




























ED Summary October 2026 

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, Housing Now, champ wait list data, inspections and property 

management. The detailed reports are attached in the monthly Board packet 

with this summary.    

Administration/Personnel 

●​ A Management Services Agreement is on the agenda for SHA approval to formalize the 

management of the HOS properties.   

 

Financial 

●​ Year End Financial Reports are not completed yet and will be presented likely at 

November Meeting. 

●​ Team is evaluating year-end expenditures in preparation for Fiscal Year 2027 Budget  

Property/Modernization 

●​ Please refer to the Maintenance Operations Report for additional details 

-number of work orders completed this month-352 

-work order data by priority, development workload summary and average completion time 

-inspections per development for the month including satistics-61 

-resident satisfaction with work order completion-100% this month 5 out of 5 calls 

*  Please refer to the Public Housing Department Performance Report for additional details 

      -number of leased households-629 

      -number of vacancies and by category-23 (1 offer made) 

      -number of resident assistance compliance inspections-35​  

      -number of lease ups-5 

      -number of transfers-2 

        -number of evictions and reason-6 for non-payment totaling $49,798.42​  

        -DMH voucher program participants-43 



        -private conferences held this month-19 

●​ Please refer to the Modernization Operations Report for information on projects are 

currently in design or under construction.   

-number of active projects current and in que- 8 

-modernization areas of focus 

-funding sources and total dollar amount 

-current project investment activities by development with current status 

*    Please refer to the Elevator Operations Report for specific information related to  

        -the portfolio snapshot of elevators 

        -completed work orders 

        -maintenance calls, down time and repair detail-one power outage event 

        -inspections- (preventative or annual)  all are complete at this time​  

Applications and Waitlists 

 

●​ See CHAMP report for more detailed information on champ waitlist pulls and offers made 

for public housing units-from the most recent 100 Applications pulled. 

●​ See Waiting List Report for details on the number of applicants on the waitlists for all 

State and Federal Programs 

    

Section 8 Program 

●​ See Housing Choice Voucher and PBV Program Performance Report for additional details 

related to Federal Housing Program vouchers issued. 

-voucher utilization rate-90% 

-HCV units under lease-1248  

-HAP expenses by month 

-PBV occupancy performance by month including newest projects (Leefort Terrace and 

Housing Opportunities of Salem) 

-portability numbers 

*  Application submitted to HUD for Shortfall funding for fiscal year 2026.  $629,000.    

●​ FSS Program- 32 voucher holders  are currently enrolled into the program with signed 

contracts, $175,041 in earned escrow amongst the participants.  Quarterly FSS reports 

provided on the FSS program and participant statistics.  

●​ Foster to Youth Independence Vouchers awarded by HUD-4 new vouchers awarded to SHA 

in August of 2026 to serve young adults transitioning from the Foster Care Program. 

Residents and Community 



●​ 14 new Referrals were made to the Service Coordinators this month for resident assistance. 

75 residents served for ongoing case management 

●​ Housing Now Program-  11 families are being served Intensive stabilization and case 

management.   Remaining slots for the Housing Now program will continue to be filled with 

referrals from area emergency shelters as appropriate vacancies occur.   12 slots in total are 

available for this program.    

●​ Future Forward State Self-Sufficiency Program-. 11 families are enrolled with signed 

contracts in Marblehead and 15 families are enrolled in Salem.  Each family enrolled has 

individual goal plans with at least three goals (per contract) to work towards over the next 

three years. Two participants are now escrowing funds in Marblehead and 5 participants are 

escrowing funds in Salem. Enrollment will be ongoing until 35 participants are enrolled.  

$18,034 has accumulated in escrow. 

●​ The loaner laptop program has launched for residents with short term needs to utilize as a 

courtesy and a compliment to any/all instructional classes being offered.    

●​ The Range digital equity laptop and training program for all state public housing residents is 

in motion, advertising for classes at Charter Street, Pioneer Terrace and Canal Street is in 

motion.  All residents participating in this program will receive a new laptop.  Thus far, 95 

lap tops have been distributed. 

●​ Holiday gathering plans are in motion. 

●​ Ongoing programming- 

●​ Weekly Community Garden program 

●​ Wellness Wednesdays (chair yoga and meditation)   

●​ Mobile Salem Food Pantry 

●​ Life Coaching Workshop Series at Morency Manor  

●​ New Pottery classes  

●​ Weekly office hours at Pioneer Terrace, Rainbow Terrace, Ruane and Morency Manor for 

residents to stop in and receive support and/or service coordination. 

●​ See monthly Service Coordinator reports for specific data related to engagement/service 

coordination categories for residents.    

   

Funding Awards/Grant Applications Summary for 2019-2024 

Fiscal 
Year 

Total Awarded 
($) Notes 

2019–20
20 $1,161,681.29 RSC, Health/Safety Initiative, PEHO, Gateway Cities, CPA, 

Creative Placemaking 
2020–20
21 $4,407,082.00 Section 8 HAP, HILAP, Action Inc. Sustainability, CDBG 

2021–20
22 $2,400,946.00 CPA, DHCD Target Award, Solar Farm Savings, Section 8 

Vouchers/Admin Fee 



Fiscal 
Year 

Total Awarded 
($) Notes 

2022–20
23 $26,841,404.30 Includes $24,041,404.30 plus approximately $2.8 million Leefort 

profit sharing 
2023–20
24 $1,091,420.00 Shortfall funding, Farrell Court feasibility, Barton Square elevator, 

RSC, Housing Now grant, HUD shortfall funding 
2024–20
25 $5,086,202.00 Charter Street modernization, CPA roof funding, CDBG digital 

training, FSS, Self-Sufficiency Grant, HUD shortfall funding 

2025–20
26* $1,588,526.00+ 

 
FSS renewal ($117,526),  
LEAN awards (~$1.3M), new family program ($171,000). 
Additional awards received with no dollar amount stated.  
 
 
 

Fiscal Year 2025-2026 

SHA applied for the State Residential Retrofit Program for Public Housing Units in an effort to 

increase access to reliable internet services for residents.  The grant addresses inadequate 

wiring and infrastructure.  The grants are intended to increase connectivity, reduce cost burdens 

and improve digital access for low-income residents.  SHA was awarded services for 665 units 

spread over 21 properties as part of Aervivo Inc. Connectivity Platform.      

**SHA applied for a Massachusetts Broadband Institute Connected and Online digital equity 

grant.  The application entailed a plan for a mobile computer learning center that can be utilized 

in a number of ways for our resident population.  SHA was awarded over 30 pieces of 

equipment for this grant which will be utilized for digital workshops of all kinds for our 

residents!!   

2026 FSS renewal grant application was submitted and awarded $117,526.00 January 2026 

2026 LEAN Grants Awards: 

Windows- Bates, Norton, Bertram Terrace, Ruane and Dalton buildings  

Heating and hot water system-Ruane Building 

Totaling  approximately $1.3 million dollars!  Thank you Gary Dean for your work on these 

programs! 

2026 New Grant Awards- 

●​ SHA responded to the call for the notice of funding available to expand this program to 4 

more families.  SHA was awarded $171,000 to expand the program to 12 families! 

●​ Retrofit Ancillary Grantee Program-Valued at over $500,000 of equipment/training to 

public housing residents.  



Development/Redevelopment Updates  

Leefort Terrace- 

Construction Completion-May 2026   

Wait list opening occurred February 19, 2026.    

Leefort residents that opted to return have all moved back in at this time.  Future PBV voucher 

applicants are actively being pulled from the waitlist and will continue to be verified until the 

full amount of PBV units are filled.    

97 SHA PBV vouchers have been leased up at the program. 11 remaining slots to be leased up 

before November 2026.    

17-27 First Street- 

The voluntary pre-proposal site meeting for 17-27 First Street took place on Wednesday, 

September 3, 2025.  Twenty-nine (29) designers and developers were in attendance for review 

of the RFP and any additional questions.  A site tour followed the pre-proposal meeting and 

attendees walked the site.   Interested parties have requested the full RFP package.   

The RFP due date for the First Street land was November 3, 2025.  Three proposals were 

received.  The evaluation committee reviewed the proposals and finalized assigned scoring, 

recommending Beacon Communities as the highest scoring submission.    

The draft Memorandum of Understanding approved by the Board at September 2026 Board 

meeting.  

Community outreach planning is in process.        

 

   

 



Salem Housing Authority Board - Tenant Representative Report 

Accepting feedback on the template and metrics!  

Reporting Period: October 2026​
Tenant Representative: Veronica Miranda 

Resident Spotlight  

Mass Union of Public Housing Annual Convention Recap - Pictured below is Pioneer Terrace 
Tenant Gene Collins, and our State Rep Manny Cruz with other leaders of Mass Union of Public 
Housing Tenants.  

 

LTO engagement: Charter Street and Pioneer/Bertram Terrace welcome Board participation at 
their meetings. Rainbow Terrace welcomes Board members with advance notice. Dalton 
meeting details remain to be confirmed. 

●​ Pioneer/Bertram Terrace holds their LTO meetings on the second Monday of the Month 
at 1:30pm in their community space (open invitation) 

●​ Charter St holds their LTO coffee meetings on Friday mornings at 10am in their 
community space (invitation to Board w/advanced notice) 

●​ Rainbow Terrace holds their LTO meetings on the second and fourth Saturday of each 
month at 11am in the LTO office #83 (invitation to Board w/advanced notice) 

https://massunion.org/convention-2026-recap/


Salem Housing Authority Board - Tenant Representative Report 

Board / Staff Follow-Up 

●​ Elevators: Clarify the status of CSTA’s public records request and make records 
sharable with the Board and public through a stable electronic repository. 

●​ Executive Director evaluation: Establish a timely annual evaluation process. Utilize an 
evidence based evaluation framework with measurable performance indicators and 
documented supporting evidence such as, documented outcomes, records, performance 
reports, or specific examples.  

●​ FY2027 budget: Confirm the development timeline and opportunities for Board and 
tenant input before the proposed budget reaches the Board for approval. 

●​ Grievance procedure: A tenant filed a formal complaint against our executive and they 
have been reaching out for updates to the Board. We need to better understand and 
outline this process for the future when it comes to our employee.    

Board Governance & Training 

The Board approved moving forward with governance training, with Commissioner Morsillo 
leading the effort in coordination with Mel King. I emphasized the importance of a post-training 
assessment to evaluate whether commissioners and executive staff demonstrate competencies, 
and the Board agreed. 

Next steps: Establish training objectives, identify the competencies to be assessed, and use 
the results to guide future training and development. 

Policy Development & Governance Priorities 

I requested all existing SHA policies and I intend to review: 

●​ Records access and policy management: A complete, current, searchable, screen 
reader accessible collection of SHA policies in a stable central repository. 

●​ Compliance inspections and unit entry: Clear standards for notice, frequency, 
documentation, follow up, and resolution. 

●​ Photography and resident privacy: Clear limits and safeguards governing 
photographs of residents’ belongings, notice, access, retention, and use in enforcement. 

Potential next step: Obtain and review the complete collection of current SHA policies and 
identify potential gaps. 

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

































































































































































































































































































 

PROPERTY MANAGEMENT AGREEMENT  

This Agreement is made as of the ___ day of __________, 2026 (“Effective Date”) by and between 
Housing Opportunities of Salem Inc., a Massachusetts nonprofit corporation (“Owner”) and Salem 
Housing Authority, a public body corporate and politic organized under the laws of the Commonwealth of 
Massachusetts (“Agent”). 
 
1. Appointment and Acceptance.  Owner hereby appoints and engages Agent as its exclusive 

agent to rent, lease, operate and manage the Project described in Section 2 hereof and Agent 
accepts the appointment subject to the terms and conditions set forth in this Agreement. 

2. Description of Project.  The property to be managed by Agent (the “Project”) is the apartment 
community consisting of the land, buildings and other improvements, including the dwelling units 
(the “Project Units”) located at 2 Hathorne Crescent Street, 5 Barton Square, Unit 2, 73 Boston 
Street, 121 ½ Bridge Street, 122 ½ Boston Street, and 292 Essex Street, Unit 2 in Salem, 
Massachusetts (collectively, the “Scattered Sites”) and further described on Exhibit A. 

3. Definitions.  Capitalized terms used and not defined in the body of this Agreement are defined in 
Exhibit A. 

4. Scope of Services.  Agent will have the general duty and responsibility of managing the Project 
in a good and efficient manner and in compliance with Project Requirements, as defined herein.  
Agent shall exercise due diligence and care in the management of the Project, and shall furnish 
Owner with its best advice, experience and judgment in such management. 

5. Project Requirements. 

(a) If the Project is subject to certain operational and programmatic requirements, 
agreements, and restrictions arising out of the governmental programs under which it is 
financed or assisted, lender requirements set forth in any Project loan documents, investor 
requirements set forth in the Partnership/Operating Agreement, and/or otherwise, as set 
forth in the documents identified on Exhibit A, and all applicable federal, state and local 
laws, statutes, ordinances, regulations, and other applicable authority legal authorities 
referenced therein or applicable to the Project whether or not specifically referenced 
(collectively, “Project Requirements”).  Agent acknowledges that Owner has provided it 
with copies of all project-specific documents listed in the Project Requirements and that 
Agent has reviewed the Project Requirements.  Owner shall provide any documents not 
listed in Project Requirements that Owner expects Agent to observe in the operation of 
the Project.  In performing its duties hereunder, Agent shall comply with, and shall cause 
the Project to comply with, the Project Requirements, provided, however, that such 
compliance will be an expense of the Project and Agent will not be required to make any 
payments from its own funds or incur any individual liability.   

6. Marketing.  Agent will carry out marketing for the Project in accordance with the Project 
Requirements including the resident selection or marketing plan therein. 

7. Rentals.  Agent will use due diligence in the management of the Project, devoting such resources 
as are appropriate, and will use reasonable efforts to rent the Project Units and other rental 
facilities in the Project. Incident thereto, the following provisions will apply: 

(a) Agent will be the exclusive rental agent of the Project. 
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(b) Agent will make preparations for initial rent-up of the Project (if not currently occupied).  

(c) Agent will set up and maintain an on-site management office to service the Project or 
make other arrangements reasonably acceptable to Owner.   

(d) Agent will follow any marketing plan or resident selection plan approved by Owner and 
any other applicable parties. 

(e) Agent will show available dwelling units to prospective tenants and counsel all 
prospective tenants regarding eligibility for the Project Units. 

(f) Agent will comply with all Project Requirements regarding applicants for occupancy of 
the Project Units including, as applicable, application intake, determination of eligibility, 
interview and screening, verification procedures, selection and rejection, record 
maintenance, unit assignment and execution of leases, all in accordance with the forms, 
criteria and procedures.   

(g) Agent will comply with all eligibility verification and documentation procedures required 
by the Project Requirements prior to executing leases and upon subsequent review, and 
will prepare, maintain and verify eligibility certifications, in accordance with the Project 
Requirements and any additional specific compliance requirements provided by Owner. 

(h) Agent will prepare all leases and will execute the same in Owner’s name, identifying 
itself thereon as agent for Owner.  Leases will be in a form approved by Owner, but 
individual leases will not be submitted for the approval of Owner. 

(i) No lease shall be executed for rental amounts less than as required by applicable program 
requirements. 

(j) Agent will collect, deposit and disburse security deposits, if required, in accordance with 
the terms of each tenant’s lease and any applicable state or local laws regarding security 
deposits, including without limitation any applicable laws concerning payments of 
interest thereon.  Security deposits will be deposited by Agent in the Security Deposit 
Account. 

(k) A joint inspection of each Project Unit will be conducted by Agent and the new tenant 
prior to move-in, and a checklist of the unit’s condition will be signed by Agent and the 
tenant upon occupancy; inspections of occupied units will be conducted on a regular basis 
in order to ascertain the adequacy of care of the unit by the tenant and any necessary 
repairs; prior to a planned move-out, a joint inspection of the unit will be conducted by 
Agent and the tenant and where required repairs exceed normal wear and tear, Agent will 
resolve appropriate charges with the tenant, or deduct such charges from the security 
deposit in accordance with any applicable state and local laws.   

8. Bank Accounts.  At Owner’s direction, Agent will establish and maintain a separate bank 
account, in an institution whose deposits are federally insured, which account shall be used 
exclusively by Agent for funds of the Project and be known as the Project’s Operating Account.  
Funds in the Operating Account will remain the property of Owner, subject to disbursement by 
Agent.  Agent will not be held liable in the event of bankruptcy or failure of a depository.  
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At Owner’s direction and in conformance with any applicable local and state laws regarding 
security deposits, Agent will establish and maintain a separate interest-bearing escrow account in 
an institution whose deposits are federally insured, which account shall be used exclusively by 
Agent for security deposits received by Agent from tenants of the Project and be known as the 
Project’s Security Deposit Account.  Agent will not be held liable in the event of bankruptcy or 
failure of a depository. 

If and as required by Project Requirements, Agent will establish and maintain a separate bank 
account, in an institution whose deposits are federally insured, which account shall be used 
exclusively by Agent for funds of the Project and be known as the Project’s Replacement 
Reserve Account. 

All bank accounts opened by Agent at Owner’s direction shall be held in Owner’s name, but shall 
be under Agent’s exclusive control.  Only Agent shall be authorized to draw upon such accounts. 
No funds deposited in any account established under this Agreement shall be comingled with any 
other funds of Agent or any other entity.  

9. Collection of Rents, Charges and Other Receipts.  Agent will use reasonable efforts to collect, 
when due, rents, charges and other amounts receivable due from tenants or others on Owner’s 
account in connection with the operation of the Project.  Tenant rent payments or charges will be 
due and payable in accordance with the terms of each lease.  All funds collected by Agent shall be 
deposited by Agent in the Operating Account. 

All security deposit funds, if any, received by Agent shall be deposited in the Security Deposit 
Account in accordance with the terms of each tenant’s lease and the laws of the locality and state 
where the Project is located. 

10. Enforcement of Leases.  Agent will use diligent efforts to secure full compliance by each tenant 
with the terms of the tenant’s lease. Voluntary compliance will be emphasized and Agent will 
counsel tenants and make referrals to community agencies in cases of financial hardship or other 
circumstances deemed appropriate by Agent, to the end that involuntary termination of tenancies 
may be avoided to the maximum extent consistent with the sound management of the Project. 

Nevertheless, subject to any applicable procedures set forth, Agent shall have the authority, acting 
on behalf of Owner, to terminate any tenancy when, in Agent’s judgment, sufficient cause 
(including, but not limited to, nonpayment of rent) for such termination exists under the terms of 
the tenant’s lease.  Agent is authorized to consult with legal counsel of its choice to bring actions 
for evictions or legal proceedings to enforce any of the lease terms or to recover rents or other 
charges due and to execute notices to vacate and/or other notices; provided, however, that Agent 
shall keep Owner informed of such actions. Attorney’s fees and other necessary costs incurred in 
connection with such actions and not recovered from tenants will be paid from the Operating 
Account as Project expenses. 
 

11. Maintenance and Repair.  Agent will cause the Project to be maintained and repaired in 
accordance with Project Requirements, and state and local codes and in a condition at all times 
acceptable to Owner and other applicable parties, including but not limited to cleaning, painting, 
decorating, plumbing, carpentry, grounds care, and such other maintenance and repair work as 
may be necessary. 

Incident thereto, the following provisions will apply: 
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(a) Special attention will be given to preventive maintenance.  To the greatest extent feasible, 
the services of regular maintenance personnel shall be used. 

(b) Agent is authorized to contract with qualified independent contractors, when necessary, 
for general maintenance and repair of major mechanical systems. 

(c) Agent is authorized to purchase all materials, equipment, tools, appliances, supplies, and 
services necessary for proper maintenance and repair of the Project in accordance with 
the budget established with Owner. 

(d) Notwithstanding any of the foregoing provisions, the prior approval of Owner will not be 
required for any single expenditure for labor, materials, or otherwise in connection with 
the maintenance and repair of the Project.  

(e) Agent will systematically and promptly receive and investigate all service requests from 
tenants, take such action thereon as may be justified, and will keep records of the same.  
Complaints of a serious nature regarding the condition of the Project will be reported to 
Owner for investigation. 

12. Utilities and Services.  Agent is authorized by Owner to make arrangements and/or, as agent for 
Owner, enter into contracts for water, electricity, gas, fuel, oil, sewage and trash disposal, pest 
extermination, decorating, laundry facilities, and telephone, cable and data communication 
services and any and all other services as may be required or advisable for the operation of the 
Project.  The term of any contract made by Agent hereunder may extend beyond the term of this 
Agreement.  To the extent included in the approved Project budget, Agent may enter into 
contracts with third party utility invoice processing, monitoring, and bundling service providers 
for the purposes of processing utility invoices, monitoring utility usage, and bundling utility 
services at the Project in an effort to reduce utility costs and improve the Project’s energy 
efficiency.  All utility payments shall be made from the Operating Account.  If the dwelling units 
are individually metered for any utilities, tenants will contract directly for those utilities and 
Agent will not make contracts to secure the same. 

13. Disbursements from Operating Account and Withdrawal from Reserves.  Agent will make 
disbursements from Owner’s funds in accordance with this Agreement and the Management Plan.  
Incident thereto, the following provisions will apply: 

(a) From the funds collected and deposited by Agent in the Operating Account, Agent will 
make the following disbursements promptly when payable: 

(1) Compensation payable to Agent hereunder and reimbursement to Agent for 
compensation payable to or on account of the employees, and for the taxes and 
assessments payable to local, state, and federal governments in connection with 
the employment of such personnel. 

(2) The payments required to be made periodically by Owner to mortgagee(s), if 
applicable, including the amounts due for principal amortization, interest, 
mortgage insurance premiums; ground rents; taxes and assessments; insurance 
premiums; and the amounts required by any mortgagee, United States 
Department of Housing and Urban Development (“HUD”) or other party for 
allocation to a replacement, operating or other reserve. 
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(3) The payment for technology required to manage the Project including but not 
limited to hardware, software licensing and technology maintenance fees, and the 
payment for reasonable costs incurred in connection with third party records 
storage expenses.  Such reimbursements will be paid from the Operating Account 
and will be treated as a Project expense. 

(4) All sums otherwise due and payable as expenses of the Project. 

 

(b) In the event that the balance in the Operating Account is at any time insufficient to pay 
expenses when due, Agent will inform Owner of that fact, and Owner will, within five (5) 
business days, remit to Agent sufficient funds to cover the deficiency.  Notwithstanding 
anything to the contrary stated or implied herein, Agent shall have no obligation or 
responsibility to use its own funds to pay Project expenses and it is hereby agreed Agent 
has no personal, individual or other liability for such debt.  

(c) Agent shall withdraw from any Project reserve accounts as which direction shall be in 
accordance with the Project Requirements.   

14. Budgets.  After consultation with Owner, Agent will prepare a recommended operating budget 
for the Project for each Project Fiscal Year, which unless otherwise specified on Exhibit A will 
be the calendar year (January 1 – December 31), and will submit the same to Owner for approval 
for review as soon as possible with the expectation of not later than sixty (60) days before the 
earlier of (i) the beginning of each new Project Fiscal Year or as soon as possible.  Upon receipt, 
Owner will promptly inform Agent, of changes, if any, to be incorporated in the budget.  The 
proposed budget will be deemed approved unless Owner gives notice of disapproval within thirty 
(30) days of delivery. Once the budget is approved, Agent will use diligent efforts to see that each 
type of operating expense itemized in the budget will not exceed the annual amount authorized by 
the approved budget and Agent will keep Owner informed of any anticipated deviation from the 
receipts or disbursements stated in the approved budget. Owner will promptly inform Agent of 
any changes to be incorporated in the approved budget.   

15. Records and Reports.  In addition to and not in limitation of any other requirements specified in 
this Agreement and the Project Requirements, Agent will have the following responsibilities with 
respect to records and reports:     

(a) Agent will establish and maintain a comprehensive system of records, books and 
accounts in a manner conforming to any directives of the Project Requirements and 
otherwise satisfactory to Owner.  All records, books and accounts will be subject to 
examination by authorized representatives of Owner or other applicable parties during 
regularly scheduled business hours upon reasonable written notice which absent special 
need shall be at least forty-eight (48) hours. 

(b) If requested by Owner, and/or as required by the Project Requirements, within sixty (60) 
days following the end of each Project Fiscal Year, Agent will furnish to Owner a 
complete annual financial report for the Project based upon an examination of the books 
and records. This report shall be prepared in conformity with generally accepted 
accounting principles.  The costs of preparing this report will be paid out of the Operating 
Account as an expense of the Project. 
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(c) By the fifteenth (15th) day of each month, Agent will furnish Owner with reports 
reasonably requested by Owner, which may include Balance Sheet, Statement of Profit 
and Loss and Loss v. Budget (i.e. budget v. actual) for the previous month and with a 
schedule of accounts receivable and payable as of the end of the previous month. 

(d) By the tenth (10th) day of each month, or more frequently as requested by Owner, Agent 
shall submit to Owner a current occupancy report, if requested by Owner.    

(e) If reasonably requested by Owner, Agent will prepare and furnish any other reports 
necessary to comply with the Project Requirements, including any audited financial 
reports required by the Project Requirements. 

(f) Except as otherwise provided in this Agreement or shown in an approved Project budget, 
all off-site bookkeeping, clerical and other management overhead expenses (including but 
not limited to costs of office supplies and equipment, data processing services, postage, 
transportation for managerial personnel and direct telephone services relating to Agent’s 
main office) will be covered in an Administrative Services agreement between Agent and 
owner.   

16. Bids, Discounts, Rebates, etc.  Agent shall use diligent efforts to obtain contracts, materials, 
supplies, utilities, and services in accordance with contracting and bidding requirements 
applicable to and required by the Salem Housing Authority. Agent shall secure and credit to 
Owner, and not receive or retain for itself, all discounts, rebates, or commissions obtainable with 
respect to purchases, service contracts, and all other transactions regarding the Project. 

17. Insurance.  Agent shall carry (a) worker’s compensation insurance, for compensation to any 
person engaged in the performance of any work undertaken under this Agreement (b) commercial 
general liability insurance and excess/umbrella liability insurance policies; (c) Property 
Management Errors and Omissions Insurance such other insurance as a property manager of 
housing projects similar to the Development would carry, or as reasonably required by Owner. 
The commercial general liability insurance policy shall be endorsed to include as additional 
insureds the Owner. Owner shall obtain and keep in force, at its expense, property insurance on 
the Development and underlying real property, and such other insurance as it deems appropriate. 
Agent shall be named as an additional insure as their interests may appear on all liability 
insurance maintained with respect to the Development. Owner’s insurance premiums shall be 
treated as operating expenses and shall be paid out of the Operating Accounts in accordance with 
the Operating Budget. 

18. Non-Discrimination.  In the performance of its obligations under this Agreement, Agent will 
comply with the provisions of any federal, state or local law prohibiting discrimination in housing 
on the grounds of race, color, creed, sex, sexual orientation, familial status, handicap, national 
origin or any other protected status.   

19. Employees.  The number, qualifications, and duties of personnel to be employed in the 
management of the Project, will be determined by Owner and Agent in accordance with the 
Owner-approved budget and in accordance with any Section 3, local hire, or similar obligations 
of the Project.  All such employees will be deemed employees of Agent, not Owner, and will be 
hired, supervised, and discharged by Agent.  Compensation (including payroll taxes, fringe, and 
health and disability benefits) payable to all full and part time on-site personnel;  local, state, and 
federal taxes and assessments (including but not limited to Social Security taxes, unemployment 
insurance, and workmen’s compensation insurance); and other direct cost incident to the 
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employment and training of such personnel will be paid from the Operating Account and will be 
treated as a Project expense, subject to the following conditions: 

(a) The compensation (including payroll taxes, fringe, and health and disability benefits) of 
all employees will be within Agent’s sole discretion, provided that minimum wage 
standards are met.  

(b) Agent shall maintain workers’ compensation insurance covering all liability of the 
employer under established workers’ compensation laws.   

(c) Agent shall maintain employer’s liability insurance, with Owner listed as additional 
insured.  

(d) Agent shall prepare, file and execute all required statements and reports relating to 
employees, including, but not limited to, payroll tax reports, as required under applicable 
federal, state, and local law, regulations, and/or ordinances.  

20. Compliance with Governmental Orders; Licenses.  Agent will take such action as may be 
necessary to comply promptly with any and all government orders or other requirements affecting 
the Project, whether imposed by federal, state or local authority. Nevertheless, Agent shall take no 
such action so long as Owner is contesting, or has affirmed its intentions to contest, any such 
order or requirement.  Agent will notify Owner, in writing, of all notices of such governmental 
orders or other requirements within three (3) business days of the time of their receipt.  Owner 
will notify Agent, in writing, of all notices of such governmental orders or other requirements 
within three (3) business days of the time of their receipt.  Agent will take all necessary steps to 
obtain and maintain in effect any licenses and registrations required under applicable law for the 
intended use and operation of the Project. 

21. Agent’s Compensation.   

(a) For the services provided hereunder, exclusive of reimbursement of expenses to which 
Agent is entitled hereunder, Agent will receive a management fee paid out of the 
Operating Account and treated as a Project expense, which fee will include a base 
monthly elements (the “Base Fee”) and may include other elements as specified in 
Exhibit A.  The following subsections describe possible elements of the management fee, 
but such elements shall be charged for the Project only as specified in Exhibit A, and any 
particulars in Exhibit A will supersede this text. 

(b) The Base Fee will be payable in an amount equal to a specified percentage of each 
month’s gross receipts (the “Fee Percentage”) or a fixed amount (the “Fee Amount”) 
per unit per month, as specified in Exhibit A.  If gross receipts determine the fee, an 
adjustment shall be made by the tenth (10th) day of the following month for monies 
collected after the payment of Agent’s monthly management fee. If the fee is a set 
amount per unit per month, such amount shall be increased annually on the renewal date 
of this Agreement by a percentage specified in Exhibit A (the “Fee Inflation Factor”).   
Gross receipts shall include but not be limited to rental income (including rental 
subsidies), forfeited security deposits, laundry income, parking fees and other 
miscellaneous income, deposits and charges, but excluding security deposits and other 
deposits which have not been forfeited, insurance proceeds other than proceeds for loss of 
rents or income, condemnation awards, sale or refinancing proceeds, reimbursement of 
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any overpaid expenses, utility charges and other “pass-throughs” or items of expense 
billed to the tenant and paid by the Project.  

(c) For any Project in which Agent is related to the Owner, Agent may agree to subordinate 
some part of its fee to Project cash flow and senior obligations.  In such event, any 
portion of such fee not paid when due will accrue and be paid as soon as feasible. 

22. Term.  This Agreement shall begin on the Effective Date and shall be in force for a period of one 
(3) year(s) from such date or such longer period as is stated in Exhibit A (“Initial Term”) and 
thereafter shall be renewed automatically for one (3) year periods until either Owner or Agent 
terminates it, by written notice to the other party, at least sixty (60) days prior to the expiration of 
the Initial Term or any anniversary thereof.   

This Agreement may be terminated at any time and for any reason, with or without cause, by 
either party upon sixty (60) days advance written notice of such termination to the other party.  
This Agreement may also be terminated by either party for gross negligence, willful misconduct 
or criminal fraud upon five (5) days written notice to the other party. 

Notwithstanding anything to the contrary in this Agreement, Owner may terminate this 
Agreement if and as required by any of the Project Requirements.   

23. Project Compliance.  Notwithstanding anything to the contrary herein, Owner acknowledges 
that Agent has no responsibility for the compliance of the Project or any building thereon or any 
equipment therein with the requirements of any building or zoning codes or with any statute, 
ordinance, law, or regulation of any governmental body or of any public authority or official 
thereof having jurisdiction, including but not limited to lead paint conditions, except insofar as 
such compliance or non-compliance is caused by Agent’s gross negligence, willful misconduct, or 
failure to perform its responsibilities under this Agreement.  Agent shall notify Owner promptly 
or forward to Owner promptly any complaints, warnings, notices, or summonses received by 
Agent relating to such matters.  To the extent there are sufficient funds, Agent shall take 
necessary action to cure any violations or hazards related to the above.  Owner represents that, to 
the best of Owner’s knowledge, the Project and all Project equipment comply with all above 
requirements.  To the extent not expressly prohibited by law, Owner shall indemnify and hold 
Agent harmless from any and all claims, losses, demands, liabilities, actions, causes of action and 
obligations, of whatever nature and description, and all costs of defending same (including 
reasonable attorney’s fees) that are in any way caused by, related to or predicated upon any 
violation or alleged violations of such building codes, laws, ordinances, statutes or regulations, 
relating to the physical condition of the Project, including but not limited to lead paint conditions, 
excepting only losses caused by Agent’s gross negligence, willful misconduct, or failure to 
perform its responsibilities under this Agreement. 

24. Agent Assumes No Liability for Past Practices.  Notwithstanding anything to the contrary 
stated or implied herein, Agent shall not be liable to Owner (or anyone claiming through Owner) 
in any context whatsoever for any acts or omissions of (a) Owner, (b) any past or present 
employees of Owner, (c) any previous owner of the Project, (d) any previous management agent 
employed at or providing services to the Project, or (e) any agent of (a)-(d) above.  To the extent 
not expressly prohibited by law, Owner shall indemnify and hold Agent harmless from any and 
all claims, losses, demands, liabilities, actions, causes of action and obligations, of whatever 
nature and description, and all costs of defending same (including reasonable attorney’s fees) 
which are in any way caused by, related to or predicated upon, any policies or practices of Owner 
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and/or acts and/or omissions of Owner or its prior management company or any of  their 
employees predating the date of this Agreement.  

In amplification of the above and not in limitation thereof, Agent shall have no liability for 
violations of building, zoning, environmental or other laws or regulations, including but not 
limited to lead paint laws, that may exist as of the date of this Agreement but may only become 
known during the period this Agreement is in effect.  Agent shall bring any such violations or 
hazards discovered by Agent to the attention of Owner in writing and Owner shall promptly cure 
them at Owner’s sole expense. 

25. Indemnification.  Owner shall indemnify, defend and save Agent harmless from all loss, damage, 
cost, expense (including reasonable attorneys’ fees), liability or claims incurred by or suffered by 
Agent relative to the Project and/or relative to Agent’s management of the Project, except to the 
extent caused by or resulting from the illegal acts, gross negligence or willful misconduct of 
Agent. 

Agent shall indemnify, defend and save Owner harmless from all loss, damage, cost, expense 
(including reasonable attorneys’ fees), liability or claims (i) for personal injury or property 
damage incurred or occurring in, on or about the Project caused by or resulting from the illegal 
acts, gross negligence or willful misconduct of Agent or (ii) resulting from Agent’s failure to 
comply with explicit obligations of this Agreement. The foregoing indemnity shall not apply to 
loss, damage, cost, expense (including reasonable attorneys’ fees), liability or claims resulting 
from the illegal acts, gross negligence or willful misconduct of Owner. 

Notwithstanding the foregoing, if Agent is ever a party to any litigation or proceeding 
commenced by a third party in which a claim or allegation is made that Agent (or persons for 
whom it may be responsible) has violated a contract, acted illegally, been negligent or otherwise 
committed any wrongdoing through any act or omission then, until such time as final judgment is 
entered against Agent finding Agent to have engaged in willful misconduct or gross negligence, 
all costs and expenses of defense including attorney’s fees shall be borne solely by Owner.  Such 
costs of defense shall be paid for by Agent using Project revenue or Owner advancing funds from 
time-to-time as defense costs are incurred.   

26. Limitation of Liability.  No manager, member, officer, director, agent, or employee of Agent and 
no officer, director, trustee, member, partner, manager, agent, or employee of any manager or 
member of Agent shall have any personal liability for the performance of any obligation by 
Agent, or under or in connection with this Agreement or any acts done or omitted by Agent.  
Owner shall look only to Agent and its assets for payment or performance under this Agreement. 

27. Relationship of Parties.  The relationship of the parties to this Agreement shall be that of 
principal and agent, and all duties to be performed by Agent under this Agreement shall be for 
and on behalf of Owner, in Owner’s name, and for Owner’s account.  In taking any action under 
this Agreement, Agent shall be acting only as agent for Owner, and nothing in this Agreement 
shall be construed as creating a partnership, joint venture, or any other relationship between the 
parties to this Agreement, except that of principal and agent, or as requiring agent to bear any 
portion of losses arising out of or connected with the ownership or operation of the Project.  
Neither party shall have the power to bind or obligate the other except as expressly set forth in 
this Agreement, except that Agent is authorized to act with such additional authority and power as 
may be necessary to carry out the spirit and intent of this Agreement.  
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28. Notices.  Any notices given pursuant to this Agreement shall be in writing and shall be 
considered to have been given: (a) if sent by email, but only if if actively acknowledged by 
recipient or followed by a second form of notice as described in this section 29; (b) if hand 
delivered, or (c) if sent by registered or certified mail, return receipt requested, or by private 
overnight carrier, in each instance properly addressed and with postage or other charges prepaid, 
to the addresses set forth on Exhibit A. 

All notices will be sent by personal delivery, email, Federal Express or other nationally 
recognized overnight messenger service, United States registered or certified mail, postage 
prepaid, return receipt requested.  All notices shall be considered to have been given on the earlier 
of receipt, or acknowledgment of email, or forty-eight (48) hours after the date of mailing or one 
day after delivery to an overnight carrier as provided herein. Any party to this Agreement desiring 
to make a change in its address for the purpose of notices under this Section shall notify the other 
party of the change of address in the same manner as provided for in this Section for notices. 

29. Governing Law.  This Agreement shall be governed by and construed and enforced exclusively 
in accordance with the laws of the Commonwealth of Massachusetts.  Venue and jurisdiction for 
any dispute arising out of or relating to this Agreement shall be in the county where the Project is 
located.     

30. Entire Agreement.  This Agreement constitutes the entire agreement between Owner and Agent 
with respect to the management and operation of the Project, and supersedes and replaces any and 
all previous management agreements entered into and/or negotiated between Owner and Agent 
related to the Project covered by this Agreement. Except as otherwise provided herein, no change 
will be valid unless made by supplemental written agreement, executed and approved in the same 
manner as this Agreement. Each party to this Agreement hereby acknowledges and agrees that 
neither party has made any warranties, representations, covenants, or agreements, express or 
implied, other than those expressly set forth herein and that each party, in entering into and 
executing this Agreement, has relied upon no warranties, representations, covenants, or 
agreements, express or implied, other than those expressly set forth herein.  

31. Successors and Assigns.  This Agreement shall inure to the benefit of and constitute a binding 
obligation upon Owner and Agent, and their respective successors and assigns; provided that 
neither Agent nor Owner shall assign this Agreement, and the rights and obligations herein set 
forth, without prior written consent of the other party.  Notwithstanding the foregoing, Owner 
may assign its rights and obligations as required in connection with the financing of the Project. 

32. Counterparts.  This Agreement may be executed in any number of counterparts, each of which 
will be deemed an original and all of which, taken together, will constitute one instrument. 

33. Survivability.  The terms of Sections 24, 25, 26 and 27 of this Agreement shall survive the 
expiration or termination of this Agreement. 

 

[Signature page follows.] 
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IN WITNESS WHEREOF, the principal parties have, by their duly authorized officers, executed 
this Agreement on the date first above written. 

AGENT: 
 
SALEM HOUSING AUTHORITY, 
a public body corporate and politic organized  
under the laws of the Commonwealth of Massachusetts 
 
 
By:      
Name: Cathy Sheehan 
Title: Executive Director 

By:______________________________ 

Name:  Aaron Patternoster 

Title:   Board Chair 

 

OWNER: 

HOUSING OPPORTUNTIES OF SALEM INC., 
a Massachusetts nonprofit corporation  
 

 
 
By:      
Name: Cathy Sheehan 
Title: President 
 
 
 
 
By:________________________________ 
Name: Patti Morsillo 
Title: Vice President 
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Exhibit A 

PROJECT INFORMATION 

I. Project Description  

Project Name Scattered Sites listed below 

Address 
 

Parcel I – 2 Hathorne Crescent Street 
Parcel II – 5 Barton Square, Unit 2 
Parcel III – 73 Boston Street 
Parcel IV – 121 ½ Bridge Street 
Parcel V – 122 ½ Boston Street 
Parcel VI – 292 Essex Street, Unit 2 

City, State, Zip 
 

Salem, MA 01970 

Number of Dwelling Units 
 

39 

  

II. Project Units 

Kind of Unit 
 

Number of Units 

Project-Based Vouchers 39 
Total Number of Dwelling Units: 39 

 

III. Compensation (see Section 22): 

a. Base Fee: 6% of rental income.  

IV. Other Business Terms: 

a. Initial Term (Section 23): 3 years 

V. Notice Addresses 

If to Owner, to: Housing Opportunities of Salem Inc. 
c/o Salem Housing Authority 
27 Charter Street 
Salem, MA 01970-3656 
 

If to Agent, to: Salem Housing Authority 
27 Charter Street 
Salem, MA 01970-3656 
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