
Homeless Solutions, Inc. 
Board of Trustees Zoom Meeting 

Tuesday, December 8, 2020, 6:30 pm 
 
Call to Order         George Goldman 
 
 Attendance 
 Approval of September 17, 2020 board meeting minutes   

(Notes of the retreat session are not subject to approval) 
 
Presentation and Q & A with Morris County Sherriff James Gannon 
 
CEO Report         Dan McGuire 
 
Executive Committee        George Goldman 
 
    VOTE: Approve 2021-2023 Strategic Plan 
    VOTE: Resolution for Appointment of Officers 
 
Sustainable Budget        Warren Estey 
 
    Overview of 2019 Audit 
    Review of 2020 projections 
    VOTE: Sustain 401k Match at 6% in 2021 
         
Committee on Trustees       Darla Wilkinson 
 
Expand Private Fundraising       Mary LeBlanc 
    A Night in the Cold Results  
    Annual Appeal Update 
   
Expand Impact      Buddy Scott/Steve Trozinski  
    Ruth Davis Drive Update 
    Warming Center Update 
 
Other Business         
 
Executive Session  
 
Adjourn Meeting  

 
Next meeting:  

Tuesday, February 23rd @ 6:30 pm 



HOMELESS SOLUTIONS, INC. 

Board Retreat 

Part 1: 8:30 AM – 11:30 AM 

Remote Meeting via Zoom 

Minutes 

Thursday, September 17, 2020 

 

Present: George Goldman (Chair), Jim Nason (Vice Chair), Dan McGuire (CEO), Colleen 

Bondy, Warren Estey (left early), Mike Gayda, Mary LeBlanc, Diane Mann, Gary Pancoast, 

Georgia Papathomas, Rob Schmitt, Steve Schroeder, Buddy Scott, Lee Taurman, Steve Trozinski, 

Tom Uhlman, Darla Wilkinson, and Megan Young (arrived late).  

Also Present: Stephanie Cicale, Chris DeMarco, Alanna Garavaglia, Wes Gaynor, Shannon 

Muti, Awilda Perez, Joanne Spigner, Christine Sutherland, Kari Szary, and Wendi Zimmerman. 

Board Chair George Goldman called the meeting to order at 8:33 AM. George thanked the staff for all 

their hard work navigating through COVID-19 and other problems that were raised during this hectic 

time. He turned the meeting over to Dan McGuire. 

CEO Dan McGuire welcomed and thanked the HSI staff who were on the call and introduced everyone to 

the board members. He extended appreciation to the Board for supporting HSI staff and the organization 

through the pandemic in different ways. Dan reflected on coming to the end of our first 3-year plan and 

how it has been such a positive tool for progress and impact, and expressed excitement about the potential 

of the next 3-year plan. Bringing it back to our mission, he introduced a video about Keisha, a program 

participant who started off in our shelter and is now in our Transitional Housing Program.  

Reflecting on the video, Shannon Muti shared more information about Keisha and reported on some of 

the challenges that families like Keisha’s are experiencing.  

STRATEGIC PLAN DISCUSSION 

Joanne Spigner, our facilitator from VisionFirst, discussed the day’s agenda. She stressed the importance 

of participatory input in order to have a full range of comments/thoughts.  

George provided an overview of the process and goals for updating the strategic plan. HSI needs to revise 

the existing plan to reflect the priorities for the next 3 years. The metrics were left out of this phase of the 

exercise so that the Board could focus on the relevancy of the proposed pillars and related 

goals/initiatives. He reiterated that the retreat was for generating critical input into the matter, not making 

final decisions for the content of the plan. The retreat discussions would be used as input for development 

of the final language of the pillars, goals and metrics, which will be advanced by the appropriate Board 

committee(s) and brought back for approval at the December Board meeting.  

The proposed pillars are: (1) continue to expand private fundraising; (2) achieve sustainable operating 

performance; (3) expand/improve impact on homeless lives; (4) ensure strong and sustainable 

organizational health; and (5) build/grow partnerships/relationships. What else to include in these pillars 

to be discussed further, and moderated conversation ensued.  

Steve Trozinski observed that pillar three is why HSI exists and the other four enable that. With what we 

have heard about the onset of homelessness and addiction, how we impact this population is a huge 



conversation. Suggested we move the pillar “to the front” of the list, and characterize it as the mission 

rather than a pillar. 

Rob Schmitt agreed Pillar 3 felt like our mission, but asked if the actual mission statement could be 

shared. Stephanie Cicale shared the official mission statement in the zoom chat, which is “We offer 

shelter, services, and supportive housing to the homeless and working poor in Morris County, NJ.”  Rob 

suggested that our mission needs to be revisited and refined.   

George pointed out that, mission or not, the improvement of “expand/improve impact on the homeless 

lives” has its own action agenda that needs to be pursued in addition to other “enabling” pillars.  

Lee Taurman stated that expansion is our impact. Initiating this allows everything to fall into place. Let’s 

look to what we can do in the next 3 years.  

George and Mike Gayda discussed and clarified that the expansion is not the mission; it is an objective 

that supports the mission. Advocacy and how we advocate for this population were discussed. HSI can 

provide more aside from housing, if greater funding is received from the government. Advocacy was 

suggested to include in the pillars (and George commented that it already is reflected in the updated draft 

plan).  

PILLAR DEFINITIONS 

Joanne stated the robust descriptions were intended for clarity.  

Fundraising 

There was general support and no dissent for this pillar definition. 

Achieving Sustainable Operating Performance 

Focus to not be on COVID-19 specifically, as it’s a moment in time and will pass. There are always other 

issues and emergencies that HSI needs to be ready for and deal with.  

Colleen Bondy questioned the focus on income-favorable capital investments. George clarified that 

financial impact is not the objective of investments, but has to be an important consideration of our capital 

spending. Every investment we make consumes our resources faster. Suggestion that the pillar could 

express this more clearly.  

Expand/Improve Impact on Homeless Lives 

Buddy Scott opined that there is a need to consistently look at all program items, not just the new ones. 

Lee questioned whether HSI can focus more on the “individuals” aspect of this pillar (i.e. having a greater 

impact on each person we are serving), rather than just expanding programs or number of people served.  

Ensure Strong & Sustainable Organizational Health (New Pillar) 

Some discussion about the phrasing of the pillar, and this will be revisited for the final draft. Mary feels 

that to ensure a strong and sustainable organization, the focus is to be on HSI’s health. Steve T. states 

focus to also be on the “people” of HSI.  

Build/Grow Partnerships & Relationships 

Rob requested clarification of this pillar. He stated that the strategic reasons for forming partnerships is to 

provide for and support the mission. Georgia observed that when we connect with partners, that is to 

expand or increase the impact to HSI. Colleen noted that government partnerships with the county and 

surrounding towns need to be included. Mary discussed the creation of this pillar from 3 years ago. HSI 

doesn’t do everything in-house to achieve its impact. Steve T. pointed out that HSI impacts other 

organizations. Success stories out there include how HSI has influenced other organizations. HSI’s goal is 



to strengthen the network through leadership for impact for ourselves and others. HSI is a go-to 

organization that others trust. 

BREAKOUT GROUPS 

Joanne explained the purpose and charge of the breakout groups, and how the session would work.  

Fundraising Pillar Group: Colleen Bondy, Stephanie Cicale, Warren Estey, Jim Nason, and 

Georgia Papathomas 

The goal of this pillar is to continue to expand private fundraising by (revisiting/optimizing the current 

portfolio of events, participant reach, and the net financial impact; (b) drive discrete strategies to grow 

funds raised in each of the other key areas of funding sources (annual fund, number of leadership giving 

circle members, and grants); and (c) develop/execute a plan to enhance HSI’s visibility and image (with 

potential donors and funding providers).  

The breakout group suggested that the wording of the pillar description be simplified. They suggested 

replacing the word “exploiting” with “leveraging” in the pillar description. They suggested simplifying 

the wording of the 2nd initiative – “drive discrete strategies…” to just end with “funding sources.” They 

suggested in the 3rd initiative to remove the words “potential donors” and “funding providers” because 

any publicity is good. Breakout team felt initiatives were generally realistic in terms of content. 

Commented that the events agenda needed to be looked at bi-annually in order that they remain relevant 

and don’t get stale.  

Mike asked if this pillar should include public fund development. Jim stated that this came up in the 

discussion, whether there’s a difference between private and public funding. If yes, how does public 

funding fit into this discussion? George’s view was that if it’s actually fundraising with no strings 

attached (e.g. a grant), it would fit under the concept of this pillar. If the revenue isn’t free (for example, 

we have to provide services to receive the revenue), then that is outside the scope of this pillar.  Mary 

stated that there was a struggle with the concept of public funding from a survival perspective. Grants fall 

under this in general. We could remove the word “private” and the idea of fundraising remains the same.  

Dan explained that the HSI development team will always chase relevant government opportunities. If 

Kevin (our grant writer) or Christine (who helps with the government funding) see an opportunity and one 

is for $100k versus a private grant for $5k, we’ll take the risk and go after the higher one because we can 

win the money versus potentially winning the smaller amount for something that doesn’t align with our 

organization as well. It’s not a private versus public discussion, as neither changes the initiative.  

Operating Performance Pillar Group: George Goldman, Rob Schmitt, Steve Schroeder, Buddy 

Scott, and Christine Sutherland 

The goal of this pillar is to (a) ensure adequate financial reserves in light of increased uncertainty 

regarding financial outlook and balance the need for reserves that have the potential to impact the mission 

(include the long-term implications of COVID); (b) ensure operating impact of all future investments 

(capital and program) appropriately align with future resource availability; and (c) refine metrics as 

needed to ensure critical performance drivers are understood and tracked.  

Mary suggested deleting “refining metrics,” as this needs to occur for all pillars and wasn’t just part of the 

initiatives themselves. George agreed to do so across the pillar initiatives. 

This breakout group also discussed the need to ensure all operating impacts of current initiatives fit with 

resource availability as well. This concept was proposed as an additional initiative (“ensure ongoing 

assessment/monitoring of financial sustainability of all significant programs/services”).  



Mike asked about whether the initiatives should include pursuit of balanced budget. George pointed out 

that the group felt that committing to a balanced budget on its own may or may not be aligned with the 

needs of the overall financial outlook/health of the organization at a specific time and thus a balanced 

budget shouldn’t be dictated out of context of the overall financial health/outlook of the organization. The 

feeling was the focus needed to be on financial health/sustainability and not specifically a “balanced 

budget.” 

Impact on Homeless Lives Group: Wes Gaynor, Mary LeBlanc, Darla Wilkinson, Awilda Perez, 

and Lee Taurman 

The goal of this pillar is to (a) drive the maximum impact and utilization of both new and old programs 

and initiatives; (b) refine measures critical to understanding the impact and conducting regular checks on 

the effectiveness and drive of key programs; (c) refine the concept “bang for the buck” and consider 

financial impact and organizational priorities to ensure all (new) investment capitals or expenses; and (d) 

evaluate the ongoing impact and response of COVID-19 and update an emergency/disaster plan.  

Recommendation from the group was made to remove the term “bang for buck.” George reinforced that 

the key need was for new investments to consider the relative cost-benefit (i.e. how much does it help to 

impact lives and how much does it cost relative to that impact) to ensure that we are getting appropriate 

impact out of the investments. There was no way to pre-determine the measure for this for every scenario, 

but it has to be evaluated. For example, the RDD discussions in prior meetings noted that investing less 

than $100,000 a year to impact 20 additional lives was a very good ratio. We’ve needed that type of 

analysis/thinking for all investment decisions, whether it’s to choose amongst multiple options, or commit 

to a one-off idea. 

A major concern was how the aftermath of COVID-19 will affect the demand for homelessness services 

and how we leverage our capacity to respond to that. As people remain out of work, and are evicted from 

their homes, the homeless population will continue to grow. This must be considered as it becomes 

clearer what the needs will be.  

Organizational Health Pillar Group: Diane Mann, Gary Pancoast, Kari Szary, Steve Trozinski, and 

Megan Young 

The goals of this pillar include (a) conduct process review to assess gaps and vulnerabilities, identify and 

monitor progress toward corrective actions (b) enhance talent management processes to strengthen 

advancement opportunities and improve performance feedback; (c) Improve Board diversity and ensure 

staff diversity and inclusion are monitored effectively; and (d) Create/maintain succession plans for key 

staff and contingency plans for crisis-related absenteeism.  

This pillar is new, making it important to understand prior to diving in for discussion. This pillar focuses 

on the evolution of the HR eco-system within HSI and how we’ve done a great job at hiring, attracting, 

and energizing great talent. We need to continue to move forward in supporting the processes and our 

people. This can be done through cross-training and teaching various skills to different people in order to 

meet the needs and grow flexibility to step into different roles. The group believes these thoughts need to 

be added into the pillar initiatives.  

Diane Mann stated that with the local crisis of COVID-19 and months of largely sheltering in place, has 

not created a sustainable model for people to live by. We need to shift from firefighting, which is what the 

staff has been doing on a regular basis, to a more sustainable scenario, like re-investing in people to 

reduce burnout.  



Mike inquired about the research tools, development training, and outside resources that may be 

available.  

Steve T. suggested the new HR system that Kari has been diligently working on as a new tool and system 

to compliment what Mike stated.  

Partnerships/Relationships Pillar Group: Mike Gayda, Dan McGuire, Shannon Muti, Tom 

Uhlman, and Wendi Zimmerman 

The goals of this pillar include: (a) revisit list to ensure focus on critical execution partners and financial 

influences; (b) define desired state with each partner/influencer and identify any gaps that exist vs. desired 

state; (c) ensure plans exist to move more towards desired states, where relevant, and monitor status of all 

relationships over time; and (d) develop appropriate advocacy and public policy plan.  

Tom Uhlman suggested that in order to ensure a focus on critical execution partners and financial 

influencers, it was helpful to modify and broaden the organization at a strategic level, as we seek to 

develop a master list of possible partners. As a sub-set to this, we needed to look at how we currently 

execute relationships and partnerships. The idea is to create the list, review, add/drop, and continually 

enhance the list in order to maximize the value of the exercise and impact of the partners we ultimately 

select to engage with.  

The breakout group suggested we explore the development of an appropriate government advocacy and 

public policy plan that is specific/tactical. The group was unaware whether or not there was a current 

game plan for HSI as it relates to government advocacy and a plan for public policy.  

George added that advocacy and public policy require the investments of money, time, or people; and 

with limited resources, this must be considered. There are lots of potential good ideas, but we might not 

be able to afford all of them.  

Joanne opened the meeting for any questions in regards to the pillars. There were none. George explained 

that the pillars will be refined by the relevant committees and finalized at the December Board meeting. 

This closed the Strategic Plan discussion.  

George proposed that the Board move to the Business portion of the agenda, cover the approved minutes, 

and allow Development to provide an update. The Finance update was postponed to the second session.  

Board Business 

VOTE: The Board unanimously approved the amended minutes of the June, 25, 2020 Board Meeting. 

 

Warren Estey signed off.  

Mary presented information from the Development Committee, including the Women’s Day event 

upcoming on September 21. Stephanie added that there were close to 150 registered participants thanks to 

the lowered price and the event moving to virtual. The Development team looked forward to getting to 

know new participants and finding out more about them and what attracted them to the virtual event. 

Stephanie also referenced our new “sleep out” event, which overlaps with the Annual Appeal season.  The 

team was evaluating the best approach for donors on this event and what new opportunities would be 

provided for the 4th quarter. She noted they needed to develop the best messaging to integrate the event 

and the remaining fundraising planned for the year.  

George asked for a motion to adjourn the morning session, which was received and seconded.    



Meeting adjourned at 11:10 AM.  

 

HOMELESS SOLUTIONS, INC. 

Board Retreat 

Part 2: 4:30 PM – 7:30 PM 

Remote Meeting via Zoom 

Minutes 

Thursday, September 17, 2020 

Present: George Goldman (Chair), Jim Nason (Vice Chair), Dan McGuire (CEO), Colleen 

Bondy, Warren Estey, Mary LeBlanc, Diane Mann, Gary Pancoast, Georgia Papathomas, Rob 

Schmitt, Steve Schroeder, Buddy Scott, Lee Taurman, Steve Trozinski, Tom Uhlman, Darla 

Wilkinson, and Megan Young.  

Not Present: Mike Gayda 

Also Present: Stephanie Cicale, Chris DeMarco (signed off early), Alanna Garavaglia, Wes 

Gaynor, Shannon Muti, Awilda Perez, Joanne Spigner, Christine Sutherland, Kari Szary. 

The meeting was called to order by George Goldman, Board Chair, at 4:35 PM.  

Business Meeting Continued: Sustainable Budget 

Warren Estey, Finance Committee Chair, reported the drive and generosity of the Board and donors have 

positioned HSI to weather COVID-19 and deliver on mission. We’ve remained disciplined and on-target 

with our spending. The length and effects of the pandemic are unknown at this time, but we are currently 

projecting a budget surplus for the year. He thanked Christine Sutherland, who has juggled multiple jobs 

over the past few months. She has helped focus the finance staff, clean up issues and systems, and has 

kept all the balls in the air. Warren concluded his report and handed the meeting back to George.  

George asked if there were any questions related to the CEO report in the Board package. Jim asked about 

the “sticky finger” story of one of our housing tenants. Dan clarified that this information was not in fact 

shared in the Board package, but was instead a more recent incident that he had brought only to the 

Executive Committee. The incident in question was that a tenant in one of our properties was sought in 

relation to a burglary in another town. The police requested our help, which was given, and they caught 

the tenant in possession of evidence. Awilda Perez shared that HD is awaiting further information from 

the Florham Park police.  

Rob asked about the Board portal on the website and when it would launch. Stephanie assured the Board 

that she was finishing some testing and the portal was “coming soon.”  

Motion to finish the business meeting portion was approved and seconded.  

 

BOARD DIVERSITY DEFINITION/OBJECTIVE 

George opened by pointing out that the lack of Board racial/ethnic diversity has been the target of 

conversation over a number of years. The Trustee survey clearly showed this topic was a high priority that 

needed more focus. The discussion during this meeting will set up ongoing efforts led through COT by 

defining what is important, where we need to improve, and what we need to focus on. George turned the 

discussion over to Darla Wilkinson, COT Chair, to facilitate the discussion.  



Trustees believe we’ve achieved diversity among skills, gender, experiences, and socio-economic status, 

but are highly lacking in racial/ethnic diversity. COT sought feedback from the group on confirming this 

focus. Rob stated it’s more than “checking a box,” as our intent is not to change what a Trustee does, nor 

is it to add a diverse Trustee or two and declare victory. Georgia questioned why this was complicated. 

It’s about taking time to educate someone in what HSI does, get to know them, and bridge a connection. 

She stated we want rich perspectives and direction, in addition to the other talents and skills that make up 

HSI’s Board. Warren opined that Board diversity needs to be part of our efforts on an ongoing basis.  

Additional comments reinforced that Board standards didn’t need to be lowered or changed to cultivate 

highly motivated minorities. Not stepping outside of our comfort zones and our own boxes was part of 

what’s preventing us from achieving greater racial/ethnic diversity. The community we live in isn’t 100% 

Caucasian, but it’s been difficult for us to branch out. Buddy suggested figuring out where our holes are 

as a Board and start filling them in. Age diversity was mentioned and George suggested that it was hard 

for people below a certain age to be able to meet the broad characteristics expected of a Board member. 

Rob pointed out that younger generations have different perspectives, outreach, and networking skills that 

we might want. George mentioned that we have other avenues as well to gain some of this kind of insight, 

like the Young Professional Advisory Council. Steve T. warned that we should not get lost in superhero 

syndrome (e.g. looking for the perfect candidate). The Board will miss out on potentially great candidates 

if we strive for perfection (which usually doesn’t exist anyway).  

How to Attract Diversity 

Darla shifted the discussion to the second question: how to attract potential candidates, particularly since 

we often draw from donors and volunteers to find candidates. Stephanie shared that in order to attract 

diverse candidates, comfort zones and circles needed to be expanded outside of our own ethnical/racial 

backgrounds. She reflected on how HSI traditionally identifies candidates based on philanthropy and 

commitment.  

Subsequent discussion covered a range of thoughts:  

• Board members and staff to become more involved and engaged at fundraising events, to 

engage more people and ultimately have potential candidates move up the ladder. 

• Looking into the pool of people attracted to our current and past fundraising events and 

consider how to align better with some things important in the black community (Community 

events, family, church, and education are important traits of the black community).  

• There are important traits of black community churches in Morristown. Are they aware of 

HSI, do they know there are individuals in their neighborhoods, at their church that may need 

help?  

• The question is how we plant an HSI seed within the community, for starters.  

Strategies to Engage Outside of Circle 

George compared pharma drug developments to the candidate pipeline, explaining that you are always 

going to have a low hit rate so without a robust pipeline, you won’t yield what you need. The existing 

pipeline of candidates needs to be re-evaluated on a continuous basis. Involvement in non-fundraising 

events needs to happen.  

Mary suggested the use of recruiters or head-hunters to find minority candidates for the Board, or perhaps 

to find those skills at helping us deepen out connections in the minority community. Many members of 

the Board agreed with this approach. Dan opined that using a firm will take away from the engagement 

and personal aspect of cultivating and stewarding relationships. Steve T. asked about the pool of talented, 



skilled people at Morristown Medical Center (Atlantic Health) and whether there was a way to tap into 

their network (including their employees and physicians).  

Georgia suggested networking with people already in the current HSI “circle” (e.g. networks of the 

Board, donors, volunteers, staff) for suggestions. Warren shared that he doesn’t want to be sitting in the 

same place two years from now and believed everyone needed to be accountable, in order to bring in 

more diversity. Diane referenced the organizational health pillar by stating diversity was fundamental to a 

healthy organization. Tom suggested a deeper, broader pool of candidates is needed; otherwise HSI runs 

the risk of being unhappy with attributes a candidate doesn’t bring. Steve S. suggested coming up with 

different programs/events to align with the diverse demographics of the area. Darla also pointed out this 

problem won’t be solved in a matter of two months, but would have to be sustained in order to grow and 

be successful. Megan agreed with Darla. She added finding a qualified candidate is a constant struggle, it 

takes a lot of effort, and needed to be fixed. George further illustrated the concept of more effective 

targeting by pointing out that advertising and recruiting should align with the profile of the targets – e.g. 

if someone wanted to reach a Hispanic audience, then they should probably market at soccer games, not 

ice hockey games.  

Darla reminded everyone this was not a compensated position and potential candidates would need to 

provide a service and commitment to HSI, so the idea of a headhunter is less straightforward (they 

generally are identifying paid candidates). Jim said that he doesn’t look at someone’s complexion so 

much as if they present what he’s looking for, or what he thinks an organization needs, he recommends 

that person. He thinks the Board has done what it can and just hasn’t found anyone. It takes time to build 

that relationship and we can’t just check a box, or reach out to a recruiting firm to do this. Wes suggested 

that we need to do whatever it takes and isn’t opposed to bringing in a recruiting firm to help.  

The Board concluded that we need to diversify the pool, get our branding out there so more people know 

what HSI is and who we serve. And the Board agreed everyone has a responsibility to help further Board 

diversification. COT is now expected to take the collective input and determine what is the best mix of 

approaches to propose back to the full Board. COT should not feel obligated to include any specific 

approach in their proposal.  

The meeting adjourned at 6:30 PM.  

 

Next Meeting: 

Tuesday, December 8, 2020 

TBD whether in-person or virtual 

 



Sheriff James Gannon 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 
A.S. Law Enforcement from CCM 

B.A. Criminal Justice Administration, William Paterson  
Graduate from the FBI National Academy at Quantico 

Certificate in Supervisory Management, RU 
M.A. Administrative Science, FDU 

 

 

Sheriff Gannon started his career as a patrolman in 
Boonton and Boonton Township, working his way 
up the chain of command and becoming Deputy 
Chief of Investigations at the Morris County 
Prosecutor’s Office, which is considered the FBI’s 
elite Joint Terrorism Task-Force.  

Towards the end of his policing days, Sheriff Gannon 
retired as the Global Head of Security Risk at 
Novartis Pharmaceuticals in Morris County.  

During his decorated, 35-year in law enforcement 
and security, Gannon prides himself on the 
following accomplishments: 

• Commander of the FuncoLand Homicide 
Task Force; 

• Commander of the Walter Contreras 
Homicide Task Force;  

• Formed the Morris County Cold Case Unit; 
• Co-authored the “Morris County Counter-

Terrorism Task Force” Manual; 
• Lectured and trained professionals and 

conducted investigations in various countries 
including Hungary and South Africa, which 
helped to prepare him for day-to-day battles 
to protect the citizens of Morris County from 
terror, and other attacks. 

In January 2017, he received an oath of office as the 
77th Sheriff of Morris County, and won his second-
term in 2019. He oversees 6 divisions, 320+ officers, 
and over 3,100 inmates annually. 

In an effort to combat the opioid epidemic, the 
Morris County Sheriff’s Office launched 3 programs: 

1. Hope One – a mobile outreach program with 
the MC Dept. of Human Services, Center for 
Addiction Recovery Education & Success 
(CARES) and MHA of Essex & Morris 
Counties. HO provides critical support for 
people who struggle with drug addition and 
mental health issues. Life-saving Narcan 
training is available.  

2. Hope Wing – helps inmates address their 
addictions while incarcerated. 

3. ID Program – helps people 18-54 obtain 
identification to get bloodwork, receive drug 
detox, and other treatment.  

 



   
Homeless Solutions, Inc. 
Executive Committee Meeting Notes 
November 9, 2020 
 
In attendance via Zoom conference: George Goldman, Mary LeBlanc, Diane Mann, Dan 
McGuire, Jim Nason and Kari Szary.  
 
 
Strategic Plan Development 
 
The EC discussed the latest draft for the “Strong Organization” pillar.  There was broad 
alignment for the latest language in the pillar name, description, initiatives and metrics (the 
latter of which had been drafted and proposed by Kari).  Some minor tweaks were noted and 
Kari was asked to revisit the metrics to confirm reasonableness from an execution (we did not 
want to overwhelm the agenda).  The final wording, including Kari’s pending edits (which have 
now been completed as of the writing of these notes), will be included in the December Board 
package along with the final wording for the other pillars from the relevant committees. 
 
 
Board Calendar 
 
Dan reminded the group that it is time to add another year of dates to the Board meeting 
calendar.  Last year we extended the calendar through early 2021 to help with calendar 
planning and we will continue to adopt that approach.  Dan will identify the proposed dates 
and some backups and include in the December Board package. 
 
 
CEO Performance Review Process 
 
Dan was excused from the meeting and the EC discussed the process for conducting the 
CEO performance review for 2020 and goal setting for 2021.  George proposed that we 
replicate the approach from this past year, as it worked effectively, and the EC unanimously 
agreed.  Board and Staff feedback requests will be sent out in early December, along with 
Dan’s self-assessment.  Responses will be due by late December.  The actual performance 
review document will be developed in January and delivered to Dan by late January or early 
February. 
 
Following this discussion the meeting adjourned. 
 
 



HOMELESS SOLUTIONS, INC. 
 

BOARD RESOLUTION FOR APPOINTMENT OF OFFICERS AND OPERATION OF 
CORPORATION AND ITS AFFILIATED ENTITIES 

 
 

 WHEREAS, the Board of Trustees of Homeless Solutions Inc. (the “Corporation”) has decided 
to appoint certain officers for the Corporation and its current and future affiliated corporations and 
other entities; 
 
 WHEREAS, the Corporation has incorporated certain affiliated not-for-profit entities to 
acquire, construct or rehabilitate, own and operate low and moderate income housing projects and 
otherwise do business in the State of New Jersey; 
 
 WHEREAS, the Corporation contemplates the future formation of additional affiliated entities; 
and   
 
 WHEREAS, the Board of Trustees of the Corporation has decided to adopt a resolution 
providing for the appointment of individuals either currently employed or to be employed by the 
Corporation in the future and their respective successors in their positions with the Corporation to 
serve as officers of the Corporation and its affiliated entities and who will also be authorized to 
conduct business for the Corporation and its current and future affiliated entities; 
 
 NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF TRUSTEES OF 
HOMELESS SOLUTIONS, INC AS FOLLOWS: 
 
 RESOLVED that Daniel C. McGuire, CEO of the Corporation, be appointed the President of 
the Corporation and the President of its current and future affiliated entities, and that the successors to 
Mr. McGuire as CEO of the Corporation be appointed as CEO of the Corporation and President of its 
current and future affiliated entities;  
 
 FURTHER RESOLVED that Stephanie M. Cicale, the Chief Development Officer of the 
Corporation, be appointed Secretary of the Corporation and its current and future affiliated entities and 
that the successors to Stephanie Cicale as Chief Development Officer of the Corporation be appointed 
as Secretary of the Corporation and its current and future affiliated entities;  
 
 FURTHER RESOLVED that Christine Sutherland, the Director of Finance of the 
Corporation, be appointed the Treasurer of the Corporation and Treasurer of its current and future 
affiliated entities and that the successors as Chief Financial Officer of the Corporation be appointed as 
Treasurer of the Corporation and Treasurer of its current and future affiliated entities; 
 
 FURTHER RESOLVED that the forgoing officers of the Corporation and its current and 
future affiliated entities be and are hereby authorized to conduct any and all business for the 
Corporation and for its current and future affiliated entities including, without limitation, the execution 
of legal and other documents of any kind on behalf of these entities. 
 



 FURTHER RESOLVED,  that the forgoing officers of the Corporation are authorized to take 
any and all such other action, and execute and deliver such documents and instruments as are 
necessary or appropriate to effectuate and implement this resolution and the operations of the 
Corporation and its current and future affiliated entities as aforesaid. 
 
 
Adopted:  December 8, 2020        
 
 I, George Goldman, Chair of Homeless Solutions, Inc., a New Jersey Not-For-Profit 
Corporation, certify that the foregoing is a true copy of a Resolution as it appears in the records of the 
corporation at a meeting called for that purpose and held on December 8, 2020, pursuant to and in 
accordance with the Certificate of Incorporation and By-laws thereof; that it has not been modified, 
amended or rescinded, and is in full force and effect as of the date hereof. 
 
 
       _____________________________________ 
        George Goldman 
 



 

 

Minutes 
HSI Finance and Audit Committee Meeting 

November 23, 2020 
Via Zoom Video Call 

 
 

Present – George Goldman, Board Chair, Warren Estey, Committee Chair, Mike Gayda, Gary 
Pancoast, Georgia Papathomas, Rob Schmitt, Dan McGuire and Christine Sutherland    
 
Warren called the meeting to order at 4:04 pm. 
 
Introductory comments by Dan, included congratulating Christine on her promotion and 
discussing the need to rebuild the department to improve efficiency and close knowledge 
gaps.  A finance staff member will be retiring in the spring, which will provide another 
opportunity to staff the department with a strong team of professionals. Christine will be 
leading a collaborative effort to provide a thorough assessment of the problems, challenges 
and proposed solutions in early in 2021. 
 
Minutes of the September 3, 2020 meeting were approved as presented.  
 
Tom Dartnell, Partner and Annie Mondragon, Supervising Senior of Nisivoccia LLP joined the 
meeting and presented the 2019 HSI Consolidated audit report.  HSI received a clean 
(unmodified) audit opinion and a clean (no findings) Yellow Book Governmental grant audit. 
HSI did receive a management comment letter, noting the need for improvement in the 
timeliness of tenant income recertification and ensuring the related documentation is 
maintained in the tenant files. Corrective action was implemented in March/April 2020 and the 
processes are being monitored for ongoing compliance. 
 
Dan and Christine were excused from the meeting for a brief closed session and the auditors 
departed after meeting with the committee. No action items arose as a result of the closed 
session. 
 
Discussion of Financial Data – Christine walked the committee through the financial 
statements, highlighting the notes and providing additional context to the reports. 
 

Liquidity 
HSI continues to maintain a secure level of liquidity and the operating reserve is currently 
set at $1.8 million.  The committee discussed redefining the level of the operating reserve, 
based on risk scenarios, with the idea of not being overly conservative to the point where 
we are hindering our mission.  While it is unlikely we would lose all revenue 
simultaneously, we do want the reserve to be based a realistic downsize scenarios for 
each revenue stream.  In addition, we should have the Fund Development team check in 
with large funders to make sure our operating reserve benchmark is in line with (not lower 
than) their funding criteria. 
 



 

 

The restricted funds for the PPP loan will likely be converted into contributed income after 
the loan forgiveness process is completed.  HSI received funding at the end of April, which 
would bring the 24-week covered period to early October 2020.  The 10-month 
forgiveness period extends until August 2021.  Our auditors at Nisivoccia recommend 
waiting until more guidance is issued, prior to beginning the forgiveness process. We will 
be working with Nisivoccia and M&T Bank, to process the loan forgiveness well ahead of 
August 2021 deadline.  

 
Actual vs Budget  
Revenue continues to trend higher than budget to due donations related to the pandemic.  
Event revenue has been higher and the related expenses lower due in part to the virtual 
format.  As of September 30, there was a net surplus of $38,000, with an expectation the 
favorable trend will continue though the balance of 2020. 

Ongoing Performance Outlook 
The 2020 projection continues to be favorable to budget. We do have a write down of 
revenue due to a reduced level of participants in the Shelter, Intensive Supervised Parole 
(ISP) program.  Donation and event revenue continue to beat expectations.  A new event, 
Night in the Cold, which replaced the Gran Fondo, has already exceeded budgeted 
revenue, with two more weeks of fundraising until the event. 
 
Opportunities for grant funding to offset COVID related expenses include the Morris 
County ESG-CV grant, for which we have already received a funding agreement. These 
additional resources coupled with a cautious year-to-date projection, leave us in a good 
position to beat the 2020 budgeted deficit. 
 

2021 Budget - With the finance team still working on closing the 3rd quarter, it is estimated 
that it will take another 30-45 days to complete the 2021 budget.  Warren suggested, and the 
committee agreed, to hold a separate meeting in January to review the budget and submit it 
the full board at the February 2021 meeting for approval. 
 
Strategic Pillar – There were no significant changes to the concept of the finance pillar from 
the previous plan. The initiative to ensure adequate reserves was thoroughly discussed during 
the review of our liquidity. The current metrics provide a guidepost for the committee to 
ensure critical performance and will be refined as needed.  The wording of the pillar was 
tweaked slightly to focus on operating performance rather than the budget. 
 
Warren adjourned the meeting at 6:12 pm. 
 
Respectfully submitted, 
Christine Sutherland 
 
 



October 31, 2020

Unrestricted Liquid Assets:
Cash and Cash Equivalents 2,295,482          
Investments - CWM at market value 2,623,764          

4,919,246          

Add: HOME and DCA Funds Receivable for 88 MLK 100,261             

Less: Operating Reserve (1,800,000)         
ESH Education Fund (57,360)               
Smooth Start Fund (24,358)               
Jean Street Reserve (400,000)             
16 Morton Reserve (132,662)             
Mount Kemble Reserve (145,500)             
SBA PPP (1%, 2-year) loan (expected to be forgiven) (555,000)             (1) (3,114,880)         

Net Unreserved Assets 1,904,627          

Add: Operating Reserve 1,800,000          

Net Assets Available for Operations 3,704,627          

Other Related Items:
M&T Bank Line of Credit - 100% Available at 4.25% Interest 400,000             

Capital Spending Summary:
 Committed 

Spendng  
 Committed 

Inflow 

Committed

Shelter Basement Renovations (500,000)             100,000             (2)

Wing Dr Hardware Refresh, Cloud Migration, Software (40,000)               

Ruth Davis Drive Phase I -  renovation of 4 houses-3 shared / 1 admin (110,000)             110,000             (3)

Opportunities

     (THP fire suppression $150k, van 30k, Shelter warming ctr/kitchen reno $99k,  furniture, etc 30k)

Shelter Covid 2020-21 Capital support - app submitted 10/29  (notif. Dec 20) in the amount of $166,000

     (Shelter/THP - internet * wifi upgrade $44k, Shelter/THP equipment $107, Flex wall for spacing $15k)

Notes: 

(1)

(2)

(3)

Homeless Solutions Inc.

               Current Liquidity Overview

The PPP funds were disbursed and HSI will begin loan forgiveness process.

Phase I of the RDD project includes hard costs, soft costs, developer fee to HSI, and planning dollars for HSI and 
Family Promise.   Project will receive 110,000 in funding from the TD Foundation.  

Shelter support 2020-21 - grant app submitted 9-30-20 (notif. Dec 20) in the amount of $309,000  

Conservative estimate based on Lia Construction's January 2020 quote of 410K, excluding fit out of kitchen.  
Guaranteed inflow of funds includes 100,000 grant award from Impact 100.



Homeless Solutions
2020 Actual vs Budget

YTD  09/30/2020 Budget
$ Over /(Under) 

Budget % Variance Notes to variance
Budget FY 

2020
Ordinary Revenue/Expense 

      Revenue

           Government $749,773 $773,580 ($23,807) -3% ISP revenue down / off set by additional SH grant $1,149,426

          Philanthropy $1,169,655 $816,750 $352,905 30% Indiv, Fdn & Corp donors response to COVID $1,529,000

          Events $620,611 $536,000 $84,611 14%
Bash exceeded expectations / Woman's Day virtual event held in 
Sept (normally Oct)

$647,250

          Property Revenue $709,815 $724,886 ($15,071) -2% $1,001,060

          Management & Maintenance Fees $49,056 $49,057 ($2) 0% $65,410

          Investment Revenue $59,436 $40,500 $18,936 32% Circle WM int/div higher - advisory fees lower than budgeted $54,000

     Total Revenue $3,358,346 $2,940,773 $417,572 12% $4,446,146

      Expense

          Compensation $2,236,991 $2,295,080 ($58,089) -3% $3,060,209

          Assistance to Clients/Supplies $234,502 $220,813 $13,688 6%
Increase due to COVID related expenses / offset by reduced 
childcare spending

$307,668

          Facility Costs $508,462 $536,188 ($27,726) -5% $723,261

           Consulting/Professional Fees $150,233 $131,794 $18,439 12% Consulting services for finance software upgrade $218,500

          Office Administration $92,082 $61,705 $30,377 33% Purchase of pandemic related supplies in bulk $83,608

          Transportation $20,195 $33,138 ($12,943) -64% Decrease in guest transporation - COVID $47,392

           Interest on Loans and Leases $9,088 $9,038 $50 1% $12,051

           Fundraising $106,461 $148,350 ($41,889) -39%
Reduced cost in Woman's Day event expenses due to virtual 
format / Bash expenses lower than anticipated

$157,100

     Total $3,358,014 $3,436,106 ($78,092) -2% $4,609,789

Net Ordinary Income $331 ($495,333) $495,664 ($163,643)

Other Revenue/Expense 

     Other Revenue

          Revenue from Interest $38,002 $35,280 $2,722 7% $77,500

     Total Other Revenue $38,002 $35,280 $2,722 7% $77,500

      
Total Other Revenue/Expense $38,002 $35,280 $2,722 7% $77,500

NET SURPLUS/(DEFICIT) $38,333 ($460,053) $498,386 1300% Budget deficit due to timing of annual appeal ($86,143)



Homeless Solutions Inc.
2020 Projection for Finance Committee Meeting on 11/23/2020

2020 Net Income per projection as of 9/3/2020: 38,903

Shelter:

Increase in COVID bi-weekly cleaning expense (est. 4 @ 1,382) (5,528)

Reduction in ISP billing revenue (55,000) 1

Development

Increase in projected revenue for Night in the Cold event 50,000

HD Properties

Reduction in compensation costs due to vacant position 10,000

Revised 2020 Projection 38,375

Board Budget Net Operating Loss (86,143)

Improvement over Board Budget 124,518

Opportunities:

COVID operational funding NJ Dept Human Services  - application submitted  57,000                  2

Small Landlord Emergency Relief to offset rent in arrears -  application submitted 10,000                  3

ESG-CV grant COVID operation funding  - agreement pending 44,766                  4

Total 111,766           

Notes:
1

2 COVID operational funding NJ Dept Human Services  - grant application submitted

3 Small Landlord Emergency Relief - submitted grant application for eligible tenants at 1 Jean and 133 Landing

4 Morris County ESG-CV grant to offset emergency shelter expenses related to the pandemic. (notified and pending agreement)

NJ ISP program reduced level of program participants, favoring other cities with better access to affordable 
housing & public transportation.  Large portion of reduction should have been identified and taken at June 30 with 
ongoing tracking. HSI recently enrolled a participant into the program which will last until 12/31.



Homeless Solutions’ COT Zoom Call Minutes  
October 13, 2020 – 5:30 pm 
 
Participants:  Stephanie Cicale (CDO), Warren Estey, George Goldman (Board Chair), Dan 
McGuire (CEO), Jim Nason, Steve Schroeder, Darla Wilkinson (COT Chair), Megan Young 
 
Excused:  Diane Mann, Tom Uhlman  
  
Darla reminded everyone to use the new Board portal through HSI’s website to access important 
documents like the Retreat minutes.  She then addressed COT’s responsibility to fill any Board 
openings in 2021, which will include at least one Trustee position.  Jim Nason will complete his 
final term on the Board and rotate off in June.  After the December Board meeting, COT will plan 
to reach out to Trustees who are eligible to serve another term and confirm his/her continued 
interest and availability.      
   
Retreat Follow-up    
In preparation for the December Board meeting, COT is charged with finalizing the related 
initiatives that fall under the Organizational Health Pillar, and providing appropriate metrics.  
After some discussion, COT members suggested the following language for inclusion in the 
Organizational Health pillar: 
 
Initiative:  Develop and execute both Bottom Up and Top Down efforts to create a long-term 
sustainable diverse pipeline of highly qualified Trustee candidates.   
 
Metrics:   

- A measurable increase in the COT Tracking list that includes diverse Board prospects AND 
a new category of Diversity Partners (people who can be a resource and assist in our 
diversity efforts)  
 

- Identify and execute at least 2 activities/efforts that increase/grow a more diverse 
constituent base (bottom up) followed by an evaluation of the success of those 
activities/efforts.  

 
Darla suggested that the Committee revisit this language after reviewing the other COT related 
follow-up activities from the Board retreat:  

- Each Trustee is encouraged and expected to take an ACTIVE role in identifying Diversity 
opportunities they can assist with; and    

- Identifying non-fundraising activities that can help diversify our constituent base 
 
Warren suggested it might help the Board to have some coaching on how to do personal 
outreach to anyone about HSI.  Darla cited the training presented by Laura Fredricks last 
September about how to introduce HSI into conversations or broach personal involvement with 
your friends or colleagues. Stephanie offered to reshare with Trustees the materials that Laura 
provided.      
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Regarding activities that may help diversify our constituent base, our new event A Night in the 
Cold  has a low barrier to entry and can appeal to all age groups and demographics.  There 
followed discussion regarding a possible Holiday Volunteer Project with which some groups can 
help as well.  Committee members further acknowledged that we should seek ideas from CAC 
and YPAC too.  Darla then shared a list of other potential initiatives and invited Committee 
members to offer additional suggestions for prioritization and further narrowing.  
 
COT Tracking List   
Stephanie reviewed the expanded Tracking list and explained that it now includes Diversity 
Partners who can help with our diversity efforts and may or may not be candidates themselves.  
The Tracking list now includes a LinkedIn profile link in lieu of a job title/employer to offer a more 
comprehensive view of a prospect and his/her contacts.  COT members reviewed the list, which 
resulted in the following Action Items: 
 

- Add Maria Chrin, Founder & Managing Partner at Circle Wealth, to the list and Dan and 
Warren schedule a call or meeting with her to probe about Board involvement  

 
- Dan to follow up with former Human Services Director Sharon Yoo to see what the future 

holds for her 
 

- Stephanie to meet with Donna Boles to enlist her help in a Diversity Partner role 
 

- George to connect Stephanie to shelter volunteer Febie Hermansyah as a possible 
Diversity Partner  
 

- Mary, Darla and Stephanie to meet with recruiter Kristen Lamoreaux to discuss how she 
might offer her expertise as a Diversity partner 
 

- Dan and Darla to meet with Mendham resident and President of the Morris County 
NAACP, Vanessa Brown.    
 

- Add Elisa Charters, CEO at Latina Surge, to the list and Dan to connect Warren to her as a 
possible Diversity Partner 

 
- Steve to follow up with BJ Agugliaro about recruiting a PwC executive to join CAC 

 
- Jim to invite Jeff Terry from GAF to promote/participate in A Night in the Cold     

 
COT members will move forward keeping our Diversity efforts top of mind. 
 
The next Committee meeting will occur prior to the December board meeting in order to finalize 
language for inclusion in the Organization Health Pillar of the Strategic Plan, address plans for 
diversity initiatives, and review expiring Trustee terms. 
 
There being no further business, the call concluded at 6:54 pm. 



Homeless Solutions’ COT Zoom Call Minutes  
November 16, 2020 – 4:30 pm 
 
Participants:  Stephanie Cicale (CDO), George Goldman (Board Chair), Diane Mann, Dan McGuire 
(CEO), Jim Nason, Steve Schroeder, Tom Uhlman, Darla Wilkinson (COT Chair), Megan Young 
 
Excused:  Warren Estey  
 
Minutes from the Committee’s October 13th meeting were approved.   
   
Strategic Plan Initiatives and Metrics 
     
COT members reviewed and approved the following language to be included in the 
Organizational Health Pillar of the 2020-2022 Strategic Plan, which language will be shared at the 
December Board meeting.   
 
Initiative:  Develop and execute both Bottom Up and Top Down efforts to create a long-term 
sustainable diverse pipeline of highly qualified Trustee candidates.   
 
Metrics:  
-  A measurable increase in diversity in: a) the COT Tracking list that includes Board prospects; b) 
Leadership Giving Circle membership; and c) Corporate Advisory Committee membership, AND 
the addition of a new category of Diversity Partners (people who can be a resource and assist in 
our diversity efforts). 

-  Identify and execute at least 2 activities/efforts annually that increase/grow a more diverse 
constituent base (bottom up) followed by an evaluation of the success of those activities/efforts.  

There followed discussion regarding various proposed initiatives (both Top Down and Bottom 
Up) for expanding board diversity that were included in the meeting materials  

COT Tracking List 
   
Action items from the last meeting were reviewed.  Stephanie met with Donna Boles who agreed 
to help in a Diversity Partner role. Donna fields inquiries regularly from people looking for 
corporate Board roles and suggests they gain some non-profit Board experience first.  Stephanie 
sent her information about A Night in the Cold and other volunteer opportunities like CAC and 
YPAC.  
 
Mary, Darla and Stephanie met with recruiter Kristen Lamoreaux to discuss how she might offer 
her expertise as a Diversity partner. Kristen has agreed to work pro-bono with HSI as she builds 
her diversity recruiting practice.  Stephanie is working with Kristen to create an updated Board 
skills matrix as we consider both short- and long-term Board candidate needs.    
 
Jim invited Jeff Terry from GAF to promote/participate in A Night in the Cold.  Hearing no 
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response Jim plans to follow up with Jeff’s boss.     
 
Remaining and new Action Items include:    

- Dan and Warren to schedule a call or meeting with Maria Chrin, Founder and Managing 
Partner at Circle Wealth, to probe her interest in future Board involvement  

- Dan to follow up with former Human Services Director Sharon Yoo to see what the future 
holds for her 

- George to connect Stephanie to shelter volunteer Febie Hermansyah as a possible 
Diversity Partner  

- Dan and Darla to meet with Mendham resident and President of the Morris County 
NAACP, Vanessa Brown.    

- Dan to connect Warren to Elisa Charters, CEO at Latina Surge, as a possible Diversity 
Partner 

- Steve to follow up with BJ Agugliaro about recruiting a PwC executive to join CAC 
- Stephanie will send COT members the ROI Influencers People of Color issue to review as 

we continue updating our Tracking list   
 

2021 Annual Meeting Pre-Planning 
 
The following Trustees who are eligible for renewal will be contacted by the indicated COT 
member to determine their interest and willingness to serve a succeeding term –  
Tom Uhlman – 3rd term – follow up by Darla 
Darla Wilkinson – 3rd term- follow up by Tom 
Lee Taurman – 2nd term – follow up by Megan 
Steve Trozinski – 2nd term – follow up by Diane  
 
Dan suggested these conversations include a few questions to elicit first term Trustees’ 
individual feedback and opportunity for self-reflection regarding their board experience and 
engagement so far, and what can be done to make it more meaningful or help them become 
more immersed in the work of HSI during their next term.  
    
COT will meet next in January to report back on the number of Trustee openings and other 
progress on the Tracking list. 
   
Dan provided a brief update on some of HSI’s projects that will be shared in more detail at the 
December Board meeting.    
 
There being no further business, the call concluded at 5:42 pm. 



Homeless Solutions, Inc.  
Development Committee Minutes 

October 21, 2020 @ 6:30 pm (via Zoom) 
 

In Attendance:  Colleen Bondy, Stephanie Cicale, Mike Gayda, Mary LeBlanc, Dan McGuire, Jim Nason, 
Gary Pancoast, Lee Taurman, Megan Young, Wendi Zimmerman 

 

1. Virtual Women’s Day Results 

 Raised $61k net (vs. 2019 of $76k) 

 145 participants (22% were new to HIS likely due to the lower ticket price) 

 Sponsorship = $31k (goal was $25k) 

 Takeaways include stronger connections in restaurant circles which is a natural partner for our 
mission and stretched staff skills with virtual planning 

Discussion:  Discussion included the suggestion to consider additional acknowledgement/stewardship 
for new Women’s Day attendees since a traditional tour invite is not an option right now.  The 
possibility of other virtual events were also discussed, including maybe a scotch tasting. 

 

2. A Night in the Cold – New Date – December 5, 2020 

 Please see updated overview attached 

 Board, CAC & YPAC to serve as champions with the ask to recruit 3-5 participants each 

 Fundraising Goal is $60k; 75-100 registrants with the majority fundraising 

 Giving Tuesday (December 1st) will create urgency to support this new event 

Discussion:  Discussion included helpful suggestions about registration fees and fundraising incentives.  
Please see an updated overview of the event attached.  Suggestions were also made about where to 
promote it in social media – Morristown FB page, Randolph Mom’s FB page, Bernardsville Bubble FB 
page.  Megan offered to get Peck involved and Stephanie will ask Melissa Spiotta to help with the 
Morris School district.  As an incentive to school groups, the suggestion was made to offer a pizza party 
to the team or group that raised the most. 

 

3. Review of 2021-2023 Strategic Plan Pillar “Expand Private Fundraising” 

 Update initiatives 

 Determine appropriate metrics 

Discussion:  The initiatives were updated and sent out to the committee members (please see 
attached).  A special following up meeting has been called to finalize the accompanying metrics on 
November 12th for planned submission to the Executive Committee prior to the December Board 
meeting. 
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Homeless Solutions, Inc. Development Committee Minutes (continued) 
October 21, 2020 @ 6:30 pm 
 

4. Marketing & Communications 

 PeaceLoveHousing masks to sell and use as giveaways in the community as part of our 
increased branding efforts have been ordered 

 Social Media Highlights 
 

Discussion: 

 We continue to have a steady course of growth during a general down-tick in social media (the noise 
from politics has impacted engagement – many are taking a break) with approximately 32 new followers 
a month for Facebook and Instagram, slightly above average for local non-profits. 

 We tested a grassroots marketing tactic to boost followers with success.  We actively followed and liked 
posts from individuals who followed human service organizations in the area (non-profits we compete 
with for donor dollars).  By “liking their posts” it brought them to us and they became followers.  We 
timed the effort around posts that would be meaningful to them (ex. targeting the follower base of other 
food charities after we did a post about cooking at the shelter or a food drive). 

 Our highest engagement this month was our ask for bike donations.  We posted a video of a shelter 
guest sharing the importance of his bike. It had an organic reach of 2.6K – our highest to date (double 
what we get on average from video posts). 



Homeless Solutions, Inc.  
Development Committee Minutes 

November 12, 2020 @ 6:30 pm (via Zoom) 
 

In Attendance:  Colleen Bondy, Stephanie Cicale, Mike Gayda, Mary LeBlanc, Dan McGuire, Jim Nason, 
Lee Taurman, Megan Young, Wendi Zimmerman 

Excused:  Gary Pancoast 

 

1. A Night in the Cold Update 

 Dec. 5th – The peer to peer fundraising has already surpassed original $60K goal. There are over 100 
registrants to date.  Great mix of teams and individuals of various age groups and expanded 
geography.   

Discussion:  Everyone is excited about the momentum created by this first-time event. The Nov. 20th 
registration deadline is primarily internal and has been extended to Nov. 30. Board members are 
encouraged to support their fellow Trustees who are participating and help spread the word.   

   

2. Review of 2021-2023 Strategic Plan Pillar “Expand Private Fundraising” 

 Finalize appropriate metrics 

Discussion:  Discussion was held on the final metrics.  Most notable was whether or not we wanted to 
invest in establishing a baseline for “brand and image.”  We decided not to do this at this time and 
instead measure only social media growth, and instead take an opportunistic approach this, e.g., 
through our “Peace Love Housing” items for “A Night in the Cold,” and billboard/signage where it 
makes sense.  This can be revisited in our annual review. 

 

 

 
 



 

 
Homeless Solutions Programs and Services Committee 

Zoom Video Conference  
November 10, 2020 @ 5pm 

 
Attendees: Steve Trozinski (Committee Chair), Colleen Bondy, Wesley Gaynor, George 
Goldman, Diane Mann, Dan McGuire, Shannon Muti, Steve Schroeder, George Scott, Tom 
Uhlman, Darla Wilkinson, Osman Davies (recorder) 
 
 

• Questions/Comments/Discussion on pre-read materials 

Question re: Metric were discussed. Staff provided feedback on shelter program utilization and 
childcare.  

Committee Chair suggested metrics be drafted into versions that can be: 1) useful to staff 2) 
impactful for the Board. 

Committee Chair proposed specific metrics be shared across the appropriate committees (i.e. 
Childcare data/Fund Development – Permanent Housing & Destination data/Housing 
Development).   

   
• Discussion on Safe Haven program 

County grant awards have been announced and our $180K request went unfunded. The request 
fully covers operational costs as well as the subcontract agreement with MHA. Current 
agreement terminates January ’21. 

Committee reminded that in June’20, the county also withdrew from our agreement to fund 10 
dedicated beds for OTA reimbursable clients (full utilization of the 10 beds returned approx. 
$9k/mo.).  

Morristown Memorial Hospital Center (MMH), provided funding for our D&A program and 
appears to be eager for HSI to reapply for funding. Staff to use the opportunity to test interest in 
partnership/pilot program where MMH funds a number of shelter beds for homeless clients 
pending discharge. Point was made that the discharged homeless would likely resemble the SH 
population. SH-like collaboration (funding w/ connections to psychiatric services) benefits both 
MMHC and HSI.  Staff to explore w/ MMHC. 



In the absence of SH funding, we are no longer are tied to funding streams that mandate length 
of program stay. Shelter programs could transition into 3 basic models (Family, Men and 
Women). In this model, length of program stays to be based on need/progress/etc. Though 
favorable destination outcomes will increase, this approach will reduce the overall number 
served. Staff to explore feasibility. 

 
• Discussion on Expand Impact pillar/strategic plan refresh  

Committee Chair/George Scott recommended changing language in the Expand Impact 
pillar/initiatives to: 1) focus on guest placement in sustainable permanent housing 2) eliminate 
references to fiscal responsibility (implied across the organization). Recommended changes to be 
shared with HD committee.   

Committee Chair suggested continuing to collect the agreed upon metrics (attached) but inserting 
those metrics that best represent progress against the initiatives (those in bold) into the Strategic 
Plan.  

 
• Next Steps 

In the next few weeks, Phase 1 of the Permanent Supportive Housing Project @ RDD will 
commence with the placement of the first 4 women (all of which are currently in one of our 
shelter programs).  
 
Expect Phase 1 (12 women in 3 houses at RDD) to be complete in early ’21. All Phase 1 rents 
funded by Permanent Supportive Housing Vouchers.  
 
RDD lease signed by HSI, awaiting Freeholder Director’s signature. IN lease, County approved 
HSI to continue utilizing some RDD homes for temporary shelter.  
 
Suspected that contractor to begin some form of the HVAC installation. Staff to inquire with the 
county for updates. 
 
Partnering with Habitat to renovate 2 RDD houses. First time ever partnership. Renovations to 
being any day. 
 
Warming Center to open on 12/1/20. Construction to warming center bathroom to start once we 
have a better grasp on the impact of the HVAC installation.  
 
Drug/Alcohol counseling pending updated certificate of occupancy (CO). Township to inspect 
and issue CO. Staff to send to state once received.  
 
 

• Next Meeting Date: TBD 



Minutes and Discussion Topics 
Housing Development Committee 

November 18, 2020 
 

Committee Members Present 
Buddy Scott (Committee Chair), Georgia Papathomas, Robert Schmitt, Steve Trozinski, Jim 
Nason, Robert Goldsmith, Lee Taurman 
 
Other Attendees 
Wes Gaynor, Dan McGuire, Awilda Perez, and George Goldman (Board Chair) 
 
The November 18th meeting was called to order at 5:00pm via Zoom.  Dan McGuire 
provided an update on the matters outlined below with questions and discussion added 
from committee members and other attendees.  
 
In addition, proposed changes to the Expand Impact pillar of the Strategic Plan were 
discussed and highlighted. Two metrics that align with the initiative of Pathway to 
Permanent Housing, namely Turnover and Rent Collection, were proposed. Subsequent to 
the HD Committee meeting, additional edits have been coordinated with the Programs and 
Services Committee. The latest (and hopefully final) language has been included at the end 
of this document.  
 
The meeting was adjourned. 

 
_____________________________________________________________________________ 
 
Ruth Davis Drive 
Our courtesy review with the Parsippany Planning Board went smoothly, and the 
Freeholders approved the lease with HSI in late October.  The fully executed lease has been 
received. The lease is effective Monday, November 16.  It allows us to take on responsibility 
for the houses in Phase I, and the County will continue to maintain and pay utilities for the 
balance of the houses until we’re ready to start Phase 2 (or within a year’s time, whichever 
comes first). 
 
We will utilize Habitat for Humanity to conduct the renovations.  They have provided a 
very good price based on their ability to mobilize ample volunteers, and have assured us 
that they can meet our schedule.  It will be $61K for three houses (the fourth does not need 
renovating), although we are likely going to add some items to our scope that would 
increase the price.  Per their recommendations and our review, we are also likely to opt for 
a higher cost flooring option that would add an estimated $12K but be a better quality 
product and also one that can take several weeks off the installation schedule (and the 
calendar is a significant driver for us).  The Habitat estimate is about half that of the 
contractor that gave us an estimate, and is also significant that we are able to partner with 
them on a project for the first time ever. 
 
 



The HSI-Family Promise partnership continues to work collaboratively towards launching 
the RDD Permanent Housing Project.  Counterparts in the agencies have been working 
diligently and fruitfully towards shared tasks and goals. 
 
The timeline is to lease up the first house (which requires no renovations and is currently 
occupied by most/all of the guests who will become the permanent tenants) for December 
15.  The renovations to the other three houses will be done sequentially. Work will start in 
November and the first renovated house should be ready before Christmas; the second 
house in late January or early February; and then the final house (the administrative house 
that will house the “campus monitor”) by end of February or into March. We are now 
looking at starting renovations the first week in December. 
 
 
Shelter Basement 
The new bathroom for the Warming Center (WC) has been prioritized over the rest of the 
basement with the hope of having it available for some of the WC season (December-March).  
We now have all construction documents and permits, as well as cost proposal from Lia 
Construction that has been modified slightly after subsequent conversations with our architect.  
In other words, we are ready to begin, except for one hurdle: the HVAC project. We will have 
an update on the HVAC project for the board meeting. 
 
The massive HVAC project at the shelter has yet to advance and the start and game plan is 
uncertain.  Dan met with the County Administrator in early November to share our 
concerns about the impact of the project itself and the timing of same, as well as our 
consternation about being an afterthought in the planning process. 
One possibility is that the whole project will be put off until the Spring, because we can’t be 
without heat.  Another possibility is that the contractor will come through the entire shelter 
to “do what they can” up front, and then come back to do the rest later. 
 
For the WC bathroom, we need to see how much we can do before the HVAC project is 
finished, and/or what the feasibility (and cost) would be if we did our renovations first and 
then they disrupted the space for the HVAC overhaul.   
With regard to the rest of the unfinished basement, the construction documents for the 
kitchen/dining area and remainder of the garden level are under development. 
 
Sale of Housing Credits 
We remain in discussions with two different developers about accepting a payment from 
them in exchange for provided deed restricted affordable units at our properties. 
 
23 Abbett, Morristown:  Our two-family house was built "by right" without promising the 
Town affordable units.  We have since received funding from the County and NJ Housing 
and Mortgage Finance Agency that places restrictions on the property, but that doesn't 
"give" the town affordable housing credits.  A developer would pay us $200,000 to restrict 
the two units instead of them having to build the two affordable units in their market rate 
project.  $200K is about how much of our own money is "left" in the project after the other 
funding was obtained. The developer's project is currently pending before the Town. 



 
Mt. Kemble Home: 21 of the 22 units are already deed restricted with the Town.  We had 
held back one unit, thinking at the time that we might need a second set of eyes/hands to 
monitor the tenants.  That concern has faded through the years.  Therefore, we have been 
in discussions with another developer to take funds from them in exchange for restricting 
the unit.  That project has already been approved by the Town but with the affordable units 
on site.  They need permission to modify the agreement to allow for this payment to offsite 
the credit.  Dollar amount in negotiation is between $50K-$90K. 
 
 
Capital Needs Assessment 
The template for the Capital Needs Assessment (CNA) was finalized and is in the process of 
being populated by HSI staff. This is being achieved through a combination of methods 
including: (i) reviewing available information in the property files of HSI, (ii) leveraging 
previous CNA reports for several properties and updating where applicable, and 
performing site visits and physical inspection in certain instances. The goal is to have an 
initial pass completed for all properties at the end of March 2021 so that information gaps 
can be identified and next steps determined. The goal is to have the CNA concluded by the 
end of the second quarter.  
 
COVID-19 Impact   
The Covid-19 pandemic has been a trying time for residents.  Many have suffered loss of 
income during some or all of this period and have struggled to pay rent. We have increased 
our outreach to tenants by way of emails, phone calls, and as well by distributing flyers at 
the properties. Residents facing difficulties paying rent have been referred to agencies like 
the United Way; Norwescap and NJHFMA.  These agencies offered grant opportunities 
directly to applicants to assist with rent arrears. However, residents have rarely responded 
to our outreach. We have received very few inquiries for assistance, and yet are not getting 
any information about people’s job situations or reasons for nonpayment. We will continue 
our efforts to maintain an open line of communication that may help in getting them on 
course in order to avoid eviction down the road. 
 
Early in the pandemic, NJ enacted an eviction moratorium so that no tenants can be evicted 
on account of inability to pay rent.  This is keeping many people housed who would 
otherwise be on the brink; however, it is also a challenge for landlords and that includes 
Homeless Solutions. 
 
One big problem for HD has been the collection of rent from a handful of tenants, in 
particular.  We have two residents who had ceased paying rent before the pandemic, and 
before we could take them to court the moratorium went into effect.  Elsewhere, where we 
had the two stabbing incidents we have also been unable to proceed to evict because of the 
moratorium, and those tenants have not been paying (and we can’t collect rent while the 
case is pending).  Because of continued disturbances with the tenant at 88MLK, we have 
decided to spend extra legal fees to file for the moratorium “exception” status and try to get 
the tenant out.  It is taking a long time and the result is uncertain, but we feel it is important 
to try. 



Between March and July, residents struggled to pay rent, but the numbers stayed 
consistently the same during those months. Unfortunately, we have seen a spike starting in 
August. Between July and October the number of residents in arrears grew from seven to 
thirteen. We speculate this is the result of the $600/week federal assistance drying up.  
With so many people out of work and unemployment benefits exhausted, we expect this 
spike number will remain at that level until the pandemic is over. With just two months left 
until the end of the year, I think it is important to note that we should expect we will 
continue to see non-payment cases going into 2021.   
 
2 residents (described above):  $ 30,526 
Others:     $   6,284 
Total rent in arrears:    $ 36,810 
 
As a result of the financial burden on smaller landlords, the New Jersey Housing and 
Mortgage Finance Agency has made available the Small Landlord Emergency Grant (SLEG).  
The SLEG Program provides financial support for small rental property owners (and, 
indirectly, to renters) who are struggling due to the COVID-19 emergency in the State of 
New Jersey. The Program reimburses small landlords for rent payments that were missed 
or reduced in April - July 2020. This grant will be allocated to properties with low-to-
moderate rent levels. 
 
HSI has submitted applications for the two properties where situations/characteristics met 
their parameters (for example, none of our most problematic tenants are situations where 
we could get reimbursement) and are hopeful to receive a positive response. Applications 
were submitted for 133 Landing Lane in the amount of $4,478 and 1 Jean Street in the 
amount of $5,960.  
 
 
Regulatory Compliance 
Affordable housing must meet ongoing compliance requirements with regulatory agencies 
as a condition of having been provided the capital funding to build the project. More 
specifically, HSI must comply with applicable federal regulations and is required to monitor 
compliance with HUD; HOME and Low Income Housing Tax Credit programs. 
 
The 2019 audit noted there were instances where certain tenants were not recertified on a 
timely basis and that certain tenant re-certifications did not have the current income limits 
due to the Yardi system not being updated timely.   
 
In order to prevent this from reoccurring, internal controls were enhanced to include 
formal review and approval of the periodic compliance assessments. In addition, ongoing 
staff training for these regulatory matters will also be implemented.  
 
Awilda’s review of previous practices revealed that limited knowledge of the multifaceted 
portfolio contributed to the non-compliance.  The adherence to recertification deadlines 
was infrequent and data manually entered in the system had errors.  
 



 
Staff changes 
HD did not have a Property Manager from July 2019 to March of 2020.  In March, David 
Lenar, was hired to fill the position of the Property Manager but in October he 
unexpectedly resigned without much notice provided. Employee turn-over within the 
department can also be related to the challenges with rent collection and regulatory 
compliance. The hiring process for a replacement has already commenced and a temporary 
employee is assisting with some of the property manager’s responsibilities in the interim.  
 
 
Maintenance 
During the pandemic our first priority is protecting the safety and well-being of our 
residents and our staff. In response to state and local health departments’ orders to 
implement emergency measures, HD initiated a priority work order system.  While we 
continued to perform necessary maintenance work, non-emergency in-home repair 
services were postponed.  All emergency work orders were responded to without incident.   
Regular work orders, preventative maintenance and turnovers have resumed to regular 
schedules effective in June.  
 
 
Turnover /Vacancy 
As we prepare to provide permanent housing to homeless families, HD should be ready to 
move in a qualified family as quickly as possible.  In recent years, the turnover in HD 
leadership and turnover/vacancies in the Property Manager position, along with 
interdepartmental and system inefficiencies have led to subpar turnover times. The 
average time to fill a vacant apartment in the last two years has been 2.2 months (2.7mos in 
2020 and 1.6mos in 2019).  The greatest vacancy period for an apartment was 5 months 
and 3 months in 2020 and 2019, respectively. Actions such as scheduling major repairs 
with outside contractors in advance and the application processing of a qualified household 
can have a great effect on the turnover timeline.  This not only provides housing faster for a 
household in need (often helping our programs if they have referred the household), but it 
would also have an impact on our bottom line.  HSI is improving procedures to help reduce 
the timeline for turnovers by conducting apartment inspections, scheduling maintenance 
repair work in advance and improving communications among staff. The turnover process 
and related metrics (# units turned over and average vacancy time) will continue to be 
monitored closely.  
 
  



 
2021-2023 Strategic Plan: Expand Impact Pillar 

 

Proposed 
Strategic 

Pillar 

Expand Impact on Homeless Lives 
by ensuring the success/impact of existing and new programs and 

expansions and by continuing to creatively identify and execute 
opportunities that address community needs (incl. any lasting 

COVID considerations). Align with funding source requirements and 
priorities while maximizing cost/benefit considerations. 

 

Proposed 
Initiatives 

• Drive maximum impact and utilization of newer programs/ 
initiatives 

• Focus all programs on improving pathways to sustainable 
permanent housing 

• Evaluate ongoing COVID impact and lessons learned. 
Ensure both are incorporated into key programs/services 
agenda and updated disaster recovery plan 

 

Proposed 
Metrics 

• Program Utilization 
• Program Length of Stay (LOS)  
• Destination Outcomes 
• Drug & Alcohol Counseling Impact 
• Childcare Demand and Cost by age group 
• THP Self Sufficiency Matrix 
• Turnover (units and timing) 
• Rent Collection 
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