

POUGHKEEPSIE HOUSING AUTHORITY
Minutes of February 11, 2026 Meeting

Present:
Shirley Adams, Chairman

Felicia Watson, Vice-Chairman
Jacquetta Brown, Secretary

Robin Johnson, Treasurer

 

Vincent Brugger, Assistant Secretary-Treasurer 


Terriciena Brown, Member
  Absent:
Thomas O’Neill, Member 

    Also Present:
Sandra Boothe, Executive Director





Thomas Shanley, Accountant





Joanna Longcore, Attorney
The Meeting of the Poughkeepsie Housing Authority was held on February 11, 2026, at 5:17 p.m. at the Administrative Office located at 4 Howard Street, Poughkeepsie, NY 12601. 
MINUTES

January 14, 2026/Regular Meeting: Commissioner T. Brown made a motion to put the minutes on the floor. Commissioner J. Brown seconded. Motion passed unanimously. Vice-Chairman Watson had some corrections.  She said under Tenant/Public Participation, she also said that  it reads the Dutchess County Legislature is all democratic and that is not correct. It was asked to review the recording to see if that was what was said. After reviewing that tape, what Ms. Sandow said was that ‘ with the County Legislature now being a majority of dems”. Vice-Chairman Watson also noted that under Building and Security, it read that Commissioner Watson spoke with a resident.  She said that it was an MLK tenant regarding the laundry room. Commissioner T. Brown made a motion to accept the amended minutes.  Commissioner J. Brown seconded.  Motion passed unanimously. 
TENANT AND PUBLIC PARTICIPATION
Laurie Sandow, a city resident, was in attendance. She stated that the last Buzz had some text about the Housing Choice Program. She thinks it would be valuable to make a presentation at the council meeting. She also said that she was at the County Legislature meeting on Monday, and Renee Fillette-Miccio from Dutchess Outreach made a terrific presentation where she recommended a north side market. She said that she had also raised that at an earlier Northside Housing Choice meeting. 
There were no tenants, other than the tenant commissioners, present.
RESOLUTIONS
Resolution 2026-02 Vacated Arrears Write-Offs:  Commissioner Brugger made a motion to put the resolution on the floor.  Commissioner J. Brown seconded the motion. Commissioner Brugger said that in all his years, he has never seen these amounts so high. Ms. Boothe said that basically the amount started accumulating during the rent moratorium during the pandemic, when landlords could not evict residents if they did not pay their rent. The moratorium was lifted in January 2022. However, because of court, we could not actually get into court and start eviction processing until August 2022. So, for a fair number of people and all the ones with high balances on this list, you are looking at people that did not pay rent from at least March 2020 through August 2020. Chairman Adams said they should have been picked up last year if we were talking about that for back. Vice-Chairman Watson asked so this is quote unquote unsettled. What does that mean operationally for PHA? What does that specifically mean? Operationally? Mr. Shanley said that operationally that means that it's the rent wasn't collected, it's cash we're not going to receive, so it gets written off.

Vice-Chairman asked is it just rent not being collected because of COVID, because of this, because of that, because of whatever? Mr. Shanley said that when you say operationally there's more cost involved, too, including when we do throw these people out, you have the additional vacancies that now show up on our inventory. And we're not collecting rent on those properties moving forward until more recently when they're reoccupied. And there is the cost of renovating the apartments, which is considerable. 
Vice-Chairman Watson asked what the age of the receivables is, is this over 90 days, 90 to 180, 180 to 365. Ms. Longcore replied that for the higher amounts it is about three years. Commissioner Brugger said that we have been waiting for years for this government to get the money reimbursed to us that was owed to us for the COVID issues. Ms. Booth said that when the courts opened, and we were able to go to court to start non-payment proceedings, a lot of the tenants on this list applied for ERAP, regardless of whether they were eligible or not eligible. If they applied for ERAP, the clock stopped for them. The court is not going to order an eviction, a judgment, until their ERAP application is processed. Ms. Longcore said this means they are not paying, also during that period they are accumulating more and more. Commissioner Johnson asked how long the ERAP application process is. Ms. Longcore replied that it is closed, and they're all completed, but the people who had ERAP applications, their eviction cases were started in the fall of 2022 or the beginning of 2023. The earliest ERAP payouts were at the end of 2023 and probably through the spring of 2024. So, most of these people had not paid for pretty much four years. Now, ERAP did ultimately pay for some. We did get money on all these people from ERAP, but they were accumulating this whole time. For some of the tenants, by the time we got to a point where ERAP had paid and we were asking the court for a judgment and working on a repayment plan, even after ERAP paid, they owed more money than when we started. For most of these people on the list, we are starting from a place where we're doing a consent judgment in spring of 2024. They then made a repayment agreement for two years and were having to pay basically $1,000 a month on top of their monthly rent. You have to pay your monthly rent and the extra every month.  Some of these people did not keep the agreement and  then Ms. Longcore said that she would be notified that they're not keeping the repayment agreement. There were some issues initially because we've never done repayments for over such a long span of time and how to apply that so there were some issues that added to the, added a little bit of additional delay 

Vice-Chairman Watson asked from a risk management perspective how we are the culprits so we can be better and do better. She asked that we’re looking to write them off but is there no additional action plan. Ms. Longcore said that we do have judgements that we send to collections. Also, the tenant cannot apply for Section 8 or housing elsewhere until they have paid the judgement. 
Ms. Boothe said that originally housing authority residents were not eligible for ERAP but then they changed it. They did are qualify, but however, they go to the bottom of the waiting list, and that's why it took so long for us to get the money, because they paid out to tenants that applied that were not subsidized, and whatever was left over, they gave to subsidized tenants. In the interim, we could not evict them because they had applied. Ms. Longcore added that it was not designed with them in mind, especially one thing was everyone knew ERAP was going to pay for only up to a year. For private housing, that is very easy to calculate what that amount is going to be as the rent is the same every month for 12 months and can start to collect on anything above that. For the Housing Authority, we do not know exactly what 12 months is going to look like for somebody because it's going to vary based on their income. Instead of calculating that the tenant owe way more than a year, let's move on anything over a year. We couldn't really do that because we didn't know what amount that would be. So, then the process when we find out that they're not keeping the repayment agreement is that we send a notice to the court and the court then has to issue the consent. Ms. Longcore said that she has to calculate how much they had paid towards the judgment and then subtract that amount that they paid, ask the court to issue the judgment for the remaining balance and then issue a warrant that is brought to the housing authority and then to the sheriff to execute.
Chairman Adams said what  it troubling for her is that last year, MLK had very few, maybe one or two people and this year, MLK now has four.  She is seeing a trend that Hudson “C” apartments are on the list.  She is wondering if we really need to dive in to see internally our system and see if there's anything in terms of screening of what exactly is going on.

She said that what's interesting is that Boulevard Knolls is not on this.

What is it that we're doing so well at Boulevard Knolls that we can’t do at other sites. 
Vice-Chairman Watson said that we need to see what the patterns from a risk management perspective are. She said that she has some questions about the unsettled move-out accounts, write-offs and controls, budget variances, insurance and risk posture, operational performance and sustainability, and then balance sheet movements. She said that she would email Mr. Shanley her questions but wanted to put it verbally on the record. She will CC the entire board. Vice-Chairman Watson said the wording on the resolution needed to be amended.  Ms. Longcore suggested changing “collection efforts would prove to be unfruitful” to “collection efforts have proven to be unfruitful”. Commissioner J. Brown made a motion to accept the resolution with the amended language.  Commissioner T. Brown seconded.  Motion carried.

COMMITTEE REPORTS

Building and Security: Commissioner Johnson and Commissioner T. Brown said they have issues with pet feces. Commissioner Johnson asked what we are doing to enforce this. Ms. Boothe said that some pets are legal.  Commissioner J. Brown asked if we could have them provide vaccination records at recertification.  Ms. Boothe said that she believes we do but she would check.  Ms. Boothe said that we will look at the cameras and see if we can find out to whom the pets belong.  Commissioner T. Brown said that she plans to start a tenant council and encourage tenants to speak out when they see things. Ms. Sandow asked if they could write it into the lease that the animal must be microchipped.  Vice-Chairman Watson asked legal counsel to see if that is something we could do. Commissioner T. Brown suggested handing out flyers to ask people to please pick up after their pets.
Finance:  Mr. Shanley reported that the net surplus for the month of January is $21,471.76 and the net surplus year-to-date is $178,732.86.  January has a third payroll and salaries and benefits for that payroll were $50,520.31.  Our gas expense for the month was $40,307.31. As of January 31, we are leased at 115 of 117 for AMP 11 and 238 of 242 for AMP 22. Overall, we are leased at 354 of 359.
In Section 8 for the month of January, the Net Surplus is $6,045.94. Year-to-date, our net surplus is $22,104.84. January had a third payroll and the salaries and benefits for that payroll were $3,914.79. As of January 31, we are leased at 86 of 91 for HCV, 57 of 60 for VASH, and 9 of 18 for the Foster Youth to Independence vouchers.
Mr. Shanley said that going forward he would like to look at vacated arrears on a quarterly basis rather than annually.
Chairman Adams noted that there is an increase in heating.  She said that she observed an apartment at TMT who had their windows open when the weather was in the single digits.  She said that for the Choice Grant, we might suggest better temperature controls.

Vice-Chairman Watson said that the balance sheet notes current assets decreased by $49,987.15 from last year, and current liabilities increased by $179,987.07. She asked what are the primary components behind those changes? Mr. Shanley replied that the way we've done things up until about a year ago was if we received the bill, we paid the bill right away.

It became a two-fold prong in that first; it crunched our cash. We would get to the end of December, and we get hit with some very large bills, especially the one that pays the retirement plan, which is about $225,000. This is why the cash took a big hit this month, because we actually paid that out. So, as a result, we look at the terms of what we owe the vendors, and we put it out to 30 days instead of paying them 10 days. We've now implemented basic cash control where you get 30 or 45 days depending on what the vendor is doing, so that's why you now have accounts payable. It used to be 0, now it's $179,000.
Vice-Chairman Watson asked why the Foster to Youth vouchers were only filled at 50%.  Ms. Boothe said that we can fill those only by referrals from Department of Social Services. Commissioner Brugger said that this is the same with the VASH program.  Vice-Chairman Watson asked what we can do.  Ms. Boothe replied that it is up to agency to refer them to us.
She went on to say that as of today, we have 18 vouchers, 12 of them are leased, and six youth are looking for housing.

Personnel: No report.
Tenant Relations: Vice-Chairman Watson said to Commissioner T. Brown that we need to begin to carve that piece out and figure out when we can kind of begin to put that in place because you had stated that before and you brought that up when we were talking about something else that is really powerful. That piece right there is going to be a powerful change.

Chairman Adams said that we might be able to piggyback on the ambassadors that are in place.
EXECUTIVE DIRECTOR’S REPORT
Ms. Boothe said that she has a draft of the response to the take action letter from HUD and a copy of the proposed recovery plan that HUD is looking for.  Chairman Adams said that whatever recommendations or whatever it is that we're setting forth or telling these people that we're going to do is going to rest here on this table with the people at this table. Commissioner Brugger was concerned that this report is from so far back.

Commissioner J. Brown said that our scores used to be better.  She sees a lot of maintenance issues. She asks who is selecting our maintenance staff and what their credentials are.  She asked if we are going to change the process of who we are hiring.  Chairman Adams said that maybe the skill level is not what it was.  Commissioner J. Bown said that some of them are just too lackadaisical. Commissioner Brugger said that it may boil down to the supervisor.

Commissioner Johnson said that she feels a lot of this boils down to tenants. Commissioner Brugger said that hopefully we can get the tenants involved.
Ms. Boothe said that there was a pipe burst due to the freezing cold.  Chairman Adams asked how a pipe could burst when the heat is on. Ms. Boothe said that it has been fixed.  There was damage to five of the dryers.  SpinCycle has ordered the parts and will fix them when the parts come in.  Vice-Chairman Watson asked if there is any cost to us for this.  Ms. Boothe said she did not think there was but would verify.

On Sunday, there was a gas leak at MLK. There are 12 units in the building. Two apartments are still without gas. They had to be capped because Central Hudson and Lambert could not find that broken gas line. They capped off those two gas lines to two of the apartments in the building. The rest of the building, the gas was able to be turned on. It does not affect the heat and hot water, it's just cooking. We did supply the two tenants with hot plates until the problem could be resolved for those two units. We were told the best option is just to get rid of the gas in those two units and convert it to electricity.

We were supposed to meet with Office of the Aging at Boulevard Knolls and Thurgood Marshall, but because of the weather, we could not. We will reschedule those informational meetings.

We have 5 vacancies, three at Hudson, one at Thurgood, and one at Martin Luther King. We are at a 99% occupancy rate. For Section 8, there are 155 vouchers leased and eight vouchers searching. The people searching are two tenant-based and six foster to youth. We have two VASH vouchers that we are just waiting on referrals from the VA.
She said that she would like to set up meetings with the Finance Committee, Building and Grounds Committee, and the Tenant Relations Committee. Chairman Adams said she did not separate out the Tenant Relations Committee.  Vice-Chairman Watson said that we should put a calendar for the Board.

She reported that she wants to start meetings with the residents beginning in March.  She will coordinate with Commissioners J. Brown, T. Brown, and Johnson.

She said that a meeting with Beacon Communities has tentatively been set up for 2/19 at 2pm to 3 pm, or another possible date is 2/20 at 9am to 10am or 1pm to 2pm. However, Beacon Properties is working with the Land Use Council on zoning reviews of Hudson Gardens and Martin Luther King properties vacant sites to better understand their capacity. They would like that report to be given to them before they meet with us so they can give us a better understanding. Vice-Chairman Watson asked what the purpose of this meeting is. Ms. Boothe replied that they want to give the housing authority information regarding their review from their council on the zoning reviews at Hudson Gardens and Martin Luther King.

Vice-Chairman Watson said that wouldn’t we as a board make a determination on our availability, our dates, and then give it to you or to the chair because they work for us.

Chairman Adams replied yes, but technically what we had asked them to do is to have

set up regular meetings. Ms. Boothe said that the land use council was working on some of the zoning stuff, and so there's supposed to be a report that's coming up. Vice-Chairman Watson asked if we would be privy to the report before the meeting.  Ms. Boothe said that she would let them know we would like to see it beforehand.
Ms. Boothe said that a resident engagement event was held on Saturday. Ms. Adams showed up at Thurgood Marshall Terrace. It was a good turnout with about eight families at both Martin Luther King and Thurgood. They were very engaged and very enthusiastic about the possibilities of what these developments can look like when they're redeveloped.

 For Choice Neighborhood, a trip is scheduled for March 20th to Wilmington Delaware to visit one of the properties, Reach Riverside. They plan on leaving at 7:30 am and come back probably at 7 pm.
CHAIRMAN’S REPORT
No report.

COUNSEL’S REPORT
Ms. Longcore said that there is a new attorney starting, who will help handle the PHA cases.

OLD BUSINESS
Vice-Chairman Watson asked if Ms. Longcore had a chance to look over the By-Laws.  She replied that she did not but will do so.
NEW BUSINESS

None
At 6:45 pm, the meeting adjourned.

I hereby certify that the minutes are true and correct and approved at the 

Meeting of March 11, 2026. 



















 Jaquetta Brown, Secretary
PHA Regular Meeting

February 11, 2026




