Public Housing Agency Of The City Of Saint Paul

InterOffice Memo

To:

PHA Board of Commissioners

From:

Jon Gutzmann, Executive Director

Date:

June 18, 1997

Subject:

Executive Director Performance Evaluation for FY 97

AGENDA
COMMITTEE OF THE WHOLE
(CLOSED SESSION)
June 18, 1997
8:00 - 9:00 AM
PHA BOARD ROOM

Evaluating the performance of the Executive Director for the period of April 1, 1996 through
March 31, 1997 (FY 97).
I. Summary of Agency accomplishments for FY 97
II. Discuss Agency Goals for FY 98
III. Compensation review
IV. Other business

I. Summary of Agency Accomplishments for FY 97:
The performance of the Executive Director is measured against specific goals for the Agency.
These Agency Goals are approved by the Board of Commissioners. There were nine Agency
Goals for FY 97:
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1. Quality Assurance Pledge: Continue "High Performer" status under HUD's Public
Housing Management Assessment Program (PHMAP). Recommend any necessary changes
in HUD’s proposed PHMAP rule when published.
In June of 1996, the Board certified the Agency’s performance under PHMAP as “High
Performer” for the sixth consecutive year. The PHA's overall score was certified at 98.64%.
The PHMAP assessment covers twelve areas of PHA operations, with our certifications as
follows:
•

Vacancy number, percentage (22 vacant units or 0.52% vacant; 99.5% occupied = A).

•

Modernization (five components measured; PHA scored A's in all five).

•

Rents uncollected (balance must equal less than 2% of total; PHA 1.60 % = A).

•

Energy consumption (annual consumption has not increased over 3 yr. average = A).

•

Unit turnaround (unit re-rental is 20 days or less for an A; PHA at 23.5 days = B).

•

Outstanding work orders (three components; PHA scored A’s in all three).

•

Annual Inspection and condition of units and systems (four components; PHA = A).

•

Tenants Accounts Receivable (TAR charges less than 5% of total; PHA at 3.1% =A).

•

Operating Reserves (should equal 40% or more of allowable level; PHA at 84% = A).

•

Routine Operating Expenses (less than op. income plus HUD subsidy; PHA = A).

•

Resident Initiatives (Board policy, significant activity in four areas; PHA = A).

•

Development (four components; PHA = A).

The High Performer designation should provide assurance to the Board and the public that the
PHA is well run and its staff remain committed to the mission of providing decent, safe, and
affordable housing. This PHMAP score was reported by HUD as the highest in the nation for a
large housing authority (attached).
In September and October of 1996, HUD confirmed the PHA’s PHMAP performance (attached).
On September 18, HUD also awarded the PHA the Sustained Performance Award, the PHA’s
second such award in the past six years. (attachment).
In June of 1996, the PHA submitted written comments to HUD on the proposed PHMAP rule.
Although many other PHA’s industry groups agreed with our criticism of the revised vacancy
indicator, which penalized high annual turnover rates, HUD adopted the rule as proposed. For
FY 97, the PHA nevertheless scored an “A” under the new vacancy indicator.
(In April of 1997 the PHA Board certified a score of 100% under the new PHMAP
indicators.)
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In January of 1997, the PHA submitted comments to HUD on the proposed rule creating a
Section 8 Management Assessment Program (SEMAP). The PHA’s opposition to two proposed
new indicators (“deconcentration of poverty” and “welfare to work”) was echoed by other PHA’s
and the industry groups. HUD has since signaled that it will drop those indicators.

2. Fair Housing: Work cooperatively with community representatives and other units of
government to ensure non-discrimination in PHA programs and to affirmatively further
fair housing objectives. Obtain final Court approval of the SMRLS settlement agreement
and begin implementation according to stated timelines.
SMRLS: On March 12, 1996 before US Magistrate Judge Ann Montgomery, SMRLS formally
accepted the settlement proposals of February 7 and February 16, 1996 from the PHA and HUD
respectively. On May 15, 1996 the Board authorized the Executive Director to execute the
settlement agreement. The full settlement agreement formally dismissing the lawsuit was
approved on July 31, 1996. Board members, PHA’s Attorney, outside legal counsel and staff
discussed settlement options, strategies and implementation at several Board meetings from April
to November. On August 28 the Board approved an amendment to the ACC incorporating the
200 Section 8 vouchers (two year budget authority of $3,391,300 and $75,000 from HUD for
mobility counseling). On October 16 the Board approved a contract with Lutheran Social
Services and Capitol Community Services for mobility counseling services.
Staff prepared a detailed project plan identifying settlement terms and conditions and
implementation dates. Staff reported implementation progress to the Board in November of
1996, January and March of 1997.

3. Modernization: Meet all expenditure goals for modernization grants. Actively involve
residents of affected developments in modernization planning and implementation.
Administration: All application, obligation and expenditure standards for modernization
funding were met or exceeded, including:
•

1994 Comp Grant Program ($10,026,329): 100% obligated by 4/30/95, well ahead of the
5/9/96 obligation and 5/9/97 expenditure deadlines. (Close-out 9/18/96.)

•

1995 Comp Grant Program ($10,950,855): (3/2/95 ACC approval). 100% obligated and
under contract to date. Fully expended as of 4/7/97. (Close-out anticipated in 9/97.)

•

1996 Comp Grant Program ($8,141,041): (8/8/96 ACC approval). 81% obligated and under
contract to date. 45% expended as of 4/7/97. Goals to obligate 100% by 8/8/98, and fully
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expend by 8/8/99. ($8,141,041 reflects HUD approval to defer repayment of the 1995
recission loan of $2,035,208.)
•

1997 Comp Grant Program ($7,836,207): (5/1/97 ACC approval). Goals to obligate 100%
by 6/30/99, and fully expend by 6/30/00. ($7,836,207 reflects the amount after repayment of
one fourth of the 1995 recission loan of $2,035,208.)

The PHA’s record to obligate, expend and close out modernization projects is among the
best in the nation.
Resident Involvement: Staff and residents continued strong partnerships in the modernization
program this year, especially with regard to the modernization at the McDonough Community
Center, Dunedin Family Community Room and Montreal Hi-Rise. Improved communications
have led to a greater awareness and sensitivity to the needs of residents whose apartments are
undergoing substantial rehabilitation. Meetings were held at all developments, and the residents
were involved in the development of the Five Year Modernization Plan. Residents were
consulted as the work at their development or hi-rise was designed and scheduled for
construction. Regular meetings were held with residents during the construction phase.
Newsletters were prepared and distributed at several properties to increase communication with
the residents.
Major Modernization Projects:
•

McDonough Community Center: The modernization contract was awarded in 8/29/96 for
$3,090,250 and work began on 9/12/96. The work includes substantial additions to the
existing structure including new management offices, classrooms and maintenance garages.
The work is scheduled for completion on 11/15/97.

•

Montreal Hi-Rise: Phase I modernization work which included the dwelling unit
rehabilitation was completed 8/16/96. The Phase II modernization contract was awarded in
10/16/96 for $1,873,800 and work began on 10/31/96. Phase II work includes modernization
of the non-dwelling areas including offices, common area corridors, lobbies, a substantial
community room addition and rehabilitation of handicap accessible dwelling units and the
caretaker unit. This work is scheduled for completion on 10/14/97.

•

Dunedin Family Community Room: The modernization contract was awarded in 8/28/96
for $326,000 and work began on 9/12/96. This modernization work included the expansion
of the hi-rise structure to provide a family meeting space with a separate entrance from the hirise, and large maintenance garage addition and relocation of the caretaker’s dwelling unit.
This work was completed 5/15/97.

•

Mt. Airy Shop Addition: The modernization contract was awarded in 10/16/96 for
$380,766 and work began on 10/30/96. The work included an addition to the hi-rise
providing additional office, storage and work space for the Mt. Airy maintenance work force.
The work was completed 3/31/97.
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•

Mt. Airy Family Modernization Phases III & IV: Phase III work was completed on
10/29/97 with a contract totaling $2,821,385. The Phase IV a contract totaling $4,501,642,
marks the completion of the entire Mt. Airy Modernization scheduled for completion the
summer of 1997.

•

Scattered Site Modernization: Two contracts were awarded for the modernization of 35
scattered site homes in Spring of 1996 for $375,650. This work was completed in 12/96 and
3/97. Technical Services staff continue to work with other staff and residents to complete the
modernization of our scattered site stock.

Other significant contracting achievements:
•

Audit: There were no HUD monitoring findings regarding the administration or quality of
modernization work.

•

Funding: Applications for funding were submitted ahead of HUD's deadlines. Budget
revisions were submitted and approved in a timely manner as required, ensuring that all funds
have been expended on approved work items.

•

Monitoring: All budgeted projects were assigned to staff and scheduled for monitoring.
Technical Service staff utilize “Project Plan” software to schedule and monitor contract
activities.

•

Design Review: Staff from Maintenance, Resident Services and Technical Services
continued to work together to approve project concept, design, and product and material
selections for all major improvement projects. The results are improved communications,
coordination and project management. Also, decisions coming out of this process are more
strongly supported by the staff who have the responsibility to maintain the improvements.

•

MBE and W/DBE contracting: Progress was made toward meeting MBE and W/DBE
contracting goals. Activity for the period of January 1996 to January 1997 was as follows:
Modernization Budget: MBE: 21.2%; W/DBE: 8.9%. Operating Budget: MBE: 7.6%;
W/DBE: 9.8%. These results are generally higher than FY 96. They are accomplished by
outreach to provide bidding opportunities to as many contractors as possible, publication and
dissemination of the PHA’s own Directory of Minority, Women, and Disabled Owned
Business Enterprises, etc. Progress is reported quarterly to the Board.

•

Procurement training: Purchasing training was provided to all staff who are authorized to
purchase for the second consecutive year. Certificates of attendance are provided to all
attendees.

•

Service Contracts and charge accounts: The use and reevaluation of “Open Accounts”
continued in order to meet the needs of primarily the Maintenance Department. These
accounts allow staff to procure incidental materials quickly, thereby improving the efficiency
of maintaining PHA properties.
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Storeroom: Timely and cost effective delivery of goods and materials from the storeroom
were achieved through the use of purchase orders, PHA contracts, City and State contracts,
and drop shipments.

4. Homeownership: Assist 15 public housing or Section 8 households to become
homebuyers under the HOME program. Continue assisting 35 public housing or Section 8
households who are working towards homeownership under the HOMEWARD “rent to
own” program:
HOME: At the beginning of FY 97, a total of 115 families had become home owners since
HOME’s inception in 1990. By the end of FY 97, that number grew to 129. Fourteen households
became homebuyers in FY 97, one shy of the goal of assisting 15 families.
During FY 97, 89 new families were counseled by Thompson Associates, bringing the total
number counseled since the program’s inception to 659. Thompson also conducted follow-up
visits with recent homebuyers, conducted more outreach meetings, and held homebuyer
workshops.
Fiscal 97 was Year VII of the HOME program. The PHA and our partners (the Family Housing
Fund, Thompson Associates, and the City of St. Paul) are proud of the 129 families that have
moved out of public housing or Section 8 into homeownership. Their units have been re-rented
to other families on the waiting list. The 129 homes purchased are all in the City, thereby
contributing to the goals of neighborhood stabilization and preservation (and contributing to the
City's tax base). Only four of the purchases have resulted in default, well below industry
standards.
HOMEWARD: Staff continue to manage the 35 properties included in this rent-to-own
homeownership program. All properties have been occupied initially although turnover does
exist. No purchases have occurred to date although two purchase agreements were in process at
the time of this writing. The Board received monthly status reports on the program.
Habitat For Humanity: The Executive Director of Habitat expressed a willingness to partner
with the PHA on a pilot homeownership program to benefit PHA residents. Staff informed the
Board of this possibility in December, 1996. The issue was still in the concept development
stage at the time of this writing.

5. Regional Affordable Housing: Seek 200 additional Section 8 certificates/vouchers if
funding is available from HUD. Actively support or promote other regional affordable
housing solutions.
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•

Robinson Settlement: 200 Section 8 vouchers received August of 1996. Hired and trained
additional staff to begin issuance of these vouchers; established waiting list of all public
housing residents interested in receiving a Section 8 voucher through this distribution,
developed systems to track the issuance of these vouchers; contracted with outside social
service agencies to develop mobility counseling services in October of 1996.

•

Family Unification Program (FUP): Submitted an application in June of 1996 for 50
Family Unification Program certificates that was successful.

•

Housing Opportunities for People With Aids (HOPWA) NOFA: In March of 1996, the
PHA sent a letter to the Coalition for People with HIV to inform them that the PHA would
consider partnering with the Coalition and/or its member organizations in seeking funds
under this NOFA. Rather than making application on their own, the Coalition chose to
support the funding request from the St. Paul Urban League.
(The PHA made a similar appeal for grant partners for FY 98 HOPWA funds in an April 28,
1997 letter to the Coalition. No funding proposals emerged.)

•

Continuum of Care/Housing Programs for Homeless Persons: In March of 1996, the
PHA also sent a letter to 30 various community organizations inviting them to consider
partnering with the PHA for this grant application. Staff participated in several meetings
with St. Paul and Ramsey County staff and housing providers, however, none of the
organizations submitting proposals asked the PHA to participate directly in their proposed
programs.
(The PHA made a similar appeal for grant partners for FY 98 Continuum of Care funds in an
April 28, 1997 letter to Community groups but no funding proposals emerged.)

•

Regional Agreements: Retained active contact with the Washington County HRA which
previously approved (July of 1995) a joint development agreement with the PHA for
acquisition of up to 50 scattered site homes. Although this agreement was preempted by the
July 27, 1995 federal recission, the relationship remains viable for future opportunities.

6. Resident Economic Development: Support Step-Up, STEP, and other programs which
help residents achieve their goals of economic independence and self-sufficiency.
•

Step-Up: Four residents served. One apprentice moved from Step-Up to the Carpenters
Apprenticeship Program, and one new participant moved from the Program for
Apprenticeable Youth into the Step-Up Apprenticeship.

•

Support for Training and Employment (STEP): Over 100 new participants were served by
STEP in FY 97. Half of all 400 plus participants have found employment since the beginning
of the program. PHA proposal to the Department of Children, Families and Learning secured
$18,400 of funding for STEP. Three additional City Wide grants (NSP, McKnight and St.
Paul Companies) provide over $90,000 of funds for STEP.
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•

Program For Apprenticeable Youth (PAY): Sixteen residents between the ages of 16-24
have enrolled in the program. Eight students remain active. Two students completed their
GED and others made significant progress toward meeting their secondary school
requirements. One participant completed both his GED and the carpentry training and was
placed with contractors. One youth moved into the Step-Up Program. Three students
entered the painting training; two moved out of public housing, and the remaining student is
looking at other related careers. Two community projects were completed: building and
installing a handicapped accessible ramp, and framing a facility at a local Boy Scout camp.

•

Janitorial and Security Training Programs: Ongoing recruitment performed; eight
residents entered the building cleaning and care training program; of 15 total participants
served this year, seven remain active. Two residents were hired as security guards; a total of
three participated this year. One resident moved from the security training program to a
position with the PHA (Assistant Housing Manager), one completed the training program and
remained employed, and one left the program.

•

Volunteers in Service to America (VISTA): Recruited and selected participants. One
resident VISTA began work in June 1996 and is completing her assignment with the ECFE
program at Roosevelt Homes. The non-resident VISTA works with STEP. Two VISTA
workers will focus on Jobs-Plus work during FY 98.

•

Summer Youth Program: Executed funding contract with the Center for Employment and
Training, hired three supervisors and completed an oral history/music project with eight
public housing youth. Project was coordinated with the PHA’s Composer in Residence
Program.

•

Family Investment Center/Youth Development Initiative: Instituted earned income
exclusion provision of the FIC/YDI program; 75 residents enrolled.

•

Jobs-Plus: Developed city-wide collaborative, assumed lead agency role, and successfully
competed for Jobs-Plus designation against 40 other cities; $200,000 awarded (one of seven
awards nationally). Successfully submitted a $1,000,000 Economic Development/Supportive
Services grant proposal with Wilder Foundation as the-applicant; funding to be used in
conjunction with the implementation of Jobs-Plus.

•

Resident Employment Partnerships: Expanded affiliations with public, private and
nonprofit sectors, with over 20 partners committing to the Jobs-Plus program.

•

Parenting Programs: McDonough staff collaborated with Wilder to continue the Social
Adjustment Pilot Program, Living in America, to provide parenting classes for parents of
teens in serious trouble with the law and to provide support groups for youth involved. Two
groups of parents and teens have completed the eight session programs. Assisted in
preparation of two applications for funding for McDonough Family Support Program.

•

Summer School: Staff facilitated process to enable St. Paul Schools Area Learning Center
to continue summer school at Mt. Airy Homes Community Center for Mt. Airy youth.

•

Growing Places Child Care Program: Staff collaborated with Wilder on the
implementation of Growing Places Child Care Program at Mt. Airy Community Center. The
program was the result of a joint application for funds between Wilder and the PHA and is
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serving children of working PHA parents. The program is at capacity (18) with a waiting list
that is growing every week.
•

Community Centers: Successfully managed three Community Centers in a manner that
fully utilizes the facilities to meet the identified needs of the residents and incorporates a
philosophy of shared provider space to increase the number of resources available.

7. 480 Cedar Street: Provide necessary services to successfully manage, operate and
market the building:
Staff met the goals of providing necessary services to ensure the successful operation of 480
Cedar, including:
•

Successfully managed the leasing (new or renewals) of 9300 square feet of rentable space in
FY 97 to: Asian Women United, Independent Republican Caucus Campaign Committee and
the Teachers Retirement Association. The building became 100% percent leased up in
March of 1997.

•

Distributed a newsletter to building tenants every other month to communicate information
about building improvements, new tenants and other issues.

•

Promptly responded to all building tenant concerns. Held weekly meetings to monitor
performance and to ensure satisfactory response to staff and tenant issues.

•

Continued common area improvements to enhance marketability.

•

Submitted a FY 97 year end report to the Board (March of 1997) on the operations of 480
Cedar and approving the Building Fund budget for FY 98.

8. EMPLOYEES: Provide employees with skill development and career advancement
opportunities. Meet racial and gender hiring goals for employees through the Affirmative
Action Plan and other efforts.
•

Career Development: Human Resources staff continued new employee and new supervisor
orientations; continued special skills enhancement training program for Maintenance
employees; held supervisor training sessions; conducted Skills Enhancement sessions for all
employees; counseled employees on individual career/educational plans; worked with
individual employees and their supervisors to develop training plans; and coordinated
employee reward and recognition programs, including peer achievement awards and the
formal annual employee recognition breakfast.

•

Forty Hour Training Goal Per Employee: We borrowed a concept from the St. Paul
Companies; a 40 hour per employee training goal was instituted in the Resident Services
Department during FY 97. This will be instituted Agency-wide in FY 98.
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•

Training Catalog: Human Resources staff developed a training opportunities catalog which
unified all PHA sponsored training programs to be offered in FY 98 (Agency-wide training,
Departmental training, computer training, tuition reimbursement, seminar attendance, etc.).

•

Equal Opportunity and Affirmative Action: Progress toward meeting the PHA's
Affirmative Action hiring goals was reported to the Board on April 17, 1996, including:
Of the 232 people in the PHA's workforce, 49.6 % are women (compared with 48 % a year
ago) and 26.3 % are people of color (compared with 26.5 % last year and 24.7 % the previous
year). Both groups are represented at all levels of the Agency.
Thirty-nine percent of all new employees hired during FY 96 for regular positions are people
of color (compared with 31% the previous year). Nine employees of color were promoted
this fiscal year (compared with seven the previous year). Minority and female recruiting is an
activity undertaken throughout the PHA, including considerable work performed by the EEOAA Officer, Department Directors, and the Executive Director. We do not limit our activities
to the vacant positions formally classified as underutilized.
There were no hiring goals to correct “underutilization” for minorities in any of the job
categories. A hiring goal to correct underutilization of females in the officials and managers
category was met. Hiring goals remain to correct underutilization of females in four different
job categories. In most cases the reason underutilization was not corrected was because
hiring opportunities did not occur.

•

No formal EEO complaints filed again this fiscal year. This is due, in part, to more effective
communication with protected class members: the Executive Director continued to meet
quarterly with the employees’ Minority Issues Council, the EEO Officer and other staff are
proactive in meeting with employees to resolve work place disagreements before they
mushroom into larger conflicts.

•

The EEO-Affirmative Action Officer met with individual employees, proposed resolutions to
issues of concern, and assisted with the implementation of the action plans.

•

The EEO/AAP complaint procedure was reviewed with all new employees and supervisors at
their orientation.

•

Repeated in-house training sessions designed to help staff understand and value differences
between individuals in the workplace (provided every other year, alternating with training on
sexual harassment prevention).

•

Human Resources staff (and the Executive Director when available) participated in minority
job fairs and the University of Minnesota job fair to recruit qualified people of color for
current openings, collect applications to add to the minority application bank, and to establish
contact with new recruitment sources.
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9. Organizational: Continue internal rethinking strategies and implement operational
changes to meet the challenges and opportunities presented by federal reform initiatives.
•

The Executive Director conducted a structured process called “Rethinking the Organization”
with all staff members of two departments during FY 97: Technical Services and
Administration and Finance. (The Resident Services department staff participated in this
process in FY 96 and the Maintenance department staff participated in this process in FY 95.)
This is a continuous improvement effort aimed at rethinking products and services, business
systems, organizational structure and ourselves as managers and employees. The process
yielded many important recommendations reflecting a positive, team building approach.

•

The Technical Services rethinking exercise led to a reorganization including a Board
approved revision to the organization chart to reflect the recreation of the Department
Director position. Kirsten Spreck was appointed to that post in March 1997.

•

The Administration and Finance rethinking exercise concluded at the close of the fiscal year
with the results still in discussion.

•

The Executive Director held three Agency-wide “all employee” meetings to listen to
employees and discuss a wide range of issues including the status of Congressional activities.

10. Other FY 97 Agency Accomplishments include:
A. FY 97 Operating Budget:
In March of 1996, the Board approved the FY 97 Operating Budget for the public housing
program. The goals were similar to FY 96: to preserve core property management services
(including a full year’s expense for ACOP); to add a limited amount of funding for drug
elimination programs previously funded with special HUD grants (Mt. Airy Boys and Girls Club
and the McDonough Teen Council); and to continue funding a higher than usual level of legal
fees. The total expenditures approved were $15,899,500, or a 3.7% increase over the FY 96
revised Operating Budget. The budget included a deliberate decision to “spend down” some
reserves for these purposes (projected at the time to be 76% of six months operation by the end
of FY 97).
B. FY 97 Operating Budget Revision:
In December of 1996 the Board approved Revision One to the FY 97 Operating Budget for the
public housing program. The revision budgeted total expenditures at $16,338,350 (or a 2.8%
increase from the original FY 97 budget). The revision continued the theme of drawing down
some reserves due to a better than expected actual year-end reserve level of 84%, increased
dwelling rental income, reduced expenditures in the PHDEP and legal fee categories, and new
expenditures for salary settlements and the operating impact of the Robinson agreement.
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C. FY 98 Operating Budget:
In March of 1997 the Board approved the FY 98 Operating Budget for the public housing
program. The budget approves expenditures of $16,446,480 or 0.7% higher than FY 97,
Revision One. The budget includes a projected contribution to reserves of $294,990 bringing
projected FY 98 year end reserves to $6,399,979. This is approximately 84% of six months
operating expenses. The budget reflects the positive impact of capital investments in unit
renovations and proposes the same high level of property maintenance and management.
D. Other Agency budgets were approved and submitted on time including the Section 8
Operating Budget, Comprehensive Grant Budget, Building Fund Budget, Discretionary Fund
Budget, Drug Elimination and special grants. While the combined budgets for all Agency
programs may have reached an all time high in FY 95 ($49.6 million), the FY 98 projection of
$46.4 million represents a decent increase from the $44.7 million budgeted in the FY 97 revision.
E. Accounting Systems, Reports, and Miscellaneous Financial:
•

Achieved internal distribution of Quarterly financial statements to Board and staff; internal
cost center reports; and reports for position control, payroll distribution, etc.

•

Achieved timely and accurate distribution of all required IRS and HUD financial quarterly
and year-end reports.

•

The FY 96 audit was completed on time by McGladrey & Pullen. There were no audit
findings. Auditor’s recommendations were implemented relative regarding cash
management, procedures and contract and tenant file management.

•

Improvements were made in accounts payable (new computer system), accounts receivable
(streamlined activities regarding processing 4300 monthly payments), general ledger and
payroll systems.

•

Revenue recapture data base designed and implemented with excellent results as reported to
the Board.

•

McGladrey-Pullen MIS reports received on May 2 and December 20, 1996. Implementation
of recommendations on-going.

F. Insurance:
•

Continued general liability coverage at competitive rates. The value of the PHA’s land,
structures, and equipment is over $190 Million.

•

Renewed the policy for Workers Compensation insurance in March 1996 with a premium
decrease of $104,391 (or 40%) below the previous year’s rate.
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G. Contract Settlements: Wage settlements approved in FY 97 or still active in FY 98 were as
follows:
•

Local 132: 5.0 % (5/21/97)

•

AFSCME: 4.65% (7/17/96)

•

AFSCME: 5.25% (6/18/97)

•

Local 70: 4.0% (5/15/96)

•

Supervisory & Confidential: 5.23 % (12/18/96)

H. Pay Equity Implementation Award: The PHA was re-certified in compliance with
Minnesota Pay Equity Act.
I. Screening/Occupancy:
•

The “A” rating for the PHMAP vacancy indicator was achieved by keeping occupancy at
99% for each month (except November and December 1996, where occupancy was 98.55%
and 98.32% respectively). The fiscal year average occupancy rate was 99.2%. An average of
79 families were housed each month; an average of 40 files were denied each month; and an
average of 155 files were canceled or withdrawn each month. (congrats e-mail attached.)

•

Screening processes improved throughout the year. A procedure for obtaining records from
Ramsey County Detox was re-instituted. A process was put in place to obtain more credible
sources of housing history documentation; the rental history form was changed in order to
obtain a more detailed rental history. The public housing application was updated and
revised to include in-depth questions related to criminal activity as well as questions
pertaining to lead based paint, detox admissions, designated housing preferences and special
accommodations. This update of the application also eliminated duplicate paperwork.
Efforts were initiated to obtain criminal histories nationwide (NCIC and our own
procedures).

•

Staff held weekly Round Table sessions with Rental and Management staff working together
to make approval/denial decisions regarding applications that are difficult to assess and
review files of recent leases who are not lease compliant to see if there is something to be
learned from the review for future applicant screening, etc. Staff conducted move-in
orientations and signed leases with 945 households during FY 97.

J. Lease Enforcement: Staff strictly enforced lease provisions in all management areas and
terminated 66 leases when efforts to help residents achieve lease compliant behavior were not
successful. The number of Terminations for Cause initiated in FY 97 was 82. Of these, 66
vacated, seven executed continued occupancies agreements, and nine terminations are still
pending. No grievance hearings were lost during FY 97.
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K. Support Services:
• Congregate Housing Services Program (CHSP): Operated five CHSP sites serving 150
participants seven days per week. During FY 97, over 77,000 meals were served to CHSP
participants, as well as housekeeping, laundry, and extensive personal case management to
assist frail participants to maximize independent living. Staff negotiated a contract with
Ramsey County that entitles elderly waiver funds to pay for housekeeping services for county
eligible CHSP participants.
•

Wilder Assisted Living Program: Staff initiated Wilder-Ramsey County PHA planning
meetings regarding the need for Wilder Assisted Living Programs in PHA hi-rises. Wilder’s
new Assisted Living Program at Hamline Hi-Rise reached 71% capacity in FY 97.

•

Hi-Rise Coordinator Grant: The Service Coordinator Grant staff have served more than
300 residents through referral and outreach efforts, providing crises intervention, assistance
with lease compliance, case management, and responding to other resident identified needs.
They have developed and implemented a housekeeping training program for hi-rise residents,
utilizing residents as trainers; developed and implemented a vocational information and
referral program made available in every hi-rise; initiated, renewed, and nurtured
relationships with public and private community mental health and other agencies.

L. Drug Elimination, Security, Crime Prevention:
•

Security Cameras: All public housing hi-rises with back door entrances used by residents
have now been equipped with building entry cameras, monitors and time-lapse VCRs in an
effort to make buildings safer for residents. One additional lobby camera was added at
Central Hi-Rise to expand the lobby area videotaped. Equipment has been purchased and
installed at Valley Hi-Rise that allows all staff to view the entry area tapes, slow down or stop
the tape and develop pictures from the tapes for use as evidence in hearings, to assist police
actions, or deal with problem residents.

•

Storefronts: Storefront policing operations are continuing at Valley, Mt. Airy and Dunedin
Hi-Rises. Approximately 60 residents are involved in working in the storefronts. Storefronts
are monitored by residents at regularly scheduled times during the week.

•

The ACOP Program and the St. Paul/ Ramsey County Asian Youth Gang Task Force
continued to provide invaluable service to the four family developments, including Mt. Airy,
Valley and Dunedin Hi-Rises. The ACOP supervisor has provided training and information
to Rental Office staff. Staff have used ACOP information to support several lease
termination actions. ACOP officers work with Housing Managers on a daily basis in relation
to drug and gang issues as well as the more positive preventive actions - community policing
at its best.

•

Staff and the ACOP supervisor have worked very closely with several divisions of the police
department to help resolve major crime and drug problems at Central Hi-Rise.
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•

Ramsey County Sheriff’s Department has agreed with the PHA to provide a sheriff’s deputy
to work full time in hi-rises with an emphasis on prevention, awareness, problem solving and
helping residents build community crime prevention links. A job description and potential
contract have been developed for implementation early in FY 98.

•

Housing Management staff have worked extensively with the FORCE Unit of the St. Paul
Police Department to develop working relationships that allow for the mutual exchange of
information and have resulted in the eviction action against many residents involved in drug
related activity.

•

Resident Councils have become more active in community crime prevention efforts. Dunedin
Family and Hi-Rise Councils have become chapters of the West Side Safe Neighborhood
Crime Watch Group and have discussions and presentations at their regular council meetings.

•

Exchange Hi-Rise residents, with the help of staff, have organized a Door Watch Program in
their building where 60 volunteer residents take shifts monitoring the front door to improve
the safety and security in their building.

•

In January of 1997, staff presented a detailed status report to the Board on the “state of the
Hi-rises”. The report summarized current conditions; demographics and management issues
compared to ten years ago; staff efforts to accommodate the changing conditions; and outline
the PHA’s general strategy for creating more livable and manageable hi-rise communities.

•

In April of 1997 the Board approved a contract for increased security guard services and a
separate contract for off-duty law enforcement personnel for Central Hi-Rise.

M. Policy and Procedures:
• Policy Revisions: On May 21, 1997 the Board approved a new Public Housing Admission
and Occupancy Policy, culminating a 14 month process with the Board, staff and community
groups.
•

Implementation of New Policies: Housing Management implemented new policies with all
residents regarding the reporting of interim rent changes, new language regarding criminal
and drug related activity, new language regarding payment for time in the unit after the
effective date of a termination and new policies regarding occupancy transfers. Lease
addenda defining the new policies were signed with all current residents.

•

Robinson Settlement: The Rental Technician’s Procedures Manual was completed. The
Rental Technicians were trained on the new Public Housing Admissions and Occupancy
Policy and the Procedures Manual. A new file monitoring process was developed. A formal
denial report is now prepared quarterly. Applicants on the Public Housing waiting list as of
7/31/97 were given the opportunity to be placed on the Section 8 waiting list.

•

Procedure Revisions: The entire Managers Manual was revised during FY 97.

N. Section 8 Utilization: Maintained an average of 99% utilization in the Section 8 Certificate
and Voucher Programs despite mandatory 90 day shelving restriction.
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O. Other Property Management Highlights:
•

Inspections: Staff completed 4300 annual housekeeping inspections and a separate 4300
preventive maintenance inspections. This is double the PHMAP “requirement”.

•

Work Orders: All 5115 emergency work orders initiated during FY 97 were completed
within 24 hours. A total of 28,693 non-emergency work orders were completed in FY 97
with an average completion time of 2.17 days (PHMAP standard is 25 days).

•

Vacant unit preparation: A total of 969 dwelling units were prepared for re-rental in FY
97. (This compares with 909 in FY 96 and 864 in FY 95.) The unit preparation time for
Maintenance was reduced to an average of 4.76 days in FY 97 from the average of 5.7 days in
FY 96.

•

HVAC: There were no significant complaints from building tenants regarding heat or
cooling during this fiscal year. There were no “freeze-ups” due to mechanical failure during
the winter. Both are due in large part to steady improvements to building systems and EMS
upgrades.

•

Appearance of Buildings and Grounds: Senior staff inspect all properties and prepare
inspection reports for deficiency correction by Maintenance staff. Additional inspections are
performed by Maintenance Managers and Housing Managers throughout the year with noted
deficiencies corrected by Maintenance staff. The properties continued to look A-1 because of
these systems and efforts.

•

Snow removal: Not usually a separate heading, but snow removal this past winter was an
exceptionally arduous task for all the Maintenance staff, from supervisors to front line staff.
Approximately $90,000 was spent in overtime this year to get the job accomplished to our
high standard. (attached thank-you letter from President of Presidents Coucil.)

•

Fire safety: In October, 1996, the PHA informed the Fire Marshall of its plan for
completing improvements to the hi-rise life safety systems, including the important change to
fully sprinkle all hi-rises. The Fire Marshall congratulated us for our “wisdom and
foresight”.

•

Customer service: During this fiscal year, 371 residents were surveyed with 96% of
residents polled indicated that they were satisfied with PHA repair services. Worth noting
again is the fact that the Maintenance department has completed more work each year (work
orders, vacant unit preparation, preventive maintenance, etc.) faster and with fewer staff (95
staff in FY 95 compared with 89 staff in FY 97).

•

Rent Collections: Staff continued proper rent collection procedures; staff coordinated with
MIS and Accounting to establish a system for monitoring collecting from unpaid accounts.

•

State of Minnesota’s Revenue Recapture Program: In three months, just under $10,000 in
bad debts has been collected by the State of Minnesota for the PHA at a cost of only $10 per
account collected and TAR’s decreased from 4 to 5% delinquent to a low of 2.12%
delinquent in March.
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Re-Exams: Staff completed 100% of annual re-exams, 1,881 interim rent changes and listed
396 vacated tenant accounts with Revenue Recapture dating back to vacates from January
1992 through September 1996. Staff verified and documented citizenship status for all
current residents and their family members in response to an unanticipated HUD requirement.
The work unit was reorganized; eliminated the Verification Clerk positions and created two
Re-Exam Technician positions to increase customer service and efficiency.
Tenant Account Receivables (TARs): TARs averaged 3.99% over the fiscal year and have
declined steadily during the past four months, reaching a low in March 1997 of 2.12%.

•

Marketing: The Marketing Committee was reorganized and began meeting on a semimonthly basis. The focus of the group’s activities has been to recruit senior applicants. Ads
were redesigned and placed in a number of monthly newspapers directed to the senior
population. A meeting was held with staff from the Metropolitan Area Agency on Aging and
the PHA is now part of their Senior Linkage Program. We are also listed in their Senior
Housing Guidebook. We contracted with a graphic designer to develop a new hi-rise
brochure and are in the process of redesigning other marketing materials. We also began
seeking proposals from consultants to assist us in our marketing efforts.

•

Monthly Management Report: This report continued to be the focus of detailed, semimonthly Senior Staff review of numerous operational indicators, such as: units owned,
vacancy rate, turnover rate, families housed each month, waiting list and admissions, tenant
accounts receivable, annual housekeeping inspections, annual preventive maintenance
inspections, applications for continued occupancy, lease termination’s for cause, maintenance
work orders, resident satisfaction surveys, energy consumption, and Section 8 utilization.

P. Resident Participation:
•

Housing Management staff attended 100% of monthly Resident Council meetings.

•

Staff worked with the Presidents Council to become a strong and issue oriented group with
regular feedback to the Board of Commissioners.

•

Through City Wide and Presidents Council, staff assisted hi-rise and family councils in
applying for computers from HUD. Eight computers were received for three family areas and
five hi-rises.

•

Staff provided technical assistance to City Wide in implementation of their TOP and
foundation grants, including accessing LOCCS system, completing narrative and financial
reports to HUD, monitoring contracts with St. Paul Public Schools, and guiding members
through a leadership services procurement process.

•

Secured the volunteer services of an accounting firm to assist family councils in setting up
sound record keeping procedures.

•

Hi-Rise Council Leadership Training: through a contract with Alice Moormann, leadership
training was provided to 16 hi-rise councils and to the Presidents Council. Training
emphasized inclusiveness in meetings and council leadership. The Peer Advisor Program
expanded to include six Peer Advisors who worked on problem solving and training.
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Q. Neighborhood Revitalization Planning: Staff ended the fiscal year working on a concept
plan connecting the Phalen Corridor revitalization efforts with possible Roosevelt modernization
work.
R. Legislative advocacy:
•

March 20, 1996 letter from Senator Grams to Jon Gutzmann (attached).

•

October 30, 1996 letter to Cisneros on designated housing rule.

•

December 5, 1996 testimony from Jon Gutzmann and Al Hester before the Joint Hearing of
the Minnesota House of Representatives Health and Human Services Committee and
Housing Committee .

•

December 16, 1996 letter from Jon Gutzmann to the St. Paul legislative delegation on the
effects of the DHS welfare reform provisions .

•

March 1997 letter from Senator Grams to Jon Gutzmann on resident safety concerns.
Additional letters and follow-up including a proposed amendment to S.462 regarding
screening for illegal drug use and alcohol abuse. Legislation introduced by Senator Grams
and currently a part of the bill. Obtained support from NAHRO and PHADA for the
amendment (CLPHA took no position). (attachments)

•

Continued to served on the national Housing Committee of NAHRO.

S. Clippings:
•

March 29, 1996, Pioneer Press article on “One Strike Directive” (attached).

•

April 18, 1996, Pioneer Press article on PHA’s number one PHMAP ranking (attached).

•

June 30, 1996, Pioneer Press article including PHA’s HOME program.

•

July 18, 1996, Pioneer Press article on PHA intern Tommy Watson.

•

August 2, 1996, Poineer Press article on SMRLS lawsuit settlement (attached).

T. National reputation duties
•

April, 1996, letter from Mayor Coleman congratulating the PHA on its number one ranking
by HUD (attached).

•

June 1, 1996 letter from Secretary Cisneros to Jon Gutzmann thanking us for participating in
Public Housing Summit (attached).

•

August 2, 1996 letter from Jon Gutzmann to Secretary Cisneros thanking him for visiting our
public housing and celebrating our homeownership programs (attached).
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•

September, 1996, PHA’s HOME program featured in HUD “Best Practices” publication
(attached).

•

September 18, 1996, PHA received HUD Sustained Performance Award (letter attached).

•

Staff coordinated visits to PHA properties during FY 97 by Senators Wellstone and Grams,
and Congressman Bruce Vento.

•

District of Columbia Housing Authority housing manager training - April 1997 ( attached).

•

Detroit Housing Commission; numerous Detroit staff came to St. Paul for intensive training;
PHA staff consulted at Detroit on their own time (status reports to the Board May,
September, 1996); Detroit off the troubled list (March 1997).

•

Jobs-Plus designation award letter of March 7 1997 and congratulatory letter from Senator
Wellstone.

U. Excellent Board and Attorney Guidance and Support:
•

Election of officers at April 1996 meeting: Chair W. Andrew Boss; Vice Chair Richard
Willits; Secretary Lillian Micke; Treasurer Kit Hadley; and Commissioners Natalie Hudson
and Bob Fletcher.

•

Reappointment of Commissioner Fletcher in August 1996.

•

Performance evaluation of Assistant City Attorney Mike Driscoll shared with the Board of
Commissioners at the April 1997 meeting.

V. Many thanks to all the PHA staff for their continued outstanding work performance
and support. They are truly the best in the industry!
II. Agency Goals: Discussion of FY 98 Proposed Goals (Separate Board Report included in
agenda packet).
III. Compensation:
The salary for the Executive Director is $84,641.28 ($3526.72 semi-monthly). A 3% increase
would equal $87,180.52 per year. A 4% increase would equal $88,026.93 per year. The increase
would be retroactive to December 1, 1996 consistent with the policy for S&C employees.
IV. Other business:

