
   
 

 

REGULAR BOARD MEETING 

 

May 28, 2025 

 

6:00 p.m. 

 

AGENDA 

Zoom URL: 

https://us02web.zoom.us/j/88662866473?pwd=f9xbbmJC9Fr7IDj1uslnn3Glg4fg0B.1 

                                                                  Meeting ID: 886 6286 6473 

     Passcode: 899705 
             

1. Call to Order 

 

2. Approve Minutes of the COC Board Meeting of April 23, 2025 

Approve Minutes of Augustus Manor Bonds Board Meeting of May 20, 2025             

 

3. Public Comment 

 

4. Board Committee Reports 

• Human Resources  

• Operations 

• Finance  

 

5. Report from Executive Director 

 

6. Strategic Overview from Chief Executive Officer 

 

7. Resolutions: 

25-15: Approval of the 2025 Capital Fund ACC, Capital Fund Program Revised Annual Statement and 

Five-Year Plan 2025 Capital Fund Program CT26P007501-25 Capital Improvement Grant 

25-16: Award Contract to Charity Search Group for Executive Recruiting Services to assist in selection 

of Chief Executive Officer.  

25-17: Approve the Federal Low-Income Public Housing Program (LIPH) AMP 2 

Stamford Manor operating budget for FY26, from July 1, 2025, to June 30, 2026 

25-18: Approve the Housing Choice Voucher Program (HCVP) operating budget for FY26, 

from July 1, 2025, to June 30, 2026. 

 

8. Executive Session 

Personnel Items, Legal Matters, Real Estate Items, 

 

9. Adjourn 



MINUTES OF THE REGULAR BOARD MEETING OF 

THE COMMISSIONERS OF THE  

HOUSING AUTHORITY OF THE CITY OF STAMFORD 

APRIL 23, 2025 

 

 

A regular Board meeting of the Commissioners of the Housing Authority of the City of Stamford was held at                  

40 Clinton Avenue, Stamford, Connecticut and on the Zoom remote connection meeting platform on Wednesday,      

April 23, 2025. 

  

Commissioner Ostuw called the meeting to order at 6:02 p.m.   

 

A. Attendees          

Board:    Rich Ostuw   Absent: Alexandro Morris 

    John Coff  

Lester McKoy       

Divya Malhotra 

 

Advisory Board:   Ronice Latta   Absent: Bianca Shinn-Desras  

Jonny Lach 

   

Staff:    Vin Tufo 

Natalie Coard 

Jon Gottlieb 

Lisa Reynolds 

Sam Feda 

Jackie Figueroa 

Beth Janney 

Luisa Correa 

Jan Tantimonico 

Megan Shutes 

Michele Tarulli 

Karen Coquillon 

 Raul Gomez 

 Chris Warren 

 Darnel Paulemon 

 Kim Carter 

 Christine Young 

     

B. Approval of Minutes  

 

Approve minutes of the COC Board Meeting of March 26, 2025 

 

➢ Commissioner Ostuw moved; Commissioner McKoy seconded.   

 

The minutes were approved.    

    Ayes: Rich Ostuw    Nays:    None   

 Lester McKoy  

 Divya Malhotra 

 John Coff 

 

Approve minutes of the Agency Plan Board Meeting of April 9, 2025 

 

➢ Commissioner Ostuw moved; Commissioner Coff seconded.   

 

The minutes were approved.    

    Ayes: Rich Ostuw    Nays:    None   

Lester McKoy  

 Divya Malhotra 

 John Coff 
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C. Public Comments – There was no public comment. 

 

D. Board Committee Reports 

Human Resources Committee – Commissioners Ostuw, McKoy, Coff, Morris and Malhotra and Advisory Board 

members Latta and Lach, Mr. Tufo, Ms. Coard, Ms. Figueroa, Ms. Janney, Mr. Montanez, Mr. Feda, Ms. Reynolds, 

Ms. Tantimonico, Mr. Gomez, Mr. Warren, Ms. Coquillon, Ms. Parada-Bravo, Mr. Galasso, Ms. Caselli, Mr. Soares, 

Mr. Paulemon, Mr. Greene, Ms. Melissa LoParco (Mercury Marketing Communications) and Ms. Young attended 

the Human Resources Committee meeting on 04/22/2025. Mr. Gomez provided recruitment updates on new hires, 

promotions, and open positions.  

Ms. Tantimonico introduced Ms. Melissa LoParco, President of Mercury Communications, who provided an 

update on Phase 1 of the CEO Transition, Phase 1: Communications. Mr. Gomez provided an update on recent and 

upcoming scheduled employee engagement activities and events. 

 

Operations Committee – Commissioners Ostuw, McKoy, Coff, Morris and Malhotra and Advisory Board members 

Latta and Lach, Mr. Tufo, Ms. Coard, Ms. Figueroa, Ms. Janney, Mr. Montanez, Mr. Feda, Ms. Reynolds, Ms. 

Tantimonico, Mr. Gomez, Mr. Warren, Ms. Coquillon, Ms. Parada-Bravo, Mr. Galasso, Ms. Caselli, Mr. Soares, Mr. 

Paulemon, Mr. Greene and Ms. Young attended the Operations Committee meeting on 04/22/2025. 

 Ms. Coard, Ms. Figueroa and Ms. Janney reported on key updates from the 04/2025 Yardi Forum, which 

included topics such as training for Public Housing, Affordable Housing, and HCV. Ms. Janney discussed non-

payment enforcement under new pretermination notice regulations and coordination with COCs attorneys and the 

Operations Team. Ms. Figueroa shared highlights from the Stamford Fair Rent Commission presentation given to the 

HCV team. Ms. Coard announced the completion of the Scofield Manor flat roof replacement project. Ms. Janney 

discussed the resolution that will be presented to the Board for consideration: Approve 2025 Congregate Fee and 

Rent Increases for Wormser. 

 

Finance Committee – Commissioners Ostuw, McKoy, Coff, Morris and Malhotra and Advisory Board members 

Latta and Lach, Mr. Tufo, Ms. Coard, Ms. Figueroa, Ms. Janney, Mr. Montanez, Mr. Feda, Ms. Reynolds, Ms. 

Tantimonico, Mr. Gomez, Mr. Warren, Ms. Coquillon, Ms. Parada-Bravo, Mr. Galasso, Ms. Caselli, Mr. Soares, Mr. 

Paulemon, Mr. Greene and Ms. Young attended the Finance Committee meeting on 04/22/2025. 

 Mr. Paulemon reviewed the Oak Park and Wormser Congregate FY 2026 State Operating Budgets. He 

highlighted significant variances and assumptions used for the budget estimates. Mr. Paulemon briefed the Board on 

the resolutions that will be presented for consideration: Approve FYE June 30, 2026, Budget for State Moderate Rent 

Program – Oak Park and Approve FYE June 30, 2026, Budgets for the Wormser Congregate. Mr. Galasso reported 

on the Q1 2025 A/R report noting improvements and expected write-offs.  

 Mr. Tufo, Mr. Feda and Mr. Warren led a discussion on the transfer of the Stone Harbour financial function 

transfer to COC providing background and describing the next steps. 

 

E. Report from Executive Director – Ms. Coard reported that the Stamford Board of Representatives (BOR) voted 

against the lease amendment allowing Center Management to manage Scofield Manor. Although approved by The 

Planning Board and Board of Finance, BOR approval was required to finalize the change. Mr. Tufo will continue 

discussions with the mayor’s office regarding funding required to continue operations of Scofield Manor. 

 

F. Strategic Overview from Chief Executive Officer – Mr. Tufo provided an update to the ongoing developments 

occurring in Washington D.C. related to housing appropriations, regulations, and the new federal budget. Mr. 

Tufo discussed potential funding concerns on housing programs, particularly the Section 8 program. He stated that 

COC is in a relatively strong financial position to withstand upcoming federal funding restrictions, and that 

COC is using available information to prepare for proposed reductions. 

 Mr. Gottlieb reported on the recent changes to the metropolitan area boundaries which have resulted in lower 

Area Median Income and anticipated Fair Market Rent changes. These changes could impact income eligibility for 

housing programs and potentially create financial shortfalls in COC-owned properties. He emphasized the 

importance of monitoring ongoing changes to assess its potential impact on residents and operations.  
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G. Resolutions –  

25-12: Approve 2025 Congregate Fee and Rent Increases for Wormser 

 

➢ Commissioner Ostuw moved; Commissioner McKoy seconded. 

 

Be it resolved by the Commissioners of the Housing Authority of the City of Stamford d/b/a Charter Oak 

Communities that the monthly rent increase of $75.00 for Wormser Congregate is adopted effective July 1, 2025, 

and continuing thereafter, subject to final approval by the Connecticut Department of Housing. 

 

 The resolution was passed.   

  

    Ayes: Rich Ostuw    Nays:    None   

John Coff 

 Lester McKoy  

 Divya Malhotra 

 

25-13: Approve FYE June 30, 2026 Budget for State Moderate Rent Program – Oak Park 

 

➢ Commissioner Ostuw moved; Commissioner McKoy seconded. 

 

Be it resolved by the Commissioners of the Housing Authority of the City of Stamford d/b/a Charter Oak 

Communities that the Budget for the State Moderate Rent Program – Oak Park is adopted for the Fiscal Year 

starting July 1, 2025 through June 30, 2026 subject to final approval by the DOH and CHFA as applicable. 

 

 The resolution was passed.   

  

    Ayes: Rich Ostuw    Nays:    None   

John Coff 

 Lester McKoy  

 Divya Malhotra 

 

25-14: Approve FYE June 30, 2026 Budgets for the Wormser Congregate Program 

 

➢ Commissioner Ostuw moved; Commissioner McKoy seconded. 

 

Be it resolved by the Commissioners of the Housing Authority of the City of Stamford d/b/a Charter Oak 

Communities that the Budget for the Wormser Congregate facility is adopted for the Fiscal Year starting July 1, 

2025 through June 30, 2026 subject to final approval by the DOH. 

 

 The resolution was passed.   

  

    Ayes: Rich Ostuw    Nays:    None   

John Coff 

 Lester McKoy  

 Divya Malhotra 

 

H. Executive Session – No Executive Session was held. 

 

I. Adjournment - At 6:53 p.m., after a motion duly made by Commissioner Coff and seconded by Commissioner McKoy 

the Board meeting was adjourned.  

 

Natalie Coard 

Executive Director 



MINUTES OF THE SPECIAL BOARD MEETING OF 

THE COMMISSIONERS OF THE  

HOUSING AUTHORITY OF THE CITY OF STAMFORD 

MAY 20, 2025 

 

A Special meeting of the Commissioners of the Housing Authority of the City of Stamford was held on a remote connection 

meeting platform, Zoom, on Wednesday, May 20, 2025. 

 

Commissioner Ostuw called the meeting to order at 5:48 p.m.   

 

A. Attendees          

Present:   Rich Ostuw   Absent: Divya Malhotra  

John Coff          

Lester McKoy  

Alexandro Morris  

 

Advisory Board:      Absent: Ronice Latta 

Bianca Shinn-Desras  

Jonny Lach 

 

Present:   Natalie Coard 

Jon Gottlieb 

Beth Janney 

Megan Shutes 

   Chris Warren 

   Kim Carter 

   Christine Young 

   

B. Meeting 

Mr. Gottlieb opened the hearing by reading the title of the public notice and presented information regarding the issuance and 

sale of revenue Bonds not to exceed an aggregate amount of up to $35,000,000 for the Augustus Manor Preservation, L.P Project. 

Mr. Gottlieb discussed the resolution and attachments containing details of the proposed issuance by COC of the bonds to fund, 

in part, the costs of (a) the planning, design, acquisition, demolition, reconstruction, rehabilitation, improving, furnishing, and 

equipping of a 105-unit multifamily residential rental housing project, known as Augustus Manor, (b) the funding of a debt service 

reserve fund, if any, for the Bonds; (c) a capitalized interest fund, if any, for the Bonds; and (d) the payment of certain costs of 

issuance and credit enhancement fees, if any, with respect to the Bonds including, but not limited to, related legal, consulting, 

licensing, advisory, administrative, and governmental fees and expenses (the “Project”).   

 

C. Public Comments – Mr. Gottlieb opened the floor to the public to participate in the public hearing. There was no public 

comment. 

 

D. Adjournment 

At 5:57 p.m., after a motion duly made by Commissioner Ostuw and seconded by Commissioner Coff, the Board meeting was 

adjourned.  

 

Natalie Coard 

Executive Director 



Agenda 

Human Resources Committee Meeting 

May 27, 2025 

5:00 p.m. 

 

1. Recruitment Summary Update 

a. New Hires 

b. Open Positions 

 

2. CEO Transition Phase I – Meetings with CEO Selection Committee 

a. Mercury Marketing Communications, Melissa LoParco, CEO Transition 

Communications Plan  

b. Marsick & Associates, Jack Marsick, Competency-Based CEO Recruitment 

 

3. CEO Transition Phase II - Executive Search Services RFP 25-0001 

a. RFP Process 

b. Selection Committee 

c. Resolution: Award Contract to Charity Search Group for Executive Recruiting Services 

to assist in selection of Chief Executive Officer 

 

4. Employee Engagement Events/Activities  

a. Top Workplace Survey 

b. Fairgate Farm Employee Volunteer Day 

c. Summer Outing – 314 Beer Garden, Norwalk 

 

 

 



 

HOUSING AUTHORITY OF THE CITY OF STAMFORD 

D/B/A CHARTER OAK COMMUNITIES 

22 Clinton Avenue 

Stamford, Connecticut 06901 

 

Board Meeting Date:  May 28, 2025 

 

Resolution Number:   25-16 

RESOLUTION 

 

Subject: Award Contract to Charity Search Group for Executive Recruiting Services to assist in 

selection of Chief Executive Officer.  

 

Background: A Request for Proposal (RFP) for Executive Recruiting Services to assist in the selection of a 

Chief Executive Officer was issued on March 21, 2025. Three formal proposals were received, 

which included Charity Search Group, Ford Webb Associates, and Scion Executive. After 

review and due consideration, Charity Search Group and Ford Webb Associates were selected 

for an interview with the Selection Committee on April 17, 2025. As a result of this interview 

and deliberation by the Committee, and following multiple reference contacts, Charity Search 

Group was deemed the most qualified to provide the specified services in accordance with the 

RFP. (See attached Consolidated Scoring Grid) 

 

Based on the above considerations, the Selection Committee recommends that a contract for 

Executive Recruiting Services be awarded to Charity Search Group.  

 

Resolution: Be it resolved by the Commissioners of the Housing Authority of the City of Stamford that 

the Chief Executive Officer is authorized to enter a contract with Charity Search Group 

for Executive Recruiting Services. The contract amount, to be negotiated, shall not exceed 

$75,000.00 without prior authorization.   

 

                        Janice Tantimonico 

 Staff Member Submitting Resolution 



Our Clients Will:

Sealed Dollar Cost Quote
Submitted by Charity Search Group

Executive Search Services for Charter Oak Communities – Chief Executive Officer
Charity Search Group is pleased to submit the following flat fee proposal for executive
search services. Our pricing model is transparent and all-inclusive, with no hidden costs or
hourly billing. We ensure full promotion of the role upon receipt of the initial retainer and
commit to delivering a high-quality, customized search experience.

Pricing and Payment Terms
1. Organizational Assessment and Succession Planning
Total Fee: $15,000 
Payment Schedule: $7,500 per month over 2 months

2. Executive Search for Chief Executive Officer
Total Fee: $35,000

Invoices are issued net 15, late fees (5%) apply on invoices more than 30 days overdue. No
promotional work will commence prior to receipt of retainer invoice.

Payment Schedule:
Initial Retainer: $15,000 due upon signing
Second Payment: $10,000 due upon candidate presentation
Final Payment: $10,000 due upon offer acceptance

Travel and On-Site Work:
This fee does not include travel or on-site work. Should travel or on-site support be required,
additional fees will apply and will be discussed and agreed upon in advance. 

Total Project Cost: $50,000
(This reflects a discounted rate from $60,000, including a $10,000 reduction to account for
communications work being handled by an external consultant.)

This total fee includes all direct and indirect costs, including any out-of-pocket expenses.
The client shall not be responsible for any expenses incurred in preparing and submitting
this technical proposal or sealed dollar cost quote. The pricing provided encompasses all
services and deliverables described in the RFP.

For questions regarding this proposal, please contact:

Mariya Yurukova, CFRE
President & CEO
Charity Search Group
mariya@charitysearchgroup.com
www.charitysearchgroup.com



Reviewer: Vin Tufo

RPF Table No. 1

#
Max 
Point 
Value

Charity Scion Ford Webb Performance Factor

1 20 18 12 15 Suitability of the proposed executive search plan and approach
Clarity on definitive search plan and approach
Timeline proposed clear and reasonable

2 20 16 10 15 Understanding of the mission and vision of the organization
Prior non-profit C-Suite successful placements
Conveyed importance of mission, vision and employee culture
Ability to concisely convey to candidates mission of organization

3 20 16 10 15 Firm & key staff qualifications and experience
Identified individuals and their roles in the firm that will be supporting the 
primary  executive search recruiter
Firm's references
Community driven approach

4 30 20 10 20 Similar CEO Executive recruitment with other organizations
Sector specific experience

5 10 10 7 5 Cost Proposal
100 80 49 70 Total Points

Notes:

Executive Recruiting Services CEO RFP 2025

The areas highlighted in gray are considerations that focus on the primary performance factors that were outlined in the Executive 
Recruiting Services CEO RFP 2025 

Date of Review: 5/12/2025



Reviewer:  Jan Tantimonico

RPF Table No. 1

#
Max 
Point 
Value

Charity Scion Ford Webb Performance Factor

1 20 18 10 12 Suitability of the proposed executive search plan and approach
Clarity on definitive search plan and approach
Timeline proposed clear and reasonable

2 20 16 10 12 Understanding of the mission and vision of the organization
Prior non-profit C-Suite successful placements
Conveyed importance of mission, vision and employee culture
Ability to concisely convey to candidates mission of organization

3 20 16 10 13 Firm & key staff qualifications and experience
Identified individuals and their roles in the firm that will be supporting the 
primary  executive search recruiter
Firm's references
Community driven approach

4 30 20 10 20 Similar CEO Executive recruitment with other organizations
Sector specific experience

5 10 10 7 5 Cost Proposal
100 80 47 62 Total Points

Notes:

Executive Recruiting Services CEO RFP 2025

The areas highlighted in gray are considerations that focus on the primary performance factors that were outlined in the Executive 
Recruiting Services CEO RFP 2025 

Date of Review: 5/12/2025



Reviewer: CEO Selection Committee Date of Review: 5/22/2025

RPF Table No. 1

#

Max 

Point 

Value

Charity 

Search 

Group

Ford Webb 

Associates
Performance Factor

1 20 18.5 11.5 Suitability of the proposed executive 

search plan and approach

2 20 17.5 16 Understanding of the mission and vision 

of the organization

3 20 17 14.5 Firm & key staff qualifications and 

experience

4 30 21 22 Similar CEO Executive recruitment with 

other organizations

5 10 9 4 Cost Proposal

100 83 68 Total Points

Executive Recruiting Services CEO RFP 2025  

Consolidated Scoring Grid

Resolution 25-16 Attachment



 

Agenda  

Operations Committee Meeting 

May 27, 2025 

5:30 p.m. 

 

1. Operations Board Report 

2. Exception Payment Standard Request 

3. Landlord Law Firm Annual Training 

4. Resolution: 

a. Approval of the 2025 Capital Fund ACC, Capital Fund Program Revised Annual 

Statement and Five-Year Plan 2025 Capital Fund Program CT26P007501-25 Capital 

Improvement Grant 

 

 

 

 



 HOUSING AUTHORITY OF THE CITY OF STAMFORD 

D/B/A CHARTER OAK COMMUNITIES 

22 Clinton Avenue 

Stamford, Connecticut 06901 
 

 

Board Meeting Date:  May 28, 2025 

 

Resolution Number:  25-15 

 

RESOLUTION 

 

Subject: Approval of the 2025 Capital Fund ACC, Capital Fund Program Revised Annual 

Statement and Five-Year Plan 2025 Capital Fund Program CT26P007501-25 

Capital Improvement Grant 

 

Background: The Housing Authority of the City of Stamford executed the Amendments to the 2025 

Capital Fund Program (CFP) annual submission. This amendment in the form of the 

attached ACC (Annual Contributions Contract) finalizes the 2025 CFP formula amount.  

The total revised grant amount for this year’s Capital Improvement Grant is $735,819.00 

for Capital Repair Projects at Stamford Manor. The attached Revised Annual Statement 

reflects the final CFP formula amount. Additionally, the Revised 2025 Five Year Plan is 

included for approval. 

  

Resolution: Be it resolved that the Board of Commissioners of the Housing Authority of the City 

of Stamford approves the 2025 Capital Fund ACC, Revised Annual Statement and 

Five-Year Plan for the FY 2025 Capital Fund Capital Improvement Grant in the 

amount of $735,819.00. (See attached forms HUD-50075.1, 50075.2 & 52840-A) 

 

 

 

Natalie Coard 

                     Staff Member Submitting Resolution 



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part I: Summary

PHA Name : Locality (City/County & State)
Original 5-Year Plan Revised 5-Year Plan (Revision No:                 )

Housing Authority of the City of Stamford

X

2577-0274

02/28/2022

PHA Number: CT007

Status: Approval Date: Approved By:Approved 05/21/2025 STAUNTON, JAMES

A. Development Number and Name Work Statement for Work Statement for Work Statement for Work Statement for Work Statement for

2025 2026 2027 2028 2029Year 5Year 4Year 3Year 2Year 1

AUTHORITY-WIDE $373,535.00 $373,535.00 $373,535.00$373,535.00

STAMFORD MANOR (CT007000002) $362,284.00 $362,284.00 $362,284.00 $735,819.00$362,284.00

Form HUD-50075.2(4/2008)



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part II: Supporting Pages - Physical Needs Work Statements (s)

1

2577-0274

02/28/2022

Work Statement for Year 2025

Development Number/Name Quantity Estimated CostGeneral Description of Major Work CategoriesIdentifier

AUTHORITY-WIDE (NAWASD) $373,535.00

Operations(Operations (1406)) $183,954.00ID0000213 operations

administration(Administration (1410)-Salaries) $73,581.00ID0000214 cost for administration

Management Improvements(Management Improvement (1408)-System Improvements) $16,000.00ID0000215 Software Purchase

Contract Administration(Contract Administration (1480)-Other Fees and Costs) $70,000.00ID0000216 Architect and Consultant fees

Contingency(Contract Administration (1480)-Contingency) $30,000.00ID0000217 Contingency

STAMFORD MANOR (CT007000002) $362,284.00

Form HUD-50075.2(4/2008)



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part II: Supporting Pages - Physical Needs Work Statements (s)

1

2577-0274

02/28/2022

Work Statement for Year 2025

Development Number/Name Quantity Estimated CostGeneral Description of Major Work CategoriesIdentifier

Elevator Motor Replacement(Non-Dwelling Construction - Mechanical (1480)-Elevator) $120,000.00ID0000220 Replace Elevator Moter at Stamford Manor

Balcony Deck Coating(Non-Dwelling Exterior (1480)-Balconies and Railings) $26,791.00ID0000221 Concrete deck coating Stamford Manor

Install Water Treatment System(Non-Dwelling Exterior (1480)-Balconies and Railings,Non-Dwelling

Site Work (1480)-Storm Drainage)
$21,493.00ID0000222 Install Water Treatment System

Replace Hot Water Storage Tanks(Dwelling Unit-Interior (1480)-Mechanical,Dwelling Unit-Interior

(1480)-Plumbing)
$60,000.00ID0000224 Replace Hot Water Storage Tanks-(3)

Replace Sprinkler Heads(Non-Dwelling Exterior (1480)-Doors) $54,000.00ID0000225 Replace Sprinkler Heads

Replace Sprinkler Head Piping(Non-Dwelling Exterior (1480)-Stairwells and Fire Escapes) $80,000.00ID0000226 Replace Sprinkler Head Piping

Subtotal of Estimated Cost $735,819.00

Form HUD-50075.2(4/2008)



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part II: Supporting Pages - Physical Needs Work Statements (s)

2

2577-0274

02/28/2022

Work Statement for Year 2026

Development Number/Name Quantity Estimated CostGeneral Description of Major Work CategoriesIdentifier

AUTHORITY-WIDE (NAWASD) $373,535.00

Operations(Operations (1406)) $183,954.00ID0000227 operations

administration(Administration (1410)-Salaries) $73,581.00ID0000228 cost for administration

Management Improvements(Management Improvement (1408)-System Improvements) $16,000.00ID0000229 Software Purchase

Contract Administration(Contract Administration (1480)-Other Fees and Costs) $70,000.00ID0000230 Architect and Consultant fees

Contingency(Contract Administration (1480)-Contingency) $30,000.00ID0000231 Contingency

STAMFORD MANOR (CT007000002) $362,284.00

Form HUD-50075.2(4/2008)



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part II: Supporting Pages - Physical Needs Work Statements (s)

2

2577-0274

02/28/2022

Work Statement for Year 2026

Development Number/Name Quantity Estimated CostGeneral Description of Major Work CategoriesIdentifier

Replace Fire Alarm Panel(Dwelling Unit-Exterior (1480)-Exterior Doors) $60,000.00ID0000233 Replace Fire Alarm Panel at Stamford Manor

Install Nitrogen System(Dwelling Unit-Interior (1480)-Bathroom Counters and Sinks,Dwelling Unit-

Interior (1480)-Bathroom Flooring (non cyclical),Dwelling Unit-Interior (1480)-Commodes,Dwelling

Unit-Interior (1480)-Plumbing)

$72,000.00ID0000234 Install Nitrogen System

Replace Fire Alarm Common Area Speaker/Strobe Devices(Dwelling Unit-Exterior (1480)-Stairwells

- Fire Escapes,Dwelling Unit-Exterior (1480)-Tuck-Pointing)
$100,000.00ID0000235 Replace Fire Alarm Common Area Speaker/Strobe Devices

Replace Common Exterior Corridor Lighting(Non-Dwelling Exterior (1480)-Balconies and Railings) $50,000.00ID0000237 Replace Common Exterior Corridor Lighting

Floor Drains & Storm Drains(Non-Dwelling Site Work (1480)-Curb and Gutter,Non-Dwelling Site

Work (1480)-Storm Drainage)
$28,791.00ID0000238 Replace floor drains and Storm Drains on balconies at Stamford Manor

Replace Wing Electrical Switchgear(Non-Dwelling Exterior (1480)-Balconies and Railings) $51,493.00ID0000270 Replace Wing Electrical Switchgear

Subtotal of Estimated Cost $735,819.00

Form HUD-50075.2(4/2008)



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part II: Supporting Pages - Physical Needs Work Statements (s)

3

2577-0274

02/28/2022

Work Statement for Year 2027

Development Number/Name Quantity Estimated CostGeneral Description of Major Work CategoriesIdentifier

STAMFORD MANOR (CT007000002) $362,284.00

Laundry Room Upgrade(Dwelling Unit-Interior (1480)-Kitchen Sinks and Faucets,Dwelling Unit-

Interior (1480)-Plumbing,Dwelling Unit-Interior (1480)-Kitchen Cabinets)
$116,791.00ID0000239 Upgrade common Area Laundry rooms

Call for Aid Replacement(Dwelling Unit-Interior (1480)-Call-for-Aid Systems) $20,000.00ID0000240 Call for Aid Replacement at Stamford Manor

Ventilation Fan Replacement community room(Non-Dwelling Interior (1480)-Common Area

Kitchens,Non-Dwelling Interior (1480)-Community Building)
$10,000.00ID0000241 Replace Ventilation Fan in Community Room

Window Replacement(Dwelling Unit-Exterior (1480)-Windows) $45,493.00ID0000244 Continue Window Replacement at Stamford Manor

Replace Common Branch Panelboards(Dwelling Unit-Exterior (1480)-Windows) $50,000.00ID0000249 Replace Common Branch Panelboards

Replace Generator(Dwelling Unit-Exterior (1480)-Stairwells - Fire Escapes,Dwelling Unit-Exterior

(1480)-Tuck-Pointing)
$120,000.00ID0000250 Replace 150kw Generator, enclosure and sub-base fuel tank

Form HUD-50075.2(4/2008)



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part II: Supporting Pages - Physical Needs Work Statements (s)

3

2577-0274

02/28/2022

Work Statement for Year 2027

Development Number/Name Quantity Estimated CostGeneral Description of Major Work CategoriesIdentifier

AUTHORITY-WIDE (NAWASD) $373,535.00

Operations(Operations (1406)) $183,954.00ID0000242 operations

administration(Administration (1410)-Salaries) $73,581.00ID0000243 cost for administration

Management Improvements(Management Improvement (1408)-System Improvements) $16,000.00ID0000246 Software Purchase

Contract Administration(Contract Administration (1480)-Other Fees and Costs) $70,000.00ID0000247 Architect and Consultant fees

Contingency(Contract Administration (1480)-Contingency) $30,000.00ID0000248 Contingency

Subtotal of Estimated Cost $735,819.00

Form HUD-50075.2(4/2008)



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part II: Supporting Pages - Physical Needs Work Statements (s)

4

2577-0274

02/28/2022

Work Statement for Year 2028

Development Number/Name Quantity Estimated CostGeneral Description of Major Work CategoriesIdentifier

STAMFORD MANOR (CT007000002) $362,284.00

Replacement of refrigerators(Dwelling Unit-Interior (1480)-Appliances) $35,000.00ID0000251 replace old non functioning refrigerators at Stamford Manor

Kitchen Replacement(Dwelling Unit-Exterior (1480)-Windows) $71,791.00ID0000252 replace obsolete kitchens at Stamford Manor

Lead Bend Replacement(Dwelling Unit-Interior (1480)-Bathroom Counters and Sinks,Dwelling Unit-

Interior (1480)-Bathroom Flooring (non cyclical),Dwelling Unit-Interior (1480)-Commodes,Dwelling

Unit-Interior (1480)-Plumbing)

$10,000.00ID0000253 Replacement of Lead bends at Stamford Manor

Replacement od Apartment Flooring(Dwelling Unit-Interior (1480)-Flooring (non routine)) $10,000.00ID0000254 replace worn flooring in units at Stamford Manor

Boiler Replacement(Non-Dwelling Construction - Mechanical (1480)-Central Boiler,Non-Dwelling

Construction - Mechanical (1480)-Heating Equipment - System)
$10,000.00ID0000255 Replace Boiler at Stamford Manor

Sprinkler line Replacement(Non-Dwelling Construction - Mechanical (1480)-Fire Suppression

System)
$55,792.00ID0000256 Replace Sprinkler line piping at Stamford Manor

Form HUD-50075.2(4/2008)



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part II: Supporting Pages - Physical Needs Work Statements (s)

4

2577-0274

02/28/2022

Work Statement for Year 2028

Development Number/Name Quantity Estimated CostGeneral Description of Major Work CategoriesIdentifier

Radiator Valve Replacement(Dwelling Unit-Interior (1480)-Mechanical,Dwelling Unit-Interior

(1480)-Plumbing)
$20,000.00ID0000257 Replace radiators valves in apartments at Stamford Manor

Caulk Removal(Dwelling Unit-Exterior (1480)-Balconies-Porches-Railings-etc,Dwelling Unit-

Exterior (1480)-Exterior Paint and Caulking,Dwelling Unit-Exterior (1480)-Windows)
$20,000.00ID0000258 Remove hazardous caulk from exterior of Stamford Manor

Fire Alarm System Replacement(Non-Dwelling Construction - Mechanical (1480)-Fire Suppression

System)
$56,102.00ID0000259 Replace Fire Alarm System at Stamford Manor

Window Replacement(Dwelling Unit-Exterior (1480)-Windows) $40,396.00ID0000266 Continue Window Replacement at Stamford Manor

Bathroom Replacement(Dwelling Unit-Interior (1480)-Bathroom Counters and Sinks,Dwelling Unit-

Interior (1480)-Bathroom Flooring (non cyclical),Dwelling Unit-Interior (1480)-Commodes,Dwelling

Unit-Interior (1480)-Plumbing)

$12,203.00ID0000267 Bathroom Replacement at Stamford Manor

Replace Sump Pump(Non-Dwelling Construction - Mechanical (1480)-Elevator) $21,000.00ID0000268 Replace 3 Sump Pumps

AUTHORITY-WIDE (NAWASD) $373,535.00

Form HUD-50075.2(4/2008)



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part II: Supporting Pages - Physical Needs Work Statements (s)

4

2577-0274

02/28/2022

Work Statement for Year 2028

Development Number/Name Quantity Estimated CostGeneral Description of Major Work CategoriesIdentifier

Operations(Operations (1406)) $183,954.00ID0000260 operations

administration(Administration (1410)-Salaries) $73,581.00ID0000261 cost for administration

Contract Administration(Contract Administration (1480)-Other Fees and Costs) $70,000.00ID0000262 Architect and Consultant fees

Contingency(Contract Administration (1480)-Contingency) $30,000.00ID0000263 Contingency

Management Improvements(Management Improvement (1408)-System Improvements) $16,000.00ID0000264 Software Purchase

Subtotal of Estimated Cost $735,819.00

Form HUD-50075.2(4/2008)



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part II: Supporting Pages - Physical Needs Work Statements (s)

5

2577-0274

02/28/2022

Work Statement for Year 2029

Development Number/Name Quantity Estimated CostGeneral Description of Major Work CategoriesIdentifier

STAMFORD MANOR (CT007000002) $735,819.00

Operations(Operations (1406)) $183,954.00ID0000271 Operations

Administration(Administration (1410)-Salaries) $73,581.00ID0000272 Cost for Administration

Contract Adminstration(Contract Administration (1480)-Other Fees and Costs) $70,000.00ID0000273 Architect & Consultant fees

Contingency(Contract Administration (1480)-Contingency) $30,000.00ID0000274 Contingency

Management Improvements(Management Improvement (1408)-System Improvements) $16,000.00ID0000275 Management Improvements-System Improvements

Replace Fire Pump(Non-Dwelling Construction - Mechanical (1480)-Smoke/Fire Detection) $72,000.00ID0000276 Replace Fire Pump

Form HUD-50075.2(4/2008)



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part II: Supporting Pages - Physical Needs Work Statements (s)

5

2577-0274

02/28/2022

Work Statement for Year 2029

Development Number/Name Quantity Estimated CostGeneral Description of Major Work CategoriesIdentifier

Window Replacement(Dwelling Unit-Exterior (1480)-Windows) $290,284.00ID0000277 Window Replacement

Subtotal of Estimated Cost $735,819.00

Form HUD-50075.2(4/2008)



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part III: Supporting Pages - Management Needs Work Statements (s)

1

2577-0274

02/28/2022

Work Statement for Year 2025

Development Number/Name
Estimated CostGeneral Description of Major Work Categories

Housing Authority Wide

Operations(Operations (1406)) $183,954.00

administration(Administration (1410)-Salaries) $73,581.00

Management Improvements(Management Improvement (1408)-System Improvements) $16,000.00

Contract Administration(Contract Administration (1480)-Other Fees and Costs) $70,000.00

Contingency(Contract Administration (1480)-Contingency) $30,000.00

Subtotal of Estimated Cost $373,535.00

Form HUD-50075.2(4/2008)



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part III: Supporting Pages - Management Needs Work Statements (s)

2

2577-0274

02/28/2022

Work Statement for Year 2026

Development Number/Name
Estimated CostGeneral Description of Major Work Categories

Housing Authority Wide

Operations(Operations (1406)) $183,954.00

administration(Administration (1410)-Salaries) $73,581.00

Management Improvements(Management Improvement (1408)-System Improvements) $16,000.00

Contract Administration(Contract Administration (1480)-Other Fees and Costs) $70,000.00

Contingency(Contract Administration (1480)-Contingency) $30,000.00

Subtotal of Estimated Cost $373,535.00

Form HUD-50075.2(4/2008)



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part III: Supporting Pages - Management Needs Work Statements (s)

3

2577-0274

02/28/2022

Work Statement for Year 2027

Development Number/Name
Estimated CostGeneral Description of Major Work Categories

Housing Authority Wide

Operations(Operations (1406)) $183,954.00

administration(Administration (1410)-Salaries) $73,581.00

Management Improvements(Management Improvement (1408)-System Improvements) $16,000.00

Contract Administration(Contract Administration (1480)-Other Fees and Costs) $70,000.00

Contingency(Contract Administration (1480)-Contingency) $30,000.00

Subtotal of Estimated Cost $373,535.00

Form HUD-50075.2(4/2008)



Capital Fund Program - Five-Year Action Plan
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part III: Supporting Pages - Management Needs Work Statements (s)

4

2577-0274

02/28/2022

Work Statement for Year 2028

Development Number/Name
Estimated CostGeneral Description of Major Work Categories

Housing Authority Wide

Operations(Operations (1406)) $183,954.00

administration(Administration (1410)-Salaries) $73,581.00

Contract Administration(Contract Administration (1480)-Other Fees and Costs) $70,000.00

Contingency(Contract Administration (1480)-Contingency) $30,000.00

Management Improvements(Management Improvement (1408)-System Improvements) $16,000.00

Subtotal of Estimated Cost $373,535.00

Form HUD-50075.2(4/2008)



Annual Statement/Performance and Evaluation Report

Capital Fund Program, Capital Fund Program Replacement Housing Factor and

Capital Fund Financing Program
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part I: Summary

PHA Name: Grant Type and Number
Capital Fund Program Grant No.

Replacement Housing Factor Grant No.

Date of CFFP:

FFY of Grant:
FFY of Grant Approval:

Type of Grant

Original Annual Statement

Performance and Evaluation Report for Period Ending:

Reserve for Disasters/Emergencies Revised Annual Statement (Revision No:                 )

Final Performance and Evaluation Report

Housing Authority of the City of Stamford

X

CT26P00750125

2577-0274

02/28/2022

Line Summary by Development Account
Total Estimated Cost Total Actual Cost

Original Revised Obligated Expended

(1)

(2)

1 Total non-CFP Funds

2 1406 Operations $183,954.00

3 1408 Management Improvement $16,000.00

4 1410 Administration $73,581.00

5 1480 General Capital Activity $462,284.00

6 1492 MovingToWorkDemonstration

7 1501 Collater Exp / Debt Srvc

8 1503 RAD-CFP

9 1504 Rad Investment Activity

10 1505 RAD-CPT

11 1509 Preparing for, Preventing and Responding to Coronavirus (1509)

Form HUD-50075.1(4/2008)

(1) To be completed for the Performance and Evaluation Report

(2) To be completed for the Performance and Evaluation Report or a Revised Annual Statement

(3) PHAs with under 250 units in management may use 100% of CFP Grants for operations

(4) RHF funds shall be include here



Annual Statement/Performance and Evaluation Report

Capital Fund Program, Capital Fund Program Replacement Housing Factor and

Capital Fund Financing Program
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part I: Summary

PHA Name: Grant Type and Number
Capital Fund Program Grant No.

Replacement Housing Factor Grant No.

Date of CFFP:

FFY of Grant:
FFY of Grant Approval:

Type of Grant

Original Annual Statement

Performance and Evaluation Report for Period Ending:

Reserve for Disasters/Emergencies Revised Annual Statement (Revision No:                 )

Final Performance and Evaluation Report

Housing Authority of the City of Stamford

X

CT26P00750125

2577-0274

02/28/2022

Line Summary by Development Account
Total Estimated Cost Total Actual Cost

Original Revised Obligated Expended

(1)

(2)

12 9000 Debt Reserves

13 9001 Bond Debt Obligation

14 9002 Loan Debt Obligation

15 RESERVED

16 RESERVED

17 RESERVED

18a RESERVED

18ba RESERVED

19 RESERVED

20 RESERVED

21 Amount of Annual Grant: (sum of lines 2-20) $735,819.00

Form HUD-50075.1(4/2008)

(1) To be completed for the Performance and Evaluation Report

(2) To be completed for the Performance and Evaluation Report or a Revised Annual Statement

(3) PHAs with under 250 units in management may use 100% of CFP Grants for operations

(4) RHF funds shall be include here



Annual Statement/Performance and Evaluation Report

Capital Fund Program, Capital Fund Program Replacement Housing Factor and

Capital Fund Financing Program
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part I: Summary

PHA Name: Grant Type and Number
Capital Fund Program Grant No.

Replacement Housing Factor Grant No.

Date of CFFP:

FFY of Grant:
FFY of Grant Approval:

Type of Grant

Original Annual Statement

Performance and Evaluation Report for Period Ending:

Reserve for Disasters/Emergencies Revised Annual Statement (Revision No:                 )

Final Performance and Evaluation Report

Housing Authority of the City of Stamford

X

CT26P00750125

2577-0274

02/28/2022

Line Summary by Development Account
Total Estimated Cost Total Actual Cost

Original Revised Obligated Expended

(1)

(2)

22 Amount of line 21 Related to LBP Activities

23 Amount of line 21 Related to Section 504 Activities

24 Amount of line 21 Related to Security - Soft Costs

25 Amount of line 21 Related to Security - Hard Costs

26 Amount of line 21 Related to Energy Conservation Measures

Signature of Executive Director                                                 Date Signature of Public Housing Director                                                    Date/S/ MX9854 05/21/2025

Form HUD-50075.1(4/2008)

(1) To be completed for the Performance and Evaluation Report

(2) To be completed for the Performance and Evaluation Report or a Revised Annual Statement

(3) PHAs with under 250 units in management may use 100% of CFP Grants for operations

(4) RHF funds shall be include here



Annual Statement/Performance and Evaluation Report

Capital Fund Program, Capital Fund Program Replacement Housing Factor and

Capital Fund Financing Program
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part II: Supporting Pages

PHA Name:
Grant Type and Number
Capital Fund Program Grant No.
Replacement Housing Factor Grant No.

CFFP(Yes/No):

Federal FFY of Grant:
Housing Authority of the City of Stamford

CT26P00750125

2577-0274

02/28/2022

Development Number
Name/PHA-Wide Activities

General Description of Major
Work Categories

Total Estimated Cost Total Actual Cost

Original Revised Funds
Obligated

Funds
Expended

(2)

(1)
Development
Account No. Status of WorkQuantity

Not associated with any specific

development

Operations (Operations (1406))

Description : operations

1406 $183,954.00

Not associated with any specific

development

administration (Administration (1410))

Description : cost for administration

1410 $73,581.00

Not associated with any specific

development

Management Improvements (Management

Improvement (1408))

Description : Software Purchase

1408 $16,000.00

Form HUD-50075.1(4/2008)

(1) To be completed for the Performance and Evaluation Report or a Revised Annual Statement

(2) To be completed for the Performance and Evaluation Report



Annual Statement/Performance and Evaluation Report

Capital Fund Program, Capital Fund Program Replacement Housing Factor and

Capital Fund Financing Program
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part II: Supporting Pages

PHA Name:
Grant Type and Number
Capital Fund Program Grant No.
Replacement Housing Factor Grant No.

CFFP(Yes/No):

Federal FFY of Grant:
Housing Authority of the City of Stamford

CT26P00750125

2577-0274

02/28/2022

Development Number
Name/PHA-Wide Activities

General Description of Major
Work Categories

Total Estimated Cost Total Actual Cost

Original Revised Funds
Obligated

Funds
Expended

(2)

(1)
Development
Account No. Status of WorkQuantity

Not associated with any specific

development

Contract Administration (Contract

Administration (1480))

Description : Architect and Consultant fees

1480 $70,000.00

Not associated with any specific

development

Contingency (Contract Administration

(1480))

Description : Contingency

1480 $30,000.00

CT007000002 - STAMFORD MANOR Elevator Motor Replacement (Non-Dwelling

Construction - Mechanical (1480))

Description : Replace Elevator Moter at

Stamford Manor

1480 $120,000.00

Form HUD-50075.1(4/2008)

(1) To be completed for the Performance and Evaluation Report or a Revised Annual Statement

(2) To be completed for the Performance and Evaluation Report



Annual Statement/Performance and Evaluation Report

Capital Fund Program, Capital Fund Program Replacement Housing Factor and

Capital Fund Financing Program
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part II: Supporting Pages

PHA Name:
Grant Type and Number
Capital Fund Program Grant No.
Replacement Housing Factor Grant No.

CFFP(Yes/No):

Federal FFY of Grant:
Housing Authority of the City of Stamford

CT26P00750125

2577-0274

02/28/2022

Development Number
Name/PHA-Wide Activities

General Description of Major
Work Categories

Total Estimated Cost Total Actual Cost

Original Revised Funds
Obligated

Funds
Expended

(2)

(1)
Development
Account No. Status of WorkQuantity

CT007000002 - STAMFORD MANOR Balcony Deck Coating (Non-Dwelling

Exterior (1480))

Description : Concrete deck coating

Stamford Manor

1480 $26,791.00

CT007000002 - STAMFORD MANOR Install Water Treatment System (Non-

Dwelling Exterior (1480),Non-Dwelling Site

Work (1480))

Description : Install Water Treatment

System

1480 $21,493.00

CT007000002 - STAMFORD MANOR Replace Hot Water Storage Tanks (Dwelling

Unit-Interior (1480))

Description : Replace Hot Water Storage

Tanks-(3)

1480 $60,000.00

Form HUD-50075.1(4/2008)

(1) To be completed for the Performance and Evaluation Report or a Revised Annual Statement

(2) To be completed for the Performance and Evaluation Report



Annual Statement/Performance and Evaluation Report

Capital Fund Program, Capital Fund Program Replacement Housing Factor and

Capital Fund Financing Program
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part II: Supporting Pages

PHA Name:
Grant Type and Number
Capital Fund Program Grant No.
Replacement Housing Factor Grant No.

CFFP(Yes/No):

Federal FFY of Grant:
Housing Authority of the City of Stamford

CT26P00750125

2577-0274

02/28/2022

Development Number
Name/PHA-Wide Activities

General Description of Major
Work Categories

Total Estimated Cost Total Actual Cost

Original Revised Funds
Obligated

Funds
Expended

(2)

(1)
Development
Account No. Status of WorkQuantity

CT007000002 - STAMFORD MANOR Replace Sprinkler Heads (Non-Dwelling

Exterior (1480))

Description : Replace Sprinkler Heads

1480 $54,000.00

CT007000002 - STAMFORD MANOR Replace Sprinkler Head Piping (Non-

Dwelling Exterior (1480))

Description : Replace Sprinkler Head Piping

1480 $80,000.00

Total: $735,819.00

Form HUD-50075.1(4/2008)

(1) To be completed for the Performance and Evaluation Report or a Revised Annual Statement

(2) To be completed for the Performance and Evaluation Report



Annual Statement/Performance and Evaluation Report

Capital Fund Program, Capital Fund Program Replacement Housing Factor and

Capital Fund Financing Program
Office of Public and Indian Housing

U.S. Department of Housing and Urban Development

Part III: Implementation Schedule for Capital Fund Financing Program

PHA Name: Federal FFY of Grant:

Housing Authority of the City of Stamford

2577-0274

02/28/2022

Development Number
Name/PHA-Wide Activities

All Fund Obligated (Quarter Ending Date) All Funds Expended (Quarter Ending Date)

Original Obligation End
Date

Actual Obligation End
Date

Original  Expenditure
End Date

Actual Expenditure End
Date

(1)Reasons for Revised Target Dates

Form HUD-50075.1(4/2008)

(1) Obligation and expenditure end dated can only be revised with HUD approval pursuant to Section 9j of the U.S, Housing Act of 1937, as amended.



 

2025 Capital Fund OMB Approval No. 2577-0303
(exp. 10/31/2026)

Capital Fund Program                                                                                  
(CFP) Amendment
to Consolidated Annual Contributions Contract
Terms and Conditions (HUD-53012)

Whereas, (Public Housing Authority) (herein called the “PHA”)
and the United States of America, Secretary of Housing and Urban Development (herein called “HUD”) entered into an Annual Contributions Contract
ACC(s) Numbers(s)  (On File)  dated  (On File)

Whereas, in accordance with  Public Law No: 119-4;

$             $735,819.00 for Fiscal Year 2025 to be referred to under the Capital Fund Grant Number CT26P00750125
PHA Tax Identification Number (TIN): On File UEI Number: On File   

Whereas, HUD and the PHA are entering into the CFP Amendment Number __________On File______________________________________

Now Therefore, the ACC is amended as follows:

The parties have executed this CFP Amendment, and it will be effective on the date HUD signs below.

U.S. Dept of HUD PHA (Executive Director or authorized agent)
By /s/ By Natalie Coard Date: 5/16/2025

Marianne Nazzaro
Title: Deputy Assistant Secretary Title

Office Public Housing Invest.

Previous versions obsolete                                                                                                                               form HUD-53012  OMB Approval No. 2577-0303  (exp. 10/31/2026)

Whereas, HUD has agreed to provide CFP assistance, upon execution of this Amendment, to the PHA in the amount to be specified below for the purpose of assisting the PHA in 
carrying out capital and management activities at existing public housing projects in order to ensure that such projects continue to be available to serve low-income families.  HUD 
reserves the right to provide additional CFP assistance in this FY to the PHA.  When HUD provides additional amounts, it will notify the PHA and those amended grants will be subject 
to these terms and conditions.

8. Implementation or use of funding assistance provided under this CFP Amendment is subject to the 
attached corrective action order(s).   
(mark one) :                 Yes                  No  

9. The PHA is required to report in the format and frequency established by HUD on all open Capital 
Fund grants awarded, including information on the installation of energy conservation measures. 

10. If CFP assistance is provided for activities authorized pursuant to agreements between HUD and 
the PHA under the Rental Assistance Demonstration Program,the PHA shall follow such applicable 
statutory authorities and all applicable HUD regulations and requirements.  For total conversion of 
public housing projects, no disposition or conversion of any public housing project covered by these 
terms and conditions shall occur unless approved by HUD.  For partial conversion, the PHA shall 
continue to operate each non-converted public housing project as low-incomehousing in accordance 
with paragraph 7.  

11. CFP assistance provided as an Emergency grant or a Safety and Security grant shall be subject to 
a 12 month obligation and 24 month expenditure timeperiod.  CFP assistance provided as a Natural 
Disaster grant shall be subject to a 24 month obligation and 48 month expenditure time period.  The 
start date shall bethe date on which such funding becomes available to the PHA for obligation. The 
PHA must have a recorded and effective Declaration(s) of Trust on all property funded with Capital 
Fund grants (all types) or HUD will exercise all available remedies including recapture of grant funding.  

12. Waste, Fraud, Abuse, and Whistleblower Protections. Any person who becomes aware of the 
existence or apparent existence of fraud, waste or abuse of any HUD award must report such incidents 
to both the HUD official responsible for the award and to HUD’s Office of Inspector General (OIG). 
HUD OIG is available to receive allegations of fraud, waste, and abuse related to HUD programs via 
its hotline number (1-800-347-3735) and its online hotline form. You must comply with 41 U.S.C. § 
4712, which includes informing your employees in writing of their rights and remedies, in the 
predominant native language of the workforce. Under 41 U.S.C. § 4712, employees of a government 
contractor, subcontractor, grantee, and subgrantee—as well as a personal services contractor—who 
make a protected disclosure about a Federal grant or contract cannot be discharged, demoted, or 
otherwise discriminated against as long as they reasonably believe the information they disclose is 
evidence of: 
1. Gross mismanagement of a Federal contract or grant; 
2. Waste of Federal funds; 
3. Abuse of authority relating to a Federal contract or grant; 
4. Substantial and specific danger to public health and safety; or 
5. Violations of law, rule, or regulation related to a Federal contract or grant.  

13. This grant may be subject to the requirements of the Build America Buy, America Act (BABA) 
which was enacted on November 15, 2021, as part of the Infrastructure Investment and Jobs Act 
(Public Law 117–58), unless waived by the Department: refer to HUD's BABA webpage for further 
information (https://www.hud.gov/program_offices/general_counsel/build_america_buy_america)

14.  This grant is subject to Executive Order 14218, Ending Taxpayer Subsidization of Open Borders 
and applicable law. HUD will take steps to ensure that Federal resources are not used to support 
“sanctuary” policies of State and local jurisdictions that actively prevent federal authorities from 
deporting illegal aliens.

1. The ACC(s) is (are) amended to provide CFP assistance in the amount specified above for capital 
and management activities of PHA projects.  This CFP Amendment is a part of the ACC.   

2. The PHA must carry out all capital and management activities in accordance with the United 
States Housing Act of 1937 (the Act), 24 CFR Part 905 (the Capital Fund Final rule) as well as other 
applicable HUD requirements, except that the limitation in section 9(g)(1) of the Act is increased 
such that of the amount of CFP assistance provided for under this CFP amendment only, the PHA 
may use no more than 25 percent for activities that are eligible under section 9(e) of the Act only if 
the PHA’s HUD-approved Five Year Action Plan provides for such use; however, if the PHA owns or 
operates lessthan 250 public housing dwelling units, such PHA may continue to use the fullflexibility 
in accordance with section 9(g)(2) of the Act.  

3. The PHA has a HUD-approved Capital Fund Five Year Action Plan and has complied with the 
requirements for reporting on open grants through the Performance and Evaluation Report.  The 
PHA must comply with 24 CFR 905.300 of the Capital Fund Final rule regarding amendment of the 
Five Year Action Plan where the PHA proposes a Significant Amendment to the Capital Fund Five 
Year Action Plan.  

4. For cases where HUD has approved a Capital Fund Financing Amendment to the ACC, HUD will 
deduct the payment for amortization scheduled payments from the grant immediately on the 
effective date of this CFP Amendment.  The payment of CFP funds due per the amortization 
scheduled will be made directly to a designated trustee within 3 days of the due date.  Subject to the 
provisions of the ACC(s) and paragraph 3, and to assist in capital and management activities, HUD 
agrees to disburse to the PHA or the designated trustee from time to time as needed up to the 
amount of the funding assistance specified herein.

5. Unless otherwise provided, the 24 month time period in which the PHA must obligate this CFP 
assistance pursuant to section 9(j)(1) of the Act and 48 month time period in which the PHA must 
expend this CFP assistance pursuant to section 9(j)(5) of the Act starts with the effective date of this 
CFP amendment (the date on which CFP assistance becomes available to the PHAfor obligation).  
Any additional CFP assistance this FY will start with the same effective date.  

6. The PHA shall continue to operate each public housing project as low-income housing in 
compliance with the ACC(s), as amended, the Act and all HUD regulations for a period of twenty 
years after the last disbursement of CFP assistance for modernization activities for each public 
housing project or portion thereof and for a period of forty years after the last distribution of CFP 
assistance for development activities for each public housing project and for a period of ten years 
following the last payment of assistance from the Operating Fund to each public housing project.  
Provided further that, no disposition of any project covered by this amendment shall occur unless 
approved by HUD.  

7. The PHA will accept all CFP assistance provided for this FY.  If the PHA does not comply with any 
of its obligations under this CFP Amendment and does not have its Annual PHA Plan approved 
within the period specified by HUD, HUD shall impose such penalties or take such remedial action 
as provided by law.HUD may direct the PHA to terminate all work described in the Capital Fund 
Annual Statement of the Annual PHA Plan.  In such case, the PHA shall only incur additional costs 
with HUD approval.

Date: 05/13/2025

U.S. Department of Housing
and Urban Development

Office of Public and Indian Housing 

The information collection requirements contained in this document have been approved by the Office of Management and Budget (OMB) under the Paperwork Reduction Act of 1995
(44 U.S.C. 3501-3520) and assigned OMB control number 2577-0303. There is no personal information contained in this application. Information on activities and expenditures of grant
funds is public information and is generally available for disclosure. Recipients are responsible for ensuring confidentiality when disclosure is not required. In accordance with the
Paperwork Reduction Act, HUD may not conduct or sponsor, and a person is not required to respond to, a collection of information unless the collection displays a currently valid OMB
control number. 

Housing Authority of the City of Stamford Ct007

 

Executive Director

X



Charter Oak Communities 
Q1-2025 Quarterly Operations Report 

May 28, 2025 
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Quarterly Housing Choice Voucher Program Dashboard January 2025 - March 2025
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Communications

1.  During this reporting period the HCV Team administered an 
average of  2,182 vouchers per month.  This includes the new
RAD PBV residents that were transitioned out of the Low-
Income Public Housing Program.

2.  The HCV Team continues  to proactively process and 
interview  families to determine their new and/or continued 
eligiblity for our programs.  This activity, totaling over 1,137
transactions, included interviewing, annual and interim
recertifications, leasing, and coordinating unit transfers. 

3.  COC continues to experience growth within the Portability
program, with an average of 6 households leasing up  and 7
households being interviewed monthly. 

Housing Quality Standard (HQS) Inspections

1.  HQS Inspections types included: Initial, 
Annual/Biennial, Special and Quality Control Inspections.

2.  COC currently uses a third party contractor to conduct 
inspections for COC-owned units which currently consists 
of 19% of the HCV portfolio.

3.  During this period there were a total of 406
inspections.
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Quarterly Property Management Dashboard  October - December 2024

3/31/2025 Total Units Vacancies:

On Hold: 

Renovations

Federal Public Housing:

Stamford Manor 215 7 0

RAD PBV:

Connecticut Avenue 12 0 0

Ursula Park Townhouses 32 0 0

Lawn Avenue Townhouses 20 0 0

Sheridan Mews 8 0 0

State Moderate Rent: 

Oak Park 168 0 83

Congregate:

Wormser 41 0 0

Residential Care: 

Scofield Manor 50 4 0

Multi-Family:

Rippowam Manor 81 1 0

Glenbrook Manor 44 4 0

Clinton Manor 88 1 0

Post House 60 0 0

Summer Place 48 0 0

Quintard Manor 60 2 0

Taylor Street 16 1 0

Lawnhill Terrace Phase 1 60 1 0

Lawnhill Terrace Phase 2 60 0 0

Lawnhill Terrace Phase 3 52 2 0

Lawnhill Terrace Phase 4 34 2 0

LIHTC: 

Westwood 95 5 0

Palmer Square 76 4 0

Fairgate 90 2 0

Park 215 78 6 0

Greenfield 45 4 0

Total: 1533 46 83
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Communications

1. During this reporting period a total 959 work order requests were
received.  Upon receipt, the request is then processed in our management 

software and assigned to our maintenance team.  Of the total requests 
received, 352 were for emergency items. 

2. Leasing remains on hold at Oak Park in anticipation of phase 2
renovation of the development. 

3. Family Centers offered 295 group activities across all properties this
period. These include homework club, resident meetings, game nights and 

more across all properties. 

2

2



 

Communication 

In Q1 2025, the Property Management Team successfully completed audits for Summer Place and Lawnhill Terrace, as well as a 

Management and Occupancy Review (MOR) for Rippowam Manor. The audits for Summer Place and LawnHill Terrace were file 

audits conducted by the investor and are completed annually. The MOR, conducted by Navigate on behalf of HUD, occurs every three 

years.  

Members of the Housing Choice Voucher and Property Management Teams participated in the City of Stamford Housing Fair an 

event hosted by the City of Stamford’s Department of Health & Human Services in collaboration with Stamford’s Cradle to Career. 

Our participation supports COC’s strategic goal of strengthening community engagement and outreach. 

Q1 also brought several staffing updates within the Operations Team. Danielle Palmer was promoted from HCV Specialist to the 

Property Manager of our Eastside portfolio. Marya Jackson was advanced from the Administrative Intake Coordinator to Assistant 

Property Manager on the Westside. We also welcomed two new Administrative Intake Coordinators: Neldine Jolicoeur on the 

Eastside and Samantha Duncan on the Westside, and an HCV Eligibility Specialist, Alioune Diop.  

Cross-training and system conversion efforts continue as we progress through additional phases of the Yardi implementation. This 

transition has required careful coordination to ensure property management operations and resident services remain uninterrupted 

while staff and residents adjust to new workflows. 

Marking a major step forward in resident access and internal efficiency, we successfully launched our first digital application process 

through the new Yardi Site Manager system. The Glenbrook Manor waitlist was opened, and for the first time, applicants were able to 

complete their application and upload documents entirely online via a personalized portal. This digital intake process brought in 591 

applications for this senior property and sets a strong precedent for future site-level digital transitions, particularly across our senior 

housing portfolio as we continue with Yardi integration.  
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The introduction of the RentCafé Resident Portal has been another significant milestone. Our tech-savvy residents have embraced the 

platform, enjoying the convenience and control it offers in managing their tenancy online. To date, 805 residents have registered on 

the portal out of 1,406 total units in the COC portfolio. 

For many of our senior residents, this transition has marked a meaningful step into the digital world. While setting up online rent 

payments has come with some challenges, we’ve seen steady progress. For some, this process included creating their very first email 

address, learning how to use an email app, or accessing the internet on a smartphone. We recognize that change takes time and 

patience, and we’re committed to supporting our residents through it. To that end, we’ll soon be offering basic tablet and computer use 

classes to further assist them. 

RentCafé offers more than just online rent payments. Residents can now upload required documents, receive important messages and 

reminders from staff, and view their payment history, all from one central portal. The feedback from registered users has been 

overwhelmingly positive, and we’re excited to continue expanding access and training to support all residents in making the most of 

these digital tools. 

Business Enterprise 

During this period, we received a record number of applications through the new online application portal, RentCafé. Waitlists for 

Below Market Rate (BMR) and Workforce Housing (WFH) waitlists were opened for the following properties: 18 Dock (via lottery), 

The Waypointe, The Berkeley, Quincy Lofts, One Atlantic, Postmark, 111 Harbor Point, The Key and Vault Apartments, Henry Street 

Houses, The Curb and One Glover. Between January 1, 2025, to March 31, 2025, Charter Oak Communities received approximately 

1,525 waitlist applications, reflecting strong demand and increased accessibility through our digital platform. 
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Supportive Services & Resident Engagement (January–March 2025) 

Our collaboration with Family Centers’ Resident Services Coordinators (RSCs) and local community organizations brought warmth, 

wellness, and a sense of connection to residents across our communities this quarter. From joyful social gatherings to critical support 

services, the first three months of 2025 were filled with meaningful engagement and impactful assistance. 

In addition to hosting large group activities, the RSC team provided one-on-one support to residents, helping them access resources 

such as utility assistance, emergency financial aid, and Medicare navigation. 

Here are some highlights of the activities that took place at various properties: 

Stamford Manor and CT Avenue 

Residents at Stamford Manor and CT Avenue continue to enjoy a wide variety of activities, including our beloved classics like Bingo, 

Chat with Nat, Trivia, and fresh flower deliveries. A recent addition to the community has been especially well-received—a new 

television for the community room. It’s quickly become a favorite, giving residents the chance to gather and enjoy watching the news, 

game shows, and their favorite talk shows together.  

Quintard Manor 

Residents at Quintard Manor were excited to take part in Black History Month activities, answering questions and learning about 

influential leaders, both past and present. Staff and Resident Services Coordinators (RSCs) also worked closely with residents to 

complete last-minute recertifications, ensuring everyone stayed on track. 

In addition, the Stamford Police visited to meet with residents and discuss important safety and security measures. As always, card 

games and bingo nights were a hit, bringing out a great turnout and lots of fun for everyone involved. 

Summer Place 

 Residents at Summer Place enjoyed a lively and enriching start to the year with a variety of activities, including a performance by an 

African drummer, Health & Wellness events, yoga sessions, and a cheerful Breakfast Social. In February, residents gathered to watch 

a Black History Month documentary, which was both educational and well-received. 
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A Property Management meeting was also held to keep residents informed about exciting upcoming changes. These include the 

launch of RentCafé and the installation of a new locker system—both aimed at improving convenience and enhancing the resident 

experience. 

Wormser 

Residents at Wormser have been enjoying some fun new events, including Cocoa Hour and the Salad Bowl social. More residents are 

also coming down to share lunch in the dining area, helping to create a warm, welcoming atmosphere in the community. 

Bingo and Kinema continue to be favorites—giving residents the chance to stay active, have fun, and win prizes alongside their 

neighbors. 

A highlight this quarter was the very first annual Wormser Talent Show—and it was a huge success! Residents wowed the crowd with 

their performances and were awarded trophies for participating. Who knew Wormser had so much incredible hidden talent? 
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Post House 

At Post House, residents were introduced to a new event, Coffee and Conversation, designed to create an open space for sharing 

thoughts, feedback, and community concerns. February brought festive fun with a Valentine’s Day arts and crafts session, where 

residents painted Valentine-themed canvases and enjoyed each other’s creativity. 

Black History Month was honored with a thoughtful discussion and video presentation highlighting influential Black historians, an 

experience that was both educational and deeply appreciated by the community. 

Residents also met with Property Management to learn about exciting upcoming changes, including the rollout of RentCafé. As 

always, Bingo and Arts & Crafts remain favorites, with great prizes and lots of enthusiasm from participants. 

Glenbrook Manor & Rippowam Manor 

Residents at Glenbrook and Rippowam Manors enjoyed a lively and engaging first quarter filled with health, recreation, learning, and 

community connection. 

At Glenbrook Manor, January Bingo events brought plenty of laughter to the community room, while residents took advantage of 

free health screenings provided by Ark Healthcare. In February, Black History Month was honored with storytelling and a meaningful 

community discussion, paired with sweet treats courtesy of Evron Home Care. A tenant engagement meeting also provided residents 

with the opportunity to voice questions and concerns directly to staff. March rounded out the quarter with fun Casino Days and high-

energy Zumba classes that got everyone moving. 

At Rippowam Manor, January kicked off with a well-attended meet-and-greet that set a welcoming tone for the year. February’s 

Black History Month celebration was both educational and reflective, and the Valentine’s Day event added a sweet touch with gifts 

from ARK Healthcare. A new biweekly English-Speaking Class was launched and has consistently drawn over ten residents, offering 

important language support for English learners. March continued the momentum with more Casino Days, Bingo, and ongoing 

English classes—blending fun with personal growth and community learning. 

Together, both communities have embraced a season of connection, wellness, and enrichment. 
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Taylor Street 

Taylor Street buzzed with connection and creativity throughout the first quarter. January kicked off with lively Bingo and card games, 

while February brought a spontaneous and fun game of Jeopardy. In March, residents explored their artistic side during arts and crafts, 

celebrated St. Patrick’s Day with Bingo, and shared meaningful conversations during “Chat with Nat” over a BYO lunch. 

Game Time events remained popular, encouraging social interaction and bringing residents together regularly. During “Chat with 

Nat,” the Resident Services Coordinator and residents exchanged stories and gathered input on future activities residents would like to 

see. 

The quarter also featured a community dinner filled with holiday décor, music, and laughter, strengthening the bonds of neighborly 

connection and creating lasting memories. 

Clinton Manor 

Clinton Manor was alive with celebration and community-building throughout the quarter. January kicked off with a lively coffee-

and-chat social that encouraged residents to connect, followed by a spirited line dancing event that had everyone moving with joy. The 

men’s-only social games brought friendly competition and camaraderie through dominoes. 

In February, residents enjoyed a Valentine’s Music Social complete with dancing and desserts, along with a creative arts and crafts 

workshop. Our Resident Services Coordinator hosted a Black History Month trivia game, offering an engaging cultural learning 

experience. 

One of the most impactful moments of the quarter was supporting a resident in crisis—successfully helping them avoid eviction and 

regain lease compliance. 

March featured nutrition groups and a chair yoga Kinema movement class, and the month wrapped up with fun trivia and computer 

games, keeping residents engaged and active. 
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Eastside Portfolio 

This quarter, Eastside was buzzing with abundant, community-centered activities. The Ferguson Library Book Mobile continued its 

weekly Tuesday visits, giving residents easy access to borrow and return books. Game nights brought neighbors together for fun 

evenings that strengthened community connections. Meanwhile, the Homework Club at Lawnhill Terrace continued to thrive, with 

students showing improvements in challenging subjects while maintaining impressive performance in others. 

In January, we welcomed a new property manager, further strengthening our team’s ability to support the community. We also hosted 

a resident breakfast, where food was served alongside a survey and opportunities for open conversation. This event helped us gather 

valuable input on upcoming activities residents wanted to see. 

February brought great news as several students were approved for financial aid to attend summer camps. Family Centers provided 

additional support to help these students participate in the Young Mariners Summer Camp through SoundWaters. RentCafé assistance 

sessions were held to boost residents’ confidence in navigating the system and completing registrations, helping many feel 

comfortable using the platform. The month also featured a well-received Game Night, where residents connected and had fun, 

expressing interest in more events like this in the future. 

As Spring arrived in March, residents participated in another successful RentCafé event, receiving hands-on help from Resident 

Services and Property Management teams to navigate the system. The Homework Club kids got creative by designing personalized T-

shirts featuring their own faces, sparking excitement and pride. Additionally, we supported a resident facing hoarding challenges by 

assisting with relocating belongings to a storage unit, with Family Centers covering three months’ rent. These efforts demonstrate our 

ongoing commitment to resident support, engagement, and well-being. 
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Procurement Management 

There were no RFPs issued during this period. 

Capital Improvements 

Scofield Manor 

Two flat roofs were replaced. The $46K Community Development Block Grant (CDBG) has been approved for chiller replacement. 

Bidding will begin after the environmental review and HUD approval are complete. 

Stamford Manor 

Repairs to two exterior stairways have been completed. Work has also started on fixing the concrete walkways on each floor of the 

building. 
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Agenda 

Finance Committee Meeting 

May 27, 2025 

6:00 p.m. 

 

 

 

1. Review the FY 2026 Proposed Operating Budgets & Resolutions – Darnel and Zach 

 

a. Stamford Manor (Public Housing) 

b. Housing Choice Voucher Program (Unrestricted) 

 

2. Review the Quarterly Financial Reports (for period ending 3-31-2025) – Sam 

 

3. Board Fiduciary Checklist – Lisa 

 

4. Other  

 



 

 
 
 
 

HOUSING AUTHORITY OF THE CITY OF STAMFORD  
D/B/A CHARTER OAK COMMUNITIES 

22 Clinton Avenue 
Stamford, Connecticut 06901 

 
 
 
Board Meeting Date:  May 28, 2025 
 
Resolution Number:  25 - 17 

 
 

RESOLUTION 
 

Subject:  Approve the Federal Low-Income Public Housing Program 
(LIPH) AMP 2 Stamford Manor operating budget for FY26, 
from July 1, 2025, to June 30, 2026. 

 
Background:  This resolution approves the Fiscal Year Ending June 30, 2026, 

operating budget for AMP 2 of the Low-Income Public Housing 
Program, which consists of 215 units at Stamford Manor. As this is a 
federally funded program by the Department of Housing and Urban 
Development (HUD), the Authority's Board of Commissioners must 
approve this operating budget. 

 
Resolution: Be it resolved by the Commissioners of the Housing Authority of the 

City of Stamford d/b/a Charter Oak Communities that the operating 
budget for the Federal Low-Income Public Housing property Stamford 
Manor is adopted for the fiscal year starting July 1, 2025, through 
June 30, 2026. 

 
 

Lisa Reynolds 
Staff Member Submitting Report 
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2025 2025 2026

Budget  Forecasted Actual  Variance % Variance  Budget Variance % Variance

 TOTAL TENANT INCOME 1 955,404   961,995   6,591   1% 1,012,552   50,557   5%

 GRANT INCOME

  HUD PHA Operating Grants & Subsidy

1

1,033,668   1,032,680    (988) 0% 929,201   (103,479)   -10%
  ROSS Grant Income -   -   - 0% -    -   

  CFP Grant BLI 1406 - Operations 227,628    227,628   - 0% 147,164   (80,464)   -35%
  CFP Grant BLI 1408 - Management Imp -   12,000   12,000   0% 16,000   4,000   33%

 TOTAL GRANT INCOME 1,261,296   1,272,308   11,012   1% 1,092,365   (179,943)   -14%

 TOTAL OTHER INCOME 13,692   26,922   13,230   97% 26,400   (522)   -2%

 TOTAL INCOME 2,230,392   2,261,225   30,833   1% 2,131,317   (129,909)   -6%

 ADMINISTRATIVE EXPENSES

  Total Administrative Wages & Benefits 330,972   317,987   (12,985)   -4% 328,741   10,754   3%
  Total Legal Expense 2 9,684   97,068   87,384   902% 20,000   (77,068)   -79%
  Total Office Expenses 12,228   14,902   2,674   22% 17,380   2,478   17%
  Total Management & Related Fees 304,140   294,828   (9,312)   -3% 295,483   656   0%
  Total Information Technology Expenses 33,252   32,384   (868)  -3% 38,267   5,884   18%
  Total Other Administrative Expenses 18,240   28,199   9,959   55% 21,148   (7,051)   -25%

 TOTAL ADMINISTRATIVE EXPENSES 708,516   785,367   76,851   11% 721,020   (64,348)   -8%

 TOTAL TENANT SERVICES EXPENSES 115,056   111,890   (3,166)   -3% 113,490   1,600   1%

 UTILITY EXPENSES

  Water 31,956   38,238   6,282   20% 40,150   1,912   5%
  Electricity 3 209,268    334,672   125,404   60% 351,406   16,734   5%
  Gas 88,152   79,266   (8,886)   -10% 83,229   3,963   5%
  Sewer 52,944   49,555   (3,389)   -6% 52,033   2,478   5%

 TOTAL UTILITY EXPENSES 382,320   501,731   119,411   31% 526,817   25,087   5%

  Total Maintenance Wages & Benefits 374,064   321,165   (52,899)   -14% 345,461   24,296   8%
  Total Maintenance Materials 65,688   93,713   28,025   43% 96,927   3,214   3%

   Unit Turnover - General Contracting 4 99,000   133,839   34,839   35% 90,000   (43,839)   -33%
   Unit Turnover - Materials 5,004   1,000   (4,004)   -80% 10,000   9,000   900%

  Total Unit Turnovers 104,004   134,839   30,835   30% 100,000   (34,839)   -26%

 Budget to Actual  Budget to Actual 

Operating Budget

Period Ending June 30, 2026

Stamford Manor

 Page 1 of 2
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2025 2025 2026

Budget  Forecasted Actual  Variance % Variance  Budget Variance % Variance

 Budget to Actual  Budget to Actual 

Operating Budget

Period Ending June 30, 2026

Stamford Manor

     Total Maintenance Services 225,444                 216,104                       (9,340)             -4% 210,786             (5,318)                       -2%
 TOTAL MAINTENANCE AND OPERATIONAL EXPENSES 769,200                 765,821                       (3,379)             0% 753,174             (12,647)                     -2%

TOTAL INSURANCE 199,562                 212,494                       12,932             6% 217,153             4,658                         2%

TOTAL GENERAL EXPENSES 245,388                 246,223                       835                  0% 252,901             6,678                         3%

TOTAL OPERATING EXPENSES 2,420,042              2,623,527                   203,485          8% 2,584,555          (38,972)                     -1%

NET OPERATING INCOME (189,650)               (362,302)                     (172,652)         91% (453,238)           (90,937)                     25%
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FY 2025
 Forecasted 

Actual
FY 2026

  @ 95% Proration
FY 2027
 Budget

95%

NET OPERATING INCOME (362,302) (451,223) (470,252) 

Beginning Reserve Balance: 1,180,394 818,092    366,869    
NOI (362,302)   (451,223)   (470,252)   
Ending Reserve Balance: 818,092 366,869 (103,384)   

FY 2027 Estimated Date of Reserve Depletion

Reserve Analysis

4/1/2027



Stamford Manor 
Budget Executive Summary 

Fiscal Year Ending June 30, 2026 

FY 2025 Results Overview 
Net Operating Results -$362K 

Stamford Manor is comprised of 215 LIPH units with a planned 
conversion to a RAD/PBV blend potentially in March 2027. 
Stamford Manor will end FY 2025 with an operating loss of 
$362K, reducing reserves to $818K. The FY 2026 budget has an 
anticipated operating loss of $453K, reducing reserves to $365K. 
Based on the current forecast, reserves will be fully depleted by 
April 2027 at the latest. If the conversion date is delayed, 
management will need to consider implementing different cost-
saving measures to avoid a reserve shortfall in 2027. 

Budget Variance -$172K 
Actual Vacancy Rate 4.6% 
Reserve Balance $818K 

FY 2026 Budget 
Budget Net Operating Results -$453K 
Budget Variance (FY 25 to 26) -$263K 
Budgeted Vacancy Rate 4.3% 

Estimated Reserve Balance $366K 

Notable Financial Activities & Budget Variances 

1 
Tenant Rent & 

Operating Subsidy/ 
Grant Revenue 

Revenue for FY 2026 is budgeted to be lower than the prior year by $130K. The projected 
increase to tenant rent of $53K is offset by the projected decrease to Operating Subsidy of 
$104K because of the HUD annual calculation, which factors in the continued increase in tenant 
contributions.  

Resources received from the HUD Capital Fund Grant are budgeted to be $80K lower than the 
prior year because of COC’s strategy to convert units out of the Public Housing Program, 
thereby reducing our per unit eligibility for these grant funds.   

The ROSS Grant application was also denied several weeks ago, and we have submitted an 
appeal but have not received any feedback yet. We have budgeted conservatively and have not 
included the ROSS grant in the FY 2026 budget, which would generate roughly $90K a year to 
fund the cost of Family Centers supportive services. 

2 

Legal Legal is $90K over budget due to an ongoing appeal case against a resident. The resident 
allegedly allowed an unauthorized occupant into the apartment who was dealing narcotics. The 
initial eviction case, handled by Landlord Law Firm, resulted in a ruling in the tenant's favor 
despite testimony from the Stamford Police Department. An alternate law firm has been hired to 
appeal the decision and establish a clear precedent for eviction in similar cases.  This issue is 
expected to be resolved by early FY 2026, and legal expenses should return to normal levels. 

3 Utilities 

A significant increase to the Eversource electricity Federally Mandated Congestion Charge 
(FMCC) and the Combined Public Benefits Charges (CPBC) took effect early in FY 2025. This 
increase, not related to increased consumption, caused electricity costs to exceed budget by 
$125K in FY 2025. The FMCC and CPBC charge increases have been reflected in the FY 2026 
budget. Additionally, management utilizes an energy consultant to stabilize the supplier rates, 
which should help control a large portion of electricity costs. 

4 Unit Turnovers Due to a higher level of vacancies and turnover of longer-term residents, costs are projected to 
exceed the FY 2025 budget by $35K. This has been the trend since FY 2024, which has resulted 
in an increase in the cost of unit turnovers. 



HOUSING AUTHORITY OF THE CITY OF STAMFORD 

D/B/A CHARTER OAK COMMUNITIES 

22 Clinton Avenue 

Stamford, Connecticut 06901 

 

Board Meeting Date: May 28, 2025 

Resolution Number: 25-18 

  RESOLUTION 

 

 

Subject: Approve the Housing Choice Voucher Program (HCVP) operating 

budget for FY26, from July 1, 2025, to June 30, 2026. 

 

 

Background: The resolution approves the Fiscal Year Ending June 30, 2026, 

unrestricted administrative operating budget for the HCVP. The 

unrestricted administrative portion of the HCVP includes the fee 

received from the Department of Housing and Urban Development 

(HUD) to administer the 1,663 Authority vouchers and 500 portability 

vouchers and the associated cost to maintain them.  

 

 

Resolution: Be it resolved by the Commissioners of the Housing Authority of the 

City of Stamford d/b/a Charter Oak Communities that the operating 

budget for the Housing Choice Voucher Program is adopted for the 

fiscal year starting July 1, 2025, through June 30, 2026. 

 

 

 

Jacqueline Figueroa 

Staff Member Submitting Report 
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2025 2025 2026
Budget Forecasted Actual Variance %Variance Budget Variance %Variance

 GRANT INCOME

     Section 8 Administrative Fee Income 2,159,988.00 2,182,313.60 22,325.60            1% 2,197,351.96 15,038.36          1%
     Port-In Administrative Fees Earned 531,852.00 499,947.51 (31,904.49)          -6% 550,742.18 50,794.67          9%
 TOTAL GRANT INCOME 1 2,691,840.00 2,682,261.11 (9,578.89)          -5% 2,748,094.14 65,833.03        2%

 OTHER INCOME
     Investment Income - Unrestricted 5,028.00 56,588.09 51,560.09            91% 26,052.00 (30,536.09)        -117%
     Fraud Recovery - Unrestricted 5,724.00 5,197.31 (526.69)               -10% 5,000.00 (197.31)             -4%
 TOTAL OTHER INCOME 10,752.00 61,785.40 51,033.40          83% 31,052.00 (30,733.40)      -99%

 TOTAL INCOME 2,702,592.00 2,744,046.51 41,454.51          2% 2,779,146.14 35,099.63          1%

 ADMINISTRATIVE EXPENSES
     Total Administrative Wages & Benefits 2 1,860,777.00 1,664,331.06 (196,445.94)      -12% 1,779,471.00 115,139.94     6%
     Total Legal Expense 20,000.00 16,763.89 (3,236.11)          -19% 15,000.00 (1,763.89)        -12%
     Total Office Expenses 3 76,299.96 117,140.70 40,840.74          35% 127,654.94 10,514.24        8%
     Total Management & Related Fees 700,212.00 705,062.22 4,850.22            1% 717,318.83 12,256.61        2%
     Total Information Technology Expenses 4 78,456.00 58,374.64 (20,081.36)        -34% 118,980.00 60,605.36        51%
     Total Other Administrative Expenses 86,940.00 77,029.53 (9,910.47)          -13% 69,011.60 (8,017.93)        -12%
 TOTAL ADMINISTRATIVE EXPENSES 2,822,684.96 2,638,702.04 (183,982.92)      -7% 2,827,436.38 188,734.33        7%

 TOTAL MAINTENANCE AND OPERATIONAL EXPENSES 1,296.00 14,634.03 13,338.03          91% 14,100.00 (534.03)             -4%

 GENERAL EXPENSES
     Total Insurance 55,680.00 63,945.21 8,265.21            13% 65,863.57 1,918.36          3%
          Port Out Admin Fee Paid 19,020.00 32,797.87 13,777.87            42% 33,453.83 655.96              2%
     Other General Expense 0.00 0.01 0.01                    100% 0.00 (0.01)                0%
 TOTAL GENERAL EXPENSES 74,700.00 96,743.09 22,043.09          155% 99,317.39 2,574.30           3%

 TOTAL OPERATING EXPENSES 2,898,680.96 2,750,079.16 (148,601.80)      2.39 2,940,853.77 190,774.61     

 NET OPERATING INCOME -196,088.96 -6,032.65 190,056.31        -2.38 -161,707.63 (155,674.98)    1%

Budget to Actual

Housing Choice Voucher Program 
Operating Budget

Period Ending June 30, 2026
Budget to Actual
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2025 2025 2026
Budget Forecasted Actual Variance %Variance Budget Variance %Variance

Budget to Actual

Housing Choice Voucher Program 
Operating Budget

Period Ending June 30, 2026
Budget to Actual

Unrestricted Reserves
Beginning 1,786,524.00 1,786,524.00 1,780,491.35
Unrestricted Gain/(Loss) -196,088.96 -6,032.65 -161,707.63
Ending Balance 1,590,435.04 1,780,491.35 1,618,783.71
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2025 2025 2026
Budget Forecasted Actual Variance %Variance Budget Variance %Variance

Budget to Actual

Housing Choice Voucher Program 
Operating Budget

Period Ending June 30, 2026
Budget to Actual

Restricted Operating Activity
     Section 8 HAP Subsidy 32,681,412.00 39,325,107.04 6,643,695.04       17% 40,438,007.57 1,112,900.53     3%
     Port In HAP Subsidy 12,596,832.00 11,650,937.94 (945,894.06)         -8% 12,112,706.78 461,768.84        4%
     Fraud Recovery - Restricted 0.00 5,197.31 5,197.31             100% 5,000.00 (197.31)             -4%
 TOTAL HAP SUBSIDY 1 45,278,244.00 50,981,242.29 5,702,998.29    0.09 52,555,714.35 1,574,472.06  

 HOUSING ASSISTANCE PAYMENTS
     Port Out HAP Payments 350,808.00 738,700.24 387,892.24          53% 724,215.92 (14,484.32)        -2%
     Port-In HAP Expense 12,596,831.00 10,779,804.00 (1,817,027.00)      -17% 11,388,490.86 608,686.86        5%
     FSS Escrow Payments 0.00 103,719.76 103,719.76          100% 106,655.03 2,935.27          3%
     Housing Assistance Payments 28,112,376.00 38,346,457.08 10,234,081.08     27% 39,431,661.82 1,085,204.74     3%
     Tenant Utility Payments - Voucher 0.00 125,558.00 125,558.00          100% 129,111.29 3,553.29          3%
     Tenant Utility Payments - Public Housing 0.00 4.00 4.00                    100% 0.00 (4.00)                0%
 TOTAL HOUSING ASSISTANCE PAYMENTS 1 41,060,015.00 50,094,243.08 9,034,228.08    362% 51,780,134.92 1,685,891.84     3%
Net Restricted Gain/(Loss) 4,218,229.00 886,999.21 (3,331,229.79)   -3.54 775,579.43 (111,419.78)    2%
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Housing Choice Voucher Program (HCVP) 
Budget Executive Summary 

Fiscal Year Ending June 30, 2026  
 

 FY 2025 Results Overview 
Net Operating Results -$6K The HCV (Section 8) program consists of two funding components – 

unrestricted and restricted. The unrestricted funding component relates to 
the administrative function that oversees the voucher program. The 
restricted funding component is available only for housing assistance 
payments (HAP) in accordance with HUD issued budget authority. This 
budget represents the unrestricted administrative budget for FY 2026.  
Due to increases in certain administrative costs, and the uncertainty 
leasing for the upcoming year, the FY 2026 budget shows an operating 
loss of $161K. However, our long-term leasing plans include the 
conversion of 215 units for Stamford Manor, and PBV for Oak Park 
Phases under construction, which may increase funding overall in the out 
years.  However, we will continue to monitor the federal budget levels 
given the uncertainty of program funding.     

Budget Variance +$190K 
Voucher Utilization 1663 
Reserve Balances $1.78M 

 FY 2026 Budget 
Budget Net Operating Results -$161K 
Budget Variance (FY 25 to 26) -$155K 
Voucher Utilization 1630 

Estimated Reserve Balance $1.62M 
  

Notable Financial Activities & Budget Variances 

1 
Voucher Activity & 

Portability -
Administrative Fees 

 
The projected voucher count for FY 2025 has increased in large part due to the completion of 
the RAD conversion for the AMP 3 properties, which utilize the remaining 72 vouchers. Given 
the anticipated HUD funding cuts in the upcoming year, the budget does not assume any waitlist 
leasing in FY 2026. The administrative fee rate increased by $3 per voucher and funding levels 
were prorated at 90% during FY 2025. The FY 2026 budget assumes a continued 90% 
proration rate based on published HUD guidance. 
 
The portability program has experienced steady growth in the last few years. In 2025, 50 
vouchers were absorbed into the HCV program, causing a reduction in port-in fees of $30K. 
The FY2026 budget reflects the fee revenue increasing based on the historical trend of voucher 
holders moving into Stamford. 
 

2 Wages & Benefits 

 
The Wages & Benefit expenses are under budget by $196K in FY 2025. There was staff 
turnover and changes during the year, however, management was able to fill the key role of 
HCV Manager position through an internal promotion. 
 
FY2026 assumes the HCV Director function performed by the Deputy Executive Director will 
continue to be fully allocated to the program temporarily, while the vacant Director of Housing 
Opportunity position will be replaced with another HCV manager position at a lower wage rate. 
 

3 

 
Office & 

Administrative 
 

 
Management signed a renewed Audit Contract last year. There have also been changes to the 
Public Housing portfolio that have impacted the allocation of audit costs. The new annual Audit 
Fees for the HCVP are estimated at $41K. 

4  Management 
Information Systems 

 
Management converted to the MIS system (Yardi) in FY 2025. Most of the year one 
implementation costs for HCV were covered using dedicated program reserves. In FY 2026, an 
estimated $60K in software and maintenance costs will be charged directly to the HCV 
operations budget. 

 



Charter Oak Communities

Fiduciary Oversight Checklist Updated :  5/21/2025
CURRENT CALENDER YEAR: 2025

Checklist Quarter 1 - (January - March) Period End Function Action Required Month Planned Date Completed
Annual Comprehensive Financial Report - Final 7/1/2023 - 6/30/2024 Audit Presentation Approval (Resolution) Feb-25 2/26/2025
Scofield Manor Cost Report Submission 9/30/2024 Other Fiduciary Oversight Update Feb-25 3/15/2025
Tax Credit Audits 12/31/2024 Audit Presentation Presentation Mar-25 3/25/2025
Multi-Family Audits 12/31/2024 Audit Presentation Presentation Mar-25 3/25/2025
Scofield Manor Audit 9/30/2024 Audit Presentation Approval (Resolution) Mar-25 3/25/2025
Quarterly Financial Report 12/31/2024 Other Fiduciary Oversight Review Mar-25 3/25/2025
Review: Investment Committee Oversight 12/31/2024 Other Fiduciary Oversight Review Jan-25 1/21/2025
Quarterly Review: Cyber Sub-Committee Oversight - CSA n/a Other Fiduciary Oversight Update Mar-25 Deferred to Q2

Quarter 2 - (April - June) Period End Function Action Required Month Planned Date Completed
Oak Park (State) 7/1/2025 - 6/30/2026 Budget Presentation Approval (Resolution) Apr-25 4/23/2025
Congregate Program (Wormser) 7/1/2025 - 6/30/2026 Budget Presentation Approval (Resolution) Apr-25 4/23/2025
Housing Choice Voucher Program (HCVP) 7/1/2025 - 6/30/2026 Budget Presentation Approval (Resolution) May-25 5/28/2025
Federal Low Income Public Housing (LIPH)/RAD 7/1/2025 - 6/30/2026 Budget Presentation Approval (Resolution) May-25 5/28/2025
Management Administration Enterprise (MAE/COCC) 7/1/2025 - 6/30/2026 Budget Presentation Approval (Resolution) Jun-25
Rippowam Corporation 7/1/2025 - 6/30/2026 Budget Presentation Approval (Resolution) Jun-25
MAE/RC Financial Model (Cash Flow) 12/31/2024 Other Fiduciary Oversight Presentation Jun-25  
Quarterly Financial Report 3/31/2025 Other Fiduciary Oversight Review May-25 5/28/2025
Q1 2025 Accounts Receivable Report 3/31/2025 Other Fiduciary Oversight Review Apr-25 4/23/2025
Policy Review: Motor Vehicle Policy n/a Other Fiduciary Oversight Review May-25 5/28/2025
Quarterly Review: Cyber Sub-Committee Oversight - CSA n/a Other Fiduciary Oversight Review May-25 5/15/2025

Quarter 3 - (July - September) Period End Function Action Required Month Planned Date Completed
HCVP Voucher and Funding Model 6/30/2025 Other Fiduciary Oversight Presentation Jul-25
COC Audit - REAC Un Audited Submission to HUD (9/15) 6/30/2025 Audit Presentation Update Sep-25
Scofield Manor 10/1/2025 - 9/30/2026 Budget Presentation Approval (Resolution) Sep-25
Quarterly Financial Report 6/30/2025 Other Fiduciary Oversight Review Aug-25
Q2 2025 Accounts Receivable Report 6/30/2025 Other Fiduciary Oversight Review Aug-25  
Policy Review: Board A/R Write-Off Policy n/a Other Fiduciary Oversight Review Aug-25
Annual A/R Write-Offs Summary Overview 7/1/2024-6/30/2025 Other Fiduciary Oversight Review Aug-25
Quarterly Review: Cyber Sub-Committee Oversight - CSA n/a Other Fiduciary Oversight Review Sep-25

Policy Review: Information Technology Policies (WISP) n/a Other Fiduciary Oversight Review/Approval (Resolution) Sep-25  

Quarter 4 - (October - December) Period End Function Action Required Month Planned Date Completed
Low Income Tax Credit 1/1/2026 - 12/31/2026 Budget Presentation Review Nov-25
Multi-Family 1/1/2026 - 12/31/2026 Budget Presentation Approval (Resolution) Nov-25
Quarterly Financial Report 9/30/2025 Other Fiduciary Oversight Review Dec-25  
Q3 2025 Accounts Receivable Report 6/30/2025 Other Fiduciary Oversight Review Aug-25  
Review: Investment Committee Oversight n/a Other Fiduciary Oversight Review Oct-25
Quarterly Review: Cyber Sub-Committee - CSA n/a Other Fiduciary Oversight Review Dec-25
Review:  D&O and Public Officials Insurance Policy Review 10/1/2025 Other Fiduciary Oversight Review Oct-25
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*Working Capital (W/C) is an entity’s current assets, less current liabilities. Current assets are not inclusive of restricted cash 
balances (Replacement Reserves, Operating Reserves, etc.)  
 
 

$ %
Multi-Family

Rippowam Manor $1.6M $1.6M $12K 1% 2% 12.27 $851K $255K
Glenbrook Manor $607K $516K -$91K -15% 4% 5.14 $197K -$60K

Low Income Housing Tax Credit
Post House $595K $579K -$16K -3% 3% 7.92 $526K $388K
Taylor Street $126K $102K -$24K -19% 4% 3.05 $48K $7K
Quintard Manor $897K $920K $23K 3% 2% 12.73 $875K $386K
Clinton Manor $1.3M $1.3M $16K 1% 2% 6.03 $676K $548K
Summer Place $175K $176K $1K 1% 3% 2.52 $118K -$45K
Lawnhill Terrace Phase 1 $159K $164K $5K 3% 2% 1.93 $37K $33K
Lawnhill Terrace Phase 2 $159K $201K $42K 26% 2% 1.60 $67K -$136K
Lawnhill Terrace Phase 3 $377K $399K $22K 6% 2% 5.69 $164K -$82K
Lawnhill Terrace Phase 4 $314K $329K $15K 5% 2% 3.97 $135K $108K
Westwood $993K $905K -$88K -9% 5% 2.57 $403K $59K
Palmer Square $757K $745K -$12K -2% 4% 2.41 $294K -$59K
Fairgate $786K $841K $55K 7% 3% 2.99 $509K $190K
Greenfield $452K $416K -$36K -8% 5% 1.51 $113K $113K
Park 215 $981K $892K -$90K -9% 6% 1.44 $113K $0K

Federal
LIPH (Stamford Manor) -$181K -$336K -$155K 86% 5% 6.90 $836K -$353K

RAD Properties
Sheridan Mews $62K $66K $4K 7% 0% 21.64 $80K $88K
Ursula Park Townhouses $110K $149K $39K 35% 0% 10.97 $157K $149K
Lawn Ave Townhouses -$8K $43K $51K -613% 0% 5.54 $48K $48K
Connecticut Avenue $70K $67K -$3K -4% 0% 8.18 $74K $74K

State
Oak Park $37K $60K $23K 60% 11% 17.02 $1.4M -$1.8M
Wormser Congregate $111K $146K $35K 32% 1% 18.68 $532K $146K
Scofield Manor $12K $12K $0K -2% 11% 1.28 $87K $16K

Functional Areas & Programs
Housing Choice Voucher -$179K -$11K $169K -94% 7.92 $1.8M $17K
MAE -$2.1M -$1.1M $906K 44% 22.02 $7.7M -$909K
Rippowam Corporation $1.1M $0.4M -$746K -67% 56.48 $6.8M $1.0M
SCCIC - Commercial Space $246K $254K $8K 3% 2.45 $144K -$198K

Overall Financial Results
For Period Ending March 31 2025

Budget Actual
Variance Current 

Ratio W/C W/C 
Change

Annual Net Operating Results

Vacancy 
Rate
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Property Type LIHTC

Surplus Cash '24 $141K

Surplus Cash '25 $519K

Number of Units 60

Average Rent $ 1,952

Revenue Subsidized 77.4%

Statement of Operations
Prior Year

12/31/2024

$ % $ %

 355,089  343,469  (11,620) -3%  1,514,236  1,506,897  (7,339) 0%  1,542,745
1  229,800  245,751  15,951 7%  919,202  927,432  8,231 1%  927,593

 148,759  125,469  (23,290) -16%  595,035  579,464  (15,570) -3%  615,152

> 42% 37% 39% 38% 33%
> 2% 5% 3% 2%
> 1.10 3.03 2.81 3.09

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

1  11,442,787  11,085,540  10,830,832  10,782,084  10,608,516  (222,316) -2%

 2,491,415  2,408,309  2,347,759  2,323,803  2,249,723  (98,036) -4%

 8,951,372  8,677,231  8,483,074  8,458,281  8,358,793  (124,280) -1%

 213,829  265,670  220,300  231,177  595,267  374,967 170%

Goal
3.79 4.52 2.55 3.73 7.92 > 1.50

 170,449  210,166  137,870  206,144  526,335
89,289 39,718 -72,296 68,274 388,465

Post House
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Fiscal Year End = December 2025
% Through Year = 25%

Financial Highlights & Variances
1. Capital Improvements
Post House's flat roof replacement was completed in Q1 2025 for a total cost of $224K 
funded with property Replacement Reserves. Additionally, management is working on 
making some improvements to the property lobby entrance at a cost of $5K.

Net Operating Gain/(Loss) 

Profit Margin

DSCR

Operating Expenses

Revenue

Goal

Vacancy Rate

Annual Change

3/31/2025 12/31/2025

Actual

Forecasted Actual

Budget Actual Variance

YTD

Budget Actual Variance

Liabilities

Assets

Cash Equivalents & Investment

Change in W/C
Working Capital

Current Ratio

Net Assets
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Property Type LIHTC

Surplus Cash '24 $40K

Surplus Cash '25 $48K

Number of Units 16

Average Rent $ 1,568

Revenue Subsidized 68.4%

Statement of Operations
Prior Year
12/31/2024

$ % $ %

2  82,736  72,795  (9,941) -12%  331,937  316,137  (15,800) -5%  323,723
2  51,547  63,892  12,345 24%  206,188  214,156  7,968 4%  201,612

 31,437  9,903  (21,535) -69%  125,749  101,980  (23,768) -19%  122,111

> 38% 14% 38% 32% 38%
> 2% 10% 2% 4% 3%
> 1.10 1.87 3.19 2.90

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

1  3,012,539  2,916,162  2,811,218  2,785,943  2,748,055  (63,162) -2%

 1,006,627  971,636  889,491  879,106  815,248  (74,243) -8%

 2,005,911  1,944,526  1,921,727  1,906,837  1,932,808  11,081 1%

 64,460  70,283  66,261  45,277  71,146  4,886 7%

Goal
2.97 2.32 2.34 2.39 3.05 > 1.50

 43,168  40,429  40,775  36,487  48,242 > $71,385
-18,924 -2,740 347 -4,288 7,467

Taylor Street
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Fiscal Year End = December 2025 Financial Highlights & Variances

% Through Year = 25%
1. A/C Replacement
The property central A/C units will be replaced during FY 2025 at a cost of $91K funded 
with replacement reserves. Each rental unit and the common areas have individual 
central A/C units, with the A/C unit held on the property's roof. The original plan was to 
replace the A/C units as they fail. However, starting in 2025 the EPA implemented a 
new requirement for A/C unit replacements. This new requirement would double to 
cost of A/C replacements, including a reconfiguration of property infrastructure to 
support the new units. 

2. Vacancy Loss
The property experienced a 10% vacancy rate for the first quarter of 2025 for a $6K 
unfavorable budget variance. As of April 2025, all units have been leased up and the 
vacancy loss is expected to level out by year end. Additionally, related to the vacancy 
loss, unit turnover costs will exceed budget by a forecasted $5K by year end.

YTD Forecasted Actual
3/31/2025 12/31/2025

Annual Change

Vacancy Rate

Goal

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Net Operating Gain/(Loss) 

Profit Margin

DSCR

Assets

Liabilities

Cash Equivalents & Investment

Current Ratio

Working Capital
Change in W/C

Net Assets
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Property Type LIHTC

Surplus Cash '24 $477K

Surplus Cash '25 $899K

Number of Units 60

Average Rent $ 2,215

Revenue Subsidized 76.4%

Statement of Operations
Prior Year
12/31/2024

$ % $ %

 389,779  389,908  129 0%  1,627,517  1,658,804  31,287 2%  1,525,479

 182,537  201,359  18,821 10%  730,150  738,499  8,349 1%  754,740

 224,342  236,808  12,466 6%  897,368  920,306  22,938 3%  770,739

> 58% 61% 55% 55% 51%
> 2% 3% 2% 1%
> 1.10 4.80 4.95 3.91

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

1  6,998,760  6,967,177  6,955,363  6,983,134  6,589,352  (366,012) -5%
1  6,976,579  7,003,193  6,981,567  6,961,133  6,505,150  (476,416) -7%

 22,181  (36,016)  (26,203)  22,000  82,422  108,625 -415%

 260,126  173,502  585,898  902,813  941,593  355,695 61%

Goal
2.80 1.81 5.45 11.38 12.73 > 1.50

 175,896  80,852  489,234  873,978  875,319 > $246,166
-223,976 -95,044 408,382 384,745 386,086

1. Elevator & Emergency Staircase Project
Rippowam Corporation (RC) is finalizing the plans for the addition of an elevator, repairing 
the existing elevator, and reconfiguration of the emergency staircase at Quintard Manor. 
The total cost of this work is estimated at $3.2M of which the current lender (CHFA) will 
providing a second loan to be used as a funding source for the capital work. Additionally, 
COC has set aside $850K in prior year surplus cash to be used as a funding source for the 
work. The RC team is working on an RFP to finalize a cost estimate and selection of a 
contractor for the work. 

2. Investment Income 
Management established an $850K reserve to be used as a funding source for the future 
elevator addition project. The idle funds are being invested, forecasted to generate $60K in 
investment income for FY 2025.

Quintard Manor
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Fiscal Year End = December 2025 Financial Highlights & Variances

% Through Year = 25%

YTD Forecasted Actual
3/31/2025 12/31/2025

Annual Change

Vacancy Rate

Goal

Net Operating Gain/(Loss) 

Profit Margin

DSCR

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Assets

Liabilities

Change in W/C

Cash Equivalents & Investment

Current Ratio

Working Capital

Net Assets
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Property Type LIHTC

Surplus Cash '24 $349K

Surplus Cash '25 $664K

Number of Units 88

Average Rent $ 2,370

Revenue Subsidized 79.6%

Statement of Operations
Prior Year

12/31/2024

$ % $ %

 617,932  617,926  (6) 0%  2,597,271  2,616,680  19,408 1%  2,643,660
2  317,953  330,664  12,711 4%  1,271,812  1,275,375  3,563 0%  1,224,415

 331,365  338,062  6,697 2%  1,325,459  1,341,304  15,845 1%  1,419,245

> 54% 55% 51% 51% 54%
> 2% 1% 2% 0%
> 1.10 2.84 3.25 2.18

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

1  9,329,386  9,033,869  10,367,139  9,774,358  9,416,276  (950,862) -9%

 8,329,916  7,861,850  8,976,844  8,350,391  7,889,211  (1,087,633) -12%

 999,470  1,172,019  1,390,295  1,423,967  1,527,065  136,771 10%

 607,449  1,009,991  972,033  508,020  798,543  (173,490) -18%

Goal
6.13 7.17 1.15 2.20 6.03 > 1.50

 519,913  882,786  127,759  325,177  675,532 > $425,125
40,969 362,873 -755,027 197,418 547,773Change in W/C

Cash Equivalents & Investment

Current Ratio

Working Capital

Assets

Liabilities

Net Assets

Annual Change

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Net Operating Gain/(Loss) 

Profit Margin

DSCR

Goal

Vacancy Rate

YTD Forecasted Actual

3/31/2025 12/31/2025

Clinton Manor
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Fiscal Year End = December 2025 Financial Highlights & Variances
% Through Year = 25% 1. Cooling Tower

The cooling tower at Clinton Manor used for the A/C in the property community room 
and two floors of office space has failed. The maintenance team has implemented a 
temporary fix to keep the A/C working, however a permanent fix is required. The entire 
cooling tower will need to be replace. The management team is procuring the work 
which is estimated to cost $220K. The large capital repair will be paid from operating 
cash flow. 
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Property Type LIHTC

Surplus Cash '24 $151K

Surplus Cash '25 $126K

Number of Units 48

Average Rent $ 1,558

Revenue Subsidized 65.2%

Statement of Operations
Prior Year
12/31/2024

$ % $ %

 218,119  218,458  340 0%  889,309  894,975  5,667 1%  900,739

 178,579  186,835  8,256 5%  714,316  718,727  4,411 1%  693,475

 43,748  39,124  (4,624) -11%  174,993  176,249  1,256 1%  207,264

> 20% 18% 20% 20% 23%
> 3% 4% 3% 1%
> 1.10 2.54 2.89 3.37

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

 14,624,792  14,343,448  14,014,508  13,941,948  13,624,310  (390,198) -3%

 13,384,217  13,846,535  14,212,117  14,329,401  14,541,199  329,082 2%

 1,240,575  496,913  (197,609)  (387,453)  (916,893)  (719,284) 364%

 47,695  173,146  256,297  266,071  187,364  (68,933) -27%

Goal
2.70 2.15 2.71 2.92 2.52 > 1.50

 120,208  128,871  163,244  199,176  117,766 > $239,576
85,533 8,663 34,373 35,932 -45,478

YTD Forecasted Actual
3/31/2025 12/31/2025

Summer Place
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Fiscal Year End = December 2025 Financial Highlights & Variances
% Through Year = 25% Summer Place is tracking with budget, there are no variances to report.

Annual Change

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Net Operating Gain/(Loss) 

Profit Margin

DSCR

Assets

Liabilities

Vacancy Rate

Goal

Change in W/C

Cash Equivalents & Investment

Current Ratio

Working Capital

Net Assets
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Property Type LIHTC

Surplus Cash '24 $76K

Surplus Cash '25 $75K

Number of Units 60

Average Rent $ 1,226

Revenue Subsidized 10.6%

Statement of Operations
Prior Year
12/31/2024

$ % $ %

 220,012  209,284  (10,728) -5%  883,365  875,058  (8,307) -1%  871,964

 181,069  176,345  (4,724) -3%  724,274  711,243  (13,031) -2%  702,269

 39,773  37,710  (2,062) -5%  159,091  163,815  4,724 3%  169,695

> 18% 18% 18% 19% 19%
> 2% 1% 2% 0%
> 1.10 3.46 3.76 3.90

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

 18,486,623  17,943,377  17,371,518  17,253,237  16,764,224  (607,294) -3%

 8,441,296  8,529,997  8,579,868  8,620,121  8,608,424  28,557 0%

 10,045,327  9,413,381  8,791,650  8,633,115  8,155,799  (635,851) -7%

 142,648  161,119  156,887  148,767  150,587  (6,300) -4%

Goal
2.07 2.02 1.57 1.47 1.93 > 1.50

 41,842  48,156  4,990  631  37,491 > $237,081
-183,313 6,315 -43,166 -4,359 32,501

YTD Forecasted Actual
3/31/2025 12/31/2025

Lawnhill Terrace 1
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Fiscal Year End = December 2025 Financial Highlights & Variances
% Through Year = 25% Lawnhill 1 is tracking with budget, there are no variances to report.

Annual Change

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Net Operating Gain/(Loss) 

Profit Margin

DSCR

Goal

Vacancy Rate

Change in W/C

Cash Equivalents & Investment

Current Ratio

Working Capital

Assets

Liabilities

Net Assets
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Property Type LIHTC

Surplus Cash '24 $199K

Surplus Cash '25 $115K

Number of Units 60

Average Rent $ 1,291

Revenue Subsidized 9.9%

Statement of Operations
Prior Year

12/31/2024

$ % $ %

 220,012  259,399  39,387 18%  883,365  918,888  35,523 4%  947,729

 181,069  183,249  2,180 1%  724,274  717,648  (6,626) -1%  709,137

 39,773  77,590  37,818 95%  159,091  201,240  42,149 26%  238,593

> 18% 30% 18% 22% 25%
> 2% 0% 2% 2%
> 1.10 2.49 3.63 3.25

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

 23,916,043  23,328,293  22,655,766  22,544,455  21,973,040  (682,726) -3%

 21,817,293  22,694,392  23,573,070  23,818,156  23,723,008  149,937 1%

 2,098,749  633,900  (917,304)  (1,273,701)  (1,749,968)  (832,663) 91%

 327,830  310,329  236,236  306,822  177,306  (58,930) -25%

Goal
3.99 2.08 1.92 2.89 1.60 > 1.50

 292,695  203,213  124,553  238,196  67,273 > $239,216
-3,416 -89,482 -78,661 34,983 -135,940

YTD Forecasted Actual

3/31/2025 12/31/2025

Lawnhill Terrace 2
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Fiscal Year End = December 2025 Financial Highlights & Variances
% Through Year = 25% 1. Tenant Rents

Lawnhill Terrace 2 tenant rental income is forecasted to exceed budget by $40K for FY 2025. 
The budget variance is related to Tenant Based Vouchers (TBV) residents at the property. 
The TBV rents are higher than the typical AMI driven tax credit rents by roughly $1K per 
unit a month. 

Annual Change

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Net Operating Gain/(Loss) 

Profit Margin

DSCR
Vacancy Rate

Goal

Change in W/C

Cash Equivalents & Investment

Current Ratio

Working Capital

Assets

Liabilities

Net Assets
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Property Type LIHTC

Surplus Cash '24 $305K

Surplus Cash '25 $154K

Number of Units 52

Average Rent $ 1,699

Revenue Subsidized 27.9%

Statement of Operations
Prior Year
12/31/2024

$ % $ %

 259,187  249,531  (9,656) -4%  1,038,419  1,044,902  6,483 1%  1,017,495

 165,363  152,142  (13,222) -8%  661,453  645,886  (15,567) -2%  613,683

 94,241  99,280  5,039 5%  376,966  399,016  22,050 6%  403,811

> 36% 40% 36% 38% 40%
> 2% 2% 2% 0%
> 1.10 2.92 2.93 3.18

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

 23,552,712  23,260,247  22,468,102  22,342,808  21,676,076  (792,026) -4%

 24,173,022  19,573,574  19,901,284  20,025,134  20,039,716  138,432 1%

 (620,310)  3,686,673  2,566,818  2,317,674  1,636,360  (930,458) -36%

 356,621  416,503  293,300  355,719  189,106  (104,194) -36%

Goal
1.68 1.81 4.71 6.42 5.69 > 1.50

 163,425  196,154  245,823  340,171  164,105 > $215,295
490,521 32,729 49,669 94,348 -81,718

YTD Forecasted Actual
3/31/2025 12/31/2025

Lawnhill Terrace 3
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Fiscal Year End = December 2025 Financial Highlights & Variances
% Through Year = 25% Lawnhill 3 is tracking with budget, there are no variances to report.

Annual Change

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Net Operating Gain/(Loss) 

Profit Margin

DSCR

Goal

Vacancy Rate

Change in W/C

Cash Equivalents & Investment

Current Ratio

Working Capital

Assets

Liabilities

Net Assets



 
Financial Reports 

March 31, 2025 
 

Page 13 of 37 

Contents 

 
 
 
 

Property Type LIHTC

Surplus Cash '24 $0K

Surplus Cash '25 $124K

Number of Units 34

Average Rent $ 1,936

Revenue Subsidized 47.2%

Statement of Operations
Prior Year
12/31/2024

$ $ $ %

 191,224  195,439  4,214 2%  765,497  780,168  14,671 2%  769,935

 112,798  122,930  10,132 9%  451,193  451,311  118 0%  462,831

 78,576  73,805  (4,772) -6%  314,304  328,857  14,553 5%  307,104

> 41% 38% 41% 42% 40%
> 2% 1% 2% 1%
> 1.10 1.52 1.68 N/A

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

 19,668,173  18,389,154  18,622,673  18,521,938  18,282,109  (340,564) -2%

 19,074,564  19,043,179  14,717,131  14,752,192  14,700,567  (16,564) 0%

 593,609  (654,025)  3,905,542  3,769,745  3,581,542  (324,000) -8%

 -  110,913  73,225  42,881  169,786  96,561 132%

Goal
0.00 0.14 1.35 1.37 3.97 > 1.50

 (2,124,741)  92,381  26,514  22,893  134,658 > $150,437
-2,124,741 0 -65,867 -3,621 108,144

YTD Forecasted Actual
3/31/2025 12/31/2025

Lawnhill Terrace 4
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Fiscal Year End = December 2025 Financial Highlights & Variances
% Through Year = 25% Lawnhill 4 is tracking with budget, there are no variances to report.

Annual Change

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Net Operating Gain/(Loss) 

Profit Margin

DSCR
Vacancy Rate

Goal

Change in W/C

Cash Equivalents & Investment

Current Ratio

Working Capital

Assets

Liabilities

Net Assets
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Property Type LIHTC

Surplus Cash '24 $328K

Surplus Cash '25 $406K

Number of Units 95

Average Rent $ 2,277

Revenue Subsidized 33.0%

Statement of Operations
Prior Year
12/31/2024

$ % $ %

1  639,502  594,971  (44,530) -7%  2,558,006  2,496,370  (61,636) -2%  2,505,067
2  391,236  435,110  43,874 11%  1,564,944  1,591,299  26,354 2%  1,495,649

 248,265  159,861  (88,404) -36%  993,062  905,071  (87,990) -9%  1,009,419

> 39% 27% 39% 36% 40%
> 3% 10% 3% 5%
> 1.10 1.06 1.56 1.62

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

 23,638,633  22,885,399  22,106,759  21,892,860  21,283,119  (823,640) -4%

 14,196,468  13,629,584  13,048,894  12,979,748  12,714,203  (334,691) -3%

 9,442,165  9,255,815  9,057,865  8,913,112  8,568,915  (488,949) -5%

 454,962  449,851  415,258  407,872  457,863  42,606 10%

Goal
2.58 2.40 2.21 2.67 2.57 > 1.5

 422,703  398,938  343,773  431,789  403,256
269,835 -23,765 -55,165 88,016 59,483

Westwood
Financial Statements & Overview
For Period Ending March 31, 2025

Highlights & 
Narrative

Year End = December 2025 Financial Highlights & Variances

% Through Year = 25%
1. Vacancy Loss
The mixed income properties managed by Stone Harbour (SH) have experienced a high 
vacancy rate in comparison to budget and historical averages. The vacancies began in Q4 of 
2024 and  continued through Q1 of CY 2025. The high vacancy rate is the result of higher 
attrition and delays in unit turnovers. SH management completes turnover work using in 
house maintenance staff and a select few vendors. The delays in completing turnovers is a 
combination of SH not being able to keep up with the volume of vacancies, longer lead 
times on material, and turnover in SH management staff. Asset Management is working 
with property management on the turnover process and ways to better anticipate attrition. 

Westwood has experienced a 10% vacancy loss during Q1 of 2025 causing a $51K 
unfavorable budget variance. As of April 2025, Westwood has 6 units vacant. 

2. Unit Turnover Costs
As a result of the high vacancy rate, Westwood is expected to exceed its unit turnover 
budget by $40K.

YTD Forecast
3/31/2025 12/31/2025

Annual Change

Vacancy Rate

Goal

Net Operating Gain/(Loss) 

Profit Margin

DSCR

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Assets

Liabilities

Change in W/C

Cash Equivalents & Investment

Current Ratio

Working Capital

Net Assets
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Property Type LIHTC

Surplus Cash '24 $297K

Surplus Cash '25 $241K

Number of Units 76

Average Rent $ 2,489

Revenue Subsidized 37.4%

Statement of Operations
Prior Year
12/31/2024

$ % $ %

1  550,392  542,834  (7,559) -1%  2,201,569  2,194,010  (7,559) 0%  2,097,307

 361,232  373,658  12,425 3%  1,444,929  1,449,104  4,175 0%  1,272,109

 189,160  169,176  (19,984) -11%  756,640  744,906  (11,734) -2%  825,198

> 34% 31% 34% 34% 39%
> 3% 6% 4% 4%
> 1.10 1.19 1.36 1.43

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

 20,199,314  19,647,326  18,913,395  18,766,495  18,164,394  (749,002) -4%

 15,455,715  15,139,832  14,481,222  14,428,032  14,037,213  (444,008) -3%

 4,743,599  4,507,494  4,432,174  4,338,463  4,127,181  (304,993) -7%

 362,432  489,681  334,386  370,368  263,655  (70,731) -21%

Goal
1.72 1.89 2.79 3.37 2.41 > 1.5

 266,592  328,833  353,262  449,139  294,499
68,526 62,241 24,429 95,877 -58,763

Palmer Square
Financial Statements & Overview
For Period Ending March 31, 2025

Highlights & 
Narrative

Year End = December 2025 Financial Highlights & Variances

% Through Year = 25%
1. Vacancy Loss
The mixed income properties managed by Stone Harbour (SH) have experienced a high 
vacancy rate in comparison to budget and historical averages. The vacancies began in Q4 of 
2024 and  continued through Q1 of CY 2025. The high vacancy rate is the result of higher 
attrition and delays in unit turnovers. SH management completes turnover work using in 
house maintenance staff and a select few vendors. The delays in completing turnovers is a 
combination of SH not being able to keep up with the volume of vacancies, longer lead times 
on material, and turnover in SH management staff. Asset Management is working with 
property management on the turnover process and ways to better anticipate attrition. 

Palmer Square has experienced a 6% vacancy loss during Q1 of 2025 causing a $16K 
unfavorable budget variance. As of April 2025, Palmer has 2 units vacant (3% Vacancy Rate). 

YTD Forecast
3/31/2025 12/31/2025

Annual Change

Goal

Net Operating Gain/(Loss) 

Profit Margin

DSCR

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Assets

Liabilities

Vacancy Rate

Change in W/C

Cash Equivalents & Investment

Current Ratio

Working Capital

Net Assets
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Property Type LIHTC

Surplus Cash '24 $332K

Surplus Cash '25 $372K

Number of Units 90

Average Rent $ 2,175

Revenue Subsidized 30.0%

Statement of Operations
Prior Year
12/31/2024

$ % $ %

 588,016  612,231  24,215 4%  2,352,062  2,376,277  24,215 1%  2,174,464

 391,409  374,418  (16,991) -4%  1,565,636  1,534,960  (30,676) -2%  1,420,337

 196,607  237,812  41,206 21%  786,426  841,317  54,891 7%  754,127

> 33% 39% 33% 35% 35%
> 3% 2% 3% 3% 1%
> 1.10 2.39 2.19 2.24

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

 25,407,009  24,088,116  23,409,611  23,318,627  22,542,352  (867,259) -4%

 21,788,312  21,867,308  21,812,270  21,821,218  21,428,937  (383,333) -2%

 3,618,697  2,220,808  1,597,341  1,497,409  1,113,409  (483,931) -30%

 305,385  409,159  494,157  603,174  518,143  23,986 5%

Goal
1.44 1.56 1.86 2.48 2.99 > 1.5

 165,568  227,178  319,388  541,724  509,077 0.00
-21,970 61,610 92,210 222,337 189,690

Fairgate
Financial Statements & Overview
For Period Ending March 31, 2025

Highlights & 
Narrative

Year End = December 2025 Financial Highlights & Variances
% Through Year = 25% Fairgate is tracking with budget and has no notable variances.

YTD Forecast
3/31/2025 12/31/2025

Annual Change

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Goal

Vacancy Rate

Net Operating Gain/(Loss) 

Profit Margin

DSCR

Assets

Liabilities

Change in W/C

Cash Equivalents & Investment

Current Ratio

Working Capital

Net Assets
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Property Type LIHTC

Surplus Cash '24 $174K

Surplus Cash '25 $86K

Number of Units 45

Average Rent $ 2,582

Revenue Subsidized 35.7%

Statement of Operations
Prior Year
12/31/2024

$ % $ %

1  332,508  330,782  (1,726) -1%  1,330,033  1,316,804  (13,229) -1%  1,305,483
2  219,411  249,574  30,163 14%  877,644  900,501  22,857 3%  822,195

 113,097  81,208  (31,889) -28%  452,389  416,302  (36,087) -8%  483,288

> 34% 25% 34% 32% 37%
> 3% 8% 3% 5% 2%
> 1.10 0.86 1.24 1.29

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

 13,850,465  13,351,074  12,964,151  12,822,874  12,369,048  (595,103) -5%

 9,140,479  9,217,381  9,355,349  9,325,927  9,116,670  (238,678) -3%

 4,709,986  4,133,693  3,608,803  3,496,948  3,252,378  (356,425) -10%

 224,429  204,536  262,079  223,261  167,057  (95,022) -36%

Goal
1.06 0.96 1.00 1.07 1.51 > 1.5

 20,396  (14,285)  (468)  27,810  112,973
-33,350 -34,681 13,817 28,277 113,440

Greenfield
Financial Statements & Overview
For Period Ending March 31, 2025

Highlights & 
Narrative

Year End = December 2025 Financial Highlights & Variances

% Through Year = 25% 1. Vacancy Loss
The mixed income properties managed by Stone Harbour (SH) have experienced a high 
vacancy rate in comparison to budget and historical averages. The vacancies began in Q4 of 
2024 and  continued through Q1 of CY 2025. The high vacancy rate is the result of higher 
attrition and delays in unit turnovers. SH management completes turnover work using in 
house maintenance staff and a select few vendors. The delays in completing turnovers is a 
combination of SH not being able to keep up with the volume of vacancies, longer lead 
times on material, and turnover in SH management staff. Asset Management is working 
with property management on the turnover process and ways to better anticipate 
attrition. 

Greenfield has experienced an 8% vacancy rate during Q1 of 2025 causing a $17K 
unfavorable budget variance. As of April 2025, Greenfield has 3 units vacant (6% Vacancy 
Rate). 
2. Unit Turnover Costs
As a result of the high vacancy rate, Greenfield is expected to exceed its unit turnover 
budget by $20K.

YTD Forecast
3/31/2025 12/31/2025

Annual Change

Goal

Vacancy Rate

Net Operating Gain/(Loss) 

Profit Margin

DSCR

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Assets

Liabilities

Change in W/C

Cash Equivalents & Investment

Current Ratio

Working Capital

Net Assets
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Property Type LIHTC

Surplus Cash '24 $97K

Surplus Cash '25 $89K

Number of Units 78

Average Rent $ 2,272

Revenue Subsidized 31.0%

Statement of Operations
Prior Year
12/31/2024

$ % $ %

1,2  513,548  472,294  (41,253) -8%  2,054,190  1,997,867  (56,323) -3%  1,898,255
2  268,232  290,567  22,335 8%  1,072,928  1,106,304  33,376 3%  1,001,523

 245,315  181,727  (63,588) -26%  981,262  891,563  (89,699) -9%  896,732

> 48% 38% 48% 45% 47%
> 3% 11% 6% 6%
> 1.10 0.92 1.19 1.14

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

 36,704,830  35,669,713  34,730,101  34,445,899  33,719,664  (1,010,436) -3%

 22,416,891  22,148,793  21,983,353  21,927,211  21,716,821  (266,532) -1%

 14,287,939  13,520,920  12,746,747  12,518,687  12,002,843  (743,904) -6%

 225,560  127,684  177,558  152,336  149,297  (28,261) -16%

Goal
1.64 1.24 1.39 1.39 1.44 > 1.5

 186,875  69,310  112,218  107,413  112,635
75,878 -117,565 42,908 -4,805 417

Park 215
Financial Statements & Overview
For Period Ending March 31, 2025

Highlights & 
Narrative

Year End = December 2025 Financial Highlights & Variances

% Through Year = 25% 1. Vacancy Loss
The mixed income properties managed by Stone Harbour (SH) have experienced a high 
vacancy rate in comparison to budget and historical averages. The vacancies began in Q4 of 
2024 and  continued through Q1 of CY 2025. The high vacancy rate is the result of higher 
attrition and delays in unit turnovers. SH management completes turnover work using in 
house maintenance staff and a select few vendors. The delays in completing turnovers is a 
combination of SH not being able to keep up with the volume of vacancies, longer lead 
times on material, and turnover in SH management staff. Asset Management is working 
with property management on the turnover process and ways to better anticipate attrition. 

Park 215 has experienced an 11% vacancy rate during Q1 of 2025 causing a $45K unfavorable 
budget variance. As of April 2025, Park 215 has 5 units vacant (6% Vacancy Rate). 
2. Unit Turnover Costs
As a result of the high vacancy rate, Park 215 is expected to exceed its unit turnover budget 
by $30K.

YTD Forecast
3/31/2025 12/31/2025

Annual Change

Vacancy Rate

Goal

Net Operating Gain/(Loss) 

Profit Margin

DSCR

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Assets

Liabilities

Change in W/C

Cash Equivalents & Investment

Current Ratio

Working Capital

Net Assets
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Multi-Family 
RIPPOWAM MANOR 

GLENBROOK MANOR 
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Property Type Section 8 Multi-Family

Surplus Cash '24 $593K

Surplus Cash '25 $847K

Number of Units 81

Average Rent $ 2,553

Revenue Subsidized 83.1%

Statement of Operations
Prior Year
12/31/2024

$ % $ %

 610,986  611,559  573 0%  2,444,493  2,446,856  2,363 0%  2,162,901

 217,712  214,650  (3,062) -1%  870,847  861,565  (9,282) -1%  818,794

 393,411  398,836  5,425 1%  1,573,645  1,585,291  11,645 1%  1,344,107

> 64% 65% 65% 62%
> 2% 1% 2% 1%
> 1.10 2.22 2.21 1.88

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

 10,081,165  9,811,770  9,640,472  9,163,624  9,517,465  (294,305) -3%
2  11,782,027  11,552,147  11,277,460  11,213,437  11,040,113  (512,035) -4%
2  (1,700,863)  (1,740,377)  (1,636,988)  (2,049,813)  (1,522,648)  217,729 -13%

 135,436  444,827  648,789  262,281  922,157  477,330 107%

Goal
1.52 4.88 11.06 5.99 12.27 > 1.50

 48,267  362,161  595,724  294,650  850,686
814,984 313,893 233,563 -301,074 254,963

YTD Forecasted Actual
3/31/2025 12/31/2025

Rippowam Manor
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Year End = December 2025 Financial Highlights & Variances
% Through Year = 25% 1. Refinance Cash Out

The partnership is finalizing a cash out refinance of the property's existing debt. The 
refinance is estimated to produce $7.5M in excess loan proceeds, of which COC is 
estimated to receive $1.5M. The closing of the refinancing is scheduled to occur in Summer 
2025. The financial statements do not include the impact of the refinancing, which will 
reduce 2025 surplus cash once closed. 

Annual Change

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Net Operating Gain/(Loss) 

Profit Margin

DSCR

Assets

Liabilities

Goal

Vacancy Loss

Change in W/C

Cash Equivalents & Investment

Current Ratio

Working Capital

Net Assets
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Property Type Section 8 Multi-Family

Surplus Cash '24 $202K

Surplus Cash '25 $192K

Number of Units 44

Average Rent $ 2,267

Revenue Subsidized 73.9%

Statement of Operations
Prior Year
12/31/2024

$ $ $ %

 292,227  279,356  (12,872) -4%  1,178,956  1,159,033  (19,924) -2%  1,142,542
1  143,012  201,870  58,858 41%  572,046  642,941  70,895 12%  561,586

 151,727  79,068  (72,659) -48%  606,910  516,091  (90,818) -15%  580,956

> 52% 28% 51% 45% 51%
> 3% 7% 4% 2%
> 1.10 0.83 1.35 1.52

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

1  6,714,143  6,532,579  6,299,571  6,220,020  5,972,617  (326,954) -5%

 5,745,148  8,856,510  8,756,161  8,722,977  8,609,813  (146,347) -2%

 968,996  (2,323,931)  (2,456,590)  (2,502,957)  (2,646,173)  (189,583) 8%

 347,227  291,663  342,175  322,017  239,882  (102,293) -30%

Goal
0.35 7.96 5.33 5.75 5.14 > 1.50

 (672,644)  256,814  284,116  311,833  196,552 > $214,314
-206,307 929,457 27,302 55,019 -60,262

YTD Forecasted Actual
3/31/2025 12/31/2025

Glenbrook Manor
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Year End = December 2025 Financial Highlights & Variances
% Through Year = 25% 1. Elevator Repair

Glenbrook's elevator required a large capital repair to replace the jack/piston at a total 
cost of $120K. The work was expected to be completed in February 2025, but experienced 
many delays by the contractor. The work was completed in early May 2025. 
Glenbrook serves an elderly population, with the elevator not working, COC had to 
temporarily relocate residents and utilize a vendor to assist residents up/down the stairs. 
The relocation costs are forecasted to cost the property $70K. The improvement and 
related costs will be funded using the recently released $180K working capital reserve. 

Assets

Liabilities

Goal

Vacancy Loss

Change in W/C

Cash Equivalents & Investment

Current Ratio

Working Capital

Net Assets

Annual Change

Actual

Revenue

Net Operating Gain/(Loss) 

Profit Margin

DSCR

Operating Expenses

Budget Actual Variance Budget Actual Variance
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RAD Properties 

SHERIDAN MEWS 

URSULA PARK TOWNHOUSES 

CONNECTICUT AVENUE 

LAWN AVENUE TOWNHOMES 
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Property Type RAD

Number of Units 8

Average Rent $ 1,398

Revenue Subsidized 37.9%

Statement of Operations

$ % $ %

 130,383  150,250  19,867 15%  173,844  180,302  6,458 4%

 83,961  76,195  (7,766) -9%  111,948  113,909  1,961 2%

 46,422  74,055  27,633 60%  61,896  66,393  4,497 7%

> 36% 49% 36% 37%
> 2% 0% 0%

Statement of Net Assets
Audited YTD Forecast

6/30/2024 3/31/2025 6/30/2025 $ %

 387,581  669,025  665,548  277,967 72%

 11,308  7,781  7,431  (3,877) -34%

 376,273  661,244  658,117  281,843 75%

 (12,926)  4,756  82,819  95,745 741%

Goal
(0.08) 11.76 21.64 > 1.50

 (8,473)  46,105  79,890 > $37,970
-8,473 54,578 88,362Change in W/C

Sheridan Mews converted from Low Income Public Housing (LIPH) in 
April 2024. As part of the conversion, $578K was transferred to the 
property from LIPH sale proceed funds of which $100K will remain as a 
replacement reserve and $478K will be used as a funding source for 
year 1 improvements. 

Starting in January 2025, the property received HAP subsidy revenue. 
Overall, Sheridan is tracking better than budget in its first RAD 
operational year.

Cash Equivalents & Investment

Current Ratio

Working Capital

Assets

Liabilities

Net Assets

Net Operating Gain/(Loss) 

Profit Margin
Vacancy Loss

Annual Change

Revenue

Operating Expenses

Budget Actual

Goal

Sheridan Mews
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Year End = June 2025 Financial Highlights 
% Through Year = 75%

Variance Budget Actual Variance

YTD Forecasted Actual
3/31/2025 6/30/2025
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Property Type RAD

Number of Units 32

Average Rent $ 941

Revenue Subsidized 61.0%

Statement of Operations

$ % $ %

 391,032  403,613  12,581 3%  521,376  542,405  21,029 4%

 308,214  287,382  (20,832) -7%  410,952  393,076  (17,876) -4%

 82,818  116,231  33,413 40%  110,424  149,330  38,906 35%

> 21% 29% 21% 28%
> 2% 0% 0%

Statement of Net Assets
Audited YTD Forecast

6/30/2024 3/31/2025 6/30/2025 $ %

 2,301,785  1,714,491  1,741,768  (560,018) -24%

 31,224  29,809  26,626  (4,598) -15%

 2,270,561  1,684,683  1,715,142  (555,420) -24%

 (21,081)  (6,804)  162,067  183,148 -869%

Goal
1.38 5.56 10.97 > 1.50

 7,881  87,136  156,850 > $131,025
7,881 79,255 148,969Change in W/C

Assets

Liabilities

Net Assets

Cash Equivalents & Investment

Current Ratio

Working Capital

Revenue

Operating Expenses

Net Operating Gain/(Loss) 

Profit Margin
Vacancy Loss

Annual Change

YTD Forecast

3/31/2025 6/30/2025

Budget Actual Variance Budget Actual Variance

Goal

Ursula Park Townhouses
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Year End = June 2025 Financial Highlights 
% Through Year = 75%

Ursula Park converted from Low Income Public Housing (LIPH) in April 
2024. As part of the conversion, $764K was transferred to the property 
from LIPH sale proceed funds of which $400K will remain as a 
replacement reserve and $364K will be used as a funding source for 
year 1 improvements.

Starting in January 2025, the property received HAP subsidy revenue. 
Overall, Ursula Park is tracking better than budget in its first RAD 
operational year.
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Property Type RAD

Number of Units 12

Average Rent $ 1,016

Revenue Subsidized 51.7%

Statement of Operations

$ % $ %

 165,801  142,326  (23,475) -14%  221,068  192,729  (28,339) -13%

 113,266  80,453  (32,814) -29%  151,022  125,330  (25,692) -17%

 52,534  61,873  9,339 18%  70,046  67,398  (2,648) -4%

> 32% 43% 32% 35%
> 1% 0% 0%

Statement of Net Assets
Audited YTD Forecast
6/30/2024 3/31/2025 6/30/2025 $ %

 -  1,089,566  1,330,322  1,330,322 0%

 -  5,352  14,200  14,200 0%

 -  1,084,214  1,316,122  1,316,122 0%

 -  20,990  82,486  82,486 0%

Goal
20.34 8.18 > 1.50

 -  28,191  73,807 > $41,777
0 28,191 73,807

Connecticut Avenue
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Year End = June 2025 Financial Highlights 
% Through Year = 75%

Connecticut Avenue (CT Avenue) converted from Low Income Public 
Housing (LIPH) in August 2024. As part of the conversion, $425K was 
transferred to the property from LIPH sale proceed funds and COC 
cash of which $185K will remain as a replacement reserve and $240K 
will be used as a funding source for year 1 improvements. 

Starting in January 2025, the property began to receive HAP subsidy 
revenue. Overall, CT Avenue is tracking close to budget in its first 
RAD operational year.

Annual Change

YTD Forecasted Actual

3/31/2025 6/30/2025

Budget Actual Variance Budget Actual Variance

Goal

Revenue

Operating Expenses

Net Operating Gain/(Loss) 

Profit Margin
Vacacny Loss

Change in W/C

Assets

Liabilities

Net Assets

Cash Equivalents & Investment

Current Ratio

Working Capital
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Property Type RAD

Number of Units 20

Average Rent $ 1,034

Revenue Subsidized 70.7%

Statement of Operations

$ % $ %

 261,425  223,557  (37,868) -14%  348,564  324,262  (24,302) -7%

 267,714  203,734  (63,980) -24%  356,948  281,227  (75,721) -21%

 (6,289)  19,823  26,112 -415%  (8,384)  43,036  51,420 -613%

> -2% 9% -2% 13%
> 2% 0% 0%

Statement of Net Assets
Audited YTD Forecast

6/30/2024 3/31/2025 6/30/2025 $ %

 -  3,814,485  3,624,901  3,624,901 0%

 -  12,737  20,144  20,144 0%

 -  3,801,748  3,604,757  3,604,757 0%

 -  31,863  56,983  56,983 0%

Goal
16.43 5.54 > 1.50

 -  28,191  47,749 > $41,777
0 28,191 47,749

Lawn Avenue Townhouses
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Year End = June 2025 Financial Highlights 
% Through Year = 75% Lawn Avenue Townhouses (Lawn Ave) converted from Low Income 

Public Housing (LIPH) in August 2024. As part of the conversion, 
$849K was transferred to the property from LIPH sale proceed 
funds and COC cash of which $315K will remain as a replacement 
reserve and $534K will be used as a funding source for year 1 
improvements. 

Starting in January 2025, the property began receiving HAP subsidy 
revenue. Overall, Lawn Ave is tracking better than budget in its 
first RAD operational year.

Annual Change

YTD Forecasted Actual

3/31/2025 6/30/2025

Budget Actual Variance Budget Actual Variance

Goal

Revenue

Operating Expenses

Net Operating Gain/(Loss) 

Profit Margin
Vacacny Loss

Change in W/C

Assets

Liabilities

Net Assets

Cash Equivalents & Investment

Current Ratio

Working Capital
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State 
OAK PARK 

WORMSER CONGREGATE 

SCOFIELD MANOR 
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Property Type State Mod Rent

Number of Units 105

Average Rent $ 1,025

Revenue Subsidized 5.6%

Statement of Operations
Prior Year
6/30/2024

$ % $ %

 1,000,206  1,055,543  55,337 6%  1,333,608  1,347,530  13,922 1%  1,359,632

 972,297  977,006  4,709 0%  1,296,396  1,287,807  (8,589) -1%  1,724,726

 27,909  78,538  50,629 181%  37,212  59,722  22,510 60%  (365,094)

> 3% 7% 3% 4% -27%
> 11% 11% 11% 37%

Statement of Net Assets
Audited Audited Audited YTD Forecast

6/30/2022 6/30/2023 6/30/2024 3/31/2025 6/30/2025 $ %

 5,556,124  5,699,872  5,116,858  2,601,172  2,644,601  (2,472,257) -48%

 1,051,323  1,028,292  806,412  695,746  159,824  (646,588) -80%

 4,504,800  4,671,580  4,310,446  1,905,426  2,484,777  (1,825,669) -42%

 4,565,583  3,928,245  3,273,776  1,361,620  1,436,589  (1,837,188) -73%

Goal
61.51 43.86 22.11 21.96 17.02 > 1.50

 4,578,412  3,883,512  3,128,833  1,336,883  1,359,245 > $429,269
-332,309 -694,900 -754,679 -1,791,950 -1,769,588Change in W/C

Oak Park is undergoing a multi-phased redevelopment to revitalize the property. In 
August 2024 the first phase of the redevelopment closed on 61 of the 166 units. At the 
closing, Oak Park committed $2.5M in reserves and predevelopment costs to fund Oak 
Park 1. The balance sheet assets have been reduced to reflect the remaining 105 units at 
Oak Park.

The property NOI is tracking $22K better than budget due primarily to the issuance of HAP 
vouchers to relocated Oak Park Phase 1 residents. The HAP vouchered units have higher 
rents based on Section 8 FMRs. 

Cash Equivalents & Investment

Current Ratio

Working Capital

Assets

Liabilities

Net Assets

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

YTD Forecast
3/31/2025 6/30/2025

Annual Change

Goal

Vacancy Rate

Net Operating Gain/(Loss) 

Profit Margin

Oak Park
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Year End = June 2025
% Through Year = 75%
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Property Type State Congregate

Number of Units 41

Average Rent $ 2,058

Revenue Subsidized 63.1%

Statement of Operations
Prior Year
6/30/2024

$ $ $ %

 773,478  774,440  962 0%  1,031,304  1,031,050  (254) 0%  992,862

 690,237  633,112  (57,125) -8%  920,316  884,633  (35,683) -4%  864,662

 83,241  141,327  58,086 70%  110,988  146,416  35,428 32%  128,200

> 11% 18% 11% 14% 13%
> 1% 1% 1% 1%

Statement of Net Assets
Audited Audited Audited YTD Forecast

6/30/2022 6/30/2023 6/30/2024 3/31/2025 6/30/2025 $ %

 801,367  789,160  859,572  956,091  978,066  118,494 14%

 26,300  21,084  13,818  6,900  30,121  16,302 118%

 775,067  768,075  845,754  949,190  947,964  102,211 12%

 228,067  268,154  385,121  528,274  559,694  174,573 45%

Goal
9.19 13.29 28.94 17.02 18.68 > 1.50

 215,464  258,992  386,088  527,416  532,486 > $294,878
63,089 43,529 127,096 141,327 146,397Change in W/C

Cash Equivalents & Investment

Current Ratio

Working Capital

Net Assets

Net Operating Gain/(Loss) 

Profit Margin
Vacancy Rate

Assets

Liabilities

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual

YTD Forecast
3/31/2025 6/30/2025

Annual Change

Variance

Goal

Wormser
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Year End = June 2025
% Through Year = 75% Wormser's NOI is tracking better than budget with various savings in maintenance costs 

categories. Wormser continues to increase it's reserve level forecasted to exceed $500K 
by FYE 2024.
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Property Type Long-Term Care Title XIX

Number of Units 50

Average Rent $ 4,638

Revenue Subsidized 98.0%

Statement of Operations
Prior Year

9/30/2024

$ % $ %

 1,479,300  1,484,370  5,070 0%  2,958,600  2,914,197  (44,403) -2%  2,840,799

 1,473,306  1,480,281  6,975 0%  2,946,612  2,902,479  (44,133) -1%  2,796,159

 5,994  4,089  (1,905) -32%  11,988  11,718  (270) -2%  44,639

> 0% 0% 0% 0% 2%
> 10% 11% 11% 10%

Statement of Net Assets
Audited Audited Audited YTD Forecast

9/30/2022 9/30/2023 9/30/2024 3/31/2025 9/30/2025 $ %

 919,300  975,535  838,234  827,442  785,425  (52,808) -6%

 564,214  511,381  374,839  364,500  338,707  (36,132) -10%

 355,085  464,154  463,394  462,942  446,716  (16,678) -4%

 95,992  141,602  291,347  112,090  262,242  (29,105) -10%

Goal
0.97 1.13 1.20 1.26 1.28 > 1.5

 (18,184)  61,102  70,942  89,244  86,719 0.00
187,066 79,285 9,840 18,302 15,777

Assets

Liabilities

Vacancy Loss

Goal

Change in W/C

Cash Equivalents & Investment

Current Ratio

Working Capital

Net Assets

Annual Change

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Net Operating Gain/(Loss) 

Profit Margin

YTD Forecasted Actual

3/31/2025 9/30/2025

Scofield Manor
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Year End = September 2025 Financial Highlights & Variances
% Through Year = 50% 1. Vacancy Loss 

For the first half of FY 2025 Scofield Manor has experienced a larger vacancy rate 
than budget at 11%. The average vacancy has been 6 units a month. Management 
has reduced the vacant units down to 5 units as of May 2025. The higher vacancy is 
forecasted to cause an $29K negative variance for FY 2025. 
2. HVAC Costs
Scofield Manor's aged boiler system experienced several issues over the winter 
months causing a budget overage of $23K.
3. Benefit Savings
COC shifted to a new employee benefit plan effective December 2024, which will 
cause a favorable variance of $44K for FY 2025
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Federal Programs 

LOW INCOME PUBLIC HOUSING (STAMFORD MANOR) 

HOUSING CHOICE VOUCHER (HCV) 
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Property Type Public Housing

Proration Level - Avg 95%

Number of Units 215

Average Rent $ 391

Revenue Subsidized 56.5%

Statement of Operations
Prior Year
6/30/2024

$ % $ %

 1,672,794  1,741,744  68,950 4%  2,230,392  2,278,837  48,445 2%  3,262,112
1,2,3  1,808,283  1,948,709  140,426 8%  2,411,043  2,614,528  203,484 8%  3,442,723

 (135,489)  (206,965)  (71,476) 53%  (180,651)  (335,691)  (155,040) 86%  (180,611)

> 0% -12% -8% -15% -6%
> 3% 5% 5% 3%

Statement of Net Assets
Audited Audited Audited YTD Forecast

6/30/2022 6/30/2023 6/30/2024 3/31/2025 6/30/2025 $ %

 7,292,606  9,154,739  6,859,248  2,277,206  2,015,829  (4,843,420) -71%

 337,411  303,106  388,081  281,071  211,935  (176,147) -45%

 6,955,195  8,851,633  6,471,167  1,996,134  1,803,894  (4,667,273) -72%

 1,672,446  1,602,314  1,455,505  1,112,933  923,100  (532,405) -37%

Goal
7.35 7.69 4.79 5.53 6.90 > 1.50

 1,556,965  1,454,425  1,188,930  959,773  835,622 > $871,509
-22,483 -102,540 -265,495 -229,156 -353,308

Low Income Public Housing - Stamford Manor
Financial Statements & Overview

March 31 2025

Highlights & 
Narrative

Year End = June 2025 Financial Highlights & Variances

% Through Year = 75%
The LIPH program is forecasted to end FY 2025 with a $335K loss, which is $155K higher than budget. The 
increased operating loss is related to several key factors:

1. Legal Expenses wil l  exceed budget by $90K due to an ongoing case against a resident. The resident allegedly 
allowed an unauthorized occupant into the apartment. The unauthorized occupant had allegedly dealt narcotics 
from the apartment. This activity has had a direct negative impact on our resident population with a resident 
passing away from the narcotics usage. A legal action of eviction had been pursued by Landlord Law Firm, our 
contracted law firm handling resident issues. While there is a zero-tolerance policy for drug activity, and 
testimony from Stamford Police department, the judge ruled in the tenant’s favor. A new law firm was hired to 
appeal this ruling and to set the standard that this behavior is unacceptable and will  result in eviction in the 
future. While this cost is very expensive, it wil l  assist in deterring drug activity at Stamford Manor in the future.
2. Electricity costs are forecasted to exceed budget by $125K due to Eversource's change to the rates for Federally 
Mandated Congestion Charge (FMCC) and the Combined Public Benefits Charges (CPBC) in Connecticut.
3. Unit Turnovers wil l  exceed budget by $35K due to a higher level of vacancies and turnover of longer-term 
residents.  
4. RAD Conversion 
The LIPH balance sheet reflects a reduction in assets related to the conversion of four properties to RAD. The LIPH 
program was initially forecasted to transfer $600K of reserves to fund the RAD year 1 renovations and 
replacement reserves. However, due to increasing operating costs and growing operating loss at Stamford 
Manor, along with the discontinuation of the Streamlined Voluntary Conversion postponing the conversion out 
of Public Housing to FY 2027, the reserves will  not be transferred. The $600K will  be paid from MAE resources.

YTD Forecast
3/31/2025 6/30/2025

Annual Change

Goal

Net Operating Gain/(Loss) 

Profit Margin
Vacancy Rate

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Change in W/C

Net Assets

Assets

Liabilities

Cash Equivalents & Investment

Current Ratio

Working Capital
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Vouchers - Authority 1,446

Vouchers - Portability 500

Total Vouchers 1,946

Statement of Operations
Prior Year
6/30/2024

$ % $ %

1  2,026,943  2,111,774  84,831 4%  2,702,591  2,748,642  46,051 2%  2,609,127
2  2,161,535  2,088,884  (72,652) -3%  2,882,047  2,759,577  (122,470) -4%  2,583,423

 (134,592)  22,890  157,482 117%  (179,456)  (10,935)  168,521 -94%  25,704

> 0% 1% -7% 0% 1%

Statement of Net Assets
Audited Audited Audited YTD Forecast

6/30/2022 6/30/2023 6/30/2024 3/31/2025 6/30/2025 $ %

 3,365,922  3,202,392  3,322,700  4,043,378  3,026,905  (295,795) -9%

 860,655  818,913  989,375  828,565  778,179  (211,196) -21%

 2,505,267  2,383,479  2,333,324  3,214,813  2,248,726  (84,599) -4%

 2,033,033  1,379,980  1,394,053  1,537,742  1,418,178  24,125 5%

Goal
4.25 5.39 4.58 5.97 7.92 > 1.5

 1,929,242  1,665,503  1,786,524  1,836,814  1,803,829 > $696,295
108,798 -263,738 121,020 50,290 17,305Change in W/C

Assets

Liabilities

Net Assets

Cash Equivalents & Investment

Current Ratio

Working Capital

Annual Change

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Net Operating Gain/(Loss) 

Profit Margin
Goal

YTD Forecast
3/31/2025 6/30/2025

Housing Choice Voucher Program
Financial Statements & Overview

March 31 2025

Highlights & 
Narrative

Year End = June 2025 Financial Highlights & Variances
% Through Year = 75% 1. Interest Income

COC has invested roughly $1M in Harpswell Treasurys and STIF, forecasted to generate 
$60K in investment income for FY 2025. This will create a favorable budget variance of 
$50K.

2. Staffing Costs
The HCV department's staff wages and benefits are forecasted be $145K under budget for 
FY 2025. The large budget variance is related to two items: 
> Staff turnover and vacant positions: The department experienced staff turnover during 
the year and has a vacant HCV Director position.
> COC shifted to a new employee benefit plan effective December 2024, which will 
contribute to the overall savings for FY 2025.
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Operational Divisions 
MANAGEMENT, ADMINISTRATION & ENTERPIRSE (MAE) 

RIPPOWAM CORPORATION 

SCCIC (PARK 215 COMMERCIAL SPACE) 
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Statement of Operations
Prior Year
6/30/2024

$ % $ %

1  2,813,121  2,591,068  (222,053) -8%  2,636,508  2,722,368  85,860 3%  3,665,570
2  4,351,338  4,275,280  (76,058) -2%  5,801,784  5,580,051  (221,733) -4%  5,006,212

 (1,538,217)  (1,684,213)  (145,996) -9%  (2,050,956)  (1,144,500)  906,456 44%  (1,340,642)

Statement of Net Assets
Audited Audited Audited YTD Forecast
6/30/2022 6/30/2023 6/30/2024 3/31/2025 6/30/2025 $ %

3,4,5  11,075,170  15,244,855  16,132,390  13,545,442  14,774,105  (1,358,285) -8%

 632,021  471,840  474,468  466,948  403,963  (70,505) -15%
3,4,5  10,443,149  14,773,015  15,657,922  13,078,493  14,370,142  (1,287,780) -8%

 5,255,280  8,859,680  9,035,209  6,504,589  7,948,462  (1,086,747) 61%

 808,036  5,477,801  2,265,545  118,538  2,182,722

Goal
8.96 20.48 21.27 14.64 22.02 > 1.50

$4.7M $8.6M $9.0M $6.4M $7.7M > $1,860,017
-$422K $3.9M $341K -$2.2M -$909K

Actual

Revenue

Operating Expenses

Budget Actual Variance Budget Actual Variance

Working Capital
Change in W/C

Assets

Liabilities

Net Assets

Surplus Cash Flow Received

Cash Equivalents & Investment

YTD Forecasted Actual
3/31/2025 6/30/2025

Current Ratio

Net Operating Gain/(Loss) 

Annual Change

Management, Enterprise and Administration (MAE)
Financial Statements & Overview

For Period Ending March 31 2025

The MAE is forecasted to end FY 2025 44% better than budget. 
1. Bond Issuance Fee: COC is forecasted to receive $1M in tax exempt bond issuance fees generated from two projects, one of which closed in 
April 2025 ($650K) and the second is slated to close in June 2025 ($350K).
2. Staffing: A Director of Facilities position was added to the FY 2025 budget, the position remains vacant. A portion of this position, related to 
the procurment funciton has been transfered to the finance department. Additionally, to cover vacant positions in other departments and 
programs, MAE management staff and associated costs have been realigned to those areas temporarily to support those key roles and 
functions. 

MAE's balance sheet reflects growth in net assets related to several key factors:
3. Surplus Cash: MAE is forecasted to receive $2.2M in surplus cash distributions in FY 2025 from the various LIHTC and Multi-Family properties.
4. Sponsor Loan Oak Park 1: MAE funded $1.5M of the $1.7M Oak Park 1 sponsor loan used as a construction source for the property. The 
sponsor loan is reflected on the Rippowam Corporation balance sheet. 
5. RAD Conversion: As a funding source for the RAD conversion, the MAE will provided $774K in cash to cover the required capital reserve and 
initial year renovations. 

Highlights & 
Narrative

% Through Year = 75%

Year End = June 2025

Financial Highlights & Variances



 
Financial Reports 

March 31, 2025 
 

Page 36 of 37 

Contents 

 
 
 

 

 

Statement of Operations
Prior Year
6/30/2024

$ % $ %

1  2,392,407  1,527,242  (865,165) -36%  3,189,876  2,431,205  (758,671) -24%  971,860

 1,557,801  1,550,112  (7,689) 0%  2,077,068  2,064,615  (12,453) -1%  2,257,844

 834,606  (22,870)  (857,476) -103%  1,112,808  366,590  (746,218) -67%  (1,285,984)

Statement of Net Assets
Audited Audited Audited YTD Forecast

6/30/2022 6/30/2023 6/30/2024 3/31/2025 6/30/2025 $ %

2,3  18,264,887  17,924,776  17,139,996  18,533,335  19,038,172  1,898,176 11%

 274,795  332,871  216,272  118,010  254,043  37,771 17%
4  17,990,092  17,591,905  16,923,724  18,415,324  18,784,129  1,860,405 11%

 2,321,292  2,674,630  1,684,797  1,269,544  2,688,891  1,004,094 86%

Goal
59.48 35.02 56.36 949.31 56.48 > 1.50

$7.3M $6.8M $5.8M $5.7M $6.8M > $688,205
$821K -$464K -$1.1M -$45K $1.0M

Actual

Rippowam Corporation
Financial Statements & Overview

For Period Ending March 31 2025

Highlights & 
Narrative

Financial Highlights & Variances
Rippowam Corporation's NOI is forecasted to end FY 2025 at $367K, a unfavorable variance of $746K. This is due primarily to:
1. Developer fee earned on Oak Park 1: Developer fee is earned pro rata based on the percentage of construction complete, which is estimated 
to be 55% at FYE 2025. The fee is under budget primarily due the timing of starting construction which began in September 2024, rather than the 
budgeted July 2024.

Rippowam Corporation's balance sheet reflects growth in net assets and cash related to several key factors:
2. Developer fee receipts total $1.9M generated from surplus cash distributions from the various LIHTC. Additionally, Lawnhill Terrace 2, 
Lawnhill Terrace 4 and Oak Park 1 paid down developer fee AR from investor equity.
3. Reimbursement of funds invested in Lawnhill Terrace 4 and Oak Park 1 development activities totaling $723K. 
4. Rippowam Corporation received $1.5M from the MAE/COC to fund the $1.7M Oak Park 1 sponsor loan used as a construction funding source 
in August 2024.

Year End = June 2025

% Through Year = 75%

YTD Forecast
3/31/2025 6/30/2025

Budget Actual Variance Budget Actual Variance

Revenue

Operating Expenses

Net Operating Gain/(Loss) 

Current Ratio

Working Capital
Change in W/C

Annual Change

Assets

Liabilities

Net Assets

Cash Equivalents & Investment
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Property Type Commercial Space

Surplus Cash '24 $0K

Surplus Cash '25 $0K

Vacancy Rate 46.9%

Square Footage 22,500

Leased Square Footage 11,956

Statement of Operations
Prior Year
12/31/2024

$ % $ %

2  128,053  127,734  (319) 0%  512,211  510,936  (1,275) 0%  503,562

 66,543  72,884  6,342 10%  266,171  256,908  (9,263) -3%  245,128

 61,510  54,850  (6,660) -11%  246,039  254,028  7,988 3%  258,434

48% 43% 48% 50% 51%

Statement of Net Assets
Audited Audited Audited YTD Forecast

12/31/2022 12/31/2023 12/31/2024 3/31/2025 12/31/2025 $ %

1  7,835,298  7,508,594  7,130,393  7,120,652  7,266,043  135,651 2%
1  108,962  109,508  77,492  97,492  299,309  221,818 286%

 7,726,336  7,399,086  7,052,901  7,023,161  6,966,734  (86,167) -1%

 275,679  254,116  228,166  265,281  98,621  (129,544) -57%

Goal
4.10 4.19 5.41 4.95 2.45 > 1.5

 337,913  349,194  341,539  385,157  143,730 0.00
-6,297 11,281 -7,655 43,619 -197,809

Annual Change

SCCIC (Park 215 Commercial Space)
Financial Statements & Overview
For Period Ending March 31, 2025

Highlights & 
Narrative

Year End = December 2025

% Through Year = 25%

Variance Budget Actual Variance

YTD Forecast
3/31/2025 12/31/2025

Net Operating Gain/(Loss) 

Profit Margin

Change in W/C

1. Large Capital Repair
SCCIC generated $265K of surplus cash flow in CY 2024 and is forecasted to have 
substantial positive cash flow for 2025 in excess of $300K. Typically, the property would 
distribute this surplus cash to Rippowam Corporation. However, management discovered 
that the commercial space parking deck and a walkway at the back of the building require 
a large capital investment to correct deterioration and water penetration. The repair work 
is estimated to be $650K, the surplus cash generated from 2024 and 2025 will be used as a 
funding source for this work. Additionally, Rippowam Corporation/COC is expected to 
provide a $200K short term loan to cover the remaining cost.
2. New Lease
Management is in the final stages of finalizing a commercial space lease deal for 8,707 
square feet. This will provide an estimated $297K in annual revenue. The impact of the 
new lease will be included in the financial statements once the lease deal is finalized and 
the timeline is identified. Additionally, Rippowam Corporation/COC will need to provide 
an estimated $964K for tenant fit out costs, of which $354K will be a loan repaid by the 
tenant over the term of the lease (10 years). 

Cash Equivalents & Investment

Current Ratio

Working Capital

Assets

Liabilities

Net Assets

Actual

Revenue

Operating Expenses

Budget Actual


