HNRI Asset Management Subcommittee
Agenda August 28", 02024

e Discuss the NeighborWorks American Grant to support Capacity Building of local
affordable housing developers and recommendations for improvement of Rl Housing
policies and procedures.

o Review Grant — The 8/2/2024 Memo provides an outline

o Discuss the National Housing Trust QAP Review and their potential consultancy

o Review the 5 Pillars of AM and begin to draft a prioritized list of key Asset
Management Roles and Responsibilities in order to form a framework for Best-
Practice AM process.

o Outline a prioritized list of Critical Issues we are currently facing

o Expected Outcomes of the meeting -

o Understanding of the grant and insight into NHT’s potential assistance

o Create the beginnings of an Asset Management structure that we all agree is
critical to follow in our work. Outline the critical responsibilities.

o Make a list of critical issues confronting us in our preservation work

Meeting Notes:

¢ We discussed the Memo in regards to the grant and everyone understood the general
gist of the effort, which is:
o Help us all evolve our AM capacity within our own orgs, and
o Through research and comparative analysis help us derive some improvements
to its “existing property” or “preservation” process in order to present to RI
Housing
o Christian met with the NHT staff in the afternoon and NHT is crafting a proposal
to submit sometime in the next few weeks.
¢ We reviewed the ‘Five Pillar’ document, which lead us to outline our top priorities for an
Asset Management structure. Our goal was to establish an agreed upon framework that
we can all follow (however we deem fit for our own orgs) in the way of responsible
Property Management.

e Prioritized Areas/Functions of a strong Asset Management system
o Managing the Managers (whether 3 party or in-house)
= Derive a set of expectations and a delivery schedule for property
management, which includes reporting, regular meetings, budgeting
= This can easily be outlined in a plan that includes the what, when and
how all these expectations about administered and delivered.
o An Empirically-Based Oversight System - Responsible oversight means data-
driven decision making.
= Performance Dashboards (Key Performance Indicators)
e KPIs are a critical piece to the oversight and decision-making
structure.
o Early on in our process we shared several dashboards that
orgs could adapt to their uses.
= Other empirical data (there are too many to name individually):
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e Utility data, which can be maintained as separate platforms or
dashboards.

¢ Resident Rent Analysis

e Rental Subsidy Data

e Market Analyses

Property Reserve Management

Asset managers should understand the various reserves in all their
individual properties and be fluent in usage rules as established by
investors or Rl Housing; set them up where property are self-owned; and
manage and make responsible decisions on usage.

There should be written rules that govern the general decision-making
process, whether they are connected to DSCR, Surplus Cash Flow, or
otherwise.

o Investor Relations / Partner Compliance

o

Asset Managers are typically the owner’s representative to all investors
and Rl Housing. Asset Managers must understand this relationship, that
for LIHTCs are outlined in the Partner Agreements and with RIH, which
are outlined in the Regulatory Agreements.

This can also extend to municipal departments that may have oversight
responsibilities to buildings in your portfolio.

Property Disposition

This can include Y15 investor exits and refinancing for LIHTCs as well as
other end-of-cycle decisions for deed-restricted properties that may be
self-owned in your portfolio
e Anunderstand of the terms of deed restrictions and other source
restrictions is necessary for all your properties, so you can know
the range of disposition options available.

o Some Basic Tools of Asset Management Directors

KPI Property Dashboards

Annual Asset Management Plans
Deal Books

AM Platforms, such as Lobby CRE
Utility Platforms, such as Wego-Wise

e Current Issues that we face in our Existing Property Portfolios
o Management the various Maintenance challenges, which include:

Attracting and Maintaining quality Staff

Staffing v Contracted Services, cost-benefit analysis

Inadequate Training

Lack of Career Advancement Opportunities

Wage considerations for staff

General challenge of getting to work orders and related resident-
satisfaction

Not able to perform regular UPM

o Capital Work/Repairs — Emergency and Preventative



= Reserves are under-capitalized and leave little room for important repairs
or preventative maintenance that will extend the ULE of systems.
Resident Arrears & High Level of Rent Burden in Portfolio
* Income Issues & Inflation
¢ Resident Income simply has not recovered post-Covid and the
necessity of rent increases to offset operational cost increases
(due to inflation, increased utilities rates and sky-rocketing
insurance premiums, primarily) has created a situation where an
unprecedented number and percentage of residents are
significantly rent burdened and at-risk for homeless due to eviction
or
= Rental Subsidy
¢ We need more overall subsidy & need to maximize existing
subsidy income potential.
o More overall — we need to lobby AT ALL LEVELS for more
rental subsidy
o Maximizing subsidy income potential take a great deal of
work and diligence by property managers. They are not
always able to stay on top of all the annual, individual
requests to Housing Authorities. This leaves potential
income on the table.
» Resident Resources Coordination
e \We need to make sure our residents understand, and have access
to all available resources to help with their household budgets and
needs
e This is Resource Coordination, which is the role of Resident
Service Coordinators. Many of our organizations perform
Resident Services to varying degrees of success, but as the
needs of residents increase there is a corresponding greater
demand on RSCs that may require more investment, training and
staff.
¢ This is also a gap the Rhode Island Accessing Home Program is
intended to fill
o AH provides Full-Time AmeriCorps member to help be the
intermediary between resident and PM. The structure
includes RSC training and certification for each
AmeriCorps member.
Difficulty Re-Syndicating and Re-Capitalizing due to limited money and available
Tax Credit
= New LIHTC projects take precedence over preservation projects and
limited resources are in more demand than ever. This results in extended
periods between recapitalization which drives up eventual project costs
and results in degraded quality units for existing residents.



