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December 14, 2006
Rudy Bruner Award Selection Committee
The Bru ner Foundation, Inc.
130 Prospect Street
Cambridge, Massachusetts 02139
Dear Rudy Bruner Award Selection Committee:
I am pleased to submit this application to the Rudy Bruner Award for Urban Excellence on behalf of the
GrandParent Family Apartments developed by West Side Federation for Senior and Supportive Housing and
Presbyterian Senior Services. This newly constructed building at the corner of 163rd Street and Prospect
Avenue in the South Bronx opened in June 2005 and provides supportive housing for 50 very low income
grandparents raising minor children. We think it is an excellent example of a special place that transforms
real and serious urban problems into solutions that provide dignity and justice to their community.
In this
•
•
•
•

binder you will find:
Project data
An abstract
A project description
Perspective sheets from:
o Congressman Jose E. Serrano
o Bronx Borough President Adolfo Carrion, Jr.
o Bronx Community Board 3
o The New York City Housing Authority
o West Side Federation for Senior and Supportive Housing
o Presbyterian Senior Services
o Earth Pledge Green Building Consultants
o Goshow Architects
o Grand Parent Family Apartments Building Manager
o Director of Social Services at the GrandParent Family Apartments
• Visual representation of the project
• News clippings, brochures, and additional material that contribute to the understanding of the project

If you have any questions about the project or our application, please do not hesitate to contact me at 212721-6032

d:r
Laura Jervis,
Executive Direct

•
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PROJECT DATA
Please answer questions in space provided. Applicants should feel free to use photocories of the application forms if needed. If possible,
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page,
each answer must be preceded by the question to w hich it responds, and the length of each answer should be limited to the area provided
on the original form.

Location

Project Name GrandParent Family A partments

951 Prospect Ave nue, Bronx, NY 10459

Owner West Side Federation for Senior and Supportive Housing
Project Use(s) Affordable , supportiv e housing for very low income grandpa rents ra is ing m inor c hildren
Project Size

69,600 square feet

A nnual Operati ng Budget (if appropriate)
Date Initiated Spring,

Total Development Cost

$12,654,362

$473,432

1998

Percent Completed by December 1, 2006

Project Completion Date (if appropriate) June

100%

2005

Attach, if you w ish, a list of relevant project dates
Application submitted by:
Name

Laura Jervis

Title Executive Directo r

O rganization West Side Federation for Senior and Supportive Housing
Address

2345 Broadway

Telephone (

212

City/State/Zip New Y ork, N Y

Fax ( 212

) 721 -6032

E-mail ljervis@wsfssh.org

10024

) 501-0569

Weekend Contact Number (for notification):

Key Participants (Attach an additional sheet if needed)
Organization

Key Participant

Public Agencies

See Attached Sheet

A rchitect/Designer

See Attached S heet

Developer

See Attached Sheet

Professional Consul tant

See A ttached Sheet

Community Group

See Attached Sheet

O ther

See Attached Sheet

Telephone/ e-mail

Please indicate how you learned of the Rudy Bruner Award for Urban Excellence. (Check all that apply).
_ M agazine Advertisement
Previous RBA en trant
_ Direct M ailing
X. Professional
Online Notice
Previous Selection Committee member
O rganization
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 w eb sites, the materials submitted. The applicant warrants that the applicant has full power and authority to
submit the application and II attached m rials and to grant these rights and permissions.
Si nature
\

\

Key participants in the development of the GrandParent Family Apartments
. ·..

orgruuzation Type
Public Agencies

..........,. .......... , •.,
New York City Housing Authority

Public Agencies

New York Department for the Aging

Karen Taylor

Architect

Goshow Associates

EricGoshow

Developer

West Side Federation For Senior and
Supportive Housing
Presbyterian Senior Services

Laura Jervis

Professional
Consultant
Community Group

Earth Pledge

Leslie Hoffinan

Office of Congressman Jose E. Serrano

Daniel White

Community Group

Office of Bronx Borough President Adolfo
Carrion, Jr.
Bronx Community 3

Wilhelm Ronda

West Side Federation For Senior and
Supportive Housing Property Management
Presbyterian Senior Services

Chalonda Reid

Developer

Community Group
Other
Other

6rgallizatioi\.'*i'''l¥~"'"'·'

Ke'y~PaniCipant

Richard French

David Taylor

John Dudley

Michelle Chapple

....·

Tel ephone!Email
(212)-306-4391
richard.french@nvcha.nvc.gov
(212) 442-1100
ktavlor@aging.nvc. gov
(212) 242-3735
feg@goshow.com
(212) 721-6032
Ii ervis@wsfssh.org
(212) 874-6633
dtavlor@ossusa.org
.,
(212) 725-6611
lhoffinan(cilearthpledge.org
(718) 620-0084
Daniel.white@mail.house.gov
(718) 590-8087
wronda@bronxbo.nvc. gov
(718) 378-8054
brxcb3@ootonline.net
(718) 620-1262
creid@wsfssh.org
(718) 620-1262
mchapple(cilpssusa.org

ABSTRACT
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible,
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page,
each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided
on the original form.

Project Name GrandParent Family Apartments
Address 951 Prospect Avenue

City/State/ZIP Bronx, NY 10459

1. Give a brief overview of the project, including major project goals.

The GrandParent Families Apartments (GFA) offers 50 very low-income and formerly homeless Grandparent-headed
families the opportunity to have a safe, secure, and affordable home with the services needed to help their families
succeed. These homes are within a newly constructed building at the corner of 163rd Street and Prospect Avenue in the
South Bronx on vacant property owned by the New York City Housing Authority (NYCHA)--a significant new investment in
one of the poorest zip codes in the country.
The major goal of GFA project is to target older adults, predominantly minority, aged 55 plus, living below the federal
poverty level, and who are raising one or more minor children and for whom the dual burdens of housing and care giving
have placed them at increased risk for homelessness and/or displacement. The new GFA building will grant residency
priority to homeless families with grandparent householders and low-income grandparent-led households who are on the
New York City Housing Authority waiting list. In addition to housing, the project provides over 6000 square feet of retail
space on the first fioor. The current tenant is a community dental facility, but it is possible to adapt the space for a variety
of retail and other uses. The building currently lies along a drab, uninviting strip of small stores. Another goal of the
project, therefore, it to use the retail opportunities within the building to catalyze development of a more vibrant
commercial strip to better serve the needs of area residents.
The experiences of the project developer The West Side Federation for Senior and Supportive Housing (WSFSSH), and
the project originator and service provider, Presbyterian Senior Services (PSS) uniquely position them to make this
project a success. WSFSSH has a demonstrated track record in the production and management of over 1400 units of
supportive housing in New York City, while PSS operates five senior centers in the South Bronx (one of which is adjacent
to the site), runs a variety of supportive programs to grandparents and the children in their charge in the community, and
has been the sponsor of two senior residences, one in the Bronx and one Queens.
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 situation of grandparents raising their grandchildren is an increasingly common one in neighborhoods across the
country. Nationwide, 4 million grandchildren are living in a household headed by a grandparent, a 40% increase
during the last decade, with an estimated 17,000 of these families residing in the Bronx alone. These families do not fit
within the parameters of traditional housing and social service programs, yet they are in great need of assistance due
to the compounding problems of poverty, old age, poor health, and the difficulty funding the basic budgets required for
food and proper nourishment, housing and medical care.
The success of this development was the result of extraordinary partnerships between two non-profit agencies, the
community, the State and City of New York, elected officials, the National Equity Fund, Presbyterian churches in the
City of New York and most significantly, the New York City Housing Authority (NYCHA) and HUD. Working with all of
these groups in a collaborative way over three years was both a challenging and gratifying experience. Given the
complexities of urban development and increasing scarcity of both sites and resources in hot market cities such as
New York, partnerships such as these are necessary to continue building important projects like the GrandParent
Family Apartments.
One of the most significant solutions was the use of an underutilized NYCHA site and their offer to commit Section 9
funds for the operations of the building. This budget based subsidy was pivotal in allowing the project to move forward
since usual Section 8 funds were diminishing. It would have been impossible to meet the goal of housing 100% very
low income households without this subsidy.
We believe the GrandParent Family Apartments, the first of its kind in New York State and one of a handful nationwide,
is one solution to helping this generation of children emerge from a challenging life circumstance with dignity and hope
for the future.

PROJECT DESCRIPTION
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible,
answers to all questions should be typed or written directly on the forms. lf the forms are not used and answers are typed on a separate page,
each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided
on the original form.

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

It is the mission of the initiative to directly meet the needs of an aging grar dparent population with dependent minor
children for safe, decent, affordable housing through the constructiond 50 new units of housing, while providing a full
spectrum of on-site supportive services which will enrich the lives of the children, and make more manageable the burdens
of their older, caregiving grandparents. Through the offering of appropriate on-site supportive services, we plan to aid in
strengthening the family unit, reducing (or eliminating) the risk of homelessness, mitigating the risk of further family
fracturing and/or displacement, and lessening the strains on the City's already overburdened foster care and homeless
shelter systems.
For these older adults caring for minor children in this neighborhood, many otherwise simple problems are compounded by
aging, poor health and lack of adequate income support, housing and medical needs. In many case, these families have
been challenged by the underlying problems that cause the shift in custodial care of the grandchild in the first instance.
Over the yeas, Presbyterian Senior Services (PSS), the project originator and services provider, through their extensive
work in kinship care have learned that many seniors in this group are reluctant to seek help. Some live in senior housing or
New York City Housing Authority projects, where it is prohibited to have children. Others do not have legal custody and
fear losing the children to the system, so they avoid accessing resources that might otherwise be available. In addition,
feelings of shame and guilt associated with the situation of their adult children add to their reluctance to seek help. Many in
this group are sensitive to feelings of inadequacy in parenting after such a long period of time but do not have the peer
support and natural environmental parentalleaming opportunities available to younger children.
A development like the GrandParents Family Apartments is therefore a significant resource and a symbol of hope for these
families and a source of pride for their neighborhood.

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

Located in the 16th United States Congressional District, this area has the extremely unfortunate distinction of being the
poorest district in the United States based upon median household income of $13,513, representing less than a quarter of the
median income level of $56,500 calculated for all of New York City. The 50 units in the GrandParent Family Apartments (GFA)
provide critically needed affordable housing to only a small fraction of the population of grandparents raising their
grandchildren. The opportunity to move into these homes and receive the significant services available creates a great and
positive impact in the lives of these families experiencing significant challenges, and the model it creates could spur the
development of homes for other families in New York City and the rest of the country.
The new building was constructed on a formerly vacant lot owned by the New York City Housing Authority (NYCHA), adjacent
is NYCHA's Davidson House an existing 280-unit senior citizen housing project that includes a multi-service senior center
operated by PSS. Building GFA in close proximity allows for expanded services to both the seniors at Davidson House and
GFA-- while capitalizing on certain programs that are already in place, such as the Stay-Well exercise program currently at
Davidson House, and others which will be developed to meet the mutual and overlapping needs of the two residences.
Fronting Prospect Avenue, the building also contains 6000 square feet of commercial space, a response to a request by the
local community board to include commercial space in the project. This portion of Prospect Avenue has been economically
depressed for many years with abandoned stores and low level retail with very low rentals. One of the goals of the project was
to catalyze neighborhood revitalization through this new investment while also providing a benefit to the neighborhood. The
GFA space will be rented by Montefiore Hospital for a family dental clinic.
Residents of the South Bronx live in one of the city's most environmentally damaged neighborhoods. The area is burdened
with pollution land uses from busy highways to truck-dependent warehouses. Air quality is poor and asthma affects one in
four local children. Parks and street trees are scarce. In fact much of the neighborhood's open space has been paved over.
The GFA project also includes a green roof created by covering a conventional roof with layers of waterproofing, drainage,
soil, and plants that will enormously enhance the quality of life for both residents, while helping to improve the local
environment of the South Bronx and the ecology of New York City. Greening rooftops on a citywide scale in New York can
lower temperatures, improve air quality, and reduce stormwater runoff pollution-resulting in significant improvements in public
health, and transforming the urban environment by creating thousands of acres of new green space.

PROJECT DESCRIPTION
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3. Describe the Yey elements of the development process,- including community participation where appropriate.
Through its existing social service programs, PSS recognized safe, affordable housing as a key need of the grandparents in its
programs and began to develop the idea of sponsoring supportive housing for this group. In 1999, PSS approached the West
Side Federation For Senior and Supportive Housing, Inc. (WSFSSH) to develop this first supportive housing residence in New
York City tailored specifically to the needs of older adults raising grandchildren. PSS then approached NYCHA about the
possibility of developing the vacant lot across from the senior center they ran in Davidson House. The leadership of NYCHA,
namely, the chairman and gen!lral manager, were eager to explore both innovative housing possibilities in partnership with
private, nonprofit developers and creative ways to develop underutilized NYCHA assets. Along the way there were many
challenges and funding crisises, but almost 7 years later the building opened and 50 families moved into their new homes.

The local community and elected officials also played a key role in the success of this development. When we first approached
the Housing Committee of Bronx Community Board 3, the chair was very open and understanding of the concept. We later
learned that she, herself, was raising a grandchild and understood well the challenges facing the persons we endeavored to
serve. Her support was critical in winning a unanimous vote of the Community Board to support this project. Since opening the
Community Board has held full meetings at the building and we hope they will continue to do so. The support of the elected
officials has been manifest in their moral and financial support of the project. The Borough President had contributed $500,000
to the development of the building, the local Congressman, Jose Serrano has appropriated $300,000 over two years. Members
of the local community, some of whom were initially wary of this new and different project, often stop by the building to learn
about the programs, and they too are supportive and feel proud that this building is in their neighborhood.
4. Describe the financing of the project. Ple<1se include all funding SOUI"Cf.'S and square foot costs where applicable.
As with all affordable housing projects, financing was complicated and included a large number of funders. The fact that the
GrandParent Family Apartments was attempting to serve a population that was very low income, had significant service needs,
and did not fit the parameters of traditional affordable housing programs made this cobbling together of scare resources
particularly difficult. The project's financial structure included loans from the Community Preservation Corporation, the NYS
Housing Trust Fund, and NYCHA; over $2.3 million private equity provided by the National Equity Fund and JP Morgan
Chase(using Low Income Housing Tax Credits); and grants from the Federal Home Loan Bank, Presbyterian Senior Services,
and other foundations. All these sources came together to fund a total development cost of over $12.6 million. The land was be
donated by NYCHA through the mechanism of a 99-year lease at a nominal rent ($1 a year).
The operating subsidy for this project was originally contemplated to be Section 8, either through projects set aside or vouchers.
During the course of the development, New York City changed its requirements for obtaining Section 8 vouchers as the number
of Section 8 vouchers to the city diminished. Because the targets of this project were households lower than 50% of median
income, this created quite a challenge. NYCHA determined that this project would be eligible for Section 9 operating subsidy
which is exclusive to Housing Authority projects. This was a lynchpin in the development process to be assured a budget based
subsidy was absolutely critical for the underwriting. This unique approach, which was approved by HUD, is a reflection of the
enormous collaboration between WSFSSH, PSS and NYCHA.
Including the Supe~s unit, the average construction cost per unit was $132,400. This amount reflects the cost of construction in
New York City, which are measurably higher than construction costs in other parts of the State of New York.
5. !s the project unique andior does it address significant urban issues? Is the model adaptable to other urban settings?

Since the GrandParent Family Apartments is the first program of its kind in New York State, and one of a handful of models
across the country, this demonstration program with specialized services geared toward grandparent is paving the way for
other programs to replicate this model. According to the U.S. Census Bureau's 1999 Community Survey Profile, there were
56,296 grandparents living in the Bronx in the same household with their grandchildren (12.6% of the total number of
households in the Borough). An estimated 16,980 of these grandparents are responsible for raising their grandchildren. Just
10 years ago, that number was 14, 000, representing a 18% increase in just one decade. The overwhelming majority of these
grandparents (78%), have been responsible for raising their grandchildren for more than one year. Nearly 60% of them are
female, 61% are unmarried, and only 51.5% are employed. Tragically, though perhaps not surprisingly, 31.6% of these
grandparent-led households with children are living in poverty -that makes 7,958 in the Borough of the Bronx alone. These
grim facts, superimposed upon the broader demographic and affordability backdrop presented, clarify all-too-well these
families' extremely high risk for homelessness and displacement. Based solely upon the number of Bronx-based grandparentled families living in poverty, the ratio of families in need ofGRG housing is 151:1. Add to this needs ratio those grandparentled households in the remaining four Boroughs of New York City, those who are currently homeless and in need of permanent
housing, and those who are dually burdened by overcrowding as well as low-income, and the needs ratio increases radically.
These statistics are not unique to New York and nationwide, it is estimated that there are 4 million families of grandparents
raising grandchildren, with the number increasing every year. Without adequate and affordable housing and supports these
children and families end up in the foster care and homeless shelter systems. Models such as the GrandParent Family
Apartments provide innovate solutions to this most pressing of urban problems in a way that respects the dignity and humanity
of residents while giving them hope for the future.
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December 14, 2006

Rudy Bruner Award Selection Committee
The Bruner Foundation, Inc.
130 Prospect Street
Cambridge, Massachusetts 02139
Dear Rudy Bruner Award Selection. Committee'

It gives me great pleasure to provide this letter of support for West Side Federation for Senior and
Supportive Housing (WSFSSH) and Presbyterian Senior Services (PSS) application for the Rudy Bnmer
Award for Urban Excellence for their development of a 50-unit building on Prospect Avenue and East
163"' Street. I understand that the project targets extremely and very low-income (up lo 30% and 50% of
the area median income respectively) seniors with custody of grandchildren.
In regard to my perspective on participation in and support of the project, please find my answers to your
questions below:

I.. How did you, or the organization you represent, become involved in this project? What role did you
play?
As Bronx Borough President, I have been very supportive, both morally and financially, of the
GrandParent Family Apartments developed by WSFSSH and PSS. I believe that this is an important
project which provides much needed affordable hou•ing and services while also injecting capital and
investment into the district. As such, over the years, I have contributed over $500,000 in capital fimds for
the project.
2. From the community's point of view, what were the ml\iOr issues conccming this project?
WSFSSH and PSS's project effectively addresses the needs of our elderly population. Tile 2002
Consolidated Plan (Plan), the City of New York's Supportive Housing Continuum of Care Action Plan
for the use of various federal c.ntitlement programs, specifically identifies the n.eeds of the e.lderly
population being addressed by this project. The Plan reports that the elderly population is not only a
rapidly growing segment of the City's population, but that there bas also been a dramatic increase in the
number of elderly i.n the older age groups, requiring more intensive supportive se.rvices such as are being
offered in this project.
In additio.n to the growth of the older age groups, the Plan reports that with the exception of single parent
families, tbe elderly households are paying more for their housing than the rest of the population. Over
70% of all elderly one and two person households had housing problems, the most serious which was cost
burden. Two-thirds of all elderly one and two member households in New York City had low or very low
incomes. Alntost one in four elderly households had annual incomes below poverty level. WSFSS!i and
PSS's project would effectively address both the economic and supportive housing needs faced by our
elderly and their custodial grandchildren, which may forestall the necessity to seek more costly alternative
housing options and prevent family breakup.

THE BRONX
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Office of the Bronx Borough President . 851 Grand Concourse . Bronx, New York 10451 . 718.5!10.3500
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Rudy Bruner Award Selection Committee
December 14, 2006
Page2
The rise in the number of children under the age ofl8 who have older adults as their primary caregivers is
of major concern to this borough administration. New York City census statistics report an increase of
grandparents rearing young children from 14,000 citywide in I 991 to 25,000 in the Bronx alo.nc in 1999,
strongly supporting the need for this project.
3. Has this project made the community a better place to live or work? If so, how?
The project also adheres to both the Plan and Bronx County tradition of cooperation between non-profits
and government. According to the Plan, the city could not successfully implement or fulfill its housing
goals and programs without the assistance and support of many local and citywide organizations such as
WSFSSH and PSS. The development of the project on New York City Housiog Authority (NYCHA)
property should further assure the project's financial feasibility.
The GrandParent Family Apartments is also a priority of Bronx County's cutTen! Strategic Policy
Statement (SPS}. The SPS specifically encourages increased production of new housing as part of our
efforts to build strong communities. During the past decade, redevelopment in The Bronx has relied
heavily on the rehabilitation of vacant city-owned buildings and constructio.n of owner-occupied housing
on large tracts of land. However, most oflhc city's vacant buildings have been recycled and few if any
large nacts of vacant land remain. The GrandParent Family Apartments as a mid-rise mixed-usc building
for low-income constituents with custodial grandchildren and commercial space on NYCHA property
represents the type of new development creatively called for in The Bronx SPS.
Non-profits have played a critical role in rejuvenating the Bronx and both WSFSSH and PSS have been a
contributor to this rebirth.
Again, I am proud to offer !his letter of support for this significant pr~jcct, whicb I hope will spur
development of similar housing in communities across the country.
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The City of New York
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1426 Boston Road, Bronx, NY 10456
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Rudy Bruner Award Selection Committee
The Bruner Foundation, Inc.
130 Prospect Street
Cambridge, Massachusetts 02139
Dear Rudy Bruner Award Selection Committee:
It gives me great pleasure to provide this letter of support for West Side Federation for
Senior and Supportive Housing (WSFSSH) and Presbyterian Senior Services' (PSS)
application for the Rudy Bruner Award for Urban Excellence for their development of
the GrandParent Family Apartments on Prospect Avenue and East 163'd Street in the
Bronx.
In regard to my perspective on participation in and support of the project, please find my
answers to your questions below:
I. How did you, or the organization you represent, become involved in this project? What
role did you play?
Community Board 3 represents the area of the Bronx where WSFSSH and PSS built the
GrandParent Family Apartments. CB3, like the other 59 community boards in New York
City, is a non-mayoral city agency led by a board of directors consisting of community
residents and business owners who focus on addressing issues of importance relating to
the delivery of municipal services, land use planning and participation in the New York
City budget process. The board's neighborhood areas of jurisdiction include Morrisania,
Bathgate, Woodstock, Melrose, Claremont and Crotona Park East. The GrandParent
Family Apartments is located within the Morrisania neighborhood of the South Bronx.
Given our role in the neighborhood, it was natural that we were the first organization
approached by WSFSSH and PSS when they began developing their project. Our

Rev. Bruce Rivera
1st Vice-Chairperson

2nd

Vice-Chairperson

EXECUTIVE OFFICERS
Adrianne Moses Juanita Hamilton
Secretary
Treasurer

Henry Johnson
Sgt.-at-Arms/Parliamentarian

members met with WSFSSH and PSS on various occasions which included committee
meetings and full board meetings. At the board meeting where they presented their
project, the board voted unanimously to give their support. Additionally, many
community residents and leaders were in the audience and voiced their support as well.
For them, a number of whom, including the Board chair at the time, were raising their
own grandchildren. Consequently, this was not just another housing project, but one
whose need they could uniquely understand.
2. From the community's point of view, what were the major issues concerning this
project?
While the board members were very supportive of this project from the start, they did
have a few concerns about its development. They felt that this project was important to
the neighborhood, but they wanted to make sure that WSFSSH and PSS had the capacity
and ability to make the project happen. They also felt strongly that the project include
some commercial space. Prospect Avenue is a major neighborhood corridor and the
board thought that development of retail space in this building could help to spur
commercial growth in the area as a whole. Finally, the Board wanted to make sure that
the housing being proposed, fit within the board's overall plan for housing in the
neighborhood and it did. Once our concerns were addressed, we felt very good about
supporting the project.
3. What trade-offs and compromises were required during the development of the
project? How did your organization participate in making them?
Community Board 3 was involved in the initial planning and development of the
GrandParent Family Apartments project. We were pleased that PSS and WSFSSH were
able to accommodate our concerns about the project and include the components, such as
the commercial space, that we felt were important. As such, there were no trade-offs or
compromises required during the development of the project.
4. Has this project made the community a better place to live or work? If so, how?
This project has made the community a better place to both live and work. It has eieated
jobs and commercial stability and has enhanced the neighborhood through transforming
an underutilized vacant lot into a wonderful building providing housing and services to
50 families of grandparents raising grandchildren. This development was one of the first
new construction projects in the neighborhood in a very long time and the first of its kind
in New Yark. The whole community was very proud that we would have such a project
in our neighborhood. Since this development began, construction on several other
projects has started or been proposed and we feel that this project has helped to catalyze
the revitalization of our neighborhood.
5. Would you change anything about this project or the development process you went
through?

No. We were very pleased that WSFSSH and PSS came to us first to discuss the plans for
their project and that they sought our involvement at an early stage. As such, we felt good
about the process that we went through and that we were able to give significant input
into the project.

ohn W. Dudley
District Manager
Cc: Gloria S. Alston
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December 15, 2006

Mrs. Laura Jervis
Executive Director
West Side federation for Senior and Supportive Housing
2345 Broadway
~Y, Ne-w York. I 0024

Dear Rudy Bruner Award Selection Committee:
Recently, a fifty-unit residential building in my district was constructed through a partnership
between the West Side Federation for Senior and Supportive Housing (WSFSSH) and
Presbyterian 'enior &en ices (P 'S). I write to expr~ss m)' support for both this collaboration, and
i LS end result
GrandParent Family Apartments. developed b)' WSFSSII and PSS, is conceptually unique and
socially relevant. The building endeavors to address issues involving older adults raising
younger children, as well a" the shortage of affordable housing in New'{ ark. City.
Reports ind1cate that the mcidence of grandparents raising minor children bas grown enormously
in the past five years Often, those. who are most affected are older adults lacking the financial
security to cope with the responstbilit) of rdlsing a cruld. The GrandParent Family Apartments
assist those in greatest need of housing and supporttve services, and expands the current services
already being offered in the area by Presbyterian Social Services. I understand that the project
also is consistent with the plans of the New York City Department for the Aging to develop lowincome housing for the elderly.
Many of my constituents are older adults raising minor children. I sincerely believe that this
project has greatly benefited those\\ ho now call the GrandParent Family Apartments home, and
that the combination of spacious living accommodations, twenty-four hour security in a safe
building, and onsite social services will continue to enhance the quality of life for both the older
adults and the children under their care.

/
\

Page2
December 15, 2006
I am proud to have had a hand in makiug this' development a reality. A13 the Representative in

Congress for the 16th District, I have been very supportive of the GrandParent Family
Apartments over the years, appropriating over $300,000 in funds for the project Furthermore,
having seen the end result ofWSFSSH and PSS's vision, it is my hope that the GrandParent
Family Apartments will serve as a model for housing development across the nation.

S~ce~/

~..J-~~-

Jose E. Serrano
Member of Congress
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Rudy Bruner Award Selection Committee
The Bruner Foundation, lnc.
130 Prospect Street
Cambridge, Massachusetts 02139
Re: 2007 Rudy Bruner Award- West Side Federation for
Senior and Supportive Housing GrandParent Family Apartments
Dear Rudy Bruner Award Selection Committee:
The New York City Housing Authority is pleased to support the application of West Side
Federation for Senior and Supportive Housing for the 2007 Rudy Bruner Award for
Urban Excellence tor its GrandParent Family Apartments. In 1999 The West Side
F~deration ft>r Senior and Supportive Housing (WSFSSH) and Presbyterian Senior
St:rvices (PSS) introduced the idea of undertaking, along with NYCHA, a housing
development on vacant Authority-owned land for public housing grandparents raising
grandchildren. in families where the grandchildren's parents were not present in the
household. Such intergencrational housing would be the first of its kind in New York.
and one of <lnly three such housing developments in the United States.
NYCHt\ fonned an inter-departmental task force to facilitate this development concept
tor public housing eligible families. In 2003, following resident consultation and
evaluation of the need for such housing, and with approval #Tom United States
Department of Housing and Urban Development (HUD) under the Mixed Finance
Housing Development Program, NYCHA provided a ninety-nine year ground lease to
WSFSSHII'SS tor an Authority owned site (valued at approximately $300,000) in the
Bronx, New York. The $12 million development budget, was supplemented by
NYCHA 's commitment of operating subsidies to fund the difference between tenant rent
contributions and operating expenses of the dwelling units from its annual allocation by
HUD of Operating Funds under Section 9 of the U.S. Housing Act of 1937, as amended.
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The Authority will provide this operating subsidy to the development for a minimum of
forty years to accommodate families with household incomes below 50% of area median
income. NYCHA also provided $1.5 million of permanent financing at 2% per annum,
which WSFSSHIPSS may satisfy at the end of the ti.>rty year term.
Construction of the fifty unit project, which incorporates a community center and public
space amenities, commended in September 2003 and was completed by February 2005.
All units arc currently occupied by fifty-five grandparents and eighty-one children.
NYCHA is aware of the housing challenges for its public housing grandparents raising
their grandchildren, in circumstances where the childrens' parents are not present in the
household due to incarceration, medical or other personal problems. In Bronx County
alone NYCHA identified 1,200 grandparent-headed households living in NYCHA
developments. Together with the fact many of these grandparent-headed households
were located in senior-only NYCHA buildings in under-housed conditions liarther
supported NYCHA 's determination to support the WSFSSH GrandParent Family
Apartments project. NYCHA"s Board and senior management continually explore
innovative housing development programs with private and nonprofit developers in order
to provide housing opportunities to current public housing and Section 8 residents, as
well as to those on the Authority's housing waiting lists.
The disposition of public housing property to WSFSSH/PSS through a ninety-nine year
lease for the property required consultation with NYCHA residents, amendment to the
Authority's Annual Plan and HUD approval. In order to meet the goals of the project, a
sire-based waiting list was created and approved by HUD, including a lengthy fair
housing review process. This site-based list provided first occupancy priority to NYCHA
residents in the Bronx, second, NYCHA residents City-wide, and finally non-NYCHA,
income-eligible, residents of local community. These challenges were only some of the
many, large and small, that NYCHA together with WSFSSH and PSS worked
collaboratively to resolve in order to the move the project forward to completion.
The GrandParent Family Apartments benefits the City of New York by not only
increasing the overall number of affordable housing units, but provides a workable model
for intergencrational housing that can be replicated to provide quality and appropriate
h1m~ing to grandparents raising their grandchildren. It also offers an outstanding example
of a successful public-private development project, and the results that can be achieved
by the public and private sectors working together for a common goal. Innovative
projects such as the GrandParent l'amily Apartments will help NYCHA offer quality
housing options to its residents in the particular circumstances of grandparents raising
their grandchildren.
Grandparents raising grandchildren require a housing type and level of services not
typically found within public housing senior developments or other family housing
dcvelt)pments in New York City. Many grandparents Jiving in NYCHA housing are fully
engaged raising their grandchildren, many times in units too small for their household
size and where children are not permitted occupants, or in family housing developments

,__ _
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that do not have the servic~s these tamilies require. The GrandParents Family
Apartmcnls, for example, provides larger apartmenls to provide the seniors and the
children separate accommodations, along with a community center to provide supportive
services needed by the grandparents and recreation or daycare needed by their
grandchildren. This project, in addition to providing housing and services, raises an
awareness of the needs of intergenerational families. and provides a model of housing
designed to specifically accommodate them.
In addition to the model the project created, it also demonstrated how public housing
authorities and nonprofit developers could work together to meet mutual needs. Both
organi:tations shared the goal of providing housing and services to grandparents raising
grandchildren; and by collaborating and pooling resources and expertise.• were better able
to successfully complete the project. This project will, therefore, help lead tlie way to
future public/private partnerships essential for NYCHA to meet its affordable housing
goals of producing 6,000 units of new housing as part of Mayor Michael Bloomberg's
New Housing Marketplace plan to construct or preserve 165,000 units of affordable
housing over ten years tbr over 500.000 New Yorkers.
NYCHA is proud of its role in the successful development of the GrandParent Family ·
Apartments. The experience gained from the partnership with WSFSSH/PSS can
enlighten future public-private collaborations to provide high quality affordable housing
to public housing residents.
In addition to the public-private partnership, NYCHA took the opportunity to utilize the
operating subsidy method of mixed-finance development. Originally, WSFSSH and PSS
planned to use Section 8 for their operating subsidy, but NYCHA was eager to see this
project move forward and determined the project would be eligible for federal operating
subsidy, which is exclusive to housing authority projects. This unique approach required
HUO approval, but now that it has been successfully implemented in one project, may be
replicated by other developers partnering with housing authorities in other cities.
This project was successful in helping NYCHA to meet the needs of seniors raising their
grandchildren. It also provided NYCHA an opportunity to utilize an otherwise vacant
and undermili;r.ed parcel of land, foster relationships with other government agencies, and
create partnerships with the private sector. These successes are critical for NYCHA's
continuing its mission to provide safe and secure living environments for low and
moderate income New Yorkers. Since the pr~ject was completed, representatives from
HIJD have visited on several occasions and have begun designing a program to replicate
this housing model in public housing sites in other cities across the country.

~/:d----
~
Assistant Deputy General Manager
Department tor Development
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DEVELOPER PERSPECTIVE
Please answer questions in space provided. Applica nts should feel free to use photocopies of the application forms if needed. If possibl e,
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate
page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided on the original form .
This sheet is to be filled out by the person who took primary responsibility for project fi nancing or is a representative of the group which
did.
Name Laura Jervis

Title Executive Director

(
. . West Side Federation For Senior And Supportive Housing
Organ1zat1on
Teleehone _ 212
Address 2345 Broadway

) 721-6032

City/State/ZIP New York, NY 10024

Fax ( 212 ) 501-0569
E-mail ljervis@wsfssh.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 submitted. The applicant warrants that the applicant has full power and authority to submit the
application and all attached materi and to gr~n t these rights and permissions.
Si nature
1. What role did you or your organization lay in the development of this project? Describe the scope of involvement.
The GrandParent Family Apartments (GFA) was co-sponsored by the West Side Federation for Senior and Supportive
Housing (WSFSSH) and Presbyterian Senior Services (PSS) forming the PSS/WSF Housing Development Company, LP.
WSFSSH was responsible for the development of the building and is the ongoing operator/manager. PSS is the social
service provider and initiated the grandparent caregiver program from which this housing development was conceived.
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As developer, WSFSSH structured the real estate transaction, secured financing, and oversaw construction of the building.
As ongoing operator and manager, WSFSSH was responsible for the initial rent-up of the building and ongoing leasing as
units turn over. WSFSSH oversees day-to-day operations, providing management, maintenance, and front desk staff to
ensure that the building runs smoothly and that residents have the services that they need. Staff also work with residents to
devise policies and procedures for the building. Finally, as owners, WSFSSH ensures that the building is properly maintained
and its residents stay in compliance with all the various regulations of the multitude of funding sources used to finance the
project.
2. What trade-offs or compromises were required during the development of the project?
One of the biggest compromises on the project was around finding a tenant for the 5,000 square feet of retail space on the
first floor of the building. Originally designed to be adaptable to contain up to four storefronts, it was hoped that the space
would add vibrant commercial activity to what is currently an economically depressed strip. Creation of this space was also
a request made by the local Community Board. Regulations around Low Income Housing Tax Credits disqualified this
commercial space, and private debt was required to finance it. Many of the retailers approached by WSFSSH were either
not interested in locating at this site or could not afford the rents necessary to support the debt on the space. After several
months of vacancy, WSFSSH finally leased the space to Montefiore Hospital to operate a family dental clinic. This clin ic will
be a wonderful resource for the community , but it is not the street-enhancing retail that WSFSSH had initially hoped for. We
hope that in the future, this goal will be able to be met, but in the interim this tradeoff is necessary to support the project.

3. How was the project financed?What, if any, innovative means of financing were used?
The GFA project financing included the New York State Housing Trust Fund Corporation, an allocation of low-income housing
tax credits from the New York Division of Housing and Community Renewal, a grant from the Affordable Housing Loan Program
(Federal Home Loan Bank) and the City of New York. The property was leased to PSS/WSF Housing Development Company,
LP by the New York City Housing Authority for 99 years at $1 .00 per year. Equity was provided by the National Equity Fund. In
addition, grants have been raised for fiscal amenities for the building in the amount of close to two million dollars.
The most innovative means of financing was in the funding for the operating subsidy, which was originally contemplated to be
Section 8, either through projects set aside or vouchers. During the course of the development, New York City changed its
requirements for obtaining Section 8 vouchers as the number of vouchers issued to the city diminished. Because the targets of
this project were households with incomes lower than 50% of median, this created quite a challenge as without these subsidies
it would have been impossible to offer the low rents these families could afford or the services they need to be successful. The
New York City Housing Authority (NYCHA) determined that this project would be eligible for Section 9 operating subsidy which
is exclusive to Housing Authority projects. As such it has been used on very few projects built by private developers. As the
project was on NYCHA land , it was considered eligible for these funds. This unique approach, is a reflection of the enormous
collaboration between WSFSSH , PSS and NYCHA, and can be a model for future projects between housing authorities and
private developers.

DEVELOPER PERSPECTIVE
4. How did the ec:onornic impacts of this project on the cormnunity compare vvith or differ from other projects you have been
involved in?

Through the offering of appropriate on-site supportive services at GFA, WSFSSH plans to aid in the strengthening of the
family unit, reducing (or eliminating) the risk of homelessness, mitigating the risk of further family fracturing and/or
displacement, and lessening the strains on the city's already overburdened foster care and homeless shelter systems.
These economic impacts are comparable to other WSFSSH projects, though the population is different, as WSFSSH has
traditionally served seniors and others who are not involved in raising children.
The improvements to residents health, positive changes in behavior, and reductions in stress that have been seen among
GFA residents have economic impacts as well through the increased ability of residents to contribute to their community and
the decreased need for medical and other services. Projects like GFA, as a physical symbol, a provider of affordable
housing, and a resource for services, also have major implications for addressing issues of poverty and crime. The children
living in these homes and participating in the services available are more likely to succeed in the academic and work world
and subsequently less likely to end up in the criminal justice or welfare systems-significant long-term economic impacts.
This project has economic impacts for the community in other ways as well. The presence a well-designed building with high
-quality retail space in the place of a formerly vacant lot has the potential to catalyze economic growth in the neighborhood.
Over the long term it is hoped that this project can help to create a vibrant commercial strip in place of the economically
depressed place full of abandoned stores and low level retail with very low rentals that is currently present.
5. What abuut this project wuu!d be instructive to other developers?

Creating this innovative housing model involved not only the typical challenges of developing affordable housing in New
York City, but also the unique features of limiting the housing to age specific groups, targeting the housing and services to a
group with incomes of less than 50% of median income, acquiring the property through a leasehold arrangement with
NYCHA, underwriting a non-traditional project, raising additional funds through philanthropic sources, and obtaining
sufficient operating subsidy without Section 8 were only a few of the challenges that would be instructive to other
developers.
Since opening in May of 2005, the GrandParent Family Apartments have had much press coverage and visits from groups
all over the country. Nationwide, 4 million grandchildren are living in a household headed by a grandparent, a 40% increase
during the last decade. As the first of its kind in New York State and one of a handful of models across the country, the
successful development at GFA gives other developers the tools to create this important type of housing in their
communities.
While many cities still experience significant blight and large numbers of vacant lots, other cities like New York, have seen
the availability of these sites diminish in recent years. Additionally, all affordable housing developers have witnessed the
scarcity of resources for new housing. As such, partnertng with the New York City Housing Authority to build on their vacant
land and utilize Section 9 funds, offers a creative way to address these difficult situations.
6. \Vhat do you consider to be the most and least succes~-fu! aspects of this project?

The GrandParent Family Apartment project (GFA) has been successful in ways beyond and differing from our expectations
when we began the project. As a provider and developer of primarily senior housing, we expected that our work with the
GFA project would focus on the grandparents and their needs. Instead we have found that our staff and the social service
staff from Presbyterian Senior Services have been supporting the children living at GFA in a far deeper way than expected.
Such shifts have required flexibility and creativity on our part, and one of the most successful aspects of the project has
been the ability to evolve programs and policies as-needed.
The project has provided stability to these families, not just in terms of their housing situations. In addition to providing
secure and affordable housing, we have also succeeded in creating a safe environment and helping to foster social
connections between the households in the building. These ties and this feeling of security have worked to create a real
community in this place.
While this community is one of the project's great markers of success, it is also one of its challenges. Grandparents now
live in a building with 80 children. Grandchildren who had grown accustom to the parenting of their grandparents, now are
watched over by 50. Such a concentration has the ability to create tensions in the building. Bringing together these
families, therefore, can be seen as both the rl)Ost and least successful aspects of this project. On the one hand, having so
many families with so many needs presents difficulties for any community, and we have found that the services necessary
are more than originally anticipated. On the other, these numbers allow us to provide the extensive levels of services that
we do and gather the resources necessary to support the project-efforts that might not be possible if the project were
smaller or these households were scattered among more traditional family types. Despite these challenges, we have
achieved successes and we think the model is one that should be replicated across the country.

DEVELOPER PERSPECTIVE
Please answer questions in space provided. Applican ts should feel free to use photocopies of the application forms if needed. If possible,
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate
page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided on the original form.
This sheet is to be fi lled out by the person who took primary responsibility for project financing or is a representative of the group which
did.
Name David Taylor

Ti tle Executive Director

Organization

Telephone ( 212

Presbyterian Senior Services

) 874- 6633

City/State/ZIP New York, NY 10023

Address 2095 Broadway, Suite 409

Fax ( 212 ) 873- 3986
E-mail dtaylor@pssusa.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 submitted. The applicant warrants that the applicant has full power and authority to submit the
application and all attached materials and to grant these rights and permissions.

Signatur~ o.-..../
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1. What role did you or your organization play in the development of this project?Describe the scope of involvement.
Presbyterian Senior Services (PSS) was the originator of the idea for the GrandParent Family Apartments. In 1995, we formed our
first Kinship Care Program at Davidson House, a senior center we operated within a senior housing building owned by the New
York City Housing Authority (NYCHA) in the South Bronx neighborhood of Morrisania. When we had outgrown our space, we
began to think about the vacant lot owned by NYCHA adjacent to Davidson House as a place where we could build a new center
with full-time programming and housing for the families we worked with . We then approached West Side Federation for Senior and
Supportive Housing (WSFSSH) to partner with us on developing the project.
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The development process was truly a partnership between PSS and WSFSSH. WSFSSH was an expert in development, but we
had direct experience with grandparents raising grandchildren. We were able to lend this expertise to make sure that the
development met the needs of its future residents. Both PSS and WSFSSH shared responsibilities in all stages of the development
process, though each group led those phases where they had expertise. For example, WSFSSH took leadership on construction of
the building, while PSS led fundraising when additional funds were required for the project.
2. What trade-offs or compromises were required during the development of the project?
Some trade-offs were required during the development project. For example, the zoning code required that we include a parking lot
on site, despite the fact that very few of our residents have cars. The lot built was as small as possible within the regulations, but it
still is bigger than needed and takes away from possible play space.
Larger compromises, however, were avoided by the fundraising work of PSS and WSFSSH. On many occasions the decision was
made to avoid a compromise by going out and raising additional funds for particular amenities. It was important to both developers
that the building be uplifting and that its design help to create a spirit of dignity and hope for residents. Our original budget would not
pay for the development of the center for supportive services, a rear court yard that would be conducive to children playing, and or
other design features that we considered essential to the project.

3. How was the project financed?What, if any, innovative means of financing were used?
The project's financing included a large number of public and private funders. PSS, as a Presbyterian service organization, was
able to raise a substantial amount of money from both the National Presbyterian Church, individual Presbyterian churches in New
York City, and other Presbyterian service organizations. In total, PSS and WSFSSH were successful in raising close to $2 million
in funds from foundations, faith-based organizations, churches, and individuals. These funds were key to the development of
amenities, such as th e space for social services, that affordable housing construction funds would not pay for. Ongoing
fund raising for the social service programs is also critical to the financing of the extensive programs that are essential to the
family's success.

DEVELOPER PERSPECTIVE
4.l···luw did the ~:·conornic impact_:, o( this prowct on t!a:·tommunity cc•mpar~: ~vith or difi"pr irL11T1 otht·r projects you h.J.ve bet~n
invo!v<;.d in?
There is no comparison between the economic impacts of this project with other projects that PSS has been involved in as the
GrandParent Family Apartments is unlike anything else that PSS has participated in. This project represents a significant new
investment in the South Bronx, one of the most disinvested neighborhoods in the Country. When the project broke ground, for the
elected officials and community leaders who attended, it was a celebration that their neighborhood was turning around. People
take pride in having this building in their neighborhood, especially as it is the first of its kind to be built from the ground up
specifically for grandparents raising their grandchildren.

5. \Vhat :1boL1t thi!' projcc; would bP instructive to otrwr d~·w::lc.opt:rs?
For another developer to make a similar project work, this project is instructive as it shows the need either for a background in
service provision or strong connections to service providers whom it can partner with. A number of developers do not think
about social services, but a project such as this one will not be successful without them. Given the population that the building
serves, you need a plan in place from the beginning. This project demonstrates the amount of space and the funding required for
services such as recreational activities, case management, parenting workshops, and after school programs, needed to
effectively build this type of housing and address the needs of these families. PSS approached WSFSSH to collaborate on the
development of the project because of WSFSSH's strong history of including services within their buildings and their
understanding of the need and provision of service.

It was also important to design the building with both younger and older residents in mind. We knew we needed places to play,
areas for social services, and features from senior housing such as grab bars in bathrooms and emergency pull cords in every
room. We also made hallways wider than they would be in family housing to accommodate those with mobility or sight
impairments, and we put small laundry rooms on every floor so grandparents would not have to bring all of their laundry to a
room in the basement. Placing the laundry on every floor and the mechanicals on the roof, also freed up the entire basement
area for social services. Already, officials from HUD, other developers, and reporters from a wide array of news organizations
have toured the development to understand what we do here and how we are able to do it so successfully. They are learning
lessons from our building to take back to their own projects or develop programs that will support this type of housing in other
communities.
6. \:Vh~1t Uo you con!'idt·r to h: the rnr}:.t <md k•;;!it !'Uet:e:.:;:;ful,t::pects of this project!
The majority of aspects of this project have been very successful. One of the least successful aspects, however, has been the
commercial space. The local Community Board requested that we include commercial space in the project, and we were
excited to incorporate this component. This neighborhood, however, has been economically depressed for some time, and the
experience of finding tenants for the space was much more difficult than anticipated. After sitting vacant since the building
opened in June of 2005, the space has only recently been leased to a local hospital to operate a family dental clinic. Finding
tenants may not be as difficult in the future. Since the building was completed, a number of other projects in the neighborhood
have either been started or have been proposed, and we believe that our project which was built on an underutilized vacant lot
has successfully contributed to this revitalization.
In our estimation, the supportive services have been the most successful aspects of the project. You can see that success in
the progress of the children. Many of them came from unstable, dangerous housing situations, and now they have adjusted to
their new surroundings, have bought into the program, and are thriving. This year, every school-age child with the exception of
one has advanced to the next grade, and that one is now in a school program for children with special needs. We are also
proud that one of the grandchildren who we hired as part of our youth program in 1995 when our work with grandparents had
just begun, recently graduated from college, and has returned to become a full-time staff person at PSS. The housing and
services that we have provided have had a positive impact on the lives of both the grandparents and the children in their care,
and for us, that is a great indicator of the project's success.
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Consultant Perspective: Leslie Hoffman, Earth ]'ledge

I. What mle did you or your organization play in the development of this project?
Eat1h Pledge provided it~ cor1sulting services for the Grandparent Family Apmtments green roof.
Educating West Side Federation for Senior and Supportive Housing (WSFSSH) and key players involved
in the project aboul the benefits of green roofs, we were the initial inspiration for the inclusion of a green
roof on this development. Earth Pledge worked with the developer through the bidding process, solicited
donations tor green roof materials and supplies, and supported the fundraising etlorts for the green roof.
Earth !'ledge also inspected t.he in~tallation and oversaw the project through its successful completion.

2. Specifically, describe the project's impact vn its community.
The Grandparent Family Apartments serves a unique community as it houses grandparents and their
grandchildren. As the Bronx lacks m11ch. green space, this affordable housing development offers a safe
aod open green space for recreation l(lr its residents. The Bronx is very Sllppo.ttive of green roof
development, and this project serves as an ideal example of bringing the benefits of green roofs to an
undcrscrved community.

', j

3. How might the project be instructive to others in your profes.!ion?
The Grandparent Family Ap~trtments demonstrates the successfltl implementation of a green roof on an
afl(mlable how;ing development. It is the second green roofWSFSSH hns been involved with, as they
are becoming an exemplary developer to incorporating sustainable, green features into their buildings.
The uniqueness of the Grandparent Family Apartments sets it as an inspiration to other developers and a
highlight development for the Bronx. As green roofs lt>wer energy demands on a building, improve air
quality and mitigate stomnvnter runoff, the residents and community benefit from this developn1ent.
Earth Pledge'> goal i~ to accelerate the adoption of green roofs, and it is with examples such as
Grandparent Family Apartments where we may witness the successes and benefits of green roof
imp lcmcntatiL>n.
4. What do you consider to be the most and least succes.'ifi•l aspect.f of this project?
The most successful aspect of the Grandparent Family Apartments is the design of the green roof.
Incorporating green space, paved areas and private places to sit, the green roof makes use of what is most
often a wasted resource, and deli.vers the bene"fits of a green roof to an often underserved community.• and
offers a safe, rec1·eatiomJI space lbr the grandchildren and grandparents of the building.
Should you need any additional information, feel free to contact me at 212-725-6611 ext. 227 or by email
at lhoflina11@earthpledge.org.

Executive Director
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Located on a formerly vacant corner lot in the heart of Morrisania neighborhood of the South Bronx, a predominately Latino and African~
American community with a median household income of less than $20,000 per year, PSS Grandparent Family Apartments brings life to a
historically run-down neighborhood. We aimed to design a building to which residents and neighbors could relate and respond.
Of paramount importance to the design was the need to instill a sense of dignity for residents. By breaking down the massing of the
building's fa«;ade and alternating the color and profile of the brick, it takes on the appearance of several buildings appropriate in scale to the
neighborhood. Additionally, ground level windows provide transparency and connection between the interior and exterior, capitalizing on
the symbiotic relationship between the contrasting indoor and outdoor spaces. Blue brick was used for the corner tower to signify entry
and add spirit to the overall composition.
Setting the building on the site corner (at the intersection of ProspectAvenue, a major commercial street, and 161 st St.) to relate it to the
surrounding urban environment helped provide for natural integration of this new structure. Space for retail stores was placed along
Prospect Avenue, reinforcing its function as the neighborhood's primary commercial street. We were able to maximize outdoor space,
creating a spacious rear yard that includes a playground for children. Complete with security gate and perimeter fencing, the rear yard and
on-site parking lot is well lit at night and can be observed from the interior common areas in the lower level, as well as all apartment units
on the rear of the building, contributing to overall safety for residents. A landscaped "green" roof offers residents a quiet, contemplative
outdoor area separated from the more active playground located in the rear yard.

2:. Oescribl! LhE.: mosL ~m?Jrt.ant social :1nd prosramma1jc hJnc.;::nf!l~. at 1h~ df~•~n.
According to the U.S. Census 2000, more than six million children across the country are living in households maintained by grandparents or other relatives. More than 2.5 million grandparents have the primary responsibility for meeting the basic needs of those children.
Factors such as parental substance abuse, incarceration, HIV/AIDS, death, poverty, and even military deployments are causing growing
numbers of grandparents to step forward and keep families together. For relative caregivers who reside in public housing, the addition of
grandchildren may precipitate eviction from certain public housing units that are set aside for the exclusive use of older individuals.
The design of PSS GrandParent Family Apartments addresses this exact gap found in typical models of affordable housing. "Kinship"
families, headed by grandparents, bring a unique set of programmatic challenges to be incorporated into a final design. The space must
provide a healthy living environment, as well as accommodate social services directed towards children, towards seniors, and towards
entire families. PSS Grandparent Family Apartments supplements all the standard accommodations of subsidized housing with access to a
wide array of social services. By placing importance on these services and incorporating adequate space into the very design of the
buildings, residents are encouraged to utilize the resources made available to them.
PSS GrandParent Family Apartments contains a variety of special spaces including: a community center, counseling offices, a child care
facility, a "smart" resource center and library, food service facilities, an outdoor recreation area, and a rooftop garden. Support services
offered to residents include case management, parenting workshops, childhood development, support groups, daycare, after-school
education and tutoring. All of the units have fully equipped kitchens, are handicapped accessible and equipped with emergency buzzer and intercom systems in the bathrooms and master bedrooms.

OTHER PERSPECTIV E
Please answer questions in space provided. Applicants should feel iree to use photocopies of the application forms if needed. If posstble,
answers to all questions should be typed or wntten directly on the forms. If the fo rms are not used and answers are typed on a separate
page, each answer must be preceded by the question to whtch it responds, and the length of each answer should be limited to the area
provided on the origtnal form.
Name

Chalonda Reid

Organization West ide Federation for

Title

upportive !lousing Telephone (

951 Prospect Avenue

Address

Building Manager

City/State/ZIP

718 ) 620-1266 ext. 120 I
Bronx,

Y I0459

~X ( 7)8 ) 620-)267
E-mail creid@wsfssh.org
The understgned 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 submtt the
application and all att ch
ateri sand to rant the
hts a~d
tsstons.
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1. What
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role dtd you play in the development of this project?

I am the property manager for the GrandParent Family Apartments, and I have been working with this building
since we began lease-up of apartments in 2005. Prior to that, I managed another building for W F H. My job
includes a wide range of roles and responsibi lities from maintaining the actual building to managing the taff
here to connecting residents to the various services that they might need. With input from staff and residents, I
create the policies for the building, for example whether youth can hang out in the lobby or the hours of
operation for the various community rooms.
l also spend a lot of time talking to grandparents and children, listening to their needs and concerns, and helping
where I can or encouraging them to eek the help of our on-site ocial workers, who can connect them to the
services they need to get them through their crisis, whether it be through services offered here in thi building or
through outside agencies. I also try to build and maintain the morale of my staff whose daily environment
consists of residents with a lot of needs.

I
I
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2. Descri be the impact that this project has had on the you r community. Please be as specific as possible.

I think thi project has had a wonderful impact on the commun ity. both inside and ouLSide of the building.
Many people who live and work near thi s building will come by just to see what is going on, who lives here, and
what kind of services are being offered. At first, some members of the community were a bit apprehensive about
the bu ilding, but once they learned more about it, they liked it, and were glad that it was doing something good
for the neighborhood and for senior .
The building has also had an impact on the fami lies that live here, and J think it's really changed many of their
lives for the better. I met many of these families before they moved in and visited their homes. orne of the
families were li ing in dangerous neighborhoods or building , or sharing apartments with other families. o for
them to have a safe place to live, and for some of the children to have their own rooms and not one the) share
with their grandparent or anybody else, meant a lot to them. It also provided an env ironment for the families to
develop a healthy relationship as well.
As I walk around the building. I can tell that everyone is doing better. People look healthier and less stre ed
than they did when I first met them. Many of the grandparents who never felt afe letting their chi ldren go
anywhere without them. now let them go by themselves to the community room or the computer lab in the
building. It's really become a positive and secure environment for both the sen iors and the children, which is
exactly what I was hoping it would be when r started working on this project.

OTHER PERSPECTIVE

(coNro)

3. What trade-oiis. and compromises vvere required during the development of the project? Did you participate in making them?

I began working on this project during the initial lease-up of the property, and as such, I did not have a
significant involvement in the development process or the trade-offs and compromises that were required.

4. Vv'hat do you cons.1dcr to be the the most and least successful aspects of this project?

It is hard to say what the most and least successful aspects of the project are as the building has so recently
opened. Many of the building's policies, the ways that spaces are used, the needs of residents, and the way
that everyone, both residents and the wider community, experience the building continues to evolve. For
example, the after school program was extended past 6 PM as the children and youth wanted more time in
the community room to do homework and socialize with their peers. We're also thinking of starting a
Saturday program as we have discovered a need for that as well. One of the most successful aspects of the
project has been its ability to change based on particular needs.

As a manager, there are always little things about the building that I would love to change if! could. For
example the intercoms could be louder to help seniors with hearing problems. The doors to the stairwells and
the laundry rooms on each floor could have viewing windows in them to help residents and staff quickly
identifY any abnormalities in that area. Overall, however, I think this project is very successful.

OTHER PERSPECTIVE
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If pOssible,
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate
page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area
provided on the original form.

Name Michele Chapple

Title Director of Social Services at PSS WSF GFA

Organization Presbyterian Senior Services

Telephone ( 718 ) 620-1262 ext 1212

Address 951 Prospect Avenue

City/State/ZIP

Fax ( 718

E-mail mchapple@pssusa.org

) 620-1267

Bronx, NY 10459

I
I

I

I

1. What role did you play in the development of this project?

As the Director of Social Services for the GrandParent Family Apartments, I am responsible for the coordination and
implementation of the service programs in the building. Our primary goal with the services we offer is to enhance the social
skills of all residents and to improve the academic skills of the children and youth.
As part of our work, we hold a number of workshops for both the grandparents and the grandchildren. For the adults we
have workshops on nutrition, parenting skills, advocacy, ways of working with the welfare,- housing, and healthcare systems,
and in general, those areas that will be useful for empowering themselves and being successful with their families. For the
children, we run workshops, rap sessions, and other activities around social and academic skills. We try to make these as
fun and positive as possible, and in them we utilize various games and role playing techniques. Much of this work happens
after the kids have left school for the day, so we need to be inventive in what we do, so the activities don1 seem too much
like school. For it to be successful, it needs to be smart fun.
In addition to these workshops, we do a lot of individual counseling and behavior modification work to help improve family
communication, help the children achieve more in school, and ultimately have all residents be more successful in their lives.
Many of these families have come from some very tough situations, and the children, especially, have a variety of emotional
and behavioral problems that we try to address through our programs.
We are also continually trying to bring in new programs and resources to help the residents. For example, through a
collaboration with the Sports Foundation, we recently started a robotics class. We have also hired an educational
coordinator to increase the academic programming we can offer.
2. Describe the impact that this project has had on the your community. Please be as specific as possible.

I
I
I
I
I
I
I
I
I
I
I
I
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I think that this project has had a very positive impact on the lives of the residents. I was working with Presbyterian
Social Services (PSS) when they began their work with grandparents raising grandchildren at the Davidson Senior
Center adjacent to the GrandParent Family Apartments. At that time, I worked with a small group of 12 grandparents.
Now, I have the opportunity to work with over 50. By living in this building, these grandparents have access to services
that were not available to them in their previous living situations. They now have access to home health services,
visiting nurses, mental health services, meaningful workshops, and treatment plans with goals. All of these services
help to reduce the stress on the grandparents and ultimately improve the situation of the entire family.
We can see the impacts with all of the families that we work with. In the previous academic year, only one child failed
to move up to a higher grade, a significant improvement over their performance in prior years. In another situation, we·
were able to help an older grandchild get the independent lil(ing and financial management skills he needed to move
out on his own. We helped him find a job and an apartment, and when he stops by to check in on his sister and his
grandmother, he always comes by our offices to let us know he is doing well. These impacts show us that the housing
and services we provide are having a significant and positive impact on resident's lives.

OTHER PERSPECTIVE (coNrDJ
3. VVhat trade-offs and compromises were required during t~e development of the project? Did you participate in making them?
1 was not involved in the development of the project, and, therefore, I did not participate in decisions around trade-offs
and compromises.

4. \:Vhat do you consider to be the the most and least successful aspecls oi this project?

Overall, I consider the project to be very successful. If I had to offer a perspective on the aspects of the project that I
would want to improve, it would be to have all the residents take advantage of the services that we provide here.
There is no requirement for families to participate in any of the programs we offer. We recognize that in the past
many of these families have had negative experiences with social services, and for this reason, we know that a few
are hesitant to get involved with PSS. Additionally, many of the grandparents are not comfortable asking for or
receiving help. Since they've been managing on tl1eir own for so long, some feel they can continue without the help
of outside supports.
Our goal in the social service program is to keep the families together and support them as much as possible.
Through home visits and regular meetings, the staff regularly reaches out both to those residents who are involved

with us and those who are not in order to increase participation and ensure that the programs being offered are
meaningful. In the future, I hope that we will have the opportunity to work with all the residents in the building, as I
think that the programs could be even more successful if all families participated.
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Presbyterian Senior Services (PSS) · ·.. ·. 1_Y~sf§i~e Federation for Senior and
Supportive Housing, In_c. (WSFSSH) are ?re recipieri~:pf financing from the New York
State Division of Housmg and /Commumty Renewal {DHCR) to develop supportive
affordable housing for a special and distinct population-grandparents raising
grandchildren.
.

I

;

The residence is the first project of its kind(in New York State and the first groundup construction of its kind in the United States; a stand-alone building for older adults
who are the sole caregivers to minor children, incmporating comprehensive supportive
and social services with desirable and affordable apartments. The building is designed to
meet the unique needs of intergenerational families including the special features of
elderly housing along with a state of the art resource center and children's recreational
area. The residence will serve as a demonstration project for similar efforts in other
parts of our country.
PSS has forty-one years of experience delivering social services, primarily to the
elderly, throughout New York City. In 1995 PSS began its first support group for
grandparents raising grandchildren at the Davidson Senior Center, which is funded by
the New York City Department for the Aging (DFTA), in the Bronx. The group was
started as a result of the agency recognizing a growing need amongst the participants at
the Davidson Senior Center. Each year the program has added services such as respite
care, summer day camp and educational workshops.
Through its existing programs and from working with this special group offamilies PSS
recognized safe affordable housing with specifically designed social service programs as
a key need for kinship families. This project will provide both immediate and long-term
solutions for the many problems faced by the adults and children. In 2001 PSS
approached WSFSSH to help develop the residence.
WSFSSH is a not-for-profit housing development organization and has been a pioneer in
the field of supportive housing. WSFSSH develops, manages and provides social
services in housing for low income persons especially those who are older, have
experienced homelessness and who live with mental illness. Since 1976, when WSFSSH
was founded .by a coalition of religious institutions, social agencies and. community
organizations, it has built over 1200 units of supportive affordable housing in New York
City through new construction and substantial rehabilitation utilizing both government
and private financing.
The PSS GrandParent Family Apartments is being built on a site at the intersection of
Prospect Avenue and 163rd Street in the Bronx. The New York City Housing Authority
(NYCHA), the current owners of the property, has given PSS and WSFSSH site control

1with a 99-year lease for $1.00 per annum. The land is located in the 79th State Assembly
District, the 32"d State Senate District and the 16th Congressional District; the poorest
congressional district in the United States with a median income of $13,513 (Washington
Post from the Congressional Quarterly, updated April 1999) or less than half the median
income level of $28,616 calculated for all of New York City by the U.S. Census Bureau's
American Housing Survey. In 1991 it was reported that there were 14,000 grandparents
who were solely responsible for raising their grandchildren in New York City.
According to the new 2000 U.S. Census there are 17,886 in the Bronx alone. NYCHA
reports that I ,202 elderly single-grandparent-headed households are currently residing in
NYCHA's Bronx development ''who could benefit from the housing and services the
project will provide."

The six-story 66,470 square foot residence will house forty (40) two-bedroom
apartments, ten (10) three-bedroom apartments, with an apartment for a resident
superintendent. There are 5079 square feet of commercial space facing Prospect
Avenue. The commercial space will bring back commerce to a block that last had retail
stores in the 1960s. The height of the building conforms to adjacent properties and leaves
for plenty of "open sky". Common space will include a lobby, two community rooms for
a resource center, after school activities and supportive services for the residents and
appropriate families from the surrounding community. There will also be offices for
social services and smaJI group activities. All apartments will be equipped with
emergency bell/buzzer systems in the bathrooms and master bedrooms as well as an
intercom system. Handrails in hallways and bathrooms will be installed. The project will
comply with all ADA and Local Law 58 handicap regulations and will be designed to
incorporate energy efficiency equipment. Open space in the rear of the building will be
designed for active use by children as well as contain attractive passive space for the
older adults.
The building lot is adjacent to the Davidson Senior House, a NYCHA building, and the
Davidson Senior Center, a full day DFTA funded center that PSS has sponsored for the
past ten years. The close proximity of the two buildings will enable the two sets of
seniors to avail themselves of services in both the residence and Senior Center.
Though the district is reported to be the poorest in the United States, the vicinity of the
residence has the feel of a neighborhood on the rebound. There is excellent access to
transportation, several nearby schools, and numerous medical and religious institutions
that help to provide a supportive infrastructure to secure a family neighborhood. The
new building will have a positive impact on the area and in addition to housing several
retail spaces, it will be filling a large vacant lot that will be well lit at night, and have onsite twenty-four hour security resulting in greater safety for the neighborhood.
The problems associated with being a parent the second time around are myriad in the
best of circumstances. For an older adult living in poverty within the Inner City, many of
otherwise simple problems are compounded not only by poverty, but by aging, by poor
health, and difficulty funding the basic budgets required for food and proper nourishment,
housing and medical care. In many cases, kinship families are challenged by the
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underlying problems that caused the shift in custodial care of the grandchild in the first
place. Behavioral problems and/or developmental disabilities requiring resources and
expertise often present themselves. Even the children who are developmentally on-track
may need assistance with their studies in order to succeed and remain in school.
A compounding issue that PSS has found through its extensive work in intergenerational
programming with grandparents raising grandchildren is that many seniors in this
situation are reluctant to seek help. Some live in senior housing where it is prohibited to
have children, others who do not have legal custody of the children fear loosing them to
the system, and avoid accessing resources that might otherwise be available as a result of
that fear. Some have feelings of shame and guilt associated with the situations of their
adult children. Many have not been parents for a long time and are sensitive to how they
are doing, but do not have the peer support and the natural parental learning opportunities
available to younger parents.
Program services will be tailored to this special population and will include: case
management by a full time M.S.W.; youth workers; formal parenting skills classes; afterschool education and tutoring; summer programs for children; stress reduction and
exercise programs; respite care; counseling; support groups; information and referral for
medical and legal services. The multi-resource center housed in the building will be
quipped with computers, exercise equipment, private office areas and program areas. It
will be used by the kinship families living in the residential complex and for appropriate
families from the surrounding community. In the rear of the residence a landscaped
green space will be created and shared by the older adults from the Davidson House and
the PSS GrandParent residence. A supervised play area for the young children will be
built adjacent to this space. Neighborhood recreational facilities, such as the local
baseball fields and basketball courts, will be utilized for the older children.
The PSS GrandParent Family Apartment project has received enthusiastic support
from the community in response to the highly recognized need for housing and services
for this special population. The community as well has recognized the vigilant work that
has been done by PSS over the last five years with its grandparents raising
grandchildren program at the Davidson Senior Center.

George and Elgie Powell
June 2003
Standing on the grounds of the new PSS GrandParent Family Apartments
Fourteen years ago, George and Elgie Powell's daughter gave birth to an infant son.
While in the hospital she decided that she was not ready to be a mother. In their mid 60's, George and Elgie were suddenly responsible for raising their grandson all on their
own. Like most grandparents, George and Elgie had planned on taking their grandson to
the park, spoiling him with presents, and leaving the hard work to his parents, but that all
changed on that decisi ve day.
"At first, we did not realize how much responsibility it would be to raise our grandson.
But it did not matter," George says. "We had already lost two of our own sons- one to the
Vietnam War and the other to a seizure, and did not want to lose our grandson. Our
grandson was a blessing in disguise."
George found himself trying to support both his wife and grandson on his retirement
pension and social security income.
"The money is not much, but it is enough to make sure my family eats well and has a roof
over their head," he says.
For the past seven years, Elgie and George get together once a week with other
grandparents who are raising their grandchildren and participate in a Grandparents
Raising Grandchildren Program run by Presbyterian Senior Services.
The Powells were one of the very first families to join the Grandparents Program. They
learned about the program at their church, St. Augustine Presbyterian. A fellow
congregant told them that Presbyterian Senior Services was starting a group for
grandparents who are raising grandchildren at the Davidson Senior Center located close

to the church. They were thrilled to hear that there was going to be a program specifically
for families such as themselves.
The program had few participants in the beginning, so the Powells helped by outreaching
to other older adults who were raising young children in their community. George had
owned a business locally and he knew many grandparents. They found that some of the
families that they contacted were embarrassed to join the program or were not sure the
program would be helpful to their particular needs.
"Many grandparents were worried that the other members would think that he or she was
not a good enough parent or that it would be a waste of time," says George. "But that all
changed after we encouraged them to come to the first support group. Once we had a few
members we were able to begin a program that has been running for seven years now."
"Feelings of guilt and embarrassment are often expressed by our new members," says the
social worker for Presbyterian Senior Services. "The purpose of the support group is to
encourage our members to vent these frustrations and talk about why they are feeling this
way. Usually, I find that other members in the group are feeling the same way. This
opens the group up for discussion and gives the members an opportunity to share with the
new members ways they cope with these feelings."
''Through the years I have made many friends at the program. Every week I look forward
to meeting with the other members to hear how their week is going. It makes me feel
important when one of the grandparents asks me about my grandson and truly cares about
what I have to say," says Elgie.
"Each year there are new grandparent members joining the program. It is a relief to see
that Elgie and I are not alone," says George. "I am happy that there is a safe place for us
to talk about our problems. Everybody has a different story. We try to get it together and
give each other a piece of mind and assist in how we can go about helping raise our
grandchildren. Being a part of the program has made me proud to be a grandparent
raising his grandson."
"I am so happy when I walk into the room and I see new grandparent members" says
Elgie.
Currently, there are over twenty-five families who partiCipate in the Grandparent
Program. Over the years Presbyterian Senior Services has added new services for both
the older adults and their children.
"The program has really changed since the beginning," says Elgie. " I went to a
workshop where a lawyer talked to us about our rights as grandparents. She helped me
understand what kind of forms I need for my grandson's school and doctors. I really
appreciate this kind of help. I also go to a special class that teaches us how to relax. I
learned exercises that I do at home and leaves me feeling peaceful. My favorite time at
the program is when we all get together for arts and crafts. It is very relaxing to sit as a
group and focus on putting together a tote bag or painting a picture"

"I am glad that the Grandparent Program has added an afterschool program for the
grandchildren. It is a relief to know that my grandson is off the streets and surrounded by
people who care about him. He gets to spend time with the other children who are being
raised by their grandparents. He is able to feel like he belongs," says George.
"Often I think he may be depressed," says Elgie. "It is a relief that he can go and talk to
the social worker at the program. I am so happy that he is able to speak to someone
besides George and me about his problems. Already we have seen a difference- he
smiles more and talks about his feelings."
The Powells are grateful for their "grandparent family." It gives them great pleasure to
know that each week they have a place to socialize and relax. They can't wait to sit with
the other members and share knowledge, strength and hopes.
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PSS GrandParent Family Apartments
Intergenerational Housing
163rd Street and Prospect Avenue
Bronx, New York
PSS GrandParent Family Apartments (GFA) is a newly constructed building on the
comer of Prospect Avenue and 163rd Street. It provides 50 apartments of supportive,
affordable housing for older adults raising minor children. GFA is the first project of its
kind in New York State and the first ground up construction of its kind in the United
States. GFA houses a state-of-the art supportive service center.
Partners

Presbyterian Senior Services
West Side Federation For Senior & Supportive Housing

Property

The project will be built on property leased from the ew York
City Housing Authority for a renewable term of ninety-nine years
at one dollar a year.

Eligible Tenants

Older adults (preference for age 62 +) with household incomes
50% below the average monthly income (AMD who are raising
minor children.

Apartments

40 two-bedroom apartments
10 three-bedroom apartments
1 two-bedroom apartment for superintendent

Resource Center

4,500 Square Feet

Commercial Space

5,079 Square Feet

Development Cost

$12.8 million

Personnel

Housing Manager
Building Superintendent
Porter
24-hour front door security
MSW Director of Support Center
Two MSW Social Worker
Youth Coordinator
High School and College part-time workers

..
,,

,,
On-Site Programs

Family Case Management
Counseling
Support Groups
Legal Assistance
Respite Care
After School Study Programs
"
Recreation Programs
Summer .children programs
., Supervised Age-Related Activities for Children and Youth

'
[,

"

li

Rents

Qualified tenants will pay 30% of their income to rent

Architect
"

Goshow1Associates

Contractor

Frank Corigliano Contractor, Inc.

'
Govt. Partners

D

NYC Housing Authority
New York State Division of Housing and Community Renewal
NYS Office of Children & Family Services
NYS Office For Aging
NYC Department for the Aging
NYC Department of Youth and Community Development
NYC Department of Housing, Preservation and Development

Madison Av~nue Presbyterian Church
Fifth Avenue Presbyterian Church
House of Hope Presbyterian Church
Rutgers Presbyterian Church
""-' Presbyterian Wom~n, USA

Presbyterian '·
Partners

,.

"
Financial Partners

"

'·'

,,

New York State Division ofHousing and Comniunity'Renewal
.·
National Equity Fund
Community Preservation Corporation
NYS Housing Triist Fund
"
NYC Housing Authority
",.
GreenPoint Bank
Deutsche Bank
Federal Home Loan Bank " ,
.
West Side Federation for Senior and Supportive Housing
Presbyterian Senior Services · ·
Bronx Overall D~velopment' Corporation

.,

'l

"
Legislator Support Congre§sman
Jose Serrano
'
Bronx Borough President Adolfo Carrion, Jr.
.
'
f:
~\

'

J

r,

Development Cost
\)

$12.8 million

.,

.,

G
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Presbyterian Senior Services
Growing through the Generations
It's the kids w ho keep us Schuyler House, a 143-Wlit resiyow1g. At Presbyterian Senior dence in the Throggs Neck secServices (PSS), that old saying is tion of the Bron x, which opened
now true for both the seniors in 1974. A decade la ter, it
and the agency itself. In June, helped la unch Alberta Alston
PSS op ened its new GrandPa r- H ouse in Corona, Queens. PSS,
ent Family Apartments, the first itself, rem ained a rela tively
Intergenerational H ousing Pro- compact little agency.
When Taylor a rrived in
gram in New York City. Dave
Taylor, PSS' Executive Director, 1990, PSS had a budget of only
began work on the GrandPa ren t $150,000. Its p rinciple program,
Family Apartments back in 1998 then fun ded with a $60,000 ew
and believes the project has re- Yo rk City Department fo r the
Aging (DFTA) grant, was a netvitalized the agency.
Founded in 1962 by the Pres- work of senior clubs operating
bytery of New York City, PSS in
Presby teria n
ch urches
originally opera ted as a sma ll throughout the city. "It opened
senior citizens club in the churches to seniors in the poorchurch's basement on 5th Av- est communi ties," says Taylor.
enue. "Th ere we re a rts and "Isola tion is a big issue. It was a
crafts. I am sure there was a pot place they could come once a
luck dinner. Then they became week for meals and classes. We
incorporated and sta rted to had 23 programs. They served
close to a tho usa nd peop le."
grow."
Over time, PSS would play
In 1992, PSS began to p roan important role in crea ting vide senior center services unseveral m ajor independent liv- d er contract with DFTA. The
ing projects for New York City agency became sponsor of th e
seniors. Under the leadership of David son Senior Center in the
long-time Executive Direc tor South Bronx. The program is
Rev. James Grant, PSS collabo- co-loca ted in a New York City
ra ted on d evelopmen t of Fort Housing Authority build ing exclusively for seniors. In addition to the 200 NYCHA resi d ents, the Davidson Senior
Center serves older New Yorkers from buildings throughout
the nearby commwlity.
PSS bega n operating a seco nd DFTA p rogram, the An-

Dave Taylor, Executive Director

drew Jackson Senior Center, a
year later.
In 1995, PSS started down a
road which would both expand
and transform the agency. It began a small program for grandparents caring for their grandchi ldren. The grow ing numbers
of grandparents in this situation
and their need for support was
obvious, explains Taylor. " I re-

member when one grandmother
came into the seni.or center with
two infan ts, one in each arm.
She had just come from the hospital where her daughter had
given birth. Now she was going
to be caring for the children."
The effort established PSS as
a leader in this important new
service area. "It set us apart,"
says Taylor. "Nobody was really doing that."
In 2002, PSS was able to formalize and expand these serviccontinued on page 2
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es when it applied for and won
a DFTA RFP to develop a new
Caregivers Support Program.
Federal funding for the program
now comes through the National Caregiver Support Bill.
"They realized that if we don't
take care of the caregiver who is
going to take care of the care receiver," says Katherine Martinez, PSS' Director of Social
Services. The more than 150
caregivers supported by the
program fall into a variety of
categories. "It could be a young
adult taking care of parents; a
long distance j:aregiver who
lives in Florida but has a mom
in the Bronx or a grandparent
caring for a grandchild,'! says '
Martinez. "Somebody has to be
60 or older."
The four-member team assists clients with information
about dementia, Alzheimer's
and the various forms of advance directives - health care
proxies, power of attorneys and
living wills. "We try to link
them up with services," she explains. "Our goal is to relieve
the caregiver of as many stresses as possible." The program offers education, training and
respite care which can be adult
day care, homecare or even a
nursing home. It is to give the
caregiver a break."
The program also allows
flexibility in designing services
so as to meet the varying needs
of individual caregivers. "Let's
say your insurance doesn't cover wheelchair, diapers or Ensure. We are finding that many
caregivers are paying out of
pocket expenses. They fall be-

hind in their rent and are facing
eviction~,

The Caregiver Support Program is a positive outcome from
PSS' own efforts to advocate for
broad enhancements in senior
services. "Our agency is very
involved in advocacy," says
Taylor. "We go to City Hall to
fight for increased funding for
services and work closely with
the Council of Senior Centers
and Services." Taylor, a former
CSCS board member, brings a
long history of grass roots organizing to his new position.
After beginning his human
service career as a juvenile parole officer on Chicago's south
,.side in 1968, Taylor went on to
lead a youth residence program
in Louisiana and earn a masters
degree in Vocational Rehabilitation Counseling. Upon his return to New York, Taylor became active in gay and lesbian
politics, becoming President of
the Lesbian and Gay Independent Democrats. He was active
in the ultimately successful political battle against Westway. "I
was a counselor by day and a
community organizer by night,"
says Taylor, who even ran for a
City Council seat on the upper
West Side of Manhattan.
Now Taylor uses these organizing and advocacy skills to
battle for the interests of seniors.
He is on the board of the National Institute for Senior Centers, a part of the National
Council on Aging. PSS also is
active with Generations United,
a national coalition dedicated to
intergenerational policy, programs and issues.

The Caregiver Support Program has served as a vehicle for
PSS to enhance the quality of all
its services. Through the addition of Martinez, who originally
was hired to direct the program,
and two other MSW-level social
workers, PSS has added to the
professionalism of its staff. "We
worked very hard to get MSWs
into this agency," says Taylor.
"The Caregiver Program enabled us to do that. We needed
to standardize the way we did
case assistance, making sure our
clients are getting the attention
and services they deserve. To
this end, Martinez was subsequently promoted to the newlycreated position of Director of
Social Services. The move has
also allowed PSS to benefit from
MSW student interns, several of
whom have stayed on to staff
PSS's steady growth.
The Kinship Caregiver Support Program was a natural
launching point for development of the PSS GrandParent
Family Apartments program
(See story on page 4.)
In turn, the combination of
the Caregiver Support Program
and the GrandParent Apartments offers natural operating
synergies and a base for additional complementary programs. The Kinship Caregiver
Support Program is able to offer
services for families living in the
new residence as well as to its
roster of community-based families throughout the South
Bronx. PSS was also one of nine
providers throughout the state
to receive a recent grant from
the New York State Office of

\
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Children and Family Services as
part of the New York State Kinship Caregiver Program. PSS
will use its $143,000 allocation
to provide case management,
legal
assistance,
support
groups, counseling, and afterschool enrichment at the Grandparent Family Apartments.
"We are linking with PAL
and Per Scholas," says Martinez. "They offer some educational pieces and training. We
want to keep enriching the program, especially if we can find
agencies in the area that are already offering services at low
cost."
The innovative combination
of inter-generational programs
has been a boon to PSS'
fundraising efforts, normally a
serious struggle for senior service agencies. Foundations are
taking an interest, says Taylor.
"It is helpful to be able to talk
about programs for kids." PSS
has received considerable support in developing the project
from the Presbyterian Church.
"Since 1995, they have contributed close to $1 million to
this particular program," says
Taylor.
The same energy emanating
from the Caregiver and GrandParent programs is also evident
in PSS' s more traditional services. In 2003, PSS was approached
by DFTA about taking over the
Highbridge Senior Center. A
year later, it added two more the Parkside Senior Center in
the Bronx and the PSS Senior
Center in Harlem. In 2005, the
agency became sponsor of its
sixth senior center, located in

City Island in the Bronx.
While Taylor is pleased with
PSS's recent growth spurt in
senior centers, he is hesitant
about adding more. "It was very
challenging to get those up and
running properly," he says.
"That stretched our agency."
Limited funding creates serious
problems for center sponsors, he
explains, noting that PSS itself is
confronting budget deficit. The
recent salary adjustments for
senior center employees negotiated by the Human Services
Council and the Bloomberg administration will be helpful.
"That was a great achievement,"
says Taylor. However, agencies
continue to face serious shortfalls in other aspects of their
senior center budgets. "We are
not seeing any increases for operating costs such as food, gas,
or insurance," he explains. "We
haven't gotten an increase in
years. We are still serving meals
for $2.00."
PSS passed on one recent
RFP to take over an additional
center and notes that some
sponsors are considering giving
up existing contracts. Taylor is
concerned about the implications for current clients who rely
on the centers for their connection to friends, other services
and often what may be their
only meals of the day. "They
need that meal," says Taylor.
Just as importantly, Taylor
believes that the senior center
model needs an upgrade to
meet the impending needs and
requirements of a looming new
client base. "Senior centers need
to wake up to the fact that we

are living in a new age," says
Taylor. "Baby Boomers are going to present a lot of new challenges. They are not going to
want to come in and do arts and
crafts. They are not going to
want to play Bingo. There is
nothing wrong with that, but
boomers are not going to want
to do it."
In response, Taylor argues
that centers need additional
funding and flexibility to develop new programming and flexibility to meet the needs of new
"younger" seniors. He points to
a need for lighter meals and
computer equipment. "Why not
build gyms with exercise equipment and classes," he says. "Elderly people who are poor need
treadmills as much as middle
class and upper middle class."
Looking forward, Taylor
sees PSS' future growth coming
from additional housing programs, particular senior independent living housing built as
part of the HUD 202 program.
"Senior housing is much needed," says Martinez.

Building off of the success in
developing the GrandParent
Family Apartments, Taylor is
confident that PSS can win approval for HUD 202 funding to
finance a project. All he needs is
land. "The Presbyterian church
has a lot of land," says Taylor. "I
am hoping to get one of our
churches agree to go in with us
to build on their land."
Based on PSS' experience
with the GrandParent Family
Apartments is any indication,
Taylor will find the land and
build the housing.
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PSS GrandParent Family Apartments
An estimated 85,000 New York City grandparents find themselves raising
their own grandchildren. playing a repeat role of surrogate parent for their
children's children. In the midst of their "golden years," these grandparent
caregivers must revisit the "terrible twos" and teenage turbulence while
simultaneously confronting the strains and health issues o f their own aging.
Thanks to Presbyterian Senior Services (PSS) and the West Side
Federation For Senior and Supportive Housing (WSFSSH), 50 of those
families can now live in housing specifically designed to meet their unique
needs.
First envisioned by PSS Executive Director Dave Taylor in 1998. the
PSS GrandParent Family Apartments opened in June and serves older lowincome adults who are raising minor children. The facility features 40 twobedroom apartments. ten three bedroom apartments. It also provides an
ar ray o f support services, o perated by PSS. for seniors, children and the
families as a whole. The PSS GrandParent Family Apartments project is
the first program of its type in New York City and the first ground-up construction in the nation to be specifically built with this purpose in mind.
The GrandParent Family Apartments evolved from PSS' focus on the
needs of kinship caregivers. In 1995 PSS developed a Kinship Caregiver Support group operating o ut of the Davidson Senior Center in the South
Bronx. "This house came out of a need I saw with the seniors we were working with," says Taylor.
He found the land in the same way, literally looking o ut the senior center window at a vacant lot owned by the New York City Housing Authority
(NYCHA). Taylor put two and two together.The eventual result would be 50 apartments for senior caregivers and their families. The process, however. took approximately seven years. "We started negotiating with NYC HA and it went on and on," says Taylor. In 200 I, he got the support of the
DFTA Commissioner who took the idea direcdy to NYC HA Chair Tino Hernandez. "He loved the idea," says Taylor. Ultimately. NYCHA provided
PSS with a 99-year lease on the property for $1 a year.
PSS partnered with WSFSSH in developing the $12.8 million project. "We are not developers" says Taylor. WSFSSH has considerable experience in developing supportive housing and the partnership clicked. Taylor feels the collaboration was critical to the ultimate success of the project.
"It was key;· he says. "The New York State Department of Housing and Community Renewal (NYSDHCR) is not going to give $6 million in lowincome taX credits to an agency with no experience. This is a lesson. Agencies need to be collaborating with each other."
Physically, the building features an attractive back garden and indoor space for grandparents, children and program staff. A roof garden is being
developed with the support of the Bronx Overall Economic Development Corporation (BOEDC) which will offer additional o utdoor space plus
environmental benefits. "It will keep the building cool in the summer and warm in the winter," says Taylor.
PSS staff provide on-site case management, counseling, support groups, legal assistance and respite care. Visiting Nurse Service visits weekly to
provide health screenings and care. A $10,000 grant from the Riverdale Presbyterian Church is suppo rting legal assistance services. "This is a big
issue," says Taylor, citing the prevalence of families with legal questions regarding custody, orders of protection and other family court matters.
Children can take advantage of a daily after-school program with homework help and recreational activities. A computer room is available with
25 workstations w hich have been donated by Per Scholas.
"We are running a one-stop shop," says Katherine Martinez. Director of Social Services for PSS. "You have housing but then you have your supportive services downstairs. It is a wonderful thing." In addition to Martinez. the facility
also hosts the PSS Kinship Caregiver Support Program with two social workers.
The move to multi-generational housing has surfaced a whole new array of programmatic issues for an organization primarily focused on senior services. "We certainly have our challenges with 50 new families moving into the building," says Martinez.
"Education is a big issue. We want to provide a good base for these children. Hopefully,
we are going to be bringing on an education coordinator." Taylor notes that PSS staff
are in regular contact with local schools. "One kid acted out in school and by the time
he was home we already knew about it."
Parenting training is also an issue. ''Some of the grandparents need to be encouraged to participate in the programs," says Martinez.
PSS has already learned from the experience of a similar program in Boston. 'We
knew that we would need 24-hour security and on-site building superintendent," says
Taylor. He knows that the program will also learn from its own experience. PSS is confid ent that any operating issues which will be resolved by staff and tenants.
The PSS GrandParent Family Apartments has received financial support from a
broad group of government and private partners including NYCHA, NYSDHCR, the
National Equity Fund, the Community Preservation Corporation, NYS Housing Trust
Fund, Green Point Bank, Deutsche Bank, Federal Ho me Loan Bank,WSFSSH, BOEDC and
JPMorgan Chase. Legislative support has come from Congressman Jose Serrano, Bronx
Boro ugh PresidemAdolofo Carrion.Jr and Council Member Maria Del Carmen Arroyo.
Several Presbyterian Churches have also contributed to the project's development.

BIG APPLE INNOVATIVE PROJECT OF THE YEAR AWARD
David S. Taylor (1.), Executive Director of Presbyterian Senior Services, and
Laura Jervis (r.), Executive Director of the West Side Federation for Senior
and Supportive Housing, receiving the Big Apple Innovation Award from
Denise Scott (c.), Managing Director ofNYC LISC (Local Initiatives Support
Corporation), in recognition of their innovative joint venture the GrandParent
Family Apartments which will be built at 163rd Street and Prospect Avenue in
the Bronx Y. The sixth annual ceremony was held on May 15, 2003 at the
Sky Club on the 56th floor of the MetLife Building.
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New Housing Helps
Bridge Generation. Gap
Tlwse Raising Grandchildren G~t Own Space
By MICHELLE GA!lCIA

·.,

lfashlngton Post Staf!Writu

NEW YORK
f it were not for that mlssing link in
Dorothy Jenkins's family story, she
might not have ended up in this
funky blue apartment building in the
Bronx for grandparents like her.
But the drug scourge burned bright
into the mid-1990s and took her daugh·
ter Karen with it. Karen died at age 35 in
1993 of.a drug-induced aneurysm. Jenkins was left to raise three grandchildren, the;: youngest of whom was 2year-old Bri~y.
·
The grandmother, who wears her hair
in a tight bun and crosses her legs at the
ankle in a dignified manner befitting her
Southern upbringing, has carried out the
task on a tight budget and with a firm. ness that earned her a nickname: "The
Marshal/'
"Whatever we went through, we went
through together,.. said Jenkins, 76.
perched on her sofa surrounded by photOs of her grandchildren, one of whom
became a doctor, another a businessman.
"You see these kids they are very, very
close because they were raised by the
Marshal."
Now the Marshal has found a little
help, moving with 13-year-old Brittany
into the new SO:.unit GrandParent Fami·
Iy Apartments, the nation's first public
housing devoted exclusively to the needs
of grandparents raising grandchildien.
The 66,470-square-fOot residence, a
project of Presbyterian Senior Services
and West Side Federation for Senior and
Supportive J:Iousing offers a menu of services for seniors whose annual incomes
fall below $17,000. There's round-theclock security and programs including
tutoring for the kids, visiting nurses for
the seniors and rec rooms for both.
"'We work with.botb components 6f
the family- most programs work with
one or the other," said Michele Chapple,
the lead social worker·wbo coaches seniors on parenting skills. "''t's a genera·
tion gap; that's the biggest gap there is...
The Bronx, the fourth-poorest county
in the nation according to the Census
BureaU, is home to many generation-gap
families, after AIDS, drugs and incarceratiOn claimed thousands of parents.

I

Nationwide, the 2000 census counted
2.3 million grandparents who are primary caregivers for grandchildren. In
New York, 44,000 elderly care for children, while in Washington 8,100 bouseholds qualify as generation-gap households.
"Grandparents came to the senior center saying they suddenly have four
grandchildren but can't live· in the cimter's seniors-only building, recalled David Taylor, executive director of Presbyten"an Senior Services.
With nowhere to send them, the Presbyterian group eyed th.e vacant lot next
door. With the help of the Bronx borough president's office, the group secured city-owned land, renting it for 99
years at $1 a year, It pulled together $12
million from government grants, private
Ioaris and direct investment for construction. Then Th.ylor mixed and matched
government and corporate funding and
money from the Presbyterian Church to
cover the $300,000 annual cost for social
services.
Bridging the generation gap is a tricky
business. Thylor said few agencies ad.
dress both generations, the elderly- and
the children they are raising .. "When we
go on a trip with sCniors, 1 was getting
transportatiori by the city,'" be said, referring to vans provided by the Department of Aging. "But I can't bring the
child.'"
In 2003, President_ Bush signed the
Legacy (Living Equitably: Grandparents
Aiding Children and Youth) bill, which
called for the creation of housing foi'
multi-generational families. That program received its first congressional appropriation this year, in the amount of$4
million. (The D.C. Council is considering a bill that would provide a monthly ·
stipend to elders raising grandchildren if
they meet income and other requirements).
The Jenkins family settled into a cozy
two-bedroom apartment. For ,the first
time, Brittany has her own room, A photo of her incarcerated father hangs above
the light switch; another photo, of her
deceased mother, watches over her from
above the door. And Jenkins has found
others of her generation, who offer camaraderie and a chance to swap stories
about the struggles and rewards of rais-

GrandParent Family Apartments In the Bronx is the nation's first housing complex for people raising lhelr grandchildren•

ing hom,icide rate.
"What we were left with was broken
families, especially in the South Bronx,"
said Adolfo Carrion Jr., the Bronx borough president. "The lion's share.of the
families are not broken anymore, but
there are still many people who show the
effects of that era." ,
A subway train rumbles by as evening
sets in, and Brittany, tall and sturdy for
her 13 years, returns home after rehearsing with the Girls Choir of Harlem. Outside the building, she eyeballs the
strangers on her new block with skepticism. She hates her new home. Even
though the elevator was always broken
and the halls smelled of urine at her old
buUdings, she resisted the move.
"'''ve been over there my whole life;
it's a whole lot different over here; she
said. "'Th.e only reason I did it was because of my grandmother.
Upstairs, Jenkins shares her granddaughter's feelings of loneliness that
comes with moving away from a place
she called home for three decades. She
considered Brittany and her dieams of
becoming a pediatrician. Many temptations lie· outside the door, on the street,
ready to lure away a young girl J3ut then
again, Jenkins said, tl;le door i~ locked,
there is someone to help see them
through, and she relaxes a bit.
"'Right nOw,~ she said, "'' don't have a
WOrry in the world."
D

Dorothy Jenkins has raised granddaughter BriHany1 13, since her
of a drug-Induced aneurysm. The two now llve In the Bron1 compte~.

ing a generation removed.
In many ways, the grandparents' residence might be seen as a quiet epilogue
to the decades of urban decliil.e tbat began in the 1950s when bank redllning
, and urban renewal programs displaced
many co1ilniuni~ies. Over the next two

decades the Bronx was rocked by housing abandonment, crime and riots.
"People '\'/ere bianing up the neighborhood," Jenkins said, recalling images
of charred city blocks. "'n the noonday
you would see the Bronx go up."
Then came crack and AIDS and a ris-
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A Place for Grandparents Who Are Parents Again
By TIMOTHY WILLIAMS

P ublished May 21,2005

Eleven years ago, Annie Barnes, 62, found herself raising her two grandchildren after their father was
murdered and their mother disappeared. Both children had been born premature and with serious health
problems - the younger, a girl, weighed two and a half pounds; the other, a boy, was born with syphilis
and addicted to heroin and crack.

But the little boy, Alonzo Poinsett, now 12, and his sister, Shakela, 10,
are doing well today, and they will soon join their grandmother in an
ambitious new housing experiment- a 51-unit apartment building
in the South Bronx that is the first public development in the United
States designed and built exclusively for grandparents raising grand
children.
The six-story project, called the GrandParent Family Apartments,
will open within the next few weeks; it already has a waiting list of
more than 100 families. The development, on Prospect Avenue will
have three full-time social workers, support groups, parenting classes
and, for the chjldren, tutoring, a full-time youth coordinator and
organized activities in the afternoons and evenings.

Annie Barnes, 62, found hersel f raismg
her two gr:111dchildren after their father
was murdered and their mother disappeared

The generational skip in the population means that the units will have some
unusual features: emergency pull cords in the bedrooms and bathrooms, shower thermostats to keep the
water from getting too hot, a community center for the older residents and their friends and a youth
lounge.
It is an attempt to better serve a growing population that is often thrown together by bad luck and usually
Jacks a strong support system. The $12.8 million project was financed by Presbyterian Senior Services, the
West Side Federation for Senior and Supportive Housing and the city's Housing Authority.
"This is an important group of people that often gets ignored " said David Taylor, executive director of
Presbyterian Senior Services, "and what I hope is that this becomes a demonstration project a place that
encourages other places to do the same thing."
While it is not uncommon for grandparents to raise grandchildren, advocates for the elderly who study the
issue say the number of households headed by grandparents is growing.
''

A 1991 study by the city estimated that there were 14,000 grandparent-headed homes in New York City.
By 2000 there were 84,000 such families in the city, according to the United States Census. The national
trend is difficult to track because the Census Bureau only began recording information about households
headed by grandparents in the 2000 census; it identified 2.4 million families with 4.4 million children in
their households.
Because these families are often impoverished, the GrandParent Family Apartments, in the poorest Congressional district in the country, are reserved for families with a median income of about $25, 100; a typical monthly rent is about $300. Nearly all the adults moving into the building are grandmothers.
The children moving in with them have often lost their parents to illness, murder, prison, drug abuse or
mental illness. Some children never knew their parents or scarcely remember them because they have
been gone so long. The grandparents must have legal custody of their grand children to be eligible for an
apartment.
The process of gaining custody can be a long and trying process in Family Court. Typically, judges take
custody from parents only when the parent has a history of abusing or neglecting a child, abusing drugs or
is in jail so often that the child goes uncared for.
For the grandparents, raising children again can be as traumatic as it is for the children to be without their
parents.
Some wonder where they went wrong with their own children. Many are depressed and struggling financially because they did not expect to have to raise a second generation. And all have found that the dreams
they had for old age had to be abandoned.
But a home at the GrandParent Family Apartments at least helps.
"I've always had the feeling I was alone in the world, and for once there's some help," said Sarah Saddler,
73, who is taking care of three ofher youngest daughter's four children, Ashlee, 17; Courtney, 15; and
Kerry, 12, who is autistic. Ms. Saddler had three of her own children, and raised her eldest daughter's
three children after she died from complications of diabetes in 1990 at age 37.
Ms. Saddler would not say why her youngest daughter could no longer care for the children, but she alluded to mental illness.
For more than a year, Ms. Saddler has lived with her daughter and her four children in a two-bedroom,
one-bathroom apartment in the Bronx. Clothes are stored in plastic bags and in suitcases.
"That," said Ms. Saddler raising an eyebrow as her granddaughters giggled, "is not good at all."
The children say being raised by their father is not an option. Asked where he is, the girls say in unison,
"Who cares?"

LaVaida Thomas, 67, who will also live in the new project, is raising two of her daughter's five children,
Aaron Cousins, 14 and Terrence, 12. Ms. Thomas 's daughter lost custody of the children after her youngest was born in 2003 with traces of cocaine in her bloodstream. She also wants to adopt the three other
children, who are in foster care.
"I've always said I would keep my kids together if 1 can," said Ms. Thomas, who has problems with her
heart and has had three strokes. "The same goes for the grandkids. So I said, ' Let me live until I see them
half-way grown."'
She said living in her new home with people her own age would pro
vide the support system she has Jacked since her husband died five
years ago.
"We ' ll have things in common," said Ms. Thomas, who has six chil
dren of her own. "You 'll talk a little bit."
Annie Barnes, who got custody of her two grandchildren after her son
was fatally stabbed in 1994, has been looking forward to the move for
months.

\;icole Bengl\eno'The \;ew Vorl. Times

LaVaida Thomas, 67, is raising two of her
daughter's live children. They will soon
move into the GrandParent Fam1ly Apartments in the Bron>..

"These are my son's children," said Ms. Barnes, who added that she
had envisioned her retirement as being filled with travel. She did not
know, she said, what happened to her son 's girlfriend, the children's
mother.

Her grandchildren ,k now little about their parents and as Ms. Barnes speaks they listen intently, through
Shakela cover her ears with her hands when the talk becomes too graphic.
For years, Shakela, who is in the fourth grade, has shared a room with Alonzo who is a year ahead of her
in school, but stands nearly a foot taller.
They recently visited the new three-bedroom apartment for the first time. The children dashed through the
front door past their grandmother, running from room to room. They tested the bathroom faucets, light
switches and surveyed the views from the bedroom windows.
"I' m going to put my bed in there," Alonzo said excitedly. "I' m going to hook up my Playstation 2. Put
the clothes in the closet. Put the computer in my room. " Shakela said she wanted to decorate her room
with her dolls and cutouts of Sponge Bob Squarepants and Bratz.
Ms. Barnes looked from one child to the other, and smiled. "They are mines now," she said. Shakela
glanced at her grandmother and smiled back. "We're hers."
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PSS GrandParent Family Apartments
Groundbreaking
In The Bronx
.
.

1
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Breaking Ground for the new PSS GrandParent Family Apartments are (l_eft to rl.Qht): Dr. Ro"se Dobrof,
Dr. Thelma Adair, Ms. Elgie Powell and Ms. Maria Zapata of the GrandParents Raising Grandchildren
Support Group, WSFSSH Soard of Directors President Sheldon Fine, Borough President Adorto Carrion, Jr., PSS Executive Director David Taylor, Senator: Ruben Dlaz, Sr., DFTA Commissioner Edwin
Mendez-Santiago, and NYCHA General Manager Douglas Apple.
- - - - - - - B y Eileen Elliott---·---

y

ou may be surprised to learn that there are 83,000 seniors in the City who have the sole responsibility of caring for their grandchildren, I fall goes accordi~g.to schedule, one year from now 50 of these
~on~traditional families will have new homes in a facility that has been specially designed to meet
their ni:eds. Located in the Moaisania section of the Bronx, lhe single, six-story building will be called the
Pr.csbyterian Senior Services (PSS) GrandParent Family Apartments, and not only will it be the first intergenerational public housing development in New York State built from the ground up, it will also be the first
in the country, And the New York City Housing Authority is making the project possible by leasing the land
to PSS for $1 a year and providing the operating subsidy.
A groundbreaking ceremony this as a model throughout th~ thispieceofpropcrty. Theyimmefor the $12 million facility was state to do more of these types of diately embraced the vision and
held in a heated tent at the comer projects. I hope we're going to be have committed the resources of
of 163rd Street and Prospect Av- back here in 12 months to see this Ute Housing Authority," he said,
NYCHA General Manager
enue on a frosty December 4th beautiful project completed."
In addition to NYCHA and Douglas Apple emphasized the
morning. Staff from the two organizations that are driving the pro- DHCR, .capital funding for the importance of facilities such as
ject - Presbyterian Senior Ser- PSS GrandParent Family Apart- the GrandParent FaOlilY Apartvices (PSS) and the West Side ments is also being provided by ments by pointing out that oneFederation for Senior and Sup- theNewYorkCommunityPreser- third ofNYCHA's 419,000 resiportive Housing, Inc, (WSFSSH) vation Corporation, the Local Ini- dents' are seniors, and seniors arc
- joined representatives from a tiati~es Support Cozporation, the the Housing Authority's fastest
variety of public and .priv.ate en.ti..: · National Equity Fwt~, 'and J.P. growing pOPulation. The General
' Manngc:r also lbimked many peaties including the New York City Morgan Chase, among others.
The GrBD:~a..r::ent Family pie, ·including Mayor Michael R.
Housing Authority (ij"YCHA) and
the New York State Division of Apartments will hoUse a resource Bloomberg, DHCR CommissionHousing anti Commwiity Renew· · center equipped with computer er JUdith Calogero, Department
al (DHCR), _elected officials, and and exercise rooms, and program for the Aging Commissioner Edseniors from NYCHA 's nearby areas. There will also be a land- win Mendez-Santiago, Assembly
Davidson Houses to celebrate. ··
scaped green space in the rear of Member Michael Benjamin. and
"We have here in this tent a the building and an 8,000 square NYCHA 's (now fanner) Director
.of.Housing Finance and Develop-.
true representation of the coali- foot green roof.
The idea for the GrandParent ment Sharon Ebert, "for getting us
tion of people and energies that
are required today to accomplish a Family Apartments said WSF- to thiS place."
Commissioner Mendez-Santiago
task such as the construction of SSH Director Laura R. Jervis,
this building," said PSS Board ' 1sprang from · Wit~cssing the remarked that housing is the numPresident Louis L. Knowles in his strains, the daily challenges, the ber One concern among New Yorlc
economic pressures, and the anxi- City's seniors. The Commissioner
greeting.
The project will benefit people ety of valiant older adults who also"thankedNYCHAforproviding
like guest speaker Lillian· Harrison, were doing What they bad to do." $29 million to keep 100 ofDFI'A's
Ms. Jervis thanked PSS Execu- 330 senior centers open.
a grandparent participant in the
PSS Kinship Program. "We've put tive Director David S. Taylor, as
·Other speakers included Senaour lives on hold to help the little did many others that morning, for.. tor Ruben Diaz, Sr.• Bronx Barpeople," said Ms. Hanison, "be- listening to the grandparents, and ough President Adolfo Carrion,
cause they're our future."
credited him for having the vision Jr., Assembly Member Michael
DHCR Commissioner Judith to turn the PSS GrandParent Fam- ·Benjamin, City Council Member
Calogero expressed her enthusi- ily Apartments into a reality.
Jose M. Serrano and WSFSSH
In his brief remarks, Mr. Taylor Board of Directors President
asm and hopes for the project.
"We couldn't be more proud to be called NYCHA Chainnan Tino Sheldon J.• Fine.
your financial partner along with Hernandez and General Maliager
If you are interested in findi~g
the many others," the Commis- Douglas Apple, "The primary rea- out more, call Cliff Flanders at
sioner said. "We are going to use lops this building is being built on 212-721-6032, ext. 248.
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GOVERNOR PRAISES HOUSING PROJECT FOR GRANDPARENTS

Unique Affordable Housing Project Bre.aks Ground in the Bronx
Governor George E. Pataki today hailed the ground?reaking for a State-funded affordable housing
project uniquely designed to meet the nee~s of low-mcome grandparents who are raising their
grandchildren. The PSS GrandParent Family Apartments, sponsored by Presbyterian Senior Services
(PSS) and developed by West Side Federation for Senior and Supportive Housing, Inc. (WSFSSH)
is the first affordable housing of its kind in the State ofNew York.
'
"This project is a prime example of the innovative affordable housing alternatives that we have
created to meet the needs of special populations," Governor Pataki said. "Because we rely on
community-based compll!'ies --liJ<;e W~st Side !'"ederation for Senior and Supportive Housing and
Presbyterian Senior Services-- to IdentifY housmg needs at the local level, the State's investment in
this project will help to stabilize 50 of these special families and produce life altering dividends."
The PSS GrandParents project received $1.9 million from the Low Income Housing Trust Fund
program and an allocation of $759,000 :from the Federal Low Income Housing Credit program which
will produce $6.2 million i~ private equity toward the tot~ ~roject co_st of$ I 0.5 million . .The project
involves the new constructiOn of a 6-story structure contammg 50 umts (40 two-bedroom and 10
three-bedroom) for very low-income grandparents raising minor children.
Assemblyman Michael Benjamin said, "This project is a win-win for the state and city because not
only are we assisting grandparents who are genuinely committed to caring for their grandchildren
but we also are investing in the future of children· and ensuring that they have one of the most basic
and critical ingredients· to a promising future, a safe and nurturing home."
State Division ofHousing and Community Renewal Commissioner Judith Calogero said, "Under the
leadership of Governor Pat.aki, our St~t~ has _been ~~the forefront creating pub~c/private partnerships
to develop affordable housmg for families with umque needs. Grandparents raising young children
face many challenges and this project will include services to help them meet these challenges."
David Taylor, Executive Director of Presbyterian Senior Services said, "PSS and WSFSSH are proud
that our State is a leader in providing safe affordable housing to this very special and deserving
population."
The development team consists ofWSFSSH, manager and developer, Goshow Associates, LLP,
architect, and Frank Corigliano, general contractor. Presbyterian Senior Services, the sponsor, will
provide a spectrum of supportive services onsite to the residents. The building will be owned by the
partnership PSS/WSF Housing Company, L.P.
Rental subsidy will be provided by the New York City Housing Authority (NYCHA) for all units
'
making them affordable to households with incomes up to 50 percent of area median income.
NYCHA has also granted a long-term ground lease for the purpose of the project. The Low Income
h+t~. 1lnm'"'_ototte nv.us/e:ovemorloress/year03/dec4_I_ 03 .htm
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Housing Trust Fund program addresses the _critical need for safe, affordable housing opportunities for
seniors, families and individuals. The Housmg Trust Fund provides State funding to help construct
new housing, to rehabilitate vacant or under-utilized residential property and to convert vacant nonresidential property to residen~ial use. Tb~ Federal Lo_w Income Housing Tax Credit Program (LIHC)
was established to promote pnvate sector mvestment m the development and retention of rental
housing for low-income seniors, families and individuals. The program provides a dollar-for-dollar
reduction in federal income tax liability for project owners in direct relation to the number of
·
affordable housing units they produce. ###
B.J!tur.!LW the_2003Yress Releases
Return. to.Jhe Qf[lce_of the_Goverl!m.-
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Grandparent housing
not for retiring types
By SONDRA WOLFER
DAILY NEWS WRITER

The first apartment building in New York City designed specifically for
low-income grandparents raising their grandchildren is under
·
construction in the South Bronx.
The Presbyterian Senior Services· GrandParent Family Apartments will
have-safety handrails in the hallways and a playground outside. An on-site
resource center will offer after-school programs for children and support
groups for grandparents facing the stress of parenting again.
"This is a group that could use the structure and the help," said Stefanic
Gouey of Presbyterian Senior Services, a nonprofit organization that is
constructing the six-story building in partnership with the West Side
Federati~n for ~enior and Supportive Housing.
"We're building the apartments with the seniors and the children in
mind," Gouey said.
·
Though construction has started, Bronx Borough President Adolfo Carri%
F3n and other city and state officials will attend a groundbreaking
ceremony tomorrow at noon at the work site on 163rd St. and Prospect
Ave.
The apartments are expected to open in November 2004.
The building's 50 two-bedroom and three-bedroom apartments will be
designated for low-income people 6o and older who have sole custody of
one or more grandchildren.
In the Bronx, almost 18, ooo people are raising their grandchildren,
according to Census 2000. More than 83,000 people are raising their

J://www .nydailynews.com/12-03-2003/boroughs/story/142048p- I 25 899c.html
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grandchildren citywide.
"All of a sudden, this grandparent has a kid on their doorstep at a time
when they are not working and sometimes living in a small apartment,"
Goueysaid.
And often they need extra financial, social and emotional help.
Ganey said the resource center will offer parenting skills courses, stress
reduction and exercise programs, tutoring, summer programs for kids and
referrals for medical, financial and legal services.
Counseling services will be available. to children and grandparents, who
often come together after a family trauma such as a parent's death or
illness, substance abuse, physical abuse or neglect.
Gouey said many grandparents also grapple with gnilt and insecurities
about their own parenting because they believe they failed the first time
around.
The resource center will be open to residents of the building as well as
grandparent caregivers Jiving elsewhere.
The New York City Housing Authority is leasing the property to
Presbyterian Senior Services for $1 a year, and the $12 million
construction project is being funded by city and state agencies.
Revenue from commercial space in the building will go to building
maintenance and resource center programs.
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MATTHEW ROBERTS

Ann Ford (1.), 64, and Sarah Saddler, 72, hug outside new home, PreSbyterian Senior Services Grandparent Family Apartments, at
Prospect- Ave. and 163rd· St. All tenants at. Bronx complex must be 62 or over and have legal custody of their grandchildren.

Grand new concep
Building for seniors raising grandkids
.

'

.

.

LAURA HORNE CLASPED her hands together. ing_theirretirement. ,
· a ges
· ture of, · often
The grandchildren, she said,
cI.osed h er eyes and. 1eaned b ack m
·sUffer from ·grief, anger
thankfulness and relief as she talked about the new · and feelings of abandonment.
Bronx apartment buildiilg she is about to move into
The center offers supi?ort
·
h
d
groups, after-school . tutonng,
With her t ree teenage gran sons.
evening meals for kids, counselBY SONDRA WOLFER
ing, job training and other prqLike her, aU of her new neigh-

bors will be low-income grandDAILY NEWS WRITER
grams for children and adults. It
parents dealing with the daunt..
.
also provides recreational activiing task of raising grandkids.
They ~ dealing With legal ?JS· tiElS and trips for the kids, giving
''We need each other. We are · t<?dY ~ssu_;s. Bere~v~D?ent ~- a grandparents a break and kids a
, all going through ma..."ly of t.'le b1g ~..g ~or them, s~~ Jemrer chance to have· some tun.
·
same problems. Being able to Pats~er-~chwartz•. dire~or gf· ·''We want to make sure they
talk about it together is very im- . the Kinship <:aregt~ers:Support enjoy their youth, while realizportant," said Home, 65.
P_rogram, which. will offer. on- ingtheyhaveuniqueresponsibilShe is rearing her grandsons, s1te support servJ.ces.
• ities," said Alex Ro!>ado, 24, a
David, 13; T;arique, ·.14, and
Abo1;1t. 83,00~ grandp~ents center youth specialist who was
Charles, 15, whose mother has are raiSmg th~ grandC¥dren raised by his ~andmother.
. ·
leukemia.
in New York C1ty, according to
The center 1S open not only to
The new six-story Presbytelj.- the 2000 census; about 18,000 residents but to any grandparan Senior Services Grandparent live in the Bronx.
. ent raising a. minor grandchild.
Patsiner-Schwartz said m1i\UY
The facility is a collaboration
Family Apartments at 951 Prospect Ave. has 40 two-bedroom of th~ grandparents suffer from. becyveen New York City Housing
apartments and · 10 three-bed- guilt about their chi).d being un- Authority and two nonprofit orroom ·apartments. Tenants must able to parent because· _of drug ganizations - Presbyterian Sebe 62 or older and have legal cus- addiction or other problems. nior Services and the West Side
tody of their grandchildren.
· · Some are grieving for children · Federation for Senior and Sup"They are dealing with being they lost to an ~ess, while oth- portive Housing.
older and having to cope with a · ers ·are coping with the stress of · -. ,City, state and federal agenwhole new education system. becoming full-time par~nts dur- cies ·contributed construction

.

funding, and revenue from
5,QOO square feet of commercial
space will go toward building
maintenance and center prograins.
.
.
.
Last. week, Mayor Bloomberg
tour~d the building=- the first of
its Kind in the state -.and gave
a welcome rnat to Dorothy
Jenkins, 74, whO wj1l be moving
in With her two grandcl;J.i.ldren
vvileri the building opens in
March.
"This facility has the potential
.for becoming a modelfor meet.ing the needs of tens of thousands of families like the Jenkins family in our city and
across the nation," Bloomberg
·said.
Jenkins said she is looking forward to moving into ber faniily's
new three-bedroo~ apartment
almost as much as her grand~
daughter, Brittny, 12, with whom
she now shares a bedroom~
"She can't wait" to move in,"
Jenkins said. "She's getting very
upset. She's making it krioWn
she wants a room of her own."
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In 1991, 11 was reported that m New York C1ty

the-art resource center that will be p1votal

there were over 14,000 grandparents ra1s1ng

111 the lives of the bu1ld1ng's res1dents and

young children. According to the 2000 U.S.

kinShip fam11ies from the greater commu-

Census, 1n the Bronx alone there were over

n1ty. There both older adults and ch1ldren

16,000 grandparents ra1s1ng grandchildren.

will meet the1r soc1al workers and coun-

Many of these kinship famil1es were created

selors, obtain help w1th legal 1ssues,

by hopeless Circumstances: poverty, sub·

attend support groups, workshops and

((M)' g raudsou is pa rt of me and

uM)' gra nddaug hter lollcs to tell c11eryo ue that

I would llel'l'r g il'c him up. "

she has been blessed with two mothers. "

stance abuse, d1vorce, v1olence and the

classes, fmd help w1th schoolwork and

HIV/ AIDS ep1dem1c. The ra1s1ng of the ch1l-

enJOY supervised recreation. More than a

dren frequently falls to the grandparent-usu-

good place to live together, these apart-

ally the grandmother alone. Often they live 111

ments, through the resource center, will

deplorable cond il1ons.

support, strengthen and enrich these lam ·
ilies and those 111 the community beyond.

