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SPECIAL NHA BOARD MEETING  

MEETING MINUTES 

Wednesday, January 7, 2026, 5:00 PM 

 

 

 

COMMISSIONERS:                                 NHA STAFF: 

Reginald C. Foster, Chair                            Cheryl Gosmon, Executive Director & Secretary  

Jim Flanagan, Vice Chair                             Michael Thorstad, Deputy Executive Director 

Amanda Berman, Treasurer                                                                    

Janice Bennett, Resident Commissioner (remote)                         

Geoff Engler, Commissioner (remote)                          

 

GUEST:  

Michael P. Guyder, CPA, Managing Director, CBIZ 

                                                                                

Chair Foster called the meeting to order at 5:10 PM.  He called the Roll of Commissioners with 

all five (5) commissioners reporting present on Wednesday, January 7, 2026.  He noted the 

presence of a quorum.   

 

Chair Foster stated that the Secretary of the Needham Housing Authority (NHA) provided 

adequate notice of this meeting by preparing a Public Notice dated January 2, 2026, setting forth 

the date, time, and place of this meeting.  The said notice was filed with the Clerk of the Town of 

Needham and provided to people requesting it.   

 

Chair Foster noted for the record that the meeting is a Hybrid meeting, as permitted by the law 

signed by Governor Maura Healey, on March 28, 2025, for the purpose of extending the 

temporary provisions pertaining to the Open Meeting Law until June 30, 2027.  This extension 

allows the COVID-19 enacted measures allowing remote participation for board members to 

continue. This is the second time these popular provisions have been extended, allowing public 

bodies to continue holding meetings remotely without a quorum of the public body physically 

present at a meeting location, and to provide “adequate, alternative” access to remote meetings. 

Hybrid meetings are allowed under the extension of the amendments to the MA Open Meeting 

Law.    

 

Chair’s Announcements (Including matters that could not be reasonably anticipated before the 

meeting): Chair Foster announced this is a special meeting, which was originally scheduled as a 

2026 Budget review and approval meeting that normally takes place in the second week of 

December (2025).  He stated that NHA’s new few accountant, CBIZ LLC (CBIZ), requested 

additional time, but the NHA still can submit its 2026 Budget on time to the Executive Office of 

Housing and Livable Communities (EOHLC). 

 

Chair Foster then announced that the NHA’s development partners, the Affordable Housing and 

Services Collaborative, Inc. (AHSC), Michael Mattos, and Peabody Properties, Betsy Collins, 

submitted a reapplication for the funding round of the Community One Stop for Growth Grant 

(“One Stop”) to obtain funding for the Linden Terrace Phase 1A Redevelopment Project.   
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He briefly explained the application process.  He reported that NHA’s development partners 

communicated to him that the NHA made it into the funding round, which is similar to what had 

happened last year.  He commented there is a fair amount of work that NHA management has to 

do, and probably some board approvals.  He then read a copy of an email from Katherine Racer 

to Betsy Collins that confirmed the NHA’s submitted pre-application was approved for the 

Linden Terrace Phase 1A Redevelopment Project.  He noted that this is positive news.  Chair 

Foster commented that the reason why he wanted to let the NHA Board know about this is 

because it will become more public knowledge.  He mentioned the Town-Financed Community 

Housing Oversight Committee (T-CHOC) meeting is scheduled for Monday, January 12, 2026.   

 

Chair Foster then announced that the Stephen Palmer Development Review Committee will hold 

a public hearing on Monday, January 12, 2026, at 7:00 PM, in Powers Hall in Needham Town 

Hall and via Zoom regarding the Stephen Palmer building.   

 

Chair Foster then announced he received a copy of a letter from the Town Clerk Louise Miller to 

the Select Board members, Town Manager, and NHA Board members regarding the two 

commissioner positions of the NHA Board that are up for reappointment and reelection: 

Commissioner Amanda Berman’s seat and Resident Commissioner Janice Bennett’s seat.  He 

provided a copy of this letter to each of the NHA Board of Commissioners present and attendees 

in person.  He explained that Amanda Berman was appointed a commissioner by the Select 

Board and the NHA Board of Commissioners to fill the vacated commissioner seat.  He 

explained that Commissioner Berman is required to run in the next Town Election.  Chair Foster 

noted that Commissioner Berman took out nomination papers.  He then explained that Resident 

Commissioner Bennett’s seat is the designated tenant commissioner that’s appointed by the 

Select Board from nominees of the local tenant organization (LTO) and in accordance with the 

requirements of related state and local law.  He made additional comments and paraphrased the 

Town Clerk’s letter regarding these matters.   

 

Resident/Community Input 

Chair Foster recognized Ross Donald to speak in the beginning of the meeting before Chair 

Announcements because he had a question.  Mr. Donald asked if he, the residents, attendees, and 

public would have the opportunity to speak for public comments.  Chair Foster replied yes on the 

agenda items.  Mr. Donald then stated that he has prepared an MA Open Meeting Law 

complaint, dated January 7, 2026, to file on January 8, 2026, against the NHA.  He stated this 

NHA Board Special Meeting is in violation of the Open Meeting laws because the notice wasn’t 

posted on the bulletin board in the Linden/Chambers Community Room 48-hours in advance.  

Mr. Donald commented that he posted the notice on the bulletin board in the Linden/Chambers 

Community Room.  Mr. Donald made additional related comments.  Chair Foster replied to Mr. 

Donald that he made his point.  Chair Foster thanked Mr. Donald for the courtesy of letting the 

NHA Board know that he intends to file an Open Meeting Law complaint.   

 

Chair Foster then commented that the NHA Board does have to move forward with this NHA 

Board Special Meeting and approve the 2026 Budget, and public notice was posted with the 

Town of Needham’s Town Clerk’s Office website to go forward on that basis. 
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Discussion/Approval Items – NHA  

 

1. Review & Discuss: FY 2026 NHA Budget Meeting  

Chair Foster recognized the NHA’s Executive Director, Cheryl Gosmon, who introduced 

Michael P. Guyder, CPA and Managing Director of CBIZ, as the new fee accountant.  He 

then turned the floor over to Mr. Guyder who presented the NHA’s FY 2026 Budget.   

 

Mr. Guyder started by introducing CBIZ, formerly Marcum.  He commented that CBIZ is 

NHA’s new fee accountant and summarized the company’s background, including its 

work with the NHA as its former auditor.  He stated that CBIZ, formerly Marcum, started 

doing the audit of the NHA earlier than 2010.  Mr. Guyder commented he runs CBIZ 

teams that specialize in public housing authorities.  CBIZ has a team of nine or ten 

professionals with extensive public housing experience.  He made additional related 

comments.  

 

Mr. Guyder then discussed what’s involved in this initial transition and his proposed 

changes to the General Ledger (GL).  He mentioned the first, and most significant, initial 

change is CBIZ working to get the general ledger on the PHA-Web accounting system.  

He commented that the GL would be an integral component of the NHA’s existing PHA-

Web software, which will provide Ms. Gosmon and the rest of the NHA staff with better 

real-time access to the accounting records and financial reporting capabilities of the 

software.  He noted this increases transparency, helps to reduce errors, and protects the 

integrity of the data that’s in the system.  He also noted that CBIZ is examining the chart 

of NHA accounts, evaluating the design, and ensuring that there are programs set up in 

the system to account for each of the NHA’s unique programmatic activities.  He made 

additional related comments. 

 

Mr. Guyder then presented the FY 2026 NHA Budget Summary report that was prepared 

by CBIZ’s fee accounting team.  He discussed CBIZ’s detailed break-out of each 

individual NHA program. He noted that this FY 2026 NHA Budget also differs from prior 

year budgets because it consolidates and presents everything together, both NHA-wide 

and including High Rock Homes.  He commented that this is a more comprehensive 

presentation, not individual program budgets as done in the past.  He noted that CBIZ 

took into consideration the prior year (FY 2025) NHA Budget in arriving at this FY 2026 

NHA Budget.  He commented that the NHA’s 2025 actual revenue and expenses, to the 

extent CBIZ knew these up through November of 2025, allowed CBIZ to then simply 

project the twelve-month of the year.  He commented that CBIZ also took into 

consideration some key funding factors to the extent that they’re known for both the 

federal programs and state programs.  He noted, in the federal public housing program 

listed as MA065-1, CBIZ is anticipating that the NHA will be funded by HUD at roughly 

85% of total funding eligibility, and there is an expected reduction in operating subsidy 

earned in 2026 as compared to 2025.  He made additional related comments.  Chair 

Foster made related comments.   

 

Note: Commissioner Engler left the meeting early at 5:57 PM. 
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Mr. Guyder further reported on and explained CBIZ’s accounting findings, line items, 

and figures in the FY 2026 NHA Budget Summary report.  A general discussion 

followed. 

 

Chair Foster then asked for public comments after Mr. Guyder concluded his presentation 

on the NHA FY 2026 NHA Budget and he responded to various questions from the NHA 

Board members.  He recognized Mr. Donald who made various comments on his stated 

issues of concern with the FY 2026 NHA Budget.  He asked if the NHA is losing 

granularity and specificity in its FY 2026 Budget by lumping things together or is there a 

way to maintain what the money is being spent for.  Chair Foster deferred to Mr. Guyder 

who responded that the NHA and CBIZ are going in the opposite direction by getting 

more granular as opposed to less.  Mr. Donald commented that this is what he would want 

to hear.  He asked additional questions and made comments on various other related 

matters.  Mr. Guyder and Chair Foster provided response comments. 

 

Motion and Vote 

Upon a motion duly made by Commissioner Foster and seconded by Commissioner 

Flanagan to approve the FY 2026 NHA Budget as presented but subject to the items that 

were discussed to be adjusted. 

 

Chair Foster called the roll of Commissioners in favor of this motion: 

Commissioner Foster votes aye; Commissioner Flanagan votes aye; Commissioner 

Bennett votes aye; Commissioner Berman votes aye; and Commissioner Engler was 

Absent. 

The motion carried. The vote was 4-0-1. 

 

2. Review and Discuss: 2025 NHA Executive Director Performance Evaluation 

Chair Foster noted that the NHA Board had postponed the 2025 NHA Executive Director 

Performance Evaluation from last year.  He suggested postponing this agenda item again 

for the NHA Board to review and discuss Ms. Gosmon’s 2025 NHA Executive Director 

Performance Evaluation in the next NHA Board Regular Monthly Meeting that’s 

scheduled to be held on Wednesday, January 21, 2026, 5:00 PM.  He then introduced a 

2025 Annual $10K bonus for Ms. Gosmon.  A brief discussion followed. 

 

Motion and Vote 

Upon a motion duly made by Commissioner Bennett and seconded by Commissioner 

Berman to approve the payment of the 2025 Annual 10K bonus to the NHA Executive 

Director Ms. Gosmon.    

 

Chair Foster called the roll of Commissioners in favor of this motion: 

Commissioner Foster votes aye; Commissioner Flanagan votes aye; Commissioner 

Bennett votes aye; Commissioner Berman votes aye; and Commissioner Engler was 

Absent. 

The motion carried. The vote was 4-0-1. 
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3. Review and Discuss: NHA Federal Public Housing Waiting List Preferences 

Chair Foster deferred to Ms. Gosmon who provided an update on this agenda item.  She 

reported that updating the  NHA Federal Public Housing Waiting List Preferences is tied 

to the NHA Annual Plan, which hasn’t been submitted to HUD yet.  She suggested 

waiting to update the NHA Federal Public Housing Waiting List Preferences.  Chair 

Foster recommended, and the NHA Board agreed, to postpone this agenda item to be 

discussed at a future NHA Regular Monthly Meeting.    

   

4. Review & Approve: Pine Ridge Technologies, Inc. Fire Alarm Upgrade 

Vice Chair Flanagan asked Ms. Gosmon for an update on this agenda item.  She provided 

an update on the completion of the fire alarm upgrade project at 1415 Great Plain Ave., 

also known as the Matthews House (689 program), by the contractor Pine Ridge 

Technologies, Inc.  Ms. Gosmon reported that the Certificate of Substantial Completion 

was issued, which she will submit in the EOHLC’s CapHub system and record the NHA 

Board vote to initiate the Certificate of Final Completion to be issued.  She also noted 

that the NHA has paid about 95% of this award already, but the Certificate of Final 

Completion will allow for the full payment of the 5% retainage being held by the NHA.  

She made additional related comments.  A brief discussion followed. 

 

Motion and Vote 

Upon a motion duly made by Commissioner Flanagan and seconded by Commissioner 

Berman to approve (1) the Certificate of Substantial Completion for the fire alarm 

upgrade by Pine Ridge Technologies, Inc., subject to EOHLC’s acceptance of this 

document, and (2) Ms. Gosmon to process the Certificate of Final Completion.    

 

Chair Foster called the roll of Commissioners in favor of this motion: 

Commissioner Foster votes aye; Commissioner Flanagan votes aye; Commissioner 

Bennett votes aye; Commissioner Berman votes aye; and Commissioner Engler was 

Absent. 

The motion carried. The vote was 4-0-1. 

 

5. Update – RFP Response Proposal from Dooley & Vicars CPAs 

Ms. Gosmon delivered a brief update to the NHA Board on the one proposal she received 

from, Dooley & Vicars CPAs. She summarized briefly the RFP process and report that 

she checked the three references provided by Dooley & Vicars that were positive.   

 

Ms. Gosmon noted that she, the NHA Board’s Subcommittee members Chair Foster and 

Commissioner Berman, and Michael Thorstad will have a virtual interview with Jake 

Dooley, of Dooley & Vicars, on Tuesday, January 13, 2026, 3:30 PM.  A brief discussion 

followed.   

 

6. Update – HUD NSPIRE Inspections 

Chair Foster deferred to Ms. Gosmon who delivered a brief update on the recent HUD 

NSPIRE inspections that occurred at the NHA owned federal public housing 

developments: Seabeds Way (SBW), Captain Robert Cook Drive (CRCD), and High 

Rock Estates (HRE).  She reported on the results of each HUD NSPIRE inspection 
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report.  She noted that the SBW and CRCD received a Preliminary Inspection Score of 50 

SBW and HRE received a Preliminary Inspection Score of 59.  She noted that the NHA 

will need a final score of 60 to pass both inspections.  She summarized the various 

property deficiencies that were found by the HUD inspectors and reported that the NHA’s 

Maintenance team is working to correct the deficiencies. Ms. Gosmon stated that she will 

appeal some of the deficiencies through the HUD NSPIRE system to try to obtain a 

higher final score.  She mentioned the need for a clear Preventative Maintenance Plan 

and the NHA will receive a letter from HUD regarding corrective action. Ms. Gosmon 

noted that she is in daily communication with HUD Engineer, Ryan Cusick on guidance 

with the process. 

 

7.  Adjournment 

Motion and Vote 

Upon a motion duly made by Commissioner Foster and seconded by Commissioner 

Flanagan to adjourn January 7, 2026, Special NHA Board Meeting at 7:38 PM. 

 

Chair Foster called for a roll of Commissioners in favor of the motion:  

Chair Foster votes Aye  

Vice Chair Flanagan votes Aye 

Commissioner Berman, Treasurer votes Aye 

Resident Commissioner Bennett votes Aye 

Commissioner Engler was Absent 

The motion carried. The vote was 4-0-1. 

 

Respectfully submitted by: 

Michael Thorstad, Deputy Executive Director 


