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Cathy Hoog, Executive Directos MINUTES FOR THE
SPECIAL MEETING
WEDNESDAY, DECEMBER 18, 2024
6:00 p.m.
L Called Meeting to Order at 6:10 p.m.
1I. Roll Call
Present Absent
Veronica Miranda Carly McClain
Romell Kidd Aaron Paternoster absent

Doneeca Thurston-Chavez at roll call but arrived at 6:24 p.m.

Also Present: Cathy Hoog, Executive Director, Gary Dean, Director of Maintenance,
Anne Cameron, Executive Assistant, J acqueline Guzman, Director of Leased Housing,

- Maureen Thomas, Director of Public Housing, Massiel Garcia, Director of Finance and
Joshua Bocko, Assistant Director of Public Housing :

III.  Minutes of Previous Meeting(s)

Doneeca Thurston-Chavez moved to accept the Minutes of the Regular Meeting held on
Wednesday, November 13, 2024 Veronica Miranda seconded the motion and the roll

call vote was as follows:

Ayes Nays
Veronica Miranda
Romell Kidd

Doneeca Thurston-Chavez

IV.  Tenant/Public Engagement

Ann Friedgen — Bertram Terrace, Salem, MA — She expressed gratitude for the holiday party at
Pioneer Terrace and improvements by the SHA under her tenure.

Judith Reilly — Salem Resident - raised concerns about the release of certain executive session
minutes and the handling of auditors' risk areas.

Brian Nagle — Pioneer Terrace - thanked the maintenance team for their work.
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VIIL.

SEE ATTACHED SHEET FOR THE SUMMARY OF THE MINUTES OF THE
SPECIAL MEETING OF DECEMBER 18, 2024 FOR ARTICLES V. THROUGH XII.

Discussion and explanation led by Paul Pavia. Fee Account re: SHA -Year End
(9/30/2024) Financials and Submissions to Executive Office of Housing and Livable

Communities.

Report of the Executive Director

See Executive Director’s Report Attached — December 2024

Communications

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

Report, Modernization Report, Voucher Report, Family Self-Sufficiency Report
(Quarterly), Resident Service Coordinator Reports, and Completed Work Orders
for Month of November 2024)

PHN Notice 2024-21 Notice of Funding Availability (NOFA) for Self-Sufficiency
Program For State Aided Public Housing and Massachusetts Rental Voucher

Program (MRVP)

Reports of the Committees

There were no reports of the Committees.

VIII. Recommendations of the Chair

IX.

The recommendations of the Chair are as follows:

Just wanted to share with board members and key staff. It looks like our internal
control policy should either be followed or changed, and we can talk more about
that at some point, if it comes up or when Paul is doing his presentation. The
second thing is that it's my recommendation that we have the budget be on time

next year and to vote on it in September 2025.

Report of the Treasurer

There were no reports of the treasurer other than the items below:

Bills
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ED Summary December 2024

The following summary is provided as a guide for the SHA Board of
Commissioners to review monthly SHA Department outcomes. Additional
Department reports provide more detailed statistical data related to SHA
finance, modernization, public housing vacancy, section 8 vouchers,
maintenance work orders, resident services, Family Self Sufficiency (FSS)
programs, champ wait list data and property management. The detailed reports
are attached in the monthly Board packet with this summary.

Administration/Personnel

* Interviews took place for staff Plumber in the Maintenance Department, Housing
Now/Family Housing Resident Services Coordinator in the Public Housing Department and
Section 8 Coordinator for the Leased Housing Department. Three new hires are presented

this month for these roles.

Financial
SHA Financials remain in good standing.

+ See Financial reports included for specific details on monthly financials.
¢ Management Services Agreement with Marblehead Housing Authority signed through
December 2026 for $126,838.27 annually. A 4% increase is anticipated with new Budget

Submission.
e Year End Presentation by Fee Accountant Paul Pavia scheduled for this month.

e Budget Presentation by Fee Accountant Paul Pavia planned for February 2024 Board
Meeting

Property/Modernization

¢ 381 Work orders completed this month. See work order reports and move in/move out
reports for detailed information related to work order data and public housing
vacancies/move ins.

e 14 State modernization projects are currently in design or under construction. 1 project
is awaiting to be assigned a designer for design and bid process. See modernization
report for more detailed updates on each project. 1 Federal modernization project is
being planned for construction.

e 100 CHAMP applications being reviewed for placement. See CHAMP report for more
detailed information on champ waitlist pulls and offers for public housing units.

¢ 5 New Admissicons in Public Housing




ED met with the City Planning Department and the Mayor to share Initial feasibility
information from Bohler Construction for vacant land next to Farrell Court (off Highland
Avenue) The Planning Department would like to present statistical data to the Board at the
March 2024 meeting to highlight areas of specific housing needs in Salem.

Section 8 Program

1186 units under lease, 11 vouchers are out looking in the community. List pull for the

HCV program to take place this month. See Voucher report for additional specifics related
to Section 8 vouchers issued.

FSS Program- 24 voucher holders (19 is the target goal for HUD) have been enrolled into
the program and signed contracts, $16,684 in earned escrow amongst the participants and
35 applications have been received. Quarterly FSS reports will be provided with
information on the FSS program and participant statistics.

Policy

No new policy is presented this month.

Residents and Community

18 new Referrals were made to the Service Coordinators this month for resident
assistance. 55 residents served for ongoing case management
RSC’s hosted Holiday lunch gatherings for residents at Ruane, Pioneer, Bertram, Morency

and Dalton.
Wellness Wednesday series continue at Pioneer Terrace and Morency community rooms.

Salem State nursing students will continue another Wellness series at Charter Street this

Spring semester.
See monthly Service Coordinator reports for specific data related to engagement/service

coordination categories for residents.

Funding Awards/Grant Applications Summary for 2019-2023

Fiscal Year 2019-2020

Awards total: $1,161,681.29 (RSC grant (annual), health/safety initiative, PEHO, Gateway Cities,
CPA, Creative Placemaking)

Fiscal Year 2020-2021

Awards total: $4,407,082.00 (Section 8 HAP, HILAP, Action Inc. Sustainability, CDBG)

Fiscal Year 2021-2022




Awards total: $2,400,946.00 (CPA, DHCD Target Award, Solar Farm Savings(annual)/Sign on
Bonus, New Section 8 Vouchers and Admin Fee (annual)

Fiscal Year 2022-2023

Awards total: $24,041,404.30 plus Leefort Profit Sharing (CDBG wifi, RSC funding, FSS funding,
ARPA development for Leefort, HOME funding for Leefort, HILAP for Leefort, CPA roof,
$14,500,000 in soft bond and five years of tax credits for Leefort, Bertram Terrace Compliance

funds)Leefort Profit Sharing: Approx $2.8 million

Fiscal Year 2023-2024

SHA has received $88,420 in additional shortfall funding to assist with the needs to cover the
section 8 program.

An application was submitted to Mass Housing Partnership for feasibility costs related to an RFP
for the vacant land at Farrell Court. $35,000 was awarded to SHA this past month to explore
the feasibility of developing the land next to Farrell Court. Testing will soon begin on the ledge
to further determine the scope of possibilities for the land.

An application was made to Salem CPA committee for $160,000 for upgrades and repairs to
the Barton Square elevator. SHA was awarded $160,000 for the elevator upgrades at Barton
Square.

An application was made to Salem CDBG program for $41,400 to offer residents a series of
yoga, meditation, art therapies and pet therapy. Stay tuned.

RSC award made to SHA for $70,000.00 to continue RSC service coordination for residents of
SHA and BHA.

EOHLC Housing Now Grant application submitted last month for Case Management services

along with family housing unit designations to assist families dealing with homelessness. SHA
awarded $96,000 per EOHLC fiscal year, initial award is $80,000 due to months into fiscal year.

Fiscal Year 2025 Family Self Sufficiency grant application submitted to HUD November 2024

SHA partnering with City and local St. Peter’s San Pedro Church next to Morency building on
geothermal networking grant opportunities for further studying the feasibility for municipal
downtown buildings to network on Geothermal.

HUD Shortfall funding application was submitted for 2024 to cover landlord rent increases. SHA
was awarded $658,000.00

Development/Redevelopment Updates




The Leefort Terrace construction has begun and anticipated completion/re-housing of residents
is Fall of 2026.

Surplus land adjacent to Farrell Court has been evaluated and determined buildabie. ED met
with City Planning Staff/Mayor this month to hear feedback on City priorities. The Planning
Department to present to the Board in March 2025.



Doneeca Thursdton-Chavez moved to approve the bills for the period October 1, 2024
through October 31, 2024 as presented. Aaron Paternoster secondede the motion and the

roll call vote was as follows:

Ayes Nays
Veronica Miranda
Romell Kidd

Aaron Paternoster
Doneeca Thurston-Chavez

Unfinished Business

Review/Approve Consultant for Strategic Planning/Code of Conduct (3 quotes attached)

Romell Kidd moved to table the above matter until the Regular Board Meeting in January
2025. Doneeca Thurston-Chavez seconded the motion and the roll call vote was as

follows:

Ayes Nays
Veronica Miranda

Romell Kidd

Aaron Paternoster

Doneeca Thurston-Chavez

Transcript of the Regular Board of Directors Meeting of August 14, 2024 Prepared by

Magna Legal Services

Cathy Hoog will present to the Board of Directors the Transcript of the Regular Board of
Directors Meeting of August 14, 2024 prepared by Magna Legal Services for review and

approval.

Romell Kidd moved to table the above matter to the Regular Board Meeting in January
2025. Aaron Paternoster seconded the motion and the roll call vote was as follows:

Ayes Nays
Veronica Miranda
Romell Kidd

Aaron Paternoster
Doneeca Thurston-Chavez

Minutes of the Emergency Special Meeting of the Board of Directors held on Thursday.

May 30, 2024.
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The Minutes of the Emergency Special Meeting of the Board of Directors held on
Thursday, May 30, 2024 appear to be word for word minutes prepared by Veronica

Miranda, Chair.

Romell Kidd moved to approve the minutes of the Emergency Special Meeting of the
Board of Directors held on Thursday, May 30, 2024 and the Executive Session Meeting
Minutes which began at 1:20 p.m. noted in minutes. Aaron Paternoster seconded the

motion and the roll call was as follows:

Ayes Nays
Veronica Miranda
Rome!l Kidd

Aaron Paternoster
Doneeca Thurston-Chavez

City of Salem Planning Department agreed to present at the Regular Board of Directors
Meeting in March 2025 Regular Board Meeting housing needs/priorities for Salem.

New Business

Board Vote to organize a consultation with Board’s Attorney on Executive Session
minutes., protocols and procedures.

Doneeca Thurston-Chavez agreed with Cathy Hoog’s suggestion of having a consultation
with the Board’s Attorney. Veronica Miranda stated that she would contact the Attorney
General’s Office and it was not necessary to have a meeting with the Board’s Attorney.

There was no vote taken by the Board.

New Hire — Section 8 Housing Coordinator

There were three (3) candidates chosen to be interviewed for the open position of
Section 8 Housing Coordinator. Jacqueline Guzman and Sabrina Eschman interviewed
two of the three candidates as one did not show up. A second interview was held with
the candidate most qualified for the position. Cathy Hoog, Jacqueline Guzman and
Sabrina Eschman conducted said interview. Cathy presented her candidate of choice.

Veronica Miranda moved to make a conditional offer of employment to Emily Gomez
with a six (6) month probationary period for a full-time position as Section 8 Housing
Coordinator at an annual salary of $63,600.00 with a start date TBD. Employment is also
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conditioned upon receipt of a passed SHA paid physical examination including drug test
(not marijuana) and a favorable Criminal Offense Record Information (CORI) check.
Romell Kidd seconded the motion and the roll call vote was as follows:

Avyes Nays
Veronica Miranda
Romell Kidd

Aaron Paternoster
Doneeca Thurston-Chavez

New Hire — Resident Services Coordinator for Family and Housing NOW Program

There were three (3) candidates chosen to be interviewed for the open position of
Resident Services Coordinator for Family and Housing NOW Program. Cathy Hoog
interviewed the three (3) candidates. Cathy presented her candidate of choice.

Veronica Miranda moved to make a conditional offer of employment to Alexandra
Dominguez with a six (6) month probationary period for the part-time position of
Resident Services Coordinator for Family and Housing NOW Program at an annual
salary of $65,000.00 with a start date TBD. Employment is also conditioned upon receipt
of a passed SHA paid physical examination including drug test (not marijuana) and a
favorable Criminal Offense Record Information (CORI) check. Doneeca Thurston-
Chavez seconded the motion and the roll call vote was as follows:

Ayes Nays
Veronica Miranda
Romell Kidd

Aaron Paternoster
Doneeca Thurston-Chavez

Waiver for Removing Unit 403 Charter Street Off Line for Use as Supportive Living
Office

Cathy Hoog discussed with the Board the necessity of a waiver for removing Unit 403,
27 Charter Street off line for use as a supportive living office.

Doneeca Thurston-Chavez moved to approve the waiver for removing Unit 403, 27
Charter Street off line for use as a supportive living office. Romell Kidd seconded the

motion and roll call vote was as following:
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Ayes

Veronica Miranda

Romell Kidd

Aaron Paternoster
Doneeca Thurston-Chavez

Certificate of Substantial Completion for EOHLC project #258162 Gateway Cities
Walkways and Landscaping work at Rainbow Terrace (200-2) effective as of noon on

September 27, 2024

Cathy Hoog presented to the Board of Directors Certificate of Substantial Completion for
EOHLC project #258162 Gateway Cities Walkways and Landscaping work at Rainbow
Terrace (200-2) effective as of noon on September 27, 2024.

Aaron Paternoster moved to accept the Certificate of Substantial Completion for EOHLC

project #258162 Gateway Cities Walkways and Landscaping work at Rainbow Terrace
(200-2) effective as of noon on September 27, 2024 as submitted by the Contractor, Site
Improvements, Inc., and approved by the Engineer, Beals and Thomas, Inc. Romell Kidd

seconded the motion and roll call vote was as following:

Aves Nays
Veronica Miranda
Romell Kidd

Aaron Paternoster
Poneeca Thurston-Chavez

Certificate of Final Completion and final payment (#6) in the amount of $19.361.74 for
EOHLC project #258167 Site Work and Concrete Repairs at Pioneer Terrace 667-4

Cathy Hoog presented to the Board of Directors Certificate of Final Completion and final
payment (#6) in the amount of $19,361.74 for EOHLC project #258167 Site Work and

Concrete Repairs at Pioneer Terrace 667-4C.

Aaron Paternoster moved to approve the Certificate of Final Completion and final
payment (#6) in the amount of $19,361.74 for EOHLC project #258167 Site Work and
Concrete Repairs at Pioneer Terrace 667-4 as submitted by the contractor, T4
Construction and certified by the engineer, Beals and Thomas, Inc. Romell Kidd
seconded the motion and roll call vote was as following:

Ayes Nays
Veronica Miranda

Romeli Kidd

Aaron Paternoster

Doneeca Thurston-Chavez
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Certificate of Substantial Completion for EOHLC project #258164 Creative Placemaking
Grant, Site Improvements and Art Project at Pioneer Terrace (667-4) effective as of noon

on December 2, 2024

Cathy Hoog presented to the Board of Directors Certificate of Substantial Completion for
EOHLC project #258164 Creative Placemaking Grant, Site Improvements and Art
Project at Pioneer Terrace (667-4) effective as of noon on December 2, 2024.

Aaron Paternoster moved to accept the Certificate of Substantial Completion for EOHLC
project #258164 Creative Placemaking Grant, Site Improvements and Art Project at
Pioneer Terrace (667-4) effective as of noon on December 2, 2024 as submitted by the
Contractor, Cassidy Landscaping L.L.C, and approved by the Engineer, Crowley Cottrell
LLC. Romell Kidd seconded the motion and roll call vote was as following:

Ayes Nays
Veronica Miranda
Romell Kidd

Aaron Paternoster
Doneeca Thurston-Chavez

Bid for EOHLC Project #258189 Walk-In-Showers at 667-5, 667-6. and 705-5

Cathy Hoog presented to the Board of Directors the low bid for EOHLC Project #258189
Walk-In-Showers at 667-5, 667-6, and 705-5 and request approval.

Romell Kidd moved to accept the low bid of $627,733.00 including 3 Alternates from
Environmental Restorations, Inc. for EOHLC project #258189 Walk-In Showers at 667-
5, 667-6, and 705-5 pending approval by EOHLC. Doneeca Thurston-Chavez seconded

the motion and the roll call vote was as follows:

Ayes Nays
Veronica Miranda

Romell Kidd

Aaron Paternoster

Doneeca Thursten-Chavez

Pre-2004 Section § Monies

On August 8, 2012, the Board of Directors authorized the former Executive Director
spend Pre-2004 Section 8 Reserve Monies up to Five Thousand ($5,000.00) Dollars
without further Board approval. Cathy Hoog, Executive Director requested the Board to
restore the Five Thousand ($5,000.00) Dollars using the same guidelines as the Board

authorized on August 8, 2012.
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XII.

XIIL.

Aaron Paternoster moved to authorize Cathy Hoog to restore the Five Thousand
($5,000.00) Dollars from the Pre-2004 Section 8 Reserve Monies using the same
guidelines as authorized by the Board on August 8, 2012. Romell Kidd seconded the

motion and the roll call vote was as follows:

Avyes Nays
Veronica Miranda
Romell Kidd

Aaron Paternoster
Dongeeca Thurston-Chavez

Board of Directors’ Megtings for the Calendar Year 2025

The regularly scheduled meetings of the Board of Directors for 2025 are as follows:

Wednesday, January 8, 2025 Wednesday, July 9, 2025
Wednesday, February 12, 2025 Wednesday, August 13, 2025
Wednesday, March 12, 2025 Wednesday, September 10, 2025
Wednesday, April 9, 2025 - Wednesday, October 08, 2025
Wednesday, May 14, 2025 Wednesday, November 12, 2025
Wednesday, June 11, 2025 Wednesday, December 10, 2025

All Regular Board Meetings are held at 6:00 p.m. All Board Meetings will be hybrid
meetings i.e. held in person and via Zoom Webinar until further notice.

Other Business/Late Communications
There was no other business or late communications.

Adjournment

Romell Kidd moved that the Board adjourn the Special Meeting of December 18, 2024
at 8:40 p.m. Aaron Paternoster seconded the motion and the roll eall vote was as

follows:

Ayes Nays
Veronica Miranda

Romell Kidd

Aaron Paternoster
Doneeca Thurston-Chavez
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SUMMARY OF THE MINUTES OF THE SPECIAL MEETING OF DECEMBER 18, 2024
FOR ARTICLES V. THROUGH XII.

Veronica Miranda led the special board meeting of December 18, 2024. Cathy Hoog discussed
her executive director report in detail on various departmental activities.

Year-End Financials

Paul Pavia presented the year-end financial statements for the housing authority, highlighting a
1% variance from budget on revenue and a 1% variance from budget on operating expenses. He
noted the authority's ability to live within its budget and maintain healthy reserves, contrasting
this with other housing authorities struggling to maintain reserve percentages. Veronica Miranda
raised concerns about potential changes in reserve requirements and the impact of funding cuts.
Paul explained that the current reserve requirements are not likely to change, but if they do, it
could limit the authority's ability to spend on necessary repairs and improvements. Cathy also
discussed the upcoming Section 18 conversion process, which would require spending down

reserves on the Federal public housing program.

Salem Housing Authority Budget Timeline

Cathy Hoog and Paul Pavia discussed the budget submission timeline for the Salem Housing
Authority. Veronica Miranda suggested submitting the budget on time, as it is a deadline, and it
would be beneficial for the organization. There was further discussion between Veronica
Miranda and Cathy Hoog around the submitting of the budget on time.  Paul explained that the
budget guidelines are released late and the submission deadline is not strictly enforced. He also
mentioned that the authority has a lean finance team, which makes it difficult to meet the budget
deadline. Veronica Miranda proposed a timeline for budget submission in September. Paul
mentioned that the State does not require revisions unless there are significant changes to the
budget. Cathy then stated that she had no interest in entering into a power struggle with

Veronica.

Recommendations of the Chair

The recommendations of the Chair are as follows:
Veronica Miranda - [ wanted to share with board members and key staff, that it looks like our

internal control policy should either be followed or changed, and we can talk more about that at
some point, if it comes up or when Paul is presenting. The second thing is that it's my
recommendation that we have the budget be on time next year and to vote on it in September

2025.

Strategic Planning Consultant Proposal Review




Cathy discussed the review and approval of consultant proposals for strategic planning. She
expressed her preference for the VPCC, a woman-owned business with Hispanic roots, due to

their lived experience in subsidized housing and impressive presentation. Cathy also mentioned
the other proposals, including one from CEW Advisors, which she found to be overpriced.
Doneeca suggested that some of the work could be done remotely, and Cathy agreed, noting the
benefits of in-person meetings. Veronica also mentioned that she and Carly had interviewed with
Conditioning Leaders. The team agreed to further consider the proposals and their implications
for the organization's mission and community focus. Veronica Miranda led a discussion about
the procurement of quotes and the importance of discussing race and equity in decision-making.

The team agreed to table the discussion for further review.

The Board discussed the transcript of the regular Board of Directors meeting from August 14th,
2024, prepared by Magna Legal Services and tabled the matter until the January 2025 Regular

Board Meeting for further review.

The Board of Directors also discussed the upcoming presentation from the City of Salem
Planning Department in March 2025, which will focus on housing needs and priorities for Salem.

The Board agreed to move forward with the presentation.

Executive Session Minutes Review and Accessibility

Veronica Miranda discussed the review of executive session minutes, suggesting a quarterly
review as per the Attorney General's office. Cathy Hoog noted that the Board traditionally
decides which minutes to release and which to withhold, based on the opinion of the Board's
attorney. Cathy also mentioned that the review process could be done in an executive session.
The Board of Directors discussed the possibility of revisiting old executive session minutes that
were voted by a prior board to not be rcleased, with some members questioning the necessity and
potential redundancy of this process. Cathy Hoog suggested consulting with the Board's attorney
for specific information. The Board also discussed accessibility updates, including elevator
issues, Spanish signage, and the use of a screen reader for visually impaired individuals.

Website Accessibility/Office Space/Code of Conduct

Cathy Hoog discussed the accessible features of the SHA website and the process for applying
for reasonable accommodation. She also mentioned the language access plan and translation
services that the SHA provides. Cathy Hoog then discussed the Canal Street rental expense,
stating that it was expensive but provided necessary office space and meeting space. She also
mentioned the possibility of purchasing more space in the future. Veronica Miranda then moved
on to discuss the code of conduct, which was tabled from the last meeting and will be reviewed
by Carly. Anne Cameron stated that as a staff member, she thought that it was really important
to vote on the Code of Conduct Policy next month and she also stated that it had been tabled

several times already.



Board Vote to organize a consultation with Board’s Attorney on Executive Session

minutes. protocols and procedures.

Doneeca Thurston-Chavez agreed with Cathy Hoog’s suggestion of having a consultation with
the Board’s Attorney. Veronica Miranda stated that she would contact the Attorney General’s
Office and it was not necessary to have a meeting with the Board’s Attorney. There was no vote

taken by the Board.

New Hires

Cathy Hoog also discussed the new hires, including a new hire for the Section 8 housing
coordinator and a new hire for the Resident Services Coordinator for the Family and Housing

Now program.

Waiver for Moving Unit 403 Offline
Lastly, Cathy discussed the waiver for moving Unit 403 Charter Street offline for usc as a

supportive living office.

Project Approvals/Modernization/Section 8 Pre-2004 Reserve Monies

Veronica Miranda led a meeting discussing various modernization project. The Board approved
certificates of substantial completion and final completion for several projects, including
walkway and landscaping work at Rainbow Terrace and site work and concrete repairs. They
also approved a bid for walk-in showers at 667, and the Board discussed and voted on restoring
$5,000 from the pre-2004 section 8 reserve monies using the same guidelines as authorized by

the Board on August 8, 2012.

Cathy announced that the next year’s board of directors meeting would be held on the second
Wednesday of each month and a listing of all dates for the Year 2025 are listed on the
discussions and to please make note of the dates.

Doneeca Thurston-Chavez said that might be absent during Board Meetings in June, July, and
August. Doneeca shared that she would be on maternity leave starting in July 2025.




