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Happy Fall from your CONN NAHRO President! Thank 

you for the warm welcome from our amazing CONN 

NAHRO members, partners, and supporters. It is my honor and privilege to 

be leading this organization.  Thank you to our immediate past President, 

Jeffrey Arn, for the smooth transition and support in this role.  I would also 

like to recognize the members of the CONN NAHRO Board who were in-

stalled with me at the Convention.  Some new faces to welcome and others 

that I will continue to work with on issues that affect our housing industry 

in Connecticut.  Thank you also to the committee chairs who have stepped 

up once again to provide opportunities for our membership and future 

members. 

 

The past two months have been a whirlwind with our Annual Convention 

and John J. Kelly Scholarship Golf Outing taking place.  These two events 

showed how truly generous and dedicated our members are to this industry.   

 

We continue our successful year with professional development, including 

the second roll out of our Housing Manager Certificate Series.  We will al-

so continue having our monthly membership meetings.   

 

I am looking forward to working with you this year and beyond to build 

upon our past successes and look to the future of affordable housing here in 

Connecticut.  This will not be without struggle as our State faces some very 

difficult times and tough choices that need to be made.  My door is always 

open!  Please feel free to reach out to me with any questions or concerns.  I 

look forward to hearing from you and seeing you at a future CONN 

NAHRO event. 

  
 Sincerely, 

 

Annette Sanderson 

City of Hartford Housing Authority 
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CT Municipal Employees Retirement System 

Article by Janet S Wortman, CPA 

In late August 2017, the CT Municipal Employees Retirement System (CT MERS) 

released Schedules of Employer Allocations and Pension Amounts by Employer 

for the year ended June 30, 2016. 

 

The report lists all CT MERS participating employers with schedules showing each 

employer’s share of: 

 

• Covered payroll 

• Expected contributions 

• Employer allocation percentage 

• Net pension liability 

• Employer pension expense (amount needed to fund promised benefits) 

• Deferred Outflows (similar to prepaid expenses) due to net difference  

 between projected and actual earnings on plan investments 

• Deferred Outflows due to net difference between expected and actual  

 experience for economic and demographic factors 

 

Here are some excerpts from the report as of June 30, 2016: 

 

Employers’ total pension liability    $2,840,325,407 

Less:  Plan fiduciary net position      2,507,655,880 

Equals:  Total employers’ net pension liability  $   332,669,527 

Fiduciary net position as a percentage 

  of total pension liability      88.29% 

 

 

Here is a link to the full report: 

 

 

  http://www.osc.ct.gov/rbsd/cmers/plandoc/IndependentAuditorsReport06302016.pdf 

http://www.osc.ct.gov/rbsd/cmers/plandoc/IndependentAuditorsReport06302016.pdf
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Guidance on Meeting the Statutory/Regulatory Requirements 

of the State-Sponsored Housing Portfolio Programs 

Article by Lynn Koroser-Crane 

 

 

The following information is taken in part from the Rent Stratification presentation at CONN NAHRO’s 

Annual Convention presented by CHFA staff.  The full presentation will be available on CONN 

NAHRO’s web site or by contacting your CHFA Asset Manager. 

 

Commissioners are responsible for their agency’s approval of the annual budget and any rent increases.  It 

is important to understand the State’s requirements in order to meet your obligations as a Housing Author-

ity.  The following discussion is focused on the rent structure which includes a base rent and excess of 

base rent: 

 

“Base rent” is the minimum rental charge, determined by the commissioner to be necessary for the opera-

tion, upkeep, and long-term maintenance and capital replacement reserves of a housing development.  

 

Residents pay the greater of the base rent or a percentage (as fixed by the Commissioners) of income  

toward rent.  Rental amounts above the base rent are considered “excess of base rent”.  Applicants must 

demonstrate the ability to pay the base rent if the percentage of income calculation is less than the base 

rent. 

 

A property is fully “sustainable” when its revenue is adequate to fully support its operations, including 

reserve deposits for repairs and replacements, and renovations without any outside financial support.   

Examples of operational expenses include:  

 

 Administrative Expenses –  staff, supplies, telephone, advertising 

 Utilities– water, sewer, electric, gas 

 Taxes or PILOT 

 Insurance 

 Maintenance staff and routine maintenance supplies 

 Contracts- landscaping, snow removal, exterminating, etc. 

 Reserves to address capital needs- roofs, boilers, carpet, etc.  

 

 As the economy has changed over the years, with lower interest rates on investment accounts, higher utili-

ty charges, limited state and federal funds to address capital needs, and more importantly the decrease of 

state dollars available for rental assistance, Housing Authorities must re-examine the revenue side as well 

as the expense side of operations.  Many Housing Authorities have stratified their rent structure over the 

years to serve an economically diverse population within the income range for the programs.  For in-

stance, the Elderly Housing program allows for persons earning up to 80% of the area median income to 

reside in the property.  Housing Authorities may choose the rent levels to be served, taking into account a 

few factors:  (1) what revenue is necessary to maintain the property, (2) who lives in the housing current-

ly,  and (3) who is on the waiting list or in the larger demographic area.    

           Continued on page 10  
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What RAD Offers to Connecticut Housing Authorities 
Article by Jaime Bordenave, President, The Communities Group.   

Bordenave@thecommunitiesgroup.com 

 

HUD’s Rental Assistance Demonstration Pro-

gram (RAD) is now beyond the “demonstration” 

part of its name, and in fact, one theme of the re-

cent RAD Collaborative Practice Day was: 

“Taking the Demonstration out of RAD.”  HUD’s 

Office of Policy Development and Research’s in-

terim evaluation submitted to Congress in 2016 

stated that “proof of concept” has been realized.  

In the past five years, authorization for RAD has 

increased from the initial 60,000 to 225,000 units, 

and both the Senate and House T-HUD budget 

mark-ups, as well as the President’s budget, in-

clude removal altogether of the cap.   

 

As of Mid-October 2017, housing authorities 

throughout the country have closed on 697 pro-

jects, with 75,649 units.  Another 28,000 units are 

expected to close in the coming 90 days, which 

will put the total units closed over 103,000.   

 

Thus far, 38 PHAs in Connecticut and the nearby 

states of Rhode Island, Massachusetts, Pennsylva-

nia, and New York have submitted 139 projects 

with 18,331 units for approval to change from 

public housing Section 9 funding to Section 8 

project-based assistance.  The Connecticut author-

ities in Hartford, New Haven, Stamford, Bristol 

and New Canaan have submitted 25 projects for 

conversion, with 1,943 units.  Of these, 15 pro-

jects have already completed conversion and an-

other 3 have submitted their financing plans—

representing 1,102 units or 57% of submitted pro-

ject units.  Project units submitted by Connecticut 

PHAs represent about 1% of the 185,000 units 

with authorization to proceed with the conversion 

process.  Connecticut’s total public housing units 

(17,389) represent about 1.3% of total public 

housing in the nation.  More importantly, though, 

only 11% of Connecticut public housing units are  

 

going through or have completed the conversion 

process.  That leaves another 89% still to go. 

 

What have Connecticut housing authorities done 

with RAD?  RAD provides a lot of flexibility in 

the approach to conversion.  After the PHA sub-

mits the application (which is a very basic spread-

sheet-based application submitted by email), 

HUD issues a Commitment to Enter into a HAP 

Contract, known as a CHAP.  The CHAP does 

not lock the project into any specific approach to 

conversion—it only lists the project number, the 

number of units by bedroom size, the authorized 

rents and any existing tenant-paid utility allow-

ances.  So, of the 18 projects closed or near clos-

ing in the State, 6 involved new construction re-

placement, 5 projects have used Low-Income  

 

 

Housing Tax Credits, one project has transferred 

the rental assistance to another existing project, 

and 10 involved no financing transaction at all, 

setting up a project-level reserve for replacement 

to meet the 20-year capital needs determined by 

an independent needs assessment.  Although FHA 

insurance is available, none of the Connecticut 

RAD projects have utilized this program.  Nation-

wide, of the 697 closed projects, 310 have a first 

mortgage, and 387 have no debt at all.  251 have 

involved tax credits.  Over half the projects (354) 

have no hard debt and no tax credits.  90 have 

been new construction.  The average construction 

cost is $59,296 per unit.   

 

 

   Continued on page 5 

mailto:Bordenave@thecommunitiesgroup.com
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What RAD Offers to Connecticut Housing Authorities 
Continued from page 4 

How Does RAD Work? 

 

First, the Declaration of Trust is replaced with a RAD Use Agreement that restricts 

the property’s use to the same purposes while permitting the property to serve as 

security for debt.  Then, RAD takes the capital fund subsidy attributable to a project 

and adds it to the operating subsidy to arrive at the Section 8 HAP payment. This in 

itself increases the operating subsidy for the average project by about $1,700 per 

unit per year—which the PHA can use to support project debt or to contribute to a 

capital replacement reserve.   

 

For projects with a large and growing backlog of unmet capital needs, the HAP con-

tract, which has locked in the current subsidies and provides an annual increase 

(OCAF) and has cash flow due to the added capital fund subsidy, provides bankable 

net operating income, which can support an initial rehab.  The rehab should address 

the capital needs backlog, thereby reducing ongoing maintenance costs, and add 

energy conservation measures, which further reduce the operating costs—both of 

which increase the cash flow, and support greater debt.  Over a third of the closed 

projects to date have leverage either 9% or 4% Low-Income Housing Tax Credits, 

to expand the construction that can be afforded.  Other soft funds such as loans from 

the Federal Home Loan Bank’s Affordable Housing Program further enhance pro-

ject financing sources.   

 

For more details on How RAD Works, see the interim program evaluation at:  

https://www.hud.gov/sites/documents/RAD_INTERIMRPT_FINAL.PDF 

https://www.hud.gov/sites/documents/RAD_INTERIMRPT_FINAL.PDF
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National NAHRO 

International Research and Global Exchange Committee (IRGE) 
Article by Alan Zais, Executive Director Winnebago County Housing Authority/Boone 

County Housing Authority 

The National NAHRO conference is less than 

two weeks away and IRGE is looking forward to 

bringing international programs to you!  Look for 

these sessions. 

 

On Friday, 10/27/17, Making Progress on HUD’s 

Smoke-Free Public Housing Rule:  Tips, Tools, 

and Answers to Your Questions.  This session  

addresses the most common questions asked by 

housing authorities as they implement HUD’s 

new smoke-free housing rule.  The session will 

feature a panel of smoke-free experts with years 

of diverse legal and technical smoke-free housing 

experience, and will include Pamela Hines, the 

President of the Yukon Housing Association in 

Canada bringing international best practices to 

share the discussion and a fun marketing boost 

with the panel in the conference.  The Yukon 

Housing Association went smoke free in their 

public housing units a few years ago and had the 

same trials and tribulations found in the U.S., in-

cluding tenants filing a Human Rights complaint 

against them.  Now with Canada’s commitment to 

legalize marijuana by July 2018 it will renew their 

work and foresee challenges to be faced by U.S. 

housing authorities. 

 

Also on Friday you can find Building Our Inter-

national Bridges to the Future.  Housing Lessons 

from the Rest of the World, and What They Could 

Tell Us About our U.S. Housing Programs To-

morrow.  As part of NAHRO’s international 

housing work, NAHRO Presidents have traveled 

to learn how other countries have met the chal-

lenges of housing and community development.  

Have they been able to solve homelessness?  

What have they done when funding is reduced or 

disappears altogether?  How have they dealt with 

increased regulation or the complete loss of regu-

latory oversight?  Has privatization worked or 

failed?  This session will follow the experiences 

of the Presidents, what they learned, how it can be 

applied to your agency and community, and what 

it may mean to all of us. 

 

And please watch for the John D. Lange Inter-

national Award presentation.  This year the  

recipient is Elizabeth Glen, former Deputy Direc-

tor of the Baltimore County Department of Plan-

ning and immediate past Vice President of IRGE.  

The award recognizes a person in the housing and 

community development field who has made an 

outstanding contribution toward international  

understanding and exchange of international ex-

perience, and that defines Liz! 

 

One example of Liz’s work was this past August.  

Together with Don Bibb, Executive Director of 

the Talbot County Housing Commission and fel-

low IRGE member, they led a program to provide 

affordable housing solutions to a delegation of 

South African housing professionals with best 

practices from the U.S.  A Memorandum of Un-

derstanding with Maryland Association of Hous-

ing and Redevelopment Officials and the National 

Association of Social Housing Organizations in 

South Africa led to the international study.  In the 

Easton Maryland Star, journalist Connie Connolly 

shared Liz’s words that “we learn so much from 

others, we get more in return in so many ways”.  

We thank Liz for the care she brings to IRGE, 

NAHRO, communities and families and look for-

ward to the Lange presentation. 

   

 

   Continued on page 11 
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Procedural Due Process and Public Housing Authorities 
Article by Tucker McWeeny, Esq. 

The term “due process” is being used with in-

creasing regularity among housing advocates and 

administrative agencies, two communities whose 

interests may not always be perfectly aligned with 

those of public housing authorities.  “Due pro-

cess” is a little like ethics and civility, in that it is 

often more conspicuous in its absence.   It is im-

portant to proactively examine your policies and 

procedures, otherwise by the time the absence of 

“due process” is noticed there may be some other 

serious consequences present. 

 

Broadly, there are two types of “due process”: 

substantive due process and procedural due pro-

cess.  Substantive due process examines whether 

there is a fundamental right (often life, liberty and 

property) protected from government interference 

at stake.  Procedural due process is focused on 

whether the government followed fair procedures 

before depriving an individual of life, liberty or 

property.  For our purposes we are going to touch 

on procedural due process and assume that the 

condition precedent, public housing is a protected 

property interest, has been satisfied. 

 

Decisions to reject/accept an application for pub-

lic housing or whether to terminate a tenancy are 

clearly covered.  I wrote a little about mitigation 

hearings when dealing with criminal back-

grounds, those would also qualify.  When han-

dling reasonable accommodation requests any 

‘interactive process’ meetings would also qualify.  

The best approach is to figure out how to make 

these hearings/meetings more fair and develop 

some guidelines that will apply to all hearings.  

The alternative just seems odd, offering less fair-

ness under certain circumstances would be diffi-

cult to defend. 

 

Fortunately, there are a number of qualities/

standards or hallmarks that provide some guid-

ance.  The best list that I have encountered is one 

offered by Judge Henry Friendly in a 1975 article, 

“Some Kind of Hearing”. 

 

An unbiased tribunal  

The hearing officer who is making the decision 

should not be the person who made the initial de-

termination, or report to the individual who made 

the initial decision; 

 

Notice of the proposed action and the grounds 

asserted for it  

You have to notify the individual in a timely, reli-

able manner and offer sufficient detail about what 

is happening and why;  

 

An opportunity to present reasons why the pro-

posed action should or should not be taken The 

applicant or tenant needs to be able to tell their 

side of the story at some type of hearing; 

 

The right to present evidence and call  

witnesses; 

 

The right to know opposing evidence  

You must provide them with all evidence that 

was relied upon in making the underlying deci-

sion; 

 

Someone must prepare a written record of the ev-

idence presented 

 

The hearing officer must prepare written findings 

of fact and reasons for its decision 

     

 

   Continued on page 10 
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FSS Graduate Spotlight:   
Article by   Myriam Zelada, Greenwich Housing , Family Self Sufficiency Program  

Santiago is a Greenwich Public Housing FSS client who worked for many years as 
a taxi driver for a limousine company. He didn’t own his own car so he needed to 
rent it from his employer. Santiago was motivated to buy a new limousine and 
work as an independent driver. Santiago set up 3 goals to achieve his dreams: 1) 
Increase his family’s income 2) Pay off his debt 3) Save money in the FSS escrow 
account.  
 

At the beginning of 2016, Santiago’s wife suffered an accident and damaged the nerves of her 
neck, thus limiting her mobility for several months. During that time, Santiago needed to stay 
home during the day to take care of his 2-year-old son, care for his wife and maintain the 
house. He provided taxi services overnight. The FSS Program Coordinator connected the client 
to the Family Center’s Child Care program and assisted him with applying for Care 4 Kids. Once 
Santiago’s son was in the day care center, he started to work during the day. When his wife re-
covered, she was able to secure a part-time job.  
 
Therefore, the family increased their income and saved more money in the FSS escrow account. 
In addition, the FSS Program Coordinator helped the client to improve his credit score. The FSS 
Coordinator assisted the client with accessing his free credit reports, which the client was 
shocked to discover that his credit score was considered “poor” among the three bureaus. Alt-
hough he didn’t have many credit cards, his utilization was very high (almost 90%) and there 
were several collection notes that he didn’t recognize.  
 
He couldn’t afford a new car at that time; the interest rates were very high due to his poor 
rating. The Program Coordinator helped the client to submit credit report disputes and taught 
him how to manage his accounts and keep his utilization low. The client committed to paying 
off his credit cards during his last months of participation in the FSS program. He learned other 
tips to increase his credit score and received assistance with searching for auto lenders who 
offered low interest rates, such as credit unions. Santiago said, “I will buy the car by the end of 
this year and I will have a better deal due to the improvement of my credit score.”  
 
Santiago successfully graduated from the FSS Program in December 2016. He saved almost 
$11,000 in his escrow account and was able to use the funds to buy a car to provide limousine 
services on his own.  Now he works as an independent driver to exclusive clients in Greenwich.  
He and his family learned a lot in the program and plan to continue their efforts toward self-
sufficiency.  
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CONN NAHRO’s 19th Convention & Exhibition 

Photos 
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Guidance on Meeting the Statutory/Regulatory Requirements of 

the State-Sponsored Housing Portfolio Programs 

Continued from page 3 

What is rent stratification? 
• a simple way to increase your property’s ability to generate the highest possible revenue  

Why should we do it? 
• Maintain the property in its highest and best possible physical and financial condition 

• ……while continuing to fulfill the mission of providing affordable housing to all eligible 

income levels in your community 

• This is a long term plan…. Not a quick fix!   

 

Typically, higher rents are implemented upon move-out; rent stratification is not intended to 

displace your current residents. 

 

CHFA staff are preparing an excel workbook that will allow each Housing Authority to easi-

ly run various rent level scenarios to find the right mix that is fiscally responsible and still 

meet your social mission.  Housing Authority staff should contact their CHFA Asset Manag-

er to discuss their specific situation.   

 

Procedural Due Process and Public Housing Authorities 
Continued from page 7 

 
Those hallmarks of fundamental process are as relevant today as they were in 1975.  To that list I would add one 

very important requirement that should attach to any/all hearings – THE RIGHT TO REQUEST A REASON-

ABLE ACCOMMODATION.  That should be included on the notice of violation, the notice of the hearing, 

and mentioned at the introduction portion of any/all hearings.  This requirement is absolutely critical, there is 

almost no point in having a hearing without advising of the right to request an accommodation.  Without docu-

mentation that you did advise the individual of this right you may be explaining why to HUD and/or CHRO as 

you schedule another hearing and write a check.  (Even with that documentation you may find yourself schedul-

ing another hearing and writing a check but it should be a much smaller check – but that’s an issue for another 

article).   

 

Housing advocacy groups and HUD are pushing for increased interaction between public housing authorities and 

applicants/residents.  There are numerous ways that residents and applicants can force PHAs into having these 

meetings: reasonable process/interactive process meetings; pre-rejection criminal background mitigation hear-

ings; credit/eviction history mitigation hearings; denied application informal hearings; pre-KAPPA lease viola-

tion meetings, etc.  There may be a difference of opinion on the merit of this approach.  What I know is that 

these meetings create exposure, the stakes are high and mistakes are costly.  Efforts to make these hearings as 

fair as possible, and make them appear as fair as possible, are in everyone’s interest.  
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International Research and Global Exchange Committee 

(IRGE) 

Continued from page 4 

 

We can all help Puerto Rico.  Our longtime friends 

with the International Urban Development Associa-

tion (INTA) have done work with Puerto Rico and 

created a fundraising effort at https://

www.gofundme.com/cano-martin-pena-relief-fund. 

   

IRGE Vice President Julie Brewen to present for 

INTA.  On October 26, Julie Brewen, Executive Di-

rector of Housing Catalyst in Colorado, will be the 

invited guest for the INTA program “Homelessness 

and access to the city for disadvantaged people”.  

From INTA, “The objective of this 8th INTA-
KAWA session is to learn from INTA members 
and invited guests by exchanging on the nature of 
and responses to "Homelessness and access to the 
city for disadvantaged people". This is a major 
global problem, growing in significance. We wish 
to better understand the nature of homelessness, 
its impacts, and how policies and practices are 
being applied across countries and territories to 
address the problems - current and future - 
through different "ways of doing". We will explore 
themes of innovation and participation in seeking 
solutions to homelessness and how these contrib-
ute to the creation of sustainable cities which pro-
vide better life chances for all.  
 
Please help us!  IRGE is currently assembling an 

archive of our work and you can help.  If you’ve pre-

sented for an international session, written an article, 

hosted international visitors, or have any internation-

al housing material in your records, please share 

them with us.  We would appreciate the opportunity 

to review these for inclusion in our archive records.  

Please send your information to Carmen Smith at 

csmith@nahro.org. 

 

 

 

The National Public Housing Museum and  

Archeworks partner to present HOUSING AS A 

HUMAN RIGHT: SOCIAL CONSTRUCTION 
 

With architectural and design interventions, artifacts 

recovered from the Jane Addams Homes, and oral 

histories of housing residents as source material, the 

joint curatorial team presents a dynamic exhibition 

that challenges mainstream narratives about public 

housing.  Learn more at the National Public Housing 

Museum site, http://nphm.org. 

 

About IRGE, the International Research and Global 

Exchange Committee (IRGE) mission is to promote 

and share global exchanges of information and de-

velop relationships that assist the NAHRO member-

ship and all those engaged in the development and 

operation of housing and community development 

programs. 

 

https://www.gofundme.com/cano-martin-pena-relief-fund
https://www.gofundme.com/cano-martin-pena-relief-fund
mailto:csmith@nahro.org
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Newsletter Articles- Writing is its own reward.- Henry Miller 
 
We are always looking for new articles and event pictures! If you have any articles or pic-

tures you would like to share please email Melissa Green at mgreen@bristolhousing.org or 

Laura LaMar at llamar@bristolhousing.org  

 

Upcoming Issues               Article Due Dates 

January 2018    December 15, 2017 

April 2018     March 15, 2018 

Committee Members 

 

Mitzy Rowe, Chair   Bristol Housing Authority 

Laura Coleman, Vice Chair  Webster Bank 

Melissa Green, Co-Secretary Bristol Housing Authority 

Laura LaMar, Co-Secretary  Bristol Housing Authority 

Janet Wortman    Janet Wortman, CPA 

Upcoming Training 

    Multifamily Housing Specialist (MHS) 

 
Nan McKay and Associates (NMA) announced their newest certification course: Multifamily 

Housing Specialist (MHS). This fast-paced, 3-day class provides a comprehensive training on the 

HUD Handbook 4350.3 REV-1, including eligibility, screening and selection, admission, rent cal-

culation, recertification, termination, and a discussion on HUD’s multifamily systems. NMA is the 

only training provider that has included in its course material specific requirements for PHAs that 

are participating in HUD’s Rental Assistance Demonstration (RAD) program. If your PHA is par-

ticipating in the RAD program and has elected to transform its public housing to project-based 

rental assistance (PBRA), this training is a must. Updated for the streamlining final rule!  

People who manage multifamily project-based Section 8, including management company staff 

  

 For more information visit  www.nanmckay.com     

mailto:mgreen@bristolhousing.org
mailto:llamar@bristolhousing.org

