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The Executive Director’s Report
ICYMI! This year’s Annual CONN-NAHRO Convention was
held virtually in August and was a great success!
CONN-NAHRO hosted 18 education sessions, trade show time, a
virtual happy hour, online game, agency roundtable, and national and local guest speakers over two days. Remember, as a registered attendee, you have access to the complete library of content for up to a year!
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Thank you to our speakers who devoted their time and knowledge to present.
Topics were timely and relevant and we appreciate you.
Thank you to our valued business partners who made the leap so we could
join you in your virtual “booth.” It was fun to chat and see what services and
discounts you provide to our organizations.
Thank you to our guest speakers, who joined us from as far away as California
and as close as Hartford. There were great informational updates from
NAHRO, and from our local agencies, including DOH and CHFA.
Thank you to our attendees for joining us! We built it and you came – 492 registered participants!
Thank you to our Scholarship Committee for your work in presenting four deserving students with our scholarships. This year was extra special as one was
presented in honor of the late Lynn Koroser-Crane, a valued and important
person to CONN-NAHRO and the industry. She will be missed.
Thank you to our sponsors who have always supported our convention, and
this year, although different, the support was even greater! Check out our
“Thank YOU” sponsor page included in this issue!

Melissa Green, Co-Secretary
Bristol Housing Authority

Thank you to the Convention Committee for their hard work to make the
change to virtual to continue to provide education, training and networking
opportunities to our membership!

Laura LaMar, Co-Secretary
Bristol Housing Authority

Annual Golf Outing

Janet Wortman
Janet Wortman, CPA

While the outing was run a bit differently this year, no thanks to COVID19, 100 golfers and volunteers made a day of it with beautiful weather to
boot!

Hazelann Cook
Hamden Housing Authority

Thank you to our golfers, sponsors, volunteers and Chippanee Golf Course for
a great day! Check out all the pics from the day on our website www.connnahro.org and Facebook @CTHousingAuthorities.

The Notorious RBG and Affordable Housing
Advocates
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Article by: Karen Futoma, Resident Services Liaison, CHFA
karen.futoma@CHFA.org
U.S. Supreme Court Justice Ruth Bader Ginsburg (aka Notorious RBG) was a champion advocate who spent her life and
career promoting human rights, i.e., equality and social justice for all, especially underserved and vulnerable individuals.
She served as an associate justice on the Supreme Court
from 1993-2020. We mourn her loss while turning to what
you, as an Affordable Housing Advocate (AHA), must continue to do.
As do many of the residents that AHAs serve, RBG faced
many personal obstacles in her life. The day before she graduated from high school, she lost her mother to cancer, having
through her teen years watched her mother endure multiple
surgeries and radiation. RBG fought her way through numerous hurdles and discrimination to become a lawyer, while
supported by her husband, who always viewed and treated
her as an equal. She helped him finish law school when he
faced a battle with cancer that he survived. She was barely
five feet tall and weighed 100 pounds, but she was strong
and mighty and worked out regularly with a personal trainer.
She battled many serious health challenges including numerous bouts with cancer and a heart issue, but persevered during all the battles she faced, overcoming numerous personal
and professional obstacles, as she believed in herself and
those she served. Her fortitude and sense of humor carried
her through the toughest of times.

These words ring true of the work you as AHAs do and the
way in which you do it. AHAs also serve as champion representatives for underserved and vulnerable individuals. I think
RBG would be proud to know that AHAs have carried and will
continue to carry her torch and commitment to promoting
social justice.
The work AHAs do every day provides stable, safe and accessible affordable housing for low-income elderly, families and
persons with disabilities. AHAs do it with the same passion,
compassion and drive that fueled RBG.
AHAs support those with disabilities in the community, rather than in institutions. In RBG’s lead opinion in the groundbreaking 1999 case of Olmstead v. L.C., she stated:
"Recognition that unjustified institutional isolation of persons
with disabilities is a form of discrimination reflects two evident judgments. First, institutional placement of persons who
can handle and benefit from community settings perpetuates
unwarranted assumptions that persons so isolated are incapable or unworthy of participating in community life. … Second, confinement in an institution severely diminishes the
everyday life activities of individuals, including family relations, social contacts, work options, economic independence,
educational advancement, and cultural enrichment."

Some of her famous quotes include:
AHAs tirelessly seek resources and programs that will enhance the quality of life of underserved and low-income residents. Many residents have faced lifelong hardships and
health challenges that continue. Many need a champion in
"Real change, enduring change, happens one step at a time." their corner. AHAs fight for and with them to maximize benefits and reduce expenses. AHAs connect residents with com“So often in life, things that you regard as an impediment
munity via social connections, health, education, recreation
turn out to be great, good fortune.”
and transportation. AHAs provide a smile, a warm heart and
an extended hand to those who need it the most. As AHAs,
you let them know they matter and are valued. You truly care
"Don't be distracted by emotions like anger, envy, resentabout them.
ment. These just zap energy and waste time."
“Fight for the things that you care about. But do it in a way
that will lead others to join you.”

"I would like to be remembered as someone who used what- AHAs are the RBG of affordable housing through the advocacy on behalf of the many residents’ lives you touch. You don’t
ever talent she had to do her work to the very best of her
give up; you are never too tired to fight for what’s just and
ability.”
good. Know that you are carrying the legacy of Ruth Bader
Ginsburg and other human rights advocates forward. You are
a Notorious AHA!

Connecticut Housing Agencies and Utilities:
A Powerful Partnership to Help Our Planet
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Article by: Jennifer Gottlieb Elazhari, Director of Public Housing & James Staunton, HUD Engineer
Jennifer.R.Gottlieb@hud.gov

James.F.Stauton@hud.gov

As leaders in housing, we have a unique opportunity and responsibility to meet our society’s obligations to reduce carbon emissions and mitigate against global warming while improving tenant quality of life. In “The Carbon Footprint of Household Energy
Use in the United States,” Benjamin Goldstein explains that the housing sector can achieve the Paris Agreement 2050 target by
decarbonizing electricity production in conjunction with a broad portfolio of zero emission energy solutions and behavioral
change associated with housing preferences. Residential energy use accounts for roughly 20% of greenhouse gas (GHG) emissions in the United States. Studies show that less consumption of floor space, higher densities and focusing new development in
places that have access to public transportation are the correct policy choices to limit carbon emissions from housing. These
choices support urban development. Meeting this target will require deep energy retrofits and transitioning to distributed lowcarbon energy sources. There is ample financial assistance available from the utility companies for making the deep energy
retrofits needed. We encourage you to seek out these incentive funds and weave energy efficiency into your existing and
new developments. As the Housing Choice Voucher program is our largest program, we ask that you raise these issues
and opportunities with tenant based and project-based owners that you work with.
While Housing Authorities are accustomed to thinking about their own properties, you are also in the unique position of
having contact with thousands of private owners to whom you can communicate about state utility energy efficiency programs, to advance the goal of moving our society to less carbon intensity and help distribute these funds. The link for Energize CT is https://www.energizect.com/your-home/rebates-and-incentives. The contact for Eversource programs is:
Enoch Lenge | Energy Efficiency | Eversource
107 Selden Street | Berlin, CT 06037 |Tel: 860.665.5369 | enoch.lenge@eversource.com
The following link illustrates several successful projects in Massachusetts with utility company investments from of up to nearly
a million dollars with zero owner cost. https://leanmultifamily.org/case-studies/
Several Connecticut Housing Authorities have taken advantage of utility incentives available through the utilities to make meaningful energy improvements. In 2013, the Bristol Housing Authority signed on as a partner in the HUD/DOE “Better Building
Challenge” program to reduce energy consumption and carbon footprint by 20% in 10 years. https://
betterbuildingssolutioncenter.energy.gov/partners/housing-authority-city-bristol-ct Carl Johnson of Bristol reports that: “In the
last six years, utilizing energy efficiency incentives, rebates and opportunities, the Bristol Housing Authority has saved approximately a half million dollars in much needed physical improvement project costs on our federal properties alone,
and over a million dollars across our whole portfolio, with another hundred and twenty thousand dollars of incentive programs
currently being worked on. These projects also reduce future operating costs and using best management practices and policies
increase the savings over time. Some projects that received incentives or were entirely paid for through energy efficiency
programs on our properties are energy assessment studies, air sealing and insulation, triple pane windows, high efficiency condensing gas boilers which supply both hot water and heating, split-system heat pumps, Energy Star appliances, Energy Star air
conditioning, LED lighting, Solar panels, gas stoves, faucet and shower aerators. New water mixing valves and diverters, gas
water heaters, and ventilation systems. We continue to work closely with Enoch Lenge and Carl Watts at Eversource and
already working on plans for 2021 projects.”
Another Connecticut leader is Anthony Vasiliou of Milford. Anthony from Milford whose long standing 20 years commitment to
weaving carbon reduction into operations culminated in his best project several years ago, a solar project that sells energy to the
grid. Milford hired skilled attorneys and technical consultants to craft the PPA (Power Purchase Agreement) which will result in
over $750,000 in electricity savings over the 20-year contract.
Utility company incentives have been successfully used by several Connecticut Housing Authorities with energy performance
contracts (EPCs). Connecticut agencies have EPCs in Bridgeport, Norwalk, Norwich, New Britain, Meriden, Waterbury, Norwich, Danbury, Milford, Vernon, East Hartford and Manchester.
As Connecticut Housing Authorities reposition their portfolio for the next century, we encourage you to use your position and
your many contacts to be a powerful driver of lowering our State’s carbon footprint in both the housing you own and that which
you rent from others. You have a power to make a vital change in the right direction.
Source: The carbon footprint of household energy use in the United States, Benjamin Goldstein, Dimitrios Gounaridis, and Joshua P.
Newell, Proceedings of National Science foundation, PNAS, August 11, 2020 117 (32) 19122-19130; first published July 20, 2020;
https://doi.org/10.1073/pnas.1922205117
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PIH Notice 2020-24: Additional Time to Utilize CARES Act Funds
Article by: Janet S. Wortman, CPA
janet@wortmancpa.com

In Notice PIH 2020-24 HUD provides guidance with regard to supplemental
funding awarded in the CARES (Coronavirus Aid, Relief, and Economic Security) Act. Funds must be tracked separately. Unused funds will be returned to
HUD. Here is a brief recap; consult the notice for more details.
Period of Availability Is Extended to December 31, 2021 as follows:
•
•

•
•
•
•

•

Operating fund supplemental funding
PHAs may use any available Public Housing Capital and Operating Funds
appropriated for Fiscal Years 2020 and prior for any eligible Capital or Operating Fund expense, and for other expanded COVID-19 expenses as included
in Notice 2020-07, through December 31, 2021
HCV Supplemental HAP & Admin Fee
PBRA funds for Moderate Rehab program
PHAs may transfer supplemental funding between projects without having
excess cash
Fees to Central Office may exceed safe harbor fees by not more than 50%.
The additional fees must be attached to a specific COCC expense and be
used immediately (cannot roll into COCC reserves.)
Allowable Capital Fund Administration is temporarily increased from 10%
to 15% of grant

PHAS Public Housing Assessment Scores Temporarily On Hold:
•
•

Scoring to resume beginning with March 31, 2021 PHA fiscal year-ends
CARES Act supplemental operating funds to be excluded from scoring calculations
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Annual Golf Outing Pics
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Notice PIH 2020-25
Emergency Safety & Security Grants Annual Funding
Article by: Janet S. Wortman, CPA
janet@wortmancpa.com

HUD grant funding is available to fund Emergency Safety and Security needs. See Notice PIH
2020-25 for specifics.
Eligible Uses Include:
1. Safety & Security items:
a. Security systems/cameras
b. Fencing
c. Lighting
d. Alarm systems
e. Window bars
f. Deadbolt locks
g. Doors
2. Carbon monoxide detectors including stand-alone CO or combination CO
& smoke detectors




PHAs may submit separate applications for each eligible use (item 1. or 2. above)
Funding limited to $250,000 per PHA
PHA is ineligible if previously received funding for the same project & purpose

Rental Arrearages in the Time of COVID

Page 7

Article by: Michael S. Wrona, Esq., Halloran & Sage LLP
wrona@halloransage.com
Since the beginning of the COVID-19 pandemic, housing authorities (and landlords in general) have
been hit with a dizzying array of executive orders, standing orders, and federal rules regarding eviction actions.
It can often be difficult to determine what actions can be taken by landlords, what actions are still prohibited,
and what special requirements are in place. As with most issues during this time, the answer depends largely
on when the questions are asked.
On September 30, 2020, Governor Lamont signed Executive Order 9E (later modified on October 20,
2020 by Executive Order 9H) which, in part, extended the eviction moratorium until January 1, 2021. As with
the Governor’s prior executive orders, notices to quit and complaints still cannot be served unless they are
based on serious nuisance, nonpayment of rent that was due on or before February 29, or a bona fide intention
by the landlord to use the premises for the landlord’s principal residence. However, 9E includes something that
prior orders did not. Now a landlord may evict for “serious nonpayment of rent” which is defined as “a rental
arrearage equal to or greater than six months’ worth of rent due on or after March 1, 2020.” Excluded from
“serious nonpayment of rent” are attorney fees, marshal fees, and late fees. Clearly, this exception is intended
to address those tenants who have made very little effort to make rental payments since the inception of the
eviction moratorium. However, it remains to be seen just how meaningful this new exception will be.
The Executive Order follows up the language concerning “serious nonpayment of rent” by providing all
tenants a fairly simple way to stop the eviction. The Order contains a requirement that all notices to quit issued
before January 1, 2021 shall be delivered with a copy of the Declaration created by the Centers for Disease
Control and Prevention (“CDC”) in connection with its eviction order. The Declaration must be attached to the
notice to quit in English and Spanish (except for those notices based on serous nuisance) and served upon the
tenant. If the tenant executes the Declaration and returns it to the landlord or landlord’s attorney, the landlord
must immediately cease all action to evict until January 1, 2021.
The Executive Order does not provide any guidance or framework to challenge the allegations in the
Declaration. Writing from experience, some tenants have stated that they did not read the Declaration prior to
signing it and filing it with the housing court. Those tenants will surely not be the last to sign the Declaration
without reviewing its contents which, of course, makes the inability of the landlord to contest the contents of the
Declaration even more frustrating. At least in those instances, the Declarations were filed in connection with a
remote hearing to obtain an execution (as the judgments in those cases were entered prior to the state shutdown), so the landlord had an opportunity to demonstrate the Declarations should not be relied upon. However,
without such a platform to contest the Declarations, housing authorities will not be able to continue the eviction
regardless of whether the statements in the Declaration are true or not.
Against this backdrop, what can housing authorities do to keep tenant arrearages as low as possible?
While some tenants can be encouraged to reach out to local charitable organizations, i.e., non-profits, churches, many of those organizations are currently struggling as well and will not have the funding to provide much in
the way of rent relief (and many of these organizations wish to keep funds on hand to provide assistance for
heating in the winter months). It may be also be worthwhile to reach out to tenants with arrearages and let
them know that, while a moratorium is in place, rent is still due, those funds are still owed, and, at some point,
will need to get paid. Many housing authorities have already spoken to tenants who believe the moratorium
includes rent forgiveness. It may be worthwhile to educate tenants as to what the moratorium really means.
Housing Authorities should also alert tenants to the reopening of the Temporary Rental Housing Assistance Program (“TRHAP”). On October 2, 2020, it was announced that the funding for that program will be increased to $40 million. Moreover, the program is being overhauled to increase efficiency and is reopening; intakes will be starting up again. While it is not clear exactly when that program will reopen, at least one source
indicated it will be on October 22, 2020. Now is the time for tenants to prepare for the reopening, as funding
may be exhausted quickly, and the program may be the best way for tenants to obtain rent relief and reduce
their rental arrearages.

Page 8

For more information contact Nan McKay at 1-800-783-3100

To advertise in future publications, please contact
Mitzy Rowe at mrowe@bristolhousing.org

CONN-NAHRO Convention Title Sponsors

Platinum Sponsors
Department of Housing
Gold Sponsors
Greenwich Housing Authority
Manchester Housing Authority
Middletown Housing Authority
Milford Redevelopment and Housing Partnership
QA&M Architecture
Servpro Farmington Valley
Scholarship Sponsor
CHFA
Silver Sponsors
American Integrity Restoration
Automated Business Solutions
Meridian Risk Management
PHA Web
Westport Housing Authority
Bronze Sponsors
Capital Studio Architects, LLC
Crystal Restoration Services of CT, Inc.
GoSection8.com
J. Associates Architects
JP Maguire Associates, Inc.
NetCenergy
Rome, Smith and Lutz
Santander Bank
The Hamzy Law Firm
T-Mobile
Vitrano, Preleski & Wynne, LLC
Webster Bank
Workers' Compensation Trust
WSD Digital, LLC
Education Session Sponsors
Enfield Housing Authority
Fuss & O'Neill, Inc.
Liberty Bank
NERC/NAHRO
Newcastle Housing Ventures, LLC
Precision Concrete Cutting of New England
Rome Smith & Lutz
Vernon Housing Authority
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