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CRDA Housing & Neighborhood Committee Meeting
Microsoft Teams Meeting

Friday, February 7, 2025
9:00 am

Agenga

l. Introductions

. Approval of Minutes from January 10, 2024 Meeting*

. New Projects
a. 17 Wells Street*

v. Project Updates
a. 241 Asylum

V. Next Meeting: March 7, 2025

VI. Adjournment

*Vote item

Microsoft Teams

Join the meeting now
Meeting ID:; 289 232 244 058
Passcode: mC2Xv3k7

Dial in by phone

+1872-242-7941,,155824087# United States, Chicago
Find a local number

Phone conference ID: 155 824 087#



https://teams.microsoft.com/l/meetup-join/19%3ameeting_ODI1YmE3NDMtNGRkNi00NDA5LWE1MzktMWE3ZDRkYzM0NzBi%40thread.v2/0?context=%7b%22Tid%22%3a%2218593aab-f44c-4498-8655-4b7ca01883e7%22%2c%22Oid%22%3a%225ee2440f-2df9-488f-b25b-1186d49e7cbc%22%7d
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Housing and Neighborhood Committee Virtual Meeting
Draft Meeting Minutes
January 10, 2025
9:00 a.m.

PRESENT:

Board Members Present via Microsoft Teams: Board Chair David Robinson, Committee Chair
Joanne Berger-Sweeney, Commissioner Selia Mosquera-Bruno, Bob Patricelli, Shay Ajayi and Paul
Canning

Staff Present via Microsoft Teams: Mike Freimuth, Derek Peterson, Tony Lazzaro and Kim Hart

The meeting was called to order by Committee Chair Berger-Sweeney at 9:01 a.m. and the minutes
of the October 4, 2024 meeting were approved on a voice vote.

1. New Projects

a. 17 Wells Street - Mr. Peterson introduced members to the project, indicating that it would
not be considered for a vote until the Committee’s February meeting at the earliest. An
extension to the Spectra development at 525 Main Street, this $20.7 million project will
include 84 units (56 studios, 16 1B and 12 2B apartments) with 20% of the units designated
as affordable {80%-120% AMI). Amenities will be shared with 525 Main and will include a
lounge, theater, game room, business center/library, pet spa and bike room. The two projects
will share 58 parking spaces on two garage levels on the first and second floors of 17 Wells.

Mr. Peterson noted that CRDA assistance has been requested and staff are considering a $7
million loan with a minimum term of 10 years. The interest rate on the fixed-rate loan will be
2%-3%, with an interest-only period during construction, not to exceed 30 months. Principal
and interest payments will be made for the remaining term or until the loan pays off.

Ms. Berger-Sweeney inquired as to how staff viewed housing demand in the City at present.
Mr. Peterson indicated that the Authority was not close to meeting demands, with the market
being tight and vacancy rates remaining low. He also noted that as local employees return to
their offices, demand may increase. Mr. Freimuth concurred, reporting that leasing rates at
CRDA’s most recent projects (completed in the last 6-12 months) have all exceeded
projections. Units at 19 Pratt and Colt are nearly 100% leased, while the Revel apartments
located on the upper floors of the former Hilton Hotel are currently about 85% leased. Mr.



Freimuth noted, however, that leasing rates in several older CRDA-funded projects — typically
with fewer amenities - are leasing in the mid-80’s.

In response to a question from Mr. Patricelli, Mr. Peterson reported that the demand for two-
bedroom apartments is higher outside of downtown Hartford. The current 10% allocation of
such units at 17 Wells is just preliminary and is likely to change as design progresses and
could be reduced.

Mr. Robinson guestioned whether there will be connections to 525 Main on each floor of 17
Wells or whether they will be more limited. Mr. Peterson indicated that he did not have that
information but would provide it to the Committee following the meeting. Mr. Robinson also
asked about the parking arrangements, with Mr. Peterson explaining that some parking
spaces will be below grade. In response to a follow-up question from Mr. Canning, Mr.
Petersonindicated that residents of 525 Main who currently park on the 17 Wells site will need
to find alternative parking during construction,

. Previ Project

. 64 Pratt Street /UConn Dormitory - Mr. Freimuth reminded Committee members that under

this project, UConn will enter into a long-term lease with the owners of the Pratt Street
property - a partnership between Lexington Partners, LAZ Investments and Shelbourne Global
Solutions - who will convert the existing 87,000 sq. ft. of vacant office space into housing for
approximately 200 students.

Mr. Freimuth explained that in addition to the $10 mitlion loan approved by the CRDA Board
last May, City of Hartford Revolving Loan and Urban Act funds totaling $5 million have been
designated for the project. CRDA will oversee the expenditure of all these funds and, as such,
the Board must act to formally structure and allocate these to the project. CRDA has or will
enter into agreements with the City and the Office of Policy Management to allocate these
funds in the form of grants.

The following resolution was approved on a voice vote:

Resolution: The Executive Director is authorized to enter into agreements to grant $2 million
of City of Hartford Funds (through the Revolving Loan Fund), and $3 million of Urban Act funds
to the Project, for purposes of converting 64 Pratt Street (annex of 242 Trumbull St.) into
student housing units, subject to 1) All funding sources sufficient to complete the project
being committed; and 2) such fiduciary terms as deemed necessary and appropriate by CRDA
legal counsel and the Executive Director.

. 235-237 Hamilton - This project includes conversion of the former Whitney Manufacturing
site in Parkville into 235 housing units and some 40,000 square feet of retail space. Mr.
Freimuth explained that total project costs were originally estimated at $90 million, however,
the projectis now being restructured due to increased environmental and construction costs,
higher interest rates and a variety of historic preservation obstacles.




In June 2022, the Board approved a $4 million brownfield/environmental clean-up loan from
the City Revolving Loan funds administered by CRDA. This loan was structured to be an
interest-only construction note and upon full project financing, it would be converted to a
subordinate loan based on cash flow from the project. The loan has been in servicing with
CRDA, but due to delays in assembling the project financing and the lack of rental income
from the project , the developer has used cash equity to service the note. Such equity,
however, would be better used to meet the financial and administrative costs being incurred
to structure the final capital stack. Consequently, the developer has asked for a forbearance
on the debt service pending the restructuring of the project’s capital stack.

In response to a question from Mr. Lazzaro, Mr. Freimuth clarified that under the forbearance
proposal, CRDA would forgive rather than defer the interest owed for the designated period.

Ms. Mosquera-Bruno expressed her support for the project and raised concerns about
whether the proposed six months was an adequate amount of time for the developer to get
the project back on track. Mr. Freimuth indicated that he shared her concerns and would be
receptive to extending the time period if that was the Committee’s desire. Mr. Lazzaro
explained that because these are Revolving Loan funds, the Board should assure City of
Hartford permission to extend this period.

Mr. Robinson indicated that he sympathized with the developer in undertaking such an
ambitious project, but thought the proposed period would keep the pressure onthe developer
to restructure the project. He raised a question as to whether the environmental work was far
enough along that we could be confident there would be no “surprises” uncovered and Mr,
Freimuth indicated that the work was in fact far enough along.

Ms. Mosquera-Bruno suggested extending the period to nine months and asked what the
City’s response to that might be. Mr. Ajayi indicated that while not directly involved, he was
aware of discussions between the City and the developer and considered an extension
reasonable. Mr. Freimuth offered his support for the nine-month period and indicated he
would secure City signoff before the January Board meeting.

Ms. Mosquera-Bruno offered an amendment to the resolution extending the forgiveness
period from six to nine months. Mr. Robinson suggested language extending the period “up
to nine months” with the final number contingent on City approval. Ms. Mosquera-Bruno
accepted his suggestion.

The amendment was approved on a voice vote and the resolution, as amended, was also
approved on a voice vote:

RESOLUTION: The Executive Director and the Chief Finance Officer are authorized to forebear
the interest only payments due on the $4M City Revolving Loan for a period of up to nine
months, with the understanding that three months have already been awarded. Further, the
Board of Directors shall review and approve any new financing program for the
redevelopment of 235-7 Hamilton Street, Hartford Ct.



In response to a question from Ms. Berger-Sweeney, Mr. Freimuth indicated that construction
on this phase of the projectis expected to take 18 to 24 months.

3. Project Updates — Mr. Freimuth directed Committee members’ attention to the project
spreadsheets included in the agenda packet. He noted that leasing rates were holding and
that some projects, including 179 Allyn and Teacher’s Corner, were undergoing sales or
refinancing.

He reported that CRDA has used up much of its housing funding, with some $40 million
remaining unallocated. CRDA will look to the Governor and General Assembly to replenish
funding this legislative session and the agency has asked for $50-$60 million in its budget
request to OPM.

Mr. Freimuth also highlighted the following projects:

a. Trinity Street - Stakeholders working toward closing - multiple funding sources
presenting a challenge;

55 Elm - Coming online soon;

525 Main and 275 Pearl Street — Coming online soon;

Fuller Brush - Coming online soon;

DoNo - Next phase garage has been completed with residential construction
underway;

NINA - Plimpton House completed — new project requests expected;

65 Elm / 100 Capitol — Initial financing approved;

Bushnell South - Meetings continue with TMO on Parcel 4 plans;

15 Lewis Street - Developer exploring conversion of property to hotel;

Arrowhead - Under construction;
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4. 2025 Meeting Schedule - Mr. Freimuth also directed members to the list of 2025
Committee meeting dates in the agenda packet. Mr. Canning suggested that a future meeting
be held in person with a possible “coffee time” prior to give Committee members a change to
socialize. Ms. Berger-Sweeney expressed her support for the idea and indicated that she
would circulate potential dates. Mr. Freimuth suggested meeting at a project site and offered
to find a location.

The next meeting of the Housing and Neighborhood Committee is scheduled for
February 7, 2025.

There being no further business, the Committee adjourned at 9:53 a.m.



Housing & Neighborhood Development Committee
Project: 17 Wells Street

Address: 17 Wells Street, Hartford, CT

Sponsor: Spectra Development

Meeting Date: February 7, 2025

Background: 17 Wells St. (The “Project” or “Development”) is currently a 14,000 square foot
lot made up of two parcels and owned by the city of Hartford. The Project contemplates the
new development of 84 apartment units along Wells Street and is an extension (Phase Il) of
the redevelopment of 525 Main Street which is comprised of 42 apartments over retail. The
city of Hartford is currently leasing the parcels to a subsidiary of Spectra Construction and
Development Corporation ("Spectra”) for a term of 5-years, who has the option to purchase
the land subject to delivering a redevelopment plan to City Council for review and approvat.
Spectra has an option to extend the lease or purchase the property for $162,000. Currently
Spectra is in year four of the five-year ground lease. It is Spectra’s intent to communicate the
development plan after discussions with CRDA and enter into a Purchase and Sale
Agreement and Development Agreement with the City of Hartford. Spectra will have a three-
month due diligence period which will commence upon P&S execution.

Spectra Construction and Development Corporation is a well-known private development
and construction firm based in New York City and Hartford, CT. Spectra has a construction
portfolio of $1 billion, with the successful delivery of over 550 apartments in Hartford across
6 projects, with another 124 in the pipeline (including the Project).

The Project: The $20.7 million Development includes one new apartment building that will be
adjacent and connected to 525 Main Street, consisting of 84 units, with a 20% allocation to
affordable housing (80%-120% AMI). Combined with 525 Main, the property will consist of
126 apartments and 2 retail spaces that are occupied by Cornerstone Deli and Felix Shoe
Repair. The unit mix for 17 Wells will consist of 56 studios, 16 one-bedroom and 12 two-
bedroom apartments, and finishes will be similar to existing Spectra projects; kitchens,
wardrobes, ltalian stone and tile, vinyl plank wood grain floors, integrated appliances and
other high-end finishes. Amenities will be shared with 525 Main and include a lounge, theater,
game room, business center/library, pet spa and bike room. 525 Main and 17 Wells will share
58 parking spaces located on the 1%t and 2™ floors of 17 Wells St. They will be provided on
a first come first served basis equally to both buildings. During construction of 17 Wells St.
residents will have to find alternate means of parking. There are a few lots in walking distance
with availability.

Proposal: Staff recommend making a loan of up to $7,000,000 to Spectra for the development
of 84 apartment units at 17 Wells Street in Hartford, CT. The proposed loan will have a
minimum term of 10-years. The interest rate on the fixed-rate loan will be 3%, with an interest
only period during construction, not to exceed 36 months. Principal and interest payments
will be made for the remaining term, or until the loan pays off. Interest payments will be
calculated using a 360-month amortization schedule and the loan is pre-payable at any time
without penalty.



Resolution: The Executive Director is authorized to provide financing to Spectra Construction
and Development Corp. (or such single purpose entity as approved by CRDA) for the
development of 17 Wells Street, Hartford, CT., consisting of 84 residential units. CRDA wiill
lend up to $7.0 million at 3% interest, with an interest-only period during construction, not to
exceed 36 months. Interest will be paid using a 420-month amortization schedule and
approval is subject to: 1) All financing being secured, 2) Approval of the State Bond
Commission; 3) Approval of a Development Agreement by the City of Hartford for such
project; and 4} Such fiduciary terms as deemed necessary and appropriate by the Executive
Director and CRDA counsel.



Sources and Uses

17 Wells Street

Sources of Funds

Equity $ 2,410,000
Construction Loan S 10,000,000
CRDA Loan {New) S 7,000,000
Deferred Fees S 1,418,000
Total Sources of Funds 5 20,828,000
Uses of Funds

Land/Acquisition S 247,000
Construction {Hard Costs) S 15,018,000
Soft Costs {Legal, etc} S 1,659,000
Financing Costs S 3,804,000
Working Capital ] 100,000
Total Uses of Funds $ 20,828,000




Proforma
17 Wells St.

Gross Potential Income

Stabilized (2028)

Residential 5 1,571,782
Commercial S -
Parking S 114,840
Other Income S 55,012
Gross Potential Income S 1,741,634
Vacancy Factor

Residential S 87,082
Commercial s -
Total S 87,082
Effective Gross Income S 1,654,553
Expenses

Real Estate Taxes S 82,728
Salaries and Benefits S 75,000
Insurance S 73,500
Utilities 5 79,800
Repairs & Maintenance s 54,600
General & Administrative S 33,600
Management Fee s 49,637
Advertising and Leasing S 25,200
Cleaning and Decorating S 16,800
Service Contracts S 16,800
Reserves & Contingency ] 23,940
Total Expenses: S 531,604
Expense Ratio: 32%
Net Operating Income (NOI) S 1,122,948
1st Mtge (interest) S 596,659
2nd Mtge {Interest) S 208,429
Total 1st & 2nd Mortgage S 805,089
Net income after mortgage int. S 317,860
DSCR /O 1.39 x
Principal Payments S 237,646
DSCR AMORT 1.08 x
DSCR AMORT (10-yr average) 1.22 x
Debt Yield (on 1st mortgage) 11.23%
Loan Balances Expected 12/31/2026
Construction Loan S 10,000,000
CRDA, S 7,000,000
Total Loan Balances S 17,000,000

5%
15%

5%

3%
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Housing & Neighborhood Development Committee

Project: Cast Iron Building — Potential Refinance and CRDA Paydown
Address: 241 Asylum St., Hartford, CT

Sponsor: Werner and Company/Cast Iron LLC

Meeting Date: February 7, 2025

Background: The Cast lron Building is a mixed-use residential, office and retail building, and has
been owned and operated by Keith Werner of Werner and Co.(*"Werner,” or “Borrower”) since
2000. In December 2018, CRDA provided a $200,000 loan for the construction of four additional
units on floors 6 and 7, at a 3% interest rate, interest-only for a 2-year term with the ability to
extend the loan for three years at 3%, amortizing principal and interest over 25 years. The
Borrower exercised its three-year extension option, and in 2023, CRDA approved another 1-
year extension. CRDA’s loan has been subordinated to NBT Bank’s approximate $1.5 million
loan that originated in 2016.

In May of 2024, CRDA proposed making a two-year loan of up to $425,000 to Werner to be used
to pay off the existing CRDA loan and use up to $257,000 for the conversion of the remaining
two floors (2" and 3" floors). CRDA required NBT's approval as senior lender, and Werner was
required to pay current property taxes due. No agreement was reached at that time, and in June
of 2024, CRDA negotiated an additionat three-month extension of the loan. In September, 2024,
CRDA proposed an additional one-year extension, however nc agreement was reached. As of
February 1, 2025, the CRDA loan balance is approximately $167,000. While the loan matured
in September, Werner has kept current on their debt service.

Borrower Proposal: On January 30, 2025, Werner submitted a letter proposal to CRDA
suggesting NBT, the current senior lender, and The Community Economic Development Fund
(“CEDF™) provide financing to complete the conversion of the remaining two floors, pay down
CRDA's loan, and pay current its property taxes. The estimated Sources and Uses are as
follows:

Sources: Uses:

Werner Cash Equity: $23,000 Paydown CRDA Loan: $85,000
NBT Construction Loan:  $250,000 (TBD)  Payoff RE Taxes: $84,000
CEDF Loan: $207,000 (9.5%) Hard & Soft Costs: $311,000

Open Questions and Considerations:

e CRDA's loan will be paid down to $82,000, with Borrower assuming a new term of five
years, at 4% interest, amortizing on a 25-year schedule.

o CEDF requires the second position lien.
o As with CRDA’s existing loan, NBT will continue to allow CRDA to have first priority over
the tax credit funds in order to pay off its loan. CRDA has requested additional information

from Borrower regarding historic credits.

e CRDA and CEDF are awaiting guidance from Senior Lender regarding loan structure.



¢ NBT is currently waiting for an updated appraisal of the property, which CRDA will review.

Next Steps:

CRDA is actively pursuing the Borrower's proposal but needs to review requested information
to make a recommendation. A 50% paydown seems favorable, subject to available cash flows
adequately covering debt service and balancing the risk that CRDA is taking a lower priority lien.

Given the Borrower's accelerated timeframe and if the new structure is determined to be
favorable, staff will present a resolution to the full board on February 20™.
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