversation
with Mike Decelle and shared with him that we looked into some mobile office space. It
did not seem like something that would be comfortable. 1 shared with him that we were
anticipating a 2-bedroom becoming available and that we would be offering that to the
LTO. I also scanned to him the survey results and I am wondering if he did not get that.
We talked about helping you out and trying to get more responses. We were just trying to
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help. Josh was present for most of the surveys being turned in. People had the
opportunity of completing them or not. Leave them or not. They were placed in a pile.
There was no way to see what individual people filled out. We wanted to be thoughtful

and did not want people to feel pressure when filling the survey out.

Josh Bocko —I informed everyone that I spoke with that the survey was anonymous and
they did not have to share anything that they did not want to share.

Cathy Hoog — We were just trying to help and that was the initial conversation. I am
sorry if it didn’t seem that that was what was happening.

Lynn Powers — People were concerned with the staff people sitting there as they filled
them out. They did not feel comfortable writing down what they truly felt. Tenants are
reaching out to us and asking us to be a voice for them, which has not happened in a
while and I think that that is a good thing. They did write things down that were truly not

their responses.

Veronica Miranda — Thank you for sharing that, Lynn.

Cathy Hoog — Thanks Lynn.

Sue Kirby — Being a part of a tenants’ organization, I would like to ask questions during
the annual budget presentation.

Veronica Miranda — If there is something that directly impacts the LTOs and the tenants

do have a right to speak during that time. I may cut people off if there is a circular
conversation going omn, it is not to be disrespectful or rude but because I am anticipating

it being a very long meeting.
Executive Director Report

Cathy Hoog — Hi-lighted a few items in her ED Report in detail. We had a visit from
Secretary Augustus. It was fantastic to be recognized. He came to the main office on
Charter Street and he had a chance to talk with the Housing Authority Leadership and
share information and was particularly interested in Leefort Terrace Project and we
shared with him details about the project and he wanted to 20 on tour of the property to
see the existing conditions of the property. It was a fantastic visit. We were joined by
Representative Manny Cruz and Representatives from Senator Lovely’s Office and
EOHLC Leadership also came along. They had an opportunity to tour with us as well to
see some other sites in addition to Leefort Terrace. There are concerns about
environmental issues, particularly those that are along the coast. They had a chance to

come out and see some of our properties in that state.
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Cathy continued with hi-lighting a few other items listed in her ED Report.

Aaron Paternoster — I would like to ask if in the future there is a high-profile visitor to the
agency, if someone could just notify the Board . I know that these things can happen
very quickly.

Cathy Hoog — Yes, in this instance they intended it to be small and they wanted us to
clear who was going to be there and may some suggestions on what they wanted. It was
guided in how they wanted to do it. I think there was this concept of limiting in an effort
for him to be able to move through and get through was he was looking to do. That was

not intentional.

Veronica Miranda — Was it scheduled?

Cathy Hoog - it was.
Veronica Miranda — I know he was here.

Cathy Hoog - They scheduled it in advance. They asked the staff to be present and local
politicians. There were ideas around what he wanted to do and if we wanted to add to it.

It was not intentional to leave anyone out.

Aaron Paternoster — If you could just let us know what is happening even if we (the

Board) aren’t invited.

Cathy Hoog — sure thing.

Veronica Miranda = At any of our developments, are we able to do heat pumps instead of
boilers?

Cathy Hoog — Yes, we are and we often do where possible. Certain types of are not ideal
for that and it depends on the set up. This site is a large boiler and a very old, historical
building. It would not even be possible with the configuration.

Gary Dean — When National Grip and Action Energy were there, it wasn’t a candidate for

air source heat pumps.

Cathy Hoog — We always look at that first, because often we can get that for free. Geo-
thermal is the next wave and that is what we would want for any new properties or the

non-profit or any partnerships with future developers.

Aaron Paternoster — I know utilities are looking for pilot programs in communities to
develop gio-thermal networks.
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VI.

Cathy Hoog — I would not be surprised if we see some initiative coming from the State.

Communications

- Updated Waitlist
SHA Department Reports ( Move In, Move Out, State and Federal, CHHAMP

Report, Modernization Report, Voucher Report, Family Self-Sufficiency Program
Report (Quarterly), Resident Service Coordinator Reports and Completed Work

Orders for Month of January 2024)
- Section 8 Management Assessment Program (SEMAP) Score
The overall Section 8 Management Assessment Program score is 99%. The

Authority is designated as a High Performer
PHN Notice 2024-02 — Requirements to Consult Residents When Entering into

Management Agreement
Photo of Executive Director and Staff with Secretary Edward Augustus, EOHLC

- Rainbow Terrace Survey Results

Veronica Miranda — Public Housing Notice 2024-02 = Requirements for notifying
residents when entering into Management Agreements. This PHN give the
tenants/residents an opportunity to have their voices heard. Often tenants/residents don’t
have a voice and this is an opportunity for our voices to be heard when agencies enter

into management agreements.

Cathy Hoog — Spoke about the Rainbow Terrace survey. She had a conversation with the
Rainbow Terrace LTOs and it was well received. A survey was issue at the time of
recertification relative to certain issues that the LTO was particularly interested in. We

did get several responses and the summary is included in your Board Packets

Veronica Miranda — did we start handing out the surveys that were crated a while back?

Cathy Hoog — yes.
Veronica Miranda — This is not that same survey, right?

Cathy Hoog — no. this was the after the conversation I had with the LTO about some of
the things they were looking to get some information on. You all tried an on-line forum
and you received 15 responses which is good. So, I had offered do you want me to get the
same questions out or similar questions out while people are coming in and completing

their recertifications so that is what we did.

Veronica Miranda — I am not a part of the Rainbow Terrace LTO anymore but I did have
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a chance to connect with Lynn regarding the Rainbow Terrace survey and what I heard
from some of the Officers and residents at Rainbow Terrace is that it would have been
preferable if it had been a vote between the LTO and the Officers for tagging the
Rainbow Terrace name on that survey because what I noticed is that there are a ot of
people who will not get involved with the LTOs because they feel that they are tied with
the Housing Authority. The LTO wasn’t involved with coming up with the questions or
how it was going to be delivered. Going forward, before adding the Rainbow Terrace
name or any LTO name there is some very direct and clear communication.

Cathy Hoog —I think there may be some miscommunication because I did have a very
clear and direct conversation with the L.TO about doing this so they were amenable and

thought it was a great idea.

Veronica Miranda — There were only two members in that meeting and that is not the
whole LTO. I hear the I TOs saying that that is a decision that they should have come up

with.

Cathy Hoog — It sounds like there must have been some miscommunication because it
was well received at the time and the President said he would speak with them and get
back to me if there were any issues. We are only looking to work together with the LTOs,

not against. This survey was to help and that was it.

Veronica Miranda — That is totally understandable. I completed the survey when I signed
my lease and the property manager was an arm’s length away from me and just waiting
for me to complete it and that is no disrespect to him, he was just doing his job. It did not
feel anonymous and handing it back with my paperwork. That was my personal
experience and again I heard that from tenants.

Cathy Hoog — Do you feel people gave positive answer because they felt pressured to?

Veronica Miranda — I don’t know but I would encourage the LTO to go door to door and
get as many responses as you can at the doors and to maintain the confidentiality of the
tenants by not putting any names or numbers down when collecting the surveys. The
Housing Authority can do their own survey. I think the LTO should complete their
survey with the tenants and start building up trust with the tenants.

Carly McClain — Would we be able to see the responses from their survey too?

Veronnica Miranda — If they are willing to share it.

Lynn Powers - I do want to share. Cathy, [ think that Mike and I misunderstood that we
needed to take the comment back and ask the entire .TO their impression of it but it
happened so quickly. I think we got good ideas in there but it wasn’t agreed upon by
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VII.

VIl

everybody. Everyone now knows that if all Officers/members are not at the meeting
everything needs to be discussed and agreed on before we come back to you and say ok. |
think that the tenants thought that the LTO and the SHA were doing this together and that
was another problem that T heard. We know that it must be more of a joint agreement
with the LTO members and we do appreciate that you were willing to help.

Cathy Hoog — Sure thing. We are always willing to help. Whatever makes sense for you
all. Keep me posted if there were something you would like to help with. I am more than

happy to help.

Veronica Miranda — Lynn, [ know you can’t speak for the LTO but what Carly McClain
brought up is that if the LTO is comfortable sharing the survey with the Board, the Board
would like to see the results. Thank you for your comments.

Carly McClain — The one response that stands out is that people are feeling
uncomfortable calling the tow company. Is this feedback that you have heard before?

Cathy Hoog — yes, it is a mix. Sometimes people will call us and ask if we can call the
tow company which is understandable. If a resident would like to, then they have the
right to call the company themselves if they are comfortable with doing so.

Reports of the Committees

Veronica Miranda — We have a policy committee but we have not met.
Recommendations of the Chair

There were none.

Report of the Treasurer

Bills and Transfers

Veronica J. Mirand moved to approve the bills and transfers for the period January 1,
2024 through January 31, 2024 as presented. Carly McClain seconded the motion and

the roll call vote was as follows:;

Ayes Nays
John A. Boris

Veronica J. Miranda

Carly McClain

Aaron Paternoster
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Balance Sheet and Statements of Revenues and Expenses

Carly McClain moved to accept the Balance Sheet and Statements of Revenues and
Expenses prepared by Rick Fenton of Fenton, Ewald & Associates, P.C. for three (3)
months ending December 31, 2023. Veronica J. Miranda seconded the motion and the

roll call vote was as follows:

Ayes Nays
John A. Boris

Veronica J. Miranda

Carly McClain

Aaron Paternoster

Unfinished Business

Veronica J. Miranda moved to accept the revised Minutes of the Regular Meeting held on
Wednesday, December 13, 2023 Carly McClain seconded the motion and the roll call

vote was as follows:

Ayes Nays
John A. Boris

Veronica J. Miranda

Carly McClain

Aaron Paternoster
Revisit Asphalt Roof Replacement at the Dalton Building.

Veronica Miranda — One thing that we did not add is 2 motion to reconsider the bid or I
was going to make a motion to reconsider the Osgood bid.

Anne Cameron — it is on the agenda under unfinished business.

There was discussion amongst the Board Members, Cathy Hoog and the Administrative
Staff surrounding the Osgood Bid and the finding. It was researched by SHA
Administrative staff and the result was that the matter had been paid for and resolved.

EOHLC vetted Osgood as well.

Veronica Miranda: I think it is incredibly important that before the board votes on bids
that findings are shared with all the Board Members so that we can make an informed

decision.
Debbie Tucker — reminded the Board of Directors that this information was shared when
the bid was presented originally

New Business
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Budget Presentation — Fiscal Year Ending September 30, 2024

Paul Pavia, Certified Public Accountant, from Fenton, Ewald & Associates, P.C.
presented in detail the State 4001 and MRVP/DMH budgets for fiscal year ending

September 30, 2024.

Paul Pavia, Fenton, Ewald — Budget Presentation — My goal here is to present your FY
9/30/24 draft Budget and then have any open dialogue about it and also to hi-light
anything that is new or has changed or things that I am seeing across the industry, things
specific to the Salem Housing Authority and where I see things going. I would like to
thank Cathy and her entire team. A lot of the backend work that I do is providing you
with monthly financial statements. quarterly statements and year end statements and this
is all dependent on her and her team and everything that they provide me and all of her
administrative departments and every month they provide me with these things in a
timely manner and I am able to turn around and provide you with monthly financial
statements so that you can see how your programs are doing and what the programs can
do in the future. I want to thank them upfront for that. It is nice to report that all the
programs across the board are very healthy and the reserves are high and very strong.
Paul reviewed the budget by sharing his screen so that everyone could see the entire
budget and he reviewed the entire budget line by line. Paul answered all the questions
that were asked by the Board Members and LTO Members/Officers

Cathy Hoog — Thank you Paul.

Veronica Miranda — Thank you Paul.

Veronica J. Miranda moved to approve the MRVP/DMH Budget for fiscal year ending
September 30, 2024. Aaron Paternoster seconded the motion and the roll eall vote was as

follows:

Ayes Nays
John A. Boris

Veronica J. Miranda

Carly McClain

Aaron Paternoster

Veronica J. Miranda moved to approve the Program 4001 Budget for fiscal year ending
September 30, 2024. Carly McClain seconded the motion and the roll call vote was as

follows:

Ayes Nays
John A. Boris

Veronica J. Miranda

Carly McClain

Aaron Paternoster
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Executive Director Salary Calculation Sheet

Cathy Hoog presented to the Board the Executive Director’s Salary Calculation Sheet to
the Board of Directors.

Veronica Miranda — My understanding here is that you are looking for the maximum
salary.

Cathy Hoog - It is not 7% for Eds. The salary study that Paul mentioned is done every 3
years. The State determines a percentage for Directors based on the national salary study.
Last year it was 5%, then this year 2% and next year 2%. You may recall one budget
ago it was 5%, this year is 2% and there will be one more 2%. They will then do a new
salary study and issue another set of guidelines based on the salary study.

Veronica Miranda — Last year you did not receive an increase?

Cathy Hoog — last year was 5%.

Veronica Miranda — I appreciate Paul adding this to the budget conversation. We as
Board Members need to be sure we are being fiscally responsible. My caution would be
that increases on top of large salaries and not to dispute the market rate but if we don’t
have enough money for Capital Improvement Project to be done in a timely manner or
upkeep and things like that, we should be a bit more careful in how we are spending this
money. I see a large discrepancy between the highest paid person in the organization and
the lowest paid person so, in terms of moving forward I think the board should have
discussions around policies or the ways in which we want to operate so that we are

working to correct that.
Carly McClain — Are you comfortable making a motion?

Veronica Miranda — I think it is important for us to see some type of draft before the draft
so that we can have discussions. ] am not comfortable with making the motion for the

reasons I stated.
Carly McClain — I am happy to make the motion.

Carly McClain moved to approve the Executive Director’s Salary Calculation Sheet as
presented. Aaron Paternoster seconded the motion and the roll call vote was as follows:

Ayves Nays
John A. Boris Veronica J. Miranda
Carly McClain
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Aaron Paternoster

New Hire — Assistant Director of Public Housing

There were three (3) candidates chosen to be interviewed for the open position of |
Assistant Director of Public Housing. Cathy Hoog and Maureen Thomas interviewed the
three (3) candidates. The LTOs were also a part of the interview process. Cathy

presented her candidate of choice.

Veronica Miranda — I am sorry Josh, if he sees the recording, next time we can move the
agenda item up out of order so that it can be completed while he is here. I was a part of
the interview and Josh is great. Veronica made the motion.

Veronica J. Miranda moved to make a conditional offer of employment to Joshua Bocko
for a full-time position as Assistant Director of Public Housing at an annual salary of
$72,920.00 with a start date TBD. Carly McClain seconded the motion and the roll call

vote was as follows:

Ayes Nays
John A. Boris

Veronica J. Miranda

Carly McClain

Aaron Paternoster

Change Order #1 to the Contract for Elevator Maintenance and Repair Services

The SHA has a capital project (258194) underway in order to bring the 2 elevators at 27
Charter Street up to the new 2024 elevator code. Since this is specialized work,
EOHLC’s design team recommended that the work be performed by the current licensed
elevator company under contract with us for maintenance and repair. The Division of
Capital Asset Management & Maintenance was consulted as well, and their
recommendation was to have the work performed by the elevator company by change

order extension to the current contract.

Veronica J. Miranda moved to approve Change Order #1 from Delta Beckwith Elevator
Company for the contract for Elevator Maintenance and Repair Services. This change
order is for work to bring the 2 elevators at 27 Charter Street up to code. This work
increases the contract by $188,400.00 and does not increase the contract time. Carly
McClain seconded the motion and the roll call vote was as follows:

Ayes Nays
John A. Boris
Veronica J. Miranda
Carly McClain
Aaron Paternoster

11|Page Regular Board Meeting of February 14, 2024



XIIL

Affirmative Action Goal for Application Selection

Carly McClain moved to approve the Affirmative Action Goal; that is to meet or exceed
the area census data percentage for applicants of Color and applicants of Asian decent.
The current area census data compared to the current Salem Housing Authority data is as

follows:

Census Data

MSA: Boston-Cambridge-

Salem Housing

Salem, Essex County Newton, MA-NH Metro

Area Authority

Black/ 4.7 % 8.2 % 5.5%
African/American
Asian 2.5% 8.4 % 0.3%

Veronica J. Miranda seconded the motion and the roll ecall vote was as follows:

Ayes Nays
John A. Boris

Veronica J. Miranda

Carly McClain

Aaron Paternoster

Other Business/Late Communications

Cathy Hoog — We added an additional agenda item if the Board feels comfortable. Itis a
standard formality to approve a Certificate of Final Completion once a project has been

completed.

Debbie Tucker — This is for the Phillips Schoo! which is a very nice project. It was a
waterproofing project. This is a project that we received some funding from the City of
Salem for from the Community Preservation Act. It is project is complete and we would

recommend Board approval .

Cathy Hoog — They did a fantastic job with this project and thankfully we received a
substantial amount of money from the City of Salem Community Preservation Act to
save this piece of property because there was crystallization going on and the brick was
deteriorating. New caulking was done, flashing and new ladders installed and Mike was

the one who climbed up and took a lot of photos.
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XIIIL

Mike Fitzgerald — they made it so much easier for maintenance to get up there and make
repairs. They also made it a lot safer walking around up there. The copper work is
incredible and stops the water from coming into the building and sends it back outside.

Veronica Miranda — [ am comfortable voting on it if you all are.

Carly, Aaron, John — Yes.

Aaron Paternoster moved to approve the Certificate of Final Completion effective
February 28, 2024 and the final payment in the amount of $14,755.86 for EOHLC Project
258166 Waterproofing at the Phillips House 705-4 as submitted by the Contractor MJS
Construction, Inc. and approved by Raymond Guertin, Architect. Veronica Miranda

seconded the motion and the roll call vote was as follows:

Ayes Nays
John A. Boris

Veronica Miranda

Carly McClain

Aaron Paternoster

Adjournment

Aaron Paternoster moved that the Board adjourn the Regular Meeting of Wednesday,
February 14, 2024 at 9:03 p.m. John A. Boris seconded the motion and the roll call vote

was as follows:

Ayes Nays
John A. Boris

Veronica J. Miranda

Carly McClain

Aaron Paternoster

Respectfully Submitted,

Cathy Hﬁog, Exﬁlj«e Director

%&f %/é/ /L

Anne M. Cameron, Executive Assistant
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