DWELLING PLACE OF GRAND RAPIDS
BOARD OF DIRECTORS MEETING
February 7, 2018

MEMBERS PRESENT

Annamarie Buller, Francine Gaston, Pete VanderVeen, Larry Titley,
Marvin Thomas, Kyle Irwin, Scott Koop, Rick Stevens, Thomas
Carpenter, Rich Kogelschatz, Renee Williams, and LaTarro Traylor

MEMBERS
ABSENT

David Byers, Gretchen Minnhaar, Juan Daniel Castro, Mike McDaniels,
and Tommy Wallace

STAFF
PRESENT

Dennis Sturtevant, Kim Cross, Steve Recker, Scott Page, Stephen
Wooden, Justin Rhodes, Alonda Trammell, Karen Monroe, Rebecca
Long, and Cassandra Oracz

GUESTS
PRESENT

Faye Richardson and Beth Kelly from HR Collaborative

The meeting was convened at 7:30 AM, by Annamarie Buller.
CONSENT AGENDA

Consent agenda for the February 7, 2018 Board of Directors
meeting was approved by motion of Larry Titley, supported by
Kyle Irwin and carried unanimously.

STRATEGIC PLAN
UPDATES

BRANDING- Mr. Sturtevant presented the Board of Directors with the Scott
Allen Creative proposal with staff recommendations and the Marketing
and Fund Development Committee recommendations.
Rick Stevens motioned to approve the recommendations for the
branding proposal by Scott Allen Creative, supported by Francine Gaston
and carried unanimously.
HUMAN RESOURCES- Mr. Sturtevant reviewed several of the HR initiatives
that have been an outgrowth of the Strategic Planning process.
This led to a discussion about approval of the 2018 Dwelling Place budget.
Mr. Sturtevant asked for approval of this budget as it now incorporates the
new salary scales adopted by Dwelling Place at the January Executive
Committee meeting.
Rick Stevens motioned to accept the updated 2018 Dwelling Place
budget, supported by Pete VanderVeen and carried unanimously.

LETTER TO THE
GOVERNOR

GENERATIVE
TOPICS
Diversity, Inclusion
and Equity
Definition

Mr. Sturtevant presented the letter he drafted for the Board to send to
Governor Snyder and the Kent County delegation of the Michigan
Legislature. The letter outlines the impact of mental health funding cuts on
the homeless population in Kent County and the specific impact on our
Commerce Courtyard Apartments.
The Board of Directors agreed to send the letter.
Faye Richardson was present to facilitate a discussion on diversity,
inclusion, and equity. She introduced the topic by suggesting some ground
rules for the discussion.
The board discussed rules for the discussion. The below guidelines were
suggested as ideas for those ground rules.
 Speak your own truth
 Allow yourself to be in discomfort
 Don’t run away
 Stay engaged
 Expect and accept non closure
 Listen to what others are saying
 Stay open to the middle place
 First seek to understand, then seek to be understood
 Maintain the self-esteem of your colleges
Mrs. Richardson and the board discussed the next steps for the Board of
Directors. The progression for the conversations will take approximately 2
hours. The Executive Committee agreed to review the board evaluation of
this first session before planning the next session on this topic.

PROPOSED
The next Board of Directors meeting will be held on April 4, 2018 at 7:30
AGENDA AND NEXT AM.
MEETING DATE
ADJOURNMENT

Annamarie Buller adjourned the Board of Directors meeting at 9:05 AM.

DWELLING PLACE OF GRAND RAPIDS
BOARD OF DIRECTORS MEETING
April 04, 2018

MEMBERS PRESENT

Annamarie Buller, Francine Gaston, Pete VanderVeen, Larry Titley,
Marvin Thomas, LaTarro Traylor, Rick Stevens, Thomas Carpenter,
Rich Kogelschatz,, Juan Daniel Castro, and Tommy Wallace.

MEMBERS ABSENT

Scott Koop, Mike McDaniel, Renee Williams, David Byers, Kyle Irwin

STAFF PRESENT

Dennis Sturtevant, Steve Recker, Justin Rhodes, Alonda Trammell,
Laurie Mullennix, Karen Monroe, Rebecca Long, and Julie Kendrick

GUESTS PRESENT

Faye Richardson and Beth Kelly from HR Collaborative
Meeting convened at 7:30 AM by Annamarie Buller.

CONSENT AGENDA

Rick Stevens asked if there is a way to have the important
information highlighted so as not to miss anything. Future Committee
meeting minutes will highlight most important information.
Rich Kogelschatz asked for a definition for the term “financial
waterfall” which he frequently sees in the Finance Committee
minutes. Mr. Sturtevant explained that most properties are financed
with tax credits as tax shelters for investors so provisions are made
in the partnership agreements to use flow to fund various
management fees and incentive management fees in the partnership
to reduce taxable income.
Consent agenda for the April 4, 2018 Board of Directors meeting
was approved by motion of Larry Titley , supported by Francine
Gaston, and carried unanimously.

BOARD RESIGNATION

Gretchen Minnhaar resigned from the Board of Directors. She was
unable to attend the meeting. An award will be presented by Annamarie
Buller for her service and dedication. Annamarie Buller will ask
Gretchen for suggestions for any candidate with architectural
backgrounds as possible replacements for her on the board.
Rick Stevens motioned to accept Grethen Minnhaar’s
resignation with regret, supported by Francine Gaston and
carried unanimously.

REVIEW OF 2018
BUSINESS PLAN

Dennis Sturtevant. Board members were able to review the
document prior to today’s meeting. Dennis Sturtevant welcomed
anyone that had questions to contact him at a later date to discuss
them.
The Michigan Nonprofit Housing Corporation continues to generate
cash distributions from five large projects, mostly on the east side of
the state.
Dennis discussed the current and upcoming projects. Burton Street
Project with LINC and St. James Apartments with Genesis. Plaza
Roosevelt Collaboration with Mercy Health, Dwelling Place, Habit for
Humanity, Ferris State University, GRPS, Roosevelt Park
Neighborhood, and Cook Arts Center are working together for the
Roosevelt Neighborhood.
Rick Stevens motioned to approve the business plan and
financial projects for dwelling place in 2018. Supported by
Larry Titley and carried unanimously.

STRATEGIC PLAN
UPDATES

Presented by Dennis Sturtevant.
Branding: In the process of implementing the board approved
recommendations on the branding plan with Jeff Terpstra of Scott
Allen Associates. Meeting is scheduled with Jeff Terpstra this
upcoming week. Copy of the approved plan is available.
Human Resource Restructuring and Succession Planning: Faye
Richardson with HR Collaborative is facilitating the training on
Equity, Diversity, and Inclusion. Also, Dennis, Kim and Justin are
working with HR Collaborative to address other areas of work with
HR Collaborative.
Growth: Real Estate Development Committee has mostly completed
its work on this part of the Strategic Plan. This committee served as
Ad hoc Growth Committee.
Annemarie Buller has requested that each committee complete and
return a Strategic Plan survey. A broader discussion will occur one
the surveys are in.

UPDATES AND
ANNOUNCEMENTS

Dennis Sturtevant: Announcement made regarding the passing of
former board member Larry Bratschie. Card of condolence passed
around for attendees to sign. Memorial service will be held Saturday
April 7, 2018.

Richard Stevens: presented information about a charity raffle for the
Association for the Blind and Visually Impaired. Raffle tickets
available for purchase.
Tommy Wallace: a Luau is scheduled for July 14th from 12:00 PM3:00PM at the Weston apartments. The event is the result of the
Leadership Summit Institute that a number of Weston residents
participated with in Los Angeles Invitation made for board members
to volunteer or participate in the event. Mr. Wallace will be painting
a mural with residents and community members.

GENERATIVE TOPICS

Diversity, Equity, and Inclusion. Presented by Faye Richardson
Ms. Richardson provided a short review of the first session from
February.
PowerPoint presentation titled “What’s Stopping Us”.
Discussion included “Purpose orientated” vs “Mission oriented”.
Small groups formed to discuss why Dwelling Place exists. Focus
placed on the “why” and not the “what” and “how” in order to find
purpose. Hopes and fears for Dwelling Place were wrote down and
gathered to be addressed before moving forward with Diversity,
Equity, and Inclusion.
Ms. Richardson asked for reactions to the work from the board.
Annamarie Buller and Marvin Thomas expressed the need for a
Board retreat to spend even more time on these issues. Denny
Sturtevant reminded everyone that we need remain mindful about
these concepts will eventually be implemented as part of the plan.
Whatever plan is adopted should also help to inform the work
around Branding and Human Resources Restructuring portions of
the 2016 Strategic Plan.

PROPOSED AGENDA
AND NEXT MEETING
DATE

ADJOURNMENT

The meeting was adjourned at 9:40 AM. The next Board of
Directors meeting will be held on June 6, 2018 at 7:30 AM

Annamarie Buller adjourned the Board of Directors meeting at 9:40
AM

DWELLING PLACE OF GRAND RAPIDS
BOARD OF DIRECTORS
October 3, 2018
Approved December 5, 2018

MEMBERS PRESENT:

Annamarie Buller, Francine Gaston, Larry Titley, Marvin Thomas, Kyle Irwin,
Rick Stevens, Rich Kogelschatz, Juan Daniel Castro, David Byers, Pete Vander
Veen, Thomas Carpenter

MEMBERS ABSENT:

Renee Williams, Tommie Wallace, LaTarro Traylor, Michael McDaniels

STAFF PRESENT:

Dennis Sturtevant, Kim Cross, Rebecca Long, Chris Bennett, Stephen Wooden,
Jessica Beeby

COMMENCEMENT

The meeting was convened at 7:35 am by Annamarie Buller
Ms. Buller asked if there were any corrections or questions about the agenda.
Ms. Gaston asked for more information about the $25,000 grant cited in the
Real Estate Development and Asset Management Committee minutes from
August. Mr. Sturtevant provided background. The grant is from MSHDA to
make improvements in a pocket park one block from our Roosevelt
Apartments in Muskegon Heights. It is a collaboration with Bethlehem Park
Neighborhood Association in Muskegon Heights.
Mr. Sturtevant reminded the Board that unapproved minutes are included for
their information but will not appear on the consent agenda until approved in
their respective committee.
Amendment to the August 1 Board of Directors minutes, Retreat Planning and
Review section, from “Varnum Rittering” to “Varnum Riddering”.
In the Governance Committee Structure section, change from “Governance
Committee” to “Governance Sub-Committee”

APPROVAL OF
CONSENT AGENDA

Consent agenda for the October 3, 2018 Board of Directors meeting was
approved by motion of Larry Titley, supported by Kyle Irwin and carried
unanimously with the following revisions.
Mr. Sturtevant presented a resolution regarding Garfield Lofts, which did not
receive all of the signatures required from the Executive Committee when it
was circulated as a consent resolution between board meetings. The
resolution is an authorization for the CEO to sign all necessary documents
related to Garfield Lofts.
The resolution for Garfield Lofts was approved by motion of Larry Titley,
supported by Rick Stevens and carried unanimously.
A copy will be attached to the minutes for the record.
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2018 RETREAT
SUMMARY REVIEW
AND DISCUSSION

Excellence in Governance Panel Discussion
Ms. Buller thanked everyone who attended and contributed to the discussion.
The notes from the brainstorming session were developed into the one-page
document: Summary of Primary Issues and Concerns from Board Retreat.
Governance Sub‐Committee
The first meeting will be held on October 16, 2018, beginning with drafting a
charter, working from previously established source material, to outline the
work of the sub-committee. Board members were directed to contact Juan
Daniel Castro or Dennis Sturtevant if they are interested in participating.
Mr. Byers stated that Holly Jacoby expressed interested in participating and
asked the Board for their feedback as she is not a Board member, although
she serves on the Finance Committee. There was a general consensus that Ms.
Jacoby could join the sub-committee.
Diversity, Equity, and Inclusion
At the Board Retreat, Ms. Traylor presented the definitions of Diversity,
Equity, and Inclusion drafted and recommended by the Diversity, Equity, and
Inclusion Committee. Mr. Sturtevant provided background on the work of the
committee and emphasized how the definitions form the foundation for the
eventual creation of a Diversity, Equity and Inclusion Place which will be
presented for adoption to the board. Ms. Buller asked the Board if there were
any questions, feedback, or concerns.
There was a discussion about a few proposed grammatical edits to the
definition of diversity and general consensus of approval with the
understanding that the Board would have another, final opportunity to review
the definitions in the context of the Diversity, Equity, and Inclusion plan.
The proposal to adopt the revised definitions of Diversity, Equity, and
Inclusion were approved by motion of Rich Kogelschatz, supported by
Rick Stevens and carried unanimously.
The adopted definitions will be attached to the minutes for the record.
Strategic Planning
Mr. Sturtevant asked the Board for feedback and discussion about preparing
for the next strategic plan, focusing on questions about the time frame and
board commitments, selecting a consultant, and defining parameters for the
creation of the plan, as well as the general scope. The current Dwelling Place
strategic plan will officially end in December and a new plan cannot be
developed before the end of the year. Ms. Buller emphasized that the process
should begin as soon as possible. NeighborWorks requires all of its
organizations to have a strategic plan. Our Relationship Manager, Andre
Butler, confirmed that so long as we are actively working on a plan, a short
gap is acceptable. A new resident survey and a new staff survey are in
progress. Financial and demographic information for Dwelling Place will be
provided to the Board in preparation for the strategic planning process.
There was a general discussion in favor of hiring a consultant, requesting
RFPs from suggested consultants, and scheduling multiple morning or
afternoon meetings rather than full-day commitments.
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INNOVATION IN
HOUSING FOR
GENERATIVE
DISCUSSION

Frey Foundation Housing $150,000 Innovation Challenge
Mr. Sturtevant presented information on the Frey Foundation Housing
$150,000 Innovation Challenge, an invitation to organizations to collaborate
on innovative ideas to address barriers to affordable housing and specifically
aiming to support ALICE (Asset Limited Income Constrained Employed)
households. Proposals are due on October 29, 2018 and it was unknown at
the time of the meeting whether other organizations intend to submit for the
deadline. It is unlikely that Dwelling Place will prepare a proposal, due to the
short time frame provided.
Potential Line of New Business
Mr. Sturtevant opened the discussion about potential new lines of business,
using an example that could involve a partnership with Innova Lab (Kent
County Land Bank), MSHDA and the Michigan Land Bank using modular
housing in Kent, Muskegon and Newaygo Counties. He asked the Board for
feedback on what information they might want to see or consider when
reviewing a potential line of new business.
The idea of modular housing is under consideration because Dwelling Place is
being solicited to join as a partner to explore the concept. Other
NeighborWorks partners are involved in both rental and home ownership,
but Dwelling Place has yet to pursue home ownership opportunities.
Some members expressed concerns about staff capacity for a new line of
business, where Dwelling Place has little background or expertise. Other
members of the Board expressed support for considering new lines of
business as a means to support growth and diversification for Dwelling Place
and as an opportunity to serve our mission by meeting a need in rural
populations. There was a general consensus that any new business should not
be entered into lightly and the Board would like to see detailed research and
analysis of the impact on the organization, especially in the key areas of staff
capacity, financial feasibility, and impact on the mission, while still serving
our established populations and meeting current goals and deadlines.
With the exception of one board member, an informal vote demonstrated
support for considering new lines of business so long as the activity would
align with our mission, be financially feasible, and not place a strain on our
capacity for the work we presently do.
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ANNOUNCEMENTS
AND UPCOMING
EVENTS

Mission moment: YouTube video of Chaffee Apartments resident, Ryan
Wyrick. Mr. Wyrick was an intern of Jenn Schaub’s and he has been involved
with Avenue of the Arts, the NeighborWorks Community Leadership Institute,
and the Resident Engagement Committee.
Technical issues prevented video playback, but the link will be distributed to
the Board. Mr. Sturtevant also mentioned that a NeighborWorks Vista
volunteer is currently working with Community Building and Engagement on
a storytelling project, gathering and recording community stories.
Mr. Sturtevant briefly described each of the following grant awards and
funding updates.
HUD Budget and NeighborWorks Budgets in Congress
The budgets were recently approved in Congress. NeighborWorks received an
allocation of more than $150,000,000 which is more funding than they
received in 2017.
Michigan Council of the Arts Grant $12,360
NeighborWorks Portfolio Strengthening Grant $120,000
Sebastian Foundation Grant $125,000
NeighborWorks EIG Grant for Board Equity Work $10,000
September Real Estate closings
Harrison Park closed in September and has begun construction.
Garfield Lofts closed in the last week. Construction will begin soon.
Pine Avenue is due to close in November.

PROPOSED AGENDA
AND NEXT MEETING
DATE

The next Board of Directors meeting will be held on Wednesday, December 5,
2018 at 7:30 am.

ADJOURNMENT

The Board of Directors meeting was adjourned at 9:09 am by Annamarie
Buller.
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DWELLING PLACE OF GRAND RAPIDS
BOARD OF DIRECTORS
December 5, 2018
Approved March 6, 2019
MEMBERS PRESENT:

Thomas Carpenter, Francine Gaston, Kyle Irwin, Rich Kogelschatz, Mike
McDaniels, Richard Stevens, Larry Titley, Pete Vander Veen, Tommie Wallace

MEMBERS ABSENT:

Annamarie Buller, David Byers, Juan Daniel Castro, Marvin Thomas, LaTarro
Traylor, Renee Williams

STAFF PRESENT:

Jessica Beeby, Kim Cross, Rebecca Long, Karen Monroe, Zoe Post, Steve Recker,
Dennis Sturtevant

COMMENCEMENT

The meeting was convened at 7:32 AM by Larry Titley.

MISSION MOMENT

The Board members watched a brief video of Ryan Wyrick, a local artist and
Dwelling Place resident.

APPROVAL OF
CONSENT AGENDA

The consent agenda included approved minutes from the October 16, 2018
meeting of the Governance Sub-Committee and the October 23, 2018 meeting
of the Marketing & Development Committee.
Consent agenda for the December 5, 2018 Board of Directors meeting
was approved by motion of Pete Vander Veen, supported by Mike
McDaniels and carried unanimously.

CORPORATE
AUTHORIZATION
BOARD RESOLUTION
FOR MERCANTILE
BANK CD

A resolution for an existing account with Mercantile Bank was updated to
authorize the following staff and board members as signatories on the
account. Mr. Sturtevant, Ms. Cross, Mr. Recker, and Ms. Gaston, and Ms. Buller.

PROPOSAL TO
EXTEND THE
2016-2018
STRATEGIC PLAN

Review of Draft Extended Plan
Mr. Sturtevant explained dif iculty in inding a consultant to create a new
strategic plan for Dwelling Place. He detailed the current plan that focuses on
four main areas: growth, succession planning for Board and staff, creating
greater community awareness of Dwelling Place, and staff training and
development. Since these initiatives aligned with the top issues identi ied at
the September 2018 Board retreat, a one-year extension of the current plan
was proposed, allowing time to develop a new three-year plan beginning in
2019.

The Corporate Authorization Resolution for Mercantile Bank CD was
authorized by motion of Kyle Irwin, supported by Mike McDaniels and
carried unanimously.

Review of Supplementary Materials
Mr. Sturtevant presented information on Community Land Trusts (CLTs), a
new way of converting several Dwelling Place properties—Martineau
Apartments, New Hope Homes, and Grandville Homes—into home ownership
programs while maintaining long-term affordability. For Dwelling Place, a CLT
might function as a subsidiary of the organization, and would continue to own
and lease the land to residents, who would own a home on the land.
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The concept is still in development; there was discussion over the market
conditions under which a CLT would work, how CLTs are currently operating
in other Michigan areas, possible collaborative partners, and the success rates
of CLT home ownership programs. More speci ic plans will follow after further
research into CLTs.
Mr. Sturtevant reviewed the Portfolio Strengthening Proposal, describing new
possible uses for the underutilized surface parking lots of Weston Apartments,
along with potential restructuring at the Ferguson Apartments/Spectrum
Health site to include a community crisis center.
Mr. Sturtevant also played a video introducing modular housing methodology
for new apartment construction, and described opportunities in nearby
counties for rural development. The Board discussed the various aspects of
the strategic plan including proposed goals for 2019 and voted to extend
by one year the 2016-2018 strategic plan by motion of Kyle Irwin,
supported by Rick Stevens, and carried unanimously.
ANNOUNCEMENTS
AND UPCOMING
EVENTS

Update on the Heartside White Paper
Mr. Sturtevant described the growing interest of the community in a collective
effort to address behavioral health issues and their impact on economic
development in the Heartside neighborhood. Local health care, business and
governmental leaders will be involved and plan to bring in third party (Public
Sector Consultants) led by former state senator, Ken Sikkema, to facilitate
multiple wide-scope conversations about systemic change.
Republic Services Foundation Grant
Mr. Sturtevant announced that Dwelling Place received a grant for $50,000
from Republic Services Foundation and will partner with them to convert ive
lots behind Roosevelt Apartments into an exercise park. Design plans, as well
as ideas for local fundraising, are underway.
Frey Foundation Grant for Harrison Park Apts
Dwelling Place received a grant of $100,000 from the Frey Foundation for the
Harrison Park project. It will require some additional fundraising to cover the
remaining funding gap in the project. Alternately, Dwelling Place will have to
use its developer fee to cover the funding gap.
Properties Orientation Manual
Ms. Post distributed a sample of a Properties Orientation Manual to provide
an overview of all Dwelling Place properties for new Board members. Ms. Post
will continue to revise the document and submit it to the Governance
Sub-Committee for review.

ADJOURNMENT

The Board of Directors meeting was adjourned at 8:55 AM by Larry Titley.
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