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Making a Positive Impact on THA’s Sustainability
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Harriet Polansky, Executive Director of the THA

In 2013:

• I was hired as a Change Agent for the THA to make it viable

• The THA was deemed unsustainable by the CT Housing and Finance Authority (CHFA)

It was my job, along with the support of the Commissioners to:

• Make it sustainable for the long-term

• Work with the residents to build a sense of community & well-being

• Improve physical facilities and supporting infrastructure between facilities

• Fix the administrative oversight that was non-compliant with state regulations

• Establish and implement policies and procedures to replace those that were lacking

The THA is now flourishing
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Harriet’s Vision, Goals and Values for the THA

Vision and Goals:

• Foster an environment that encourages collaboration and honest feedback

• Provide essential services to residents, while maintaining a high-level of satisfaction and high-quality standards, 
sustainability, and fiscal responsibility

• Procure funding to address our many capital improvement needs and revitalization plan

• Promote aging in place

Core Values

• Dedicated to helping and serving individuals 62 years of age and older, and individuals 18 years of age and older with 
disabilities

• Promote respect for, by, and amongst all residents and staff

• Encourage honesty, fairness, integrity, and open communications

• Treat all residents equally and respond to residents’ needs in a timely manner

• Instill values of independence, dignity and quality of life
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About This Presentation

In this presentation you will find an overview of my roles, responsibilities and 
accomplishments to include the following: 

• Procurement of Funding for Sustainability

• Stern Village Prior to Revitalization

• The Revitalization & Rehabilitation of Stern Village

• Roles & Responsibilities 

• Rent Stratification

• Community Partnerships

• Handling the Coronavirus Pandemic
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Procured Funding for Sustainability



Procured Over $9 Million in Funding & More Coming

The THA has been able to procure over $9 million in funding from a variety of government agencies and 
companies.  More is expected to follow.

This was the result of an exhaustive multi-year process:

• Sourced, vetted, interviewed, and selected the architect and consultants, to provide environmental analyzes, market 
studies, detailed plans and documents in order to apply for SSHP funding

• Held meetings with the Commissioner of the Department of Housing,  Lieutenant Governor, Trumbull’s Legislators, 
agency contacts and state legislative figures in the funding arena

• Educated them about:

o The importance of Stern Village to the Town of Trumbull

o The extreme need to make Stern Village sustainable

• Prepared detailed plans for uses of potential funding

• Worked with consultants, Directors of the Department of Housing and Connecticut Housing & Finance Authority 
preparing very lengthy applications for funding

• Repeated the above steps in subsequent years if a funding request was initially rejected
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$9 Million Funding (Cont’d.)

Once funding was secured, then the real job of improving the infrastructure and rehabbing the units began:

• Planned for the work to be done and communicated this to the residents

• Planned for the disruptions to the residents’ daily lives and accommodated them where possible

• Monitored the vendors’ uses of the available funds, kept them on budget

• Monitored the timeliness and the quality of the vendors’ work

• Planned for delays in meeting completion dates

• Examples of the above:

o Paving of roadways (e.g., found alternate parking, rented golf-carts and buses, worked with the Town on securing parking lots 
and paving of the main road schedules.) 

o Established on-site units during ADA unit conversions (e.g., rehabbed and created new units to be used as “hotel units” for 
residents to live in while the ADA units and one-bedroom units were constructed. Coordinated the moves with the resident 
and ensured the “hotel units” had Spectrum cable and UI bills were transferred to THAS.

Proven success at negotiating countless contracts to get a reduced cost without sacrificing quality
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$9 Million Funding (Cont’d)

Agency Year Funding General Purpose Examples

SSHP (State of CT) ‘17 $ 5,300,000 Redevelopment and revitalization Storm water management 
system, sanitary system, 
paving sidewalks & parking 
lots and lots more

Small Cities ‘16-’19 2,672,234 3 awards for specific improvements
Applying for Fire/EMS central monitoring

$800,000       Heat pumps
$800,000       Windows
$1,072,234    Congregate

HTCC (Tax Credits) ‘18-’19 1,000,000 2 grants, each $500,000, for unit rehab
Applying for another $500,000

~44 non-ADA units

CHFA-Critical 
Needs

‘19 200,000 Congregate improvements Kitchen ventilation, sprinkler 
system and generator

UI Incentives 156,847 Energy saving efficiencies Heat pumps, congregate 
windows, insulation, more to 
come

Newtown Savings, 
TD  Bank & Others

‘18-’19 27,500 Newtown ($20K) Congregate windows;
TD Bank ($5K) security cameras by 2nd circle

Including: Bob’s Stores ($1.5K; 
furniture) & $1K in Memoriam

TOTAL (TO DATE) $ 9,356,581
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Property Safety Efficiency & Health Improving Living Quarters Other

Fixed or replaced sanitary 
lines

New roofs, 
insulation, columns 
and gutters

Converted 19 units to ADA 
compliance: cabinets, 
countertops, floors, lights, 
appliances, and ADA accessible 
bathrooms

Renovated Community Room 
building and admin offices

Storm water mgmt. system 
and rain garden planned for 
Spring 2020

New energy efficient 
doors w/mini-blinds 
and screen doors

Rehabilitated 25 units to include: 
new floors, walk-in showers, new 
cabinets, countertops, lights, and 
appliances

Upgraded landscaping and 
wayfinding signage Spring 2020

All new sidewalks, curbs, 
roads and parking lots

New energy efficient 
windows w/mini-
blinds

Heat pumps in every apartment 
(residents report 30-50% electric 
savings) 

Heat pumps in the Congregate 
dining room

Worked closely with Town to 
pave main loop road

Radon systems 
installed in every 
apartment

New generator, sprinkler system 
and kitchen ventilation system for 
the Congregate

Significant energy improvements 
and new ADA type bathrooms for 
the Congregate

Regraded areas; made patios 
flush w/walk-way

Hot water heaters Installed new windows in the 
Congregate

Additional site improvements Spring 
2020

Summary of Improvements Funded
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Prior to Revitalization



Stern Village Pond – Drainage Issues
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Major Sewer Issues
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Paths in 
need of 
repair

Long walk to parking

No privacy. Entrances too close
Boulders found in sewer

WPCA of Trumbull sends out 
their largest equipment to 

help.

Bend in the slope causing 
serious clogs in area near 

Community Room



Roads & Sidewalks Were Dangerous
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5” 
step 
to 

Long walk to parkingRepaving is needed

Curbs are damaged
Problems with 
Foundation



Tubs & Kitchens
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The Revitalization And Rehabilitation of Stern Village



New Roads & Added Parking Spots
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Unit Rehabs

New roofs, gutters, columns, shutters, doors with mini-blinds, and window with mini-blinds
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Unit Rehabs (Cont’d.)

Efficiency Type Apartments with new floors, lights, cabinets, doors, vanity, appliances, and walk-in shower
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Unit Rehabs (Cont’d.)

Converted 19 one-bedroom apartments to ADA apartments
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Living Room Kitchen Bedroom

Closet 
w/Water 
Heater

Walk-in Shower



Roles & Responsibilities
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Responsibilities

a) Overall direction of senior disabled housing
1. Accept, verify & approve applications

2. Maintain forms for tenant subsidy applications

3. Make deposits

4. Review bills & make vendor payments

5. Insure income certification of residents

6. Address resident complaints

7. Maintain waiting list

8. Recommend policy & physical improvements

b) Employee supervision
1. Direct staff administering housing services

2. Act as HR Officer for THA- hires, disciplines, terminations 
and salary adjustments

c) Financial administration & budget preparation
1. Preparing & maintaining financial records

2. Review, reconcile accountant bank rec work

3. Ensure accountant prepares monthly, quarterly and 
yearly forms such as budgets, mgmt. plans and requests 
for funding
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c. Financial administration (cont’d.)
4. Be custodian of all financial transactions

5. Supervise/monitor vendors & their contracts

6. Effect cost reductions, where possible

7. Direct and oversee grant application efforts

8. Be responsible for budget prep & submission

9. Act as Contracting Officer

d. Community relations

e. Program development

f. Coverage for all emergency situations- be “on call” for 
emergencies at all times

g. Reports as reasonably requested by the 
Commissioners of the THA- prepare written reports 
for THA monthly meetings

h. Compliance with all applicable laws in the operation 
of THA facilities

1. Meet with appropriate agencies to ensure 
compliance with applicable regulations and statutes

2. Inspect all units as required by CHFA



Overall Direction

Obtained funding for and executed over $9 MM in improvements to the facilities and supporting infrastructure

• Involving 40+ outside vendors/contractors

• Work closely with the Project Manager, Construction Manager, Architect and Town of Trumbull, and involved in every aspect of 
the rehabilitation and revitalization of Stern Village and Congregate

Supervise, direct and lead THA full-time and part-time workers on a day-to-day basis

Responsible for all aspects of residential applications, rent-setting and rent collection

• Review every application for housing and interview qualified applicants

• Ensure that lease agreements are enforced. Discuss lease violations with residents and work with THA Attorney.

• Administer rent recertifications and leases

Responsible for the well-being of the residents and developing ways to make their lives better
• Monthly meetings
• Special breakfasts and picnic lunches provide an outlet for residents to discuss issues
• Brainstorming on how to improve Stern Village, and to get to know each other

Perform a wide range of administrative tasks

• Execute directives from DOH, CHFA, THA Commissioners and ensure all State/THA policies and protocols are followed

• Select vendors and negotiate contacts

• Oversee the THA Accountants and Auditor 

• Fulfill all requisite documents to the State
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Employee Supervision
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Manage a staff of 7 full-time workers, 3 part-time workers and contractual workers

• Alert/recommend to the Commissioners hires, disciplines, terminations & salary adjustments

• Interview, conduct reference checks/drug tests, and hire THA staff 

• Negotiate labor contracts with our Attorney & THA Commissioners

• Conduct performance appraisals and goal setting

• Hold regular staff meetings

Integrally involved in day-to-day operations and supervising employees

• Meet with Maintenance Manager daily to discuss tasks, work-flow and issues

• Oversee the management of the Congregate. Work closely and collaborate with the Congregate Manager on budgets, 
problem-solving, vendor selection, etc.

• Collaborate with the RSC on additional services and programs for the residents

o Interview applicants 

o Involved in informal and formal grievance hearings

o Get family members involved as needed

o Collaborate on programs and events



Financial Administration
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Responsible for running a $1,000,000 non-profit, depositing approximately $100,000 in rent checks per month
• Create delinquency reports and call/send letters to residents who have not paid their rent on time

• Approximately 3% of THA Residents do not pay their rent on time and are charged a $25 late fee

Negotiate contracts and successfully saved the THA tens of thousands of dollars over the years
• E.g., saved the THA over $15,000 by using an outside accountant

Introduced and implemented PHA-web (in 2013), a robust, proprietary management software system
• Replaced total manual paper process that had minimal, if any, controls

• Increased efficiency and accuracy of information needed for running THA.  Has an abundance of functionally for public 
housing authorities.

Review and approve all invoices with Resident Commissioner/Treasurer

Work closely with our THA accountants on budgets and management plans
• Also coordinate with DOH on fiscally sustainable efforts for the Congregate and CHFA on various aspects of the Village

Stratified base rent- a stratified base rent approach is necessary to increase revenue for Stern Village. Over the 
course of 6 years the base rent has been increased 3 times, for incoming residents to Stern Village. 



Emergency Coverage
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Availability of the Executive Director (ED)
• All residents and staff have ED’s cell phone number and ED available 24/7

• Called to Stern Village on the weekends and middle of the night; slept there prior to major snowstorm

• Work from home before heading to work and on the weekends

• Direct access for managers: Jeff Holt- Maintenance, Daisy Torres- Congregate and Paulette Mack, RSC

• Attend Town Meetings and meet with the First Selectman

• Always available to residents either by phone or in person

Vendors are on call in case of an emergency

• Wind River handles our emergencies for sanitary systems

• ICS Security covers the Congregate when our Congregate Manager cannot be in the office

• EP Maintenance in the event of a biohazard cleanup (we used ServPro in the past)

Other

• Installed additional mobile phone connectivity and electric sockets in the Community Room

• In 2013 procured a generator for the Community Room. In case of an emergency or power outage the Community Room 
is used as a warming center. 



Accountability to Board & the State of CT
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Reports to the Board
• The Commissioners are provided with a weekly recap of what’s happening for that week along with special updates

• An online packet is provided to the Commissioners prior to THA Board Meetings

• Monthly financials are sent to the Commissioners with explanations

• Work closely with the Chairperson on the agenda and upcoming meetings

• Provide the Board updates as needed

Compliance
• Discuss and review all legal actions with the THA General Counsel to decide limits of accommodation in cases of eviction, 

lease violations, and/or resolution of nonpayment, attend court if required

• Keep current and comply with all applicable State and Federal laws and regulations governing the THA as it relates to the 
operation and management of its facilities

• Knowing, complying and administering the THA policies, procedures, rules and regulations in compliance with applicable 
statutes

• Provide annual audit, demographics reports, rent rolls, etc. to CHFA and DOH

• Initiated and provided questions to moderator for DOH Congregate Roundtables



RENT STRATIFICATION
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Congregate- Rent/Services Stratification for 
Sustainability
Rent/Services for the Congregate has gone up from $305,000 in 2015 to $375,000 in 2019

• Average monthly rent/services per unit increased from $741 to $923, that’s an increase of 18%
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Stern Village- Rent Stratification for Sustainability

Rent for Stern Village has gone up from $689,000 in 2015 to $774,000 in 2018

• Average monthly rent per unit increased from $319 in 2015 to $376 in 2018, that’s an increase of 18%

• Revenues in 2019 were $721,000, reflecting an average of 11 units / month unavailable to rent due to renovations

• Average monthly rent per unit for 2019 went up from $371/month to $393/month (in late 2019), a 5% increase

• This 5% increase should continue the upward trend in rent revenue once renovations are complete
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COMMUNITY PARTNERSHIPS
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Partnerships with Stern Village to
Provide Wellness Programs & Activities

New HUB of well-care services, activities and amenities for residents.  Commitment of program expansion 
by several local companies and  social service organizations to serve the residents.
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Partnerships with Stern Village to
Provide Wellness Programs & Activities (Cont’d.)

Resident Protection & Wellness

• Trumbull Nursing Staff provides residents’ flu shots. Nurse Tori provides health-awareness talks.

• Work closely with Chief Lombardo and his Officers.  Held informational presentations on scams and fraud; safety tips & 
more.  Officer Harry provided safety assessment for Stern Village.

• EMS conducted life-safety training for our residents. EMS Chief, Leigh Goodman gave us valuable feedback implemented 
during the revitalization of Stern Village.

• Discounts on medical insurance and on medical alerts from vendors

• Implemented Counseling Services from the Mary Sherlach Counseling Center for our residents

• Aquarion spoke to our residents about water conservation and provided reusable water bottles

• Students from CSS clean our community room

• Kennedy Center provides food shopping and delivery services

• St. Joseph and Trumbull High students help our residents when it snows

• Trumbull Helps provides special lunch and dinner events to our residents and members created home-made masks for our 
residents during COVID-19 crisis
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Building Community Awareness & Participation
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Golf Cart Community Rm 
Garden, Bus 

Shelter & Bocce 
Ball Court

Community Rm Garden
Horse-shoe Pit
Picnic Tables

Chairs
Discounts

Wednesday Breads, Cakes & Pastries
Cakes for special occasions & events

Friday bagels
Interns for Congregate
Marketing/design class 

created our logo & 
identity 

Interns for Congregate

Large-screen 
Smart TV and Wii 

for Congregate



Building Community Awareness & Participation 
(Cont’d.)

Brightening Our Residents’ Days
• Trumbull Helps provided assorted gloves, socks, scarfs for our residents, host several lunches and dinners

• Creative Culinary hosts our annual THA Picnic, Harriet’s Volunteer Appreciation Breakfast & other events

• Long Hill Garden Club conducts a monthly floral craft making class with our residents

• Nichols Garden Club provides Valentine’s Day floral arrangements to our residents who are over 90

• The Jewish Community provides Passover food items to those who celebrate

• Work with Goodwill on employment opportunities for our residents

Funding Initiatives
• In 2016, created Trumbull Housing Corporation – a 501(c)3, to obtain additional funding, donations & grants

• Obtained community business funding: Newtown Savings Bank ($20,000) & TD Savings Bank ($5,000)

• Bob’s Store: $1,500 gift certificate

• Each year THA vendors support the Annual Stern Village Picnic. For last 6 years donations ranged between $800-$1,500.

Promoting Stern Village
• Served as Board Member to the Trumbull Chamber of Commerce (President 2018-2019)

• Market and promote the THA via Facebook, Facebook Groups and LinkedIn

• Create and implement THA PR events and distribute press releases
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The Home Depot Builds a Horseshoe Pit
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HANDLING THE CORONAVIRUS PANDEMIC
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HANDLING COVID-19 CRISIS 

We’re following all precautionary measures as per Lucy Bango, Director of Public Health for Town of Trumbull, 
Megan Murphy, Emergency Management Director, the CDC, Governor Lamont, and the Department of Housing

I realize this is an extremely stressful and unsettling time for everyone and we are doing everything possible to 
keep COVID-19 away from community.  I am available to the residents 24/7 by phone.

For Henry Stern Center, Our Congregate
• We continue daily calls to each congregant and ask if they are okay? We’ve been doing the R U Ok calls for over 6 years.

• There is no congregating allowed in the dining room, foyer, 2nd floor den and arts & crafts room

• Residents are encouraged to go outside in the nice weather, wear a face covering and comply with social distancing

• All meals are delivered to the Congregants in Styrofoam containers. The Chef and Kitchen staffers wear masks and gloves 
when they deliver the food. Residents fill out a bi-weekly menu which is provided to the Chef.

• The only visitors allowed are nurses, aides or a family member acting in that capacity

• Deliveries are dropped off in designated foyer area, items either picked up by residents or staff put them by their door

• Anyone who signs in is asked to wash their hands

• COVID-19 prevention and informational signs are located throughout the building

• We hired a commercial maintenance company to clean the entire building

• All public areas, including doorknobs, walls, railings, and the elevator are continually sanitized, and residents’ units are 
cleaned weekly using bleach and water. Our cleaning person is properly outfitted.

• Only 1 person is allowed in the laundry room at a time
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COVID-19 (Cont’d.)

• We have a system in place for residents to provide the Congregate Manager necessary information

• Several people have made masks for our Congregants and they are urged to wear them

Stern Village
• We are also making R U Ok? calls to all Villagers on a weekly basis to check on their status

• If we know that a resident is returning from another state or country, we are calling them to confirm their return and 
requesting they quarantine themselves for 2 weeks

• Only 1 person is allowed in the laundry rooms at a time

• We have a system in place for residents to provide us with necessary information

Other
• Every Wednesday, GBT provides a 20-seat bus for our residents to go to Stop & Shop. We typically have 6-8 residents 

going at one time, so the bus allows for social distancing.

• Residents in need are encouraged to go to the Food Pantry. They can call to have their food delivered at Stern or go to 
the senior center for curbside service. Each resident has the hours and phone numbers.

• Maintenance crew only responds to emergencies or problems with plumbing, water, electricity or heat

• Staff is alternating working from home and working on-site

• Enforcing social distancing at the THA Office and asking residents to do the same

• Distributed easy instructions on how to make a no sew mask. Copies are in our laundry rooms and in the Congregate.

• Provided masks to residents in a time when it is very difficult to get them
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WITH YOUR SUPPORT I WILL…
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• Continue to foster a safe, decent and welcoming affordable living 
community that fosters stability and increases self-sufficiency for our 
Stern Village residents 

• Source additional funding and cultivate corporate donations
• Working closely with the THA Commissioners on making the THA 

sustainable and viable for the long-term


