MINUTES
SUMMIT HOUSING AUTHORITY
June 25, 2025 — 5:30PM

NEW JERSEY OPEN PUBLIC MEETINGS ACT NOTICE

Commissioner Kendellen called the meeting to order at 5:30pm. The following Commissioners
were present: Commissioners Barnes, Fortune, Kane, Kendellen, Lee and Whipple. Commissioner
Galietti was absent. Also present were Jacqueline Gray, Executive Director, Michelle White,
Assistant Director, Lisa Zelasko, Administrative Specialist and William Connelly, General Legal
Counsel.

Ms. Gray read the Open Public Meetings Act Notice: Adequate notice of this meeting has been
provided by the Secretary of the Housing Authority of the City of Summit by preparing an Annual
Notice dated December 26, 2024, setting forth the date, time, and place of this meeting. Said notice
was filed with the City Clerk of the City of Summit, published in the local newspapers of record,
and posted on the Authority’s website.

Ms. Gray led those in attendance in a salute to the flag.

THE MINUTES JUNE 25, 2025: Commissioners Lee and Whipple moved and seconded
approval of the Minutes. The Minutes were approved.

Report of the Chairperson: (Chairperson Kendellen)

Georgette Barnes was introduced and sworn in as the new SHA Commissioner, completing
Andrew Walker’s term through December 2025. A long-time Summit resident, Ms. Barnes
currently serves as Vice President at Peapack Bank. She also volunteers as Executive Director of
Premier Community Development Corp., a nonprofit organization affiliated with the Housing
Authority of the City of Plainfield. Chair Kendellen expressed confidence that Georgette will be a
valuable addition to the Board.

SHA sponsored a senior resource fair with participation from several local organizations, including
Grace, The Visual Arts Center, Sage Eldercare, The Connection, and Reeves-Reed Arboretum.
Lunch and drinks were provided for attendees. Thanks were extended to Michelle White and Sue
Feisler for organizing the event.

ED Gray prepared a grant application to the Summit Foundation requesting $42,000 to furnish the
senior building's lounge areas. The Foundation awarded $25,000 for the project. Jacqueline plans
to refresh and paint the spaces to make them welcoming and functional. Congratulations were
extended to her for securing the grant. Once complete, SHA will invite the Summit Foundation
Board to view the finished areas. The Summit Times featured the grant award, highlighting
community support for SHA.



At the May Board meeting, the Board entered the Executive Session with affordable housing
attorney Frank Borin to discuss affordable housing issues and ongoing negotiations with the city.
Commissioner Whipple provided a detailed handout for Board review, and accountant Bill
Katchen was present to offer clarification as needed.

On June 12, the City of Summit posted its Housing Element and Fair Share Plan online. The plan
included SHA’s 195 units under sections addressing the Fourth Round Unmet Need. The plan
referenced discussions between the City and SHA, including the City’s recommendation for SHA
to consider removing residency preferences for all 195 units, exploring significant state and federal
funding opportunities, and possibly receiving funding from the City’s Affordable Housing Trust
Fund for capital improvements at Glenwood properties. SHA’s inclusion in the plan occurred
without prior communication from the City. SHA affordable housing counsel, Frank Borin, spoke
with the City’s affordable housing attorney, Nancy Holm, who explained that inclusion could assist
SHA in pursuing tax credits with developers over the next decade. Frank Borin sent a follow-up
letter expressing appreciation for the inclusion but clarified that SHA has not agreed to remove
residency preferences and intends to maintain them at this time.

Commissioners Whipple and Lee attended the Planning Board meeting on June 23. Mr. Whipple
delivered a prepared statement on behalf of SHA, aligning with Frank Borin’s letter and requesting
that the plan be updated to accurately reflect SHA’s position. He noted that including SHA in the
plan is a positive step, as it may reduce future barriers should SHA choose to pursue tax credits.
Mr. Whipple also clarified that while SHA is aware of discussions around removing the residency
preference, it is not actively seeking to do so at this time. These comments were intended to
formally state SHA’s position while maintaining a constructive relationship with the City.

Commissioner Kane expressed concern that Commissioner Whipple’s statement at the Planning
Board meeting may have appeared to represent SHA without full Board discussion or approval.
Chair Kendellen referenced prior email communications requesting commissioner input, noting
that no objections were received. She also cited previous Executive Session discussions where a
general consensus had been reached. The Board agreed to review its communication procedures
to ensure alignment on future public statements. The Chair and legal counsel will provide updates
on future developments and communications.

Chair Kendellen acknowledged the importance of respecting the City’s timeline while ensuring
that SHA’s interests are protected. She noted that SHA is not obligated to take immediate action
regarding the removal of residency preferences but may consider such steps in the future through
negotiated agreements. Commissioner Kane suggested that the Board consider a formal vote that
evening on removing the residency requirement to support the City’s filing timeline.

Commissioner Whipple clarified that SHA’s inclusion in the City’s plan under “unmet needs’ does
not obligate immediate action or changes to residency preferences. He emphasized that the plan is
amendable and that SHA’s current position does not hinder the City’s ability to meet its filing
obligations. SHA’s input focused on improving the clarity and transparency of the plan’s language.
It was noted that the City retains flexibility in meeting its unmet need obligations and is not solely
reliant on SHA. The Board reiterated its commitment to cooperate with the City in good faith,
maintaining current residency preferences while remaining open to future discussions consistent
with SHA’s mission. The Board considers the matter internally resolved unless follow-up is
requested by the City.



Report of the Executive Director: (Jacqueline Gray)

Ms. Gray informed the Board that while some issues—such as delays in receiving HVAC parts
affecting hallway cooling—are outside of management’s control, efforts are ongoing to ensure
tenants have adequate cooling within their units. She noted that even once repairs are completed,
extreme temperatures may prevent hallway temperatures from dropping below 80°F. She
expressed appreciation for the maintenance team’s continued efforts and the residents’ patience,
reaffirming the organization’s commitment to addressing issues within its control as effectively as
possible.

Ms. Gray announced that Lisa Zelasko will be joining the team as the new Administrative
Specialist. Lisa is well-regarded by residents and has already demonstrated her value. Additionally,
Katie Ladner, the Social Worker, returned this past Monday, and her return has been warmly
welcomed by both staff and residents.

The roof replacement project has been advertised, with sealed bids due by July 10th. The bid
package, prepared by LAN Associates, will be shared with interested contractors. At the next
Board meeting, a resolution will be presented to approve a contract with the lowest responsible
bidder, as determined by the engineer and legal counsel. The project includes roof replacements
for Glenwood Buildings 5 and 6, and Building D at Weaver.

SHA has been awarded $62,000 from the Community Development Block Grant (CDBG) to help
fund the replacement of the aging fire pump in the senior building. The project, estimated at
$150,000, is expected to begin after September 2025 due to CDBG guidelines. Updates will be
provided as the project moves forward.

The maintenance team painted a test unit at Glenwood, and the tenant expressed great satisfaction
with the results. An inspection is scheduled for tomorrow, after which overtime and paint usage
will be evaluated to determine whether to continue the project in-house or contract it out. The
assessment will also guide how many units can be completed this year.

Ms. Gray thanked Sue Feisler and Assistant Director White for organizing the Resource Fair,
which featured five participating organizations. Although tenant attendance was lower than
expected, those who attended were appreciated. A special thanks was extended to Mayor Fagan
and Board Chair Kendellen for their visit and support.

Report of Finance/Operations Committee: Commissioner Whipple (Finance/Operation)

The financial position remains strong and consistent with the previous month. Recent payments,
including one from Madison, contributed to a positive variance, placing revenue $80,000 above
plan. Maintenance expenses are under control, with no extraordinary costs impacting the budget.
SHA maintains sufficient reserves to address any potential issues. Five months into the fiscal year,
SHA is ahead by $146,000, reflecting strong financial management.

Insurance has been paid in full for the year and will be allocated monthly to avoid reporting spikes.
Other annual payments, such as the sewer, PILOT and employee pensions, will be smoothed in
future reporting for clarity. SHA remains in a strong financial position, with surplus funds to
support additional operational activities. Deposits exceeded withdrawals, primarily due to a



$64,000 monthly payment from Madison, recorded under “MHA Admin Reimbursement,”
contributing to the $80,000 positive revenue variance.

A concern was raised regarding the need for regular balance sheet reporting, referencing a prior
unexpected $1.4 million mortgage. A balance sheet report is being prepared and is expected to be
included in the July Board packet to support financial transparency.

Vacancy levels remain stable, with four units in leasing or applicant review for June. Rent
collections exceed 100%. Work order tracking is being improved, with a current backlog of 12
orders—within expected levels. A new column will be added to the July report to display backlog
data more clearly.

Report of Personnel & Policy Committee: (Chairperson Kendellen)

Lisa Zelasko will join SHA as an Administrative Specialist starting Monday. She was recognized
for her respectful interactions with residents and is viewed as a strong addition to the team. The
Board and staff officially welcomed her. Katie Ladner, SHA’s social worker, has returned as of
Monday, and residents are pleased. The Board also welcomed Katie’s return. Mid-year evaluations
will be completed for the staff.

Report of Residents’ Committee: (Commissioner Lee)

At the senior meeting, the primary concern raised was high energy costs. Possible assistance
resources were discussed, including PSE&G programs and other potential options to help reduce
energy expenses for seniors. Assistant Director White announced that Solar Landscape will hold
an information session at SHA in July, beginning with the senior building, to introduce a
community solar program offering potential energy savings of 10-20% without the need for on-
site solar panels. The program is open to all SHA residents and will require individual sign-ups.
Commissioner Kane noted new state legislation providing a $60 energy relief payment per
household; staff will follow up to ensure residents are informed.

While email and text updates are used for communication, it was noted that not all residents
regularly check these messages. To improve engagement and ensure residents are informed about
meetings and programs, Commissioner Fortune recommended that SHA resume posting flyers on
residents’ doors.

Katie, SHA’s social worker, currently works one day per week and will increase to two days per
week in July. She is on-site for eight hours each day, allowing time to address resident needs
effectively.

Commissioner Fortune followed up on a correction regarding which agency is responsible for
issuing parking tickets at Glenwood Place and Weaver Street. Although parking services was
previously identified, this was later disputed, and Commissioner Fortune noted that no formal
correction has been issued to residents. Assistant Director White confirmed she had contacted the
Parking Director and will follow up to clarify the responsible agency and ensure a written
correction is shared with all residents.



Report of Buildings & Grounds Committee: (Chairperson Kendellen)

Chair Kendellen referenced the 2025 capital projects list shared with the Board and noted its value
for understanding upcoming improvements. Commissioner Kane discussed the importance of
transparency and agreed that sharing project highlights with residents could build trust. The Chair
and Executive Director will explore creating a simplified, accessible summary for resident
communications. Meeting summaries may include key project updates, and it was acknowledged
that the capital project list is a public record and may be shared in a resident-friendly format.

Jacqueline reported that SHA received $30,000 in CDBG funding this year and was awarded an
additional $62,000 for the fire suppression system at the senior building.

Public Comment:

Ms. Williams (Weaver Tenant): Resident emphasized the need for flyers on doors, in laundry
rooms, or on mailboxes to improve awareness of meetings and events, noting that many residents
do not regularly check email. She noted that the exterminator arrived a day earlier than scheduled
and suggested improving vendor notification procedures. She also recommended that a female
staff member accompany vendors when minors or pets are present in units, to enhance safety and
comfort.

Ms. Williams highlighted the limited functionality of the laundry machines and suggested weekly
service calls to improve reliability. She praised recent community room renovations at other sites
and encouraged addressing air conditioning at the Weaver Street community room, emphasizing
the importance of a comfortable shared space during the summer months. Chairperson Kendellen
thanked Ms. Williams for her input.

Mr. Stewart (Weaver Tenant): Resident noted that Weaver residents often use their porches in
hot weather and expressed concern about a recent incident involving property staff photographing
his long-standing porch table. He also raised concerns about package and bike thefts, sharing that
his security camera has helped identify those responsible and that police support camera use for
safety.

Mr. Stewart reported a mold issue in his bathroom. While some repairs have been completed, he
believes additional follow-up is needed to fully resolve the issue and expressed concern about the
quality of the initial work. He also raised ongoing concerns about landscape debris being dumped
behind the D Building, which he believes may be contributing to increased mosquito activity,
despite prior efforts to address the issue. Chair Kendellen thanked Mr. Stewart for his input and
stated that SHA will investigate both the bathroom concern and the reported dumping.

Board members discussed that there may be annual mold certification requirements through HUD
or state guidelines and agreed to review these compliance steps considering the reported mold
concerns. A question was raised regarding HUD regulations related to mold. It was clarified that
HUD can inspect and may issue findings that could affect operating subsidies if mold is found.



Rosemary Grace (Chestnut Tenant): Resident expressed appreciation for receiving text message
notifications regarding schedule changes (e.g., extermination dates), noting they are helpful for
planning. Suggested expanding text notifications to all residents to reduce paper notices and
improve communication.

Ann McPherson (Chestnut Tenant): Resident noted that not all seniors have or use cell phones
capable of receiving text messages and emphasized the importance of continuing to provide paper
notifications for accessibility.

Chairperson Kendellen thanked the residents for their comments.

Councilman Pawlowski (City Council Member): Raised the topic of exploring solar energy
partnerships. The Board discussed prior conversations with the accountant regarding potential
challenges in obtaining HUD approval for solar projects, including concerns about additional
requirements and complications. It was noted that a preliminary assessment had been initiated with
a potential solar partner, but the investigation remains ongoing. Mr. Pawlowski recommended
continuing to explore solar opportunities and shared that local industry contacts have assured him
of potential benefits. Discussion followed regarding whether the City is undertaking similar solar
initiatives. It was noted that the City is actively pursuing such efforts.

It was noted that air conditioning is operational within individual resident units. It was suggested
that a post be made to residents to report any units experiencing issues to ensure prompt resolution.

Discussion took place regarding the potential to completely renovate all 195 units. It was noted
that, according to conversations with the planner and legal counsel, a combination of tax credits
and other funding mechanisms could make comprehensive renovation feasible. It was noted that
financial opportunities such as tax credits or grants could potentially allow for wholesale
renovation, and this should be seriously explored for the benefit of residents. Concerns were raised
about the downsides of removing residency preferences, but it was also discussed that if removing
preferences is necessary to secure the funding required for renovations, this option should be
considered. Individuals currently on the waitlist would not lose their position if residency
preferences are changed. While residents would lose the enhanced priority provided by local
preference, they would maintain equal standing on the general list. Comprehensive renovation
would greatly improve conditions for all residents and aligns with the Board’s commitment to
quality housing.

Mike McTernan (Council Chair and City Council Member): Spoke regarding the inclusion of
SHA’s units in the town plan. He apologized for any confusion surrounding its inclusion and
clarified that there was no intention to obligate the Board to specific actions. The plan, which is
subject to amendments over the next 10 years, is intended to preserve flexibility should the Board
decide to pursue redevelopment or renovation opportunities in the future.

Mr. McTernan shared that while he has historically supported maintaining residency preferences,

his perspective has evolved over the past year due to frustrations with the state’s narrow definition

of affordable housing and the resulting challenges in addressing genuine housing needs. He
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emphasized the town’s intention to support the Board in exploring ways to improve housing for
those in need, while balancing the values of local preference with available funding opportunities.

Mr. McTernan expressed concern about state-driven regionalization efforts, noting that prioritizing
regional over local residency can limit the organization’s ability to secure large-scale
redevelopment grants while maintaining local residency preferences. It was noted that significant
funding opportunities (e.g., $30—40 million) may require relaxing these preferences.

He commended the Board’s efforts in securing current grants but encouraged consideration of
larger, transformative funding opportunities. The City expressed willingness to support the Board
in exploring these opportunities. A suggestion was made to form a subcommittee to leverage local
expertise in affordable housing, tax credits and large-scale grants.

OLD BUSINESS;

Commissioner Whipple reviewed preliminary feedback on meeting times, indicating a preference
for Wednesdays, with Thursdays as a backup. The Board will maintain the current 5:30 PM
meeting time through the August break while continuing to monitor attendance and engagement.
A possible shift in meeting times may be considered in the fall to accommodate changing
schedules, with adequate notice provided in advance. Further analysis and updates will be shared
at future meetings.

NEW BUSINESS:

Commissioner Fortune raised concerns about limited in-person office availability, noting that the
office is closed on Wednesdays for administrative tasks and also observes reduced summer hours
on Fridays, effectively leaving only three days per week for resident appointments. She further
expressed that requiring appointments and limiting walk-in access may delay timely responses to
resident concerns. ED Gray responded that Wednesday closures have improved staff efficiency
without negatively impacting tenant accessibility and noted that tenants have adapted well to the
current schedule over the past three years.

Commissioner Barnes suggested collecting data on appointments, walk-ins, and call volumes to
assess service demand and explore potential adjustments, including block scheduling. Volunteer
support models were also mentioned.

The Executive Director, Board Chair, and Vice Chair will follow up.

CORRESPONDENCE: NONE

RESOLUTIONS:

25-25-6-1 Resolution Requesting the Approval of the Payment of Invoices
for the Period of May 29, 2025, through June 25, 2025.

Commissioners Whipple and Kendellen moved and seconded
approval of resolution. Upon Roll call, all Commissioners voted in
the Affirmative. The Resolution was approved.



Council Liaison: (Jamel Bovyer):

Mr. Boyer acknowledged Georgette Barnes’ extensive experience in banking and her volunteer
service as Executive Director of a nonprofit housing organization, noting the valuable perspective
she brings to discussions on housing and public accountability.

He reported that the City Council recently passed the Fair Share Housing Plan to protect the City
from potential litigation and preserve local control over development decisions, ensuring
continued authority over planning and zoning.

Mr. Boyer expressed concern over delaying renovations to Summit Housing Authority properties,
noting that waiting for future funding rounds could leave residents waiting 5-10 years for
improvements. He urged the Board to consider removing residency requirements, which limit
access to major state and federal funding. Legal counsel indicated such a change is unlikely to
significantly alter the applicant pool. He emphasized prioritizing housing quality over restrictive
preferences and encouraged leveraging City support and the housing trust fund to unlock additional
grant opportunities.

According to Mr. Boyer, Attorney Nancy Holm clarified that removing residency requirements
rarely leads to a significant increase in out-of-area applicants, as most have existing ties to Summit.
Lifting the restriction could open access to substantial funding for housing improvements. He
expressed strong support for including the Glenwood site in the City's Fair Share Housing Plan,
noting it secures long-term redevelopment opportunities. He encouraged the Board to remain open
to revisiting residency requirements in the future to align with funding opportunities and improve
housing quality.

The City is currently in Round Three of the Fair Share Housing process and has completed five
major projects to increase affordable housing access in Summit, demonstrating measurable
progress. Mr. Boyer highlighted the Methodist Church’s initiative to develop affordable housing
as a strong example of private and faith-based sector involvement. He encouraged other faith-
based organizations to explore similar opportunities, promoting public-private partnerships that
leverage the city’s housing trust fund alongside private and nonprofit support.

Mr. Boyer urged the Housing Authority to adopt a “think big” approach to affordable housing in
Summit. He noted City Council concerns about spending $2 million on only seven or eight units
and encouraged exploring larger-scale initiatives to maximize impact. He called for collaboration
between the City and Housing Authority to pursue bigger projects that attract substantial funding,
address housing needs broadly and prepare Summit for future demands. He stressed the urgency
of acting promptly amid potential leadership changes.

It was clarified that state and federal funding programs often require lifting residency restrictions,
but doing so may cause the City to lose direct rehabilitation funding currently available. Accessing
large-scale funds ($30-40 million) involves complex processes, legal guidance, and strategic
planning—not an automatic outcome of removing residency preferences.



There being no further business before the Board, a motion was made to adjourn the regular
meeting. Commissioners Fortune and Kane moved and seconded. The motion passed by
unanimous voice vote, and the regular meeting was adjourned at 7:15 PM.

NEXT MEETING DATE

Wednesday — July 23, 2025, at 5:30 pm
12 Chestnut Avenue — Community Room

Respectfully Submitted,
Jacqueline Gray, Executive Director/Secretary



