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MINUTES FOR THE
REGULAR MEETING
WEDNESDAY, JANUARY 8, 2025
6:00 p.m.

L Call Meeting to Order at 6:04 p.m.

II. Roll Call

Present Absent
Veronica Miranda Romell Kidd arrived at 7:22 p.m.
Carly McClain

Aaron Paternoster
Doneeca Thurston-Chavez

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

Public Housing

Veronica Miranda opened the floor for public comment and encouraged participants to use the
raise hand feature if they wished to speak. The meeting was recorded and Spanish interpretation
was available for those who needed it. The minutes of the previous meeting were discussed, with
no questions or concerns raised. The agenda then moved on to tenant/public engagement.

III.  Minutes of Previous Meeting(s)

Doneeca Thurston-Chavez moved to accept the Minutes of the Special Meeting held on
Wednesday, December 18, 2024 Aaron Paternoster seconded the motion and the roll

call vote was as follows:

Ayes Nays
Veronica Miranda
Carly McClain

Aaron Paternoster
Doneeca Thurston-Chavez
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IvV.

Tenant/Public Engagement

Sue Kirby - Morency Manor, 205 Bridge Street, Salem, MA commented as follows:
Good evening.. There are two things I want to say about the strategic planning. One is,
really really think it's important to involve tenants in that process. Not just housing, not
just the board, not just the employees, particularly the you know, and maybe that makes
total sense. I don't know how they would do that. I think it would be helpful to have a few
people who are part of that group that's actually meeting regularly. I also think it would
be good to use that process as part of that process to be reaching out to tenants in a broad
way to ask them questions about how they are impacted by various things. So, I just
wanted to make sure I said that.the other thing that I just want to bring up and it's not
particularly relative to strategic planning, although I should think it will ultimately be
important.. The more I hear about it, the more it seems like there's a strategy now of
actually inviting nonprofits for profit, making organizations in to take over public
housing, thinking that you know in the short run at least they're going to end up with
something better. There would be also in the strategic planning some ideas about how do
we keep public housing and make it public, keep it public, and expand it through public
money as opposed to, you know, sort of leaving it for corporations and nonprofits

Cindy McCullough — 27 Charter Street, Salem, MA commented as follows: Ms.
McCullough expressed her concerns about Unit 409, 27 Charter Street and the safety
issues going on and she expressed her concern for the safety and well-being of residents

of 27 Charter Street, Salem, MA.

Anne Cameron — Executive Assistant, Salem Housing Authority — see attached
comments.

Anonymous - submitted a letter of their concerns regarding the Code of Interpersonal
Conduct. See attached letter.

Gary Dean — Director of Maintenance, Salem Housing Authority — see attached
comments.

Massiel Garcia — Director of Finance, Salem Housing Authority thanked the Board for
preparing the Code of Interpersonal Conduct for the Board of Directors of the Salem
Housing Authority. Massiel said that she needs more time to review the document before

providing any comments.

Gene Collins- Pioneer Terrace, Salem, MA — commented on the board’s role in the
operation of the housing authority and the need for a more positive approach

Denise Regan emphasized the importance of the board's fiduciary duty, particularly in

relation to check writing procedures, budget preparation, and audit management. She
urged the board to take these responsibilities seriously and address them.
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January 8, 2025

To the Board of Directors:
Re: Code of Interpersonal Conduct for the Board of Director of the SHA

1 . Please hi-light what comments and/or suggestions submitted by the SHA
Employees were incorporated into the code of interpersonal conduct “draft”
policy. I'have attached all of the comments and suggestions submitted by the SHA
employees for your convenience. Staff took the time and really put effort forth
here. It is very important to us/them to see their suggestions incorporated into the

policy.

2. The paragraph that speaks about the Board “should” not assign tasks to
employees should read

The Board of Directors “cannot” assign tasks to the SHA Employees.......

3. The Agenda will by set by the Chair and the Vice Chair with the advice of the
Executive Director should be stricken and instead read “the Agenda will be set by
the Executive Director/Executive Assistant with input, requests, suggestions and
additions by the Chair and the Vice Chair”.

In the spirit of collaboration, I, as an employee of the authority respectfully request
that the Board read all of the employees’ comments and suggestions again and
incorporate some of those into the code of interpersonal conduct for the Board of
Directors of the SHA. I have attached hereto those comments/suggestions by staff

for your convenience.

Please also see attached comments from a staff member relative to the draft code
of interpersonal conduct of the Board of Director of the SHA.




January 8", 2025

Dear SHA Board of Directors,

7 in preparation for the board meeting on January 8%, 2025, | had a chance to raview the proposed
“Code of Interpersonal Conduct for the Board of Commissioners of the Salem Housing Authority™

Please take the time to consider my commearts on this document.

Page 2, paragraph & states “..no one may speak at a board meeting without permission of the chair,
and all persons must, at the request of the chair, be silent.”

This is great when considering comments from the public outside of the allotted time, which should
be applied equally to all comments made out of turn, or other person intentionally disrupting

business. However, when considering the knowledge, context, and clarification that staff can
provide to the board about day-to-day operations, it seems difficult to do so during a meeting with

the document worded as above.

[s there a formal process for such permission? If so, clarification would be helpful for situations
where context or additional knowledge would be necessary for the board to fully understand a given

topic or situation.

Page 3, bullet 1 states, “Holding board meetings that last longer than one hour...” should not be
considered as hostility or creating a hostile work environment.
What is the definition of hostility or hostile work environment in this context? Hostility can mean

different things to different people based on their life experience, background, and interpersonal
history. A clear definition in a subtext or footer, or an adjustment to wording, would provide a much

clearer framework when considering the length of a meeting.

If a board member, or members, is (are} intentionally stalling the progress of a meeting solely to
cause all parties to be present longer, would that not be considered hostile? How should the board

handle such an allegation, should it arise?

Not having a definition of hostile creates a situation where personal feelings will influence the
understanding of the word and will cause conflict when addressing this clause.

Page 3, bullet 7 states “Discussions about DEI including racism, bias (implicit or overt),
discrimination or etc.” should not be considered as hostility or creating a hostile work environment.



These discussions can be useful and necessary in many instances, especially in situations where
the state or federal requirements of inclusion are not being met. However, when discussing
anything involving Diversity Equity and Inclusion (DEH), the race or background of an individuat
should not gualify one individual over another in the board’s hiring or decision-making practices.

When discussing the hiring of a third-party consultant to assist with strategic planning on
September 11%, 2024, during the regular board mesting, the board suggested hiring an individual of
color who owns a consulting firm because they see things through a different lens (per the mesting
minutes, and as witnessed in person). This hiring practice would exclude any firm notowned by a
persan of color solely based on their race. The race of a business owner should have no bearing on

the strategic planning or hiring practice of the LHA and its board.

While hiring a person of color, or utilizing a firm owned by a person of color, is of no issue, the board
should not exclude anyone based on their race, religion, national origin, gender, disability, familial
status, marital status, sexual orientation, receipt of public assistance, genetic information, or
military status.

The discussion of DEI and the intersection of race, in addition to many other factors, with the work
we do is often necessary, but that cannot give way to exclusionary practices that hypocritically

undermine the concept of DEL

It seems that this Code is necessary to ensure everyone involved in the business conducted at
board meetings is treated fairly. Because of this, it is extremely important to consider using specific
definitions to avoid interpretation causing conflict and delays in furthering the business of the LHA.
Additionally, it is important to be clear that there will be no discrimination of any kind allowed in

these meetings or in the decisions made by the board.

Lastly, what are the penaltics for violations of this code? Who will interpret and enforce it?

Thankyou.




1/8/2025

Good evening, | had the opportunity to read the proposed code of interpersonal
conduct for the board of commissioners for the Salem housing authority.

After reading this document, | feel | must speak up. | have some serious concerns.
The first of which is that the document is terribly one sided. Written from the
perspective of, and benefitting, mainly one individual. The board chair.

| am curious, and | hope the board members will entertain, and answer the
following question:

Who Authored this document?

| have a hard time reading this submittal knowing soc many staff members took
this policy and their individual input very seriously. Many submitted feedback for

this policy, and NONE of that feedback was incorporated. It is so blatantly absent, =" .

it is obvious that this is intentional.

| would ask the board to go back and read the staff input and reconsider the
wording in this policy.

The policy was supposed to be written collaboratively.

Was there collaborétion of any kind? Did board members even collaborate on the
writing of this?

Instead of a collaborative effort with the staff and residents, this document has
been presented as a partisan policy on the “POWERS” of the board chair, and a

directive to the Salem Housing Authority Staff and residents on how to feel or NOT
feel about the board members actions and conduct.

How we “construe” or misconstrue a particular situation or action that is
mentioned in this document is subjective and personal, and would absolutely be
seen as hostile or creating a hostile workplace if a board member is purposely

acting in such a way.




This is the whole reason, in its entirety, that we originally came together as a staff
and wrote the letters that we did. We signed our names to those documents.

Board members? | respectfully ask, Is your collective answer to our written
concerns, to author and approve a document like this? As an employee of this
housing authority, and as the Governors Appointee and a feilow Board member
for a housing authority myself, | sincerely hope you consider not approving this
document and completely starting over from a neutral place, and with a much
more collaborative and inclusive spirit.

Thank you.

-Gary Dean



V.

VI

VIL

VIII.

For Sections V. through X11. Please see attached Summary Sheet.

Report of the Executive Director

- See Executive Director’s Report Attached — January 2025

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 December 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)
- Email dated January 2, 2025 to Cathy Hoog, Executive Director and
Veronica Miranda re: Public Records Request;

Reports of the Committees

There are no reports of the Committees.

Recommendations of the Chair
Updated internal control policy comes before the Board by March 2025

Carly McClain left the meeting at 7:22 p.m. due to technical issues.
Report of the Treasurer

Bills

Aaron Paternoster moved to approve the bills for the period December 1, 2024 through
December 31, 2024 as presented. Romell Kidd seconded the motion and the roll call
vote was as follows:

Ayes Nays

Veronica Miranda

Aaron Paternoster
Romell Kidd
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Doneeca Thurston-Chavez

Balance Sheet and Statements of Revenues and Expenses

The Executive Director will present the Balance Sheet and Statements of Revenue and
Expenses to the Board of Directors.

Aaron Paternoster moved to accept the Balance Sheet and Statements of Revenues and
Expenses prepared by Paul Pavia of Fenton, Ewald & Associates, P.C. for one (1) month
ending October 31, 2024. Romell Kidd seconded the motion, and the roll call vote was as
follows:

Ayes Nays

Veronica Miranda

Aaron Paternoster

Romell Kidd

Doneeca Thurston-Chavez

Doneeca Thurston-Chavez moved to accept the Balance Sheet and Statements of
Revenues and Expenses prepared by Paul Pavia of Fenton, Ewald & Associates, P.C. for
two (2) months ending November 30, 2024. Romell Kidd seconded the motion, and the
roll call vote was as follows:

Ayes Nays

Vercnica Miranda

Aaron Paternoster

Romell Kidd

Doneeca Thurston-Chavez

Unfinished Business

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

Aaron Paternoster moved to table the approval consultant firm of the Board’s choice to
assist the Salem Housing Authority in Strategic Planning and the drafting of a Code of
Conduct for the Board of Directors until the next regularly scheduled board meeting of
the Board of Directors on February 12, 2025 so that the Board may reach out to vendors
and get clarifications on a few things Doneeca Thurston-Chavez seconded the motion

and the roll call vote is as follows:

Ayes Nays
Veronica Miranda

Aaron Paternoster

Romell Kidd
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Doneeca Thurston-Chavez

Code of Conduct (Carly needs to send revision for language)

Aaron Paternoster moved to tabie the Code of Interpersonal Conduct for the Salem
Housing Authority Board of Directors unti! the next regularly scheduled Board of
Directors Meeting on February 12, 2025 so that Carly McClain can review the proposed
policy and review all the staff comments that were submitted a few months ago when
requested by the Board of Directors. Romell Kidd seconded the motion and the roll call
vote was as follows:

Aves Nays

Veronica Miranda

Aaron Paternoster

Romell Kidd

Doneeca Thurston-Chavez

Transcript of the Regular Board of Directors Meeting of August 14, 2024 Prepared by
Magna Legal Services 7

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.

Doneeca Thurston-Chavez moved to table the transcript of the Regular Board of
Directors Meeting of August 14, 2024 prepared by Magna Legal Services until the next
regularly scheduled Board of Directors Meeting on February 12, 2025 so that the Board
of Directors could have more time to review . Aaron Paternoster seconded the motion
and the roll call vote was as follows:

Ayes Nays

Veronica Miranda

Aaron Paternoster

Romeli Kidd

Doneeca Thurston-Chavez

Executive Director Evaluations from the Board

New Business
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Discuss In-House Counsel

Doneeca Thurston-Chavez moved to table the discussion relative to In-House Counsel
until the next regularly scheduled board meeting of the Board of Directors on February
12, 2025. Romell Kidd seconded the motion and the roll call vote was as follows;

Ayes Nays
Veronica Miranda

Aaron Paternoster

Romell Kidd

Doneeca Thurston-Chavez

Internal Control Policy

The Board of Directors Agreed to update the internal control policy and present for
signature in March 2025.

Cell Phone Access

In accordance with Budget Guidelines the Executive Director will request that the
Board Approve certain administrative and maintenance employees for cell phone access.
Please see attached list.

Aaron Paternoster moved to approve certain administrative and maintenance employees
for cell phone access as per the attached list. Romell Kidd seconded the motion and the
vote was as follows:

Ayes Nays

Veronica Miranda

Aaron Paternoster

Romell Kidd

Domneeca Thurston-Chavez

Collection of Losses — Write Offs through December 31, 2024 per Public Housing Notice
2017-17

Cathy Hoog presented to the Board of Directors the Collection of Losses — Write Offs
Through 12/31/24 per Public Housing Notice 2017-17.
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XIIL.

XIIIL.

Doneeca Thurston-Chavez moved to approve write offs through December 31, 2024, for
State Development 667 in the amount of $1,331.11, State Development 200 in the
amount of $24,969.67, Federal Development in the amount of $429.60 for a total amount
of $26,730.38 pursuant to Public Housing Notice 2017-17. Romell Kidd scconded the
motion and the roll call vote was as follows:

Aves Nays

Veronica Miranda

Aaron Paternoster

Romell Kidd
Doneeca Thurston-Chavez

Other Business/Late Communications

There was no other business or late communications.

Adjournment

Aaron Paternoster moved that the Board adjourn the Regular Meeting of January 8, 2025
at 8:35 p.m. Doneeca Thurston-Chavez seconded the motion and the roll call vote was

as follows:

Ayes Nays
Veronica Miranda

Aaron Paternoster

Romell Kidd

Doneeca Thurston-Chavez
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SUMMARY PAGE FOR MINUTES OF THE REGULAR MEETING
WEDNESDAY, JANUARY 8, 2025 AT 6:00 P.M.
ARTICLES V THROUGH XI1I

Executive Director’s Report

Cathy Hoog - mentioned that they had received 200 program referrals for their housing
program. Veronica Miranda raised a question about the Family Self-Sufficiency Program for
State Aided Public Housing, which Cathy agreed to address in her report. Cathy discussed
the progress of the new housing program, which has received 8 spots and is working
closely with shelter programs to ensure family success. She also mentioned a budget
presentation planned for the next month and the completion of 342 work orders in the past
month. Cathy highlighted the need for a strong application for the State Self Sufficiency
program, which she is working on, and the potential for partnership with Marblehead. She
also mentioned the Salem Community Preservation Committee's grant application process
and the receipt of $658,000 in shortfall funding for the section 8 program.

Code of Conduct Concerns Discussed

Cathy expressed that the Strategic planning included developing a code of conduct
collaboratively. Carly, who had been working on the document, apologized for not
incorporating staff's comments and proposed to work with staff members to improve the
document. Cathy raised questions about the purpose of the document, suggesting that it
might be redundant if consultants are hired to develop a code of conduct. She also
mentioned that a board code of conduct was recommended during an executive sessionin

May 2024.

Code of Conduct Policy Discussion

Cathy Hoog expressed concerns about the timing and potential redundancy of the code of
conduct policy, given that a similar policy was part of the strategic planning process. Carly
emphasized the importance of collaboration and the need for a policy to guide the agency's
progress. Aaron suggested a regular review of the code of conduct to ensure it remains
relevant and effective. Doneeca Thurston-Chavez echoed Aaron's sentiments, highlighting
the need for a collective, collaborative process in developing the code of conduct. The
Board agreed to consider the feedback and continue the discussion at the next meeting.




Collaboration, Code of Conduct, and Bills

Aaron Paternoster expressed his agreement with the need for collaboration with the
agency, emphasizing that the agency staff runs the agency and the board only runs the
meetings. He suggested that the code of conduct should focus on the board's function in
these meetings. A motion was made to table the policy for further review and
incorporation, which was seconded. Carly agreed to this motion. The meeting then moved
on to discuss the bills and transfers, with Veronica Miranda asking about the storm door
replacement at Garden Terrace and Cathy explaining the high legal fees due to the volume
of people served and the extended period it takes to file for an eviction.

Technical Issues Disrupt Meeting

The meeting was disrupted by technical issues, including a loss of internet connection and
frozen screens. It took a few minutes to reconnect. Carly MClain had to leave the meeting

early due to technical difficulties.

Dealing With Non-Payment of Rent

Cathy Hoog and the Board discussed the process of dealing with non-payment of rent by
residents, emphasizing the importance of prevention and the various steps taken before
resorting to court action, Cathy highlighted the role of service coordinators in connecting
residents with resources to avoid court proceedings. Cathy spoke about the lengthy
process involved, which could take up to two years, and the multiple opportunities given to
residents to resolve their issues before an execution is issued. Cathy also mentioned that
the lease outlines the responsibilities of both the housing authority and the tenant.

inancial Statement

Veronica Miranda initiated a discussion about the financial statements from December
2024. She sought approval for the period from September 1st, 2024 to December 31st,
2024. Doneeca Thurston-Chavez also raised a guestion about the increase in
administrative salaries and employee benefits in October and November, which Cathy
explained could be due to new hires or compensated absences. Cathy also clarified the
inconsistencies in the operating subsidy payments. Veronica Miranda expressed a need for
more time to review the draft budget before the next meeting in February, which Cathy
agreed to provide early. The board then approved the balance sheet and statements of




revenues and expenses for the month ending October 31st, 2024, and for the two months
ending November 30, 2024,

Strategic Planning Process and Proposals

Veronica Miranda led a discussion about the strategic planning process, focusing on the
code of conduct and procurement regulations. The Board of Directors debated the
implications of deviating from the proposals submitted, with Veronica suggesting they
could create a formal proposal if they think the process will be more than $50,000. The
Board of Directors atso discussed the proposals from Conditioning Leaders and VPCC,
with Doneeca Thurston-Chavez suggesting they reach out to Conditioning Leaders fora
more accurate estimate. The Board of Directors agreed to set a deadline for the strategic
planning process and to consider putting out an RFP. Romell Kidd also proposed setting a

goal timeline for the process.

Transcript Inaccuracies and Approval Delay

Veronica Miranda expressed concerns about the inaccuracies in the transcript of the
August 14th meeting and suggested tabling the approval until the next meeting. She
proposed sending the statements and any inaccuracies found to the company for
correction. Aaron Paternoster suggested reviewing the inaccuracies and their materiality,
highlighting that it’s semantics shouldn’t tie up the approval process and Veronica Miranda
proposed looking into other transcription services for future meetings. The board agreed to
table the approval of the transcript until the next meeting.

In House Counsel and Internal Control Policy

Veronica proposed discussing the topic of in-house counsel, which was tabled for further
discussion. She also brought up the need for an updated internal control policy, suggesting
it should be presented to the board for review.

Check Signing Process and Policies

Veronica Miranda and Cathy Hoog discussed the process of paper check signing and the
adherence to their organization's bylaws and policies. Aaron Paternoster clarified that he
had not physically signed any checks, but had authorized the SHA to do so. Veronica



expressed concern about the lack of knowtedge about the checks being signed. Cathy
Hoog explained that the Housing authority primarily pays bills electronically, with only a
few checks being issued and signed with the signature stamp according to the Check
Signing and Security Agreement. She mentioned that the check signing policy is reviewed
regularly and that only the treasurer, assistant treasurer, and herself are authorized to sign
checks manually. Veronica also noted that the policy might need updating as it seems to be

not fully followed.

Updating Policies and Signatory Information

Veronica Miranda discussed the need for an update to the organization's policies,
emphasizing the responsibility of all members, not just the treasurer, to be aware of what's
going on. Cathy Hoog mentioned that the Housing Authority is audit6ed every year and has
not had any findings from auditors for five years, indicating compliance. Veronica also
suggested that the board should review all policies related to internal controls. She
proposed a discussion about updating the signatory information in the bylaws to reflect the
organization's actual operations. Veronica also encouraged board members to familiarize
themselves with the organization's policies and procedures.



