Main Office and Public Housing Department
27 Charter Streer, Salem, MA 01970

Section § Department & Procurement/Modernizarion
136 Canal Streer, Suite 2, Salem, MA 01970

Telephone: 978-744-4431  Fax: 978-744-9614

Websire: www.salemha.org

Cathy Hoog, Executive Direcror

MINUTES OF THE
REGULAR MEETING
WEDNESDAY, MAY 14, 2025
At 6:00 p.m.

L Call Meeting to Order at 6:10 p.m.

II. Roll Call

Present Absent

Aaron Paternoster
Romell Kidd
Doneeca Thurston-Chavez

Veronica Miranda

Also Present: Cathy Hoog, Executive Director, Debra Tucker, Assistant Executive Director,
Anne Cameron, Executive Assistant, Massiel Garcia, Finance Director, Maureen Thomas,
Director of Public Housing, Joshua Bocko, Assistant Directo of Public Housing

There were some Maintenance Staff present as well.

III. Tenant/Public Engagement

Ann Friedgen, a resident of Bertram Terrace, an elder housing complex built in 1959,
shared her thoughts on a recent survey and annual plan. She noted that residents are
generally pleased, especially compared to "horror stories" she's heard from other tenant
union meetings. However, she was disappointed that the report indicated their heat was
off in June and on in September, and that kitchen renovations are not budgeted until
2029, with bathrooms also pushed back. Given the uncertainty of future government
funding, she suggested prioritizing kitchen renovations if necessary, as they are the
source of most complaints. Overall, she found the annual plan "very interesting and well

done."

Mr.Eugene Collins a resident of Pioneer Terrace, believes it's "outrageous" that the
organization is looking to hire an outside plumbing contractor for 760 units. He argues
that they should have a full-time, licensed plumber on staff, as per regulations, instead of
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using unlicensed individuals. Mr. Collins emphasizes the critical nature of plumbing
issues in these units and urges the organization to prioritize hiring a dedicated plumber.

For Articles IV. through Article XII See attached summary pages to the
Minutes of the Regular Meeting of May 14, 2025.

Minutes of Previous Meeting(s)

Doneeca Thurston-Chavez moved to table the minutes of the Regular Board Meeting of April 9,
2025. Veronica Miranda seconded the motion and the roll call vote was as follows:

Aves Nays
Romell Kidd

Aaron Paternoster .. .. .
Doneeca Thurston-Chavez

Veronica Miranda

Executive Director Report

- Executive Director Report — May 2025

Communications

- Mass NAHRO Newsletter — January/February and March/April 2025

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

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

Orders for Month of April 2025)
- State Self-Sufficiency Program (SSP) Grant Funding Award
New Art — Palmer Cove Park and Pioneer Terrace — Inauguration date: June 14,

2025
- Data on Evictions

Reports of the Committees

There were no reports of the Committees. Veronica Miranda and Aaron
Paternoster are on the Policy sub-committee and they have not had the

opportunity to meet yet.

VITI. Recommendations of the Chair
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IX.

Report of the Treasurer

Bills

Doneeca Thurston-Chavez moved to approve the bills for the period April 1, 2025
through April 30, 2025 as presented. Romell Kidd seconded the motion and the roll call

vote was as follows:

Aves Nays
Aaron Paternoster
Romell Kidd

Doneeca Thurston-Chavez
Veronica Miranda

Veronica Miranda stated to the Board for the record that they were approving bills for
April 1, 2025 through April 30, 2025 before approving the bills for March 1, 2025
through March 31, 2025.

Unfinished Business

Doneeca Thurston-Chavez moved to table the minutes of the Regular Board Meeting of February
12, 2025.Veronica Miranda seconded the motion and the roll call vote was as follows:

Ayes Nays

Aaron Paternoster

Romell Kidd

Doneeca Thurston-Chavez

Veronica Miranda

Doneeca Thurston-Chavesz moved to table the minutes of the Special Board Meeting of March
4, 2025. Veronica Miranda) seconded the motion and the roll call vote was as follows:

Aves Nays
Aaron Paternoster
Romell Kidd

Doneeca Thurston-Chavez
Veronica Miranda

Bills

Doneeca Thurston-Chavez moved to approve the bills for the period March 1, 2025
through March 30, 2025 as presented. Romell Kidd seconded the motion and the roll

call vote is was follows:
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Aves Nays
Aaron Paternoster

Romell Kidd

Doneeca Thurston-Chavez

Veronica Miranda

Balance Sheet and Statemenis of Revenues and Expenses

Romell Kidd moved to accept the Balance Sheet and Statements of Revenues and
Expenses prepared by Rick Fenton of Fenton, Ewald & Associates, P.C. for five (3)
months ending February 28, 2025. Doneeca Thurston-Chavez seconded the motion and

the roll call vote was as follows:

Aves

Aaron Paternoster

Romell Kidd

Doneeca Thurston-Chavez
Veronica Miranda

Casev Lundregan Bums, P.C. — Engagement Letter for Legal Services

Cathy Hoog will presented and discussed with the Board of Directors Casey Lundregan
Burns, P.C. Engagement Letter for Legal Services.

Aaron Paternoster moved to refer this matter of the Casey Lundregan Burns, P.C.
Engagement Letter for Legal Services as it relates to procurement/bidding process
to the policy sub-committee. Veronica Miranda seconded the motion and the roll call

vote was as follows:

Ayes Nays
Aaron Paternoster
Romell Kidd

Doneeca Thurston-Chavez
Veronica Miranda

Draft Salem Housing Authority Internal Control Policy

Cathy Hoog present the draft Salem Housing Authority Internal Control Policy to the
Board of Directors for review and discussion. Veronica Miranda stated that she would

like to connect with CBIZ (the auditor) when Michael Guyder present at the June board
meeting. This will be brought forward under unfinished business.

Proposal from Conditioning Leaders for Mediation Services
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Cathy Hoog presented and discuss the proposal from Conditioning Leaders with the
Board of Directors.

Aaron Paternoster moved to approve the proposal from Conditioning Leaders in the
amount of $10,000.00 as presented. Doneeca Thurston-Chavez seconded the motion and

the roll call vote was as follows:

Aves

Aaron Paternoster

Romell Kidd

Doneeca Thurston-Chavez

Veronica Miranda

Nays

Discussion - Consideration of Qutside Counsel and Risk Assessment Consultation for the
Board as Necessary

New Business

Amended — Salem Housing Authority By-Laws

Cathy Hoog presented the Salem Housing Authority By-Laws as amended per discussion
at the April 9, 2025 Board Meeting. The Board reviewed the changes and commentied
that the changes were approved last month and it was not necessary to take another vote.

Bid for Plumbing Maintenance and Repair Service from Michael Russo, Jr.
Plumbling & Heating Co., Inc. for Three (3) Years

Cathy Hoog presented and discussed with the Board of Directors Bid for Plumbing
Maintenance and Repair Service from Michael Russo, Jr. Plumbling & Heating Co., Inc.

for Three (3) Years.
Romell Kidd moved to accept the lowest responsive and responsible bid of $139.00 per

regular business hour for plumbing maintenance and repair service from Michael Russo
Jr. Plumbing & Heating Co., Inc. for three years. Aaron Paternoster seconded the motion

Ayes Nays
Aaron Paternoster
Romell Kidd

Doneeca Thurston-Chavez
Veronica Miranda
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New Hire — Maintenance Laborer/Maintenance Mechanic 1

Gary Dean interviewed two candidates for this Maintenance Laborer/Maintenance
Mechanic I position. One candidate was Etienne Fabrune who has been a temporary
worker at the SHA for several months. The SHA employed him as a temporary worker.
Mr. Fabrune was a part of the Salem Vocational Technical Program. Cathy Hoog will

present the candidate of her choice.

Aaron Paternoster moves to make a conditional offer of employment to Etienne Fabrune
with a six (6) month probationary period for a full-time position as Maintenance
Laborer/Maintenance Mechanic 1 at an hourly rate of $32. 46 with a start date of May
19, 2025. 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.Veronica Miranda seconded the motion and the roll call vote

was as follows:

Avyes Nays
Aaron Paternoster
Romell Kidd

Doneeca Thurston-Chavez
Veronica Miranda

Draft Salem Housing Authority Federal Annual Public Housing Agency Plan for Fiscal

Year 10/01/2025

The draft Salem Housing Authority Federal Annual Public Housing Agency Plan for
Fiscal Year 10/01/2025 is for the board to review. The final plan will be presented to the

Board on July 9, 2025 for approval.

Revisions to Chapter 12 of the Salem Housing Authority Section 8 Housing Choice

Voucher Program Administrative Plan (Termination of Assistance and Tenancy)

Cathy Hoog presented to the Board of Directors Revisions to Chapter 12 of the Salem
Housing Authority Section 8 Housing Cheice voucher Program Administrative Plan
(Termination of Assistance and Tenancy) and she will explain the revisions made to

Chapter 12.

Doneeca Thurston-Chavez moved to approve the revisions made to Chapter 12 of the
Salem Housing Authority Section 8 Housing Choice Voucher Program Administrative
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Plan (Termination of Assistance and Tenancy) as presented. Veronica Miranda seconded
the motion and the roll call vote was as follows:

Ayes Nays
Aaron Paternoster
Romell Kidd

Doneeca Thurston-Chavez
Veronica Miranda

Pre-2004 Section 8 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.

Aaron Paternoster moved to authorize Cathy Hoog to restore the Five Thousand
($5,000.00) Dollars from the 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:

Aves Nays
Aaron Paternoster
Romell Kidd

Doneeca Thurston-Chavez
Veronica Miranda

Other Business/Late Communications

Adjournment

Romell Kidd moved that the Board adjourn the Regular Mecting of Wednesday, May 14,
2025 at 8:18 p.m. Doneeca Thurston-Chavez seconded the motion and the vote was as

follows:

Ayes Nays
Aaron Paternoster
Romell Kidd
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Doneeca Thurston-Chavez
Veronica Miranda
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Summary Sheet of the Minutes of the Regular Board Meeting
May 14,2025, Articles V. - XIII

April 9, 2025, Minutes

The board discussed the April 9th meeting minutes, with Veronica Miranda raising concerns
about accuracy and completeness. Board members debate whether to approve, amend, or table
the minutes. Anne Cameron brought up the fact that several months ago when Carly McClain
was on the Board it was agreed that that the minutes would be a summary and when the Board
felt a mecting was important, they would have an outside company prepare a transcript of the
minutes. Anne asked: what is it that the board wants? There was discussion about potentially
using outside services for transcription and summarization in the future. Anne Cameron objected
to this as this is part of her job duties as she objected to it several months ago when all of this
was being discussed. Ultimately, the board votes to table the April 9, 2025 minutes to allow for

suggested edits to be incorporated and reviewed.

The meeting then moves on to the executive director's report.

Executive Director’s Report

Cathy provided an update on several aspects of the housing authority's operations. She mentions
the upcoming public hearings for the capital improvement plan and draft annual plan. A new
maintenance employee, Etienne Fabrune is being hired after working temporary through a
partnership with Salem Technical Institute. The draft internal control policy has received positive
feedback. The maintenance department completed 337 work orders, and there were 6 new
admissions to public housing. Due to potential funding cuts, no new Section 8 vouchers can be
issued, and the administration plan may need to be updated regarding termination procedures.
The FSS program has 30 participants with over $40,000 in escrow. Community events are being
planned, including a lunch celebration and an art inauguration. The housing authority has applied
for grants for modernization and self-sufficiency programs, with some already approved.

Bills and Legal Services Discussions

The Board tabled the approval of minutes from February and March meetings due to concerns
about their completeness and inaccuracies. The board approves bills for March and April 2025,
with some questions about specific expenses like water costs, security services, and snow
removal contracts. They also approve the balance sheets for February 2025. Veronica Miranda



raises a question about procurement rules for legal services, having consulted with HUD and an
auditor to ensure compliance given the annual spending on these services. The board is
considering an engagement letter for legal services with Casey Lundrigan Burns, PC.

Legal Services Procurement Discussion

The board discussed the procurement process for legal services at the housing authority. Veronica
Miranda shared information from a HUD email exchange suggesting a competitive bid process
should be followed, but Cathy Hoog clarifies that legal services are exempt from procurement
requirements at the state level. The current law firm is on a pre-procured list vetted by the state
and the response from HUD about no audit findings or concerns on HUD level. While some
board members suggest exploring other options for transparency, others emphasize the
importance of maintaining the existing relationship due to ongoing cases and the firm's

familiarity with SHA's needs.

Aaron proposes addressing procurement policy updates in a separate policy committee mecting.

Board Discusses Conditioning Leaders Proposal and the Possibility of Engaging the

Services of Qutside Counsel

Veronica Miranda proposed a motion to accept a proposal from Conditioning Leaders for
Mediation Services, which was agreed upon by the board members. The board also discussed the
need for outside counsel and risk assessment consultation, with Aaron expressing concerns about
the cost and potential lack of value. The board decided not to proceed with this. The board also
discussed the possibility of consulting with the city solicitor or seeking quotes from additional

attorneys.

Board Discusses Plumbing Contract and New Hire

The Board discussed the amendment of the Salem Housing Authority's bylaws, which changes
had already been approved at the April 2025 meeting but needed to be presented to the Board as
revised for approval as presented. The Board felt that since the changes were approved at the
April 2025 board meeting and there was already a vote that no vote was necessary.

They also considered a bid for plumbing maintenance and repair services from Michael Russo,
Junior Plumbing and Heating Company for three years. The Board decided to move forward with
the bid, despite some concerns about the need for an in-house plumber. They also discussed the
potential for a similar contract for electrical services. Lastly, they discussed the hiring of a new
maintenance labor/ maintenance mechanic, who has been working as a temporary employee at

the Authority and has been a valuable addition to the team.



Salem Housing Authority's Federal Annual Public Housing Plan

Cathy Hoog presented the draft of the Salem Housing Authority's Federal Annual Public Housing
Agency Plan for Fiscal Year 10/01/2025. The draft plan should be reviewed by the board, and it
will be presented for approval on July 9, 2025. Cathy discussed revisions to Chapter 12 of the
Salem Housing Authority's Section 8 Housing Choice Voucher Program Administrative Plan,
which includes updates due to the proposed HUD regulatory changes. The plan includes
language regarding termination of assistance and tenancy, with families with the lowest amount
of HAP being the first to be terminated. The board approved the revisions to Chapter 12.

The Board voted to authorize Cathy Hoog to replenish the pre-2004 section 8 reserve monies up

to $5,000.00.

Addressing Gift Policy and Board Conflicts

Veronica Miranda raised concerns about potential conflicts of interest and the appearance of such
conflicts, particularly in relation to an approximately $150.00 bereavement floral arrangement
sent to a board member. She suggested further conversation on such gifts. Aaron proposed
reaching out to HUD for guidance on creating a policy for acknowledging milestone events.
Cathy agreed to contact the State Ethics Commission for clarification on whether flowers

constitute a gift because flowers are perishable and shared.

Acknowledgment of John A. Boris, Deceased Former Board Member

Aaron Paternoster said that the board should acknowledge the passing of John Boris and
recognize his service. He stated that it was clear from the outpouring of messages and support
from people around the city and around the region what a powerful life that John led. He also

stated that North Shore and the world at large, are definitely not the same without him. A
moment of silence was taken for John Boris, who served on the Salem Housing Authority board

for about 20 years.



