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 P R O C E E D I N G S 

MR. JONES:  The Board of the Texas State 

Affordable Housing Corporation is now called to order.  Roll 

call.   

Jo Van Hovel, Vice Chair? 

MS. VAN HOVEL:  Here. 

MR. JONES:  William Dietz, Member?  

MR. DIETZ:  Here. 

MR. JONES:  Jerry Evenwel, Member? 

MR. EVENWEL:  Here. 

MR. JONES:  Did I say it right? 

MR. EVENWEL:  Yes. 

MR. JONES:  I was going to say Evenwel.   

Okay.  Jerry Romero? 

MR. ROMERO:  Here. 

MR. JONES:  Okay.  Bob Jones.   

Not only do we have a quorum but we have full Board.  

Okay.   

Good morning everybody.  Welcome.   

Good morning, Ms. Bynum.  How are you? 

THE REPORTER:  Good morning. 

MR. JONES:  All right.   

Is there any public comment?   

(No response.)   



 
 

 
 ON THE RECORD REPORTING 
 (512) 450-0342 

5

MR. JONES:  Okay.  Let's go into the President 

report -- David Long. 

MR. LONG:  Thank you, Mr. Chairman.   

Good morning, members.  Obviously the first thing 

I'd like to do is welcome Mr. Gerry Evenwel as a new Board 

member.  Yesterday Pam Stein with Greenberg, our general 

counsel firm, conducted his Board member training.  And we 

had a pretty good chance to spend a couple of hours with Mr. 

Evenwel yesterday and I think that went very well, and 

hopefully he enjoyed getting to learn some of the ins and outs 

of the corporation.  So thank you and welcome aboard, Mr. 

Evenwel. 

MR. EVENWEL:  Thank you. 

MR. LONG:  Later today we've got some guests in 

the audience, but a couple of them you're going to get to meet 

in -- under Tab Item 3.  And when they come up we'll make the 

introductions then.  But with Corcoran and Company Victoria 

and Donna are here to give you an update on the marketing and 

the strategy that they've helped us develop on that. 

Wanted to thank Mr. Dietz.  I had the chance last 

week to spend a day in Waco with Mr. Dietz.  I got a chance 

to visit with him and his firm and meet some people that he 

worked with.  And I appreciated the time that he took to take 

out of his day to spend and talk with me about that. 
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Couple of other quick updates.  I know Mr. Romero 

had invited Paige, and I wanted to thank Mr. Romero and thank 

Paige for her participation on the conference call that she 

had, which was the Wells Fargo Community Lending School that 

they participated in.  And Paige did a presentation during 

that call and I think Mr. Romero called me to thank me for 

having her on that and that she did a really good job. 

Katie and Laura attended the National Foreclosure 

Mitigation Council grantee meeting that was in Washington, 

D.C.  They were there on the 15th -- around the 15th of 

December -- so the middle of last month -- for a couple of 

days and were there on behalf of the corporation. 

The annual action plan that the corporation puts 

out in support of the Texas Statewide Home Education Texas 

Low Income Housing Plan -- Janie Taylor has been 

participating in putting that together as well as the public 

hearings.  Had the public hearing on Tuesday the 10th, and 

that public hearing the public comment on that document will 

be through January 30 and we hope to have the final plan to 

the Board next month. 

And then, as always, Mr. Chairman, I'll reserve 

the next meetings -- next month's meeting to the end of the 

comments. 

The other thing would be, as under reports 
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section, you obviously have your standard reports that we give 

out every month regarding the single Family lending programs, 

development finance report, marketing and development 

reports, foreclosure prevention, and the monthly budget 

investment reports.  And if you had any questions on any of 

those myself or staff are available to answer any questions 

you might have on the individual reports that are included 

in your Board book.  And, with that, Mr. Chairman, I'll 

conclude. 

MR. JONES:  Okay.  Any questions regarding any of 

the tab items?   

(No response.)   

MR. JONES:  I do have one.  I heard a report I 

think yesterday that -- as far as your Tab Item D that there 

was a downturn in foreclosures nationally -- 1.9 million more 

people had -- were foreclosed on -- lost their home.   

They said that that was low but it was an 

aberration, and they only thought it was low because of 

procedural standards.  But they expect it to rocket up again 

in the coming year. 

What kind of success are we having here in Texas 

in terms of all of our efforts and collaborations with the 

Texas Foreclosure Prevention Task Force? 

MR. LONG:  I can't tell you that we've -- I don't 
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have the exact numbers, Mr. Chairman, in terms of whether 

we've been able to -- how many people we've actually counseled 

and met with.   

I can ask -- Katie, are you here?  Do you have any 

of those numbers?  We might be able to report to you who we 

counseled and we can tell you statistically -- you know, from 

the numbers that we've worked with on the Task Force, how many 

people we counseled both through the Task Force and working 

with the NFMC.  We can give you those numbers. 

MR. JONES:  NFMC for -- 

MR. LONG:  Yeah, the National Foreclosure 

Mitigation Counsel is a funding source, and we work with the 

counsel group under that.  And then in conjunction with that 

we also have the task force, which is a combination of 

counselors that work in both of those activities.   

And we can tell you how many counseling sessions 

we had with borrowers and we can tell you statistically what 

the percentages are for borrowers who are counseled -- what 

the success might be.  But we obviously can't tell you exactly 

everybody that's been able to stay in their home. 

MR. JONES:  Okay.  Because I wasn't asking for 

details because -- that's fine if you have that.  But, also, 

are we making a dent in the statewide situation. 

MR. LONG:  I'll let Katie respond to that. 
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MR. JONES:  Okay. 

MS. HOWARD:  Katie Howard, senior development 

coordinator.  In answer to your question I did read a similar 

that you did about how there was a downturn in 2011 because 

a lot of the foreclosure stays that were put in terms of 

procedures, but how that that might ramp back up in 2012 as 

the homes that, you know, had not been foreclosed on are now 

going into foreclosure. 

And in answer to your question I think that we are 

making a dent.  Through our role in the Task Force what we're 

promoting is foreclosure counseling.  And that has really 

been shown to be an effective model for helping people avoid 

foreclosure.  The counselors are able to work both with the 

borrowers and with their lenders to help them towards loan 

modifications, refinance agreements, forbearance 

agreements -- stuff like that.   

There are some really good studies -- one done by 

the Urban Institute that shows the effectiveness of 

counseling nationally.  And I'll be happy to send that to you 

if you'd like to see it. 

And then locally since our participation in 2008 

we've helped about 4,000 families.  And of those families 

that we've helped only 5 percent of them have gone into 

foreclosure.  And that's a much lower statistic than the 
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foreclosure statistic nationally and so we really believe 

that that's been an effective method. 

MR. JONES:  And because of the foreclosure 

situation not only do you have low income acquired living but 

you have to have them -- others hold on.  So I just wanted 

to know because we know what you're doing -- we see the 

training and the coordination and the counseling.  But I 

wanted to know in real terms are we having -- and I guess we 

are.  Anything is better than nothing, but we're  having more 

than just anything.  Correct? 

MS. HOWARD:  Right. 

MR. LONG:  That's correct. 

MS. HOWARD:  Right. 

MR. JONES:  Okay. 

MS. HOWARD:  And we are continuing our efforts in 

2012, both ramping up our fundraising efforts to assist the 

homeowners in foreclosure as well -- you know, right now we're 

partnering with TDHCA to put together an NFMC round 6 

application, which is another application for federal funds, 

to make sure that the counseling agencies continue to have 

the funding that they need to continue to serve more people 

in foreclosure. 

MR. JONES:  Okay.  All right.   

Thank you, ma'am.   
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Any other questions?  

(No response.)   

MR. JONES:  One thing I would ask, David and 

staff, if you come up for Mr. Evenwel's benefits -- when you 

say the acronym kind of say what it means. 

MR. LONG:  Sure.  No problem. 

MR. JONES:  And make sure he gets a list of all 

acronyms.  There's a million of them. 

MR. LONG:  We did not cover that in training 

yesterday I will admit. 

MR. JONES:  They'll give you a list too, but 

they'll do the acronym and then they'll say so you get -- 

MR. EVENWEL:  Great.  Okay. 

MR. JONES:  Okay.  Okay.  If there's no other 

questions regarding any of the tab items of the President's 

report let's go to Tab 1, Presentation, Discussion, and 

Possible Approval of Minutes of the Board meeting held on 

December 14, 2011. 

And most of our minutes are now -- the whole 

meeting is videotaped and put online so this is a just a brief 

summary.  Is there any addition or corrections or is there 

a motion? 

MR. ROMERO:  Move to approve minutes as 

presented. 
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MR. JONES:  Motion -- move to approve. 

MS. VAN HOVEL:  Mr. Chair, I'll second. 

MR. JONES:  And it's been second.  Is there any 

public comment?  (No response.)  Hearing none, all in favor 

signify by saying aye. 

(A chorus of ayes.) 

MR. JONES:  Minutes are approved.   

Item 2, Presentation, Discussion, and Possible 

Approval of the Corporation's Multifamily Housing Private 

Activity Bond Program and 501(c)(3) Bond Program Compliance 

Policy, Including the Assessment of Penalties for 

Noncompliance. 

MS. GREEN:  Mindy Green, senior asset oversight 

and compliance specialist.  In the November Board meeting I 

presented the compliance policy to you for public 

comment -- to publish for public comment the changes that 

were discussed in the meeting and any changes that legal 

counsel gave were made.   

We didn't receive any public comment, and so what 

you have before you reflects all the changes made. 

MR. JONES:  And we went through this pretty 

thoroughly, so no changes from our last discussion. 

MS. GREEN:  No. 

MR. JONES:  Okay.  Board members, do you have any 
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comments regarding this item?   

(No response.)   

MR. JONES:  Regarding this item? 

MS. VAN HOVEL:  No. 

MR. JONES:  Okay.  Regarding another one? 

MS. VAN HOVEL:  Did we do Tab E? 

MR. JONES:  Well, that was in the President's 

Report.  He didn't specifically, but as soon as we vote on 

this I'll move back to Tab E.  Okay? 

MS. VAN HOVEL:  Yeah, let's do that. 

MR. JONES:  Okay.  That should be all right.  

Okay.  Is there a motion for Item 2? 

MR. ROMERO:  Move to approve. 

MR. JONES:  Move to approve.   

Second? 

MS. VAN HOVEL:  I'll second, Mr. Chair. 

MR. JONES:  Okay.  Is there any public comment?  

(No response.)   

MR. JONES:  Hearing none, all in favor? 

(A chorus of ayes.) 

MR. JONES:  Any opposition? 

(No response.) 

MR. JONES:  No.  Okay.  Item 2 passes.  Thank 

you very much.   
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MS. GREEN:  Thank you. 

MR. JONES:  Let's go back to Tab Item E of the 

President's Report if we may.  Jo? 

MS. VAN HOVEL:  Uh-huh? 

MR. JONES:  Go ahead. 

MS. VAN HOVEL:  No, I just wondered if we looked 

over that. 

MR. JONES:  Okay.  Did you have any specific -- 

MS. VAN HOVEL:  I don't have a specific question.  

No, sir.  I wondered if anybody else did. 

MR. JONES:  Is there anything you want to say 

about Item E, David? 

MR. LONG:  No.  I would tell you that with the 

audit completed that we -- that the Board approved last month 

these numbers are on track for the new budget that the Board 

approved back in September.  We're very pleased with the fact 

that we're moving in the right direction in the first quarter 

of the month.  And, again, this is just the first two months 

of the year, so we're very pleased with these numbers.   

But if Ms. Van Hovel would -- had any questions 

later on we'd be more than happy to answer them in the future 

or -- 

MR. JONES:  But these were reviewed by the Budget 

Committee.  Correct? 
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MS. VAN HOVEL:  Yes. 

MR. LONG:  Oh, yes.  Yes. 

MS. VAN HOVEL:  I just wanted it to be known to 

the -- with the minutes that we -- 

MR. JONES:  Sure.  No, no, no. 

MS. VAN HOVEL: -- go through this. 

MR. JONES:  Sure. 

MS. VAN HOVEL:  That's the only -- 

MR. LONG:  No.  We're on track with what we 

expected and the information included in here is -- nothing's 

out of the norm and we're within percentages. 

MS. VAN HOVEL:  Being it's a January meeting -- 

MR. LONG:  Yes. 

MS. VAN HOVEL:  -- I just thought that should be 

done. 

MR. LONG:  No problem.   

MS. VAN HOVEL:  Thank you. 

MR. JONES:  Okay. 

MS. VAN HOVEL:  That's all. 

MR. JONES:  Okay.  Thank you.  All right.  

Let's go to Item 3, Presentation and Discussion 

of Phase 1 of the Texas State Affordable Housing Corporation's 

Development Assessment Report presented by the one and the 

only incomparable Corcoran and Company. 
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MR. LONG:  Mr. Chairman, I'm going to ask Victoria 

Corcoran and -- 

MS. CORCORAN-NEAL:  The shy Victoria Corcoran. 

MR. LONG:  -- Donna Emery is here with her as well.  

And Janie has -- Janie and Katie have been working very 

closely with Ms. Corcoran and Emery.  And I just want you all 

to know that during this presentation they're going to give 

you an update on the information we've been working with them 

on.  And I'm going to have Janie join them if they have any 

questions.   

(Discussion among participants.) 

MS. CORCORAN-NEAL:  I am Victoria Corcoran-Neal, 

the president and founder of Corcoran and Company.  We are 

a fundraising and nonprofit consulting firm. 

We were hired to do an assessment of Texas State 

Affordable Housing Corporation, otherwise known as TSAHC 

locally, to just evaluate the opportunities that may be 

available for what we call contributed income.  And in the 

nonprofit world there's basically two types of income.  

There's income that you earn, but unlike any other 

business, there's also income that people just give you.  And 

that is the unique part of being a 501(c)(3) corporation.  So 

what we're looking at specifically are opportunities to 

enhance the contributed revenue side. 
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So I'm just going to read a little part of this 

report.  The objectives that we set out to accomplish are to 

identify assets that distinguish TSAHC from all the other 

nonprofits in Texas that do this kind of work, identify what 

we call obstacles to fundraising and then recommend solutions 

to getting those obstacles put away, and then to create the 

specific action plan which takes the assets that you have and 

puts them to work eliminating the obstacles, and then you have 

a clear road to go forward. 

What we also do -- and we're in middle of still 

right now -- is evaluating program by program which things 

have the most opportunity to be funded through contributed 

revenues.  For instance, you have some programs which are 

very much self-sustaining and they just really wouldn't 

qualify to seek contributed revenue -- so we evaluate those. 

One of the obstacles, to give you an example that 

we ran into, is some of the measurement tools that we might 

want to measure the return on investment.  Katie just spoke 

about the foreclosure program, and we're doing this much and 

the result is that and, therefore, we know that our 

foreclosure rate is 5 percent and that's, you know, so much 

lower than what is average.   

Those are the kinds of measurables that we want 

to look at, not only in terms of effectiveness of programs 
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but costs and just basically, you know, we're spending this 

much money and the result is that.  And we can speak to a 

contributed income funder and say, therefore, we think this 

is a really good investment for you to make. 

The methodology that we went through -- skipping 

down just a little bit.  We go through a process of having 

discussions with the Board members, some of your advisory 

council members, other nonprofits that might be in this 

industry in the affordable housing world, people who have 

received funds from you so are your partners or grantees, as 

well as a few others. 

And we get kind of a 360 review on what people in 

the industry and what the people on the inside -- and staff 

as well we talked to -- what is the general perception and 

feeling about what you do really, really well, what people 

don't understand or can't get their mind around, and where 

we've seen some obstacles. 

And so we do an evaluation on a kind of a technical 

basis and look at programs and numbers and kind of see where 

we see some things.  But what's also important is to 

understand the world in which you actually live -- what are 

those perceptions.  Because we live in a world where, you 

know, perceptions are often reality.  And sometimes those 

perceptions actually are real obstacles in your path. 
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Let me stop and give you an example.  And I'm going 

to pick on you, new person Gerry.  You're probably going to 

have a little bit of a hard time understanding everything that 

TSAHC does for a little while.  There's a lot going on and 

there's some fairly complex program and it takes a while to 

understand. 

I'll also point to in your annual report -- and 

this is the 2010 annual report on page 13 -- if I'm a nonprofit 

funder and you're coming to me saying, We'd really like to 

have $100,000 from you, show me your budget.  And I look at 

your budget and I see that your net assets are $28 million.  

I'm thinking what do you need money from me for?   

So one of the tools that we are going to recommend 

putting in place as a concrete example is talking 

about -- rather than your agency as a whole, talk about 

program by program by program.  This program we put $28 

million in, but 28 million goes out in the form of loans and, 

therefore, we make a 1 percent turn on this particular 

program, and it pays for the administration.  Great.  I 

understand that. 

Now, let's go to the next thing.  I might pick on 

foreclosure prevention.  We take money that we already have 

and some partners that work with us -- we do this program.  

The net result is it costs our agency -- I'm just picking a 
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number out of the air -- $25,000 a year.  Therefore, Ford 

Foundation, we would like to ask you for $25,000 to support 

our effort.  And, in fact, we'd like to ask you for $125,000 

so that we can do more of this program.   

So those -- that's I hope a concrete example of 

the kind of thing that we found is a perception missing.  A 

lot of people say they just don't understand the 

programs -- there are so many.  They can't understand why 

TSAHC needs outside funding because it seems like you have, 

you know, gobs and gobs of money.  

And so really it's just a perception.  It's a 

matter of putting on paper -- and the way to do that is just 

program by program and show money in, expenses out, and no 

only the cash results of it costs us money or it earns us money 

but what the results are in terms of people's lives. 

So, for instance, a program may cost you $100,000.  

But the difference is -- and, again, I'm just picking numbers 

out of the air -- I'm making these up.  You've changed your 

foreclosure rate for the people in your program to only 5 

percent and maybe the national rate is 20 percent -- again, 

I'm just making up a number. 

But when you can show that kind of result people 

want to invest in your programs.  And I think that's probably 

a good way for you to think of it -- is people want to invest 
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in your programs.   

It's incumbent on the organization to show that 

you have a very good understanding of the need in the 

marketplace -- that you have a very good understanding of the 

assets you bring to the table to make a difference in that 

need.  The gap is we can bring these things to the table and 

we would like you to partner with us with some basically 

capital to help us get this program going. 

So that's a tweak.  You guys are doing excellent 

programs.  You have a fantastic staff.  There's just some 

infrastructure tweaks that we will put in place -- that's what 

we're recommending -- that will help make funders much more 

amenable to putting capital into your programs.   

And that's really -- it's just a matter of kind 

of showing things in a way that the nonprofit world expects 

to see them.  Because I look at this budget -- again, I'm 

referring to the budget on page 13 of the 2010 annual report.  

And, you know, most nonprofits don't have hundreds of millions 

of dollars to report in anything.  

So, you know, I think a lot of people -- they -- in 

the nonprofit world look at that and they scratch their heads 

and think, I don't -- I just don't get it. 

So we're just going to -- so that's a good example 

of a tweak that will help make things appear more fundable.  
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And also it helps you evaluate how your programs are doing.  

Are they really providing a good return on investment?  It's 

not about the cash bottom line; it's about the bottom line 

of how you're helping the -- how you're serving your mission 

essentially. 

If I may, I'll just go back through the results.  

There are four specific results that we found in all of our 

work.  Most notably is your staff's reputation.  And that 

goes from top to bottom and all the way through.  The staff 

is viewed as capable, hard-working, efficient, and just 

eminently capable I would say.   

That is not, of course, with any organization.  

You know, Jim Collins would tell you from that book Good to 

Great -- Get the right people on the bus.  And it's our 

evaluation that you definitely have the right people on the 

bus. 

Your mission is not well understood.  People 

understand that you are doing something with affordable 

housing.  That's about it.  So there's an opportunity to give 

a -- you have an opportunity to brand yourselves in a way that 

speaks more specifically to the specific things that you're 

doing and shape that message.  It's just that, you know, the 

mission is fairly broad, but there's an opportunity to make 

it more user friendly I would say.   
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And I already talked about number three.  Your 

need for outside financial resources is not understood for 

reasons I just explained. 

And then the results of your programs are not well 

understood yet.  Again, that's a pretty simple thing to do.  

Sometimes we believe there's going to be some tracking that 

simply has not existed heretofore and we'll put those systems 

in place.  In other cases I know that there is tracking that 

has been done.  It's just a matter of putting those numbers 

out there in a way that people can really understand it.   

MR. JONES:  Excuse me. 

MS. CORCORAN-NEAL:  Yes, sir. 

MR. JONES:  Are you saying then that, for 

instance -- and this may be an over-simplification. 

MS. CORCORAN-NEAL:  I like over-simplification. 

MR. JONES:  Okay.  I try to break things down to 

the lowest common denominator. 

MS. CORCORAN-NEAL:  yeah. 

MR. JONES:  A separate brochure for each program 

in addition to what we do overall to identify that specific 

area is one instance of explaining a particular program. 

MS. CORCORAN-NEAL:  That's -- 

MR. JONES:  I mean, you go in a bank sometimes and 

you see a ton -- Gerry knows -- you've got a ton of little 
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brochures for any little aspect of what you want to do -- it's 

a whole separate brochure. 

MS. CORCORAN-NEAL:  That's very possible.  At 

least you want to have a what we call -- well there are several 

names for it but I'm just going to stick with your phrase. 

MR. JONES:  A -- 

MS. CORCORAN-NEAL:  Yeah. 

MR. JONES:  -- pamphlet, brochure. 

MS. CORCORAN-NEAL:  I mean, you want to have a 

one-sheet or a little brochure that says this is the program, 

this is how it works, we put this budget in, we get -- these 

expenses go out, and these are the results that we have.  

Yeah, absolutely. 

What we probably will want to do is give it an 

over-arching umbrella that's very easy to understand.  I'm 

going to -- Janie came up with a specific thing.  What if, 

you know, in addition to your mission statement, which is a 

little heavy and -- as all mission statements tend to 

be -- but what if your mission statement was like Texas State 

Affordable Housing Corporation -- Buy, Build, Stay.  Now I 

understand what you guys do.  Three words -- Buy, Build, 

Stay.  Got it.   

And so every other program that you do falls within 

one of those.  You know, the foreclosure program -- stay.  
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The buying program -- you've got loan programs.  The 

build -- you've got those development programs. 

So that makes it -- you could have one brochure 

for buy, one for build, one for stay.  And then within that 

you might have three simple bullet points that talk about the 

highlight of the program so that -- you know, poor Getty here, 

you know -- I heard you got appointed a state organization, 

you know -- what do you do?  Buy, Build, Stay.  It's very 

simple, and that makes it easy for everyone. 

And then for the foundation that we might go to 

for funding or a corporation you pick the corporation who has 

an interest in stay or you pick the one that has an interest 

in build, and you pick the program within that that appeals 

to what their mission is.  And so you align your mission with 

theirs. 

I think some of the difficulty right now is it's 

just -- it's not as clear as it needs to be.  And it is simply 

a matter of just putting it in simpler -- it's just kind of 

reorganizing the closet so things are easier to find. 

MR. JONES:  I agree.  When you look at it you see 

big numbers.  You do. 

MS. CORCORAN-NEAL:  Yeah.  I mean, you know -- 

MR. JONES:  Which is why what you're saying 

is -- and you said this when you began your 
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presentation -- that it's primarily -- and you used the word 

sustain.  But from everything that you say it would be to 

sustain and increase contributed revenue streams.  But the 

word increase is not in here anywhere, but that would be the 

result of -- 

MS. CORCORAN-NEAL:  That is the intended result, 

of course, yeah.  And the way, of course, to do that is to 

demonstrate need -- not only the need of the people you're 

trying to serve, which we can do, but also your financial need 

or what your need is for resources from a partnership. 

MR. JONES:  But when I first read this -- and I 

read through it -- the word sustain meant hold on to whatever 

relationships we currently have -- 

MS. CORCORAN-NEAL:  Uh-huh.  Right. 

MR. JONES:  -- sustain.  But you see more in the 

word sustain. 

MS. CORCORAN-NEAL:  I do see more in the word 

sustain. 

MR. JONES:  Uh-huh. 

MS. CORCORAN-NEAL:  And I want -- what we intend 

with that is it's not something that it happens once and that 

was nice -- it's -- you grow it and you keep it -- you sustain 

that.  And so it's -- it happens year after year after year.  

So that's what we look for is a -- when we say sustainable. 
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MR. JONES:  And if we do that it will increase. 

MS. CORCORAN-NEAL:  Exactly.  Yeah. 

MR. JONES:  Because -- 

MS. CORCORAN-NEAL:  I mean, that's the -- 

MR. JONES:  -- other agencies -- 

MS. CORCORAN-NEAL:  Yeah. 

MR. JONES:  -- other groups, other 

entities -- okay.  That's why you didn't put increase in 

because we need to focus on sustaining. 

MS. CORCORAN-NEAL:  Well, and I think too the 

first thing to focus on is kind of build the -- 

MR. JONES:  Keeping what you got. 

MS. CORCORAN-NEAL:  Build it and they will come.  

But build the infrastructure with these systems -- the 

brochures, for instance, that you speak of -- make sure that 

we've got absolutely correct budget reports that reflect 

program by program what is -- what the truth is of those 

programs. 

So -- for two reason -- one, so that we can 

evaluate, the organization can evaluate -- is this program 

doing what we expect it to do at a cost that we feel good about.  

It's not that you wouldn't do something that costs you money, 

but is it costing an appropriate amount of money that we as 

the Board judge is an appropriate investment of our resources. 
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So when you have those correct evaluations tools 

if it makes sense to you it's going to make sense to an outside 

funder and a partner that wants to get the same result that 

you have. 

MR. JONES:  And also see results as a key part. 

MS. CORCORAN-NEAL:  Definitely. 

MR. JONES:  And we don't necessarily break that 

down in any tangible form.  Like I had to ask about this 

morning -- 

MS. CORCORAN-NEAL:  Exactly. 

MR. JONES:  -- about the loan foreclosure.  I 

know they're doing things but there's nothing that you could 

pick up and read that says that in a concise, precise, and -- 

MS. CORCORAN-NEAL:  Exactly right. 

MR. JONES:  -- easily digestible way. 

MS. CORCORAN-NEAL:  And, again, I think that's a 

very human thing when you're working in something.  You know 

what's happening; you assume everyone else does too. But the 

truth is people are so busy and it's just -- things  can be 

very easily lost.  And so that's why I said earlier I really 

like over-simplification.  I like it to be so simple that you 

couldn't miss it if you tried.  

Buy, Build, Stay is pretty hard to not understand, 

especially when you have the, you know, word affordable 
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housing.  I think people can wrap their minds around that 

pretty simply. 

If I may, I'll move on to page 2, our 

recommendations.   

MR. ROMERO:  I have a question -- 

MS. CORCORAN-NEAL:  Yes, sir. 

MR. ROMERO: -- before you move on.  So correct me 

if I'm wrong.  What you're saying is we need to silo our 

programs so when we go out seeking funding you want to make 

sure that you present the correct picture to those funding 

sources. 

MS. CORCORAN-NEAL:  Correct. 

MR. ROMERO:  In your analysis did you also take 

into account additional programs that are going to be revenue 

generators so that you're not constantly focusing on just 

funding for that program continuously from other sources? 

MS. CORCORAN-NEAL:  If I understand your 

questions correct, yes. 

MR. ROMERO:  Okay. 

MS. CORCORAN-NEAL:  We do understand that some 

programs generate revenue.  That's great.  In fact, we see 

very few nonprofits that have that opportunity.  And so that 

makes you guys fair more sustainable as an organization 

because you are not dependent on outside funding to just keep 
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the doors open. 

What we're looking for are opportunities to 

increase your services through what I would term 

partnerships.  You know, when the Ford Foundation or the 

Heron Foundation grants money to you they -- you are doing 

the work for them that they are set up to do.  Their role is 

to give money to people and your role is to get the job done.   

So you just have to present and say, you know, 

You've been looking for me, I've been looking for you, I think 

we should get together and make something happen. 

But, yes.  And so, for instance, when w silo those 

programs and we see a program that's generating revenue a 

savvy funder may come to us and say, Well, if you're making 

this money over here why do you need money over here.  We could 

say, Because this money is restricted to this other program.  

This program does not have its own funding.  We are able to 

contribute this many dollars but we need X dollars if we're 

going to increase the service and that's why we're coming to 

you.   

So in our recommendations -- again, with the idea 

of utilizing the assets that you have, which is your excellent 

programs and your very, very capable staff, we recommend 

investing some time in this -- starting, according to Janie, 

maybe next week -- and working with staff specifically, not 
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just to give them recommendations and say, Adios, good luck 

with that, but to actually walk staff through how you would 

do each of the things that needs to be done.   

So that's kind of tweaking some of the collateral 

materials, it's tweaking some of the internal processes when, 

for instance, programming may come up with something and say, 

We really think this is a program that's needed because we 

have a need.   

They can involve the fundraising staff, the 

development staff, and say, We think this is a need -- how 

would we go about paying for this.  And they could immediately 

begin thinking and talking to different funders and say, I 

have found that, say, the Rappoport Foundation in Waco -- I 

know they're very interested in this kind of thing.  Let me 

have a conversation with them and get back to you and tell 

you how interested. 

So your programming can actually function more 

efficiently because you can have an early lead on what kind 

of capital may be available to you.  So we're looking at 

various options. 

But what we're proposing to do is to do that with 

your staff so that at the end of say three to six months the 

staff knows how to do it.  They don't need us to do it.  We've 

done it with them and they have done it -- and not just in 
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an abstract I went to a workshop and I kind of know what I'm 

doing.  We're literally working on your programs with your 

budget and your staff creating your materials.  And then 

after a certain amount of time you guys should be set and ready 

to go for any future situations that come up.  And that's 

basically the core. 

If I were to summarize it in a different way the 

goal of our work with staff will be to get your materials and 

your talking points into a format that is expected in the 

nonprofit world.  Because you guys have a background of being 

a state agency there is very much that kind of culture.  I 

can tell you there's no nonprofit that I've ever been to that 

has a Board meeting set up in this particular way.  It's just 

a very -- it's a holdover from your state agency culture. 

So there are some materials that can be presented 

in the nonprofit world's expectations, and then that will help 

dispel a lot of the misunderstanding.  Because it's just not 

being presented in what I would say nonprofit speak.  It's 

the same information, it's just been sliced vertically 

instead of horizontally.  And that way it speaks to the way 

nonprofits think.   

And that's -- you know, nonprofits are the people 

that you're either going after for grants or you're looking 

at corporations who either have a foundation or they have 
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community giving dollars and they want to see that there's 

a need and what you're going to do with it. 

MR. ROMERO:  Do you believe that are properly 

staffed? 

MS. CORCORAN-NEAL:  Yes.  I think your staff -- I 

think -- I recommend that we do some investment in staff in 

terms of training and just kind of giving them some of the 

tools that they need to do this.  But I'm very impressed with 

your staff.   

Katie coming up here just a moment ago and speaking 

to you guys is very impressive.  She really knows her stuff, 

and I know Janie's the same.  There's just some tweaking that 

we recommend to kind of get you what I would say up to snuff 

from what the nonprofit world expects.  And to tell you the 

truth they already knew that before we walked in the door. 

MR. ROMERO:  And I don't mean, you know, the 

quality of our staff now.  I know we have quality people.  But 

do we need additional people on staff to support that? 

MS. CORCORAN-NEAL:  At this time I don't see that. 

MR. ROMERO:  Okay. 

MS. CORCORAN-NEAL:  But as we get into the work 

we may find that there's a gap in capacity or in a skill set 

that we might -- but at this time I don't see that.  When the 

Legislative session kicks in you might -- you very well might.  
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Anything further? 

MR. JONES:  Okay.  Any other questions or 

comments for Ms. Corcoran -- Ms. Corcoran-Neal?  (No 

response.) 

MS. CORCORAN-NEAL:  Thank you. 

MR. JONES:  Janie, would you like to add anything? 

MS. TAYLOR:  You know -- Janie Taylor, manager of 

marketing, development, and government relations.  I would 

like to personally and publicly thank Victoria and Donna, who 

have spent the last two to three months working hand-in-hand 

with Katie and I and interviewing the staff and interviewing 

all of you and our funders and partners.  They spend a lot 

of time and a lot of hours. 

We weren't -- we're not an easy organization to 

understand.  It's not -- we're not a typical state agency.  

We're also not a typical nonprofit.  And we kind of straddle 

both sides of that territory.  And she's correct in 

we -- before when we started I sort of said these are sort 

of the issues that I think we have.  And it was nice to see 

that that's basically what we came back with.   

However, it's good because we -- she got us 

thinking.  And we had a meeting with David and Liz and there 

were, you know, light bulbs coming out -- which is when we 

came up with the concept of Buy, Build, Stay -- of how we speak 
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differently about what we do. 

And, you know, we're still that -- we still look 

forward to the Legislature.  The Board is still appointed by 

the Governor.  That's not going to change.  

What I like to think of ourselves is is the state housing 

nonprofit, and that's how we differentiate ourselves from the 

state housing agency.   

And there's a lot of opportunity here.  And it's 

just a matter of having some of that infrastructure in place 

and how we report the return on investment, how we communicate 

with our funders and potential funders, and also how we speak 

about our programs.  And we need to speak more about the 

outcomes -- the end results of the people that are actually 

helped -- and not so much as how programs are 

administered -- who they are helping and what that end result 

is.   

And so we're actually really excited to get 

started.  And this will have a change not only in fundraising 

but also just in general of TSAHC.  And that's probably one 

of the most exciting things for me and I think for all the 

staff -- is that it's really made us think and change and 

reflect on speaking about ourselves differently.   

And I know we've always -- we have struggled in 

the past on how to communicate to the Legislature what -- how 
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we are unique and how we are different and I think this is 

a step in that direction. 

And, lastly, you know, during the two Sunset 

reviews we had in the last four years, you know, one of the 

things that clearly came out of there is we want you to focus 

and emphasize on your status as a 501(c)(3).  And that was 

the direction from the Legislature and we really need to make 

sure that we show them that we hear them and we're working 

on that. 

MR. JONES:  What kind of timetable are on here?  

I know it's going to be ongoing. 

MS. TAYLOR:  Yes, sir. 

MR. JONES:  I mean, that's obvious.  But -- and 

I look at your wheel and the different shape points.  

What -- has the general began to lay out the timetable for 

steps? 

MS. TAYLOR:  Donna and Victoria have put together 

milestones or tasks that we want to accomplish per month for 

the -- into six months.  And so we're going to be working for 

the next six months to try to establish the benchmarks and 

the infrastructure that we talked about -- the marketing 

tools and the messaging that we've developed. 

MR. JONES:  Okay.  I knew it.  You know, I knew 

it.  I knew they were already on it but I just wanted it said. 
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MS. CORCORAN-NEAL:  Well, after that 

introduction I'm just glad that we're living up to it.  If 

I may take one minute just to reference this -- the 

development cycle.   

This is -- you could apply this to any business.  

This happens to be specific with language that pertains to 

501(c)(3)s.  But starting at the top, Examining the Case, 

that basically means is there a need for affordable 

housing -- yes, there is.  Examine exactly where, how, 

why -- look at all those things and then move on.   

What are the requirements in the marketplace to 

move the needle on those things?  Move on and talk about a 

needs statement -- how do you talk about those needs in a way 

that makes sense to people.  Define what you as an 

organization want to claim as your objectives because of your 

unique assets.  Involving volunteers -- that's the Board, 

that may be community members, it may be partnering with a 

local organization who also shares your mission.  Validate 

that needs statement in light of everything that you've 

learned. 

And then those bottom three are basically looking 

at the opportunities for capital to assist you.  What do 

nonprofit funders want to fund right now when there's a 

recession going on and there are things like, you know, food 
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and medical needs.  How does housing fit into the current 

priority -- let's get a fix on what the market is for potential 

capital. 

Fundraising vehicle -- is it grant writing for us, 

is it going to corporations and asking them for those kind 

of gifts, is it -- you know, what would be -- is it an 

individual funding campaign wouldn't I don't think apply to 

you. 

And then you identify specific individual 

funders.  And you basically -- it's prospect 

research -- qualifying your prospects.  You don't just go to 

someone cold and say, I can't believe they didn't give us the 

money.  Well, have a conversation with the people. 

Then you prepare your fundraising plan, you 

prepare the communication, you get any volunteers that you 

have ready to have conversations.  So I might come pick on 

Gerry and say, Can you go talk to some of these people in El 

Paso and help me out with that?  Then -- only then -- do you 

actually ask for the money. 

So these are the things that we're in the process 

of doing and will help staff learn how to do and get really, 

really comfortable with.  And when you solicit the gift it's 

kind of like anyone asking for venture capital or anything 

else.  By the time you ask for that gift you already know 
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they're going to say yes.  Otherwise, you throw that prospect 

out and you go on to someone else. 

And then you make sure you demonstrate your 

effectiveness with the partnership that they've agreed to do 

with you.  You constantly show them results and then you just 

keep doing that whole thing over and over again to make sure 

that you're doing things in the most efficient way and you're 

really, really accomplishing your mission in the most 

efficient way possible. 

So I just wanted to point out what this was so you 

didn't try to have to interpret it on your own without, you 

know, professional guidance.  Thank you so much.  If there's 

any questions we are certainly eager. 

MR. JONES:  Any further questions or any more 

discussions?  (No response.)  Is there any public comment?  

(No response.)  Okay.  Ms. Corcoran, thank you very much. 

MS. CORCORAN-NEAL:  Thank you so much. 

MR. JONES:  And welcome aboard. 

MS. CORCORAN-NEAL:  Thank you very much.   

MR. JONES:  Thank you, Janie.  Okay.   

Item 4, Review, Discussion, and Possible Approval 

of the 2011 Annual Performance Review of the President of the 

Corporation and related actions.  Is this our closed session 

time?  Okay.   
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Before we go in closed session -- what is this?  

How do we work this in?   

VOICE:  That comes after your adjourn. 

MR. LONG:  That would be next -- that would be the 

second half of today.  I'll go over that when we come back. 

MR. JONES:  Okay.  All right.  So this just sits 

here.   

MR. LONG:  Yes, sir. 

MR. JONES:  Okay.  And I need to say this closed 

session stuff.  Where is it?  Which one do I use?  

(Pause.)   

MR. JONES:  Consultation on legal matters. 

VOICE:  No, it's personnel matters. 

MR. LONG:  Personnel matters. 

MR. JONES:  Personnel? 

VOICE:  Personnel matters. 

MR. JONES:  Okay.  Implementation -- okay.  All 

right.   

Pursuant to Texas Government Code, Section 

551.076 -- no, that's wrong -- 551.074, Personnel Matters, 

of the Texas Government Code, we now go into closed session.  

It is 10:55. 

(Whereupon, at 10:55 a.m., the meeting recessed 

for closed session.) 



 
 

 
 ON THE RECORD REPORTING 
 (512) 450-0342 

41

MR. JONES:  The Texas State Affordable Housing 

Corporation January meeting reconvened as of now, which is 

11:46.  Okay. 

In regards to Tab Item 4, Review, Discussion, and 

Possible Approval of the 2011 Annual Performance Review of 

the President of the Corporation and related activity I want 

to say that our discussions were detailed.  they were very 

positive and that the Board has decided to defer any action 

pending receipt of the formal evaluations.  And we anticipate 

that final action will be taken at next months' Board meeting.  

Okay.   

And that includes submitting an evaluation form 

to Jeran Akers to give him the courtesy of weighing in.  Okay?   

All right.   

Is there any public comment?   

(No response.)   

MR. JONES:  There's no vote going to be taken and 

no public comment -- none necessary?  Okay.   

At this time do you have any other comments, David? 

MR. LONG:  No, sir.  The only thing that I 

typically talk about is when our next Board meeting is, which 

is currently scheduled for the second Thursday in February, 

which would be the 9th of February.  

And I just lay that out.  If anybody had any 
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problems or if there's a question we can certainly have time 

to change it between now and then. 

MR. JONES:  Understood.  Okay. 

MR. LONG:  But -- 

MR. EVENWEL:  Mr. Chairman, I can't make the next 

meeting.   

MR. JONES:  You're going overseas? 

MR. EVENWEL:  I'll be in Myrtle Beach. 

MR. JONES:  That's overseas. 

MR. EVENWEL:  Yeah. 

MR. JONES:  It's on the sea at least.  Would 

you -- could you make it if it was a different day? 

MR. EVENWEL:  Well, we're going to go out the week 

before and a week after, so I will get my calendar.  I don't 

know when we'd have it if I'd said yes. 

MR. JONES:  Oh, you're gone for two weeks. 

MR. EVENWEL:  Yes. 

MR. JONES:  It's a Leap Year or no? 

MR. LONG:  Yeah, it is.   

MR. JONES:  It is? 

MR. LONG:  Leap Year -- 29 days. 

MR. JONES:  Okay. 

MR. LONG:  What we can do is -- you know, 

obviously we've mentioned that we're going to have the Board 
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meeting on the second Thursday, which would be the 9th, but 

we obviously need to make sure what kind of agenda items we 

have available and pull together the activity for the month 

too. 

MR. JONES:  Okay.  I understand.  And if there's 

any alternative date that you might have just submit it to 

David and he'll include that. 

MR. DIETZ:  So as of right now though we're 

leaving it scheduled on the 9th? 

MR. JONES:  The 9th, yes. 

MR. LONG:  That's correct.  Yeah.  Okay. 

MR. JONES:  Okay.  If there's no other business 

then this meeting stands adjourned. 

(Whereupon, at 11:50 a.m., the meeting was 

concluded.) 
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