
December 15, 2006 

The Rudy Bruner Award for Urban Excellence 
Bruner Foundation, Inc. 
130 Prospect Street 
Cambridge, Massachusetts 02139 

Dear Selection Committee: 

NEW HOrE· 
H •U S IN G IN C 

I am pleased to submit for consideration New Hope Housing' s Canal treet Apartments. 
The Canal project is an award winning, 133-unit, single room occupancy ( RO) 
development in Houston ' s Hispanic East End. 

The Bruner Award's search for and celebration of urban spaces that have been 
transformed into well-designed community assets is an inspiration to New Hope. 
Through our financial model of building debt-free properties through unique 
public/private partnershjps, we seek to dispel the stereotypes surrounding affordable 
housing. We aim to deliver more than our residents expect. 

I welcome hearing from you at 713.222.0290 or joy@newhopehousing.com should you 
have any questions or wish to visit our development. 

PS. We have been most fortunate to receive extensive press coverage for the Canal treet 
project. Attached are articles from Affordable Housing Finance Magazine, Houston 
Chronicle, TexasArchitect, and Houston House & Home for your review. 
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PROJECT DATA 

Project Name: Canal Street Apartments Location: 282 I Canal Street. Houston. TX 77003 
Owner: New Hope Housing. Inc. 
Project Size: 4 I,OOO total sq. ft. Total Development Cost: $6M (including $4.6 in hard 
construction costs and landscaping) 
Annual Operating Budget (if appropriate): $287.782, including social services support 
Date Initiated: November 2004 Percent Completed by December I, 2006: IOO% 
Attach, if you wish, a list of relevant project dates 

Application submitted by: 
Name: Joy Horak-Brown Title: Executive Director 
Organization: New Hope Housing, Inc. 
Address: I I I 7 Texas Avenue 
Telephone: (713) 222-0290 

City/State/ZIP: Houston Texas 77002 
Fax: (713) 222-7770 

E-mail: joy@newhopehousing.com Weekend Contact Number (for notification): (713) 628-9I 13 

Key Participants (Attach an additional sheet if needed) 
Organization Key Participant 

Public Agencies 

Architect/Designer 
Developer 

Community Representative 
Other Perspective 

Mary Margaret Hansen, Greater East 
End Management District 
Gloria A. Sanderson, LISC 
Val Glitsch, FAIA 
Ernesto Maldonado, F AlA 

The Honorable Felix Fraga 
R. Terry Bell, Rockwell Fund, Inc. 

Telephone/e-mail 
713.928.99I6, 
mmhansen@greatereastend. com 
713.334.5700, gsanderson@lisc.org 
7I3.523.7I 13, val@valglitsch.com 
7I3.521.3353, 
Ernesto@gsmarchitects.net 
7I3.669.5218, no email 
713.629.9022, tbell@rockfund.org 

Please indicate how you learned of the Rudy Bruner Award for Urban Excellence, (Check all that apply) 
_ Direct Mailing .K Magazine Advertisement Previous RBA entrant 

Professional Online Notice Previous Selection Committee member 
Organization Bruner/Loeb Forum _Other (please specifY) 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for 
reproduction or use by others, and to post on the Bruner Foundation web sites, the materials submitted. The 
applicant warrants that the applicant has full power and authority to submit the application and all attached 
materials to grant these rights and pe r---
Si 



ABSTRACT 

Project Name: Canal Street Apartments 
Address: 2821 Canal Street City/State/ZIP: Houston. Texas 77003 

1. Give a brief overview ofthe project, including major project goals. 
Canal Street Apartments is New Hope Housing's third single room occupancy (SRO) apartment complex. in Houston, 
Texas. This stunning building includes enhanced access to social services for 133 adults living alone on low incomes 
(more than 75% of residents have incomes less than $1.000 per month). Located in the heart of the Second Ward/East 
End, Canal Street Apartments represents an impressive community collaborative between New Hope Housing and East 
End community leaders and charitable donors who funded 100% of the project cost through grants. 

Major project goals include: 

• Funding through a public/private partnership, which allows New Hope to honor its commitment to price apartments 
within the budgets of extremely low· income individuals; and maintain maintenance and conditional reserves. 

• Holding a successful grand opening event in mid·November 2005, hosting more than 200 guests, including Mayor 
Bill White, who declared, "This is what we ought to be doing. We are at a time and place which is a model to get 
together and help people and to lift up this great neighborhood." 

• Achieving a fully stabilized building within five months at full occupancy and delivering the tenant supportive 
services that are essential to the residents living at Canal. 

2. Why does the project merit the Rudy Bruner Award for Urban Excellence? (You may wish to consider 
such factors as: effect on the urban environment; innovative or unique approaches to any aspect of 
project development; new and creative approaches to urban issues; design quality.) 

The Canal Street Apartments project merits the Rudy Bruner Award for Urban Excellence for the following reasons: 

Quality/Innovation 
A 2003 Enterprise Foundation case study highlights the 133-unit Canal complex: "The success of the project will 
further solidify their reputation in providing the gold standard in creating quality housing, urban revitalization, and 
fiscal management." 

Val Glitsch, FAIA (Rice/Harvard) received a prestigious AlA Design Award, leading the Houston Chronicle to hail 
Canal "An Architectural Gem on a Shoestring Budget." Keiji Asakura, ASLA (Cal Poly) was selected on reputation for 
creating innovative public spaces. 

Innovative Financing/Business Model 
Our business model is to develop debt·free housing. This means we can efficiently replicate SROs that operate in the 
black. 

• The Canal project costs were funded with grants by a unique public/private partnership 
• Canal's rental stream is not compromised by debt; we offer the lowest SRO rents in Houston. $360/month, including 

utilities/cable TV. Rental revenue covers operating costs/maintenance reserve. 
• New Hope persuaded TDHCA to, for the first time ever, make significant ($1.5 M) capital grant to SRO housing 

Positive Community Impact 
Endorsement for SRO housing is notoriously difficult to gain. We developed community leadership with a community· 
based architectural advisory committee to assure the project reflects the Hispanic heritage of its historic neighborhood. 

New Hope is a catalyst recognized for positive community impact: 2006 Innovation Award, CDC Association of 
Greater Houston; 2006 Best Community Organization, Texas Homeless Network; 2006 Mayor's Proud Partner, Keep 
Houston Beautiful; 2005 East End Amigo award, East End Chamber of Commerce; 2000, HUD "Local Area Best 
Practices" Winner. 

Canal Street Apartments provides individuals throughout Houston the option of moving to a quality living environment 
at rental rates about $140/month below market. Studies show that people shop near where they live. As a result, we 
expect that residents will spend much of the more than $180,000 saved in rent with area merchants. 

Quality Leadership 
We have a strong Board and skilled three-person corporate staff experienced in the development of affordable housing. 
Each is selected for professional expertise, including architecture, engineering, real estate development, financial 
analysis, corporate management, law, and accounting. We keep operating costs low, using consultants as needed. 

Strategic Plan 
Based on performance and merit, New Hope Housing intends to be a permanent institution. We have established a 
long-term goal of 1,000 SRO units in Houston. Houston Mayor's Blue Ribbon Commission proved the need for more 
than 7,000 SRO units; currently there fewer than 1,500 units. 
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PROJECT DESCRIPTION 

1. Describe the underlying values of the project. What, if any, significant trade-offs were 
required to implement the project? 

The fundamental values that guided the project were (1) the pressing need for additional affordable single room 
occupancy (SRO) housing in Houston; (2) New Hope Housing's detennination to play a leading role in solving the 
crisis in affordable housing; and (3) New Hope's ability to develop debt· free properties that operate in the black. 

(I) Houston's Affordable Housing Challenge 
The average rent for a studio apartment in Houston/Harris County is $551. This figure does not include utilities or any 
other costs. This'means that for individuals with extremely low incomes it is impossible to cover market rate housing 
costs and other basic living expenses. Unfortunately, the quantity of safe, affordable housing is woefully lacking. There 
is a substantiated need for more than 7,000 units of supportive SRO housing; currently there arefower than 1.500 units. 

New Hope Housing's Canal Street Apartments project is an efficient model for bringing affordable dignity in housing 
to people living on low incomes. Canal offers premier quality pennanent housing in Houston's historic Second 
Ward/East End. This predominantly Hispanic neighborhood has a median income of$10,500 and has seen a 30% loss 
of housing stock over the past three decades. The Second Ward was a logical choice for New Hope's next SRO 
residence. 

(2) The New Hope Response 
New Hope's ambitious goal is to develop and operate 1,000 units of supportive, affordable SRO housing in Houston 
where the need is pressing. The Canal Street Apartments development is New Hope Housing's third SRO property. 
With 133 units, Canal is Houston's first supportive SRO in a neighborhood and brings the total number ofSRO units 
managed by NewHope to 319. 

(3) Debt-Free Properties 
New Hope raises funds from a variety of public and private sources to finance construction of its properties. Each 
building's rental stream supports building operating costs plus a long-tenn maintenance set aside. Our proven model 
for developing debt-free SRO properties that operate in the black allows New Hope to honor its commitment to price 
apartments within the budgets of extremely low-income individuals (we have the lowest SRO rental rates in the city) to 
maintain a prudent level_ of maintenance and conditional reserves. 

2. How has the project impacted the local community? Please include relevant information on 
urban context. 

New Hope is an award-winning organization, widely aclaiowledged as having established the standard for SRO 
housing in the State of Texas. Recent acknowledgement of the Canal development's impact on the community 
includes: 

• Outstanding Connnunity Organization 2006 by Texas Homeless Network for efforts to strengthen and build 
the community 

• Mayor's Proud Partner by Keep Houston Beautiful, honoring our commitment to improve neighborhoods 
through stylish affurdable housing 

• Ultimate Houston Inexpensive Housing, the "neighborhood jewel" by Houston Chronicle 
• East End Chamber's Amigo Award 2005, extended to a business that has made a significant contribution to 

the East End. 

We have just begun to see some of the economic impact of this $6 million project on the East End. Jobs have been 
created for East End residents, Houston suppliers of building materials have earned revenue and profits, and consulting 
fees have flowed to minority professionals. Seven pennanent staff jobs have been created at the complex. An editorial 
in the "Houston Chronicle" noted that New Hope has been able "to raise the quality of life for residents without 
displacing them, at the same time enhancing the fabric and appeal of the city." 

Individuals throughout Houston now have the possibility of moving to a quality living environment at rental rates that 
are about $140 per month below market rates. Studies show that people shop near where they live. As a result, we can 
expect that residents will spend much of the nearly $180,000 saved in rent with East End merchants. 

The trade-offs took place duding the value engineering phase, where we were required to work with simple sturdy 
materials to produce a quality product that embodied higb design on a shoestring budget. 



PROJECT DESCRIPTION (CONT'D) 

3. Describe the key elements of the development process, including community participation 
where appropriate. 

In I 999, New Hope began searching for the site for our third property and eventually purchased a 1.6-acre tract of land 
at 282 I Canal in late April 200 I. 

After searches in the Third and Fifth Wards, Felix Fraga, former Houston City Council Member, suggested the choice 
of this near east side neighborhood to New Hope. Mr. Fraga observed, "A place to live that someone can afford is a 
basic need. There is nothing that the Second Ward needs more than affordable housing. Good quality housing helps a 
neighborhood in many ways, including helping property values go up."' 

Mr. Fraga, who has devoted his life to the neighborhood, also advised New Hope that many residents of his 
neighborhood are marginally homeless and live in severely substandard, unhealthy dwellings or live with many others 
in a single, small apartment. With Fraga's support, New Hope's Executive Director and Board worked diligently to 
successfully overcome "Not In My Back Yard" (NIMBY) issues. New Hope worked diligently for seventeen months 
to infonn neighborhood leaders about our mission, and to overcome misconceptions that we are a shelter or a soup 
kitchen, neither of which the neighborhood desired. We successfully built a neighborhood coalition that includes: 
Houston City Council members Felix Fraga (former) and Adrian Garcia (current); businesswomen Irma Galvan and 
Yolanda Black Navarro; Second Ward Association, Inc.; Second Ward Community Development Corporation; and 
Second Ward Residents Organization. 

In addition, New Hope formed the Second Ward Architectural Advisory Committee, which collaborated with the 
architect in the building's design. Together with the architect, the committee ensured that the complex is a longstanding 
community asset that meets the neighborhood's desire for welcoming, shared community spaces that promote positive 
social interaction; a computer room area; quality construction, and a secure perimeter. 

4. Describe the financing of the project. Please include all funding sources and square foot costs 
where applicable. 

Continuing New Hope's proven model for developing debt-free properties that operate in the black, Canal's rental 
stream supports building operating costs plus a long-term maintenance set aside. Funded fully by grants through a 
unique public/private partnership, our charitable investors include: 

Government 
City of Houston 
TDHCA · HOME Investment Partnership 
TDHCA • Housing Trust Fund: Capacity Building Grant 

Foundations & Corporations 
The Brown Foundation, Inc. 
Federal Home Loan Bank of Atlanta 
Houston Endowment Inc. 
Episcopal Health Charities 
The Fondren Foundation 
M. D. Anderson Foundation 
The Cullen Foundation 

$ 1,500,000 
1,500,000 

50,000 

$ 500,000 
500,000 
500,000 
300,000 
250,000 
100,000 
100,000 

5. Is the project uniqne and/or does it address significant urban issues? Is the model adaptable 
to other urban settings? 

Canal Street Apartments is the first supportive SRO in a Houston neighborhood. The Canal complex is proof that 
housing can be attractive, well maintained, and affordable. Canal's 133 fully-furnished efficiency apartments bring us 
one step closer to our long-term goal to develop and operate 1,000 supportive SRO units in Houston. New Hope 
contributes significantly to the group of organizations working to revitalize Houston's inner city by providing a 
practical and demonstrated solution to prevent homelessness. With 319 units, New Hope is the city's largest single 
provider of affordable SRO housing. 

A 2003 Case Study conducted by The Enterprise Foundation highlights New Hope Housing and its innovative 
development of Canal Street Apartments: "The success of the project will further soliditY their reputation in providing 
the gold standard in creating quality housing, urban revitalization, and fiscal management" 

There is no reason why this model could not be adapted to many other urban settings. We proudly welcome visitors 
who come from across the country seeking to follow our model of developing debt-free SRO housing. 



PUBLIC AGENCY PERSPECTIVE 

Name: Mary Margaret Hansen Title: Executive Director 
Organization: Greater East End Management District 
Address: 3211 Harrisburg Boulevard 

Telephone: (713) 928-9916 
City/State/ZIP: Houston, Texas 77003 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for 
reproduction or use by others, for any purpose whatsoever, the materials submitted. The applicant 
warrants that the applicant has full power and authority to submit the application and all attached 
materials to grant these ri hts and permissions. 
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l, What role did your agency play in the development of this project? Describe any 
requirements made of this project by your agency (e.g., zoning, public participation, 
public benefits, impact statements). 

From nearly the beginning of the Canal project's inception, the role of the Greater East End 
Management District was that of a supporter. Executive Director, Joy Horak-Brown led the 
charge, holding numerous community educational meetings at their Hamilton Street Residence 
(the city's first single room occupancy (SRO) property), successfully messaging that the 
organization could do better on Canal than they had done on Hamilton 

Members of the Second Ward community were impressed by what they saw and heard: Ms. 
Horak-Brown and other New Hope representatives described in great detail the history of the 
organization, how it is run, who the clients are, and the high quality product of the properties. As 
well, Second Ward neighbors learned of the incredible need for this type of housing, a niche 
market with a demand (at the time) for more than 5,000 units. These meetings stressed that the 
Canal development would be of service to the community, not simply another mission bringing in 
people from other parts of Houston to a neighborhood itself in need of more affordable housing. 

2. How was this project intended to benefit your city? What trade-offs and 
compromises were required to implement the project? How did your agency 
participate in making them? 

The Canal development addresses the gaping hole in the market for affordable SRO housing. 
New Hope Housing has found a way to address the problem of a severe lack of decent, 
affordable, supportive housing - in a constructive and incredibly pleasing way. The Canal 
building is proof that affordable housing can be beautiful. 

I suspect there were trade-offs and compromises - there always are, but they are not apparent to 
the eye. 

3. Describe the project's impact on your city? Please be as specific as possible. 
Canal's impact on Houston - and in particular on the Second Ward - means that 133 people have 
a home who might not otherwise. Canal provides a step up to individuals living on limited 
incomes. New Hope's Canal Street Apartments address the tremendous problem of the dearth of 
affordable housing in the city. I enthusiastically endorse New Hope developing many more of 
these buildings in the future. 



4. Did this project result iu new models of public/private partnerships? Are there 
aspects of this project that would be instructive to agencies like yours in other cities? 

When I drive through the East End/Second Ward with developers, builders, and others interested 
in partnering with the Management District, I always point out the Canal complex as a model 
development. I explain that this type of project is different and requires strong partnerships to be 
successful. Private developers alone would have a hard time building the type of apartment 
homes that New Hope builds. 

5. What do you consider to be the most and least successful aspects of this project? 
Nearly every aspect of the development of Canal Street Apartments was a complete success. The 
building is aesthetically pleasing, beautifully well-designed, nuanced and functional, but most 
importantly, Canal gives homes to those who would not otherwise have one. I am a true believer 
that once you have lived in a space as beautifully designed as Canal, you take that with you, and 
that this improves your quality of life. 

Regrettably, New Hope was unable to convince one landowner to sell them his property located 
immediately adjacent to Canal. The building sits on a postage-stamp size piece of land and is an 
eyesore to the Second Ward. The addition of the attractive Canal development underscores the 
building's unsightliness. New Hope dealt with the problem by planting bamboo, which will soon 
grow tall enough to mask the building when viewing it from the Canal property. 



OTHER PERSPECTIVE 

Name: Gloria A. Sanderson 
Organization: LISC Greater Houston 
Address: 2640 Fountain View, Suite 220 
Fax: (713) 334-5707 

Title: Program Director 
Telephone: (713) 334-5700 x 13 
City/State/ZIP: Houston. Texas 77057 
E-mail: gsanderson@lisc.org 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for 
reproduction or use by others, for any purpose whatsoever, the materials submiued. The applicant 
warrants that the applicant has full power and authority to submit the application and all attached 
materials to grant these rights and permissions. 

Signature ~ ~(flU 
1. What role did you play in the development of this project? 

LISC provided technical and organizational assistance to New Hope Housing, Inc., as they planned 
and implemented the Canal Street Apartments project. We provided guidance and support in their 
efforts to seek project and operating funding from the City of Houston Department of Housing and 
Community Development. Both sources of funding were important to the success of Canal Street 
Apartments. 

2. Describe the impact that this project has had on the community. Please be as specific 
as possible. 

New Hope recognized the importance to this community of having housing that serves residents 
whose challenge is merely that they are very low wage earners or low tixed income persons. These 
residents are an important part of any conununity's economy and quality of life. Besides providing 
critically needed low income housing units, they also brought a beautifully designed project that 
adds additional value to the neighborhood. And, often overlooked in evaluating development 
projects, they brought a concern for connecting with the neighborhood residents and stakeholders, 
getting their input, providing design options, and they were very available for addressing any 
community concerns associated with the project. 

3. What trade-offs and compromises were required during the development of the 
project? Did you participate in making them'! 

Any time there are multiple or layers of financing/funding in a project, there are compromises that 
must be made in order for those financing sources to "play well together". New Hope did an 
excellent job in managing those compromises and creating a financing package with sources that 
ultimately complemented each other. 

4. What do you consider to be the most and least successful aspects of this project? 
The most successful aspect of the project is the safe and tndy affordable home that Canal Street 
Apartments provide for 133 individuals, without sacrificing quality or aesthetic beauty. The biggest 
challenge in providing projects of this nature is their need for almost total subsidy, thereby making 
continued replication increasingly difficult. 



ARCHITECT OR DESIGNER PERSPECTIVE 

Name: Val Glitsch, FAIA 
Organization: Val Glitsch Architects 
Address: 2712 Colquitt Street 
Fax: (7J3) 523-7120 

Title: Architect 
Telephone: (713)523-7115 
City/State/ZIP: Houston. Texas 77098 
E-mail: val@valglitsch.com 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for 
reproduction or use by others, for any purpose whatsoever, the materials submitted. The applicant warrants 
that the applicant has full power and authority to submit the application and all attached materials to grant 
these rights and permissions. • 

SignatureQ~ 
l. Describe the design concept of this project, including urban design considerations, choice of 

materials, scale, etc. 

Canal Street Apartments sits on a 1.6+ acre site (an amalgamation of 9 empty residential lots between two 
highly-trafficked commercial streets: Canal Street and Navigation Boulevard). This "Z-shaped" property is 
situated among existing brick warehouses and businesses in the Second Ward northeast of downtown 
Houston, Texas. 

The 41,267 SF project consists of 121 'standard' units and 12 Section 504-compliant ADA units. All units 
have a private bath and kitchenette and are fully furnished. In addition to the exterior amenities of communal 
gardens with permanent seating, BBQ patio, and a shaded balcony, interior amenities include: an office and 
24-hour reception desk, 2 communal kitchens, a large living and dining area, lending library, meeting rooms 
for group counseling, and a computer room for education and employment purposes. 

The 133-unit apartment complex is made of modest materials like stucco, concrete composition board, and 
concrete unit masonry. Clad in bright colors, accented with matching glazed block, and wrapped in a 
galvanized fencing/railing system around the perimeter of the property, the Canal project proves that a 
building can be stylish even within the confines of a limited budget. 

The project cost was $6.1M, including $281,792 land cost and $4.6M construction and landscaping cost. 
Canal was completed in time for its dedication by Houston's Mayor Bill White on November 17,2005. 

2. Describe the most important social and programmatic functions of the design. 

A new construction project, Canal Street Apartments, helps to meet the need for single room occupancy 
(SRO) housing in Houston, Texas. As developer, New Hope Housing, Inc. began planning the project in 1999 
after market research identified at least 5,000 people living singly inside Houston's inner loop with incomes 
from $560 to $933 per month: One third of Houston's low-income renters tit into the "worst case needs" 
category - those earning less that $25,000 per year and unable to afford the (then) $506 average apartment 
rent. The project area's primarily Hispanic population has a median income of$10,500 and has experienced a 
housing loss of30% over the past three decades. 

To tit the complex on the unusual shaped piece of land, we designed a plan for two buildings -a rectangular, 
three-story mid-rise that extends along the widest part of the property and a U-shaped, two-story structure 
(dubbed the cloister) that opens onto a large courtyard centered with a fountain. 

On the north side of the building, the public entry is flanked by two porch benches. Contrasting exterior 
materials - glazed green tiles, burnished concrete blocks, stucco walls and a perforated aluminum awning -
provide texture and welcoming. A vaulted ceiling at the entry foyer lends to a sense of openness, creating an 
inviting environment for all residents and visitors to the Canal building. 

Every detail of the Canal complex meets New Hope's strict guidelines of providing their tenants more than 
they would expect from an apartment that costs less than $400 per month, including utilities and satellite 
television access. 



3. Describe the major challenges of designing this project and any design trade-offs or 
compromises required to complete the project. 

New Hope understood that in order to be a welcome addition to the neighborhood, buy-in from the neighbors 
was critical. The greatest compromise (that New Hope was more than willing to make) was time to educate 
the community so they would have a genuine stake in the project. 

The design of the building was, from the outset, constituent-based: A supportive local coalition (including a 
CHDO board, elected officials, business and civic leaders, and a neighborhood association CDC) was formed 
to participate in the design charette process and to help build community consensus. 

While the architectural integrity of the Second Ward had become dismantled in previous years, there was still 
concern about what the Canal complex would mean to the area and to the people who lived there. The 
architectural team worked with a neighborhood advisory committee, showing them how the Canal project 
would strengthen the existing neighborhood fabric. After listening to the committee's input over the course of 
numerous meetings, we presented three schematic designs for review and selection, ultimately resulting in the 
Canal building that stands today. 

Additionally, there were concerns that this affordable housing complex would attract an undesirable element 
to the neighborhood. Successful resolution of any ''NIMBY" sentiments was achieved through six 
community-wide gatherings (and numerous small meetings) to convey to the neighborhood the project's true 
mission and quell fears of any undesirable elements -A homeless shelter, half-way house, or soup kitchen, for 
example, were [emphatically] not welcomed by the established members of this neighborhood. 

Finally, budget constraints meant that less expensive yet durable materials were necessary to produce an 
attractive product that was also within the projected maintenance operation plan. For example, the advisory 
committee wanted a red tile roof for the Canal building; as a compromise, a red composition shingle roof was 
used. A construction contract was negotiated during the design phase with the general contractor/project 
manager who committed to use many of the neighborhood's construction providers. This act underscores the 
good faith efforts to involve the community in the development of Canal Street Apartments. 

The committee process ensured that the end result would be a welcome, long-standing community asset that 
meets the neighborhood's desire for shared community spaces promoting positive social interaction. 

4. Describe the ways in which the project relates to its urban context. 

The Canal complex is a modem addition to the Second Ward while reflecting the predominantly Hispanic 
heritage of the neighborhood. Concrete block and galvanized fencing are combined with bright colors and a 
stucco fa~ades, the palette borrowed from the area's existing structures. Gardens, courtyards, and the 
formation of defensible space suggest elements of traditional architecture and encourage a sense of 
community among residents. The use of transparency in the design - mainly through glass and gaps - open 
the interior spaces and increase visibility into and within the buildings, creating spatial fluidity while still 
defining boundaries and providing a sense of security. 

The Canal development is part of the revitalization of Houston's Second Ward/East End, one of the city's 
oldest neighborhoods. Conveniently located two miles from the downtown area, Canal is a 40-000-square 
foot complex built on nine parceled lots between two commercial streets and divided into two separate forms: 
A two-story U-shaped structure housing garden-entry units and a three-story building with internally 
accessible rooms join at a breezeway, enclosing an interior courtyard and fountain. 

Four design elements strengthened the existing urban patterns: 
(I) Placing the building closer to the street; 
(2) Filling in gaps along the existing streetscape; 
(3) Locating on-site parking away from the major thoroughfares to minimize an all-car view from a 

passerby's first impression ofthe complex; 
(4) Controlling access to the complex at the main entrance from the parking lot on the north side of the 

property through a series of transparent public and circulation spaces that view the courtyard, 
providing an immediate sense of security and openness, green-ness, and light. 



DEVELOPER PERSPECTIVE 

Name: Ernesto L. Maldonado 
Organization: New Hope Housing, Inc. 
Address: 1117 Texas Avenue 
Fax: (713) 520-8944 

Title: Chair. Building Committee 
Telephone: (713) 521-3353 
City/State/ZIP: Houston, Texas 77002 
E-mail: Ernesto@gsmarchitects.net 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for 
reproduction or use by others, for any purpose whatsoever, the materials submitted, The applicant warrants 
that the applicant has full power and authority to submit the application and all attached materials to grant 
these rights and permissions. 

Signature ~ }w, \L_,.V 
1. How did your organization play in the development of this project? Describe the scope of 

involvement. 
We directed all phases of the development of the Canal Street Apartments project: from site search, site 
procurement, community outreach and buy-in; through the hiring of the architect and contractor for the design 
and project construction; and marketing and lease up for this property that we own and operate. 

New Hope submitted a request for qualifications (RFQ) and a request for proposal (RFP) in order to identifY 
the most qualified architect for the Canal project. New Hope hired Val Glitsch, FAIA, after an intensive 
three-month search. Ms. Glitsch proved to be worth the wait, as she was involved from the very beginning of 
the community education process. She included the neighborhood in the design phase by creating an · 
Architectural Advisory Committee who guided the design (including building layout and color scheme) of the 
Canal building. 

Using the Construction Management at Risk model, New Hope hired Camden Builders, Inc. Camden 
Builders is a wholly owned subsidiary of Camden Property Trust, a $3.25 B multifamily REIT; traded on the 
New York Stock Exchange as CPT. Camden Property Trust is engaged in the ownership, development, 
management, and construction of multifamily apartment communities, student housing and commercial 
developments. Camden has a national presence with interest in and operation of 194 properties containing 
more than 67,000 apartment homes across the United States from Washington DC to Southern California. 

2. What trade-offs and compromises were required during the development of the project? 
When the Canal project was first proposed, Second Ward residents were under the impression that it would be 
a homeless shelter, bringing in vagrants, homeless people, and sex offenders. This was by far their greatest 
concern. However, through a series of conversations with the community, New Hope and the community 
came to an understanding about the profile of their future neighbors at Canal. Without compromising Fair 
Housing laws, New Hope worked to address the concerns of the neighborhood, including criminal 
background criteria to prohibit sex offenders from living at the Canal SRO. 

New Hope also responded to the aesthetic concerns of the neighborhood. Together with the architect, Val 
Glitsch, the Second Ward Architectural Advisory Committee collaborated in the building's design, including 
a colorful palette ultimately chosen for both the interior and exterior of the building, a red (shingle) roof, and 
a prototypical Mexican courtyard complete with a central fountain. 

3. How was the project financed? What, if any innovative means of financing were used? 
Continuing New Hope's proven model for developing debt-free properties that operate in the black, Canal's 
rental stream supports building operating costs plus a long-term maintenance set aside. Funded fully by grants 
through a unique public/private partnership, charitable investors include: $1.5 million from the City of 
Houston; $1.5 million from the Texas Department of Housing and Community Affairs; the Federal Home 
Loan Bank of Atlanta/Compass Bank-Sponsor; The Brown Foundation, Inc.; Houston Endowment Inc.; St. 
Luke's Episcopal Health Charities; The Fondren Foundation; M.D. Anderson Foundation; The Cullen 
Foundation; The Meadows Foundation-Dallas; The Enterprise Foundation; and numerous other foundations, 
corporations and individuals. 



The Canal development marks the first time Texas Department of Housing & Community Affairs made a 
significant capital grant to single room occupancy (SRO) housing. Our ability to persuade the state agency to 
invest HOME funds along with City of Houston HOME funds, created a unique public partnership (HOME 
funds are federal funds that flow through the city and state). 

New Hope's approach to fully funding a development without taking on any debt allows New Hope to honor 
its commitment to price apartments within the budgets of extremely low-income individuals and to maintain a 
prudent level of maintenance and conditional reserves. 

4. How did the economic impacts of this project on the community compare with or differ from 
other projects you have been involved in? 

The economic impact of the Canal project is as positive in the Second Ward/East End community as New 
Hope's first building Hamilton Street Residence (which was built just prior to the constmction of the $200 
million Minute Maid Park located immediately adjacent) was to downtown Houston. The presence of Canal 
has created a more stable neighborhood, as the front desk is manned 24 hours a day, giving round the clock 
eyes and ears to the neighborhood. As well, Canal's building staff have established a rapport with the 
Houston Police Department through its Blue Star Multi-Housing Program, a three-phase program designed to 
address crime concerns in multi-housing communities. 

Canal Street Apartments is an anchor of stabilization that is attractive to developers. As such, the Second 
Ward/East end neighborhood is experiencing gentrification, moving east more quickly than might have 
happened without the Canal development. 

5. What about this project would be instructive to other developers? 
My advice for other developers would be to engage the neighborhood from the very beginning. By involving 
them in the design process, they will be your allies through the development and the life of the project. 

As well, I would suggest that developers not skimp on the design. With affordable housing, especially, we 
learned that good design can take you further faster selling the project to neighborhood stakeholders. For 
profit developers should understand that the good PR they receive can go a long way to help a project or sell 
projects in other neighborhoods. 

6. What do you consider to be the most and least successful aspects of this project? 
The most successful aspect of the Canal project is the fact that it is a premier efficiency apartment in the city 
of Houston that no one can rival. No other developer has built anything like we have. We strive to deliver 
more than our tenant expects, thereby raising the expectation level for affordable housing everywhere. 

The least successful aspect of the Canal project is that we were unable to raise the quality of the 
neighborhood before ·we built. We tried for some time to remove the blight from the neighborhood by 
purchasing the land immediately adjacent to ours on which sits an ugly wooden structure housing a bail 
bondsman's office. However, we were unable to convince the owner to sell. 



' COMMUNITY REPRESENTATIVE PERSPECTIVE 

Name: Felix Fraga 
Organization: Neighborhood Centers. Inc. 
Address: 4410 Navigation Boulevard 
Fax: (713) 669-5236 

Title: Vice President of External Relations 
Telephone: (713) 669-5218 
City/State/ZIP: Houston. Texas 77011 
E-mail: 

The undersigned grants the Bruner Foundation permtsswn to use, reproduce, or make available for 
reproduction or use by others, for any purpose whatsoever, the materials submitted. The applicant warrants 
that the applicant has full power and authority to submit the application and all attached materials to grant 
these rights and permissions. 

Signature . ::);"~ ;J-"--7 
1. How did you, or the organization you represent, become involved in this project? What role 

did you play? 

I first became involved with New Hope Housing's first single room occupancy (SRO) building, Hamilton 
Street Residence, while serving on the Houston City Council. When I learned that New Hope wanted to 
expand its portfolio, I suggested building in Houston's Second Ward. A place to live that someone can afford 
is a basic need. At that time, there was nothing that the Second Ward needed more than affordable housing, as 
good quality housing helps a neighborhood in many ways, including helping property values go up. Many of 
the Second Ward's residents lived in severely substandard, unhealthy dwellings or lived with many others in 
a single, small apartment. 

The Second Ward is the birthplace of Houston, first inhabited by German immigrants, then Italian families, 
and now by Hispanic families. I grew up in the Second Ward and have devoted my life to improving the 
neighborhood, so I had a vested interest in this project. My role was as the liaison between representatives 
of New Hope Housing and the mostly Hispanic neighborhood residents, area civic associations, and other 
community and business leaders - who were at first wary of this proposed development and the developers. 
The ''Not In My Back Yard'' syndrome frequently blocks efforts to locate low-income housing in a 
neighborhood----<lven when that neighborhood has a strong need for affordable housing, We met regnlarly 
for about a year and a half to establish two-way communications with the community, including hosting 
llll)cheons with community members, participating in one-on-one meetings with business leaders, and 
approaching political leaders. This effort culminated in an impressive neighborhood coalition that has built 
consensus and provided advice on how to make the project successful. 

2. From the community's point of view, what were the major issues concerning this project? 

Wheo the Canal project was frrst proposed, residents of the Second Ward were under the impression that it 
would be a homeless shelter, bringing in vagrants, homeless people, and sex offenders. This was by far their 
greatest concern. However, representatives from New Hope Housing- including the Executive Director Joy 
Horak-Brown and the chair of the building committee, Ernesto L. Maldonado, AlA-worked tirelessly for 
about a year and a half to address all of these concerns, including criminal background criteria to prohibit sex 
offenders from living at the Canal SRO. 

Another issue of concern for the neighborhood was the architectoral appearance of the building. Together 
with the architect, Val Glitsch, the Second Ward Architectoral Advisory Committee collaborated in the 
building's design, ensuring that the complex is a longstanding community asset that meets the 
neighborhood's desire for welcoming, shared community spaces that promote positive social interaction; a 
computer room area; quality constrnction, and a secure perimeter. 

Second Ward neighbors were also concerned that New Hope would be an absentee landlord: neglecting to 
keep up the Canal building and letting it fall into disrepair. New Hope representatives allayed these fears by 
proving their track record, holding community meetings at Hamilton Street Residence. By then, Hamilton 



was a six-year old building that had been very well maintained and was a welcome addition to Houston's 
downtown. 

3. What trade-otis and compromises were required during the development of the project? How 
did your organization participate in making them? 

Neighborhood representatives wanted units reserved for individuals from the Second Ward. Fair Housing 
laws prohibit discriminating in favor of current neighborhood residents. However, New Hope developed with 
neighborhood assistance an assertive neighborhood marketing strategy. 

Also, neighborhood representatives favored a red tile roof for the building, in keeping with the traditional 
Hispanic housing style. A tile roof is expensive both to install and maintain, however, and New Hope is a 
nonprofit organization with limited funds. As a compromise, New Hope a red shingle roof was used. 

4. Has this project made the community a better pl~ce to live or work? If so, how? 

Canal Street Apartments has had a great impact on the Second Ward. Canal is beautiful building that provides 
access to supportive services to many residents who live there. Since Canal was built, there has been a 
resurgence of interest by developers who want to build and businesses move into the area, but more 
importantly, former Second Ward residents are returning to their roots, moving back to the neighborhood. I 
wish more buildings like Canal would be built. 

5. Would you cbange anything about this project or the development process yon went through? 

Really, the development process was quite smooth. The community meetings and opportunity for 
involvement in the building's features, assured everyone the chance to voice their concerns and to have a 
say in final design of the Canal complex. I commend New Hope on its efforts. 
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OTII.ER PERSPECTIVE 

Name: R. Terrv Hell 
Organi~:ation: ~)>well Fund. Inc. 
Address: 170 South Post Oak Lone· .l>.uite 525 
Fax: (713\ 334-5707 

DEC 15'06 16:29 No.005 P.02 

Title: President, Trustee 
Telephone: (Z13)629-9022 
City/State/ZIP: Houston. Tcxa~ 
E-mail: !Mll@rocllfund.or~ 

The undersigned grants the Bruner Foundation pcm1isslon to use, reproduce, or make available for 
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that tho npplicant has full power and authority to submit the application and all attached mnterlals to grant 
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1. What role did you play In the development of this project? 

Since I 995, Rockwell Fund, lnc. hns invested $435,000 in New Hope Housing for general operating and 
capital suppon, including suppon for Canal Street Apartments. Rockwell Fund, Inc. is a private grant making 
foundation located in Houston, Texas. Founded in 1931, the Foundation annually awards grants to primarily 
Houston nonprofits in the areas of human service, health, education, ans and the environment. 

Rockwell Fund Trustees have awarded this support for numerous reasons. Affordable housing for individuals 
who are disabled and/or working low wages jobs has been repeatedly identified ns a need by local homeless 
service organizations. A recent study on homelessness in Houston commissioned by the City of H1•uston, 
Coalition for the Homeless of Houston/Harris County, Inc. and the United Way of !he Texas Gulf Coast 
found that there are I ,531 pcmmnent huusing beds in invontory nnd an additional 7,289 needed in our area. 

2. Describe the Impact that this project has had on the community. Please he as specific as 
possible. 

To our knowledge, New Hope is the only single room occupancy (SRO) organization of its kind in tho 
country--~!istinguishod by its dobt-ti-ee model and its meticulous attention to detail. New Hope's long-term 
goal of developing and operating 1,000 units of SRO housing will havo direct impact 011 the shortage of 
atlordable housing in Houston. Now Hope brought its debt·free business model to the city of Houston, and 
we believe that it could be successfully replicated in other cities witb qualified board leadership and an 
experienced executive director and staff. 

The striking innovations oflllew Hope are throe elements of its financial model: 
(I) It relics on a unique public/private pannc~hip for funding, including layered funding through I!UD 

HOME funds fi·om both city and state agencies. 
(2) Enough funds arc raised to ensure that the facilities !<]I'CY no debt. 
(3) Rents arc set to cover the daily operating costs and long-term maintenance needs, which addresses 

an clement often missing in affordable housing projects, New Hope's foresight helps to see that their 
facilities - including Canal Street Apartments - are a community enhancement not only in their 
inaugural year but for the lifespan of the building. 

During periodic site visits, our staff ond trustees have encountered New Hope facility residents who express 
their sincere appreciation for being able to live in a safe, affordable, clean and community-oriented 
environment. J.ocal homeless service organizations conduct outroaclt to New Hope residents; some residents 
apply for, and receive, government benefits they did not theretofore know they were eligible to receive. 
Thank-you letters from residents convoy the improved quality of life they experience at New Hope. Some 
residents oro able to stabilize their lives at Now Hope, save money and rent their own market rate apartments. 



ROCKWELL FUND, INC. ID:7136297702 DEC 15'06 16:30 No.005 P.03 

3. What trade-offs and eompromlse.q were required durinR tile development of the project? Did 
you participate In making them? 

Value engincoring New Hope's capital investment assures a high-quality housing PH>duct at n reasonable 
cost. New Hope builds properties that offer residents more than they would expect. Being good financial 
stewards, however, means that they do so by choosing simple, inexpensive materials to construct and furnish 
each property. This compromise/trade-off is a critical element to their debt-free business model. 

While Rockwell did not participate in making these compromises, we were kept abreast of the process, 
including the need for New Hope to shave the landscaping budget. 

4. What do you consider to be the most and least $ucccs~fulaspects of this project? 

The most successful aspects of the Canal project arc: (!) its unique source of funding: The Canal 
development marks the first time the Texa.• Department of Housing and Community Affairs made a 
significant capital gram to SRO housing. New Hope's ability to persuade the state agency to invest HOME 
funds along with City of Houston HOME filnds created a unique puhlic partnership (IIOMR funds are fcdeml 
funds that flow through the city and state); and {2) its singular focus; Canal Street Apartmems fills a niche for 
133 men and women living sb1gly who do not qualify for family housing programs and who do not meet 
criteria for long-term special-needs shelters. 

Perhaps a less successful aspect ofthis project is that there aren't more like it to meet the demand for quality, 
affordable SRO housing in Houston. 
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NO HERFS SCARY 
• Anress~ Ann~ I MI.S .Jond Rt1tJn.t 
Hall luve both surred tn every film tn 
the Scary Mot•lr fronch1se. Theor folks 
must be so proud. 

LIFESTYLE I FASHION TELEVISION I FILM I TRENDS I MUSIC I ADVICE I PUZZLES I HOROSCOPES I COMICS 

AI 
JEFF SHANKMAN HOUSE: ThiS Jay Baker Architects design, noted IOIItscleai iiOOI plans. VIew 
and ·senSiltve scaling· ol exteuo1 and 1nteuo1 spaces, scored an award to1 hOtJsmg. 

AWARDs: The entrance is welcoming 
CONTINUED FROM N GE U 
entrance, located on the back 
side of the buildmg. The matn 
door 1$ tnmmed in pmk . .Jond 
t1A"' long benches Lane e1ther 
s1de of the enuance. Contn.st· 
mg <:xtu.or mattn•IJ - glazed 
green tiles, split·face concrete 
blocks. stucco ~IJ a.nd a perfo
rated aluminum awning - pro
vtde texture and strength. Dtf· 
fe.re.nt WindOW SlZH ,add .Jo play· 
ful touch, as if the b<JJid1ng lS 

win lung. 
.. It wu unporunt to mo~ke 

the entrance weJcom•nJt, .. 
Cli tSC'h sajd. "Th•s is what the 
~idents ~ several umn a 

day, every day." 
Other well-thought-out 

touches add aesthetic villue 
without busung the budget. The 
lmoleum h.ollway floor lS latd 
out so th.lt a ptnk·stnped ule i.s 
strateg•c•lly Sltu.ltcd at the door 
of many apartments. like • wei· 
come mat. Outside corndors m 
the cloister buolding cre.,e the 
feeling of • big front porch. w11h 
p1tched cea!Jngs t.h.lt .allow 
breezes to tnwJ. 

A Ytlulttd tt1ling at the entry 
fO)-.r lends • sense of openn~s . 
It leads to a hbr.try and a com
murul room used for watchmg 
televiSIOn. pb.yang ca.rds or h•v· 

AlA HOUSTON 2006 
DESIGN AWARD WINNERS 
Top honors 
• A wan! for archltect .. e, wo th notaloon for sustainable des1gn 
Bella ore Med1cal Center. MC' Archllects 

• A wan! for architect ... : Jones Plaza corners! ones; Natayle 
Appel +Associates Architects 

• A wan! for atd>itedta't: Canal Street Apartments. Val Glotsch. 
FAIA 

• A wan! for ardlltect,...: Hams County Youth Servoces Center, 
PageSoulherlandPage (Bncker Canady archllect of recoro) 

• Award for housing: Jeff Shankman house. Jay Baker 
Archrtects 

• Award for hooding: House 2045, Colfaboral•ve Des,gnworl<s. 
James M Evans. AlA 

• Aw ard for urban design, w1 th a notat1on tor susla1nable 
desogn WestChase Master Plan, Powers Brown Archllecture 

Merit awards 
• Yerit award for ardllt«ture: HI SO Prekmdergarten Center 
Korksey 

• Yerit a~ for ard>llec:ture: Reitan! Stad•um. HDK Spons 

• Yerit award for ardl(t ccture: Eagle Poml Recreahonal 
Complex, Mont Belvoeu. Mel lon Henry Archoteclural Group 

• Yerit award for hooding: Nguyen res•dence. MC Archotects 

• Yerit a war<i for Interior-s: TrustSolt Inc. corporate off1ces 
Korksey 

• Yerit award for Interiors: Un1verso1y of Houslon Clear Lake 
Sludenl Servoces BUilding; Hellmuth. Dbala + Kassabaum 

• Yerit award for .....,•atlon and N storlltlon: Stern and Bucek 
Archotects office and sludoo; S lem and Bucek Arch•tects 

• Yerit award for s tuclenl category: Urban Des'gn Bu1ld 
Workshop. R1ce Buoldong Workshop. R1ce UniverSity 

ing a group meal. (Two full 
kitchens are off tO the .sld('; 
apanments have only a micro
wave and • smilll refligcutor.) 

Joy Hor.ok·Brown, execuuvc 
d.iRctor at New Hope Housing 
Inc., the nonprofit orpniution 
lh.ot developed the property and 
is a Iader 1n creaung single 
room occuponcy (SRO) facili· 
ties, said the group asked for •n· 
put from tenAntS ot.t o ther ot.~· 
ments u oper.un before devel· 
opmg the Canill Street comple:x. 

They expresxed a destre for 
addition~ communal spact, 
more outdoor areas and such 
simple things as a fbt back on a 
toilet to allow more stortlgt 
space in the ...wJ units. And 
they s.Ud o1 wandow tn uch 
apan.me.nt wu ve:ry unporunt. 

All these features \lo"e:re" tncor· 
porated rnto Canal Slrtet. Win
dows an: everywhere- even in 
stairwells - prov1ding an a1ry 
ope_nness. 

Before constructton be~, 
the org.miution ~ spent 
nearly two years m community 
meetings to get tnput from rtSJ · 
dents and allay concerns. 

Some nearby residents 
strongly pushed for a tile roof, 
because they feared that • fldl 
roof would leak and the com· 
pl<:x would become an eyesore. 
New Hope officW. said they 
couldn't afford a tile roof, but 
the potched red· shongle roof was 
the next best th ong. 

Since the complex opened in 
Novem~r. 1t has become ~ 
source or ntoghborhood pnde. 
While It's not a Tat Mahal -
apanments. which rent for 
$340 a month, "'semble smilll, 
Span! dorm rooms - the struc· 
ture is in harmony with the sur· 
rounding are• while adding an 
cxc1ung MW dunension. 

Already. IllS spowntnl add1· 
uonill developmenL One devol· 
oper who os renovaung a nearby 
building mto lofts painted 11 a 
yellow shade remarkably sim1· 
Jar to the Canal Slrect colors. 

Horak-Brown cons iders such 
imitation the sincerest for m of 
flattery. "If they had called u5, 
we would h•v• told th~ the <:x· 
act color." ~he QJd. 

clifford.pugh@chron.com 
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Nonprofit pioneers 
SRO housing in Houston 
New debt-free project opens 
BY DONNA KIMURA 

HOUSTON Unlike other big cities, 
Houston bas never bad much of a his
tory when it comes to single-room 
occupancy (SRO) developments. 
That is until New Hope Housing, Inc., 
came along. 

The emerging nonprofit is pio
neering a new type of housing in 
Houston and doing it without carry
ing debt. The most recent example of 
New Hope Housing's work is its $6.1 
million Canal Street Apartments, a 
debt-free project that is helping to fill 
an important need in the city. 

Inside Houston's Loop, there are 
at least 5,000 people who are living 
alone and whose incomes meet the 
group's target range, said Joy Horak
Brown, executive director of New 
Hope Housing. 

Th at's why the group, which 
boasts 319 units in three develop
ments, continues to concentrate on 
develop ing SRO projects. 

Although there are transitional 
housing projects in Houston, the con
cept of permanent SRO housing bas 
been late in arriving. There are sever
al possible reasons for this, according 
to Horak-Brown. First, she cites bow 
the Houston economy was booming 
in the 1970s and for most of the 
1980s. Historically, housing has also 
been very affordable in the area. As a 
result, the concept of SRO housing, 
while familiar on the East and West 
coasts, did not receive the same notice 
in Texas. 

Nonprofit's origins 
The need, however, was identi

fied by members of Christ Church 
Cathedral- Episcopal, a longtime 
downtown Houston church with a 
tradition of social service. 

New Hope Housing was founded 
in 1993 as an independent nonprofit. 
Although it is not affiliated with the 
church, the group's initial vision came 
from members of the Christ Church 
Cathedral-EpiscopaL The congrega
tion, with the help of Houston foun
dations, helped launch the housing 
group by raising $1.25 million in seed 
money. 

1\vo years later, the organiza · 
tion opened its Hamilton Street 
Residence. The 129-unit project, 
which has been expanded twice to 

meet demand, was developed in a 
neighborhood that was rundown at 
the time, but it now sits just 100 
feet away from the new Minute 
Maid Park. home of the Houston 
Astros. 

New Hope Housing's second pro
ject involved the acquisition of a 57-
unit Sec. 8 SRO property. 

Canal Street Apartments, which 
opened at the end of 2005, is the 
group's latest and largest effort. 
Located in the Second Ward, one of 
Houston's oldest neighborhoods, the 
project bas 133 units, including 34 
apartments for residents with special 
needs. 

To build support for the new pro
ject, offici3ls hosted a series of intro
du"iory Junches to meet with com-

------- --
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munity members and let them tour 
the existing developments. New Hope 
Housing also hired Houston-based 
architect Val Glitsch to design the 
project. She came up with three 
schemes to provide the community 
with different options. The final 
41,000-square-foot project is the 
design that Glitsch and the neighbor
hood liked the most 

"The design started with looking 
at the neighborhood," she srud. "The 
neighborhood is all one- and two
story buildings close to the street." 

case manager. New Hope Housing 
doesn't offer social services itself, but 
officials help refer residents to service 
providers if needed. 

Built without debt 
One of the most unique aspects 

of the development is that it was built 
without debt "We can't carry debt," 
said Horak-Brown. "We raise charita
ble dollars to build these buildings. 
Once they are built, they are self-sup
porting." 

Almost half of the financing came 

design and the fact that it was devel
oped without debt When a develop
ment charges such low rents, it's not 
able to make debt service, Carrington 
Said. 

Several moves helped the organi
zation make the deal work. First, New 
Hope Housing purchased the land at 
a good time, paying $4 per square 
foot in 2001. Prices in the Second 
Ward have risen to aboul $12 per 
square foot. 

The nonprofit then hired 
Camden Builders, Inc., a subsidiary of 

To make the apart
ments suit the surround
ings, Glitsch created a 
two-part building - one 

CAPITAL CAMPAIG N FUNDI N G I CANAL STREET APAR TM E NTS 
Camden, a large Houston
based real estate develop
er, which helped ensure 
that the project was built 
on budget and on time. section is two stories, and 

the other is three stories. 
Plenty of glass is used in 
the design to offer views 
of a courtyard and to cre-
ate an open, transparent 
feeling, she said. 

The project fits into 
the style of the old neigh-
borhood while updating 
it with modern touches. 

FOIJNOATlONS ..... 

fN()IV(J)UAL OO~Oit.S , .. OiUIOOif.S 

Canal Street Apart
ments also used simple, 
durable building materials, 
including concrete block. 
Officials, however, carefully 
chose colors that would 
provide style and make 
materials appealing. The 
development team also 
eliminated unnecessary 
elements, including cabiThe efficiency apart

ments are furnished with 
a bed and desk. They also 

CANAL STREET APARTMENTS nets in the two community 
kitchens because residents 

come with a small refrigerator, 
microwave and a private tiled bath. 
Horak-Brown describes the apart
ments as "idealized college dorm 
rooms." 

The project also has two commu
nity kitchens and other communal 
space. 

New Hope Housing's apartments 
rent for about $340 per month, 
including utilities. At Canal Street, 
120 units are aimed at residents earn
ing no more than 50% of the area 
median income (AMI), and 13 units 
for individuals earning no more than 
65% of AMI. Most residents, howev
er, earn about 30% of AMI, which is 
about $10,800 per year. 

Residents include the working 
poor, veterans, victims of domestic 
violence, disabled people, and individ
uals recovering from substance abuse. 

The organization has an on-site 

from government sources, including 
the city of Houston, which provided 
$1.5 million in HOME funds, and the 
Texas Department of llousing and 
Community Affairs (TDilCA), which 
provided another $1.5 million in 
HOME funds and a $50,000 housing 
trust fund grant 

Canal Street Apartments also 
received a $500,000 Affordable 
Housing Program grant from the 
Federal Home Loan Bank of Allan ta 
through Compass Bank. Enterprise 
also provided a $14,000 grant for 
"capacity building." Foundations and 
corporations came through with the 
rest of the financing. 

The apartments are assisting a 
population that is very difficult to 
serve, srud Edwina Carrington, for
mer TDHCA executive director who 
attended the grand opening. She ciled 
the project's aesthetically pleasing 
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were going to use their own utensils 
from their units. 

T he group, however, spent 
money in key areas, including a 50-
year roof and stucco for the building, 
so it would fit into the neighborhood. 

All of New Hope Housing's pro
jects are located close together to help 
the organization achieve operating 
efficiencies, according to Horak
Brown. New Hope Housing has a 
small staff of three full-time employ
ees in its main office plus about 20 
people at the properties. 

The organization is looking to 
develop another 1,000 units of SRO 
housing in and around downtown 
I Iouston over the next several years. 
Leaders are seeking a sile for the 
group's fourth project. 

"We have developed an exper
tise," Horak-Brown said. "We feel we 
should stay with what we do best" • 
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Low-Income Housing Brings 'New Hope' 
to Residents of Houston's Second Ward 

private partn ership 

involving contr ibu 

tions from the city 

government, founda

t ions , corporations. 

churches , and indi

vidual donors. 

The complex offers 

zoo- and 3oo-sfunits, 

with the larger-rooms 

providing ADA acces

sibility. Each pr ivate 

H o u s T o N During a Nov. 17 dedication cer 

emony, Houston non-pront New Hope Housing 

announced the openi ng of Canal Street Apart

ments , the city's fust sin gle room occupancy 

apartment complex built in a neighborhood dis

trict. Located at z8zt Canal Str eet in Houston's 

Second Ward, the t33-unit complex is the third 

SRO developed by New Hope Housing in the past 

tZ years. Th e organization developed Houston's 

fust SRO in 1995. unit is fully furnished The first SRO efficiency complex built in a Houston neighborhood, Hew Hope Housing's Canal Street 

Without compromising quality of structure 

and services. Canal Street Apartments offer 

inexpensive, permanent housing for adul ts 

living alone on a low income. To quali fy, ten

an ts must earn b etween $6,tzo and $zs.ooo 

per year and be living singly. Much of the tenant 

population consists of the eld erly living on 

pensions, veterans, students, individuals with 

minor disabilities, and clients of the a r ea 's 

social service agencies. "We are on the forefro.nt 

of preventin g homelessness by offering h igh 

quality, safe, a ffordable housing to people on a 

ftxed income," said Joy Horak-Brown, executive 

director of New Hope Housing. 

and includes a ti le d Apartments provides unique low-cost housing opportunities for adults with modest incomes. 

A debt-free, self-supporting project, Canal 

Street Apartments was fund ed by a publ ic/ 

bath , microwa ve, 

refrigerator, Cable television, and high -speed 

Internet access. "It's an idealized college dorm 

room," Horak-Brown said. 

Canal Str eet and the organization 's other 

properties constitute the lowest-cost SRO effi

ciency apartments in Houston, with rent capped 

at $3so per month including utili ties. On a one

year lease, tenants pay $34o per month for one 

unit at Canal Street. 

As part of the revitalization of Houston's 

Second Ward/ East End. one of the city's oldest 

neighborhoods, the SRO is conveniently located 

twomilesfrom the downtown a rea. Built on nine 

parceled lots between two commercial streets. 

the 4o,ooo-sf complex 

is divided into two sep

arate forms. A two-story 

U-shaped structure 

housing garden-entry 

units and a three-story 

buildi ngwith internally 

accessible rooms join at 

a breezeway, enclosing 
an i nterior courtya rd 

and fountain . 

The two structures of the Canal Street Apartments join to form a cloister-like area that features 

an outdoor courtyard with native landscaping and a Spanish-inspired fountain. 

Designed by arch i

tect Va l Clitsch. FAIA, 

of Val Glitsch, FA!A , 

Architect, the complex 

is a moder n addition to 

the ar ea while reflect

i ng the predominately 

Hisp anic heritage of 

the neighborhood. "We 

wanted i t to be fa irly 

contemporary- moving 

the neighborhood for

ward- yet sti ll in t he 

flavor of the neighbor

hood," Clitsch said. 

I I 2 Z 0 0 6 

Concrete block and galvanized fencing are 

combined with bright colors and a stucco facade, 

the palette borrowed from the area's existing 

structures. Gardens, cour tyards, and the forma 

tion of defensible space suggest elements of tra

ditional architecture and encourage a sense of 

community among residents. The use of trans 

parency in the design- mainly through glass 

and gaps-open the interior spaces and increase 

visibility into and within the buildings. creating 

spatial fluidity while still defming boundaries 

and providing a sense of security. 

''The design gives the people an opportunity 

to be by themselves and enjoy some privacy and 

the opportunity to develop a sense of community 

and friendship and an openness to the rest of the 

community," Glitsch said. 

Centralized shared spaces around the court

yard provide a reas for communal activity. A 

library, group living, meeting, and dining areas, 

two community kitchens, and an expansive 

outdoor balcony provide transparent gathering 
spaces avai lable for use around the clock. ''The 

design speaks to inviting the neighborhood in 

and making the res1dents an mtegral part of that 

neighborhood,'' Horak- Brown said. 

Canal Street Apartments also incorporates a 

r esident support program including life skill s 

training, access to the area's social services, and 

a free shuttle system designed to help tenants 

lead independent and productive lives. 

"The apartments provide a sense of freedom 

for residents," Clitsch said. ··a sense of being 

able to make choices about how they live." 

AS HLE Y STCLAIR 

Ashley St.Ciair is assistant ed1tor of Texas ArchtfecL 
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here's more to shelter chan keeping the sun, rain and wind away. A safe, 
decem, well-designed place ro live lifts your spirit. It nurtures body and 
soul, inspires hope for rhe future and provides space and privacy to live 

life with digniry. 
Good design changes your life for the ~rrer. And it doesn't have ro cost the 

earth. 
New Hope Housing Inc. , a private nonprofit corporation in Housron, 

is pioneering an arrracrive new rype of low-cosr housing for people living 
alone on fixed or low incomes chat deserves to ~ imitated nationwide. This 
November, New Hope opened rhe Canal Street Apanmenrs at 2821 Canal St. 
in Houston's Second Ward, just a stone's throw away from Mama Ninf.t's 
original resrauranr. 

The 133-unir apartment complex designed by award-winning Houston 
architect Val Glirsch, FAIA, is made of modest materials like Hardiplank and 
concrete block, bur irs inventive color palerre of cirrus greens, soft lemon and 
pale aqua make ir stand our in irs neighborhood of commercial buildings. The 
apartments surround a large, airy courryard filled with river birches and wysia 
grass. Nored landscape architect Keiji Asakura, ASLA, specified the gorgeous 
plantings that complement Glirsch's architecture. Someday the complex's bright 
lemon yellow wall that runs along Canal Street will ~a traffic-stopper when the 
coral bougainvillea stan rumbling over it. 

This complex would ~a hit in any neighborhood in Housron -or New 
York or California or Florida. That it's in the Second Ward in Houston's East 
End and chat units rem for only $340 a month, including urilicies and cable 
TV, with built-in hookups for high-speed lnrernet, seems nothing less than a 
miracle. Plus, it's self-supporting and not subsidiud by raxes. 

"This is what we ought ro ~doing, • announced Mayor Bill White in the 
main lobby of rhe Canal Street Apartments during the dedication ceremony for 
the building. "We are ar a lime and place which is a model ro get together and 
help people and to lift up chis great neighborhood. • 

"This is about sharing the American dream with people who are on the 
borderline (of poverry)," said Perer Brown, archirecr and newly elected ciry 

HOUSTON HOUSE AND HOME 



- ~---·-- -

Btkrw: Arrhum Val Gl11sch i pla]fol placmrrnt of• "'Jinks rn K'J) 
pmwmltk nnd roJf thro.,ghouJ publtc rooms and hallu•a)J bnghun 
t"- rpaca and gn~ thrm a CIISUJm-dmgntd klolt "1 drrw "'''J' 
"flWrf. • Ju wys. to piau Ju nght lOiiJr nln "' tht <pam siu 
u,un«d. In thu h.z/1. rach doargm 11 nnaU rtM-<oiiJrtJ "doormat • 

Ait.M Uft: ResJmJS = ~ ro U/( tht r.mny crr.rral J.n.nsr 
for gttmt:s. ~ IUid IIXWllllllWl<S. 

J4i. Cmral Srrrrt Apartmma 'foru nunztJ«. T1v pvnt o./fo-r u •wfftti 24 ;,.,., 
11 day for lttllniJ 



Built-m dnlt mui mwlllttt~hen For mort aunsiw ttXIItzng. rnidmts can USL thc complai 
!Jtrg.,. commtrriallmchms. 

council member, ar me building's dedication. "Some 400,000 Houston tam 
live at or below me poverty line and can't afford a decent plaa: ro ltve. One of 
me main vehicles tO bring people our of poverty is to give them a decenr plaa: 
ro live. We obviously have a huge need for affordable housing m Houston. 
From an atchirecr's perspective, chis courtyatd plan and me way me neighbors 
are involved in me planning ate c:xacdy what we need to be doing .• 

WHO CAN LIVE THERE? 

The Canal Street Apat~menu serve one segment of Houston's fixed 
income/low-income population: adults living singly. "We believe there are 
8,000 co I 0,000 Housconians who need this cype of housmg. • says M~c 
Fowler, a private invescor m Houston and chairman of the boatd of New 
Hope Housing. "Our plans ate to butld as many (aparunents) as we can • 

Why only single people? "lc's our atea of apertise," says Joy 
Horak-Brown, New Hope's c:xeanive director. New Hope was suned 10 years 
ago by several members ofHousron's Christ Church Cathedral-Episcopal who 
Y.'e.re moved by me growing numbers of smgle-adulr homdess people in me 
Cathedral's downtown neighborhood. 

They formed a committee to address me problem and pur up me seed 
money in 1993 for New Hope's first building. l..arer, they saw me need ro 
esablish a privare nonprofit corporation sepatare and apart from me church 
to fund low-income housing and formed New Hope Housing lnc. 

T he Canal Street Aparrmenrs are New Hope's first new-conSlructton 
project. The organi:z.ation also opera res apartmentS in renovated butldings 
downtown: me 129-unit Hamilron Srreer Residena: and me 57-umtl414 
Congress residence. 

To live in me apat~menrs, applicantS must be able ro prove they have low 
annualmcome, which rransbtes to no more man S24,000 a year, according to 
Horak-Brown. And they must be living singly, though they're allowed one 
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overnight guest three nights a week for a small fcc. 
Their first two projects have been highly suca:ssiUI. "I've seen people 

when they saw their apanment begin ro cry," says Horak- Brown. "For some, 
it's the nicest place they've ever had ro live. For the first time they have privacy 
and a dignified environment. For some of our residents, their mail box is the 
first mail box they've had, and it's a real point of pride for them." 

Many of the people who seck to live in New Hope Housing arc the 
"working poor," Horak-Brown says. "It can be very difficulc ro find decem 
housing when you're living on a minimum wage income at $5.15 an hour." 
Srudenrs, veterans, elderly people living on pensions and people with minor 
disabilities comprise much of the residem population of the apanments. 

Both Hornk-Brown and Fowler admit that acquiring property and raising 
funds for low-income housing was a difficult challenge, especially in the 
beginning. They met resistance from some neighborhoods and business 
owners. "There were those," Fowler says, "who thought rhis rype of housing 
needed to be in the suburbs but not in the inner ciry. And some felt these 
apartments would attract an undesirable dement, when in faa, we have found 
that the propenies we operate help ro make the neighborhoods in which they 
arc situated safer." 

One of the reasons for their success: "We try to deliver to our residents 
more than they expect," says Fowler. 

The complex includes a large public lobby and library, coin-{)perated laundry 
facilities, various meeting rooms, a side garden with baroccue pits and an outdoor 
rerraa: on the second Aoor with a beautifUl view of downtown. Many of the 
apartments also have great views of downtown. The from doors to the complex 
are staffed 24 hours a day for added security. The apanmenrs are on two METRO 
bus lines, plus there's free shuttle servia: to grocery srores and medical appoint
The complex also holds regular movie nights and other community acriviries. 

EMPHASIS ON AESTHETICS 

The Canal Street Apartments, with a total of 40,000 square feet, cost 
$6.1 million 10 build, a low-budget cost for that size ptojca, yet they're far 
better looking than they have to be. Because they face one highly visible wall 
of a building that houses Mama Ninfa 's corporate offices, the Greater East 
End Management District sponsored the painting of a mural on the wall. 
New Hope sponsored mural-watching parries at a temporary palapa ser up at 

Le{i: This ADA-compliant apamnmt gtts a uirw of tht st<Ond-nory tnTIIl't. 

Ali apanmmu hnu. buiu-in brds. 

the Canal Street Apanmenr construction sire. From the now-finished 
apartments, the visual effect of the mural in the foreground and downtown in 
the background is srunning. 

The rooms themselves are small bur stylish. "They represent an idealized 
college dorm room concept." says Horak- Brown. Each unit includes a built-in 
bed and desk, microwave, small refrigerator and riled baths. Twelve 
whcdchair-aca:ssiblc apar1ments fearurc large, no-barrier roll-in showers. 
The kitchens arc tiny. but residents have acctSS ro rwo large commercial-style 
kitchens in the complex if rhey wish ro cook more cxrcnsively, then tote: their 
prepared food back to their rooms. 

Architect G~tsch's colors and generous use of windows and walkways keep 
rhe place looking happy. She met numerous times with people in the community 
to talk about how the apartments would look and which colors would work besr 
in the neighborhood. "We wanted irro be colorfUl bur nor crazy," she says. 

The fUnding for the apartments is as aruacrive as rhe building itself. On 
opening day, the Canal Strttt Apartments WttC fUlly paid for and debt-free. That 
business model is the key ro the: success of New Hope Housing - having debt
free buildin~ allows them to charge low rent. Residents' rents pay for operation 
and maintenance of the buildinp; no cax fUnds are used ro maintain the project. 
Half of rhe project's $6.1 million cost was paid for by private donacions, including 
those from some of Houston's best known foundations including the Brown, 
Cullen and Fondren foundations, as wdJ as Houston Endowment Inc.. The city 
of Houston contributed $1.5 million in Housing and Urban Development 
(HUD) HOME fUnds, as did the: Texas Department of Housing and 
Community Affairs. 

The Canal Street Apartments complex is a sman, efficient model for bringing 
affordable dignity in housing to all people. It's an important step in New Hope's 
goal ro be a charitable instirurion that endures in Housron for more than a 
hundred years. May they live long and prosper. • 

DECEMBER 2005 
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New Hope Housing Inc. 
713222.0290 
www.newhopehouslng.com 

Val Glltsch, FAIA 
Vol Glitsch Associates, 713.523.7115 

Comden Builders Inc. 
713.354.2500 

Keiji Asakura, ASLA 
Asokuro Robinson Co., 713.533.5830 

Mary McDaniel 
Interior designer, 713.623.2579 
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, EDITOR'S NOTE 

H 
ow srrong is your safery net? If a 
hurricane desuoyed your home 
and your livelihood, would you 

be able ro rebuild your home and 
maintain your srandard oHvi.ng? If a 
devastating illness, a stroke maybe, 
prevented your abiliry ro work, would you 
be able to afford where you're Living? If 
the corporation where you worked 20 
years lost all its stock value over a two
month period, so rhar your retirement 
and life savings evaporated and you're 
66 years old and all you have is ocial 
Sccuriry to live on, would you still be able 
ro keep your house? 

T have friends, Family and 
acquaintances who've had one or another 
of these reversals offorrw1e happen ro 
them, and their answer ro these questions 
is "no." They are prosperous, good people 
who've worked hard all their Lives. I don't 
dunk mey' re going ro be homeless, bur 
they've certainly needed a lircle help from 
their friends. 

Many shelter magazines assiduously 
avoid any hint of misfortune. Bm ler' s 
have a lirrle realit:y check here- stuff 
happens. Please srny with me. 'nlis is a 
happy story. 

About 10 years ago, a group of 
people at Christ Church Cathedral
Episcopal in dowmov.'Tl Houston began 
ministering to a group of homeless 
single-adults in the neighborhood who'd 
had various reversals of rorrune. The only 
thjng "wrong" with them was that they'd 
undergone various adversities and needed 
a decem place to Live. Because tl1ey were 
single, they had less of a social safety net, 
perhaps, tl1an others. Why not create 
affordable housing for tl1is underserved 
!rroup, give tl1em a leg up in the world? 
The parishioners bought a small building 
downtown and converted it inro studio 
apartments. Ir was a smash hit, and they 
could see tl1e den1and for tl1ar rype 
of housing was great. 

They also realized they needed to 
create a nonprofit corporation separate 
and apart from the church to provide 
low-income housing for Houstonians 
who are able to pay rent, just nor high 
rent. New Hope Housing Inc. was 
formed; they bought another dov.'Tltown 

building and converted it imo low-income 
housing. They also wanted a nGw
consmtccion project rharwould help 
define their missjon. The l 33-unir Canal 

creer ApartmentS is the starr of this 
group's intention to prO\~de ''very low
income" housing ro Housronians over t11e 
lon<t term, and they're thinking ce.nnuies, 

t> good . not the nexr decade, always a stgn. 
Whac tl1rills me about their work is 

rhar they realize affordable housing has to 

do more rhan just keep rain and wind our. 
I r has ro delight and inspire. Please see the 
project on Page 38. Their work isn't over. 
They depend on charitable contributions 
ro build and furnish their projectS, which 
then become self-supporting. r n tl1is 
season of good cheer, you can contribute 
by visiting www.newhopehousing.com 
and donating to their inspiring project. 

peaking of good cheer, my friend 
Helen aoud, who owns the shop Olivine 
in I lousron, always make me giggle. or 
only are her design diawns pot-on, her 
life advice is witty and wise. We all tl1ink 
she needs a radio talk show. he adores 
dogs in the same way we do (they're nor 
just anin1a1s- they're, well, not jUSt 
anin1als), and she believes that slipcovers 
are one way ro _help us live with other 
species in a happy and civilized way, 
whether in North Carolina or Houston 
or Zanzibar. Her North Carolina house 
is on our cover, bur ir's all Houston, really, 
when ir comes to the interiors. he 
understands the importance of cheerful 
environments. Please see hers on Page 34. 

WtShing you the VCI)' merriest of 
holidays, 

C;L~vL~ t8VVLdJ 


