


































Salem Housing Authority Board - Tenant Representative Report 

Accepting feedback on the template and metrics!  

Reporting Period: September 2026 
Tenant Representative: Veronica Miranda 

Resident & LTO Engagement 

This month, I connected with residents and/or Local Tenant Organizations (LTO) of: 

● Rainbow Terrace 
● Pioneer/Bertram Terrace 
● Charter Street 
● SHA voucher holder 

Themes raised: compliance inspections and resident concerns about prolonged follow-up; 
visitor parking passes; property maintenance; communication regarding changes to features in 
units. 

Resident feedback reflects concerns, questions, and experiences shared with the Tenant 
Representative and is provided for Board awareness and follow-up. It does not independently 
determine the accuracy of individual allegations or resolve individual tenant matters. 

What I'm Hearing & Potential Solutions 

Compliance Inspections 
Residents have raised concerns about repeated or lengthy compliance inspections.  

Request for clarification: What policy/ documented procedures govern the initial inspection, 
follow-up inspections, notice, documentation, and resolution of compliance concerns?  

Potential next step: Consider whether a written resident facing inspection policy or procedure 
would improve transparency.  

Measure of success: A clear, consistently applied process that residents and staff can 
understand. 

Pioneer/Bertram Terrace - Property Conditions 
A tenant raised concerns at a Board meeting that the property is not well maintained. 
 

Potential next step: Clarify the specific maintenance or property conditions being reported and 
determine whether there are outstanding needs that warrant follow-up. 
Measure of success: Resident identified property needs are documented and either addressed 
or have a clear plan for resolution. 
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Pull-Cord Removal / Resident Notification 
A tenant reported concerns regarding lack of notification of pull-cord removal 

Potential next step: Clarify what notice was provided to residents, when it was first provided, 
and what reasonable accommodation process was provided in writing to affected residents. 
Measure of success: Residents receive appropriate notice, there is engagement on matters 
that affect them and their housing, and have a clear process for requesting reasonable 
accommodations. 

Rainbow Terrace - Visitor Parking 
Residents continue to express interest in a system allowing tenants to use their assigned 
parking spaces for rental, shared, or visitor vehicles (such as health care providers). 
Potential solution: Explore visitor parking passes/stickers or another mechanism allowing 
tenants to designate another vehicle to use their assigned space as was previously the case.  

Follow-Up From Prior TR Reports 

Issue Status / Follow-Up 

Annual lPlan 
Hearing/Meetings 
held at housing 
developments 

[Open] 

  

Elevator issues at 
Charter St 

[Open, pending quarterly updates 3/31, 
6/30] 

  

Continuing to monitor: Meaningful resident communication/engagement, property conditions, 
and resident facing policies and procedures. 

Board Governance / Oversight 

FY2026/27 Budget Development 
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● Beginning with the FY26/27 budget process, I want to participate in budget 
preparation meetings and discussions so that the Tenant Representative has 
meaningful input before the proposed budget is brought to the Board for approval. 

● I encourage another commissioner to participate as well, so budget development 
includes Board level involvement before the approval stage in or around February 2027. 

● Goal: Board members have input during the process, sufficient time to understand and 
discuss budget priorities, assumptions, and proposed allocations before the budget is 
presented for approval. 

Board Meeting Location 

● Remove Canal St from the Boards rotation. Having Board meetings in our developments 
gives us about 12 meetings a year, or around 30 hours of potential engagement with 
tenants. We know more tenants show up when we are in the community spaces of their 
developments. When not in those spaces when we could be, we are creating 
unreasonable restrictions on tenant participation.  

In 2023, the Board held their meetings in housing developments 4x (Charter: Jan, July, 
Dec. Morency: Aug.) The Board held the Annual Plan meeting in a housing development after 
tenants advocated strongly for it. It hasn’t been held in one since.  

In 2024, when the Tenant Rep was Chair, the Board held their meetings in housing 
developments 7x, likely the most we ever have (Pioneer: January, July, Dec. Morency: Mar, 
Sept. Charter: Apr, Aug.) 

In 2025, the Board held their meetings in housing developments 5x (Pioneer: April, July. 
Charter: May, August, Nov).  

In 2026 so far, the Board has held their meetings in only ONE of their developments - 
Charter St…3x (Charter: Feb, Mar, June) . We have 2 opportunities left since we have Zoom 
meetings in October. This year we have not been to Morency or Pioneer. I recommend those 
two as our last stops of the calendar year.  

Board Visiting Housing Developments / Resident Engagement 

● Shared LTO contact information with commissioners to encourage direct Board/resident 
engagement  

● Identify opportunities for commissioners to visit SHA developments and hear directly 
from residents on issues that affect them 

● Pioneer/Bertram Terrace holds their LTO meetings on the second Monday of the Month 
at 1:30pm in their community space (City Councilors/Board members have been 
attending for years, I believe open invitation) 

● Charter St holds their LTO coffee meetings on Friday mornings at 10am in their 
community space (Unclear if open invitation to Board/City Councilors, will report back) 
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● Rainbow Terrace holds their LTO meetings on the second and fourth Saturday of each 
month at 11am in the LTO office #83 (not yet open to Board/City Councilors, will report 
back).  

● Dalton - Unknown, will report back 

Governance Training or Strategic Planning 

●  

Board / Staff Follow-Up 

● Clarification of compliance inspection procedures and follow-up practices 
● Clarification of notification and reasonable accommodation procedures related to 

pull-cord removal  
● Follow-up regarding specific property maintenance concerns raised by Pioneer/Bertram 

Terrace resident 

Upcoming Events 

● Mass Union Fall Convention Oct 2-4 Open to all who are interested! 

Submitted by: 
Veronica Miranda 
Tenant Representative, Salem Housing Authority Board of Commissioners 



 

Resources: 
LTOs PHN 

Know Your Rights Guide for Tenants - MOUs  

760 CMR 6.09 

Access to Counsel 

Public Housing Grievance Process 

Public Housing Redevelopment Resident Bill of Rights 

Tenant Rights in MA Public Housing - Stop Bullying Coalition Blog 
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MEMORANDUM OF UNDERSTANDING 
 
 Effective ________ ___, 2026, the Salem Housing Authority (“SHA”) and 
Beacon Communities Services LLC (together with its affiliates, “Beacon”) hereby agree 
to the following terms and conditions, with respect to the designation of Beacon as 
developer for the development of a 120-142 unit affordable housing development referred 
to as the Highlands (the “Project”) located on a portion of the property located at 17-27 
First Street in Salem, Massachusetts (the “Property”). These terms will be reflected in a 
Land Disposition and Developer Designation Agreement (“LDDDA”) to be executed by 
the Parties within 90 days of the date herein, or as otherwise agreed to by the Parties. 
 
1. Property; Ground Lease and Purchase Price.  
 

a. Determination of Property. The Property is a portion of the parcel at 17-27 
First Street in Salem, Massachusetts (designated as Tax Map Parcel 13-0007) upon which 
is located an existing state public housing development with an address of  17, 19, and 21 
Farrell Court (the “Existing Development”). The Parties will endeavor to establish the 
location of the Property on which the Project will be developed at the time of execution 
of the LDDDA, together with and subject to all appurtenant rights and easements, 
including the right to access the Project over the Existing Development. Beacon and SHA 
will explore the feasibility of dividing the property by ANR or subdivision. Beacon and 
SHA agree to negotiate access to common facilities or other means for the Project to 
support residents of the Existing Development and the surrounding neighborhood as part 
of the LDDDA and Ground Lease. For clarity, the daycare facility will constitute a 
community service facility, and, subject to investor, lender and insurance approval, 
Beacon will work with SHA to extend access to certain common areas within the Project 
to residents of the Existing Development.  
 

b. Ground Lease and Upfront Rent Payment. SHA will convey a 99-year 
leasehold interest in the Property to the Project Entity (defined in Section 2 below).  
Subject to review and approval by the tax credit investor for the Project, the Ground Rent 
Payment (“Upfront Rent Payment”) shall be $10,000 per unit (currently projected to be 
$1,420,000 for 142 units). Per IRS regulations guiding Low Income Housing Tax Credits, 
the Upfront Rent Payment must be supported by an Appraisal. It is anticipated that the 
Upfront Rent Payment will be paid at construction financing closing. In addition to any 
additional rent paid to SHA pursuant to this MOU, the lease shall be a triple net lease 
with all costs and expenses, including taxes and insurance, paid by the Project Entity.  
 
2. Project Ownership.  
 

The Project and leasehold interest in the Property will be owned by  a to be 
formed single purpose entity (the “Project Entity”).The managing member of the Project 
Entity will be a to be formed single purpose entity (the “MM”) which will be owned as 
follows: (i) .01% by Beacon Communities Corp., (ii) 69.99% by Beacon Communities 
REI LLC, and (iii) 30% by a to be formed single purpose limited liability company 
(“Holding LLC”) whose sole member will be Housing Opportunities of Salem Inc., a 

 
KH 1286882.15 



2 
 

tax-exempt Massachusetts nonprofit (“HOS”).  HOS is a fully controlled instrumentality 
of the SHA. It is anticipated that Holding LLC will make the 168(h) election to be taxed 
as a corporation.  An organizational structure chart for the Project Entity is attached as 
Exhibit 1.   
 
3. Unit Size and Affordability; Vouchers.  
 

a. Unit Affordability. The Project will consist of a 120-142 family units with 
the following approximate unit size breakdown 35% 1-bedroom units, 55% 2-bedroom 
units, and 10% 3-bedroom units. All units will be eligible for Low Income Housing Tax 
Credits, with the following approximate LIHTC income restrictions: 16% of units at or 
below 30% area median income (“AMI”), 60% of units at or below 60% AMI, and 14% 
of  units at or below 80% AMI. The affordability levels of all units shall be maintained 
for the term of the Ground Lease.  

 
b. Vouchers. Beacon anticipates applying for Section 8 and/or MRVP Project 

Based Vouchers from the Executive Office of Housing and Livable Communities 
(“EOHLC”). SHA is not obligated to contribute its Section 8 Project Based Vouchers to 
the Project.  

 
c. Changes in the unit size breakdown, affordability mix, or proposed 

number of vouchers will require the prior consent of SHA.  
 
4. Roles and Responsibilities 
 

a. Development. Beacon shall have overall responsibility for planning and 
implementing the development project, working collaboratively with SHA and HOS and 
subject to SHA and HOS approval of critical decisions, documents, and team members 
(see Exhibit 2). These roles will be further documented in the LDDDA. 
 

b. Operations. Beacon shall have principal responsibility for day-to-day 
operations of the Project Entity and management of the property, working collaboratively 
with HOS. HOS shall have the right to consent to major decisions; provided that Beacon 
shall retain final decision-making authority on any matter that would cause a call on its 
guarantee or require an operating loan to the project (see Exhibit 3). These roles will be 
further documented in the MM operating Agreement between the Parties.  
 
5. Predevelopment and Development Costs 
  

Beacon agrees to pay 100% of Project predevelopment expenses incurred from 
the date of developer selection by the SHA Board of Directors through construction 
financing closing. Any and all Project expenses, legal fees, and development consultant 
costs of SHA, HOS, or affiliates (including expenses incurred prior to the selection of 
Beacon for the Project) will be included in the Project budget. During the 
predevelopment period, Beacon shall advance funds to reimburse SHA and HOS for any 
Project expenses, legal fees and development consultant costs incurred by SHA or HOS, 
and such funds shall be reimbursed to Beacon at construction financing closing. All 
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e. Capital Proceeds. Beacon and SHA will split any Project capital proceeds 
from sale or refinancing payable to the MM 70% to Beacon and 30% to HOS, after 
customary priority payments, including any repayment in full of any soft loans or state 
tax credit loans made by SHA or HOS to the Project Entity, which repayments shall be 
treated as a portion of the cash flow payment due to HOS pursuant to subsection c. above.  
The Project Entity will pay a Capital Transaction administrative fee to Beacon 
Communities Development LLC (the “Developer”) equal to 3% of the gross proceeds of 
any sale or refinancing.  This is a fee to compensate the Developer for the work necessary 
on its part to achieve a sale or refinancing and is separate from any brokerage or 
mortgage origination fee incurred. For avoidance of doubt, this Capital Transaction 
administrative fee would not be applicable to a sale pursuant to the ROFR, the Options or 
Managing Member Interest Option. 

 
 

f. State Low Income Housing Tax Credits. The Parties agree that the Project 
Entity will allocate the State Low Income Housing Tax Credits (“State Credits) to the 
MM and the MM will  donate the State Credits to HOS which will then sell the State 
Credits to a purchaser of State Credits on terms agreed to by Beacon and HOS, and HOS 
will then provide a loan to the Project Entity from such sale proceeds, which will be paid 
from Project cash flow.   

 
g. Ground Lease Rent. To the extent that SHA is able to contribute, and 

Beacon accepts, one or more Section 8 Project-Based Vouchers from any source, SHA 
shall receive an additional payment, pursuant to the Ground Lease or otherwise, on a per 
unit basis with the amount of such payment being determined at a later date based on the 
value of said vouchers to the Project (including the monetary value of rents, and the value 
vouchers provide with regards to tenant stability, marketability and reduced turn over).  
The structure of such payment, whether as an upfront payment at construction financing 
closing or as a payment from cash flow, will be finalized upon confirmation of the 
voucher details, and shall be in addition to all other fees and allocations to HOS or SHA 
described elsewhere herein. 

 
 

8. Beacon Property Management and Construction Management 
 

a. Property Management. Beacon's affiliated property management company, 
Beacon Residential Management Limited Partnership (“BRM”) will provide property 
management services for the Project. BRM will be compensated from the Project’s 
operating budget on commercially reasonable terms equivalent to those that would exist 
between unaffiliated parties, at 5% of Effective Gross Revenue, and [data-processing 
fees], as approved by lenders and the investor. 

 
b.  Interior Design.    Beacon Concepts Limited Partnership will provide 

construction management and interior design services to the Project on commercially 
reasonable terms equivalent to those that would exist between unaffiliated parties. 
 
9. Right of First Refusal; Purchase Option  
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a. Right of First Refusal.  HOS expects that the Project Entity and the 

Project’s investor will grant HOS a Right of First Refusal to purchase the Property and 
Project and related assets, at the minimum purchase price permitted by Section 
42(i)(7)(B) of the Code, subject to investor requirements (the “ROFR”), exercisable upon 
the receipt by the Project Entity for a period of 24 months following the end of the 
Compliance Period (the “ROFR Period”) of any offer (not limited to “bona fide” offers) 
to purchase the Project and Property.  
 

b. HOS Purchase Option. HOS expects that the Project Entity and Project 
investor will grant HOS (i) an option to purchase the property (the “Property Option") 
and (ii) an option to purchase all of the investor's non-managing member interests in the 
Project Entity (the “Interest Option” and, together with the Property Option, the 
"Options''). Each of the Options shall have a term of thirty-six months, beginning one 
year prior to the end of the Compliance Period (the “HOS Option Period”) 

 
c. Managing Member Option Period. Following the end of the Compliance 

Period, Managing Member, shall have an option (the “Managing Member Interest 
Option”) for a period of 24 months following the expiration of the HOS Option Period 
(the “Managing Member Option Period”) to purchase(i) the property; or (ii) all of the 
investor's non-managing member interests in the Project Entity, at the price set forth 
below. 

 
d. Property Option Purchase Price. The purchase price for the Property 

Option shall be the greater of (a) the fair market value of the property, appraised as 
low-income housing by an experienced appraiser mutually agreed upon by HOS and 
Beacon, taking into account any factors, including zoning and regulatory restrictions, that 
it deems relevant in determining the fair market value in its professional discretion and 
(b) the total outstanding debt at the time of exercise.  

 
e. Interest Option and Managing Member Interest Option Purchase Price. 

The sale price for each of the Interest Option and the Managing Member Interest Option 
shall be the greater of: (a) the fair market value of the investor’s interest, as determined 
by an experienced appraiser taking into account any factors that it deems relevant in its 
professional discretion in determining the fair market value of the investor interest, 
including regulatory agreements in force and discounts for lack of control and liquidity; 
and (b) the amount of all federal, state and local income and transfer taxes which the 
investor would be obligated to pay arising out of such a sale. 

 
f. In soliciting responses from investors and syndicators, Beacon agrees to 

include the foregoing preferred terms for the ROFR and Option in the request for 
proposals and to use best efforts to negotiate an letter of intent with the investor with said 
terms.  
 
10. Additional Provisions.  
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predevelopment expenditures will be reimbursed at construction closing to the party 
which has incurred such expenses.  
 
6. Guarantees; Environmental Indemnity  
 
 Beacon shall assume 100% of the risks associated with development and 
ownership of the Project, and will provide all Project construction and operating 
guarantees, operating deficit loans, and insurance deductibles. Any guarantees required of 
the MM shall provide a carveout for HOS, SHA and affiliates. Beacon shall cause the 
Project Entity and the Beacon entity providing environmental indemnities benefiting 
Project lenders and investors, either as part of the Ground Lease or by separate indemnity 
agreement, to indemnify SHA and HOS from any and all environmental clean up or 
liability arising during the period of the Project Entity’s ownership.  
 
7. Beacon, SHA and HOS Fees and Profit-Sharing; Other Income, Fees, and 
Allocations  
 

a. Development Fee. SHA and Beacon will split any allowable development 
and overhead fees, 70% to Beacon and 30% to HOS. HOS's share of the development fee 
shall be payable on a pari passu basis with Beacon's share. 

 
b. Asset Management Fee.  Beacon shall be entitled to an annual accruing 

asset management fee payable from Project cash flow, at the initial rate of $15,000 per 
year (subject to Project investor approval) and increasing at 3% annually, unless a greater 
percentage is permitted by the Project investor, which shall be split 50% to SHA or HOS 
and 50% to Beacon.    
 

c. Cash Flow.  Beacon and HOS will split Project cash flow payable to the 
MM 70% to Beacon and 30% to HOS. To the greatest extent possible, and subject to the 
requirements of the Project’s investor and lenders, Beacon agrees that distributions of 
cash flow to HOS will be structured as priority payment directly to SHA or HOS as loan 
repayment in the cash flow waterfall (as further described in subsection d. below), as an 
incentive management fee or as ground lease payments so as to minimize the taxable 
income of Holding LLC.  

 
d. Project Soft Loans. To the greatest extent permitted by the Project investor 

and EOHLC, and subject to the aggregate split of Project cash flow 70% to Beacon and 
30% to SHA, any loans from SHA or HOS of grant funds or funds from the sale of the 
State Credits (as noted in Section 7f. below) into the Project will be repaid from Project 
cash flow on a pari passu basis with any MassDocs loans.  Any such loan payments 
received by SHA or HOS shall be treated as a portion of the cash flow payment due to 
HOS pursuant to subsection c. above. Notwithstanding the foregoing but subject to the 
approval of the EOHLC, any loan of SHA or HOS funds that are provided directly from 
SHA or HOS from sources other than grants or the sale of State Credits shall be paid 
before or pari passu with MassDocs loans and not be included in the calculation of the 
aggregate split of project cash flow due to HOS pursuant to subsection c. above. 
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a. Right of First Refusal.  HOS expects that the Project Entity and the 

Project’s investor will grant HOS a Right of First Refusal to purchase the Property and 
Project and related assets, at the minimum purchase price permitted by Section 
42(i)(7)(B) of the Code, subject to investor requirements (the “ROFR”), exercisable upon 
the receipt by the Project Entity for a period of 24 months following the end of the 
Compliance Period (the “ROFR Period”) of any offer (not limited to “bona fide” offers) 
to purchase the Project and Property.  
 

b. HOS Purchase Option. HOS expects that the Project Entity and Project 
investor will grant HOS (i) an option to purchase the property (the “Property Option") 
and (ii) an option to purchase all of the investor's non-managing member interests in the 
Project Entity (the “Interest Option” and, together with the Property Option, the 
"Options''). Each of the Options shall have a term of thirty-six months, beginning one 
year prior to the end of the Compliance Period (the “HOS Option Period”) 

 
c. Managing Member Option Period. Following the end of the Compliance 

Period, Managing Member, shall have an option (the “Managing Member Interest 
Option”) for a period of 24 months following the expiration of the HOS Option Period 
(the “Managing Member Option Period”) to purchase(i) the property; or (ii) all of the 
investor's non-managing member interests in the Project Entity, at the price set forth 
below. 

 
d. Property Option Purchase Price. The purchase price for the Property 

Option shall be the greater of (a) the fair market value of the property, appraised as 
low-income housing by an experienced appraiser mutually agreed upon by HOS and 
Beacon, taking into account any factors, including zoning and regulatory restrictions, that 
it deems relevant in determining the fair market value in its professional discretion and 
(b) the total outstanding debt at the time of exercise.  

 
e. Interest Option and Managing Member Interest Option Purchase Price. 

The sale price for each of the Interest Option and the Managing Member Interest Option 
shall be the greater of: (a) the fair market value of the investor’s interest, as determined 
by an experienced appraiser taking into account any factors that it deems relevant in its 
professional discretion in determining the fair market value of the investor interest, 
including regulatory agreements in force and discounts for lack of control and liquidity; 
and (b) the amount of all federal, state and local income and transfer taxes which the 
investor would be obligated to pay arising out of such a sale. 

 
f. In soliciting responses from investors and syndicators, Beacon agrees to 

include the foregoing preferred terms for the ROFR and Option in the request for 
proposals and to use best efforts to negotiate an letter of intent with the investor with said 
terms.  
 
10. Additional Provisions.  
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a. SHA reserves the right to revoke Beacon's designation in the event that the 
required EOHLC funding approvals have not been obtained by July 31, 2029.  

 
b. This Memorandum of Understanding may be executed in counterparts, 

including by electronic transmission, each of which is deemed an original. 
 

 
[signatures on the next page] 
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 IN WITNESS WHEREOF, the parties have duly executed this Memorandum of 
Understanding effective as of the first date written above.   
 
     SALEM HOUSING AUTHORITY 
 
     By: __________________________ 
            Cathy Sheehan, Executive Director 
 
      
     BEACON COMMUNITIES SERVICES LLC 
 
     By: Beacon Communities Corp., its manager 
 
     By: __________________________ 
       
     Printed Name: ______________________ 
      
     Title: _______________________________ 
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Exhibit 1 
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Exhibit 2 
Development Roles & Responsibilities 

 

In General 

Beacon shall have overall responsibility for planning and implementing the development 
project, subject to SHA participation and approval of critical decisions and documents, as 
outlined herein. 

1. Beacon shall work collaboratively with SHA to further elaborate the 
development program for the project, based on Beacon's initial proposal. 
The key aspects of the development program- affordability and subsidy 
mix, design, ownership structure, management plan and management 
agreement, financing plan, community engagement plan, and tenant 
selection plan- shall be subject to SHA approval on the terms provided 
herein.  

2. Beacon shall submit to SHA for its prior review and approval all material 
project documents including, without limitation, applications, architectural 
plans, proformas, and contracts submitted to funding and regulatory 
agencies. SHA shall review on a timely basis all matters submitted to it for 
approval. 

3. Beacon shall coordinate, direct, and manage the development team 
members identified in its proposal, whose selection has been approved by 
SHA, as well as any additional or substitute team members subsequently 
identified by Beacon, whose selection shall be subject to SHA review 
and/or approval, as outlined herein. 

4. SHA shall cooperate with Beacon in providing information within its 
possession relating to the property, and in facilitating community 
engagement in the development planning process. 

5. SHA shall work with Beacon to secure necessary funding and regulatory 
approvals from EOHLC, the City of Salem, and other public agencies, and 
shall make available to Beacon any public funding it receives on behalf for 
the development project, in accordance with approved project budgets. 

6. Beacon shall keep SHA informed on a regular and timely basis of all 
significant development activities and proposed changes in the 
development plan and shall provide Excel proformas (with traceable 
formulas) when key changes in project costs or financing assumptions 
occur. 

 
 
Role of SHA:  

1. Provider of Capital Funding. SHA will make available to the project any 
capital funds that are granted to it from EOHLC, the City of Salem, and/or 
other public agencies, in amounts consistent with the project budget. Such 
funds will be provided in the form of soft loans, subject to grantee 
approval and any grantee terms and conditions. 
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2. Provider of Rental Subsidies. SHA will make available to the project any 
rental subsidies it receives from EOHLC. Additionally, SHA will explore 
opportunities to provide Section 8 Project Based Vouchers to the 
development, to the extent feasible.  

3. Other Local Contributions. SHA will work collaboratively with Beacon to 
explore the potential for property tax relief, building permit fee waivers, 
and/or other local non-capital contributions.   

4. Ground Lessor.  SHA will convey the land to the owner entity of the new 
development via a 99-year ground lease and will retain its rights as ground 
lessor. 

5. Asset Management/ Steward of Affordability.   SHA will collaborate with 
Beacon in the long-term asset management of the development, and in 
ensuring continued affordability of the units pursuant to applicable 
covenants.  

Role of Beacon: 

1. Funding and Regulatory Applications. Beacon will be responsible for 
preparing applications to EOHLC, the City of Salem, and other relevant 
agencies for funding and regulatory approvals, with SHA's collaboration. 

2. Planning and Implementation. Beacon will provide the necessary staffing, 
expertise, supervision and guarantees to plan and implement all aspects of 
the development project fully and expeditiously, in accordance with the 
project schedule.  

3. Manage Development Team. Beacon has assembled a team with the 
necessary skills and expertise to implement all aspects of the development 
project, as outlined in its proposal which has been approved by SHA. SHA 
shall have reasonable approval rights over any change in the proposed 
architect or property management agent, and in the selection of the general 
contractor and equity investor. With respect to any other substitution or 
addition of development team members, Beacon will consult with SHA 
and take SHA's views into account.  

4. Maintain Communication. Beacon and SHA will establish a regular 
schedule of team meetings. Beacon will submit progress reports to SHA 
on the project status and schedule, including but not limited to design, 
permitting, financing, and community engagement. A schedule of 
meetings and progress reports will be agreed upon between Beacon and 
SHA. 

5. Quality Control Measures. Beacon will ensure that the Redevelopment 
Project is constructed and managed with the highest quality materials and 
workmanship. Beacon will implement quality assurance and control 
measures to ensure performance by all parties in all aspects of the 
program. 

6. Development Schedule. Beacon will provide SHA with a project schedule, 
including milestones for the predevelopment period through permanent 
financing. All dates will be subject to change based on receipt of local 
approvals and funding for the Project. 
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7. Financing. Beacon will develop a feasible financing plan that provides
sufficient resources for development and operation of the property, subject
to SHA approval.

8. Community Engagement. Beacon will create a plan for neighborhood and
community engagement that is acceptable to SHA. Beacon, in cooperation
with SHA, will facilitate and foster the involvement of local residents in
development planning, and will keep neighbors and community members
informed of the project status.

9. Local Community and Government Relationships. Beacon, with the
cooperation of SHA, will promote and maintain good relations with
community and neighborhood groups, the City of Salem, EOHLC, and
other public partners in the development project

10. Resident Services. Beacon will develop a plan for resident services that is
acceptable to SHA.

11. Hiring. Beacon will create a plan, acceptable to SHA, to maximize
contracting and employment opportunities in accordance with all
application local, state and federal requirements., and to ensure the project 
complies with all applicable federal, state and local prevailing wage and
labor laws, including without limitation the City of Salem Wage Theft
Prevention ordinance in Article XIX of Chapter 2 of the City of Salem
Code of Ordinances.

12. Compliance with Laws. Beacon will comply with all applicable federal,
state and local laws and rules and regulations applicable to the
development project.
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     Exhibit 3 

Operating & Decision-Making Roles 
Project Managing Member 

 
1. In General 

a. The Beacon-affiliated Member ("Beacon") shall have principal responsibility for 
the day-to-day activities and operations of the MM, and shall act as its Managing 
Member. Beacon shall have the exclusive right to carry out the business of 
owning and operating the Property without approval of the SHA-affiliated 
Member ("HOS"), except for Major Decisions (as defined below). 

b. Notwithstanding the above, the Members will endeavor to work collaboratively, 
to communicate regularly, and to cooperate in all activities affecting ownership 
and operation of the Property. In addition to Major Decisions, Beacon shall seek 
regular input from, and shall consult regularly with, HOS on a range of issues, to 
be mutually determined by the Parties. Beacon shall use best efforts to ensure that 
HOS has access in a timely manner to all information pertinent to ownership and 
operating decisions in which HOS is involved, including but not limited to 
reports, budgets, contracts, schedules, and accounts. 

c. The Members acknowledge that timely decision-making is essential to meeting 
the obligations of the Managing Member entity. The Members shall establish a 
process for securing HOS approval of Major Decisions, which shall provide for 
deemed consent if no response is received in a reasonable period. 

d. Beacon shall retain final decision-making authority on any matter that would 
cause a call on its guarantee, or would require a loan to be made by Beacon or its 
affiliate to the project. This includes delays in decision making that could lead to 
penalties or additional interest. 

2. Major Decisions 

Major Decisions requiring HOS's prior written approval shall include the following, 
without limitation: 

a. any change in the Property's affordability or subsidy mix  
b. any sale of the Property or membership interests, except for membership interest 

transfers made for estate planning purposes 
c. any change in management agent, or in the economic terms of the Management 

Agreement 
d. any change in financing of the Property after closing on the acquisition (other 

than a conversion from construction to permanent financing) 
e. any material change in the management plan, tenant selection plan, resident 

services plan, or MBE/WBE/ local hiring plan. 
f. any amendment to the Operating Agreement 
g. any capital expenditure or purchase or service contract exceeding $200,000 in a 

single transaction (unless identified in the approved budget) 
h. approval of annual operating and capital budgets. 

3. Deadlock Resolution 
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The Parties will develop a process for resolving disagreements over Major Decisions, 
taking into account Beacon's guarantee obligations for so long as they remain 
outstanding, as well as Beacon's ongoing financial obligations to the project. Beacon 
shall retain final decision-making authority on any matter that would cause a call on the 
guarantee, or would require a loan to be made by Beacon or its affiliate to the project. 
This includes delays in decision-making that could lead to penalties or additional interest.  
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