RIPPOWAM CORPORATION
BOARD MEETING

March 23, 2021
5:00 PM
Agenda

TO: Richard Ostuw
Adriana Ospina
Ronice Latta

a. Call to Order

b. Approval of Minutes for February 23, 2021
¢. Development Financing Discussion

d. Development Update

e. Other Business

f.  Adjourn




RIPPOWAM CORPORATION
Meeting Minutes of the Board of Directors
February 23, 2021

The Meeting of the Board of Directors of the Rippowam Corporation (the “Corporation”) was held on a remote connection
meeting platform- Zoom on Tuesday, February 23, 2021.

The meeting was called to order at 5:00 p.m.

Attendees

Board Members: Rich Ostuw Absent: None
Adriana Ospina
Ronice Latta

COC Board Members: Susan Ruiz COC Advisory Board: Bianca Shinn-Desras
Lester McKoy
Sheila Williams-Brown

Staff: Vin Tufo
Jon Gottlieb
Chris Warren
Michelle Rodriguez
Michele Tarulli
Natalie Coard
Lisa Reynolds
Sam Feda
Jamie Perna
Christine Young
Alexis Luzetti
Dakota Arturo
Darnel Paulemon
Tania Silverio

1. Approval of Minutes of Previous Meetings —
Meeting Minutes of January 26, 2021 were approved unanimously on a motion by Director Latta,

seconded by Director Ospina.

2. Tax Credit Program —
The Tax Credit Program was presented by Mr. Gottlieb.

3. Development Update -
The February Development report was presented by Mr. Gottlieb, Mr. Warren and Ms. Tarulii.

4. Adjowrnment -
At 5:47 p.m., the Board meeting was adjourned.

Respectfully submitted by:

Vincent Tufo, President

The undersigned, being all of the Directors of Rippowam Corporation, do hereby affirm and cansent to each and every
resolution duly adopted and action duly taken by the Directors of the Corporation at this Meeting.

Rich Ostuw

Adriana Ospina

Ronice Laita

THE ABOVE BEING ALIL OF THE DIRECTORS
OF RIPPOWAM CORPORATION




DEVELOPMENT PROJECT FINANCING

The purpose of this document is to provide a description, and examples, of how development projects are
financed by Rippowam Corp. Topics include the different types of projects, various sources of funding
and the requirements associated with each source.

PROJECT TYPES

New Construction

Construction of new buildings rather than renovation. May include the demolition and removal of
existing buildings, excavation of older utility lines, parking areas and walkways. May also include
remediation of environmental hazards in older buildings (lead, asbestos), or underground (pollution or
toxic waste from previous uses of the site). Often includes installation of new eleciric and gas lines, water
and sewer lines, roads, walkways and storm drainage lines and structures.

Renavation (also called Rehabilitation)

Varying degrees of repair and improvement to existing buildings. Most Rippowam Corp. projects feature
substantial renovation, including new windows and doors, electrical wiring and equipment; new plumbing
lines and fixtures; new floors and roofs; new kitchens and baths; and new appliances and lighting fixtures.
Security improvements are often included, such as new or additional CCTV cameras and recording
equipment. Site improvements may include play and passive recreation areas, paving of parking areas,
roads and walks, and repair or replacement of electric and/or gas lines. Energy conservation measutes are
inciuded to the extent financially feasible.

New Construction or Renovation Combined With Acquisition of Land or Buildings
For some development efforts, vacant land or existing buildings may be acquired. Most Rippowam Corp.

projects have involved land or buildings already owned by COC, such as Lawnhill Terrace and
Rippowam Manor. Acquisition of property from other sources was most recently required for Park 215
and Greenfield. Given the high cost of property in Stamford, projects requiring arms-length property
acquisition are generally much more difficult to package financially.

FINANCING STRUCTURE

Most Rippowam Corp. development projects utilize several of the private and public funding sources
described below, including hard debt (loans to be repaid during construction/renovation and from the
outset of renovations), soft debt (loans to be repaid from surplus cash flow only to the extent available),
outright grants, and cash invested as equity in return for tax credits. For tax credit projects, it is
financially efficient to have all funding structured as loans, with all but the first mortgage being soft debt.




TYPICAL FUNDING SOURCES
Frequently used funding sources include the following. Projects often combine five or six sources.

Private First Mortgage Debt

Public funding sources require that private debt be maximized in order to ensure the least possible use of
scarce public funds. The pritary formula for determining the amount of hard debt a project can support
is the debt service coverage ratio (DSCR). Lenders typically require a DSCR of 1.15, meaning $1.15 in
revenue (after paying all expenses other than hard debt) for each $1,00 of debt service, The intent is to
provide a cushion in the event of reduced rental income so the ability to pay mortgage debt is not
jeopardized. During construction or renovation, this loan is interest-only, with no amortization
(repayment of principal). Upon conversion to permanent financing, both interest and principal are paid.

Large banks, such as JP Morgan Chase, ate the most common source of first mortgage debt. For projects
other than those using 4% tax credits, banks vse their own funds for these loans. For 4% tax credit
projects, the first mortgage is required to be funded from proceeds of the sale of tax-exempt bonds. For
these projects, COC issues the tax-exempt bonds, which are purchased by the lender, which then loans the
funds to the project. COC receives a fee for issuing the bonds.

Low-Income Housing Tax Credits (LIHTC)

Most Rippowam Corp. projects include either 9% or 4% tax credits, with recent exceptions being the
renovations at Rippowam Manor and Glenbrook Manor, These two sites are 100% Section 8 supported,
and the rental income generated after refinancing at recent low interest rates supports hard debt sufficient
to fund the renovation program. For other developments, tax credits are a necessary component of the
financial structure. The credits fund approximately 30% - 35% of project costs (4% credits) or 60% -
65% of costs (9% credits). Please refer to the tax credit program description for mote details on the
operation of the LIHTC program,

State Capital Funds

The CT Department of Housing (DOL) is an important source of soft debt. DOH funds may originate as
proceeds of State bond issues or may be federal funds that are administered by the State. These funds are
requested in an annual funding round when associated with CHFA award of 9% tax credits. DOH
sometimes conducts annual funding rounds for funds to be used with 4% credits, but often accepts these
applications on a rolling basis, DOH funds are loaned directly to the development partnership rather than
through COC, and loan repayments are made to DOH. Repayment terms are negotiated for each project,
and repayment is made from cash flow only as available.

Housing Tax Credit Contribution Program (HTCC)

Under HTCC, developers apply to CHFA for State tax credits, which can then be sold to investors with
State tax liability. Historically, utility companies, such as Eversource, have purchased these credits. The
maximum amount of credits is limited to $500,000 per project and credits are priced at one dollar per
credit dollar.




City Capital Funds

The City has provided funds for most Rippowam Corp projects as grants to COC that are loaned to the
projects. Until a few years ago, City funds were often $1 million or more per project, but more recently
have been $500,000 or less, and in some cases, zero. The City asks those that will be requesting funds
each year to submit brief proposals for review. We continue to submit proposals but no longer assume
that funds will be awarded.

City Fee-in-Lieu Funds (FIL}

Developers of market rate housing have the option of including affordable units within their
developments or entering an agreement with an affordable housing developer to accept funding for an
affordable project as an alternate means of satisfying City requirements. The Zoning Board historically
reviewed and approved such agreements, but the City is in the process of creating an Affordable Housing
Trust Fund (AHTF) which will administer the FIL program, Once the AHTF is in place, developers that
choose to pay instead of including affordable units in their projects will pay into the AHTF rather than
making an agreement with an affordable housing developer. The AHTF will invite proposals for use of
the funds which will be evaluated and ranked.

FIL is an 1mportant source of fundmg for Rlppowam Corp pr ojects because the amounts awarded have
been 51g111ﬁcant The C1ty bases the amount on umt sme and income Jevel tar getmg The award
calculation J plocess may change once the AHTF is in operation, but examples under the cuitent formula
include the: foIlowmg FIL amounts for certain unit size/income combinations:

'I_‘_wo-.bed;_ oom _umt__af_foldabIe.to.househo_lds at 25% AMI: $344,160

Three-bedroom unit affordable to households at 25% AMI: $371,693

Two bedroom @ 50% AML: $207,930

Three bedroom @ 50% AMI: § 224,564

Replacement Housing Factor (RHF)

When a federal public housing development is either demolished or removed from the federal portfolio,
HUD increases the amount of annual capital funds awarded to the parent housing authority. The
increased funding lasts for up to ten years and in the past has provided several hundred thousand dollars
for new developments in return for the inclusion of a small number of federal public housing units. RHF
funds have been used in the development of Palmer Square, Greenfield, and Park 215,

Proceeds From Refinancing

When the original mortgage loan for a development is fully, or mostly, paid off, it is sometimes possible
to refinance the property for an amount sufficient to retire any existing debt and fund comprehensive
renovations. This approach is currently in use at Rippowam Manor and Glenbrook Manor,

Seller Financing
Because federal tax credits can be claimed against the cost of acquiring buildings (but not land), we have

COC sell buildings at full market value to the tax credit partnership in order to maximize the tax credits
associated with the acquisition. To avoid having to pay the full purchase price at closing, 90% of the sale
price is covered by a mortgage issued by COC as the seller, This allows tax credits to be claimed against
the full purchase price while only 10% of the cost is paid at closing. The balance becomes senior soft
debt and is paid from surplus cash as available from operations.




Energy Rebates
Utility companies offer cash to developers in return for the incorporation of energy saving measures into

construction or renovation plans. The size of the rebate varies depending upon the level of anticipated
energy savings, and is typically less for renovation projects, which cannot attain the level of energy
savings possible for new construction.

Deferred Developer Fee (DDFE)

Rippowatn Corp earns a developer fee for each project, typically 10% of total project costs less land
acquisition and other small items, Developer fee is most often funded from equity contributed by the
limited partner, and the timing of the payment of developer fee is negotiated and memorialized in the
partnership agreement. A common payment schedule is 10% - 15% at initial closing, a similar amount at
50% construction completion, 35% - 50% upon completion, and the balance after final sign-off by CHFA
and the limited partner, often a year after completion. In order to reduce the overall funding required
during the development stage, up to 50% of developer fee can be deferred. The outstanding fee amount
becomes the senior claim on surplus cash from operations until it is fully paid.

Sponsor Loan
A developer may loan cash to the project if other sources are insufficient to cover all development

expenses. This loan is repaid from surplus cash. Each soft loan (repaid form cash flow as available) is
given a ptiority ranking, indicating the order in which it is to be repaid, Deferred developer fee always
has the highest priority.

THE THREE STAGES OF THE DEVELOPMENT PROCESS

Pre-Development

Expenditures begin long before construction or renovation commences, often years before. Following the
completion of the appropriate procurement processes, expenses incurred during this period primarily
include design (architect, engineers), environmental investigation, legal fees, property acquisition or
option to purchase, and financing application fees. These costs are typically funded from owner or
sponsor capital. Although eligible for inclusion in the development budget and reimbursable as eligible
project expenses, these initial investments are at risk if the project does not move forward, or if the final
budget is too small to include all pre-development costs.

Construction/Renovation

When all approvals are in place for funding, planning and zoning, and building permits, construction or
renovation can commence. The construction or renovation period Iasts until the contractor’s work is
complete, funders have signed off on the project as complete, and City permission for occupancy is in
place. At this point, occupancy can commence. Marketing and prepatation for occupancy begins during
the final few months of construction or renovation. Once occupancy reaches 90 — 95% (depending upon
the first mortgage lender), conversion of the construction loan to a permanent 30 or 40 year mortgage can
occur.

During the construction/renovation period, the private first mortgage (called the “construction loan”) is
typically much larger than it will be after the project is occupied and operating normally. This is because
most tax eredit equity is not available until after completion, and because, in 4% tax credit deals, the
construction loan must fund at least 51% of development period costs. Most funding sources, other than




tax credit equity, may be fully utilized during the development stage, although some will be reserved for
reducing the construction loan balance to its targeted permanent level.

Conversion to Permanent Financing and Stabilized Operations

Upon completion of construction/renovation and receipt of all approvals necessary for occupancy, the
construction loan is converted to a long-term amortizing mortgage loan. The limited partner makes the
final contributions of tax credit equity at this time, or when final CHFA sign-off on the tax credits is
issued. The later payments of tax credit equity and portions of other funding sources reserved for the
purpose, are used to reduce the principal balance of the permanent mortgage loan, and to fund expenses
not needed until operations commence, such as capitalized reserves, leasing commissions and final legal
and other professional fees. It is most common that half of the developer fee will be deferred, to be paid
from project cash flow,

Sample Development Budgets for Differing Project Types

The following examples are pdfs of the Excel spreadsheets used in project planning, and in funding
applications submitted to CHFA and DOH. This format is also acceptable to other public and private
funders including limited partners and first mortgage lenders. Examples include Park 215 (a new
construction project with 9% tax credits), and Lawnhill Terrace 3 (a renovation project with 4% tax
credits).
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RIPPOWAM CORP. DEVELOPMENT UPDATE
MARCH 2021

Corona Virus Actions: We are coordinating closely with COC and aligning actions taken at the sites
managed by Stone Harbour with those policies and practices implemented by COC.

For residents with genuine income loss due to Covid-19, the internal COC rent relief program can cover
up to 100% of delinquent rent at the time of entering the rent relief program. Upon entering the program,
residents will pay 30% of their income as rent, with the accrued balance going forward being subject to a
repayment agreement, commencing at the end of the period of Covid related income loss.

Those eligible for temporaty full or partial rent deferral include residents other than those in the federal
public housing and Section 8 programs. The program has been expanded to allow applications from
market rate tenants. Federal program residents are already eligible for interim re-certifications, which
reduce the tenant share of rent and offset that reduction with an increase in federal subsidy. The
developments most affected by potential rent loss are Oak Park and all Lawnhill Terrace phases.

Tenant participation in the rent forbearance program has increased due to program modifications and
extensive outreach and recruitment efforts by property managers and resident service coordinators. Some
residents are reluctant to commit to a repayment agreement, or possibly to sign any agreements, but we
also find a number of households that have not experienced significant income loss but simply choose not
to pay. These residents are not eligible for the rent relief program and are taking advantage of the State
eviction moratorium to withhold rent without immediate consequence. When the eviction moratorium
eventually ends, we anticipate many of these residents will move out, either with or without notice,
leaving large unpaid balances.

The State prohibition on initiation of evictions for non-payment and all but the most severe lease
violations has recently been extended “for the duration of the health emergency”, currently projected to be
in place at least through April The federal (CDC) eviction moratorium has also been extended and will
likely remain in place for at least several months, The CDC allows the initiation of evictions and would
be preferable to the State moratorium, but the CDC rules are not in effect as fong as the State moratorium
exists. We have urged the State to rescind the State moratorium in order to allow the CDC moratorium to
become effective or to modify the State moratorium to more closely match the CDC rules.

The State closed its: prev;ous rent relief program in early December, The pr ograin 1e0pened on March 15,
funded at. 0ve1 $200 million. 'We are wmkmg with residents to determine ehglblhty and’ asmst in:the
application process. ‘The p1 ogram will fund:85% of 1 up 10 six moriths of delinguent rent and up to six
months future rent,. We have’ objected to the requirement that landlords forgive 15%of delmquent rent
and urged the State to rémove that requirement for housing’ authorities and non-profit owners,

IN CONSTRUCTION
Lawnhill Terrace 3: Work continues at the site with reduced crew size and maintenance of distance
between workers, in conformance with the Governor’s Executive Order on construction site practices. By




the end of March, it is anticipated that the first quad will be comp}ete except for touch—up of final interior
work and that inspection for ﬁnal touch—up ‘will be under way for the second. quad. ‘Final as-built surveys
and a request to the City for issuance of a certlﬁcate of final completlon will have been'submitted. The
current” goa] is City issuance of certificates of occupancy for: the fist quad in ea:ly Aprjl with the second
quad. soon after, dependmg on the City’s mspectlon schedule, Completlon of the commumty center will
follow, as will landscapmg work that requires warmer weather, ‘The property management tean is

pr epaung ‘o relocate households from the Phase 4 area to the. completed Phase 3, and is:also wmkmg with
our private leasing agent ‘NewBridge Realty, to set up model units and marketing plans for those units not
to bé occupied by returning residents.

Rippowam Manor: Renovation work was halted for an extended period in compliance with State and
City guidance regarding construction work in occupied buildings but resumed in August. A nurse is on
site to perforin temperature checks and medical assessments for all workers and delivery drivers. A
separate entrance has been set up for crew members to limit contact with residents. Coordination
meetings are being held with the contractor and propeity managers, and extensive communication with
residents is under way. J Stack units are complete and residerits have 1e’rurned to those units: Work is
onhgoing in the A stack and the B. stack has’ begun 1elocat;0n “The final stack is C, with completlon
antlcipated in June. 'Work in'common hallways is ongomg “and renovation of the commumty room 1s
scheduled to.commence in ‘April. ‘Exterior work is resuming as weather permits and will:.commence in
earnest as spring arrives, - Outdoor work includes 1eﬁmshmg the bulldmg exterior, installing drip edge
around air conditioner sleeves, paving and final landscape impt rovements.

Glenbrook Manor: The new FHA-insured mortgage loan closed in early September. The project budget
has increased by approximately $90,000, due to delays related to Covid-19, the cost of the on-site nurse
and other protective measures, and additional requirements by the City, This increase is offset by the
increase in the loan amount of over $200,000 from original projections. The first six units have been
completed and 1eoccup1ed Work is progressing in the other five: umts on the 40 (uppennost) floor."Work
continties in the community room, basement level, and common areas. As outdoor temperatures rise, Toof
replacement is scheduled for April; followed by refinishing of the exterior.

Temporary relocation of residents is going well, with a coordinated effort by property managers, resident
service coordinators and Rip Corp. staff. All health and safety measures are being observed to minimize
resident contact with the construction crew and to clean and sanitize all spaces regularly.

IN PLANNING STAGE

Vidal Court Replacement - Phase V: Under an existing HUD grant, master planning and schematic
design for a possible fifth phase of the Vidal Court revitalization on Stillwater Avenue was performed. A
preliminary cost estimate for the development has been completed, but further action on this phase is not
scheduled for the near term.

Lawnhill Terrace 4; The Zoning Board has awarded an additional $1.3 million in Fee-in-Licu funds
bringing the total allocated to Lawnhill 4 to over $2.1 million. We have received a special allocation of
State DOH funds to complete the funding sources and the team is preparing the DOH and tax credit
applications and finalizing terms with the lender and investor. Thirteen Project-Based Vouchers will be
assigned to Lawnhill 4, which will generate additional revenue and support a larger permanent mortgage.
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The process of putting together the due diligence items for the consolidated appllcanon for tax credits and
DOH fundmg continues. Vlkmg Construction has been selected as Construction Manager and is working
with the ‘architect 10 finalize 1enovat10n plans and secure prlcmg from subcontractors.  The iarget date for
havmg the full cost estimate in place is mid-March, With pricing identified, the tax credit and DOH
funding applications are expected to be submitted in late April.

Oalk Park: A comprehensive rehab in three phases, similar to the renovations being performed at
Lawnhill Terrace, is planned following the completion of the final Lawnhill Terrace phase. A study of
physical conditions has been completed by QAM Architects, identifying a scope of work requiring
immediate attention, prior to the start of overall renovations. These items include stabilizing electrical
systems, removal of existing unused oil tanks and repairs to the building roofs. We are in the process of
estimating the cost of work and identifying funding sources for addressing these most critical issues. The
Zoning Board has awarded $3.45 million in Fee-in-Lieu funds toward both interim repairs and the more
comprehensive renovation to follow. We continue to seek additional funding. The intetim scope of work
has an estimated cost of $2 million. We are proposing to use $1.5 million in replacement reserve funds.
We learned 1ecent]y that detailed construction plans of the existing buildings do not exist. ‘Asa resuit ‘the
d651gn team is measuring the buildings in order to create accurate plans for’ b}ddmg and design. This has
delayed the completion of design and bid specs. Measuring of all units is ongoing.

Clinton Manor: During a recent high wind event, a portion of the exterior building siding detached and
fell to the ground. Afier examination by an architect, engineer, and siding consultant, it has been
determined that the siding on the two sides of the building that was not 1eplaced during major rencvations
several years ago should now be replaced. We met with the architect and an expert in panehzed sidingto
identify: options for new sidmg, ‘and a cost estimate has been | pr epared ‘We are investigating the possible
refinancing of the existing mortgage and inclusion of funds to pay for the repair.

Stamford Manor: Because of the recurting sizeable operating deficit at Stamford Manor, COC has asked
that we investigate possible alternative funding approaches to the conventional low-income public
housing program under which Stamford Manor has always operated. The deficit is primarily attributable
to very large security expenditures and to the resident services provided through Family Centers, The
amount of HUD operating subsidy is based on an internal calculation performed by HUD for all regions
of the country, with no consideration of the actual costs of any given development. The HUD formula is
unable to recognize the special security needs or the importance of supportive services to the particular
population at Stamford Manor.

We have determined that it is not possible to increase the amount of public housing operating subsidy.
We have also investigated other potential options for addressing the recurring deficits at Stamford Manor.
All would maintain the level of affordability at Stamford Manor that currently exists, would not result in
any change in resident rent payments, and would not require relocation of any residents. This topic is
addressed in greater detail under Asset Management,




ASSET MANAGEMENT

Park 215, {(Phase IV Vidal Court Revitalization): Commercial leasing activity has largely ceased due
to Covid-19, although a showing took place in early September. Over half of the commercial space is
leased and medical offices there are in operation, but there have been no recent showings of the space that
remains available, We have transferred a portion of the soft debt from the tax credit partnership that owns
the residential portion to SCCIC, which owns the ground floor commercial condo.

Conversion of COC Public Housing Portfolio: HUD has two standards for conversion of public
housing developments to Section 8 rental subsidy. For housing authorities with greater than 250 public
housing units, one option is very cumbersome and requires extensive and costly repairs. The other option
requires fewer repairs but provides no additional operating funding beyond what had been provided under
the public housing program. This second option is the Rental Assistance Demonstration (RAD).

Applications for RAD conversion of the Ursula Park Townhouses, Sheridan Mews, Lawn Avenue, and
CT Avenue public housing developments to Section 8 project-based vouchers have received plellmmaty
approval. Physical needs assessments and energy audits have been completed for all five RAD sites.

Data from the assessments and audits is being verified and will be entered into the HUD electronic
1epor£mg tool and 1nfonn the: 1equned HUD ﬁnancmg pian for funding of current and long-term repairs at
each site. ‘The required federal environmental review is underway.

For the remaining 249 units, which includes Stamford Manor (215 units), and the public housing units
within Post House Palmer Square, Greenfield, and Park 215, we suggest conversion to Section 8 under
the Streamlined Conversion program, which is available for portfolios under 250 units. The simpler
streamlined process has two significant advantages: Full Section 8 rental assistance is provided for every
resident household, and HUD does not require a specific program of repairs. The revenue increase would
be quite large, allowing reserves to be built up and providing an ability to fund repairs and improvements
overtime. The six scattered site public housing units are not addressed here because their disposition is
already under way.

Taylor Street: Investigation by an independent party has determined that two of the eight owner-
occupants are living elsewhere and renting their units, in violation of their deed covenants. We have
initiated legal action against these two owners and their tenants on behalf of both Rippowam Corporation,
as the designated affordability monitor, and the condominium association. The legal process has been
delayed due to the closure of the courts. Following the required notice and heating, we began fining the
two owners in violation of the primary residence requirement, The fines are in the amount of $50 per day
and are retroactive to the start of the violations. We have also amended the bylaws to pelmlt our legal
fees to be charged to those found in violation. One owner unit has recently sold: A ‘second-unit had been
under contract but the lender for the .’b_uyer__ha_s declined to make loans at Taylor Street. 'We liad provided
the seller with contact info for the lender that funded the buyer of the unit that closed but the second ‘unit
buyer chose to work with a different lender.” We have reminded the seller of the lender that has offered to
make additional loans,

Clinton Manor Cell Antenna: Negotiations have been completed and the lease agreement has been
executed. We have coordinated with COC facilities staff to ensure that the installation will not cause




damage ot maintenance problems, and T-Mobile will install a separate back-up generator to serve the
antenna in the event of a power outage. Rental revenue from T-Mobile will begin at $2,250 per month
with annual escalations. The most recent delay in installation of the antenna is due to T-Mobile placing a
hold on all new projects until the merger with Sprint was completed. The merger has received
government approvals, and a lawsuit seeking to block the merger was recently dismissed. We continue to
reach out to T-Mobile in hopes of getting the project moving again.

Leasing of Higher End Affordable Units: Eligibility under the Low-Income Housing Tax Credit
Program (LIHTC) extends through households earning up to 60% of the area median income (AMI). In
Stamford, the maximum income for a family of four is currently over $86,000. For a two bedroom unit in
Stamford, the LIHTC program permits rents up to $1,822, including utilities. While there is almost
always significant demand for LIHTC units in the separate category for households under 25% of AMI,
there are fewer applications submitted by households at the higher end of the 26% - 50% AMI category,
and within the 51% - 60% AMI category.

After extensive discussions with COC Admissions and Property Management staff, some changes have
been implemented in hopes of generating more applications from households at the upper end of the
eligible income range and retaining those applicants throughout the leasing process. COC has created
new marketing materials and has reduced the size of the application package for units that have
affordability restrictions but do not receive subsidy under the public housing or Section 8 programs.
NewBridge Realty, the firm that handles the leasing for our market rate units, has been actively marketing
the unsubsidized affordable units. The problem of recruiting applicants at the upper end of the income
ranges eligible for affordable units remains, and we are working with COC and NewBridge to improve
recruiting, COC is initiating a new marketing effort on a trial basis. We are coordinating with COC and
are hopeful that the program will lead to increased wait lists.

Additional efforts and procedural changes remain under discussion both to improve our marketing efforts
and to maintain better contact with households on the waiting lists, but we have identified one new
approach as an experiment: We have two units targeted to households with incomes up to 60% of the area
median for which the wait lists are exhausted. We will be listing these units with a private broker
(NewBridge Realty) in the CT Multiple Listing Service (MLS). If successful, this will result in both the
leasing of the two available units, and also in the start of a wait list made up of those eligible applicants
not selected for these two units. We also hope that the brokers associated with these applicants will
remain in contact with them while they are on the wait list, resulting in a more accurate and up to date
wait list as time passes.

Year 15 Tax Credit Project Plapning: As tax credit projects approach their fifteenth year of operations,
it is necessary to prepare for the exit of the investor limited partner, which typically exits between years
thirteen and fifieen of operations. Taylor Street and Post House are the two oldest tax credit
developments in our portfolio, and we are focusing on these two sites initially, Discussions are being
initiated with the investor limited partners, with the goal of transfer of their interest to the General
Partner, which in each case would be an entity owned by Rippowam Corporation. The Taylor Street
investor has indicated an interest in exiting the partnership early. Debt remaining at Taylor Street will be
approximately $400,000 at the time of partnership dissolution, and approximately $2 million at Post




House. Both developments can be refinanced for amounts sufficient to pay off the existing loans and
fund any needed capital items, including energy efficiency improvements,

Miscellaneous: We have prepared a Request for Qualifications for architectural services in order to
expand the list of pre-qualified design firms from which we can request proposals for specific projects.
This will allow project-specific procurement to focus on the suitability of the pre-approved firms for the
project under consideration and reduce the length of the procurement period. Following technical review
by legal counsel the RFP will be published.

UPCOMING TRANSACTIONS AND TASKS

COVID-19: Address higher than anticipated rent delinquency levels. Implement rent relief program.
Assist residents in applying for the State and local rent relief programs, and for unemployment
compensation and other benefits. Submit FEMA funding application for fourth quarter 2020 —
applications for second and third guarters have been previously submitted. Monitor new federal and state
rent relief programs and assist COC in implementation. FEMA rules have recently changed to provide
100% reimbursement of eligible expenditures rather than 75%.

992 Summer Street: Continue to facilitate comununication and coordination between COC property
managers and Inspirica service provider team. Determine appropriate use for space previously planned
for medical clinic for residents. Work with Inspirica to utilize the growing balance in the supportive
services reserve. Identify and address source of mold in certain units.

Park 215: Continue marketing effort to obtain tenants for remaining available commercial space.
Coordinate commercial tenant fit-out process.

Rippowam Manor: Coordinate temporary relocation of residents during renovations. Coordinate
renovations and oversee project during development period.

Glenbrook Manor: Cootdinate temporary relocation of residents during renovations. Coordinate
renovations and oversee project during development period.

Lawnhill Terrace 3: Oversee renovation process and coordinate re-occupancy with property
management team

Lawnhill Terrace 4; Prepare funding applications and finalize agreements with lender and investor.
Finalize plans and specs after receiving cost estimate.

Oak Park: Complete building measurements, plans and specifications, procure contractors, and
implement initial emergency repairs.

Wait List Management Improvement: Working with COC, develop improvements in marketing and
recruitment of applicants, in evaluating applicant eligibility, and in keeping applicants eligible and
interested while on the waiting lists. Place MLS ads.




Year 15 Preparation: Initiate discussion with investor limited partners for Taylor Street and Post House
regarding the investor’s exit from the limited partnership.

PORTFOLIO PERFORMANCE

Market rate occupancy levels continue reasonably strong, given Covid-19 concerns, although applicant
quality has declined. The amount of unpaid rent remains high, with some market rate residents
experiencing income foss due to Covid-19 and others simply choosing to withhold rent because of the
State and federal eviction moratoria that remain in place. We have been generally successful in seeking
more aggressive rent increases for the market rate units on turnover, although renewal increases are either
not being implemented currently due to Covid-19 economic impacts or are smaller than usual. Strong
demand and occupancy continues at the fully affordable developments in the Rippowam Corp. portfolio:
Post House, Taylor Street, Clinton Manor, Quintard Manot, Summer Place, Rippowam Manor,
Glenbrook Manor, and Lawnhill Terrace 1 and 2, although unpaid rent levels are significant at several
sites, especially Lawnhill Tetrace 2 and Oak Park. Rippowam staff work very closely with property
managers from COC and Stone Harbour Management, and with Family Centers, which provides
supportive services for all sites in our portfolic. We are closely monitoring rent delinquencies due to
tenant income loss during the Covid 19 emergency and taking steps to offset those losses.

EXTERNAL COMMUNICATIONS AND ISSUES _
CHFA Tax Credit Allocation Po]icies CHFA'is Cuirénﬂy coﬂs’idexing 'modiﬁc'at'ions td the Qualiﬁed

DOH staff at the meetmg were receptlve 1o addltlona] suggestlons Wthh we have sublmtted in wr 1tmg
We will continue to monitor the process as the QAP revision progresses.

DOH Funding Policies: Historically, State funding in tax credit projects from the State Department of
Housing (DOH) has been provided as a grant or “soft” debt for which interest and principal payments are
accrued and later forgiven, not repaid. DOH changed that policy a few years ago to one which requires
repayment of the State investment from surplus cash from 50% of net cash flow. We are working with
the new DOH leadership to urge either the elimination of the repayment requirement ot at least a
reduction on the portion of cash flow dedicated to repayment. To date we have been successful in
reducing the repayment amount for Lawnhill 3 to 10% of net cash flow, and to deferring the
commencement of repayment for over ten years.

Communities of Opportunity Policy: DOH and CHFA funding and tax credit allocation policies favor
what are considered to be “communities of opportunity”. Communities of opportunity are generally those
with higher incomes, fewer low-income households, higher rated public schools, and more growth.

Urban areas, such as the West Side of Stamford, do not fare well in this calculation and the policy further
hinders our opportunities to receive tax credits and DOH funding. We will continue to seek modification
of polices we believe unfaitly penalize COC and that do not recognize the importance of neighborhood
revitalization.




