	
	
	



Boston Housing Authority Resident Advisory Board (BHA RAB) External Notes, 6-12-25 
Leased Housing Chair chaired meeting, with timekeeper and sergeant of arms designated. Board reviewed Ground Rules & Agenda, and minutes from May RAB meeting approved (1 abstained)
1/ BHA Letter to Section 8 Landlords & Fiscal Situation. Katie McGonagle of BHA spoke to this, and said that BHA has been in shortfall (risk of insufficient funding) because of rent increases in the market.  There is a lot of uncertainty with the federal budget.  President proposed a 40% cut. It will ultimately depend on what Congress does. In the spring, Congress passed a continuing resolution which level-funded/slightly increased Section 8 through Sept. Don’t know what will happen as of October. Purpose of letter was to ask landlords to hold off on rent increases given all the uncertainty.  BHA and the City are allies in pushing on funding for public housing and Section 8, and community advocacy efforts will help.
Katie was asked to describe the Section 8 landlord rent increase process.  The landlord can do this once a year and gives BHA and the tenant at least 60 days notice of a proposed new rent.  BHA then reviews it to decide if it is “reasonable” in comparison to units of similar size & amenities in that community.  The tenant can then decide whether to accept the increase. What is ‘reasonable” is not the same thing as what BHA can pay—and if the landlord is asking for a rent that’s above the BHA “payment standard”, the tenant has to absorb the difference if they agree to it.  When the tenant first rents up, it can’t be more than 40% of income, but there is no such limit in later years.  There are times the BHA and the landlord won’t agree on a new rent, just like there are times that the landlord & BHA may agree but the tenant doesn’t agree.  In those instances, the landlord may start an eviction, and it’s important for the tenant to try to get an attorney.
A question was raised about how tenant rent goes up if income didn’t increase. Katie & Mac McCreight of GBLS noted that there are different kinds of Section 8 –tenant-based, and project-based vouchers.  If you have a project-based voucher, then the tenant rent share should always be 30% of income.  For tenant-based, again, it may depend on whether the rent increase is above the payment standard. Mac also noted that sometimes the tenant no longer qualifies for the original subsidy size (family member leaves, and BHA reduces the subsidy from a 3-BR to a 2-BR).  If the contract rent is above the 2-BR payment standard, the tenant has to make up the difference (and it usually makes sense for the tenant to find a smaller unit).
A question was raised about whether BHA independently evaluating what the landlord proposes. Katie said BHA uses its own analysis and doesn’t rely on the landlord’s numbers.  Also, if there are issues about conditions, any BHA Section 8 tenant can ask for BHA inspection to get repairs. 
Katie also noted that BHA hasn’t yet decided, but it may be proposing some mid-year amendments to the Section 8 Admin Plan.  If this happens, it likely would come out for public review & comments by end of June, and she’d ask to be on the RAB agenda for July to discuss this. This may be some HOTMA changes/options (example she gave was of PBV landlords administering their own waiting lists). 
[bookmark: _GoBack]2/ BHA Resident Leadership & Community Affairs – Elizabeth Aguilar of BHA said that prior to now, her Department has been understaffed, but they have recently hired & are fully staffed, and she introduced the other members Stella Yelich, Chloe Kunzleman, and Kyle Burzycki (Tanya Bradley of course has been at the RAB regularly, and Sandra Fernandes who’s attended some past meetings wasn’t available tonight). BHA has had success since she started with getting Local Tenant Organization (LTO) elections done—9 are done so far, 7 are in progress, and 4 are upcoming.  BHA has been working with Mass. Union of Public Housing Tenants and Mass. Senior Action Council to get these done.  There’s also outreach at 7 BHA sites to gauge interest in elections/forming tenant groups.  The Family Public Housing Chair asked if the RAB could get a list of all the elections that have been completed or which are upcoming, and Elizabeth said yes.
The Resident Empowerment Coalition (REC) has been on standby.  The REC newsletter does come out regularly, but the plan is to get regular meetings going again.  A number of people brought up the BHA Mixed Finance Residents Group, under which resident leaders from a number of sites undergoing redevelopment could share their experiences & concerns with BHA, and then could meet later with a group of Mixed Finance owners/managers about issues of common concern (such as the Mixed Finance Resident Grievance Procedure).  These hadn’t happened since pandemic, although there may have been some cluster discussions with particular owners (Trinity, Beacon, etc.)  Elizabeth said there are internal conversations with BHA on this.  A question arose about what to do if an owner is supposed to be meeting regularly with the LTO and isn’t at a Mixed Finance site.  Elizabeth said this might vary based on what the Tenant Participation MOA said at a site, but these are supposed to happen and BHA could play a role if they weren’t. 
3/ RAB Outreach & Community Engagement – RAB Leased Housing Chair noted that she had recently discussed this topic with Lydia Agro of the BHA about ways that residents can get to know more about the RAB and RAB can find out the needs of resident community.  One idea is for our participation in the Unity Days that are being held at different sites. This would also include a presence on the BHA website, and possibly for the RAB to have its own website.  The upcoming RAB retreat on July 19th would also be a good place to discuss this as well as RAB team-building. 
4/ Committee Reports
(a) Budget Committee – The Vice-Treasurer/Acting Treasurer noted that the Committee approved the May bank statement, and there are outstanding charges to be covered for ITOA bill & to reserve space at the Mass. Audubon for the RAB retreat on Sat. July 19th.  There are a number of items outstanding from the DC trip.  He is following up with the bank about some outstanding expenses that need some backup, and just found out today that the Zoom account needs to be paid to avoid any interruptions.  The Treasurer is back from her leave of absence and has indicated a desire to return to her duties—there will be some transition for the Vice-Treasurer to wrap up outstanding items with a handoff in July. 
(b) Policy & Procedures Committee – The Policy & Procedures Committee chair noted that there would be a Zoom Know Your Rights presentation led by Lauren Song of GBLS on Monday, June 16 from 6-8.  On the Youth Council questions, we’re awaiting some clarifications from BHA & the Youth Council. On the bylaw amendment, Mac clarified that there was only one bylaw amendment being discussed, about giving the RAB discretion to permit someone who had resigned to serve again on the RAB.  This  bylaw amendment was moved, seconded, and approved. A RAB member had made a complaint asking for disciplinary action or removal against another RAB member, and the Committee had made no decision whether this should be referred to the Board, but had asked that hard copies of relevant paperwork be distributed in advance of the next Committee meeting (on July 7th). If the Committee were to conclude the matter should get on a RAB agenda, it would be on the August agenda (too little time between Committee meeting and RAB meeting in July to give proper notice).  The Committee had also proposed a protocol around RAB meetings that the Officers & those with some other role during the meeting (such as timekeeper & sergeant at arms) sit at the table.  There were mixed reactions to this – some thought it would add some order to the meetings, while other thought that there should be tables available for all RAB members/alternates, as was the case when RAB met at Amory Street or Anna Mae Cole Center in the past.  One said if the meetings were all virtual, none of this would be an issue. Others thought we should be discussing how RAB best responds to outside threats to affordable housing, rather than these issues. No action was taken on the proposal, and it will likely be discussed further in the Committee.  On the RAB Code of Conduct, a few people had pointed out that some things were missing from the Code regarding role of timekeeper, sergeant at arms, and how chair conducts meetings, and this can be discussed at next Committee meeting. The Committee chair also mentioned the July 19th RAB retreat, but noted that the meeting is not mandatory.
5/ Presentation on Capital Planning – Joe Bamber of the BHA noted that he has a slightly new role, not merely with Planning & Development, but also Construction.  He’s been thinking about ways to promote a better dialogue with the RAB and residents about capital spending.  For example, just telling people that $5000 per unit may be spent at their site for capital work doesn’t compare this against the needs.  He wanted to follow up with the spirit of the surveys that were used for the 5-year plan process last year, and be more transparent.  A number of people agreed that engaging the RAB and residents at the point when options are being assessed, rather than later when it appeared BHA had already made decisions, would be helpful.  Joe also gave the example of a RAB member’s engagement on work items planned at her site, which pointed out to BHA that they needed to do a better job of communicating to people what has been done already as well as ongoing work, in addition  to presenting plans for what may be set aside in next 5-year plan. Joe hoped to be invited back for a presentation at upcoming meetings.  While he didn’t think, in the first year, there might be a substantial difference in the capital plan, his goal was that over time, there would be a substantial difference in how all of this is discussed.
6/ Other Business, Evaluation – Elizabeth noted that the Youth Council is currently on break, but they are planning a Hand-in-Hand presentation in July (one day event) and were hoping to get at least 12 RAB members who might confirm to doing this with them.  This would likely be on site at one of the BHA elderly/disabled sites (could be Bellflower) and would involve some crafts/arts project.  She asked that any RAB members who were willing to do this let her know by the middle of next week, and she’d see if there was sufficient commitment (at least 12 people).
Evaluation – Good meeting. Need to develop more unity.  Interesting and informative. Gained knowledge. 
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