AGENDA

A Regular Meeting of the Poughkeepsie Housing Authority will be held on Wednesday,
April 8, 2026, at 5:15 pm. The meeting will be held at the Administrative Office located at 4
Howard Street, Poughkeepsie, NY. '

ROLL CALL

MINUTES
March 11, 2026/Regular Meeting

TENANT and PUBLIC PARTICIPATION

RESOLUTIONS
2026-05 Amended and Updated By-Laws

COMMITTEL REPORTS

A. Building and Security

B Finance

C. Personnel

D Tenant Relations

EXECUTIVE DIRECTOR’S REPORT
CHAIRMAN’S REPORT
COUNSEL’S REPORT

OLD BUSINESS

NEW BUSINESS

ADJOURNMENT




POUGHKEEPSIE HOUSING AUTHORITY
Minutes of March 11, 2026 Meeting
Present: Shirley Adams, Chairman
Felicia Watson, Vice-Chairman
Jacquetta Brown, Secretary
Robin Johnson, Treasurer
Terriciena Brown, Member

Absent: Vincent Brugger, Assistant Secretary-Treasurer
Thomas O’ Neill, Member

Also Present: Sandra Boothe, Executive Director
Thomas Shanley, Accountant
Joanna Longcore, Attorney

TENANT AND PUBLIC PARTICIPATION

Commissioner J. Brown said that there are people parking in tenant parking without stickers.
Ms. Boothe said she will reach out to the towing company. Commissioner Johnson asked if
we had looked to see if we were finding out where the pets came from. Ms. Boothe replied
that we were unable to track the dog but if someone has an approximate time and day it is
happening, please let us know. Commissioner Johnson also asked if someone moves out, are
they allowed to transfer the lease. Ms. Boothe replied that if you have other adults in the
houschold that are legally on the lease, you have to request that they remain as holdover
tenants, and we will go through the screening process with that person. Commissioner J.
Brown said that there is someone whose father was a resident, but the father moved out and
his son seems to have mental health issues. Ms. Boothe said that we are aware of the
situation, we have gone through the court process, and we are awaiting an eviction date from
the sheriff's office.

RESOLUTIONS
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Resolution 2026-03 FY27 Federal Operating Budget: Vice-Chairman Watson made a
motion to put the resolution on the floor. Commissioner ], Brown seconded the motion. Mr.
Shanely presented the budget for FY27. Commissioner Brugger, Ms. Boothe, and Mr.
Shanely met to review and discuss the upcoming budget. In low-income housing, we are
projecting total revenues of $5,298.32, which will be up 4.6% from the fiscal year 2026. Our
total expenses will be $5,296,387.33, which is down 1% from the fiscal year 2026. The net
surplus is going to be $1,809.98. Last year we budgeted a $237,759.90 deficit. Changes from
2026, the increase in subsidies is about 0.5%. The small increase is due to lower funding
levels from HUD. We expect to be subsidized at 96.5%. Increase in rental income of 9.6%
that is mostly due to the vacancies being filled over the last year. There is an increase in
capital funding of 3%. This is the amount from the Capital Fund Program 2025 that we are
going to use for our budget. Salaries and benefits are down 11% as there are three
maintenance positions that were not filled and one clerical that was reduced. Utility costs are
going up 10.7% due to both higher rates and usage during the cold winter. Security is up 50%
due to patrols that have increased over the fiscal year. Maintenance costs will be down 6.3%
outside-of salaries and benefits as we expect lower:turnover costs than we had during fiscal = ¢
year 2026 to date. As of 3-11 226, we have 4 vacancies as opposed 1025 vicancies that we had
ayear ago. Our insurance premium is up 29.3%. issued an REQ in January 2026, but we
only received one response, which is from the incumbent agency. We use the highest ¢ uote,
but we’re vigorously working with the broker {0 get a responsibly lowered premium. .

For Section 8, we are projecting total revenues of $2,431,417, which is up 12.7% over 2026.
Total expenses arc $2,355,267.74, which is up 12.1% from fiscal year 26. The net surplus

projected is $76,149.26, which is up from $58,009.51 projected for this year. Changes is

increased HAP subsidy due to higher leasing; which is'16.9% and increased administrative

costs, which is about 8.4%. additional, Commissioner J. Brown asked how the loss of the three
maintenance employees.is going to affect vacancies. Mr. Shanley said that we have been

operating without those employees for nine months now. Commissioner J. Brown asked

about training for our maintenance employees. She asked if that was offered to them. Ms.
Boothe replied that yes, we have Capital Fund money the HUD encourages us to train our
staff, BOCES has provided training, we have had Nspire training, and Dutchess Community
College was offering training so we do make sure that everything that can be offered is
offered.

Vice-Chairman Watson asked what contingency plan exists if any major expenses, expense
Jine exceed the budget. Mr. Shanley replied if we had a major situation, we would use capital
fund money, which we have to go through the bidding process. If we have a year that is
heavier in electric versus plumbing, that is a simple budget transfer. As far as insurance is
concerned, right now we're in negotiations trying to get a lower premium, so the numbers that
are in the budget are the most expensive numbers that we have at this point. She asked about
using Capital Funds to support operating costs. He replied not routine operating deficits, only
emergencies.

Vice-Chairman Watson asked about how much of our accounts receivable are collectible. He
said that we need to look at how many are 90 days plus. She wanted to know as an entity how
we do things to reduce the receivables. She also asked if we have the staff capacity to
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maintain the units so that we don’t have to outsource our maintenance again. Mr. Shanley
said that it seems to be sustainable, but it remains to be seen as we move forward.

Vice-Chairman Watson asked why Section 8 is financially stronger than LIPH. Mr. Shanley
replied that it's not that it's stronger so much, it's that we budget for less. It's mostly based on
the restricted funds, which is the HAP funding, that's money in money out. It's net zero. It
moves up and it moves down depending on the year. It's higher over the last couple years
because two years ago HUD shorted us money, so our goal is to keep the administrative costs
lower to build a little reserve there in case HUD determines when they turn around and short
us on money, which they did this month, They shorted us about $45,000, and we had to go
into our reserves to get that. Commissioner J. Brown asked if we could recap that money. Mr.
Shanley replied that he is in the process of getting it back.

Vice-Chairman Watson asked how this budget positions the Authority for RAD conversion.
M. Shanley said that he is trying to budge at least zero or better than zero surplus. She asked
if we:are relying on reserves to reach break-even, :Mr. Shanley replied:that'we arenot:She
asked if'we have any outstanding audit findings or HUD monitoring issues related to the
budget. He replied that to the budget we do not. She asked if the

Chairman Adams asked ith
Ms. Longcore said that we need a little direction Ve |
discussed how much to start with and decided on an amount. Chairman Adams asked for the
next time around, if the Board could get the budget in February. Mr. Shanley replied yes, and
he would also recommend that we have finance meetings throughout the year to review and

change courses right away, Commissioner J. Brown made a motion to accept the resolution.

Commissioner T. Brown seconded. Motion carried.

Resolution 2026-04 Management Health Insurance: Commissioner J. Brown made a
motion to put the resolution on the floor. Commissioner T. Brown seconded the motion.
Motion carried. Mr, Shanley presented the resolution. The renewal is going up 15% and is
effective May 1. The other piece is the HSA. The maximum contribution is $4,400 so Ms.
Boothe would get $4,400 and Mr. Shanley would receive $3,400, Commissioner J. Brown
asked if we have tried to look for a cheaper one that would give you the same benefits. Mr.
Shanley said they have but nothing would give them the same benefits. Commissioner T.
Brown made a motion to accept the resolution. Commissioner J. Brown seconded the motion.

Motion carried.

COMMITTEE REPORTS

Building and Security: No report beyond what was covered earlier under Tenant
Participation.

Finance: No report.
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Personnel: Chairman Adams asked if everyone had read over the draft of the new resolution.
She said that she went through it and compared it with the old one and the new one is simply
a vast improvement over that, The only thing is where the chair is concerned, the way it’s
reading now in the new version, even if she signs payroll, she is going to have to come to the
board for a resolution. She would like something broader. Vice-Chairman Watson asked
Chairman Adams to highlight the area and send it to her. Ms. Longcore wanted to clarify the
vacancies and terms, and when someone is removable from the Board. She would also
suggest that a named FOIL appeals officer. She said that she would get a red line draft out io
the Board before the next meeting.

Tenant Relations: No report.

EXECUTIVE DIRECTOR’S REPORT

Ms. Boothe said that she sent the take action letter to HUD, and we are awaiting their

response: :Nspire inspections:are scheduled for April 9 and 10. Chairman Adams asked if we -

could look at the apartments beforehand to check for any deficien 'i_:;esl"3=MS;*"B0'dtIié'-"re_ e

that maintenance is in the process of doing that now

Shesald that shewouldhke to start resident mggting§.:_tqwards the end of this month. She
asked Commissioner T. Brown, Commissioner J. Brown, and Commissioner J ohnson if they

could send her dates and:;f_'t es that would work for them. to attend

B_é_aéon Communities haé:ji.feceivédfthe zonir}éénal_x,g_is_f Hudson Gardens, and they would
like to set up a meeting to discuss their progress and give us a timeline for the next step. She
asked the board to her days and tinj{é;_s":_that are good so she can coordinate with Beacon

CHAIRMAN’S REPORT

Chairman Adams said that we received the proposed RFQ for the developer for the Choice
Neighborhood. Our attorney has looked over the RFQ and has highlighted some things and
his recommendations. Chairman Adams said the proposal must be very clear that the MLK
property is included a MOU. She would like the MOU included in the RFQ. There is also a
question of who would be managing the property. She asked Ms. Longcore to clarify this.
COUNSEL’S REPORT

No report.

OLD BUSINESS

None

NEW BUSINESS

None
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At 6:32 pm, the meeting adjourned.

[ hereby certify that the minutes are true
and correct and approved at the
Meeting of April §, 2026.

Jaquetta Brown, Secretary
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POUGHKEEPSIE HOUSING AUTHORITY
Resolution 2026-05

Amending and Updating the By-Laws of the Poughkeepsie Housing Authority

By Commissioner:

WIHEREAS, the Poughkeepsie Housing Authority (hereinafter referred to as “PHA”)
had previously adopted By-Laws governing the procedures, duties, obligations and
responsibilities of the Board of Commissioners; and

WHEREAS, it was determined that updating and amending said By-Laws would be in
the best interests of the PHA; and

WHEREAS, the updated and amended By-Laws were circulated to and have been
reviewed by the Board as required; and

NOW, THEREFORE,
Upon motion duly made, seconded and carried, it is

RESOLVED, that the By-Laws of the Poughkeepsie Housing Authority are hereby
updated and amended to be read in their entirety as attached to and made part of this resolution;
and be it further

RESOLVED, that editions of the previous By-Laws be retired in full upon adoption of
the new By-Laws; and be it further

RESOLVED, that the amended and updated By-Laws shall be forthwith submitted to the
United States Department of Housing and Urban Development for their approval; and it is
further

RESOLVED, that the updated and amended By-Laws shall become effective
immediately upon approval by tis agency.

Second by Commissioner:

Abstentions

g
o

Aves

I hereby certify the foregoing to be a true and correct copy of Resolution No, 2026-05 duly
adopted at the meeting of the Poughkeepsie Housing Authority held in the City of Poughkeepsie
on the 8™ day of April, 2026.

Jaquetta Brown, Secretary




BY-LAWS
OF

POUGHKEEPSIE HOUSING
AUTHORITY

(DRAFT)




ARTICLE | — THE GOVERNING AUTHORITY

Section 1. Name
The name of the public body is the Poughkeepsie Housing Authority (the Authority).

Section 2. Purpose and Mission

The Authority is a public corporation organized under New York State law to provide
safe, decent, affordable housing and related community supports for eligible
residents. The Authority shall carry out its duties in a manner that advances fair
housing, resident well-being, fiscal stewardship and pubiic accountability.

Section 3. Principal Office

The principal office of the Authority shall be located in the City of Poughkeepsie, New
York at 4 Howard Street, or at such other address as the Authority may designate by
resolution. All books and records of the Authority shall be kept at the principal office
unless otherwise provided by Board resoiution.

Section 4. Seal
The Authority may adopt and use an official seal. The absence or use of the seal
shall not affect the validity of any Authority action or instrument.

ARTICLE Il — GOVERNANCE, MEMBERSHIP AND CORE DUTIES

Section 1. Commissioners

The Authority shall be governed by a Board of Commissioners (the Board) comprised
of members appointed in accordance with applicable federal, state and local law,
including tenant representation as required.

Section 2. Fiduciary and Oversight Responsibilities
Commissioners serve the public interest and shall act with due care, loyaity and good
faith. Core duties include:

a. Setting policy and strategic direction

b. Ensuring legal and regulatory compliance, including the United States Department
of Housing and Urban Development (HUD) requirements

c. Approving budgets, significant contracts and major capital or program degcisions
d. Hiring, supervising and evaluating the Executive Director
e. Monitoring performance, risk management and internal controls

f. Ensuring meaningful resident engagement and transparent public governance




Section 3. Training and Orientation

Each Commissioner shall participate in onboarding and periodic training on ethics,
Open Meetings Law, Freedom of Information Law, fiduciary duties, public housing
operations, HUD compliance and other topics as the Board may direct. The Authority
shall maintain records of completed trainings.

Section 4. Standards of Conduct

Commissioners shall comply with all applicable ethics and conflict of interest
requirements. Commissioners shall avoid the appearance of impropriety and shall not
use their position for personal benefit, preferential treatment or to secure private
advantages for any individual or entity.

Section 5. Vacancies

Where a vacancy in the Board of Commissioners is caused by the removal,
resignation or death of 2 Commissioner appointed by the Mayor of the City of
Poughkeepsie in accordance with applicable federal, state and local law, the Mayor
shall make an appointment for the unexpired term. The Chair of the Board of
Commissioners shall notify the Mayor of the vacancy as soon as practicable and may
forward to the Mavor any recommendations for such appointment that have the
approval of a majority of the Board.

Where a vacancy in the Board of Commissioners is caused by the removal,
resignation, termination of tenancy or death of a tenant Commissioner elected to
office in accordance with the procedures set forth in Article XI Section 4 herein, the
vacancy shall be filled in accordance with the procedures set forth in Article XI
Section 4.9.

Section 6. Removal

The Board of Commissioner may, upon majority vote, recommend and request that
the Mavor terminate the appointment and remove an appointed commissioner for just
cause. Any such request and recommendation must provide detailed factual
allegations setting forth the basis for which removal is being requested and
recommended. Just case for removal may include, but shall not be limited to: having
more than three unexcused absences from regular meetings in a single fiscal vear;
documented and material violations of the by-laws set forth herein; criminal conduct
or repeated conduct that fails to rise fo the level of a criminal offense but is otherwise
damading to the reputation of the Housing Authority; and the unauthorized and
intentional disclosure of confidential information regarding the Housing Authority.

The Chair may establish an ad-hoc committee as necessary to investigate allegations

that may warrant a request and recommendation of removal under this subsection.




ARTICLE Il — OFFICERS

Section 1. Officers

The officers of the Authority shall be Chair, Vice Chair, Secretary, Treasurer,
Assistant Secretary and Assistant Treasurer. The Board may also create additional
officer roles by resolution as needed, consistent with law. "

Section 2. Chair

The Chair shall preside at meetings, set meeting agendas in coordination with the
Executive Director and Counsel, appoint committees unless otherwise provided, and
serve as the primary Board liaison to the Executive Director. The Chair may execute
instruments, monitor the business and operations on behalf of the Authority in
accordance with the approved annual budget and the Authority’s Five Year Plan.
Committee appointments may be modified or rescinded by a majority vote of the
Board.

Section 3. Vice Chair
The Vice Chair shall perform the duties of the Chair when the Chair is absent or
unable to act and shall perform other duties as assigned by the Board.

Section 4. Secretary

The Secretary shall be responsible for ensuring that accurate records of Board
actions are maintained, including minutes and resolutions. Minutes of Board
meetings shall be prepared by Authority staff under the direction of the Executive
Director, reviewed for accuracy and presented to the Board for approval. The
Secretary shall oversee the integrity of the Board's official records and ensure that
approved minutes and resolutions are properly retained and made available in
accordance with faw and policy.

Section 5. Treasurer
The Treasurer shall support the Board's financial oversight responsibilities and

ensure that the Board receives timely and accurate financial information. Financial
records, accounting functions and financial reporting shall be prepared and
maintained by Authority staff, under the supervision of the Executive Director and
Chief Einancial Officer. The Treasurer shall review financial reports, audits and
related materials presented to the Board and shall coordinate, as appropriate, the
presentation of financial information for Board consideration and approval.

Section 6. Assistant Secretary and Assistant Treasurer

The Assistant Secretary shall perform the duties of the Secretary in the event the
Secretary is unable to perform such duties by reason of illness, disability or absence,
or if the office of Secretary becomes vacant until filled. The Assistant Treasurer shall
perform the duties of the Treasurer in the event the Treasurer is unable to perform
such duties by reason of illness, disability or absence, or if the office of Treasurer
becomes vacant until filled. If both the Secretary and Treasurer are unable to perform




their duties, the Assistant Secretary and Assistant Treasurer shall coordinate with the
Chair to ensure continuity of required functions.

Section 7. Duties May Be Delegated

The Board may delegate ministerial duties to staff under the supervision of the
Executive Director, provided that such delegation does not diminish the Board’s
oversight responsibilities.

ARTICLE IV — ELECTION, TERMS AND VACANCIES OF OFFICERS

Section 1. Election and Term

Officers shall be elected by the Board at the annual organizational meeting or at such
time as the Board may determine. Officers shall serve one-year terms and until
successors are elected, unless removed or resigned earlier.

Section 2. Vacancies
A vacancy in any office shall be filled by Board election for the unexpired term at the
next regular meeting or a special meeting called for that purpose.

Section 3. Removal

Any officer may be removed from office by majority vote of the Board whenever, in
the Board’s judgment, the best interests of the Authority will be served. Removal from
office does not, by itself, remove a Commissioner from Board membership where
membership is by appointment under law.

ARTICLE V — MEETINGS, NOTICE AND PUBLIC PARTICIPATION

Section 1. Regular Meetings

The Board shall hold regular meetings at ieast monthly, unless otherwise determined
by Board resolution. The Board shall adopt an annual meeting calendar to the extent
practicable. Unless changed by Board resolution, regular meetings shall be held on
the second Wednesday of each month at 5:15 PM at the principal office.

Section 1A. Work Sessions

Work sessions shall be held on the fourth Wednesday of each month and at such
other times as may be deemed necessary or proper by the Chair or by a majority of
the Board of Commissioners.

Section 1B. Postponement and Adjournment

Any meeting may be postponed or adjourned to a later date or time, provided that
such postponement or adjournment is conducted in compliance with the New York
State Open Meetings Law, including required notice to the public and
Commissioners.




Section 1C. Attendance

No Commissioner shall be absent for more than three (3) regular meetings and/or
work sessions in a calendar year without being excused by the Chair. The Board may
request that a Commissioner with more than three (3) unexcused absences be
removed for cause by the appointing authority by a three-quarters (3/4) vote of the
entire authorized membership, consistent with applicable law.

Section 2. Organizational and Annual Meetings

The Board shall hold an annual organizational meeting to elect officers and address
annual governance items. The Board may also conduct an annual public meeting to
review the Authority’s year-end performance and priorities.

Section 3. Special Meetings
Special meetings may be called by the Chair or by a majority of Commissioners,
subject to applicable notice requirements.

Section 4. Open Meetings Law

All meetings of the Board shall be conducted in compliance with New York State’s
Open Meetings Law. Meetings shall be open to the public except as authorized for
executive session. The Board shall provide required notice, permit public observation
and maintain minutes as required by law.

Section 5. Remote Participation
Remote participation may be permitted when authorized by law and by Board policy,
including requirements for public access, technology, quorum, and documentation.

Section 6. Executive Sessions

The Board may enter executive session only for purposes permitted by law and only
after a motion identifying the general subject area to be discussed. Minutes of
executive session shall be taken only as required by law and shail reflect any formal
action taken by vote. No minutes shall be required where no formal action is taken.

Section 7. Public Comment

The Board shall provide a public comment period at regular meetings. The Chair may
establish reasonable rules for public comment, including time limits, sign-in
procedures and standards of decorum, provided such rules are viewpoint-neutral and
consistently applied. Such rules may also be established or modified by a majority

vote of the Board.

Section 8. Quorum and Voting Any such rules may be modified by a majority
vote of the Board.

A majority of the seated Commissioners shall constitute a quorum. Except where a
greater vote is required by law, action may be taken by a majority vote of
Commissioners present and voting. Abstentions shall be recorded. No resolution or
other action shall be adopted unless approved by at least a majority of the Authority’s




total authorized membership, except where a greater vote is required by law or these
by-laws. Voting by proxy is not permitted.

Section 9. Agenda and Materials

Meeting agendas and supporting matetials shall be prepared and distributed in
advance when practicable to support informed governance. Commissioners are
expected to review materials prior {o meetings. Agenda-setting authority resides with
the Chair in coordination with the Executive Director or by direction of a majority of
the Board.

Section 10. Parliamentary Procedure

Meetings shall be conducted under a consistent set of parliamentary rules as
determined by the Board. In the absence of an adopted rule, Robert’s Rules of Order
Newly Revised may be used as a guide, consistent with law and these by-laws.

Section 11. Order of Business

At reguiar meetings, the order of business shall generally be: (1) Roll Call; (2)
Approval of Minutes; (3) ) Tenant/Resident Participation (4) Resolutions; (5)
Correspondence; (6) Executive Director and Chair Reports; (7) Committee Reports;
(8) Counsel Report; (9) Old Business; (10) New Business; (11) Adjournment.

The Chair may alter the order of business for good cause.

ARTICLE VI — RECORDS, MINUTES AND TRANSPARENCY

Section 1. Minutes and Resolutions

Minutes of all open meetings shail be prepared and made available in accordance
with law. The Authority shall maintain a resolutions log and ensure final actions are
documented.

Section 2. Records Management and FOIL

The Authority shall maintain records in accordance with state records retention
schedules and applicable HUD requirements. Requests for records shall be
processed in accordance with the New York Freedom of information Law (FOIL} and
the Authority’s FOIL policy.

The Executive Director shall serve as the FOIL Appeals Officer for any individuals
seeking to appeal the denial, whether whole or partial, of any FOIL request made o
ihe Authority. In accordance with state law, any appeal must be made to the Appeals
Officer within thirty (30) days of the denial, and the Appeals Officer shall inform the
appellant of his or her decision on the appeal, in writing, within ten (10) business
days of the receipt of the appeal.




Section 3. Website and Public Posting

To promote transparency, the Authority shall post meeting notices, agendas when
available, minutes, key policies and other public-facing information on its website or
other accessible platform, consistent with law and privacy requirements.

ARTICLE Vil — EXECUTIVE DIRECTOR: ROLE, OVERSIGHT AND
EVALUATION

Section 1. Appointment and Authority

Compliance Oversight. Oversight of HUD compliance, audit findings, corrective
action plans and risk mitigation shall be exercised by the Board through the
Executive Director, with the advice of Authority Counsel, rather than by a standalone
committee.

The Board shall appoint an Executive Director who shall be the chief executive officer
of the Authority responsible for day-to-day operations, implementation of Board policy
and supervision of staff. The Executive Director shall not serve as a Commissioner.

Section 2. Duties
The Executive Director's duties include, but are not limited to:

a. Managing programs, properties, compliance and operations
b. Preparing the annual budget and financial reports for Board review

c. Implementing procurement and contract administration consistent with Board
policy

d. Maintaining HUD compliance, reporting and monitoring readiness

e. Leading staff performance, development and organizational culture

f. Advancing resident services and community partnerships

g. Providing timely information to the Board to support oversight and decision-making

Section 3. Evaluation and Performance Improvement

The Board shall conduct a formal performance evaluation of the Executive Director at
least annually and may conduct interim reviews as warranted. Where performance
gaps are identified, the Board may require a corrective action plan with measurable
objectives, timelines and reporting expectations.

Section 4. Communications and Authority Boundaries

Individual Commissioners do not have authority to direct staff or make operational
commitments on behalf of the Authority absent Board authorization. Requests for
information or action shall be routed through the Chair and Executive Director
consistent with Board policy.




Section 5. Separation and Discipline
The Board retains the authority to take employment actions regarding the Executive
Director consistent with law, due process, and any adopted personnel policies.

ARTICLE Vill — COMMITTEES

Section 1. Standing Committees

Standing committees support the Board's work and shall be appointed annually
unless otherwise specified. Standing committees may include: Standing committees
shall include, at minimum, Buildings and Security, Finance, Personnel and
Governance (Personnel), and Tenant Relations/Resident Engagement, which may be
combined or subcommittee-structured by the Chair.

a. Finance and Audit
h. Personne!l and Governance
¢. Buildings, Capital and Security

d. Resident Engagement and Community Partnerships

Section 2. Committee Authority

Committees are advisory and may not take final action on behalf of the Authority
unless expressly authorized by Board resolution and consistent with law. Committees
shall report recommendations to the Board for consideration.

Section 3. Committee Meetings

Committee meetings are subject to Open Meetings Law when a quorum of the Board
is present or when otherwise required. Committees shall maintain notes and action
items as directed by the Board.

Section 4. Ad Hoc Committees
The Chair or Board may establish ad hoc committees for specific purposes with
defined scope, membership and duration.

ARTICLE IX — FINANCIAL OVERSIGHT, PROCUREMENT AND
INTERNAL CONTROLS

Section 1. Budget and Financial Reporting

The Board shall review and approve the annual budget. The Executive Director shall
provide regular financial reports, including budget-to-actual statements, cash flow
updates, and variance explanations, at least quarterly or more frequently as directed.




Section 2. Audits

The Authority shall obtain independent audits in accordance with law and HUD
requirements. Audit results shall be presented to the Board with a corrective action
plan for any findings.

Section 3. Procurement and Contracting

All procurement and contracting shall comply with applicable federal, state and local
requirements, including HUD procurement standards. The Board shall adopt
procurement thresholds and approval requirements and shall ensure competitive
processes, documentation and conflict safeguards.

Section 4. Internal Controls and Risk Management

The Authority shall maintain internal controls to safeguard public funds, prevent
fraud, ensure accurate reporting and manage risk. The Board shall periodically
review key control areas, including segregation of duties, approvals, cash
management and cybersecurity controls.

ARTICLE X — ETHICS, CONFLICTS OF INTEREST AND
CONFIDENTIALITY

Section 1. Conflicts of Interest

Commissioners and officers shall disclose actual or potential conflicts promptly. A
Commissioner with a conflict shall recuse from deliberations and voting consistent
with law and policy. Disclosures and recusals shall be recorded.

Section 2. Gifts and Outside Infiluence

Commissioners shall not accept gifts, favors or benefits that could reasonably be
perceived to influence official actions. The Authority shall follow applicable ethics
guidance and adopt policies as needed.

Section 3. Confidentiality and Executive Session

Commissioners shall protect confidential information and shall not disclose matters
discussed in executive session except as authorized by the Board or required by law.
This obligation does not limit whistleblower protections or lawful reporting obligations.

Section 4. Code of Conduct

The Board shall adopt and periodically review a Board Code of Conduct covering
professionalism, decorum, communications, resident interactions, media engagement
and respectful governance.




ARTICLE X! — RESIDENT ENCAGEMENT AND TENANT
REPRESENTATION

Section 1. Commitment to Resident Voice

The Authority affirms that resident voice and participation strengthen housing stability
and program success. The Board and staff shall support meaningful engagement
through resident councils, public meetings, surveys, and collaboration with
community partners.

Section 2. Tenant Commissioners

Tenant Commissioners shall be selected in accordance with applicable federal, state
and local law and HUD requirements. Tenant Commissioners have the same rights,
duties and fiduciary obligations as other Commissioners, including confidentiality and
ethics obligations.

Section 3. Resident Council Coordination

The Executive Director shall ensure appropriate coordination with resident councils
and shall provide the Board periodic updates on resident engagement, resident
services, grievances and community partnership work.

Section 4. Tenant Commissioner Election Procedures (Embedded)

Pursuant to Chapters 482 and 483 of the Laws of 1974 and consistent with HUD
requirements, two (2) tenant representatives shall be elected by the tenants of the
Authority for two (2) year terms each. Such elected representatives shall be members
of the Board.

4.1 Eligibility. All residents whose names are listed with the Authority, who have
resided in Authority housing for at least ninety (80) days prior to the date set for the
election and are eighteen (18) years of age or older on the date of election shall be
eligible to nominate, vote for and be a tenant representative.

4.2 Regular Elections. Regular elections shall be held biennially in even-numbered
years on the first Saturday in June between the hours of 9:00 AM and 2:00 PM.

4.3 Nominating Petitions. Not more than forty-five (45) nor less than fifteen (15)
days prior to the date set for the election, nominating petitions for tenant members
will be accepted by the Authority. Such nominating petition shall identify the person
nominated and each signatory by name, address and apartment number. Al
nominees with at least twenty-five (25) residents, or ten percent (10%) of the
residents eligible to vote, whichever is less, having signed the petition, will be placed
on the ballot, except that no name shall appear on the ballot unless the person
nominated submits to the Authority a signed statement indicating that person's
eligibility for the office, willingness to have their name appear on the ballot and that
the person will serve if elected within ten (10) days after a request by the Authority.
Names shall be placed on the ballot in alphabetical order and shall be posted at each
polling place at least ten (10) days prior to the date of election.




4.4 Petition Affidavit. Each person who secures names on a nominating petition
shall attach to the petition an affidavit as to the method of obtaining the signatures
and that each person sighing stated to the person making the affidavit that such
person is over eighteen (18) years of age and a resident of the Authority for at least
ninety (90) days prior to the date set for the election. An eligible voter may sign only
one petition.

4.5 Election Administration and Secret Ballot. The election shall be by secret
ballot to be provided by the Authority and supetvised by the Executive Director and
Counsel to the Authority. The two (2) nominees with the highest number of votes
shall be elected tenant Commissioners for terms of two (2) years each. The elected
representatives shall take office on the first day of the next calendar month following
the day of the election.

4.6 Write-Ins. There shall be a provision on the ballot for a voter to write in the name
of and vote for a person not on the ballot.

4.7 Recount. Any person whose name appeared on the ballot may ask for a recount
of the ballots within five (5) days after the election and may be granted a recount.

4.8 Polling Places. Polling places shall be as follows: Hudson Gardens —
Community Room; Delafield & Spruce — Community Room; Boulevard Knolls —
Community Room; ML King Garden Apts. — Community Room; Philip Allen Schwartz
— Community Room. Ballot boxes shall be provided at each polling place.

4.9 Termination of Tenancy and Vacancies. Any elected tenant Commissioner
shall cease to be a member of the Board upon termination of their tenancy for any
reason. A vacancy in the office of tenant Commissioner shall be filled as soon as
practical by a new election to fill out the unexpired term. A vacancy occurring within
one hundred eighty (180) days prior to an election shall be filled by and at the regular
election.

4.10 Income Treatment. The additional income of an elected tenant for service as a
member of the Authority, if any, shall not affect that person’s eligibility for occupancy
or membership on the Authority but shall be considered additional income for rent
purposes.

4.11 Petition Forms. The Authority shall provide approved petition forms and make
them available to all candidates.

4.12 Voter Lists. A tentative list of eligible voters shall be prepared by the Authority
and posted at each polling place not less than forty-five (45) days prior to the date set
for the election. Any objection to eligibility or omission shall be communicated to the
Authority office in writing not less than ten (10) days prior to the election. A final list of
eligible voters shall be prepared by the Authority and shall be conclusive as to voter
eligibility. :




4.13 Absentee Ballots. Tenants unable to vote on the day set for the election shall
be allowed to submit an absentee ballot five (5) days prior to the election. Such ballot
must be in a sealed envelope and will not be opened until all ballots are cast and it is
determined that the person did not vote. No absentee ballot will be accepted unless
accompanied by a signed statement by the tenant stating the tenant’s name, address
and apartment number and that the tenant is eligible to vote. Such statement shall
also contain the reason the person cannot vote on the date of election.

ARTICLE Xil — AMENDMENTS

Section 1. Amendment Process

These by-laws may be amended by Board resolution at any regular meeting or
special meeting called for that purpose, provided that proposed amendments are
distributed to Commissioners in advance when practicable and consistent with any
required notice provisions. No amendment shall be adopted unless at least seven (7)
days written notice of the meeting and the proposed amendment(s) has been
provided to all Commissioners, unless such notice is waived by unanimous consent
where legally permissible.

Section 2. Consistency With Law

If any provision of these by-laws conflicts with applicable law or HUD requirements,
the controlling law or requirement shall govern and the Board shall promptly amend
these by-laws to restore consistency.

ARTICLE Xl — EFFECTIVE DATE

These revised and restated by-laws shall take effect upon adoption by the Board and
shall supersede prior by-laws and amendments. The Authority shall maintain an
official copy and make the public portions available consistent with law. These by-
laws and any amendments shall become effective upon adoption by the Board and
upon approval by the United States Department of Housing and Urban Development
(HUD), if applicable.




Financial Review

February 2026

Low-Income Program (10)

REVENUES:

A/C 311000 Revenues- HUD PHA Grant - is $177,777.80 for the month and $1,949,219.00 YTD.

Low-Income Program (10)

EXPENSES:

e A/C 419030 Eviction & Collection — is over budget for the month by $4,790.67 and
under budget for the year.

e A/C 433000 Gas— is over budget for the month by $46,361.08 and under budget for
the year. We are in the Winter heating season.

o A/C 444003 Heating & cooling- is over budget $2,329.51 and under budget YTD.

e A/C 448000 Prot Serv- contract is over budget $1,240.00 and over budget YTD.

e A/C451001 & 451002 Property & Liability Insurance - is $123,586.00 more than last
year.

e A/C 457000 - Collection Loss YTD is -45,724.61.

e The Net Surplus for the month of February is $56,163.93 and Net Surplus YD is
$276,743.00.

Note: As of February 28, 2026, we are leased at 115 of 117 (98.3%) for AMP 11 and 238 of 242
(98.3%) for AMP 22. Overall, we are 353 of 359 (98.3%) units that are leased up.

N
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Low-Income Program {10)

Balance Sheet (as of 2/28/26):

Cash and Investments decreased by $93,086.22 compared to the same time last year.
Total Accounts Receivable-Tenants increased compared to last year by $8,672.40.
Total Accounts Receivable - Other decreased by $13,005.99.

Total Current Assets decreased from last year by $61,209.78.

Fixed Assets increased by $2,775.67.

Accumulated Depreciation has increased by $422,996.00.

Total Current Liabilities shows an increase of $138,597.31 as compared to the same
time last year.

Total Non-Current Liabilities have increased from last year by $15,775.81.

® Current Year Net Assets are the Net Surplus or Net Deficit for the fiscal year. Our Net
Surplus for this year is $233,632.79. This is an increase in the surplus from the same
time last year by $49,929.01.




Section 8 Program (20)

REVENUES:

e Total Revenues were $202,395.53 for February and $2,175,804.62 YTD.

EXPENSES:

e Total Expenses were $194,043.59 for February and $,145,347.84 YTD.

® For the month of February, the Net Surplus is $8,351.94. For Year to Date, our Net

Surplus is $30,456.78.

Section 8 Program (20)

Balance Sheet as of 2/28/26:

The Total Cash and Investments have increased by $100,223.89 over last year.
Accounts Receivable-Other decreased by $25,699.29 against the year prior.
Current Assets increased by $46,219.65.

Total Current Liabilities increased by $21,847.45 over same time last year.
Total Non-Current Liabilities has increased by $8,260.74.

Current Year Net Assets have increased from last year by $149,133.77.

Note: As of January 31, we are leased at 85 of 91 for HCV; 58 of 60 for VASH; and 9 of 18 for
the Foster Youth to independence (FYl) vouchers.
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Balance Sheet - Detail
Federal Low Income

Assets
Cash & Investments
111108 ERAP Funds
111110 General Fund {dev - Operation}
111111 Payroll Cash Account
111112 Money Market Operating Account
111113 Operating Money Market
111400 Tenants Security Deposit Fund
111403 Tenant Disbursement AC
111700 Petty Cash Fund
116200 Interfund Tranfer
116210 Investment-Cd
Total Cash & Investements

Accounts Receivable - Tenants
112200 A/R Tenants
112210 Allowance For Doubtful Accts-Tenants
112220 Deposit Receivable

Total Accounts Recelvable - Tenants

Accounts Receivable - Other
112800 OQuistanding Travel Advances
112900 A/R Other
112912 Altowance for Doubtful-Other
Yotal Accounts Receivable - Other

Current Assets
121100 Prepaid Insurance
121108 Prepaid Exp
126000 Inventories - Materials
127500 Allowance For Obsotete Inventories
129500 Interfund Due From
Total Current Assets

Fixed Assets

140010 Leasehold Improvements

140060 Land

140070 Buildings

140080 Funiture and EMbwell

140090 Furniture and EMAdmin
Subtotal Fixed Assets

Less: Accumulated Depreciation

Total Fixed Assets

Accumulated Depreciation
140050 Accurmulated Depreciation-Structures Arnd Equipment
Total Accumulated Depreclation

190001 Deferred Qutflow of Resources

Total Assets

“ACurrent Yeal
L2f28(2026,

Change in Position

100.00 100.00 0.00
123,714.24 71,007.26 52,706.98
9,780.71 12,493.35 {2,712.64)
44,206.67 194,206.67 (150,000.00}
199,735.73 107,115.02 92,620.71
159,711.87 144,327.07 15,384.80
18,022.47 36,761.38 (18,738.91)
100.00 100.00 0.00
(204.67) 91,999.15 (92,203.82)
252,571.5% 242,714.89 0,856.66
807,738.57 900,824.79 {93,086.22)
835,501.09 829,656.67 5,844.42
(330,935.98) (325,956.96) (4,979.02)
17,427.78 9,620.78 7,807.00
521,992.82 513,320.49 8,672.40
7,716.60 1,592.00 6,124.60
4,003.89 20,134.74 {16,130.85)
{4,949.74) (1,950.00} {2,999.74}
6,770.75 19,776.74 {13,005.99}
0.00 0.00 0.00
9,195.00 3,851.91 5,343,089
51,553.93 66,959.73 {15,405.80)
{1,031.08) {1,335.19) 308.11
(74,268.41) {22,813.23) {51,455.18)
{14,550.56) 46,659.22 (61,209.78}

4,243,433.62 4,202,458.94 40,974.68
337,280.00 337,280.0C 0.00
34,151,153.95 34,151,153.95 .00
1,005,047.81 999,842.27 5,205.54
971,182.64 1,014,587.19 {43,404.55}
40,708,098.02 40,705,322.35 2,775.67
0.00 0.00 0.00
40,708,098.02 40,705,322.35 2,775.67
(38,061,430.17)  (37,638,434.17) {422,996.00)
{38,061,430.17)  (37,638,434.17) {422,996.00)
962,244.83 957,846.46 4,398.37
4,930,864.33 5,505,315.88 {574,451.55)




Balance Sheet - Detail
Federal Low Income

Liabilities and Net Assets

Liability

Current Liabilitles
211010 Accounts Payable>90 Days Past Due
211100 A/P Vendors and Contractors
211400 Tenant Security Deposits Payable
211499 Payrolt Payable
211500 s
211710 Federal Tax Withheld
211720 Sociat Security Withheld
211730 State Tax Withheld
211741 SEIU Union Local 74
211750 ERS
211751 ERS Loan
211753 AFLAC
211756 NYS Deferred Comp
211760 Dutchess Scu
211769 Commissioner of Taxation and Finance
211770 PHA Rent
211780 United Way
211900 Ap Other
212000 Accrued Payrolt
213500 Accrued Utilities
213501 Accrued Water & Sewer
213510 Accrued Compensated Absences-Current Portion
220000 Deferred Revenue
229000 Other Accrued Liab.

Total Current Liabilities

Non-Current Liabilities
213511 Accrued Compensated Absences-Non Current
213701 Accruad Current Pifot
214000 Accrued Penston and OPEB Kabilities

Total Non-Current Liabilities

290001 Deferred Inflow of Resources
Total Liability
Equity
Equity/Net Assets
271009 Prior Years Adj
280600 Undesignated Fund Balance-retained Earnings
Total: Equity/Net Assets
Current Year Net Assets

Total Equity

Total Liabilities and Net Assets

 Curret Year . Prior¥ear - Change in Position .

U agfa026, i faefabas T

0.00 0.00 0.00

115,647.95 {5,263.70) 120,911.65

174,658.85 157,711.65 16,947.20

0.00 701.94 (701.94)

5,255.35 {4,147.58) 9,402.93

(931.81} (931.81) 0.00

227.08 {5,067.92) 5,295.00

75.21 75.21 0.00

0.00 0.00 0.00

2,960.36 6,349.59 (3,389.23)

{2,783.72} 3,018.18 (5,801.90)

0.00 Q.00 0.00

0.00 0.00 0.00

0.00 0.00 0.00

0.00 {1,201.94) 1,201.94

0.00 5,295.00 (5,295.00)

0.00 0.00 0.00

0.00 {4,874.19) 4,874.19

3.00 0.00 0.00

0.00 0.00 0.00

0.00 0.00 0.00

9,196.17 8,228.70 967.47

0.00 0.00 0.00

{.00 5,815.00 {5,815.00}

304,305.449 165,708.13 138,597.31

174,727.18 156,345.32 18,381.86

92,763.00 86,820.00 5,943.00

2.944,639.70 2,953,188.75 (8,549.05}

3,212,129.88 3,196,354.07 15,775.81
1,573,652.07 1,332,126.32

5,090,087.39 4,694,188.52 395,898.87

0.00 0.00 8.00

(392,855.85) 627,423.58 (1,020,279.43)

(392,855.85) 627,423.58 {1,020,279.43)

233,632.79 183,703.78 49,929.01

{159,223.06) 811,127.36 (970,350.42)

4,930,864.33

5,505,315.88

(574,451.55)
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Balance Sheet - Detail
Section 8

Assets
Cash & nvestments
11111C Genera! Fund {dev - Qperation)
111401 F55Escrow Fund
116200 Interfund Transfer
Total Cash & Investements

Accounts Recelvable - Terants
112100 Fraud Recovery
112110 Allowance for Doubtful
Total Accounts Recelvable - Tenants

Accounts Receivable - Other
112900 A/R Other
112912 Allowance for Doubtful-Other
113540 Accounts Receivable-PHA Projects
Total Accaunts Receivable - Other

Current Assets
121100 Prepaid insurance
121108 Prepaid Exp
129500 Interfund Due From
Total Current Assels

Fixed Assets
140090 Furniture and EMAdmin
Subtotal Fixed Assets
Less: Accumulated Depreciation
Total Fixed Assets

Accumulated Depreciation
140050 Accumulated Depreciation-Structures And Equipment
Total Accumulated Depreciation

130001 Deferred Outflow of Resources

Total Assets

LiabBIties and Net Assets

Liahility

Current Liabilittes
211030 A/P PHA Projects
211040 A/p-Other Gov't
211100 A/P Vendors and Contractors
211450 Deferred Revenue
211500 sUl
211900 A/P Other
211995 A/P - Section 8
212000 Accrued Payrell
213510 Accrued Compensated Absencas-Current Partion
218100 FS55 Escrow Payable
229000 Other Accrued Liab.

Totad Current Liabilittes

pon-Current Liabitlties
713511 Accrued Compensated Absences-Non Current
21400C Accrued Pension and OPES lizbilities

Total Non-Current Llabillties

290001 Deferred infiow of resources
Total Liability
Equity
Equity/Net Assets
280600 Undesignated Fund Balance-Retained Earnings
282600 RS Operating Res - Section 8 HAP
Totak Equity/Net Assats
Current Year Net Assets

Total Equity

Tatal Liabltities and Net Assets

45,418,36 37,234.30 5,184.06
1,636.69 1,596.86 39,83
0.00 {92,000,00) 92,000.00
47,055.05 {53,164.84) 100,223.89
17,101.00 17,101.00 0.00
{17,101.00} {17,101.00} 0.00
0.00 0.00 0.00
26,203.25 18,534.00 18,534.00
{27,642.56) (19,129.00} (19,129.00}
26,632.61 51,487.60 10,286.60
25,193.31 50,892.60 {25,699.29}
0.00 6,00 0.00
5,147.00 183.57 4,963.43
(16,624.56) {57,880.78) 41,256.22
{11,477.56) {57,697.21) 46,21%.65
0.00 0.00 0.00

0.00 0.00 0.00

0.00 0.00 0.00

000 0.00 0.00

0.00 0.00 0,00

0.00 0.00 0.60
59,439.17 59,241.54 197.63
120,209.97 {731.91) 120,744.25
570,00 570.00 0.00
947.13 906.70 40.43
1,784.88 1,893.91 {109.03)
0.00 0.00 0.00

0.00 0.00 0,00
{31.00) 0.00 {31.00}
0.00 0.0¢ 0.00

0.00 0.00 0.00
830.18 474,36 405,82
0.00 0.60 {0.60)

0.00 0.00 0,00
4,151.19 3,845.57 305.62
17,723.47 9,012.78 8,710.69
155,525.30 155,975.25 (449.95)
173,248.77 164,988.03 8,260.74
79,069.93 68,217,638 10,852.25
256,469.89 237,051.28 19,418.61
1412,544.02) {364,933.52) {47,610.50)
245,827.32 245,827.32 0.00
{166,716.79) {119,106.20) [47,630.50)
30,456.78 {118,676.95) 148,133.77
{136,259.92) {237,783.19} 101,523.27
120,209.97 [731.91) 120,941.88

0.00




