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DATE:
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RE:
MEETING NOTICE
************************************************************************
The next Meeting of the Norwalk Redevelopment Agency will be held on Tuesday, July 9,
2019 at 5:30 p.m. in Room 300 in Norwalk City Hall. Please Note the Time and Room
Number.
JULY 9, 2019
5:30 P.M.
REGULAR MEETING
AGENDA
CALL TO ORDER
ROLL CALL
PUBLIC PARTICIPATION
I.

II.

ADMINISTRATION
A. APPROVAL OF MINUTES
1. Approve Minutes of the June 11, 2019 Regular Meeting
B. ELECTION OF OFFICERS
1. Election of Chair, Vice Chair and Secretary/Treasurer for the Norwalk
Redevelopment Agency
C. CONTRACTS
1. Review proposal(s) and approve the selection of an Executive Search
Firm
2. Approve the transfer of the allocation from the Agency Deferred
Revenue Account to the Consulting Services line item in the
Redevelopment Agency’s FY 2020 Operating Budget for the purposes
of retaining an Executive Search Firm
D. FINANCE
1. Approve NRA Operating Financial Statements for May 31, 2019
RESIDENTIAL REHABILITATION LOANS
A. Approve Residential Rehabilitation Loan #1904
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III.

PROGRAM CONTRACTS
A. SOUTH NORWALK TOD
1. Approval of Tighe & Bond contract amendment for schematic design
and engineering of Station Drive.

IV.

NEW BUSINESS

V.

OLD BUSINESS
ADJOURNMENT
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CITY OF NORWALK
REDEVELOPMENT AGENCY
REGULAR MEETING
JUNE 11, 2019
ATTENDANCE:

Felix R. Serrano, Chairman, Commissioners Lisa Cooper,
Tom Devine, William Speirs and David Westmoreland

AGENCY COUNSEL:

Marc Grenier, Esq.

STAFF:

Timothy T. Sheehan, Executive Director, John Slovak,
Comptroller, Tami Strauss, Director of Community
Development Planning, Susan Sweitzer, Senior Project
Manager

OTHERS:

Laoise King, Mayor William Collins

CALL TO ORDER
Chairman Serrano called the Regular Meeting of the Norwalk Redevelopment Agency of
June 11, 2019 to order at 5:36 PM.
ROLL CALL
Chairman Serrano noted that a quorum was present.
PUBLIC PARTICIPATION
Laoise King, 125 East Avenue, said she is there on behalf of the Mayor, who is attending
four middle school graduations and couldn’t be present. She said with Tim leaving, we
think that it is a good opportunity to look at the role of the Redevelopment Agency, which
was established at a time when Norwalk was at a very different place. We recently did a
reorganization of City Hall which has really strengthened our economic development
functions, and the Mayor asked her to request that the Agency undertake a strategic
planning exercise and look at what the Redevelopment Agency has been working on since
it was established, what are the things in the community that could still benefit from the
participation of the Redevelopment Agency, are there ways that the City and the Agency
can work better together, and are there some functions that might fit better on the city side
going forward.
In Executive Session the Commissioners are going to be considering an interim director
until a new director is hired, and we would ask that you consider utilizing some of the
expertise that we have at the City to help you through the transition time. Planning and
Zoning Director Steve Kleppin and Chief of Community and Economic Development
Jessica Casey are both willing to step in and help out the staff in any way they can.
The third piece, which the Mayor addressed with the Chairman earlier today, is that the
City would very much like to play a role in the interview process and selection of a new
permanent Executive Director. We invited Tim to sit in on the interview panel when we
were hiring our Community and Economic Development position and we would like to do
that going forward. The Chairman gave the Mayor an unequivocal no, that the Agency
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would not allow someone from the City to participate in the interview process, and the
Mayor asks that the rest of the Commissioners reconsider the position that the Chairman
took, because we think that it would be in the benefit of everybody, making sure that our
relationship going forward continues to be a good one where we can work together and
balance each other.
No one else came forward to address the Commission, and Chairman Serrano closed the
public participation portion of the meeting.
Chairman Serrano said before going into the agenda, he would like to touch on the
discussion he had with the Mayor. It was about a 10- minute phone call. He thought that
strategic planning was a great idea to talk about how we can work better together for the
benefit of all stakeholders and the citizens, but it would make the most sense to do that
with the new director we would be bringing on as that would be that person’s role. As to
the matter of having someone from the city side on the search committee, as Chair he only
has the authority to appoint commissioners to serve on a hiring committee, but once they
are appointed, he will ask them to invite the Chairman of the Planning Committee of the
Common Council to join the hiring committee.
I-A. APPROVAL OF MINUTES
**
MS. COOPER MOVED TO APPROVE THE MINUTES OF THE
MAY 14, 2019 REGULAR MEETING.
**
MR. SPEIRS SECONDED.
**
THE MOTON PASSED (MR. DEVINE ABSTAINED).
I-B. FINANCE
1. NRA Operating Statement of Revenues and Expenditures for April 30, 2019.
•
•

•

Operating Fund 100 had revenues of $1,451,188 versus budgeted revenues of
$1,509,035 with an unfavorable variance of $57,847. There was a large loan
payback which resulted in lower interest income of $29,268.
Actual legal expenses are $609,544 versus $164,324 budget resulting in a
$445,220 unfavorable variance due to Wall Street litigation. There is a $43,405
favorable variance for taxes and benefits expense mostly due to the switch from
Anthem to the CTPP 2.0 City Medical Insurance Plan. Total operating
expenditures are $1,827,572 versus a budget of $1,501,411 resulting in a
$326,162 net unfavorable operating variance due to litigation expenses.
There is an actual operating deficit of $376,385 versus a budgeted operating
surplus of $7,625, resulting in a $384,009 unfavorable net operating variance due
to litigation expenses.

Mr. Slovak said the unfavorable variance of $57,847 is largely due to a large loan payback
which resulted in lower interest income of $29,268. Legal expenses are $609,544 versus
$164,324 budgeted, resulting in a $445,220 unfavorable variance due to Wall Street
litigation. There is a $43,405 favorable variance for taxes and benefits mostly due to the
switch from Anthem to the city medical plan. Total operating expenditures are $1,827,572
versus a budget of $1,501,411 resulting in a $326,162 net unfavorable operating variance
due to Wall Street litigation expenses. There is an operating deficit of $376,386 versus a
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budgeted operating surplus of $7,625 resulting in a $384,009 unfavorable net operating
variance due to Wall Street litigation expenses.
Mr. Speirs noted that the difference between the net unfavorable operating variance of
$326,162 and the actual operating deficit of $376,386 is about $50,000, and asked what
accounts for that difference? Mr. Slovak said the year-to-date budget is $1,509,035 and
the actual expenditures are $326,162 higher, which makes up the negative variance for
year-to-date. The actual deficit is because of $1,451,188 in total revenues less total
expenditures which includes the $609,544 in legal expenses. The expenditures are
$376,385 more than the revenues because of the higher legal.
Mr. Westmoreland asked with regard to the loan, who was the $1.3M loaned to and what
was it for and are we going to continue to see a loss of interest income? Mr. Slovak said
the amount of the principal paid back was $1.3M for a 40 South Main Street loan, and that
loss will be shown for one more month.
**

**
**

MR. SPEIRS MOVED TO APPROVE THE NRA OPERATING
STATEMENT OF REVENUES AND EXPENDITURES FOR APRIL 30,
2019.
MS. COOPER SECONDED.
THE MOTON PASSED UNANIMOUSLY.
Approve NRA Operating Budget for FY6/30/20

Mr. Slovak said the Operating Budget for 6/30/2020 is a break even budget that has
revenues of $1,487,768 and expenditures of $1,487,768. Last year the City Positions were
$544,900 and this year they dropped to $144,304 because three of the four City Positions
are no longer here. Only the Fair Housing Officer position at $144,000 is left. The NRA
Grant for City Projects increased to $823,303 from $669,974, a $153,000 increase. Last
year occupancy for Room 202 in City Hall cost us $4,617. Next year we have occupancy
moving to 3 Belden of $105,287, which is about a $100,000 increase. A lot of that is one
time fit out costs of about $30,000. We will rent out the first floor for the first six months.
The second six months we use worst case scenario of not being able to rent it out, which is
where that $105,287 comes from. It will be substantially less when the tenant moves out
on December 31 and we get a new tenant. The other item which decreased was interest
income from notes. In 2019 it was $49,286. The $1.3M loan paid off since then and we
are only expecting $2,163. Those two items account for the increase of $153,000 NRA
Grant for City Projects. The salary line increased 2½% to match the City salary increases
of 2½%, and everything else is pretty much the same as the year before. There is no budget
for the Wall Street litigation. We don’t know what the legal costs are going to be. We are
going to record them as they come in. We have $4,000,000 available for retained earnings
which will decrease as the legal fees come in.
Mr. Sheehan said we have asked Joe Williams of Shipman and Goodwin to provide us with
a budget for legal expenses going forward. He has been on vacation, but he understands
that it is a priority to get that to us. Once we get the budget we will have the Commissioners
review it, make sure you’re comfortable with it, and then do a modification of the budget
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and make the adjustments so that we are not constantly dealing with a negative number
every month.
Mr. Westmoreland said so effectively we are paying for the occupancy at Belden Avenue
by increasing the amount of money we are taking from deferred revenue.
Mr. Sheehan said there are two components; the deferred revenue piece and what we
actually have as asset base.
Mr. Westmoreland said it is his understanding that they also have a lawyer for the City
pretty much on the litigation fulltime. Mr. Sheehan said there has been some internal
discussions with the city with regards to the legal bills. The Special Agency Counsel was
asked by the City to take the lead in advancing this case, and that is an ongoing discussion
that the Redevelopment Agency should be having with the City. Darin Callahan from
Corporation Counsel has been involved with the case, and there are some soft costs
associated with this in terms of depositions and things like that and the City has been
dealing with those costs.
**
**
**
**

**
**

MR. DEVINE MOVED TO APPROVE THE NRA OPERATING BUDGET
FOR FY6/30/20.
MS. COOPER SECONDED.
THE MOTON PASSED UNANIMOUSLY.
MR. SPEIRS MOVED TO GO INTO LEGAL-EXECUTIVE SESSION AT
5:57 PM TO DISCUSS REAL ESTATE NEGOTIATIONS WITH HP
PLANNING SERVICES, LLC AND PERSONNEL MATTERS.
MS. COOPER SECONDED.
THE MOTON PASSED UNANIMOUSLY.
(EXECUTIVE SESSION)

**
**
**
**

**
**
**
**
**

MS. COOPER MOVED TO COME OUT OF EXECUTIVE SESSION AT 6:54
PM.
MR. SPEIRS SECONDED.
THE MOTON PASSED UNANIMOUSLY.
MR. DEVINE MOVED TO ADD TO THE AGENDA THE APPOINTMENT
OF AN ACTING EXECUTIVE DIRECTOR OF THE REDEVELOPMENT
AGENCY.
MR. WESTMORELAND SECONDED.
THE MOTON PASSED UNANIMOUSLY.
MR. SPEIRS. MOVED TO APPOINT AS ACTING EXECUTIVE DIRECTOR
TAMI STAUSS WITH A STARTING DATE OF JULY 1, 2019.
MS. COOPER SECONDED.
THE MOTON PASSED UNANIMOUSLY.
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III-A. 3 BELDEN AVENUE
Mr. Grenier said they are looking for approval of the sublease agreement with HP Planning
Services, LLC and to authorize Felix R. Serrano to execute the Sublease Agreement,
subject to Agency counsel’s final review.
**

**
**

MR. SPEIRS MOVED TO APPROVE THE SUBLEASE AGREEMENT
WITH HP PLANNING SERVICES, LLC AND AUTHORIZE CHAIRMAN
FELIX R. SERRANO TO EXECUTE THE SUBLEASE AGREEMENT
SUBJECT TO AGENCY COUNSEL’S FINAL REVIEW.
MS. COOPER SECONDED.
THE MOTON PASSED UNANIMOUSLY.

III-B. FAÇADE IMPROVEMENT
1. Canaan Institutional Baptist Church Façade Improvement Short-Term Bridge
Loan Extension to September 30, 2019
Ms. Sweitzer said this item is an extension of the existing Canaan Institutional Baptist
Church short term bridge loan agreement that was executed last winter to help fund the
upfront costs associated with their stained glass window replacement project. The state
payments that were coming to them through a grant from the State Historic Preservation
Office are payments that reimburse the church for the costs of doing that project, but those
payments will not come to them until the project is completed and approved. The installer
of the stained glass windows has been over-scheduled and at this time he has been unable
to schedule the installation. He was going to do it in two phases; Phase I in July and Phase
II in the early part of August, and we can then get the State Historic Preservation Office
inspections and sign off on the project. The extension has been requested to the end of
September in case the schedule is a little delayed. At this point the windows have been
restored, the window frames have been installed and refinished, so the last bit is bringing
in and installing the windows and completing the protective coating on them. It will be an
amazing difference when those windows are properly cleaned and properly protected
against the weather.
Mr. Westmoreland said this is an amazing historic building and this is a great project.
There was a big Russian Jewish immigration to Norwalk around the turn of the century
when they were being forced out of Russia and they built this as a synagogue, which is
how it was originally used, and the Canaan Institutional Baptist Church has been incredibly
respectful of the history of this building and has restored the interior perfectly to that period.
**

**
**

MR. WESTMORELAND MOVED TO APPROVE EXTENDING THE
REPAYMENT DUE DATE FOR THE CANAAN INSTITUTIONAL
BAPTIST CHURCH BRIDGE FUNDING IN THE AMOUNT OF $50,000
UNTIL SEPTEMBER 30, 2019 AND AUTHORIZE FELIX R. SERRANO TO
EXECUTE AN AMENDMENT TO THE BRIDGE FUNDING AGREEMENT
WITH CANAAN INSTITUTIONAL BAPTIST CHURCH TO REFLECT
THE REPAYMENT EXTENSION OF SEPTEMBER 30, 2019.
MS. COOPER SECONDED.
THE MOTON PASSED UNANIMOUSLY.
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IV. NEW BUSINESS
(None.)
V. OLD BUSINESS
(None.)
Chairman Serrano said before we adjourn he wanted to congratulate Tami Strauss on taking
the role of Acting Executive Director. As Chair he will be appointing all five
Commissioners to serve on the search committee for a permanent Executive Director, and
he thanks everyone for their input.
ADJOURNMENT
Upon motion of Ms. Cooper, seconded by Mr. Westmoreland, the Norwalk Redevelopment
Agency regular meeting was adjourned at 7:00 P.M.
Respectfully submitted,
Karen Pacchiana
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TO:

COMMISSIONERS OF THE NORWALK REDEVELOPMENT AGENCY

FROM: SABRINA CHURCH, COMMUNITY DEVELOPMENT PLANNER
STEPHEN IVAN, HOUSING DEVELOPMENT MANAGER
DATE: JULY 2, 2019
RE:

RESIDENTIAL REHABILITATION LOAN #1904

Loan Overview
The property located at 155 South Main Street is a 3,680 square foot mixed use building constructed in
1941. The Church of God Board of Trustees purchased the property in 1984 and have applied for a loan
to rehabilitate two affordable units on the top floor of the building. The church occupies the first floor of
the structure. The above units are currently not in livable condition and have not been for the past 9 years.
Upon completion of the rehabilitation, the units will be deed restricted affordable for the duration of the
loan period. Under HUD and Agency regulation, an agreement will be signed regarding affordable rents,
anti-discrimination, and equal opportunity.
The scope of work includes a complete gut rehabilitation of the two units including work to the kitchen,
bedrooms, bathrooms, living areas, fire escape, rear porch and stairs, and roof replacement. The proposed
loan is for the maximum amount of $150,000. The work proposed is expected to exceed the maximum
loan amount. The church will be responsible for paying for the remainder of the work to be completed
and will not be included in the Agency loan contract.
Upon approval of the loan package, it will be presented to the Board of Trustees of the church for their
approval. Staff will receive formal approval and documentation once the loan is approved. Should it not
be approved by the Board of Trustees the loan contract will not be executed.
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Location Details
The property is located at 155 South Main Street in South Norwalk.

Image 1 – Map of property location

Image 2 – Image of home

Scope of Work
The Housing Development Manager has reviewed the work requested and deemed the repairs to be
necessary to create a suitable living environment and bring both units up to code. Attached to this memo
are photos of the current conditions.
The scope of work includes the following for the exterior of the building to assist the residential units:
• Replacement of the roof
• Replacement of the rear porch and stairs for ingress and egress to the residential units
• Repairs to the gutters associated with the roof
• Installation of meters for HVAC system for the residential units
The scope of work also includes the following for the interior of 2nd floor of the building:
• Both units
o Gut both apartments and dispose of materials
o Install new ceilings, walls, trim, moldings, and windows
o Paint all walls, ceilings, and doors
o Install smoke/carbon monoxide detectors
• Apartment 1
o Entry room/living room: Replace broken window and repair other windows; install
lighting; install doors
o Bedroom 1: Replace window; install lighting; install doors
o Hallway: Install lighting; install fire rated door
o Bedroom 2: Install new doors; install new lighting
o Washer/Dryer Room: Install new washer and dryer; install new flooring; install new
lighting
o Kitchen: Install new flooring; install new cabinets, countertops, sink, and lighting; replace
broken window
o Bathroom: Install tub, toilet, flooring, and vanity; install new window
• Apartment 2
Page 2 of 13

Entry room: Install new front floor and tile front area
Bedroom 1: Reframe archway and install door
Bedroom 2: Repair and pain closets; install lighting
Kitchen: Replace broken window; install cabinets; install new stove, sink, vents, and
lighting
o Pantry/Washer Dryer Room: Repair holes in floor and install flooring; install washer and
dryer – including electrical and plumbing
o Bedroom 3: Install new door and lighting
o Bathroom: Tile floor, install new tub, toilet, sink, vanity, and hardware; replace and repair
pipes as necessary
Fire Escape Hallway
o Frame door, install new lighting, install new flooring
Hallway entrance
o Repaint and refinish walls and steps
o Replace broken windows
o Install new lighting
o Replace doors and hardware
o
o
o
o

•
•

Bidding Process and Proposed Loan
The proposed loan is based off of the Housing and Urban Development requirement for competitive
bidding. The results of that process are included below. According to HUD regulation, the lowest
reasonable bidder must be chosen otherwise the owner must pay for the difference out of pocket if
they select another contractor who is not the lowest bidder. The lowest bid was disqualified based
on the Housing Development Project Managers estimate as well as insight from the other bids for
being too low. The next lowest bid was deemed acceptable to the owner and the Housing
Development Project Manager to complete the work based on the allowances within the scope of
work that was included with the bid package.
The proposed loan consists of the following:
Low Bid: Agency
Loan:
Attorney fees:
15% Contingency:
Church to Pay:
Total for Loan

$176,620
$150,000
$1,025
$N/A
$27,645
$150,000

Underwriting and Loan Structure
The underwriting was conducted using the current Residential Rehabilitation Program’s guidelines. During
the underwriting process it was determined the non-profit could afford additional monthly debt payments
of $675 which would bring their Debt to Income (DTI) Ratio to 40%; the maximum DTI allowed. With the
maximum term of 25 years and the current 2% interest rate for nonprofits, $150,000 would be amortized
with a monthly payment of $635, bringing their DTI Ratio to 38.4%.
The underwriting was completed conservatively. Although the non-profit makes on average $2,500 per
month, which was confirmed by provided bank statements, underwriting was completed only using net
rental income that will be produced by the units. Payments will not begin until work is completed as is the
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case with all residential rehabilitation loans. The rental income used was $2,500 per month which is also
conservative considering one unit is a 2 bedroom and the other is a 3 bedroom. The non-profit will receive
more than the underwritten $2,500 for the rental units. Using 2019’s Fair Market Rent limits they can
make up to $4,289 for both units, $1,885 for the two bedroom and $2,404 for the three bedroom. The
proposed loan represents the underwriting process (see Attachment C) following the current Residential
Rehabilitation Program’s underwriting guidelines.
The non-profit currently has a mortgage of $1,350 and other liabilities of the facility totaling $533. There
are no other debts on the property.
Amortized Loan:
Loan Principle:
$150,000
Interest rate:
2%
Term:
25 Years
Monthly Payment:
$635
The current guidelines allow for a Combined Loan to Value (cLTV) ratio of 85%, a DTI ratio of 40%, and a
Debt Service Coverage Ratio (DSCR) exceeding 1.5. As structured, the loan will meet them as outlined
below:
cLTV: 43% - 85% maximum allowed
DTI Ratio: 38.4% - 40% maximum allowed
DSCR: $30,000/$11,532 = 2.6 – minimum 1.5 allowed
The non-profit’s cLTV, DTI ratio, and DSCR all meet the Residential Rehabilitation Program’s guidelines.
Staff requests that the loan be approved as presented.
ACTION: Approve Residential Rehabilitation Loan #1904.
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Attachment A – Property Card
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Attachment B – Photos of the Property
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Attachment C – Underwriting Worksheet
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