MINUTES
SUMMIT HOUSING AUTHORITY
May 28, 2025 — 5:30PM

NEW JERSEY OPEN PUBLIC MEETINGS ACT NOTICE

Commissioner Kendellen called the meeting to order at 5:30 pm. The following Commissioners
were present: Commissioners Fortune, Kendellen, Kane, Lee and Whipple. Commissioner Galietti
was absent. Also present were Jacqueline Gray, Executive Director, Michelle White, Assistant
Director and Frank Borin, Special Affordable Housing 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 APRIL 23, 2025: Commissioners Whipple and Lee moved and seconded
approval of the Minutes. The Minutes were approved.

Report of the Chairperson: (Commissioner Kendellen)

Commissioner Kendellen extended a special welcome to Frank Borin, SHA’s affordable housing
attorney. Mr. Borin will address the Board in a closed session later in the meeting regarding
affordable housing matters involving the City and the Housing Authority. She also welcomed
Latonya Marchell, who was recently appointed by the Council as a new commissioner. Although
she has not yet been sworn in and could not participate in the meeting, she attended as an observer.

Commissioner Kendellen announced that she, Rick Whipple, Jacqueline Gray, Michelle White,
and Jackie Roundtree attended the NJNAHRO Conference in Atlantic City, NJ. The sessions were
informative and beneficial. Highlights included a session on the role of the Chair, insights into
NSPIRE—the new HUD inspection standards—updated financial methods for calculating tenant
rent and information regarding service and emotional support animals. A HUD policy update was
also provided, addressing potential federal support and policy changes that may impact the agency.

Commissioner Kendellen reported that engineer, Chris Borduin was engaged to develop a 20-year
capital project plan for the Glenwood property, estimating long-term maintenance and upgrade
costs. The total projected cost is approximately $7 million, or $175,000 per unit, encompassing
both a standard maintenance schedule and a "wish list" of improvements. At the request of Jamel
Boyer, the report was prepared to explore potential City support. In consideration of possible City
funding, the Board is evaluating options such as applying deed restrictions, removing residency
preferences, and aligning the project with the City's Round 4 Affordable Housing obligations. The
20-year capital plan was presented to City officials last week by Rick Whipple, Jacqueline Gray,
and Commissioner Kendellen. The Board is now awaiting a response regarding a potential
partnership or funding opportunities.



Commissioner Kendellen attended the grand opening of The Forum at Madison, a 42-unit
affordable townhouse development in Madison, NJ. The project represents a modern approach to
affordable housing, featuring well-designed townhomes rather than traditional apartment
complexes. Five units are designated for individuals experiencing homelessness. The total
development cost was approximately $25 million (about $600,000 per unit), with higher costs
attributed to COVID-19-related supply chain disruptions, material shortages, and increased
construction expenses, as explained by Mark McBride, financial lead on the project.

Report of the Executive Director: (Jacqueline Gray)

Ms. Gray reported that 32 résumés were received in response to the Administrative Specialist job
posting. She and Michelle will be interviewing nine selected candidates next week.
Unfortunately, there were no responses to the posting for the temporary interim Social Worker
position. However, Katie Ladner is tentatively scheduled to return one day per week starting
June 23.

During the annual unit inspections, 20 units across the three sites were identified as needing
painting. One of these units will be selected for our maintenance staff to paint as a test case within
the next month. The time required to complete this unit will help us determine whether to continue
with in-house painting or contract the work out. Final decisions on which units will be painted this
year will be based on the length of time each unit has been occupied.

One of the key projects planned for the year is the upgrade of the website. The primary goal of this
enhancement is to incorporate user-friendly tenant and applicant portals, allowing easier access to
important program information. Initial discussions have begun with several website developers,
with the aim of selecting a vendor within the next few months. Board members were invited to
share any suggestions for potential website content.

Deputy Chief Imbimbo and Lt. Lemons from the Summit Fire Department conducted the annual
fire safety presentations this month for all residents. As always, the sessions were informative and
an important part of keeping our residents safe.

Assistant Director White and Sue Feisler, a longtime volunteer, are coordinating a Resource Fair
for the senior residents at Chestnut, scheduled for Wednesday, June 25. Several organizations and
invited guests will present a variety of helpful resources, with a special focus on summer safety.
The event is expected to be a valuable experience for residents. Special thanks to Michelle for her
dedication to organizing the fair, and to Sue for always lending a helping hand—and for coming
up with this wonderful idea.

Report of Finance/Operations Committee: (Commissioner Whipple)

Commissioner Whipple reported that during the monthly Finance and Operations Committee
meeting, SHA’s accountant, Bill Katchen, noted the agency’s financial position is the strongest it
has been at this time of year since his tenure began. Revenues are outperforming the budget, largely
due to timely Madison payments and other consistent income sources. All major budget categories
are on track, with only minor variances. Extraordinary maintenance is over budget by $225, while
regular maintenance is under budget by approximately $30,000, primarily due to material cost
savings. Overall, the agency is approximately $150,000 ahead of budget year-to-date. Staff is
evaluating how to strategically reinvest these savings in initiatives such as painting and website
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improvements to benefit residents. The Treasurer’s Report indicated no unusual activity, and bank
balances remain stable and consistent with the previous month.

There are currently three vacancies, one at each site, which is below average. Lease signings are
scheduled for June, and applicant interest remains steady. Rent collection continues to be strong,
with performance exceeding 100% year-to-date. A total of 82 work orders were completed this
month, with a 98% completion rate. Staff is reviewing options to enhance the reporting system to
better track outstanding or pending work orders. Discussion also continued around the feasibility
of switching to monthly insurance payments to improve cash flow management and Commissioner
Whipple will follow up on this item.

Commissioner Kane inquired about the status of the Glenwood roof replacement and playground
improvements, both of which are included in the approved capital plan. He requested confirmation
of scheduled dates for these projects.

Commissioner Kane also raised a concern regarding the current office schedule, specifically the
Wednesday closure to the public. It was explained that this schedule has been in place for
approximately three years and supports improved productivity by allowing for uninterrupted
administrative work. There are no plans to modify the schedule. It was also clarified that summer
hours, which include early Friday closures at 1:30 PM, are observed from Memorial Day to Labor
Day in line with the City’s schedule. Emergency and after-hours calls continue to be managed by
the current service provider, including on Wednesdays. Commissioner Kane formally expressed
opposition to the Wednesday closure, citing potential impacts on resident accessibility.
Commissioner Kendellen acknowledged the concern.

Report of Personnel & Policy Committee: (Commissioner Kendellen)
Monthly meeting held; continued discussion on Jacqueline’s goal progress.

Report of Residents’ Committee: (Commissioner Lee)

Commissioner Lee reported that the primary concern raised by residents at the meetings was the
lack of a social worker. Michelle White informed residents that SHA is actively recruiting for the
position and exploring potential partnerships with other organizations to share services. Concerns
were also raised about late rent notices sent for small balances, which caused distress, particularly
among seniors. Michelle apologized and noted that the policy has been adjusted. Late notices will
now only be issued when a full month’s rent is overdue. Residents were reminded of the upcoming
June 25th Resource Fair, and information was shared about energy bill discounts available through
the solar program. At the Chestnut site, additional concerns included sidewalk conditions, vehicle
speeding near entrances and shared space disagreements. The family meeting was held via Zoom
with modest attendance (4-5 residents), while the senior meeting was held in person with a higher
turnout.

Commissioner Lee recommended that formal communication be issued to tenants clarifying that
Michelle is the point of contact for resident concerns. This would help ensure consistent,
streamlined communication. Another suggestion was to develop a resident survey to better
understand tenant needs, preferences and challenges. This could help SHA gain a clearer picture
of how to support residents more effectively.



Commissioner Kane expressed concern that Zoom meetings may limit resident participation,
particularly among those without reliable internet access. He suggested that in-person meetings
might improve attendance, especially for family tenants. It was noted that Zoom was adopted
during the COVID-19 pandemic for convenience, and the format may be reconsidered based on
future attendance and resident feedback.

Commissioner Fortune suggested that shifting meetings to a 7:00 PM start time may improve
resident attendance, noting that the current 6:00-7:00 PM window can be inconvenient for those
with evening commitments. She added that Zoom offers flexibility for participants to join from
home and proposed including a question in the upcoming resident survey to gather input on
preferred meeting times and formats. This topic will be brought to the next Resident Committee
meeting for further discussion. It was also clarified that the incoming part-time social worker will
not handle senior event planning; instead, an intern will assist with coordinating senior activities.

Commissioner Fortune reported receiving feedback from some senior residents who felt that the
Mother's Day event lacked nutritional snack options, offering primarily cakes, cookies and
pastries. It was clarified that the event was supported by the housing authority and that
refreshments were selected based on resident preferences. It was acknowledged that while the
choices may not have been ideal from a nutritional standpoint, the intent was to respect resident
preferences and encourage participation and enjoyment.

Report of Buildings & Grounds Committee: (Commissioner Kendellen)

The Buildings and Grounds Committee reviewed the preliminary 2025 Capital Plan, focusing on
roofing needs across multiple properties. New roofs are planned for Glenwood Buildings 5 & 6
and Weaver Building D in 2025. This phased approach represents a significant cost savings
compared to replacing all Glenwood roofs at once. Remaining roofs will be scheduled in future
capital planning years. Commissioner Kane expressed concern over the lack of visible progress,
noting that the engineer’s report has been available for nine months without physical work
commencing. ED Gray acknowledged the concern and explained that the next step is to develop
detailed specifications based on the engineer’s recommendations. The goal is to begin the bidding
process by next month. ED Gray confirmed that preparations are underway and an update will be
provided to the Board at the next meeting.

Commissioner Kane suggested considering the use of a portion of the operating surplus for
painting. ED Gray acknowledged the suggestion and noted that further review and planning will
occur over the coming months to determine the best use of surplus funds. Commissioner Kendellen
added that in previous years, painting was not included in the operating or capital fund budgets for
unit turnover or ongoing maintenance. ED Gray clarified that the current 20-year HUD Capital
Plan does not allocate funds for painting. As a result, painting must be funded through operating
funds or other discretionary sources. While surplus operating funds may be used for capital-related
expenses such as painting, capital reserves are strictly regulated and designated for long-term
infrastructure needs, such as roofing.

AT&T, which currently has equipment installed on Chestnut’s roof, has requested moving some
of their existing equipment. An amendment to their lease has been submitted and is under legal
review to ensure the Housing Authority is fully protected, particularly in case of liability or
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damage. There is no urgency on this matter and legal counsel will advise before any further steps
are taken.

A new digital signage system, funded by a CDBG grant, has been installed at Chestnut. Assistant
Director White is being trained to manage it. The system will provide resident updates and offers
multi-language information for non-English speakers.

Peter Biber, the architect for the senior building, will be invited for a tour. He may provide
electronic copies of the building plans to replace existing paper versions.

Public Comment:

Lacretia Jones (Glenwood Tenant): Ms. Jones expressed concerns regarding delayed
communication from the Housing Authority about the formation of a tenant association. She also
emphasized the need for improved communication and coordination between the Housing
Authority, residents, and external organizations, suggesting additional staff training to support this
goal. Ms. Jones noted that the current meeting schedule may not accommodate working families
and requested more flexible or accessible meeting times, such as evenings around 6:30 PM, to
increase resident participation. Commissioner Kendellen thanked Ms. Jones for her comments and
assured that staff would review and address the concerns.

OLD BUSINESS:

A previously tabled resolution was revisited. Commissioner Whipple reported that some progress
has been made; however, the related report is not yet complete and will be presented at the next
meeting. Commissioner Kane noted that the resolution has been postponed for several months.
Commissioner Kendellen acknowledged the full-time commitments many commissioners have
outside the Board and expressed appreciation for their public service and dedication to improving
community housing.

NEW BUSINESS: None

CORRESPONDENCE: None




RESOLUTIONS:
25-28-5-1: Resolution Requesting the Approval of the Payment of Invoices
for the Period of April 24, 2025, through May 28, 2025.

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

25-28-5-2: Resolution Authorizing the Board of Commissioners to Enter into
Executive Session to Discuss Matters Protected by Attorney/Client
Privilege

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

Report of Council Liaison: (Jamel Boyer)

Mr. Boyer welcomed Tamika Marshall as a new commissioner, highlighting her background as a
long-time resident, her academic credentials in clinical psychology, and her commitment to public
service.

Commissioners Kendellen and Whipple, ED Gray, and City officials, including the Mayor and
Council members met to discuss accelerating support for the Housing Authority. The discussion
emphasized the City’s support for the Housing Authority and expressed a desire to aid more
swiftly. A funding challenge was mentioned: while the city has approximately $1.5 million in
available funds, the cost per housing unit is approximately $175,000, limiting the total number of
units that could be supported under current financial conditions. Concern was raised by City
Council members regarding the need for the Housing Authority to develop a comprehensive, long-
term plan to address all three public housing properties. The council emphasized that substantial
funding—in the millions of dollars—would be required and stressed the importance of having a
unified strategy in place. A practical approach was proposed to take advantage of the $1M+ in
available funds. The idea is to begin renovation on units particularly for residents who have been
in place for 30 to 40 years. A decision on how the funds will be allocated is expected soon and
will be shared with SHA’s Board as part of a total housing strategy.

The City’s Memorial Day parade was well attended. Public safety remains a budget priority, with
significant crime reductions and two new officers funded. A new police chief is in place, with
continued emphasis on community policing.

The City is assessing emergency dispatch options due to potential relocation of the regional center.
Bringing dispatch services in-house is under review, with projected savings of $300K-$400K
annually.

A pet fair will be held onsite (date TBD), and residents are encouraged to register their pets with
the City.



The Summit Pool is now open for the season. Subsidized rates remain available for Housing
Authority residents, seniors and other qualifying residents. For example, regular admission may
now be $15, but subsidized tiers have remained unchanged.

The City is expected to provide a formal response in the coming days regarding the potential
release of $1.5 million in funding for rehabilitation purposes. A Memorandum of Understanding
(MOU) is currently being drafted to outline the terms of the agreement. A collaborative approach
is being pursued, with early-stage discussions intentionally proceeding without legal involvement
to maintain efficiency and manage costs. It was noted that in previous affordable housing projects,
high legal fees significantly limited the number of units that could ultimately be financed.

Commissioner Kane inquired about City department schedules. It was confirmed that City offices
do not close midweek, though they follow summer hours. A brief discussion followed regarding
operational differences between City departments and the Housing Authority, particularly around
scheduling, bonuses, and accessibility. Commissioner Kendellen will discuss bonuses further at a
later date.

A motion was made to adjourn the regular meeting and enter into executive session to discuss
matters protected by attorney/client privilege. Commissioners Lee and Whipple moved and
seconded Resolution 25-28-5-2. The motion passed by unanimous voice vote, and the regular
meeting was adjourned at 6:25 PM.

There being no further business before the Board, a motion was made to adjourn the regular

meeting. Commissioners Kane and Whipple moved and seconded. The motion passed by
unanimous voice vote, and the regular meeting was adjourned at 7:35 PM.

NEXT MEETING DATE

Wednesday — June 25, 2025, at 5:30 pm
12 Chestnut Avenue — Community Room

Respectfully Submitted,
Jacqueline Gray, Executive Director/Secretary



