
  
FY 2020 Agency and personal accomplishments.   

Jon Gutzmann, November 17, 2020:   

This evaluation covers the period from April 1, 2019 to March 31, 2020 (Fiscal Year 2020).  I’m 
proud to highlight selected Agency and personal accomplishments, with two disclaimers.   
 
First, I again offer that I am uncomfortable speaking with an “I” voice because my success is the 
direct result of the success of all 235 PHA employees, our Legal team and the PHA 
Commissioners.  I especially want to recognize our leadership team for their outstanding 
performance in day-to-day production plus their significant contributions to the Agency 
Accomplishments report.  They are General Counsel and Deputy Executive Director Louise 
Toscano Seeba, Executive Assistant and Communications Manager Mai Moua, Human 
Resources and Resident Initiatives Director Alicia Huckleby, Resident Services Director Kim 
Nguyen, Senior Housing Manager Charisse Brown, Senior Housing Manager Lisa Feidler, 
Budget Director Angela Holm, Finance Director Ron Moen, Housing Choice Voucher Programs 
Director Dominic Mitchell, Housing Policy Director Al Hester and Maintenance Director Tim 
Angaran.   
 
Second, while the performance rating period ended March 31, 2020, we customarily review 
accomplishments up to the date I prepare this report.  However, since the Board is now receiving 
monthly operational reports on the unprecedented challenges facing the PHA due to the 
Coronavirus, I won’t discuss much of that activity in this document.   
 
This year I am beginning with highlights discussed at the Board’s level beginning in April of 
2019.  The detailed summary of Agency Goals accomplishments follows on page 9.     

 
April 2019 
RAD conversion work proceeded with Board approval of the HUD PBRA Model Lease and 
House Rules.  These approvals built on the carefully planned and executed RAD conversion 
process that began with the Board’s approval of the PHA’s RAD application (August 23, 2017) 
and HUD’s approval of the CHAP1 (August 20, 2018).  The Board also approved renewing the 
two pipefitter contracts that successfully replaced the PHA’s in-house large scale HVAC work, 
approved a paid parental leave policy, and received continued progress reports on the RAD 
conversion and software conversion projects.  The year-end affirmative action report detailed 
                                                           
1 CHAP (Commitments to Enter into Housing Assistance Payments Contracts) 
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that the PHA’s workforce was 45% people of color and 43% women.  The GFOA Certificate of 
Achievement in Financial Reporting was received for the 14th consecutive year.  The Board was 
informed of my interview by the Civic Caucus on the PHA’s strategies to increase the supply of 
affordable housing, and more.   

 
May 2019 
The RAD conversion work continued with the Board’s approval of the Multifamily Tenant 
Selection Plan and Occupancy Policy.  The staff presentation was thorough.  The Board 
approved applications to the Federal Home Loan Bank of Des Moines (FHLBDM) for 
modernization work at Front, Mt. Airy and Cleveland and approved submitting the HCV 
SEMAP high performer rating.  We reported that we received $1 million from MN Housing for 
Front Hi-Rise modernization.  We reported on the opening of the HCV waiting list, additional 
RAD training, and more.  The Board received a detailed presentation from South St. Paul HRA 
officials on the possibility of the PHA managing their two public housing hi-rises. 

 
June 2019 
The Executive Director discussed mission-related reasons he was suspending further review of 
the South St. Paul HRA management proposal.  The Board approved two financing plan actions 
related to current capital grants and contract rents.  Both were essential steps to preparing the 
RAD financing plan.  Angela Holm assisted with PPT slides and charts and graphs.  We reported 
more detail on the RAD conversion progress, a summary of external reviews and audits, year 
two net income from the community solar garden subscription, the status of the HCV waiting list 
opening, and more.  

 
July 2019 
The Board approved the PHA’s registration of interest for additional VASH vouchers, the 
assignment of HCV PBV contracts at Sibley Park and Sibley Court, received detailed updates on 
the status of the RAD and software conversions, received notice of the PHA’s HCV SEMAP 
high performer rating, acknowledgement of our zero-finding audit report, our MWDBE 
construction activity, and more.  I shared copies of my written communications with MN 
Housing Commissioner Jennifer Ho on the PHA’s Preservation and Production work.  I shared a 
congratulatory email to Maintenance Director Tim Angaran on the successful completion of his 
promotional probation.   

 
August 2019 
At a special Board meeting, the Board approved the RAD Conversion Commitments (RCC) for 
AMPs 1 – 8.  The RAD timeline was updated to approve a closing date of October 3, 2019.  The 
Board received the sample RAD closing packet.  The PHA was included in a publication from 
the Governor’s office on “Working to End Veterans Homelessness.”  At the regular August 
Board meeting, the Board approved additional RAD related policies, the financial and 
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compliance audit report, a contract for the installation of therapeutic bathtubs in PHA hi-rises, 
applying for 350 Mainstream HCV’s, and more.  The Executive Director reported on a visit by 
HUD Regional Administrator Joseph Galvan, on the RAD and software conversions, on the 
George and Nancy Latimer scholarship awards, his participation on the Outside-In Rush 
Governance Board, the PHA’s contribution to ending homelessness via our HCV supportive 
housing initiatives, the PHA’s financial statements for all programs for the fiscal year end, and 
more.    

 
September 2019 
The Board conducted the annual review of the Executive Director’s performance and Agency 
accomplishments.  We continued our longstanding practice of introducing new staff to the 
Board.  The Board approved adding new bank accounts for RAD, establishing the PBRA waiting 
list, budget revisions for the 2018 and 2019 Capital Fund grants and revisions to the 2023 Capital 
Fund plan in concert with the RAD conversion.  The Executive Director was a special guest at 
the celebration for the completion of the Dorothy Day Place in recognition of the PHA’s 
important HCV PBV contributions to that development.     

 
October 2019 
The Executive Director reported on the PHA’s successful and historic RAD closing on 
October 3, 2019.  It was (and still is) the greatest number of LIPH units to convert to RAD at a 
single closing.  He reported on the October 4 employee recognition breakfast and thanked 
Commissioners Gy Chajili and John Cardoza for attending.  The Executive Director noted that 
on October 14 Board Chair Reding, Commissioner Gy Chajili and PHA attorney Sean Whatley 
accepted the NAHRO Award of Excellence for the PHA’s Community Solar Garden program.  
The Board approved a resolution recognizing the 40 years of service of retiring HCV Assistant 
Programs Manager Sandy Borndale, added additional bank accounts for RAD (for tenant 
security deposits), increased the HCV payment standards, and received and considered the 
Agency Goals for FY 2020 and FY 2021.  The Board received the annual performance 
evaluation of PHA General Counsel Louise Toscano Seeba, received good press on the RAD 
closing, the financial statements for the period ending June 30, 2019, and more. 

 
November 2019 
The Executive Director reported on the “thank-you” letter we sent to HUD regarding RAD.  He 
thanked Commissioners Thompson and Chajili for speaking at, and Commissioner John Cardoza 
for attending, the Dunedin modernization completion event on November 14.  He reported on the 
efforts to get the Mayor’s office to move ahead on the delayed reappointments of Commissioners 
Pete Verdeja, Gy Chajili, and John Cardoza.  He thanked HCV Director Dominic Mitchell for 
speaking at the November 21 event with HUD Regional Administrator Galvan and Lt. Governor 
Flanagan on the PHA’s 96 Mainstream HCVs award.  The Board approved important policy 
language addressing late fees for the PBRA PHA-owned properties, applying for 75 FUP HCVs, 
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the Agency goals, and the transfer of excess moderate rehabilitation administrative fees 
($209,452) to begin capitalizing a development account in the building Fund.  The informational 
items included an update on RAD, a presentation from the City of St. Paul on their proposed 
Rent Supplement program, the crime statistical report from the St. Paul Police Department, 
award of 96 Mainstream HCVs, dissemination of a Dunedin modernization fact sheet (thanks 
Mai Moua), financial statements for the period ending September 30, 2019, and more.  
November ended with reports of a tragic fire at a MPHA hi-rise that resulted in the loss of life.  
The impact on the PHA began immediately. 

 
December 2019 
The Executive Director reported on numerous actions related to the MPHA hi-rise fire.  Our 
PHA was in the spotlight because the MPHA hi-rises do not have fire suppression sprinklers 
while ours do.  The Executive Director published a statement that detailed our $8.3 million 
investments in life safety equipment and fire suppression sprinklers over a 20 year period 
covering every hi-rise.  The PHA could not have been portrayed in a more favorable light 
throughout this media frenzy; five press accounts were included in the Board packet along with 
the early statement I drafted.  The Executive Director presented the City Council resolution 
approving our Commissioner reappointments.  The Board approved participation in the City’s 
Rent Supplement Pilot Program and the PBRA tenant selection plan and occupancy policies.  We 
presented another fact sheet (thanks again Mai) on the Montreal Hi-rise plumbing modernization 
work.  We announced the award of $1.8 million from the FHLBDM for the Front and Cleveland 
modernization work.  We received confirmation of our PHAs High performer status and more.   

 
January 2020 
The Executive Director noted that this Board meeting was like a mini-retreat in content as it 
showcased many aspects of the PHA’s mission, including that the PHA is about “people and 
places.”  The Board approved contracts for roof replacement at two hi-rises and phase five of the 
exterior modernization work at Mt. Airy.  The Board made awards of 105 PBV’s to 6 mixed-
income and supportive housing providers, many of whom were in attendance and spoke.  The 
capital improvement recommendations demonstrated our continued commitment to preserve and 
improve the $700 million PHA-owned physical plant; the “places that over 10,000 people call 
home.  The PBV awards reflected the Agency goals to help produce more affordable housing in 
the City.  The rent supplement program reflected the PHA’s longstanding tradition of forming 
partnerships with key stakeholders (now numbering 125 partnerships).  An informational report 
discussed a possible new policy called Move-Up Minnesota for the HCV program.  Preservation, 
production, partnerships, policy and another year of “zero audit findings” were celebrated. 

 
February 2020 
The Executive Director proposed having a special presentation from Ryan Corporation on the 
Ford site redevelopment.  Chair Reding set that meeting for April, 2020.  The Board approved a 
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resolution of appreciation for retiring Director of Resident Services, Mike Winston.  I reported 
how Mike and I first worked together in Minneapolis Public Housing in the early 1980’s and the 
tremendous impact Mike had on PHA operational success.  The Executive Director announced 
the appointment of Kim Nguyen as the new Director of Resident Services.  With Kim’s 
permission, he shared her written story regarding her journey to this country and the PHA, 
including being a former resident of our public housing.  The Board approved the ACOP contract 
for year 30.  The Executive Director reported on the third homeless advisory group he was 
appointed to; the Governor’s Interagency Council.  He also noted that HCV Programs Director 
Dominic Mitchell provides more detailed work on addressing homelessness issues and possible 
policy.  Staff presented a lengthy report on how the FY 2021 operating budgets will be presented 
to the Board for action.  It covered the relationship of the proposed PBRA budgets affecting 
3,836 units to the RAD Financing Plan.  We also previewed budgets for the remaining 418 LIPH 
scattered sites, the Central Office Cost Center, the Section 8 HCV programs, and the Building 
Fund.  Related, we presented another version of our RAD informational PPT on “Good 
Governance in RAD PBRA” to provide more information for the Board on their budget review 
and approval opportunity/responsibility.  Kim Nguyen reported on the amazing accomplishment 
of having 3,734 out of 3,735 RAD PBRA leases signed as of January 14, 2020. 

 
March 2020 
On March 16, 2020 we published our first statement related to the Coronavirus.  On March 20 
we published a statement that we would conduct the March 25 Board meeting by telephone 
pursuant to Minn. Stat. 13D.021.  Under unfinished business the Executive Director discussed 
the emergency action plan put in place at the PHA.  At the remotely conducted March 25 Board 
meeting, staff presented and the Board approved the five budgets as detailed above.  I stated this 
budget work represented over six months of planning, forecasting, and analysis consistent with 
the PHA’s mission and the Agency Goals.  I stated that budgets always represent an 
organization’s fiscal priorities and details its business plan.  I assured the Board that I remain 
very hands-on with all things finance and budgeting as the Board is well aware.  I credited our 
amazing team of Louise, Angela, Ron and all the Directors for assembling and presenting these 
budgets.   

 
As this Board level summary demonstrates, Fiscal Year 2020 was productive, multifaceted, and 
“business as usual” until the middle of March.  When the COVID-19 pandemic hit, it obviously 
added emergency decision-making to our duties.  While COVID-19 initially activated our 
existing disaster recovery plan, we immediately saw the need for that plan to adapt and evolve.  
As I write today and have shared separately with the Board, we are making adaptations and 
process improvements to further protect the health and safety of residents, participants, staff and 
stakeholders.  I have tried to provide calm, stable, responsible and adaptive leadership and 
creative problem solving in many ways, including:   
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1. Leadership:  I have written about and trained from this statement:  “An effective leader must 
articulate a vision of hope for the organization.”  People in positions such as mine must not 
only lead, we must be seen leading.  I hope I have been seen as a leader who possesses 
courage, integrity and character.  I hope I have demonstrated vision, drive, heart and 
compassion.  These teachings have guided my work throughout normal times and especially 
as events unfolded toward the end of the fiscal year. 

 
2. Mission focus:  I am always heartened to hear employees quote our mission statement and 

my short-hand version of it (“successful tenancies”) as a regular component of their own 
management approach.  It demonstrates that we have attained a level of support and 
cooperation from 235 staff that crosses departmental boundaries and other barriers that often 
overtake governmental entities.  Our direction, priorities, roles and responsibilities are clear.  
We all step up and make things happen.  It certainly helps to have a Board that regularly 
reminds us not to lose sight of mission.  Board guidance was on full display with the research 
and eventual “no go” decision regarding the possible South St. Paul HRA work.  Mission 
focus was also vividly on display when the PHA’s 20-year investment in life-safety 
equipment and fire suppression sprinklers “made the news” as well.     

 
3. Authentic and trustworthy leader:  I treasure the privilege and honor of leading the PHA 

and ensuring it remains well run.  “Well run” is perhaps evidenced along a continuum; from 
the obvious high morale of staff who work hard each day to fulfil our mission at one end of 
the continuum, to the numerous year-end third party confirmations of sustained high 
performance at the PHA.  A retired Department Director said she liked working for me 
because “I set high performance and ethical standards yet remained flexible.”  I appreciated 
that compliment and remain straightforward and honest in my actions and communications.  
Authenticity includes “walking the talk” and “speaking truth to power.”  I took stands for the 
PHA on several important issues including speaking out against the unnecessary delays in the 
reappointment of three PHA commissioners, walking the fine line with three separate high 
profile homeless advocacy organizations on what the PHA can and cannot do around that 
issue, personally developing many of our visuals and position papers on affordable housing 
preservation and production, and carefully telling our story on the fire sprinklers while 
“doing no harm” to others.  A related theme of my administration that I believe advances 
authenticity and trustworthiness is hardly a day goes by where I do not offer words of 
encouragement, support, motivation and acknowledgment for staff individually, in groups, or 
in all-employee settings.  The new Thursday Live sessions allow me to continue this during 
the COVID-19 pandemic.   

 
4. Results-driven leader:  My beliefs and expectations are widely communicated within the 

PHA.  I routinely offer coaching regarding workplace expectations and the PHA’s 
organizational culture of pursuing excellence.  One aspect of my special orientations for new 
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supervisors advances what I maintain is the most important question they should ask each 
day: “Is the job getting done?”  If the answer is “yes” then it’s incumbent on caring and 
results-driven leaders to ask, “How can I help you be even more successful?”  If the answer 
is “no, the job is not getting done” then I train staff to ask “How much control do I have to 
take to ensure the job gets done?”  I continued training on this (with a fun sharing of “post it 
note” pics and emails).  Fortunately the “results driven leadership” philosophy as applied to 
an experienced and exceptionally talented group of senior staff members permits me to focus 
on delegating authority, responsibility and accountability for action.  I am very fortunate to 
work with this group of exceptional senior staff members.  Of course, when I have to step in 
and “make the call” I do.  I’m also accountable to the PHA Board appropriately asking me, 
“Is the job getting done?” Additionally, concentrating on high priority activities is enhanced 
by the Agency Goals and deeper Departmental Goals documents I developed years ago.  
They continue to provide the overarching framework for evaluating individual and Agency 
performance.  

 
5. Good in a crisis:  Continued demonstrating calm, effective and nimble leadership in 

response to “normal” unforeseen events such as elevator outages, fires, property destruction, 
crime, and other crises, while retaining the focus on resident and employee health and safety.  
The PHA staff who responded to each and every one of these unforeseen circumstances were 
the real stars of course.  I just wish the public could see firsthand their caring and efficient 
actions.  Obviously with COVID-19, and as previously discussed, our need for adaptability, 
innovation, sensitivity, and extreme creative problem solving skills are being put to the test.  
The best I can say is that the PHA remains open for business, that no staff have lost their jobs 
due to layoffs, and that we continue to respond to new challenges with vigor and resilience.    

 
6. Other Performance Categories.  I hope the Board would rate my performance as “meets or 

exceeds requirements” in such categories as professionalism/attitude, job knowledge/skills, 
problem solving, planning/organizing, productivity, quality/accuracy, initiative, 
communication (written/verbal), interpersonal skills, ability to relate to others, customer 
service and supervisory skills.  I believe people see that I am empathetic and genuinely care 
about others and that I occupy this position for the sole purpose of trying to help people in 
need; that indeed I have high standards yet am flexible; that I am straightforward in 
addressing and managing conflict, rather than avoiding it; that I cultivate professional 
relationships and am easy to approach and talk to.  I believe others see me working 
effectively and respectfully with people of diverse backgrounds.  And while I have self-
confidence I also try to check my ego at the front door.       

 
7. Quality and process improvement zealot:  Originator of numerous “continuous 

improvement” advances such as the Maintenance Department “Rethinking” exercise; PHA-
wide process improvements; coping with federal funding shortfalls with creative new 
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funding sources (MHFA, FHLBD, and now including BHE Renewables as the PHA has 
begun receiving monthly CSG energy payments); empowering staff to advance the next 
generation of quality and process improvements; improving my own understanding of and 
integrating technological trends into our business practices; and remaining a relentless and 
versatile learner.    

 
8. Nationally recognized advocate:  I was more active with national NAHRO and MN 

NAHRO during this rating period.  Later I sought approval to join the CLPHA Board.  No 
news on that front as of this writing.  The PHA is extremely fortunate to have a Board that 
supports and encourages staff’s active involvement with state and national policy advocacy.  
Many senior staff were involved in these same efforts over the past year, splitting their time 
between the three national organizations and MN NAHRO as time and budget permits.  
Related, I’ve continued to invest personal time and effort refining our contextual message 
with written and graphical presentations including my often used quote (and PPT visual) that 
public housing is less than one percent of the housing supply in the nation, and that there are 
more people living in poverty in the US than live in Canada. 

 
9. PHA succession planning:  Continued hiring the best possible person for every position at 

the PHA, fostering the belief that each PHA position is essential to fulfilling our mission, 
promoting fairness and diversity along the way.  Continued adding depth at every senior staff 
and managerial level positions including the notable promotions of Kim Nguyen as Resident 
Services Director (and later, after the fiscal year ended, the promotion of Angela Holm as 
Budget Director).   

 
10. Looking Forward:  Get through the pandemic.  Keep the PHA safely “open for business.”  

Continue successfully transitioning and administering 3,836 units under HUD’s Multifamily 
regulations, including preparing for the first Management and Occupancy Review (MOR).  
Continue aggressive efforts to add supply through the various HCV funding opportunities.  
Present and seek Board approval of the budgets for the fiscal year that will begin on April 1, 
2021.  Carefully manage our involvement with three high profile stakeholder groups working 
to address the homelessness crisis.  Continue to manage the 418 LIPH scattered site units as 
“public housing” including carefully managing funding and capital needs.  Continue our vital 
CHSP program.  Maintain important and numerous Agency Goals around fair housing, 
Section 3, and links to community services especially through our Resident Initiatives 
partnerships.  Retain the “still one PHA” administration and organizational development 
improvements, safety and security, process improvements, revenue generation, state and 
national leadership responsibilities and more.  
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SUMMARY OF AGENCY ACCOMPLISHMENTS FOR FY 2020 
APRIL 1, 2019 - MARCH 31, 2020 

 
The performance of the Executive Director is measured against specific goals for the Agency.  
The Board of Commissioners approved eleven Agency Goals for FY 2020 (April 1, 2019 to 
March 31, 2020).  In this report the accomplishments relating to Agency Goals are listed first.  
 

SAFE, AFFORDABLE, QUALITY HOUSING 
Goal #1 Section 8/Housing Choice Vouchers:  Maintain “High Performer” status under HUD’s 
Section 8 Management Assessment Program (SEMAP). Maintain full utilization of 4,708 
voucher program and budget without exceeding authorized limits. Ensure continued housing 
affordability through successful administration of current agreements for Project-Based 
Vouchers (PBV), including PBV in supportive housing projects and mixed income projects, 
while renewing expiring PBV contracts at successful projects. Offer additional PBV for 
interested owner partners through Minnesota Housing’s Consolidated Request for Proposals 
(Super RFP). Continue administering the HUD-Veterans Affairs Supportive Housing Program 
(VASH), and ensure full utilization of the resource by partnering with both the local VA Medical 
Center (VAMC) and the Minnesota Department of Veterans Affairs (MDVA) to functionally end 
veteran homelessness. Continue administering the Family Unification Program (FUP) vouchers 
and ensure full utilization of the resource by partnering with Ramsey County and the Ramsey 
County Continuum of Care (CoC) to successfully assist reunifying families and youth who are 
aging out of foster care. Continue administering the Mainstream Vouchers for persons with 
disabilities and ensure full utilization of this resource, in partnership with service providers in 
both the Ramsey County CoC and Housing Supports programs, to effectively reach those in need 
of housing who have a non-elderly household member with a disability. Apply for additional 
vouchers as opportunities arise, including HUD-VASH, FUP, Mainstream and Preservation 
vouchers. Continue working with local community partners, including Ramsey County, the City 
of St. Paul, and Outside-In, to form solutions that address community needs, including efficiently 
and effectively collaborating to reduce homelessness. Maximize client housing choice by 
continuing to recruit landlord and property manager partners, both through direct efforts and 
through community and non-profit partnerships. Continue to explore and implement software 
solutions that increase staff efficiency and enhance customer service for owner partners, as well 
as HCV applicants and participants. Continue to advocate for program reform and for the PHA’s 
fair share of voucher funding.   
Section 8/Housing Choice Vouchers: 

SEMAP High Performer Status.   HUD waived the SEMAP recertification requirement for 
FY 2020, due to the Coronavirus pandemic, and allowed all agencies to carry over their previous 
score unless they requested otherwise.  Therefore the PHA’s record of High Performer ratings 
continues for a 19th consecutive year.  The Agency’s SEMAP score for FY 2019 was 97%, the 
same as the previous year.  Under the leadership of Housing Choice Voucher Programs Director 
Dominic Mitchell, the PHA’s performance in Calendar Year (CY) 2019 would also have earned 
the SEMAP High Performer designation. 
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 CY 2019 Housing Assistance Payment (HAP) Utilization was 100.0%; SEMAP HCV Unit 
Utilization was 100.5%.  SEMAP goals were met in both categories.  (Overall unit 
utilization, including new allocations and VASH, was 98.8 %.) 

 FY 2020 Housing Assistance Payment (HAP) Utilization was 100.1% ($40.33 million HAP 
spent; $40.27 million funded, with adequate HAP reserves covering the overage).  Overall 
unit utilization was 97.7%, including newly-awarded units that do not count toward SEMAP 
scoring.  (55,467 Unit-Months Leased; 56,799 Unit-Months Authorized). 

 HCV Director and staff worked with IT staff and the Finance Director to develop additional 
dashboard tools that will be ready for rollout in FY 2021. 

 Due to additional awards from HUD of new allocations, as detailed below, the Agency ended 
the FY 2020 administering 4,809 Housing Choice Vouchers (an increase from the 4,708 
stated in the FY 2020 Goals). 

The PHA has ensured continued housing affordability through successful administration of 
current agreements for Project-Based-Vouchers (PBV), including PBV in supportive 
housing projects and mixed income projects, while renewing expiring PBV contracts at 
successful projects.   

 Staff renewed PBV HAP Contracts at Upper Landing (Joseph’s Pointe), Martin Luther King 
Court, and St. Christopher Place, totaling a renewed commitment of assistance for 26 PBV 
units. 

 Throughout the fiscal year, staff offered Housing Choice Vouchers (HCVs) to 182 
participants who requested a voucher after residing in a PBV unit for 12 months or more 
(“mobility vouchers”).  41% (75 voucher-holders) accepted the tenant-based HCV and 
vacated the PBV unit, allowing another family to move into the PBV unit. 

 In an effort to more efficiently manage the intake process for our homeless and hard-to-reach 
intake clients, we started streamlining the intake process for certain projects in 2016, 
eliminating the need for an intake appointment.  As of March, 2020, we were using 
streamlined intake for 12 PBV projects with 189 units. 

 In an effort to preserve affordable housing, the Board of Commissioners approved 
transferring HAP contracts to new ownership for two projects, Sibley Park and Sibley Court 
(totaling 49 units). 

The PHA has offered additional PBV for interested owner partners through Minnesota 
Housing’s Consolidated Request for Proposals (Super RFP). 

 On November 28, 2018, the Board of Commissioners approved the PHA’s Project-Based-
Voucher (PBV) Offering Plan, which included offering up to 125 vouchers in Minnesota 
Housing’s Consolidated Request for Proposals in 2019.  The Board also approved an updated 
PBV Appendix to the Admission and Occupancy Policies for the Section 8 Housing Choice 
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Voucher Program (the Administrative Plan).   The revision created two new categories of 
project-basing, for both VASH and FUP vouchers. 

 Staff obtained HUD’s approval to project-base additional vouchers, and updated the 
Agency’s Program Guide, to be advertised by Minnesota Housing during their Consolidated 
RFP beginning in April of 2019.  The offering was advertised by Minnesota Housing, and 
developers were able to apply for Project-Based-Vouchers through Minnesota Housing’s 
2019 Consolidated RFP. 

 The PHA received applications for Project-Based-Vouchers at 6 different projects, totaling 
142 vouchers.  The Board approved awards to all applicants, totaling 105 vouchers, in 
January of 2020.   

 Staff have continued to work through the various requirements to start these six projects, 
which will house low-income, homeless, or veteran clients.  These include Environmental 
Reviews with City staff, Federal Davis-Bacon Wage determinations, and Subsidy Layering 
Reviews with other agencies. 

The PHA continues to administer the HUD-Veterans Affairs Supportive Housing Program 
(VASH), and is working to ensure full utilization of the resource by partnering with both 
the local VA Medical Center (VAMC) and the Minnesota Department of Veterans Affairs 
(MDVA) to functionally end veteran homelessness. 

 From April 1, 2019, until December 31, 2019, the PHA had an allocation of 231 VASH 
vouchers.  The PHA was initially awarded no additional HUD-VASH vouchers, but after 
correcting HUD’s error the PHA was awarded an additional 5 VASH vouchers, effective 
January 1, 2020, for a new total of 236 VASH vouchers.  The utilization rate for these 
vouchers during the fiscal year was 73.7%. 

 In April of 2019, staff began participating in regular meetings at the Minnesota Department 
of Veteran Affairs, working toward the goal of functionally ending veteran homelessness.  
Other partners included the Minnesota Assistance Council for Veterans (MAC-V), 
Minnesota Housing, the local VAMC, and other housing agencies from the region.  Staff 
represented the PHA on the effort of ending veteran homelessness, and continue to offer 
solutions for both VASH clients and for veterans who are ineligible for VASH. 

 Staff participated in meetings led by the local HUD field office, designed to ensure that 
VASH vouchers were being effectively administered by all PHAs in Minnesota. 

 Staff attended a Landlord Summit on July 31, 2019, an event in Minneapolis designed to 
bring additional partners into the effort to end veteran homelessness. 

 As part of the PBV contract approvals on January 22, 2020, the Board of Commissioners 
awarded two PBV HAP contracts for VASH vouchers, totaling 20 vouchers.  These were the 
first awards of their kind as the Agency continues to work to fully utilize the awarded VASH 
vouchers.  
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The PHA continues to administer the Family Unification Program (FUP) vouchers and 
achieved full utilization of the resource by partnering with Ramsey County and the 
Ramsey County Continuum of Care (CoC) to successfully assist reunifying families and 
youth who are aging out of foster care.   

 From April 1, 2019 until March 31, 2020, the PHA had an allocation of 100 FUP vouchers.  
The PHA’s utilization rate for these vouchers during the fiscal year was 102.2%. 

 The PHA started the fiscal year with 96% utilization of the FUP vouchers.  By August 1, 
2019, the PHA exceeded their 100% utilization for these vouchers with 102 families/youth 
under lease.  Utilization remained over 100% for the remainder of the fiscal year.  

 HUD advertised the availability of additional FUP vouchers on October 23, 2019.  Staff 
improved on previous applications, and continued to fully utilize the existing FUP vouchers 
to ensure a competitive application.  Staff also worked with the Ramsey County Community 
Human Services Department and the Ramsey County Continuum of Care to improve on the 
Memorandum of Understanding for referral and administration of the vouchers.  These 
efforts would ultimately bring about a FUP voucher award in FY 2021. 

The PHA continues to administer the Mainstream Vouchers for persons with disabilities 
and is working to ensure full utilization of this resource, in partnership with service 
providers in both the Ramsey County CoC and Housing Supports programs, to effectively 
reach those in need of housing who have a non-elderly household member with a disability. 

 From April 1, 2019 to December 31, 2019, the PHA had an allocation of 152 Mainstream 
vouchers.  From January 1, 2020 through March 31, 2020, the PHA had an allocation of 248 
Mainstream vouchers.  The PHA’s utilization rate for these vouchers during the fiscal year 
was 84.6%. 

 The PHA has had 117 Mainstream vouchers since 2005.  Recently, HUD resumed awarding 
these vouchers, with the revised criteria that one household member be non-elderly and 
disabled.  The competitive awards gave additional points to an agency that prioritizes 
homeless or near-homeless clients.  The PHA incorporated this homelessness criteria into its 
policy for these vouchers.  Staff also obtained new letters of support from DHS, CSH, 
Ramsey County, and Metro HRA to ensure that ongoing applications would be competitive. 

 The PHA received 35 new Mainstream vouchers on November 1, 2018, and worked with 
several partners who referred eligible families and individuals for assistance.  These vouchers 
were fully utilized by July 1, 2019. 

 The PHA received an additional 96 Mainstream vouchers on January 1, 2020, and continued 
working with partners to refer eligible families and individuals for assistance. 

 Continued to recruit and educate additional Mainstream partners, who could both refer 
eligible clients, and then assist those clients while they secured housing and stability. 
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Staff applied for a number of voucher opportunities, including HUD-VASH, FUP, and 
Mainstream vouchers.  

 The Board of Commissioners approved staff’s recommendation to apply for additional 
VASH vouchers on July 24, 2019.  The PHA was ultimately awarded 5 VASH vouchers as a 
result. 

 The Board of Commissioners approved staff’s recommendation to apply for 350 additional 
Mainstream vouchers on August 28, 2019.  The PHA was ultimately awarded 96 Mainstream 
vouchers as a result. 

 The Board of Commissioners approved staff’s recommendation to apply for 75 additional 
FUP vouchers on November 27, 2019.  The PHA was ultimately awarded 75 FUP vouchers 
as a result (on 4/1/20). 

Staff have continued their important work with local community partners, including 
Ramsey County, the City of St. Paul, and Outside-In, to form solutions that address 
community needs, including efficiently and effectively collaborating to reduce 
homelessness.  

 On January 22, 2020, the Board of Commissioners approved a new and unique partnership 
with the City of St. Paul in the Families First Rent Supplement Program.  This program 
would provide eligible families with school-aged children with a $300 monthly rent 
supplement.  The PHA would administer this $300 monthly payment on behalf of the City of 
St. Paul, and both the rental assistance and the administrative tasks would be fully funded by 
the City. 

o Staff continue to participate in Steering Committee meetings to engage other stakeholders 
and investigate any needed/beneficial reform and evaluation. 

 On February 26, 2020, the PHA’s Board of Commissioners approved a “Move-Up-
Preference,” reserving 100 vouchers for families or individuals who were currently receiving 
Permanent Supportive Housing from a Ramsey County housing provider.  Applicants would 
be referred from our Continuum of Care (CoC; “Heading Home Ramsey”).  This preference 
would create movement and openings for new homeless clients with those many providers 
who have the tools to assist them.  This effort involved extensive meetings and conversations 
between PHA staff, CoC members and the HUD Field Office. 

 The Executive Director and HCV Programs Director continued their work on the Outside-In 
Initiative, which is a philanthropically led effort with both county and city stakeholders.  The 
initiative continued to develop solutions to address the growing unsheltered population 
throughout the City of St. Paul.  HCV Staff worked extensively on steps necessary to 
combine Outside-In (philanthropically lead effort) with Heading Home Ramsey (HUD-
chartered Continuum of Care). 

 Staff participated in Ramsey County conversations around their pilot “Landlord 
Guarantee/Mitigation Fund” program for families on the homeless shelter waiting list. 
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 Staff participated in the Regional Unsheltered Design Team, offering suggestions and 
information to assist in steering toward solutions, while promoting the PHA’s efforts to 
create housing opportunities for the homeless. 

 Staff participated in meetings with the ongoing RUSH (Redirecting long-term Users of 
Shelter to Housing) collaborative, to work with city and county partners to house the 100 
most long-term users of shelter, and to take those solutions and implement more broadly.   

 Assistant Programs Managers served on MN NAHRO Professional Development Committee, 
and aided in planning conferences and in developing session tracks on the HCV Program and 
Emerging Leaders.  

 Staff attended two Section 8 metro-wide meetings with the nine other agencies in the Metro 
area that administer Section 8 programs, to collaborate and learn more efficient ways of 
administering the program. 

 On April 24, 2019, in preparation for  the St. Paul PHA, Minneapolis PHA and Metro HRA 
simultaneously opening the HCV Programs waiting list for a 7-day-period in June of 2019, 
the Board of Commissioners approved the following policy changes geared toward homeless 
individuals: 

o Expanding the residency preference to include individuals who are experiencing 
homelessness,  

o Expanding the veteran preference to any household member, and including veterans who 
were not honorably discharged,  

o Eliminating the Extremely Low Income preference, and 

o Expanding policy requirements around Mainstream program referrals to allow for the 
prioritized admission of homeless individuals. 

 The Section 8 staff maintained and developed relationships with both the St. Paul Police 
Department & St. Paul Department of Safety & Inspections, and sought ways to collaborate 
to efficiently manage limited resources, share public information, and hold mutual clients 
accountable. 

 Staff participated in meetings of the Ramsey County Safety Net Committee meetings, where 
several service providers advise County staff on policies for disbursing emergency funds, as 
well as networking about changes and issues in individual programs. 

 The HCV Programs Director actively participated and engaged with the Ramsey County 
Continuum of Care (Heading Home Ramsey), which plans and coordinates HUD-funded 
housing and services for homeless families, single adults, and youth. 

 The HCV Programs Director worked with the Coordinated Access to Housing and Shelter 
(CAHS) and Coordinated Entry for Youth and Singles (CEYS) initiatives for homeless 
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families, which allows one-stop referral sources for homeless families in need of shelter or 
housing.  Interfaced with them and local HUD field office to create Move-Up preference to 
target individuals served by Permanent Supportive Housing who are ready to graduate from 
services. 

Staff continued their important work of maximizing client housing choice by continuing to 
recruit landlord and property manager partners, both through direct efforts and through 
community and non-profit partnerships, in the following ways, among others:  

 Working alongside members of Heading Home Ramsey (the local Continuum of Care), staff 
participated in providing evening presentations to groups of landlords throughout the city, 
marketing the HCV Programs to interested landlords.  Staff also attended Working Together 
Conference in St. Louis Park to build new connections with landlords. 

 Scheduled six bi-monthly workshops and some individual meetings to orient owners 
(landlords) to the Section 8/Housing Choice Voucher Program. 

 Held an Owner Workshop in October of 2019, where we invited all currently participating 
property owners to the Wellstone Center for a 4-hour-program, designed to give them 
valuable information on how to successfully manage a rental property where one or more 
tenants are subsidized by a Housing Choice Voucher. 

 Published an Owner Newsletter in November 2019, marketing and educating on program 
changes and improvements.  We have used these newsletters to notify landlords of important 
issues that may affect them (such as staffing changes, smoke detector recalls, Lead-Based-
Paint information, etc.).  

 Assisted in drafting a first ever “e-blast” on Section 8, promoting the PHA’s efforts to attract 
and retain landlords, and sharing efforts to reach and adequately serve homeless clients 
through new partnerships. 

 Continued the Landlord and Owner Advisory Group to investigate program improvements 
and solutions that are desired by landlords, in an effort to augment tenant choice. 

 Continued to market the online portal to existing owners/landlords, where they have online 
access to their payment history, and continued to advocate with the PHA’s software provider 
for increased functionality. 

 In our daily communication with landlords, we advise and educate about the EPA’s Lead 
Safe practices and their responsibilities under these regulations.  

 Responded to individual owner inquiries as they arose, holding the program to the highest 
standard of accountability to both tenants and owners to ensure consistent administration and 
maximum owner participation. 

 Began collaborating with HousingLink on their study and efforts to increase landlord 
participation in HCV Programs. 
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 Drafted new letters to clarify/communicate the process followed when an owner owes a 
balance to the PHA. 

Staff continued to explore and implement software solutions that increased staff efficiency 
and enhanced customer service for owner partners, as well as HCV applicants and 
participants.  

 Continued to work with IT and our software provider to develop portal solutions for owner 
and participant clients.  Continued to advocate for additional solutions that would improve 
both efficiency and customer service.  Continued to explore process and software 
improvements, including options outside of the software system, to benefit Section 8 
participants, owners, and staff.   

 We continue to refine the inspectors’ use of handheld inspection devices to make processes 
more efficient for the inspectors, and to allow for electronic results to be stored in the 
software system for eventual communication with landlords.   

 Continued meeting utilization targets for both funding and units throughout the software 
conversion.  Worked with Assistant Managers to develop Utilization tracking, accuracy, 
reporting.  Evaluated leasing goals/targets as soon as possible, developing new reports to 
evaluate program performance as the year progressed, including preliminary review and 
coordination of shutdown options in early 2019. 
 

 With the beginning of the coronavirus pandemic, began exploring multiple policy exceptions 
and software/IT mechanisms to allow staff to complete their work from home. 
 

 Staff continued to work with PHA software leaders and other management staff on Section 8 
software issues, including responses/feedback/troubleshooting. 

 Directly participated in IT Steering Committee Meetings, where Senior Staff members met to 
discuss both hardware and software problems and their solutions. 

Details on selected Section 8 HCV program achievements: 

Notable Program Milestones: 

 The PHA opened the Section 8 waiting list from June 12–18,, 2019, in conjunction with 
Metro HRA and MPHA, and received 13,408 applications.  3,500 of those applications were 
randomly selected to populate the PHA’s waiting list.   

 We continued to trim expenses, as the HCV program was funded at approximately 81% of 
the Administrative Fee to pay for necessary program activity, and successfully ended the 
fiscal year contributing to our reserves, when we had expected to draw $26,051.   

 The PHA Board of Commissioners approved the mutual early termination of the Booth 
Brown House Foyer Housing Assistance Payments contract for 6 units, effective 
December 31, 2019.  The Salvation Army used the Rental Assistance Demonstration to 
convert this project to Project-Based-Rental-Assistance, in a contract that would be 
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administered directly by HUD.  This effectively resolved the PHA’s administration of Mod-
Rehab-SRO units, while ensuring the housing remained affordable for partners and clients. 

 In an effort to inspire and remind each other of our mission, staff continue sharing a couple 
individual positive success/mission stories at each monthly staff meeting, in addition to a 
successful team-building activity. 

Production Accomplishments: 

The Housing Choice Voucher Programs continue to grow, both in size and complexity. 

Intake 

 1,326 applications processed 
o Waitlist:  369 
o Ports: 563 
o PBV:  168 
o VASH: 111 
o FUP:  29 
o Mainstream:  86 

 
 568 New Admissions in FY 2020 

o 421 HCV 
 PBV to HCV 
 Port New Admissions (120) 
 Port Out New Admissions (117) 
 Other Special Programs 

o 147 PBV 
 283 Portability Move-Ins 
 369 names drawn from the waitlist  
 
Occupancy 

 3,543 Annual Reexaminations (3,158 HCV; 385 PBV) 
 3,972 Interim Reexaminations (3,320 HCV; 652 PBV) 
 200 Portability Move-Outs (excluding New Admission Port-Outs, indicated above) 
 448 Current Participant Moves  
 498 End of Participations 
 
Inspections 

 6,710 Inspections 
o 4,065 Initial Inspections 

 2,783 Annual Inspections (42% pass rate) 
 1,218 Mover Inspections (66% pass rate) 
 58 Deferment Inspections (51% pass rate) 
 6 Special Inspections 

o 2,645 Reinspections 
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 2,096 Annual Inspections (73% pass rate) 
 509 Mover Inspections (78% pass rate) 
 32 Deferment Inspections (69% pass rate) 
 8 Special Inspections 

 
 1,162 units passed their annual inspection upon the first physical inspection (qualifying for 

biennial inspections in FY21) 

Fraud Enforcement  

 Reviewed 65 unduplicated Reports of Tenant Fraud  
o 23 required no additional investigation and were discharged 
o 42 were investigated further by contacting property owners and/or the tenants  

 24 were resolved by warning the clients and noting the file with that warning 
 14 had insufficient evidence to support a fraud claim 
 4 resulted in Notice of Program Termination  

 Terminated HAP Contracts for 2 Section 8 Owners due to fraud. 
 

Legal 

 Processed 52 Reasonable Accommodation Requests 
o 43 Granted (83%) 
o 9 Denied (17%) 

 
 290 Hearing Requests Received  

o 231 cases resolved without a hearing (80%) 
 

 60 Hearings Scheduled 
o 27 Terminations upheld  
o 17 Terminations upheld by default  
o 1 Settlement reached  
o 2 Terminations overturned  
o 13 Hearings rescheduled  
o 6 Hearings (out of 28 held) participants represented by counsel.  

 
 209 Program Terminations (EOPs for cause) 

 
Family Self Sufficiency (FSS) 

 21 Active Participants 
 5 New Enrollees 
 4 Graduates 
 4 Terminations 
 384 available slots remain 
 $45,596.20 paid to FSS graduates from their Escrow accounts. 
 No FSS participants became homebuyers during this year 
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Legal Improvements 

 Legal assisted in creating/drafting a process to follow when clients report harassment by their 
landlords. 

 Continued to clarify the rules for waiving or modifying HCV procedures when necessary as a 
“reasonable accommodation for a person with a disability”.   

 Continued to consistently enforce and defend 30-day extensions of voucher shopping time, to 
a maximum of 120 days, for applicants and participants (“movers”) who are looking for a 
unit to lease with the voucher.   
o The Board of Commissioners approved a revision of this policy on October 23, 2019, 

allowing clients to shop for up to 120 days unless they required a reasonable 
accommodation, in which case they would be allowed up to 180 days. 

 Gathered numerous court documents that assist the HCV Programs Director in making 
decisions on whether to terminate or deny assistance. 

 Worked with Ramsey County Department of Environmental Health to share appropriate 
information to ensure compliance with most recent HUD guidance regarding children with 
Elevated Blood Lead Levels. 

 Worked with Legal to adjust standard release form to include authorization for fraud 
inquiries by the county, so we may better respond to their investigation requests. 

Inspection Improvements   

 We continued the implementation of biennial inspections in this fiscal year (began in May of 
2015).  Units qualify for biennial inspections if they that pass the annual inspection without 
requiring an inspector to make a second visit to verify that deficiencies have been fixed. 

 Continued allowing owners to certify that all deficiencies cited by the inspector have been 
fixed, eliminating the need for a physical re-inspection.  (Applies only to non-life-threatening 
deficiencies; the PHA may also require tenant certification, photographs or other 
documentation.)  Offering self-certifications reduces the number of reinspections needed and 
increases the number of units that may qualify for biennial status.  We have standardized the 
offering process to ensure consistency. 

Occupancy & Intake Improvements 

 Drafted/clarified process for adding and removing household members. 

 Drafted process for verifying preferences for applicants from new waiting list.  

 Drafted new letters to communicate and clarify procedures/processes for interim reporting 
and the effective dates of those changes. 

 Continued updates, refinement, and review of Housing-Choice-Voucher Specialist Guide 
with staff to ensure maximum usefulness for staff.  

 Clarified and streamlined rent increase requests, and allowed rent increases to be requested 
more often to both meet market-rate practices and address landlord concerns. 
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 Created a questionnaire for households with full-time students, to promote greater 
consistency and accuracy in determining household income and size, which affect voucher 
size and calculation of the tenant’s share of the rent.  

 Continued streamlining process on our continuous collections of balances owed due to 
delayed reports of income changes. 

 Increased education for staff on using Language Line to more effectively reach clients who 
have Limited English Proficiency (LEP).  

 Continued fine tuning PowerPoint briefings for all applicants, as well as the written materials 
included in the briefing, to ensure consistent message delivery and understanding by clients. 

 Standardized medical expense calculation to be tracked for all clients on a calendar year, 
rather than on a unique rolling 12-month period. 

 Began developing Work-From-Home protocol with the beginning of the coronavirus 
pandemic in March.  This included creating a work-from-home schedule, finding ways to 
obtain information without requiring appointments, and adjusting our inspection 
procedure/protocol to reduce risk to participating households and staff. 

 Continued Section 8 cost and unit trend analysis to allow staff to best utilize both HUD 
funding and to keep the maximum number of units available for occupancy 

 Updated Section 8 payment standards cost projection to allow for the maximum payment 
standards to assist participants 

 Issued 14,059 payments to landlords (10,339 checks mailed and 3,720 direct deposits) 
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Goal #2 Rental Assistance Demonstration Project-Based Rental Assistance (RAD-PBRA):  
Successfully transition 3,836 units from the Public Housing funding and regulatory environment 
to HUD’s Multifamily RAD PBRA funding and regulatory environment. Continue to provide 
training and informational sessions for PHA Commissioners to promote their full understanding 
of policy and financial decision points in RAD-PBRA. Continue to provide training for all staff 
who are responsible for any facet of RAD-PBRA management, including leasing and occupancy 
and tenant/management relations. Obtain a score of satisfactory or better on HUD’s initial 
Management and Occupancy Review (MOR) of each PBRA project; and adapt any policies and 
practices that may be necessary to earn higher ratings in future MORs. Promote 
interdepartmental efforts to maximize unit occupancy rates, including prompt and thorough 
applicant screening, active marketing and the ongoing promotion of successful tenancies. Ensure 
that PHA-owned properties continue to be managed to the highest standards, including thorough 
and uniform applicant eligibility determinations, fair lease enforcement, regular preventative 
maintenance, prompt responses to maintenance work orders, timely turnover of vacant units, and 
timely and accurate reporting of financial data. Responsibly manage Replacement Reserves 
ensuring sufficient funds for capital improvements. Continue to actively involve residents, staff 
and the community in planning capital improvements, while continuing to make physical 
improvements to properties that enhance safety and security.  Pursue potential grant and loan 
opportunities such as Minnesota Housing and Federal Home Loan Bank of Des Moines 
(FHLBDM) to complete necessary capital improvements.  Maintain high quality and timely 
design, bidding and construction, utilizing “green and sustainable” principles to conserve energy 
and water and protect the environment to the greatest extent feasible.  Provide ongoing training 
to new and current staff on the PBRA rulebook. 
 
 The PHA completed FY 2020 with an overall occupancy rate of 99% in PHA-owned 

housing.  This represents the 25th consecutive year the PHA has achieved an overall 
occupancy rate of 99%.  During the RAD conversion, PHA staff briefly stopped leasing 
units to new tenants in order to focus on signing over 3,800 Multifamily leases with existing 
households, causing the occupancy rate to dip below 99% for a short time.  The occupancy 
rate has since recovered to pre-RAD conversion levels, and the PHA maintained an overall 
occupancy rate of 99% in PHA-owned housing in FY 2020. 

 Public Housing Assessment System (PHAS) or REAC inspections were conducted at the 
following RAD-PBRA properties during FY 2020: McDonough Homes (AMP 1), Hamline-
Front-Seal (AMP 2), Edgerton-Iowa-Wilson (AMP 3), Roosevelt Homes (AMP 4) and Mt. 
Airy-Valley (AMP 5).   

 The PHA successfully converted 3,836 units from the Public Housing to Multifamily 
RAD-PBRA. 

o On October 3, 2019 the St. Paul PHA closed on the final transactions for the RAD 
conversions.  That concluded several years of preparatory work by staff from every 
department to successfully transition 3,836 units of PHA-owned property and operations 
from the Public Housing funding and regulatory environment to HUD’s Multifamily 
RAD PBRA funding and regulatory environment.  
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 RAD Conversion:  All existing PHA hi-rise and family development residents signed a new 
PBRA Model Lease and House Rules in compliance with Multifamily program guidelines.  
The lease signings took place in “town hall meeting” format with Resident Services staff on 
hand to respond to questions and concerns.  Resident Services staff continue to work with 
residents to ensure that they understand the new guidelines and to enforce the RAD-PBRA 
lease provisions.   

o All new family residents and residents transferring into a new area attended a mandatory 
admission orientation program to assure that residents clearly understood their lease 
requirements and consequences for noncompliance.  Ensuring that residents understand 
their lease is one of many ways that PHA staff promote successful tenancies. 

o During FY 2020, 33 resident households (individuals or families) moved out of public 
housing because the PHA terminated their leases “for cause.” The total number decreased 
from 48 terminations in FY 2019.  Family lease terminations decreased from 25 to 13 as 
did hi-rise lease terminations from 23 to 20 in 2019.  The 33 lease terminations for cause 
represent less than 1% of all households living in public housing during the year.   

 RAD-PBRA Training/Management and Occupancy Review (MOR):  Prior to the RAD 
conversion, PHA staff were provided with extensive training opportunities in order to learn 
the new RAD-PBRA program guidelines.  The PHA contracted with Nan McKay to provide 
multiple on-site training sessions of both the Multifamily (PBRA) Housing Specialist and 
Multifamily (PBRA) Rent Calculation courses.  Both of these courses led to certification 
opportunities for staff.   

o In total, 66 PHA staff members attended these training courses, of those 66, 42 took the 
test, leading to 36 certifications being issued to staff, demonstrating competency in the 
RAD-PBRA program guidelines. 

o While the PHA did not have a Management and Occupancy Review (MOR) during 
FY 2020, this extensive training ensures that staff have the tools necessary in order to 
comply with RAD-PBRA program guidelines.   

o With Leasing and Occupancy, Management Practices and Tenant/Management Relations 
accounting for 45% of the MOR score, this investment in upfront training makes the 
PHA well positioned to earn a satisfactory or better MOR score at our first review. 

o HUD/REAC contractors conducted inspections at several PHA-owned properties during 
FY 2020, listed below.  While it is unclear whether these physical inspections will factor 
into a future MOR review, assessment of the physical property is a component of the 
MOR score and REAC inspections are still required in the RAD-PBRA program.  For 
that reason, continued high performance on any physical inspection is essential to ensure 
satisfactory performance on future MORs.  
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Inspection Date Project Property Score 
February 3, 2020 RAD  

Project 1 
McDonough  No score 

June 19, 2019 RAD  
Project 2 

Front Hi-Rise, 
Hamline Hi-Rise, 

Seal Hi-Rise 

84 

July 1, 2019 RAD  
Project 3 

Edgerton Hi-Rise, 
Iowa Hi-Rise, 

Wilson Hi-Rise 

74 

November 4, 2019 RAD  
Project 4 

Roosevelt Homes 90 

December 17, 2019 RAD  
Project 5 

Mt Airy Homes, Mt 
Airy Hi-Rise, Valley 

Hi-Rise 

97 

February 4, 2020 LIPH  
AMP 8/9 

16 W. Side 
Duplexes 

[67] 

November 5-7, 
2019 

LIPH AMP 9 360 Scattered Sites 91 

 In addition to the extensive on-site training offered to all staff, PHA management staff have 
engaged in training opportunities specifically regarding the MOR and are continuing to seek 
out additional training with this focus. 

 Under the leadership of Director Kim Nguyen, staff from all work units within the Resident 
Services Department contributed to the effort to ensure prompt turnaround time despite the 
challenges of completing the RAD conversion. Staff continued to refine existing procedures 
and implement new process such as: 

o Resident Services Management and Rental Office, along with the Maintenance 
Department, continued to recognize the importance of ongoing communication among 
PHA workgroups to enhance our effectiveness.  

o Rental Office and special program staff, including CHSP, ALP and ASI continued to 
utilize tracking tools to monitor the status of special program applicant files. 

o Rental Office and Management staff communicated on a daily basis regarding the status 
of showings and the need for new applicant files following unit turndowns. 

o Rental Office and Management staff implemented a software-based vacancy tracking 
system that ensures that there is an auditable processing trail from application to move-in, 
in anticipation of the waiting list portion of the MOR, and in order to submit special 
claims for vacancy loss during the RAD-PBRA vouchering process in FY 2021.   

 PHA-owned housing admissions and occupancy: The goals included:  Maintain a public 
housing occupancy level of 99%, (exceeding the highest PHAS “A” rating) while continuing 
to perform thorough and uniform screening of all public housing applicants; review and 
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adapt procedures to ensure ongoing efficient, consistent and fair screening practices; continue 
to incorporate enhancements to screening processes as identified through staff input.   

 PHA staff maximized unit occupancy rates by ensuring prompt and thorough applicant 
screening, active marketing and the ongoing promotion of successful tenancies.  For 
FY 2020, RAD-PBRA and Public Housing occupancy measures were aggregated and will be 
reported together because the program type changed during the fiscal year.   

 A total of 571 new leases were signed in FY 2020, down from 585 in FY 2019.  Of those 
leases, 437 (77%) were with new applicants from the waiting list.  The remaining 134 (23%) 
were families and individuals who transferred within PHA-owned properties.   

 On average, 44 units were vacant at the end of each month during the year.  This compares to 
an average of 18 during the previous year.  This was due in large part to the large numbers of 
vacant units in the months where staff were focused on RAD-PBRA lease signings for 
existing tenants.  In FY 2020, 48 leases were signed per month on average, only 1 fewer per 
month than in FY 2019 (49).  Since 2018, vacancy counts have not included units undergoing 
modernization or those used as “hotel units” during modernization projects.  

 For FY 2020, the Human Services Coordinators for both family and hi-rise sites completed 
302 New Resident Orientations. 

 A total of 1,077 applicant files were processed for a final housing eligibility 
determination. Of those 1,077 processed applications for PHA-owned housing, 78% (838) 
were recommended for approval, with 437 applicant households housed during FY 2020.  
The remaining 22% (239) were processed for denial.  This was a higher approval rate than in 
the prior year, when the approval/denial ratio was 63% approved to 37% denied.     

 A total of 961 unit offers were made to new move-ins and transferring current residents 
in FY 2020.  Of this number, 317 (33%) of the units offered were turned down.  This is a 
slight increase of the percentage turned down as of the last report (31%), but is within the 
average range over the past several years.  By far the most common reason for unit rejection 
was “Prefers another development/location”, accounting for 48% of all turndowns.   

 The Rental Office scheduled a total of 51 denial hearings in FY 2020.  This is an informal 
hearing process which allows applicants who are denied admission the opportunity to request 
a review before the PHA Resident Hearing Committee.  Of the 51 hearings scheduled, 42 
hearings were held.  The PHA’s denial of the application was upheld in 17 (40%) of those 
hearings, 10 (24%) were overturned outright and 15 (36%) were overturned with stipulations 
and/or suspension.  (A suspension allows the applicant to keep their application active while 
they work to fulfill requirements.) 

 PHA-owned housing lease enforcement: The goals included:  Work with residents and 
others to achieve compliance with all provisions of the lease.  Work with staff to assure 
consistent, effective and well-documented follow-up on all lease compliance issues.  
Consistently implement lease termination actions if lease compliance cannot be achieved by 
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the resident.  Maintain lease terminations database.  Track and interpret data related to lease 
terminations. 

 Working with residents to obtain lease compliance continued to be a major focus for housing 
management teams.  All applicants moving into public housing met with the Manager to 
review lease requirements prior to signing the lease.  

 All new family residents and residents transferring into a new area attended a mandatory 
admission orientation program to assure that lease requirements and consequences for 
noncompliance were clearly understood.  

 During FY 2020, 33 resident households (individuals or families) moved out of public 
housing because the PHA terminated their leases “for cause” (not including 16 lease 
terminations for non-payment of rent).  The total number decreased from 48 terminations in 
FY 2019.  Family lease terminations decreased from 25 to 13and Hi-Rise terminations went 
down from 23 in 2019 to 20 in2020.  The 33 lease terminations for cause represent less than 
1% of all households living in public housing during the year.   

 During FY 2020, Legal reviewed and responded to a total of 210 total transfer and pet 
requests from public housing tenants (not including any “reasonable accommodation” 
requests that were associated with lease terminations).   The total number increased from 190 
requests in FY 2019 (10% increase).  Of these requests, 147 were approved (70%) and 63 
were denied (30%). 

 Executive Assistant/Communications Manager Mai Moua continues to oversee the Fraud 
Reduction Initiative that allows the public to report possible fraud in housing.  This initiative 
includes a method to track and follow up on fraud complaints.  Staff report to the Board 
annually on the number and disposition of fraud cases.   

 From April 1, 2019 to March 31, 2020, the PHA received 80 unduplicated reports alleging 
housing fraud or related misconduct, with 15 directed at public housing and 65 at the Section 
8 Housing Choice Voucher program.  Staff followed up on each report and found insufficient 
evidence to terminate assistance in most of the cases reported.    

 PHA-owned housing rent collections:  The goals included:  Continue proper collection 
procedures for both current and vacated residents, coordinating efforts with the Finance 
Department to ensure that collection loss write-offs meet the PHAS “A” rating.  (Tenant 
Account Receivables less than 1.9% of total dwelling unit rental income, to support the 
PHAS “A” rating for the Financial Assessment component.)  Maintain emphasis on timely 
rent payment through enforcement of chronic late rent policy.   

 The total amount of uncollected rent averaged 1.16% for FY 2020, which is monitored and 
reported in the Board Report.  The PHAS standard is 2.00% or less.  Uncollected rent totaled 
$209,338 of more than $18,056,280 in rent charged. 

 In FY 2020, 16 residents were required to vacate due to non-payment of rent terminations.   
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 During the fiscal year staff initiated 2,215 lease terminations for non-payment of rent.  In 
each case management and human services staff contacted the residents, connected them 
with services and resources and worked with them to resolve the issues underlying their 
failure to pay rent.  As a result of those efforts most of the lease terminations were resolved 
without the PHA filing an eviction action in court.  54 eviction actions for non-payment were 
filed in court.  38 were resolved without eviction; and 16 households were evicted by court 
order for non-payment of rent. 

 Marketing: Marketing goals in PHA-owned housing include increasing public awareness of 
our programs and ensuring an adequate waiting list of qualified applicants for all bedroom 
sizes.  Waiting list demographic data is used to identify potential under representation of 
specific applicant groups, and to inform the Affirmative Fair Housing Marketing Plan 
required by the RAD-PBRA program. 

 Marketing efforts in FY 2020 were minimal because the waiting lists for PHA-owned 
housing were closed for all bedroom sizes for the duration of the fiscal year.  However, while 
the general waiting list is closed, the PHA does still accept applicants for all special programs 
(CHSP, ALP and ASI).  In order to fill these vacancies, staff continued to maintain informal 
relationships between the PHA and Ramsey County social service providers as well as staff 
from such organizations as Mental Health Resources, RADIAS Health, Guild, Catholic 
Charities, the Wilder Foundation, the Union Gospel Mission and Accessible Space.   

 The Public Housing waiting list closed for all bedroom sizes on October 1, 2018.  There were 
12,427 households on the waiting list at the time it closed.  At the time of the RAD 
conversion, active applicants waiting for units with 0-5 bedrooms on the Public Housing 
waiting list were added to the new RAD-PBRA Multifamily waiting list.  FY 2020 ended 
with 7,731 applicants on the Multifamily waiting list.  (The Multifamily waiting list was 
opened for new applications in FY 2021, on September 17, 2020.) 

Preventive Maintenance (PM) and Housekeeping (HK) Inspections:  

 In FY 2020, over 4,273 annual inspections were completed for all PHA occupied units with 
appropriate follow up for households that failed to meet the PHA’s housekeeping standards.  
In family housing, one lease was terminated for poor housekeeping, and property damage.  
This was after significant efforts on the part of Housing Managers, Human Services 
Coordinators, housekeeping trainers and outside resources were unable to resolve the tenant-
caused issues.  Hi-Rises had two lease termination for poor housekeeping and property 
damage, an increase of one from FY 2019, when there was one.  These low numbers are a 
reflection of the continuing efforts of staff to prioritize issues related to health and safety.  

 The Maintenance Department assumes the primary role for maintaining and upgrading the 
attractive appearance and safety of PHA properties.  Maintenance works with Resident 
Services collaboratively to review and suggest opportunities for betterment of the PHA’s 
properties. 

 Maintenance Managers and Supervisors along with the associated Resident Services 
Managers/Assistant Managers, performed joint monthly inspections of all properties and 
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provided written documentation and numerical scoring of multiple aspects of each property.  
The written documentation provides corrective actions and responsible parties for those 
actions.  The responsible parties completed the corrective actions prior to the next month’s 
inspection.  These inspections were suspended starting March 2020 due to the COVID 
pandemic. 

 The Maintenance Director and Resident Services Director performed random inspections this 
past fiscal year.  This included hi-rises and family developments within the PHA-owned 
RAD PBRA portfolio.  Noted deficiencies were assigned to the appropriate staff for 
correction. 

 The Maintenance Department performed preventative maintenance inspections in 2,553 hi-
rise units and 1,302 family units that make-up the PHA’s RAD-PBRA portfolio.  This work 
was completed between April and December of 2019.  Work orders are initiated to repair any 
deficiencies noted in the properties that require contractors or Maintenance Specialists to 
complete.  Priority 50 work orders (resident issues) are initiated when necessary for poor 
housekeeping, infestation, improper use of electrical cords and items hung from fire sprinkler 
pipes.  Supervisory staff continues to re-inspect at least 10% of family and hi-rise unit 
preventative maintenance inspections to ensure the quality of the inspection work. 

 In FY 2020, Housing Management continued to use an annual inspection form that includes a 
checklist of safety items and identified City certificate of occupancy and HUD inspection 
deficiencies.  Resident Services staff continued to provide mold prevention and bed bug 
training to new residents at Admission Orientation Programs and the Scattered Site Training 
Program.  Staff also provided reminders and handouts in the management offices.   

 Maintenance Contracts staff continued to maintain processes and open lines of 
communication that provide for successful outcomes related to pest control issues.  A 
Maintenance Contracts staff member attended Resident Services Hi-Rise and Family staff 
meetings.  At these meetings, pest control information and updates were discussed to ensure 
all parties were fully aware of any and all ongoing pest control issues.  Where bed bug 
infestations were noted, a Maintenance Contracts staff member worked with the pest control 
contractor and the Resident Services manager to determine the extent of infestation and 
possible removal of furnishings from the dwelling unit.  At one hi-rise where there had been 
an issue with bed bugs, meetings were held between pest control contractors, Maintenance 
Contracts and Resident Services staff to improve our existing inspection/treatment 
process.  When put into action, this new process eliminated the bed bug problem.  Agency-
wide, the infestation rate was approximately 1% for bed bugs and less than 5% for roaches 
and other insects.  

 New RAD-PBRA policies approved by the Board:  The PHA’s RAD conversion required 
the creation of a Tenant Selection Plan (TSP) to establish the criteria for selection of 
applicants from the PHA’s waitlist and guidelines for continued occupancy by existing 
tenants for the 3,855 converted units.  The final TSP was approved by the Board on 
December 18, 2019.  The goal when drafting this document was to continue existing policies 
as much as possible while including all required TSP elements.  Of the few notable policy 
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changes made in the TSP, most were required for the PBRA program, while a few were 
intended to streamline current practice.   

 Local Preferences for admission.  Several admission preferences were either eliminated or 
expanded resulting in the same preferences applying to all RAD-PBRA applicants and all 
projects, streamlining the applicant screening process.   

o The hi-rise admission preference for elderly and disabled applicants was extended to the 
family housing developments.  In the RAD-PBRA program, for a community-wide 
waiting list the same preferences must apply to all applicants, since different preferences 
for different projects require the use of site-based waiting lists.  This change was made 
due to the recognized importance of maintaining both the elderly and disabled preference 
and the community-wide waiting list.   

o The preference for “near-elderly” applicants (ages 50-61) was eliminated.  As noted 
above, any preferences retained would have applied to all applicants.  While there is clear 
justification for maintaining and expanding the elderly/disabled preference, the same was 
not true for a preference that applied to non-disabled “near-elderly” applicants over other 
qualified applicants. 

o The preference for full-time students was eliminated.  The RAD-PBRA program places 
some restrictions on the admission of students.  Maintaining a preference for these 
applicants when some would no longer qualify for the program seemed contradictory and 
confusing. 

o The net effect of these changes was that the applicant preferences in the RAD-PBRA 
program are the same for all applicants and across all projects.     

 Criminal History.  The “non-economic” screening standards for reviewing applicants’ 
criminal histories were revised to simplify them and increase transparency.  The new 
standards parallel those followed in the PHA’s Housing Choice Voucher/Section 8 program.   

 Transfers.  Two notable changes were made to the transfer process:  

o A “current tenant unit transfer” preference was created in order to maintain the PHA’s 
practice of allowing transfers between properties.  This is because transfers going 
between projects must be added to the general Multifamily waiting list in order to be 
assigned to transfer, and the preference was required in order to justify prompt 
completion of the transfer, which is of particular importance in relation to VAWA and 
Reasonable Accommodation transfers.   

o The “Tenant-Initiated” transfer category was eliminated.  This was done because HUD 
advised the PHA that prioritizing such discretionary transfers would be out of compliance 
with Multifamily rules.   

 IT staff played a significant role in the conversion from Emphasys to Tenmast software. 
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 Maintenance staff work closely with staff from all other departments to manage, maintain 
and improve 3,836 units of PHA-owned RAD PBRA property. 

 Staff worked closely with the Agency’s Legal staff and HUD Multifamily personnel to 
produce contract terms and conditions that aligned with HUD Multifamily standard 
procurement practices while protecting the interests of the PHA.  Some examples of St. Paul 
PHA contracts Legal reviewed and approved included: Mt. Airy Exterior Modernization, 
Phase 5 (formal contract), Front Hi-Rise Plumbing Architectural/Engineering (formal 
contract), Domestic Hot Water Tank Replacement (formal contract) and Central Hi-Rise 
Community Room Wallpaper Removal (informal contract). 

 Maintenance worked with other departments, primarily Finance, to prepare Board reports and 
detailed Board presentations on the RAD-PBRA capital improvement budget.  Those 
informational sessions were planned to facilitate PHA Commissioners’ understanding of the 
Agency’s immediate and future capital needs.  The Board reports and presentations detailed 
project estimates, schedules and capital budget forecasts for the current fiscal year and 20 
years in the future. 

 During the fiscal year, Maintenance and Finance staff began meeting with HUD Multifamily 
staff from the local Field Office in Minneapolis.  Topics discussed in these meetings have 
included procurement, reporting requirements, Housing Assistance Payments (HAP) and use 
of Replacement Reserve funds. 

 Maintenance staff have established contacts at HUD’s local Field Office for expedited 
approval of capital improvement contracts and other HUD Multifamily regulatory 
requirements. 

 Staff reviewed HUD’s Management and Occupancy Review (MOR) requirements to prepare 
for the initial MORs, which are expected to occur during calendar year 2021. Staff will 
continue to seek MOR training opportunities on topics related to the Maintenance 
Department. 

 During the RAD conversion process, staff retained a consultant to draft Agency Operations 
and Maintenance plans for both asbestos and lead-based paint.  A Construction Program 
Manager was designated as the PHA’s Asbestos and Lead Program Manager, and will attend 
certification and training courses for lead-based paint and asbestos hazard management in 
FY 2021. 

 During the fiscal year, HUD REAC contractors performed physical inspections at RAD 
Projects 1, 2, 3, 4, and 5, and LIPH AMP 9 (Scattered Sites).  (Scores are listed on p. 14) 

 During the fiscal year, HUD’s notification period for REAC inspections was changed to 14 
calendar days.  The smaller notification window necessitated a change in staff training and 
preparation for REAC inspections.  The new procedure was as follows:  Upon receiving 14 
day notification of an inspection at a particular HUD Project or AMP, Maintenance staff 
facilitate a pre-PHAS meeting and training for relevant staff from Resident Services and 
Maintenance.  During these sessions, staff was given an overview of the physical inspection 
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process and preparation, as well as the correct protocol for handling the various levels of 
deficiencies.   

 Prior to the actual REAC physical inspections, Agency staff performed pre-REAC 
inspections at the selected hi-rises and family areas.  During these inspections, a total of 
1,213 work orders were initiated and completed prior to the start of the actual inspections.  

 Maintenance staff served as the initial contact with the REAC inspectors and coordinated the 
required notices to residents.  The Maintenance Department planned and implemented the 
pre-PHAS inspections and training.  Maintenance and Resident Services staff worked 
together on the actual inspections. 

 Maintenance staff update internal REAC inspection training materials and handouts annually 
to align with REAC’s revisions to inspection protocols, ensuring everyone who attends the 
inspections understands each deficiency cited by the REAC inspector.  Training sessions are 
held with all staff involved in the pre-REAC inspection process, including staff from 
Maintenance and Resident Services.  This practice remains beneficial to the Agency 
maintaining High Performer status. 

 Staff continued to thoroughly document any deficiencies cited during each REAC inspection.  
All Exigent Health and Safety (EHS) deficiencies cited during the PHAS inspections were 
assigned a work order number and completed within 24 hours of the deficiency being noted.  
Documentation of the completion of EHS deficiencies was provided to HUD, as is required, 
within 72 hours.  All non-emergency corrections noted during the PHAS inspections were 
assigned a work order number and completed within established timeframes.  Staff was able 
to recover two points at the Project 3 REAC inspection for deficiencies cited due to ongoing 
modernization work. 

 During the fiscal year, the Maintenance Department prepared a total of 603 vacancies (hi-rise 
and family) for re-rental in an average of 8.76 days.  Staff completed the preparation of each 
vacancy in an average of 27.25 hours. 
 

 Maintenance staff working in the family developments continue to assist Resident Services 
staff by painting vacant units for re-rental in an effort to maintain a high acceptance rate for 
re-rental of units.  Maintenance staff paint one vacant unit per week in each family 
development area.  Resident Services staff continue to contract the balance of vacant unit 
painting within the family areas.  In addition, Maintenance staff working in the hi-rises 
painted 372 hi-rise units during the fiscal year. 
 

 During the fiscal year, the Maintenance Department completed all work orders in a timely 
manner.  A total of 26,771 Priority 1 (emergency) and Priority 2 (non-emergency) work 
orders were completed for the fiscal year.  This total consisted of 6,568 Priority 1 work 
orders, completed in less than twenty-four hours, and 20,203 Priority 2 work orders 
completed in an average time of 5.10 days. 
 

 An additional 1,213 work orders were created under Priority 21 (pre-REAC) and 771 under 
Priority 34 (Seasonal).  The large number of Priority 34 work orders was due to a special 
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project to check all resident-owned air conditioning equipment at the hi-rises for proper fit to 
minimize the risk of freezing adjacent heating pipes in the units.  
 

 The Maintenance Department issued resident satisfaction surveys on a random sample of 240 
repairs between May 2019 and March 2020.  Based upon the respondents to the PHA’s 
survey, 100% of the residents surveyed reported they were satisfied with their service from 
Maintenance staff. 

 
 All citations and referrals from the City’s Department of Safety and Inspections are sent to 

the Maintenance Department for review.  The Assistant Maintenance Director reviews and 
assumes responsibility for ensuring the corrections (to be made by Maintenance) are 
completed within the required amount of time given by the inspector.  Resident Services staff 
assist with completing items related to tenant issues within the complaint (for example, 
furniture blocking window egress).  Considerable staff time is devoted to accompanying 
inspectors on all inspections and correcting noted deficiencies. 
 

 All City required testing and certifications were performed and provided to the St. Paul 
Department of Safety and Inspections.  All Certificates of Occupancy are received and stored 
at the Mt. Airy Maintenance office. 

Maintenance Contracts staff accomplished the following asset preservation tasks that are typical 
of the ongoing inspection, planning, and accomplishment of work needed to preserve PHA 
physical assets: 

 Roofs 
o Bid documents were prepared and bids were received for Central Hi-Rise and Exchange 

Hi-Rise roofs.  Both contracts were awarded in February and work started at Central Hi-
rise at the end of March.  Contractors were hired as needed to patch roof leaks. 

 Exterior Building Surfaces 
o Proposed budget item to fund a consultant contract to survey all hi-rise exterior walls and 

make recommendations of needed repairs.  A consultant was hired to provide a Scope of 
Work to repair spalling brick at Wabasha Hi-Rise.  Temporary wall repairs were 
accomplished at Wabasha Hi-Rise by The Caulkers Company.  

o Developed bid documents and awarded Phase V of the Mt. Airy Family Exterior 
Modernization at 109 units in 36 buildings in January of 2020.  This is the final phase of 
construction where in the previous four phases we completed 164 units in 55 buildings.  

 Life Safety Systems 
o Staff continued the administration of contractor work to test and correct deficiencies in 

PHA fire alarm, sprinkler and emergency generator systems on a regular basis. 

 Hi-Rise Plumbing System Replacement 
o Montreal Hi-Rise plumbing was completed by Frerichs Construction at a total cost of 

$4,498,000.  This work completed the third hi-rise plumbing modernization with Ravoux 
and Valley completed previously.  Staff hired Blumenthals Architecture who teamed with 



Summary of Agency Accomplishments FY 2020  Page 32 

Steen Engineering to provide architecture/engineering documents for the Plumbing/ 
Boiler replacement at Front Hi-Rise for a fee of $213,450.  

o Domestic water booster pumps were replaced at Wilson, Cleveland, Central, Seal and 
Hamline Hi-Rises. 

 Elevators 
o Staff continued the administration of contractor work to perform preventive maintenance 

and necessary repairs on PHA elevators.  In addition, staff hired a consultant to provide 
specifications and drawings to modernize elevators at Central, Exchange, Dunedin and 
Neill Hi-Rises.  Award was made to Schumacher Elevator for all four elevators at a cost 
of $2,523,625.  Grant funding for this work was received from the Federal Home Loan 
Bank of Des Moines.  

 Hi-Rise and Family Development Lead Based Paint 
o Staff procured a contract for lead risk assessments at the four Family Developments.  

Results showed lead based paint present on the basement support posts and beams at 
some units at McDonough and Mt Airy Homes (Roosevelt Homes and Dunedin Terrace 
have been cleared of lead-based paint hazards).  Based on the information from the lead 
risk assessments, Maintenance procured contracts to apply lead-encapsulating paint on 
the posts and beams identified as containing lead-based paint at McDonough and Mt 
Airy. 

 Building HVAC Systems 
o Staff worked closely with the Assistant Chief Operating Engineer to fund and provide 

contracting for needed hi-rise heating, cooling and ventilation improvements.  Large 
work items included the replacement of Mt. Airy Hi-Rise Community Room HVAC 
equipment ` 

 
o The HVAC service contracts maintained for routine work included Energy Management 

System (EMS) maintenance service, journeyman pipefitter service, apprentice pipefitter 
service, boiler operation service, boiler repair service and boiler chemical service. 
 

 Maintenance Managers/Supervisors have been part of the team that has been involved in the 
design and completion of each building improvement. 

 Maintenance staff, along with other PHA departments, meet each fiscal year and as needed to 
discuss and identify current and future capital needs.  The capital needs included facility 
maintenance, modernization, project design and other Agency and property improvement 
needs.  Maintenance staff worked to develop and implement solutions within current budget 
constraints to continue to improve and maintain our housing stock. 
 

 Maintenance staff continue to develop, maintain and update a comprehensive capital needs 
plan for the PHA-owned housing stock under RAD-PBRA.  The capital needs plan includes 
items currently in an Agency developed 5-year action plan approved by HUD, and items 
identified by the Agency’s RAD consultant and Maintenance staff.  Capital needs were 
compiled and currently maintained in an Agency 20-year plan that is updated annually and as 



Summary of Agency Accomplishments FY 2020  Page 33 

needs arise.  Maintenance staff prioritized capital projects based on need and budget, and 
defer capital improvement items as necessary, due to funding.  Agency plans are updated 
annually, or as needed. 

 Maintenance staff worked with Finance to coordinate and track the implementation, 
procurement and execution of approved capital improvements using CFP grant and RAD-
PBRA funds.  Staff used finance and project scheduling software, along with detailed 
spreadsheets to track capital projects and ensure sufficient funding for current and future 
work. 
 

 Maintenance and Finance staff met with HUD Multifamily staff to discuss the details of the 
procurement of large capital improvements and regulatory requirements for the use of 
Replacement Reserves.  Maintenance staff have been in regular contact our Legal team and 
HUD Multifamily staff to discuss the terms and conditions of out contracts for compliance 
with HUD Multifamily regulations. 
 

 Maintenance staff actively engages with residents to gather input on needed capital 
improvements at all PHA properties.  Maintenance staff attend each Hi-Rise Presidents 
Council meeting and periodically attend Resident Council meetings and the Resident 
Advisory Board meetings to present upcoming PHA projects and work, and solicit input on 
needed projects and/or repairs at their properties.  Maintenance staff, along with input from 
residents and other Agency departments, coordinate efforts to develop and prioritize budgets.  
Staff tracks capital budgets and project schedules to keep residents updated on status of 
capital improvements at their properties.  Staff provide detailed scope of projects and 
potential effects on residents and building operations so residents can make necessary 
adjustments. 

 Staff has worked diligently to accomplish necessary maintenance and modernization work 
with minimum disruption and inconvenience to the residents.  Maintenance Contracts staff 
works closely with construction contractors, Maintenance and Resident Services staff and 
residents to make accommodations during construction to assist with easing the burden and 
disruption caused by the modernization work.  Staff continues to look at ways to minimize 
construction impacts by limiting construction hours, work time, noise, etc., and phasing work 
as to minimize disruptions to normal building and site operations. 

 Maintenance staff bring all affected stakeholders and departments together to plan and 
discuss options to make the PHA’s proposed modernization and construction work the most 
cost effective with the least amount of impact on the residents.  This includes project 
planning meetings, resident engagement meetings and construction progress meetings all 
with the thought of resident comfort and safety in mind. 

 Staff continued use of resident newsletters on large modernization and special projects to 
promote better communications between staff and residents.  Staff gathered questions and 
input from residents to assist with limiting impacts on building operations during capital 
improvements and construction at their properties. 
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 Staff continued to correspond with Minnesota Housing, FHLBDM and other Agencies to 
stay abreast of upcoming grant opportunities, key dates and project requirements.  
  
o Identified, listed and prioritized capital improvements suitable for potential grant and 

loan opportunities.   
o Planned and scheduled projects in anticipation of opportunities to be fully prepared to 

apply.   
o Prepared detailed project estimates and scope of work for potential projects that may 

qualify for grant or loan opportunities.   
o Prepared grant and loan applications to seek funding through outside sources for capital 

improvements as they arise.   
o During this fiscal year, the PHA was awarded $1,000,000 from Minnesota Housing for 

the plumbing and boiler modernization at Front Hi-Rise.   
o The PHA also received an award of $1,000,000 from FHLBDM for the plumbing and 

boiler modernization at Front Hi-Rise  
o The PHA also received a separate award of $800,000 from FHLBDM for an elevator 

modernization at Cleveland Hi-Rise.   
o During the fiscal year, staff submitted three applications to FHLBDM totaling $3,000,000 

for elevator and mechanical modernization needs at three Hi-Rises.  FHLBDM may issue 
their award of grant funding in December 2020. 
 

 The PHA continued its trend of being a leader in green initiatives and a good steward of the 
environment.  The PHA recently acquired a vacant site next to McDonough Homes that is 
listed as a hazardous waste site with the Minnesota Pollution Control Agency.  Steps were 
taken to initiate cleanup of the site with the goal of making it a community garden for the 
residents to use. 
 

 Staff worked with contractors, vendors, outside agencies and governmental officials to not 
only meet, but try to exceed minimum environmental and energy conservation standards and 
goals.  Staff continued to be proactive in identifying ways to save and conserve water, energy 
and resources at all the Agency’s properties and explored options to increase the PHA’s 
community solar garden capacity and reduce our energy consumption costs. 
 

 Staff continue to work with Finance staff and Saint Paul Regional Water Services personnel 
to identify property water consumption that is outside of the normal use and fluctuations for 
PHA properties.  Work orders are generated to investigate the cause of the issue and make 
repairs to leaking plumbing fixtures.  Resident Services staff may also provide training of 
residents on how to conserve energy and water. 
 

 Staff worked in conjunction with the PHA Resident Initiatives staff to maintain contracts for 
Dunedin family site organic collection and University of Minnesota Master Gardeners 
program.   
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 Staff tried to secure a new Community Solar Garden (CSG) subscription agreement for the 
remaining hi-rises and community centers that are not currently under agreement.  Solar 
companies were not able to provide subscription agreements at that time.  Staff testified at 
the Capitol with the House Energy Committee about the advantages of having the CSG 
program. 
 

 Staff worked with the Assistant Chief Operating Engineer to continue the replacement of 
obsolete and inefficient HVAC equipment through the use of assigned funding sources.  
Capital Fund projects that were completed during this period included the replacement of the 
Community Room HVAC at Mt. Airy Hi-Rise.   

 Maintenance Director, Assistant Maintenance Director and Construction Program Managers 
routinely review HUD’s PBRA rulebook, revisions and HUD Multifamily Notices for 
potential changes to Maintenance operations, procurement and reporting.  All new 
regulations are disseminated to staff to maintain compliance with HUD regulations. 

 
Goal #3:  Public Housing:  Successfully manage, maintain and improve the PHA’s remaining 
418 units of Public Housing inventory, consisting of the scattered site single family and duplex 
homes; and effectively utilize the Capital Fund Program (CFP) grants for those properties. 
Maintain “High Performer” scores under HUD’s Public Housing Assessment System (PHAS) 
components for Management, Financial and Capital Fund; and achieve “Standard” or higher 
scores on HUD-REAC Physical Condition inspections. Ensure that PHA-owned properties 
continue to be managed to the highest standards, including thorough and uniform applicant 
eligibility determination, fair lease enforcement, regular preventative maintenance, prompt 
responses to maintenance work orders, full occupancy and timely turnover of vacant units, and 
timely and accurate reporting of financial data. Continue renovating public housing properties 
and making capital improvements that promote fire safety, life safety and security, as well as 
preserve the asset.  Pursue potential grant and loan opportunities such as Minnesota Housing and 
FHLBDM to complete necessary capital improvements.  Maintain high quality and timely 
design, bidding and construction, utilizing “green and sustainable” principles to conserve energy 
and water and protect the environment to the greatest extent feasible.  Continue to actively 
involve residents, staff and the community in planning capital improvements.  Continue to 
advocate for program reform and for the PHA’s fair share of funding. 
 

 Public Housing:  The RAD conversion resulted in the separation of the scattered site single 
family homes and duplexes (which remained Public Housing) from most of the PHA’s 
housing inventory.  As a result, late in FY 2020 the Scattered Site management team was 
established to manage the PHA’s remaining 418 units of Public Housing.  This team is 
housed at Central Hi-Rise.  

o As a result of the RAD conversion, scattered sites and duplexes are no longer filled by 
transfers from the PHA’s family developments following the completion of the Tenant 
Training Program (TTP), but by applicants off of the Public Housing waiting list.  This 
listed is managed by the Rental Office. 
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o In addition, the PHA “grandfathered in” current TTP participants, establishing a list of 
current participants in place at the time of conversion, and giving each of those 
households one offer of a scattered site home or duplex. 

o Once the TTP waiting list is exhausted, applicants from the Public Housing waiting list 
will be screened for and offered scattered site and duplex units.  This list is composed of 
applicants who were waiting for units with 2-6 bedrooms at the time of the RAD 
conversion. 

o Scattered site management staff will continue to provide training to residents similar to 
that which was offered through the TTP program, in the interest of promoting successful 
tenancies. 

 PHAS Physical Inspections:  

o For FY 2020, the remaining public housing units were inspected for the PHAS physical 
inspection component.  The PHAS inspections occurred on November 5, 2019 and 
February 6, 2020, as shown below.   

Inspection Date Project/AMP Property Score 
February 6, 2020 AMP 8 Scattered Sites 

(16 West Side 
Duplexes) 

67* 

November 7, 2019 AMP 9 360 Scattered 
Sites 

91 

* As of this writing it is unclear if/how the REAC inspection score for the 16 
scattered site duplex units formerly in AMP 8 (West Side Duplexes) will impact 
the overall physical condition score for all 418 scattered site units.  The 42 
scattered site duplex units formerly in AMP 7 (Central Duplexes) were not 
inspected during FY 2020. 

o The properties converted to RAD-PBRA will not be evaluated under PHAS, but they still 
have REAC inspections as described elsewhere in this report.  The Multifamily 
Management Operations Review (MOR) will assess the other aspects of the properties’ 
performance. 

 The Housing Policy Director assisted Legal, Resident Services and other Departments as 
follows: 

o Monitored HUD notices in Federal Register, PIH and Housing and alerting staff to new 
requirements. 

o Assisted Resident Services in revising Public Housing Admission and Occupancy 
Policies and editing the associated Board reports (“over income” residents, flat rents), etc. 

o Communicated with Congressional staff in person (during PHADA Legislative 
Conference) and during the year via email and phone, directly and through PHADA, 
NAHRO and CLPHA, advising on PHA issues including proposed legislation and HUD 
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rules; hi-rise fire safety sprinklers, carbon monoxide detectors, delayed mail delivery, 
non-citizens (public charge rule).  

o Agency Plan:  The Housing Policy Director assisted Resident Services with the Resident 
Advisory Board, Plan updates; and conducted the public hearing with a PowerPoint 
presentation (with Maintenance staff describing capital improvements). 

o Regularly assists the Executive Director, Deputy Executive Director and departments 
with drafting and editing written communications to residents, the public, partner 
agencies, HUD, other government bodies (Mayor’s office) and others. 

o Provided data and text to City PED staff for updating the City’s Consolidated Plan and 
Annual Performance Report (CAPER). 

o Housing Policy Director also worked with Legal to respond to Data Practices requests 
from residents, media, other agencies, etc. 

o During the fiscal year, Maintenance staff worked closely with Residents Services staff to 
develop and implement a successful plan to transition Resident Service staff from the W. 
A. Boss Central Administration Office and other areas of the PHA into refurbished 
vacant offices within Valley Hi-Rise and Central Hi-Rise.  This work supported the 
creation of a Resident Services Scattered Site Management Team for the management of 
our Scattered Site Homes. 

o The Resident Services Scattered Site Management Team works closely with Maintenance 
staff to manage, maintain and improve the PHA’s 418 units of Public Housing. 

o Staff worked with HUD PIH staff to process sole bid approvals and discuss plans to 
solicit more bids on future work. Worked closely with HUD labor relations to monitor 
contracts and provide required reporting. 

o Staff continued to maintain the HUD required 5-Year Action Plan.  Staff is in the process 
of contracting with a consultant to inspect, investigate and develop a 20-year Capital 
Needs Assessment on the Agency’s 418 PIH units.  Maintenance staff will supplement 
the assessment by compiling a list of completed and deferred (due to lack of funding) 
capital improvement work items.  These lists will be updated annually. 

 The PHA has exceeded all of HUD’s regular goals for timely obligation of the current open 
Capital Fund Program (CFP) grant funds (90% obligated within 24 months) and expenditure 
(grants fully expended within 48 months).  The 2016 and 2017 CFP grants are fully expended 
and closed out.  The 2018 CFP grant is 99.7% obligated (met the goal of 90% obligation by 
5/28/21) and 99% expended (must be 100% expended by 5/28/2023).  The 2019 CFP grant is 
95% obligated (met the goal of 90% obligation by 4/15/22) and (95% expended (must be 
100% expended by 4/15/2024). 

 As noted above, during the fiscal year, HUD’s notification period for REAC inspections was 
changed to 14 calendar days.  The smaller notification window necessitated a change in staff 
training and preparation for REAC inspections.  The new procedure was as follows:  Upon 
receiving 14 day notification of an inspection at a particular HUD Project or AMP, 
Maintenance staff facilitate a pre-PHAS meeting and training for relevant staff from Resident 
Services and Maintenance.  During these sessions, staff was given an overview of the 
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physical inspection process and preparation, as well as the correct protocol for handling the 
various levels of deficiencies.  

 Prior to the actual PHAS physical inspections, Agency staff performed pre-PHAS inspections 
at the scattered site properties.  During these inspections, a total of 419 work orders were 
initiated and completed prior to the start of the actual inspections.  

 Maintenance staff served as the initial contact with the REAC inspectors and coordinated the 
required notices to residents.  The Maintenance Department planned and implemented the 
pre-PHAS inspections and training.  Maintenance and Resident Services staff worked 
together on the actual inspections. 

 Maintenance staff update the REAC inspection training materials and handouts annually to 
align with REAC’s revisions to inspection protocols, ensuring everyone who completes 
inspections understands each deficiency cited.  Training sessions are held with all staff 
involved in the pre-PHAS inspection process, including staff from Maintenance and Resident 
Services.  This practice remains beneficial to the Agency maintaining High Performer status. 

 Staff continued to thoroughly document any deficiencies cited during each REAC inspection.  
All Exigent Health and Safety (EHS) deficiencies cited during the PHAS inspections were 
assigned a work order number and completed within 24 hours of the deficiency being noted.  
Documentation of the completion of EHS deficiencies was provided to HUD, as is required, 
within 72 hours.  All non-emergency corrections noted during the PHAS inspections were 
assigned a work order number and completed within established timeframes. 

 Maintenance Support Services staff (5 staff members) provide all clerical support for the 
Maintenance Department.  The work they perform includes the following: routine updates 
and distribution of operational procedures manuals, updates and distribution of departmental 
forms, support for the purchase order and contracting process, storeroom support activities, 
centralized recordkeeping, data management (physical and digital), record retention, 
initiation and processing of work orders, completion of work orders, processing of property 
inspection orders and mailing of preventive maintenance inspection letters.  Departmental 
records are kept both digitally and physically.  Staff regularly update digital files for 
contracts, documents and drawings to allow ease of access both internally and externally. 
 

 The Maintenance Department assumes the primary role for maintain and upgrading the 
appearance of PHA properties.  Maintenance works with Resident Services collaboratively to 
review and suggest opportunities for betterment of the PHA’s properties. 
 

 The Maintenance Director and Resident Services Director performed random inspections this 
past fiscal year.  Noted deficiencies were assigned to the appropriate staff for correction. 
 

 The Maintenance Department performed preventative maintenance inspections in 418 
scattered site units.  This work was completed between April and December of 2019.  Work 
orders are initiated to repair any deficiencies noted in the properties that require contractors 
or Maintenance Specialists to complete.  Priority 50 (resident issues) work orders are 
initiated when necessary for poor housekeeping, infestation, improper electrical cords and 
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items hung from fire sprinkler pipes.  Supervisory staff continues to re-inspect at least 15% 
of the scattered sites units to ensure the quality of the preventative maintenance inspections.  
Priority 90 work orders are initiated to track deficiencies of the building structure.  These 
work orders are used to assist in the planning of capital needs for the PHA’s properties. 
 

 Maintenance staff maintains a database with lead-based paint information on all PHA 
properties.  Using that database, Maintenance staff are notified of a unit’s lead-based paint 
status when they enter a unit for preventative maintenance inspections.  When a unit is 
identified as containing lead-based paint, the Maintenance staff present perform a visual 
inspection of the condition on the lead-based paint, of which they are certified to perform.  
Any lead-based paint that is deteriorated, and therefore needs immediate attention, is brought 
to the staff member’s supervisor and is addressed either by PHA Maintenance staff (if under 
HUD’s de minimis threshold of 2 square feet) or by a contractor holding HUD and EPA 
Certified Renovator certification. 
 

 The Maintenance Department prepared 43 scattered site homes in an average of 29.14 days.  
Staff completed the preparation of each vacancy in an average of 26.94 hours. 
 

 During the fiscal year, the Maintenance Department completed all work orders in a timely 
manner.  A total of 2,549 Priority 1 (emergency) and Priority 2 (non-emergency) work orders 
were completed for the fiscal year.  This total consisted of 385 Priority 1 work orders, 
completed in less than twenty-four hours, and 2,164 Priority 2 work orders completed in an 
average time of 6.24 days. 
 

 An additional 419 work orders were created under Priority 21 (pre-PHAS) and 369 under 
Priority 34 (Seasonal). 
 

 The Maintenance department issued resident satisfaction surveys on a sample of 24 work 
order repairs completed between May 2019 and March 2020.  Based upon the respondents to 
the PHA’s survey, 100% of the residents surveyed were satisfied with their service from 
Maintenance staff. 
 

 All citations and referrals from the City’s Department of Safety and Inspections are sent to 
the Maintenance Department for review.  The Assistant Maintenance Director reviews and 
assumes responsibility for ensuring the corrections (to be made by Maintenance) are 
completed within the required amount of time given by the inspector.  Resident Services staff 
assist with completing items related to tenant issues within the complaint.  Considerable staff 
time is devoted to accompanying inspectors on all inspections and correcting noted 
deficiencies. 
 

 All City required testing and certifications were performed and provided to the St. Paul 
Department of Safety and Inspections.  All Certificates of Occupancy are received and stored 
at the Mt. Airy Maintenance office. 
 

Scattered Sites 
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 Staff contracted the replacement of a boiler at XXXX Albemarle Street and furnaces at 
XXXX Reaney Avenue, XXX Ruth Street and XX Magnolia Street.   

 
 The Maintenance Director will assign a Maintenance Manager to all large modernization 

projects to offer their expertise and guidance, which will continue to ensure standardization. 
 

 Maintenance Managers/Supervisors have been part of the team that has been involved in the 
design and completion of each building improvement. 
 

 Due to the reduction of capital improvement funding for the Scattered Sites, the majority of 
capital improvements remain deferred while Maintenance staff focused on painting and 
cleaning scattered site units during their vacancy.  The following reflects the small amount of 
critical work performed during the fiscal year: 
 

Roofs 
 Roofs were replaced at XXX Wyoming Avenue and XXXX Upper Afton Road.  Roof repairs 

were made at XXXX Ashland Street.   
 

Exterior Building Surfaces 
 No significant exterior work performed during the fiscal year. 

Life Safety Systems 
 Maintenance staff replaced smoke and carbon monoxide detectors that are more than 10 

years past their original installation date. 

Scattered Site Family Lead Based Paint 
 Lead paint was abated on the exteriors of XXX Chippewa Avenue, XXX Lexington Avenue 

and XXX Matilda Street.  
 

 Maintenance staff continues to maintain the Priority 90 Work Order System for deferred 
capital improvement within the scattered sites.  Priority 90 work orders are added or updated 
following preventative maintenance inspections and during responses to emergency and non-
emergency work orders.  Upcoming work from the Priority 90 Work Order System includes 
roof and window replacements, concrete and asphalt repair and replacement, and landscaping 
improvements at scattered sites. 
 

 Staff continued to correspond with contacts at Minnesota Housing, FHLBDM and other 
agencies to stay abreast of upcoming grant opportunities, key dates and project requirements.  
Identified capital improvements and other projects suitable for potential grant and loan 
opportunities.  Planned and prioritized projects in anticipation of opportunities to be fully 
prepared to apply.  Prepared detailed project estimates and scope of work for potential 
projects that may qualify for grant or loan opportunities.  Prepared grant and loan 
applications to seek funding through outside sources for capital improvements as they arise. 
 

 Staff continue to work with Finance staff and Saint Paul Regional Water Services personnel 
to identify property water consumption that is outside of the normal use and fluctuations for 
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PHA properties.  Work orders are generated to investigate the cause of the issue and make 
repairs to leaking plumbing fixtures.  Resident Services staff may also provide training of 
residents on how to conserve energy and water. 
 

 Maintenance staff actively engages with residents to gather input on needed capital 
improvements at all PHA properties.  Maintenance staff periodically attend Resident Council 
meetings to present upcoming PHA projects and work, and solicit input on needed projects 
and/or repairs at their properties.  Maintenance staff, along with input from residents and 
other Agency departments, coordinate efforts to develop and prioritize budgets.  Staff tracks 
capital budgets and project schedules to keep residents updated on status of capital 
improvements at their properties. 
 

 Staff has worked diligently to accomplish necessary construction, maintenance and 
modernization work with minimum disruption and inconvenience to the residents.  
Maintenance staff works closely with construction contractors, Maintenance and Resident 
Services staff and residents to make accommodations during construction to assist with 
easing the burden and disruption caused by needed maintenance, construction and 
modernization work.  Staff continues to look at ways to minimize construction impacts by 
limiting construction hours, work time, noise, etc., and scheduling/phasing work as to 
minimize disruptions to the resident(s). 
 

 Maintenance staff bring all affected stakeholders and departments together to plan and 
discuss options to make the PHA’s proposed construction, maintenance and modernization 
work the most cost effective with the least amount of impact on the residents.  This includes 
project planning meetings, resident engagement meetings and construction progress meetings 
all with the thought of resident comfort and safety in mind. 
 

 Staff continued use of resident newsletters on modernization and special projects to promote 
better communications between staff and residents.  Staff gathered questions and input from 
residents to assist with limiting impacts on site and building access during capital 
improvements and construction at their properties. 
 

 Maintenance staff periodically attended Resident Council meetings to provide updates on 
capital improvements, answer questions and address resident needs, and to keep residents 
informed on current and future construction projects at their sites.  Staff provided detailed 
scope of projects and potential effects on residents and site operations so residents can make 
necessary adjustments. 
 

 Staff continue to work with industry partners such as Minnesota Housing, Minnesota 
Housing Partnership, Homes for All and housing industry advocacy groups (NAHRO, 
PHADA and CLPHA) to seek positive reforms and additional funding.   
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Goal #4:  Preservation and Development:  Explore the PHA’s potential role as a developer of 
affordable housing on property the PHA owns.  For example, possibly expand the parking 
structure at the W. A. Boss Central Administrative Office (CAO) building and include new 
affordable housing; create in-fill affordable housing at other PHA-owned sites such as Valley 
and Seal Hi-rises, McDonough Homes or elsewhere; increase density of affordable housing at 
select PHA duplex sites, etc. Explore the PHA’s potential role as a developer of affordable 
housing on property the City or County owns, such as the Public Health site owned by Ramsey 
County, which is adjacent to the PHA’s Central Administrative Office. Explore strategies to help 
qualified residents of the PHA’s scattered site homes (now 418 public housing single family and 
duplex homes) purchase their homes. Where appropriate, create partnerships with non-profit 
organizations that can provide the financing and/or services to facilitate successful 
homeownership including homebuyer education, pre- and post-purchasing counseling. Explore 
other options and opportunities for asset repositioning of the 418 scattered site units while 
ensuring “no net loss” of affordable housing opportunities for the Agency and the community. 

 During the fiscal year, the PHA’s Executive Director met with several City and Ramsey 
County staff to begin discussions on the potential acquisition of underutilized property 
adjacent to the W.A. Boss Administration Building.  These discussions may soon lead to the 
exploration and development of conceptual drawings of affordable housing opportunities at 
the adjacent site. 

 During the fiscal year, Maintenance staff attended internal meetings to discuss potential 
locations of new housing development of PHA sites.  These discussions led to conceptual 
drawings for the development of a new hi-rise adjacent to the PHA’s Seal Hi-Rise.  These 
drawings were presented to staff and several PHA Commissioners for consideration. 

 Maintenance staff attended a meeting that hosted several State of Minnesota Legislators, 
NAHRO and Minnesota Housing staff to discuss the need for new low-income housing 
across the State and within the City of Saint Paul.  A tour of recent PHA townhome 
development was provided to further emphasize the ability to create quality affordable 
housing on existing PHA property.  

 The PHA’s asset repositioning strategy during this reporting period focused on the RAD 
conversion of the 3,836 hi-rise and family area units.  Maintenance staff coordinated an 
office renovation for the newly created Scattered Sites Management Team, who now manage 
the Agency’s 418 remaining LIPH scattered site units.  Staff may explore “asset 
repositioning” options for those units in FY 2021 and beyond. 

 
Goal #5:  Fair Housing:  Ensure Fair Housing and Equal Opportunity in program admissions 
and administration, in compliance with all applicable laws and regulations. Work cooperatively 
with community representatives and other units of government to ensure non-discrimination in 
PHA programs. Explore other opportunities that could increase housing options for St. Paul 
residents with low incomes, both within the City and in the region. 
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 The Housing Policy Director helped Legal respond to a participant’s complaint being 
investigated by HUD’s Fair Housing/Equal Opportunity office (FHEO), by analyzing racial 
data on HCV participants, comparing households sizes and voucher sizes (”overcrowding”).  
The complaint was dismissed by FHEO. 

 HCV Programs staff continue to review and approve Reasonable Accommodations, and grant 
these policy exceptions as required. 

 HCV Programs staff worked with the PHA’s Legal Team to implement a new procedure to 
track and refer claims of harassment received from participants and applicants regarding their 
participant landlords. 

 HCV Programs staff continue to work with HousingLink to ensure that all participants have 
access to housing that meets their disability-related needs. 

 Fair Housing and Non-discrimination:  The PHA waiting list is representative of the overall 
population of the metropolitan area, reflecting the area’s changing demographics in the 
applicant pool.  Through interactions with the applicant population Rental Office staff 
continued to demonstrate their respect for cultural differences and make accommodations as 
needed.  

 For FY 2020, across both PHA-owned and Section 8, there were five formal discrimination 
complaints filed against the PHA with the Minnesota Department of Human Rights or other 
agencies.  The Legal Team filed the PHA’s timely responses to each complaint.  As of 
today’s date, there have been no adverse findings against the PHA on any complaints 
reported in FY 2020. 

 
Goal #6:  Links to Community Services:  Promote links to community resources through 
existing and new partnerships with outside agencies that provide services to residents through 
PHA Community Centers and at other sites. Work with community agencies to maintain and 
develop programs that meet the changing needs of PHA residents and support successful 
tenancies in PHA-owned housing in the following ways, among others: enriching residents’ lives 
and promoting overall wellness; Increasing residents’ independence and economic self-
sufficiency; and increasing residents’ community involvement.  Continue and promote CHSP 
and other affordable assisted living programs. Work to achieve Section 3 goals for resident 
economic opportunities, to the greatest extent feasible, in the following ways: Hiring qualified 
residents and participants in PHA housing programs and other low income residents of the 
metropolitan area; Promoting education and job skills training opportunities; Contracting with 
Section 3 businesses and requiring other businesses seeking PHA contracts to comply with 
Section 3 requirements.   

 Services to Residents at Community Centers:   Resident Services Director, Kim Nguyen, 
site Housing Managers and Human Services Coordinators worked hard to successfully 
manage four Community Centers in a manner that meets the needs of changing populations, 



Summary of Agency Accomplishments FY 2020  Page 44 

maximizes the number of services that can be offered to family residents and prioritizes 
space for programs that work with residents.  

o Staff successfully managed four community centers, which includes managing the 
facilities, dealing with security and upkeep issues, working with current service providers 
and actively seeking future service providers.  The PHA provides space, utilities, 
receptionist services, and maintenance and repair to non-profit agencies serving public 
housing residents 

o Resident Services staff continued to work with the Resident Initiatives department 
regarding community center space usage and monitoring current Service Providers under 
contract with the PHA, as well as being vigilant in securing future partners. 

o Free tax assistance was not offered this year at Mt. Airy and McDonough Community 
Centers due to COVID-19.  This would have been our 18th year partnership.  This effort 
involved partnerships with the MN State Department of Revenue’s Community Outreach 
and Hiway Federal Credit Union, the Resident Council and Management staff.   

 Congregate Housing Services Program (CHSP):  Goals included:  Attain full census in all 
CHSP sites as supported by the grant budget.  Maintain improved communication, 
procedures, and computer reports to link CHSP with the Hi-Rise Management work unit.  

o During FY 2020, CHSP averaged 120 clients out of a possible 125.  CHSP’s financial 
performance was closely monitored to ensure maximum client capacity.  The CHSP 
Program Manager and the Resident Services Director continued to work with the Budget 
Director to maintain good interdepartmental coordination of billing and budgets. 

o CHSP and Rental Office staff continued to assess the skills and needs of CHSP applicants 
on the waiting list with a spreadsheet that is updated monthly.  There are also regular 
meetings between the Program Manager, Coordinators, and the Rental Office, which has 
decreased the processing time on CHSP applications, increasing client satisfaction and 
reducing the number of clients who cancel their application.  The number of referrals and 
intakes completed has significantly increased compared to previous years, which supports 
the growing awareness and need of the program. 

o CHSP Coordinators continued to attend all kitchen inspections performed with the site 
Maintenance Manager and building Manager.  

o The CHSP Coordinators and Program Services Assistants completed training on food 
safety, working with seniors, and the Minnesota Department of Health Home Health Care 
Bill of Rights.  

o The program provided marketing presentations with external agencies to increase 
opportunities and encourage more referrals for the CHSP program.  Agencies that have 
had CHSP marketing presentations include the Metro Area Agency on Aging and 
Ramsey County Human Services. 
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o The meals for CHSP clients are still provided by Presbyterian Homes, Optage Senior 
Dining Choices.  The partnership is entering its eleventh year, after starting in January 
2009.  This partnership, along with the Wilder Foundation, continues to be very 
successful and valuable to residents.   

o Accessible Space, Inc. (ASI) is a nonprofit organization that has shared a partnership 
with the PHA since October 1, 1988.  Over the past 32 years this program has housed 
hundreds of residents providing 24/7/365 assisted living personal care services, which has 
allowed those residents to enjoy a basic form of independent living, and avoid premature 
commitment to a care facility or nursing home.   

 Resident Initiatives: 
o Resident Councils: Resident Initiatives worked with the Resident Services Department to 

continue to provide necessary staff support to all Hi-Rise Resident Councils and 
Presidents Council by attending council meetings, encouraging participation of residents, 
providing new residents with information about councils, and encouraging residents to 
take leadership roles in councils.  Provided guidance to councils on appropriate use of 
funds.  Assured proper controls are in place to adequately monitor all expenditures. 

o Presidents Council Website: Staff continued to work with the Presidents Council to 
maintain and upgrade their respective websites:  https://www.stphapresidentscouncil.org/.  
These websites provide information about the councils, meeting schedules, officers, 
programs, services and resources for residents, and links to PHA and partner events. 

o Training opportunities: Staff planned and facilitated the annual officer training for 
Presidents Council individual resident council members.  In addition, staff provided 
training for council officers elected mid-term; and provided ongoing training for 
QuickBooks and nonprofit financial management. 

 Memorandum of Understanding: Staff worked with all Resident Councils to monitor 
and update the Memorandum of Understanding on an annual basis to comply with 
RAD-PBRA requirements. 

 Maintained fiscal responsibility: Staff worked with councils to maintain fiscal 
responsibility, following HUD and PHA guidelines.  Staff recruited, trained, and 
assigned QuickBooks Peers to work with resident councils and to complete a mini-
audit each month of the council’s finances.   

 Computer Peers: Staff recruited, trained, and supported residents with computer skills to act 
as Computer Peers. Computer Peers, upon assignment, work with individual councils to 
update and fix computers that are owned and maintained by the councils for residents to use.  

 Council By-Laws: Staff reviewed and updated council by laws as needed to comply with 
HUD and RAD-PBRA guidelines. 

 City Wide Resident Council Website:  Staff worked with City Wide Resident Council to 
maintain and make their website accessible to residents and the public.  A list of City Wide 

https://www.stphapresidentscouncil.org/
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officers, City Wide programs, resources for multi-family residents, links to PHA events and 
operational materials can be found at, www.citywideresidentcouncil.org, the website is 
maintained by the RI Program Coordinator and City Wide Chair.  

 
 Annual Officers Training:  Eight officers from the family sites attended City Wide-Family 

Council officer training on June 8, 2019 at the Amherst H. Wilder Foundation.  The officers 
learned about their roles and responsibilities, participated in team-building activities, learned 
about running meetings, financial accountability, values and conflict resolution. The training 
received favorable evaluations. 
 

 Computer Lab Volunteers: Two individuals volunteered to monitor Open Lab at the Mt. Airy 
Community Center Computer Lab.  The volunteers spent an average of 4 hours a week over a 
three month time period assisting residents with locating web sites, printing, using MS Office 
programs and other digital activities.  
 

 Computer Lab Usage: The McDonough Computer Lab continued to be utilized by partners 
MORE Empowerment, Keystone, and St. Paul Parks and Recreation for educational classes 
and averaged 350 users a quarter.  The Mt. Airy Computer Lab was used by Ramsey County 
Master Gardeners, Small Business training, MN Digital Literacy classes hosted by MN 
Literacy Council and the Ramsey County Sheriff’s Office for youth programming.  Residents 
also used the Computer Lab for job search and research, averaging 21 residents/learners a 
quarter. 
 

 Resident Council IT Support Agreement:  Aaron Smothers contracted with the PHA to 
provide Informational Technology services to the Resident Councils.  Services include 
computer maintenance, software and hardware repairs or upgrades, continued upgrade of 
Solid State Hard drives in the Labs, and ensuring higher quality and longer lasting computer 
systems for both the family and hi-rise computer labs.  Aaron continued to train Computer 
Team members and mentor them. 

 
 Participation in Ramsey County-St. Paul Joint Complete Count Committee:  This Committee 

was created to bring together nonprofits, educational institutions and government agencies to 
discuss, consider and plan for outreach for achieving a high response rate for the 2020 
Census as well as recruiting undercounted populations to serve as Census takers.  The 
Committee meets quarterly and created subcommittees to plan for marketing and outreach to 
target populations.  RI staff attended and will continue to attend the meetings to represent 
PHA and its public housing residents. 

 
Youth Connections: 
 Youthprise Summer Meals Program:  The PHA partnered with Youthprise to host meals at 

Mt. Airy and Roosevelt Homes during the summer of 2019.  RI hired an intern and recruited 
PHA residents to help set-up, prep, serve lunch and clean up afterwards, averaging 15-12 
meals a day.  PHA residents were paid a stipend for their time.  All volunteers learned 
organizational, leadership and teamwork skills while ensuring youth ages 0-18 were served a 
nutritious meal. 

 

http://www.citywideresidentcouncil.org/
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 Grey Ducks Yoga:  The contracted Resident Education and Training Coordinator 
implemented a weekly yoga program designed for families to explore the benefits of yoga 
together.  The classes took place outside at Mt. Airy Community Center and Roosevelt 
Community Center over the course of 6 weeks in the summer of 2019.  27 youth ages 5-14 
participated. 

 
 Youth Movies:  The contracted Resident Education and Training Coordinator implemented 

another summer movie program for resident youth.  Movie Mondays and Wednesdays were 
held at Mt. Airy Community Center and Roosevelt Community Center respectively for six 
weeks during summer 2019.  39 children 5-12 years old attended Roosevelt with an average 
of 22 per screening.  15 children ages 11-15 years old attended Mt. Airy with an average of 5 
per screening.  

 
 Summer Reading Program:  Summer Reading activities took place at McDonough, Mt. Airy 

and Roosevelt Homes during the summer of 2019.  Youth ages 10-14 attended the weekly 
sessions and learned how to analyze characters, write creatively, learn new vocabulary and 
summarize book plots.  An average of 10 youth attended the Mt. Airy and Roosevelt sessions 
and two participated in McDonough’s sessions over a six-week period.  

 
 Free Little Libraries/Saint Paul Public Libraries:  St. Paul Public Libraries continued to 

partner with the PHA by donating books for libraries at Mt. Airy, McDonough and Dunedin 
multi-family sites.  Books that are closed out the library system are boxed and brought over 
to PHA family sites.  The Free Book Buggie also donated books.  
 

 Youth Gardening:  Two youth participated in Gardening for Youth at McDonough Homes 
during the summer of 2019.  The program was facilitated by volunteers of the Ramsey 
County Master Gardener Program.  The youth learned the basics of gardening, what kind of 
soil and nutrients plants need, planting tips, how to care for plants, and how to water.  The 
youth cleaned and seeded a small garden plot at McDonough and collected a rich harvest at 
the send of the summer.  
 

 Allina “Bounce Back” Program:  In partnership with Allina Health, staff conducted a six-
week pilot program at Roosevelt to encourage youth participation with a focus on kindness, 
giving back, and recycling during the summer of 2019.  Thirty-three (33) youth enrolled, 
ranging from ages 4 – 13, and 24 graduated.   

 
 VISTA Program through Mayor Carter’s Office:  The PHA partnered with Mayor Carter’s 

office, and the City of St. Paul Americorps VISTA Program, to hire a VISTA Member to 
work on literacy for children ages 0-3, at McDonough Homes.  The VISTA worker was 
charged with assessing literacy levels and programs at McDonough and working with the 
MN Community Care Clinic to promote the value of early reading in the development of 
motor skills and healthy brain development and the Reach out and Read program.  A 
Resource and Literacy Fair was held in April 2020.  Approximately 35 adults and youth 
attended, picking up free books and learning about literacy resources.  
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 The PHA partnered with Kid Create and hosted a make art workshop at McDonough during 
the summer of 2019.  Ten children from ages 5-10 made three-dimensional birds’ nests out of 
construction paper.  The youth had a great time and took their art home for display.   

 Science Museum of Minnesota and residents of the PHA hosted a Science Fair at Roosevelt 
Community Center (See Section 3) in August 2019.  STEM activities were created for the 
learning enjoyment of both children and adults.  Over 100 residents attended most of them 
children between the ages of 5 and 12.  

 Youth Tobacco Prevention Education: Two youth from McDonough Homes also participated 
in a tobacco prevention education workshop coordinated through the Association for Non-
Smokers (ANSR) and Wellshare International, partnership with the PHA Statewide Health 
Improvement Partnership Grant during the summer of 2019.  The workshop took place over 
seven weekdays.  Youth learned about the health impact of smoking, the different types of 
tobacco, marketing and received t-shirts for their participation.  
 

Wellness Initiatives: 
 

 Statewide Health Improvement Partnership (SHIP) Grant:  Through Betsy Christensen, the 
PHA contracted with Saint Paul - Ramsey County Public Health for the final year of SHIP 
Grant funding.   

 Smoke Free Public Housing: PHA celebrated one year of smoke-free air.  The PHA 
partnered with the Association of Non-Smokers (ANSR) to facilitate smoking cessation 
support stations and provide nicotine replacement education, cessation support, and carbon 
monoxide breath testing at 11 hi-rises with 128 residents participants.  ANSR also provided 
smoking cessation and youth vaping resources at four family sites during Free Bikes 4 Kidz 
events. 

 Pharmacy of Cub Foods Store #1694:  Staff renewed an agreement with Cub Foods for 
Human Services Coordinators to coordinate on-site flu shot clinics for residents living in all 
16 hi-rises.  Additionally, blood glucose diabetes screenings were provided at eight hi-rises 
with a total of 71 participants. 

 Saint Paul Food Resource Map:  RI staff distributed the map to other PHA staff, residents, 
service providers, partners, Saint Paul Parks and Recreation, Saint Paul-Ramsey County 
Public Health, and Saint Paul District Councils.  Saint Paul Food Resource Map was created 
in partnership with University of Minnesota Extension, University of Minnesota School of 
Nursing, and Saint Paul-Ramsey County Public Health SHIP to improve access to healthier 
foods and active living for PHA residents.  

 Twin Cities Mobile Market:  Staff continued the current partnership to increase access to 
healthy, affordable food with 9 PHA sites participating as stops along the TCMM route.  
Piloted emergency food access free monthly grocery box deliveries during COVID-19 
pandemic.  
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 1593 Jackson Street Soil Remediation Project:  Resident Initiatives staff collaborated with 
Maintenance Contracts and Ramsey County Master Gardeners to prepare plot for 
phytoremediation seed planting, water installation, and signage installation. 

 Crosswalk Safety:  Staff worked with Resident Councils, Saint Paul Police Department and 
ACOP to identify dangerous crossings nearby PHA sites.  Hosted “Stop for Me” Crosswalk 
Safety events, in partnership with Saint Paul Police Department and ACOP, near 8 PHA sites 
in close proximity to busy streets and identified by residents as high priority for safety 
concerns.  

 Crosswalk Celebrations:  Staff hosted events, in partnership with Saint Paul Police 
Department and ACOP, to celebrate crosswalk improvements at two family sites.  15 
residents and youth celebrated the new crosswalk along Timberlake Road in front of 
McDonough Community Center.  24 residents and youth celebrated the newly repainted 
crosswalk on Ames Avenue in front of Roosevelt Community Center.   

 Conference Presentation MN Planning Association:  Staff collaborated with Saint Paul 
Ramsey County Public Health and Minnesota Department of Health to present a conference 
session highlighting McDonough Homes and Ravoux Hi-Rise community-driven walkability 
efforts.  More than 60 conference attendees participated in the session.   

 Minnesota Department of Health Walkable Community Workshop (Jackson Street):  
Minnesota Department of Health is providing Saint Paul Ramsey County Public Health 
$15,000 non-SHIP funds to support walking improvements near McDonough Homes, in 
partnership with McDonough Resident Council, Ramsey County Public Works, Saint Paul 
Public Works, Alta Planning and Design, and Metro Transit.  Four possible project ideas 
were identified and residents at McDonough prioritized project ideas at various community 
events by selecting their top two choices. 

 University of Minnesota Master Gardener Mentor Program:  Partnered with Ramsey County 
Master Gardeners to facilitate the fourth annual PHA Garden Mentor Program.  Nine 
residents, including two youth, successfully completed the program to become Garden 
Mentors for their community.  This year’s training started as in-person classes and 
transitioned to virtual classes due to COVID-19 pandemic (training completed in FY 2021). 

 Volunteers of America; Alzheimer’s and Dementia Services:  Collaborated with VOA to 
support healthy aging efforts at Edgerton Hi Rise and Roosevelt Homes, including the VOA 
Memory Care Mobile Clinic Bus.  

 Concordia University Physical Therapy Department: Partnered with Doctoral Physical 
Therapy students from Concordia University to facilitate falls prevention balance screenings 
at two hi-rises with 20 residents participating in the screenings.   

 Free Bikes 4 Kidz: Hosted the eighth annual PHA Free Bikes 4 Kidz Week and distributed 
215 bicycles and helmets to youth and families, bringing PHA’s overall total to 1,820 youth 
who have received a bicycle and helmet since 2012.   
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 Bicycle Alliance of MN: Distributed 200 rechargeable bike lights to PHA residents as part of 
the Bicycle Alliance of MN See and Be Seen campaign. 

 Allina Health Charitable Contributions: Collaborated with Presidents Council and City Wide 
Residents Council to successfully request and receive $5,000 Allina Health Charitable Funds 
to support raised bed accessible gardening, Bounce Back Program, 1593 Jackson Street Soil 
Remediation, Saint Paul Food Resource Guide, ACOP Youth Ping Pong Program, and 
Mindfulness Skill Building. 

 Diabetes Prevention Workshops: Partnered with Stratis Health and Wilder Foundation to host 
on-site diabetes workshops at four hi-rises, with total of 50 resident participants.  March 2020 
classes did not finish due to COVID-19 pandemic. 

 Rethink Your Drink: Collaborated with PHA Maintenance Contracts and McDonough 
Maintenance to install a water bottle refill drinking fountain at McDonough Community 
Center.  

 Saint Paul Parks & Recreation Park Ambassadors: Partnered with Saint Paul Parks and 
Recreation to host 10 Parks Ambassadors Nature Trips with 73 residents from 17 sites to 
enjoy activities including fishing, nature scavenger hunts, and bird watching.   

 East Side Table:  Partnered with East Side Fairview Health East to host on-site cooking 
classes at three hi-rises. Sixty-five residents participated overall, and each participant 
received a $10 cub food gift card.   

 Twin Cities Electric Vehicle Mobility Network:   Facilitated resident engagement and 
presentations at Presidents Council and City Wide Resident Council meetings with project 
staff.  Project staff also presented at 10 individual residents council meetings at sites within 
the project geographic boundaries.  

Section 3 (Job Skills Training, Employment and Education Initiatives): 

 Small Business Development Training:  Staff partnered with the African Economic 
Development Solutions (AEDS) to provide six, two-hour Small Business Education training 
sessions.  Nine residents applied and six residents successfully completed the course in FY 
2020 with a total of 42 contacts. 
 

 Advanced Small Business Training: Staff partnered with Idris Mohamed from AEDS for 
graduates from all previous AEDS classes to offer Financial Accounting and Strategic 
Management training for new small business owners/developers.  Provided six, two-hour 
training sessions. Five residents successfully completed the course for a total of 25 contacts.   
 

 Wilder Leadership Program Scholarships:  Staff awarded a total of four scholarships to 
Resident Council leaders to enroll in this Wilder-led education program.   
 

 Staff continued to represent the PHA, along with Maintenance Contracts, as members of the 
Twin Cities Section 3 Collaborative.  Beth Pacunas, the Resident Education and Training 
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Coordinator, made approximately 22 referrals either individually or through tabling at job 
fairs to the City of Saint Paul website where the Twin Cities Section 3 database is 
maintained. 
 

 Staff continued to represent the PHA at as community partner at the Ramsey County 
Workforce Innovation Board meetings.  
 

 Micro Grants:  Staff successfully assisted two residents in attaining a Micro grant for tuition 
reimbursement. 
 

 Science Museum of Minnesota:  Staff collaborated with a core group of 6 resident volunteers 
from Wilson, Roosevelt, and Central Hi-Rises several times a month in Q3 and Q4 FY 2019 
to create STEM related activities for both youth and adults to take place in FY 2020.  This 
program taught residents how to create, organize and host a large event, work 
collaboratively, understand the scope and limitations of working within PHA regulations and 
with an outside organization such as the Science Museum of Minnesota and to understand 
marketing, think about logistics, and follow-through on hosting a large event from creation to 
execution.  They successfully planned three Science Fairs and executed two, the final one 
cancelled due to Covid-19.  The two fairs were held at Roosevelt in August and Wilson in 
October.  Over 130 residents of all ages and from across the entire PHA system attended.  A 
total of 16 residents and staff came together and volunteered to help the core group facilitate 
these fairs. 
 

 Job and Resource Fair: Staff partnered with Avivo, Cassia and the Rondo Library to host a 
community Job and Resource Fair in partnership at Rondo Library location. 15 employers 
and 4 community resource organizations participated.  In addition, we hosted a unique panel 
discussion on the Do’s and Don’ts of Job Seeking and How to Avoid Job Scams with 4 
panelists and 22 attendees.  Over 100 people attended the fair. 
 

 Section 3 Scholarships: The following three scholarships of up to $200 dollars each were 
awarded to residents from the PHA’s Section 3 Training Fund in FY 2020:   
o Business License for an LLC 
o Real Estate Certification and  
o Pharmaceutical Technician Certification. 

 
 Step-Up Apprenticeship: Staff successfully placed one Step-Up apprentice with Frerich’s 

Construction for the final phase of the Dunedin Homes modernization work. 
 

 Job Skill Training:  Staff partnered with Twin Cities Rise and presented a robust curriculum 
on Skill Building Career Readiness and Interpersonal Workplace Skills scheduled for 90 
minutes a week for 6 weeks.  Six residents applied and five attended for the first three weeks.  
The final three weeks were cancelled due to Covd-19. 
 

 Maintenance staff worked closely with Resident Services to secure an agreement with the 
Saint Paul Police Department to convert the under-utilized Dunedin Family Center to an 
SPPD satellite office for their Community Liaisons. 
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 During the fiscal year, staff issued 156 separate purchase orders and contracts, totaling 

$4,583,286 to Section 3 businesses, helping the Agency to meet three of the four HUD 
standards for Section 3 “safe harbor” goals.  Goals were met in Capital Budget construction, 
Operating Budget construction and Operating Budget non-construction categories. The goal 
was not met in the Capital Fund non-construction category.  Section 3 contract provisions 
were included in all applicable formal and informal bid documents.  Maintenance staff 
emphasized the HUD requirements for Section 3 participation at all pre-bid meetings for 
applicable contracts.  

 
 Where bidders on applicable contracts and purchase orders could not meet the PHA’s 

requirement for Section 3 participation, the contractors agreed to contribute 2.5% of the 
contract amount to the Section 3 Training Fund. 
 

 During the fiscal year, Section 3 data relating to each contract and purchase order was logged 
into an Access database and subsequently used to provide and quantify the information 
needed for HUD Section 3 reports.   
 

 Staff met with a Section 3 collaborative group including Ramsey County, City of St. Paul, 
Washington County, Anoka County, Hennepin County, City of Minneapolis, Dakota County, 
and Minneapolis Public Housing Authority.  The purpose of the group is to expand and 
maintain a Twin City area-wide Section 3 database.  This database contains self-certified 
Section 3 residents that would list their area of work interest.  In turn, contractors can access 
the site to look at the list of Section 3 residents for job interviews.  The City of St. Paul also 
maintains a listing of Section 3 contractors for the group. 
 

 During the fiscal year, the Agency exceeded some but not all of its contracting goals for 
participation by Minority, Women and Disabled-owned business enterprises (M/W/DBE): 
 
o WDBE:   

 Operating Budget: 5% goal; 7.4% achieved)  
 Capital Fund Budget: 10% goal; 6.9% achieved.   

o MBE: 
 Capital Fund (20% goal, 22.7% achieved),  
 Operating Budget (5% goal; 6.3% achieved).  

 
 Staff made a concerted effort to increase MWDBE participation in contracts by stressing the 

Board’s goals at pre-bid meetings, including requirements for documentation of general 
contractor efforts to meet MWDBE goals in all formal contract construction documents, and 
encouraging general contractors to utilize the City of St. Paul CERT (or others) directory for 
MWDBE contractors. 
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 Contracts for janitorial and guard services at the Andrew Boss Building and the janitorial 
contracts for McDonough, Mt. Airy, Roosevelt and Dunedin community centers all contain 
components for hiring and training of PHA residents.  During FY 2020 these contracts 
combined to account for approximately 2,300 hours of work and training for PHA residents. 
 

 Contracts over $500,000 and funded with Capital Fund Program dollars, have a section 
giving direction for contractors to interview and hire Step-Up participants.  This year a 
resident was hired through the Step-Up program by the contractor of the Montreal Plumbing 
Replacement and the contractor for Mt. Airy Exterior Modernization, Phase V. 

 HCV Programs staff continue to manage the FSS-Section 8 program in compliance with 
HUD requirements.  Staff continue to successfully apply for FSS Coordinator grants when 
available.  Staff are reviewing options to sub-contract some of these Coordinator 
responsibilities as the Program continues to grow. 

 
“ONE PHA” ORGANIZATION DEVELOPMENT 

 
Goal #7: Financial Well-Being:  Maintain financial integrity by controlling the Agency’s 
financial environments, assessing risks, monitoring financial activity, preparing responsible 
budgets that inform, communicate financial positions and decisions, and maximize the uses of 
primary revenue streams including the following: 

 Housing Choice Vouchers (HCV) 
 Disability Vouchers (DV) 
 Project-Based Rental Assistance (PBRA) 
 Low Income Public Housing (LIPH) Operating Fund Program (OFP) and Capital Fund 

Program (CFP) 
 Congregate Housing Services Program (CHSP) 

Provide the Board all opportunities for governance of PHA-owned housing, as they may: 
Periodically review, and approve as necessary, staff budgetary recommendations of CFP 
expenditures.  Periodically review, and approve as necessary, staff budgetary recommendations 
of RAD capital expenditures.  Periodically review staff recommendations of excess cash draws, 
from RAD projects to the Building Fund, and any recommended uses of these draws.  Continue 
to seek grants and loans for capital improvements and major modernization to maintain and 
improve the PHA’s $700 million physical plant. Maintain excellent financial record retention 
systems to support financial controls. Comply with all operational and financial requirements, to 
continue the PHA’s record of “No Adverse Findings” on reviews by independent auditors.   
Continue to produce a “Comprehensive Annual Financial Report” (CAFR) that earns the 
“Certificate of Achievement for Excellence in Financial Reporting” awarded by the Government 
Finance Officers Association. Make every effort to fully lease and manage the commercial space 
in the W.A. Boss Central Administrative Office (CAO) building according to sound business 
practices, to generate reliable non-HUD revenue.  Maximize revenue from cell site rentals.   
Defray costs of providing Community Center space to service providers by establishing rental 
agreements. 
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Under the leadership of Finance Director/Controller Ron Moen, the Finance and Accounting 
Department achieved the following results in FY 2020: 

 Produced the FY 2019 “Comprehensive Annual Financial Report”. 

 Successfully passed the annual agency wide financial and compliance audit of FY 2019 with 
no findings. 

 Received the FY 2019 Certificate of Certificate of Achievement for Excellence in Financial 
Reporting. 

 Successfully passed the PHA’s FY 2019 annual unemployment compensation audit with no 
reportable issues. 

 The FY 2019 PILOT audit was completed with no adjustments necessary. 

 Successfully managed the PHA’s Central Administrative Office building commercial space. 

 Proper and timely reporting to the State of Minnesota of the PHA's financial position via 
Special District Reporting.  (Also report on the PHA's position of no Lobbying 
Expenditures.) 

 Proper and timely reporting to the U.S. Department of Commerce of the PHA's financial 
position via the Survey of Government Finances. 

 Participated in "Positive Pay" and Automated Clearinghouse (ACH) filtering capabilities 
with our bank, preventing fraudulent access to federal dollars. 

 Continued Section 8 cost and unit trend analysis to allow staff to best utilize both HUD 
funding and to keep the maximum number of units available for occupancy. 

 Updated Section 8 payment standards cost projection to allow for the maximum payment 
standards to assist participants. 

 Participated in the State of Minnesota's Unclaimed Property program, clearing outstanding 
stale-dated accounts payable checks and submitting the amount to the State. 

 Renewed 7 different insurance PHA insurance policies (general liability, real & personal 
property, commercial automobile, section 8 lead paint inspection liability, directors and 
officers liability, boiler and machinery, fiduciary liability). 

 Completed monthly VMS submissions and responded to HUD inquiries in a timely manner. 

 Prepared and submitted required HUD reports for the Congregate Housing Services Program 
(CHSP): 
o CHSP SF-425 (twice each year) 
o CHSP 90006 (yearend report)  

 Prepared Agency budgets including RAD-PBRA, Low Income Public Housing, Section 8 
Programs, Building Fund, Congregate Housing Services Program, and Central Management 
Office. 

 Continued participation in the construction sales tax rebate program, filing for, and receiving 
related refunds. 

 Generated and mailed 49,578 rent statements to LIPH/RAD tenants. 
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 Processed 18,650 online payments, 560 credit card payments, 27,456 lockbox payments and 
1,950 physical payments received at CAO or McDonough. 

 Researched, coordinated, and initiated credit and debit online payments for tenants, including 
training PHA staff on the new process. 

 Generated and mailed out 6,400 “Certificates of Rent Paid” (CRPs). 

 Processed and issued 522 checks for RAD-PBRA tenants with credit balances on their 
accounts at the time of RAD conversion. 

 Initiated 2,215 terminations for non-payment of rent, resulting in 54 court filings, 16 of 
which ended in writs being obtained and tenants evicted. 

 Processed 18 management terminations for court filings, which resulted in 13 writs being 
obtained and executed. 

 Collected $139,668 from Minnesota Revenue Recapture for debts owed to the PHA by 
former LIPH and Section 8 participants. 

 Processed 10,751 accounts payable invoices for payment, issuing 8,195 checks to vendors 
and contractors. 

 Scanned all accounts payable documentation into Laserfiche for record retention. 

 Issued 14,059 payments to landlords (10,339 checks mailed and 3,720 direct deposits). 

 Successfully submitted 12 monthly sales and use tax payments electronically to the State. 

 Reviewed and approved 26 biweekly PHA payrolls with 6,641 payments to staff. 

 Issued 166 1099-MISCs for employee pension life insurance policies. 

 HCV Programs staff continue to participate in all discussions related to reconciliation of 
monthly HAP payments, to ensure that the monthly rent roll is accurate and correctly 
reflected in the software system. 

 Maintenance staff met with and worked with representatives of all departments to establish 
budgets, set and review priorities and monitor expenditures for the FY 2020 Non-Routine 
and Capital Fund Program budgets.  Staff also worked together to close the 2016 CFP grant, 
the 2017 CFP grant and revise the 2018 CFP budget and 2019 CFP budget to fund a “no 
debt” conversion of 3,836 PHA-owned properties to the HUD Multifamily RAD PBRA 
platform. 

 All fiscal year Maintenance Department budget requests for RAD PBRA, LIPH, Building 
Fund and the Capital Fund Program were completed in a quality fashion and submitted in a 
timely manner. 

 Maintenance staff held meetings with Resident Services and Accounting staff to review 
budget status and to jointly reprioritize funding and expenditures as needed.  These meetings 
covered RAD PBRA and LIPH Operating and Capital Fund Program budgets and work. 

 Maintenance staff prepared operational and capital improvement budgetary recommendations 
that followed the PHA’s new budgetary format under RAD PBRA.  These recommendations 
were presented to the PHA’s Board of Commissioners by Accounting staff and lay the 
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foundation of future budgetary plans and format beyond the PHA’s conversion year of RAD 
funding. 

 Staff actively identifies and continues to apply for any Federal, State or City grants that are 
available to improve low income housing and fit the PHA’s programming needs.  Continued 
to seek out sources of funding dollars and apply whenever eligibility allows. 

 The Contracting Officer reviewed all formal contract documents issued by the Agency during 
FY20.  All purchase orders and contracts that ranged in price from $3,000 to $100,000 were 
checked for compliance approval by either the Contracting Officer (for Operating Budget 
expenditures) or the Capital Fund Manager (for CFP expenditures).  Staff made sure that all 
formal contracts for construction, service and material procurement were sent to the PHA’s 
legal counsel for review prior to issuing Notices to Proceed. 

 Changes were made to the purchasing manual to increase the purchase threshold for service 
contracts and State Joint Purchasing contracts from $5,000 to $10,000 per work 
authorization. CHSP staff were given ability to use Costco credit cards to purchase 
replacement meals from vendors other than Costco.  In addition, the Assistant Resident 
Service Director was allowed to use the Costco credit card for emergency purchases and 
online purchases. 

 Due to the COVID pandemic, the Executive Director authorized a temporary increase to non-
competitive thresholds as related to the virus.  This allowed for increased threshold 
purchasing on charge accounts, some unit price service contracts, credit card purchases and 
non-Davis Bacon purchase orders. 

 Purchasing training was administered to all staff with purchasing authority.  Training was 
broken into eight groups: Maintenance Contracts, Maintenance, Hi-Rise Resident Service, 
Family Resident Service, Human Resources/Resident Initiatives, Finance/MIS, and 
Executive/Housing Policy and Section 8. 

 During the annual Purchasing Training, a test was administered to all attendees. 

 Files for all formal and informal contracts were maintained at the Maintenance Contracts 
Office at Mt. Airy Hi-Rise. Maintenance Contracts AST followed up with other departments 
to provide necessary contract documents.  Contracts from 2014 were moved to Ravoux 
archives. 

 Contracts were audited by staff and any missing documents were accounted for.   

 There were no findings among the select group of Maintenance contracts audited by the 
PHA’s independent auditors, Baker Tilly Virchow Krause, LLP. 

 The Maintenance Department, in conjunction with the Finance Director undertake monthly 
full building walkthrough observations of the condition of the W. Andrew Boss Building.  
Observed deficiencies are noted and work orders are placed with the Maintenance 
Department to repair.  Larger or more costly items are contracted for repair or replacement.  
All items are kept on a running list to ensure they are acted upon in a timely manner.  This 
past fiscal year, a capital needs assessment was completed by the Maintenance Department to 
aid in budgetary decisions for upkeep of the building.   
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 During the fiscal year, the Maintenance Department completed a number of large projects 
including duct cleaning of the fourth floor, installation of new ceiling tiles and upgrades to 
the obsolete lighting system.  The lighting system is now remotely controllable via a 
computer connected to the PHA network.   

 Maintenance Contracts manages the contract for janitorial services for the building, which 
includes general cleaning of common area spaces each night.  Deficiencies in the contract are 
dealt with swiftly after notification.  

 Maintenance staff, with assistance from the Legal Team, continued to facilitate leasing of 
PHA rooftop space to cell phone and other communication system providers.  Maintenance 
worked closely with the Legal and Finance Departments to research, evaluate and compare 
the revenues received by the Agency contracts to industry norms.  Staff reviewed existing 
cellular contracts to identify opportunities to amend the lease terms at the appropriate 
intervals to maximize cellular rooftop lease earnings. 

 Staff was successful in negotiating new leases and lease amendments to increase earnings at 
a number of properties: 

 

PHA 
Contract 

Site Carrier Agreement 
Type 

Date Amount of 
Increase 

#02-016 Iowa Hi-Rise Sprint Amendment 10/28/19 $2,700 
#10-051 Front Hi-Rise Sprint Amendment 10/17/19 $10,800 
#10-053 Cleveland Hi-Rise Sprint Amendment 10/17/19 $14,688 
#10-057 Hamline Hi-Rise Sprint Amendment 10/22/19 $14,688 
#19-053 Dunedin H-Rise T-Mobile New Lease 4/4/19 $33,000 
#20-015 Wilson Hi-Rise WVIC New Lease 11/15/19 $1,800 

 
 Resident Services continue to work with service provider to defray costs of community 

centers’ operations by establishing rental agreements. 
 
 
Goal #8:  Process and Technological Improvements:  Continue internal rethinking strategies 
to promote organizational development, continuous improvement, and appropriate responses to 
budget challenges and program changes.  Continue seeking ways to utilize the Agency’s 
computer business systems to maximize efficiency, compliance and customer service/resident 
satisfaction.  Seek additional opportunities to improve customer service by implementing 
technological or other methods to reduce unnecessary client visits to PHA physical office 
locations. 
 

 Human Resources:  Staff made increased use of ADP software as follows: 

o Processed 6641 payroll checks via electronic direct deposit.   
o Worked directly with Supervisors to assist in training in ADP payroll system.  

 Employees can now complete time cards and request time off electronically. 
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 Employees have access to benefit systems and plan options electronically.  
o Administered  the following benefit plans through paperless administration:  

 Medical-Blue Cross and Blue Shield (220 employees) 
 Dental-Delta Dental (220 employees) 
 HRA/VEBA-TASC (50 employees) 
 Flex Medical and Dependent Care-Discovery Benefits (40 employees) 
 Life and Long Term Disability-CIGNA (100 employees) 

 HR Staff made increased use of the Neo.gov online recruitment system as follows: 
o Assisted supervisors with NEOGOV recruiting system.  The Agency is now completely 

paperless for the entire recruiting process.  
 Worked with maintenance employees to ensure cell phone and internet access is 

available and giving them Agency notifications.  

 Maintenance: The Department has moved forward with many initiatives regarding the 
operation of the Storeroom in the past fiscal year and continues to push ahead changes to 
provide greater efficiency in operations.  The most significant achievement was to use the 
Tenmast software to a greater extent to track and view current stock levels and purchasing 
needs.  Over the year, staff recreated bid and purchase order forms with the aid of the IT 
department, adjusted required minimum and maximum stock levels for all storeroom items to 
aid in knowing when to purchase additional stock, began purging items from the storeroom 
that are obsolete and re-labeling all items to match the new item numbers in the Tenmast 
system.  The operations of the Storeroom are being streamlined with more digital forms to 
aid in speed of transactions and legibility of documents.  Using the Tenmast system, usage 
reports can be created in real time to view where and when items were spent, and reports can 
be created showing every item in need of reordering at that point in time. 

o During physical inventory of the Storeroom, the variance between the physical count and 
Tenmast system count was 9.3%.  This number was higher than expected, but appeared to be 
based on a few large quantities of items that were received and entered incorrectly in the system 
(for example, individual units instead of boxes of units)  This issue was resolved and should not 
be present in the next inventory cycle. 

o There are a total of 44 charge account agreements that serve the Agency and 41 that directly 
serve the Maintenance Department.  During the last year, two charge accounts were added at the 
request of the Assistant Chief Operating Engineer.  There are over 100 service and joint 
purchasing contracts that serve the Agency and over 80 that directly serve the Maintenance 
Department.  New service contracts are added as the need arises. 

o Customer feedback themes include “work completed quickly”, “staff was polite when working 
with residents” and “work was completed correctly”. 

o Maintenance staff participate in interdepartmental committees including the Asset Preservation 
and Homeownership Initiative (APHI), IT Steering Committee, and Safety Committee.  
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Additionally, Maintenance staff regularly attend staff meetings of other departments to provide 
updates and receive feedback on topics such as pest control, refuse hauling, and upcoming and 
ongoing capital improvement work. 

o Maintenance staff routinely explore technical innovation in maintenance and janitorial 
equipment to promote efficient maintenance operations.  New chemical-free technologies to 
remove floor wax have been deployed to improve efficiency and employee [and resident] safety. 

o The PHA’s consultants are using newer imaging technologies and drones to explore the exteriors 
of hi-rise buildings without the use of ladders or expensive swing stages. 

o Maintenance staff are taking advantage of changes in rooftop cellular equipment technologies to 
reduce the footprint of this equipment atop our hi-rises therefore reducing the maintenance and 
repair of our roofing materials.  Older abandoned HVAC equipment has been removed to allow 
space indoors for cellular equipment that previously was outside.  These changes reduce the cost 
to repair or replace a hi-rise roof. 

 Finance/Information Technology (IT) 
 
o Implemented WAN Ethernet Dedicated Internet Mt. Airy administrative office, Dunedin 

management office, and 11 hi-rises. 

o Implemented virtual Chief Information Officer 3-year contract. 

o Managed the agency-wide phone system and equipment replacement. 

o Contracted for a 3-year printer maintenance contract. 

o Contracted for a 3-year copy machine lease. 

o Board room audio upgrade. 

o Coordinated security of HUD online systems (REAC/PIC/WASS/EIV, etc.). 

o Upgraded Agency Firewall to accommodate increased bandwidth of new WAN. 

o Managed and monitored firewall analysis and reporting process. 

o Completed WAN fiber upgrade for all non-fiber sites.  

o Updated Public DNS records to our new Public IP address for continued external Email 
access after WAN upgrade. 

o Upgraded Extreme switches at Mt. Airy and McDonough to consolidate switches to a 
single model with placement within a single rack, allowing for easier device 
management. 

o Upgraded Security Camera server to allow support for a new Command Center system. 
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o Virtualized final physical servers so that only our backup servers run on independent 
hardware.  This change allows for better system management and reduces chances of 
critical failure of key systems caused by hardware failure. 

o Continued to use vmWare virtual server technology to consolidate and improve 
dependability of file, print and application servers. 

o Maintained anti-virus, firewall, backup, and other security applications. 

o Completed disaster recovery and off-site backup replication efforts after fiber installation. 

o Managed Agency investment of computer equipment by replacing approximately 15% of 
desktop equipment each year as allowed by budget constraints. 

o Managed and monitored firewall analysis and reporting process. 

 HCV Programs: 

o Staff continue to engage deeply, at every staff level, to ensure that current and developing 
software systems and responsive to agency, participant customer, and owner customer 
needs, to ensure optimal customer service, program integrity, and efficiency. 

o Staff continue to investigate paperless solutions with future software iteration.  The 
coronavirus pandemic has given this work increased priority and weight, and we remain 
eager for improvements from our software provider. 

 
Goal #9:  Safety and Security:  Work with staff and external partners to maintain and promote 
safety and security at all PHA housing and work sites for residents, staff and the public. Continue 
safety efforts such as ACOP, Officer-in-Residence (OIR), use of off-duty police and contracted 
security guard services as needed.  Promote non-violence in all aspects of the PHA’s work, 
including through Workplace Violence Prevention programs.   
 

 HUMAN RESOURCES 

o Workplace Violence Prevention:   
 Senior Staff, especially Human Resources, implemented workplace violence 

prevention initiatives.  Staff continued to work together on strategies that support a 
safe, secure, productive and inclusive work environment.   

 There were four incidents of workplace violence this year.  Three incidents were in 
Resident Services and one was in Maintenance.  In each situation, the proper 
procedures were followed, along with the necessary steps to ensure staff safety.   

o Employee Health and Safety: 
 Monitored and updated the Agency’s material safety data sheets.   
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 Continued the contract with DeMarco Solutions to maintain a database for all 
material safety sheet information.   

 Issued name and picture ID badges to all new employees which lists the 1-800 phone 
number for 24 hour, 365-day emergency information availability regarding material 
safety sheet information. 

 Continued to use HealthPartners Occupational Medicine Clinic for pre-employment 
physicals and medical care for employee on-the-job injuries.  Pre-employment 
physicals are specialized and tailored to the physical requirements of the job.  
Medical examination of injured employees is coordinated with the employee’s 
department, the insurance carrier, and the workers’ compensation management 
consultant.  Light or alternative work continues to be assigned to employees to allow 
for a quick return to work and work within physical restrictions.  This approach 
continues to minimize employee time lost due to injuries and, consequently, reduces 
premium costs.   

 Continued to offer ergonomic review of workstations when requested.  We conducted 
34 ergonomic reviews in FY20. 

 Sent health and wellness information to all employees.  Weekly employee wellness 
information from Gallagher Benefits Services is sent to all employees.   

 Worked with Gallagher Benefit Services and Health Fair Committee members to 
organize a “Health Fair” which offered employees flu shots, bone density, blood 
pressure readings, cholesterol and glucose reading.  Approximately 100 employees 
attended and participated in all aspects of the fair.  The goal of the Health Fair is to 
promote healthy living and provide education on preventative health measures that 
will help keep employees healthy and, in turn, help control health care costs.  

 Conducted one Fire Drill at CAO.  Front desk security buttons tested. 
 Continued Safety Committee inspections of buildings. 
 During the COVID pandemic, HR staff worked closely with IT to transition to a 

hybrid in-person/work from home model to allow staff to stay safer from the virus.  
During this time, staff worked with IT to set-up mobile workstations, test software 
needs and ensure that productivity did not suffer due to safety precautions.   

o Contract Settlements and Labor Relations:  
 The PHA continued to maintain positive employee relations by pro-actively 

addressing and resolving problems at the earliest stages.  Continued to work to 
minimize the number of formal grievances.  During the fiscal year only one grievance 
was filed, by Local 363; and it was settled at the Step One level. 

o Pension Plan:  
 Human Resources Director continued to chair the pension Administrative Committee.  

HR continues to have primary responsibility for the administration of the pension 
plan. 

 Offered deferred compensation and ROTH options to employees. 
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 Conducted one investment/pension education program for employees. 
 Discussed pension benefit with all terminating employees during their exit interviews. 

o Workers Compensation:   
 HR continued efforts to control workers compensation insurance premiums.  On 

March 25, 2020, the Board approved the current policy and an annual premium of 
$307,272.  This was an increase of from last year’s rate.  This was the start of the 
thirteenth year of purchasing a policy with a $10,000 deductible per occurrence, 
which applies only to medical costs.  By having a $10,000 deductible, the Agency 
saved about $34,634 compared to the cost of a no-deductible policy.  The experience 
modification factor decreased to 0.83 compared to the previous year at 0.91.  

 Continued to aggressively manage workers compensation claims, work with 
physicians to determine employee job restrictions and quickly return employees to 
work in modified or light duty status. 

 During the year there were a total of 14 employee injury claims.  (There were also 14 
injuries on the job that required no medical attention and entailed no lost time so they 
were not included in the “employee injury” report.) 

 Completed and posted the OSHA 300 Log which reports on-the-job injuries. 
 Two workers compensation claims were denied by the insurance carrier. 
 Worked with one employee on reasonable accommodations relating to a work injury. 
 Compensation Review:   
 We had seven reclassifications and two new positions created.  These evaluations and 

new job creations were evaluated by Fox Lawson a division of Gallagher.  They were 
then presented to the Board for approval and then the applicable unions approved.  

o Benefits:   
 Continued to work with Gallagher Benefit Services as the benefits consultant.  . 
 In conjunction with CIGNA Life Insurance Co, offered long-term disability to 

employees and life insurance benefit coverage to employees and their spouses and 
children.  The premiums for these benefits are 100% paid by the employee. 

 As updates occurred, continued to implement human resource information and 
payroll system. 

 Conducted open enrollment periods for the following benefits 

 Medical Insurance (220 employees enrolled) 
 Dental Insurance (220 employees enrolled) 
 Flex Spending Account (40 employees enrolled) 
 Flex Daycare (5 employees enrolled) 

 In conjunction with Housing Authority Insurance Inc. (HAI), offered and enrolled 
employees and Commissioners for a free $5,000 life insurance policy. 
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 Notified, recorded and tracked 38 staff and their use of leave time under the Family 
Medical Leave Act during Calendar Year 2019.  (FMLA is tracked by calendar year.) 

 Notified staff and their dependents of their right to continue medical insurance 
coverage under federal law (COBRA).  

 Compiled and sent annual seniority lists for AFSCME and Local 363. 
 Compensated 26 employees proficient in a second language $1,000 per year and 

contracted with vendor to test language proficiency to determine who meets the 
qualification. 

 Processed 6 employee retirement severance payments to a tax free health care savings 
program based on contract requirements. 

 Processed all HR-related invoices in a timely and professional manner to ensure no 
late payments or incorrect payment issues.  

 Maintenance  
o Staff regularly works with Human Resources to ensure that staff is working in 

compliance and safely in their daily duties.  These interactions include meetings with 
staff who have suffered injuries (both at work and outside of work) to create work plans 
which allow staff to return to work within their given restrictions.  Maintenance 
Supervisors report staff injuries in a timely manner to be handled by Human Resources 
and make themselves available for follow up questions as necessary.   

o During the COIVD pandemic, Maintenance staff worked closely with Human Resources 
to establish safe work practices and the use of protective equipment while they perform 
their job duties. 

o Maintenance, in conjunction with IT, completed upgrades to all the security cameras and 
storage systems in 2019.  This will continue in the future with upgrades to the Central 
Administrative Office security cameras and card access system to bring both up to 
current standards.   The energy management systems at all PHA properties will also be 
upgraded to ensure access to building systems to repair issues remotely to ensure resident 
safety and comfort.   

o Maintenance Staff continues to work with Resident Services to upgrade exterior lighting 
at all sites to help deter vandalism.     

o Maintenance worked with ACOP, Ramsey County Sherriff, Resident Services, Human 
Resources and suppliers/contractors to provide “CARE packages” to residents during the 
COVID pandemic.  Maintenance staff installed disinfectant soap dispensers throughout 
the Agency to promote clean hands. 

o Maintenance Contracts staff helped Resident Services enter into a new security 
agreement with Capital Security for the primary service of Edgerton Hi-Rise. Under this 
contract they also had the ability to send the security guard to any hi-rise as needed. 

o A new two-year security agreement was entered into with GSSC security at the W. A. 
Boss Central Administration Building 
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o During large modernization projects, Maintenance staff hold progress meetings with 
contractors to ensure continued safety and security. 

 HCV Programs:  
o Staff continue to participate and fully engage in safety and security efforts at every staff 

level, offering suggestions and recommending improvements where necessary.   

 Resident Services:  
o Staff work with the St. Paul Police Department (SPPD), PHA residents and community 

partners to maintain safety and security for residents and staff.  
o In FY 2020, the Board approved entering Year 29 of community policing services under 

ACOP (A Community Outreach Program) beginning April 1, 2019 and continuing until 
March 31, 2020, for $608,992.  This is 3.3% increase from the previous fiscal year.   

o The ACOP Sergeant meets monthly with hi-rise and family managers to share 
information and plan special initiatives.  ACOP officers visit management offices most 
days to share information, problem solve and strengthen working relationships.  They 
also attend family Resident Council meetings when available.  

o Continued receiving bi-weekly “Calls for Service” reports from the St. Paul Police 
Department under the ACOP contract.  Receiving bi-weekly Calls for Service reports 
allows staff to react more quickly, often providing assistance or referring residents for 
outside services before the issue becomes a lease violation. 

o ACOP continues to participate in the Agency’s National Night Out event, Spring Fling, 
and other events initiated by PHA and the Resident Councils.  This helps to promote 
continued positive relationships with residents, particularly the youth.  

o We continued off-duty policing and focused on the busiest hi-rise and family sites as 
determined by building managers.  In FY 2020, $91,710 was allocated for off-duty police 
coverage.   

o Currently, there are 16 “Officers in Residence” (OIRs) living in the hi-rises.  Reports of 
vandalism and property damage in the buildings continue to decrease since the inception 
of this program.  OIRs also attend monthly Hi-Rise Resident Council meetings, perform 
knock & talk requests submitted by building managers, and provide weekly office hours 
to meet with residents. 

o On March 27, 2019, an amendment to the 2018 – 2019 contract with Capital 
Investigations and Security Services was approved, to extend armed security services for 
Edgerton Hi-Rise for one year beginning April 1, 2019 through March 31, 2020.  In FY 
2020, $150,000.00 was allocated for Armed Security Services.  This was in accordance 
with Section 2 “Terms of Agreement” of the contract which allows additional extensions 
at one year increments with the execution of a written and signed agreement.  This 
temporary service was part of a larger safety and security plan made to address building 
concerns (along with concerns of the community at-large), and improve the quality of life 
for residents.  This ongoing contract for services is being coordinated by a Resident 
Services Senior Manager and the site Manager at Edgerton High-Rise. 
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Goal #10:  Employee Recruitment and Development:  Attract and retain a diverse and 
qualified workforce.  Foster respect for and valuing of diversity.  Promote education, growth, and 
advancement of employees through career planning, training opportunities and other resources.  
Promote and enforce Equal Employment Opportunity and Affirmative Action. 

 Staffing: Under the leadership of Director of Human Resources Alicia Huckleby, the PHA 
continued to attract and retain a qualified workforce during FY 2020:   
o Staffing activity was lower than last fiscal year due to decreased turnover (10.9%, down 

from 12% last fiscal year) and resulting vacancies (33 new hires and 17 promotions, 
lateral transfers and voluntary demotions).  Recruiting activity continued including 
testing, reference checks, scheduling physical examinations, criminal background checks, 
new employee orientation, etc.  Hiring, promoting, and all other personnel transactions 
resulted in the processing of 312 “Notifications of Personnel Action” forms. 

o Of the 227 regular full and part-time staff members employed by the PHA at the 
end of FY 2020, 42% were women and 45% were people of color.  Both groups work 
in all levels of the organization.  Of the 33 staff hired for regular positions, 58% were 
employees of color and 49% were women (which is the same as last fiscal year). 

o Of the 17 staff members promoted transferred, 71% were people of color and 59% were 
women.  

o To aid in the workload because of turnover, 18 temporary employees were hired 
throughout the fiscal year.  This included temporary employees for the seasonal 
maintenance positions.   

o Continued to identify and work with PHA residents whose skills match PHA temporary 
and on-going employment needs and assist in developing resident economic development 
initiatives.  Continued to administer a comprehensive applicant-testing program.  
Approximately 94 internal and external applicants were tested for various positions 
during the year.  Continued to score tests using HR and staff from the hiring department. 

o Reviewed and scored 198 internal employee applications and 600 external applications. 
o Conducted exit interviews with 29 staff that terminated employment with the Agency. 
o HCV Programs staff are continuing their work in refining the training process for new 

staff to ensure all staff feel welcomed, valued, and empowered.  Programs staff intend to 
ensure they have access to assistance as needed to learn their positions. 

 Employee Performance and Productivity: 
o HR staff provided consultation and guidance to supervisors regarding individual and 

group employee performance and productivity issues.  
o HR staff advised supervisors about how to proceed with various issues, covering topics 

such as organization and work design, employee coaching and counseling.  In some cases 
it was appropriate to advise supervisors to take formal disciplinary action to help resolve 
and correct performance problems.   
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o HR staff worked with several supervisors to develop Work Improvement Plans for 
employees who received overall performance appraisal ratings of “Needs Improvement” 
or “Unsatisfactory.” 

o HR continued to publish the monthly Employee Activity Guide providing detailed 
information to department directors and the Executive Director covering human 
resources/staffing activity indicators.  Indicators include: employees hired, 
promoted/transferred/demoted, terminated/laid-off; recruiting activity by department; 
employee turnover; employee population by ethnic group; age distribution of all 
employees; employees on leave; health insurance cost; list of temporary employees; full-
time equivalent employee count by department; and training programs attended by each 
employee. 
 Reviewed job requirements and testing process to ensure that all job applicants have 

fair and equal opportunity to be considered for positions for which they are qualified. 
o Conducted two new employee half-day orientation training sessions for a total of 28 

employees.  Conducted one new employee full day orientation training sessions for a 
total of 13 employees. 

o Conducted one New Supervisor Orientation for five employees.  
o Received and coordinated the investigation of one employee harassment complaint.  
o Worked with various departments and ACOP to address and monitor four workplace 

violence complaints. 
o With PHA Attorney John Stechmann, the Housing Policy Director presented a legal 

section of Human Resources’ mini-orientations for new employees: Data Practices, 
Reasonable Accommodations, VAWA, Law Enforcement Investigations, Conflicts of 
Interest, Board/Staff relationships. 

o The Housing Policy Director provided Data Practices training for new Resident Services 
staff, upon request. 

 Affirmative Action Compliance: 
o Reviewed 312 Personnel Action Forms for EEO compliance:  recruitment, hiring, 

transfers, promotions, demotions, terminations and other employment actions.   

 Diversity Initiatives:  Provided opportunities for PHA staff to acknowledge and celebrate 
diversity and cultural heritage months.  Maintained a monthly newsletter and calendar of 
diversity information and events for PHA staff and residents, including:  
o April email: Financial Capability month 
o May email: Asian Pacific American Heritage Month 
o June email: Juneteenth and GLBT Pride Month  
o September email: Hispanic Heritage Month 
o October email: Disability in Employment Awareness Month 
o November email: Native American Heritage Month 
o February email: Black History Month 
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o March email: Women’s History Month 
o Submitted the PHA’s Annual Informational Board Report on the PHA’s FY 2019 

Affirmative Action Accomplishments and FY 2020 Employment Goals. 

 Equal Employment Opportunity (EEO) Compliance.  Under the leadership of Human 
Resources Director Alicia Huckleby staff achieved the following: 
o Reviewed job requirements and testing process to ensure that all job applicants have fair 

and equal opportunity to be considered for positions for which they are qualified. 

 Employee Relations and Conflict Resolution:  Enhance communication and coordination 
efforts with other departments to effectively identify needs and implement strategies in areas 
related to EEO/AA, diversity, fair housing, safety and security, and conflict management. 
o Conducted consultations with staff regarding issues with co-workers, supervisors, 

performance, discipline, conflict resolution techniques and other workplace concerns. 

 Facilitated discussion with employees regarding work environment, performance and conflict 
resolution.  Enhanced communication and coordination efforts with other departments to 
identify needs and implement strategies in areas related to EEO/AA, diversity, fair housing, 
safety and security, and conflict management. 

 Maintenance supervisors continued to work with the Human Resources staff to recruit, retain 
and promote a work force that reflects the population of the Agency’s recruitment area.  At 
the end of the fiscal year, the Maintenance department had 97 full-time employees.  Thirty-
three staff members were people of color.  (Note:  this is 34.0% of the total which exceeds 
the percentage of minorities in the Agency’s recruitment area who are trained and available 
to work.)  Ten employees are women (10.3% of the total.)  Four of the women work in male-
dominated, non-traditional positions.  Of the thirteen new hires during the fiscal year, seven 
were people of color and three were woman.  Two of the nine employees promoted were 
people of color.  

 Maintenance staff led training classes throughout the year to ensure staff are up-to-date on 
issues that allow them to perform their duties.  Examples of the training provided include 
general preventative maintenance inspections, fire alarm/sprinkler systems, plastering, 
locksmithing, plumbing, fire extinguisher certification, driver safety, hazardous material 
identification, electrical and furnace repair.  New staff are encouraged to attend to better 
understand the Agency’s processes and to learn new skills; tenured staff are encouraged to 
attend to gain new skills or brush up on existing skills.  Training sessions are led by 
supervisors, skilled staff and outside contractors (when required).  Maintenance offers at least 
one training session each month throughout the calendar year.  All sessions are optional 
except Agency-wide training such as new employee orientation, purchasing, after-hours 
emergencies, driver safety, blood borne pathogens, harassment prevention, and fire 
extinguisher certifications. 

 During the fiscal year, the Maintenance Department’s goals were met through a combination 
of Agency-sponsored training sessions, training provided by outside vendors and on-the-job 
training given by supervisors and veteran staff to individuals and in a classroom setting.  In 
total, Maintenance staff attended 1,244 hours of training during the year, the majority taught 
by Agency staff.  Employees were required to attend Sexual Harassment Prevention Training 
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to ensure the Agency is in compliance with laws, regulations and policy.  Supervisors 
suggested, when appropriate, training for their staff to either expand or brush up on their 
skills when monitoring their performance.   

 Staff training is monitored through the established work order system to ensure that staff time 
is correctly logged and allocated to training.  The Assistant Maintenance Director monitors 
and maintains records of staff sign-in sheets for training and shares the data with Human 
Resources.  Maintenance supervisory staff work to expand and update training opportunities 
and give access to career development opportunities as the department budget and staffing 
constraints allow. 

 Maintenance Supervisors continue to discuss opportunities for advancement in staff careers 
on a regular basis, both inside the department and in the Agency as a whole.  Employees 
interested in participating in a Career Development plan were referred to Human Resources 
for job shadowing opportunities and information on the requirements needed to achieve their 
career goals.  Employees also worked directly with their peers to learn new skills to aid them 
in their development into more specialized work.  Three Maintenance staff were involved in 
career development in FY 2020. 

 Maintenance Support staff, the Maintenance Director and the Assistant Maintenance Director 
worked directly with other departments to implement and troubleshoot the Tenmast system 
for entering work orders.  Monthly meetings occurred with the internal Tenmast support team 
to work through complications and find solutions as the system was used and issues were 
found.  The Assistant Maintenance Director worked to create reports to replicate the 
functionality and data collection from the previous system and continues to adjust as 
necessary based on the data needs of the Agency.  Maintenance Support staff work with 
Administrative Support Technicians (ASTs) at other sites to work through issues and find 
solutions to common problems, referring larger problems back to Tenmast for solutions.  
Staff continues to look into utilizing the work order system to better get information to the 
field so work may be completed faster and more accurately. 

 
Goal #11:  National and State Leadership Responsibilities:  Continue active leadership in 
national and state housing organizations including advocating for program reform and our fair 
share of funding in Housing Choice Vouchers, Project-Based Rental Assistance after the 
conversion under Rental Assistance Demonstration (PBRA-RAD) and Public Housing. Continue 
to provide assistance to other housing authorities and organizations seeking organizational 
development, business systems, or program support. Continue to lead by example, modeling a 
strong commitment to Equal Employment Opportunity, Fair Housing, Section 3, and linking 
residents to community-based support services and economic opportunities. Continue to 
communicate with local and national organizations and stakeholders on PHA’s position via 
newsletters, e-blasts, and publications. 
 

 Executive Director and several Senior Staff (including HCV Programs Director) met with 
St. Paul legislators to provide an explanation of the PHA’s programs, and offer a tour of the 
sites. 
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 The Housing Policy Director continued to represent the PHA on PHADA’s Legislative 
Committee, participating in staff’s and members’ analysis and recommendations on issues 
facing public housing, Section 8 and other affordable housing programs.   

 The Human Resources/Resident Initiatives Director represents the PHA on PHADA’s 
Housing Committee. 

 The Housing Policy Director and Communications Manager communicate the PHA’s 
positions to Congressional staff on issues of funding, policies and HUD rules.  The PHA 
shares copies of most such written communications with National and MN NAHRO, 
PHADA and CLPHA. 

 Housing Choice Voucher Programs Director Dominic Mitchell and the General 
Counsel/Deputy Director Louise Seeba met with several state legislators to educate them on 
the Homes for All initiative in partnership with the Minnesota Coalition for the Homeless. 

 Housing Choice Voucher Programs Director Mitchell and Deputy Director Seeba 
participated in MN NAHRO’s Lobby Day, where they advocated for state bonding money.  
Through his role on the MN NAHRO Board Mr. Mitchell served as liaison between MN 
NAHRO and the PHA’s legislative educational and advocacy efforts. 

 HCV Programs Director Mitchell also served on the National NAHRO Professional 
Development committee, and chaired the National Professional Development Sub-
Committee for Curriculum Development. 

 HCV Programs staff continue to promptly and positively respond to all local, state, and 
national PHAs with any request for technical assistance or education, while seeking out those 
same resources in other agencies as they may strengthen program administration.  Staff 
responded to inquiries from various MN HRAs and PHAs as the year progressed. 

 Through its e-blast feature, the PHA has marketed our successful PBV awards, and the 
availability of additional PBV for new projects. 

 Maintenance staff worked with other PHA staff throughout the year supplying requested 
information for efforts at securing State, Federal or City grants that became available for low 
income housing. 

 Maintenance staff collaborated with other PHA staff throughout the year seeking out and 
developing responses to possible additional sources of income including a State of Minnesota 
bonding bill that would provide funding for PHA capital improvements.  Staff sought 
additional funding from HUD, the State of Minnesota, the Federal Home Loan Bank of Des 
Moines, Xcel Energy, and other local funding sources.  Examples of efforts included: 
o Federal Home Loan Bank of Des Moines (FHLBDM) 

See discussion of FHLBDM applications and grants.  Staff worked with representatives 
of Bremer Bank, Bank Cherokee, and Sunrise Bank on the development and submission 
of grant applications. 

o Xcel Energy  
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Staff worked with Xcel Energy representatives to secure energy rebates and Interruptible 
Service Agreements to reduce curtailment of natural gas to the PHA’s Hi-Rises during 
the heating season. 

o Center for Energy and Environment 
Staff worked with representatives of the Center for Energy and Environment to secure 
significant Xcel energy rebates on lighting improvements. 

o State of Minnesota – Solar Community Garden Subscriptions 
Staff continue to work with a variety of groups, vendors and HUD to secure subscriptions 
to Community Solar gardens 

o Cell Phone Providers 
Staff continue to work with representatives of AT&T, T-Mobile, Verizon and other 
companies on lease agreements for PHA hi-rise rooftop leases. 

 Maintenance staff vigorously pursue contracting and employment opportunities for PHA 
residents, metro-area Section 3 participants and minority, women and disabled-owned 
businesses.  Staff administer contracting requirements and objectives working with general 
contractors and their sub-contractors to obtain the greatest amount of involvement by low-
income and other disadvantaged individuals and businesses.  This includes resident training 
opportunities for janitorial and security services and the Step-up program for low-income 
persons that are interested in learning a building trade. 

 Maintenance staff worked with other PHA staff throughout the year supplying requested 
information for Agency communications with other stakeholders and organizations. 

 After a tragic fire in a Minneapolis Public Housing Agency hi-rise apartment building, 
Maintenance staff assisted with or participated in numerous interviews by local media and 
other organizations that sought information on the status and capability of the St. Paul PHA’s 
hi-rise fire sprinkler systems.  Staff participated in a National Fire Sprinkler Association 
presentation to local Fire Departments, Fire Sprinkler Engineering firms and other 
stakeholders on the design, procurement and construction of the St. Paul PHA’s hi-rise fire 
sprinklers. 

 Weekly production updates to Directors have become an integral part of newsletters and e-
blasts to local and national organizations and stakeholders on the PHA’s current position of 
its COVID response. 

 
































































































































































