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2010 Spring Convention a Success
The Massachusetts Union of Public Housing Tenants Incorporated and affiliates enjoyed its 39th Annual Spring Convention. 

The convention was hosted at the Plymouth Radisson Hotel Plymouth, Massachusetts. William King Chairman of the Mass Union Policy Board opened the Convention at 10 AM with a welcome statement to attendees and a roll call of the affiliates. With the appointments of the sergeant at arms and the convention Secretary the Business of the convention began. The convention featured two guest speakers Thomas Connelly Jr., Executive Director of Massachusetts NAHRO and Merrie Nichols-Dixon, Deputy Assistant Secretary for Policy, Programs and Government Relations, Washington, DC.
The convention workshops were presented in the afternoon. Residents commented that the workshops were informative and well organized. The Workshops and presenters were: “Grievance Procedures”, presenters Laura Taylor Director of the Bureau of Housing Management Department of Housing Community Development; Susan Bonner Mass Union board member, Margarita Morales Mass Union Staff, workshop Moderator; Rosemary Foster Mass Union board member. “Reasonable Accommodations”, Moderator Phyllis Corbitt, presenter Margaux LeClaire Attorney at DHCD; and “Tenant Participation in Public and Subsidized Housing”, Moderator William King Chairman of Mass Union Policy Board;  presenters Asia Coney Director of the Tenant Supportive Services Incorporated, Philadelphia Housing Authority and Daniel McDonald Deputy Director, Fall River Housing Authority.

The Awards Banquet guest speaker was Dr. Samuel Little PHD, President of the National Alliance of Residents Services in affordable and Assisted Housing. (NARSAAH).

The convention held its Policy Board election during the business meeting on Sunday morning. Members elected are: Susan Bonner from Nahant MA; Ethel (Peggy) Santos from Boston MA; Anthony Orta from Quincy, James McHugh from Weymouth, Muriel Berryman from Fall River

and Paul Nugent from Worcester. 
We congratulate the all new elected members. 
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By William H. King

We are mandated to pull together in 2010; every one of us is an important aspect of life in the Public Housing arena. It’s time to let the Public Housing Agencies know that we residents are not just a pawn on the chess board to draw subsidized operating funding, to pay well to do positions for persons other then public housing services. Together we can prevail and block the bureaucratic machines that totally ignore tenant’s rights and meaningful process as regulated and often ignored. 

The Massachusetts Union of Public Housing Tenants, the state-wide resident organization, is working well with state agencies on a regular basis to put forth the rights of public housing tenants. Presently, there is a process in place to implement fair and just federal and state public housing methods allowing residents to take a more active role in the implementation of our rights and quality of life. 
Remember the old mouse story? “Pulling together is the only way not to break the links in the chain of progress.” What is the mouse story? One day the mouse, who had not made it into Public Housing, lived in a drafty old farm house. The mouse noticed a trap that the farmer’s wife set up in the house. The mouse proclaimed a warning and shouted to all that there was a mousetrap in the house. The chicken said, “Mr. Mouse, I can tell this is a grave concern to you, but this is of no consequence to me. I cannot be bothered by it.” The pig sympathized but said “there is nothing I can do about it but pray.”  The cow said, “Wow Mr. Mouse, 
I’m sorry for you, but it’s no skin of my nose.” The mouse felt rejected and down. He knew he had to face the farmers trap alone.  During the night the mouse heard the trap snap and went to see what it had caught. The trap had caught the tail of a very venomous snake who bit the farmer’s wife as she investigated what was in the trap. The farmer rushed her to the hospital but she returned home with a fever. Everyone knows you treat a fever with fresh chicken soup, so the farmer used the chicken for the soups main ingredients. The wife’s sickness continued and friends and neighbors came to sit with her around the clock. The farmer had to feed them so he butchered the pig. She did not get well and soon died. So many caring people came to the funeral; the farmer had to slaughter the cow to feed them. The mouse looked on with great sadness. Therefore; don’t think the mouse’s problems don’t concern you, next time the mouse may be Public Housing, when threatened, we are all at risk.
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HUD’s NEW PROGRAM PETRA STALLED AT CONGRESS
Posted by: Sheila Crowley, President, National Low Income Housing Coalition 
The conservatives who have been trying to get rid of public housing for years must be having a good laugh about the attacks from the left about the HUD proposal to reform rental housing assistance and preserve public housing. HUD says its proposal called PETRA (Preservation, Enhancement, and Transformation of Rental Assistance) will provide some public housing agencies with new resources to improve and protect the existing public housing stock. Critics accuse the Obama Administration of trying to privatize public housing. Low income housing and homeless advocates are taking sides.

HUD’s proposal has now been stopped in its tracks and there is no viable alternative to it in the offing. But while we are arguing over the potential loss of public housing someday in the future if one part of PETRA were to become law, public housing agencies are already demolishing and selling off public housing under current law. 

Public housing, a critical element of the safety net, has been neglected for decades. Unlike other publicly owned institutions like libraries and schools, access to public housing is means-tested, i.e., eligibility is limited to low income people. It is also funded directly by Congress, not by local governments.

Because public housing lacks a constituency with any influence, it has been easy for Democrats and Republicans alike to come up with just enough money to keep public housing open, but not enough for it to be sustained. Public policy has allowed the slow starvation of public housing. Over 12% of public housing units have been lost in the last 15 years. Units sit vacant for lack of funds to repair them. Plumbing, electrical, and heating systems are antiquated. Many public housing units cannot pass basic building codes.

Let me be clear. PETRA as presented by HUD is at best a work in progress with many reasons for concern by low income housing tenants and advocates. But make no mistake. Shaun Donovan is the first HUD Secretary in recent memory who has made the preservation of public housing a priority and who has given serious thought about how to do that. The current and future residents of public and assisted housing will be better served by this HUD Secretary working on their behalf than by those who defend the status quo.

People interested in the future of public housing can learn more at www.nlihc.org. The National Low Income Housing Coalition submitted comments to the House Committee on Financial Services for the record for the May 25 hearing on PETRA. NLIHC’s weekly newsletter, Memo to Members, has covered PETRA (formerly TRA) and will continue too. 
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BUILDING BLOCKS COALITION

FY 2011 State  Housing Budget Priorities for Housing

Massachusetts Rental Voucher Program (MRVP) (7004-9024)

FY’09 Budget: $30,547,202
 million plus $4.5 million from MassHousing 

FY’10 Budget
: $35.4 million (including $2.5 million from MassHousing)

FY’11 House Two: $35.4 million (including $2.7 million from MassHousing)
FY’11 House Ways & Means: $35.4 million
FY’11 Building Blocks Coalition Request: $35.4 million


MRVP helps low income tenants pay their rent in private apartments at an average cost of approximately $600 per month, much less than the $3,000 average monthly cost of shelter. The program requires $35.4 million to fund the 5,247 vouchers available this year. This funding is grossly insufficient to meet the demand caused by foreclosures, the economic crisis, and continued unaffordable rents, all which have contributed to record high homelessness. We recognize budget difficulties and have limited our funding request to maintenance funding. 

*Public Housing Operating Subsidy (7004-9005)

FY’09 Budget: $66.5 million 

FY’10 Budget: $62.5 million
 

FY’11 House Two: $62.5 million
FY’11 House Ways & Means: $62.5 million
FY’11 Building Blocks Coalition Request: $66.5 million 

There are 234 Massachusetts housing authorities that have state public housing to help meet community housing needs. Public housing funding is significantly shy of the $115 million annual appropriation necessary to adequately maintain this asset, as documented by DHCD, the State Auditor and Harvard University. Housing authority rental income has also decreased in line with the recession because state public housing rents are capped at 32% of income. As a result, housing authorities are taking units off line because they cannot afford minor rehabilitation costs. A funding level of $66.5 million would help keep units online, and offset loss of rent revenue and other non-utility expense increases.  

Housing Consumer Education Centers (HCECs) (7004-3036)

FY’09 Budget: $1.624 million

FY’10 Budget: $1.496 million

FY’11 House Two: $1.496 million
FY’11 House Ways & Means: $1.496 million
FY’11 Building Blocks Coalition Request: $1.624 million 

Last year, HCECs provided housing education, outreach and counseling to over 68,000 tenants, first-time homebuyers, and homeowners. In the past eighteen months, the HCECs have helped the regional homelessness networks manage referrals for housing and services. Contracts to fund the Interagency Council on Housing and Homelessness’ regional networks expire in October, 2010.  HCECs are a cost-effective way to continue to respond to the homelessness crisis by expanding housing stability and self-sufficiency.  

Residential Assistance for Families in Transition (RAFT) (7004-9316)

FY’09 Budget: $5.5 million

FY’10 Budget: $160,000

FY’11 House Two: $60,000 
FY’11 House Ways & Means: $260,000
FY’11 Building Blocks Coalition Request: $2.5 million 


RAFT provides families with up to $2,000 in flexible funds to help them to stay housed or move into their next home. It enables families that experience unemployment or other unexpected challenges to avoid homelessness and instability through one-time financial assistance. In FY’10, RAFT was reduced to $160,000 due to a decision to divert funding to MRVP to avoid displacement. The consequence of the reduction is that 2,450 families that could have avoided further instability will not be able to be served this year. $2.5 million will enable 1,250 families to avoid housing instability in 2011, stabilizing tenancies and workforce production in every region.

SoftSecond Mortgage Program (7004-2475)

FY’09 Budget: $3.75 million
 plus $2 million from the Mass. Housing Partnership

FY’10 Budget: -0- appropriation; $2 million from the Mass. Housing Partnership 

FY’11 House Two: -0- 
FY’11 House Ways & Means: -0-
FY’11 Building Blocks Coalition Request: $500,000


Since 1990, the SoftSecond program has served more than 14,000 low and moderate-income first time home buyers in 285 Massachusetts cities and towns. No other mortgage product offers the affordability of the SoftSecond program. The program has helped to stabilize communities by encouraging owner occupancy and keeping delinquency rates extremely low. As of September 2009, the delinquency rate for the program was 5.8 %, which compares favorably to prime fixed-rate mortgages made in Massachusetts. We request sufficient funding to continue the program through a combination of operating and capital spending.

Alternative Housing Voucher Program (AHVP) (7004-9030)

FY’09 Budget: $4 million

FY’10 Budget: $3.45 million

FY’11 House Two: $3.45 million

FY’11 House Ways & Means: $3.45 million
FY’11 Building Blocks Coalition Request: $3.45 million




AHVP provides rental assistance to very low-income persons with disabilities. When the program was created, a commitment was made to serve 800 households. Because of funding reductions, AHVP now serves 375 households despite the state’s legal commitment to provide community-based housing for persons with disabilities. The program requires $3.45 million to maintain the number of households currently served.

Foreclosure Prevention Counseling (7006-0011 – retained revenue)

FY’09 Budget: $2 million from mortgage loan originator license fees

FY’10 Budget: Up to $5 million from mortgage loan originator license fees

FY’11 House Two: Up to $3 million from mortgage loan originator license fees
FY’11 House Ways & Means: Up to $3 million from mortgage loan originator license fees 
FY’11 Building Blocks Coalition Request: Up to $3 million from mortgage loan originator license fees

The Commonwealth will feel the effects of the foreclosure crisis throughout 2010. Ch. 206 foreclosure counseling grants have helped achieve the best possible outcome for many struggling homeowners. It is funded through retained revenue from mortgage loan originator license fees and we propose continuing its success. 

Tenancy Preservation Program (TPP) (7004-3045) 
Massachusetts State Senate Budget Funds Subsidy at $64.5 Million
Written by staff at Massachusetts NAHRO June 2010.

The Massachusetts Senate has voted to set housing authority operating subsidy for fiscal 2011 at $64.5 million, including $2 million for reoccupation of units vacant for 60 days or more. The $2 million set aside was included by Senate Ways and Means Committee Chairman Steven Panagiotakos of Lowell after meet​ing with a delegation from local housing authorities. The House voted subsidy of $62.5 million, so the Senate’s $64.5 million must be reconciled in a budget Conference Committee. 

The Senate funds are partial recognition that non‑discretion​ary operating costs require additional operating subsidy. Current levels of subsidy are woefully inadequate, causing longer unit turnaround times and continued deterioration of units. Adding to this fiscal crisis are lower rents reduced by regulation as tenants become unemployed. 

Even with an influx of funds not all family units can be saved, especially those in need of major repairs for years. Family and elderly public housing is at risk. All friends and supporters of public housing should contact the Conference Committee mem​bers asking the Committee to accept the Senate subsidy number of $64.5 million. 
The members of the Conference Committee on the 2011 state budget are:
Representative Charles Murphy, Chair 

Representative Barbara L’Italian 

Representative Vincent deMacedo 

Senator Steven Panagiotakos, Chair 

Senator Stephen Brewer 

Senator Michael Knapik 
The state is not providing the assistance promised when hous​ing authority tenant rents were capped under the Baby Brooke Amendment. The additional funds provided by the Senate will help. The Senate budget also includes language that prohibits undocumented immigrants from receiving any priority in place​ment in state-aided public housing units. Further, the Senate budget codifies the provisions of the DHCD rent regulation as an anti‑fraud measure. The Senate included a last minute cost-saving amendment authorizing housing authority access to emergency assistance funds to offset zero tenant rents.
1. Operating Subsidy – Compensation paid by government given to housing authorities to offset unit costs not covered by tenant’s adjusted monthly rents.
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Saving Public Housing

Huffington Post -- Posted: June 8, 2010 01:52 PM -- by Sandra Brooks Henriquez, Assistant Secretary for HUD’s Office of Public and Indian Housing.
Change is hard. But when it comes to public housing, change is desperately needed.  For 13 years, I ran the Boston Housing Authority. Every day, I saw for myself how irreplaceable public housing resources are. But I also saw something else: the current system fails too many people. I saw how public housing can isolate residents and segregate the neighborhoods they live in from the jobs, schools and opportunities they need to succeed.  Today, 6 million Americans pay more than half their incomes for housing. Family homelessness is on the rise. Meanwhile, tens of thousands of affordable homes are being lost every year. In the last 15 years alone, the country has lost 150,000 units from its stock of public and assisted affordable housing to sale or demolition.  Unfortunately, this "hidden housing crisis" is about to get worse. Recovering from our recent economic crisis is pushing the Federal government to tighten its belt, yet at the same time America's Public Housing program is facing a $30 billion backlog of unmet capital needs that demands immediate attention.  Put simply, our country needs the affordable homes public housing provides more than ever -- but if we don't act now, we will lose them forever.  That's why the Obama Administration has proposed a strategy to preserve and enhance America's public housing system and transform the way the Federal government provides rental assistance to more than 4.5 million of our most vulnerable families.

Virtually everyone agrees that the current system is failing, yet for some, change is not only hard - it's unsettling. So, allow me to highlight some of the key components of the Administration's proposal, the Preservation, Enhancement and Transformation of Rental Assistance Act (PETRA):

  1. Preserving publicly-owned housing for generations to come. For years, we've seen public housing agencies lose affordable units for essentially the same reason: because they can't access the capital and other resources that everyone else who builds and maintains affordable housing can. PETRA would allow public housing authorities to repair and rehabilitate older public housing units with the same flexible funding tools we already use to develop new affordable housing; doing so would mean local agencies and owners will be able to leverage some25 billion in new resources for our most vulnerable populations. Indeed, by ensuring city and state governments, the private sector, local not-for-profits, and all the other partners that have emerged in housing finance in recent decades work together as a broad coalition with a real stake in public housing's success, PETRA will preserve publicly-owned housing for generations to come.

  2. Preventing foreclosures from harming residents of public housing. As we emerge from our ongoing housing crisis, some fear that allowing public housing properties to tap their accumulated equity value to meet their capital needs might put these affordable resources in jeopardy. To be clear: foreclosures should happen very rarely - far less frequently than publicly-owned units are lost today. Nevertheless, PETRA contains an unprecedented combination of policies to minimize the risk of foreclosures - putting in place strengthened tenant protections and requiring that the property continue to operate like public housing, with all leases, contracts, and use agreements remaining in effect and binding.
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 3. Strengthening the commitment to "One-for-One" replacement. President Obama and HUD Secretary Shaun Donovan are all too aware that previous changes to public housing policy have often resulted in the loss of affordable units. They are determined not to allow that to happen again -- in this Administration or any other. That's why PETRA will make law the one-for-one replacement of properties that choose to be a part of this new system. Specifically, it requires PHA's that propose to redevelop properties (as opposed to simply renovating and repairing existing units) to locate any "off-site" units in diverse neighborhoods of opportunity. The only exception the law would allow is in housing markets that consistently have plenty of units available at rents that are affordable to even the least well-off families. Only once it is clear that residents can use vouchers to find good quality affordable housing would a local agency or owner be permitted to replace units with tenant-based vouchers. Because it is far more expensive to maintain older public properties in the few cities and towns with these conditions, this exception will allow our programs to help more families live in better-condition housing.

  4. Maintaining the same affordability and targeting requirements. Of all the things about our public housing system that need to change, the one thing that should not change is the people it helps and the amount they are required to pay. That's why PETRA will ensure assistance will continue to be targeted to the neediest families by maintaining all the targeting and affordability requirements of the U.S. Housing Act. Most importantly, residents will continue to pay no more than 30% of their income towards rent.

I have been in the affordable housing business since 1972, in both the public and private sectors. I've seen how we can harness the resources of the private market to further the important mission of public housing. Were I still the director of the Boston Housing Authority, I would tell you that PETRA provides precisely the tools I'd need to preserve affordable homes for the families who depended on me -- and to connect those homes to the opportunities and choices in life those families need.  I've had some people ask me, "Why now?" My answer has been, "if not now, when?" I do not want to wait until we have lost another 50,000-75,000 affordable homes. My response also has been, "if not us, who?" President Obama has personal experience working on the South Side of Chicago to increase affordable housing. No president in our history better understands that public housing is the platform for stability and opportunity in communities that need it the most. And Shaun Donovan--the architect of New York City's innovative plan to build and preserve 165,000 affordable homes--brings the most experience--and success--preserving affordable housing ever to the job of HUD Secretary. Together, they represent our best hope to lead communities across the country to preserve, enhance and transform America's stock of public and affordable housing.  We continue to work on PETRA with Congress, residents and the other stakeholders who know public housing best. As we have shown throughout the process of developing this legislation, this Administration not only welcomes public input and constructive feedback when it comes to facing big challenges -- we absolutely need it to get the solutions right.  But with all the challenges facing us, it is clear that this President, this Housing Secretary and this proposal represent our best chance to save public housing. Let's seize it.

Sandra B. Henriquez is the Assistant Secretary for Public and Indian Housing. To find out more about the Obama Administration's 21st century strategy to provide affordable housing to America's most vulnerable families, go to www.HUD.gov/TRA
Announcements

	National Resident Services and Resident Leaders’ Conference – September 22-25, 2010


	NAR-SAAH, in co-sponsorship with the Detroit Housing Commission, is pleased to announce the 2010 National Conference to be held in Detroit, Michigan. The theme of the conference is “Capacity Building for Resident Services and Resident Councils.”  The conference will be held September 22 – 25, 2010 at the Detroit Marriott at the Renaissance Center.  

For more information: go ​to www.narsaah.org website

________________________________________________________________________  


Tenant Support Services, Inc.

WEDNESDAY, AUGUST 25TH THRU SUNDAY, AUGUST 29TH, 2010  AT
THE SHERATON PHILADELPHIA CENTER CITY HOTEL

17TH & RACE STREETS COME JOIN US AS WE CELEBRATE OVER 10 YEARS OF EMPOWERING RESIDENTS!!!!

Questions:  Call: JeANETTE JACOBS - 215-684-1016.  
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� CHAPA, Mass. Affordable Housing Alliance, Victory Housing, Mass. NAHRO, Mass. Union of Public Housing Tenants, Mass. Assoc. of Community Action, MLRI, Mass. Housing and Shelter Alliance, Mass. Coalition for the Homeless, Homes for Families, Boston Center for Ind. Living, Mass. Assoc. of CDCs. 


� This reflects $2.5 million in 9C cuts by Governor Patrick in October, 2008


� All FY2010 budget amounts are current as of April 13, 2010


� This reflects $2.8 million vetoed by Governor Patrick in June, 2009


� This reflects $260,000 in 9C cuts by Governor Patrick in October, 2008


� This reflects $128,000 in 9C cuts by Governor Patrick in October, 2009
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