
Homeless Solutions, Inc. 

Board of Trustees Zoom Meeting 
Tuesday, June 22, 2021, 6:30 pm 

 

6:30 Call to Order George Goldman 

6:30 – 7:15 
Guest Speaker:  Rebecca Rhoads, Director, Office of 

Homelessness Prevention, NJ Dept of Community Affairs 
Dan McGuire 

7:15 – 7:30 

▪ Attendance 

▪ Approval of April 27, 2021 Board meeting minutes   

▪ Ratify & welcome DaVon Gorman and Sally Mulligan 

▪ Acknowledgement of Jim Nason 

George Goldman 

7:30 – 7:40 
CEO Report 

▪ 2021-22 Board Meeting Schedule 
Dan McGuire 

7:40 – 8:10 

Committee on Trustees 

▪ Board Survey Results 

▪ BoardLead Opportunity 

▪ Review of 2021-22 Committee Membership 

Darla Wilkinson 

8:10 – 8:20 Expand Impact 
Buddy Scott & 
Steve Trozinski 

8:20 – 8:30 Sustainable Budget Warren Estey 

8:30 – 8:40 Continue to Expand Fundraising Mary LeBlanc 

8:40 – 9:00 

Other Business & Adjourn Meeting  

▪ Discussion: When/How to Resume In-Person Board    
Meetings 

▪ Board Retreat 

George Goldman 

 

Next meeting: 

 Board Retreat, September 2021 Date & Format TBD 





Homeless Solutions, Inc. 

Board of Trustees Zoom Meeting 

Tuesday, April 27, 2021, 6:30 pm 
 
Present: George Goldman (Chair), Jim Nason (Vice Chair), Warren Estey, Mary LeBlanc, Diane 

Mann, Dan McGuire (CEO), Gary Pancoast, Georgia Papathomas, Steve Schroeder, Lee 

Taurman, Steve Trozinski, Tom Uhlman, Darla Wilkinson 
 
Also Present: Stephanie Cicale, Wes Gaynor, Shannon Muti, Awilda Perez, Sandra Rodriquez, 

Kari Szary and Christine Sutherland 
 
Special Guest: Carlos Rodriguez, CEO, Community Foodbank of New Jersey 
 
Excused: Colleen Bondy, Rob Schmitt, Buddy Scott and Megan Young 
 
The meeting was called to order by George Goldman, Board Chair, at 6:33pm. 
 
VOTE: Minutes of the February 23, 2021 Board meeting were approved as presented. Mike 

Gayda abstained and Warren Estey had not yet joined the meeting. 
 
The Board was joined by special guest Carlos Rodriguez, CEO, Community Food Bank of New 

Jersey. There were introductions and a question and answer period prior to the formal business 

meeting. Mr. Rodriguez was excused at the end of his session and the business meeting began 

at 7:20pm. 

 

CEO Report         Dan McGuire 

Dan McGuire, CEO, thanked Carlos and Tom Uhlman who arranged his visit. Dan also indicated 

that HSI is one of the 1,000 partners Carlos described. 

Dan shared that there are several positions that the organization hopes to bring on, including a 

new fundraiser and a position in the Programs and Services area. There will be some 

reorganizing to better meet needs and leverage existing talent. Both new positions look to be 

break-even propositions for this year and in the case of the fundraiser, the commitment is that 

the new revenues will outweigh the costs in the future. 

Dan then asked Kari Szary, Director of Human Resources, to speak on the “Ensure 

Organizational Strength and Stability” Pillar. 

Kari began with an update on the Employee Engagement Committee (EEC) indicating that the 

group is eager to get staff back together in person and set up outdoor activities for the staff. 

The EEC has started conversations on DEI and while the committee feels the support of the 

board and staff, the resources to bring in a DEI consultant are not there. Kari indicated she is 

working with Stephanie and Kevin Colman, Grant Writer, to seek out funding opportunities for 

DEI assistance. 



Moving on to talent resources, Kari reported that talent management is going great. Job 

structure and skillsets are being honored and understood better than they have in the past. 

Talent acquisition, however, is not moving as easily.  HSI has never had so many positions open 

at once and it is becoming virtually impossible to hire at low income rates.  

Lastly, Kari reported that 85% of the staff have been vaccinated and while getting the 

vaccination has been strongly encouraged it has not been mandated. 

Dan then invited Wes Gaynor, Director of Programs and Services, to provide an update on the 

county HVAC project in the Shelter. Wes shared the good news that the projects has actually 

started. The bad news is that there are going to be many months of disruption related to the 

project. The county and the contractor are also going to include asbestos abatement. All intake 

has been suspended during the project to accommodate the need to move people around 

somewhat as progress is made. 

Committee on Trustees       Darla Wilkinson 

Darla reported that the committee received and is pleased to put forward nominations for 

George Goldman to a second term as Chair and Mary Leblanc as a new Vice Chair to replace Jim 

Nason who is not eligible for another term on the Board. 

VOTE: The Board voted unanimously to approve George Goldman as Chair for the 2021-2022 

term.  

VOTE: The Board voted unanimously to approve Mary Leblanc as Vice Chair for the 2021-2022 

term. 

VOTE: The Board voted to approve the term renewals for Lee Taurman, Steve Trozinski, Tom 

Uhlman and Darla Wilkinson. Darla abstained from voting for herself. 

Darla then directed the boards’ attention to the biographies of two potential board or 

Corporate Advisory Committee members. She introduced Stephanie Cicale, Chief Development 

Officer, to update on the progress and plans for getting to know these two potential 

candidates. She asked that the board review the biographies in the packet and reach out with 

any potential connections. 

Expand Impact    Dan McGuire/Steve Trozinski  

Dan presented an update on the Promising Solutions (aka Ruth Davis Drive) project and 

negotiations with Family Promise. He proposed to move forward with phase two of the 

renovation to capture the momentum and availability of Habitat for Humanity. Habitat has 

been managing the renovation and saving HSI approximately $100,000 so far.  

Financial guardrails and expectations are still being worked out with Family Promise. 



Steve Trozinski reported on the Garden Level Shelter Renovations. Lia Construction is going to 

demo the downstairs before the HVAC project can start. The biggest obstacle to overcome will 

be moving shelter guests around as the renovations are being completed in each area. 

Sustainable Budget        Warren Estey 

Warren began by drawing the boards’ attention to the updated reporting coming out of the 

finance committee. There has been a marked effort to upgrade processes and professionalize 

the finance department outputs. The impact of Peter Milligan has also had a positive impact on 

the organization as well. 

The organization continues to benefit from the generosity of our community, grants and 

financial discipline. At the end of the first quarter, HSI’s loss was less than half the budgeted 

loss. 

Continue to Expand Fundraising      Mary LeBlanc 

Mary reported that the Bash Goes Dark exceeded expectations, bringing in at about $235,000. 

There was a loss of sponsors but individuals gave at the same level as if they had with the live 

event. They were very generous.  The new position we’re talking about for development will 

focus on individual giving, allowing Wendi Zimmerman to focus on marketing and branding and 

Stephanie to focus on major giving. 

The virtual wine tasting deadline is this Friday, so everyone who hasn’t signed up – please sign 

up. 

Stephanie indicated that she will be emailing each board member a list of ten names to reach 

out to with a thank you note or email. These are all first time donors who came to HSI through 

last year’s A Night in the Cold event.  

Other Business        George Goldman 

George Goldman then mentioned to the board that he will be reaching out to determine if 

anyone wants to change committee assignments. He also asked the board to think about 

expanding the guest speaker selection to possibly include members of the staff. He and Dan 

spoke briefly about this and would like the board’s feedback. 

The meeting was adjourned at 8:29pm. 

 



Organizational Strength and Stability Pillar Report (by Kari Szary)   June 2021 

Employee Engagement: 

• Continuous efforts to improve and open communication are ongoing.  Regular All Staff meetings 

continue with good attendance and opportunities for participation from all levels.  Regular 

departmental meetings are occurring in most cases.  

• P&S staff have increased onsite presence and reduced remote work schedules.  Planning for 

return for administrative staff at Wing Drive office has begun.   Now that our new Operations 

Manager/Assistant to the CEO is on board (started June 14), she will be asked to support the 

planning efforts and space evaluation as our administrative staff numbers (current and 

prospective) have grown since pre-pandemic levels.  

• EEC - Suggestion box topic of the month:  What would you like to do for an all staff activity? 

o Results are being tallied now and a group of volunteers will work together to plan an 

event for later this summer.   

• For future organizational planning it would be helpful to have a specific budget to work with for 

staff events, gifts, prizes etc. to tangibly represent the organizations support for staff. 

Diversity, Inclusion and Equity 

• In conversation with 2 consulting groups to determine the best approach for an initial evaluation 

(through focus groups, policy evaluation, etc.) Targeting Fall 2021 to begin the process.   We are 

continuing the search for funding to support that effort. 

Talent Management 

• Continuing to work on opportunities for internal development and training.   Programs and 

Services staff reorganization to allow for focus on specific areas of client support and include 

administrative support by program has allowed for increased development opportunities for 

current staff and interns.    

• Recruiting 

o This remains our biggest challenge at this time.  We remain short staffed, significantly so 

in the HD and Programs and Services areas.   Our challenges in filling roles under the 

$45K annual salary range are consistent with general employment data resulting from a 

number of factors including competition, pay rates and the low barriers to 

unemployment compensation coupled with reduced access to childcare.  The time and 

efforts required for recruiting, interviewing and onboarding are extreme and putting a 

strain on current staff.  In total, we are short approximately 7-10 permanent staff 

positions representing 15-20% of our staff.   

o We are having some success and short term solutions from innovation in our position 

and compensation structure (creation of a paid RSS Intern program to fill in shelter 

shifts to cover for staff shortage and summer vacations, part time internal temp hires 

for HD, hiring bonuses, flexibility in PTO offerings).    

o We are making substantial changes to our past onboarding efforts to facilitate a good 

start that will allow for new staff to feel supported and positive about their experience, 

while allowing the hiring manager to develop a strong initial relationship and ability to 

evaluate the potential for success in the role, and identification of any training needs.   

This also is time consuming for our people managers but will provide long term value 

and matches employee expectations.  Definitely a “work in progress”. 



Homeless Solutions’ COT Zoom Call Minutes  
June 2, 2021 – 5:00 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 March 31, 2021 meeting were approved.   
   
Annual Meeting Planning 
 
COT members discussed the recent in person meetings held with the two new Board candidates, 
Sally Mulligan and DaVon Gorman.  Participating board members shared positive feedback 
regarding both candidates’ demonstrated commitment to HSI’s mission, their ability to devote 
the needed time to the role, and an understanding of the fundraising and philanthropic 
commitment expected of board members.  COT members voted unanimously to recommend an 
electronic vote for both candidates in advance of the June 22nd Board meeting.  Note: the 
subsequent Board e-vote was unanimous for both.           
 
George provided an update on the Board Committee Chair and Committee membership changes 
for the coming year.  Steve Trozinski will stay on as Programs and Services Chair until calendar 
year end; then Diane Mann will assume the Chair role.   Colleen Bondy will become Development 
Committee Chair as Mary LeBlanc will be staffing other Committees in her role as Board Vice 
Chair.  Buddy Scott, Warren, and Darla will continue to chair the Housing Development, Finance, 
and COT Committees, respectively. 
 
 
Diversity Partner Update 
 
Dan and Stephanie had an opportunity to meet with Nelly Jefferson via zoom and have set up 
further cultivation opportunities with her, including cooking and serving dinner at the shelter on 
June 15 (Mary LeBlanc will participate to meet her) and a shelter tour on June 25 (Diane Mann 
will accompany).  We will continue to explore ways to further engage Nelly at HSI.   
 
Stephanie updated COT on a unique opportunity that HSI was invited to apply for and was 
subsequently accepted to participate in, which basically is a matchmaking process between 
vetted non-profits and local corporate executives, called BoardLead (check it out at 
www.boardlead.com).  We have the next three months to get to know each candidate and make 
a decision regarding their board candidacy by the end of the summer.  HSI received two strong 
Board matches:  

1. Ling Yin, Managing Director, Head of Regulatory Policy & Implementations, JP Morgan  
https://www.linkedin.com/in/ling-yin-cpa-mba-b8b05628/  

2. Ryan Spencer, Partner, Assurance, National Professional Services Group, PwC     
https://www.linkedin.com/in/ryan-spencer/ 

http://www.boardlead.com/
https://www.linkedin.com/in/ling-yin-cpa-mba-b8b05628/
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Both candidates have been added to the COT pipeline and cultivation activities are being 
scheduled (Ling Yin tour on June 18 with Stephanie, Dan and Darla; Ling cooking with her family 
on July 10; Introductory coffee with Ryan on June 7)    
 
COT Tracking List 
 
A few updates include:    

- Dan will follow up with Blair at Morris Habitat to get their contact at GAF (they recently 
did a Women’s Build event at Promising Solutions).  

- Tom shared his unsuccessful outreach to Vaugh Crowe and suggested we remove him 
from the Tracking List  
 
 

Annual Board Survey Results 
  
Diane shared highlights from the Overarching Findings (attached) and Darla reviewed the 
Operational Feedback (attached).  Steve shared two key Strategic Feedback items that will be 
woven into the Operational Feedback summary:    

1. Committee on Trustees: Continue the work on increasing the diversity of the Board and our 
donor base 

2. Pillar "Insure Organizational Strength and Stability":  Continue to focus on staff development, 
training and team building; and creating sound HR policy 

 
Item no. 2, above, will be shepherded by the Executive Committee since there is no specific 
Board Committee to address this topic.  
 
The summary reports (Overarching Findings and Strategic and Operational Feedback) will be 
included, together with the full Board Survey results, for distribution to the board with the 
meeting materials prior to the June 22 board meeting, 

 

Darla will follow up with the two Trustees who joined right before COVID to see how their Board 
Mentoring experience has been thus far.     
   
The next COT meeting will be scheduled once the September Board Retreat date has been 
confirmed.   
 
There being no further business, the call concluded at 6:30 pm. 



 

D. Mann, T. Uhlman 4-22-21 
 

Homeless Solutions 2021 Board of Trustees Survey 
Overarching Findings 

April 2021 
 

Significant Achievements: 
Of the 16 individual survey responses received, fully 14 named the Organization’s top achievement of 

2020 as success in managing through the COVID-19 pandemic, providing and maintaining shelter and 

services to those in need while rapidly developing and introducing a range of new public health and 

safety protocols to keep staff and guests safe. Another seven responses complimented the 

Organization’s financial successes during the year, and six named the continued growth in private 

philanthropy and fund development as major achievements. Three other comments complimented 

management for securing more government funding, and five noted achievements in housing 

development, particularly RDD.  A few representative quotes follow: 

“Getting through COVID and maintaining our services as well as a healthy pipeline of our 

donors … allowed for an exceptional year from a financial perspective.” 

“Maintaining financial sustainability, both through philanthropy and through productive 

government support. Fundraising was a particular high-point …” 

“In the midst of an unprecedented pandemic, what Homeless (Solutions) was able to achieve was 

nothing short of remarkable. Generating a net surplus in cash flow of $343K -- $425K better 

than budget during a year that caused havoc to the economy was truly spectacular …” 

“The adaptation of operations in response to the pandemic has been outstanding and vital in order 

to continue to serve our target population this past year.”   

 

“Simply the fact that HSI remained open every single day to serve the community is an 

accomplishment that a majority of institutions weren’t able to accomplish.” 

 

“Fund development in this environment was sensational, especially A Night in the Cold.” 

 

“… success in securing new sources of funding – i.e., Impact 100, state and federal grants, new 

donors, new events, PPP, etc.”   
 
 
Performance Shortfalls:  
These responses were concentrated and focused on human resource management, particularly staff 
development and performance, with fully 10 responses naming this as an area needing more focused 
attention. Several responses identified no areas of shortfall. Only a few comments identified any other 
shortfall areas: e.g., fundraising for FAN (1). Some representative comments: 
 

“Talent management/development (and HR processes more generally) was not well covered over 

the last year, which contributed to some of the people-related challenges.”   

 

“Some rugged personnel issues that have left us playing catch-up in certain areas.” 
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“Personnel management continues to be our biggest issue in my opinion. We have experienced too 

much turnover at the senior manager level, too many personnel issues overall and an acceptance of 

underperformance of key personnel under the guise of “we have other problems to deal with first.” 

We must make active personnel management and improved hiring practices key focuses going 

forward.” 

“Past efforts to keep expenses low have constrained adding staff capacity; as the Organization has 

grown there is an evident need for additional staff development efforts: core training; employee 

relations, engagement and commitment building; development of a cohesive team at the top, and 

through the middle-management ranks, right on to the front line. HS has great people who could 

make stronger impacts if they operated more effectively as a team.” 

 

“Disappointing to see donations under the FAN program has fallen off and to see the problems we 

encountered with talent management and staff rollover. This had a significant impact on our 

operations. Going forward, I think Dan and the upper management team need to try to carve out 

more time and be more proactive to coach and develop employees to get ahead of any competency 

issues.  If employees aren’t developing sufficiently or don’t have the requisite skill sets we need to 

take action sooner so it doesn’t drag the organization down.” 
 
Areas for Improvement:  
Responses to this question were varied and broad, with no evident trends or clear areas of shared 
agreement. One response recommended management be more strategic, conducting annual cost-benefit 
analyses by program to better measure outcomes and impact. Another suggested strengthening mental 
health service capacity through partnerships. One recommendation was to concentrate on moving guests 
more rapidly through our services and to self-sufficiency. Still another recommended retaining lessons 
learned in the COVID year to prepare for future emergency situations. One recommended working to 
strengthen our brand.  
 
Perhaps surprisingly given responses to the “shortfall” question, only two “improvement” responses 
recommended improvement in the HR/staff management area. They suggested verifying that staff are 
getting the necessary team building, training, skills and support needed to succeed in their roles.  
 
At least six responders said they were not aware of any areas needing improvement. Following is an 
interesting quote that reflects the divergent responses to this question: 
 

“I think HSI’s willingness to explore and pursue multiple avenues of care – shelter, warming 

center, transitional housing, safe haven, etc. and now potentially/hopefully drug and alcohol 

treatment – it’s important that we stay true to our roots and core strengths but not be afraid to 

pursue new means of care and support for our community of people/guests.” 

 
 

Staff Support, Board Selection/Orientation, & Ethics: 

All responses indicated that Board members feel that staff fully supports the Board and does it very well. 

A couple asked whether Board members are sufficiently supporting staff. Two suggestions might be 

worth noting:  
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“It would be good to understand, for example, how committee responsibilities are split vis a vis 

scheduling meetings, taking minutes, etc.  For me, this has been a highly collaborative process 

but I am not sure if we are consistently experiencing this across committees.” 

“It would be useful to hear from a different staff member who is on the front line at each Board 

meeting.  That would allow the Board to better understand the impact of our actions.” 

 
Regarding Board selection and orientation, nine responses urged continued, or increased, focus on 
identifying and recruiting racially/ethnically diverse candidates. A suggestion of mentoring and rapid 
committee assignments was insightful: 
 
“ … providing some mentorship on the various ways that board members can contribute financially and the 

expectations would help.  Also, getting new members involved in committees sooner than later would be 

good.  I suggest assigning them somewhere for the first year and then asking for input on where there is 

interest after that.” 

 
Consistent with past years, all responses indicated that there were no concerns regarding legal or ethical 
issues. 
 

  



                 
 

Homeless Solutions 2021 Board of Trustees Survey 
 

Strategic and Operational Feedback 
 

May 2021 
 
Strategic Feedback: 
 

1. Committee on Trustees:  Continue the work on increasing the diversity of the Board and 
our donor base 

2. Executive Committee:  Address the Pillar “Ensure Organizational Strength and Stability” 
by continuing to focus on:  
a) staff development, training, and team building: and  
b) creating sound HR policy 

 
 
Operational Feedback: 
 
Committees and Committee Chairs:  Committees are encouraged to clarify the manner in which 
their work supports implementation of the strategic plan, as amended.  Meeting efficiency and 
driving towards decisions and outcomes remains paramount.  Offering guidance in pre-read 
materials regarding focus and decisions that are expected is recommended.  Management and 
Committee Chairs are encouraged to partner on this work in advance of meetings.   
 
Important areas for focus include the following: 
 

Development: Success of creative virtual fundraising events given Covid was a major 
achievement this past year.  Recommend continued focus on expansion of major donor 
base and corporate fundraising relationships, including resuming expansion of the FAN 
program. Continue to modify fundraising events to keep them fresh and attractive to 
guests, and address metrics to better understand our newly expanded donor base (e.g., 
grants, Board giving, corporate support and individual major gifts). Evaluate current 
marketing efforts and consider additional ways to market the organization to further 
improve visibility in our area.  
 
Housing Development:  Ruth Davis Drive (Promising Solutions) development, Shelter 
renovations, and Warming Center success and expansion should be on-going focus.  
Recommend follow up regarding issues in affordable housing files as detected by the 
auditors. 
 
Finance and Executive Committee:  Suggest identification of desired mix between 
financial reserves and investment in our mission, with more pro-active financial 
reporting and analysis as the Director of Finance position is fully realized. 

 
COT:  Identify and reach out to potential board members with needed skills, reputation 
for philanthropy and racial/ethnic diversity, the latter being critical; be clear about 



description of responsibilities, including fundraising and significant committee work, 
when inviting candidates to join the Board; develop (anonymous) skills assessment to 
identify potential gaps in desired board member skills; continue to offer opportunities 
for board members to meet and interact with prospective board candidates either 
virtually or in person as permitted; institute a “Funding 101” orientation for new board 
members to better understand the key elements of HSI operations and flow of funds 
from public and private sources; improve mentorship outreach to newly admitted board 
members. 
 
Programs and Services:  Continue to focus on priorities and desired meeting outcomes 
to drive decisions and offer clear recommendations to the Board; finalize Drug and 
Alcohol Counseling certification and begin program implementation; develop creative 
and collaborative solutions to address mental health needs of guests, including but not 
limited to reforming “length of stay” guidelines (in process). 
 
CAC:  Encourage committee members to become more involved in supporting HSI as 
donors, volunteers and potential board members. 
 

Board: Commit to actively supporting goal of board diversity; address Board engagement in 
fundraising and advocacy efforts (including day to day interactions with others) and the process 
for identifying board members, supporters and advocates for HSI; offer suggestions for 
speakers, issues or topics for targeted discussion at board meetings; respond promptly to staff 
requests for information or follow up; serve as a resource to Dan and staff both in and outside 
of committee work. 
 
Staff: Consistent view that staff support is positive and responsive. Encourage staff to provide 
support to enable Board to achieve objectives identified in the strategic plan.  Take advantage of 
individual board members’ capabilities, experience and expertise by seeking advice and 
brainstorming from time to time. Learn from Covid experience to be better prepared for future 
emergencies. 
 
CEO and Board Leadership: Continue to review, update and monitor implementation of 
strategic plan through board meetings, committees and otherwise as appropriate; develop ways 
to engage board members in fundraising, advocacy and outreach in order to improve visibility of 
the mission of HSI; work with Committee Chairs and Senior Staff to standardize approach to 
scheduling, agendas, providing materials in advance of meetings, and preparation and 
distribution of timely minutes, etc. 
 
Continue to improve board meeting effectiveness by implementing a timed agenda and 
highlighting in accompanying pre-read materials items for discussion and resolution at meetings; 
continue to focus on significant strategic issues rather than those that should be the focus of 
respective committees. 
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Minutes -June 10, 2021 
12:00 pm - Zoom Meeting 

Housing Development Committee 
 

Committee Members Present - Georgia Papathomas, Robert Schmitt, Buddy Scott (Chair), Steve Trozinski, 

and George Goldman (Board chair) 
 

Committee Members - Excused - Robert Goldsmith, Lee Taurman, Jim Nason, 
 

Staff Present: Dan McGuire (CEO), Awilda Perez, Wesley Gaynor 
 

The attached discussion document was distributed in advance and the meeting was called to order at 12:03 pm. 

 

Discussion of Promising Solutions – (RDD) 

 Awilda reported that the renovation project is proceeding according to plan. She was asked to elaborate 

on the delays in leasing the completed houses. She explained that because the overall shelter guest 

population is down significantly, our pool from which to select guests where we have an existing 

relationship is also diminished. In addition, the CoC has advised us that prospective tenants must meet 

the definition of “chronically homeless”. As a result, we have already started to expand the population to 

those with CARES and Rapid Rehousing vouchers. Two such tenants will be placed in house 30 by July 

1 with an additional one being evaluated for house 26 with a target date of July 15. Finally, the team is 

leveraging its relationships with other organizations, including Mrs. Wilson’s and JBWS, as the majority 

of their clients will be eligible tenants. Dispersing the population of “chronically homeless” throughout 

the campus is expected to have a long-term benefit as it will hopefully mitigate issues among guests.  

 

 Dan shared that the dialogue with Family Promise continues to progress in a positive manner. The initial 

case management and property management expenses were discussed and both parties have agreed to 

the concept that direct out-of-pocket costs should remain the focus while indirect allocations should be 

mitigated. Both organizations are revisiting the operating budget with this principle in mind. Work 

continues on this important topic and the HD and Finance committees will remain informed.  

 

Discussion of Shelter Renovations 

 It was reported that the parties were in the process of discussing the scope and pricing of the project and 

would revert back to the committee with an update. Since then, we have received a revised estimate 

from Lia for $489,650.  Rob Schmitt introduced us to another contractor that has worked extensively 

with Hampshire Group and who provided a very comparable estimate. However, given Lia’s 

involvement from the outset and because they are already in the midst of demolition, it was decided to 

move forward with them. The architects and Lia are resolving a few outstanding questions and will be 

moving forward with permits and contracts in the short term. While we are not moving forward with the 

other contractor, we were impressed by his response and will be sure to have him bid on future HSI 

projects.  

 

 

 

 



Discussion of Staff Changes 

 Awilda summarized the state of the department which is currently experiencing significant challenges. 

Committee members reiterated the commitment and desire to help and while she is still assessing the 

situation, she will ask for help once the needs are better defined. Third party property management firms 

have been contacted but they only offer full-service options and do not provide temporary assistance or 

consulting services. Other members of the organization and temps have been assisting as a stop gap 

measure and will continue to do so while the situation is remedied.  

 

Additional Agenda Item - 16 Morton Street 

 Dan initiated a discussion on 16 Morton Street, a two-family home that is owned free and clear and 

located in the vicinity of Early Street and Morristown High School. The property was purchased in 

connection with the completion of Big Abbett with the purpose of housing two families that needed to 

be relocated.  We no longer have obligations to these tenants, and they do not meet the mission of the 

organization. The committee agreed that it would be worthwhile to investigate the sale of this property 

given the state of the housing market and that the proceeds could be utilized on activities with a much 

greater impact.  

 

 

Having no further business to discuss, the meeting was adjourned at approximately1pm.  

  



 
 

 

June 10, 2021 

Housing Development Update 
 

Promising Solutions (Ruth Davis Drive) 

 

Renovations 

Phase I – 4 houses (house # 26, 29, 30, 31) 

Phase II – 5 houses (house # 24, 25, 27, 28, 32) 

 

Phase I of Promising Solutions is anticipated for completion June 5th. There are currently 9 leased units and 

expected to be 12 by July 1st. The renovation has moved along timely, but lease up has slowed.  Phase I was 

originally expected to be filled by CoC voucher holders, but the CoC has advised us that prospective tenants 

MUST be chronically homeless (not prioritized for chronic homeless, but allowing others), and we exhausted 

the shorter list of those who were both eligible and interested.  We have pivoted to place the CARES voucher 

candidates into the remaining vacant units.  We hypothesize that this will actually have a long-term benefit of 

dispersing the chronically homeless tenants throughout the houses instead of concentrating them, which may 

reduce the cumulative issues in the houses.  However, in the short term lease-up has lagged. 

 

Habitat and HSI have continued the partnership for Phase II, which began in May and is progressing well.  In 

this phase, the remaining five houses will be rehabilitated.  Three houses are currently under renovation with 

completion projected for the end of July (one of the houses only requires cosmetic improvements).  The final 

two houses are still temporarily occupied by shelter guests as we await the completion of the HVAC project at 

the shelter. We anticipate starting the remaining rehab in August. 

 

House #26 from Phase I was originally intended to be the administrative offices and the home of the campus 

monitor. After considerable deliberation between HSI and FP staff, we decided that it would create better space 

and vastly improve recruitment for the campus monitor position if we could create a separate apartment within 

the administrative house (not sharing the downstairs with programming space).  We approached the County for 

approval to create a stand-alone apartment on the second floor and use the first floor solely for 

administrative/programmatic space.  The County has given us the go ahead to present sample drawings, and the 

architects (who revisited the house to confirm viability) are working on those now.   

  

As previously reported, during the renovation of the first group of houses, it was discovered that asbestos was 

present in the existing floors. We expected to encounter a similar challenge during Phase II renovations, but so 

far we have been able to go over the existing floors and avoid having to disturb anything below the original 

floors.  

 

When completed, the Promising Solutions project will provide supportive housing for 32 tenants and 

accommodate an onsite Campus Monitor and administrative/programmatic space.   

 

 

 

 



 

HSI/Family Promise Partnership 

At the last board meeting, there was consensus to move ahead with the Phase 2 renovations but also with a 

parallel emphasis on advancing discussions and approval of a satisfactory MOU and budget between HSI and 

Family Promise (FP).  

 

The selection of applicants for Phase II has started and the HSI-Family Promise partnership continues to work 

collaboratively.  Applicant eligibility will be administered by Family Promise, who is providing temporary 

housing vouchers through CARES Act funding. Case Management is provided by FP and Property 

Management is provided by HIS.  A sub-committee has been meeting on a bi-weekly basis to cover topics on 

both subjects.  The case manager and property manager meet separately on a bi-weekly schedule to address 

resident concerns.  

 

Dan met with FP CEO Joann Bjornson on May 18 to review the MOU and budget.  He shared our board’s 

concern because the annual PPS budget now shows a $120k deficit instead of a $60k deficit, which is what 

formed the basis of the initial decision to move forward.  (Note: such budget estimates are prior to approaching 

key partners with the “Funders Collaborative” concept for major financial support.) HSI wants to make sure 

there is alignment between the organizations on the scope of services, then review which costs are incremental 

to the new project and which costs are existing and being allocated.  Costs within both of those categories will 

be reviewed by both organizations to ensure there is agreement and that the budgeted costs are appropriate.  

Finally, leadership of both organizations have to agree on how gains or losses would be shared between the 

partners.  Dan and Joann aligned around these goals at a high level.  They agreed to revisit their respective 

budgets through this new lens and have a follow up review/discussion in advance of meeting with Jeff Bashe 

and Jim Nigro (supporters of both organizations and respected community volunteers who have agreed to help 

moderate challenging conversations to help get us across the finish line). 

 

This will not be concluded in advance of the June HSI board meeting.  However, as per the last board meeting, 

both the HD and Finance Committees will be updated as appropriate and consulted with prior to finalizing any 

agreements. 

 

Shelter Renovations 
As previously reported, the County’s HVAC contractor has started work inside the shelter. While this progress 

is welcomed, it has put pressure on the timely completion of the demo related to HSI’s renovation project. In 

order for the County to pay for the change orders associated with the incremental HVAC work, it was agreed 

that we would have the work site prepped and ready for the revised HVAC installation. Demo has started this 

week.  

 

Following the completion and submission of the construction drawings, Lia Construction recently submitted its 

pricing estimates. The total for the project is currently estimated to be $562,500. Approximately 6 months ago, 

prior to the completion of construction drawings and finalization of design, it was estimated that the project 

would cost approximately $470,000. While there has been a significant increase in the price of labor and 

materials, the overall construction costs are still being discussed and vetted with our architects, Lia, and other 

professionals. The goal is to get a high-quality product that is done in a professional and minimally disruptive 

manner at a fair cost for the organization.  

Our preferred contractor is still Lia, but additional work is needed on the pricing. Timing is critical as the 

warming center and adjacent bathrooms needs to be completed by the end of the fall and several grants have 

already been obtained and the money needs to be put to work.  

 

A breakdown of the current estimate is as follows: 

 

 
 



 

Staff changes 

The HD department is continuing to work through significant turnover in personnel.  On May 3rd, the 

administrative assistant resigned. Shortly thereafter, the Property Manager resigned due to family obligations 

with very little notice (3 days). In the midst of it all, the facilities manager left Homeless Solutions resulting in 

the department being scarcely staffed. We are operating with all available resources to keep the department 

running.  Without the appropriate level of staffing, we are focused on high priority tasks including 

communicating with tenants, rent collection and subsidy payment management.  

 

In the short term, we are working with a placement agency to obtain temporary office help.  Shelter staff is 

helping with answering phones and work order requests. In addition, we have connected with property 

management industry agencies to explore short-term staffing services that can help during the reorganization 

period. 

 

Long term, we are focused on restructuring the department. The goal is quality talent and efficient systems and 

processes.  We need to have thorough working systems and we seek to have expertise in the staff that is hired.  

The current job responsibilities are being reviewed to determine what changes are needed to redesign our 

operations.  This change will provide an opportunity to explore options which can include outsourcing certain 

tasks and functions.  

 

 

Property Management Update: 
Total rental arrears related to COVID and the eviction moratorium are $66,555.  Approximately $42k of this is 

from 3 households (two of which we do not expect to collect from and just want to be gone from our property). 

 

Fourteen applications were submitted for the State’s COVID-19 Emergency Rental Assistance Program 

(CVERAP), which opened its Phase II in April.  As of late May, three have been selected for consideration, all 

required documentation was submitted, and we are waiting to hear the results. If approved, this would result in a 

sizeable payment for tenant arrears. The status of the remaining applications is unknown.  As previously 

reported to the board, we have received private grants from First Energy Foundation and the TD Foundation 

which we are permitted to use to help our own tenants with rent and utility arrears (in addition to helping our 

outreach families and others in the community).  We are therefore hoping to recover about $42k in those total 

arrears through government or private grants). 

 

 

Annual re-certifications are current as of June 2021 for all properties.  There are 18 units that will need to be 

recertified within the next 90 days. Big Abbett is scheduled for its annual file review by Enterprise Community 

Asset Management, which conducts an annual visit. We are pursuing temporary staffing assistance (consultants, 

partner agencies, PT help, volunteer support) to help us stay up to date with the re-certifications and to assist in 

reviewing resident files for the Abbett monitoring visit.   

 
Turnovers are showing significant improvement. At the end of March we had two vacant units which were 

rented promptly; one unit was turned-over in 14 days and the other in 17 days.  As of the end of May we have 

one vacant unit scheduled for turnover and one pending a move out in June. We expect to have the May move 

out rented in mid-June.  

 

We have previously reported to HD that we had pursued the eviction moratorium exemption rule to rid 

ourselves of a problem tenant at 88 MLK (stabbing incident, illegal occupants, police calls, etc.).  Having 

received a successful decision from the court, the tenant was due to be out at the end of May.  While he appears 

to be out and has communicated with us somewhat about his actions, we have still not formally received the 

keys or written confirmation to allow us to change the locks and remove the abandoned furniture.  We are 

requesting formal action by the courts to permit the lockout, etc.   

 



 

Capital Needs Assessment 

In light of the personnel changes and competing priorities discussed above, the completion of the capital needs 

assessment is being put on hold. Given the need to successfully hire and onboard several new employees, it is 

likely this initiative will be delayed to the second quarter of next year. At such time, we can reevaluate the 

capabilities and capacity of the team and decide whether this is something that needs to be outsourced or if it 

can be completed internally.  



 

Homeless Solutions Programs and Services Committee Updates: June 11, 2021 

 

• HVAC upgrade– We are a week into the second phase of the HVAC project which will impact 
the area of the building that houses the kitchen and dining spaces, and all of the rooms 
above and below. Fortunately, the current kitchen will not get any new equipment and 
therefore will not impact any meal prep. The work happening in the dining space is 
suspended at 11:30 to allow for an undisturbed serving of lunch.  

This phase is the first to negatively impact staff offices. As a result, we have increased the 
number of days staff will work remotely each week and utilize other staff offices during their 
on-site days, until more permanent office space is available.  

Due to the extremely limited space we have during this phase of the project, intakes for the 
Family Program are now halted. Men’s Program intakes are being considered on a case by 
case basis as we need to maintain enough available space in the Men’s Dorm to be able to 
later move the individuals who are housed in the Safe Haven dorms once the third phase of 
the HVAC project begins. 

The second phase is expected to last until approximately the first week of July, at least. 

• Shelter basement renovations – After months of negotiating with Lia Construction on the 
total costs of the renovation, Lia recently provided an estimate for $489,650. Rob Schmitt 
and Buddy Scott lend their expertise to support staff throughout the process, including 
connecting staff to a contractor who provided us with a comparable estimate.  

As certain elements of the basement renovations are under time constraints (the Warming 
Center must be complete by December 1st and areas of the future kitchen/dining area must 
be demolished to allow for timely progress of the HVAC installation) we have contracted 
with Lia Construction to begin demolition. The demo includes the removal of concrete 
floors, unwanted electrical and plumbing, non-load bearing walls and unneeded ventilation 
ducts. With demolition underway and the submission of Lia’s newest estimate, the HD 
Committee will propose to the Board that we move forward with Lia Construction for the 
total project.  

Along with the impacts of the HVAC project, the demolition has contributed to a loud, 
uncomfortable and sometimes chaotic environment. Despite this, guests, staff and 
volunteers continue to live work and serve as close to normal as possible. 

• THP Fire Suppression system – THP has been awarded funding from the Department of 
Community Affairs (DCA) to replace its current fire suppression system. The vendor’s 



(Cerullo Fire Protection) proposal is to work only in the second-floor units and the individual 
sprinkler rooms. Similar to that of the shelter HVAC phasing, THP must phase the work, 
leaving two units vacant at a time. This forces staff to move families into other units once 
the next phase commences.  

This is a significant change from the original concept, resulting in far less tenant disturbance, 
however it will require us to operate at 80% capacity until the project is complete. There 
may be times that the fire suppression system will be inoperable overnight which will likely 
require providing staff additional hours to serve as an overnight fire watch.   

After the sprinkler system work is completed, additional work is necessary to enclose the 
exposed sprinkler pipe with sheetrock and paint.   

• Staff reorganization – To enhance service provision, we have reorganized staff’s roles in the 
Men’s and Safe Haven Division to offer specialized service delivery (replicating the Women’s 
and Families Division structure). The Single Men’s Case Manager is now HSI’s Admissions 
and Discharge Coordinator. The Admissions and Discharge Coordinator’s responsibility is to 
manage all aspects of intake and discharge of guests in the division including working closely 
with the Coordinated Entry System.  

The Safe Haven Case Manager, now the Mental Health and Addictions Specialist, works 
collaboratively with those guests who struggle with behaviors associated with substance 
abuse addiction and mental illness. A key task will be to make all necessary referrals for 
treatment related to both their mental illness and/or substance abuse.  

HSI’s Income & Benefits Specialist works directly with guests in the division to connect, 
apply and support them to navigate the various elements around securing income and 
benefits.  

These staff are directly supervised by the Men’s and Safe Haven Division Manager. 

In addition to the reorganization, each division is now assigned a Program Assistant. The 
Program Assistant offer two Residential Support Staff the opportunity to have a larger 
impact on guest goal attainment. Their role is to follow up on tasks assigned by the team, 
while making themselves available to support guests attain their service plan goals during 
evening hours.  

• Homeless Database – Inputting incidents related to substance abuse in the HMIS system 
(Homeless Management Information System) provides a means to organize, classify and 
track valuable data for the drug and alcohol program. In order to do this effectively, staff 
discussed absorbing the costs to have additional in the system users to meet the demand. 

With the assistance of NJHMFA (New Jersey Housing and Mortgage Finance Agency), we 
have discovered a method of adding additional HMIS users without incurring any additional 
costs. The method includes realigning our programs into 2 separate divisions, with each 
division allowing for up to 15 HMIS users. Only select few staff require access to both 
divisions and therefore the realignment can allow for several additional users per division.  

In addition, NJHMFA believes they can provide HSI’s Finance and Development staff with 
CoC level HMIS access. CoC access prevents users from accessing any individual chart files or 
client information, but allows access to aggregate data for all of HSI’s programs, which is 



ideal for reporting, audits and grant writing purposes. CoC access does not count towards 
the number of division users and is also no cost.  

Updates on this project to follow.  

• COVID Cases – Unfortunately, within the past 2 weeks, a total of five people in our Main 
Shelter have been confirmed positive for COVID-19 (one staff member and four guests). In 
the case of staff and one guest, it was confirmed that the virus was contracted outside of 
the facility). Sadly, two guests were identified as being in close contact with a guest who did 
not disclose COVID symptoms to staff despite being subject to daily wellness checks.  

All have been quarantined off site since we received notification of their positive results (all 
guests were provided hotel placement via the County’s Office of Temporary Assistance) and 
cannot return on site until they have documented clearance from health officials.  

We have been in close contact with the Morris Township Health Department regarding 
these cases and contact tracing was conducted following the Health Department’s 
procedures. All individuals determined to have been in close contact with these people 
(both guests and staff) have all been directly notified and were required to be tested and 
monitored as per our shelter policies.  

The recent findings indicate that we are still in the thick of battling the pandemic. We are 
hopeful that the enforcement our stringent policies, routine disinfecting and diligence in 
wearing face coverings at all times will prevent the spread of additional COVID-19 cases.  

• Ruth Davis Drive – The HSI-Family Promise partnership (Promising Solutions) continues to 
work collaboratively to place women at the campus. Leasing all units in the 1st Phase was 
delayed a bit as our Single Women’s program occupancy was down over the past 15 
months. The lowered occupancy resulted in difficulty locating applicants who meet the 
chronically homeless definition. Staff have now pivoted to placing women in the vacant 
units with Family Promise’s CARES/Rapid Re-housing funding, and will look to place chronic 
homeless applicants into the houses still to be renovated in the project’s 2nd Phase. More 
details can be found in the Housing Development section of the Board materials.   

• D&A Treatment– Despite being informed by the newly assigned state worker that the site 
inspection would take place, the focus has now shifted to our Temporary Certificate of 
Occupancy (TCO). Per the state employee, the state will only accept a Certificate of 
Occupancy (CO) despite supporting documentation from the County of Morris explaining 
the building’s status. Staff has now gone back to seek the support of Assemblywoman 
Dunn’s office to assist us hurdle yet another obstacle in this process.  

Meanwhile, the clinician, Pascale Augustine, continues to train/prep those HSI staff who will 
be participating in D&A programming. The training is in effort to ensure staff are familiar 
and comfortable with service delivery in this newer field.  

Steve Tronzinski, Steve Schroeder and George Goldman have reviewed and given their 
insight into the D&A Program’s Income Statement. The assumptions reflect a net loss of 
under $10K in the 1st year of operation, attributed to lower program occupancy/D&A 
enrollment. Despite the loss, the income statement reflects positive income once D&A 
programming begins servicing our very conservative projected number of guests (18). 



Shelter Programs 

Destinations & Length of Stay Outcomes 

1st Quarter- January 1-March 31, 2021 

 

SINGLE MEN PROGRAM 

 

11 Single Men exited the shelter in Q1. The average length of stay of these men was 5 months. Of them, 36% 

moved to permanent housing destinations.  

 

SINGLE WOMEN PROGRAM 

 

5 Single Women exited the shelter in Q1. The average length of stay for these women was 7.9 months. Of 

them, 60% moved to permanent housing destinations.  
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SAFE HAVEN 

 

4 individuals exited Safe Haven in Q1. The average length of stay for these individuals was 8 months. Of them, 

50% moved to permanent housing destinations.  

 

FAMILY PROGRAM 

 

2 families exited the shelter in Q1. One of them moved to Transitional Housing (THP) and the other moved 

directly to permanent housing. These families included 2 total adults and 3 total children. The average length of 

stay for these individuals was 4 months. 
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TRANSITIONAL HOUSING 

 

7 families exited THP in Q1. All of them (100%) moved to permanent housing. These families included 7 adults 

and 13 children. The average length of stay for these families was 8.9 months. 

 

ALL SHELTER PROGRAMS COMBINED 

 

45 total consumers, including children, exited the shelter and THP in Q1 of 2021. Of these, 71% moved to 

permanent housing.  
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LENGTH OF STAY COMPARED AGAINST HOUSING DESTINATIONS 

 

In the first quarter, the average length of stay for those exiting to permanent housing from all programs 

was 6.5 months.  88% of consumers who exited to permanent housing destinations in Q1 either possessed some 

type of housing voucher or moved to federally subsidized housing projects (i.e. Public Housing Authorities, 

Promising Solutions), including all of the consumers who exited THP in Q1.  

The average length of stay for those exiting to Transitional Housing / Safe Haven programs was 3 

months, indicating that the need for / eligibility for these programs can usually be quickly identified upon 

program entry and the transition into these programs can typically be facilitated in a short period of time, 

depending on availability.  

The average length of stay of those exiting to temporary destinations was 4.5 months. All of those who 

moved to temporary (non-homeless) destinations, such as staying with family/friends, were terminated from 

their respective program due to noncompliance with program rules/policies. 

The longest average lengths of stay were among those exiting to homeless or institutional settings. (8.2 

months for those exiting to homeless destinations and 8.6 months for those exiting to institutions) This is 

indicative of the challenges and housing barriers that those who require a longer length of stay have (severe & 

persistent mental illness, criminal histories/involvement, substance abuse, etc.) These challenges are difficult to 

address and overcome in a short period of time and are frequent causes of recidivism. The majority of these 

guests (80%) were terminated from their respective programs for criminal activity or serious rule infractions 

that jeopardized the health and safety of other guests.   

 

0 2 4 6 8 10

Exiting to Permanent Housing

Exiting to Temporary Housing

Exiting to Institutions

Exiting to Homelessness

Exiting to Transitional Housing / Safe Haven

Average Length of Stay per Destination Outcome



Shelter Programs Utilization – Q1 2021 

 

 

 

In the beginning of Q1 2021, intakes were halted in all shelter programs (with the exception of 

THP) due to COVID-19 and the rising local number of COVID-19 cases following the winter 

holidays. Intakes resumed in mid-February in most programs, but we kept the Family Program 

and Single Men programs at reduced capacities in preparation for the HVAC project, which 

commenced in April 2021.  

Additionally, home renovations at Ruth Davis Drive (Promising Solutions) moved forward in 

Q1, leaving Homeless Solutions with the use of only two homes at RDD for shelter – total of 8 

beds for women (4 Safe Haven, 4 Single Women). Unable to bring these programs back to the 

Main Shelter due to the impending HVAC project, and unable to utilize any additional homes at 

RDD for shelter, we had no choice but to keep the Single Women program at a significantly 

reduced capacity (40%) through quarter 1 (and also quarter 2).  

For Safe Haven, we decided to change the gender ratio from 6:4 women:men, to 4:6 women:men 

in order to maintain a full 10 bed capacity in Safe Haven, given we had more space available for 

men in the shelter building than we did for women at RDD. 

THP had seven families move to permanent housing in the beginning of quarter 1. Due to the 

number of vacancies occurring at once compared with workload capacities of maintenance staff 

rehabbing apartments at THP, some apartments remained vacant for longer periods than normal. 

 



Program Average 

Utilization 

Rate Q1 

Projected 

Utilization 

Rate Q2 

Projected 

Program 

Capacity 

in Q3 

Projected 

Program 

Capacity 

in Q4 

Notes 

Family 

Program 

21% 36% 55% 100% 7/11 Family Rooms in the shelter are currently inaccessible due to the 

HVAC Project. We were anticipating this in Q1 and did not want to be 

faced with having to move families into motels, etc. in Q2 so we 

purposely did not fill these rooms. We expect utilization in the Family 

Program to increase to 55% by the end of Q3 and then to reach 100% 

capacity again by end of Q4 as long as all goes as planned with the 

HVAC project.  

Single Men 

Program 

63% 60% 72% 100% Due to the need to move Safe Haven males to the Single Men dorm area 

during Phase 3 of the HVAC project in the shelter, the program will have 

to remain at a reduced capacity through Q2 and most of Q3. Once the 

HVAC project is completed, we will be able to return to full capacity for 

this program in Q4. 

Safe Haven 68% 56% 80% 100% Safe Haven women must exit RDD by July 1st in order for the Habitat 

Renovations to proceed. At that time, the shelter will only have space to 

accommodate up to 2 Safe Haven Women, due to 64% of Family Rooms 

on the second floor still being inaccessible due to the HVAC project. 

Additionally, Phase 3 of the HVAC Project will make the Safe Haven 

male dorms in accessible, so intakes for SH have been temporarily 

suspended, impacting the utilization rate in Q2. More space will be 

available in Q3, but not enough to bring the program to full capacity, 

which won’t be achievable until Q4 when the HVAC project is 

completely finished. 

Single 

Women 

47% 26% 70% 100% Capacity for Single Women in Q2 dropped extremely low due to the 

construction in both the shelter and at RDD. We will be unable to 

accommodate more SW in the shelter until Phase 4 of the HVAC project, 

which will occur in Q3. This is why we do not anticipate reaching full 

capacity in this program again until Q4. 

THP 67% 85% 80% 100% Construction on the Fire Suppression System at THP is expected to 

commence in Q3, and will require that 2 upper floor apartments remain 

vacant throughout the duration of the project, leaving THP at an 80% 

capacity until the Fire Suppression Project is complete, expected in Q4. 

Total All 

Programs 

55% 53% 72% 100%  

 



Draft Minutes
HSI Finance and Audit Committee Meeting 

June 09, 2021 
5:30 pm 

Via Zoom Video Call 

Present – Warren Estey (Committee Chair) George Goldman (Board Chair) 
Mike Gayda, Georgia Papathomas, Dan McGuire (CEO) and Christine Sutherland 
(Director of Finance) 

Georgia Papathomas joined the meeting at 5:55pm 

Not Present - Gary Pancoast and Rob Schmitt 

Warren called the meeting to order at 5:36 pm. 

Minutes of the April 14, 2021 were approved as presented 

Rue Insurance – Policy renewal presentation by Bob Cottone, Jr. 
HSI’s insurance policy period is July 1st – June 30th.  Bob Cottone provided a high-

level review of our current coverage.  An assessment was done for the 2021 policy year.  
The current market conditions are close to the same (possibly slightly worse) than last 
year. This particular group of carriers has been consistent and continues to be the best 
program available for the cost.  (A full RDP was done in 2017 and again in 2020, to shop 
the policies around to the various carriers for quotes.) 

Bob opened the floor for questions and responded with the following: 

 How many different carriers are represented?
There are four carriers in the current portfolio:  Philadelphia Insurance 
provides package, auto and umbrella coverage.  Travelers provides crime 
coverage.  Directors and Officers (D&O) and cyber coverage is through 
Chubb, the Difference in Conditions (DIC) policy for 1 Jean Street is 
provided by Lloyds of London.   

 What are the drivers of increase in the umbrella coverage and delineate the
additional coverage that is provided?



 

Package liability has basic coverage of $1 million per claim limit for liability 
and a $2-$3 million annual aggregate, depending on the policy. The 
umbrella policy raises that coverage to provide and additional $5 million 
over each policy, except for A&M (abuse and molestation) coverage which 
is $4 million. The increase in the cost of the umbrella coverage is 
attributed to overall general spike in the number of catastrophic claims 
and increase in the jury award amounts for A&M cases across the board. 
 

 Is it possible we are over insured on any of the policies? 
Given the size of our balance sheet, the amount of our real estate holdings 
and the associated risk exposure, Bob feels we have a prudent amount of 
coverage. 
  

 Is there a 1-page document that details the coverage of each policy, including 
the deductibles? 

Bob will develop a document to summarize the coverage of the policies 
and send it to Christine to distribute to the committee. 
 

 Can we reduce premiums by increasing our deductibles? 
Bob will obtain quotes with alternate deductibles and higher limits for the 
property, D&O, ELPI (employment practice liability) to assess if the offset 
in premium aligns the higher out of pocket cost for a claim and our risk 
tolerance. 
 

 What is the limit and retention on the D&O policy, do we think it is enough 
coverage, and what is the basis for the coverage amount? 

The D&O policy provides $3 million in coverage is for the entity and 
individuals.  The entity has a deductible of approximately $15,000-$20,000.  
The individual board of directors and officers have a zero-dollar 
deductible.  The policy includes side B and C coverage as an additional 
protection to HSI as the policy holder.  Generally, the drivers for coverage 
is based on the size of the board and comparison is made to peer 
organizations to determine reasonableness.  Bob will provide the cost for a 
$4 - $5 million policy for committee discussion to see if it makes sense to 
increase the coverage. 
 

 Will the total coverage cost go down or stay the same when the 38-42 Abbett 
entity dissolves? 



The calculation of the package coverage includes 38-42Abbett and the 
individual premium for that policy is charged to Big Abbett by HSI, so 
there will be no incremental savings.  The separate D&O policy will no 
longer be needed so there will be a savings on that premium. 

Finance Organization Update: 
Christine provided a status update of the 2021 goals and objective of the finance 
department.   

 Staffing/Finance team organization chart – Two new finance team members
were welcomed on June 1st.  Cathy Martin is the former accounting director at
The Homeless Coalition in Maryland. She joined HSI as a temporary consultant
last May, to help navigate the upgrade of our accounting software.  She is
joining HSI as a direct consultant (25-30 hours per week) in the capacity of
finance manager.  Connie Paradise was hired as a bookkeeper to replace Lou
Bodian, retiring in July 2021.

There was a general discussion around the roles and responsibilities of the
team.  Christine will retain oversight over the government grants and push the
transactional responsibilities to the programs & services team.  Cathy Martin will
take over the balance of Christine’s accounting management tasks.  Christine
estimates that working with Cathy and Peter Milligan on process mapping and
refinement of our internal control processes should see a balancing of the
workload and allow us to remain adequately staffed for the next few years
barring any significant program expansion.

 Process improvement & productivity - the Finance team processes
approximately 4,500 donation related transactions, 2,000 rental transaction,
multiple government operational and capital funding sources, and allocates the
related income and expenses over 29 budgeted cost centers.  There is a focus
on simplifying processes and leveraging the upgraded software to enhance
productivity.

 IT Strategy – we are currently refreshing the hardware from older pc’s and
donated laptops to mobile technology.  The property management software
implementation has been rescheduled to Q4, due to a backlog for MRI
implementation team and HSI staffing limitations.  We will be forming an
internal committee to complete a needs assessment for the Cloud migration
with a goal to offload local shared data from our older fileserver.  We expect to
begin the RFP process in Q4.



 Financial update Actual vs. Budget & Current Liquidity Position
Philanthropic support and events continue to drive the revenue 
outperformance.  The underperformance in government grants is related 
to a decrease in bednight reimbursement for OTA (Office of Temporary 
Assistance).  We budgeted less revenue, based on the expectation of 
lowered utilization at the Shelter, but actual billing is trending lower than 
anticipated.  A question was raised on amount of investment income 
reported and Christine will review the reconciliations to make sure there 
are no unrealized gains included.  

A question was raised on whether we are experiencing inflationary 
pressures on wages.  Dan reported that we are having trouble filling 
positions with people dropping out of the hiring process due to higher 
salary expectations or a reluctance to go back to work.  We have been 
trying to stay competitive by increasing salaries and offering a modest 
signing bonus.  We tried to be proactive and raise salaries in line with 
minimum wage increase, but with companies like Amazon offering $15 per 
hour, we are back behind the curve. The higher salary for the new hires will 
force us to look at the overall salary structure during the 2022 budgeting 
process.  Christine will report back with the percentage of employees that 
are currently making less than $15 per hour. 

Liquidity – We continue to maintain strong liquidity.  The lower cash 
balance is driven by the operating deficit and capital spending, which will 
be reimbursed by grant funding.  We will begin the PPP loan forgiveness 
process in late June. 

 2021 Outlook – There is an expectation of strong revenue performance
continuing for the balance of 2021. The finance team will be designing a more
formal forecast model during Q3.  In the April meeting we forecasted a net
surplus of $75,000, up from the budgeted net loss of ($203,000).  There is an
expectation to end the year with a slightly higher net surplus, due to lower than
anticipated childcare costs.

 Dan commented on whether we feel the trend in increased donation and
government revenue will be the new normal.  We continue to see good progress
from the fund development team, in terms of cultivating new donations and
higher donations from current donors.  The carryover effect of the Covid giving



 

response will likely extend until the end of this year and possibly into next year, 
but not beyond.  New Jersey is expected to receive hundreds of millions in 
homeless related funding and we will be looking to target THP and the Shelter 
with those funds. There is an expectation things will “reset” after the government 
money is gone and the pandemic is further behind us. 
 

 Promising Solutions update 
The renovations are underway with Phase II.  We are working with Family 
Promise on updating the operating budget to make sure the combined 
budget is equitable.  There is philosophical agreement and we will 
continue to move forward under that framework, but will not be ready 
with a budget or MOU for the June board meeting.  We need to finalize 
the budget, prior to identifying a timetable for the funding collaborative 
process.   
 

Dan provided an update on the Shelter renovation costs.  The proposal we received 
from LIA was higher than anticipated, which they say is due to higher material and 
staffing costs.  We requested a revised proposal from them and also expect to receive a 
cost estimate from one of Rob Schmitt’s vendors. We did begin the demolition to allow 
the County’s HVAC project to move forward. 
 
A question was raised to George on the date of the next meeting and whether we will 
be meeting in person.  George responded that the June board meeting, scheduled for 
Tuesday, 6/22, will be a virtual meeting.  We are tentatively planning for the retreat to 
be an in-person event and returning to in person meetings thereafter.  There will be 
further discussion at the board level to determine if there is an advantage to keeping 
some meetings in virtual format.  
 
Warren adjourned the meeting at 6:43 pm. 
 
Respectfully submitted, 
Christine Sutherland 
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Agenda

Schedule
Topic

Call to Order – Warren Estey

Approval of Minutes

Insurance renewal presentation  
- Robert Cottone, Jr. AAI, Rue Insurance 

Finance Update – Christine Sutherland

 Organizational Update

 Preliminary Q1 Actuals vs. Budget
Current Liquidity Position

 2021 Outlook

Promising Solutions Update – Dan McGuire

Adjourn

Time

5:30pm

5:30pm - 5:35pm

5:35pm  - 6:00pm

6:00pm  - 6:15pm

6:15pm  - 6:30pm

Homeless Solutions Trustees
Warren Estey
Mike Gayda 
George Goldman
Gary Pancoast
Georgia Papathomas
Rob Schmitt

Homeless Solutions Leadership  
Dan McGuire, CEO
Christine Sutherland, Director of Finance 

At the Invitation of Management
Peter Milligan, Finance Advisor

Invitees
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Review and Approve Minutes 
from the April 14, 2021 Finance 
Committee Meeting
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Insurance renewal presentation
- Robert Cottone, Jr. AAI, Rue Insurance
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2021 Finance Organization Update

 Status of 2021 goals and objectives with a focus on:

 Staffing updates
 New hires began onboarding process on June 1, 2021 (slide share department org chart)
 Group and individual training, including cross training by the Finance Manager

 Process improvement and productivity
 Simplified development revenue processing, saving time and improving accuracy
 Working with payroll provider to generate custom reports for recording transactions

 IT strategy
 Hardware refresh currently in process
 Property management software implementation rescheduled to Q4
 Cloud migration – forming an internal committee to assess needs, expect to begin RFP

process in Q4

Confidential



Finance team organization chart

Laura Lannin - CFO

2019

Christine Sutherland
Accounting & Grants Manager

Lou Bodian
Bookkeeper 

PT 30hrs per week
Lou Bodian
Bookkeeper 

PT - 30hrs per week

2021

Laura Lannin – CFO
Jan 1– Aug 15, 2020

Christine Sutherland 
Director of Finance

Christine Sutherland
Director of Finance

Oct 19, 2020 – Present

Accting & Grants Mgr
Jan 1 – Oct 18, 2020Aimee Farber

Staff Accountant
Aug 2020 - Present

Lou Bodian
Bookkeeper

Retiring July 2021

Aimee Farber
Staff Accountant

Aug 2020 - Present

Connie Paradise
Bookkeeper 
June 1, 2021

Cathy Martin
Dedicated Outside Consultant

25-30 hours per week
(Finance Mgr)
June 1, 2021

2020

Danny Farber
PT Intern 

Finance / Headquarters 
Development

Aug 2019- June 2020

Cathy Martin
Consultant – Arete Agency

10-15 hours per week
June 1, 2020 – May 31,2021
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YTD April 2021 Financials vs. Budget 

Revenue:
- Fundraising/Special Events outperformance of

Bash
- Strong financial markets continue to drive

investment performance through Q2

Expenses:
- Lower compensation costs from vacant positions

Strong Results Expected through Q2
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Liquidity Position – Q1’21 vs. YTD 5/31/21 

Drivers:
- Lower cash balance driven by:

- operating deficit
- purchase of capital assets (reimbursable by

grant funding)
- Deficit spending partially offset by strong

investment portfolio performance

- Minimal changes in reserves

Strong Liquidity Position Moving
into the Remainder of 2021
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2021 Outlook
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2021 Outlook 

• Philanthropy and fundraising events continue to drive increase in revenue

• Frontline fundraising staff to cultivate new donor pool from the Night in the Cold event

• Additional CARES and ESG grant funding awards received in 2021 not included in budget

Expectation of Strong Performance to continue into the Remainder of 2021

The Finance team will be designing a forecast model during Q3, as we continue
to standardize the framework of the finance materials

Confidential
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Homeless Solutions, Inc.  
Development Committee Minutes 
June 7, 2021 @ 6:00 pm via Zoom 

 

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

1. Special Events Update 

✓ 2021 Dream Builders Bash Goes Dark Non-event Event – $249,307 raised to date (against 
budget of $160k); new date for The Comeback Bash (in person) is March 25, 2022 

✓ Virtual Women’s Day – September 20, 2021 

Board Request:  Seeking sponsorships $7,500 - $1,500 

✓ 2nd Annual A Night in the Cold – December 4, 2021 

Board Request:  Seeking Sponsorship prospects ranging from $10,000 - $2,500 

 

2. FAN Prospects 

✓ Securing FAN Sponsors needs to remain a Board wide focus in 2021 

Board Request:  Cultivation strategies are being developed for these prospects:  Jones Lang 
LaSalle, Kay & Frank Failla, Toufayan Bakeries, Alfred Teo, Jack Botti; looking for support for 
these and others 

 

3. Stewardship 

✓ All Trustees notes/emails/calls went out (awaiting confirmation on one) 

✓ Board and CAC Cultivation opportunities include cooking on June 15th with Nelly Jefferson 
(Mary will cook) and Tour on June 18th with Ling Yin (Colleen will accompany) or Cooking 
on July 10th 

 

4. Marketing & Communications 

✓ Reviewed Paradigm Marketing Design relationship and results to date (please see 
attached) 

✓ Upcoming plans include a Social Media Takeover, utilizing LinkedIn Sales Navigator, 
creating a Blog, working on the Women’s Day Campaign and using Ads 
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5. Development Team Growth 

✓ Currently interviewing for new Fundraiser (focused on Annual Giving) 
 

6. Next Meeting Date 

✓ A poll for next meeting date will be sent out 



 

 

 

 

MARKETING METRICS SUMMARY 
 JUNE 15, 2021 

 

Website 
1. Pages/session time on site are consistently strong month over month.  
2. Referral traffic (when someone clicks on a hyperlink from another source to get to our website) 

was up in March & April likely due to event promotions for the Bash and Wine Tasting.   
 
Social Media 
We have consistent growth in engagement across all social media channels.  Engagement measures the 
effectiveness of the post.  High engagement means people are liking, commenting, sharing and clicking on 
our posts.  
 

1. Facebook 
a. Engagement:  

i. January = 703 
ii. May = 1,609 

b. # of Followers:  
i. January = 2,784 
ii. May = 2,862  
iii. EOY goal = 5,000 

2. Instagram  
a. Engagement:  

i. January = 286 
ii. May = 646 

b. # of Followers:  
i. January = 1,203 
ii. May = 1,280 
iii. EOY goal = 1,500 

3. LinkedIn  
a. Engagement:  

i. January = 103 
ii. May = 585  

b. # of Followers:  
i. January = 516 
ii. May = 624 
iii. EOY goa l= 1,000 

4. Twitter (note:  We continue to have a presence and a small steady growth with minimal effort as 
it is not our key audience.) 

a. Engagement: 



i. January = 20 
ii. May = 39 

b. # of Followers:  
i. January = 1,280 
ii. May = 1,281 
iii. EOY goal = 1,500 

Facebook Ads 
1. We tested two videos: Matt & Marvin  

a. Matt:  https://youtu.be/GCf3NGepoj0 
b. Marvin:  https://youtu.be/Sb9KasXM6OI 

2. The Marvin video performed the best 
3. Ad demographic results were women ages 45-54  
4. We will promote the Marvin video for the next few weeks to a broader audience to increase 

brand awareness and build a following.   
 
Upcoming Activities 

1. Social Media Partner takeover with Jasmine Madison.  She recently volunteered at HSI.  She is a 
remarkable women who has overcome a lot.  She was a homeless runaway and is a motivational 
speaker.  She does not have a huge social following but one that cares about homelessness and 
partnering with her will allow us to reach a new diverse audience.  Here is a link to her site: Good 
at Running 

2. Add a blog to the website to drive organic internet searches 
3. LinkedIn Sales Navigator Campaign to build corporate support. The campaign will improve visibility 

into extended networks, and personalized algorithms to help us reach decision makers  

https://youtu.be/GCf3NGepoj0
https://youtu.be/Sb9KasXM6OI
https://goodatrunning.com/
https://goodatrunning.com/
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