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MEETI NG OF THE TONWN OF : TRANSCRI PT OF:

HARRI SON HOUSI NG AUTHORI TY : PROCEEDI NGS
OPEN SESSI ON
Wednesday, Cctober 08, 2025, 6:00 p.m
Harri son Gardens, Buil ding No.
788 Harrison Avenue
Harri son, New Jersey 07029
PRESENT:
ARTHUR PETTI GREW VI CE CHAI RVAN
BRUNI LDA MUSTI LLI, COWM SSI ONER
FREDERI CK CONFESSORE, COWM SSI ONER
RI CHARD M LLER, COWM SSI ONER
DAWN KI NSELLA, COW SSI ONER
EXCUSED:
JAVES P. DORAN, Ed.D, CHAlI RVAN
DANI EL CHOFFO, COWM SSI ONER
ALSO PRESENT:
RAYMOND LUCAS, Executive Director
JOSEPH MANFREDI, ESQ Board Attorney
ANDREW KAPUSHY, Authority Staff
NUNO LI GEI RO, Mai ntenance Staff

1

Veritext Lega Solutions
800-227-8440

973-410-4040



© 00 N oo 0o b~ wWw N PP

N D N N NN P B P P P PR PR
a A W N P O © 00 N O 0o~ WO N+ O

Page 2

VI CE CHAI RVAN PETTI GREW | hereby
declare this neeting to order and state this is a
meeting of the Harrison Housing Authority of the
Town of Harrison, schedul ed for Cctober 8, 2025.
This is a regul ar schedul ed neeting, and proper
public notice of tinme, date, |ocation, and purpose
and agenda has been posted in conpliance with the
Sunshi ne Law.

Pl ease stand to salute the flag.
(Flag salute.)

VI CE CHAI RVAN PETTI GREW Ckay. Roll
call, please.

MR KAPUSHY: Conm ssioner Choffo.

VI CE CHAI RVAN PETTI GREW  Excused.

MR. KAPUSHY: Comm ssioner Kinsella.

COW SSI ONER KI NSELLA:  Her e.

MR. KAPUSHY: Conm ssi oner
Conf essore.

COW SSI ONER CONFESSORE:  Here.

MR KAPUSHY: Conmi ssioner Mustilli.

COW SSI ONER MUSTI LLI:  Here.

MR. KAPUSHY: Commi ssioner Pettigrew.

VI CE CHAl RMAN PETTI GREW  Here.

MR. KAPUSHY: Conmi ssioner Ml er.

COW SSI ONER M LLER:  Here.
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MR. KAPUSHY: Dr. Dor an.

VI CE CHAI RVAN PETTI GREW | need a
notion to approve the m nutes of Septenber 9, 2025.
Do | have a notion?

DI RECTOR LUCAS: Confessore.
Mustilli.

VI CE CHAI RVAN PETTI GREW Al'l right.
| need a notion to pay all bills. Do | have a
noti on?

DI RECTOR LUCAS: Kinsella. Mstilli.

VI CE CHAI RVAN PETTI GREW Ckay. Roll
call, please.

MR KAPUSHY: Conm Sssi oner
Conf essore.

COW SSI ONER CONFESSORE:  Yes.

MR. KAPUSHY: Conmi ssi oner Kinsell a.

COW SSI ONER KI NSELLA:  Yes.

MR. KAPUSHY: Conmi ssioner Ml er.

COW SSI ONER KI NSELLA:  Yes.

MR KAPUSHY: Conmi ssioner Mustilli.

COW SSI ONER MUSTI LLI:  Yes.

MR. KAPUSHY: Commi ssioner Pettigrew.

VI CE CHAI RMVAN PETTI GREW  Aye.

MR. KAPUSHY: Mbtion carries.

VI CE CHAI RVAN PETTI GREW Al right.
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Let's see. Communications, none. None. Do | have
an Executive Director's report?

DI RECTOR LUCAS: The only thing | did
to nmy executive director's report is we got a cal
fromHUD. We will be inspected on Novenber 5th, and
that neans all apartnents and all the grounds.

W usual ly have a three-year |ayoff after
our score, but they scratched all that. HUD said no
scores will be recorded for a year. W got an
e-mail fromthem so it was a little bit shocking.
| called the lady nyself, so we'll be inspected on
Novenber 5th, as soon as | get those inspections --
now, just to explain a little bit about the
I nspections, say there's a GFl unit that's not where
It's supposed to be. W have to fix it that day.

So the majority of the stuff that we get
fromthe inspection is fixed in the nonent. Qur
guys travel with the inspectors, so if they're
there, they bring stuff wth their little packets,
and we fix it on the spot. | will give you guys a
report directly after that.

VI CE CHAI RVAN PETTI GREW  Yeabh,

I ndeed.
COW SSI ONER M LLER:  When do t hey

conme in?

800-227-8440
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DI RECTOR LUCAS: Novenber 5t h.
COW SSI ONER M LLER: Novenber 5t h?
DI RECTOR LUCAS: They'll be here at 8

COWM SSI ONER M LLER:  If there's a
shut down?

DI RECTOR LUCAS: Well, we had it for
the 3rd, but it's Election Day, and we're not going
to be here.

COW SSI ONER M LLER:  The 4th is
El ecti on Day.

DI RECTOR LUCAS: Yeah. So the 4th,
and | said yes at first, and then |I called her back,
and they noved it to the 5th.

VI CE CHAl RVAN PETTI GREW  But t hey
m ght not cone because everything is shut down.

DI RECTOR LUCAS: No, Arthur, that is
not true. They are comng. They want to shut down.

MR. MANFREDI: You're right. It's a
third party that does it.

DI RECTOR LUCAS: | asked themthe
same t hing.

COW SSI ONER KI NSELLA:  What is it?

DI RECTOR LUCAS: It's a governnent

shut down.

800-227-8440
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MR MANFREDI: [It's a third-party
contractor that the federal governnent hires to do
it.

DI RECTOR LUCAS:. So even though it's
a governnment shutdown and nobody's really supposed
to be working, the third party gets to conme and
work. That's why we're not going to get it scored
for a year

VI CE CHAI RVAN PETTI GREW  Yeah,
that's great. GCkay. Do | have a notion to accept
t he executive's notion?

DI RECTOR LUCAS: Mller. Kinsella.

VI CE CHAI RVAN PETTI GREW  Ckay.

Mai nt enance report? Geat. That's a good report.
Thank you.

COWM SSI ONER KI NSELLA:  Sounds |ike a
| ot of mai ntenance to do.

DI RECTOR LUCAS: W didn't vote on
t hat .

MR KAPUSHY: Conm ssi oner
Conf essore.

COW SSI ONER CONFESSORE:  Yes.

MR. KAPUSHY: Conmi ssioner Kinsell a.

COW SSI ONER KI NSELLA:  Yes.

MR. KAPUSHY: Conmi ssioner Ml er.

Veritext Lega Solutions
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COW SSI ONER KI NSELLA:  Yes.

MR. KAPUSHY: Conmi ssioner Mustilli.
COW SSI ONER MUSTI LLI @ Yes.

MR. KAPUSHY: Conmi ssioner Pettigrew.
VI CE CHAl RVAN PETTI GREW Aye. Is

there sonmething | said about the maintenance report?

Do | have a notion to accept the nmintenance report?

Conf essor e.

Conf essor e.

accepted your

DI RECTOR LUCAS: Mustilli and

MR KAPUSHY: Conm ssSi oner

COW SSI ONER CONFESSORE:  Yes.

MR, KAPUSHY: Conmi ssioner Kinsella.
COW SSI ONER KI NSELLA:  Yes.

MR. KAPUSHY: Conmi ssioner Ml er.
COW SSI ONER KI NSELLA:  Yes.

MR. KAPUSHY: Conmi ssioner Mustilli.
COW SSI ONER MUSTI LLI:  Yes.

MR. KAPUSHY: Conmi ssioner Pettigrew.
VI CE CHAl RVAN PETTI GREW Aye. W

mai nt enance report. Thank you very

much for the conpelling report.

Ckay.

busi ness?

Any ol d business? None. Any new
Conmi ssi oner.

COW SSI ONER M LLER: | have a

800-227-8440
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question for Joe.

MR, MANFREDI :  Yes.

COW SSI ONER M LLER:  You're lefty.

MR. MANFREDI : | am

VI CE CHAI RVAN PETTI GREW That's a
good question. That was the question? Good.

COW SSI ONER M LLER: | just noticed
he's lefty.

MR. MANFREDI :  Yes.

COW SSI ONER M LLER:  You're very
creative peopl e though.

MR. MANFREDI : Thank you.

COW SSI ONER M LLER: Do you know
anyt hi ng about the Aspire Tax Credit?

MR. MANFREDI : Yes, | do.

COW SSIONER M LLER:  Using it now, |
found two jobs in New Jersey public housing using
the Aspire Tax Credit to renovate and fix up or
build new projects. | don't understand it.

DI RECTOR LUCAS: Say it again,
Richard. What was it?

COW SSI ONER M LLER:  It's
A-S-P-1-R-E It's an ERGgrant. It replaced the
ERG It's asimlar program It typically is used

for multi-fam |y housing where financing is tight,

Veritext Lega Solutions
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and they give you up to 20-percent of the capita
grant. They're using it to build sonme apartnent
bui | dings in Newark. The one next to the FBI
buil ding here in the square is being built.

MR. MANFREDI: C-1-S.

COWM SSI ONER M LLER | saw that down
in South Jersey, they're using it to renovate an
ol der two-story public housing outside of Canden
area. |f we can get sone of that noney | ooking on a
forward basis, how to do sonething here in Harrison
for either upgrading this place or upgrading to a
new building. How it works, | don't know | called
the state and the State said go to the website.

DI RECTOR LUCAS: 1'Ill find out,

Ri chard.

COW SSI ONER M LLER: | really woul d
| i ke to understand how, because the way it works in
the private sector, we built the hotel with the
Aspire predecessor. W built the hotel and what it
Is, the reason I'mnot going to refuse, is the sales
tax that is generated at the hotel or the hotel tax
gets rebated back to you. That's how you get your
grant, because there was no taxes com ng in.

Now you've built a new buil ding and we

generate a mllion dollars in sales tax a year.

800-227-8440
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They give you back 75 cents on the dollar. 1It's not
as sinple as that, but basically it's 75 cents on
the dollar. Simlar with the Aspire tax credit, to
buil d residential, 20-percent have to be set aside
for affordable housing. Public housing, | don't
know how you generate the tax. That's ny confusion,
is how do you generate the tax when it's public
housi ng? Just think about it.

| don't know how it works. [|f | can
understand how it works, I'mtrying to cobble
together howto go forward. W had a neeting with a
subconm ttee over the summer.

VI CE CHAI RVAN PETTI GREW Isn't the
| and al nost |ike a non-profit?

COW SSI ONER M LLER:  Yes. That's
how t hey woul d say you don't pay any taxes. They
woul d declare the area, |'msure they would, for
Housi ng Authority, that would be non-profit.

COW SSI ONER KI NSELLA:  Newt own.
Remenber, was that Newt own?

MR MANFREDI: Yes. |It's a new
program It's a great program You' re absolutely
right.

DI RECTOR LUCAS: Let the record show

that Joe's smling. | want to be clear.

800-227-8440
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MR. MANFREDI: This is interesting
stuff to ne.

COWM SSI ONER M LLER:  |I'm excited
t hat soneone can hel p us.

MR. MANFREDI : It's way down in this
world of regulations. Yes, when | say multi-famly,
as you pointed out, what you said, Chair, is
typically it applies to non-profits through
multi-famly and for-profits, as you pointed out.

It typically does not work to fund public housing
for the very reason you stated. W can't use or
sell a tax advant age.

However, through the program typically
multi-famly, that word "multi-famly," means
af f ordabl e housing through a non-profit. A lot of
the big devel opers, CI'S and others, are using this.

COW SSI ONER M LLER:  Wnn Conpani es,
| saw, was doing a |lot.

MR. MANFREDI : Wnn's doing a | ot
withit. They're doing exactly that. They're
buil ding a m xed-use building with a 20-percent
set-asi de where you have the sanme size as the market
rate, but you're charging the aspired tax credit
rents, and you're funding the 20-percent of, let's

say, 100 units; 20 of themis being built with

Veritext Lega Solutions
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direct funding through the tax credit program But
t he question woul d be whether it could help us here
in Harrison.

COW SSI ONER M LLER:  The Wnn
Conmpany caught my eye because it was a pure play on
the housing authority. It was to renovate and
buil d, and another project, it was 80-percent of the
project. But where is the -- like, |I know i ncone
tax. Typically, if you're building an office
bui | di ng, and you have 100 enpl oyees, and they have
i ncone tax of a mllion dollars a year being paid
fromthe enpl oyees, 75-percent of that would be used
to pay that off.

MR. MANFREDI : Yeah, so, and | know
Keith Kinard the director of nulti-famly at Wnn,
so he's a client of mne. Wat happens is the tax
credits, as you know, are sold.

COW SSI ONER M LLER:  Ri ght.

MR MANFREDI: So it's just really
si npl e.

COWM SSI ONER M LLER:  Wiich is a
change fromthe ERG

MR. MANFREDI :  Yes.

COW SSI ONER M LLER:  When they built
the hotel in 2004, we started in 2012, they were not

800-227-8440
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transferable. And when Murphy cane in there, he
said anything having to do with Christie, we're not
doing. So all of a sudden, right in the mddle of
t he pandem c, he decided to withhold our credit
until he investigates everybody. So the difference
is nowwth Aspire, you can sell it, and it's no

| onger mny problem

MR. MANFREDI: Yes, you don't have to
worry about carrying them things |ike that.

COW SSI ONER M LLER:  So you're
famliar with how it works?

MR. MANFREDI : Yeah, |'ve had a
nunber of clients use the Aspire program But the
tax credits, like you said, they're sold literally
over the counter. So if you wll, very sinply, if
M crosoft Corporation owes $100 million in taxes to
the U S. governnent, it's a dollar-for-dollar
reduction on what they pay the governnment. So
i nstead of paying them $100 mllion, they can buy
tax credits for $0.85 or $0.90 on the dollar. So
they're saving that 10 percent. So instead of paying
t he governnment $100 mllion, they' re paying $90.
And that differential goes back into affordable
housing in a very oversinplified way. Well, a |ot

of the big banks buy the tax credits.

800-227-8440
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COW SSI ONER M LLER:  Appl e buys
t hem

MR. MANFREDI : They all buy them

COWM SSI ONER M LLER 1" m | ooki ng
here strictly if you can help us. This is the one
that's good. |If we can neet and go over how we can
do this. The other thing that | didis |I did the
research into the deed restriction. It's a rare
entity on this property. And | went back with your
owner, who's the predecessor of -- there's no deed
restriction.

MR. MANFREDI: So what there should
be here, and just because we know the federal
governnent protects itself, back in 1938, there
shoul d be what's called the Declaration of Trust.
And if it wasn't filed, Congress actually passed a
| aw sayi ng none of us can do this in the private
sector. It's automatically there. W could never
transfer the property without HUD s authority. But
yeah.

COWM SSI ONER M LLER  Wiat |'m
| ooking to do is while you build the new buil ding,
you know, build the new building, and then you've
got this as an asset. It's |like the Hope Six hones.

MR. MANFREDI : Yeah, the old Hope

800-227-8440

Veritext Lega Solutions

973-410-4040



© 00 N oo 0o b~ wWw N PP

N D N N NN P B P P P PR PR
a A W N P O © 00 N O 0o~ WO N+ O

Page 15

Si x.

COW SSI ONER M LLER: | 'mjust saying
sonmet hing creative. 1'mtrying to do sonething.
Qur group is trying to do sonething that's creative.
And to do that, there's a couple places in the town
that's designated for senior citizen housing that we
can do. They're still vacant.

MR. MANFREDI : Ckay.

COWM SSI ONER M LLER:  And that was
the concept that we're comng up with is to get a
nodern building with nodern anenities, elevator,
central air, ceiling heights that are better.

DI RECTOR LUCAS: ADA conpliant.

COWM SSI ONER M LLER:  ADA conpl i ant,

right.

MR, MANFREDI :  Yes.

COW SSI ONER M LLER:  And to do that,
we need noney. And | sent around -- | sent to the

Commi ssioners in the Wall Street Journal, there was
an article about HUD is looking to limt the tine
frame that a tenant can stay in the building.

MR. MANFREDI : Yes. They're changing

COW SSIONER M LLER | think it's
goi ng to happen.

800-227-8440
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VI CE CHAI RVAN PETTI GREW  There's so
much stuff that's com ng down the road.

COW SSIONER M LLER: | think it's
going to happen. It's going to have these major
things. And if you do that, these buildings do not
| end t hensel ves to adaptive for use. They're not
ADA easy to nake conpliant. |It's easier, | think,
under the new adm nistration. | think it will be
easier for us to cone up with sonething creative
that can say to other people, let's doit. Let's
replace it somewhere el se and then free up the |and
to do sonet hing el se.

And it's found noney for everybody. It
just reduces the cost. Wth the Aspire tax rate, it
could be that the Town of Harrison's cost is zero,
and you go replace stuff that's nice but obsol ete,
and you just can't continue to nmake it nice w thout
bei ng ADA conpl i ant.

MR. MANFREDI : Right.

COW SSI ONER M LLER  You can see it
com ng down on the pike. Wat you said with that
GFl, if they were to go literal with that, we had
t he di scussion before. That GFI is a major problem
|'"msaying if they make you do it the sane day, that

I's your job. Put a gun to your head.

800-227-8440
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DI RECTOR LUCAS: And the packet, once
they do the inspections, is four inches thick. No,
no, am| correct?

MR KAPUSHY: Not too far.

DI RECTOR LUCAS: kay. So | sold
nyself a little short. |It's about six inches thick.

VI CE CHAI RVAN PETTI GREW There you
go. ay. That was under ol d business. New
busi ness?

COWM SSI ONER KI NSELLA:  That was new
busi ness.

VI CE CHAI RVAN PETTI GREW It took you
| ong enough.

MR MANFREDI: No cl osed sessi on,
Chai r man.

VI CE CHAl RVAN PETTI GREW  No cl osed
session? Anybody want to go cl osed session?

COW SSI ONER KI NSELLA:  No.

VI CE CHAl RMVAN PETTI GREW  Does any
menber of the public have any questions? No.

Do | have a notion to adjourn?

COWM SSI ONER KI NSELLA: Mot on.

COW SSI ONER MUSTI LLI:  Moti on.

VI CE CHAI RVAN PETTIGREW Al in

favor say aye. Al in favor say no. There you go.

Veritext Lega Solutions
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Al in favor. Yes.
(Wher eupon the proceeding is then

concluded at 6:15 p.m)
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CERTI FI CATI ON

|, SHARI CATHEY, CCR, RPR, License No.
30X1 00234700, and Notary Public of the State of New
Jersey, hereby certify that the proceedi ngs herein
are fromthe notes taken by ne of a Regular Meeting
of the HARRI SON HOUSI NG AUTHORI TY, held on
Wednesday, Cctober 8, 2025; and that this is a

correct transcript of the sane.

S Catwen

SHARI CATHEY, CCR, RPR

A NOTARY PUBLI C of the
State of New Jersey

|.D. No. 2283786

Conmi ssi on Expires 2/4/27
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